October 7, 2020

Sent via emaill
Clerk.HomelessnessandPovertyCommittee @lacity.org
Homelessness and Poverty Committee

200 North Spring Street

Los Angeles, CA 90012

Re: Objection to Motion relative to the feasibility of using the Hollywood
Recreation Center facility at 1122 Cole Avenue as interim housing
for persons experiencing homelessness in Council District 13;
Council File No. 20-1179; Agenda Item 13

Honorable Chairman O’Farrell and Members of the Committee:

Please include this letter and attachments in the record for the above-referenced
matter.

The motion presented by Councilmember O’Farrell proposes:

“...City Administrative Officer (CAO) and Bureau of Engineering, with
assistance from the Department of Recreation and Parks be
instructed to evaluate the feasibility of using the Hollywood
Recreation Center facility at 1122 Cole Avenue as interim housing
for persons experiencing homelessness in Council District 13.”

It also proposes:

“...that the Los Angeles Homeless Services Authority be requested
to work with staff from Council District 13 and the CAO to identify a
service provider and execute a service agreement for the operation
of this site as an interim housing facility.”

Although the effort to help our unhoused neighbors with shelter is sincerely
appreciated and welcomed, the location you have in mind is inappropriate, ill-
conceived, and illegal. Under City of Los Angeles Charter § 594(c):

“Restrictions on Transfer of Dedicated Parks. All lands heretofore or

hereafter set apart or dedicated as a public park shall forever
remain for the use of the public inviolate..” (Emphasis added.)
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Under the Charter, you have no legal right to turn the use of the Hollywood
Recreation Center into any type of housing for any length of time. So, any effort
toward a feasibility study is a waste of taxpayer money and City resources.

Separately, | object to the Community Impact Statement in support of the motion
submitted by the Central Hollywood Neighborhood Council (“CHNC”). It’s clear
the CHNC had no intention of considering what stakeholders had to say on the
matter or expected to spend any time for people to voice their opinions in
opposition. The September 29, 2020 meeting agenda clearly states:

“Motion to write a CIS in SUPPORT of CF 20-1179....(5 min)” (See
Exhibit 1.)

During the September 29, 2020 meeting’ that discussed the motion, there were
more stakeholders that voiced their objections to the motion versus those that
were in favor of it. In fact, 2/3 of commenters in favor of the motion work for
service providers; only 3 were residents (and even 1 of those residents also
works for a service provider). At a bare minimum, the CHNC board should have
remained silent and not submitted any statement whatsoever so as to represent
a more accurate position of the community that commented - opposed.

Councilmember O’Farrell seems to forget that families with children and seniors
live in Hollywood. His motions and approvals have been geared solely in
entertaining tourists and visitors to the area and high-income renters, while
completely ignoring and even pushing out the long-standing low and middle-
income residents.

The Hollywood Recreational Center (“HRC?”) is the only one of its kind in Central
Hollywood. There are no other parks or Rec centers in Central Hollywood that
provide community activities such as afterschool tutoring or indoor basketball or
have the sizeable green space that allows for field play such as adult kickball or
little league. (See Exhibit 2.) There are many residents that live in apartment
buildings with no green spaces available to us. Just because the HRC isn’t being
used due to COVID-19 restrictions doesn’t mean that will always be the case.
The community intends to make full use of our public spaces as soon as it is safe
to do so. To take away the limited amount of outdoor space that exists in Central

! The video of the meeting can be found at the following link. | formally request

that the clerk download the video from the link to include in the record as required by
Consolidated Irrigation Dist. v. Superior Court (2012) 205 Cal.App.4th 697
https://www.facebook.com/797660056920393/vide0s/331869947876620
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Hollywood is to tell all residents - housed and unhoused? - that our quality of life
can be substantially reduced at any time for any reason.

Your focus should turn to fixing the City’s broken shelter system rather than
adding to it.

The community shouldn’t have to pay the price for the short-sighted project
approvals by Councilmember O’Farrell. His endless support and greenlighting of
luxury housing in Central Hollywood is part of the reason we have so many
unhoused community members. Are we expected to praise him for attempting to
“fix” a problem he created?

A new report - The Vacancy Report - by SAJE, ACCE, and UCLA Law (see
Exhibit 3) has mapped how actions like those of Councilmember O’Farrell
directly correlate to the rise in the population of unhoused community members.
There seem to be a good number of vacant units throughout the City of LA to
house the unhoused. It's simply a matter of the Councilmembers of this
Committee redirecting their efforts towards using what’s available rather than
taking away essential facilities like the HRC from community members. The
following are excerpts from The Vacancy Report:

“Simply put, new expensive housing remains disproportionately
vacant, thereby failing to free up units for lower-income families.
...the system of housing production in Los Angeles has created, on
the one hand, a surplus supply of high-rent housing with elevated
vacancy for new and higher-priced units, and on the other hand, a
massive shortfall of low-cost housing that has contributed to
the houselessness crisis.” (Emphasis added)

“Vacancy in Los Angeles also has a particular geography. ...vacancy
IS concentrated in areas with hot housing markets and gentrification,
including Downtown, Hollywood,...”

“Generally, ...the vast majority of vacant land and many vacant
properties are vacant for no reason other than to pad the pockets of
the richest investors and corporations, at a huge cost to
communities.” (Emphasis added.)

2 This Council assumes that our unhoused neighbors don’t take part in or make

use of the HRC activities and facilities in the same manner that the housed community
does. That assumption is incorrect.
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“...Los Angeles’ unbalanced production of luxury housing and the
excess vacancy it perpetrates exemplify a speculative housing
market that prioritizes profit for a select few over housing justice
for the rest. ...the speculative housing market results in the
overproduction of unaffordable luxury housing at the same time that
existing affordable units are destroyed or converted to
unaccountable corporate ownership and new affordable units are
underproduced. This process is ... aroot cause of increased
houselessness. (Emphasis added.)

“The inability of tenants to pay rents is a huge driver of
houselessness.” (Emphasis added.)

“Houselessness is increasing vear after year, yet every night
there are more than enough units sitting vacant to house the
entire unhoused population in the city.” (Emphasis added.)

A report from the Los Angeles Housing + Community Investment Department
(“HCID”) (see Exhibit 4), referenced in The Vacancy Report, discusses the high
number of vacant units in the City. If City Councilmembers would use the same
energy put into approving luxury units as they do sheltering our unhoused
community, we might actually make a dent in lowering the number of folks living
on the street.

“HCIDLA estimates a citywide vacancy rate between 6% to 7%,
amounting to approximately 85,000 to 100,000 empty units...

In analyzing vacancy data, HCIDLA found that higher-end, 4 or 5
star-rated dwelling units (as defined by CoStar) are disproportionately
vacant while mid- and low-end units have especially low vacancy
rates .... Further, neighborhoods with a greater proportion of new,
high-end units have some of the highest vacancy rates in the City..”

The City of LA has endlessly broken shelter and supportive housing systems.
Creating a new one will solve nothing. Councilmembers need to focus on
restructuring existing systems and proper management of current supportive
housing facilities so our unhoused neighbors can finally get the shelter, support,
and guidance they need for their physical and mental well-being.
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In April of this year, housing advocates made a plea to Councilmembers Martinez
and O’Farrell to repurpose a 22-story apartment complex with 299 units that has
been vacant for more than 3 years!

“The activists are urging the City Council to use eminent domain to
save thousands of L.A.’s unhoused residents from certain death, by
opening the ...vacant units to families immediately.” (See Exhibit 5.)

Five months later, the building remains empty but this Committee sees fit to take
away a community’s Rec center rather than seek alternatives that are brought to
the attention of its Chair.

Our unhoused community deserves better than whatever is planned for the HRC.
During the pandemic and even before, unhoused folks have steered clear of
shelters because they’re considered to be health hazards at best. The beds are
too close together and the facilities are poorly maintained. Unhoused folks are
not always allowed to bring all of their things with them, so they have to give up
some or most of their belongings. Curfews make it difficult for employed folks to
return to the shelter before doors shut them out. It's not a worthwhile trade from
living on the streets.

“...[Hal] and his partner set up camp on the street around the corner
from the shelter, just a few blocks from where they'd been before.
Despite having gone through the system, and been at the site for
more than 90 days, Hal was little closer to finding housing than he
was when he first decided to move into the shelter.” (See Exhibit
6.)

“Eve Garrow, who works on homeless issues for the American Civil
Liberties Union, said she’s heard complaints of homeless people
getting sick in shelters with body lice, head lice and other
communicable diseases like MRSA, an infection that is resistant to
treatment with many antibiotics...

“‘Mold in the bathrooms, blood on the walls, just a variety of issues
that are really unacceptable,” she said. "People with disabilities may
try to use shelters and very quickly decide they’re unable to manage
their mental health conditions in those shelter spaces.” (See Exhibit
7))
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What kind of system would have people choose living on the street instead of
under cover from the elements? LA’s system - the same system that has done
nothing but increase the number of people living in cars and in alleys and by the
river year after year. Repurposing the HRC won’t help. You're only harming the
people that use it.

"l don't think we should take the approach that all the money should
be invested in just emergency or bridge housing without an exit
strategy. Because then what we're doing is we're essentially
warehousing people indefinitely,” said Maceri.... Maceri worries that
more shelter beds means more people living long-term in
congregate shelter settings, which are not a substitute for housing.”
(See Exhibit 8.)

The motion doesn't state a time frame for operating the “interim housing.” How
long will it take to construction? Is the idea to use the basketball court inside the
HRC as a shelter, or build tents or pods on the fields outside? Will there be an
environmental review? Maybe these issues will be addressed once the CAO and
other departments “evaluate the feasibility” of the motion. For all the reasons I've
stated above, such an evaluation should not take place. This Committee needs
to abide by the law, make better use of taxpayer dollars, pay attention to the
experts that have created the enclosed reports, and listen to constituents - not
service providers. We have to live with the consequences of your decisions. Our
housed and unhoused community deserve better.

Sincerely,
Veronica Lebron
Stakeholder & Voter
Encls.
Cc via e-mail:

Councilmember O'Farrell - councilmember.ofarrell@lacity.org
Jeanne Min, CD 13 Chief of Staff - jeanne.min@lacity.org
Councilmember Rodriguez - councilmember.rodriguez@lacity.org
Christine Jerian, CD 7 Chief of Staff - christine.jerian@]lacity.org
Councilmember Bonin - councilmember.bonin@Ilacity.org

Chad Molnar, CD 11 Chief of Staff - chad.molnar@lacity.org
Councilmember Harris-Dawson - councilmember.harris-dawson@lacity.org
Solomon Rivera, CD 8 Chief of Staff - solomon.rivera@Iacity.org
Councilmember Ryu - david.ryu@lacity.org

Nicholas Greif, CD 4 Chief of Staff - nicholas.greif@lacity.org
Holly Wolcott, City Clerk - holly.wolcott@lacity.org
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Central Hollywood Neighborhood Councill

GENERAL BOARD MEETING AGENDA

MONDAY, SEPTEMBER 29, 2020 / 6:00 pm
Via Zoom: https://zoom.us/j/97475742018
Via phone: (669) 900-6833 /Meeting ID: 974 7574 2018
Link to supporting documents

ANY ITEM ON THIS AGENDA IS SUBJECT TO ACTION, INCLUDING A MOTION AND VOTE AND COMMUNITY IMPACT STATEMENT SUBMISSION.

A. CALL TO ORDER
B. ROLL CALL

Elvina Beck
Ferris Wehbe
Roger Davis
Louis Abramson
Joe Rehfeld
Charles Taylor
Daniel Perez
Alex Massachi
Eman Al-Hassan

C. REPORT / COMMENTS from Government representatives in attendance.
D

. CONSENT CALENDAR:
Approval of Minutes from 8/24/2020 Board Meeting minutes
Approval of August 2020 MER
Approval of NPG of $1,000 to the Los Angeles LGBT Center to support the annual Models of Pride youth conference (revote from
prior month due to potential conflict of interest by Treasurer Daniel A Perez, City Clerk can only approve with recusal)

wn =

E. GENERAL PUBLIC Comment on NON- Agenda items:
Public comment may be submitted by:
1. Emailing elvina@chnc.org
2. Clicking the ‘raise hand’ button via Zoom during the period allotted for public comment
3. Dialing *9 (if joining the meeting via telephone) during the period allotted for public comment.

Please note that under the Brown Act, the Board is prevented from acting on a matter that you bring to its attention during the
General Public Comment period; however, the issue raised by a member of the public may become the subject of a future Board
meeting. Each speaker shall be limited to 2 minutes.

F. PRESENTATIONS, MOTIONS & RESOLUTIONS:

1. City Planners Linda Lou and Priya Mehendale will present on the updated draft documents released last month
(Draft Community Plan and the Draft CPIO) and be available to clarify information and answer questions about
these two drafts. (15 min)


https://zoom.us/j/97475742018
https://drive.google.com/drive/folders/1zg6oWSe7rL4HeKSQ6V5RlKxPSQPfqr1B?usp=sharing
https://drive.google.com/file/d/15Uz6z61oy5ZZXCcs5NuZ6smfzc-A_YgG/view?usp=sharing
https://drive.google.com/file/d/1LlVuySM94AUYAqrOPRprRuLTWXCioaRW/view?usp=sharing
https://drive.google.com/file/d/1VjgLdIbZVyuFlH5xS5UsqI9gUOwighRE/view?usp=sharing
mailto:elvina@chnc.org

2. Dan Halden (Director, HEART of Hollywood) presentation on the project status of the Hollywood Walk of Fame

Master Plan project (15 min)

G. BOARD REPORTS, including Discussion and possible action items, if listed.
1. President, Elvina Beck

A

Update on monthly volunteer programs

2. Vice-President, Ferris Wehbe

B.

Update on Hollywood Harvest

3. Secretary, Roger Davis

4. Treasurer, Daniel Perez (Second Signer: Elvina Beck)

A. Budget Advocates update

H. COMMITTEE REPORTS, including Discussion and possible action items, if listed.
1. Safety Committee; Roger Davis, Joe Rehfeld

A

LADOT’s Neighborhood Connections is working to increase safe connections and easier crossings on
neighborhoods throughout Los Angeles, making our streets safer for more Angelenos. Here are links to a fact
sheet https://ladot.lacity.org/sites/default/files/documents/ladot_bbc_factsheet_17.pdf and to learn more about
other LADOT'’s safety programs https://ladot.lacity.org/projects/safety-programs.

2. Budget and Finance Committee: Daniel Perez, Elvina Beck

A
B.
C
D

Request for update on MailChimp subscription ($20/mo)(5 min)

Request for update on CHNC website ($216 annual subscription paid Feb 2020)(5 min)
Request for update on COVID Health Kits ($400 approved 8/24)(5 min)

Request for update on Flag Contest (no funds approved yet)(5 min)

3. Outreach Committee; Louis Abramson
4. Homelessness Committee: Louis Abramson, Eman Al-Hassa

A

Motion to write a CIS in SUPPORT of CF 20-1179 -- 1122 Cole Avenue / Hollywood Recreation Center / Feasibility / Interim
Housing / Persons Experiencing Homelessness / Council District 13 (O'Farrell) asking for an evaluation of the feasibility of
converting the Hollywood Rec Center to interim housing for CD13 residents experiencing homelessness. (5 min)

Motion to write a CIS in SUPPORT (post hoc) of CF 20-0862 -- Senior Emergency Response Program / Great Plates / Council
Led Program / Food and Delivery Assistance / COVID-19 Pandemic (Krekorian) asking for enhanced senior food assistance
programs from the Dept. of Aging. (5 min)

Report back on AB 1703 (Bloom) and motion to write a CIS in SUPPORT of CF 20-0002-S129 -- AB 1703 (Bloom) / Right of
First Offer / Multifamily Residential Properties / Qualified Organizations (Bonin) calling on the City to write a Resolution in favor
of ASM Bloom's bill to give tenants and nonprofit organizations "the right of first offer on homes that might otherwise be lost
to the speculative market." (5 min)

Report back on the LAHSA acuity and programming analysis published pursuant to CF 19-1576 -- Unhoused People / Acuity
Levels / Los Angeles Homeless Services Authority (LAHSA) Programs (Bonin). CHNC voted to support this study via CIS on 27
January 2020. (5 min)

5. Beautification Committee: Daniel Perez

A. #HollywoodCounts Census Update (5 min)
B. Update on Utility Box Paint Project (5 min)

6. Legislative Action Committee: Elvina Beck, Eman Al-Hassan
7. Entertainment Industry Committee: Roger Davis Alex Massachi

elvina@chnc.org
Post Office Box 93907, Hollywood, California 90093
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8. PLUM Committee: Ferris Wehbe, Alex Massachi
a. Project Address: 1523 North Wilcox Avenue AKA The Thompson Hotel
Case# ZA-2020-537-CUB-ZC; ENV-2014-3707-MND CD13

Project Link: https://planning.lacity.org/pdiscaseinfo/search/encoded/MjM 1Mjgw0

Planner is: OLIVER NETBURN

Project Description: To permit the service of alcoholic beverages throughout the hotel, including the ground
floor and rooftop restaurants and bars, as well as in-room mini-bars. To permit food and beverage service on
the rooftop outdoor amenity deck. No physical change requested to the approved hotel project ("Approved
Project") currently under construction.

Requested Entitlement: ZONE CHANGE FROM C4 TO C2 AND CUB FOR ON-SITE CONSUMPTION OF
ALCOHOL WITHIN A PERMITTED HOTEL, CONTAINED WITHIN INDOOR AND OUTDOOR AMENITY
SPACES.

Project Representatives: Land Use Attorney(s) Sheppard Mullin Alfred Fraijo, Jr.,
afraijo@sheppardmullin.com

Community Outreach: GO! Goldman Organization, Scott Campbell, aftonneighbor@gmail.com, Laurie
Goldman, laurielgoldman@earthlink.net

Owners: Relevant Group, Richard Heyman and Grant King, Managing Partners. 1605 N. Cahuenga Blvd.,
Hollywood 90028

Project contact: Amie Marben, amarben@relevantgroup.com
https://spaces.hightail.com/receive/QDUA4TLXCcC/bGF1cmllbGdvbGRtYWS5AZWFydGhsaW5rLm5IdA==

J. The board is seeking members of the public to participate on all CHNC committees. Interested
members may contact elvina@chnc.org or attend the meeting. Possible action by the Board includes appointments to
the committees. A maximum of two members from CHNC board can be members of each committee.

K. COMMENTS by Board Members - Board members may provide a brief statement of their activities or request that
an item be placed on a future agenda item

L. ADJOURNMENT

The public is requested to fill out a "Speaker Card" to address the Board on any item of the agenda prior to the Board taking action
on an item. Comments from the public on Agenda items will be heard only when the respective item is being considered.
Comments from the public on other matters not appearing on the Agenda that is within the Board's subject matter jurisdiction will
be heard during the Public Comment period. Public comment is limited to 2 minutes per speaker, unless waived by the presiding
officer of the Board. Agenda is posted for public review at the CHNC website (www.chnc.org), at main posting location as
required by law: Hollywood Neighborhood City Hall, 6501 Fountain Ave.;. In compliance with Government Code section 54957.5,
non-exempt writings that are distributed to a majority or all of the board in advance of a meeting, may be viewed at the scheduled
meeting. In addition, if you would like a copy of these non-exempt writings prior to a meeting, please contact Elvina Beck at
elvina@chnc.org

As a covered entity under Title Il of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the
basis of disability and upon request, will provide reasonable accommodation to ensure equal access to its programs, services,
and activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or services may be provided
upon request. To ensure availability of services, please make your request at least 3 business days (72 hours) prior to the
meeting you wish to attend by contacting Roger Davis at rogerchnc@gmail.com

elvina@chnc.org
Post Office Box 93907, Hollywood, California 90093
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Facility Map Locator

Starting Address

‘ Address or Zip Code

Facility

‘ - Any - ~
OR

Facility Name

‘ Search by Facility Name

Submit

Facilities

Swimming Pools
(https://www.laparks.org
/aquatics)

Beaches & Lakes
(https://www.laparks.org
/aquatic/lakes-fishing-
beaches)

Campgrounds
(https://www.laparks.org
/campgrounds)

Child Care Centers
(https://www.laparks.org
/childcare)

Day Camps
(https://www.laparks.org
/day-camps-summer-
winter)

Dog Parks
(https://www.laparks.org
/dogparks)

Golf (http://golf.lacity.org/)
Historical Sites

https://www.laparks.org/reccenter/hollywood

MANDATORY CITYWIDE PARK CLOSURE NOTICES FOR ALL
PARKS AND BEACHES RELATED TO THE CITY'S SAFER AT
HOME DIRECTIVES AND THE LA COUNTY PUBLIC HEALTH
ORDERS FOR THE CONTAINMENT OF COVID-19

More Information (https://www.laparks.org/covid-19)

0

HOLLYWOOD RECREATION CENTER

SN . 7

(https://www.laparks.org/sites/default/files/facility
/hollywood-recreation-center/images/img4176a.jpg)

f‘ Al (https://www.laparks.org/sites

/default/files/facility/hollywood-recreation-center

/images/img4176c.jpg) - .-

(https://www.laparks.org/sites/default/files/facility
/hollywood-recreation-center/images/img4176b.jpg)

. i
- (https://www.laparks.org/sites

/default/files/facility/hollywood-recreation-center

Register Now (https://%eg.laparks.org/web/wbwsc/webtrac.wsc/search.htmI?IO(

ADDRESS: 1122 Cole Ave., Los Angeles, CA 90038

REGION: Metro

COUNCIL DISTRICT: 13

NEIGHBORHOOD SERVICE AREA: Central

Directions via Google Maps (http://www.google.com
/maps/search/?api=1&
query=1122%20Cole%20Ave.,%20Los%20Angeles,%20CA%2090038)

PHONE: (323) 467-6847

FAX: (323) 466-2281

EMAIL ADDRESS:
HOLLYWOOD.RECREATIONCENTER@LACITY.ORG
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(https://www.laparks.org
/historic)

Horticulture Centers
(https://www.laparks.org
/horticulture)

Museums
(https://www.laparks.org
/museums)

Parks
(https://www.laparks.org
/parks)

Recreation Centers
(https://www.laparks.org
/reccenter)

Senior Citizen Centers
(https://www.laparks.org/scc)
Skate Parks
(https://www.laparks.org
/skateparks)

Special Event Venues
(https://www.laparks.org
/banquet)

Universal Accessible
Playgrounds
(https://www.laparks.org/uap)

Additional Links

Recreation & Parks
Directory
(https://www.laparks.org/dos)
Partnerships
(https://www.laparks.org
/partnerships)
Concessions
(https://www.laparks.org
/concession)

Volunteer!
(https://www.laparks.org
/volunteer)

-:' A ‘%::
(https://www.laparks.org/sites/default/files/facility
/hollywood-recreation-center/images/img4233.jpg)

N

A
IR Fivman

(https://www.laparks.org/sites
B

/default/files/facility/hollywood-recreation-center
/images/img4176.jpg)

CENSUS LOS _.&_N_GELES

2020™

SPORTS PROGRAMS:

https://www.laparks.org/reccenter/hollywood

(https://census.lacity.org/)

Baseball Clinic, Baseball League (Youth), Basketball (Youth), Flag Football League (Youth, Girls Play LA (Ages 8 -

15), Softball Girls), Soccer
OTHER PROGRAMS:

Arts & Crafts, Cooking, Dance, Exercise, Kid Aerobics, L.A. Kids, Piano, Summer Day Camp (Ages 5-12), Tutoring,

Winter Holiday Camp.

FACILITY FEATURES

Auditorium, Basketball Courts (Lighted / Outdoor), Childrens Play Area, Community Room, Kitchen, Multipurpose

Sports Field
STAFF

Fredrik Matevossian , Facility Director
Arien Sanchez, Recreation Coordinator
Arturo Chamo, Recreation assistant-Sports

Yanci Bernabie, Recreation assistant- Afterschool program
Ana L Coronado, Recreation assistant- Sports and classes

Emely P Tobar, Recreation assistant- Classes
Max Knyazher, Recreation assistant-Summer camp
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FILES AVAILABLE FOR DOWNLOAD

(4] VOLUNTEER INFORMATION
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/VOLUNTEER.PDF)

(il WOMEN'S SOFTBALL (COMING SPRING 2020)
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/WOMENS-SOFTBALL-LEAGUE-II.PDF)

RECTRAC

[l RECTRAC REGISTRATION INSTRUCTIONS
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/RECTRACKREGISTRATION.PDF)

FORMS

(4] PERMIT REQUEST APPLICATION
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/APPLICATION-USE-FACILITIES.PDF)

CURRENT SEASON (YOUTH SPORTS)

[] CO-ED INDOOR SOCCER (FUTSAL)
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/WINTER-2020-FUTSAL.PDF)

UPCOMING SEASON (YOUTH SPORTS)

[4] COED BASEBALL (HTTPS://WWW.LAPARKS.ORG
/SITES/DEFAULT/FILES/RECCENTER/HOLLYWOOD-
RECREATION-CENTER
/PDF/SPRINGCOEDBASEBALL2020.PDF)

CLASSES

[4) AFTER SCHOOL CLUB
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/ASC_0.PDF)

(4 ARTIST'N ME (ADULT ART CLASS)

[1] 2020 HOLIDAY SCHEDULE
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/2020-HOLIDAY-SCHEDULE.PDF)

[4] YOUTH REGISTRATION FORMS
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/REGISTRATION-FORM-2020.PDF)

[ COED BASKETBALL
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/BASKETBALL-WINTER-2019.PDF)

[4 GIRLS' VOLLEYBALL
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/SPRING-VOLLEYBALL2020.PDF)

[4] ZUMBA (HTTPS://WWW.LAPARKS.ORG/SITES
/DEFAULT/FILES/RECCENTER/HOLLYWOOD-
RECREATION-CENTER/PDF/ZUMBA_0.PDF)

[4] ZUMBA CALIENTE
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/ZUMBA-CALIENTE.PDF)

https://www.laparks.org/reccenter/hollywood
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(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-
CENTER/PDF/ARTISTNMEEMAILCOPY.PDF)

EVENTS

[l WINTER PROGRAM
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-

[4] SPRING EGG HUNT 2020
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-RECREATION-

CENTER/PDF/HOLLYWOOD-RC-WINTER-HOLIDAY- CENTER/PDF/HOLLYWOOD-RC-SPRING-EGG-

PROGRAM-WHITE-COPY.PDF)

HUNT-COLORPUB.PDF)

NOTE: The majority of the above documents are in PDF format and must be viewed with Adobe Acrobat
Reader. To Download Acrobat Reader, CLICK HERE (http://www.adobe.com/prodindex/acrobat

/readstep.html)

NEARBY FACILITIES

DE LONGPRE PARK SELMA PARK

(https://www.laparks.org (https://www.laparks.org (https://www.laparks.org
/aquatic/summer /park/de-longpre) /park/selma)
/hollywood-pool) 0.65 mi 0.94 mi

O mi

R e
YUCCA PARK

i

CARLTON WAY PARK SEILY RODRIGUEZ

(https://www.laparks.org (https://www.laparks.org PARK
/park/yucca) /park/carlton-way-park) (https://www.laparks.org
1.39mi 1.4 mi /park/seily-rodriguez)

1.45 mi
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CENTER
(https://www.laparks.org
/reccenter/yucca-
community)

1.39 mi

PALMAS SENIOR

LAS
CITIZEN CENTER
(https://www.laparks.org
/scc/las-palmas)

1.56 mi

https://www.laparks.org/reccenter/hollywood



HOLLYWOOD POOL | City of Los Angeles Department of Recreation and Parks

1of4

Facility Map Locator

Starting Address

‘ Address or Zip Code

Facility

‘ - Any - ~
OR

Facility Name

‘ Search by Facility Name

Submit

Citywide Aquatics

Aquatic Home Page
(https://www.laparks.org
/aquatics)

Facility Use Permit
Information
(https://www.laparks.org
/sites/default/files
/pdf/aquatic
/permitAppl.pdf)
Aquatic Facility Guide
(https://www.laparks.org
/sites/default/files
/pdf/aquatic/brochure.pdf)
Aquatic Program
Information
(https://www.laparks.org
/aquatic/program-info)
Year-Round Pools
(https://www.laparks.org
/aquatic/year-round)
Summer Pools

https://www.laparks.org/aquatic/summer/hollywood-pool

MANDATORY CITYWIDE PARK CLOSURE NOTICES FOR ALL
PARKS AND BEACHES RELATED TO THE CITY'S SAFER AT
HOME DIRECTIVES AND THE LA COUNTY PUBLIC HEALTH
ORDERS FOR THE CONTAINMENT OF COVID-19

More Information (https://www.laparks.org/covid-19)

0
HOLLYWOOD POOL

(https://www.laparks.org/sites/default/files/facility
/hollywood-pool/images
/hollywoodbathhousesum.jpg)

»d (https://www.laparks.org/sites

/default/files/facility/hollywood-pool/images

/hollywoodslide.jpg) E

(https://www.laparks.org/sites/default/files/facility
/hollywood-pool/images/hollywoodlifeguard.jpg)

»d (https://www.laparks.org/sites

Register Now (https://%eg.laparks.org/web/wbwsc/webtrac.wsc/search.htmI?IO(

ADDRESS: 1122 Cole Ave., Los Angeles, CA 90038

REGION: Griffith-Metro

COUNCIL DISTRICT: 13

NEIGHBORHOOD SERVICE AREA: Central

Directions via Google Maps (http://www.google.com
/maps/search/?api=1&
query=1122%20Cole%20Ave.,%20Los%20Angeles,%20CA%2090038)

PHONE: (323) 460-7058
EMAIL ADDRESS: hollywood.pool@Iacity.org
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(https://www.laparks.org
/aquatic/summer-pool)
Camps With Pools
(https://www.laparks.org
/aquatic/camps-with-pool)
Job Training & Employment
Info
(https://www.laparks.org
/aquatic/lifeguard-training)
Junior Lifeguard Training
(https://www.laparks.org
/aquatic/jr-lifeguard-
training)

Learn to Swim Program
(https://www.laparks.org
/aquatic/learn)

City Swimming Pool Report
(https://www.laparks.org
/aquatic/poolsReport04)
Lifesaving Recertification
(https://www.laparks.org
/openwater/home)

Facilities

Swimming Pools
(https://www.laparks.org
/aquatics)

Beaches & Lakes
(https://www.laparks.org
/aquatic/lakes-fishing-
beaches)

Campgrounds
(https://www.laparks.org
/campgrounds)

Child Care Centers
(https://www.laparks.org
/childcare)

Day Camps
(https://www.laparks.org
/day-camps-summer-
winter)

Dog Parks

/default/files/facility/hollywood-pool/images
/hollywoodslide_1.jpg)

CA

= INI E
CENSUS LOS ANGELES

2020™

(https://census.lacity.org/)

EXTENDED SEASON: WEEKENDS

September 7 - 29, 2019

Saturday and Sunday Operations Only

1:00 pm - 5:00 pm

Extended Pool Flyer (https://www.laparks.org/sites/default/files/aquatic/pdf/extended%20pools%202019%20Flyer.pdf)

SPORTS PROGRAMS:

Novice Inner Tube Water Polo, Novice Swim Team

OTHER PROGRAMS:

Junior Lifeguard Training Program (https://www.laparks.org/aquatic/jr-lifeguard-training), Swim Lessons

FACILITY FEATURES
Seasonal Pool (Outdoor / Unheated)

FILES AVAILABLE FOR DOWNLOAD

(4] SUMMER 2019 BROCHURE
(HTTPS://WWW.LAPARKS.ORG/SITES/DEFAULT
/FILES/RECCENTER/HOLLYWOOD-POOL/PDF
/HOLLYWOOD-2019.PDF)

NOTE: The majority of the above documents are in PDF format and must be viewed with Adobe Acrobat
Reader. To Download Acrobat Reader, CLICK HERE (http://www.adobe.com/prodindex/acrobat
/readstep.html)

NEARBY FACILITIES

https://www.laparks.org/aquatic/summer/hollywood-pool
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(https://www.laparks.org
/dogparks)

Golf (http://golf.lacity.org/)
Historical Sites
(https://www.laparks.org
/historic)

Horticulture Centers
(https://www.laparks.org
/horticulture)

Museums
(https://www.laparks.org
/museums)

Parks
(https://www.laparks.org
/parks)

Recreation Centers
(https://www.laparks.org
/reccenter)

Senior Citizen Centers
(https://www.laparks.org/scc)
Skate Parks
(https://www.laparks.org
/skateparks)

Special Event Venues
(https://www.laparks.org
/banquet)

Universal Accessible
Playgrounds
(https://www.laparks.org/uap)

Additional Links

Recreation & Parks
Directory
(https://www.laparks.org/dos)
Partnerships
(https://www.laparks.org
/partnerships)
Concessions
(https://www.laparks.org
/concession)

Volunteer!
(https://www.laparks.org

HOLLYWOOD
RECREATION CENTER
(https://www.laparks.org
/reccenter/hollywood)

O mi

b T R
YUCCA PARK
(https://www.laparks.org
/park/yucca)

1.39 mi

DE LONGPRE PARK
(https://www.laparks.org
/park/de-longpre)

0.65 mi

CARLTON WAY PARK
(https://www.laparks.org
/park/carlton-way-park)

1.4 mi

https://www.laparks.org/aquatic/summer/hollywood-pool

SELMA PARK

(https://www.laparks.org
/park/selma)
0.94 mi

SEILY RODRIGUEZ
PARK
(https://www.laparks.org
/park/seily-rodriguez)
1.45 mi

ol : =" '~ -
WL Ty

YUCCA COMMUNITY
CENTER
(https://www.laparks.org
/reccenter/yucca-
community)

1.39 mi

PALMAS SENIOR

LAS
CITIZEN CENTER
(https://www.laparks.org
/scc/las-palmas)

1.56 mi
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Facility Map Locator

Starting Address

‘ Address or Zip Code

Facility

‘ - Any - ~
OR

Facility Name

‘ Search by Facility Name

Submit

Facilities

Swimming Pools
(https://www.laparks.org
/aquatics)

Beaches & Lakes
(https://www.laparks.org
/aquatic/lakes-fishing-
beaches)

Campgrounds
(https://www.laparks.org
/campgrounds)

Child Care Centers
(https://www.laparks.org
/childcare)

Day Camps
(https://www.laparks.org
/day-camps-summer-
winter)

Dog Parks
(https://www.laparks.org
/dogparks)

Golf (http://golf.lacity.org/)
Historical Sites

https://www.laparks.org/park/de-longpre

MANDATORY CITYWIDE PARK CLOSURE NOTICES FOR ALL
PARKS AND BEACHES RELATED TO THE CITY'S SAFER AT
HOME DIRECTIVES AND THE LA COUNTY PUBLIC HEALTH
ORDERS FOR THE CONTAINMENT OF COVID-19

More Information (https://www.laparks.org/covid-19)

0
DE LONGPRE PARK

DELONGPRE

1, oo mes U
L)
4 n &Warks Deparment
City ot Los A“galeﬂ'ﬂj__. —

(https://www.laparks.org/sites/default/files/facility/de-
longpre-park/images/delongpre-2.jpg)

(https://www.laparks.org/sites

/default/files/facility/de-longpre-park/images

/delongpre-3.jpg)

(https://www.laparks.org/sites/default/files/facility/de-
longpre-park/images/delongpre-15.jpg)

ADDRESS:

1350 N. Cherokee Ave., Los Angeles, CA 90028

REGION: Griffith-Metro

COUNCIL DISTRICT: 4

NEIGHBORHOOD SERVICE AREA: Central

Directions via Google Maps (http://www.google.com

/maps/search/?api=1&
query=1350%20N.%20Cherokee%20Ave.,%20Los%20Angeles,%20CA%209002

PHONE: (213) 485-4833
HOURS OF OPERATION:
Monday - Friday: Dawn to Dusk
Saturday - Sunday: Dawn to Dusk
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(https://www.laparks.org
/historic)

Horticulture Centers
(https://www.laparks.org
/horticulture)

Museums
(https://www.laparks.org
/museums)

Parks
(https://www.laparks.org
/parks)

Recreation Centers
(https://www.laparks.org
/reccenter)

Senior Citizen Centers
(https://www.laparks.org/scc)
Skate Parks
(https://www.laparks.org
/skateparks)

Special Event Venues
(https://www.laparks.org
/banquet)

Universal Accessible
Playgrounds
(https://www.laparks.org/uap)

Additional Links

Recreation & Parks
Directory
(https://www.laparks.org/dos)
Partnerships
(https://www.laparks.org
/partnerships)
Concessions
(https://www.laparks.org
/concession)

Volunteer!
(https://www.laparks.org
/volunteer)

CENSUS

2020™

FACILITY FEATURES

LOS ANGELES ¥

Childrens Play Area, Benches

FILES AVAILABLE FOR DOWNLOAD

https://www.laparks.org/park/de-longpre

(https://census.lacity.org/)

NOTE: The majority of the above documents are in PDF format and must be viewed with Adobe Acrobat
Reader. To Download Acrobat Reader, CLICK HERE (http://www.adobe.com/prodindex/acrobat

/readstep.html)

NEARBY FACILITIES

L

SELMA PARK
(https://www.laparks.org
/park/selma)

0.53 mi

] 3 f &
YUCCA PARK
(https://www.laparks.org
/park/yucca)

0.86 mi

HOL OOD
RECREATION CENTER
(https://www.laparks.org
/reccenter/hollywood)
0.65 mi

LAS PALMAS SENIOR
CITIZEN CENTER
(https://www.laparks.org
/scc/las-palmas)

1.04 mi

g~ - MR
HOLLYWOOD POOL
(https://www.laparks.org
/aquatic/summer
/hollywood-pool)

0.65 mi

DOROTHY &
BENJAMIN SMITH
PARK
(https://www.laparks.org
/park/dorothy-
benjamin-smith)

- — 7

YUCCA COMMUNITY
CENTER
(https://www.laparks.org
/reccenter/yucca-
community)

S
CARLTON WAY PARK
(https://www.laparks.org
/park/carlton-way-park)
1.61 mi
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Facility Map Locator

Starting Address

‘ Address or Zip Code

Facility

‘ - Any - ~
OR

Facility Name

‘ Search by Facility Name

Submit

Facilities

Swimming Pools
(https://www.laparks.org
/aquatics)

Beaches & Lakes
(https://www.laparks.org
/aquatic/lakes-fishing-
beaches)

Campgrounds
(https://www.laparks.org
/campgrounds)

Child Care Centers
(https://www.laparks.org
/childcare)

Day Camps
(https://www.laparks.org
/day-camps-summer-
winter)

Dog Parks
(https://www.laparks.org
/dogparks)

Golf (http://golf.lacity.org/)
Historical Sites

https://www.laparks.org/park/selma

MANDATORY CITYWIDE PARK CLOSURE NOTICES FOR ALL
PARKS AND BEACHES RELATED TO THE CITY'S SAFER AT
HOME DIRECTIVES AND THE LA COUNTY PUBLIC HEALTH
ORDERS FOR THE CONTAINMENT OF COVID-19

More Information (https://www.laparks.org/covid-19)

0
SELMA PARK

(https://www.laparks.org/: tes/dault/ﬁles/facility

/selma-park/images/selma-park-2.jpg)

(https://www.laparks.org/sites

/default/files/facility/selma-park/images/selma-
.I:f’*'iii,

(https://www.laparks.org

park-11.jpg) (https://www.laparks.org

/sites/default/files/facility/selma-park/images/selma-

ADDRESS:

6567 Selma Ave. (Corner of Selma and Schrader), Los

Angeles, CA 90028

REGION: Metro

COUNCILDISTRICT: 13

NEIGHBORHOOD SERVICE AREA: Central

Directions via Google Maps (http://www.google.com

/maps/search/?api=1&
query=6567%20Selma%20Ave.%20(Corner%200f%20Selma%20and%20Schrad:

PHONE: (213) 485-4833
HOURS OF OPERATION:
Monday - Friday: Dawn to Dusk
Saturday - Sunday: Dawn to Dusk
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(https://www.laparks.org
/historic)

Horticulture Centers
(https://www.laparks.org
/horticulture)

Museums
(https://www.laparks.org
/museums)

Parks
(https://www.laparks.org
/parks)

Recreation Centers
(https://www.laparks.org
/reccenter)

Senior Citizen Centers
(https://www.laparks.org/scc)
Skate Parks
(https://www.laparks.org
/skateparks)

Special Event Venues
(https://www.laparks.org
/banquet)

Universal Accessible
Playgrounds
(https://www.laparks.org/uap)

(https://www.laparks.org

/sites/default/files/facility/selma-park/images/selma-
park-1.jpg)

Additional Links

(https://census.lacity.org/)
Recreation & Parks CENSUS

Directory 2 0 2 O *
(https://www.laparks.org/dos)
Partnerships
(https://www.laparks.org
/partnerships)

Concessions

(https://www.laparks.org FACILITY FEATURES

/concession) Childrens Play Area, Benches, Outdoor Tables
Volunteer!

(https://www.laparks.org

volunteer) FILES AVAILABLE FOR DOWNLOAD

NOTE: The majority of the above documents are in PDF format and must be viewed with Adobe Acrobat

2 of 4
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Reader. To Download Acrobat Reader, CLICK HERE (http://www.adobe.com/prodindex/acrobat

/readstep.html)

NEARBY FACILITIES

W

YUCCA COMMUNITY

YUCCA PARK

DE LONGPRE PARK
CENTER (https://www.laparks.org
(https://www.laparks.org  /park/yucca) /park/de-longpre)
/reccenter/yucca- 0.47 mi 0.53 mi
community)
0.47 mi

HOLLYWOOD

DOROTHY &

RECREATION CENTER (https://www.laparks.org BENJAMIN SMITH

(https://www.laparks.org  /aquatic/summer PARK

/reccenter/hollywood) /hollywood-pool)

0.94 mi 0.94 mi /park/dorothy-
benjamin-smith)
0.99 mi

ABOUT US ADDITIONAL LINKS

A Department of Parks was
included in the City's first
Freeholder Charter, adopted in
1889. Placed under its jurisdiction
were parks and public land that
had been set aside for the
perpetual use of the community in
the original Spanish land grants.

e Recreation & Parks
Directory
(https://www.laparks.org/dos)
e 311 Information
(https://www.laparks.org/311)
e Maps & Driving Directions
(https://www.laparks.org
/maplocator)
e Park Rangers/LAPD

|
LAS PALMAS SENIOR
(https://www.laparks.org ~ CITIZEN CENTER
(https://www.laparks.org
/scc/las-palmas)
0.62 mi

CARLTON WAY PARK
(https://www.laparks.org
/park/carlton-way-park)

(https://www.laparks.org 1.29 mi

CONTACT INFO

221 N Figueroa Street Suite 350
Los Angeles, CA 90012
United States

(213) 202-2700
RAP.PublicInfo@lacity.org
(mailto:RAP.PublicInfo@lacity.org)

https://www.laparks.org/park/selma

STAY INFORMED ON OUR
LATEST NEWS!

E-mail *

I'm not a robot
reCAPTCHA

Privacy - Terms



October 7, 2020
Objection to Council File No. 20-1179; Agenda Item 13

EXHIBIT 3



The Vacancy Report

How Los Angeles
Leaves Homes Empty and
People Unhoused
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ABOUT THE ORGANIZATIONS
Strategic Actions for a Just Economy

SAJE is a 501c3 nonprofit organization in South Los Angeles. SAJE builds community power and leadership
for economic justice. Since 1996 SAJE has been a force for economic justice in our community by focusing on
tenant rights, healthy housing, and equitable development. SAJE has taken many notorious slumlords to court,
established a land trust, and helped implement innovative popular education programs. SAJE runs a regular
tenant clinic, helps connect local residents to jobs, and fights for community benefits from future development
through private agreements and public policies. SAJE, believing that the fate of city neighborhoods should be
decided by those who dwell there, convenes with other organizations to ensure this occurs in a manner that is
fair, replicable, and sustainable.

Alliance of Californians for Community Empowerment

The Alliance of Californians for Community Empowerment (ACCE) Action is a grassroots, member-led, statewide
community organization working with more than 15,000 members across California. ACCE is dedicated to
raising the voices of everyday Californians, neighborhood by neighborhood, to fight for policies and programs
to improve our communities and create a brighter future.

UCLA School of Law Community Economic Development Clinic

The Community Economic Development (CED) Clinic at the UCLA School of Law provides transactional and
policy-oriented legal support to community-based organizations throughout Los Angeles, working to ensure
affordable housing and living wage jobs for all. For over 15 years, the CED Clinic has represented groups
building community-controlled economic institutions and promoting empowerment through the meaningful
participation of communities in development and planning decisions that fundamentally affect their lives.



Because of the unprecedented housing crisis in Los
Angeles, few people will be surprised by this report.
Our housing system fails to house tens of thousands
of the city's residents and leaves hundreds of
thousands more struggling under astronomical rents.
But for some, the housing market is working exactly
as they would prefer, delivering unprecedented
profits to a privileged class of investors who have
bent the housing market to their interests. Rampant
speculation has resulted in a housing system that
works in the interest of a few, to the detriment of the
many, along lines of race and class.

Some of the outcomes of this dynamic are detailed
in this report. With more than 36,000 unhoused
residents, Los Angeles simultaneously has over
93,000 units sitting vacant, nearly half of which
are withheld from the housing market. Thousands
of luxury units across the city are empty, owned as
second homes or pure investments. At a time when
the city should be doing everything in its power to
house people, over 22 square miles of vacant lots
are owned and kept vacant by corporate entities.
The power of finance, which has brought 67% of
the city’s residential units under its control, is also
manifest in the ability of speculative developers
to remake neighborhoods to fit their own vision.
The pattern of development occurring all across
Los Angeles further contributes to the vacancy
and houselessness crises, as new units are priced
beyond the reach of most Angelenos, leading to
an excess supply of high-rent housing that fails to
lease and therefore fails to house people, coupled
with a crisis of unmet need for housing for the most
vulnerable.

High vacancy rates in expensive luxury housing
developments are a core symptom of a broader
speculative housing system that is failing to
benefit our communities. Speculative practices
yield an unbalanced production of vacant luxury
development at a time when evictions are fueling a
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loss of affordable rental units, increasing numbers
of corporate landlords are unaccountable to low-
income tenants, and we are failing to build enough
covenanted, deeply affordable housing. All of this
accelerates our houselessness crisis. We must
prioritize using housing to actually house people
and reorganize the market to meet this goal. This
report suggests a place to start, by proposing a suite
of policies to curb the speculative excesses of the
housing market and promote the use of housing for
homes.

Los Angeles is currently suffering through an
unprecedented public health crisis. COVID-19 has
made the immediate shelter of all Angelenos, already
a moral and political crisis, into a public health crisis
as well. Beyond the immediate need for shelter, the
economic devastation that has resulted from the
pandemic has put hundreds of thousands of renters
at risk for eviction and houselessness, magnifying
the already desperate need for new permanently
affordable and stable housing. The policies
suggested in this report can help mitigate some of
the effects of the current crisis on renters. COVID-19
has also deeply impacted the city's coffers, and the
need for revenue-generating policies to fund the
necessary expansion of affordable housing and
service provision is apparent. The city should not
fail to act on policies that will provide much-needed
revenue for affordable housing and services for
the unhoused, and curb harmful and speculative
behavior in the housing market at a time when
disaster capitalists circle.



Thousands of units are held off the market in
Los Angeles.

Although normal vacancy occurs when units
are waiting for new residents to move in, tens
of thousands of units in Los Angeles are being
withheld from the housing system for other
purposes. Over 46,000 units are held in a state of
non-market vacancy—more than one for every
unhoused person in Los Angeles. Many thousands
more units are withheld from the housing system by
landlords listing them at high rents that keep them
vacant long-term. This is a real issue with significant
implications for addressing the housing crisis. Many
of these units are kept vacant by owners seeking
to profit by speculating on the increase in property
value, returning properties to the market only when
rents are high enough for their liking.

We are building homes, but only for the rich.

Amid an unprecedented shortage of housing
for the people who need it most, Los Angeles is
building plenty of homes. Unfortunately, much of it
is accessible only to the wealthy, with 97% of rental
units currently under construction in downtown L.A.
classified by the commercial real estate data service
Co-Star in the most expensive and luxurious "4 & 5
star” category, in which rents average over $2,800
per month. Additionally, the benefits of such luxury
construction do not simply “trickle down.” At similar
rents, newer buildings are consistently more vacant
than older ones, and high-rent units are plagued
by higher vacancy rates at every affordability level.
This suggests that the pattern of development
in Los Angeles, which incorrectly prioritizes the
construction of luxurious units on the assumption
that this increases access to housing for all, will
never resolve the housing crisis.

Property in Los Angeles is increasingly
financialized.

Los Angeles is increasingly a city that is owned
not by people but by corporate entities of all kinds.
Nearly 67% of all residential units in the city are
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directly owned by investment entities. The same is
true for over 22 square miles of vacant lots, a massive
amount of land going undeveloped to benefit
corporations and a small class of investors. With
only a tiny fraction of people having investments of
any kind, this massive concentration of ownership
represents a speculative property market set up to
build wealth for the few, not the many. Additionally,
the lack of financial disclosure requirements that
apply to corporate property owners as well as the
ease of creating shell companies make it nearly
impossible to identify who is benefiting from owning
housing in Los Angeles.

Speculation removes thousands of units a year
from the market.

Rent control keeps thousands of families in their
homes by preventing them from being forced out
because of rent hikes, but unfortunately, many
landlords use loopholes to evade rent control
regulations and raise rents as high as they want
when the unit becomes vacant—a process called
vacancy decontrol. Additionally, the vast majority
of tenants facing eviction lack legal representation.
Speculative landlords commonly exploit the rent
control system by forcing tenants out through
illegal means to benefit from vacancy decontrol. In
addition, thousands of rent-stabilized housing units
are removed from the housing supply every year
through the use of the Ellis Act—a legal tool favored
by speculators to mass-evict tenants.

We are not building nearly enough affordable
housing.

Though luxury construction is booming, construction
of affordable housing is not. Against a backdrop of
mass eviction and displacement, a persistent lack
of deeply affordable housing construction has led to
a shortfall of more than 500,000 affordable units in
Los Angeles County. The gap between the housing
that is most needed and the housing that is actually
being built continues to widen, intensifying an
unprecedented affordable housing crisis.



Cities across North America are turning to
vacancy taxes to combat speculation and
generate revenue for affordable housing.

Many North American cities, especially those with
housing problems similar to Los Angeles, have
enacted vacancy tax policies to combat speculation
and raise revenue for the construction of affordable
housing. Inspired by community groups mobilizing
for housing justice, many cities have passed and
implemented such policies (including some in
California). These efforts should serve as a model
in Los Angeles.

A vacancy tax can be done here.

A penalty for keeping units vacant is not only
desperately needed but also is achievable within
the confines of California law. Taking other cities'
policies as examples and diving into the legal
context surrounding taxation, policymakers in Los
Angeles can craft and implement a vacancy penalty

policy.
Complementary policies are needed.

A vacancy penalty, although important, is
not enough to solve the housing crisis. Other
complementary policies are necessary to advance
a comprehensive response to the harms of the
speculative housing market, including municipal
disclosure requirements, better data collection, limits
on condominium conversions and demolitions, a
real estate transfer tax, flipping tax, and an out-of-
state transaction tax.

Los Angeles needs better public data on
vacancy.

Vacancy is a complex issue, and good data about
vacancy are hard to find. Given the ongoing housing
crisis and the many ways in which vacancy can
have deleterious effects on a city's housing system,
understanding vacancy in Los Angeles is crucial.
The structural factors that undergird vacancy are
not all benign, and good data are paramount to
address these issues at their cause.

Key Findings



Vacancy Tax

Adopt a comprehensive Vacant Homes Penalty
measure in the City of Los Angeles.

Apply the penalty citywide.

Apply the penalty to rental unit vacancies,
ownership unit vacancies, and commercial
vacancies.

Apply the penalty to undeveloped properties
that are zoned for housing and have had rental
housing onsite in the previous 10 years.

Apply the penalty to dwelling units that are
unoccupied for more than 90 days annually.

Create a rebuttable presumption that units are
vacant and subject to the penalty using DWP
metering information and other best-available
data.

Create a progressive structure that penalizes
speculative vacancies and maximizes revenue
for community-centered housing justice
programs.

Include reasonable exemptions.

Allocate the penalty revenue exclusively to
community-serving uses that create nonprofit
affordable housing and advance housing
justice.

Include registry, audit, and enforcement proce-
dures, and ensure appropriate data manage-
ment.

Ensure comprehensive community oversight of
program implementation.

Recommendations

Supplementary Policies

Municipal Disclosure Requirements to make it
clear who owns Los Angeles

Public Access to Accurate Data on Vacancy
so communities and policymakers can work to
make a housing system that actually houses
people

A Prohibition on Condominium Conversions
and Demolitions of Rent-Stabilized Units until
appropriate vacancy monitoring procedures
are in place

A Flipping Tax to deter speculative behavior
in which buyers sell buildings for profit rather
than using them to house people

A Real Estate Transfer Tax to limit speculation
and make the tax system less regressive

An Out-of-State Transaction Tax targeting the
deep-pocketed corporate entities that extract
value from Los Angeles

An Increased Gross Receipts Tax to ensure the
largest corporate landlords pay their fair share
for their role in the housing crisis.

Other means to use vacant units to house
the unhoused, recognizing the gravity of the
current crisis and need for action.



Vacancy is a complex phenomenon, and multiple
sources informed our analysis. Even defining
vacancy presents considerable difficulty. The
U.S. Census Bureau, for example, considers units
vacant when a unit is unoccupied at the time of
interview, unless the residents are temporarily
absent, or if occupants are present at the time of
interview but have a primary residence elsewhere!
Given that the entire housing supply of the United
States is estimated from a sample of about 3 million
addresses, there is obviously much error involved.?
The difficulty of obtaining reliable data on vacancy
of any kind, especially in Los Angeles, posed several
problems that guided the choices we made for
source data. Given the restrictions, there are a few
potential approaches to collecting information on
vacancy, though they all have shortcomings.

For the empirical portions of this report, we
collected vacancy information citywide, on a census
tract scale, from the Census Bureau's 2017 American
Communities Survey (ACS) 5-year estimates, the
most recent and reliable data set available to us.
The same data set provided us with information
about rents, housing cost burdens, and other useful
demographic and socioeconomic indicators that we
used in our analysis throughout at the census tract
and citywide scale. ACS data, though imperfect,
are regarded as the standard and widely used by
researchers?® In Part One's empirical section—

Methodology

which deals with the associations between vacancy,
building age, and rents—we also used data from the
2017 ACS 5-year estimates from Individual Public
Use Microdata Statistics (IPUMS) but in this case
the individual level data for the PUMASs constituting
the City of Los Angeles, which is generated
from 83,699 housing observations. We identified
corporate ownership by querying ownership data as
recorded in the Los Angeles County Assessor rolls,
dated 10/13/2019, to find properties owned directly
by a variety of entity types (Trust, Limited, Corp,
Inc, Co, LP, and common variations of these are the
search terms used).

Problems arise for researchers even in defining
vacancy. The Census Bureau defines vacancy
as a condition of units unoccupied at the time of
interview or are occupied by persons who maintain
a primary residence elsewhere.* Vacancy is further
broken down into subcategories. Vacant units
curently for rent, vacant units for sale, units sold but
not occupied, and units leased but not occupied
constitute one group of classifications of vacancies,
which we term market vacancies. The other group,
which we term non-market vacancies, includes
what the Census Bureau describes as "vacant
units held off the market”® This category of non-
market vacancies comprises units “for seasonal,
recreational, or occasional use” and “other vacant”
units. Vacancies "for seasonal, recreational, and

1. United States Census Bureau. (2017). American Community Survey and Puerto Rico Community Survey 2017 Subject Definitions.
https://www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2017_ACSSubjectDefinitions.pdf ?#.

2. Census Bureau. (n.d.). Vacancies Fact Sheet. https://www.census.gov/housing/vacanciesfactsheet.html.

3. In calculating vacancy, the Census Bureau collects data monthly, ultimately sampling 3% of units, then uses statistical models to

estimate overall vacancy. Ibid.

4,  Census Bureau. (2017). American Community Survey and Puerto Rico Community Survey 2017 Subject Definitions. https://www2.
census.gov/programs-surveys/acs/tech_docs/subject_definitions/2017_ACSSubjectDefinitions.pdf ?#.

5. Census Bureau/ (n.d.). Definitions and Explanation. https://www.census.gov/housing/hvs/definitions.pdf.



occasional use” are vacation homes including
beach houses, seasonal workers' quarters, and
timeshare-type units. "Other vacant” applies to all
non-market vacancy that is not captured in the first
category. Generally, the assignment of a vacancy
categorization to a unit is made at the discretion of
the survey taker.

Other definitions of "vacant” could potentially
yield different results. Theoretically, more accurate
data based on metering information are available
from the DWP, which samples every residence
in the city daily. DWP’s metering information can
demonstrate which units are vacant even when
rented out. Physical vacancy, however, is a fairly
different conception of vacancy than the Census
Bureau's. In many ways, the DWP data set is less
useful in investigating the function of a housing
system because, unlike the ACS, it does not record
the characteristics of the units associated with
the physical vacancy. These data, in any case, are
currently inaccessible to policymakers and the
public.® In calculating its own vacancy rates, the
Department of City Planning uses the same ACS
2017 5-year data used in this report, and according
to a 2017 report filed with the housing committee,
the department considers this data set the best
available, aside from the DWP data.”

Since the completion of the analysis in this report, the
Los Angeles Housing and Community Investment
Department (HCIDLA) has acquired DWP vacancy
data. In a recent report, HCIDLA found the data
are largely consistent with the Census Bureau's
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estimates. HCIDLA's publication of the data is a
significant step toward transparency, though much
more work is necessary to ensure that DWP data is
accessible, transparent, and workable by the public.®

Section | explores the phenomenon of vacancy in Los
Angeles, assessing data from the Census Bureau's
most recent ACS in the context of an increasingly
speculative housing market. This section also details
how the financialization of the housing sector has
led to vast corporate entity ownership of residential
property in Los Angeles, fueling the expansion of
vacancy-inducing speculation to the benefit of a
small minority of investors.

Section Il provides a citywide analysis of
differentiated vacancy rates in Los Angeles, outlining
the characteristics of buildings associated with
higher or lower rates of vacancy. The implications
of this analysis cast doubt on simplistic narratives
of housing market operation and show that the
dominant development patternis the overproduction
of luxury development and the corresponding failure
to produce sufficient affordable housing.

Section Il documents the human costs of this
speculative  system, demonstrating that the
overproduction (and consequently high vacancy)
of luxury housing occurs at the same time that
existing affordable units are lost and new affordable
units are underproduced. This process is driven by
eviction and is ultimately a root cause of increased
houselessness.

6. Los Angeles City Council Department of City Planning. (2017, Sept. 21). Supplemental Report Relative to Strengthening Enforcement
of the Rent Stabilization Ordinance and Ellis Act Provisions. https://clkrep.lacity.org/onlinedocs/2017/17-0480_misc_09-21-2017.pdf.

7. Ibid,; appendix item 3.

8. Twum-Akwaboah, N., & Abood, M. (2020, p. 20). Council Report Back on the Amount of Vacant, Habitable Housing Units in Los
Angeles. Los Angeles Housing and Community Investment Department. https://clkrep.lacity.org/onlinedocs/2019/19-0623_rpt_

HCI_06-12-2020.pdf.



Part One:
How Speculative Finance
Keeps Homes Vacant
and People Unhoused




Vacancy is a Structural Feature

of the Housing Market

WHAT IS VACANCY?

Vacancy is much more complicated than empty lots or homes without people living in them. At the most
basic, a vacant unit is one in which nobody lives. From another perspective, vacancy is a problem caused
by excessive supply at a given price in the housing market. Vacancy occurs in a variety of forms and for a
variety of reasons. Recall the Census Bureau definitions of “vacancy.’ The overall vacancy rate includes market
and non-market vacancies. Market vacancies result from market transactions: when units are offered for sale
or lease, or when they are sold or leased but not yet occupied. Non-market vacancies occur outside these
transactions: when units are used as vacation homes or otherwise held off the market. Both types of vacancy
can be problematic or relatively benign.

Some vacancy is normal in any region's housing supply. Units are often vacant simply because they are between
inhabitants and are for rent or sale. Some have been rented or sold, but the new residents have not yet moved
in. Units can be vacant when they are being repaired or otherwise under construction that is too disruptive for
residents. These types of vacancies are inevitable and relatively harmless, and parts of both market and non-
market vacancies are normal. Other types of vacancy, however, are not so benign.




Vacancy rates can be too high, too low, or both
simultaneously. Some cities, in the Midwestern
United States, for example, struggle with "hyper-
vacancy, in which many properties are abandoned
because of a precipitous decline in residents amid
offshoring and deindustrialization.® Other cities,
like San Francisco, San Jose, and Denver, have
extremely low vacancy rates, which can make it
difficult for families to find housing in these places,
especially affordable housing!® Vacancy in Los
Angeles, with its large area and socioeconomically
diverse and differentiated neighborhoods, is even
more complex.

Vacancy in Los Angeles: The Numbers

More than 93,500 housing units were vacant in
Los Angeles in 2017.

More than 46,400 non-market vacant units are
being used as vacation homes or investments or
are otherwise being held off the market rather
than housing people.

About 36,300 residents are unhoused in the
City of Los Angeles.

Figure 1. Vacancy in Los Angeles: The Numbers"
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SOME OF L.A.!S VACANCY IS
THE INEVITABLE PRODUCT OF A
SPECULATIVE HOUSING MARKET

Although some vacancy is harmless and expected,
some is produced by speculation that is harming
Los Angeles. Speculative vacancies, simply put,
are those that arise from speculative behaviors that
abuse, distort, or manipulate the market as a way
to make money to the detriment of residents—for
example, when investors swoop in to buy property
and then hold it vacant while waiting for its value
to rise. Speculation is an inevitable feature of a
housing system designed around profitability for
owners rather than the well-being of residents, and
is endemic to markets. Reexamining the Census
Bureau's vacancy subcategories can help us
disentangle the nature and causes of such vacancy
in Los Angeles. In both the market and non-market
ACS categories of vacancy are speculative practices
that keep housing unoccupied, even in the midst
of an unprecedented housing and houselessness
crisis.

Non-market vacancy, because it represents
properties deliberately held out of the housing supply,
is an important place to start when examining the
relationship between speculative housing markets
and vacancy. Many of these vacancies are long-term
and structural, driven by the allocation of housing
according to wealth rather than need. The Census
Bureau defines over 46,000 L.A. housing units

9. Mallach, A. (2018). The Empty House Next Door: Understanding and Reducing Vacancy and Hypervacancy in the United States.

Lincoln Institute of Land Policy.

10.  Brinklow, A. (2019, March 21). San Jose, SF Among Lowest Vacancy Rates in the U.S., Says Study. Curbed San Francisco. https://
sf.curbed.com/2019/3/21/18276227 /vacancy-rate-san-jose-san-francisco-lendingtree.

1. Census Bureau, IPUMS NHGIS. (2019). American Community Survey 2013-2017 5-Year Estimates [Data set]. https://www.nhgis.
org/user-resources/datasets-overview#dsg76; Los Angeles Homeless Services Authority. (2017). Greater Los Angeles Homeless
Count. [Data set]. https://www.lahsa.org/news?article=408-revised-2017-homeless-count-results. See methodology and footnotes

for more information.




(about half of all vacant units in the city) as non-
market vacancies!? These vacancies are generally
second homes or other non-market vacancies.

Over 12,000 housing units, about 13% of all vacancies
in the city, are in properties held “for seasonal,
recreational, or occasional use"—that is, properties
held for the leisure of the well-heeled as second
homes or vacation homes™ In some locations,
housing is plentiful, and the maintenance of "beach
houses”and “hunting lodges” in the Census Bureau'’s
definition for the category may have a benign
effect on overall affordability. But in a city like Los
Angeles, dealing with an extreme affordability and
houselessness crisis, it is concerning to see so much
housing that benefits only people who can afford a
second home. Moreover, in Los Angeles, a second
home is almost never just a leisure property. For
many owners in a market where property values are
as consistently elevated as in Los Angeles, second
homes are also investments: used either to store
wealth for the long term or to profit from increasing
property values. In both cases, the value captured
from these properties by the rich precludes their
primary usefulness as housing, constricting supply
and exacerbating the city’s affordability problem.

The other major category of non-market vacancy
is “other vacant,’ a catchall term for all non-
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market vacancy that does not fit into the previous
category! Some of these units are held in a form of
abandonment, either “literal,” in which the owner has
totally ignored the unit, or “constructive,’ in which
the owner is present but fails or refuses to maintain
the property, which perpetuates direct harm on their
communities’® In Los Angeles, buildings that have
been cleared of tenants through an Ellis Act eviction
and are yet to be demolished or redeveloped are
an example of this type of non-market vacancy. In
other cases, flippers and other speculative buyers
can receive higher sale prices for properties that
they “deliver empty” (that is, cleared of tenants
through eviction, harassment, and/or non-renewal)
to developers seeking to rehabilitate and re-rent, or
redevelop, a site. Many buildings are left partially or
mostly vacant for months or years while the landlord
tries to drive out the last tenants. These types of
non-market vacancy can be particularly damaging,
because many of the properties that fall into this
category play no part in housing people, serving
only to build or store wealth for their owners.

Beyond housing units, speculators also invest in
vacant undeveloped property. Los Angeles has
more than 800 million square feet of vacant lots,
accounting for about 6% of the entire area of the
city’® The purchase of land and housing for the
purpose of speculating on the long-term increase

12.  Census Bureau, IPUMS NHGIS. (2019). American Community Survey 2013-2017 5-Year Estimates [Data set]. https://www.nhgis.
org/user-resources/datasets-overview#dsg76; Los Angeles Homeless Services Authority. (2017).

13.  "For Seasonal, Recreational, or Occasional Use - These are vacant units used or intended for use only in certain seasons or
for weekends or other occasional use throughout the year. Seasonal units include those used for summer or winter sports or
recreation, such as beach cottages and hunting cabins. Seasonal units also may include quarters for such workers as herders
and loggers. Interval ownership units, sometimes called shared-ownership or timesharing condominiums, also are included here!
Census Bureau. (2017, p. 42). American Community Survey and Puerto Rico Community Survey 2017 Subject Definitions. https://
www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2017_ACSSubjectDefinitions.pdf ?#.

14.  "Other Vacant” serves as a catchall category for non-market vacancy: “If a vacant unit does not fall into any of the categories
specified above, it is classified as ‘Other vacant! For example, this category includes units held for occupancy by a caretaker or
janitor, and units held for personal reasons of the owner" Census Bureau. (2017, p. 42). American Community Survey and Puerto Rico
Community Survey 2017 Subject Definitions. https://www2.census.gov/programs-surveys/acs/tech_docs/subject_definitions/2017_

ACSSubjectDefinitions.pdf ?#.

15.  Mallach, A. (2018). The Empty House Next Door: Understanding and Reducing Vacancy and Hypervacancy in the United States.

Lincoln Institute of Land Policy.

16. According to a query of properties identified as vacant in the Los Angeles County Assessor’s roll.




in property values seems irrational to many. Yet in
Los Angeles, persistently rising land value makes
real estate a safe bet. Further, Proposition 13, a 1978
amendment to California’s Constitution that slashed
property taxes, has enabled investors to sit on
valuable properties without needing to rent them to
cover their tax bills.

In addition to speculation-driven non-market
vacancy, much of what the Census calls "market
vacancy” is driven by speculation and is harmful
to low-income Angelenos. Some market vacancy
arises from speculating landlords. In one example,
landlords ask exorbitant rents and refuse to lower the
price when they fail to be rented. Speculative market
vacancy is also structural, because speculation
is endemic in markets. In the simplest terms, an
economist might describe vacancy as a condition in
which lack of demand leaves some housing unsold
at a given price. Under the idealized conditions of a
functioning housing market, failure to rent vacated
apartments would result in landlords’ lowering the
asking rent to meet demand, and new housing
production would satisfy unmet demand at the price
renters are able and willing to pay. As we discuss
throughout, however, these conditions are not
realized in Los Angeles. Simply put, new expensive
housing remains disproportionately vacant, thereby
failing to free up units for lower-income families. In
addition to the intentional maintenance of overpriced
units for rent or sale described above, the system of
housing production in Los Angeles has created, on
the one hand, a surplus supply of high-rent housing
with elevated vacancy for new and higher-priced
units, and on the other hand, a massive shortfall
of low-cost housing that has contributed to the
houselessness crisis.
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Vacancy Rate by Census Tract
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Figure 2. Vacancy Rate by Census Tract
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Vacancy in Los Angeles also has a particular
geography. As seen in the map above, vacancy
is concentrated in areas with hot housing
markets and gentrification, including Downtown,
Hollywood, East Hollywood, North Hollywood,
Venice, and Koreatown, and in some of the city's
Westside neighborhoods. A recent HCIDLA report
corroborates these findings, noting that Hollywood,
Venice, and Koreatown have a disproportionate
share of the city's vacant units, and confirming that
the data suggest “prolonged periods of housing
units sitting idle in these neighborhoods."” HCIDLA
concludes that this is probably because these
neighborhoods contain new, high-end units that are
disproportionately vacant (an analysis we detail in
the following section). Regardless of how properties
are left vacant, the spatial concentration of vacancy,
and its association with rapid development and
expensive neighborhoods, reveal the speculative,
damaging nature of development occurring in Los
Angeles today.

Speculation hoards units that are sorely needed in
the housing system today, monopolizes land that
could be developed into deeply affordable housing or
otherwise be used for the benefit of the community,
and props up a massively unbalanced system of
housing production. The increasing prevalence
of speculation-fueled vacancy in housing to the
benefit of a wealthy minority is just one symptom
of a much larger problem: the transformation of
land and buildings from homes to financial assets
for a wealthy few through a process known as
financialization.

I. Vacancy is a Structural Feature of the Housing Market

FINANCIALIZATION OF HOUSING IN
THE U.S. AND SPECULATIVE FINANCE
IN CITIES

In the past few decades, the housing sector in the
United States has undergone a dramatic process
of financialization, akin to a corporate takeover.
Financialization has been described as “the
increasing dominance of financial actors, markets,
practices, measurements and narratives, at various
scales, resulting in a structural transformation of
economies, firms (including financial institutions),
states and households.™ Through financialization,
property is increasingly concentrated into the hands
of private equity and corporate interests for use as
an interest-bearing investment. In her book Urban
Warfare: Housing Under the Empire of Finance,
Raquel Rolnik, former United Nations Special
Rapporteur on Housing, describes the “long process
of deconstruction of housing as a social good and
its transformation into a commodity and a financial
asset™ This takeover has driven the transformation
of housing into a commodity and accelerated the
many deleterious and speculative trends detailed in
this report.

The Los Angeles County Assessor's 2019 data show
the impacts of financialization in Los Angeles, with
a dramatic portion of the city's housing owned by
investment vehicles. Corporate entities and other
non-individual investors?® own about 67% of all

17 Twum-Akwaboah, N., & Abood, M. (2020, p. 20). Council Report Back on the Amount of Vacant, Habitable Housing Units in Los
Angeles. Los Angeles Housing and Community Investment Department. https://clkrep.lacity.org/onlinedocs/2019/19-0623_rpt_

HCI_06-12-2020.pdf.

18.  Aalbers, M,, (2019). Corporate Financialization. In Richardson, D., Castree N., Goodchild, M.F, Kobayashi, A, Liu, W., & Marston, R.A,,
(Eds), The International Encyclopedia of Geography: People, the Earth, Environment, and Technology.

19. Rolnik, R. (2019). Urban Warfare: Housing Under the Empire of Finance.
20. A terminology borrowed from the Census Bureau's definitive Rental Housing Finance Survey. [Data set]. https://www.census.gov/

programs-surveys/rhfs.html.
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residential units in the city.?’ This same group of
corporate entities owns more than 22 square miles of
vacantlotsin L.A., which is 76% of all privately owned
vacant lots and 49% of all vacant land in the city.?

Who Owns L.A.: The Numbers

Almost 67% of all residential
units are directly owned by More than

investment vehicles in Los 613,513,000 square
Angeles, according to the feet of vacant
county assessor’s entries for lots—the equivalent

property owner name. of 10,651 football

fields or 22 square
76.6% of all privately owned q

vacant lot area in the city is

miles—are owned by
owned by investment vehicles. '_nveStment vehicles
in Los Angeles,
accounting for lover
4% of the entire city.

of all vacant land in the city
is owned by investment vehicles.

Figure 3. Who Owns L.A.: The Numbers %

21. Mortgage loans issued by banks are not categorized as bank owned and are therefore excluded from this 67% figure. According
to Los Angeles County Assessor data as of June 2019, it's likely an underestimate due to issues and inconsistencies in recording,
and the difficulties of determining the actual beneficiaries of property ownership, as discussed in this section. The assessor’s data
set is massive, and there are many variations in the naming of entities and entity types because of inconsistent entry of ownership
information. Further, corporate ownership is not tracked there in a meaningful way. Many more properties that are nominally owned
by individuals or companies are in reality predominantly owned by banks through the mortgage system, the securitization of
which means that there could be hundreds of investment vehicles and thousands of investors who have a stake in properties that
appear "owned” by others. Los Angeles County Assessor. (2019). Secure Basic File [as of June 2019]. https://assessor.lacounty.gov/
secured-basic-file-abstract/.

22. Ibid.

23. The data in the chart are derived from a query of ownership data in the Los Angeles County Assessor rolls to find properties owned
directly by a variety of entity types (LP, LLC, Inc, Co, Trust, and more). Ibid.



I. Vacancy is a Structural Feature of the Housing Market

The proportion of corporate-owned units in Los
Angeles is far larger than the national rate of
ownership by non-individual investors, as outlined
in the 2015 Rental Housing Finance Survey by the
Census Bureau, the only definitive nationwide survey
on the subject. Nationwide, the survey found that
only 25.6% of units were owned by non-individual
investors, leaving Los Angeles with a rate over 2.5
times greater than the national average.

Vacancy Rate
- 0-3
« 3-8
® 6-10
® 10-16
@® 16-30
Corporate Ownership Rate
0-35
35-55
[ 55-70
Bl 70-85
I 85- 100

Figure 4. Corporate Ownership and Vacancy in
Greater Central Los Angeles

High levels of corporate ownership are associated
with high rates of vacancy in the same census tracts,
as shown in Figure 4.2 For any given census tract,
a greater number of units owned by investment
vehicles is associated with a greater number of
vacant units. Figure 5 depicts this in another form,
showing that the relationship between the density
of corporate ownership and vacancy is positive and
statistically significant.

Corporate Ownership and Vacancy in
Greater Central Los Angeles

24, The in-tract density of corporate ownership was found by finding the sum total of units recorded by the Los Angeles County
Assessor's data set within a given tract, and the sum total of units owned by investment vehicles (see footnote 23), using the “count
points in polygon” feature in QGIS. The assessor's data set was converted from a polygonal vector data set to a point-based vector
data set using the “centroids” operation.
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Although correlation is not causation, and the
available data don't link specific corporate-owned
units to vacant units, it does suggest that corporate
ownership and vacancy may be driven by related
forces. Corporate landlords are investing in the
same high-rent, rapidly developing neighborhoods
that are host to a disproportionate share of the city's
vacancies.

Vacancy and Corporate Ownership in Los Angeles Census Tracts

Vacant Units in Tract

Investment Vehicle Owned Units in Tract

Figure 5. Vacancy and Corporate Ownership in
Los Angeles Census Tracts ?°

25, The correlation coefficient between these two variables across all City of Los Angeles census tracts ® is 0.5679, indicating a strong
association in a context as overdetermined as the housing market, and the coefficient of determination (R2= 0.3225) similarly
indicates that increasing numbers of investment-vehicle-owned properties in a tract is fairly predictive of the amount of units that
will be vacant in the same tract. The portion of buildings that are vacant is derived from the ACS survey, and the portion of units
that are corporate owned is derived from the assessor’s data set. The analysis is intended to demonstrate spatial correlation of the
two phenomena rather than to establish any causal link.




Working-class Angelenos struggling with housing
insecurity are overwhelmingly not the ones
benefiting from an investment-driven housing
system. Only 4.2% of families have trusts, which is the
entity type that owns the largest share of corporate-

I. Vacancy is a Structural Feature of the Housing Market

Recommendation section of this report. Generally,
however, what this all means is that the vast majority
of vacant land and many vacant properties are
vacant for no reason other than to pad the pockets
of the richest investors and corporations, at a huge

owned properties in Los Angeles.®® Most trusts cost to communities.
are not family-owned and are investment vehicles
of another sort?” Only 10% of households own
any type of pooled investment fund shares, which
includes those types of trusts and an alphabet soup

of other investment companies and partnerships.

Identifying those who ultimately benefit from
corporate investment in land and housing is
extremely difficult. As other researchers have
noted, it is easier to start a shell corporation than it
is to get a library card in many cities.?® Any of the
corporate entities surveyed could have a number of
investors that themselves may be corporate entities,
or might be run wholesale by another corporation
to begin with.?® Many types of property investment
companies are also securitized to some degree,
meaning they issue shares as securities either on
the public stock markets or privately to institutional
investors, private equity, and high-net-worth people.
Gaining a clearer picture of who owns cities is
a crucially important issue for further research
and one of the reasons we call for Los Angeles to
adopt Municipal Disclosure Requirements in the

26. Only 4.2% of families have trusts, which is the entity type that owns the largest share of corporate-owned properties in Los Angeles.
United States Federal Reserve. (2017, September). Changes in U.S. Family Finances from 2013 to 2016: Evidence from the Survey
of Consumer Finances. https://www.federalreserve.gov/publications/2017-September-changes-in-us-family-finances-from-2013-
t0-2016.htm

27.  According to a query of Los Angeles County Assessor property records, fewer than a third of trusts owning property in Los Angeles
are explicitly “family” trusts; this accounts for less than a quarter of all properties owned by corporate entities. In contrast, entity
names containing common corporate markings like “LP, LLP, Inc, Ltd, Co or Corp” constitute more than 37% of all properties owned
by corporate entities. Furthermore, “family trusts” are sometimes the preferred vehicle of the largest corporate landlords. Consider
the Donald Sterling T Family Trust, which owns over 5,000 units in Los Angeles and is one of the city's largest property owners, or
the Frederick Leeds Family Trust, which directly or indirectly owns over 2,000 units in the city. In any case, the inclusion of trusts
in classifications of investment-vehicle-owned properties is standard, as is the case in the RHFS. Los Angeles County Assessor.
(2019). Secure Basic File [as of June 2019]. https://assessor.lacounty.gov/secured-basic-file-abstract/.

28. Collins, C, and de Goede, E. (2018, Sept. 10). Towering Excess: The Perils of the Luxury Real Estate Boom for Bostonians. Institute for
Policy Studies, https://ips-dc.org/report-towering-excess/.

29. Collins, C. (2019). Who is Buying Seattle? The Perils of the Luxury Real Estate Boom for Seattle. Institute for Policy Studies. https://
inequality.org/wp-content/uploads/2019/10/IPS-SEATTLE-REPORT-FINAL.pdf.
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The Market Is Overproducing Luxury Housing

in Los Angeles, Much of Which Sits Vacant

Citywide ACS data reveal the many variations of vacancy in Los Angeles, but the dramatic implications become
clearer when vacancy rates are studied in the context of housing production trends. When housing is treated
as a speculative asset and not as a basic necessity, resources are allocated according to what makes the most
profits for investors. In Los Angeles and many other cities, this leads to the overproduction of luxury housing
priced far out of reach of residents of the neighborhoods in which these units are built. As a result, significant
numbers of these luxury units sit vacant—a fact at odds with the oversimplified narrative that the effects of
luxury developments will simply “trickle down" in the form of lower prices for all Angelenos.

WE'RE BUILDING HOUSING, BUT FOR WHOM?

Contrary to a popular narrative, a large amount of housing is being built in Los Angeles, but only the wealthy
can afford it. According to Co-Star,** 12,000 units have been built Downtown alone since 2014, and 3,500 more
were expected to be completed before the end of 2019. Unfortunately, this building spree is unlikely to make
even the smallest dent in the city's housing crisis, because the housing is not the type that is most needed.

Downtown is an extremely top-heavy rental market to begin with, and 97.2% of the units now under construction

are in the most expensive class identified by Co-Star. Of 32,393 units in the neighborhood, 72.33% (or 23,431
units) fallinto this "4 & 5 star” class, with an average rent of over $2,800 a month and per-square-foot rent of $3.27.

30. Co-Star. (2019, April). Downtown Los Angeles Multi-Family Submarket Report. [Data Set].
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A glut of housing is already being produced in
this category, leading to a high vacancy rate of
16.3% for units of this kind, driving up the overall
vacancy rate in Downtown to 131% by Co-
Star's calculation. In comparison, the vacancy
rate for the units not under this super-luxury
designation is under 5%. This disparity will only
be compounded going forward, with 3,402 of the
3,500 units under construction the most luxurious
class® An HCIDLA analysis of contemporary
Co-Star figures found a similar phenomenon
across the city, with vacancy concentrated in
high-rent areas and more luxurious buildings.®

Vacancy Rate by Rent in Los Angeles

Vacancy Rate

High rates of vacancy for newer and higher-
rent buildings are not confined to recent mega-
developments Downtown. A clear citywide trend
of higher vacancy rates exists in buildings with
higher rents and buildings that are newer. Using
ACS data, we analyzed the 83,699 housing units in
Los Angeles that the Census survey captures and
that are used to generate the citywide estimates to
get deeper insights into the city’'s housing market.

Contract Rent

31, Ibid,; Co-Star. (2019). Underwriting Report.

Figure 6. Vacancy Rate by Rent in Los Angeles

32.  Twum-Akwaboah, N., & Abood, M. (2020, p. 20). Council Report Back on the Amount of Vacant, Habitable Housing Units in Los
Angeles. Los Angeles Housing and Community Investment Department. https://clkrep.lacity.org/onlinedocs/2019/19-0623_rpt_

HCI_06-12-2020.pdf.
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Figure 6 shows the association between vacancy
ratesand rentsin ACS-surveyed buildings thatare for
rent in Los Angeles. Generally, the higher the asking
rent, the more likely the unit is vacant. Significantly,
the vacancy rate increases more rapidly for units
with rent higher than $1,500 a month (which is the
same rent level at which median-earning residents
of Los Angeles become rent-burdened).®®

favors the construction of market-rate and luxury
units while failing to generate substantial numbers
of low-cost units, will fail to alleviate the housing
crisis.

In addition to this general relationship, there is
evidence that, at higher levels of rent, tenants are
more likely to occupy older buildings than newer

Vacancy Rate by Rent for L.A. Structures Built Before and After 1980
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Figure 6 suggests segmentation in the housing
market, with different patterns evident in lower-
and higher-rent segments. Especially striking is
the comparative tightness of the low-rent housing
segment in comparison to the high-rent segment.
This indicates a relative oversupply of high-rent
housing at high rents and an undersupply of low-
rent housing. This is hardly a radical conclusion, but
it implies that current housing production, which

33.

Figure 7. Vacancy Rate by Rent for L.A. Structures
Built Before and After 1980

buildings—leaving the newer buildings with higher
vacancy rates as similar price points. As shown in
Figure 7, at lower rents, pre-1980 buildings have
higher vacancy rates than post-1980 buildings. This
would be expected because of the likelihood of
high-quality amenities and general conditions in the
newer buildings (though it must be emphasized that

United States Census Bureau, IPUMS NHGIS. (2019). American Community Survey 2013-2017 5-Year Estimates [Data set].
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few newer buildings rent at such affordable levels).
The near-zero vacancy rate for units in this category
indicates strong unmet demand for new affordable
housing. At higher rents, however, a counterintuitive
picture emerges. In units that rent for more than
roughly $1,800, newer buildings have higher rates
of vacancy than comparably priced older buildings.
This suggests a clear undersupply of new affordable
housing and a possible oversupply of new expensive
housing in more recent construction—a finding that
would cut against the argument that increasing
high-end housing production would address Los
Angeles' housing crisis by expanding overall supply
and thereby reducing rents at the lower end. Like
the benefits of a tax code that favors the wealthy,
the benefits of constructing luxury housing do not
appear to trickle down.

As the National Low Income Housing Coalition
points out, for housing to be available to a given
occupant, it needs to be vacant, affordable, and
available, and the availability of housing to low-
income tenants is seriously limited by the ability
of higher-income renters to rent the same units.®
This means that adding homes at high rents makes
units available to low-income residents only if a unit
affordable to them is in turn vacated. As the data
show, however, the relative vacancy of newer units
to older units at the same rent level indicates that this
is not occurring at a scale sufficient to make lower-
cost housing accessible. Figure 7 demonstrates a
persistent shortfall in rental housing supply at the
lower end, suggesting a market imperfection that
prevents the production of high-amenity, high-
price housing from expanding access to affordable
housing more broadly. Although more work needs

to be done to understand why the benefits of luxury
housing do not filter down, it is clear that adding
affordable units would expand housing opportunity
for Angelenos overall.

Housing markets are also highly
segregated, meaning discriminatory,
non-market barriers to residential
mobility for residents of color, and

those with certain immigration or
citizenship status, may prevent
them from accessing particular
neighborhoods or classes of housing.

Housing marketsarealsohighly segregated, meaning
discriminatory, non-market barriers to residential
mobility for residents of color, and those with certain
immigration or citizenship status, may prevent them
from accessing particular neighborhoods or classes
of housing. New construction tends to be not only
prohibitively expensive for most residents but also
disproportionately concentrated in neighborhoods
that are already desirable, or becoming desirable to
wealthier residents, which exacerbates this kind of
spatial inequality.®®

34. Aurnand, A, Emmanuel, D, Errico, E., Pinsky, D., & Yentel, D. (2019). The Gap: A Shortage of Affordable Homes. National Low Income

Housing Coalition.

35. Rodriguez-Pose, A, & Storper, M. (2020). Housing, urban growth and inequalities: The limits to deregulation and upzoning in
reducing economic and spatial inequality. Urban Studies, 57(2), 223-248. https://doi.org/101177/0042098019859458.
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In any case, the data above raise significant
concerns about the trend toward unaffordable
luxury development, which is evidently failing to
house people. As discussed in the context of the Co-
Star numbers, market-rate and luxury construction
dominate new units despite the desperate need
for more affordable construction. Worse, the very
act of building luxury housing in an area can drive
up the prices of all neighboring units, because
of the spillover effects of gentrification.® Luxury

The narrative that building any type

of housing will help, even housing
for the rich, is dangerous because

Furthermore, as we have demonstrated, not all
housing construction, especially of luxury units, ends
up actually housing people. As part of the process
of financialization, individual units and entire
apartment buildings may be sliced and diced into
securities and traded as assets globally by massive
corporate investors. This is another phenomenon
that prevents the benefits of luxury units from simply
trickling down.

The narrative that building any type of housing will
help, even housing for the rich, is dangerous because
it provides policymakers with the justification to
do nothing in the face of an affordable-housing
crisis, waiting instead for the market to alleviate it.
Worse, the narrative suggests that policymakers
should always approve luxury housing because

it will ultimately increase supply and be good for
everyone, which can lead to spiraling gentrification
and displacement when the market is hot and
luxury towers are left vacant as wealth-building
opportunities for the richest investors in the world.

it provides policymakers with the

justification to do nothing in the
face of an affordable-housing crisis,
waiting instead for the market to
alleviate it.

development typifies the larger problem in a system
of housing production focused on profit rather than
shelter. As long as it remains most profitable (even
given higher rates of vacancy) to build the most
luxurious housing, developers will not on their own
provide affordable and accessible housing. This is
evident in luxury rental mega-developments up all
over the city that sit with hundreds of vacant units,
and in the towering condominiums that have higher
portions of units owned by corporations than homes
by real people.

36. Chew, A. (2018, November 5). Here's What We Actually Know About Market-Rate Housing Development and Displacement.
Shelterforce. https://shelterforce.org/2018/11/05/heres-what-we-actually-know-about-market-rate-housing-development-and-
displacement/.



It Doesn’t End with Vacancy: The Speculative

Housing Market Produces Unstable Housing,
Displacement, and Houselessness

As described throughout this report, Los Angeles’ unbalanced production of luxury housing and the excess
vacancy it perpetrates exemplify a speculative housing market that prioritizes profit for a select few over housing
justice for the rest. This has devastating consequences for low-income people. In particular, the speculative
housing market results in the overproduction of unaffordable luxury housing at the same time that existing
affordable units are destroyed or converted to unaccountable corporate ownership and new affordable units
are underproduced. This process is fueled by eviction and is a root cause of increased houselessness.

THE INCREASE IN UNAFFORDABLE AND DISPROPORTIONATELY VACANT
LUXURY DEVELOPMENT COINCIDES WITH A PERSISTENT DESTRUCTION OF
RENT-CONTROLLED HOUSING AND THE RISE OF WALL STREET LANDLORDS

Although thousands of units are being built in Downtown L.A. alone, the overwhelming majority are in Co-
Star's 4 & 5 star category of super-luxury units, which have an average rent of $2,800. As these unaffordable
luxury units come on the market, and often sit vacant, the existing stock of affordable units is dwindling. Co-
Star predicts that demolitions of 1- and 2-star category (more affordable) units will eclipse the development of
new affordable units, leading to a net loss of reasonably priced market rate housing Downtown.*

37. Co-Star. (2019, April). DTLA Multi-Family Submarket Report.
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This trend—building new extremely expensive
housing while inexpensive housing is converted or
destroyed—is not unique to Downtown. Across Los
Angeles, rent-stabilized units are being lost at an
alarming rate, and expiring covenants are leading to
the permanent loss of existing affordable housing.
Since 2007, more than 26,000 rent-stabilized units
have been removed from the market through Ellis
Act evictions, and covenants have expired at over
5,000 units of affordable housing since 1997.3 This
accounts for a 3% reduction of the rent-stabilized
housing stock and a 5% reduction of covenanted
affordable units. Even worse, the City of Los Angeles
estimates that 8,597 affordable units will become
market rate because of expiring covenants in the
next five years citywide.®* Thousands more have
had dramatic rent increases because of vacancy
decontrol.

The remaining rental housing stock is undergoing
a dramatic transformation. Since the 2008 housing
crash, the Los Angeles region, like many parts of
the country, has experienced a consolidation and
corporatization of ownership of rental properties—
or what the Right to the City Alliance has called
“the rise of the corporate landlord." Also known as
Wall Street landlords, speculating corporate entities
like Invitation Homes have bought thousands of
foreclosed single-family homes and put them on
the rental market® In Los Angeles, single-family
homes now make up a significant portion of rental

housing, having increased 67% from 2005 to 20154
Financialization and the rise of the corporate
landlord can have serious impacts on tenants. A
survey of Southern California tenants of Invitation
Homes, notorious corporate landlords, produced by
SAJE (an authoring organization of this report) found
that their tenants face higher rates of eviction, worse
housing conditions, and higher rents than other
tenants, and also receive poor customer service.*

EVICTION FUELS THE LOSS OF
AFFORDABLE RENTAL HOUSING

Speculative landlords are often incentivized to
evict tenants by the promise of higher rents, higher
sale prices for vacated buildings, and the ability
to renovate to attract higher-income residents
to pay higher rents. As evident from Figure 6, the
continued desirability of older, high-rent housing to
affluent tenants makes it attractive for landlords to
remove low-income renters through eviction and
rehabilitate units to luxury standards. Vacancies are
commonly created by this process, when property
owners let housing units sit vacant after eviction
until the building is completely emptied and ready
to be sold or converted. Evictions are an epidemic in
Los Angeles, with more than half a million unlawful
detainer lawsuits filed in Los Angeles County since
2010.* Even when these issues culminate in a legal
battle, tenants are almost always unrepresented
when they face landlords in court, a significant

38. Coalition for Economic Survival & Anti-Eviction Mapping Project. (2020). Map of Ellis Act Evictions in Los Angeles. Retrieved Aug.
12,2020, http://www.antievictionmappingproject.net/losangeles.html. [Perma: https://perma.cc/YDB4-Z39R].

39. Chandler, J. (2019, June 25). The Big Problem with Affordable Housing. Curbed LA.

40. Abood, M. (2017). Wall Street Landlords Turns American Dream Into American Nightmare: Wall Street’s Big Bet on the Home Rental
Market, and the Bad Surprises in Store for Tenants, Communities, and the Dream of Homeownership. ACCE Institute, Americans
for Financial Reform, Public Advocates. https://d3n8a8pro7vhmx.cloudfront.net/acceinstitute/pages/1153/attachments/
original/1570049936/WallstreetLandlordsFinalReport.pdf?1570049936.

4. Ibid.

42, Call, R. (2014). Renting From Wall Street: Blackstone’s Invitation Homes in Los Angeles and Riverside. The Right to the City Alliance.
http://homesforall.org/wp-content/uploads/2014/07/LA-Riverside-Blackstone-Report-071514.pdf.

43. Bonnet, G, McKeon, K., Harshbarger, T,, Moya, B. M., McGraw, C., & Nelson, K. (2019). Priced Out, Pushed Out, Locked Out: How
Permanent Tenant Protections Can Help Communities Prevent Homelessness and Resist Displacement in Los Angeles County.
Public Counsel & UCLA Law Community Economic Development Clinic, Unincorporated Tenants United Coalition. http://www.
publiccounsel.org/tools/assets/files/1188.pdf. When eviction is perpetrated through the legal system, tenants are almost always left
unrepresented. Guaranteeing tenants access to a lawyer is a crucial issue that could help prevent speculators from putting tenants
out of their homes through spurious legal action or illegal harassment. www.rtcla.org.
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and unjust disadvantage.** And these are only the
most visible evictions: many more occur informally
through unreasonable and possibly illegal rent
increases, buyouts, long-term harassment and
intimidation, and spurious notices. Many bad-acting
speculator landlords drive out tenants simply by
perpetuating slum conditions that make living in a
unit unbearable.*®

Unfortunately, California law has aided speculators
in removing people from their homes. The Ellis Act
allows landlords to evict all the tenants in a building
at once to go out of the rental business. But since
it passed in 1985, it has been used primarily by
speculators who wantto evict rent-controlled tenants
in cities throughout California. Commonly, an Ellis
Act eviction precedes the building's redevelopment
or conversion to condominiums. There is no limit
to the number of times a building owner can “go
out of business," meaning that owners can buy and
Ellis multiple buildings over time*® In Los Angeles,
from 2001 to 2019, the Ellis Act was responsible
for removing 26,251 rent-controlled units from the
market, roughly 4% of the rent-controlled housing
stock in the city.# The mass eviction of tenants in
properties bought by speculative developers is a
clear abuse of the intended purpose of an already

44, See Los Angeles’ Right to Counsel Coalition. www.rtcla.org.

problematic law. Some of these buildings—now “out
of business"—are also showing up for rent as illegal
vacation rentals on Airbnb and VRBO, although Los
Angeles' new restrictions on short-term rentals may
help end this.*® And although there are penalties for
re-renting units that have been subject to an Ellis
Act eviction within five years, some property owners
may just choose to wait it out and leave units
vacant instead of providing inexpensive housing for
someone who may otherwise become unhoused.
Units sitting vacant after an Ellis Act filing add to
the category identified by the Census Bureau as
“other vacant” units, that is, the units left vacant for
legal and procedural reasons such as evictions or
foreclosures, which make up a significant share of
non-market vacancies.

As Figure 8 shows, Ellis Act filings coincide spatially
with high rates of vacancy and corporate ownership
in Hollywood, East Hollywood, and Venice, which are
experiencing rapid development and gentrification.
The spatial concentration of these harmful trends
in such neighborhoods should raise concerns
about the pace and nature of development there
and how it may be impacting those at high-risk for
displacement and houselessness.

45, Reyes, E. A. (2019, May 14). "L.A. Set Up a System to Protect Renters. What Happens When It's Used Against Them?” Los Angeles
Times. https://www.latimes.com/local/lanow/la-me-In-tenant-habitability-plan-rent-stabilized-housing-landlord-evict-20190514-

story.html.

46. Coalition for Economic Survival & Anti-Eviction Mapping Project. (2020). Ellis Act Evictions. https://www.

antievictionmappingproject.net/ellis.html.
47 Ibid.

48. Said, C. (2018, Jan. 14). Airbnb Loses Thousands of Hosts in SF as Registration Rules Kick In. San Francisco Chronicle. https://www.
sfchronicle.com/business/article/Airbnb-loses-thousands-of-hosts-in-SF-as-12496624.php.
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Ellis Act Filings and Vacancy in
Greater Central Los Angeles
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Figure 8. Ellis Act Filings and Vacancy in Greater
Central Los Angeles
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THE LOSS OF LOW-COST RENTAL
HOUSING IS COMPOUNDED BY
A DRAMATIC SHORTFALL IN THE
PRODUCTION OF AFFORDABLE
HOUSING

According to the California Housing Partnership
Corp. (CHPC), there is now a shortfall of 568,000
units affordable to low-income renters countywide,
a number that is only increasing. From 2015 to
2016, the CHPC calculates, the affordable housing
shortfall increased by 16,488 homes. The shortage
is most severe for housing that is affordable to the
lowest-income renters, as the shortfall of production
of housing available to deeply low-income renters
increased 8%, and the shortfall of housing produced
for extremely low-income renters increased 9%.
At the same time, though, since 2008, the overall
available funding for affordable housing has dropped
64%.%

Many attempts have been made to address this
crisis. Proposition HHH in Los Angeles is a voter-
approved 10-year measure to support construction
of supportive housing. Voters passed this $1.2
billion bond in 2016. Thus far, $790 million in public
funds have been committed to 5,410 total units in
the pipeline for development, 4,132 of which are
supportive housing units.® Though far short of
568,000 affordable units the CHPC estimates are

needed, it represents a great start and a model for
one type of intervention that should be pursued.”

The inability of tenants to pay rents is a huge driver
of houselessness. In Los Angeles, lack of financial
means to access housing is the top reported factor
precipitating houselessness.®? Eviction is the most
direct path to houselessness for many, and the
Economic Roundtable found that formal eviction
alone victimized 11% of unhoused persons.®®
According to a survey of recently evicted persons
in Seattle, nearly 40% were houseless shortly after
their eviction.® Other researchers have noted that
almost all currently unhoused people have been
evicted at some point, and eviction is one of the
largest drivers of houselessness overall.%®

The eviction-fueled loss of relatively affordable
housing, and the continued shortfall of the
production of new deeply affordable housing to
replace it, have led to a crisis of houselessness. And
the juxtaposition of vacant luxury development with
the massive shortfall of deeply affordable housing
presents a stark picture of inequality and injustice
in Los Angeles. Houselessness—like Ellis filings,
corporate ownership, and vacancy—is concentrated
in specific neighborhoods, such as Venice and East
Hollywood, suggesting a relationship among these
phenomena.

49, California Housing Partnership Corp. (2018, April 30). Los Angeles County Annual Affordable Housing Outcomes Report.
https://1p08d91kd0c03rixhmhtydpr-wpengine.netdna-ssl.com/wp-content/uploads/2018/06/Full-LA-County-Outcomes-Report-

with-Appendices.pdf.

50. Los Angeles Mayor's Office. (2020, June). Summary of HHH Pipeline. https://www.lamayor.org/summary-hhh-pipeline.

51.  Southern California Association of Non Profit Housing. (2019, May). Los Angeles County’s Emergency Housing Update.
https://staticl.squarespace.com/static/58793de5f7e0abe551062b38/t/5ce2fc70af9ae10001c74987/1558379634095/

Los+Angeles+HNR+2019.pdf.

52. Flaming, D, Burns, P, & Carlen, J. (2018, April). Escape Routes: Meta-Analysis of Homelessness in L.A. Economic Roundtable.

https://economicrt.org/publication/escape-routes/.
53. lbid.

54, The Seattle Women's Commission & the Housing Justice Project of the King County Bar Association. (2018, September). Losing
Home: The Human Cost of Eviction in Seattle. https://www.kcba.org/Portals/0/pbs/pdf/Losing%20Home%202018.pdf.

55. Desmond, M. (2015, March). Unaffordable America: Poverty, Housing, and Eviction. Institute for Research on Poverty.
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Houselessness by Census Tract
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Figure 9. Houselessness by Census Tract

Houselessness is increasing year after year, yet
every night there are more than enough units sitting
vacant to house the entire unhoused population
in the city®® Instead of tolerating the continued
vacancy of units across the city and building more
luxury towers that will sit vacant, we must prioritize
the construction of deeply affordable housing for all
Angelenos.

56. See Figure 1.

AFFORDABLE HOUSING PRODUCTION
IS PART OF THE SOLUTION

All of this does not negate the need for new housing.
Rather, it demonstrates that Los Angeles desperately
needs the type of housing that low-income
households can afford. The findings outlined in this
part of the report—overall higher vacancy rates
among higher-cost units, the failure of the filtering
model to produce affordability, and the dearth of
deed-restricted affordable units and corresponding
loss of rent-stabilized units—require prioritization of
new nonprofit and community-serving affordable-
housing production. Building affordable housing
should be a core standalone policy priority in Los
Angeles and a central feature of any targeted effort
to regulate and penalize vacancy.
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Part Two: Reducing Vacancy and Promoting Affordable Housing in Los Angeles

Since the beginning of the 21st century, private
companies have increasingly been able to profit from
our communities through real estate investment. We
have shown in this report that speculative finance is
related to an overproduction of vacant homes and
an unacceptable number of unhoused in our city.
What can Angelenos do to end speculative finance
in our city? How can we reclaim our land and our
homes from speculators and house people? This
section of the report offers suggestions.

We don't have to wait for structural changes in the
economy or big shifts in federal or state policies to
stand up to speculative investors looking to profit
from our housing. The city has effective tools we can
use.

Chapter IV of this report explains how cities in
the U.S. and Canada have enacted vacancy taxes
to combat speculative vacancy and raise money
for affordable housing and other housing-related
services. Vancouver has a successful vacancy
tax, and Oakland passed a Vacant Property Tax
Act in November 2018. Elements of these cities’
vacancy measures informed our policy proposals.

Chapter V presents the legal framework for
implementing a vacant homes penalty in Los
Angeles. Though Proposition 13 prevents a vacant
homes penalty from being directly tied to a
property’s assessed value, a progressive penalty
can be structured in other ways. In particular, we
show how a special parcel tax could work.

Chapter VI recommends policies to address
speculation and vacancy. We detail our proposed
vacant homes penalty, then suggest seven
complementary policies, in addition to a vacancy
tax, to address speculation and housing insecurity.

57. This section was written by the UCLA Community Economic Development Law Clinic. Primary authors are Zachary Frederick and
Jacob Woocher under the supervision of UCLA Professors Scott Cummings and Doug Smith.




U.S. and Canadian Cities are

Increasingly Using Vacancy Taxes
to Fight Speculative Vacancy

Many cities and jurisdictions in the U.S. and Canada
have passed or proposed vacancy penalties. These
policies seek to increase residents’ access to
housing, whether by incentivizing property owners
to sell or rent unoccupied properties, or by raising
revenue devoted to affordable housing causes. The
chart below outlines nine cities' existing or proposed
vacancy penalties.

In California, the cities of Oakland, San Francisco, and
San Diego have all either considered or passed anti-
vacancy measures. Oakland voters overwhelmingly
approved their Vacant Property Tax (Measure W) in
November 2018, which the city began assessing this
year.® It imposes a flat $3,000 to $6,000 annual tax
on residential and commercial properties that are
occupied fewer than 50 days per year.®® The revenue
flows to a Vacant Property Tax Fund that capitalizes
housing-related programs such as assistance for the
unhoused and affordable housing construction.®®
A San Francisco County supervisor has proposed
a fee on vacant storefronts and a daily penalty on

residential properties with three or more units left
vacant for six consecutive months.® In San Diego,
the City's Housing Commission chair has proposed
a tax that penalizes property owners who keep their
homes vacant for over six months per year.

Inspired by these movements and motivated to
increase affordable housing access, policymakers in
other U.S. cities have proposed vacancy penalties.
To dampen Boston's recent boom in real estate
speculation and luxury development, housing
advocates published a comprehensive report
on Boston luxury developments and proposed
a vacancy tax.®® In New York City, Mayor Bill de
Blasio has expressed interest in a vacancy tax or
fee to apply to vacant commercial properties.5* New
York policymakers have focused on commercial
vacancy in light of recent studies that have reported
high vacancy rates in Manhattan's retail areas.®® In
Honolulu, Mayor Kirk Caldwell has proposed a fee
on properties left vacant for an extended period.®®

58. Resolution No. 87319. Code of Ordinances for Oakland, Calif, Oakland City Council, 2018, https://library.municode.com/CA/
oakland/ordinances/code_of_ordinances?nodeld=930534; Pender, K. (2019, Jan. 26). Oakland’s Vacant-Property Tax Takes Effect,
Sparking Hope - and Alarm. San Francisco Chronicle. https://www.sfchronicle.com/business/networth/article/Oakland-s-vacant-

property-tax-takes-effect-13563273.php

59. Resolution No. 87319. Code of Ordinances for Oakland, Calif, Oakland City Council, 2018. https://library.municode.com/CA/

oakland/ordinances/code_of_ordinances?nodeld=930534.
60. Ibid.

61. San Francisco wants to propose a vacant property tax. (2019, Jan. 23). KTVU Fox 2. http://www.ktvu.com/news/san-francisco-

wants-to-propose-a-vacant-property-tax.

62. Adams, M. (2019 June 17). Housing Commission Explores Vacancy Tax. Building Industry Association of San Diego County.
https://www.biasandiego.org/2019/06/17/housing-commission-explores-vacancy-tax/; Warth, G. (2019, June 14). Housing
Commission considers tax on vacant homes. San Diego Tribune, https://www.sandiegouniontribune.com/business/real-estate/
story/2019-06-14/housing-commission-considers-tax-on-vacant-homes.

63. Collins, C, and de Goede, E. (2018, September 10). Towering Excess: The Perils of The Luxury Real Estate Boom for Bostonians.
Institute for Policy Studies. https://ips-dc.org/report-towering-excess/.

64. Calder, R. (2019, Jan. 9). De Blasio: | will lobby for vacancy tax on landlords of empty storefronts. New York Post, https://nypost.
com/2019/01/09/de-blasio-i-will-lobby-for-vacancy-tax-on-landlords-of-empty-storefronts/.

65. Rosenberg, Z. (2018, April 2). De Blasio Hints at ‘Vacancy Fee’ for Landlords of Empty Storefronts. Curbed New York, https://
ny.curbed.com/2018/4/2/17188918/de-blasio-retail-blight-new-york-vacancy-fee.

66. Finnerty, R. (2019, June 13). Could a Tax on Empty Homes Work in Honolulu? Hawai'i Public Radio. https://www.hawaiipublicradio.

org/post/could-tax-empty-homes-work-honolulu#stream/0.



IV. U.S. and Canadian Cities are Increasingly Using Vacancy Taxes to Fight Speculative Vacancy

In Seattle, a 2019 Institute for Policy Studies report
on luxury housing recommended a Seattle-specific
vacancy tax and ordinance.’”

Canadian jurisdictions have also passed compre-
hensive anti-vacancy measures. In November 2016,
Vancouver passed an Empty Homes Tax, which
went into effect in 201758 It imposes a 1% tax on the
value of vacant or unoccupied residential properties,
subjecttoseveralexceptions.®®Propertyisconsidered
vacant if it is unoccupied for more than six months
per year.’”® Revenue from the tax goes to affordable
housing initiatives.” Similarly, British Columbia (the
province encompassing Vancouver) implemented a
Speculation and Vacancy Tax in 2018.72 It imposes
a tax of 0.5% of assessed residential property val-
ues on Canadian citizens or permanent residents,
and a 2% tax on foreign owners and owners who do
not report most of their income on a Canadian tax
return.”

67. Collins, C. (2019, October 19). Who Is Buying Seattle? The Perils of the Luxury Real Estate Boom. Institute for Policy Studies. https://
ips-dc.org/report-luxury-real-estate-seattle/.

68. City of Vancouver. (n.d.). Empty Homes Tax. https://vancouver.ca/home-property-development/empty-homes-tax.aspx.
69. Ibid.

70. Ibid.

71, Ibid.

72. City of Vancouver (n.d.). Will Your Home Be Taxed? https://vancouver.ca/home-property-development/will-your-home-be-taxed.
aspx.

73.  Government of British Columbia. (n.d.) Frequently Asked Questions About Speculation and Vacancy Tax. https://www2.gov.bc.ca/
gov/content/taxes/property-taxes/speculation-and-vacancy-tax/fag-speculation-and-vacancy-tax.



Vacancy Policies in North America

Jurisdiction
Oakland

Vancouver

British
Columbia

Properties
Taxed

Residential,
nonresidential,
and
undeveloped
parcels; units
in condos,
duplexes, or
townhouses

Residential
properties in
the greater
Vancouver
area, including
undeveloped
parcels

Residential
properties

(does not apply
if there is no
residence on the

property)

Definition of
Vacancy

In use fewer
than 50 days
per year

Unoccupied
for over six
months a year;
“unoccupied”
means not
the principal
residence of
occupier, or
not occupied
by an arm’s-
length tenant
for at least 30
consecutive
days

Property is
not owner's
principal
residence or
property is not
rented out for
at least three
months of the
year

Structure of Tax
or Penalty

$6,000 flat annual
tax per vacant
residential,
nonresidential,

or undeveloped
parcel

$3,000 flat annual
tax per vacant
parcel that allows
ground-floor
commercial
activity; and

per vacant
residential unit in
a condo, duplex, or
townhouse

Annual tax of 1% of
assessed taxable
property value

Property owners
must declare
property's vacancy
status, whether or
not they think the
tax applies (opt-out
system)

Annual tax of
0.5% of property
value for
Canadian citizens
or permanent
residents; 2% of
property value
for owners who
don't report most
of their income
on a Canadian tax
return

Opt-out system

Exemptions

1) Owner is "very low
income” per HUD

2) Owner has financial
hardship

3) Owner has demonstrable,
nonfinancial hardship

4) Exceptional
circumstances prevent use
of the property

5) Parcel is under
construction

6) Owner has a building
permit

7) Owner is 65 or older and
is “low income”

8) Owner receives Social
Security benefits and
income is below a threshold
9) Owner is a nonprofit

10) Owner has applied for
planning permits

1) Owner has died

2) Property is being
redeveloped or renovated
3) Occupiers are living in a
hospital or supportive care
facility

4) Property is part of a
“Strata” complex, a type
of ownership that restricts
rentals

5) Property ownership is
being transferred

6) Owner is physically
employed in the city

7) Owner is pursuing a
court order

8) Law limits use of
property to vehicle parking,
or some physical limitation
preventing building

1) Applies only in
enumerated areas

2) Property occupied by a
tenant

3) Owner recently bought
or inherited the property
4) Owner has declared
bankruptcy

5) Owner has died

6) Property is in trust
created by a will for a minor
7) Property has rental
restrictions

8) Property includes a
daycare center

Use of Revenue

Job training for the
homeless; services for
homeless; move-in
expenses; incentive
programs to free up
affordable housing;
relocation assistance;
construction of
affordable housing; blight
alleviation; displacement
prevention; tenant
assistance; emergency
rent assistance.

Affordable housing
initiatives, including
building temporary
modular housing for
homeless; providing
capital grants to nonprofit
housing projects; building
affordable housing units

Affordable housing
initiatives, including
construction of affordable
housing; greater security
for renters; funds for local
governments to build
and preserve affordable
housing

Oversight

City has not yet
determined how to
administer

Commission on
Homelessness,
comprising nine
city residents,
reports on
ordinance efficacy
and use of funds

City auditor
analyzes use of
revenue

Collector of Taxes
mails property
status declaration
forms, reviews
them for accuracy

Local government
administrators
collect owners’
declarations of
vacancy status, file
other pertinent info

Independent
assessor
determines
property values

IV. U.S. and Canadian Cities are Increasingly Using Vacancy Taxes to Fight Speculative Vacancy




Jurisdiction

Boston
(Institute
for Policy
Studies
and City
Council
proposed
policies)

New York
City
(proposed
vacancy
tax)

San
Francisco
(proposed
vacancy
penalty)

San Diego
(proposed
vacancy
tax)

Honolulu
(proposed
vacancy
tax)

Seattle
(Institute
for Policy
Studies
proposed
vacancy
tax)

Properties
Taxed

IPS focuses
on residential
housing;

City Council
proposal
targets both
commercial
and residential
properties

Primarily
commercial
property;
possibly
residential
property

Residences and
storefronts

Residential
property

Unclear; targets
luxury housing
and seasonal
rental properties

Unclear; targets
luxury buildings

Definition of
Vacancy

Empty for over
six months per
year

Unclear

For residences:
three or

more units
unoccupied for
six consecutive
months

For stores:
Unclear

Empty for over
six months per
year

Unclear, but
modeled on
Vancouver's,
which defines
vacant as
empty over six
months per
year

Empty for over
six months per
year

Structure of Tax

or Penalty Exemptions

Unclear Unclear

Unclear Unclear

$711 registration Unclear
fee to register as a

vacant storefront;

those who don't

pay the fee face a

$3,000 penalty

Owners of
vacant residential
properties: $250
daily fee until
property is leased

Unclear, but Unclear
modeled on

Vancouver's, which

assesses annual

tax as a percentage

of property value

Unclear, but Unclear
modeled on

Vancouver's, which

assesses annual

tax as a percentage

of property value

Unclear Unclear

Figure 10. Vacancy Policies in North America

These vacancy penalties all take the form of a
monetary tax on owners of property that remains
empty most of the year. To simplify the tax’s
administration, many of the measures require

property owners to report their vacancy status and

Use of Revenue

Affordable housing
initiatives

Unclear; tax is primarily
designed to incentivize
landlords to sell or rent
property, not to generate
revenue

Unclear; tax is explicitly
designed to incentivize
landlords to sell or rent
property, not primarily to
generate revenue

Affordable housing
initiatives

Unclear

Unclear

Oversight

Unclear

Unclear

Unclear

Unclear

Unclear

Unclear

opt out of the tax if their property is not vacant.
Moreover, the measures that designate the revenue
to specific purposes devote at least some of it to
affordable housing initiatives.

IV. U.S. and Canadian Cities are Increasingly Using Vacancy Taxes to Fight Speculative Vacancy




The Legal Framework for Implementing a

Vacant Homes Penalty in Los Angeles

Following the example of Oakland and other
jurisdictions at the forefront of addressing the
negative impact of speculative vacancy, a coalition of
Los Angeles residents, community leaders, housing
advocates, and community organizations is helping
advance a vacancy tax. In June 2019, Los Angeles
City Councilman Mike Bonin introduced a motion
directing city departments to form policy options for
a vacancy tax, to be considered by voters in 2020.7
Unfortunately, because of pandemic-related and
other delays, the City Council decided to reconsider
the motion for the 2022 ballot.”® Opponents of
the tax raised questions about its legality and the
framework for a policy that might be adopted. We
try to answer some of these concerns in this report.
Just as in Oakland, a local vacancy tax (hereafter
Vacant Homes Penalty) can be legally implemented
in Los Angeles in conformity with California-specific
tax laws. A brief assessment of the legal framework
for a Vacant Homes Penalty in Los Angeles:

A. A Vacant Homes Penalty in Los Angeles
must be approved by voters. The California
Constitution grants charter cities,” including
Los Angeles, the power to implement taxes,
within certain constraints.’”” Any new tax
imposed by a local government in California
must be approved by voters in an election; a tax
cannot simply be adopted by the City Council.”®

B. A Los Angeles Vacant Homes Penalty
would probably be considered a special
tax. In California, a local tax is either a general
or special tax.”® Whether a tax is general or
special depends on its purpose.®® A general tax
is any tax imposed for general governmental
purposes® and may be approved by a simple
majority of voters—50% plus 182 A special tax is
one whose revenue is for restricted purposes,
with the money going toward, for example,
public housing construction or services for
those experiencing houselessness.® Moreover,
Proposition 218, passed by voters in 1996,
classifies as special any tax assessed on real
property or on a person as an incident of real

74.  Los Angeles City Council. (2019, June 11). Motion. http://clkrep.lacity.org/onlinedocs/2019/19-0623_mot_06-11-2019.pdf

75. LA Punts on Apartment Vacancy Tax Ballot Measure. (2020, June 25). The Real Deal Los Angeles. https://therealdeal.com/
la/2020/06/25/la-punts-on-apartment-vacancy-tax-ballot-measure/.

76. A charter city is one that has adopted a charter for its own governance. City & Cty. of San Francisco v. Regents of Univ. of California,

7 Cal. 5th 536, 541 (2019).

77.  City & Cty. of San Francisco v. Regents of Univ. of California, 7 Cal. 5th 536, 558, 684 (2019); Cal. Const,, art. Xlll C, § 2, subd. (a)-(d).

78. Cal. Const, art. Xl C, § 2, subd. (a)-(d).

79. Cal. Const. art. Xlll C, § 2, subd. (a); see also City of San Buenaventura v. United Water Conservation Dist,, 3 Cal. 5th 1191, 1200

(2017).

80. Neilson v. City of California City, 133 Cal. App. 4th 1296, 1309 (2005).

81. Cal. Const. Art. XIlI C, § 1, subd. (a).
82. Cal. Const. Art. XIll C, § 2, subd. (b).

83. Cal. Const. Art. XIll C, § 1, subd. (d). A special tax may have multiple purposes, and those purposes can encompass broad
government functions, provided the expenditure of tax proceeds is restricted in some way. Howard Jarvis Taxpayers Assn. v. City of
Roseville, 106 Cal. App. 4th 1178, 1185 (2003); Neilson v. City of California City 133 Cal. App. 4th 1296, 1310 (2005).
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property ownership.* Because a vacancy tax is
assessed on the “real property” of a person, it
would probably have to be a special tax. Unlike
a general tax, a special tax requires a two-thirds
voter approval.®

A Los Angeles Vacant Homes Penalty may
not be assessed on property value. Although
a special tax may be assessed upon a parcel of
real property or as an incident of real property
ownership, Proposition 13 prevents such a tax
from being determined based on the property's
value® In other words, the dollar amount a
property owner must pay under the Los Angeles
Vacant Homes Penalty cannot be directly tied
to the value of the property.

A Los Angeles Vacant Homes Penalty may
be legally structured as a progressive
special parcel tax. Although a parcel tax may
not be assessed on property value, several
other options are available. For example,
a parcel tax may be levied as a flat rate on
property, such as Oakland's® Parcel taxes
in California have been structured with rates
tied to the size of the property® and that differ
by use of the property®® and the number of
residential or commercial units on a given
parcel.® In this way, the tax can be progressively

Cal. Const,, Art. XIII D, § 3, subd. (a), par. (2).
Cal. Const, Art. XIII C, § 2, subd. (b), (d).

structured, so owners of presumably more
valuable vacant properties pay higher rates.

Other variables may also be considered. For
example, San Francisco’s proposal would tax
landlords owning residential properties with
three or more units that are vacant for six
consecutive months at a rate of $250 per unit
each day untilleased.® Thus, units held vacant for
longer periods of time would face higher taxes.

A special parcel tax is a logical structure for a
Los Angeles Vacant Homes Penalty, because
parcel taxes apply to property or property
ownership, allow progressive tax rates, and
permit the tax revenue to go toward community
projects designed to alleviate the housing crisis
in Los Angeles.

Constitutional and Statutory Bases for Restrictions 9 Witkin, Summary 11th Tax § 134 (2019); Cal. Consti,, Art. XIII A, § 1; Cal. Const,,

Art. XIIT A, § 4.

Resolution No. 87319. Code of Ordinances for Oakland, Calif, Oakland City Council, 2018, https://library.municode.com/CA/

oakland/ordinances/code_of_ordinances?nodeld=930534.

For example, Measure B, passed by voters of Los Angeles County in 2002 to pay for emergency medical services, levies a tax of
roughly $0.03 per square foot of structural improvements. See County of Los Angeles, (2018, Jan. 10). Revised Agenda. County of
Los Angeles, Measure B Advisory Board. http://file.lacounty.gov/SDSInter/dhs/1036113_MBABO011018.pdf .

For example, in 2004, Huntington Park passed a parcel tax with 17 rates for various property uses. Different rates applied to
categories such as vacant properties, single-family homes, residential buildings with three units, residential buildings with four
units, residential buildings with five or more units, and so on. See Sonstelie, J. (2015, April). Parcel Taxes as a Local Revenue Source
in California. Public Policy Institute of California. https://www.ppic.org/content/pubs/report/R_415JSR.pdf.

Ibid.

Mojadad, I. (2019, Jan. 23). Tax on Vacant Properties Emerges for November Ballot. https://www.sfweekly.com/news/tax-on-vacant-

properties-emerges-for-november-ballot/.
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Revenue from a Los Angeles Vacant Homes
Penalty could be devoted to advancing
important housing justice objectives. As
a special tax, the revenue from a Los Angeles
Vacant Homes Penalty could be designated for
many purposes, including projects to advance
housing justice, produce and preserve nonprofit
affordable housing, and address the harms of
speculative investment and gentrification.
Although there is broad discretion to select
these purposes, once the revenue spending
plans are listed in the measure and approved by
voters, the city cannot deviate from them.

A Los Angeles Vacant Homes Penalty
may be placed on the ballot by the City
Council or as a citizens’ initiative. The City
Council could place a Vacant Homes Penalty
measure on the ballot with a majority vote
of the council no later than 110 days before
the election.®? It could also be placed before
voters through the citizens' initiative process,®®
which would require petitioners to collect
more than 60,000 signatures within a 120-day
period, with the entire process of signature and
petition submission, signature verification, and
examination by city officials completed at least
110 days before the targeted election.®

A Note on the Legal Framework: Recent litigation
has questioned the voter threshold required to
pass a special tax measure that is submitted to
the ballot by citizens' initiative. In a 2017 case,
California Cannabis Coalition v. City of Upland
(“California Cannabis”), the California Supreme
Court drew a distinction between city council
and citizens' initiative tax measures.®® The court
held that the California Constitution's requirement
that general tax proposals placed on the ballot by
“local government” can be voted on only during
general elections does not apply to citizen-initiated
measures.®® Some commentators have argued that
the California Cannabis ruling could open the door to
a broader interpretation of citizen-initiated measures
that would relieve them of other legal restrictions—
creating the possibility that citizen-initiated special
taxes could be passed by only a simple majority.®” A
clear answer isn't likely in the near future, because
the issue is under consideration by numerous
California courts.®® In the meantime, securing two-
thirds voter approval is still an effective method for
enacting a Los Angeles Vacant Homes Penalty.

Election Code of the City of Los Angeles, Chapter VI, § 601(b), p. 39. Los Angeles City Clerk, https://clerk.lacity.org/sites/g/files/

wph606/f/Election%20Code.pdf.

Election Code of the City of Los Angeles, Chapter VI, § 600, p. 39. Los Angeles City Clerk, https://clerk.lacity.org/sites/g/files/

wph606/f/Election%20Code.pdf.

Los Angeles City Charter, Vol. |, Article IV, § 452 (b), American Legal Publishing Corp,, http://library.amlegal.com/nxt/gateway.
dll/California/laac/charter/volumeigovernance/articleivelections?f=templates$fn=default. htm$3.0$vid=amlegal:losangeles_ca_

mc$anc=JD_Ch452,

California Cannabis Coal. v. City of Upland, 199 Cal. Rptr. 3d 805, 814 (Ct. App.), review granted and opinion superseded, 372 P.3d
903 (Cal. 2016), and aff'd, 3 Cal. 5th 924, 401 P.3d 49 (2017), as modified on denial of reh'g (Nov. 1, 2017).

California Cannabis Coalition v. City of Upland, 199 Cal. Rptr. 3d at 814.

San Francisco Office of the City Attorney. (2017, Oct. 17). Memorandum Re: Voting Threshold for Initiative Tax Measures Following
California Cannabis Coalition v. City of Upland. https://www.sfcityattorney.org/wp-content/uploads/2015/07/CA-Cannabis-

Coalition-Memo.pdf.

Borenstein, D. (2019, Oct. 17). Borenstein: California needs clarity on vote requirement for taxes. East Bay Times. https://www.
eastbaytimes.com/2019/10/17/borenstein-california-needs-clarity-on-vote-requirement-for-taxes/.




Recommended Policy Tools to Address

Speculative Vacancy in Los Angeles

The magnitude of Los Angeles' affordability and houselessness crises requires a significant policy response.
This should include multiple, coordinated policies to penalize speculative vacancy and mitigate the intensive
housing instability in low-income communities caused by speculative and unaccountable investment. This
comprehensive approach should include a Vacant Homes Penalty and complementary anti-vacancy policy
tools.

These policies should be grounded in best practices, legally sound, and respond directly to the needs of
the communities most affected by Los Angeles’ unprecedented crisis. To that end, we offer the following
recommendations and considerations, which are informed by the preceding analysis and shaped by the
perspectives, priorities, and expertise of low-income L.A. residents and organizations on the front lines of the
housing justice movement.

A. Adopt a comprehensive Vacant Homes Penalty measure in Los Angeles.

If structured properly, a Vacant Homes Penalty would help deter speculative vacancy, mitigate the harms
of speculative real estate investment, and deliver necessary financial resources for community-centered
programs to address evictions, housing instability, and houselessness in low-income Los Angeles
communities. To achieve these goals, the Los Angeles Vacant Homes Penalty measure should be crafted
with the following in mind:

1. Apply the penalty citywide.

Granting exemptions for certain neighborhoods would be unfair and unworkable, and it might simply
concentrate speculation in exempt areas. Accordingly, citywide application is a common feature of a
vacancy tax. Oakland’'s vacancy tax is citywide, and British Columbia designed its Speculation and
Vacancy Tax with a broad geographic scope to prevent pushing speculators into neighboring real
estate markets.

2. Apply the penalty to rental unit vacancies and ownership unit vacancies.

As described in this report, problematic vacancies are prevalent in both rental and condominium
buildings, necessitating a penalty that covers both types of housing tenure. Other cities have pursued
vacancy tax policies with broader coverage. For example, Oakland’s applies to both residential and
commercial property. San Francisco's proposal would impose a fee on vacant storefronts and an
ongoing fee on residential properties.
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3. Apply the penalty to undeveloped vacant properties that are zoned to allow housing and
have had rental housing on site in the previous 10 years.

Owners of long-term undeveloped vacant property may face challenges in converting to residential
use, and some undeveloped vacant properties may face physical or legal limitations that prevent
development. It would be reasonable, therefore, to exclude such undeveloped properties from a
penalty. But intentionally holding properties undeveloped after evictions and/or demolition of rental
(often rent-stabilized) units is a harmful product of real estate speculation, and such practices should
be covered by the penalty.

4. Apply the penalty to units that are unoccupied by residents for more than 90 days annually.

A Vacant Homes Penalty should be imposed on an annual basis, with the penalty applying to any
unit that was unoccupied for more than 90 days during the previous year and does not qualify for an
exemption.

5. Create a rebuttable presumption that units are vacant and subject to the penalty using DWP
metering information and other best available data.

The Vacant Homes Penalty should establish a rebuttable presumption of vacancy using metering
information from the DWP, evidence of homeownership exemption, and other available data. If metering
information shows that water and power is not connected or that certain utility thresholds are not met
for more than 90 days, or if a unit has not been claimed under the homeownership exemption, the
unit should be presumed to be vacant and subject to the penalty, with the property owner having the
burden to prove otherwise.

6. Create a progressive structure that penalizes speculative vacancies and maximizes revenue
for community-centered housing justice programs and enforcement.

As described in Section 1ll, a Vacant Homes Penalty can be progressively structured in several ways,
including as a flat fee per vacant unit regardless of the unit’s size, or as a fee per square foot of vacant
unit. Fee amounts could escalate based on housing tenure, duration of vacancy, or overall building
vacancy rate, although the fee amounts may not be based on property value.



VI. Recommended Policy Tools to Address Speculative Vacancy in Los Angeles

7. Include reasonable exemptions.

Exemptions to the penalty should be granted to certain units or property, such as those:

owned by low-income individuals (using metrics adjusted for Los Angeles wages);
owned by a government or nonprofit organization;

having physical or legal limitations that prevent the owner from building on the property;
covered by an active permit for renovations;

in the process of ownership transfer;

actively being marketed in good faith for lease or sale;

whose owner or lessee is recently deceased;

whose owner or lessee is in a hospital or supportive care facility;

whose owner or lessee is in the military or a service program;

whose owner or lessee is taking an extended vacation but has demonstrated an intent to return
to the residence

All of these exemptions are found in other cities’ vacancy tax programs and together will promote fair
application of the Los Angeles Vacant Homes Penalty.

8. Allocate the penalty revenue exclusively to community-serving uses that advance housing
justice.

Revenue should be deposited in a special fund dedicated to (a) constructing and improving nonprofit
deeply affordable housing and social housing; (b) providing services to the unhoused; and (c)
preventing displacement and eviction, particularly for low-income tenants, students, the disabled, and
the elderly. Penalty revenue should not be available to any program that involves “blight elimination” or
the criminalization of low-income and houseless Angelenos.

9. Include registry, audit, and enforcement procedures; and ensure appropriate data
management practices.

Property owners, even if exempt from the Vacant Homes Penalty, should be required to register
vacancy status with the city. For example, Vancouver’s policy requires residential property owners
to annually declare their property’s vacancy status to the city government, whether or not they think
the tax applies to them. A city department should perform random audits to determine and penalize
inaccurate reporting from property owners. In addition, the responsible agency should maintain this
registry of vacant units and properties to be made available to policymakers and the public, to burnish
data access and disclosure as called for in subsequent recommendations.
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10. Ensure comprehensive community oversight of program implementation.

The Vacant Homes Penalty measure should also include the creation of an oversight commission
comprising community members affected by the affordable housing and eviction crisis, including at
least 50% current or former houseless residents. This commission should be empowered to review
citywide and building-level vacancy data and receive periodic progress reports from city staff on
implementation, enforcement, and spending of program revenue. The commission should also be
empowered and appropriately staffed to produce and present an annual report to the City Council
with an assessment of the program’s impact on advancing housing justice and recommendations for
improvements. Taking a similar approach, Oakland’s Vacant Property Tax established a Commission
on Homelessness that meets at least four times annually and reports on the status of the tax’s
implementation and impact on houselessness.

B. Adopt complementary anti-vacancy policies.

Additional policies can augment a Vacant Homes Penalty and provide greater checks on the rampant
speculation that is accelerating the affordability and houselessness crisis. The following complementary
policies should be considered alongside a Vacant Homes Penalty to form a comprehensive city response.

1. Municipal Requirements for Disclosure of Beneficial Ownership

We recommend that the city require disclosure of beneficial ownership interests as part of the property
registration. A "beneficial owner” is the natural person who reaps the rewards associated with owning
a corporation. When companies are not required to disclose this information, the window for harmful
activity is left wide open.

More and more, property owners hide their identities by owning property in the name of shell
corporations or shell LLCs (Limited Liability Corporations). A shell corporation is one designed to
shield its owner from liability, but it also makes owners of property anonymous in the public records.
These companies depend on, and profit from, municipalities’ protection of property rights and publicly
financed amenities. Yet their beneficial owners are not required to identify themselves to the public.
To unveil these actors, jurisdictions around the world have mandated the disclosure of beneficial
ownership in companies, real property, or both.

Legislators addressed corporate transparency in October 2019, when the Corporate Transparency Act
of 2019 (the Maloney bill) passed the U.S. House of Representatives with bipartisan support. The bill
would require LLCs and corporations to disclose their real owners to the Financial Crimes Enforcement
Network, an arm of the Treasury Department, at the time of company formation. According to Rep.
Carolyn Maloney, “[T]his bill will also help to crack down on New York’s real estate being used to
park illicit money, driving up housing costs and limiting availability®® In addition, New York City,

99 Story, L, & Saul, S. (2015, February 7). Towers of Secrecy. New York Times. https://www.nytimes.com/news-event/shell-company-
towers-of-secrecy-real-estate
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the European Union, and the United Kingdom are considering legislation requiring transparency in
property ownership.®

Implementing municipal disclosure would be simple. The Los Angeles County Recorder's Office could
require the disclosure of real ownership with the recording of deeds. To support code enforcement and
regulatory efforts, a registry of properties by ownership should be created. It is also critical that this
information be made available to the public.

2. Prohibit Condominium Conversions and Demolitions of Rent-Stabilized Units Until Vacancy
Monitoring Procedures Are in Place.

The Ellis Act, harmful though it is, does not prevent the City from adopting and enforcing certain tenant
protections. In fact, the Ellis Act explicitly provides that it “is not otherwise intended to ... interfere with
local governmental authority over land use, including regulation of the conversion of existing housing
to condominiums” or “preempt local ... controls that govern the demolition and redevelopment of
residential property."” The City of Los Angeles has already elected to use this discretion, at least with
respect to condominium conversions. When evaluating applications for condominium conversions, the
Department of City Planning assesses the vacancy rate in the applicable community plan area, denying
the application if the vacancy rate is 5% or less and the cumulative impact of successive conversions
is significant!®2 But as described in this report, Los Angeles hasn't produced an accounting of vacancy
rates for a planning area. Currently, then, L.A's entire condominium conversion regulatory framework
is predicated on data the city does not have.

The city can take several immediate steps to ensure proper implementation of existing code sections
and reduce speculative vacancy created by evictions and demolitions. We suggest that the city:

a. Create a way to deny demolition permits for rent-stabilized units when the vacancy rate in the
community plan area is 5% or less, similar to existing policy for condominium conversions.
Limit the annual number of demolition permits and condominium conversions.
Prohibit any condominium conversion or demolition of rent-stabilized units until such time that the
city can determine vacancy rate for community plan areas.

100. Barbanel, J. (2019, Oct. 8). Secret Manhattan Condo Purchases Are Dead, Thanks to a Suburban Squabble. Wall Street
Journal. https://www.wsj.com/articles/secret-manhattan-condo-purchases-are-dead-thanks-to-a-suburban-squabble-
11570557635?mod=article_inline; Office Journal of the European Union. (2015, May 20). Directive of the European Parliament and
of the Council of 20 May 2015. www.eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32015L0849&from=EN; Helen
Burgaff. (2018, May 2). New Register to Require Public Disclosure of Identity of ‘Ultimate Owners’ of UK Properties. International
Investment. www.internationalinvestment.net/regions/uk/new-register-require-public-disclosure-identity-ultimate-owners-buyers-
uk-properties/.

101. California Government Code Section 7060.7(a)-(b).
102. Los Angeles Municipal Code Section 12.95.2.F.6.
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3. Demand Publicly Accessible Data on Vacancy

Los Angeles agencies have historically used data based on metering information from the DWP
to measure vacancy rates. This data set samples every residence in the city on a daily basis.
Unfortunately, in recent years, city agencies have often been unable to acquire this data from DWP,
and recent estimates, from 2017, have been deemed too inaccurate to be used in decision making
by those agencies!® In response to a public records request we submitted to access this data,
the Los Angeles Department of City Planning (DCP) provided us with its most recent Community
Plan Area vacancy calculation. For this it relied on ACS 2017 data, indicating that DCP has yet to
secure updated and accurate vacancy information from the DWP. A report from the DCP to the
City Council indicates that it considers ACS data the second-best source for vacancy data, behind
DWP data,** which makes it troubling that DWP has yet failed to provide metering-based data to
city agencies. Even when vacancy data from DWP were available, city agencies did not calculate
and use vacancy information for individual buildings, another shortcoming that should be addressed.

The determination of accurate vacancy rates is critical. Vacancy rates are used to determine whether to
approve condo conversions and to evaluate the impact of new developments on the housing market.
These determinations are crucial in the context of L.A!s ongoing eviction crisis, as an Oct. 15, 2018,
motion from Councilman Mike Bonin's office makes clear!®® The motion calls for the DCP to “cease
issuing Ellis Act clearances” until the vacancy rate can be determined and is above 5% in a Community
Plan Area. The Ellis Act, as we have discussed, is a major driver of displacement and tool of speculation
in Los Angeles. Bonin recognizes the importance of this lack of data in multiple motions that are
working through council°® and the motion includes a plea to the HCIDLA for better vacancy data!®’
We applaud the councilman and his colleagues for trying to get reliable vacancy data, but the data
should be made publicly accessible to all interested residents and published online.

103. City of Los Angeles, Department of City Planning. (2017, Sept. 21). Supplemental Report Relative to Strengthening Enforcement of the
Rent Stabilization Ordinance and Ellis Act Provisions. https://clkrep.lacity.org/onlinedocs/2017/17-0480_misc_09-21-2017.pdf.

104 Ibid.
105. City of Los Angeles, City Council. (2019 October 15). Motion. http://clkrep.lacity.org/onlinedocs/2019/19-1246_mot_10-15-2019.pdf

106 City of Los Angeles, City Council. (2019, June 11). Motion: Empty Homes Penalty. http://clkrep.lacity.org/onlinedocs/2019/19-0623_
mot_06-11-2019.pdf.

107 City of Los Angeles City Council Housing Committee. (2019, Aug. 28). Housing Committee Report Relative to Vacant,
Habitable Housing Units and a Potential Empty Homes Penalty Structure in the City of Los Angeles. http://clkrep.lacity.org/
onlinedocs/2019/19-0623_rpt_hsg_8-28-19.pdf.
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4. Real Estate Transfer Tax

Real estate transfer taxes are a promising tool to reduce speculation and raise funds to be used at
the local level. California imposes a tax of $110 per $1,000 of value (0.11%) of the purchase price on
all property sales!®® Cities and counties are free to impose higher rates. Los Angeles, for example,
imposes an additional tax of $4.50 per $1,000 of net value (0.45%) on property sales®

This tax could be made still more progressive. San Francisco, Oakland, and Berkeley have imposed
higher rates for more expensive transactions. In 2016, San Francisco voters approved Proposition W,
which increased the real estate transfer tax to 2.25% for properties sold for $5 million to $10 million;
2.75% for properties sold for $10 million to $25 million; and 3% for properties sold for above $25
million The city's Office of Economic Analysis estimated the measure would raise an average of
$44 million in additional revenue each year™ In November, 2018, voters in Oakland overwhelmingly
approved Measure X to implement a tiered transfer tax"? It increased the previous flat transfer tax of
1.5% to 1.75% for transfers of $2 million to $5 million, and 2.5% on real estate value over $5 million™
In the same election, 72% of voters in Berkeley approved Measure P, which increased the 1.5%
flat transfer tax to 2.5% for sales over $1.5 million™ The measure also required the city to create a
Homeless Services Panel of Experts to advise the City Council on how and to what extent the city
should establish and/or fund programs to end or prevent homelessness in Berkeley™®

Los Angeles should consider a similar real estate transfer tax that imposes higher rates on more
valuable properties. Revenue should go toward building and improving nonprofit affordable housing;
providing services to the unhoused; and preventing displacement and eviction, particularly for low-
income tenants, students, the disabled, and the elderly.

Tannenbaum, L., and Pfaff, S. (2014, April 28). Watch Out for California Transfer Taxes in Transactions Involving Real Estate Holdings.
DLA Piper. https://www.dlapiper.com/en/us/insights/publications/2014/04/watch-out/

Ibid.

San Francisco, California, Real Estate Transfer Tax Increase, Proposition W. (2016, November). Ballotpedia. https://ballotpedia.org/
San_Francisco,_California,_Real_Estate_Transfer_Tax_Increase,_Proposition_W_(November_2016).

Office of Economic Analysis. (2016, June 29). Transfer Tax Increase on Properties Over $5 Million in Value: Economic Impact Report.
http://sfcontroller.org/sites/default/files/160604_economic_impact_final.corrected.pdf .

Oakland, California, Measure X, Graduated Real Estate Transfer Tax. (2018, November). Ballotpedia. https://ballotpedia.org/Oakland,_
California,_Measure_X,_Graduated_Real_Estate_Transfer_Tax_(November_2018)

City of Oakland. (2018, Nov. 6, p. 1). City of Oakland Measure X. https://www.acvote.org/acvote-assets/02_election_information/
PDFs/20181106/en/Measures/20%20-%20Measure%20X%20-%20City%200f%200akland.pdf.

Berkeley Hills Realty Office. (2018, Dec. 14). What You Need to Know About the New Property Taxes and Laws Going into Effect in the
East Bay. Bay Area Living. https://berkhills.com/bay-area-living/what-you-need-to-know-about-the-new-property-taxes-andlaws-
going-into-effect-in-the-east-bay.

Berkeley, California, Measure P, Real Property Transfer Tax Increase. (2018 ,November). Ballotpedia. https://ballotpedia.org/
Berkeley,_California,_Measure_P,_Real_Property_Transfer_Tax_Increase_(November_2018).
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5. Flipping Tax

A variation of a transfer tax that more effectively targets rent-seeking speculation is a flipping tax.
This would target investors who sell properties shortly after buying them, quickly cashing in on
rising property values. Both the Sen. Bernie Sanders campaign™ and the Homes Guarantee platform
released by People’s Action™ have proposed a tax of 25% of the purchase value on non-owner-
occupied properties that are sold within five years of the last purchase. A flipping penalty similar to
those described above should be built into an increased real estate transfer tax in Los Angeles.

6. Out-of-State Transaction Tax

The city should also consider a tax that targets investors living outside California. In Los Angeles,
speculators (often tied to Wall Street financial institutions or global investment pools) tend to have
deep pockets and no stake in the communities where they are buying land. Targeting these individuals
and corporate entities that seek to profit from our housing crisis could raise much-needed revenue for
affordable housing and other services needed by unhoused and rent-burdened Angelenos.

British Columbia incorporated a tax on foreign investors into its Speculation and Vacancy Tax.™ [t
imposes a vacancy tax of 0.5% on the assessed value of the residential property for British Columbians
and other Canadian citizens or permanent residents, but 2% for foreign owners and “satellite
families"™ —that is, individuals or spousal units who do not report most of their income on a Canadian
tax return?® B.C!s government adopted the tax in response to nonresident real estate speculation. A
similar provision in the Los Angeles Vacant Homes Penalty could reduce housing speculation and also
raise significant revenue.

7. Increased Gross Receipts Tax

The city should consider increasing the gross receipts tax to ensure that the largest landlords and
largest perpetrators of speculative rent increases and vacancy pay their fair share for their role in the
housing crisis.

116. Sanders, B. (n.d.). Housing for All. https://berniesanders.com/issues/housing-all/.

117, People's Action. (2019). A National Homes Guarantee. https://homesguarantee.com/wp-content/uploads/Homes-Guarantee-_-
Briefing-Book.pdf.

118. British Columbia. (n.d.). Tax Rates for Speculation and Vacancy Tax. https://www2.gov.bc.ca/gov/content/taxes/speculation-
vacancy-tax/how-tax-works/tax-rates.

19. Ibid.
120. Ibid.
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Explore Other Mechanisms For Using Perpetually Vacant Properties to House the Unhoused
Immediately and Advance Community Control of Land

Los Angeles should also consider allowing unhoused people to live in perpetually vacant properties
and transferring properties to community ownership models, such as a community land trust. This
kind of policy could take the form of seizing tax-delinquent vacant properties for use as social or
community-controlled housing; using eminent domain to take the property of the worst offenders,
who leave units vacant for unconscionable lengths of time; and any other mechanism that might bring
long-vacant properties under the control of community or local agencies.
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June 11, 2020

Council File: 19-0623

Council Districts:  City-wide

Contact Persons: Rushmore Cervantes (213) 808-8405
Claudia Monterrosa (213) 808-8650

The Honorable Eric Garcetti Honorable Member of the City Council
Mayor, City of Los Angeles City of Los Angeles, c/o the City Clerk
Room 300, City Hall Room 395, City Hall

200 North Spring Street 200 North Spring Street

Los Angeles, CA 90012 Los Angeles, CA 90012

Attention: Heleen Ramirez, Legislative Coordinator Keyonna Kidd, Legislative Assistant

COUNCIL REPORT BACK ON THE AMOUNT OF VACANT, HABITABLE HOUSING UNITS
IN LOS ANGELES

SUMMARY

The General Manager of the Los Angeles Housing + Community Investment Department (HCIDLA)
respectfully requests that your office review and approve this transmittal and forward it to City Council
for further consideration. Through this transmittal, HCIDLA requests to receive and file this report and
this report is to serve as HCIDLA'’s official report back to the Housing Committee as instructed.

On September 20, 2019, the City Council adopted the motion directing HCIDLA to work with the
Department of City Planning (DCP), and the Department of Building and Safety (DBS), to report on the
amount of vacant, habitable housing units in Los Angeles. While also directing the Chief Legislative
Analyst, with the assistance ofthe City Administrative Officer to examine the “Empty Homes” penalties,
vacancy taxes, and speculator taxes in other jurisdictions, and report with policy options for a potential
“Empty Homes Penalty” structure in Los Angeles, for consideration by voters in 2020.

HCIDLA has consulted and worked with DCP and DBS to conduct extensive research and analyses to
respond to the motion. This report provides a background on various jurisdictions which have established
an empty homes or vacancy tax and a summary of implementation outcomes, as well as presents the latest
estimate of the number of vacant units in Los Angeles and the data sources HCIDLA staff utilized to
perform analysis.

An Equal Opportunity/Affirmative Action Employer
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RECOMMENDATION

The General Manager of HCIDLA respectfully requests that this transmittal be received and filed and
serve as HCIDLAs official report back to the Housing Committee’s above referenced instructions.

BACKGROUND

The Los Angeles City Council is considering the establishment of an “Empty Homes Penalty” in Los
Angeles that would likely require voter approval, and the City is in pursuit to place this initiative on the
November 2020 ballot. The City of Los Angeles’ housing inventory includes a higher shortage of
affordable housing units in comparison to the abundance of luxury housing units that are produced.
According to the 2019 Greater Los Angeles County Homeless Count, there are 36,000 homeless
individuals who can benefit from affordable housing units, and many Angelenos who are financially
struggling to retain the unit that they are currently renting. As The Atlantic, “Why Manhattan’s
Skyscrapers Are Empty” explains, the most expensive housing markets, which include Los Angeles,
haven’t built nearly enough homes for the middle class. 7he Atlantic further states that as urban living
has become too expensive for workers, many of them have either stayed away from the richest, densest
cities or moved to the south and west, where land is cheaper. This is a huge loss for many individual
workers who work in the City of Los Angeles, but are unable to afford living in the City and have either
extensive commute times to work or reside in overcrowded situations in an attempt to afford their rental
unit in the City. As such, this creates further disparities and access to affordable housing choices, forcing
some Los Angeles residents to work many hours and experience longer commuting times, while living far
away from their place of employment.

The issue of housing availability and affordability extends beyond the City itself and is apparent statewide.
The UCLA Aftordable Housing Brief of February 2020, indicates that in California, some 17 percent of
homeowners and 30 percent of renters face severe affordability burdens, paying over half of their
household income for housing. The Housing Brief also indicates the stark reality that California’s
population growth continues even as the state has seen markedly reduced increments to housing supply.
As aresult, this has pushed up prices and reduced affordability around the state, particularly coastal areas
such as Los Angeles which experiences strong demand-side pressures along with geographic and land-
use regulatory supply constraint.

Measuring Vacancy

Given the challenge of available housing supply, particularly the number of available affordable units in
the City of Los Angeles for those of low and moderate-income, the City has a low vacancy rate. As the
law of supply and demand indicates, as the availability of housing units are limited in Los Angeles for
those in most need, the rental price of units tend to increase. In Curbed Los Angeles, “Are luxury
apartments sitting empty in LA?” - it states that fewer vacancies often translate to limited options for
renters, which means more competition—and higher prices.

Furthermore, Curbed Los Angeles also explains that vacancy data is often distilled down to what is known
as the vacancy rate; the rate can signal whether an area has too many empty apartments or too few, and
that affects rental prices. In this same article, UCLA’s Lewis Center for Regional Policy Studies states
that having a decent number of vacant homes is a fairly reliable sign that the demand for housing is not
“significantly outpacing” the amount of housing that’s available.
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According to PEW, “Can Extra Taxes on Vacant Land Cure City Blight?,” in the 2017 article it explains
while the development boom in Washington resulted in some of the property being redeveloped and put
on the market, some property owners have chosen to simply pay the tax; speculators were willing to pay
in order to keep the properties a little longer, figuring prices will continue to rise. The District collected
nearly $9.4 million in new taxes on the vacant property in fiscal year 2016.

Washington D.C. also encountered an issue by some owners of vacant property making attempts to
circumvent the law by filing for exemptions (include permitted construction or renovations; a property
being actively marketed for sale or rent; pending legal, zoning, or historic preservation cases involving
the property; or “economic hardship due to extraordinary circumstances” on the owner’s part) or asking
for building permits and then never making improvements. In 2017, the District Council approved a bill
that increases penalties for not paying the tax and tightens regulations regarding how long a property
owner can keep filing for exemptions. In addition, the law places the burden on landlords rather than the
District to prove that they have fixed issues with their vacant properties.

Curbed Washington DC’s article, “D.C. landlords can now register vacant properties with the city online”
explains that the District’s law requires for owners of vacant or blighted properties to register them within
30 days of those properties becoming unoccupied. Otherwise, the owners could face “civil and/or criminal
penalties of $2,000 in fines per violation and up to 90 days imprisonment.”

As reported in an August 2018 Curbed Washington DC article, DCRA reported over 900 vacant properties
were registered in the city. The assumption is that the District likely has hundreds of more vacant
properties due to missing data. Ordinarily, vacant properties have to be registered with the city every year,
and registration fees are $250 per property. By law, owners are required to make sure that vacant
properties meet specific maintenance standards pertaining to doors, roofs, walls, and other elements.

CITY OF LOS ANGELES VACANCY DATA RESULTS AND ANALYSIS

In the City of Los Angeles, there is no one reliable source for vacancy data. In order to estimate the total
number of vacant units in the City, HCIDLA analyzed and compared data from four sources: The Census
Bureau’s American Community Survey (ACS), the United States Postal Service (USPS), the Los Angeles
Department of Water and Power (LADWP), and CoStar. This analysis includes all vacant units and does
not distinguish between units that have been rented but not occupied and units that are currently for rent
or sale. As such, HCIDLA cautions against using these estimates to make broader claims about the health
of the housing market or as a reason to limit new housing development.

Based on a review of these sources’ methodologies and reported findings, HCIDLA estimates a citywide
vacancy rate between 6% to 7%, amounting to approximately 85,000 to 100,000 empty units. According
to these vacancy estimates, an Empty Homes Penalty has the potential to yield substantial revenue to
support housing programs (in addition to returning thousands of unoccupied units to market). For
instance, if the City pursued Oakland’s model of a flat fee for vacant properties - conservatively assuming
a minimum $3,000 charge and 50,000 eligible vacant parcels - an Empty Homes Penalty could yield $150
million per year.

In analyzing vacancy data, HCIDLA found that higher-end, 4 or 5 star-rated dwelling units (as defined by
CoStar) are disproportionately vacant while mid- and low-end units have especially low vacancy rates
(see Appendix B for CoStar unit ratings). Further, neighborhoods with a greater proportion of new, high-
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end units have some of the highest vacancy rates in the City, while those areas experiencing less residential
development have vacancy rates consistently below 5%. The geographic and market distribution of vacant
housing units provides insight into how an Empty Homes Penalty should be structured and enforced in
Los Angeles.

Methodology

This analysis relies on data from four agencies whose approaches to measuring vacancy differ
substantially. Each agency - ACS, USPS, LADWP, and CoStar - studies the City’s housing stock from a
different perspective and purpose: either conducting surveys, delivering mail, providing utility service, or
conducting market research. These different functions and definitions of vacancy create inconsistencies
between the sources and varying degrees of reliability. HCIDLA evaluated the strengths and weaknesses
of these agencies’ methodologies in order to estimate a range of total vacancies in the City. HCIDLA
assessed vacancy by census tracts to allow for a clearer comparison across neighborhoods. The City of
Los Angeles contains approximately 995 census tracts, but only 157 zip codes. Only census tracts with
their centroids within the City boundaries were included in this analysis (See Appendix A).

Overall Vacancy

The extent of vacancy in Los Angeles varies widely across the four data sources reviewed in this
report. As described in Chart 1 below, LADWP reported approximately 70,000 vacancies, ACS estimated
nearly 100,000 vacancies, CoStar recorded around 44,000 vacancies, and USPS found as few as 13,000
vacancies. HCIDLA concluded that LADWP’s methodology is likely the most reliable, as this data set
utilizes utility service records to determine unit occupancy. However, LADWP records do have a
limitation pertaining to individual and master metered information. Although the majority of housing
units in the City have individual meters, there are some apartment buildings that are master metered, using
one meter for several units. Due to this limitation, the LADWP data may slightly undercount the total
number of vacancies, however, it still serves as the most reliable data source.

ACS data, which had the highest estimate of vacant units, includes all housing units, but uses survey
participation to assess vacancy. If the Census Bureau does not receive a survey response from a selected
household, the housing unit is assumed to be vacant. Although ACS responses are required by law,
absence at time of the survey might be attributable to reasons other than vacancy. As a result, vacancy
data reported by ACS may be slightly inflated. ACS also uses representative surveys of several thousand
households in order to estimate broader statistics at the neighborhood and city level, which results in
significant margins of error. In contrast, utility service, as with LADWP’s data, offers a relatively stable
measure of habitation.

CoStar data only considers housing in structures with at least five units, and as a result undercounts
vacancy, particularly in areas of the city with smaller multifamily buildings. However, this data set, which
is intended for real estate investors, provides the most granular information on which types of units and
which areas of the City experience the highest vacancy rates.

Lastly, data from the USPS reports the lowest number of vacant units (13,333), which when compared to
the other sources, appears to be a vast undercounting. USPS determines if a unit is vacant based on whether
or not mail has been collected by addressees. This is an imprecise method of evaluating vacancy that likely
has significant lag time and risks underestimating the extent of vacancy. Specifically, addresses are
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@ businesswire

Protest Caravan to Circle Vacant Sunset Gordon Tower Friday to
Demand Use for Homeless Housing

LA City Council President Nury Martinez, Councilman Mitch O'Farrell, It's Time to House
the Unhoused!

Friday, April 17, 7:00 p.m. to 9:00 p.m. Caravan starts @ Corner of Sunset Blvd. and
Gordon St. in Hollywood; Circles north to Carlton Way, east to Bronson Ave., south to
Sunset
In midst of L.A.’'s homeless crisis and the growing COVID-19 pandemic, housing justice and
health care advocates will stage a caravan protest/advocacy action to urge use of the
building as homeless housing; stalled 22-story, 299-unit Sunset Blvd. apartment complex
has been sitting vacant for over three years

April 17, 2020 11:00 AM Eastern Daylight Time

LOS ANGELES--(BUSINESS WIRE)--As the COVID-19 pandemic continues its deadly course and epic housing
affordability and homelessness crises continue to wreak havoc across California, particularly in Los Angeles, advocates
from Housing Is A Human Right (HHR), the housing advocacy division of AIDS Healthcare Foundation (AHF), will hold a
socially-distant car protest at the Sunset Gordon tower in Hollywood on Friday evening, April 17.

The PROTEST CARAVAN kicks off at 7:00 p.m. and runs until 9:00 p.m. in front of, and circling the blocks around the
Sunset Gordon tower, a 22-story Sunset Boulevard apartment complex that has sat vacant for more than three years. The
automotive advocates are demanding that the building be quickly repurposed as housing for the homeless by government
officials under the auspices of the state’s recent pandemic-driven emergency declaration.

WHAT: HOMELESS HOUSING PROTEST CARAVAN: housing and health care advocates to demand

vacant Hollywood apartment complex be used to house homeless

WHEN: Friday, April 17, 2020, 7:00 p.m. to 9:00 p.m.

WHERE: Circling around...Sunset Gordon tower
1500-1528 Gordon Street (corner Sunset), Los Angeles, CA 90028

B-ROLL:  Advocates will project their message to Martinez and O'Farrell on the facade of the Sunset
Gordon tower with the use of GOes Before Optics (GOBO) light display. A GOBO is a template

that light shines through to project an image onto a surface.

After four weeks of inaction by LA City Council, despite a citywide shelter in place order and a statewide stay at home
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order issued by Los Angeles Mayor Eric Garcetti and California Gov. Gavin Newsom to contain the spread of the
coronavirus, the housing advocates are calling on LA City Council President Nury Martinez and Councilmember Mitch
O'Farrell to act immediately to provide adequate housing for thousands of unhoused Californians who are still living on
Los Angeles streets.

The Sunset Gordon building is a 299-unit almost entirely market rate apartment complex on the corner of Sunset Blvd. and
Gordon Street that has been sitting vacant after a Los Angeles County Superior Court judge retroactively invalidated the
project’s construction permits. The project currently has only 15 units set aside for people earning below median income.

"It is a national disgrace that such a vulnerable population is exposed and left to die on the streets as this major public
health crisis rages on," said Housing Is A Human Right Director René Christian Moya. “As millions of Californians remain
under quarantine to shelter from the COVID-19 pandemic, over tens of thousands of men, women, and children remain
with no place to shelter, even as thousands of hotel rooms remain vacant downtown.”

The activists are urging the City Council to use eminent domain to save thousands of L.A.’s unhoused residents from
certain death, by opening the hotel's vacant units to families immediately. They will project their advocacy message to
Martinez and O'Farrell on the facade of the Sunset Gordon tower with the use of GOes Before Optics (GOBO) light display
technology. A GOBO is a template that light shines through to project an image onto a surface.

“Medical experts and government officials have said that shelter is key to containing the spread of the coronavirus. Yet a
month into a statewide stay at home order, little has been done to shelter the unhoused. We urge L.A. City Council to act
immediately and save lives," Moya added.

The Sunset Gordon project first stalled and the initial construction permits were revoked after it came to light that
developer CIM Group razed a columned front entry section of the historic Spaghetti Factory building, which they were to
save and incorporate into the new building. Since 2012, several lawsuits against the City of Los Angeles and CIM have
been filed to delay or halt the project including lawsuits by the La Mirada Homeowners Association and AHF and its
affiliate organizations.

The call to repurpose Sunset Gordon comes amid exploding and intertwined COVID-19, homelessness and affordable
housing crises roiling Los Angeles. Last year, the number of homeless people in Los Angeles County rose by 12% to
58,936 and by 16% in the City of Los Angeles to 36,300 individuals.

AIDS Healthcare Foundation, the parent non-profit of Housing Is A Human Right and Healthy Housing Foundation, has
long addressed public health emergencies -- from the AIDS epidemic to the Ebola crisis to California’s homeless crisis.
AHF will do everything it can to help the vulnerable during this difficult time.

Contacts

Ruthie Thomas, Communications Director, Rental Affordability Act (RAA)
ruth.thomas@ahf.org (310) 663-4159 cell

Ged Kenslea, AHF Communications Dir., gedk@aidshealth.org (323) 791-5526 cell

Tweets by @HousingHumanRt
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Is LA's Homeless Service System Working?
Not For This Man

by Matt Tinoco in News on October 1, 2020 6:00 AM
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Halc.yon Selfmade outside a motel in Hollywood. (att Tiﬁoco/LAiét)

When the new homeless shelter opened on Hollywood's Schrader Boulevard in March 2019,
Halcyon Selfmade was one of the first people to move inside. He's white, transgender, and
spends most of his time in a wheelchair because of a medical condition he was diagnosed with at
age nine. He has Stickler syndrome, a painful and progressive genetic disease that leads to brittle
bones and weak connective tissue.



https://laist.com/author/Matt%20Tinoco
https://laist.com/news/
https://www.latimes.com/local/lanow/la-me-ln-homeless-shelter-hollywood-20190416-story.html
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Hal and his partner moved to Los Angeles a couple of years ago from Tennessee after his
transition became apparent. He says he was forced out of his apartment by an intolerant landlord.

"I'm not staying where I'm not wanted," he said.

They'd been living in a tent outside the Hollywood YMCA when they were offered a place at the
new "A Bridge Home" nearby on Schrader Boulevard. It was part of a new breed of interim
shelters where people could recover from the trauma of life on the street, be given medical
services and three meals a day, before being moved into permanent housing.

Hal and his partner were told that within 90 days, they could expect to be connected with a
wheelchair-accessible housing unit that they could afford on their roughly $1,200-a-month
income.

SHELTER EXPERIENCE

But the housing didn't materialize. Ninety days passed, and then 90 days passed again.
Meanwhile Hal says he was bounced from one case manager who couldn't find an apartment to
another that wouldn't set appointments with him. He says conditions inside the 72-bed
congregate shelter were rough at best, and that he didn't feel safe because of transphobic threats
aimed directly at him.

Plus, Hal says he saw regular use of hard drugs inside the shelter. Drug use is not allowed on
site, but "active substance use" is not grounds to kick someone out of the program. It's the basis
of a model of substance abuse treatment known as "harm reduction” that aims to provide a place
where people can detox with support.

While Hal fully supported treating addiction as a health concern, and supporting people who
struggle with substance abuse, the reality of someone illicitly smoking meth in the next bunk
made him feel unsafe.

Finally, after eight months in the shelter, he was asked to leave. Hal recounts an offsite
altercation where he claims he was defending himself and his partner from an aggressor.
Officially, Hal says he was exited from the program for being a danger to the shelter's onsite
staff.

So he and his partner set up camp on the street around the corner from the shelter, just a few
blocks from where they'd been before. Despite having gone through the system, and been at the
site for more than 90 days, Hal was little closer to finding housing than he was when he first
decided to move into the shelter.

"I'm a shoo-in. I'm disabled from birth," he said of his prospects of getting housed. "I have a
genetic condition that causes degenerative disc disease. There's no reason for me to have been
out here as long as | have." The "Housing First" model, he says, shouldn't be a "giant
runaround."”


https://harmreduction.org/about-us/principles-of-harm-reduction/
https://endhomelessness.org/resource/housing-first/
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Halcyon Selfmade is pushed by a man at a protest against homeless sweeps in Hollywood in Aug. 2020. (Matt
Tinoco/LAist)

THE GIANT RUNAROUND

Practically speaking, there is a reason Hal has been outside for as long as he has. Even though
Los Angeles' homeless service system embraces the Housing First philosophy to end
homelessness, its success hinges on having access to a robust supply of subsidized housing.
Finding a unit of housing that meets Hal's unique needs is like looking for a needle in a haystack.
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A single bed space inside of the Schrader "A Bridge Home™" homeless shelter. (Matt Tinoco/LAist)

"If it's in my price range, it's not accessible. If it's accessible, it's not in my price range. If it's
both accessible, and in my price range, it's too far away from where | need to be to get my
medical care," he said.

In fact, one of the reasons Hal opted to move into the shelter on Schrader Boulevard is because it
was only one block from his doctors at the Los Angeles LGBT Center. With a long list of
medications, and complicated palette of medical conditions and drug interactions stemming both
from his genetic disability and sex transition, the LGBT Center is likely one of the few places in
the entire country where Hal can actually access comprehensive medical care.

Stepping back, it's no secret that L.A. has a shortage of inexpensive housing. It's one of the
driving causes behind the region's escalating homelessness crisis. Even for those without Hal's
particularly complicated circumstances, the perpetual bottleneck in L.A.'s homeless service
system is that the amount of low-income housing actually available is far eclipsed by the number
of people who need help.

The result is a homeless services system that staffs thousands to get people who are already
homeless "ready" to move into housing, but struggles to rehouse them before more people end up
on the street.


https://laist.com/2020/06/12/homeless-increase-los-angeles-2020.php
https://laist.com/2020/08/24/bridge-home-los-angeles-garcetti-result.php
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The 72-bed shelter where Hal stayed for eight months is a good example of how the system
doesn't work as well as intended. In its first 17 months of operation, just 29 people were placed
into permanent housing, according to the site's operator. Another 76 people either left the shelter
voluntarily, moved into another interim housing facility, or were asked to leave like Hal and his
partner.

Those results, experts have told LAist, are largely consistent with other interim shelters across
Los Angeles' homeless service system.

DAY TO DAY

-

- F o .
L.A. City Sanitation workers bleach a sidewalk in the Hollywood Special Enforcement and Cleaning Zone. (Matt

Tinoco/LAist)

Since he left the shelter late in late 2019, Hal has been living on the street nearby in a tent large
enough for his wheelchair. He spends almost all of his time in the area because of its proximity
to his doctors, and because his mobility is limited to where he can get on public transit using a
wheelchair.

But since the "A Bridge Home" site opened last year, those same city blocks are now inside a
city-designated "Special Enforcement and Cleaning Zone."



https://laist.com/2020/08/24/bridge-home-los-angeles-garcetti-result.php
https://laist.com/2018/10/11/homeless_cleanup_crackdown_planned_near_bridge_housing_site.php
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These zones are an integral part of the "A Bridge Home" program, and can be found around
almost all of the roughly two-dozen sites now open in Los Angeles. They were conceived by city
politicians to coax housed residents and nearby businesses into "accepting" the proposed shelters
by promising extra sanitation services and police enforcement to keep other homeless people
from setting up camp in the designated area.

The zones stipulate rigorous enforcement of municipal code that allows the city to confiscate
unattended items on the sidewalk, plus other provisions intended to dissuade camping in the
zone.

It means Hal has to make sure his possessions are never left unattended, often defending them by
reciting legal code to police officers who attempt to make him go somewhere else.

"If you don't use very specific language, they will find loopholes to make you move," he said.
"And because | know how to speak, | have made them leave me alone more than once."
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L.A. City Sanitation inspectors and LAHSA outreach workers speak with a person experiencing homelessness in the
Hollywood Special Enforcement and Cleaning Zone. (Matt Tinoco/LAist)
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That daily process of holding onto his few possessions — which include his wheelchair,
medications, and documentation — is exhausting, and takes time away from efforts spent getting
off the street.

But not everybody living outside is as articulate as Hal, and the day-to-day reality is that
homeless people's belongings often get seized and thrown away. Consequently, advocates for the
homeless are suing the city in federal court over the zones. They argue the zones violate the
Fourth and Fourteenth amendments of the U.S. Constitution.

Hal's view is that the zones aren't really about "cleaning™ — they're about making homeless
people go somewhere else.

"Nobody wants to see us, the unhoused. But this cleaning is not going to make us go away. You
cannot wash us away. We are here. We are part of your community. And the sooner you start
treating us like the neighbors that we are, the sooner we all get along and everybody's better off."

Hal still hasn't given up hope of finding an affordable wheelchair accessible housing unit that's
not too far from his doctors. For now, he says case managers have told him he's on the waitlist
for a coveted Section 8 housing voucher. Not that a voucher is a guarantee of finding a unit, but
it's something.

This story has been updated to clarify the age when Hal was diagnosed with his disease, and the
particular reason he left Tennessee.


https://laist.com/latest/post/20200819/court-order-los-angeles-homeless-cleanup
https://laist.com/latest/post/20200819/court-order-los-angeles-homeless-cleanup
https://www.archives.gov/founding-docs/constitution-transcript
https://laist.com/2019/06/18/most_la_landlords_turn_away_section_8_renters_city_council_just_voted_to_change_that.php
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Why Do Thousands of L.A.'s Homeless
Shelter Beds Sit Empty Each Night? Rats,
Roaches, Bedbugs, Mold

Rina Palta May 16, 2018

Every night, some 43,000 people sleep on the streets of Los Angeles County in tents, cars and
makeshift structures. So why do thousands of beds run by the biggest homeless agencies go
empty at night?

A KPCC investigation found reports of bedbugs, rats, foul odors, poor lighting, harassment, lax
care in medical wards and even a “chicken incubator” in a room where homeless people were
sleeping.

Public documents -- including monitoring reports from the Los Angeles Homeless Services
Authority (LAHSA), health department inspections, coroner reports, surveys from the
Department of Mental Health and police reports -- reveal safety and sanitation problems in
shelters around the county.

Reviews conducted at 60 shelters funded by LAHSA last year found more than half -- 33 -- were
not filling all of their beds. Overall, LAHSA-funded shelters had a 78 percent utilization rate,
well below the 90 percent required in their contracts. Monitors also found that 25 of those
facilities were failing to meet the minimum standards required by their contracts to get people off
the streets for good.

KPCC found that negative monitoring reports, health citations and grievance complaints rarely
result in a shelter being shut down.

Some shelters raise philanthropic dollars on their own to improve living conditions in their
buildings. Those that don’t receive public dollars operate with little to no public accountability at
all.

The lack of accountability for meeting quality and service benchmarks raises questions about
what taxpayers are paying for with the hundreds of millions of dollars in Measure H funding now
flowing through LAHSA and other public agencies.

Who is looking out for the people officials say they are trying to help?


https://www.scpr.org/about/people/staff/rina-palta
https://www.scpr.org/
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There are about 16,600 shelter beds in L.A. County. They’re almost always run by private
nonprofit and faith organizations. Many have contracts with federal, local, and state government
agencies that pay for beds for mental health clients, veterans, and other populations they serve.

The result is a patchwork system of oversight. No single public entity is charged with making
sure shelters are clean, safe places to stay.

LAHSA officials told KPCC the agency has plans to improve shelter quality in L.A. The status
quo, however, is not pretty.

Rats, Roaches, Bedbugs, Mold

Craig Aslin tried the whole homeless shelter thing, he said.

Specifically, he tried The House of Hope, a boarding home in Jefferson Park.

“It sucked,” he said. “I got [eaten] up with bedbugs.”

So Aslin left and ended up in a tent on a hilly median off Franklin and Vine in Hollywood. Why?
He says his tent is cleaner, he doesn’t have to deal with people he doesn’t like, and he can come

and go as he pleases.

“I live better now than I did then, I mean for real,” he said.
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Craig Aslin is originally from Virginia. He was staying in a tent in Hollywood on Friday, March 16, 2018.
(SUSANICA TAM/KPCC)

A 2017 public health inspection of The House of Hope, the shelter Aslin left, did not find bed
bugs. It did find 17 other health code violations, including evidence of rats, roaches, suspected
mold and issues with waste storage and disposal.

The public health department said it does follow-up inspections and sends compliance letters to
shelters. It does not, however, shut shelters down.

“If compliance is not met, enforcement proceeds to the city or district attorney requesting a
criminal complaint,” the public affairs department said in an email.

The House of Hope is one of many emergency housing options in the county that does not rely
on government dollars; that means it’s operating with very little in the way of oversight.

Even in shelters that do receive public dollars, complaints of unsanitary conditions, vermin and
pests are common.

At a shelter run by Volunteers of America on Skid Row, LAHSA monitors found “water leaking
from the walls and underneath the toilets” in the bathroom, toilets that were “not secured,” and a
broken, leaking faucet.
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Another VOA shelter in South L.A. was found to have visible damage on floors and the walls
and ceilings.

One center also did not have grievance forms for clients to complain about its conditions -- a
requirement of its contract.

Orlando Ward, executive director of external affairs at the VOA-Greater Los Angeles said the
organization has made improvements after having recently taken over the shelter space from
another organization.

“We house close to 400 people between the two shelters,” he said. "As you can imagine with
such high traffic numbers, maintenance and cleaning was and is a resource-intense undertaking."
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ents are pitched near an offramp in Hollywood in March. Residents there said they prefer living outside to using a

homeless shelter where couples will have to be separated and strict scheduling is enforced. (SUSANICA
TAM/KPCC)

by

Sanitation, he said, has improved in the past year. And new funds from Measure H have helped
the organization make changes in its shelters, including staying open 24 hours a day and offering
more services on site.

At the Russ Hotel in Downtown L.A., a Department of Mental Health client reported bathrooms
that were “trashed daily” with toilets that “don’t flush.” Another client reported cockroaches.

A client at the Testimonial Community Love Center in South L.A. complained of cockroaches in
August 2017.

In an L.A. Family Housing Shelter, LAHSA monitors found “unacceptable conditions” and “a
lack of supervision over rooms.” In one Boyle Heights shelter, monitors found the “walls were
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covered with Crayola and/or marker writing” and a chicken incubator. Another room was
“extremely dirty.” A third had “foul odors” coming from it.

L.A. Family Housing has since cleared those complaints with the agency.

Eve Garrow, who works on homeless issues for the American Civil Liberties Union, said she’s
heard complaints of homeless people getting sick in shelters with body lice, head lice and other
communicable diseases like MRSA, an infection that is resistant to treatment with many
antibiotics.

“Mold in the bathrooms, blood on the walls, just a variety of issues that are really unacceptable,”
she said. "People with disabilities may try to use shelters and very quickly decide they’re unable
to manage their mental health conditions in those shelter spaces."

‘Dangerous as Heck'

Lorenna Taylor went to Samoshel, a Santa Monica shelter that resembles a large tent, in 2016
after having neck surgery.

Almost immediately, she said, another client harassed her. The woman, Taylor said, would
follow her to the bathroom and started telling other people in the shelter Taylor was actually a
man.

“I would have left, but I could barely walk,” she said.

She complained to staff, but “they told me, you need to be the bigger person,” Taylor said.
Eventually, there was a physical altercation between the two of them outside of the shelter.
Neither woman was convicted of a crime in a subsequent court case. But Taylor said the entire

experience left her with trauma.

“There’s no safety,” she said.
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Pepper Pilar talks about experiencing homelessness and 's'pend‘ing time in a shelter on Friday, March 16, 2018. Pilar
ended up homeless after a series of hardships and a relationship that ended left no other options. (SUSANICA
TAM/KPCC)

Living in close quarters can breed conflict, said John Maceri of The People Concern, which runs
Samoshel. He said his staff intervened multiple times in Taylor's case.

Many homeless people told KPCC they were victims of theft, harassment and even assault by
other clients in shelters, and that staff were either indifferent to or untrained to handle the
conflict.

“The shelters are dangerous as heck,” said Pepper Pilar, who rides a bike covered with Dr.
Pepper stickers around Hollywood. “At least out here I have friends to watch my back. In there,
they [will steal] your stuff.”

Los Angeles Police Department records show that some shelters are visited frequently by
officers. A VOA shelter on Broadway in South L.A. had 138 LAPD visits between Jan. 1, 2017
and the end of April 2018. Another VOA shelter had 197 visits.

“The LAPD visits are largely due to client crisis situations as well as calls from shelter staff
when client safety is compromised,” said Ward of VOA. “Some would argue that is better that
people experience trauma at a staffed facility than on the streets where the outcome is less
predictable.”
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'No One Noticed'

Safety and violence are just one concern about quality of care. Former shelter residents also told
KPCC they didn’t have faith in medical services.

Andria McFerson, a former Samoshel resident, said that clients in the “medical ward” -- where
people with severe medical needs are housed in proximity to a staff nurse -- are not checked on
regularly.

“My friend died there and no one noticed,” she said.

Her friend was Charles Waldron, a Vietnam War veteran. An L.A. Coroner’s report found that
he died of a heart attack at the shelter on Jan. 24, 2016.

Waldron was staying in the medical ward, a room with six metal twin-sized beds. He’d been at
the shelter about seven months.

“Staff saw decedent on 1/23/2016 around midnight in the common area of the shelter,” the report
said. At noon the next day, “staff discovered the decedent unresponsive and dialed 911.”

Paramedics, who found Waldron with red foam coming out of his mouth, beyond resuscitation,
pronounced him dead 11 minutes later.

Maceri of The People Concern said it’s not unusual for clients to skip a meal. He said Waldron’s
medical needs were not severe enough where he needed to be checked by medical professionals
daily.

“There would not have been a medical reason to force Mr. Waldron to wake up from what staff
assumed was him sleeping in after being up late the night before,” he said.

The coroner’s report described his corpse as in the stage of “early decomposition.”

No Recourse and Fears of Retaliation

Other homeless people said shelters didn’t work out for them because they were told to leave,
often after running into problems. And they said they had no recourse.

Robbin Nugent was kicked out of Samoshel in March after not showing up at the shelter for 68
of the 170 days she was a client. If she wasn’t going to use her bed, the program told her, they’d
need it for someone else.

The problem: her boyfriend, with whom she’s four months pregnant with twins, was also
homeless. He’d just graduated from a drug rehab program and was back on the streets.

“If I wasn’t with him at night, I think he would mess up,” she said.


https://www.documentcloud.org/documents/4454509-Waldron.html#document/p1/a422371
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Robbin Nugent was asked to leave a Santa Monica shelter for not utilizing her bed enough, so she packed her
belongings into a rolling trash can. Nugent is pregnant with twins. (RINA PALTA/KPCC)

So she left the shelter to stay with him.

“They were like, ‘What’s it going to take to get you back into the program?’ And I was like, ‘Get
him off the street!”” Nugent said. “It’s my babies’ dad. If he messes up, then all things go to
hell.”

She said Samoshel told her they didn’t have room for him and didn’t offer any referrals to
shelters that might.

Nugent, still pregnant, and her boyfriend are now staying in a tent in an alley behind a Santa
Monica restaurant.

Maceri said clients are expected to use their beds the majority of nights they're in the program
and that shelter "staff spent nearly six months attempting to work with Ms. Nugent to help her be
more comfortable in the shelter.”

The decision to kick someone out of a shelter should be subject to outside review, said Olga
Zurawska.
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Zurawska, a filmmaker who found herself homeless several years ago, said she herself was
kicked out of Turning Point, a Santa Monica shelter, in 2016.

Now an activist for the rights of homeless people, she said she was targeted for speaking up
about shelter quality issues.

People Concern, which runs the shelter, said it helped place her in permanent housing and that
her allegations are untrue and have been thoroughly investigated by multiple agencies, which
found them to have no merit.

Zurawska said behind the dispute about her stay at Turning Point is a bigger issue: there wasn’t
an outside body to step in and provide a neutral assessment.

It goes to the patchwork nature of oversight in an industry -- homeless services -- that is growing
rapidly. Because the shelter she stayed in didn’t receive LAHSA funding, the grievance she filed
with the agency bounced back. Turning Point did receive Department of Mental Health funding,
but Zurawska was not a mental health client. That meant she did not have recourse with that
agency. Eventually she complained to the city of Santa Monica, which helps fund Turning Point,
but she said that was a dead end.

Alisa Orduna, Santa Monica’s senior adviser on homelessness, said complaints about the shelters
it funds are taken seriously. But first clients are required to exhaust whatever internal complaint
system the shelter has before turning to the city.

Zurawska said the grievance process was confusing and hard to navigate.

“This population has no rights and no voice, really, and somebody has to do something about it,”
she said.

Garrow of the ACLU agrees that clients need an accessible, visible, neutral third party to appeal
to if shelters are going to be more effective going forward.

“Staff really have too much power over clients and clients really have no recourse when staff
treat them in a denigrating or disrespectful manner other than to submit a complaint to the very
organization that’s mistreating them,” she said.

For its part, LAHSA, which administers the majority of homeless service contracts in the county,
does not have a uniform policy on when it is appropriate to terminate a client from a program.

The agency does review each shelter’s policy, if it funds the shelter, said Chris Callandrillo,

director of procurement and performance management. It does not have reliable data on how
many people are kicked out of shelters.

Shelters Do Improve, When They Want To
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A startling claim was buried deep inside a client satisfaction report filed on Jan. 5, 2018 by a
Department of Mental Health client.

The client gave the shelter run by the nonprofit L.A. Family Housing largely high marks when
asked whether to agree or disagree with statements like, “I have generally positive interactions

with staff” and “I receive toiletries when I need them.”

Then in the comments section, the client wrote: "Someone got stabbed in their room. This place
feels like a jail with an open door."

Stephanie Klasky-Gamer, the president of L.A. Family Housing, confirmed the stabbing.
“It was an incredibly sad — and scary — but sad day here,” she said.

It was also a learning opportunity. The shelter switched security companies -- bags were already
searched and people searched with a wand on entry, but a knife had gotten in.

The agency also revamped its procedures for checking clients, from “every person, every day,”
to “every room, every day” -- meaning staff members now need to enter every room on the
property on a daily basis to check on clients.

“It also allowed us to see things that were getting in that shouldn’t have,” she said.

None of those changes were required by the myriad agencies that monitor L.A. Family Housing:
the Veterans Administration, LAHSA, the L.A. County Department of Mental Health, L.A.
County Department of Health Services, several individual cities and the U.S. Department of
Housing and Urban Development.

Other shelters may also want to improve, she said, but might not have the expertise or resources
to do so.

“I would not say that any of our colleagues don’t care,” she said. “I think when you have really
limited resources, there are places you cut back.”

Klasky-Gamer said auditors visit the shelters roughly three times a week, generally performing
one of three types of check: financial audits, programmatic audits and physical audits. There’s so
much monitoring that the space-crunched agency even has a room dedicated to files in its main
campus building in North Hollywood.

She said she wishes one agency was tasked with taking the lead on auditing.

"But I don’t begrudge oversight," she said. "These are public dollars and this is a public benefit.”

Some major issues are not addressed, however, in all the monitoring.
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LAHSA reports do not directly address safety issues beyond emergency evacuation plans, fire
extinguishers and cleanliness. The agency said it requires shelters to report incidents of violence
and then passes that information to whatever entity -- like the city or county or federal
government -- that funds the shelter’s contract.

Orlando Ward of the VOA said the decentralized system for regulating shelters can be
frustrating.

“We may suffer from not only a lack of a uniform set of standards, but differing levels of
accountability and, in some instances, a lack of direction,” he said.

New York City, Philadelphia and San Francisco have “cabinet level” officers dedicated to
addressing homelessness, he said, which helps them organize and build a common mission and
set of best practices.

L.A. has nothing comparable. There's more coordination than ever before in L.A., but not
enough.

“We still must build a common vision with 15 council districts, a mayor and five county
supervisors,” Ward said.

Callandrillo said such a system would be hard to reproduce in decentralized Los Angeles, with
its numerous municipalities, multiple funding sources for shelters and wide geography.

“With the small city of San Francisco, it’s doable,” he said. “Within a region like L.A. County,
which is 400 square miles, it’s just not a manageable model. And to do it regionally, like we do
other services, would probably cost a lot of money.”

It’s unclear what it takes for a shelter to lose its contract with LAHSA, which works with dozens
of agencies. Callandrillo said that it’s happened three times in the past four years. Even as
thousands of beds sit empty, the overall number of available beds is too small to risk losing
them.
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Alice Myles, 61, used to be a nurse before becoming homeless. She tried living in shelters, she said, but her
belongings were stolen and she didn't like being around fights. (SUSANICA TAM/KPCC)

“Typically a shelter provider owns the site or holds the lease for a site, so if we’re cancelling a
contract, often we’re cancelling the availability of shelter beds in an environment where we have

very few shelter beds,” he said. “We try to work with our providers to not have to do it.”

Callandrillo said the problem of unused beds is “systemic,” and less about an individual shelter
than how people get and find beds.

“It’s not for lack of need,” he said. “One of the main issues is connecting people to available
shelter beds.”

A person might walk into a shelter in Santa Monica that’s full, while across town, there’s an
available bed.

LAHSA is working on a way to better track available beds so that providers can immediately
direct clients to them, Callandrillo said.

He said LAHSA has posted a position to create that system, but has not hired for it yet.

What Happens Next?
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As these conditions persist, the push is on to rapidly expand L.A.’s shelter system to
accommodate a growing population of homeless people -- all amidst a housing market that
makes the region’s larger goal of finding everyone a long-term, affordable place to live more
challenging by the day.

L.A. County and the city of L.A. -- through Proposition HHH and a new developer fee for
affordable housing -- are putting hundreds of millions of dollars into the construction of
permanent housing. Providers, however, are still struggling to find enough spots for clients, and
construction will take time.

In the meantime, L.A. Mayor Eric Garcetti has proposed funneling $20 million in city funds into
creating “temporary” homeless shelters in each of the city’s 15 council districts. A neighborhood
that accepts a shelter, in turn, has been promised additional sanitation resources and police
attention to ensure that it stays free of encampments.

"Every homeless Angeleno needs a safe, clean, place to sleep at night,” Anna Bahr, the mayor's
deputy press secretary, said. "Each new site will have unprecedented service delivery: 24/7
security, mental health professionals, employment specialists, and anti-addiction experts. The
mayor’s office will be monitoring each site closely, to ensure they remain safe and clean.”

L.A. County is also poised to shift more funds from Measure H, a new quarter-cent sales tax for
homeless services, into interim housing like shelters.

LAHSA has recently upped the rate it pays shelters to improve quality. That money is intended
to fund more robust services and amenities on site -- what the industry calls “bridge housing.”

It’s a key change if the goal remains finding permanent housing and jobs for as many of the
region's homeless people as possible.

The move appears to have merit. LAHSA figures show that for the past year, about 39 percent of
those in bridge housing have moved on to permanent homes. For those in traditional shelters, the
number was 17 percent.

About 2,000 clients were in bridge housing during that period, while 12,000 lived in standard
shelters. In all, close to 60,000 people lack permanent housing in the county.

The ACLU’s Garrow says the goal of getting people back on their feet and into permanent
housing is not easy. That makes conditions in shelters that much more important.

“The promise is that they’re temporary, but so often it’s a broken promise,” Garrow said. “We
have to ensure that shelters are humane and held to the highest possible standards because people
will be living in them for a long time.”

Alex Derosier contributed to this report. This story was made possible with help from the Fund
for Investigative Reporting. Support was also provided by the Corporation for Public
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Broadcasting, which is supporting an investigative reporting collaboration among KPCC,
WNYC in New York, WABE in Atlanta, KCUR in Kansas City and APM Reports.
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A Bridge To Where? Few Exit LA's
"Temporary' Homeless Shelters For
Permanent Housing

by Matt Tinoco in News on August 24, 2020 3:51 PM

El Puente, located near Union Station in downtown L.A., was the rst bridge housing facility to open under Mayor
Garcetti's A Bridge Home program. (Courtesy Mayor Eric Garcetti via Twitter)

On a cloudy September morning almost two years ago, a who's who of L.A.'s political and social
services elite gathered downtown near Union Station to inaugurate the very first temporary
homeless shelter attached to L.A. Mayor Eric Garcetti's "A Bridge Home" program.

"We can't just keep people alive on the streets. We can't just wait for that day in which they will
have a permanent apartment. We have to do something today; a place to start healing,” said L.A.
Mayor Eric Garcetti, at the event.


https://laist.com/author/Matt%20Tinoco
https://laist.com/news/
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Two years later, despite initial resistance from local residents in Koreatown, Venice, and beyond,
L.A. has completed 22 of these shelters across the city. Thirteen have come online so far in 2020,
and the program has netted a total of 1,766 new beds.

L.A. has currently invested approximately $187 million into the program, the majority of the
funding coming from the State of California through its HEAP and HHAP programs.

STEADY STREAM

Garcetti and other politicians pitched the shelters as an interim solution — a place for people
experiencing homelessness to recover from the trauma of living outside before moving into
permanent housing.

Unlike most shelters, bridge housing residents are allowed to remain at the site 24/7, where they
have access to three meals a day, healthcare, and a caseworker. That allows residents a level of
stability that's impossible to find while outside.

At several ribbon cuttings this summer, Garcetti underscored how residents would quickly exit to
permanent housing, allowing beds to be "recycled” over and over again.

He painted a portrait of efficiency: a steady stream of people entering and exiting as they moved
on, thanks to the dedicated work of social workers helping them find long-term places to live.

The reality, however, is less straightforward.


https://www.documentcloud.org/documents/7042180-CAO-Homeless-A-Bridge-Home-report.html
https://www.lamayor.org/HEAP
https://www.bcsh.ca.gov/hcfc/hhap_program.html
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https://www.facebook.com/MayorOfLA/videos/1757676864379594/?__so__=channel_tab&__rv__=all_videos_card
https://www.facebook.com/12476614805/videos/201152851252650/?__so__=channel_tab&__rv__=all_videos_card
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RESULTS SO FAR

X\
A homeless encampment along the perimeter of an incomplete bridge housing complex being built near MacArthur
Park. (Chava Sanchez/LAist)

When 'A Bridge Home' first launched, the initial goal was that residents would remain at those
interim sites for about three months before moving into permanent housing.

But results from the first four sites that have been open for more than a year show residents are
not departing for permanent housing in the volume politicians had hoped they would.

At El Puente, the first site that opened, only 35 people have moved on to permanent housing over
the past two years, out of a total 117 served, according to John Maceri, who directs the agency in
charge of that site, The People Concern.

Maceri said that of the rest, 33 people left for another interim housing facility, or returned home
to their families. Nine people voluntarily left the program, eight were arrested and incarcerated,

20 were asked to leave for inappropriate behavior, and 12 were hospitalized and needed a higher
level of care.

Maceri underscored that finding housing that can meet the needs of people who have
experienced years of trauma from living outside is, by its nature, difficult and time intensive. He
said the results from the EIl Puente site are consistent with results across L.A.'s homeless services
system.
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"As we knew from the beginning, finding available, affordable housing units was going to
always be a challenge,” said Maceri.

"The residents of EI Puente mirror what we see in our general homeless population. We see a
high level of disability, both in terms of chronic health conditions, as well as mental illness and
substance addiction. And | say this not because it lends itself to the program being less effective
or more effective. It just is."

LOWER AND SLOWER
At three "A Bridge Home" sites operated by People Assisting The Homeless (PATH), about 24%

of program exits have been to permanent housing, according to Jennifer Hark-Dietz, PATH's
executive director.

o At the 72-bed Schrader Boulevard site in central Hollywood, which has been open since
March 2019, there have been 105 discharges, but only 28 permanent housing placements.

e Atthe 124-bed Y.W.C.A. location in Hollywood, which opened in two phases in
November 2018 and February 2020, there have been only 24 permanent housing
placements among 101 discharges.

e The 41-bed Casa Azul Boulevard location in Westlake, which opened in May 2019, has
seen 13 permanent housing placements from 63 total discharges.

In July at the opening of a bridge housing shelter in San Pedro, Mayor Garcetti acknowledged
that transitions out of "A Bridge Home" sites into housing had been fewer than anticipated, and
were taking more time.

"It's lower and slower is the honest answer. We'd been hoping it would be every three or four
months .. six months. In the first ones it was averaging more like a year," Garcetti said.

Getting a comprehensive set of numbers for the program's results has been difficult. LAist has
made multiple requests since July, but the Mayor's office has been unable to provide that
information.

Garcetti's press secretary, Alex Comisar, said the data was hard to put together because it's
gathered at the provider level, not the city level.

He also added that the Mayor's office evaluates the program's success by "how many beds we're
putting on line," as distinct from how many people transition into permanent housing.


https://www.epath.org/path-opens-three-new-interim-housing-sites/
https://www.facebook.com/12476614805/videos/201152851252650/?__so__=channel_tab&__rv__=all_videos_card

https://laist.com/2020/08/24/bridge-home-los-angeles-garcetti-result.php

The first homeless shelter under Mayor Eric Garcetti's "A Bridge Home" opened on Monday, Sept. 10, 2018. (Matt
Tinoco/LAist)

THE PERPETUAL BOTTLENECK

If the street is on one side of a bridge shelter, permanent housing is on the other. Or at least, it
should be.

But that depends on low-income housing being available. And more often than not in Los
Angeles, there just isn't very much.

L.A.'s homeless services system relies on social workers helping people who are homeless to
grow their monthly income so they can afford a place to live.

That means connecting them with rental vouchers, income subsidies, and other public assistance
programs.

But even that isn't enough to afford the high cost of rent in most buildings, causing a perpetual
bottleneck.
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The result is a system that leaves every individual (and their case manager) jockeying for a very
small number of affordable housing slots or rental subsidies in a perverse game of musical
chairs.

Everybody in the system — whether they're on the street, in bridge housing, in a hotel, or in any
of the myriad of other temporary housing 'solutions' provided by L.A.'s homeless services system
— is competing for the same small number of spaces.

Many people get stuck, even with a case manager and connections to social services.

Hark-Dietz says bridge housing provides a major service, but she's worried that it can become a
destination for many, not a quick stopover.

"We have to still focus on the outcomes and on the outflow into permanent housing so we can
continue to use [bridge housing] as a resource, and not necessarily just a space where people are
living long-term," said Hark-Dietz, of PATH.

RELIEF ON ITS WAY

In July, Mayor Garcetti speculated that things will move more quickly looking forward because
additional permanent housing will come online thanks to Proposition HHH.

That's the $1.2 billion bond measure that Los Angeles voters passed in 2016 to subsidize the
construction of thousands of units of low-income housing. Dozens of projects, each with
hundreds of apartments, are anticipated to open over the next two years, although only two
buildings totaling 106 units have opened so far.

When those buildings do start opening, it's hoped they will relieve some of the built-up pressure.

"I think, you know, the end of this year and early next year, we'll start to see a wave of several
thousand [units] coming online which will help. Nothing is going to be the magic bullet, but
we'll start to see momentum,” said Maceri of The People Concern.

WHAT'S NEXT?

In the meantime, Los Angeles is poised to radically expand its stock of interim housing,
including bridge housing. That's because of a federal lawsuit that alleges Los Angeles has
handled mass homelessness with negligence. In June, the City of L.A. agreed to rapidly provide
shelter for more than 6,000 people by April of 2021.
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The interior of the Schrader "A Bridge Home" site in Hollywood. (Matt Tinoco/LAist)

Precisely how the city will produce 6,000 new shelter beds in the next eight months is still
obscure. Some of those beds will be in previously planned "A Bridge Home" sites, though court
documents indicate many beds may come in the form of tiny homes, hotel rooms, rented
apartments, or safe-parking and sanctioned camping locations on public land.

Maceri worries that more shelter beds means more people living long-term in congregate shelter
settings, which are not a substitute for housing.

"l don't think we should take the approach that all the money should be invested in just
emergency or bridge housing without an exit strategy. Because then what we're doing is we're
essentially warehousing people indefinitely," said Maceri.

"And | know the argument is better for people to be in some kind of temporary situation than to
be on the street. And | agree that it is. Some shelter is better than no shelter. But some shelter
without a clear exit strategy is not a good plan.”
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