DRAFT Permanent Supportive Housing Ordinance Page 1 — 8/30/2017
CPC-2017-3136-CA

ORDINANCE NO.

An ordinance amending Sections 12.03, 12.04.09, 14.00, and 16.05 of the Los Angeles
Municipal Code establishing regulations to facilitate the production of Permanent Supportive
Housing.

THE PEOPLE OF THE CITY OF LOS ANGELES
DO ORDAIN AS FOLLOWS:

Section 1. The following definitions in Section 12.03 of the Los Angeles Municipal Code are added
to read:

SUPPORTIVE HOUSING. Housing with no limit on length of stay that is occupied by
persons with low incomes who have one or more disabilities and may include, among
other populations, adults, emancipated minors, families with children, elderly persons,
young adults aging out of the foster care system, individuals exiting from institutional
settings, veterans, and homeless people. The housing is linked to onsite or offsite
Supportive Services, and any Floor Area used for Supportive Services shall be considered
accessory to the residential use. This definition includes a Qualified Permanent Supportive
Housing Project, as that term is defined in Section 14.00 A.11(a) of this Code.

SUPPORTIVE SERVICES. Services that are provided on a voluntary basis to residents
of Supportive Housing and Transitional Housing, including, but not limited to, a
combination of subsidized, permanent housing, intensive case management, medical and
mental health care, substance abuse treatment, employment services, benefits advocacy,
and other services or service referrals necessary to obtain and maintain housing.

Section 2. Subdivision 11 of Subsection A of Section 14.00 of the Los Angeles Municipal Code is
added to read as follows:

11. Permanent Supportive Housing.

(a) Definitions. Notwithstanding any provision of this Code to the contrary, the
following definitions shall apply to this subdivision:

(1) Qualified Permanent Supportive Housing Project. The construction of,
addition to, or remodeling of a building or buildings containing Supportive
Housing, located in a zone that allows multiple dwellings (RD1.5 or less
restrictive), where all of the total combined units or guest rooms, exclusive
of any manager’s units, are affordable to and occupied by Extremely Low,
Very Low or Low Income households, as those income ranges are defined
by the United States Department of Housing and Urban Development
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(HUD) or any successor agency, as verified by the Housing & Community
Investment Department (HCIDLA). Affordable means that rents or housing
costs cannot exceed 30 percent of the maximum gross income of each
respective household income group. A minimum of fifty (50) percent of the
total combined units or guest rooms is occupied by the Target Population.

(2) Target Population. Persons with qualifying lower incomes who:

(i) Have one or more disabilities, including mental iliness, HIV or AIDS,
substance abuse, or other chronic health condition, and are
homeless as defined in 42 U.S.C. 11302; or

(ii) Are chronically homeless, as defined in 42 USC 11360 (2).

(b) Application and Approval. The applicant shall submit an application on a form
developed by the Department of City Planning that contains basic information
about the project, the owner and/or applicant and conformance with this section.
The Director of Planning shall review all applications for compliance with the
definitions in Paragraph (a), requirements in Paragraph (c), zoning compliance in
Paragraph (d), and adherence to the performance standards in Paragraph (g). The
application shall be approved by the Director of Planning through a ministerial
Public Benefit process if the eligibility criteria and performance standards of this
subsection are met.

(1) Other Affordable Housing Incentive Programs. Except as described in
Paragraph (f), Qualified Permanent Supportive Housing Projects approved
pursuant to this Section are not eligible for affordable housing incentive
programs offered in the Greater Downtown Housing Incentive Area in
Section 12.22 A.29, Density Bonus in Section 12.22 A.25, the Transit
Oriented Communities Affordable Housing Incentive Program in Section
12.22 A.31, Community Plan Implementation Overlays, or any other
affordable housing incentive program.

(c) Requirements. A Qualified Permanent Supportive Housing Project must comply
with the following requirements:

(1) Supportive Services. Applicants shall provide documentation describing
the Supportive Services that will be provided onsite or offsite. Prior to any
approval of a Qualified Permanent Supportive Housing Project by the
Department of City Planning, the applicant shall submit information
demonstrating that Supportive Services will be provided to residents of the
project. The applicant shall indicate the name of the entity or entities that
will provide the Supportive Services, funding source(s) for those services,
and proposed staffing levels. A signed letter of intent from a local public
agency, as identified on a list maintained by the Department of City
Planning, shall be provided, verifying that the Supportive Services have
received a preliminary funding commitment from the local public agency. If
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(2)

(3)

(4)

no funding commitment is needed, the applicant shall demonstrate that the
entity or entities that will provide the Supportive Services are listed on a
prequalified list of service providers maintained by a local public funding
agency.

Affordable Housing Covenant. Projects shall record a covenant
acceptable to the Housing and Community Investment Department
(HCIDLA) that reserves and maintains the number of dwelling units
designated as restricted affordable for at least 55 years from the issuance
of the Certificate of Occupancy.

Housing Replacement. Projects shall meet any applicable dwelling unit
replacement requirements of California Government Code Section
65915(c)(3), as verified by the Housing and Community Investment
Department (HCIDLA) prior to the issuance of any building permit.

Notification of Application. The following requirements shall be
completed at least 30 days prior to the Department of City Planning’s
approval of the Qualified Permanent Supportive Housing Project
entitlement:

(i) The Department shall send written notices of the application by U.S.
mail to the abutting property owners and the Council District Office
of the site for which a Qualified Permanent Supportive Housing
Project application has been proposed; and

(i) The applicant shall post, in a conspicuous place near the entrance
of the property, a public notice of the Qualified Permanent
Supportive Housing Project application. The applicant shall submit
documentation of the public notice on a form provided by the
Department, along with required photographs.

(d) Zoning Compliance. A Qualified Permanent Supportive Housing Project meeting
the requirements in Paragraph (c) and the performance standards in Paragraph
(g) must comply with all objective requirements in any applicable zoning code,
specific plan or overlay district regulations except:

(1)

Minimum Lot Area per Dwelling Unit or Guest Room. In zones where
multiple dwelling uses are permitted (R3 and less restrictive), the number
of allowable dwelling units or guest rooms shall not be subject to the
otherwise maximum allowable residential density under any applicable
zoning ordinance and/or specific plan. In the RD1.5 Zone, the minimum lot
area per dwelling unit or guest room shall be 500 square feet. All applicable
standards pertaining to height and floor area under any applicable zoning
ordinance and/or specific plan or overlay shall apply.
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(2)

(3)

(4)

(5)

Automobile Parking Requirements. The following requirements shall
apply to all Qualified Permanent Supportive Housing Projects. Up to 40%
of the total required parking may be provided by compact stalls.

(i) No parking spaces shall be required for dwelling units or guest
rooms restricted to the Target Population.

(i) For Qualified Permanent Supportive Housing Projects located
within one-half (1/2) mile of a Transit Stop as defined in Section
12.22 A.25(b), no more than one-half (1/2) parking space shall be
required for each income-restricted dwelling unit or guest room not
occupied by the Target Population. Otherwise, no more than one
(1) parking space shall be required for each income-restricted
dwelling unit or guest room not occupied by the Target Population.

(iii) One parking space for every twenty (20) dwelling units and/or guest
rooms shall be required for the purpose of accommodating guests,
supportive services, and case management.

(iv) Exception for Projects Located in the Greater Downtown
Housing Incentive Area. Notwithstanding Paragraph (b)(1), for
projects located in the Greater Downtown Housing Incentive Area,
no parking space shall be required for dwelling units or guest rooms
dedicated or set aside for households that earn less than 50% of
the Area Median Income as determined by the Housing and
Community Investment Department.

Floor Area. In computing the total floor area, any area designated
exclusively for use in conjunction with Supportive Services and any public
area accessible to all residents, including public common areas that serve
residential or Supportive Services uses, shall not be considered part of the
total floor area of the building for the purposes of calculating the total
allowable floor area. The floor area shall be measured to the center line of
partitions.

Use. Notwithstanding the use provisions of the underlying zoning, a
Qualified Permanent Supportive Housing Project developed pursuant to
this section shall be permitted when such project is being converted from
or is a replacement of a Residential Hotel as defined in Section 47.70 et
seq. of this Code and is a continuation of an existing residential use. Any
such replacement shall comply with the provisions of Section 47.70 et seq.
The total number of dwelling units or guest rooms may increase as a result
of the conversion or replacement.

Guest Rooms. For the purposes of this Section, a guest room may contain
cooking facilities including a sink, refrigerator not exceeding 10 cubic feet,
counter space not exceeding 10 square feet, and a hotplate or microwave.
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(e) Additional Concessions or Incentives. The project shall be eligible for any
combination of up to four concessions or incentives described below, as
applicable. Incentives shall not be used to exempt compliance with the
performance standards described in Paragraph (Q).

(1)

(2)

3)

(4)

Yard/Setback. Up to 20% decrease in the required width or depth of any
individual yard or setback except along any property line that abuts an R1
or more restrictively zoned property provided that the landscaping for the
Permanent Supportive Housing project is sufficient to qualify for the
number of landscape points equivalent to 10% or more than otherwise
required by Section 12.40 of this Code and Landscape Ordinance
Guidelines “O.”

Lot Coverage. Up to 20% increase in lot coverage limits, provided that the
landscaping for the Permanent Supportive Housing project is sufficient to
qualify for the number of landscape points equivalent to 10% more than
otherwise required by Section 12.40 of this Code and Landscape
Ordinance Guidelines “O.”

Floor Area Ratio.

(i) Up to 35% increase in the allowable Floor Area Ratio; or

(i) In lieu of the otherwise applicable Floor Area Ratio, a Floor Area
Ratio not to exceed 3:1, provided the parcel is in a commercial
zone.

Height. Up to 35% increase in the height requirement in feet, applicable
over the entire parcel regardless of the number of underlying height limits.
For purposes of this subparagraph, Section 12.21.1 A.10 of this Code shall
not apply. In its place, the following transitional height requirements shall
be applied.

() In any zone in which the height or number of stories is limited, this
height increase shall permit a maximum of eleven additional feet
and one additional story, whichever is lower.

(i) When adjacent to or across an alley from an R2 or more restrictive
zone, the building’s transitional height shall be stepped-back within
a 45 degree angle as measured from a point 25 feet above grade
at the property line.
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()

(6)

(7)

(8)

(9)

Open Space. Up to 20% decrease from an open space requirement,
provided that the landscaping for the Qualified Permanent Supportive
Housing Project is sufficient to qualify for the number of landscape points
equivalent to 10% more than otherwise required by Section 12.40 of this
Code and Landscape Ordinance Guidelines “O.”

Common Open Space. Notwithstanding the requirements in LAMC 12.24
G, recreation rooms at least 600 square feet in area for a development of
16 or more dwelling units or guest rooms, or at least 400 square feet in
area for a development of fewer than 16 dwelling units or guest rooms, may
gualify as common open space, but shall not qualify for more than 40
percent of the total required usable open space.

Averaging of Floor Area Ratio, Parking or Open Space, and permitting
Vehicular Access. A Qualified Permanent Supportive Housing Project that
is located on two or more contiguous parcels may average the floor area,
open space and parking over the project site, and permit vehicular access
through a more restrictive zone to a less restrictive zone, provided that:

(i) The proposed use is permitted by the underlying zone(s) of each
parcel; and

(i) No further lot line adjustment or any other action that may cause
the Permanent Supportive Housing Project site to be subdivided
subsequent to this grant shall be permitted.

Ground Floor Use. Where nonresidential floor area is required by the
Department of City Planning in a zoning ordinance, Specific Plan,
Community Plan, Pedestrian Overlay Zone or other set of development
standards, that requirement may be satisfied by any active ground floor
use such as community rooms, resident amenities, supportive service
areas, and common open space.

Other Development Standard. Up to a 35% relief may be provided from
one other development standard not described in this section, as that term
is defined in California Government Code Section 65915(0)(1).

() Request for Additional Waivers. The City may not apply a development standard
that will physically preclude the construction of the Qualified Permanent Supportive
Housing Project. As part of the Public Benefit Project, applicants may request
additional waivers pursuant to the procedures described in Section 12.22
A.25(g)(3) of this Code, except that the application shall not be required to provide
a pro forma or other documentation to show that the waiver or modification of any
development standard(s) are needed in order to make the Qualified Permanent
Supportive Housing Project economically feasible. Additional waivers shall not be
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used to exempt compliance with the performance standards described in

Paragraph (g).

(g) Performance Standards. The project shall meet the following performance
standards. If otherwise applicable performance standards or design standards
established under any zoning code, specific plan, or other overlay requirements
conflict with this Section, those requirements shall supersede the standards
provided in this Section.

(1) Location Requirement. The Qualified Permanent Supportive Housing
Project shall be located within a High Quality Transit Area for the horizon
year in the current Regional Transportation Plan/Sustainable Communities
Strategy for the Southern California Association of Governments region.

(2) Unit/Guest Room Requirements. Each dwelling unit or guest room shall
have a private bathroom and cooking facilities containing, at minimum, a
sink, refrigerator, counter space, and a hotplate or microwave.

(3) On-Site Supportive Services Requirement. Nonresidential floor area
shall be provided for on-site Supportive Services in the following ratios:

(i)

(ii)

For Qualified Permanent Supportive Housing Projects with 20 or
fewer total combined units or guest rooms, no less than 90 square
feet of dedicated office space shall be provided; or

For Qualified Permanent Supportive Housing Projects with greater
than 20 dwelling units or guest rooms, a minimum of three (3)
percent of the total residential floor area shall be dedicated for the
provision of on-site Supportive Services that are limited to tenant
use, including but not limited to community rooms, case
management offices, computer rooms, and/or a community kitchen.

(4) Facade Transparency.

(i)

(ii)

For any building located on a commercial corridor, a minimum of 25
percent of that portion of the exterior street-facing walls which are
between 2 feet to 8 feet above the sidewalk grade, shall be
comprised of transparent (untinted, unfrosted, non-reflective)
windows or openings, exclusive of areas for walkways, driveways,
paseos and plazas.

Glass Transparency. Glass is considered transparent where it has
a transparency higher than 80 percent and external reflectance of
less than 15 percent.

(5) Massing. Buildings more than 300 feet in length shall include a design
element that provides visual relief every 200 feet. The design feature shall
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(6)

(7)

(8)

(9)

either setback from or step forward from the primary face of the building by
at least a depth of 12 inches and shall be a width of no less than 5% of the
building face (ex: 5% of 200’ = 10") and shall extend up the face of the
building at least the full height of the building’s first story.

Building Orientation. All buildings shall be oriented to the street by
providing primary entrances, windows, architectural features or balconies
on the front and along any street-facing elevations. Primary entrances shall
be connected to and visible from a public street such that a pedestrian
entering the building need not walk through a vehicle parking area in order
to arrive at the entrance.

Landscaping. All portions of the required front yard not used for necessary
driveways and walkways, including decorative walkways, shall be
landscaped and maintained, and not otherwise paved.

Lighting. Security night lighting shall be shielded so that the light source
cannot be seen from adjacent residential properties.

Surface Parking. Any surface parking areas shall be landscaped pursuant
to the requirements of Subsection 12.21 A.6(i) of this Code.

(10) Construction Standards. The following standards shall be met

during project construction and shall be verified prior to issuance of the
Certificate of Occupancy:

(i) No pile driving shall be allowed. Where piles are needed, they shall
be drilled:;

(i) Where excavating below previously excavated depths, the project
shall require monitoring by a qualified archaeologist and/or
paleontologist if any fossil remains are found at the project site;

(iii) Where past use indicates potential for contamination, Phase | and,
as needed, Phase Il Environmental Site Assessments shall be
prepared. Applicants shall consult with appropriate oversight
agencies, including the Department of Toxic Substances Control
and the Los Angeles Regional Water Quality Control Board, and
implement remediation measures to minimize human exposure and
prevent further environmental contamination; and

(iv) Where excavation could extend below previously disturbed levels,
notification shall be provided to California Native American tribes
that are traditionally and culturally affiliated with the geographic
area of the project site, if the Tribe has submitted to the Department
of City Planning a request in writing to be notified of proposed
projects in that area.



DRAFT Permanent Supportive Housing Ordinance Page 9 — 8/30/2017
CPC-2017-3136-CA

(12) Historic Resources. The Qualified Permanent Supportive Housing
shall not involve a historical resource, as defined by Public Resources
Code Section 21084.1 as determined by the Director, in consultation with
the Office of Historic Resources

(h) Purpose. The purpose of this subdivision is to facilitate the expedient production
of Permanent Supportive Housing units meeting the definitions and regulations
established herein, in order to provide high-quality, well-serviced and affordable
housing units which are responsive to the needs of the Target Population. Qualified
Permanent Supportive Housing Projects should be located at sites that are
accessible by public transit, including paratransit. Individual units and/or guest
rooms should be provided with basic amenities that are sufficient to support
independent living. Areas should be made available on the subject property to
provide the appropriate level of Supportive Services to the Target Population.
Architectural features should be incorporated in building design to ensure that
buildings are street-oriented, provide visual interest at the street level, and facilitate
pedestrian access. Landscaping should be provided in any front yard area or on
any surface parking area to provide additional visual interest at the street level.
Lighting on the site should be located so as to not reflect on adjoining residential
uses.

Section 3. Subdivision 9 of Subsection B of Section 12.04.09 of the Los Angeles Municipal Code
is amended to read as follows:

SEC. 12.04.09. “PF” PUBLIC FACILITIES ZONE.

9. Any joint public and private development uses permitted in the most restrictive adjoining
zones if approved by the Director utilizing the procedures described in Section 16.05 E to H. The
phrase “adjoining zones” refers to the zones on properties abutting, across the street or alley from
or having a common corner with the subject property. If there are two or more different adjoining
zones, then only the uses permitted by the most restrictive zone shall be permitted. If the joint
public and private development is a Qualified Permanent Supportive Housing Project developed
pursuant to Section 14.00 A.11 of this Code, the uses and standards permitted by the least
restrictive zone within a 1,320 foot radius shall be permitted utilizing the procedures described
therein.

Section 4. Subdivision 8 of Subsection D of Section 16.05 of the Los Angeles Municipal Code is
added to read as follows:

8. A Qualified Permanent Supportive Housing Project developed pursuant to Section 14.00
A.11 of this Code and containing no more than 120 units, or no more than 200 units if it is
located in the Greater Downtown Housing Incentive Area.
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