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I. INTRODUCTION
�

�
The�City� of� Lakewood�2013-2021�Housing�Element� (Housing�Element)�has� been�prepared� in�
compliance� with� the� State� of� California� Government� Code� Section�65302(c)� � and� � with�� the��
Housing�� Element�� Guidelines�� as�� established�� by�� the�California�Department�of�Housing�and�
Community�Development�(HCD).�
�
�

A. PURPOSE AND CONTENT�
�

The� Housing� Element� is� an� official� policy� statement� with� regards� to� the� types� and�
quantities� of� housing� to� be� provided� in� the� City� of� Lakewood.� The� Housing� Element�
analy�es� existing� housing� conditions� in� light� of� the� constraints� that� are� faced� by� the�
housing�market.� The� Housing� Element� also� identifies� opportunities� for� improving� and�
expanding�Lakewood�s�housing�supply.�

�
The�Housing�Element� is�a�part�of� the�General�Plan.� � It� is� comprehensive,� long-range,�
and� is� internally� consistent� with� the� other� elements� of� the� General� Plan.��
Comprehensive�means� that� the� Housing�Element� considers� all� geographic� areas� of�
the� City,� and� that� consideration� is�given�to�the�complete�range�of�housing�stock�and�to�
all�economic�segments�of�the�community.�

�
The�Housing�Element�must�address�not�only�current�housing�issues,�but�also�the�City�s�
housing� needs� through� the� year� 2021.� � �The� Housing� Element� will� be� reviewed�and�
updated� approximately� every� eight� years� thereafter,� so� that� it� may� respond� to� the�
community's�changing�conditions�and�needs.�

�
Being� general� in� nature,� the� Housing� Element� is� implemented� through� the� support� of�
goals� and� objectives,� and� the� application� of� policies� and� programs.� � The� Housing�
Element�is�an�aid�for�planners�and�appointed�and�elected�officials�in�making�appropriate�
choices�when�addressing�specific�housing�issues.�

�
�

B. RELATIONSHIP TO OTHER ELEMENTS AND PLANS�
�

Government�Code� Section� 65300.5� requires� that� the�General� Plan� and� the� parts� and�
elements� thereof� shall� comprise� an� integrated� and� internally� consistent� statement� of�
policies.��This�update�of�the�Housing�Element�has�been�prepared�in�a�manner�making�it�
consistent�with�other�elements�and�areas�of�the�General�Plan.�

�
The� Housing� Element� is� implemented� primarily� by� the� Lakewood� Municipal� Code�
(Municipal� Code).� � The� Municipal� Code� contains� ordinances,� including� those� that�
pertain� to� the� subdivision� regulations,� �oning� ordinance,� and� building� code.��
Implementation� of� the� Housing� Element� also� benefits� from� special� activities� and�
programs�authori�ed�by�the�Lakewood�City�Council,�the�CDBG�Action�Plan,�and�through�
the� development� of� affordable� housing� sites� purchased� by� the� former� redevelopment�
agency�(which�are�overseen�by�the�Lakewood�Successor�Agency).�
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C. USE OF RELEVANT AND CURRENT DATA�
�

In� the� preparation� of� this� Housing� Element,� a� review� of� Lakewood's� socioeconomic,�
demographic�and�housing�information�from�the�U.S.�Census,�the�California�Department�
of�Finance�(DOF),� the�California�Employment�Development�Department�(EDD)�and� the�
Southern�California�Association�of�Governments�(SCAG)�were�collected�and�analy�ed.�

�
A� key� source� of� information� is� the� 2012� Regional� Housing� Needs� Assessment�
(RHNA)�formulated�by�SCAG�which�identifies�the�existing�and�future�housing�needs�for�
the� region� and� each� local� jurisdiction,� including� the� City� of� Lakewood.� � The� RHNA�
forecasts� the� housing� demand� and� determines� the� total� construction� need� by� four�
economic�segments�within�each�jurisdiction.�

�

�

D. CITIZEN PARTICIPATION�
�

As�required�by�State�Law�(Government�Code�Section�65588(c),�all�economic�segments�
of� the� community� must� be� provided� an� opportunity� to� review� and� comment� on� the�
Housing� Element.� � In� compliance� with� this� requirement,� community� meetings� and�
public�workshops�on�the�Draft�Housing�Element�were�held�on�the�following�dates:�
�
Tuesday,�March�12,�2013� Joint�meeting�of� the�City�Council�and�the�Planning�

and�Environment�Commission�(PEC).�
Wednesday,�March�27,�2013� Community� Meeting� #1,� Executive� Board� Room,�

Centre�at�Sycamore�Pla�a,�5�pm�-�6�pm.�
Thursday,�April�4,�2013� Housing�Element�Workshop�with�PEC.�
Thursday,�May�16,�2013� Community�Meeting�#2,�Palms�Park,�5�pm�-�6�pm.�
Tuesday,�July�2,�2013� Lakewood�Public�Hearing�with�PEC.�
Tuesday,�August�13,�2013� Lakewood�Public�Hearing�with�City�Council.�
�
Notification�of� the�community�meetings�were�mailed�to�housing�advocates,�developers,�
and� other� organi�ations, � a nd � published� in� the�Press� Telegram.� � Notices�were� also�
posted�at�City�Hall,�at�public�parks,�and�on�the�City�s�website�(www.lakewoodcity.org).��
Copies� of� the� Draft� Housing� Element� were�made�available� for� review�at� Lakewood�
City� Hall.� � Appendix� A� presents� a� sample� invitation� letter� to� a� Lakewood� Housing�
Element� community�meeting.� �Appendix�A�also� includes�copies�of� comments� received�
on�the�Draft� Housing� Element� and�responses�to�those�comments�where�appropriate.�

�

The�City�will�continue�to�provide� information�on�the�Draft� Housing� Element� and�solicit�
input�from�all�economic�segments�of�the�community�until�the�Housing�Element�is�certified�
by�HCD.��A�public�hearing�will�be�held�for�the�adoption�of�the�Draft� Housing� Element� by�
the�City�Council.�

�

In�addition,�as�required�by�Government�Code�Section�65589.7,�upon�the�adoption�of�this�
Draft� Housing� Element,� the�City�shall�distribute�a�copy�of� the�Housing�Element� to� the�
area�water�and�sewer�providers.� �They�include�the�City�of�Lakewood�Water�Resources�
Department,�the�Golden�State�Water�Company,�the�Metropolitan�Water�District,�and�the�
County�Sanitation�Districts�of�Los�Angeles�County.�
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II. CITY PROFILE�
 

�
Lakewood's� housing�production�needs� stem� from�both� local� and� regional� conditions.� � These�
conditions�include�the�following:�
�

�� New� housing� is� needed� as� regional� employment� and� population� growth� generate� a�
demand�for�new�housing�throughout�Southern�California.�

�
�� New�housing� is� needed�as� Lakewood's�current�population� increases�and�ages.�

�
�� New�construction�housing�is�needed�to� replace�some�of�Lakewood's�older�housing�stock�

that�is�too�severely�deteriorated�to�rehabilitate.�
�
�� New� housing� is� needed� when� vacancy� rates� are� low� to� ensure� reasonable� levels� of�

choice�and�mobility�in�the�marketplace.�
�
Figure�1�below�depicts�the�City�of�Lakewood's�location�in�a�regional�context.�
�

Figure 1:  Regional Location
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A. POPULATION CHARACTERISTICS�
�

According� to�the�2010�U.S.�Census,� the�City�of�Lakewood�has�a�population�of�80,048,�
which� is� an� increase� of� 703� persons� or� 0.9%� from� the� 2000� U.S.� Census� figure� of�
79,345.� � The� City�s� population� grew� rapidly� from� the� time� of� incorporation� in� 1954� to�
approximately�83,000�people�in�1970.��After�1970,�population�growth�patterns�started�to�
shift.� �As� illustrated� in�Figure�2�and�presented� in�Table�1,�between�1970�and�1990� the�
City�s� population� declined� by� 9,416� residents.� � However,� during� this� same� period� of�
population� flux,�housing�units� in� the�City�continued� to� increase� from�24,208� in�1970� to�
26,795�in�1990�and�to�27,470�in�2010.�
�
The� SCAG� Regional� Transportation� Plan� (RTP)� model� projects� the� City�s� population�
increasing�only�slightly�to�80,500�in�2020�and�to�80,600�by�the�year�2035.��Since�the�City�
had� a� similarly� si�ed� population� in� the� past,� which� was� adequately� housed� in� fewer�
dwelling� units,� the� existing� housing� stock� is� available� to� accommodate� the� expected�
population�growth.� �According� to� the�U.S.�Census,� there�were�24,208�dwelling�units� in�
1970.� �That�figure�grew�to�27,470�in�2010.� �In�addition�to�the�3,262�new�dwelling�units�
added� to� the�housing�stock�between�1970�and�2010,� the�City�continues� to�experience�
considerable� investment� by� homeowners� to� upgrade� their� homes� with� the� addition� of�
bedrooms� and� other� living� spaces.� � This� indicates� that� the� current� housing� stock� can�
accommodate� a� higher� population� than� the� 2010� population.� � Furthermore,� with� the�
City's� current� land� use� and� density� designations,� the� City� can� accommodate� the�
projected� population� through� the� construction� of� additional� housing� units� if� population�
growth�generates�a�need�for�additional�housing.�
�
Figure 2:  Lakewood Population and Housing Units Trends and Projections

�

Source: U.S. Census (1960-2010), SCAG 2012-35 RTP/SCS (*).
Note: 2020 and 2035 housing unit projections are derived from household projections assuming 
the 01/2011 vacancy rate of 1.67%.
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Table 1:  Population of Lakewood and Neighboring Jurisdictions, 1990 to 2010

Jurisdiction 1990 2000

Change 
1990-
2000 Pct. 2010

Change 
2000-
2010 Pct.

Lakewood� 73,557� 79,345� 5,788� 7.9%� 80,048� 703� 0.9%�

Bellflower� 61,815� 72,878� 11,063� 17.9%� 76,616� 3,738� 5.1%�

Cerritos� 53,240� 51,488� -1,752� -3.3%� 49,041� -2,447� -4.8%�

Cypress� 42,655� 46,229� 3,574� 8.4%� 47,802� 1,573� 3.4%�

Hawaiian�Gardens� 13,639� 14,779� 1,140� 8.4%� 14,254� -525� -3.6%�

Long�Beach� 429,433� 461,522� 32,089� 7.5%� 462,257� 735� 0.2%�

L.A.�County� 8,863,164� 9,519,338� 656,174� 7.4%� 9,818,605� 299,267� 3.1%�

Source: U.S. Census (1990 & 2000), SCAG Existing Housing Needs Data Report (2012)
�
The� decrease� in� population�during� the� 1970s�was� not� accompanied� by� a� decrease� in�
housing� units� (single-family� homes,� apartments,� condominiums,� and� mobile� homes).��
The�number�of�housing�units�has�been�slowly�and�consistently� increasing�over�several�
decades,� due� to� new� construction.� � The� reduction� in� population�was� due� instead� to� a�
decrease�in�household�si�e.��Many�of�the�young�couples�who�moved�to�Lakewood�in�the�
1940s,�50s�and�60s�to�raise�their�families�became�one-�or�two-person�households�again�
as�their�children�moved�out�of�the�home.��This�demographic�transition�is�reflected�in�the�
changes�in�the�City�s�average�household�si�e,�which�declined�from�3.77�in�1960�to�3.03�
in�2000,�and�subsequently�rose�to�3.10�in�2010.�
�
As�shown�in�Table�1,�Lakewood�s�recent�population�trends�have�generally�been� in� line�
with�those�of�its�neighboring�municipalities�and�Los�Angeles�County.��All�of�the�cities�in�
the�area�are�highly�urbani�ed,�and�vacant�residential�land�accounts�for�a�relatively�small�
percentage�of�their�total�area.��This�is�especially�true�of�Lakewood,�whose�rate�of�growth�
has�trailed�its�surrounding�jurisdictions�and�the�County�as�a�whole�since�2000.�
�
The�local�population�increase�expected�over�the�upcoming�eight�years�will�come�from�an�
increase�in�the�number�of�persons�per�household�as�younger�families�move�into�the�City.��
An� increase� in� the� residential� population� may� also� be� attributed� to� the� conversion� of�
single-family�homes�in�the�M-F-R��one�being�redeveloped�into�multi-family�homes.�

�
�

1. Age
�
Figure�3�below�shows�the�evolution�of� the�City�s�age�pyramid�from�1970�to�2010.� �The�
City�s� demographic� trends� during� this� period� indicate� a� decline� in� the� under-20�
population�(due�to�families�having�fewer�children),�an�increase�in�the�20-to-64�age�group�
(home�buying�and�family�raising�years),�and�an�increase�in�persons�over�the�age�of�65�
(primarily�original�homeowners�who�moved�to�Lakewood�in�the�1950s).�

�
�
�
�
�
�
�
�
�
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Figure 3:  Population Age Distribution
�

�
�

Source: U.S. Census (1970-2010)

�
�
The�aging�of�the�City�s�population�will�continue�to�heavily�influence�the�si�e�of�the�labor�
force.� �The�population�bulge�of� the�baby�boom�years�has�moved� into� its�middle�years.��
The�number�of�people� in� the�employment�ages�of�20� to�64�has� increased�since�1970,�
both� in� terms� of� raw� numbers� and� as� a� percentage� of� the� City�s� overall� population.��
However,�with�the�aging�of� the�population,� the�percentage�of�people�of�working�age� is�
expected�to�decrease�for�some�time�to�come.�
�
�

2. Race and Ethnicity
�
The�data�presented� in�Table�2� indicates�that�40.9�percent�of� the�City�s� total�population�
consider� themselves�as�Non-Hispanic�White.� �The�remaining�ethnic�composition�of� the�
City� includes�30.1�percent�Hispanic�or�Latino�of�any�race,�16.0�percent�Asian,�and�8.3�
percent�Black.��More�than�3.2�percent�of�City�residents�identify�themselves�as�being�of�
two�or�more�races.��This�compares�to�the�ethnic�composition�countywide�of�47.7�percent�
Hispanic,�27.8�percent�Non-Hispanic�White,�13.5�percent�Asian�and�8.3�percent�Black.��
The�percentage�of�the�Non-Hispanic�White�population�in�the�City�continues�to�decline�as�
the� percentage� of� other� ethnic� groups� increase.� � In� 2010,� the� Hispanic� or� Latino�
population� in�Lakewood� increased� to�30.1�percent�of� the� total�city�population,�up� from�
22.8�percent�in�2000�and�14.6�percent�in�1990.�
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Table 2:  Race and Ethnicity, 2010

Race/Ethnicity Lakewood Los Angeles County

Non-Hispanic�White� 32,774� 41.0%� 2,728,321� 27.8%�

Hispanic�or�Latino�(of�any�race)� 24,101� 30.1%� 4,687,889� 47.7%�

Asian� 12,811� 16.0%� 1,325,671� 13.5%�

Black�or�African�American� 6,663� 8.3%� 815,086� 8.3%�

American�Indian�and�Alaskan�Native� 234� 0.3%� 18,886� 0.2%�

Native�Hawaiian�and�other�Pacific�Islander� 686� 0.9%� 22,464� 0.2%�

Some�other�race� 178� 0.2%� 25,367� 0.3%�

Two�or�more�races� 2,601� 3.2%� 194,921� 2.0%�

Total�Population� 80,048� 100.0%� 9,818,605� 100.0%�

Source: U.S. Census (2010)
Note: Hispanic/Latino is an ethnicity and can include members of any race. The data presented here 
reflect the non-Hispanic population of each race

�
�

B. EMPLOYMENT CHARACTERISTICS�
�

1. Total Employment 
�
The� economic� recession� of� the� early� 1990s� contributed� to� the� employment� decline� in�
Southern�California;�but�by�the�mid-1990s,�the�regional�economy�began�to�recover.��As�
shown� in� Table� 3,� SCAG� estimated� the� City�s� 2003� employment� total� at� 16,700� and�
increasing�to�17,000�jobs�in�2005�and�to�15,700�in�2008.��Due�in�part�by�the�economic�
downturn�following�the�“housing�bubble,��the�City�s�employment� total� is�projected�to�be�
16,800�by�2020�and�in�2035�it�is�projected�to�be�17,800.��This�is�a�projected�increase�of�
6.6� percent� between� 2003� and� 2035.� � During� the� same� period,� the� Gateway� Cities�
Subregion�is�projected�to�increase�by�38�percent�and�countywide�by�10.8�percent.�
�

Table 3:  Total Employment

Year Lakewood Gateway Cities Subregion** Los Angeles County

2003� 16,700� 742,000� 4,355,000�

2005� 17,000� 746,000� 4,397,000�

2008� 15,700� 894,600� 4,340,370�

2020*� 16,800� 944,700� 4,557,470�

2035*� 17,800� 1,023,900� 4,827,470�

%�Growth�2003-2035*� 6.6%� 38.0%� 10.8%�

Source: SCAG 2007 Regional Transportation Plan & SCAG 2012-2035 RTP/Sustainable 
Communities Strategy growth forecast.
Note (*): These rows are based on the growth forecast.
Note (**): The Gateway Cities Subregion includes 27 cities in southeastern Los Angeles County, 
including the City of Lakewood.

Lakewood 2013-2021 Hou in Element� 2-5 II - City Profile� 



The� state� of� the� economy� and� its� effect� on� employment� and� job� growth� plays� a�
significant�role�in�housing�demand,�housing�costs,�and�vacancy�rates.� �During�the�post�
housing�bubble�recession,�the�median�home�price�of�homes�dropped�in�Lakewood,�and�
the�vacancy�rate�increased.��As�the�economy�recovers,�employment�will�increase�which�
will� improve� the�City�s� jobs/housing� balance.� � In� 2007,� the�SCAG�RTP�noted� that� the�
2005� jobs/housing�ratio�was�0.61�which�was� less� than�one� job�per�housing�unit.� �This�
ratio�indicates�a�jobs-poor�and�housing-rich�city.��In�comparison,�the�countywide�ratio�of�
jobs� to�housing�was�1.32�–�more� than�one� job� located� in� the�county� for�each�housing�
unit.�

According�to�the�2006-2008�Census�Transportation�Planning�Package�from�SCAG,�the�
2020� projection� of� employment� will� be� 16,800� persons.� � In� 2010,� there� were� 27,470�
housing� units� in� Lakewood.� � According� to� General� Plan� Annual� Progress� Reports� in�
2011�and�2012,� combined�with� development� of�a�Neighborhood�Stabili�ation�Program�
(NSP)�property,�it�is�estimated�that�there�will�be�27,485�housing�units�at�the�beginning�of�
2014�which�will�also�be�the�start�of�the�5th�RHNA�cycle.��This�yields�a�jobs/housing�ratio�
of�0.61�in�2020�which�is�virtually�no�change�from�2007.�
�
2. Labor Force�

As�presented�in�Table�4,�the�U.S.�Census�estimated�the�2010�labor�force�for�the�City�of�
Lakewood�at�41,699.��The�labor�force�by�definition�includes�the�working�population�and�
those� wishing� to� work.� � There� were� an� estimated� 2,326� persons� unemployed.� � The�
resulting�unemployment�rate�was�5.6�percent.���This�rate�was�higher�than�the�5.0�percent�
witnessed� during� 2000� and�more� than� the� unemployment� rates� from� 1980� and� 1990.��
The� increase� in�unemployment� is�due� to�a�prolonged�recession.� �Employment�and� the�
labor� force� have� increased� dramatically� since� 1960.� � The� City� labor� force� grew� from�
23,900�to�an�estimated�45,800�in�2007,�an�increase�of�more�than�21,900�persons�or�91.6�
percent.��This�increase�is�due�primarily�to:��(a)�population�increase;�(b)�the�entrance�of�
numerous�women�into�the� labor�force;�and�(c)�the�demographic�shift� in�age�distribution�
from�young�to�working�age�residents.�Each�of�these�three�factors�will�continue�to�cause�
increases�in�the�labor�force,�although�at�lower�rates�than�in�the�last�few�decades.�
�
Table 4:  Lakewood Labor Force, 1960-2010

Year
Labor
Force

Percent of
Total Population Employed Unemployed

Unemployment
Rate

1960� 25,059� 37.3%� 24,148� 921� 3.7%�

1970� 35,774� 43.1%� 33,761� 2,013� 5.6%�

1980� 39,189� 52.5%� 37,277� 1,912� 4.9%�

1990� 39,216� 53.3%� 37,519� 1,697� 4.3%�

2000� 39,375� 49.6%� 37,420� 1,955� 5.0%�

2010� 41,699� 52.1%� 39,373� 2,326� 5.6%�

Source: U.S. Census (1960-2000), 2010 data are from SCAG Existing Housing Needs Data 
Report (2012) / 2005-2009 American Community Survey.
Note: Labor force and employment figures are for the population age 16 and over, except for the 
1960 figures which are for the population 14 and over.

�

�
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Unemployment�in�Lakewood�has�historically�been�lower�than�the�region�and�the�nation.��
According� to� the� U.S.� Census� 2005-2009� American� Community� Survey� 5-Year�
Estimates,�Lakewood�s�2010�unemployment� rate� reached�5.6�percent�compared�to�7.7�
percent� for� the�County,�7.8� percent� for� the�State�and� 7.2�percent� for� the�nation.� � The�
stability� of� the� population� and� labor� force� is� an� important� factor� in� keeping� the� local�
unemployment�rate�low.�

Table�5�shows�the�occupations�of�Lakewood�residents�in�2010.��The�largest�segment�of�
the�residents�is�in�management�and�professional�occupations�(35.4%),�followed�by�sales�
and� office� occupations� (30.8%),� production� and� service� occupations� (14.8%)� and�
production,�transportation,�and�material�moving�occupations�(10.3%).�
�
The� adaptation� of� the� national� economy� from� an� industrial� economy� to� a� service�
economy� has� been� influential� in� creating� employment� in� the� City.� � Lakewood� is�
especially� sensitive� to� the� fortunes�of� the�Boeing�Company�s� operations� in� the�City� of�
Long�Beach,� although� the� length�of� service�of�many� of� Lakewood�s� industrial�workers�
and� growth� in� other� sectors� keep� the� City� from� being� as� dependent� on� Long� Beach�
industries�as� it�might� otherwise�be.� �Women�entering� the� labor� force�will� continue.� � In�
2010,�according�to�the�U.S.�Census�2007-2011�American�Community�Survey,�64.9�%�of�
Lakewood�women�were�in�the�labor�force.��This�is�higher�than�the�2000�statewide�figure�
of� 55.5� percent,� and� there� is� no� reason� to� expect� this� percentage� to� decline� in� the�
foreseeable�future.�
�
Table 5:  Occupation of Lakewood Residents, 2010

Occupation Number Percent

Management,�professional,�and�related�occupations� 13,910� 35.4%�

Service�occupations� 5,833� 14.8%�

Sales�and�office�occupations� 12,121� 30.8%�

Farming,�fishing,�and�forestry�occupations� 17� 0.1%�

Construction,�extraction,�maintenance,�and�repair�occupations� 3,387� 8.6%�

Production,�transportation�and�material�moving�occupations� 4,062� 10.3%�

Total 39,330 100.0%

Source: 2005-2009 American Community Survey 5-Year Estimates, employed persons age 16 
and older.

3. Industries�
�
Table��6��below�shows��the��types��of� � industries�� in� �which��Lakewood��residents��are�
employed,� and� it� describes� a� local� employment� profile� that� is� roughly� similar� to� that�
shown� by� Table� 5.� � Educational,� health� and� social� services� form� the� largest� share�
(21.6%)�of�the�industries�employing�City�residents,�with�manufacturing�second�(13.8%).��
These�industries�are�not�necessarily�located�within�the�City�of�Lakewood.�
�
Manufacturing�has�experienced�a�significant�decline� in� its�share�of�employment�of�City�
residents�–�it�accounted�for�more�than�a�quarter�of�residents��jobs�in�1990.��The�decline�
is�due� to�a�number�of� factors,� including�decreased�activity�at� the�Boeing�plant� in�Long�
Beach�and�a�general�shift�in�the�United�States�away�from�manufacturing�activity�as�more�
companies�decide�to�locate�their�production�operations�in�other�countries.�
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Table 6:  Industries Employing Lakewood Residents, 2010

Industry Number Percent

Agriculture,�forestry,�fishing�and�hunting,�and�mining� 102� 0.3%�

Construction� 1,986� 5.2%�

Manufacturing� 5,226� 13.8%�

Wholesale�trade� 1,562� 4.1%�

Retail�trade� 4,751� 12.5%�

Transportation�and�warehousing,�and�utilities� 2,798� 7.4%�

Information� 1,381� 3.6%�

Finance�and�insurance,�and�real�estate�and�rental�and�leasing� 2,618� 6.9%�
Professional,�scientific,�and�management,�and�administrative�and�waste�
management�services� 2,882� 7.6%�

Educational�services,�and�health�care�and�social�assistance� 8,187� 21.6%�
Arts,�entertainment,�and�recreation,�and�accommodation�and�food�
services� 2,899� 7.6%�

Other�services,�except�public�administration� 1,820� 4.8%�

Public�administration� 1,704� 4.5%�

Armed�forces� 43� 0.1%�

Total 37,959� 100.0%�

Source: SCAG Existing Housing Needs Data Report (2012) / 2005-2009 American Community 
Survey 5-Year Estimates, employed persons age 16 and older.

�
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C. HOUSING AND HOUSEHOLD CHARACTERISTICS�
�
�

1. Housing Growth Trends�
�
During�the�decade�of�the�1990s,�housing�construction�in�the�Southern�California�region�
did� not� keep� pace� with� population� growth.� � Between� 1990� and� 2000,� Los� Angeles�
County�experienced�a�population�increase�of�11.5�percent�while�housing�units�increased�
by�only�3.5�percent.�This�explains�the�increases�in�household�si�e�countywide�during�this�
time� period.� � It� may� also� explain� the� increase� in� overcrowding� in� certain� parts� of� the�
County.�
�
Table�7�shows�that�in�Lakewood,�the�pace�of�housing�construction�was�even�slower�than�
in� the�County�as�a�whole.� �During� the�1990s,�Lakewood�s�housing�stock� increased�by�
515�units�or�1.9�percent.� � �Housing�growth�has�been�even�slower�so� far� in� the�2000s,�
with�only�an�estimated�78�units�having�been�added�from�2000�to�2007.� �In�2010,�there�
were� 27,470� housing� units� which� was� a� 0.6%� increase� from� 2000.� �While� significant�
housing�growth�in�the�City�occurred�during�the�1960s�–�an�increase�of�32.3�percent�–�the�
decades�since�then�experienced�very� low�growth.� �The�slowdown� in�housing�growth� in�
Lakewood,�as�well�as�many�other�cities� in�highly�urbani�ed�southeastern�Los�Angeles�
County,�is�primarily�a�result�of�the�lack�of�available�land�for�residential�development.�
�
Table 7:  LAKEWOOD HOUSING UNITS, 1960-2010
�

Year Housing Units Percent Growth

1960� 18,301� --�

1970� 24,208� 32.3%�

1980� 26,250� 8.4%�

1990� 26,795� 2.1%�

2000� 27,310� 1.9%�

2010� 27,470� 0.6%�

Source: U.S. Census (1960-2010)
�
�
Table�8�presents�the�housing�unit�growth�and�the�net�increase�in�Lakewood�between�FY�
2000�and�2013.��During�this�period,�there�were�142�new�dwelling�units�constructed�and�
25� units� demolished� which� resulted� in� the� City�s� housing� stock� increasing� by� 117�
dwelling�units.�
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Table 8: Housing Unit Construction, FY 2000-2013

Year

Single 
Family

Residential

Multiple Family
Residential

Total Units 
Constructed

Units
Demolished

Net Gain of
Units

2-4
Units

5 or More
Units

2000� 0� 1� 0� 1� 0� 1�

2001� 1� 2� 0� 3� 0� 3�

2002� 0� 0� 0� 0� 0� 0�

2003� 0� 0� 26� 26� 0� 26�

2004� 1� 0� 20� 21� 0� 21�

2005� 8� 4� 0� 12� 3� 9�

2006� 0� 4� 10� 14� 5� 9�

2007� 1� 14� 0� 15� 6� 9�

2008� 27� 2� 0� 29� 1� 28�

2009� 0� 0� 0� 0� 3� -3�

2010� 0� 0� 0� 0� 1� -1�

2011� 0� 0� 16� 16� 0� 16�

2012� 0� 2� 0� 2� 6� -4�

2013� 0� 3� 0� 3� 0� 3�

Total 38 32 72 142 25 117

�
Source: City of Lakewood Community Development Department General Plan Annual Reports
Note: 2013 data were updated on 3/8/2013
�
�
2. Housing Conditions�
�
The�majority�of�the�City�s�housing�stock�is�in�good�condition.��However,�homes�built�more�
than� 30� years� ago� are� likely� to� require� structural� renovation� and� maintenance.��
According�to�information�available�from�the�U.S.�Census�and�the�County�Assessor,�more�
than�two-thirds�of�the�existing�housing�stock�in�Lakewood�was�built�prior�to�1960.��Table�
9�shows� that� the�majority� (54.1%)�of� the�homes� in�Lakewood�were�built� in� the�1950s.��
Homes�built�after�1970,�which�account�for�17.3�percent�of�the�total�housing�stock,�should�
meet� most� of� the� existing� building� code� standards.� � This� situation� strongly� suggests�
there�will� be�an� increased�need� for� structural� improvements� to� Lakewood�s� residential�
structures�during�the�next�decade.�
�
In�general,�older�homes�require�greater�maintenance�which�results�in�higher�costs.��This�
leads� to� deferred�maintenance� that� further� deteriorates� the� physical� conditions� of� the�
homes�in�the�City.� �In�addition,�older�deteriorated�structures�often�violate�building�code�
standards�and�lack�safety�features�such�as�fire�suppression,�home�security�devices�and�
seismic�safety�retrofits.��In�fact,�stringent�seismic�safety�codes�were�not�developed�until�
after�the�1971�Sylmar�earthquake.�After�that�event,�many�building�codes�were�revised�to�
ensure�structures�could�withstand�seismic�activity�of�similar�magnitude.�
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Table 9:  Age Distribution of Housing Stock

Year of Construction Percent of Total

2000-2009� 0.7%�

1990-1999� 3.1%�

1980-1989� 4.3%�

1970-1979� 7.6%�

1960-1969� 14.5%�

1950-1959� 56.4%�

1940-1949� 11.5%�

Prior�to�1939� 1.8%�

Source: 2005-2009 American Community Survey 5-Year Estimates
�
�
In� January�2008,�a� windshield�survey� was� conducted�to� assess� the�exterior�conditions�
of� the� existing� housing� stock.� � For� the� purpose� of� identifying� areas� of� potential�
rehabilitation�and�recycling�within�the�City,�the�survey�was�focused�on�four� study� areas�
in� eastern� Lakewood� that� are� �oned� M-F-R.��These� areas� were�selected�because�the�
residential�structures�within�them�tend�to�be�older�and�of�lower�quality�construction�than�
those� in� the� rest� of� the� City.� � In� addition,� these�areas� in� eastern� Lakewood�have� the�
lowest�income�households�and�need�affordable�units.�
�
The�survey�preceded�on�a� parcel-by-parcel�basis� in�each� of� the�four� study� areas,� and�
each� residential� structure� was� evaluated� according� to� its� exterior� conditions.� The�
results�of�the�survey�indicated�that�approximately�seven�percent�of� the�housing�units� in�
the�four�areas�exhibited�signs�of�requiring�major�repair,� and� therefore� were� considered�
candidates� for� rehabilitation� or� possible� replacement.� � Further� details� of� the� survey�
results� can� be� found� in� Table� 10.� Physical� building� conditions� such� as� cracked� walls,�
deteriorated�roofs�and�foundations�and�inadequate�lot�si�e�or�dimensions�were�common�
among�these�structures.�
�
Table 10:  Existing Housing Conditions

�
Study 
Area

Total Existing 
Units

Potential Rehab 
Units*

Percent 
Rehab

Acres of 
Blighted Parcels

1� 597� 23� 3.9%� 1.73�

2� 652� 103� 15.8%� 8.64�

3� 554� 13� 2.3%� 1.52�

4� 219� 0� 0.0%� 0.0�

Total 2,022 139 6.8% 11.89
�
Source: City of Lakewood Community Development Department and GRC Associates
Note *: This is a count of all units identified as blighted whether included in Appendix B or not.

As�mentioned�above,�several�parcels�in�the�study�areas�were�of�insufficient�si�e�even�to�
meet�the�minimum�lot�area�of�6,000�square�feet�required�in� the�R-1��one,�let�alone�the�
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15,000�square�feet�required�for�M-F-R�construction.��Additionally,�the�vast�majority�of�the�
parcels�in�the�study�areas�fail�to�meet�the�100�feet�of�street� frontage� required�for�M-F-R�
development,� and� in� some� cases� are� only� 25� feet� wide.��The� minimum� lot� si�e� and�
dimensions� apply� to� new� development� on� vacant�land,� while� existing� developed� lots�
or� vacant� lots� that� were� created� prior� to� falling� under� the� City�s� �oning� ordinance�
may� recycle� to� their� current� use� and�densities.�� In�many�cases,�given�the� limited�si�e�
of�these�lots�and�the�lack�of�adjacent�vacant�land,�new�construction�is�limited�to�existing�
densities;� however,� to� meet� current� design� and� development� standards,� it� is�
extremely�difficult� to�recycle�units�without�consolidation�of�parcels.�
�
�
3.  Housing Costs�
�
The� 2007� median� housing� sales� price� of� single-family� homes� in� Lakewood� was�
approximately� $515,000,� which� was� below� the� Los� Angeles� County� median� price� of�
$520,000.� � The� median� Los� Angeles� County� home� sold� for� more� than� four� percent�
higher�than�Lakewood�s�median�priced�home�in�2007.��The�housing�market�had�peaked�
in� 2006,� and� in� 2012� the� median� price� for� a� home� in� Lakewood� had� declined� to�
$356,000.��The�median�home�price�in�Los�Angeles�County�was�$340,000.��This�indicates�
that,�with� respect� to�home�prices,�Lakewood� fared�better� than� the�County�as�a�whole.��
This� demonstrates� that� Lakewood� is� a� stable� community� as� further� reflected� by� a�
homeownership� rate� of� 73%� according� to� the� U.S.� Census� 2005-2009� American�
Community�Survey.��This�is�discussed�further�in�the�following�section;�Housing�Trends.�
In�2007,�the�median�asking�rental�rate�in�Lakewood�was�$1,480�per�month�as�compared�
to�Los�Angeles�County�rents�of�$1,848�per�month.� �Lakewood�s�median�rent�was�$368�
lower�than�the�County.� �In�2012,� the�median�rent� in�Lakewood�was�$1,401,�which�was�
lower� than� the� Los� Angeles� County� median� rent� of� $1,725.� � Table� 11� presents� a�
summary�of�rental�rates�and�median�home�prices�for�both�Lakewood�and�the�County�for�
2007�and�2012.�
�
Table 11:  Average Rent and Median Home Prices, 2007 and 2012

Rental
Unit Types

Lakewood
(2007)*

L.A. County
(2007)*

Lakewood
(2012)

L.A. County
(2012)

Studio� $1,028�� $1,339�� $987� $1,262�

1�Bed�-�1�Bath� $1,248�� $1,670�� $1,170� $1,533�

2�Bed�-�1�Bath� $1,540�� $1,568�� $1,424� $1,443�

2�Bed�-�2�Bath� $1,634�� $2,151�� $1,582� $2,012�

2�Bed�-�Townhouse� $1,676�� $2,066�� $1,593� $2,074�

3�Bed�-�2�Bath� $1,849�� $2,257�� $1,825� $2,172�

Median�Rent� $1,480�� $1,848�� $1,401� $1,725�

Median Home
Prices

Lakewood
(2007)

L.A. County
(2007)

Lakewood
(2012)

L.A. County
(2012)

Single-Family� $515,000� $520,000� $356,250� $340,000�

Source:  Average Rent:  RealFacts; Median Home Prices:  http://www.dqnews.com.
Note: Rent figures are for average asking rent; they do not apply to detached, single-family 
houses that are rented.
Note (*): 2007 rent figures are expressed in 2012 dollars with CPI inflation adjustment of 10.73% 
for the five year period.

�
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4. Household Trends�
�
An�examination�of�household�tenure�in�Lakewood�since�1960�shows�the�City�has�a�fairly�
high�rate�of�homeownership.��The�homeownership�rate�has�remained�close�to�72%�over�
the�past�20�years.�� Table�12�presents�Lakewood�s�household�tenure.��The�proportion�of�
owner-occupied� households� barely� changed� at� all� during� the� 1990s,� and� increased�
slightly� from� 2000� to� 2010,� according� to� the� U.S.� Census.� � It� is� clear� that� renters�
remain� a� significant� minority� of� the� City�s� households,� accounting� for� approximately�
one-quarter� of� the� total,� and� that� a� need� persists� for� quality� rental� housing� that� is�
affordable�to�all�economic�segments�of�the�community.�
�
The� decrease� in� the� total� number� of� households� from� 2000� to� 2010� (from� 26,817� to�
26,543)�is�a�byproduct�of�the�wave�of�foreclosures�that�swept�through�the�region�during�
the� housing� collapse.� � This� is� further� supported� by� the� increase� in� the� vacancy� rate�
following�several�years�of�a�consistently�low�vacancy�rate.��Economic�recovery�combined�
with� decreasing� foreclosure� rates� and� the� sale� of� REO� housing� stock� is� expected� to�
result�in�the�number�of�owner-occupied�households�returning�to�2000�levels.�
�
Table 12:  Households by Tenure, 1960-2010

�
Owner Renter Total

1960
Number� 15,609� 2,197� 17,806�

Percent� 87.7%� 12.3%� 100%�

1970
Number� 19,133� 4,688� 23,821�

Percent� 80.3%� 19.7%� 100%�

1980
Number� 19,183� 6,670� 25,853�

Percent� 74.2%� 25.8%� 100%�

1990
Number� 18,808� 7,294� 26,102�

Percent� 72.1%� 27.9%� 100%�

2000
Number� 19,318� 7,499� 26,817�

Percent� 72.0%� 28.0%� 100%�

2010
Number� 19,131� 7,412� 26,543�

Percent� 72.1%� 27.9%� 100%�

Source: U.S. Census (1960-2010) 

�

�
5. Household Size�
�
Household�si�e�is�the�average�number�of�persons�occupying�a�dwelling�unit.��As�a�result�
of�the�changing�demographics�and�the�shift�in�the�ethnic�composition�of�the�City�and�the�
County�as�a�whole,�household�si�e�has�been�increasing.��As�shown�in�Figure�4�below,�
the�countywide�household�si�e�increased�from�2.7�persons�per�household�in�1980�to�3.0�
persons� per� household� in� 2010.� � In� the�City,� the� household� si�e� has� increased� since�
1990� from� 2.8� to� 3.1� in� 2010.� � However,� since� 1960,� the� average� household� si�e� for�
Lakewood�has�actually�declined�from�a�high�of�3.8�to�3.0�in�2010.�
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Figure 4:  Average Household Size

�

Source: U.S. Census (1970-2000), 2010 figure is from the 2005-2009 American Community 
Survey 5-Year Estimates.
Note: These numbers pertain to occupied housing units and are rounded to the nearest tenth. 
�
�
�
6. Household Income�
�
The� City�s� income� data� show� that� Lakewood's�median� income� has� been� consistently�
above�the�County�median�income.��As�shown�in�Table�13,�the�City�s�median� income� in�
2010� was� approximately� 39� percent� higher� than� the� County� median� income.��
However,�Table�14�shows�that�a�significant�number�of�households�in�the�City�—�6,059,�
or�nearly�25%�of�all�households�in�Lakewood�—�remain�in�the�low,�very�low�or�extremely�
low-income�category,� indicating� a�continued� need� for�housing� that� is�affordable� and�
accessible� to�people�of�limited�economic�means.�
�
Table 13:  Median Household Income

�

�
1970 1980 1990 2000 2010

City of Lakewood $12,809� $24,752� $48,519� $58,447� $76,348�

Los Angeles County $11,091� $17,563� $39,035� $43,097� $54,828�
Percent Difference between
Lakewood and L.A. County

15.5%� 40.9%� 24.3%� 35.6%� 39.3%�

Source: U.S. Census (1970-2000), Lakewood Community Development Department, Claritas 
Inc., 2010 figure is from 2005-2009 American Community Survey 5-Year Estimates. 
Note: These figures are expressed in dollars for the year indicated without inflation adjustment. 
The 2010 figure is expressed in 2009 dollars.
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Table 14:  Household Income Distribution by Percent County Median

�

Extremely 
Low

Very
Low Low

Moderate and
Above All 

Income 
Levels

<30% of 
Median

30-50% of 
Median

50-80% of 
Median

80-95% of 
Median

>95% of 
Median

2010 
Households
(% of 
households)

1,453�
(5.9%)�

1,807�
(7.5%)�

2,799�
(11.6%)�

4,232�
(17.5%)�

13,917�
(57.5%)�

24,208�
(100.0%)�

2006 
Households
(% of 
households)

1,660�
(6.2%)�

1,945�
(7.2%)�

3,000�
(11.2%)�

1,670�
(6.2%)�

18,560�
(69.2%)�

26,835�
(100.0%)�

Source: 2008-14 Lakewood Housing Element, 2010 figures are from the SCAG Existing Housing 
Needs Data Report (2012) / 2005-2009 American Community Survey 5-Year Estimates.

Most� Lakewood� households� lived� in� owner-occupied� housing� in� 2010,� with� a� large�
majority� of� the� owners� concentrated� in� the� above� moderate-income� category.� The�
lowest-income� residents� were�more� likely� to� rent� than� their� upper-� income� neighbors.��
There�were�almost�as�many�renters�as�owners�among�very�low-income�households,�and�
a� slim�majority� of� extremely� low-income�households� lived� in� rented� units� (For� a�more�
detailed� analysis� of� the� needs� of� Lakewood�s� extremely� low-income� households,� see�
Section�III.B�Special�Housing�Needs).�
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III. HOUSING NEEDS ASSESSMENT�
 

�
�
A. REGIONAL HOUSING NEEDS ASSESSMENT�
�

The� State� Department� of� Housing� and� Community� Development� makes� a� periodic�
evaluation� of� statewide� housing� needs� based� on� population� trends,� demographic�
changes,�migration�patterns,�etc.,�and�the�SCAG�RHNA�quantified�the�housing�needs�for�
each�jurisdiction�between�2014�and�2021.��The�RHNA�does�not�necessarily�encourage�
or�promote�growth,�but�rather�requires�communities�to�accommodate�anticipated�growth.��
The� RHNA� produces� information� on� number� of� households� and� housing� units,�
households� paying� over� 30� percent� of� income� for� housing,� and� projections� of� future�
needs.�
�
�
1. Existing Housing Needs�
�
The�Regional�Housing�Needs�Assessment�prepared�by�SCAG�provides�2010�estimates�
of� households� with� any� type� of� housing� problem,� which� range� from� overpayment�
(housing�cost�burden�in�excess�of�30�percent�of�household�income),�to� overcrowding,� to�
sub-standard� housing� conditions� such� as� lack� of� adequate� plumbing� or� heating�
facilities.� � It� is� estimated� that� 12,158� households� or� 48.8� percent� had� housing�
problems,� more� than� half� of� which� were� owner-occupied� units.� � � � Owner-occupied�
households�are�more�likely�to�experience�problems�than�renter-occupied�households,�at�
65%� of� the� total� number� of� households� with� housing� problems.� � Table� 15� below�
presents�the�number�of�households�in�Lakewood�with�housing�problems�by�tenure.�
�
�
Table 15:  Households with Housing Problems, 2010

�

All 
Households

Overpaying Overcrowded
Lacking 
Kitchen

Lacking 
Telephone 

Service

Lacking 
Plumbing

Total 
Housing 
Problems

Renter
6,633�

(100.0%)�
2,928�
(44.1%)�

886�
(13.4%)�

170�
(2.6%)�

288�
(4.3%)�

0�
(0.0%)� 4,272�

Owner
18,279�
(100.0%)�

6,886�
(37.7%)�

505�
(2.8%)�

76�
(0.4%)�

409�
(2.2%)�

10�
(0.1%)� 7,886�

All 
Households

24,912�
(100.0%)�

9,814�
(39.4%)�

1,391�
(5.6%)�

246�
(1.0%)�

697�
(2.8%)�

10�
(0.0%)� 12,158�

�
Source: SCAG Existing Housing Needs Data Report (2012) / 2005-2009 American Community 
Survey 5-Year Estimates.
Note:  Data is only for occupied housing units (i.e. households). Vacant units are not reflected in 
this table.� Overpayment is payment of at least 30% of gross household income on rent or 
mortgage; overcrowding is occupancy of more than 1.01 persons per room excluding kitchens, 
bathrooms, garages, closets and hallways.

2. Housing Overpayment�
�
To� determine� existing� housing� needs,� it� is� necessary� to� examine� the� relationship�
between� the� cost� of� home� ownership� or� renting� to� a� household�s� ability� to� pay� for�
housing,� which� is� based� on� the� median� household� income.� � According� to� U.S.�
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Department� of� Housing� and� Urban� Development� (HUD),� housing� affordability� is� the�
expenditure� of� no� more� than� 30� percent� of� gross� household� income� on� mortgage�
payments�or�monthly� rents.� �This� includes�payment� on�principal� and� interest,� property�
tax�and� insurance.� �Table�16�below�shows�9,814�households�or�39.4%�of�Lakewood�s�
24,912� total� households� overpaid� for� housing.� � More� than� two-thirds� (70.1%)� of� the�
overpaying� households� were� owners.� � The� remaining� 29.8%� are� renter-occupied�
households�who�overpay�for�housing.��Approximately�16%�of�all�households�spend�50%�
or� more� of� their� monthly� gross� income� on� housing.� � Providing� for� this� need� involves�
making�affordable�units�available�for�both�owner�and�renter-occupied�households.�
�
The� distinction� between� renter� and� owner� overpayment� is� important� because,� while�
homeowners�may�overextend�themselves�financially�to�purchase�a�home,�they�retain�the�
option�of�selling.� �Renters,�however,�are� limited�to� the�rental�market�and�are�generally�
required�to�pay�the�rent�established�in�that�market.�
�
�
Table 16:  Households Overpaying For Housing, 2010
�

� Renter Owner All

All Households 6,633� 18,279� 24,912�

Households Overpaying 

(30% of GHI or more)*
2,928� 6,886� 9,814�

Percent Overpaying 44.1%� 37.7%� 39.4%�

Gross Household Income 

Spent on Housing
Renter Owner All

less than 10.0%� 116� 2,632� 2,748�

10.0% to 14.9%� 539� 2,242� 2,781�

15.0% to 19.9%� 851� 2,045� 2,896�

20.0% to 24.9%� 1,087� 2,128� 3,215�

25.0% to 29.9%� 823� 2,270� 3,093�

30.0% to 34.9%� 748� 1,498� 2,246�

35.0% to 39.9%� 469� 1,207� 1,676�

40.0% to 49.9%� 560� 1,358� 1,918�

50% or more� 1,151� 2,823� 3,974�

Not Computed**� 289� 76� 365�

�
Source: SCAG Existing Housing Needs Data Report (2012) / 2005-2009 American Community 
Survey 5-Year Estimates. Note*: Overpayment is payment of at least 30% of gross household 
income (GHI) on housing. Note **: The “not computed” category is for households whose 
information is incomplete or unavailable.
�
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�
3. Housing Overcrowding�
�
The�U.S.�Census�defines�overcrowded�housing�units�as�“those�in�excess�of�one�person�
per� bedroom.�� � Overcrowding� can� take� a� variety� of� forms.� � Many� overcrowded�
households�may�include�three�generations�or�extended�families.�More� than� two� families�
may� share� the� same� units,� or� a� family� may� be� renting� living� space� to� non-family�
members.��Overcrowding�results�directly�from� lack�of�affordability,�as� large�households�
find� that� they� are� unable� to� afford�units� of�sufficient�si�e� to�meet� their�needs�and� are�
forced�to�economi�e�beyond�modern�acceptable�standards.�
�
Table�17�shows� that� 1,391�of� all� households� in�Lakewood�were� living� in� overcrowded�
conditions,� which� represents� about� 5.6� percent� of� the� total� 24,912� households� in� the�
City.� � Renters� comprise� almost� two-thirds� of� the� total� overcrowded� households� in� the�
City.��The�renter-occupied�households�are�the�most�likely�to�be�overcrowded,�with�13.4%�
of� all� renter-occupied� households� reporting� overcrowding� versus� only� 2.8%� of� the�
reported�owner-occupied�households.�
�
�
Table 17:  Overcrowded Households, 2010
�

Persons Per Room

�

All 
Households

Overcrowded
0.50 or 

less
0.51 to 

1.00
1.01 to 

1.50
1.51 to 

2.00
2.01 or 
more

Renter 6,633�
886�

(13.4%)�
2,949� 2,798� 570� 117� 199�

Owner 18,279�
505�

(2.8%)�
11,161� 6,613� 393� 112� 0�

All Households 24,912�
1,391�
(5.6%)�

14,110� 9,411� 963� 229� 199�

�
Source: SCAG Existing Housing Needs Data Report (2012) / 2005-2009 American Community 
Survey 5-Year Estimates. 
Note: overcrowding is occupancy of more than 1.01 persons per room excluding kitchens, 
bathrooms, garages, closets and hallways.
�
�
4. Future Housing Needs�
�
The� regional� growth� allocation� process� begins� with� the� State� Department� of� Finance�
projection�of�population�by�age�group.� �The�projections�are�used�by� the�Department�of�
Housing�and�Community�Development�to�compute�housing�demand,�both�statewide�and�
for� each� of� the� official� regions.� � In� the� Southern� California� region,� SCAG�s� RHNA�
allocates�to�each�jurisdiction�its�“fair�share��of�the�future�regional�housing�need.�
�
The� 2012� housing� need� allocation� for� the� City� of� Lakewood� is� shown� in�Table�18.��
During� this� planning�period,� the�City� is� expected� to� accommodate� 403�dwelling� units.��
Approximately� 42.2� percent� of� these� units� should� accommodate� very� low� and� low-
income� future� households.� � During� the� previous� RHNA� cycle,� Lakewood�s� RHNA�
allocation�was� 673� units,� which� the� City� was� able� to� accommodate� without� having� to�
resort�to�re�oning�or�implementing�an�alternative�adequate�sites�program.��Because�the�
current�allocation�is�270�units�fewer�than�the�previous�cycle,�the�City�will�have�adequate�
sites� and� �oning� to� accommodate� the� allocation� of� 403� units.� � The� policies� and�
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programs�identified�in� the�Housing�Element�are�focused�on�meeting�this�future�housing�
need�allocation.�
�
Table 18:  RHNA Future Housing Needs

�

RHNA Allocation

Very Low Income
<50%

of Median

Low Income
50%-80%
of Median

Moderate 
Income

80%-95%
of Median

Above Moderate 
Income
>95%

of Median Total

Housing Units 107� 63� 67� 166� 403�

Percent 26.6%� 15.6%� 16.6%� 41.2%� 100.0%�

Breakdown of Very Low Income Allocation into Number of Extremely Low and Very Low Housing Units

Income Category
Existing Number
of Households Percent

Number of
Housing Units

Extremely Low Income
<30% of Median 1,453� 44.6%� 48�

Very Low Income
30%-50% of Median 1,807� 55.4%� 59�

Total 3,260� 100.0%� 107�

Source: SCAG Existing Housing Needs Data Report (2012), Regional Housing Needs 
Assessment for 5th Cycle Housing Element Update.  The allocation of Very Low Income housing 
units was further broken down by calculating the percentage of existing Extremely Low- and Very 
Low Income Households and applying that percentage to the Very Low Income RHNA allocation. 

�
�
The�RHNA�allocation�does�not�distinguish�between�very�low�and�extremely�low-�income�
households,�but�instead�gives�a�projection�for�households�with�income�between�very�low�
income�(at�or� less�than�30%�of�the�County�median)�and�above�moderate�income�(at�or�
above�120%�of� the�County�median).� � To�determine� the�number�of� units� for� extremely�
low-income�households,�the�City�has�applied�the�proportions�contained�in��the��existing��
needs��section��of��the��current��RHNA,��in��which��the�number�of�extremely�low-income�
households�was�about� 44.6�percent� of� all� households�making� less� than�50�percent�of�
median� income.� � Extremely� Low� Income� households� are� those� with� incomes�
representing�<30%�of� the�median� income�and�Very�Low�Income�households�are� those�
representing�30-50%�of�median�income.��The�U.S.�Census�American�Community�Survey�
2005-09� 5-year� average� reported� that� there� were� 1,453� Extremely� Low� Income�
households�and�1,807�Very�Low�Income�households� in�Lakewood,� for�a� total�of�3,260�
households.��Thus,�the�very�low-�income�category�of�the�RHNA�allocation�has�been�split�
in�the�same�manner,�with�48�extremely�low-income�units�and�59�very�low-income�units.�
�
�

�

�

�

�

�

�

�

�

�

�
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�

B. SPECIAL HOUSING NEEDS�
�
Certain� segments� of� Lakewood�s� population� have� special� housing� needs.� � Those�
segments,� as� listed� below,� are� in� need� of� various� forms� of� speciali�ed� housing�
assistance�that� is�not�needed�by� the� typical�Lakewood�household.� � These�groups�may�
include�households�with� physically,�mentally�and/or�developmentally�disabled�persons,�
elderly�individuals,�homeless�persons,�large�families,�and�female-headed�households.�
�
�
1. Disabled Persons
�
People� living�with�disabilities� represent�a�wide�range�of�housing�needs,�depending�on� the�
type�and�severity�of�their�disability.��
�
According�to�SCAG�s�Existing�Housing�Needs�Data�Report�(2012)�which�refers�to�the�2005-
2007� American� Community� Survey� 3-year� Estimates,� there� are� approximately� 7,912�
disabled�residents�(5�years-old�or�older)�in�the�City.� As�shown�in�Table�19,�age�is�a�factor�
in� the� likelihood�of�having�a�disability.�Persons�over� the�age�of�65�years�have�a�higher�
percentage� (36.2%)� of� physical� and� self-care�limitations�than�persons�5-15�years�of�age�
(less�than�1%).�
�
Based�on�the�2005-2007�American�Community�Survey,�the�City�s�disabled�residents�live�
with�at� least� one�of� the� following� disabilities;� sensory,� physical,�mental,� self-care,�and�
go-outside-home�(independent�living�difficulty).�
�
Disabled�persons�need�housing�assistance,�including�features�such�as�wider�doorways,�
ramps� in� place� of� stairs,� and� elevators� for� units� with� multiple� stories.� � These�
modifications� have� the� potential� to� be� expensive� and� are� not� usually� found� in� older�
dwelling�units.��Ongoing�enforcement�of�the�City's�Building�Code,�which�is�in�conformity�
with�State�Law,� ensures� that� new�construction�will� be�accessible� to� disabled�persons,�
though�all�units�may�not�have�all�the�features�needed�by�specific�individuals.�

Table 19:  Disabled Persons, 2007�
�

5-15 years 16-64 years 65 years and over

Type of Disability Persons
% of Age 

Group Persons
% of Age 

Group Persons
% of Age 

Group

Sensory� 81� 0.6%� 987� 1.8%� 1,474� 14.8%�

Physical� 0� 0.0%� 2,539� 4.6%� 2,930� 29.3%�

Mental� 198� 1.5%� 917� 1.7%� 1,217� 12.2%�

Self-care� 13� 0.1%� 741� 1.3%� 688� 6.9%�

Go-outside-home� n/a� n/a� 806� 1.5%� 1,739� 17.4%�

Employment� n/a� n/a� 1,909� 3.5%� n/a� n/a�

Any�Disability� 266� 2.0%� 3,898� 7.1%� 3,748� 37.5%�

Total�Persons�in�Age�Group� 13,619� 100.0%� 55,265� 100.0%� 9,990� 100.0%�

Source: SCAG Existing Housing Needs Data Report (2012), 2005-2007 American Community Survey 3-Year Estimates
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2. Persons with Developmental Disabilities
�
In� addition,� to� some� of� the� more� common� disabilities� that� are� commonly� associated� as�
mental� and� physical� disabilities,� Lakewood� residents� with� developmental� disabilities� also�
need�to�be�considered.��Chapter�507,�Statutes�of�2010�(SB�812),�which�took�effect�January�
2011,�amended�State�housing�element�law�to�require�the�analysis�of�the�disabled�to�include�
an� evaluation� of� the� special� housing� needs� of� persons� with� developmental� disabilities.��
According�to�Section�4512�of�the�California�Welfare�and�Institutions�Code,�a�developmental�
disability�“originates�before�an�individual�attains�age�18�years,�continues,�or�can�be�expected�
to� continue,� indefinitely,� and� constitutes� a� substantial� disability� for� that� individual,� which�
includes� mental� retardation,� cerebral� palsy,� epilepsy� and� autism.�� � This� term� shall� also�
include�disabling�conditions�found�to�be�closely�related�to�mental�retardation,�but�shall�not�
include�other�handicapping�conditions�that�are�solely�physical�in�nature.�
�
Many�developmentally� disabled� persons�can� live� and�work� independently� in� conventional�
housing.��However,�individuals�who�are�more�severely�disabled�may�require�an�institutional�
environment� where� medical� attention� and� physical� therapy� are� provided.� � Since�
developmental� disabilities� are� present� before� adulthood,� supportive� housing� for� disabled�
individuals�during�childhood�can�be�beneficial�as�the�individual�grows�and�becomes�a�more�
independent�adult.�
�
The� State� Department� of� Developmental� Services� (DDS)� currently� provides� community-
based� services� through� 21� community-based� non-profit� corporations� known� as� regional�
centers.� �The�regional�centers�serve�as�a� local� resource� to�help� find�and�access�services�
and� supports� available� to� individuals� and� families� once� eligibility� is� determined.� � Harbor�
Regional� Center� in� the� City� of� Torrance� is� the� facility� that� services� Lakewood� residents.��
Currently,�the�Center�assists�approximately�586�Lakewood�residents�and�their�families.��Of�
that�figure,�294�are�less�than�18�years�of�age,�and�the�remaining�292�are�18�years�or�older.��
In� addition� to� the� services� provided� by� Harbor� Regional� Center,� City� housing� programs�
respond� to� the� needs� of� the� population� via� incentives� for� Affordable� Housing,� Section� 8�
Rental�Assistance�and�State�licensed�transitional/supportive�housing.��Table�20�depicts�the�
number�of�Lakewood�clients�by�age�and��ip�code.�
�
Table 20:  Harbor Regional Center Lakewood Clients

Zip Code 
Clients Less than 

18 years Old 
Clients Over 

Age 18 

90712 110 118 

90713 95 92 

90715 87 84 

 ��������������
Source: Harbor Regional Center, January 2013�

�
�
There�are� a� number� of� housing� types� appropriate� for� people� living�with� a� developmental�
disability� including� rent� subsidi�ed� homes,� licensed� single-family� homes,� and� Section� 8�
vouchers.��The�design�of�housing�accessibility�modifications,�the�proximity�to�services�and�
transit,� and� the� availability� of� group� living� opportunities� represent� some� of� the� types� of�
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considerations� that� are� important� in� serving� this� need� group.� � Incorporating� barrier-free�
designs�in�all�new�multi-family�housing,�as�required�by�California�and�Federal�Fair�Housing�
laws,� along� with� affordability� is� especially� important� in� housing� for� disabled� residents.� In�
order�to�assist�disabled�Lakewood�residents,�the�City�will�continue�to�implement�programs�to�
enforce� Title� 24,� Adaptability� and� Accessibility� of� apartment� building� regulations� and�
development�standards.�
�
3. Elderly
�
The�U.S.�Census�and�other�programs�and� regulations�define�persons�65�years�of�age�
and� older� as� elderly.� � Lakewood�s� elderly� population� has� special� housing� needs�
associated� with� affordability,� maintenance� and� upkeep� of� their� homes,� and� physical�
access.� � As� shown� in� Table� 21,� an� estimated� 11.4� percent� of� the�City�s� population� of�
80,048�was�65�or�older,�or�9,086�persons.��This�proportion�was�essentially�the�same�in�
1990�(12.1%)�and�2000�(11.9%).��Lakewood�s�population�of�poor�(people�whose�income�
was�below�the�poverty�line)�remained�the�same.��According�to�2010�Census�information,�
approximately�six�and�a�half�percent�of�Lakewood�s�seniors�fell�below�the�poverty� line,�
compared�to�about�seven�percent�in�2000.�
�
Table�22�below�shows� that�of� the�5,001� total�householders�65�years�and�older,�4,348�
householders�or�87�percent�resided�in�owner-occupied�units�and�653�householders�or�13�
percent�resided�in�renter-�occupied�units.�
�
According�to�the�Housing�Authority�of�the�County�of�Los�Angeles�(HACoLA),�106�senior�
households�have�been�identified�as�receiving�housing�assistance�throughout�the�City�as�
of� March� 2013.� � Currently,� federal� housing� assistance� is� provided� through� a� HUD�
Section�8�program�at�the�senior�citi�ens�Candlewood�Park�Apartments.��This�apartment�
development�consists�of� 80�one-bedroom�senior� citi�en�units�and�one�manager�s�unit.��
Eligible�seniors�pay�no�more�than�30�percent�of�their�income�for�rent�with�the�remainder�
being�paid�by�the�Government�through�a�housing�assistance�payment.�Currently,� there�
are�no�vacancies�at�Candlewood�Apartments,�and�there�is�a�long�waiting�list.�
�
The�Whispering�Fountains�Senior�Apartments�(formerly�known�as�Seasons�I),�which�was�
constructed� in� 1990,� is� a� 201-unit� Housing� Revenue� Bond� financed� one� and� two-
bedroom�complex.��The�units�are�available��to��senior��citi�ens��age��55��and��over��and��
disabled��persons.��It�also�requires�that�at�least�20�percent�of�the�units�be�rented�out�to�
very-low�and�low-income�households.��Whispering�Fountains�accepts�Section�8�Choice�
Vouchers�for�seniors�and/or�disabled�persons.�
�
Another�senior�apartment�complex,�Seasons,�was�constructed�in�1996�and�includes�85�
units,�of�which�42�units�must�maintain�affordable�rents�for�low-�income�seniors�for�a�60-
year�period.�
�
As�shown�in�Tables�21�and�22,�trends�indicate�the�continual�need�for�senior�housing�in�
the�City.� �Many�of� the�senior� residents�are� the�original�citi�ens�of� the�City�and�are� the�
original� owners� of� the� homes.� � As� the� population� ages,� these� residents�will� no� longer�
require�the�single-family�units,�but�rather�smaller�multiple�family�units,�and�in�many�cases�
assisted�care� living.� �Based�on�the�demographic�trends,� the�need�for�senior�housing� is�
considered�a�high�priority.�
�
�
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Table 21:  Elderly Population

�
1970 1980 1990 2000 2010

65 years and over 3,622� 5,639� 8,879� 9,414� 9,086�

Total Population 82,973� 74,654� 73,557� 79,345� 80,048�

Percent of Total 4.4%� 7.6%� 12.1%� 11.9%� 11.4%�

Source: U.S. Census (1970-2000), SCAG Existing Housing Needs Data Report (2012) / Census 
2010. 

Table 22:  Tenure by Age of Householder, 2010
�

�
Owner Occupied Percent Renter Occupied Percent Total Percent

All Ages 18,279� 100.0%� 6,633� 100.0%� 24,912� 100.0%�

65 to 74 years 1,915� 10.5%� 249� 3.8%� 2,164� 8.7%�

75 Years and Over 2,433� 13.3%� 404� 6.1%� 2,837� 11.4%�

Total 65 and Over 4,348� 23.8%� 653� 9.8%� 5,001� 20.1%�

�
Source: SCAG Existing Housing Needs Data Report / 2005-2009 American Community Survey 5-
Year Estimates. 
�

4. Homeless
�
In� 2011,� the�Los�Angeles�Homeless�Services�Authority� (LAHSA)�completed�one�of� the�
largest� homeless� count� operations� in� the� county.� � According� to� their� findings,� before�
2010,� there� were� approximately� 120,070� homeless� persons� with� the� County.� � Their�
findings�revealed�that�the�homeless�population�for�Los�Angeles�County�was�estimated�at�
approximately� 51,340� persons,� LAHSA�s� homeless� estimates� were� divided� into� eight�
Service�Planning�Areas�(SPAs).��The�City�of�Lakewood�is�located�within�the�East�Los�
Angeles�SPA,�or�SPA�7,�which� includes� the�area� from�the� City� of� Huntington� Park� to�
the�Orange�County� lines� on� the� east� and� from�East� Los� Angeles� on� the� north� to� the�
City� of� Lakewood� on� the� south,� had� an�estimated�homeless�count�of�4,759�persons.��
The�count�and�survey�showed�the�following�results�for�the�overall�Los�Angeles�area:�
�

�� African�Americans�were�the�largest�group�at�43.7�percent;�
�

�� 18�percent�of�the�total�homeless�are�veterans;�
�

�� Hispanic/Latino�comprised�27.7%�percent�of�the�homeless�population;�
�

�� One-third�(33%)�were�mentally�ill;�
�

�� Over�one-third�(34%)�were�substance�abusers;�and�
�

�� Nearly�two-thirds�of�the�chronically�homeless�were�between�25-64�years�of�age.�
�
The�LAHSA�study�did�not�have�estimates�at�the�city�level�for�the�2011�Homeless�Count.��
During�2011,�according�to�the�City�s�Code�Enforcement�Program,�there�were�no�colonies�
of�homeless�in�Lakewood.��The�Burns�Community�Center,�which�is�the�headquarters�for�
homeless�assistance� in�the�City,�reported�that� in�FY�2011-2012�the�Center�assisted�22�
homeless�persons.��At� the�Burns�Community�Center,� the�homeless�receive�assistance,�
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information,� and� referrals� to� address� their� immediate� needs,� including� shelter,� food,�
health�services,�transportation,�and�employment.�
�
Though�the�City�s�homeless�numbers�are�small,�the�City�has�prepared�its�staff�to�respond�
to� the� homeless� in� a� positive� way� to� ensure� that� their� needs� are� met.� The� City�s�
Recreation� and� Community� Services� Department� has� provided� its� park� staff� with�
instructions�to�direct�the�needy�and�homeless�to�the�City�s�Burns�Community�Center�for�
assistance.��As�mentioned�above,�the�Burns�Community�Center�in�Lakewood�is�currently�
the� City's� informational� and� assistance� headquarters� for� the� homeless.� � At� the� Burns�
Community�Center,� the�homeless�are�assisted� in�contacting� the�appropriate�agency� to�
meet�their�immediate�needs.�A�Community�Assistance�Directory�enables�Center�staff�to�
assist� the�homeless�in�finding�shelter,�health�services,�and�employment.��Table�23� lists�
the� homeless� resources� in� the� area� as�well� as� a� list� of� health,� employment� and� other�
services�available� to�homeless�persons.� �Center�staff�will�also�provide�emergency�food�
when�necessary�and�bus�fare�for�transportation�to�any�of�the�homeless�services�provided�
in�the�sub-region.��Project�Shepherd�provides�the�Burns�Community�Center�funds�for�the�
specific�purpose�of�assisting�the�needy�and�homeless.��When�the�County�of�Los�Angeles�
activates�the�cold�weather�program,�the�Burns�Community�Center�is�notified�and�the�City�
is�prepared�to�provide�transportation�services�to�nearby�shelter�sites�outside�of�the�City�
should�homeless�persons�arrive�at�the�Center.�
�

The�County� also� operates� a� special� bus� service� to� pick� up� the� homeless.� � The�Burns�
Community�Center� is�made�aware�of� the�nearest�bus�stop� location,�and� the�homeless�
would� be� provided� assistance� in� reaching� that� bus� stop� location.� � Burns� Community�
Center� staff� are� unable� to� confirm� that� homeless� persons� seeking� assistance� in�
Lakewood� have� actually� used� this� service,� nor� can� County� staff� confirm� that� the�
homeless� persons� using� the� County� inclement� weather� shelter� were� from� Lakewood.��
Nonetheless,� Lakewood� does� coordinate� with� the� County� to� ensure� that� this� service�
would�be�available�to�those�who�are�in�need�and�desire�immediate�shelter.�
�
Historically,� the� City� of� Lakewood� has� accommodated� two� requests� for� homeless�
housing.��Both�requests�came�from�Su�Casa�to�operate�an�emergency�shelter�for�women�
and�children,�and�a� transitional�housing�complex� for�extended�care� to�assist�women� in�
adapting� from� a� former� codependent,� abusive� relationship� to� independent� and� self-
sufficient�living.��Su�Casa�is�a�non-profit�agency�that,�in�addition�to�shelter�and�housing,�
provides� counseling� services,� food,� clothing� and� transportation� to� women� and� their�
children�who�have�been�the�victims�of�domestic�violence.��The�Su�Casa�facilities�service�
the�sub-region,�not�just�Lakewood.���
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Table 23:  Homeless Resources�
 

�
Facility�

�
Address�

�
Service Provided�

�
Long�Beach�Multi-
Service�Center�

1301�W.�12th�Street�
Long�Beach,�CA�90813�
562-733-1147�
www.mhla.org�
�

�
Housing�referrals;�health�care;�job�placement;�
showers;�laundry;�toilet�facilities.�

�
Catholic�Charities� 123�E.�14th�Street�

Long�Beach,�CA�90813�
562-591-5269�
www.catholiccharitiesla.org�
�

�
Screening�and�placement�in�emergency�shelter;�
information�and�referral;�food�and�clothing.�

���
��MHA-�The�Village�

�
��456�Elm�Avenue�
��Long�Beach,�CA�90802�
��562-437-6717��
www.mhala.org�
�

���
Drop�in�center�offering�food;��showers;�clothing;�
benefits.��Assistance;�Psychiatry�and�residential�
placement.���

�
Disabled�
Resource�Center�

�
2750�E.�Spring�St.�#�100�
Long�Beach,�CA�90806�
562-427-1000�
www.drcinc.org�

�
Referral�for�food�and�transportation;�housing�
search�assistance;�benefits;�counseling�and�
advocacy;�counseling.��For�physically�and�mentally�
disabled.�

�
Lutheran�Social�
Services�

�
1611�Pine�Avenue�
Long�Beach,�CA�90813�
562-599-1321�
www.lsssc.org�
�

�
Emergency� food� and� clothing;� referral� for�
emergency�shelter;�employment�assistance;�clinic�
services,� counseling,� referrals� to� addiction�
programs.�

�
Community�
Action�
Partnership-�
Long�Beach�

�
3012�Long�Beach�Blvd�
Long�Beach,�CA�90807�
562-216-4600�
www.lbcap.org�
�

�
Utility�payment�assistance;�training�opportunities;�
community�advocacy;�youth�classes;�CalFresh�
(food�stamp)�social�worker�twice�per�month.��

�
Christian�Outreach�
in�Action�

�
515�E.�Third�Street�
Long�Beach,�CA�90802�
562-432-1440�
www.lbcap.org�
�

�
Warm�meal�service,�groceries,�and�housing�
referrals.�

�
The�Salvation�
Army-�Long�
Beach��

�
455�E.�Spring�Street�
Long�Beach,�CA�90806�
562-426-7637�
www.salvationarmyusa.org�
�

�
Emergency�food.�Residential�housing�at�
rehabilitation�center;�work�assistance;�and�group�or�
individual�therapy.�

�
211�Los�Angeles�
County�

526�W.�Las�Tunas�Drive�
San�Gabriel,�CA��90067�
Dial��2-1-1�
www.211la.org�
�

�
County-wide�assistance.�Housing�and�health�
care�referrals;�Military�and�veteran�services;�
Transportation�services.�

Villages�at�Cabrillo� 2001�River�Avenue�
Long�Beach,�CA�90806�
562-388-8000�
http://centuryvillages.org�
�

Transitional�housing;�residential�treatment;�medical�
support;�job�training;�employment�assistance;�and�
child�care.�

PATH�Los����
Angeles�

��340�North�Madison�Ave.�
��Los�Angeles,�CA�90004�
��213-290-4091�
��www.epath.org�
�

Outreach�teams�provide�sack�lunches;�toiletries�&�
hygiene�supplies;�housing�&�services�referrals;�
housing�assistance.�

Los�Angeles�
Homeless���

Services�Authority��
(LAHSA)�

��811�Wilshire�Blvd,�6th�Fl.�
��Los�Angeles,�CA�90017�
��www.lahsa.org�
�

Winter�Shelter�Program;�outreach�services;�health�
care�referrals,�job�training,�supportive�short�and�long�
term�housing.�
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Table 23:  Health, Employment and Other Services

�

Health Services�

Redgate�Memorial�Recovery�
Center�

1775�Chestnut�Avenue�
�Long�Beach,�CA�90813�

562-599-8444�

Bellflower�Health�Center,�LA�
County�Health�Services�

10005�E.�Flower�Street�
�Bellflower,�CA�90706�

562-804-8112�

Long�Beach�Comprehensive�
Health�Center,�LA�County�
Health�Services�

��1333�Chestnut�Avenue�
���Long�Beach,�CA�90813�
���www.lacounty.info�
�

562-599-2153�

National�Council�of�Alcoholism,�
Long�Beach�

3750�Long�Beach�Boulevard�
��Long�Beach,�CA�90807�
��www.ncadd.com�
�

����������562-426-8262�

Harbor-UCLA�Medical�Center�
(24�hours)�

1000�W.�Carson�Street�
�Torrance,�CA�90502�
www.ladhs.org�
�

310-222-2345�

Southern�California�Alcohol�and�
Drug�Program�

11500�Paramount�Boulevard��
�Downey,�CA�90241�
www.scadpic.org�
�

562-923-4545�

Rio�Hondo�Community�Mental�
Health�

17707�Studebaker�Road�
�Cerritos,�CA�90703�
�

562-402-0688�

El�Dorado�Community�Service�
Center-�Hawaiian�Gardens�

21505�Norwalk�Boulevard�
��Hawaiian�Gardens,��CA�90716�

562-916-7581�

Family�Health�Care�Centers�of�
Greater�Los�Angeles�

22310�Wardham�Avenue�
�Hawaiian�Gardens,�CA��90713�
www.jfhccgla.org�

562-420-2433�

JWCH�Institute,�Wesley�Health�
Centers-�Bellflower�

14371�Clark�Avenue�
�Bellflower,�CA�90706�
www.jwchinstitute.org�
�

562-867-6006�

Rancho�Los�Amigos�National�
Rehabilitation�Center-�Downey�

7601�E.�Imperial�Highway�
�Downey,�CA�90242�
www.rancho.org�
�

562-401-7041�

Employment�

Cerritos�Career�Center,�SELACO�
Workforce�Investment�Board�

10900�E.�183rd�Street,�Ste.�350�
�Cerritos,�CA�90650�

800-481-6555�

Affiliated�facilities�of�the�State�
Employment�Development�
Department�

12715�S.�Pioneer�Boulevard�
Norwalk,�CA�90650�
www.edd.ca.gov�
�

562-929-9112�
562-570-3700�

Veterans��Employment�and�
Training�Services�–�U.S.�Dept.�
of�Labor�

2450�E.�Lincoln�Avenue�
Anaheim,�CA�92806�
www.dol.gov�
�

714-687-4845�

Other Services�

WomenShelter�of�Long�Beach� ��Address�Confidential�

��

562-437-7233�

Long�Beach�Rescue�Mission� 1430�Pacific�Avenue�
�Long�Beach,�CA�90813�
www.lbrm.org�
�

562-591-1292�

Food�Bank�of�Southern�
California-�Long�Beach�

1444�San�Francisco�Avenue�
�Long�Beach,�CA�90813�
www.foodbankofsocal.org�
�

562-435-3577�

Welfare-DPSS,�South�Special�
District�

17600�Santa�Fe�Avenue,�Ste.�B�
Rancho�Domingue�,�CA�90221�
http://dpss.lacounty.org�
�

866-613-3777�

Burns�Community�Center� 5510�Clark�Avenue�
Lakewood,�CA�90712�

562-925-7512�
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Los�Angeles�County�Department�of�
Children�and�Family�Services�

4060�Watson�Pla�a�
Lakewood,��CA�90712�
http://dcf.co.la.ca.us�
�

562-497-3500�

Social�Security��Office� 4957�Paramount�Boulevard�
Lakewood,�CA�90712�
www.ssa.org�
�

1-800-772-1213�

Su�Casa-�Ending�Domestic�
Violence�

3840�Woodruff�Avenue�
Lakewood,�CA�90808�
www.sucasa.org�
�

562-402-4888�
�

Los�Angeles�County�Dept.�of�
Military�&�Veterans�Affairs�

2615�S.�Grand�Avenue,�Suite�100�
Los�Angeles,�CA�90007�
http://mva.lacounty.gov�
�

1-877-4-LAVETS�

Housing�Authority�of�the�County�of�
Los�Angeles�(Section�8)�

700�West�Main�Street�
Alhambra,�CA�91801�
www.hacola.org�
�

626-262-4510�

Boys�&�Girls�Club�of�America-�
Long�Beach�

700�East�Del�Amo�Boulevard�
Long�Beach,�CA�90807�
www.bgclublb.org�
�

562-428-9188�

�
�
In�1979,�Su�Casa�started�a�24-hour�hot� line� to�assist�victims�of�domestic�violence� find�
shelter,�food,�and�clothing�and�obtain�legal�assistance.��In�1980,�an�office�at�Palms�Park�
was�provided�by�the�City�to�Su�Casa�to�accommodate�their�need�for�space�in�which�to�
do� legal� counseling,� restraint� order� processing,� support� group� services,� parenting�
classes,�and� the�distribution�of� food�and�clothing.� � In�1981,�a�shelter�within� the�City�of�
Lakewood� for� battered� women� and� their� children� was� opened� utili�ing� an� existing�
apartment� complex.� � No� special� construction� or� �oning� exceptions� were� necessary.��
Consequently,�the�use�was�permitted�by�right� in� the��one�and�treated�as�a�multi-family�
residential� use� in� the� M-F-R� �one.� � Essentially,� the� uses� were� considered� normal�
apartment�living�for�all�intents�and�purposes.���The�shelter�serves�as�a�temporary�home�
for�a�maximum�30�days.��While�at�the�shelter,�the�women�are�required�to�participate�in�
six�hours�of�counseling�each�day.��The�counseling�sessions�include�topics�such�as�legal�
rights,� child-raising,� nonviolent� problem� solving,� and� job� training.� � All� the� services�
provided�are�free.�
�
Lakewood� also� has� 17�Community�Care� Facilities� in� the�City.� � These� facilities� are� all�
located� in� the� R-1� (Single� Family� Residential)� �one� in� single-family� detached� homes.��
Five� of� these� facilities� are� Adult� Residential� care� facilities;� ten� are� Residential-Elderly�
care� facilities,� one� Small� Family� Home� and� one� Group� Home� facility.� � These� Group�
Homes,�Adult�Residential�and�Residential-Elderly�care�facilities�provide�supervised,�non-
medical�care�to�not�more�than�six�youths,�adults�18�years�of�age�and�older,�and�adults�
60�years�of�age�and�older,� respectively.� �The�Small�Family�Home�provides�24-hour-a-
day� care� for� children� 18� years� old� or� younger,� who� are� mentally� or� developmentally�
disabled�or�physically�handicapped�and�need�assistance�due�to� their�disability.� �These�
homes� provide� transitional� housing� to� its� occupants.� � The� Community� Care� Facilities�
were� also� established� in� existing� single-family� homes� and,� pursuant� to� State� law,� no�
�oning�exceptions�or�special�permits�are�required�for�such�use.�
�
Pursuant� to� Section� 9330� of� the� Lakewood� Municipal� Code� (LMC),� the� M-F-R� �one�
currently�permits�Homes/Facilities�for�the�Aged,�Retirement�Hotels,�Adult�Care�Facilities�
and�Children�s�Boarding�Homes�by�conditional�use�permit.��LMC�Section�9332.1�makes�
special� exceptions� from� normal� apartment/condominium� development� standards�
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allowing� for� reduced�parking,�smaller�unit�si�es�and�reduced�open�space�requirements�
for�multi-family�housing�for�the�elderly�and�the�disabled.�
�
LMC�Section�9302.2.b�defines�an�“Adult�Care�Facility��as�any�home,�facility,�or�building�
in� which� board� and� supervisory� care,� including� meals,� recreation,� transportation,�
counseling,� laundry� and� bath� assistance,� administration� of� oral� medication,� and�
supervision�of�general�well-being� is� provided� to� persons�18� to� 62� years�of�age,�but� in�
which�are�kept�no�persons�who�are�suffering�from�mental� illness�or�disease�who�would�
normally� be�admitted� to�a�mental� hospital�or� a� convalescent� hospital� and� in�which�no�
type� of�medical� or� dental� service� is� provided,� except� the� administration� of� oral� drugs.�
Section� 9302.14e� of� the� Lakewood� Municipal� Code� defines� a� "Children's� Boarding�
Home"� as� any� institution� or� establishment� providing� room�and�board� for� the� reception�
and�care�of�children�under�the�age�of�eighteen�years�regardless�of�sex,�and�when�such�
children�are�unrelated�to�the�caretaker,�in�the�absence�of�parent�or�guardian,�and�with�or�
without�compensation.� �Section�9302.25a�of� the�Municipal�Code�defines�Home/Facility�
for� the� Aged� as� any� home,� facility,� or� building� in� which� board� and� supervisory� care,�
including� meals,� recreation,� transportation,� counseling,� laundry� and� bath� assistance,�
administration�of� oral�medication,� and� supervision� of�general�well-being� is� provided� to�
persons�62�years�of�age�and�older�but� in�which�are�kept�no�persons�who�are�suffering�
from�mental�illness�or�disease�who�would�normally�be�admitted�to�a�mental�hospital�or�a�
convalescent� hospital� and� in� which� no� type� of�medical� or� dental� service� is� provided,�
except�the�administration�of�oral�drugs.�
�
In� May� 2004,� City� Council� adopted� Ordinance� No.� 2004-2� pertaining� to� Emergency�
Shelters.� � The� Ordinance� established� regulations� and� development� standards� for�
emergency�shelters.��It�permitted�emergency�shelters�in�the�Heavy�Manufacturing�(M-2)�
�one�subject�to�a�conditional�use�permit�(LMC�Section�9368.C).�This�action�was�taken�in�
response� to� the�2002�Lakewood�Housing�Element� program�which� required� the�City� to�
identify� a� �one� to� specifically� allow� emergency� shelters� subject� to� a� conditional� use�
permit.�
�
In�January�2008,�SB�2�became�effective,�which�requires�cities�to�meet�the�needs�of�the�
homeless�by� identifying�a� �one�or� �ones� that� permit�emergency� shelters� by� right,� i.e.,�
without�being�subject�to�conditional�or�other�discretionary�approval.�The��one�must�have�
sufficient�capacity� to�accommodate� the�shelter�need,�and�provide� land� for�at� least�one�
year-round� facility.� �On� January�24,� 2012,�Ordinance�No.� 2012-1�was� adopted,� which�
removed� the� requirement� that� a� conditional� use� permit� be� obtained� for� emergency�
shelters.�
�
�
5. Large Families 
�
Large�families�are�defined�as� five�or�more�persons� in�a�household.� �Large�households�
are� usually� included� as� a� special� needs� group� because� they� require� larger� dwelling�
units�than�the�market�normally�provides,�but�larger�homes�typically�are�higher-cost�units.��
In� addition,� trends� in� new� housing� construction� indicate� a�movement� towards� smaller�
units;� thus,� large� families�have�difficulty� finding� larger� units� at� affordable�prices,�which�
result�in�families�living�in�overcrowded�conditions.�
�
Difficulties� in� securing� housing� large� enough� to� accommodate� all� members� of� a�
household� are� heightened� for� renters� because� rental� units� are� typically� smaller� than�
single-family� units.� � According� to� the� 2010� Census,� the� average� household� si�e� of�
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owner-occupied�units�was�3.01�persons,�and�rent-occupied�units�housed�an�average�of�
3.02�persons� in�Lakewood.��As�shown�on�Table�12,�renters�represented�approximately�
27.9� percent� and� owners� represented� approximately� 72.1� percent� of� the� total�
households� in� the� City.� � Neither� the� 2010� Census� nor� the� 2007-2011� American�
Community�Survey�5-year�Estimates�provide�figures�representing�large�families�and�their�
corresponding� housing� units.� � However,� one� can� deduce� that� with� the� increase� of�
households�spending�more�than�30%�of�their�gross�income�towards�rents,�and�the�small�
amount�of�housing�stock�with�four�or�more�bedrooms�(13.5%�of�total�housing�stock),�the�
ability�for�large�families�to�find�affordable�housing�has�become�increasingly�difficult.��To�
address� the� issue� of� providing� affordable� housing� for� larger� families� and� households�
living�in�overcrowded�conditions,�the�City�s�programs�include:�
�
�� Tax�Credits�Housing�
�
�� Planned�Developments�
�
�� Second�Units�
�
�
6. Female Headed Households
�
According�to�the�2010�Census,�there�were�3,975�female-headed�households�living�in�the�
City� of� Lakewood.� � This� represents� 15� percent� of� Lakewood�s� total� households.��
Approximately�6.2�percent�of�the�households�headed�by�a�female�had�children�under�18�
years�of�age,�and�approximately�11�percent�of�these�female-headed�families�were�living�
below� poverty.� � All� family� households,� especially� those� headed� by� females,� typically�
need� affordable� units� located� near� schools,� day� care� centers,� and� recreation� facilities�
and�services.��Many�households�find�this�a�severe�constraint,�particularly�for�the�single�
parent�who�is�unable�to�work.��As�a�result�of�not�working,�the�parent�cannot�provide�for�
basic�necessities�such�as�food�and�housing�for�their�children.�
�
Affordability� needs� of� female-headed� households� can� be� addressed� through� rent�
subsidies,� affordable� childcare,� and� family� housing� in� proximity� to� commercial� uses,�
recreational�facilities�and�public�transit.��The�City�encourages�the�use�of�these�programs�
and� services�particularly� among� female-headed�households�with� children.� �One�of� the�
major�services�offered�to�female-headed�households�is�Su�Casa,�which�was�previously�
described� in� this�Housing�Element.� �Su�Casa�provides�a�domestic�violence�prevention�
program�for�victims�of�domestic�violence.��It�provides�24-hour�hotline�service,�emergency�
shelter,� counseling� and� assistance� with� restraining� orders.� � Several� other� local� and�
regional� programs� provide� housing� and� social� services� to� female-headed� households�
include:�
�
�� Mothers at Work Children’s Center –� This� program� is� located� at� the� Burns�
Community� Center� and� provides� childcare� for� children� ages� 2-5� years� old.� � Services�
include�instruction�and�experience�in�language�development,�math,�art,�music�and�more.��
An�after-school�child�care�program�is�also�available�for�children�ages�6�to�12.�
�
�� Family Services of Long Beach –�This�agency�has�several�offices� located� in� the�
area.��The�agency�provides�individual�and�family�counseling,�drug�and�alcohol�diversion,�
and�anger�management� classes.� �The�agency�also�provides�educational� program�and�
support�groups.�
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�� Housing Authority of the County of Los Angeles (Section 8)� –� This� agency� is�
located�in�the�City�of�Alhambra�but�provides�assistance�to�all�residents�living�within�the�
County� of� Los� Angeles.� � This� program� provides� housing� vouchers� to� families� and�
individuals� in� need� of� affordable� housing.� � The� Section� 8� Program� also� provides� the�
Family� Self-Sufficiency� Program� (FSS).� � This� is� a� voluntary� five-year� program� that�
assists� participants� with� education,� job� training� and� other� services� which� teaches�
participants�how�to�become�independent�and�not�need�public�assistance.�
�
�
7. Farm Workers
�
The�City�of�Lakewood�is�located�in�a�highly�urbani�ed�area�of�Los�Angeles�County.��The�
2010�Census�indicated�that�there�were�102�Lakewood�residents�employed�in�agriculture,�
farming,� forestry� or� fishing� occupations.� � The� majority� of� the� agricultural� activities� in�
Lakewood� are� limited� to� wholesale� nurseries.� � There� is� no� evidence� of� a� significant�
number�of�migrant�farm�workers�residing�in�the�City.�

8. Extremely Low-Income Households 
�
According� to� the� 2012�SCAG�Existing�Housing�Needs�Data�Report,� there�were� 1,453�
extremely� low-income� households� in� Lakewood,� representing� about� 6%� of� the� total�
number�of� households� in� the�City� (see�Table�14).� � The�SCAG�Data�Report,� however,�
does� not�make� a� distinction� between� renter-� and� owner-occupied�dwelling� units.� � The�
U.S.�Department�of�Housing�and�Urban�Development�(HUD)�does�provide�detailed�data�
on�this�income�group,�which�also�tends�to�experience�housing�problems�at�a�high�rate.��
Data�from�HUD� is�based�on� the�2010�Census;� thus� the� total�number�of�households� is�
slightly�different�from�that�posted�by�SCAG�as�part�of�the�RHNA,�which�is�based�on�the�
2005-2009�American�Community�Survey.��As�shown�in�Table�24,�the�HUD�data�shows�
that� there� are� 1,525� extremely� low-income� households� in� the� City,� which� represents�
about�6.3%�of�all�households�in�the�City,�which�is�not�significantly�different�from�the�6%�
as� the� SCAG� data� suggests.� � Table� 24� also� shows� that� about� half� (745� of� the� 1,525�
extremely� low-income�households�or�49�percent)� rented� their�dwelling�units.� �Of� those�
745�households,�535�or�72%�experience�housing�problems.�
�
�
Table 24:  Extremely Low-Income Housing Problems and Overpayment 2010

�

�
Renter-Occupied Owner-Occupied Total Households

Households with Income
<30% of Median

745� 780� 1,525�

�����with�any�problems�
�����(%)�

535�
(71.8%)�

505�
(64.7%)�

1,040�
(68.2%)�

�����paying��30%�of�income�
�����(%)�

500�
(67.1%)�

505�
(64.7%)�

1,005�
(65.9%)�

�����paying��50%�of�income�
�����(%)�

435�
(58.4%)�

420�
(53.8%)�

855�
(56.1%)�

�
Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, 2005-2009, Tables 1 
& 8. Note: housing problems include overpayment (payment of more than 30% of gross 
household income on housing), overcrowding (occupancy of more than 1.01 persons per room 
excluding kitchens, bathrooms, garages, closets and hallways), lack of kitchen, lack of telephone 
service and lack of plumbing; extremely low-income figures are calculated from the HUD Area 
Median Family Income (HAMFI).
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As�Table�24�shows,�HUD�data� reveal� that�68.2�percent�of�Lakewood�s�extremely� low-
income�households�experienced�housing�problems�of�any�kind,�with�renters�even�higher�
at�71.8�percent.��A�large�majority�of�these�households�were�overpaying,�or�paying�more�
than�30�percent� of� their� total� income� for� their� dwelling�units.� �Nearly� 66�percent� of� all�
extremely� low-income� households� fit� into� this� category� and� 71.8� percent� are� renters.��
There�was�also�a�high�rate�of�households�suffering�from�a�severe�cost�burden�or�paying�
more� than� 50� percent� of� their� incomes� on� housing.� � This� was� the� case� for� about� 56�
percent�of�all�extremely�low-income�households�and�58�percent�of�extremely�low-income�
renters.� � All� of� these� characteristics� occurred� at� a�much� higher� rate� among�extremely�
low-income� households� than� in� the� City� as� a� whole.� � Less� than� 40� percent� of� all�
Lakewood� households� had� any� housing� problems� and� less� than� 30� � � percent� were�
overpaying.�
�
Lakewood�s� extremely� low-income� households� also� have� a� significant� level� of�
overcrowding,� although� this� problem� is� not� as� widespread� as� overpayment.�
Overcrowding� is� defined� as� more� than� 1.0� occupant� per� room� (excluding� kitchens,�
bathrooms� and�garages).� � As�Table� 17� shows,� a� total� of� 886� renter� households�were�
overcrowded�in�2009,�which�represents�just�fewer�than�13.4�percent�of�all�households�in�
this� tenure�group.� �This�compares�with�an�overcrowding� rate�of� just�5.6�percent� for�all�
households�in�the�City.�
�
Thus,�Lakewood�households�with� income� less� than�30�percent�of� the�area�median�are�
significantly�more�affected�by�housing�problems�than�other�income�groups.�The�City�will�
act�to�alleviate�these�problems�in�a�variety�of�ways,�including�preserving�Section�8�units,�
and�making� density� bonuses� an� option� for�multi-family� developers� in� accordance�with�
State�law.�
�

Lakewood 2013-2021 Hou in Element� 3-16 III – Housing Needs ent�
 



IV. HOUSING RESOURCES�
�

�
�

A. INVENTORY OF LAND SUITABLE FOR RESIDENTIAL 
DEVELOPMENT�
�
During� December� 2000� and� January� 2001,� Lakewood� conducted� an� inventory� of� its�
dwelling� units.� � In� revising� this� housing� element,� Lakewood�s� 2000-2001� inventory� of�
dwelling� units� was� also� updated.� To� aid� in� future� studies� using� data� from� the� U.S.�
Census,�dwelling�units�were�verified�and�counted�according�to�the�census�tract�in�which�
each� dwelling� unit� is� located� and� further� categori�ed� each� dwelling� unit� by� the� �one�
designation� that� it� is� located� in.� � To� determine� the� potential� for� residential� growth,� all�
properties�were�analy�ed�to�determine�the�maximum�number�of�dwelling�units�that�could�
be�constructed,�in�light�of�the�development�standards�for�each�respective��one.��All�the�
residential� properties� could� accommodate� affordable�units� (low-� and�moderate-income�
housing).��Properties�in�the�M-F-R��one�have�the�greatest�potential�for�the�development�
of� new� dwelling� units.� Such� units�may� be� the� result� of� building� on� vacant� land,� or� by�
recycling� underutili�ed� M-F-R� parcels.� � Since� development� standards� vary� from� one�
�one�to�another,�the�development�potential�of�each�residential��one�is�discussed�below.�
�
1. Residential Zones�

�
Single-Family Residential and Residential/Limited Agriculture Zones.�
Properties� in� both� the� Single� Family� Residential� (R-1)� and� Residential/Limited�
Agriculture� (R-A)� �ones� were� reviewed� to� identify� vacant� sites� suitable� for�
development� of� low-density� residences.� � Sites� which� are� utili�ed� for� water� wells,�
utility� easements,� and� schools� were� not� counted� as� being� suitable� for� residential�
development�due� to� the� infeasibility�of�developing�such�sites.� �There�are�a� total�of�
21,386�dwelling�units�in�the�R-1��one�and�194�dwelling�units�in�the�R-A��one.�

�
Multiple-Family Residential Zone.  Properties�in�the�M-F-R��one�have�the�greatest�
potential� for� the� development� of� new� lower-income� dwelling� units,� including�multi-
family�rental�housing.��Such�units�may�be�the�result�of�building�on�vacant�land�or�by�
recycling�underutili�ed�M-F-R�parcels.��For�the�M-F-R��one,�building�permit�records,�
aerial� photos,� address�maps,� and� surveys�were� used� to� determine� the� number� of�
dwelling�units�on�each�property.��As�shown�in�Table�25,�a�total�of�5,195�dwelling�units�
exist�on�approximately�246�acres�of�M-F-R��oned�land�in�the�City.��The�General�Plan�
states� that,� for�medium/high� residential�development� including�development�on� the�
M-F-R��one.��The�Medium/High�Density�land�use�in�the�City�of�Lakewood�is�a�single�
land�use�designation�which�includes�two�or�more�residential�units�per�lot�(attached�or�
detached)�with�densities�ranging�from�8.8�to�30�units�per�acre.��The�average�density�
of� the�existing�units�on�M-F-R��oned�land� is�20.8�units�per�acre,�and�the�maximum�
allowable�is�22�units�per�acre�on�lots�less�than�12,500�square�feet,�24�units�per�acre�
on� lots� 12,500� to� 25,000� square� feet� and� 30� units� per� acre� on� lots� greater� than�
25,000�square�feet.�
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Table 25:  Potential Gain of Dwelling Units in M-F-R Zone, 2013

Census
Tract�

Existing Units�
Developable 

Acres

Average 
Existing  

Units per Acre

Potential Units
(22 units/ac)�

Potential Net
Units�

5550.01� 687� 54.2� 12.7� 1,193� 506�

5550.02� 658*� 29.2� 22.5� 642� 0�

5551.02� 876� 49.1� 17.9� 1,079� 203�

5551.03� 644*� 21.5� 29.9� 473� 0�

5551.04� 279*� 12.1� 23.0� 266� 0�

5700.01� 188� 10.5� 17.9� 231� 43�

5700.02� 56� 3.0� 18.7� 65� 9�

5700.03� 72� 6.4� 11.3� 139� 67�

5707.01� 1,139*� 40.9� 27.8� 900� 0�

5708.00� 84� 5.4� 15.5� 118� 34�

5709.02� 149*� 5.2� 28.6� 114� 0�

5713.00� 20*� 0.7� 29.7� 14� 0�

5714.00� 343*� 7.7� 44.7� 168� 0�

Total:� 5,195� 245.9� 21.1� 5,402� 862�

Source: Lakewood Community Development Department and U.S. Census.  Note (*): 
Existing units include legally non-conforming units, thus, existing units in these census tracts 
exceed potential units. Note: These figures exclude land in the Multiple-Family Dwelling Unit 
Planned Development (PD-MF) zone. Additionally, six Lakewood census tracts are not listed 
on the table because they contain no M-F-R-zoned land (5707.02, 5709.01, 5710.00, 
5711.01, 5711.02 and 5715.03).

To�calculate� the�additional�dwelling�units�permitted�under�the�M-F-R�designation,�a�
realistic�density�of�22�units�per�acre�was�applied�to�the�net�developable�acreage�in�
each�census�tract.��This�determined�the�potential�number�of�dwelling�units�that�could�
be�built�in�each�census�tract.��The�existing�number�of�units�and�the�total�net�acreage�
of�developable�land�shown�in�Table�25�are�based�on�data�compiled�using�the�City�s�
Geographic�Information�System�(GIS).��The�number�of�existing�units�in�each�census�
tract�was�subtracted�from�the�number�of� total�units�allowed� in�each�census� tract� to�
obtain�the�potential�net�gain�of�dwelling�units�for�that�census�tract.��Next,�the�totals�in�
each�census�tract�were�combined�to�determine�the�total�potential�net�gain�of�dwelling�
units.��Based�on�the�calculations,�the�net�gain�is�estimated�at�862�dwelling�units.�
�
As� shown� in� Table� 25,� in� some� census� tracts,� such� as� tracts� 5551.03,� 5551.04,�
5707.01,� 5709.02� and� 5714.00,� the� number� of�existing� dwelling� units� exceeds� the�
number�of�units�allowed�based�on�the�density�requirements�of�the�General�Plan�and�
the� regulations�of� the��oning�ordinance.� �This� is�due� to� legal�non-conforming�units�
exceeding�the�maximum�allowed�density.��These�figures�have�been�factored�into�the�
potential�net�gain�of�dwelling�units�as�shown�in�Table�25�and�appear�as�“0��in�those�
census� tracts� because� the� potential� net� units� cannot� be� shown� as� a� negative�
number.��The�census�tracts�within�the�City�are�illustrated�in�Figure�5.�
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The�construction�of�additional�dwelling�units� is�dependent�on�whether�existing�units�
are�demolished�in�an�effort�to�make�room�for�development�projects�that�provide�more�
units.� � Although� there� is� a� short-term� displacement� of� residents� associated� with�
teardowns,� the� additional� dwelling� units� provided� are� a� long-term� benefit� to� the�
community.� � It� is� unnecessary,� unfeasible� and� unrealistic� to� demolish� low-density�
residential� housing� that� is� well� maintained� for� the� sake� of� higher� intensity�
development�at�this�time.�
�
Planned-Development Single-Family Residential and Planned-Development 
Multiple-Family Residential Zones.  By� definition,� projects� in� the� Planned-
Development� Single-Family� Residential� (PD-SF)� and� the� Planned-Development�
Multiple-Family�Residential�(PD-MF)��ones�are�developed�to�the�maximum�number�
of� dwelling� units� allowed� under� the� approvals� for� each� project.� � There� are� 551�
dwelling�units� in� the�PD-SF��one,�and�124�units� in� the�PD-MF��one,� for�a� total�of�
675�planned�dwelling�units.��Since�each�planned�development�has�been�completed,�
there�is�no�additional�capacity�to�provide�dwelling�units�in�these�projects.�
�
Mobile Home Park Zone. The� Lakewood�Municipal� Code� allows� up� to� ten� (10)�
mobile�homes�per�acre� in�Lakewood�s�Mobile�Home�Park� (MHP)� �one.�There�are�
7.9�acres�of�MHP��oned�property�in�Lakewood�and�based�on�the�maximum�density�
allowed�under�the�City�s�current��oning,�79�units�of�low-�income�housing.��There�are�
88�mobile�home�and/or�trailer�spaces�located�in�the�MHP��one,�which�exceeds�the�
approved�density�by�nine�units.�

�
�

2. Mixed-Use Development Potential�
�
The�potential�for�mixed-use�housing�development�in�Lakewood�is�extremely�limited.��
Lakewood� is� a� housing-rich,� job-poor� city� that� strives� to� reach� a� better� balance�
between� employment� and� housing.� � Based� on� the�SCAG�Existing�Housing�Needs�
Data�Report�2012,�the�City�s�ratio�of�jobs�to�housing�units�is�0.69�(approximately�two�
units�for�every� job� in� the�City),�as�compared� to�a� region-wide�estimate�of�1.18.� �All�
cities� within� the� region� are� encouraged� to� strive� toward� the� regional� ratio,� which�
means� that� Lakewood� should� encourage� more� job� growth� than� housing� growth.��
Since�the�City�is�built�out,�it�is�not�feasible�to�open�a�large�amount�of�commercial�and�
industrial�land�for�residential�development.�
�

However,�in� the�City�s�effort�to�meet�the�RHNA�allocation�of�housing�units,�the�City�
has�permitted�the�development�of� residential�uses�on�formerly�commercial�property�
in� certain� instances.� � For� example,� in� the� 3.5-acre� Lakewood� Estates� at� Gordon�
Ranch� project� located� at� the� southeast� corner� of� Studebaker� Road� and�Del�Amo�
Boulevard,� the�majority�of� an�underutili�ed�site�was� re�oned� from�C-4�to�PD-SF� in�
order� to�accommodate�a�27-unit�single-family�residential�project.�� A�small� separate�
parcel� retained� the�C-4� designation.��Conversion�of�commercially-�oned�parcels�are�
rare�due�to�the�limited�nature�of�commercial�uses�in�Lakewood,�and�the�City�s�efforts�
to� promote�more� economic� development� on� its� commercial� and� industrial� land� in�
order� to� generate� necessary� sales� tax� revenues,� as� well� as� to� provide� jobs� and�
neighborhood� services.� � In� fact,� the� City�s� General� Plan� Land� Use� Element�
designates�only� six� percent� of�all� land� in� focus� is� on� promoting� job-� and� revenue-
generating�activities�on� the� limited�amount�of� land�available� for� these�uses.�

Lakewood 2013-2021 Hou in Element� 4-4 IV - Housing Resources� 



�
3. Vacant Land�

�
Figure�6� illustrates�the� locations�of�vacant� land� in�Lakewood�suitable�for�residential�
development.� � As� presented� in� Table� 26,� there� are� five� sites� �oned� R-1� that� are�
suitable�for�development�of�low-density�residential�uses.��Other�properties��oned�for�
residential�or�agriculture�are�developed�with�non-residential�uses�such�as;�churches,�
schools,�utility�easements,�water�wells�and�similar�uses.��These�non-residential�uses�
are� a� necessary� component� of� Lakewood�s� land� use� pattern;� therefore,� such� sites�
were�not�counted�as�suitable�development�sites.�
�
There� are� 10� vacant� M-F-R-�oned� sites� within� the� City� that� have� a� combined�
acreage�of�approximately�6.7�acres.� �Three�vacant�M-F-R�sites�(Sites�3.2,�3.3,�and�
3.4)�in�Table�26�are�potential�lot�consolidation�sites,�and�therefore�are�not�included�in�
the�housing�growth�calculation�on�vacant�land.��These�sites�are�included�in�Appendix�
B�and�calculated�as�potential�recycling.�
�
As�shown�in�Table�26,�build-out�for�these�vacant�sites�assume�a�realistic�density�of�
20� units� per� acre� on� lots� less� than� 12,500� square� feet,� 22� units� per� acre� on� lots�
12,500� to� 25,000� square� feet� and� 30� units� per� acre� on� lots� greater� than� 25,000�
square�feet.��There�is�a�combined�potential�of�181�new�units�in�the�M-F-R��one.��Ten�
of� the� sites� can� accommodate� low-income� housing,� as� shown� in� Table� 26.� � The�
largest�of�these�sites�is�the�3.56-acre�vacant�site�(Site�1.1)�located�on�South�Street�in�
northwestern�Lakewood.� �Build-out� of� this� site�alone� could�accommodate�72�units,�
which�represents�more�than�one-half�of�all�potential�new�units�on�vacant�residential�
land.�
�
Therefore,�a�combination�of� the�developable�vacant� land�shown� in�Table�26�would�
total� 7.93� acres� and� have� the� potential� to� add� 193� dwelling� units� to� Lakewood�s�
housing�stock.�
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Table 26:  Vacant Developable Land

Site 
No.*

APN� Location Affordability
General

Plan�
Zone�

Net Lot 
Size

(Acres)**

Realistic
Density

(Units/Acre)

Potential
New 
Units�

1.1� 7157007009� 2922�South�St.� Low�Income� MHD� M-F-R� 3.56� 30� 107�

1.2� 7150030001� 4415�Parkview�Dr.�
Moderate�
Income�

LD� R-1� 0.36� 8.7� 2�

2.1� 7170008900� 5734�Sunfield�Ave.�
Moderate�
Income�

LD� R-1� 0.24� 8.7� 2�

2.2� 7170005901� 5301�Fidler�Ave.�
Moderate�
Income�

LD� R-1� 0.12� 8.7� 1�

2.3� 7061007900� 6453�Turnergrove�
Moderate�
Income�

LD� R-1� 0.17� 8.7� 1�

2.4� 7178010901�
4333�Woodruff�

Ave.�
Moderate�
Income�

LD� R-1� 0.12� 8.7� 1�

3.1� 7059016800�

North�side�of�206th�
St.�between�

Alburtis�Ave.�and�
Roseton�Ave.�

Low�Income� MHD� M-F-R� 0.24� 20� 4�

3.2�
7059019900�
7059019901�
7059019902�

NW�corner�of�
Pioneer�Blvd.�and�

206th�St.�
Low�Income� MHD� M-F-R� 0.29� 22� 6�

3.3�
7059015900�
7059015901�
7059015902�

11643-47�1/2�207th��
11644�206th�St.�
11649-51�207th�St.�

Low�Income� MHD� M-F-R� 0.63� 30� 18�

3.4�
7059014900�
7059014901�

11610�207th�St.�
11618�207th�St.�

Low�Income� MHD� M-F-R� 0.48� 22� 10�

3.5� 7059021021�
NW�corner�of�

Pioneer�and�208th�
Low�Income� MHD� M-F-R� 0.75� 30� 22�

3.6� 7058019035� 20723�Elaine�Ave.� Low�Income� MHD� M-F-R� 0.36� 22� 7�

3.7� 7058020800�
Alley�facing�lot�

adjacent�to�20804�
Seine�Ave.�

Low�Income� MHD� M-F-R� 0.11� 20� 2�

3.8� 7059011900�
20920�Roseton�

Ave.�
Low�Income� MHD� M-F-R� 0.20� 20� 4�

3.9� 7060022063� 11609�216th�St.�
Moderate�
Income�

OS� O-S� 0.26� 20� 5***�

3.10� 7065024001� 11700-06�216th�St.� Low�Income� MHD� M-F-R� 0.04� 20� 2�

TOTAL� 7.93 194 

Source: Lakewood Community Development Department. Note *: Corresponds to lot numbers in Figure 
6 – Vacant Land. Note **: Some lots require road dedications thereby reducing their gross developable 
area. Note ***: Potential new units figure assumes a General Plan Amendment to MHD and a rezoning to 
M-F-R.
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4. M-F-R Realistic Development Capacity�
�

The�development�standards�for�Lakewood�s�M-F-R��one�include�height� limits;�front,�
rear� and� side� yard� setbacks;� open� space� requirements;� and� provision� of� vehicle�
parking.� � These� standards� were� designed� to� ensure� that� it� remains� feasible� to�
develop� the�maximum� number� of� units� allowed� by� the�Municipal� Code.� � This�was�
accomplished� via� a� series� of� site� plan� reviews� of� hypothetical�multi-family� projects�
containing� the� maximum� permitted� number� of� units� for� the� lot� si�e.� � Where� a�
requirement� under� consideration� was� found� to� have� a� prohibitive� effect� on� the�
potential�of�a�site�to�develop�to�the�maximum�allowed�density,�the�requirement�was�
revised� so�as� to� permit� the� construction�of�more�dwelling�units.� �The�development�
standards�contained�in�the�Municipal�Code�are�the�result�of�this�process.�
�
Additionally,�a�review�of�recently�completed�and�approved�projects�in�the�M-F-R��one�
showed� that�projects� frequently� included� the�maximum�number�of�units�allowed�by�
the�Municipal�Code.� �Some�failed�to�achieve�the�maximum�density�only�because�of�
excess� lot� area� that� was� insufficient� to� build� one� additional� unit,� but� nonetheless�
diluted�the�overall�density�of�the�project.��For�example,�a�recently�completed�project�
located�at� 11731-33�Centralia�Street� technically� had�excess� land� for� 0.4�additional�
units,�which� reduced� its�density� to�approximately�18�units�per�acre.� � It� is� therefore�
reasonable� to� assume� that� most� multi-family� developers� will� seek� to� build� the�
maximum�number�of�units�allowed�by�the�Municipal�Code.�
�
Moreover,� the�City�can�cite�at� least�one�recently�built�project� in�each�M-F-R�parcel�
si�e�classification�that�achieved�the�realistic�density�used�in�the�Housing�Element.��In�
the� less-than� 12,500� square� feet� category,� a� five-unit� apartment� project� at� 11731�
216th�Street�had�a�density�of�20.74�units�per�acre.��In�the�medium�si�e�class�(12,500-
25,000�square�feet),�a�ten-unit�condominium�development�at�11716-28�205th�Street�
reached�22.83�units�per�acre.��In�the�largest�si�e�class�(over�25,000�square�feet),�a�
23-unit� apartment� project� proposed� for� 20937�Bloomfield� Avenue,� could� provide� a�
density�of�30�dwelling�units�per�acre.��
�
The�densities�of�these�projects�slightly�exceed�those�used�in�the�Housing�Element�to�
calculate� the� realistic�development�capacity�of� the� three�parcel� si�e�classifications.��
Furthermore,� all� three� of� these� projects� included� the� maximum� number� of� units�
permitted� by� the� Municipal� Code� and� did� not� require� construction� of� below-grade�
parking.�
�
In�light�of�these�examples,�it�is�reasonable�to�assume�that�most�M-F-R�development�
projects� will� aim� to� include� the� maximum� number� of� units� allowed� under� the�
permitted�density.��The�City�recogni�es,�however,�that�there�will�be�some�developers�
who� choose� to� build� slightly� fewer� units� than� the� allowed�maximum,� and� that� the�
possibility�of�such�development�must�be� incorporated� into�the�realistic�development�
capacity� of� vacant�and�underutili�ed� sites.� � Thus,� the�densities�used� in� calculating�
realistic�capacity� (20,�22�and�25�dwelling�units�per�acre)�are�slightly� lower� than� the�
allowed�maximums�densities� (22,� 24�and� 30�dwelling�units� per� acre).� �For� vacant,�
recyclable�and�underutili�ed�sites�greater� than�25,000�square�feet�on�M-F-R-�oned�
land,�a�density�of�30�dwelling�units�per�acre�was�used.��The�City�deems�this�to�be�an�
accurate� assumption� considering� the� general� tendency� of� multi-family� projects� to�
include� the�maximum�number�of�units�allowed�by� the�Municipal�Code.� � In�order� to�
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more�effectively�encourage�and�facilitate�the�development�of�affordable�housing,�the�
Housing� Element� and� the� Municipal� Code� were� amended� in� 2012� to� provide� an�
increase� in�the�maximum�density�on�the� largest�parcels� in� the�M-F-R��one�(greater�
than�25,000�square�feet,�or�0.57�acre)�from�27�to�30�dwelling�units�per�acre.��At�the�
same�time,�a�minimum�density�of�20�dwelling�units�per�acre�was�established�and�in�
no�case�could�such�a�property�be�developed�with�less�than�16�dwelling�units.��As�a�
“metropolitan�jurisdiction��as�defined�by�State�law,�this�is�Lakewood�s�default�density�
for� the� purpose� of� identifying� �oning� appropriate� to� support� the� development� of�

housing�affordable�to�lower‐income�households.�
�
For� parcels� greater� than� 25,000� square� feet,� certain� development� standards� have�
been� relaxed� to� better� accommodate� additional� dwelling� units.� � For� example,� the�
minimum�dimension�for�private�open�space�was�reduced�from�eight�feet�to�six�feet.��
Thus,� the� maximum� density� is� used� as� the� realistic� density� for� the� purpose� of�
determining�the�capacity�of�all�large�M-F-R�sites�in�this�inventory.�

�
5. Land Recycling�
�

Residential� land� recycling� means� developing� land� occupied� with� dilapidated,�
deteriorated� or� obsolete� structures� in� an� effort� to� create� a� healthy,� viable� mix� of�
housing�for�different�income�groups�and�household�si�es.��Lakewood's�M-F-R-��oned�
area�located�east�of�the�I-605�Freeway�was�originally�designated�for�very�low-density�
residential� and� agricultural� uses,� which� was� typical� of� the� development� found�
throughout�southern�California�in�the�early�half�of�the�20th�century.��At�that�time,�these�
properties� were� subdivided� into� narrow,� deep� lots� and� developed� with� just� one�
house,�with� the�remainder�of� the� lot� intended�for� light�agriculture�and�other� farming�
activities.� �As� the�population�of� the�area� increased,�many�of� these�properties�were�
developed� with� duplexes� and� triplexes� to� meet� a� demand� for� additional� housing.��
After�this�area�was�incorporated�into�the�City�of�Lakewood,�it�was�re�oned�as�M-F-R�
to�allow�development�at�greater�densities� than�what�had�been�built�when� the�area�
was�in�the�County.��Following�the�initial�adoption�of�the�M-F-R��one�regulations�in�the�
early�1970's,� this�area�has�been�subject� to� recycling,�with�new�medium-�and�high-
density�residential�projects�replacing�older�lower�density�development.�
�
A� housing� survey� was� conducted� in� January� 2008,� and� revised� for� this� housing�
element� update,� of� four� study� areas� �oned� M-F-R� in� the� eastern� portion� of�
Lakewood.� � The� results� of� the� survey,� which� are� presented� in� previous� Table� 10,�
indicate� that�many� residential�parcels�are�candidates� for� recycling.� �Many�of� these�
housing� structures� exhibit� signs� of� deterioration� and� substandard� construction� and�
are�in�violation�of�existing�building�code�standards.��An�inventory�of�the�units�in�the�
four� study�areas� totaled�approximately�2,022�existing�dwelling�units,� including�both�
single-family� and� multi-family� structures.� � As� presented� in� Table� 27,� there� are� 80�
existing� units� on� approximately� 8.7� acres� within� the� four� study� areas� that� are�
candidates�for�recycling.��Assuming�realistic�densities�of�20�units�per�acre�for�parcels�
less�than�12,500�square�feet,�22�units�per�acre�for�parcels�12,500�to�25,000�square�
feet,�25�units�per�acre�for�parcels�over�25,000�square�feet,�and�30�units�per�acre�for�
vacant,�recyclable�or�underutili�ed�sites�greater� than�25,000�square�feet�on�M-F-R-
�oned� land,� the� potential� realistic� density� of� the� four� study� areas� is� 192� dwelling�
units,� for� a� net� increase� of� 112� units,� with� 53� units� available� for� lower-income�
households.� � Figure� 7� illustrates� the� location� of� the� study� areas,� and� Figures� 8�
through� 11� show� the� parcels� with� the� potential� for� recycling� at� higher� densities.��
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Appendix� B� lists� the� parcels� identified� in� the� four� study� areas� as� candidates� for�
recycling�and�increasing�residential�densities.�
�

To� more� effectively� focus� the� recycling� analysis� on� feasible� sites� for� affordable�
housing�within�the�planning�period,�this�inventory�excludes�sites�in�the�M-F-R��one�s�
lowest� si�e�category� (less� than�12,500�square� feet�or�0.29�acre)�unless� they�have�
capacity� to� at� least� double� the� number� of� existing� units.� � Thus,� the� inventory� only�
includes� those� recycling�sites�with� the�greatest�potential� for�growth,�and� those� that�
can�be�consolidated�as�part�of�larger�projects.��The�ample�excess�capacity�on�these�
sites� ensures� that� demolition� and� relocation� costs� will� pose� a�minimal� obstacle� to�
future� development.� � Furthermore,� only� those� recycling� sites� in� the� largest� si�e�
category� (greater� than� 25,000� square� feet)� are� applied� toward� the� RHNA�
requirement� for� lower-income�households.� �Sites� in� this� category�will� be�subject� to�
the�M-F-R�maximum� density� of� 30� units� per� acre,� which�makes� them� suitable� for�
affordable�housing�development.�
�

Existing�uses�on�virtually�all�of�the�non‐vacant�sites�identified�in�the�inventory�consist�

of� older� single‐family� homes,� duplexes� and� triplexes� that� are� wood‐frame�
construction� and� inexpensive� to� remove.� � Since� the� cost� of� recent� demolitions� in�
Lakewood�s�M-F-R�areas�has�generally�been�$5,000�per�unit�or�less,�the�existing�use�
is�not�a�constraint�to�development.��The�cost�of�removal�can�be�readily�absorbed�into�

the� development� budget� of� a� market‐rate� project� or� an� affordable� project� with�
adequate�gap�financing.�
�
Previously,� sites� with� substandard� housing� conditions� were� developed� to� higher�
densities�through�implementation�of�the�Scattered�Lot�Acquisition�program.��Through�
this� program,� the� former� Lakewood�Redevelopment�Agency� acquired� properties� in�
blighted�conditions�and�sold� these�properties� to�developers�at�below-market�prices�
with�conditions�that�affordable�units�be�developed.���However,�the�State�s�dismantling�
of� redevelopment� left� the� Scattered� Lot� Program� without� funding.� � All� properties�
previously�purchased�by� the�Lakewood�Redevelopment�Agency�are�now�controlled�
by�the�Lakewood�Successor�agency�and�will�be�developed�for�affordable�housing�as�
originally�intended.�

�
Table 27:  Potential Recycled Units

Study 
Area

Acreage of
Recyclable Parcels

Existing 
Recyclable Units

Potential Units at 
Realistic Density

Potential Net
Recycled Units

1� 1.19� 7� 22� 15�

2� 5.99� 60� 140� 80�

3� 1.52� 13� 30� 17�

4� 0� 0� 0� 0�

Total 8.70 80 192 112

�
Source: Lakewood Community Development Department and GRC Associates Field 
Investigation. Note: See Appendix B for more information.
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6. Underutilized Church Sites�

�
The� revised� housing� survey� discussed� under� Section� 5� –� Land� Recycling� also�
identified�four�church�sites�on�large�underutili�ed�parcels.��Half�of�each�site�could�be�
developed� with� affordable� housing.� � The� first� site� is� near� Hayter� Avenue� and�
Candlewood�Street�and�sits�on�4.5�acres.��The�second�site�is�on�Centralia�Street�in�
the�eastern�portion�of�the�City�and�consists�of�two�acres.��The�third�site�is�located�on�
South�Street�near�the�northwest�corner�of�the�City.��All�three�sites�are��oned�M-F-R�
and�have� the�potential� for�additional�126� lower-income�units.� �Appendix�C� includes�
parcel-specific�information�for�these�church�sites.�
�

7. Increasing Residential Density�
�

Within� each� study� area,� there� are� parcels� that� contain� less� than� the� maximum�
number�of�units�allowed,�regardless�of�the�condition�of�those�units.��Although�these�
parcels�may�not�be�recycled�in�the�near�future,�they�have�the�potential�for�additional�
units� on� the� property.� � � However,� recent� housing� trends� in� the� City� indicate� that�
single-family� unit� properties� �oned� M-F-R� have� added� units� in� the� back� of� the�
property.��These�parcels�are�good�candidates�for�long-term�housing�growth�and�the�
construction� of� units� for� moderate� and� above-moderate-income� households.� � The�
inventory� of� non-blighted� underutili�ed� sites� excludes� those� sites� with� the� least�
potential� for� development.� �All� of� the�sites� in� this� section�have� capacity� to� at� least�
double�the�number�of�existing�units.��These�sites�will�serve�to�demonstrate�the�long-
term�capacity�of�the�M-F-R��one�to�add�moderate-income�and�market-rate�units.�
�
Table� 28� shows� that� there� are� 259� units� on� parcels� that� could� potentially� be�
increased,�based�on�densities�of�20�to�30�units�per�acre,�which�would�result�in�a�net�
increase�of�558�units.��Previous�figures�7�through�11�show�the�underutili�ed�parcels�
with�the�potential�for�additional�housing�units.�
�
Table 28:  Potential Net Units from Increasing Residential Density

�

Study
Area

Acreage of 
Underutilized Parcels

Existing
Units

Potential Units at 
Realistic Density

Potential 
Net Units

1� 6.82� 48� 140� 92�

2� 16.31� 117� 288� 171�

3� 13.19� 87� 243� 156�

4� 1.16� 7� 20� 13�

Church�Sites� 4.20� 0� 126� 126�

Total 41.68 259 817 558

Source: Lakewood Community Development Department Records and Field Investigation.
Note: See Appendix C for more information. 

�
�

The� City� of� Lakewood� is� a� highly� urbani�ed� community� that� is� virtually� built-out.��
There� is� less� than�eight�acres�of� vacant� land�available� for� residential�development�
citywide,�and�therefore,�most�of�the�opportunities�for�affordable�housing�growth�lie�in�
the�recycling�of�existing�residential�land�to�higher�densities�in�the�M-F-R��one.��The�
M-F-R��one�is�primarily�located�in�the�eastern�portion�of�Lakewood,�which�has�lower�
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median�household�incomes�than�other�census�tracts�in�the�City,�with�the�exception�of�
Census� Tract� 5715.030� which� is� split� between� the� Cities� of� Lakewood� and� Long�
Beach.��The�area�is�generally�located�within�a�half-mile�radius�of�Pioneer�Boulevard�
and�Centralia�Street�and� is�part�of�Census�Tracts�5550.01,�5550.02,�and�5551.02.��
The� 2006-10�ACS� 5-Year�Estimates� report� that� the�median� household� income� for�
these� Census� Tracts� is� $68,074,� $67,431,� and� $55,700� respectively,� while� the�
median�household�income�for�the�entire�City�is�$77,380.��The�same�area�also�has�a�
high� concentration� of� homes� exhibiting� blighted� conditions,� and� therefore,� many�
homes�in�the�area�require�significant�structural�rehabilitation�and/or�replacement.�
�
In� addition,� approximately� 46� percent� of� the� parcels� located� in� the�M-F-R� �one� of�
eastern� Lakewood� contain� single-family� homes,� many� of� which� were� constructed�
before�the��oning�changed�to�higher�densities.��These�single-family�homes�are�aging�
and�are� candidates� for� recycling� to� higher�densities�within� this� planning�cycle.� �An�
example�of�a�recent�project�is�11714�Walcroft�Street,�in�which�an�older�single-family�
home�on�M-F-R-�oned�property�was� replaced�by� two�detached�units,�one�of�which�
the�developer�agreed�to�offer�as�affordable�housing�for�a�period�of�55�years.�
�
This� project� took� place� on� a� 4,800-square� foot� parcel� that� the� former� Lakewood�
Redevelopment� Agency� acquired� through� its� Scattered� Lot� Acquisition�Program.� It�
included� the�maximum� permitted� number� of� units� under� the�M-F-R� �one�s� density�
restrictions� (minimum� 1,920� square� feet� per� unit� on� lots� less� than� 12,500� square�
feet).� � In� return� for� the� affordability� provision,� the� City� agreed� to� permit� minor�
deviations� from� four� development� standards� that,� if� strictly� enforced,� would� have�
resulted� in� a� less� desirable� project.� � These� relaxations� included:� 1)� a� five-foot�
decrease� in� the� rear�yard�setback;�2)�a�decrease� in�one�unit�s�private�open�space�
from�130�to�90�square�feet;�3)�elimination�of�private�storage�space�for�the�other�unit;�
and�4)�allowing�front�unit�garages�to�be�designed�to�allow�vehicles�to�back� into�the�
street,�rather�than�on-site�turn-around�space�as�required�in�the�M-F-R��one.�
�
The�project�was�entitled�through�a�statutory�specific�plan�and�had�to�be�approved�by�
the�Planning�and�Environment�Commission�and�the�City�Council�in�order�to�proceed.��
This�was�due�to�the�fact�that�the�larger,�three�bedroom,�market-rate�unit�significantly�
exceeded�the�minimum�floor�area�for�a�unit�of�this�si�e�(1,746�square�feet�vs.�1,050�
square� feet),� and� because� of� the� decision� to� construct� the� units� as� detached�
dwellings.��These�voluntary�decisions�by�the�developer�were�the�primary�reason�the�
project�could�not�be�approved�by�right,�and�a�slightly�more�economical�project� that�
still� maximi�ed� the� number� of� units� on� the� property� would� have� been� completely�
feasible�under�the�full�M-F-R�development�standards.��At�the�same�time,�this�project�
serves�as�an�example�of�the�avenues�available�to�developers�who�are�willing�to�fully�
develop� underutili�ed� sites� and� provide� affordable� housing.� � The� specific� plan�
process�provided�the�flexibility�the�City�and�the�developer�needed�in�order�to�get�the�
units�built,� and� the� resulting�project�was�more�desirable.� �Given� the� representative�
project�discussed�above,�Lakewood�s�underutili�ed�M-F-R�sites�are�both�suitable�and�
feasible�for�the�construction�of�sufficient�market-rate�and�affordable�housing�to�fulfill�
the�portion�of�the�City�s�RHNA�allocation�not�covered�by�vacant�land.�
�
�
�
�
�
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8. Small Sites and Lot Consolidation Opportunities�
�

The� greatest� potential� to� add� new� affordable� housing� units� is� in� the�M-F-R� �one,�
which�permits�development�of�apartments�and�other�multiple-family�units�at�densities�
ranging�from�8.8�to�as�high�as�30�units�per�acre.��The�allowable�densities�within�this�
�one�are�based�on�the�si�e�of�the�parcel�–�the�larger�the�lot,�the�higher�the�allowed�
density.� � Through� this� stepped� density� standard,� the� City� encourages� large-lot�
development�in�order�to�increase�its�housing�stock.��Approximately�97�percent�of�the�
total�parcels�within�the�M-F-R��one�are�less�than�25,000�square�feet,�and�therefore,�
there�are�many�opportunities�to�consolidate�adjacent�smaller�lots.�
�
Lot� consolidation� is� most� feasible� on� vacant� lots� and� lots� that� are� considered�
candidates� for� recycling.� �The�Housing�Element� identifies� recyclable� lots�based�on�
the� housing� conditions� survey.� � These� include� parcels� with� substandard� or�
dilapidated/deteriorated� housing.� � Lot� consolidation� could� occur� on� 23� parcels� on�
3.96�acres�and� result� in�net� increase�of�60�units�over� the�existing�number�of�units�
assuming� realistic� densities.� �Appendix�B� identifies�and� illustrates�adjoining�vacant�
and� recyclable� parcels� that� are� suitable� for� consolidation.� � The� former� Lakewood�
Redevelopment�Agency�s�Scattered�Lot�Acquisition�Program�is�an�example�where�lot�
acquisition� and� consolidation� has� resulted� in� the� development� of� housing� (the�
program�is�now�controlled�by�the�Lakewood�Housing�Successor�Agency).��Properties�
acquired� through� this� program� and� the� development� status� of� these� properties� is�
presented�below�in�Table�29.�
�
In�Lakewood,�small�sites�can�and�have�been�developed�with�viable�market-rate�and�
affordable� projects.� � To� more� realistically� analy�e� the� short-term� development�
potential�of�such�sites,�however,�the�non-vacant�sites�analysis�excludes�small�sites�in�
the�lowest�M-F-R�si�e�category�(12,500�square�feet�or�less�–�about�0.29�acre)�if�they�
do�not�have�capacity� for�at� least�double� the�number�of�existing�units.� �Additionally,�
only�those�non-vacant�sites�in�the�highest�M-F-R�si�e�category,�or�at�least�0.58�acre,�
are�used�as�credit�toward�the�lower-income�portion�of�the�RHNA.�
�
The� remaining� small� sites,� including� those� requiring� consolidation,� have� the� best�
potential�for�recycling�within�the�planning�period.��Development�of�these�sites�to�their�
full�capacity�will�yield�substantial�gains�toward�the�RHNA�allocation.�Experience�with�
recent�affordable�development�in�this��one,�however,�shows�that�the�City�may�need�
to�slightly�ease�parking,�setback�and/or�open�space�requirements�to�achieve�the�full�
densities�allowed�by�the�M-F-R��one.�
�
As� discussed� above,� the� existing� �oning� ordinance,� with� its� stepped� density�
standards�for� larger�parcels�in�the�M-F-R��one,�encourages�larger�lot�development.�
As�funding�becomes�available�for�the�development�of� large�lots�previously�acquired�
by�the�former�Redevelopment�Agency�and�now�controlled�by�the�Lakewood�Housing�
Successor�Agency,�those�large�lots�will�also�be�developed�into�new�housing�at�higher�
densities.�
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Table 29:  Scattered Lot Acquisition Projects

� �
Address�

�
Existing Use�

�
Project Status�

�

�
Potential

Units�

�
1� 11714-16�Walcroft

�
St.�

1�market�rate�and�
1�affordable�unit�

Project�complete� Built-out�

�
2� 20921-23�Roseton�Ave.�

1�market�rate�and�
1�affordable�unit�

Project�complete� Built-out�

�
3�

Transitional�
Housing�(1)�

3-unit�apartment� Project�complete�

�3�units�for�
victims�of�
domestic�
violence�

�
4� 20920�Roseton�Ave.� vacant� Pending�RFP� �4�units�

�
5� 11610�206

th
�Street� vacant� Pending�RFP�

11�units�(2)�

�
6� 11618�206

th
�Street� vacant� Pending�RFP�

7 11644�206
th
�Street� vacant� Pending�RFP�

18�units�(2)�8 11643�207
th
�Street� vacant� Pending�RFP�

9 11649�207th�Street� vacant� Pending�RFP�

10 20525-29�Pioneer�Blvd.� vacant� Pending�RFP� 6�units�(2)�

Source: Lakewood Community Development Department.
(1) Address cannot be revealed for security purposes.�
(2) Reflects consolidation of multiple parcels.�

 
�

Sites�7,�8,�and�9�in�Table�29�(11643�207th,�11644�206th,�and�11649�207th�Streets)�are�
adjacent�to�each�other.��The�City�will�release�an�RFP�to�develop�all�three�sites�as�a�
single�consolidated�site�to�accommodate�affordable�housing�in�order�to�maximi�e�the�
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number�of�units.��If�developed�individually,�these�three�parcels�could�accommodate�a�
combined�13�units;�however,� if� the�parcels� are�consolidated� into�a�single�property,�
the�maximum�allowable�density�will�be�higher.��Currently,�the�M-F-R��one�permits�22�
units�per�acre�on�lots�less�than�12,500�square�feet,�24�units�per�acre�on�lots�12,500�
to�25,000�square�feet�and�30�units�per�acre�on�lots�greater�than�25,000�square�feet.��
After� required� road�dedications,� the�consolidated�site�would�have�a� total� combined�
si�e�of�27,300�square�feet,�which�is�the�highest�density�category�for�the�M-F-R��one.��
Accordingly,� this� project� could� potentially� result� in� the� development� of� 18� units.��
Figure�12�shows�the�location�and�existing�uses�of�the�three�lots.�

�

Figure 12:  Consolidation of Underutilized Properties 
�

�

�

�

Lakewood 2013-2021 Housing 
Element

Figure 12
CONSOLIDATION OF

UNDERUTILIZED PROPERTIES�

9. Potential Housing Growth�
�

As�previously�discussed,�the�City�s�housing�stock�could�increase�as�a�result�of�new�
development�on�existing�vacant�land,�recycling�of�existing�poorly�maintained�parcels�
and� increasing�densities�on�M-F-R-�oned�land.� �Table�30�reflects�the�total�potential�
increase�in�housing�units�in�the�City.��It�assumes�a�housing�density�of�five�units�per�

Lakewood 2013-2021 Hou in Element� 4-20 IV - Housing Resources� 



acre�on�R-1��oned�land;�for�the�M-F-R��one,�the�realistic�density�is�20�units�per�acre�
on� lots� less� than� 12,500� square� feet,� 22� units� per� acres�on� lots� 12,500� to� 25,000�
square�feet�and�up�to�25�units�per�acre�on�recycled�sites�greater�than�25,000�square�
feet,�and�30�units�per�acre�on�vacant�lots�greater�than�25,000�square�feet.��As�Table�
30�indicates,�the�total�new�units�on�vacant�land�(194�units),�recycled�land�(112�units),�
underutili�ed�church�sites�(126�units),�increasing�the�density�on�underutili�ed�M-F-R-
�oned�parcels�(432�units),�and�potential�second�units�in�the�R-1�and�R-A��ones�(280�
units)� could� result� in� a� potential� net� gain� of� 1,144� units,� which� would� exceed� the�
RHNA�allocation�for�the�City�of�403�units�during�the�2014-2021�period.�

 
Table 30:  Total Existing and Potential Units

Zoning
Designation

Minimum 
Density
(Units
Acre)

Maximum 
Density

(Units/Acre)
Existing

Units

New 
Units 

on
Vacant 
Land

Net 
Recycled 

Units
Appendix 

B

Net Under-
utilized

Parcel Units
Appendix C

Net 
Underutilized 
Church Site 

Units
Appendix C

Net 
Potential
Second 
Units

Appendix 
D

Potential 
Net Gain 
of Units

R-1� 0.1� 8.7� 21,386� 7�
� � �

278� 285�

R-A� 0.1� 8.7� 194� 0�
� � �

2� 2�

PD-SF� 0.1� 8.7� 551� 0�
� � � �

0�

M-F-R�
Less�than�
12,500�s.f.�
12,500�-�
25,000�s.f.�
Over�25,000�
s.f.�

�
6.9�
3.4�
20�

�
22�
24�
30�

4,953� 187� 112� 432� 126�
�

857�

PD-MF�
Less�than�
12,500�s.f.�
12,500�-�
25,000�s.f.�
Over�25,000�
s.f.�

�
6.9�
3.4�
20�

�
22�
24�
30�

140� 0�
� � � �

0�

MHP� n/a� 10� 85� 0�
� � � �

0�

Total n/a n/a 27,309 194 112 432 126 280 1,144 

Source: Lakewood Community Development Department, March 2013.
�
�

10. Zoning to Accommodate the Development of Housing Affordable to Lower-
Income Households�
�

Lower�income�housing�is�currently�permitted�under�all�residential��ones.��These�may�
include�second�units�that�are�allowed�within�the�R-1�(Single-Family�Residential)�and�
R-A�(Single-Family�Residential�–�Limited�Agriculture)��ones.�� Incentives�to�promote�
affordable�housing� in� the�M-F-R��one� include� the�Density�Bonus�Ordinance�which�
grants�a�higher�maximum�density,�provided�a�certain�percentage�of�the�total�units�are�
restricted�to�very�low�and�low�income�households.�
�
All� residential� �ones� in� the�City� are� capable�of�accommodating�affordable�housing�
units,� provided� that� the� structure� containing� the� units� meets� all� development�
standards�specified�under�the��oning�ordinance.� �However,�properties� in�the�M-F-R�
�one�have�the�greatest�potential�for� the�development�of�new�lower-income�housing�
units�in�the�City.�
�
�
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As� discussed� previously,� the� permitted� densities� are� the� highest� under� the� M-F-R�
�one�(maximum�density�of�30�units�per�acre)�and�the�development�standards�permit�
dwelling�units� as� small�as� 600� square� feet� for�efficiency�units,� 750� square� feet� for�
one� bedroom� units,� and� 900� square� feet� for� two� bedroom� units.� � With� higher�
densities,� the� per� unit� construction� costs� are� lower,�which� is� reflected� in� the� sales�
prices�or�rental�rates�of�the�units.��Second,�the�majority�of�available�vacant�land�for�
residential� development� is� in� the�M-F-R� �one�which� is� located� primarily� in� eastern�
Lakewood.� �Currently,�of� the�16�vacant� sites�available� for� residential�development,�
ten�sites�are�within�the�M-F-R��one�and�all�but�one�of�those�is�located�in�the�eastern�
portion�of�the�City.��Since�this�area�has�the�lowest�household�income�in�the�City�and�
the�average�price�of�homes�in�eastern�Lakewood�is�generally� lower�than�the�rest�of�
the�City,�the�M-F-R��one�has�the�greatest�potential�for�the�development�of�affordable�
housing.�
�
To� promote� the� development� of� affordable� housing,� the� former� Lakewood�
Redevelopment�Agency�had�operated�the�Scattered�Lot�Acquisition�Program,�which�
was� funded� primarily� with� Redevelopment� Housing� Set-Aside� Funds.� � � Under� the�
Scattered�Lot�Acquisition�Program,�the�Agency�acquired�only�the�most�deteriorated�
properties�or�vacant�land�and�entered�into�disposition�and�development�agreements�
with�builders�and�property�owners�seeking� to�construct�new�homes.� �This�program�
removed�very�blighted�conditions�and�rehabilitated�or�constructed�new�homes.��Since�
Housing�Funds�were�used,�housing�development�or�rehabilitation�by�public�or�private�
entities�other�than�the�Agency�had�to�make�15�percent�of�the�total�units�affordable�to�
low-�and�moderate-income�persons�or�households.��Of�these�units,�40�percent�must�
be�affordable�to�very�low-income�households.�
�
Since� the� dissolution� of� redevelopment,� the� Scattered� Lot� Acquisition� Program� is�
now� controlled� by� the� Lakewood� Housing� Successor� Agency.� � The� Housing�
Successor�Agency�will�oversee�the�disposition�and�development�of�the�scattered�lots�
it�inherited�from�the�former�Redevelopment�Agency.��The�sites�will�be�developed�with�
affordable� housing� consistent� with� the� manner� for� which� these� properties� were�
originally�acquired.�
�
The�allowed�density�in�the�M-F-R��one�is�consistent�with�what�is�required�to�support�
viable� affordable� housing� development� in� Southern� California.� Depending� on� land�

values,�demolition�costs�and�other�factors,�affordable�multi‐�family�development�can�
take�place�at�a�wide�range�of�densities,�with�a�minimum�of�anywhere�from�10�to�40�
units� per� acre� required,� according� to� an� interview� with� the� nonprofit� developer,�
Jamboree�Housing�Corporation.� � Jamboree� referred� to� its� projects� in� Fontana� (12�
dwelling�units�per�acre)�and�Anaheim�(25�dwelling�units�per�acre)�as�examples.�� In�
order� to� more� effectively� encourage� and� facilitate� the� development� of� affordable�
housing,� however,� the� revised�Housing�Element� includes�a�program� to�update� the�
Density�Bonus�Ordinance�so�that�it�is�consistent�with�State�law.�
�
When� the� City� increased� the� allowable� density� to� 30� dwelling� units� per� acre� on�
parcels� greater� than� 25,000� square� feet� in� the�M-F-R� �one,� the� City� also� relaxed�
development�standards�on�parcels� in�this�si�e�category�to�allow�greater�flexibility� in�
designing�required�open�space�areas�and�parking�facilities,�so�that�such�projects�are�
not�otherwise�constrained�from�reaching�the�maximum�allowable�density.�
�
�
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Recently,�a�property�owner�proposed�a�new�apartment�at�20937�Bloomfield�Avenue�
which,� if� constructed,� could� provide� a� density� of� up� to� 30� dwelling� units� per� acre.��
Furthermore,�the�Housing�Element�has�already�established�that�the�general�trend�is�
for�developers� to� include� the�maximum�permitted�number�of�units� in� their�projects,�
especially�those�projects�on�larger�sites.��Thus,�the�maximum�density�is�used�as�the�
realistic� density� for� the� purpose� of� determining� the� capacity� of�M-F-R� sites� in� this�
inventory.�
�
The� inventory� of� vacant,� recyclable� and� underutili�ed� parcels� greater� than� 25,000�
square�feet�in�the�M-F-R��one�has�the�potential�to�accommodate�332�very�low,�low,�
and�moderate�income�dwelling�units.�

�
Vacant:� 146�units�
Recycle:� 42�units�
Underutili�ed:� 144�units�
TOTAL:� 332�affordable�units�
�
RHNA�Figure:� 170�very�low-,�and�low-income�units�

�
This� indicates� that� Lakewood� has� the� land� resources� currently� available� to�
accommodate�the�required�RHNA�figure�of�170�lower�income�units.�

�

�
11. Zoning for a Variety of Housing Types�

�
Emergency Shelters�
�

The�M-2�(Heavy�Manufacturing)��one�currently�permits�emergency�shelters�by�right.��
The�M-2��one�is�located�in�the�southwestern�portion�of�the�City,�near�the�Long�Beach�
Airport,�and�totals�approximately�112�acres�(See�Figure�13).�
�
The�M-2��one�is�developed�with�commercial�and�industrial�uses;�however,�there�are�
existing� underutili�ed� properties� that� have� the� potential� to� be� redeveloped� to�
accommodate� at� least� 75� homeless� individuals� during� a� one� year� period� or� an�
average� of� six� individuals� per� month.� � These� areas� are� designated� as� “Potential�
Shelter� Areas�� on� Figure� 13.� � Besides� the� presence� of� large,� contiguous�
underutili�ed�sites,�this��one�offers�the�benefit�of�good�access�to�Long�Beach�Transit�
bus�service.� �Bus� lines�21�and�22�use�Cherry�Avenue,�on�the�western�edge�of� the�
�one,�while�Lines�101�and�103�run�along�Carson�Street�which�is�just�north�of�the�M-2�
�one.�
�
Also,�the�area�is�served�by�a�Ralph�s�supermarket,�at�2250�East�Carson�in�the�City�of�
Long�Beach�(near�the�intersection�with�Cherry�Avenue)�and�a�Wal-Mart�store�with�a�
grocery�department,�which�is�located�at�2770�Carson�Street�in�the�City�of�Lakewood.�
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Figure 13:  Lakewood’s M-2 Zone�
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Transitional and Supportive Housing�
�
The�City,�in�compliance�with�State�law,�permits�transitional�and�supportive�housing�in�
all�residential��ones�(R-1,�R-A,�MHP,�M-F-R,�PD-SF�and�PD-MF)�and�are�subject�to�
the� same� development� standards� as� any� permitted� residential� use� under� these�
�ones.� � The�City�will� continue� to� comply�with�State� law� and� allow� transitional� and�
supportive�housing�in�residential��ones.��For�example,�a�facility�operated�by�the�Su�
Casa�Family�Crisis�Center�which�provides�housing�and�a�range�of�services�to�victims�
of� domestic� violence� and� child� abuse,� recently� purchased� and� rehabilitated� an�
apartment�complex�in�the�M-F-R��one.��It�was�subject�to�the�same�restrictions�as�any�
other�residential�dwelling� in�the�same��one.��Another�use�similar�to�transitional�and�
supportive�housing;� “Adult�Care�Facilities��are�even�more� relaxed� than� the�general�
requirements� of� the� M-F-R� �one.� � The�minimum� unit� si�e� is� 200� square� feet,� as�
opposed�to�600�for�conventional�multi-family�projects.��Additionally,�the��one�allows�
such�projects�to�exceed�the�maximum�density,�meaning�that�they�can�incorporate�as�
many� units� as� possible� while� adhering� to� lot� coverage,� open� space,� setback� and�
parking�requirements.�
�
In� processing� applications� for� the� development� of� transitional� and� supportive�
housing,� the�City� will� comply�with�State� law,� which� requires� that� such� housing� be�
considered�a�normal�residential�use.��The�City�also�recogni�es�the�need�to�promote�
and� facilitate� this� type� of� development,� and� thus� will� continue� to� apply� the��
ordinance�s�relaxed��standards�for��adult��care��facilities��in��the��M-F-R���one.�Where�
the�ordinance� is�more�restrictive�than�State� law�allows,� it�will�be�the�City�s�policy�to�
apply�the�general�development�standards�of�the��one.�
�
Single Room Occupancy (SRO) Units�
�
The� City� recogni�es� that� single� room� occupancy� (SRO)� hotels� are� an� effective�
method�for�providing�affordable�housing�to�low�and�extremely�low-income�residents.��
Lakewood�s� �oning� ordinance� already� allows� SRO� hotels� with� a� Conditional� Use�
Permit�in�M-2��ones.��The�City�has�not�received�any�applications�for�the�construction�
of�a�SRO.�
�
Second Units�
�
In� recognition� of� the� fact� that� second-units� can� provide� an� important� source� of�
affordable� housing� in� a� community,� AB� 1866� was� approved� and� became� law�
(“Second-Unit� law�)� in� 2003.� � The� Second-Unit� law� requires� that� applications� for�
second-units� be� considered� ministerially� without� discretionary� review� by� local�
governments.��The�City�allows�second�units�in�the�R-1�and�R-A��ones.��The�City�has�
not�received�any�applications�for�second�units.�
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B. OPPORTUNITIES FOR ENERGY CONSERVATION�
�

The� need� to� conserve� energy� has� increased� as� a� result� of� rising� prices� for� energy,�
combined�with�a�growing�awareness�of�non-renewable�resources.� �As�a�predominantly�
residential� community,� Lakewood� has� a� special� awareness� of� the� need� for� energy�
conservation.��When�energy�conservation�methods�are�built�into�new�home�construction�
and�room�additions,�Title�24�often�governs�those�improvements.��Title�24�came�about�as�
a�result�of�the�Public�Resources�Code�Section�25402�which�directs�the�California�Energy�
Commission� to� “prescribe,� by� regulation,� building� design� and� construction� standards�
which�increase�the�efficiency�in�the�use�of�energy�for�new�residential�buildings�and�new�
nonresidential� buildings.�� � Furthermore,� “the� standards� shall� be� cost� effective,� when�
taken�in�their�entirety,�and�when�amorti�ed�over�the�economic�life�of�the�structure�when�
compared�with�historical�practice.��
�

�

1. Benefits of Energy Conservation�
�
The� California� Energy� Commission�s� Residential� Manual� clearly� explains�why� it� is�
advantageous� for� energy� conservation� techniques� to� be� integrated�with� residential�
construction.�
�
Comfort� -� Compelling� reasons� exist� for� more� efficient� energy� use� in� buildings.�
Comfort� is�an�important�reason.��If�a�house�is�drafty,�even�a�large,�modern�furnace�
will�not�keep� it�comfortable�on�a�winter�day.� �On�a�hot�summer�day,�no�reasonable�
amount�of�air�conditioning�can�maintain�an�appropriate�sense�of�coolness�in�a�room�
surrounded�by� clear�glass�windows�without� shading.� �The�mechanical� heating�and�
cooling� equipment� are� only� part� of� the� overall� system� that�maintains� a� pleasantly�
comfortable� indoor� environment.� � The� building� shell� (or� envelope)� is� equally�
important,�and�energy�efficiency�helps�ensure�that�new�homes�maintain�a�reasonable�
level�of�comfort.�
�
Economics� -� A� second� reason� for� energy� efficiency� is� economics.� � For� the�
homeowner,� investing� in� building�energy� conservation� helps� to� ensure� that� energy�
use�in�residences�is�affordable�both�now�and�into�the�future.��Providers�of�financing�
recogni�e�the�impact�of�efficiency�through�energy�efficient�mortgages.�From�a�larger�
perspective,�the�less�the�State�economy�depends�on�non-renewable�resources�such�
as�natural�gas,�coal�and�oil,�the�stronger�and�more�stable�it�will�remain�in�the�face�of�
increases�in�costs�of�those�resources.��Cost-effective�investment�in�energy�efficiency�
helps�everyone.�
�
Environment� -� A� third� benefit� of� energy� efficiency� is� to� the� local� environment.� � In�
many� parts� of� the�world,� the� need� for�more� energy� has� led� to� oil� spills,� acid� rain,�
smog�and�other�forms�of�environmental�pollution.��California�is�not�immune�to�these�
problems,� but� they� would� be� worse� today� without� appliance� standards,� building�
standards� and� utility� programs� in� effect� since� the� late� 1970s.� � The� benefits� of�
reducing� environmental� damage� also� include� less� destruction� of� natural� habitats,�
which�in�turn�helps�protect�animals,�plants�and�the�natural�systems.�
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2. Energy Conservation in Lakewood�
�
Since� the� City� is� nearly� 99� percent� “built-out,�� most� energy� conservation� efforts�
directed� towards� reducing�energy�consumption� include�altering�one�s�behavior�and�
making� energy� conscious� purchases.� � This� may� include� residents� making� a�
conscious� effort� to� turn� off� lights� when� a� room� is� unoccupied� and� adjusting�
thermostat� levels.� � It�may�also� include�purchasing�energy�efficient�refrigerators�and�
other�appliances.�
�
Ongoing�repairs�and�modifications�may�also�be�used�to�reduce�energy�conservation.��
Homeowners�may�replace�windows�with�dual-gla�ed�windows,�weather-stripping�and�
by�adding�attic� insulation.� �Lakewood�encourages� the�use�of�active�solar� systems,�
such�as�solar�water�heaters�in�an�effort�to�conserve�energy�and�lower�energy�costs.��
Construction�of�room�additions�must�be�Title�24�compliant.��At�the�time�that�a�room�
addition� is� being� planned,� consideration� may� be� given� to� solar� orientation� and�
exposure.��Under�normal�circumstances,�the�City�offers�“over�the�counter��approval�
for� the� installation� of� active� solar� systems� without� Development� Review� Board�
approval.� � The� Development� Review� Board� is� Lakewood�s� board� responsible� for�
consideration�of�architectural�design.�
�
Such�efforts�also�apply�to�new�construction.��New�homes�and�multi-family�dwellings�
are� required� to� be� Title� 24� compliant,� and� developers� are� encouraged� to� include�
solar� orientation� and� passive� solar� building� techniques� in� their� designs.� � This� also�
applies�when�a�developer�is�filing�a�tentative�parcel�or�tract�map.�
�

3. Incentive Programs�
�
The� Gas� Company,� which� supplies� natural� gas� to� Lakewood� households,� offers�
various� energy� saving� tips� and� incentives� for� customers�who� purchase� and� install�
Energy�Star�appliances�or�insulation.��More�information�on�these�and�other�incentive�
programs�is�available�from�The�Gas�Company.�
�
Southern� California� Edison,� which� supplies� electricity� to� Lakewood� households,�
offers�programs�such�as�the�Energy�Star�Refrigerator�Rebate�program,�the�incentive�
programs� for� pool� efficiency� as� well� as� home� cooling� and� heating� installation� and�
maintenance� rebates.� �More� information�on� these� and�other� incentive� programs� is�
available�from�Southern�California�Edison.�
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C. INVENTORY OF UNITS AT RISK OF LOSING USE RESTRICTIONS�
�
In� accordance� with� Government� Code� Section� 65583� et� seq.,� local� governments� are�
required�to�identify�and�analy�e�those�units�which�are�at�risk�of� losing�their� low-income�
status� during� the� next� ten� years� due� to� termination� of� subsidy� contracts,� mortgage�
prepayment,�or�expirations�of�use�restrictions.�
�
The� City� is� also� required� to� present� quantified� objectives� in� its� housing� element�
regarding� the� number� of� assisted� units� that� can� be� conserved.� � Preserving� the�
affordability�of�units�at� risk�of� losing� their� low-income�status,�counts� toward�conserving�
affordable�rental�residential�units.�
�
�
1. Types of Projects�

�
Section� 65583(a)(8)� of� the� California� Government� Code� contains� the� legislative�
definition�of�"Assisted�housing�developments:"�

�
"Assisted� housing� developments"� for� the� purpose� of� this� section,� shall� mean�
multi-family� rental�housing� that� receives�governmental�assistance�under� federal�
programs� listed� in� subdivision� (a)� of� Section� 65863.10,� state� and� local� multi-
family�revenue�bond�programs,�the�federal�Community�Development�Block�Grant�
Program,� or� local� in-lieu� fees.� � "Assisted� housing� developments"� shall� also�
include� multi-family� rental� units� that� were� developed� pursuant� to� a� local�
inclusionary�housing�program�or�used�to�qualify�for�a�density�bonus�pursuant�to�
Section�65916.��
�

An� inventory� of� assisted�housing� developments�which� are� potentially� at� risk� in� the�
City�of�Lakewood�is�provided�in�the�following�section.��They�include�projects�eligible�
to�change�to�non-low-income�housing�uses�due�to�termination�of�a�subsidy�contract,�
mortgage�prepayment,�or�expiring�use�restriction�during�the�10-year�period�following�
the�statutory�adoption�of�the�Housing�Element.�
�

2. Rental Units Expected to Be Lost From the Assisted Housing Inventory�
�
Some�ways�in�which�assisted�housing�units�could�be�lost�from�the�assisted�housing�
inventory� include� conversion� of� assisted� rental� units� to� home� ownership� and�
prepayment�or�voluntary�termination�of�a�federally�assisted�mortgage.� �This�section�
analy�es�these�possibilities.�
�
Conversion to Home Ownership

Rental�housing�that�is�assisted�through�Federal�Section�8�assistance�could�be�lost�as�
a� consequence� of� an� owner�s� decision� to� convert� such� units� to� sales� units� (or�
condominiums/townhomes).��Conversion�of�multi-family�rental�units�is�discouraged�in�
the� City� of� Lakewood.� � Municipal� Code� Section� 9332.2� et.� seq.� prohibits� such�
conversions�unless�the�vacancy�rate�is�at�least�five�percent.�According�to�the�2007-
2011� American� Community� Survey� 5-year� estimates,� the� rental� vacancy� rate� in�
Lakewood�is�3.9%.�

�
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Municipal� Code� Section� 9332.2� et� seq.� requires� that� each� condominium,� planned�
development,� community� apartment� or� stock� cooperative� include� a� two-car� garage�
located�adjacent�to�the�entry�of�the�unit�or�abutting�the�private�open�space�to�the�unit,�
unless� the� site� is� greater� than� 25,000� square� feet.� � Most� apartment� developments�
cannot� meet� these� criteria� as� carports,� and� open� parking� spaces� have� often� been�
provided� and� are� separate� from� the� unit� or� its� private� open� space.� � This� same�
Section�also�requires�separate�laundry�facilities�within�each�unit.��While�conversion�of�
rental� units� to� sales� units� may� be� possible,� current� City� regulations� provide� more�
than�sufficient�deterrents�to�such�actions.�
�
Thus,� it�can�be�safely�said� that�Section�8�assisted�rental�units�will�not�be� lost�as�a�
result�of�such�units�being�converted�to�sales�units.�
�
Prepayment or Voluntary Termination of a Federally Assisted Mortgage�
�
Centralia Apartments.  In�July�1996,�the�owners�of�the�64-unit�Centralia�Apartments�
notified�HUD�of�their�intention�to�prepay�the�existing�federally-� insured�mortgage�for�
Centralia�Apartments.��Meetings�were�held�to�inform�the�tenants�of�the�transition�and�
how� they� may� be� affected.� � In� addition,� interviews� were� conducted� by� HACoLA� to�
determine�which�families�may�be�eligible�for�Section�8�assistance.��Households�with�
combined�incomes�of�less�than�80�percent�of�the�county�s�annual�median�income�for�
their� family� si�e� received� a� Preservation� Certificate� for� a� term� not� to� exceed� one�
year.� � Upon� expiration� of� the� Preservation� Certificate,� households� who� remained�
eligible�were�switched�to�a�regular�Section�8�Certificate.��Sixty-four�households�were�
eligible�and�participated�in�this�voluntary�program.��According�to�the�on-site�manager,�
in� April� 2013,� there� were� 29� households� or� 45%� of� the� Centralia� Apartments� were�
currently�being�rented�at�below-market�rates.��The�on-site�manager�reports�that�they�
will�continue�to�accept�Section�8�vouchers�as�space�becomes�available.���
�
Candlewood Park.  Candlewood� Park,� a� senior� citi�en� apartment� project,� is�
financed� with� a� market� rate� mortgage� (Section� 221(d)(4))� which� was� issued� by� the�
federal�government�on�September�1,�1978.��The�loan�amount�was�$2,682,700�for�a�
term� of� 40� years� at� an� 8%� interest� rate.� � The� loan� was� issued� to� the� "for� profit"�
organi�ation,� Levine� Construction,� for� the� construction� of� a� wholly� elderly� housing�
project.��These�projects�are�required�to�have�at�least�one�elderly�tenant�per�unit�who�
is�at� least�62�years�of�age�or�older.� � �There�are�no�use�restrictions�attached�to�this�
project's�Section�221(d)�(4)�loan.��Prepayment�of�the�loan�will�not�affect�the�Section�8�
or�the�City�of�Lakewood's�use�restrictions�attached�to�the�project.��Table�31�provides�
information�on�the�Candlewood�Park�senior�apartment�complex.�
�
The� use� restrictions� for� Candlewood� Park� are� a� result� of� a� Section� 8� new�
construction� opt-out� contract� which� was� attached� to� the� property� when� the� market�
rate�mortgage�was�issued�on�January�21,�1980.��The�Section�8�contract�guarantees,�
for�the�term�of�the�contract,�that�Candlewood�Park's�units�are�rented�to�lower�income�
senior�citi�ens.��Candlewood�Park's�contract�is�a�typical�Section�8�rent�subsidy.��The�
low-income�senior�citi�en�pays�30�percent�of�his/her�adjusted�gross�monthly�income�
to�the�owner�or�manager�of�the�project.��HUD�pays�the�difference�between�the�rent�
paid�by�the�tenant�and�the�market�rate�rent.��Market�rate�rents�are�determined�and�
reviewed�on�a�yearly�basis�by�HUD.�
�
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Table 31:  Assisted Housing Units at Risk Candlewood Park�
 

Address� 4051�Candlewood�St.�

Ownership� Levine�Management�Group�
822�S.�Robertson�Blvd.,�Ste.�200�
Los�Angeles,�CA� 90035�(310)�
358-3489�

No. and Type of Units� 81�Seniors�/�Persons�with�Disabilities�Units�

Bedroom Mix� 72:�1�BR�
8:�1�BR/HC

1
�

1:�1�BR/Mgr2
�

Building Age� 1979:�34�years�old�

Final Exec./ Endorsement�
Date�

January�21,�1980�

Governmental Program�
Name�

HUD�Sect.�221�(D)�(4)�and�Section�8��

Earliest Possible Date of�
Change�

June�1,�2018�(+5)
3�

�

 
Source: City of Lakewood Community Development Department.
(1) HC = a unit designed for the persons with disabilities.
(2) Managers Unit.
(3) This project is financed with market rate financing but has a Section 8 rental contract 
attached to the project. The earliest date that the owner may elect to withdraw from the 
Section 8 program is May 1, 2014. The owner must provide notice of Section 8 termination to 
the local HUD office at least one year prior to termination, as the contract between the owner
and HUD is an annual contract that comes up for renewal on May 1 of every year.

�
The� Levine� Management� Group,� owner� of� Candlewood� Park,� has� renewed� the�
Section� 8� contract� for� this� year� and� has� not� expressed� intention� of� opting� out� and�
prepaying�its�mortgage,�and�therefore,�will�continue�to�renew�the�Section�8�contract�
on�an�annual�basis.��If�the�owner�does�decide�to�opt�out,�HUD�may�offer�incentives�to�
keep� the� Section� 8� contract.� � Such� incentives� could� include� offers� to� refinance� the�
loan�at�a�lower�interest�rate�and/or�the�option�to�charge�higher�rents�for�the�units.�
�
However,�if�the�owner�were�to�opt-out�of�the�Section�8�contract�for�Candlewood�Park,�
then�81�of�the�City's�existing�324�low-income�senior�rental�units�would�no�longer�be�
in�a�federal�program�to�guarantee�reduced�rents.� �This�could�result� in�a�29�percent�
decrease� in� the� citywide� number� of� senior� housing� units.� � The� other� remaining�
subsidi�ed� low-income� senior�housing� project� is� the� 201-unit�Whispering� Fountains�
Apartments� which� were� built� in� 1990� and� are� financed� through� a� 40-year� Los�
Angeles� County� Housing� Authority� mortgage� revenue� bond.� � Seasons� Apartments,�
which�were�built�in�1996,�is�under�a�60-year�lease�with�the�Successor�Agency�of�the�
former�Lakewood�Redevelopment�Agency,�and�must�maintain�42�of� the�89�units�as�
affordable�for�low-income�seniors�through�2056.�
�
In� addition� to� Candlewood� Park's� Section� 8� use� restrictions,� the� project� was� also�
approved� with�parking� use� restrictions�which� were� attached� to� the� property's�deed.��
Pursuant� to� the� provisions� of� Lakewood� Municipal� Code� Section� 9490.T.3,� Parking�
Requirements�for�Housing�for�Elderly�or�Persons�with�Disabilities,�the�City's�Planning�
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and�Environment�Commission�approved�Conditional�Use�Permit�No.�198�(Resolution�
19-77)� for� the� subject� Candlewood� Park� project� with� a� significant� reduction� in� the�
number�of�required�off-street�parking�spaces.�Because�the�80-unit�(plus�1�manager's�
apartment)�project�was�to�be�occupied�by�seniors�and�persons�with�disabilities,�only�
50�parking�spaces�were�required.�Under�the�City's�existing�parking�requirements,�a�
project�of�the�same�si�e�for�non-elderly�persons�would�require�178�parking�spaces.��
Consequently,�the�project�was�approved�with�a�128�parking-space�deficiency.�
�
As�part�of� the�project's�approval,� the�City� required�the�preparation�of�an�alternative�
parking� plan� that� demonstrated� the� project� could� provide� the� required� 178� parking�
spaces,�should�it�ever�convert�to�a�regular�multiple�family�apartment�use.��In�order�to�
accommodate�the�required�178�parking�places�on�site,�a�47,013�square-foot,�three-
level�subterranean�parking�structure�was�proposed.��Should�the�project�ever�convert�
to�a�regular�apartment�project�without�an�age�limitation,�all�178�spaces�would�then�be�
required.��Currently,�the�construction�cost�of�a�47,013�square�foot�parking�structure�is�
approximately�$3,960,000.��Although�the�cost�of�building�the�parking�structure�would�
be�expensive,�retaining�the�surface�parking�lot�and�reducing�the�number�of�dwelling�
units�to�comply�with�the�City's�parking�ordinance�could�be�cost�prohibitive.�
�
Another�factor�that�would�discourage�the�conversion�of�a�senior�housing�complex�to�
non-senior� housing� complex� would� be� the� required� minimum� unit� si�e� for� senior�
housing�resident�verses�non-senior�housing.�
�
Pursuant� to� the� provisions� of� Municipal� Code� Section� 9332.1.C.3,� Development�
Standards� for� Housing� for� Elderly� or� Persons� with� Disabilities,� there� are�minimum�
unit� si�es� which� are� much� smaller� for� senior� housing� units� than� for� non-senior�
housing�units.��The�minimum�unit�si�es�for�the�elderly�or�persons�with�disabilities�are:�

�
�� One�Bedroom�Unit:� �Minimum�si�e� -�460�square� feet�and�shall� consist�of�a�

dwelling�unit�designed�and� intended�for� the�occupancy�of�no�more�than�two�
(2)�persons.�

�
�� Two�Bedroom�Unit:� �Minimum�si�e� -�650�square� feet�and�shall� consist�of�a�

dwelling�unit�designed�and�intended�for�the�occupancy�of�no�more�than�three�
persons.�

�
Under�the�City's�existing�development�standards,�a�project�of�the�same�si�e�for�non-
elderly� persons� would� require� a� minimum� si�e� for� a� one-bedroom� unit� to� be� 750�
square�feet�and�a�two-bedroom�unit�to�be�900�square�feet.��Should�the�project�ever�
convert� to� a� regular� apartment� project� without� an� age� limitation,� the� required�
minimum�si�e�per� non-senior� unit� as�stated�above�would� then�be� required.� �Again�
this�could�prove�to�be�cost�prohibitive.�However,�as�long�as�the�project�continues�as�
a� Section� 8� subsidi�ed� elderly� project,� the� parking� requirement� and�minimum� unit�
si�e�will�not�apply.�
�
�
�

�

�
�
�
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3. Cost Analysis -- Preserving Verses Replacing At-Risk Units�
�

This�cost�analysis�consists�of�the�following:�
�

�� The� cost� of� producing� new� rental� housing� comparable� in� si�e� and� rent� to�
replace�the�units�which�could�convert;�and�
�
�� The�cost�of�preserving�developments�at�risk�of�converting.�

�
If� the� costs� associated� with� preserving� versus� replacing� at-risk� units� cannot� be�
estimated�directly,�then�the�costs�will�be�described�which�are�anticipated�to�be�higher�
or�lower�than�the�replacement�estimates,�with�explanation,�as�well�as�the�differences�
in� the�estimates.� � In� order� to� accurately� assess� the�advantage�of� replacing� versus�
preserving�Candlewood�Park's�81�elderly�housing�units�(one�unit�is�a�managers�unit),�
a�purchase�price�has�to�be�determined.��Obviously,�the�cost�of�replacing�the�project�
directly�correlates�to�the�value�of�the�land�occupied�by�Candlewood�Park,�all�on-�site�
buildings,�and�revenues�received�from�rents.�

�
�� Project Revenues.� � According� to� the� property� manager� for� the� Levine�

Company,�Candlewood�Park�currently�receives�an�average�of�approximately�
$55,440�per�month�or�$665,280�annually�in�Section�8�contract�subsidies.�

�
�� Construction Costs.  Construction� costs� were� estimated� for� a� 56,160�

square-foot� building� built� within� the� Lakewood� vicinity.� � Estimates� were�
derived� from� a� building� model� with� basic� components.� � The� type� of�
construction�was�based�on�standard�face�brick�backed�with�concrete�blocks�
and�wood� framing.� � The� replacement�costs� for�a� newly� constructed� 56,160�
square-foot� building,� similar� to� Candlewood� Park,� would� be� approximately�
$7,547,904�or�approximately�$94,348.80�per�unit.� �As�previously�discussed,�
the�proposed�parking�structure�could�cost�approximately�$3,960,000.�

�
�� Market Value of Multiple Family Projects in Lakewood.  Multiple� family�

units� available� for� sale�were� researched� in� the�City� of� Lakewood.� � In� April�
2013,�there�were�no�apartments�available�for�sale�in�Lakewood.��There�was�
only�one�apartment�complex�for�sale�in�neighboring�Long�Beach.��The�listed�
price�was�$9,000,000,�for�an�average�of�$176,470.58�per�unit.��There�were�no�
other� apartment� complexes� for� sale� in� other� neighboring� cities� including�
Downey,�Paramount�or�Bellflower.��

�
The�estimated�cost�to�replace�the�entire�81-unit�Candlewood�Park�project�would�cost�
approximately�$7,547,904.��Other�costs�and�variables�to�be�considered�are;�locating�
a�suitable�M-F-R-�oned� two-acre�parcel� (which� is�difficult�because�Lakewood� is�99�
percent� built-out);� cost�of� permits,� fees,� and� preparation� of� plans;� and,� the� cost� of�
temporary�relocation�of�81+�senior�citi�ens.�
�
Based� on� the� above-discussed� costs� associated� with� the� replacement� of�
Candlewood�Park�Apartment's�80� tenant�units� (does�not� include�managers�unit),� it�
would�be�less�expensive�to�acquire�and�preserve�these�units�than�to�replace�them�at�
$94,348.80�per�unit�at�an�undetermined�location�in�the�City�of�Lakewood.�
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V.  CONSTRAINTS ON HOUSING�
 

 
 
There�are�constraints�from�both�the�governmental�and�market�sectors�of�the�community�that�are�
capable� of� limiting� or� paraly�ing� efforts� to� maintain� and� provide� affordable� housing.� � Such�
constraints�must�be�overcome� in�order� to� implement� the�General�Plan,� including� the�Housing�
Element.� � Some� constraints� may� be�minor� enough� that� market� conditions� are� able� to� easily�
overcome� problem� situations.� � Other� types� of� constraints� can� be� significant� enough� to�
discourage�development�altogether.��Constraints�fall�into�two�general�categories:�Governmental�
constraints�and�Non-Governmental�Constraints.�
�
�

A. GOVERNMENTAL CONSTRAINTS�
�

Governmental�constraints�are�defined�as�government�decisions�or�actions�that�have�the�
unintended� potential� to� impede� the� market�s� ability� to� satisfy� demand� for� affordable�
housing.�� Categories�of�governmental�constraints�may�include�appropriately��oned�land,�
�oning�ordinances,�and� the�availability�of� infrastructure.� � Each�of�these�is�discussed�in�
further�detail�below:�

�
�

1. Land Use Controls�
�

The� City� of� Lakewood� has� a� General� Plan� and� an� effective� �oning� ordinance� that�
contains� standards� pertaining� to� development� and� the� density� of� residentially� �oned�
property.� � Figure� 14� illustrates� the�City�s�General� Plan� land� uses.� � The�General�Plan�
land� use� map� and� �oning� ordinance� identify� those� areas� of� the� City� that� are� to� be�
developed� with� residential� uses,� and� what� standards� apply� to� the� different� types� of�
residential�uses.��Such�standards�are�understood�as�being�a�necessary�tool�in�an�effort�
to�promote�and�ensure�a�healthy,�compatible,�and�high-quality�living�environment.�
�

Lakewood�does�allow� the�placement�of�manufactured�homes,� including�mobile�homes,�
on� vacant� sites� in� residential� areas.� � The� designs� of� all� new� low-density� residential�
uses,� including�manufactured�homes,�are� reviewed�by� the�Development�Review�Board�
(DRB).� � Reviews� by� the� DRB� are� consistent� with�Government�Code�Section�65852.3�
which� regulates� the� application� of� local� �oning� regulations� on� manufactured� homes� (for�
more�information�on�DRB�procedures,�see�page�75).�

�
In� addition,� the� City� allows� the� development� of� “second� units�� as� specified� by�
Government�Code�Sections�65852.1�and�65852.2.� �However,� to�date,� the�City�has�not�
received�an�application�for�the�development�of�a�second�unit.�
�
The� City�s� code� enforcement� program,� also� known� as� the� Community� Conservation�
Program,� focuses� on� deteriorating� or� dilapidated� areas� throughout� the� City� and� is�
dedicated�to�preserving�and�improving�the�City�s�environmental�quality.��The�Community�
Conservation�Program�is�funded�with�both�CDBG�and�General�Fund�monies.��It�serves�
CDBG-eligible�areas�and�approximately�500�low�and�moderate-income�households.�

�
.�
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The�City� is�divided� into�three�code�enforcement�areas,�each�with�a�representative�who�
responds�to�citi�en�service�requests�regarding�planning�and��oning�issues.��On�average,�
more� than�100�service�requests�are�reported�throughout� the�City�every�month.� �Within�
Community�Development�Block�Grant�(CDBG)�funded�areas�specifically,�an�average�of�
29�service�requests�were�reported�each�month.���
�
Community� Conservation� representatives� notify� property� owners� and/or� tenants� of�
violations�related�to�public�safety,�maintenance�standards�and��oning�nonconformance.��
A�major�concern�of�the�program�is�unauthori�ed�rental�units,�which�often�take�the�form�of�
illegally� converted� garages.� � Such� conversions� pose� health� and� safety� risks� to� the�
occupants� because� the�units�may� not�meet�minimum�building� code� standards.� �Other�
common�violations�include:�

�
�� Unsightly�or�deficient�exterior�building�materials�
�
�� Litter�or�debris�in�public�view�
�
�� Businesses�operating�out�of�homes�without�a�permit�
�
�� Inadequate�ground�cover�
�
�� Inoperative�vehicles�parked�anywhere�other�than�the�garage�
�
�� Vehicle�parking�on�the�front�lawn�
�
�� Overgrown� vegetation� that� poses� a� danger� to� public� safety� (for� example,� by�

obstructing�the�sidewalk)�
�

The�Community�Conservation�Program�continues�to�work�closely�with�the�Single�Family�
Residential�Rehabilitation�Loan�Program�as�well�as�the�Fix-Up�Paint-Up�Grant�Program.��
Both� the� loan�and�grant�programs�make� funds�available� to� low-income�households� for�
maintenance�and� rehabilitation.� �The�Community�Conservation�Program�provides� loan�
and�grant�program�information�at�the�time�of�notification�of�code�violation.�

�

The�City�also�operates�a�Public�Nuisance�and�Property�Abatement�Team,�which�consists�
of� a� specially� assigned� Los� Angeles� County� Sherriff�s� deputy,� a� Community�
Conservation�Program�representative�and�a�City�prosecutor.��Since�1999,�this�team�has�
worked� to� identify� and� “clean� up�� residential� and� commercial� properties� that� create�
nuisances,� provide� a� haven� for� crime,� or� otherwise� disturb� the� peace� and� safety� of�
Lakewood�residents.��The�Community�Conservation�representative�handles�citations�for�
code� violations,�which� are�generally� simple� for� property� owners� to� correct.� � If� there� is�
criminal�activity�on�the�property,�the�Sheriff�s�deputy�and�City�prosecutor�will�apprehend�
the�person(s)�responsible�and�prosecute�the�offense.�
�
In�preparing�this�Housing�Element,�land�use�controls,�as�they�pertain�to�density,�parking�
requirements,� minimum� lot� si�es,� on� and� off-site� improvements,� street� design,� utility�
connections� and� circulation� improvements,� are� found� to� be� fair� and� consistent� with�
current�development�standards�and�practices�being�employed�throughout�the�region.�
�
The�maximum�density�allowed�in�the�M-F-R��one�is�based�on�a�formula�that�allows�for�
more� dwelling� units� as� the� si�e� of� the� property� increases.� � For� properties� less� than�
12,500� square� feet,� the� minimum� lot� area� per� dwelling� unit� is� 1,920� square� feet� (22�
dwelling� units� per� acre).� � For� properties� ranging� in� si�e� from� 12,500� square� feet� to�
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25,000� square� feet,� the� minimum� lot� area� per� dwelling� unit� is� 1,750� square� feet� (24�
dwelling�units�per�acre).��For�properties�greater�than�25,000�square�feet,�the�minimum�lot�
area� is� 1,452� square� feet� per� dwelling� unit,� or� 30� dwelling� units� per� acre.� � For� new�
subdivisions,� the�minimum� lot� si�e� for� properties� in� the�R-1� �one� is� 6,000� square� feet�
and�15,000�square�feet�for�properties�in�the�M-F-R��one.��Developers�are�encouraged�to�
combine�parcels�to�create�land�for�projects�of�greater�density;�however,�a�legally�created�
lot�with�less�than�the�above�minimum�si�es�may�be�developed�under�the�same�density�
regulations�as�a�conforming�lot.�
�
Parking�requirements� for�new�projects� in� the�M-F-R��one�are�based�on� the�number�of�
bedrooms� in� each�dwelling�unit.� �Units�with� one�or� two�bedrooms� require� two�parking�
spaces,� units� with� three� bedrooms� require� 2.5� parking� spaces,� and� units� with� four� or�
more�bedrooms� require� three�parking� spaces.� �An�additional� 10�percent� on� top�of� the�
total� off-street� parking� spaces� is� required� for� guest� parking.� � Where� the� residential�
project�is�for�elderly�or�persons�with�disabilities,�these�requirements�may�be�reduced�with�
a�conditional�use�permit�to�not�less�than�one�parking�space�for�each�three�dwelling�units�
plus�one�parking�space�for�every�three�employees.��The�required�10�percent�additional�
parking�for�guests�would�apply�as�well.�
�
Road�dedications�are�very�seldom�required�for�residential�projects�as�adequate�right�of�
ways�were�dedicated�as�the�City�developed.��The�roadway�widths�within�these�right-of-
ways� are� usually� adequate� in� width� to� accommodate� the� future� growth� allowed� by�
current� �oning� regulations.� � When� road� or� alley� dedications� are� required,� such�
dedications� are� typically� five� feet� or� less� and� are� not� enough� to� render� a� project�
economically� infeasible.� � Other� land� use� controls,� such� as� off-site� improvements,� are�
reviewed� by� the� City's� Public� Works� Department� and/or� the� Los� Angeles� County�
Department�of�Public�Works�to�ensure�compliance�with�current�standards.�
�
According�to�the�service�providers�and�utility�companies,�the�City�s�present�infrastructure�
is� adequate� to� accommodate� planned� growth� levels,� and� since� the� City� is� fully�
developed,� streets,� sidewalks� and� curbs� are� already� in� place.� � However,� there� are�
several� neighborhoods� in� eastern� Lakewood� where� the� street� rights-of-way� are� of�
substandard� width� and� require� improvements.� � If� the� City� determines� that� a� street�
dedication�or� improvement� is� required,� the�street� shall� be�widened� in�accordance�with�
the�width,�standards�and�right-of-way� lines�of�the�City�s�General�Plan�or�the�Circulation�
Element�of�the�General�Plan.��The�Circulation�Element�s�street�classification�and�right-of-
way�standards�are�presented�below�in�Table�32:�

�
Table 32:  General Plan Street Classifications

�

Street Classification Right-of-Way Width Roadway Width
Minimum Roadway Width for Streets 

Providing M-F-R Access

Arterials:�

Major�

Minor�

�

100�ft.�

80�ft.�

�

84�ft.�

64�ft.�

�

84�ft.�

64�ft.�

Collector�Streets� 60�ft.� 36�ft.� 40�ft.�

Local�Streets� 60�ft.� 36�ft.� 40�ft.�

�
Source: Lakewood General Plan.

�
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As�presented�earlier�in�Table�30,�existing�vacant�land��oned�residential�and�underutili�ed�
M-F-R-�oned� land� could� accommodate� the� future� housing� needs� of� Lakewood� as�
allocated� by� the� SCAG� RHNA.� � The� RHNA� established� a� need� for� 403� additional�
dwelling�units�and�Lakewood�has�the�capacity�for�up�to�1,143�more�dwelling�units�under�
realistic� build-out� conditions.� � Since� a� comparatively� small� percentage� of� Lakewood�s�
land� is�devoted� to�commercial�and� industrial�uses,� it� is� in� the� interest�of� the�economic�
health� of� Lakewood� to� maintain� the� existing� stock� of� non-residential� uses.� � As�
employment� figures� indicate,� the�City� is� housing-rich�and� jobs-poor.� �With� limited� land�
available�for�new�low-density�residential�development,�the�vast�majority�of�new�dwelling�
units�will�be�located�in�areas�designated�for�medium�and�high�density�residential�uses.�

�
�

2. Development Standards 
�
Since� properties� in� the� R-1� and� R-A� �ones� are� nearly� built� out,� it� is� not� the� �oning�
regulations�that�restrict�the�construction�of�low-density�residences;�rather,�it�is�the�lack�of�
land� to� build� low-density� residential� projects.� � As�mentioned� above,� construction� of� a�
significant�number�of�new,�low-density�residential�projects�is�infeasible.�
�
The�M-F-R��oning�ordinance�allows�the�development�of�medium-� to�high-density�multi-
family�projects.��The�M-F-R��oning�ordinance�requires�that�certain�features�be�included�
in�new�projects,�such�as�adequate�off-street�parking,�common�and�private�open�space�
areas,� utility� rooms� (including� those� used� for� laundry� facilities),� trash� enclosures� and�
internal�walkways.� �These� features�should�not�be�viewed�as� luxury� items;� rather,� they�
are�amenities�that�seek�to�improve�the�quality�of�life�for�the�residents�by�creating�a�clean,�
functional,� and� safe� development.� � Table� 33� presents� the� development� standards� for�
residential��oned�properties.�
�
Planned� Developments� (PD-SF� and� PD-MF),� both� for� low-density� residential� and� for�
multi-family�housing,�has�been�built�on�land�that�had�been�previously�cleared.��Planned�
Development�projects�have�a�defined�project�boundary�and�are�“built-out��based�on�the�
density�approved�under�each�particular�planned�development.��Any�new�developments�
of� this�nature�would�not�be�constrained�by��oning�ordinances,�but� they�would�be�faced�
with�a�lack�of�available�land.�
�
There� are� two� properties� in� Lakewood� that� are� in� the� Mobile� Home� Park� Residential�
(MHP)��one.� �The�MHP��one� is�built�out,�having�no�space� to�accommodate�additional�
dwelling�units.�
�
3. Cumulative Impact of Land Use Controls and Development Standards
�
As�discussed�above,�Lakewood�s�M-F-R��one�has�a�number�of�development�standards�
pertaining� to� lot� si�e�and�dimensions;�height� limits;� front,� rear�and�side�yard�setbacks;�
open� space� requirements;� and� provision� of� vehicle� parking.� These� standards� were�
tested�prior� to�adoption�via�a�series�of�site�plan�reviews� to�ensure� that� they�would�not�
prohibit� the� construction� of� the�maximum� number� of� units� allowed� under� the�General�
Plan�or�Municipal�Code�density.�
�
Some� projects,� depending� on� the� si�e� of� the� units� and� the� extent� of� the� amenities�
developers� choose� to� include,� may� require� subterranean� parking� in� order� to�
accommodate�the�maximum�number�of�units�allowed�by�code.��It�is�possible�nonetheless�
to�construct�a�maximum-density�project�with�the�full�number�of�parking�spaces�at-grade�if�
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dwelling�units�stay�close� to� the�minimum�si�e�specified� in� the�Municipal�Code�and� the�
project�does�not�include�extra�amenities�such�as�a�swimming�pool�or�fitness�center.�
�
Multiple-family� residential� projects� at� 11731� 216th� Street,� 11716-28� 205th� Street� and�
20601-07� Seine� Avenue� all� include� the�maximum� number� of� units� allowed� under� the�
Municipal�Code�while�providing�the�necessary�parking�at-grade.�Thus,�modestly�scaled,�
non-luxury� multi-family� developments,� which� are� most� likely� to� be� affordably� priced�
absent�any�subsidies,�will�be�available.��These�are,�generally�not�burdened�with�the�high�
cost� of� constructing� parking� below-grade,� which� otherwise� would� be� passed� on� to�
tenants�in�the�form�of�higher�rents.�
�
Table 33:  Residential Development Standards
�

�

Standards�
�

R-1�
�

R-A�
�

M-F-R� MHP (1)�

Min.�Lot�Si�e� 6,000�SF� 6,000�SF� 15,000�SF� 4�acres�

Min.�Width� 60�feet� 60�feet� 100�feet�for�interior�lots�

125�feet�for�corner�lots�

N/A�

Min.�Depth� 100�feet� 100�feet� At�least�100�feet� N/A�

Max.�Density� 1�unit/min.�lot�area� 1�unit/min.�lot�area� 22�units/acre�on�lots�
<12,500�SF�

24�units/acre�on�lots�
12,500-25,000�SF�

3027�units/acre�on�lots�
�25,000�SF�

10�units/acre�

Max.�Building�
Height�

2.5�stories�or�35�
feet�

2.5�stories�or�35�feet� 2�stories�or�25�feet,�taller�
allowed�with�CUP�

N/A�

Min.�Front�Yard� 20�feet;�

10�feet�on�cul-de-
sac�or�knuckle�
intersections�

20�feet�

10�feet�on�cul-de-sac�or�
knuckle�intersections�

20�feet� 10�feet�each�
space�

Min.�Side�Yard� 5�feet� 5�feet� 5�feet�for�interior�lots�

10�feet�for�corner�lots�

5�feet�each�
space�

Min.�Rear�Yard� 10�feet� 10�feet� 10�feet� 5�feet�each�
space�

Min.�Usable�
Open�
S �

750�SF� 750�SF� 650�SF/unit� 25%�of�each�
space�

Min.�Landscaping� N/A� N/A� 5%/lot� 5%�of�total�
lot�area�

750�SF�of�
each�space,�
plus�one�15-�
gallon�tree�

Parking�within�a�
Garage�

2�enclosed�spaces� 2�enclosed�spaces� Min.�2�enclosed�garage�
parking�spaces/unit.�

N/A�

 

Source: Lakewood Municipal Code.�
(1)  CUP required for establishing or reconstructing a mobile home park.�
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4. Permitted Residential Uses by Zone�
�

Table�34�presents�a�summary�of�the�residential�uses�permitted�by�the��oning�ordinance.�
�

�

5. Building Codes, Permits, and Processing Procedures�
�

The�high�cost�of�housing� is�often�attributed� to� the� lengthy�processing� time� required� to�
obtain� development� permits� and� approvals.� � Lakewood� has� established� a� streamline�
process�that�eliminates�duplication�efforts�and�reduces�the�processing�time�for�approval.��
To�assist�a�developer� in�obtaining�the�required�permits�and�final�approval�of�a�housing�
project,� the�City�s� Community� Development� staff� provides� service� at� the� counter� from�
7:00� a.m.� to� 5:30� p.m.,� Monday� through� Thursday.� � On� Fridays,� the� Community�
Development�Department�counter�is�open�from�7:00�a.m.�to�5:00�p.m.,�and�is�closed�on�
alternating�Fridays.��The�lead�staff�person�is�also�responsible�for�monitoring�the�project�
through�completion.��The�staff�person�and�the�developer�have�easy�access�to�the�City�s�
geographic� information� system,� which� is� linked� to� the� counter� computer� in� order� to�
provide�information�on�the�project�site.�
�

The� City�s� time� frame� for� project� approval� depends� on� the� type� and� scale� of� the�
development� project.� � Under� normal� conditions,� the� average� residential� development�
project�that�does�not�require�entitlements�may�only�require�one�to�two�weeks�for�a�final�
plan� check� and� building� permit� approval,� which� is� reviewed� by� the� County� of� Los�
Angeles�under�contract�with�the�City.��During�the�approval�process,�the�project�will�also�
be� reviewed� by� the� Development� Review� Board� and� by� the� staff� of� the� Community�
Development�Department.�
�
Residential�development�projects�that�require�an�entitlement� (variance,�conditional�use�
permit,� �one� change)� or� other� discretionary� actions� and� environmental� clearance�may�
require� approximately� six� to� eight� months� for� final� project� approval.� � The� City� has�
prepared� a� Master� Environmental� Impact� Report� (EIR)� and� Master� Environmental�
Assessment� (MEA)� for� the� General� Plan� which� simplifies� the� environmental�
documentation�and� reduces� the�environmental� clearance�process� for�major� residential�
developments.� � Large-scale� residential� projects� (i.e.,� projects� that� involve� a� new�
subdivision�and� require�a�new�parcel�or� tract�map�under� the�Subdivision�Map�Act)�will�
require� review� by� the� Community� Development� Department� and� the� Development�
Review�Board�and�approval�by�the�Planning�Commission�and�the�City�Council.��Table�35�
presents�the�average�processing�time�required�for�various�permits�and�procedures�prior�
to�project�approval.�
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Table 35:  AVERAGE PROCESSING TIME FOR PROJECT APPROVAL
�
�

Process�
�

Required Time Period�
�

Review and Approval�
�

Single-Family in�
R-1, R-A, PD-SF�

�

Multiple-Family 
in�

M-F-R & PD-MF�
�

Design�Review�
�

1-2�Weeks�
�

1-2�Weeks�
�

Community�Development�Dept.�
(CDD)�and�Development�Review�
Board�(DRB)�

�

Plan�Check�and�
Building�Permit

1
�

�

3�Weeks�
�

3�Weeks�
�

CDD�and�DRB�

�

Conditional�Use�
Permit

2
�

�

None�required�
�

None�required�
except�for�

condominium�
projects�

�

CDD,� DRB,� Planning�
Commission�and�City�Council

3
�

Variance
2
�

�

5-9�Weeks�
�

5-9�Weeks�
�

CDD,� DRB,� Planning�
Commission�and�City�Council

3
�

�

Subdivision�
�

4-6�Months�
�

4-6�Months�
�

CDD,� DRB,� Planning�
Commission�and�City�Council�

�

�one�Change�w/�
EIR�and�Public�
Hearing�

�

6-9�Months�
�

6-9�Months�
�

CDD,� DRB,� Planning�
Commission�and�City�Council�

�

General�Plan�
Amendment�w/�EIR�
and�Public�Hearing�

�

6-9�Months�
�

6-9�Months�
�

CDD,� DRB,� Planning�
Commission�and�City�Council�

�
Source: City of Lakewood Community Development Department.�

1 The County of Los Angeles under contract with the City reviews plan checks and building
permits.�

2 Design review is done concurrently with these processes.�

3 CUPs and variances require City Council approval only upon appeal.�

The�Development�Review�Board�(DRB)�performs�architectural�review�of�all�development�
within� the� City.� � The� DRB� consists� of� the� Director� of� Community� Development,� a�
registered� A.I.A.� architect� or� equivalent,� and� a� qualified� landscape� architect� or�
equivalent.� �Prior� to�plan�check�by� the�Community�Development�Department,� the�DRB�
reviews� proposals� to� ensure� that� the� design� enhances� both� individual� property� values�
and�the�general�aesthetic�character�of�the�City.��The�DRB�assures�compliance�with�the�
�oning� Code,� certain� Building� Codes,� the� General� Plan,� any� precise� plan� and� other�
regulations�of�the�City�in�order�that�property,�when�it�is�proposed�for�development,�will�be�
in�accordance�with�the�applicable�regulations�and� the�provisions�pertaining� to� location,�
height,� bulk,� number� of� stories,� si�e� and� use� of� lots,� yards,� courts,� open� space,� lot�
coverage,� intensity� of� land� use,� building� setback� lines,� signs,� billboards� and� off-street�
parking,� and� regulation�of� the�use�of� buildings�and� structures�as�between�agricultural,�
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industrial,� business,� residential,� and� other� purposes.� � The� General� Plan� and� Municipal�
Code� are� the� primary� criteria� that�guide� and� constrain� the� DRB� in� deciding� whether� to�
approve�or�deny�development�applications.��Projects�reviewed�at�a�DRB�meeting�will�be�
given�approval,�conditional�approval�or�denial.��Once�an�applicant�obtains�DRB�approval,�
the�applicant�may�then�submit�building�plans�for�plan�check,�after�which�building�permits�
are�issued�and�work�can�begin.�
�
DRB�approval� is�required�prior�to�constructing�and/or�modifying�all�single�and�multiple�
family�residential�structures�in�the�City.��More�specifically,�approval�is�required�for:�

�

�� New� construction� of� single� and� multi-family� units,� including� mobile� homes� and�
mobile�home�parks;�

�

�� Additions�to�or�exterior�remodeling�of�existing�multi-family�units;�
�

�� Patio�covers,�screened�or�open,�that�are�visible�from�the�street;�
�

�

�� Other�roof-mounted�mechanical�equipment,�such�as�air�conditioning�units;�
and�

�

�� General�site�modifications�(i.e.,�changes� in�the�off-street�parking�or� landscaping�
design,�addition�of�trash�enclosures,�addition�or�modification�of�signs).�

�
Residents� are� advised� to� discuss� preliminary� plans� with� the� Planning� staff� of� the�
Community�Development�Department�to�determine�whether�DRB�approval�is�required.�
�
DRB�meetings�are�held�the�second�and�fourth�Wednesdays�of�each�month.��Plans�must�
be� submitted� seven� days� in� advance� of� each� meeting� in� order� to� be� considered.��
Meetings�are�informal�and�open�to�the�public.�
�
The�following�items�must�be�submitted�in�order�for�a�proposal�to�be�reviewed:�

�
�� Development� Review� Board� Application� Form,� available� from� the� Community�

Development�Department.�
�
�� Site�Plan�(3�copies),�prepared�by�an�architect�or�building�designer�showing:�
�
�� North�arrow�and�scale�(no�larger�than�1�in.�=�30�ft.).�
�
�� Title�Block,�which�shall�include�the�name�of�the�development,�the�date�the�plan�

was�prepared,�the�name�of�the�person�or�firm�preparing�the�plans,�and�the�name�
and�address�of�the�applicant.�

�
�� Location�and�dimensions�of�all�property�boundary�lines.�
�
�� Location� and� dimensions� of� all� existing� and� proposed� structures,� distances�

between�structures,�and�distances�from�property�lines�to�structures.�

�

The� DRB� determines� whether� projects� comply� with� �oning� ordinances.� � � In� making� its�
decision�on�a�project,�the�DRB�must�consider�the�site�plan,�landscaping,�general�design�
and� development,� setbacks,� height,� vehicular� and� pedestrian� circulation,� and� the�
project�s� relationship� to� development� in� the� immediate� area� of� the� project,� as� well� as�
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proposed�future�development�in�those�areas.��Interior�design�is�not�considered�except�as�
related� to� the� foregoing.� � The� DRB� cannot� impose� conditions� that� would� result� in� a�
project�being�incongruous�with�the�surrounding�area.�
�
The� DRB�may� approve,� conditionally� approve,� or� disapprove� a� project� pursuant� to� the�
following�standards:�

�
�� Such� approval� does� not� constitute� a� special� privilege� not� available� to� others�

within�the�same��one.�
�
�� Such�approval�is�in�substantial�compliance�with�the�General�Plan.�
�
�� The� nature,� condition� and� development� of� adjacent� uses,� buildings� and�

structures�have� been� considered� and� no� approval� shall� be� granted� where� such�
will�adversely�affect�or�be�materially�detrimental�to�said�adjacent�uses,�buildings,�
or�structures.�

�
�� The� site� of� the� proposed� use� shall� be� adequate� in� � si�e� and� shape� to�

accommodate� the� yards,� walls,� fences,� buildings,� parking� and� loading� facilities,�
landscaping,� and� other� development� features� required� by� this� Chapter,� or� as�
required� as� a� condition� in� order� to� integrate� said� uses� with� the� uses� in� the�
neighborhood.�

�
�� The�site�for�the�parcel�for�which�the�development�plan�is�sought�will�be�served�by�

highways� or� streets� adequate� in� width� and� improved� as� necessary� to� carry� the�
kind�and�quantity�of�traffic�such�use�will�generate.�

�
�� The�building,�structure,�or�development�complies�with�the�terms�and�provisions�of�

the� Municipal� Code,� and� the� development� as� proposed� or� modified� subject� to�
conditions�will�not�depreciate�the�value�of�surrounding�properties�or�interfere�with�
or� endanger� the� public� health,� safety� or� welfare� in� that� none� of� the� following�
factors� are� found� to� exist� or� will� be� adequately� controlled� or� compensated� by�
reason�of�the�conditions�imposed�in�said�approval.�

�
6. Development Fees and Exactions�

�
As�shown�in�Table�36,�Lakewood�s�total�residential�development�fees�are�on�average�
$16,030� for� a� single-family� project,� $7,254� per� apartment� unit,� and� $12,294� per�
condominium�unit.��The�largest�single�fee�for�any�residential�development�is�the�fee�for�
Parks�or�Recreational�Purposes.�
�
The�costs�shown�in�Table�36�do�not�include�school�fees�as�the�fees�vary�depending�on�
which� school� district� a� residential� development� will� be� constructed.� � Lakewood� is�
served�by�four�school�districts,�which�are�shown�below�accompanied�by�the�per�square�
foot�fee�assessed�by�each�district:�

�

�� ABC�Unified�School�District:� $2.97�per�square�foot�
�

�� Bellflower�Unified�School�District:� Does�not�assess�school�fees�
�

�� Long�Beach�Unified�School�District:� $3.20�per�square�foot�
�

�� Paramount�Unified�School�District:� $2.97�per�square�foot�
�
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Compared� to� most� of� Lakewood,� that� portion� of� the� City� served� by� the� Long� Beach�
Unified� School� District� has� the� highest� school� impact� fee� for� new� residential�
development.��Given�the�current�school�district�schedule,�school�fees�for�dwelling�units�in�
the�Long�Beach�Unified�School�District�would�be�approximately�eight�percent�higher�than�
units� developed� in� areas� served� by� the� ABC� or� Paramount� Unified� School� District.��
Figure�15�illustrates�the�school�district�boundaries.�

�
Table 36:  Residential Development Fees
�

�
Fees�

�
Single-Family Units

(1)�

�
Multiple-Family Units

(2)��

�
Condominiums

(3)�

Building�Plan�Permits� $5,255.10� $4,791.10� $4,791.10�

Electrical�Permits� $324.10� $241.70� $241.70�

HVAC�Permits� $121.10� $121.10� $121.10�

Plumbing�Permits� $320.90� $282.50� $282.50�

Sewer�Connection�Fee� $2,480.00� $1,488.00� $1,860.00�

Fee�for�Parks�or�

Recreational�Purposes�(4)�
$7,529.13� $330.00/unit� $4,997.75�

Total�Fees�per�Unit�(5)� $16,030.33� $7,254.4� $12,294.15�

Source: Lakewood Community Development Department
(1) Fees based on a single-family detached dwelling of 1,400 sq. ft. of living area, 400 sq. ft. 

garage, 3-bedrooms and 2-baths, building valuation $207,000.�
(2) Fees based on a multiple-family unit of 1,200 sq. ft. of living area, 400 sq. ft. garage, 2-

bedrooms and 1.5-baths, building valuation $180,000.�
(3) Fees based on a condominium unit of 1,200 sq. ft. of living area, 400 sq. ft. garage, 2-

bedrooms and 1.5-baths, building valuation $180,000.�
(4) Based on Lakewood’s 2012 Median SFR Home Price of $356,250 minus $200,000 

construction costs, and a 5,000 square foot lot.  Condominium fee based on a realistic density 
of 22 units per acre and a land value of $1,072,423 per acre per Section 4.A.4 of this Housing 
Element.  Note that Park and Recreation Fees do not apply to land that has already been 
subdivided.�

(5) Cost is per unit for identical floor plans.  Differing floor plans require additional plan check 
fees and must be assessed individually. ��School fees not included and may vary from $0 to 
$7,168 depending on type of construction.  Proof of school fee payment must be shown prior 
to issuance of any construction permits.��Additions to existing vary in cost depending on size 
and other factors.�

�
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�

7. Constraints Due to Limitations of Public Facilities, Services, and/or 
Infrastructure�

�
Areas� in� Lakewood� identified� by� the� General� Plan� and� the� approved� Master�
Environmental� Assessment� (MEA)� have� been� reviewed� by� all� service� providers,�
including,� but� not� limited� to� school� districts,� water� departments,� utility� providers,� law�
enforcement,� the� fire� department,� all� City� of� Lakewood� departments,� other� city� and�
county� agencies,� and� the� waste� disposal� company.� � Comments� received� during� the�
preparation�of� the�General�Plan� indicate� that� resources�are�available� to�accommodate�
the�maximum�build�out�of�the�City.�

�
Although�the�implementation�of�the�General�Plan�would�increase�usage�of�the�existing�
public�infrastructure,�the�MEA�did�not�identify�any�significant�impacts.�
�

�� Water:  Development� under� the� adopted� General� Plan� will� result� in� greater�
demand�for�water.��However,�the�General�Plan�policies�require�managed�growth�
and� promote� the� development� of� adequate� infrastructure� prior� to� new�
development.��Therefore,�the�gradual�increase�in�demand�for�water�services�per�
year�in�conjunction�with�implementation�of�the�policies�is�not�anticipated�to�result�
in�significant� impacts�on�existing�services.� �The�MEA� indicated� that�most�areas�
served�by�the�City�have�adequate�fire�flows�that�meet�Los�Angeles�County�Fire�
Department�Standards.�

�
�� Sewer:  The�MEA�concluded�that�the�sewer�trunk�lines�to�the�Long�Beach�Water�

Reclamation� Plant� operated� by� the� County� Sanitation� Districts� of� Los� Angeles�
County� and� the� treatment� capacity� of� the� reclamation� plant� are� adequate� to�
handle�the�level�of�wastewater�generated�within�the�City.�

�
�� Storm Drain:  Future�growth�consistent�with�the�General�Plan�will�not� increase�

the� percentage� of� the�City� covered� with� impervious� ground� cover.� As� a� result,�
existing�conditions�relating�to�site�run-off�due�to�storms�will� likely�remain�for�the�
foreseeable�future.��Future�development�in�the�City�will�provide�on-site�drainage�
control�systems�to�lessen�the�drainage�needs�of�the�City.�

�
Two� common� methods� for� addressing� actual� and� projected� inadequacies� in� public�
facilities,�services,�and/or�infrastructure,�are�dedications�and�in-lieu�fees.��In�Lakewood,�
dedications�typically�come�in�the�form�of�street�dedications.��The�cost�to�a�developer�for�
street�dedications�is�very�low,�usually�consisting�of�only�a�minimal�Los�Angeles�County�
Recorder�s� fee.� � Infrequently,� the� services� of� a� civil� engineer� may� be� necessary� to�
prepare�a�legal�description�of�the�land�to�be�dedicated.��The�loss�of�acreage�available�for�
development� reduces� the�developer�s� flexibility� in�project�design�options�and�may�also�
be�a�constraint.�
�

8. Constraints on Housing for Persons with Disabilities�
�

Residential Care Facilities�
�

State�law�requires�that�residential�care�facilities�that�serve�six�or�fewer�residents�be�
considered�a�residential�property�and�be�treated�the�same�as�a�single-family�home.��
This�means�that�local�government�can�impose�on�these�facilities�only�those�local�use�
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restrictions�or�fees�which�apply�to�other�single-family�residences.�The�City�currently�
complies�with� State� law� and� permits� residential� care� facilities� serving� six� or� fewer�
residents� by� right� in� all� single-family� residential� �ones� (R-1,� R-A,� A,� PD-SF).��
However,� the�City� currently� does�not�grant� such� facilities� any� formal� exceptions� to�
the�development�standards�for�these��ones.��Residential�care�facilities�serving�more�
than�six�residents�are�not�allowed�in�the�R-1��one.�

�
The�M-F-R��one�allows�residential�care�facilities�subject�to�a�conditional�use�permit�
(CUP)� and� imposes� special� development� standards� as� described� below.� � For�
facilities�that�call�for�six�or�fewer�residents,�it�is�the�City�s�policy�to�comply�with�State�
law� and� allow� such� facilities� by� right.� � Further,� the� City� applies� the� underlying�
development� standards� of� the� �one� as� they� are� less� restrictive� than� the� special�
development�standards�(namely�with�respect�to�lot�si�e).��Facilities�serving�seven�or�
more� residents� with� disabilities� are� defined� as� Adult� Care� Facilities� in� the� �oning�
Ordinance.� � The� �oning�Ordinance� permits� such� facilities� only� in� the�M-F-R� �one,�
and�only�with�a�CUP.� �The�special�development�standards�for�Adult�Care�Facilities�
are:�

�

�� Minimum�lot�si�e�of�0.5�acre�
�

�� Maximum�lot�coverage�of�60�percent�
�

�� Minimum�unit�si�e�of�200�square�feet,�with�no�more�than�two�beds�per�room�
and�each�unit�consisting�of�at�least�a�bedroom�with�a�private�or�shared�bath,�
with�an�optional�separate�sitting�room�

�

�� Two-bedroom�units�require�a�minimum�bedroom�si�e�of�120�square�feet�
�

�� Minimum�15�square�feet�of�common�indoor�recreation�area�per�unit,�totaling�
at�least�450�square�feet�

�

�� Minimum�usable�open�space�of�200�square�feet�per�unit�
�

�� Off-street�parking�at�a�rate�of�six-tenths�of�a�space�per�unit�
�

There� is� no�maximum� density� for� residential� care� facilities;� the� number� of� units� is�
limited�only�by�lot�coverage�and�the�si�e�of�the�units�alone.�
�
Although� the� CUP� requirement� for� facilities� of� seven� or� more� may� lengthen� the�
approval�process�for�these�facilities,�the�City�considers�this�requirement�appropriate.��
These�uses�are�often�commercial�ventures�by�nature�and�a�CUP�is�the�mechanism�
by�which� the�City� can�ensure� that� the� facilities�� living� standards�are�adequate�and�
their�residents��welfare�is�being�protected.�
�

Multi-family Housing for Elderly and Disabled Persons�

�
In�addition�to�residential�care�facilities,�the��oning�Ordinance�contains�some�special�
development�standards�for�new�multi-family�projects�intended�to�house�elderly�and/or�
disabled� persons� and� that� require� modifications� to� normal� M-F-R� development�
standards.��The�Ordinance�contains�these�requirements�in�order�to�ensure�that�such�
residents� are� safe� in� their� dwellings� and� that� their� needs� are� served.� � Any�
development� proposing� to� depart� from� standard�M-F-R� development� requirements�
may� do� so� with� a� CUP.� � In� reviewing� the� CUP� application,� the� Planning� and�

5-15 V - Constraints on Housing�Lakewood 2013-2021 Hou in Element�
 



Environment�Commission�must�consider�whether�there�are�services�(such�as�grocery�
stores,�drug�stores�and� laundry�facilities)�within�a�reasonable�distance;�whether� the�
applicant� has� established� a� need� for� such� housing� within� the� community;� and�
whether�the�proposed�housing�is�compatible�with�adjoining�uses.�

�
In�addition,�the�Commission�must�find�that�the�modified�development�standards�meet�
a� set� of� certain� minimum� requirements.� � For� example,� the� M-F-R� �one� requires�
ramps,� elevators,� and� emergency� signals,� and� includes� standards� related� to�
handrails,� the� height� of� electrical� outlets,� and� placement� of� disabled� units� on� the�
ground�floor.��Other�restrictions�include:�

�

�� Minimum�lot�si�e�of�one�acre�
�

�� Maximum�lot�coverage�of�60�percent�
�

�� Minimum�one-bedroom�unit�si�e�of�450�square�feet�
�

�� Minimum�two-bedroom�unit�si�e�of�650�square�feet�
�

Requests for Reasonable Accommodation�
�

All� visitors� to� the�Community�Development�Department� are� informed� that� they� are�
entitled� to� request� a� reasonable� accommodation� with� respect� to� �oning,� permit�
processing� and� building� code� standards� if� they� feel� that� they� qualify� for� such� an�
accommodation�under� the� federal�Fair�Housing�Act,�and� that� their� requests�will� be�
reviewed�by�City�staff.��The�request�will�be�approved�or�denied�once�the�Department�
has�made�determinations�as�to�the�following:�

�
�� The�qualifying�status�of�the�individual,�
�
�� The�necessity�of�the�accommodation,�and�
�
�� The�financial�or�administrative�burden�on�the�City.�

�
9. Other Governmental Constraints�

�
Developers�consider�time�delays�to�be�significant�governmental�induced�constraints.��
When� approving� agencies� take� an� unnecessarily� long� time� to� review� development�
proposals,� costs� rise�as�additional� interest�must�be�paid�on� loans,�and�equipment,�
and�employees�are�idle.��Furthermore,�the�development�community�views�approving�
agencies�as�not�being�accountable�for�delays�caused�by�inaction.��This�in�turn�may�
cast�a�negative�light�on�local�government.�
�
Lakewood�s� permit� process� and� staff� expedites� projects� to� prevent� unnecessary�
delays.� �Residential� construction� in� Lakewood� typically� consists� of� room�additions,�
not�new�dwelling�units.��Room�additions�often�receive�“over�the�counter��approval.�

�

�
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B. NON-GOVERNMENTAL CONSTRAINTS�
�

Non-governmental� constraints� are� those� conditions� that� are� incompatible� with� the�
development� of� residential� uses;� either� from�a� functional� standpoint� or� because�of� the�
potential� risk� they� might� have� on� residential� development.� � These� conditions� include�
ha�ards,�land�resources�and�construction�costs,�each�of�which�is�described�below.�

�
1. Environmental Risks and Hazard Risks�

�
The� General� Plan� Guidelines� describe� ha�ard� risks� as� a� constraint� relative� to�
meeting�identified�housing�needs.��While�ha�ards�generally�occur�naturally,�they�may�
also�be�man-made�risks,�as�is�the�case�of�fire�ha�ards.��Site�identification�for�housing�
must� be� made� in� the� context� of� multiple� variables,� including� ha�ards.� Potential�
threats� to� housing� must� be� identified,� evaluated,� and� mitigation� measures�
established.� � In� most� cases,� a� local� agency�s� geographic� location� determines� the�
types� of� ha�ards� that� would� be� expected.� � Potential� ha�ards� facing� Lakewood�
include:�fire,�flooding,�and�earthquakes.�
�
�� Fire.  The� City� of� Lakewood� receives� fire� protection� services� from� the� Los�

Angeles�County�Fire�Department.��Future�development�under�the�General�Plan�
will�not�have�a�significant�impact�on�fire�services.��In�addition,�most�areas�in�the�
City� have� adequate� fire� flows� that� meet� County� Fire� Department� standards.��
For� those� limited� areas� of� the�City� where� some� residential� uses� fail� to�meet�
required�fire�flow�standards�by�a�few�hundred�gallons,�new�and�upgraded�water�
lines� will� continue� to� be� upgraded� to� remedy� the� situation.� � As� new�
development� projects� occur,� including� subdivisions,� required� fire� flow� tests�
provide�additional�opportunities�to�upgrade�firefighting�capabilities.�

�
�� Flooding. Recent� public� improvement� projects� to� the� flood� control� channels�

include:� raising� the� access� roads� adjacent� to� the� levees� by� up� to� four� feet;�
constructing� parapet� walls� along� the� tops� of� existing� flood� control� channel�
levees;�modifying� traffic,� railroad,�utility,�and�pedestrian�bridges;�armoring� the�
backside�of�the�levees�along�some�portions;�widening�the�flood�control�channel�
at� the�confluence�of� the�Rio�Hondo�Channel�and�the�Los�Angeles�River;�and,�
overlaying� some� existing� grouted� stone� channel� sides� with� concrete.� � As� a�
result�of�these�improvements,�flood�protection�status�in�Lakewood�was�restored�
to� Flood� �one� “X,�� or� an� area� of� minimal� flood� risk.� � In� August� 2011,� the�
Federal�Emergency�Management�Agency�(FEMA)�approved�the�City�s�Ha�ard�
Mitigation�Plan.��Chapter�7�of�that�plan�discusses�flood�risks�and�notes�that�all�
of�the�residentially-�oned�properties�in�Lakewood�are�areas�of�low�flood�risk,�as�
opposed�to�areas�of�moderate�to�high�risk�(i.e.�Flood��ones�A,�B,�C,�D,�and�V).��
No�replacement�units�are�required.��

�

�� Landslides.   Lakewood� is� relatively� flat.� � Since� there� are� no� residentially�
�oned�properties�on�or�near�any�slopes�subject�to�landslides,�landslides�are�not�
a�constraint�that�would�impact�residential�development�in�Lakewood.�

�

�� Earthquakes.  The� region� has�many� active� and� potentially� active� faults� that�
could� impact�existing�and�future�residential�development.��No�part�of�the�City,�
however,� is� within� an� Alquist-Priolo� Special� Study� �one,� and� there� are� no�
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known�active�faults�within�the�City�of�Lakewood.��The�closest�active�fault�is�the�
Newport-Inglewood�Fault��one,�located�about�four�miles�southwest�of�the�City.��
Existing� and� future� development� does� have� the� potential� to� be� impacted� by�
earthquakes�and�related�ha�ards,�primarily� from�ground�shaking,�which� is�not�
uncommon�throughout�the�region.��For�those�areas�that�are�identified�as�being�
susceptible� to� liquefaction,� construction� will� be� subject� to� applicable� building�
code�requirements.�

�
2. Land Costs, Resources and Availability�
�
The� amount� of� available� land� to� be� developed� can� directly� affect� a� city�s� ability� to�
meet�housing�demand.��Regardless�of�how�land� is��oned�or�how�the�General�Plan�
designates� it,� a� decreasing� supply� of� both� vacant� and� underutili�ed� sites� for�
redevelopment�may�make� it� difficult� to�meet� the� community�s� housing� needs.� The�
cost� of� land� depends� on� various� factors� such� as� whether� the� site� is� vacant;�
accessibility�to�the�site,�and�the�site�s�buildable�area�(easements,�slopes,�geological�
structures;� and� flooding�may�affect�how�much�of� the� site� can� support� building�and�
parking�areas).� �As� illustrated�earlier� in�Table�25�and� illustrated� in�Figures�8� to�11,�
the�majority�of�new�dwelling�units�in�Lakewood�will�be�added�in�the�M-F-R��one�with�
the�potential�to�exceed�the�SCAG�RHNA�projections.�
�
3. Construction Costs�
�
Construction� costs� can� be� a� major� impediment� to� the� ability� of� a� community� to�
augment� its�housing�stock�and� influence�rents�and�sale�prices�when�new�units�are�
placed� on� the�market.� � A�major� component� of� these� costs� is� the� price� of� building�
materials,�which�has� seen�a�significant� increase�so� far� this� decade�but� is� showing�
signs� of� leveling� off.� � An� analysis� of� the� construction� market� published� in� the�
Construction Industry Market Report—2012 Fourth Quarter by�Davis�Langdon�found�
that� the� continuing� economic� conditions� “should� create� an� environment� that�
encourages� investment� in�construction,�since�the�cost�of� financing�developments� is�
low,�and�successful�developments�can�offer�far�higher�rates�of�return�than�available�
in�many�other�forms�of�investment.���Consequently,�short�term�construction�costs�are�
stable,�however,�costs�may�increase�in�the�mid�to�long�term�as�economic�conditions�
improve.�
�
In� general,� the� Los� Angeles� County� standard� for� construction� costs� by� type� of�
residential�product�range�as�follows:�

�
�� Apartment�with�on-grade�parking:��$80.54�per�square�foot.�
�
�� Attached�housing�with�parking�garage:��$131.28�per�square�foot.�
�
�� Attached�housing�with�underground�parking:��$162.11�per�square�foot.�

�
4. Financial Constraints�

Financial�constraints�affect�the�decisions�of�consumers�and�developers�alike.�Nearly�
all�homebuyers�must�obtain�a�loan�to�purchase�property,�and�loan�variables�such�as�
interest� rates� and� insurance� costs� play� an� important� role� in� the� decisions� of�
homebuyers.� � Homeowners� also� give� consideration� to� the� initial� costs� of�
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improvements� following� the�purchase�of�a�home.� �These�costs�could�be� related� to�
making� necessary� repairs� or� tailoring� a� home� to�meet� individual� tastes.�While� the�
City�does�not�control�these�costs�directly,�City�activities,�such�as�code�enforcement,�
are�related�to�the�maintenance�of�housing�stock.�
�

Mortgage� rates� also� have� a� strong� influence� over� the� affordability� of� housing.�The�
availability�of�financing�affects�a�person�s�ability�to�purchase�or�make�improvements�
on� a� home.� � Increases� in� interest� rates� decrease� the� number� of� persons� able� to�
afford�a�home�purchase,�while�decreases�result�in�more�potential�homebuyers�being�
introduced�into�the�market.�
�

Interest�rates�are�determined�by�economic�conditions�and�policies�developed�at�the�
national� level.� � Since� local� jurisdictions� cannot� affect� interest� rates,� they� can� offer�
interest�rate�write-downs�to�extend�home�purchase�opportunities�to�targeted�resident�
segments,�such�as� lower� income�households.� �Local�governments�may�also� insure�
mortgages,�which�would�reduce�down�payment�requirements.�
�

Currently,�mortgage�interest�rates�for�new�home�purchases�were�in�the�three-to-four�
percent� range�for�a�conventional�30-year� fixed-rate� loan.� �According�to�the�Federal�
Home�Loan�Mortgage�Corporation�s�(Freddie�Mac)�interest�rate�survey�from�2002�to�
2012� presented� in� Table� 37,� annual� average�mortgage� interest� rates� have� ranged�
from�well� under� five�percent� for� the�past� three�years.� � Interest� rates�may�begin� to�
increase�as�the�economy�gains�strength,�but�for�now,�interest�rates�are�at�an�all-time�
low�as�reflected�in�the�Freddie�Mac�survey�which�dates�back�to�1971.�

Table 37:  National Annual Average Mortgage Interest Rates
�

Year1
�

�

Average Interest Rates�
�

2002�
�

6.54%�
�

2003�
�

5.83%�
�

2004�
�

5.84%�
�

2005�
�

5.87%�
�

2006�
�

6.41%�
�

2007�
�

6.34%�
�

2008�
�

6.03%�
����

��������2009�
���������������������
���������������������������������5.04%�

������
���������2010�

����������������������
����������������������������������4.69%�

�������
����������2011�

����������������������
����������������������������������4.45%�

�������
����������2012�

����������������������
����������������������������������3.66%�

Source: Freddiemac.com�
1 January to December of each year. Based on 30-year fixed rate mortgages.�

�
�

Rates� are� typically� lower� for� graduated�payment�mortgages,� adjustable�mortgages�
and�buy-down�mortgages.��However,�the�risks�to�which�both�buyers�and�lenders�are�
exposed� when� taking� on� adjustable-rate� (and� especially� the� now-infamous�
“subprime�)� loans� are� well� documented,� and� the� number� of� properties� in� the�U.S.�
on� which� foreclosure� filings� were� reported� rose� in� 2007� by� 75� percent� over� the�
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previous�year�(“U.S. Foreclosure Activity Increases 75 Percent In 2007,” RealtyTrac,
January 29, 2008).��As�a� result,�some�of� the�more�affordable�mortgage�options�will�
be� less� accessible� to� prospective� Lakewood� homebuyers� as� financial� institutions�
exercise�greater�caution�in�their�lending�practices.�

As�shown�in�Table�38,�the�number�of�foreclosed�and�auctioned�homes�in�Lakewood�
was�301�units�in�2008.��This�number�has�been�decreasing�over�the�past�five�years�to�
127�units�in�2012.�
�

Table 38:  City Of Lakewood Residential Properties Foreclosed and Auctioned By Year

Year� 2008� 2009� 2010� 2011� 2012�

Units�
Foreclosed�

301� 269� 246� 253� 127�

Source: RealtyTrac�

�

�

�
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VI. REVIEW OF ACHIEVEMENTS�
 
Pursuant�to�Government�Code�Section�65588(a),�this�section�evaluates�the�results�of�the�2008-
2014�Lakewood�Housing�Element�(adopted�2010)�goals,�policies,�objectives�and�programs.�
�
A. 2008-2014 HOUSING ELEMENT GOALS
�

The�goals�established�in�the�2008-2014�Housing�Element�are�as�follows:�
�
1.1� Preserve�and�improve�the�existing�affordable�housing�stock.�
1.2� Preserve�and� improve� the�residential�neighborhood�environments� that�provide�a�high�

quality�of�life�for�all�Lakewood�residents.�
2.1� Develop� housing� to�meet� the� identified� local� housing� needs� of� the� community� while�

maintaining�and�providing�a�high�quality�of�life�for�all�Lakewood�residents.�
2.2� Develop�the�maximum�number�of�new�housing�units�possible�to�meet�Lakewood�s�fair�

share�of� regional�housing�needs�as� identified� in� the�SCAG�Regional�Housing�Needs�
Assessment.�

2.3� Achieve�compliance�with�energy�conservation�measures�to�be�included�in�new�housing�
developments.�

2.4� Provide�suitable�sites�for�housing�development.�
3.1� Provide�housing�assistance�needs�of�Lakewood�residents.�
3.2� Preserve�and�increase�the�number�of�assisted�housing.�
4.0� Promote� housing� opportunities� for� all� persons� regardless� of� race,� color,� ethnicity,�

national�origin,�religion,�sex�or�marital�status.�
�

B. PROGRESS IN ACHIEVING THE 2008-2014 HOUSING ELEMENT OBJECTIVES�
�

Since� the� adoption� of� the� 2008-2014� Housing� Element,� the� City� of� Lakewood� has�
progressed� in� meeting� the� goals� and� objectives� and� the� proposed� implementation� of�
programs�set� forth� in� the�Housing�Element.� �The�quantitative�objectives�and� the�programs�
stated� in� the�2008-2014�Housing�Element�and�the�achievements�are�summari�ed� in�Table�
39.�
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VII. HOUSING PLAN�
�
�
A� fundamental� purpose� of� this� Housing� Element� is� to� create� a� framework� or� guide� for� the�
specific�actions�that�the�City�will�assume�in�the�future.��This�framework�and�the�planned�actions�
are�the�two�components�of�the�City's�housing�program.�
�
In� developing� the� framework� for� action,� the� City� of� Lakewood� has� adopted� a�four-pronged�
approach�to�meeting�the�housing�needs�of�the�community.�
�

�� Housing Preservation and Improvement: Preservation� and� improvements� to� the�
existing� affordable� housing� supply� and� preserve� the� nature� of� Lakewood�s� residential�
neighborhoods.�

�
�� Housing Development: Development�of�new�housing�on�sites�suitable�for�residential�use�

to�expand�the�supply�and�choice�of�units�for�all�household�incomes.�
�
�� Housing Assistance: Assistance� to� low-� and� moderate-� income� households� and�

households�with�special�needs.�
�
�� Equal Housing Opportunity:  All� housing� in� the� City� will� be� available�equally� to� all�

persons� without� restrictions� based� on� race,� color,� ethnicity,�national�origin,�religion,�sex�
or�marital�status.�

�
The� Housing� Plan� includes� the� goals,� policies� and� quantified� objectives� within� each�
approach.� � The� goals,� policies,� and� quantified� objectives� which� have� been� developed,� and�
described� herein,� are� intended� to� provide� a� practical� and� workable� framework� in� which� the�
Planning� and� Environment�Commission� and�City� Council� may� take� action� affecting� housing�
and� neighborhoods�within� the�community.�

�

A. SUMMARY OF QUANTIFIED HOUSING UNIT OBJECTIVES�
�

According� to� Government� Code� Section� 65583� (b),� local� governments� housing�
elements� are� required� to� establish� quantified� objectives� for� the� maximum� number� of�
housing�units�which� can� be� constructed,� rehabilitated,�and� conserved�over� a� five-year�
time� frame.� � The�objective� for�units� to� be� conserved�should� include�a� subtotal� for� the�
number� of� at-risk� units� developed� pursuant� to� Government� Code� Section� 65583�
(a)(9)(A).�
�
Table� 40� presents� the� Housing� Element�s� quantified� housing� objectives� for� the�2014-
2021�projection�period:�
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Table 40:  Quantified Objectives, 2014-2021
�

�

�
Category�

�

Extremely�
Low 

Income�

�

Very Low�
Income�

�

Low�
Income�

�

Moderate�
Income�

�

Above-
Moderate�
Income�

�

Total�
Objective�

�

SCAG�RHNA�
New�Construction�

�

48�
�

59�
�

63�
�

67�
�

166� 403
�

Rehabilitation
1
�

�

30�
�

15�
�

13�
�

5�
�

0�
�

63�
�

Units�at�Risk�
�

0�
�

80�
�

0�
�

0�
�

0�
�

80�
�
Source: Southern California Association of Governments�
1 Continue Single Family Rehabilitation Loan Program at current levels as allowed by available 
funding (approximately 9 loans per year). Populated figures are estimated averages for each 
category.�

�
�

B. GOALS AND POLICIES�
�

The� goals,� policies,� and� quantified� objectives� for� the� Housing� Element� have� been�
developed�recogni�ing�the�community�needs�and�resources.��Where�appropriate,�these�
key� housing� guidelines� have� been� developed� consistently� with� other� elements� of� the�
General�Plan,�as�well�as�other�planning�and�policy�documents�for�the�City.�
�
1. Housing Preservation and Improvement�

�
Preservation�and�improvement�of�the�existing�housing�stock,�particularly�housing�that�is�
affordable�to�low-�and�moderate-income�households,�is�an�essential�element�of�meeting�
the�housing�needs�of�the�community.��It�is�important�to�the�health,�safety,�and�welfare�of�
the� City�s� residents� that� their� dwellings� be� maintained.� � � Proper� maintenance� helps�
preserve�and�protect�the�home�while�providing�a�decent�and�suitable�living�environment.��
The� following� goals,� policies� and� quantified� objectives� shall� guide� the� on-going�
preservation�and�improvements�of�the�City�s�existing�housing�stock.�

�
GOAL 1.1 Preserve and Improve the Existing Affordable Housing Stock�
�
GOAL 1.2 Preserve and Improve the Residential Neighborhood Environments 

that Provide a High Quality of Life for All Lakewood Residents�
�

Policy 1.1 Reduce� the�amount�of�substandard�housing�units� through�
measures� such� as� rehabilitation,� code� enforcement,� and�
new�construction.�

�
Policy 1.2 Actively� engage� in� identifying� substandard� and�

deteriorating� housing� and� take� appropriate� actions� to�
ensure� correction� of� these� deficiencies,� such� as� initiating�
rehabilitation,�maintenance,�or�replacement�programs.�

�
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Policy 1.3 Protect�viable�housing�and�the�continued�maintenance�and�
stabili�ation�of�healthy�neighborhoods.�

�
Policy 1.4� Encourage� and/or� stimulate� conservation� of� existing�

residential�areas�and,�where�possible,�minimi�e�or�prevent�
the�intrusion�of�incompatible�uses�into�the�neighborhoods.�

�
Policy 1.5 Promote� rehabilitation� which� maximi�es� the� utility� of� the�

existing�housing�stock. 
�
Policy 1.6 Provide� or� assist� in� obtaining� rehabilitation� loans� and�

grants,�counseling�and�other�follow-up�services�as�needed.�
�
Policy 1.7 Support� revisions� of� income� and� property� tax� laws� to�

encourage� housing� stock� rehabilitation� and� to� discourage�
the�continuation�of�substandard�housing.�

�
Policy 1.8 Encourage� private,� and�as� appropriate,� public� investment�

in� existing� housing� through� home� improvements� that�
expand� and� enhance� the� functionality� and� beauty� of� the�
home�as�well�as�extend�the�life�of�the�home.�

�
Policy 1.9 Encourage� a� full� range� of� public� improvements� and�

services� to� provide� for� the� needs� of� all� residential�
neighborhoods.�

�
Policy 1.10 Maintain� existing� liberal� regulations� concerning� non-�

conforming�buildings�and�setbacks� to�encourage� low�cost�
expansion�of�existing�housing.�

�
Policy 1.11 Maintain�and�refurbish�the�City's�hardscape�and�landscape�

in�order�to�preserve�and�enhance�neighborhood�ambiance�
and�safety.�

�
Policy 1.12 Maintain� and� ensure� the� continued� existence� of� valuable�

amenities� which� provide� beauty,� identity� and� form� to� the�
City�and�all�neighborhoods�within�the�community.�

�
2.      Housing Development�
�
In�adopting� these�goals,�policies�and�objectives,� the�City� is�communicating� to�both� the�
community� at� large� and� the� home� building� industry� the� guidelines� in� developing� new�
housing� within� the� City.� � The� goals� and� policies� for� housing� development� have� been�
refined�and�updated�to�reflect�current�resources�and�constraints.��The�adopted�goals�and�
policies�for�housing�development�reflect�the�community's�desires�for�the�City�relative�to�
the�development�of�housing�in�numbers,�type,�density,�and�other�qualities�of�importance�
to�the�residents�of�this�community.

GOAL 2.1 Develop Housing to Meet the Identified Local Housing Needs of the 
Community While Maintaining and Providing a High Quality of Life 
for All Lakewood Residents.�
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GOAL 2.2 Develop the Maximum Number of New Housing Units Possible to 
Meet Lakewood's Fair Share of Regional Housing Needs as 
Identified in the SCAG Regional Housing Needs Assessment.�

�
GOAL 2.3 Achieve Compliance with Energy Conservation Measures to be 

included in New Housing Developments.�
�
GOAL 2.4 Provide Suitable Sites for Housing Development�

�

�

Policy 2.1 New� housing� construction� should�be� oriented� to� both� the�
ownership� and� rental� markets� and� should� strive� towards�
meeting�Lakewood's�housing�needs.�

�
Policy 2.2 Attain�new�housing�construction�over�a�range�of�prices�and�

rents�in�accordance�with�projected�housing�demand.�
�
Policy 2.3 Encourage�development�under�the�provisions�of�the��oning�

regulations.�
�
Policy 2.4 Encourage� a� variety� of� housing� arrangements� and�

densities,� each� appropriately� located� with� reference� to�
traffic� circulation,� community� facilities,� and� aesthetic�
considerations.�

�
Policy 2.5 Assure� that� new� housing� development� has� design� and�

appearance� consistent� with� standards� established� by� the�
City's�Development�Review�Board.�

�
Policy 2.6 Encourage� the� remodeling� of� and� additions� to� existing�

housing�as�a�means�of�providing�"new"�housing�in�existing�
subdivisions.�

�
Policy 2.7 Insist� that� all� new� housing� units� have� those�qualities�and�

amenities� that�will� continue� to� make� them� competitive� on�
the�private�market�and�compatible�with�the�community.�

Policy 2.8 Encourage�a�balance�of�housing�in�a�variety�of�types�which�
provide�a�range�of�housing�affordable�to�households�at�all�
economic�levels.��The�balance�of�housing�promoted�would�
include�townhouses,�cluster�developments,�condominiums,�
apartments,�and�single-family�dwellings.�

Policy 2.9 Encourage�and�increase�the�variety�and�supply�of�housing�
available� and� at� costs� affordable� to� the� various� income�
levels�of�the�population.�

�
Policy 2.10 Encourage� continued� and� new� investment� in� the�

established�communities�of�Lakewood.�
�
�
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Policy 2.11 Encourage� the� assemblage� and� consolidation� of� existing�
small�parcels�in�areas�which�permit�higher�density.��Larger�
parcels� can� better� accommodate� increased� density�
housing,� through� a� more� efficient� use� of� space,� while�
allowing� for� aesthetic� amenities� and� greater� use� of� open�
space.�

�
Policy 2.12 Encourage�the�consolidation�of�multiple�land�ownership�by�

private� or� public� means� into� single� ownership.� � This� will�
facilitate� the� use� of� contemporary� planning� techniques� in�
providing�multiple-family�residences�with�greater�amenities�
and� enhance� the� quality� of� life� for� the� citi�ens� of�
Lakewood.�

�
Policy 2.13 Cooperate� with� private� housing� producers� wherever�

justifiable�to�reduce�the�overall�cost�of�housing�units.�
�
Policy 2.14 Support� efforts� to� develop� and� implement� cooperative�

ownership�and�other�nonprofit�mechanisms�as�a�means�of�
reducing�construction,�selling,�and�reselling�housing�costs.�

�
Policy 2.15 Encourage�the�design�and�construction�of�new�homes�and�

rehabilitation�of�existing�homes�in�accordance�with�energy�
saving�criteria.�

�
3. Housing Assistance�
�
The� inclusion� of� programs� designed� to� provide� housing� assistance� is� an� integral�
component�of�the�Housing�Element.��The�City�of�Lakewood�recogni�es�that�there�are�un-
met�housing�assistance�needs�within�the�community�and�will�continue�to�focus�efforts�in�
providing�housing�assistance�to�the�City�residents.�

�
GOAL 3.1        Provide Housing Assistance Needs of Lakewood Residents

GOAL 3.2        Preserve and Increase the Number of Assisted Housing
�

Policy 3.1 Make�provisions�for�all�low-income�families�to�receive�or�to�
be�advised�of� the�existence�of�any�of�a�variety�of�special�
housing�subsidies�which�are�now�available�or�are�expected�
to� be� available� in� the� future.� � Maximum� advantage� will�
especially�be�taken�of�home�ownership�programs.�

�
Policy 3.2 Urge� private� developers� to� include� the� maximum� number�

of� publicly-assisted� housing� units� determined� to� be�
economically� and� socially� feasible� within� all� future�
development�programs.�

�
Policy 3.3 Discourage� overcrowding� by� directing� existing� housing�

subsidies� to� families� whose� income� would� otherwise�
prevent�them�from�occupying�sound�housing�of�the�proper�
si�e.�
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Policy 3.4 Encourage� the� production� of� a� sufficient� number� of�
assisted�and�market�rate� large-si�e�housing�units� to�meet�
reasonable�projections�for�large-si�e�families.�

�
Policy 3.5 Develop�elderly�housing�throughout� the�City.��Where�both�

publicly-assisted� family� and� elderly� housing� may� be�
developed,�elderly�housing�should�have�priority,�since�site�
locations�available�for�this�kind�of�household�are�limited.�

�
Policy 3.6 Meet� resident� housing� needs� to� the� maximum� extent�

possible,�with�appropriate�emphasis�on� the�special�needs�
of� elderly,� persons� with� disabilities,� and� disadvantaged�
population.�

�
Policy 3.7 Encourage� and� enable� others� to� provide� assistance� and�

necessary�support�services� to� residents�and�persons�with�
special� needs� to� successfully� function�as� full� members�of�
the�community.�

�
4. Equal Housing Opportunity�

�
The�preservation�of�housing�is�different�than�housing�maintenance�in�that�it�is�concerned�
with� preserving� the�number� of� housing� units� that� currently� exist.� � It� is� also� concerned�
about�preserving�the�level�of�affordability�that�currently�exists.�The�following�goal,�policy�
and�quantified�objective�shall�guide�the�City�in�the�area�of�housing�preservation.�

�
GOAL 4.0 Promote Housing Opportunities for All Persons Regardless of Race, 

Color, Ethnicity, National Origin, Religion, Sex or Marital Status.

Policy 4.1 Continue� to� support� the� City�s� Fair� Housing� program� to�
provide� a� comprehensive� community� education� program�
on�fair�housing�issues�and�laws�and�counseling�pertaining�
to�fair�housing�and�landlord-tenant�issues.�
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VIII. HOUSING PROGRAMS�
�

�
This� section� of� the� Housing� Element� describes� the� actions� and� activities� that� the� City� has�
undertaken� and� will� continue� to� undertake� to� achieve� the� goals,� policies,� and� quantitative�
objectives�outlined� in� the� Housing�Plan.� �The�City,� through�a�series�of�housing�programs�that�
are�funded�by�local,�regional,�state�and�federal�sources,�will�implement�the�goals�and�policies�of�
the�Housing�Element.�
�

A. HOUSING PRESERVATION AND IMPROVEMENT PROGRAM�
�

The�programs�included�in�this�section�address�issues�of�housing�affordability,�condition,�
quantity,�and�accessibility.��The�City�of�Lakewood�will�use�its�regulatory�powers�as�well�
as�aggressively�pursue�available�State�and�Federal�funding�to�implement�programs�that�
will�encourage�the�preservation�and�improvement�of�housing.�
�
The� housing� preservation� and� improvement� program� is� outlined� below.� �This� program�
focuses�efforts�as�follows:�
�

�� Code�Enforcement�and�Community�Conservation.�
�
�� Rehabilitation�of�the�Existing�Housing�Stock.�
�
�� Provision�of�Neighborhood�Public�Services�and�Facilities.�
�
�� Maintenance�of�Existing�Single-Family�Homes�and�Neighborhoods.�
�

The� specific� activities� and/or� resources� used� to� preserve� and� improve� the� existing�
housing�stock�are�described�below.�
�

1. Enhanced Code Enforcement Program�
�

Lakewood�s� Enhanced� Code� Enforcement� Program� is� aimed� at� cleaning� up� blighted�
neighborhoods� through� comprehensive� code� enforcement� of� whole� blocks� at� a� time.��
The� City� has� been� divided� into� three� areas,� each� with� a� Community� Conservation�
Representative�who�responds�to�citi�en�service�requests�regarding�planning�and��oning�
issues.� �This�program�actively� inspects�properties� for�code�violations,�which�may�pose�
health� and� safety� concerns� such� as� accumulated� debris,� inoperative� vehicles,� graffiti,�
fencing�and��oning�issues�and�illegal�garage�conversions.���
�
Notification� is� sent� to� property� owners� and/or� tenants� regarding� any� violations.��
Community�Conservation�Representatives�receive�over�100�service�requests�per�month.��
The�Enhanced�Code�Enforcement�Program�also�works�closely�with�staff�administering�
the� Housing� Rehabilitation� Program,� which� provides� loans� and� grants� for� housing�
maintenance� and� rehabilitation.� � Staff� provides� information� on� either� the� loan� or� grant�
program�to�eligible�households�at�the�time�they�are�notified�of�certain�code�violations.�

�

�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�enforce�existing�building�
codes�and�with�Community�
Conservation�Representatives�
working�in�conjunction�with�the�
Crime,�Public�Nuisance�and�
Property�Abatement�Team.�

�

City�General�Fund�
and�Community�

Development�Block�
Grant�(CDBG)�

�

(CDD)�
�

�

�

Annually�2014-
2021�

�
�

2. Single-Family Residential Rehabilitation Loan Program

The�Single-Family� Residential�Rehabilitation� Loan�Program�provides�a�maximum�loan�
amount� of� $18,000� in� deferred� payment� loans� at� �ero� percent� interest� to� seniors,�
persons�with�disabilities,�and� families�of� low� income�who�own�and�occupy� their� home.��
Other� income� and� asset� restrictions� also� apply.� � The� purpose� of� the� program� is� to�
eliminate� housing� deficiencies� created� by� code� violations� and� lack� of� adequa t e �
property�maintenance.��This�program�ensures�that�lower�income�individuals�and�families�
are�able�to�live�in�decent,�safe�and�attractive�housing.�
�
The� loan� program� information� flyer� can� be� obtained� at� the� Community� Development�
Department�counter�located�at�City�Hall.��Information�for�this�program�is�also�available�in�
Spanish.� � Because� of� limited� funding,� there� are�more� applicants� than� there� are� loans�
available�resulting� in�a�waiting� list.� �Therefore,� there� is�not�a�need� to�heavily�advertise�
this�program.��Most�applicants�are�made�aware�of�the�program�by�individual�inquiries�for�
assistance� or� from� a� Code� Enforcement� referral� of� residents� whose� homes� were� in�
violation�of�the�building�and/or�municipal�codes.��Program�funding�may�be�used�to�assist�
in�rehabilitating�homes�to�comply�with�building�and/or�municipal�codes.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�
Provide�nine�loans�
per�year�

�
2012-2013:��CDBG�funds�
2013-2021:��Program�revenue�from�
previous��Housing�Set-Aside�loans�

�
�(CDD)�

�

�
Annually�2014-2021�

�
�
3.      Fix-Up/Paint-Up Program�
�
The�Fix-up/Paint-up�Grant�Program�provides�minor�home�repair�grants�of�up�to�$3,000�to�
qualified� low-income�homeowners.� �This�program�assists� lower� income� individuals�and�
families� in� maintaining� the� exterior� appearance� of� their� homes.� � Minor� home� repairs�
consist� of� the� repair� of� broken� windowpanes� and� screens,� weather-stripping� around�
windows�and�doors,�gate�repairs,�exterior�painting,�and�other�minor�exterior�repairs.�
�
Information� on� the� Lakewood� Fix-Up/Paint-Up� program� is� available� at� the� Community�
Development�Department� counter� located� in�City�Hall.� � Eligibility� requirements� for� the�
Grant�are� the�same�as� for� the�Loan�except�equity� is�not� required.� �Because�of� limited�
funding,�there�are�more�applicants�than�there�are�grants�available�resulting�in�a�waiting�
list.� �Therefore,� there� is�not�a�need� to�heavily�advertise� this�program.� �Most�applicants�
are�made� aware� of� the�program�by� individual� inquiries� for� assistance� or� from�a�Code�
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Enforcement� referral�of� residents�whose�homes�were� in�violation�of� the�building�and/or�
municipal� codes.� � Program� funding� may� be� used� to� assist� in� rehabilitating� homes� to�
comply�with�building�and/or�municipal�codes.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

Provide�11�grants�
per�year�

2012-2013:��CDBG�funds�
2013-2021:��Program�revenue�from�
previous��Housing�Set-Aside�loans�

(CDD)�
�

Annually�2014-2021�

�
�

4. Energy Conservation�
�

Grants�and�rebates�are�available�from�local�utility�providers.��These�incentives�not�only�
provide�a�benefit�to�the�environment�through�conservation,�but�they�also�help�to�reduce�
monthly� utility� expenses.� � These� cost� savings� can� provide� significant� cost� savings� for�
household�budgets.�
�
Through� funding� from� the� Southern� California� Gas� Company,� various� rebate� and�
incentive� programs� for� home� efficiency� are� offered� to� qualified� property� owners.� � As�
noted�on�their�website�(www.socalgas.com),�offers�vary�and�may�change�depending�on�
funding.� � Items� listed� in� their� rebate�program� include�energy�efficient� clothes�washers,�
water�heaters,�attic�or�wall� insulation�and�gravity�wall� furnaces.� �The�Energy-Efficiency�
Contractor� Program� offers� incentives� for� installing� on-demand� intelligent� pumps� in�
central�domestic�hot�water�systems�with�re-circulation� loops�to�help�reduce�natural�gas�
consumption.� � The� Southern� California� Gas� Company� also� offers� the� Comprehensive�
Mobile� Home� Program� that� provides� no-cost� energy� conservation� evaluations,�
installations� of� low-flow� showerheads� and� faucet� aerators� as� well� as� gas� energy�
efficiency�improvements�such�as�a�duct�test�and�seal�of�HVAC�systems.���
�
Southern�California�Edison� (SCE)�offers�various� incentives� for� its�customers.� �On� their�
website� (www.sce.com),� customers� can� find� instructions� on� how� to� apply� for� energy�
saving� rebates� for� household� appliances� such� as� clothes� washers,� refrigerators� and�
water� heaters.� � In� addition,� SCE� also� offers� customers� rebates� for� the� use� of� energy�
efficient� portable� air� conditioners,� pool� pumps� and� motors� and� for� assessing� and�
maintaining�current�permanent�air�conditioning�units.��SCE�also�offers�customers�a�free�
Home� Energy� Survey� which� identifies� what� upgrades� may� be� most� beneficial� to� a�
specific�household.��By�participating�in�this�program,�SCE�offers�up�to�$4,500�in�rebates�
for� improvements� that� are� completed� on� those� areas� identified� in� the� Energy� Survey.��
SCE� also� offers� rebates� for� multi-family� units� and� manufactured� homes.� � Funding� is�
limited� for� all� rebate� programs,� and� assistance� is� provided�on� a� first-come� first-served�
basis.�
�
Golden� State� Water� Company,� who� provides� services� to� residents� in� the� portion� of�
Lakewood�east�of�the�San�Gabriel�River,�provides�rebates�for�high�efficiency�toilets�and�
clothes�washers�to�its�residential�customers.��It�also�provides�rebates�for�weather-based�
irrigation� controllers� (Smart� Controllers),� efficient� sprinkler� no��le� and� turf� removal.��
Golden�State�Water�also�offers�incentives�to�commercial�and�institutional�contractors�for�
items�such�as�high�efficiency�toilets,�urinals�and�efficient�no��les�and�rotors.�
�
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The�City� of�Lakewood�s�Department� of�Water�Resources�offers� a� rebate�program� that�
promotes�water�conservation.� �The�City�of�Lakewood�Water�Fund�provides�residents�in�
its�service�area�(that�part�of�Lakewood�west�of� the�San�Gabriel�River)�with� rebates�for�
turf�projects�and�water-saving� irrigation�devices.��The�Water�Department�offers�rebates�
of� $1� per� square� foot� of� turf� removal,� up� to� $800,� for� the� removal� of� thirsty� grass�
landscaping.� � While� artificial� turf� is� not� an� approved� substitute,� other� water� and� air�
permeable�surfaces�are�encouraged.��Turf�removal�rebates�can�be�used�in�conjunction�
with�a�second�device�rebate�offer�of�$5�to�$50�towards�the�purchase�cost�of�water�saving�
devices� such� as� “rotor�� sprinkler� heads,� drip� irrigation� kits� and� hose-end� timers.��
Additional�rebates�are�available�for�irrigation�timers/controllers�and�moisture�sensors.�
�
Currently,� the� City�s� Development� Review� Board� (DRB),� through� its� review� process,�
ensures�that�energy�conservation�features�of�Title�24�are�incorporated�into�the�design�of�
residential� developments.� � In� addition,� the� City� adopted� the� California�Green� Building�
Code�by�reference,�which�considers�community�and�site�design�and�energy�efficiency.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�encourage�utilities�to�
offer�energy�conservation�funds�for�
rebates�and�incentives�for�energy-
reducing�appliances�and�devices�to�
low-income�household�and�
disseminate�information�on�such�
programs.�

�
Continue�to�offer�residents�water�
rebate�incentives�by�encouraging�
the�use�of�water�saving�irrigation�
devices�and/or�installing�water�
permeable�surfaces.�

�

Southern�California�
Gas�Company,�

Golden�State�Water�
Company�and�

Southern�California�
Edison�

�
�

City�of�
Lakewood�

Water�Fund�

�

Varies�by�
service�provider�

�

�

Annually�2014-
2021�

�

�
�
�
�
�
�
�
�
�
�

�

�
�

5. Development Review Board Process�

The�Development�Review�Board�(DRB)�was�created�by�Ordinance�72-20�in�response�to�
the�Community�Design�Element�of�the�General�Plan.��The�DRB�consists�of�a�registered�
architect,�a�landscape�architect�and�the�Director�of�Community�Development�that�meets�
on�the�second�and�fourth�Wednesday�of�each�month.�
�
The� DRB� provides� citi�ens� with� architectural� advice� in� the� exterior� design� of� new�
multiple-� or� single-family� residential� units� and� in� remodeled� units.� � The� DRB� also�
encourages� that� the� residential�project�design�will�not�adversely�affect� the�surrounding�
neighborhoods.� � Furthermore,� the� DRB� serves� to� prevent� harmful� effects� on� the�
community� by� encouraging� designs� that� promote� public� convenience� and� prosperity,�
conserve�property�values�and�which�assure�the�most�appropriate�use�of�land.�
�
�
�
�
�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�review�residential�
development�projects�to�ensure�that�
the�design�of�new,�remodeled�or�
additions�are�compatible�with�the�
surrounding�neighborhood�and�
community.�

�

General�Fund�
�

(CDD)�
�

Meets�twice�a�
month�

�
�

6. Lakewood Beautiful Residential Awards Program�

The�Lakewood�Beautiful�Residential�Awards�program�responds�to�a�long-felt�community�
need� to� recogni�e� the� positive� values� represented� in� a� well-kept� home.� � Pride� of�
ownership� characteri�es� all� the� homes� nominated� for� a� Lakewood� Beautiful� Award.���
Nominations� are� solicited� throughout� the� community� every� year.� � Approximately� 300�
homes� are� nominated� each� year,� and� nearly� 150� awards� are� distributed� in� two�
categories,�Distinguished�Recognition�and�Honorable�Mention.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�recogni�e�residents�that�
beautify�their�neighborhood�with�the�
Lakewood�Beautiful�Residential�
Award�and�disseminate�program�
information.�

�

General�Fund,�Long�
Beach�Dist.�Board�of�

Realtors,�and�sponsors�
and�business�donating�
awards,�gifts�and�pri�es�

�

Lakewood�Public�
Information�

Office�

�

Awarded�
annually�

�
�

7. Neighborhood Clean Up Program�

The� Neighborhood� Clean-Up� Program� provides� assistance� to� tenants� and� property�
owners� in� ridding� their� property� of� unsightly� and� unwanted� debris.� This� program�
encourages�individuals�and�families�to�clean�up�their�property�at�no�cost�to�them�except�
their�labor.��Trash�collection�bins�are�provided�to�designated�neighborhoods.���

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

Continue�to�identify�specific�areas�
that�would�benefit�from�this�
program�and�provide�up�to�six�
neighborhood�clean-ups�annually.�

General�
funds�

(CDD)�
Four�to�Six�events�

annually�2014-
2021�

8. Protection of Mobile Home Parks�
�

The�City� of� Lakewood� has� one�mobile� home� park� and� one� trailer� park� that� provide� a�
combined�total�of�88�spaces.��Many�of�the�households�within�the�two�facilities�are�lower�
income�households�that�rely�on�the� low�housing�costs�and� low�mortgage�commitments�
related� to� their� housing�units.� � Their� welfare� has� resulted� in� the� adoption� of� a�Mobile�
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Home� Park� (MHP)� �one,� which� limits� the� areas� to� mobile� home� use.� � Continued�
enforcement�of�MHP��oning� regulations�will�prevent� the�encroachment�of�single-family�
and� multi-family� residential� units� onto� land� designated� for� mobile� homes.� � This� will�
provide� residents� an� affordable� alternative� to� more� permanent� structures� with� higher�
construction�costs�that�must�be�recovered�in�the�form�of�higher�rents.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�enforce�the�MHP�
�oning�regulations.�

�

General�Fund�
�

(CDD)�

�

Annually�
2014-
2021�

�
�

9. Condominium Conversion Regulations�
�

In� an� effort� to� preserve� its� rental� units,� the� City� adopted� an� ordinance� in� 1979� that�
restricts� the� conversion� of� apartments� to� condominiums.� � Municipal� Code� Section�
9332.2.A.6�prohibits�the�conversion�of�apartment�developments�to�condominiums,�stock�
cooperatives,�and�similar�uses�when�the�vacancy�rate�for�the�City�is�below�five�percent�
(5%)�of�the�total�number�of�available�rental�units�in�the�City.�
�

To�insure�the�continued�maintenance�of�the�City's�rental�stock,�the�Municipal�Code�was�
again�amended�in�1988�to�allow�for�"Investment�Apartments."��Municipal�Code�Section�
9302.26b� defines� Investment� Apartments� or� Investment� Apartment� Projects� as� a�
subdivision� of� proposed� or� existing� multiple� family� residential� units� into� multiple�
ownerships� of� at� least� two� contiguous� units� per� ownership,� with� all� dwelling� units� to�
remain�as�rental�units.�
�

Since� Investment� Apartments� are� treated� as� a� condominium� subdivision,� an� owners�
association� is� required.� �As�a� result,� state� law� requires� the�owners�� association� to�set�
aside� enough�money� to� guarantee� continued�maintenance� of� common�areas.� �Where�
regular�apartment�projects�are�concerned,�an�owners��association�is�not�required�nor�is�
money� required� to� be� set� aside� for�maintenance� purposes.� � It� is� incumbent� upon� the�
good�will� of� the� property� owner� to� set� aside�money� for� future�maintenance� expenses.��
Sometimes� the� units� decline� to� a� substandard� state� when� needs� go� unmet.� � The�
Investment� Apartment� concept� requires� that� the� property� owners� provide� for� the�
continued�maintenance�of� the�units�and�assures� that� the�units�will� remain�at�or�above�
standards.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�enforce�the�regulations�
prohibiting�the�conversion�of�
apartment�developments�to�
condominiums.�

�

General�Fund�
�

(CDD)�
�

Annually��
2014-
2021�
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B. HOUSING PRODUCTION PROGRAM�
�
The�City�of�Lakewood�will�conduct�several�programs�to�encourage�and�promote�housing�
production�during�the�2014-2021�period�of�the�Housing�Element.��Housing�production�is�
more� difficult� to� implement� than� housing� improvement� because� there� is� little� available�
land�for�development,�and�the�market�constraints�of�financing�and�interest�compound�the�
difficulties.� �However,� the�City�will�make�a�good�faith�effort� to�produce�new�housing�by�
utili�ing�the�following�programs.�
�
1.      Ensure Availability of Adequate Sites for New Housing�
�
Currently,� the� City's� Land� Use� Element� of� the�General� Plan� and� �oning� designations�
throughout� the� City� provide� an� availability� of� sites� that� will� allow� the� development� of�
enough�new�housing�units�to�satisfy�and�exceed�the�City's�regional�fair�share�allocation�
for�new�housing�within� the� time�frame�of� this�Element.� �The�adequacy�of�availability� in�
terms� of� new� housing� capacity� opportunities� will� be� sustained� through� the� general�
maintenance� of� the� existing� Land� Use� and� �oning� Designations.� In� the� event� that�
opportunities�and�requests�to�amend�the�Land�Use�Element�of�the�General�Plan�and�to�
re�one�specific�land�areas�arise,�the�City�will�ensure�that�the�net�future�housing�capacity�
will�be�maintained�at� the�City's� regional� fair�share�of�housing�units�as� identified�by� the�
SCAG�RHNA.�
�
The� City� is� required� to� identify� adequate� sites� that� can� be� realistically� developed� or�
recycled� within� the� 2013-2021� Housing� Element� planning� period.� � Because� of� the�
relative�lack�of�vacant�and�recyclable�land�within�Lakewood�that�can�be�developed�within�
this�period,�additional�capacity�is�required�to�meet�the�RHNA�allocation�on�existing�sites.��
In�February�2012�the��oning�Ordinance�was�amended�to�increase�the�maximum�density�
for�lots�greater�than�25,000�square�feet�in�area�and�which�are�in�the�M-F-R�and�PD-MF�
�ones.� � The� density� was� increased� from� 27� to� 30� dwelling� units� per� acre� for� those�
parcels.�
�
This�program�to�increase�the�maximum�density�in�the�M-F-R�and�PD-MF��ones�does�the�
following:�

�
�� Allows�rental�multi-family�residential�uses�by-right;�
�
�� Requires�the�development�of�at�least�16�units�per�site;�
�
�� Requires�a�minimum�density�of�20�residential�units�per�acre;�and�
�
�� Will�help�to�accommodate�at�least�50�percent�of�the�low�and�very�low-income�

regional�housing�needs�on�sites�designated�for�exclusively�residential�uses.�
�

As�shown�in�Table�30,�there�is�a�potential�net�gain�of�1,144�dwelling�units�throughout�the�
City,� which� is� adequate� to� accommodate� the� 170� Very� Low-� and� Low-Income�
households�as�allocated�to�the�City�through�the�RHNA�process.�
�
To�ensure�that�the�net�future�housing�capacity�is�maintained�to�accommodate�the�City�s�
RHNA� figures,� the� City� will� maintain� an� inventory� of� adequate� housing� sites� for� each�
income�category.��This�inventory�will�detail�the�amount,�type,�si�e�and�location�of�vacant,�
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recyclable�and�underutili�ed�parcels� to�assist�developers� in� identifying� land�suitable�for�
residential�development.��In�addition,�the�City�will�continuously�monitor�the�number�of�net�
units� constructed� in� each� income� category.� If� the� inventory� indicates� a� shortage� of�
adequate� sites,� the� City� will� identify� alternative� sites� so� that� there� is� “no� net� loss�� of�
residential�capacity�pursuant�to�Government�Code�Section�65863.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�maintain�an�
updated�land�inventory�that�
identifies�vacant�land�and�
underutili�ed�properties�
suitable�for�higher�density�
residential�development.�

�
Monitor�the�number�of�new�units�
constructed�in�each�income�
category�and�identify�alternative�
sites�if�there�is�a�shortage�of�
adequate�sites.�

�

General�Fund��
�
�
�
�

�
General�Fund�

�

(CDD)�
�
�
�
�
�

(CDD)�

�

Annually�2014-
2021�

�
�
�
�

�2014-2021�

�
�

2. City Land Sale Below Fair Market Value�

State�Government�Code� permits� cities� to� dispose� of� surplus� property� at� less� than� fair�
market�value�provided�that�at�least�80�percent�of�the�area�is�utili�ed�for�housing�and�40�
percent�of�the�housing�units�are�affordable�to�Very�Low-�and�Low--Income�households.��
The� City� will� review� any� City-owned� properties� and� their� �oning� designation� and� will�
analy�e� if� the� City� should� sell� any� of� the� properties� at� below� fair� market� value� and�
require�affordable�rental�multi-family�uses�by�right.� �Such�a�project�would�not�require�a�
CUP�or� discretionary� review�or� approval.� � If� a� �oning� change� is� required,� feasibility� of�
that� change�will� be� studied.� � The�City� shall�monitor� the� progress� of� the� re�oning,� site�
improvements�and�development�and� report� to� the�Planning�Commission�on�an�annual�
basis.�
�
Identifying�project�sites�for�re�oning,�however,�will�not�be�necessary�since�Lakewood�has�
adequate� land� resources� to�accommodate�the�RHNA�allocation�of�170�units� for� lower-
income�households.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Examine�all�City�owned�
properties�for�multi-family�use.�

�
Sell�land�to�developer�and�
require�that�at�least�40�percent�of�
the�housing�units�be�affordable�to�
very�low�and�low-income�
households.�

�

General�Funds��
�

(CDD)�
�

�

Annually�2014-
2021�
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3. Density Bonus�

On�May�11,�2004,�the�City�adopted�the�Density�Bonus�ordinance�according�to�the�State�
law�at�the�time.��However,�significant�revisions�to�State�Density�Bonus�law�were�adopted�
and� implemented� by� the� State� Legislature� in� September� 2004� and� October� 2005� in�
conjunction� with� SB� 1818� and� SB� 435� (Government� Code� Sections� 65915� through�
65917).�
�
The�City�will�amend�its�Density�Bonus�Program�within�one�year�following�adoption�of�this�
housing� element� to� comply� with� the� State� Density� Bonus� requirements.� � Once� the�
amendment�process�has�been�completed,�information�about�the�program�will�be�posted�
on� the�City�s�website�and�made�available�at� the�Community�Development�Department�
counter.��Density�Bonus�information�will�also�be�distributed�along�with�formal�solicitations�
(Requests� for� Proposals)� for� developers� and� in� discussion� with� both� developers� and�
non-profit�organi�ations�in�conjunction�with�the�development�of�City-owned�properties�in�
the�M-F-R��one.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Amend�the�Density�Bonus�
Ordinance�in�compliance�with�
new�State�law.�

�

General�Fund�
�

(CDD)�
�

Within�one�year�
following�adoption�
of�the�housing�
element�

�
�

4. Federal Low Income Housing Tax Credit�
�

The� Federal� Low� Income� Housing� Tax� Credit� (LIHTC)� is� authori�ed� by� the� tax� code�
rather� than�by�housing� legislation�and� is�based�on�Section�42�of� the� Internal�Revenue�
Code.� � The� Tax� Reform� Act� of� 1986� created� this� important� and� valuable� tool� for� the�
production�of� low-income�rental�housing.� �The�Tax�Credit�program�provides�a�valuable�
incentive� for� investors,� particularly� corporations,� to� make� equity� investments� in� low-
income�housing.�
�
Under�this�provision,�a�tax�credit�can�be�claimed�annually� for� ten�years.� �To�qualify�for�
the�credit,�the�owner�of�the�housing�project�must�either�set�aside�at� least�20�percent�of�
the�housing�units�for� individuals�with�incomes�of�50�percent�or� less�of�the�area�median�
income,�or�the�owner�must�set�aside�at� least�40�percent�of�the�units� to� individuals�with�
incomes�of�60�percent�or�less�of�the�area�median�income,�adjusted�for�family�si�e.��The�
rent� charged� for� those� units� cannot� exceed� 30� percent� of� the� qualifying� income�
limitations�adjusted�for�the�si�e�of�the�family�occupying�the�unit.�
�
Per�Federal�LIHTC�requirements,�projects�must�meet�rent�affordability�requirements�for�
a�minimum�30-year�compliance� term.��However,� individual�states�may�require�a� longer�
period�of�affordability.� �The�City�will� provide�guidance� to�developers�applying� for� state�
and�Federal�low�income�tax�credits�through�the�project�entitlement�process.�

�
�

�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Support�the�application�
process�for�federal�low�
income�tax�credits�by�
developers�

�

Federal�
Government�Tax�

Credit�

�

CA�Tax�Credit�
Allocation�
Committee�

�

Annually�2014-
2021�

�
�

5. California Low Income Housing Tax Credit�
�

The�State�Low�Income�Housing�Tax�Credit�program�is�modeled�after�its�federal�
counterpart�with�some�exceptions,�the�most�important�being:�

�
1.��The�credit�period�under�the�State�law�is�four�years,�and�the�amount�of�the�credit�for�all�

projects�(regardless�of�whether�or�not�"federally"�subsidi�ed)�will�total�30�percent�over�
the�credit�period.�

�
2.��The� amount� of� return� an� investor� in� a� low-income� housing� project� can�receive� is�

limited�to�a�cumulative�cash�return�of�eight�percent�on�cash�invested�in�the�project.��
Any�additional�cash�flow�must�be�used�to�reduce�the�rents�or�increase�the�number�of�
low-income�units.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Support�the�application�process�
for�state�low�income�tax�credits�
by�developers�

�

State�of�California�
Tax�Credit�

�

CA�Tax�Credit�
Allocation�
Committee�

�

Annually�2014-
2021�

�
�

6. Second Unit Housing�
�

The�City�anticipates�that�second-unit�development�will�help�to�fulfill�the�housing�needs�of�
households� with� extended� family�members,� students,� elderly� persons,� in-home� health�
care�providers,�disabled�persons�(including�persons�with�developmental�disabilities),�and�
others�who�may�be�unable�to�afford�conventional�rental�units.��In�cases�such�as�these,�
small,�economical�units�located�adjacent�to�the�main�dwelling�can�provide�a�place�for�the�
household� members� to� sleep� and� perform� daily� functions� without� contributing� to�
overcrowding�in�the�main�unit.��An�analysis�of�sites�that�could�accommodate�second�unit�
housing� is� contained� in� Appendix� “D.�� � The� analysis� found� that� up� to� 280� additional�
dwelling�units�could�be�added�to�the�housing�inventory.��Given�the�nature�of�such�units,�
such�as�restricted�unit�si�e,�shared�open�space�areas,�and�other�factors,�it� is�expected�
that�such�units�would�be�utili�ed�for�low-income�housing.�
�
In� 2012,� the� Lakewood� Municipal� Code� (LMC)� was� amended� to� allow� second� unit�
housing� in� the� R-1� �one.� � The� Code� allows� second� units� by� right� in� single-family�
residential� �ones� (R-1,� R-A,� and� A)� with� a� minimum� lot� si�e� of� 10,000� square� feet.��
When� the� City� receives� a� second-unit� application,� it� shall� be� considered� without� a�
discretionary� review� but� may� require� approval� from� the� City�s� Development� Review�
Board�for�project�aesthetics.��Standards�on�second�units�related�to�lot�coverage,�parking,�
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height,� setbacks,� and� minimum� and� maximum� unit� si�e� were� also� included� in� the�
amendment.�
�
Public�notice�of� the�amendment�was�made�available�on� the�City�s�website�pursuant� to�
State� law.� � A� detailed� description� of� the� amendment� can� also� be� found� in� the� City�s�
Municipal� Code� which� is� available� on� the� City�s� website.� � In� addition,� to� promote� the�
implementation� of� the� Second-Unit� Ordinance� after� adoption,� the� City� provides�
information�on�second-unit�development�opportunities�on� the�City�s�website�and�at� the�
Community�Development�counter.���

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�
Advertise�the�second-unit�
development�opportunities�on�the�
City�s�website�and�the�
Community�Development�
counter.�

�
General�Fund�

�
�

(CDD)�

�

Annually�
2014-2021�

�
�
7. Manufactured/Modular/Mobile Homes in Single-Family Zones�

�

The� City� �oning� ordinance� currently� allows� the� development� and� placement� of�
manufactured� housing� on� single-family-�oned� lots� per� Government� Code,� Section�
65852.3.� �As�with�all�new�development� in� the�City,�all�proposals� to�develop�or�place�a�
mobile�home�on�a�residential�lot�must�undergo�a�design�review�process.��The�review�of�
the�proposal�is�limited�to�the�architectural�appearance�and�compatibility�of�the�structure's�
roof�overhang,�roofing�material,�and�siding�material�and�similar�features.��No�additional�
permits�are�necessary�per�Government�Code,�Section�65852.4�if�all�other�standards�are�
met�as�they�would�relate�to�the�development�of�a�conventional�home�on�the�same�lot.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�allow�manufactured�
housing�on�single-family��oned�lots�

�

General�Fund�
�

CDD�
�

Annually�2014-
2021�

�
�

8. Scattered Lot Acquisition Program�
�

In�February�2012,�California�redevelopment�agencies�ceased�to�exist�along�with�funding�
the� City� received� for� its� Scattered� Lot� Acquisition� Program.� � During� the� program�s�
existence,� the�City�purchased�a�total�of�nine�blighted�properties.��The�City�continues�to�
own� only� six� of� those� parcels� (two� were� redeveloped� to� accommodate� affordable�
housing�and�a�third�was�converted�to�transitional�housing).�
�
The� City� will� release� a� Request� for� Proposals� (RFP)� for� the� development� of� the�
remaining� sites� for� affordable� housing.� � � Since� State� Redevelopment� Funds� are� no�
longer� available,� the� City� will� plan� on� entering� an� agreement� with� one� or� more�
developers� whose� RFP� is� selected� and� where� the� developer� will� agree� to� develop�
affordable� housing� units� and� maintain� the� required� affordability� and� maintenance�
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covenants.��The�long-term�maintenance�covenants�will�carry�severe�economic�penalties�
if�the�properties�are�not�maintained�in�a�first�class�manner.�
�
In�addition,� in�June�2009,� the�Cities�of�Lakewood,�Paramount,�Bellflower,�and�Downey�
jointly�applied�for�funds�through�the�Federal�Neighborhood�Stabili�ation�Program�(NSP).��
The�funds�were�awarded�in�February�2010,�allowing�the�City�of�Lakewood�to�acquire�a�
foreclosed� home� in� the� eastern� portion� of� the�City.� � The� City� issued� an� RFP� for� the�
development� of� the� site� and� in� January�2012,� the�City� entered� into�a� Disposition� and�
Development�Agreement�with�a�developer�who�is�now�completing�constructing�a�three-
unit�affordable�rental�housing�complex.��The�project�is�expected�to�be�completed�during�
FY�2012-2013.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�
Oversee�the�completion�of�

three�new�affordable�housing�
rental�units�

�
Prepare�RFP�for�the�

development�of�the�previously�
acquired�RDA�parcels�

�
NSP/�
Private�

�
�

General�Fund/�
Private�

�
(CDD)�

�
�
�

(CDD)�

�
Completion�

anticipated�in�FY�
2012-2013�

�
2014-2017�

�
�

9. Permit Streamlining�
�

Lakewood�contracts�with�the�County�of�Los�Angeles�for�building�plan�check,�inspection�
and� subdivision� map� review� and� processing� services.� � The� City� is� also� incorporated�
within� the�Los�Angeles�County�Fire�Protection�District,�which� includes� the�provision�of�
Fire� plan� check,� inspection� and� emergency� services.� The� County� Fire� Department�
reviews�building�plans�and�subdivision�maps�for�the�City�to�ensure�compliance�with�Fire�
Code�requirements.�
�
The�Community�Development�Department,�as�the�central�permitting�office�for�all�permits�
and� entitlements� for� residential� developments,� does� the� following� to� ensure� timely�
processing�of�project�permits�and�entitlements:�

�
1.� Assign� one� Community� Development� Department� staff� member� to� act� as� the�

central�contact�point�for�permit�and�entitlement�processing.�
�
2.� Provide� project� applicants� with� complete� permit� and� entitlement� process�

requirements�and�fees�at�the�inquiry�phase�of�the�project.�
�
3.� Provide� timely�notification� to�applicant�of�deficiencies� in�permit�applications�and�

specific�guidance�on�what�is�needed�to�complete�the�application.�
�
4.� Track�the�permit�and�entitlement�process�for�all�development�within�the�City�and�

coordinate�with�all�reviewing�agencies�to�ensure�a�timely�review�and�approval�of�
those�projects.�

�
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5.� Assist� the� project� applicant� in� working� out� plan� check� problems� with� contract�
agencies�that�are�reviewing�project�plans.�

�
6.� Complete�all�permit�and�entitlement�processes�on�residential�projects�within�the�

time� limits� established� by� State� law� unless� delays� are� caused� by� extensions�
requested� by� applicant� or� caused� by� failure� of� applicant� to� submit� a� complete�
application.�
�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�offer�a�streamlined�
development�process�and�
periodically�review�departmental�
processing�procedures�to�
ensure�efficient�project�
processing.�

�

����General�Fund�
�

(CDD)�
�

Annually�2014-
2021�

�
�

�
�
�

�
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C. HOUSING ASSISTANCE PROGRAM�
�

The�high�cost�of�housing,�which�continues�to�escalate,�makes�it�increasingly�difficult�for�
many�households�to�find�safe,�sanitary,�and�decent�housing�at�costs�that�are�within�their�
income� ranges.� � The� City� of� Lakewood� recogni�es� the� need� to� provide� assistance� to�
lower� income� households� so� they� may� obtain� decent� housing.� � If� affordable� housing�
cannot� be� readily� produced,� then� various� subsidies� are� needed� to� allow� residents� to�
occupy�the�housing�that�is�available.�
�
The�Housing� Element� outlines�measures� the�City� has� taken� to� provide� residents�with�
housing�assistance.�The�Housing�Assistance�Program�was�designed�considering�such�
parameters�as�the�mandates�of�federal�and�state�housing�legislation;�the�goals,�policies,�
and� objectives� of� the� City� of� Lakewood;� and� the� programs� and� activities� currently�
underway� to� assist� with� housing� costs.� � The� three� primary� categories� of� the� housing�
assistance�program�are:��(1)�housing�assistance�in�existing�units;�(2)�housing�assistance�
in�new�construction;�and�(3)�the�preservation�of�existing�affordable�units.�
�

1. Section 8 Rental Assistance�
�
The� City� has� taken� the� steps� necessary� to� provide� rental� assistance� to� low� and�
moderate-income� households.� � In� 1978,� the� City� joined� the� Housing� Authority� of� the�
County� of� Los� Angeles� (HACoLA)� through� a� joint� powers� agreement� allowing� the�
Housing� Authority� to� administrate� the� Section� 8� rental� assistance� program� within� the�
City.��In�1984,�the�City�created�the�Lakewood�Housing�Authority�(LHA).��The�agreement�
with�HACoLA�was� later�amended� to�allow�HACoLA� to�operate� the�Lakewood�Housing�
Authority's�Section�8�Program�on�behalf�of�the�City�and�oversee�the�administration�of�the�
City�s� 215� potential� housing� vouchers.� � The� number� of� housing� vouchers� issued�
depends�on�the�State�program�s�yearly�budget�and�current�program�standards�that�are�
issued�by�the�Department�of�Housing�and�Urban�Development�(HUD)�and/or�the�County�
of�Los�Angeles�Housing�Authority.�
�
In�July�2011,�the�City�voluntarily�transferred�its�budget�authority�and�baseline�units�from�
the�LHA�to�HACoLA�for�administration�of�the�program.��The�City�does�retain�the�option�of�
transferring� the� Section� 8� program� back� to� LHA� in� the� future.� � Currently,� the� City�
continues� to� provide� information� and� refers� the� elderly,� large� families� and� low-income�
families�to�this�program.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�assist�eligible,�
low-income�households�in�
receiving�Section�8�rental�
assistance.�

�

Department�of�
Housing�and�Urban�
Development�
(HUD)�

�

(CDD)�and�the�
Los�Angeles�

County�Housing�
Authority�

�

Annually�2014-
2021�
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2. CalHFA Mortgage Credit Certificate Program�
�

The�California�Housing�Finance�Agency�s�Mortgage�Credit�Certificate� (MCC)� tax�credit�
program� functions�as�a� federal� income� tax�credit� that� reduces� the�borrower�s�potential�
federal�income�tax�liability.��The�credit�may�be�used�by�first-time�home�buyers�to�convert�
a�portion�of� the�annual�mortgage� interest� into�a�direct� income�tax�credit,�and� therefore�
lowering� amount� of� federal� taxes� the� holder� of� the� MCC� would� have� to� pay� for� the�
duration� of� the� loan.� � The� credit� is� subtracted� dollar-for-dollar� from� the� homebuyer�s�
federal�income�taxes.��Qualified�buyers�are�awarded�a�tax�credit�of�up�to�15�percent�and�
the� remaining� 85� percent� may� be� taken� as� a� deduction� from� the� income� in� the� usual�
manner.�
�
This� program� encourages� more� owner-occupied� housing� and� provides� greater� home�
ownership� opportunities� for� families� in� Lakewood,� particularly� those� that� are� low� and�
moderate�income.�
�
Interested�residents�go�through�the�normal�process�of�choosing�a�realtor�and�arranging�
financing�through�a�program�participating�lender.��If�the�home�selected�is�eligible�for�the�
program,�the� lender�applies�for�the�MCC�on�behalf�of� the�buyer.�Home�prices,� location�
and�other�participant�restrictions�apply.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Interested�buyers�are�referred�to�
the�CalHFA�program�website��

�

Federal�Income�
Tax�Credit�

�

Selected�Lender�
and�the�

California�Housing�
Finance�Agency�

�

Annually�2014-
2021�

�
�
�
�
�
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D. UNITS AT-RISK PRESERVATION PROGRAMS�
�

According� to� Section� 65583(c)(6)� of� the� California� Government� Code,� the� City's�
amended� housing� element� must� include� or� reference� programs� to� preserve� the� low�
income�use�of�at�risk�projects�listed�in�the�ten-year�inventory,�with�specific�focus�on�units�
at-risk�during�the�housing�element�planning�period.�
�
There� are� two� programs� for� the� preservation� of� at-risk� units:� the� Federal� Low� Income�
Housing� Tax� Credit� and� the� California� Low� Income� Housing� Tax� Credit� which� are�
discussed� under� Housing� Production� Programs.� � In� addition,� the� following� programs,�
specifically� relating� to� the� preservation� of� at-risk� units,� are� hereby� included� in� the�
Housing�Element�as�possible�options:�
�

�
1. Parking Requirements for Housing for Elderly and Persons with Disabilities

Projects�
�
Section� 9490.T.3,� Parking� Requirements� for� Housing� for� Elderly� or� Persons� with�
Disabilities,�of� the�Lakewood�Municipal�Code,�allows�for�the�modification�and�reduction�
in� the� number� of� required� parking� spaces� for� elderly� and� persons� with� disabilities�
housing� projects� with� an� approved� Conditional� Use� Permit.� � Senior� housing� projects,�
which�meet�the�City�s�required�criteria,�may�be�approved�with�a�parking�ratio�of�not�less�
than�one�parking�space�for�every�three�dwelling�units,�plus�one�parking�space�for�every�
three�employees,�and�one�guest�parking�space�for�every�ten�units.�
�
As�part�of�a�project's�approval�under�Section�9490.T.3�of�the�Lakewood�Municipal�Code,�
the� City� requires� the� preparation� of� an� alternative� parking� plan� that� demonstrates� the�
project� could�provide� the� required�parking�spaces,� should� it� ever� convert� to�any�other�
use�other�than�elderly�housing.� � If� this�situation�occurs,� the�required�parking�spaces� in�
accordance�with�Section�9490,�et�seq.�of�the�Lakewood�Municipal�Code�for�the�new�use�
will�be�required.�
�
In�addition,�elderly�and�persons�with�disabilities�housing�projects�are�required�to�provide�
adequate� security� in� the� form� of� surety� bond,� cash,� or� bank� deposit� with� the� City� to�
guarantee� the�construction�and�maintenance�of� the�alternate�parking�plan� in� the�event�
the� conditional� use� permit� is� revoked� in� whole� or� in� part.� � In� most� cases,� it� is� cost�
prohibitive�to�convert�units�built�with�reduced�parking�requirements�back�to�market�rate�
units.�
�
It� is� the�City's� intent� to�continue�using� the�above-described�parking�use� restrictions�for�
elderly�and�persons�with�disabilities�assisted�housing�projects.�Because�the�majority�of�
these� projects� receive� assistance� (through� federal,� state,� or� local� funds)� and� primarily�
serve� lower� income� households,� parking� use� restrictions� are� a� valuable� tool� in� the�
preservation� of� these� housing� projects.� � These� restrictions� serve� to� reduce� financial�
constraints� for� new�housing� developments� for� the�elderly� and� persons�with� disabilities�
and�to�ensure�the�preservation�of�existing�units�against�conversion�to�market-rate�units.�
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�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�allow�the�modification�and�
reduction�in�the�required�number�of�
parking�spaces�for�elderly�and�
persons�with�disabilities�housing�
projects�with�an�approved�CUP.�

�

General�Fund�
�

(CDD)�
�

Annually�2014-
2021�

�
�

2. Multi-Housing Revenue Bonds�
�
Should� a� Notice� of� Intent� (NOI)� be� filed� for� the� identified� assisted� senior� housing�
project� (Candlewood� Park� Apartments)� during� this� housing� element� cycle,� the� City�
would�seek�Multi-Housing�Revenue�Bonds�(pursuant�to�the�provisions�of�Chapter�7,�part�
5,�of�division�31�of� the�California�Health�and�Safety�Code)�to�purchase�these�projects.��
In�order�to�protect�the�units,�conversion�to�any�use�other�than�assisted�elderly�or� family�
housing�would�cause� the�City�to�purchase�the�project.� �This� is�assuming�the�State�can�
provide�the�needed�funds�for�the�bonds,�the�City�Council�approves�the�program,�and�the�
community�approves�the�purchase�of� the�project�pursuant�to�Article�34�of�the�California�
Constitution.�
�
Conversion�of� the�units� to�a�different�use�would�be�very�costly�as� it�would� require� the�
creation�of�additional�parking�spaces�as�required�per�the�City�s�parking�standards.�Once�
the�property�is�purchased�by� the�City,� title� to� the�property�could� then�be�transferred� to�
the�County�of� Los�Angeles�Housing�Authority�or� the�Corporate�Fund�for�Housing.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�pursue�Multi-Housing�
Revenue�Bonds�for�use�in�purchasing�
property�for�the�development�of�
assisted�housing�projects�if�affordable�
housing�units�are�threatened.�

�

State�Multi-�
Housing�Revenue�

Bonds�

�

(CDD)�
�

Annually�2014-
2021�

�
�

3. Community Development Block Grant (CDBG) Funds 
�
Until� 1998,� the� City� of� Lakewood� has� utili�ed� CDBG� monies� for� the� operation� of� its�
Housing� Department� and� the� funding� of� its� various� housing� rehabilitation� loan� and�
preservation� programs.��The�Single�Family�Rehabilitation�Loan�and�the�Fix-Up�Paint-Up�
programs� were� funded� through� Redevelopment� Housing� Set� Aside� funds� from� 1998�
until�2011�when�the�redevelopment�agencies�ceased�to�exist.��In�FY�2012-2013,�the�City�
once�again�used�CDBG�monies�to�fund�and�continue�the�Loan�and�Grant�programs�due�
to�the�programs��reduced�funding.��Beginning�in�FY�2013-2014,�the�City�will�once�again�
be�able�to�utili�e�Redevelopment�Housing�Loan�repayment�funds�to�continue�the�City�s�
Loan�and�Grant�Program.��By�using�these�recaptured�funds,�there�will�be�more�CDBG�
Entitlement� funds� available� for� use� for� other� preservation� programs.� � On� an� annual�
basis,�CDBG� funds�are�used� for�City-wide�code� enforcement;� public� service� projects,�
street� improvement� projects� and� the� costs� of� operating� the� City's� Housing� activities�
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through�the�Community�Development�Department,�whose�duties� include�administration�
and�management�of�all�City�housing�loans�and�fair�housing�programs.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�use�CDBG�funds�for�code�
enforcement,�public�service�programs,�
public�improvement�projects,�and�
operation�of�the�City�s�Housing�
Department�and�consider�use�of�the�
funds�for�at-risk�units,�if�and�when�it�
becomes�necessary.�

�

CDBG�
�

(CDD)�
�

Annually�2014-2021�
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E. SPECIAL HOUSING NEEDS�
�
�

1. Fair Housing Program�
�

The� City� recogni�ed� the� effect� that� discrimination� has� in� limiting� housing� choice� and�
equal� opportunity� in� renting,� selling� and� financing� housing.� � In� an� effort� to� eliminate�
discrimination�based�on�race,�sex,�religion,�national�origin,�disability,�or�age,�Lakewood�
has�developed� its�Fair�Housing�Program.� �The�program�consists�of� the� following� three�
elements:�
�
�� Education. The�City�provides�an�education�service�on�housing�issues�to�the�public�

free� of� charge.� � Subjects� include� the� Fair� Housing� laws,� the� rights� of� victims� of�
housing� discrimination� and� penalties� for� non-compliance.� � The� City� maintains� a�
community�resource�of�books,�pamphlets�and�brochures�related�to�Fair�Housing�laws�
and� landlord/tenant� civil� codes.� � In� addition,� printed� resources� are� provided� for�
interested�residents�describing�affirmative�action�laws�relating�to�loans�and�financing�
and�housing�in�general.��In�addition,�the�City�provides�a�newsletter/flyer;�educational�
materials� for�realtors;�marketing� information�for�management�companies,� landlords,�
and�the�Board�of�Realtors;�and�community�presentation�with�the�City�s�Fair�Housing�
consultant�at�local�apartment�sites�and�other�locations.�

�
�� Counseling. Housing�and�tenant/landlord counseling�is�an�on-going�activity�that� is�

provided� to� low� and� moderate� income� residents,� minorities,� and� persons� with�
disabilities.� � The� City� assists� in� resolving� disputes;� providing� Health,� Safety� and�
Building�referrals;�distributing�landlord/tenant�guidebooks�printed�by�the�Department�
of�Consumer�Affairs;�providing�Section�8�Rental�Assistance�referrals;�and�providing�
counseling�and�resolution�of�housing�discrimination�complaints.�

�
�� Special Programs.  In� a� concerted� effort� to� promote� Fair� Housing� practices� and�

eliminate� discrimination� in� housing,� the� City� has� participated� in� and� supports� Fair�
Housing� programs� and� activities.� � Special� projects� in� the� past� have� included� the�
endorsement�of�legislation�to�strengthen�Fair�Housing;�the�development�of�programs�
which�endorse�Fair�Housing�law�compliance;�and�Fair�Housing�Training�through�the�
state.�

�
The� City� regularly� reviews� its� Fair� Housing� Program� and� assesses� where� possible�
discrimination� is�most�prevalent�and�places�particular�attention�on� these�areas.� � Every�
effort�is�being� made� to� make� all� types� of� housing� accessible� to� everyone� regardless�
of�race,�sex,�religion,�national�origin,�disability�or�age.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�actively�implement�the�
Fair�Housing�Program�via�education,�
counseling�and�special�projects.�
Assist�250�households�annually.��In�
addition,�the�City�
shall�update�the�Analysis�of�
Impediments�(A.I.)�to�Fair�Housing.�

�

CDBG�
�

(CDD)�
�

Annually�2014-
2021�

�

A.I.�update�in�2009�

�
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�

2. Housing for the Elderly and Persons of Disabilities Program�
�
According� to� the�2010�U.S.�Census� results,� 9,086�persons�or�approximately�11.3%�of�
the�City�s�population�was�65�years�or�older.��As�shown�in�Figure�3�-�Population�and�Age�
Distribution,�this�figure�is�projected�to�increase�to�9,137�persons�by�2020.��Although�this�
is� a� slight� increase,� the� demand� for� senior� housing� is� expected� to� increase� as� the�
Lakewood� population� ages� at� the� same� time� that� the� overall� population� of� the� City�
increases.� �Some�age-in-place�seniors�may�be�competing�with�younger�households�for�
housing�in�the�future,�while�others�look�to�downsi�e�into�a�smaller�dwelling�unit�that�still�
allows�them�to�be�self-sufficient.��At�the�same�time,�State�housing�assistance�has�been�
eliminated� and� Federal� assistance� for� housing� development� projects� continues� to�
diminish.� � However,� the� City� shall� continue� to� seek� new� funding� alternatives� and� will�
encourage� alternative� ways� to� develop� affordable� housing� for� senior� and� disabled�
citi�ens.�
�

Currently,�multi‐family�housing�units�for�the�elderly�and�disabled�are�permitted�in�the�M-
F-R��one�and�are�subject� to� the�same�development�standards�as�ordinary�multi-family�
projects.� � However,� relaxed� development� standards� are� available� with� a� CUP.��
Additionally,�licensed�adult�care�facilities�for�six�or�fewer�persons�are�allowed�in�the�M-F-
R��one�by�right.�
�
In� addition� to� the� existing� residential� care� facilities,� there� are� three� senior� apartment�
complexes� in� the� City.� � These� senior� apartment� complexes� do� not� provide� living�
assistance� and� are� suited� for� seniors� who� can� live� independently.� � Candlewood�
Apartments�offers�80�one-bedroom�units,�Seasons�Apartments�offers�a�total�of�85�one-�
and� two-bedroom�units,�and�Whispering�Fountains�offers�a� total�of� 201�one-�and� two-
bedroom�units.�

�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�
Continue�to�implement�the�
parking�requirements�of�the�
City�s�Municipal�Code�for�
Housing�for�the�elderly�and�
continue�the�use�of�Multi-
Housing�Revenue�Bonds�for�
assisted�elderly�housing�
projects;�

�
Continue�to�allow�multi-family�
housing�for�the�elderly,�disabled�
by-right,�and�developmentally�
disabled;�
�
Continue�to�allow�licensed�adult�
care�facilities�for�six�or�fewer�
persons�in�the�M-F-R��one�by�
right;�
�

�
General�Funds��

�
�
�
�
�
�

�
�

General�Funds�
�
�
�
�
�

General�Funds�

�
(CDD)�

�
�
�
�
�
�
�

�
(CDD)�

�
�
�
�
�

(CDD)�

�
Annually�2014-2021�

�
�
�
�
�
�

�
Annually�2014-2021�

�
�
�
�

Annually�2014-2021�

�
�
�
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3. Continuum of Care -- Assisting the Homeless�
�
The�City�currently�provides�some�support�services�to�homeless�persons�in�need.��Burns�
Community�Center�is�the�City's�headquarters�for�assisting�the�homeless�and�is�informed�
of�the�County�of�Los�Angeles��cold�weather�shelter�program.��As�such,�the�facility�and�its�
staff�have�become�the�City's�center�for�assisting�persons�in�need.�The�Burns�Community�
Center� provides� information�and� referrals� to� appropriate� social� services�agencies,� bus�
tokens�and�emergency�food�(canned�goods�and�can�openers)�to�Lakewood�Residents.��
�
The�City�is�currently�working�with�the�City�of�Long�Beach�and�non-profit�agency�People�
Assisting�the�Homeless�(PATH)�in�determining�the�kind�of�services�most�needed�by�the�
City� in� assisting� the� homeless� through� the� Gateway� Connections� homeless� initiative.��
PATH�as�the�lead�agency�is�working�with�the�City�of�Long�Beach�(as�subcontractor)�to�
develop� resources� for� the� chronically� homeless� living� in� Local� Coordinating� Alliance�
(LCA)� 4.� � The� City� of� Lakewood� will� be� serviced� by� LCA� 4.� � Funding� for� services�
provided�by�LCA�4�comes�from�the�County�of�Los�Angeles.��This�program�is�expected�to�
run�until�September�30,�2015.���
�
Su�Casa�-�Ending�Domestic�Violence,�has�two�facilities�within�Lakewood,�one�provides�
emergency� shelter� and� the� other� provides� transitional� housing.� � Both� facilities� provide�
counseling�and�support�services� to�battered�women�and� their�children.� �The�City�shall�
continue�to�support�this�organi�ation�in�its�efforts.�
�
As� discussed� previously� in� this� chapter,� the� Lakewood� Municipal� Code� allows�
transitional�housing�projects�(i.e.,�Adult�Care�Facilities�and�Children�s�Boarding�Homes)�
in�the�M-F-R�(Multiple�Family�Residential)��one�and�emergency�homeless�shelters�in�the�
M-2��one,�by�right.��Also,�in�February�2012,�the�City�amended�the�Lakewood�Municipal�
Code� to� assist� developers� and/or� providers� in� the� procurement� of� land,� off-site�
improvement� and/or� financing� for� the� construction� of� emergency� shelters� and/or�
transitional�housing.��The�City�will�consider�commencing�programs�to�organi�e�churches,�
non-profit�and�social�benefit�organi�ations�to�provide�emergency�and�transitional�shelter�
for� the� homeless.� � The� City� will� also� consider� using� Proposition� A� funds� to� provide�
transportation�of�the�homeless�to�shelters.�
�
In�January�2013,�the�City�partnered�with�the�Los�Angeles�Homeless�Services�Authority�
(LAHSA)�and�participated�in�a�homeless�count.� �Although�results�of�the�count�have�not�
yet� been� presented,� the� City� will� continue� to� work� with� LAHSA� to� address� homeless�
issues�in�the�area�through�the�Continuum�of�Care�Model.��The�continuum�of�care�model�
includes� outreach,� intake� assessment,� emergency� shelter,� transitional� housing,�
permanent�housing,�and�employment�services�as�well�as�other�services.�
�
�
�
�
�
�
�
�
�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�strive�to�eliminate�
unnecessary�constraints�to�the�
provision�of�emergency�shelters��

�

1.�Where�appropriate,�assist�
developers�and/or�providers�in�
the�procurement�of�land,�off-site�
improvements�and/or�financing�
for�the�construction�
of�emergency�shelters�and/or�
transitional�housing.�
�

2.��Implement�the�Continuum�of�
Care�Model.�
�

3.�Commence�programs�to�organi�e�
churches,�non-profit�and�social�
benefit�organi�ations�to�provide�
emergency�and�transitional�
shelter�for�the�homeless.�
�

4.�Consider�the�possibility�of�using�
Proposition�A�funds�to�provide�
transportation�of�the�homeless�
to�shelters.�

�

�

State�and�Federal�
Grants;�Private�

Investment;��

�

(CDD)�
�

Annually�2014-
2021�

�
�

4. Emergency Shelters�
�

The�passage�of�Senate�Bill�2� (SB�2)� (Cedillo)� requires� local� jurisdiction� to�address� the�
issue� of� emergency� shelters� in� the� Housing� Element.� � Senate� Bill� 2,� which� became�
effective�January�1,�2008,�requires� local� jurisdictions�to� identify�a��one�or��ones�where�
emergency�shelters�are�allowed�as�a�permitted�use�without�a�conditional�use�or�other�
discretionary�permit.��The�identified��one�or��ones�must�have�sufficient�capacity�to�meet�
all� of� the� City�s� identified� needs� for� emergency� shelters� and� include� appropriate�
development�standards.��To�comply�with�State�law,�the�City�amended�its�Municipal�Code�
to� specifically� allow� emergency� shelters� by� right� in� the� M-2� �one.� � In� addition,� the�
amendment�to�the�M-2��oning�Ordinance�includes�specific�development�standards�such�
as,�but�not�limited�to:�

�
�� Maximum�number�of�beds�and�persons�to�be�served�daily;�
�
�� Minimum�number�of�required�staff�at�attendance�each�day;�
�
�� Parking�requirements,�but�not�to�exceed�the�required�number�of�spaces�under�the�

�one;�
�
�� Proximity�to�other�emergency�shelters;�
�
�� Length�of�stay;�
�
�� Lighting;�
�
�� Security�features.�

�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Assist�contractors�and/or�providers�
with�the�development�of�emergency�
shelters�in�designated��ones.�

�

General�Fund�
�

CDD�
�

Annually�2014-2021�

�
�

5. Transitional and Supportive Housing�
�

The�City�provides�occasional�in-kind�services,�as�funding�becomes�available,�to�Su�Casa�
–� Ending� Domestic� Violence� Centers,� which� provides� transitional� housing� and� job�
counseling�and�assistance�for�up�to�24�persons�with�a�maximum�stay�of�one�year.�
�
In� processing� applications� for� the�development� of� transitional� and� supportive� housing,�
the�City�will� comply�with�State� law,�which� requires� that� such�housing�be�considered�a�
normal�residential�use.��The�City�also�recogni�es�the�need�to�promote�and�facilitate�this�
type�of�development,�and�thus�will�continue�to�apply�the�ordinance�s�relaxed�standards�
for�adult�care�facilities�in�the�M-F-R��one.�Where�the�ordinance�is�more�restrictive�than�
State�law�allows,�it�will�be�the�City�s�policy�to�apply�the�general�development�standards�
of�the��one.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�provide�occasional�in-
kind�services�(as�funding�becomes�
available)�to�Su�Casa�Family�Crisis�
and�Support�Center.�

�

Continue�to�comply�with�State�law�
requiring�that�transitional�and�
supportive�housing�be�considered�a�
normal�residential�use.�

�

State�and�Federal�
Grants;�Private�
Investment;��

�

(CDD)�
�

Annually�2014-
2021�

6. Single Room Occupancy�
�
In�January�2012,�the�City�amended�the�Lakewood�Municipal�Code�to�allow�Single�Room�
Occupancy�(SRO)�projects�in�the�M-2��one�with�a�conditional�use�permit.��The�City�will�
monitor�its�SRO�development�standards�by�reviewing�applications�for�SRO�construction�
or�conversions.��If�standards�are�found�to�impede�the�development�of�SRO�projects,�then�
the�development�standards�will�be�revised�as�appropriate.�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

�Review�applications�for�SRO�
construction�and�conditionally�
permit�SROs�

�

General�Fund��
�

(CDD)�
�

�

Annually�2014-2021�

�
�
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7. Public Services�
�
The� City� helps� fund,� through� CDBG� entitlement,� public� services� such� as� Pathways�
Volunteer�Hospice,�Community� Family�Guidance,�Human�Services�Association� (HAS),�
and�Lakewood�Meals�on�Wheels.��These�services�provide�an�array�of�services�ranging�
from�meal�delivery� to�counseling�aimed�at�alleviating� the�emotional�problems� that�may�
be�affecting�individuals�and�families.�
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�provide�funding�for�
public�services�that�can�better�the�
lives�of�Lakewood�residents.�

�

State�and�Federal�
Grants;�Private�
Investment;��

�

(CDD)�
�

Annually�2014-
2021�

�
�
�
8. Governmental Constraints on Housing for Persons of Disabilities�
�
The�City�currently�implements�programs�for�the�disabled,�such�as�reducing�parking�use�
restrictions� for� persons� with� disabilities� housing� projects,� providing� transportation�
services�for�the�disabled,�and�complying�with�the�California�Administrative�Code�Title�24�
standards�and�the�federal�Americans�with�Disability�Act.�

�
�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�analy�e�its�current�
development�standards,�building�code�
requirements�and�financial�assistance�
programs�in�relation�to�providing�
housing�for�the�disabled�and�the�
developmentally�disabled.�

�

General�Fund�
�

(CDD)�
�

Annually�2014-
2021�

�
�

9. Planned Development Zone
�
Section�9470�of�the�Municipal�Code�(Planned�Development��one)�establishes�a�means�
of�achieving�better�development�on� land� in�single�or� joint�ownership�of�15,000�square�
feet� or�more.� � This� �one� allows� a�more� flexible� development� standard� for� large-scale�
developments� than� other� �oning� regulations.� � The� City� has� used� this� �oning� on�
underutili�ed�properties�within�the�City�for�larger�unit�housing�projects.��For�example,�the�
City�re-�oned�the�34-acre�Chevron�Oil�tank�farm�on�Downey�Avenue�from�M-1�to�PD-SF�
(Single�Family�Planned�Development).��This�allowed�the�development�of�larger�units�on�
smaller�lots.�
�
The�City�will�analy�e�all�of� its�eligible�properties�and�announce�on� its�website�and�mail�
Requests� for� Proposals� to� non-profits� in� the� region� inviting� them� to� participate� in�
development�of�affordable�housing,�especially�for�larger�households.��The�City�will�form�
a�partnership�with� the�selected�developer(s)�and�grant� land�at�no�cost� in� return�for�the�
development�of�affordable�housing�specially�targeting�large�families.�
�
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�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�identify�underutili�ed�sites�
and�re�one�the�land�PD-SF�in�order�to�
allow�larger�unit�developments�in�the�
City.�

�

Invite�regional�nonprofit�developers�to�
participate�in�the�development�of�
affordable�housing,�especially�for�
larger�households,�and�form�a�
partnership�with�at�least�one�such�
developer.�

�

General�Fund�and�
Private�Investment�

�

(CDD)�
�

Annually�2014-
2021�
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F. HOUSING INFORMATION�
�

In� order� for� Lakewood� residents� of� all� income� groups� to� benefit� from� the� housing�
programs,�the�City�has�advertised�its�programs�through�the�following�media:�
�
�� Code�Enforcement�Representatives�-�interested�households�receive�information�and�

referrals�regarding�home�improvement�loans�and�grants.�
�
�� City's�website�at�www.lakewoodcity.org�-�24�hour�access�to�information�on�the�City's�

website.�
�
�� Info� Line� --� Information�and�Referral�Federation�of�Los�Angeles�County.� � Provides�

referrals�for�housing,�job�information,�health�information,�etc.�throughout�Los�Angeles�
County.�

�
�� CityTV�Channel�31�–�Home�Sweet�Home�Video�about�the�history�of�Lakewood�and�

an� in-depth� discussion� about� all� of� the� City's� housing� programs� which� airs�
periodically�over�the�City�s�cable�channel.�

�
�� Weingart�Senior�Center�and� the�Burns�Community�Center� --� staff�at� these�centers�

provide�information�regarding�all�housing�programs.�
�
�� Fair�Housing�Program�–�Interested�parties�receive�referrals�from�the�City�on�requests�

for�information�regarding�home�improvement�loans�and�grants.��
�

�

�
Objectives�

�

�
Funding Source�

�

Responsible�
Agency�

�

�
Time Frame�

�

Continue�to�improve�and�expand�
the�use�of�the�various�media�to�
inform�and�promote�the�use�of�
Lakewood�s�housing�programs�to�
its�residents�and�developers.�

�

General�Fund�and�
Private�Investment�

�

(CDD)�
�

Annually�2014�

�
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CITIZEN PARTICIPATION�
�
As�required�by�State�Law�(Government�Code�Section�65588(c),�all�economic�segments�of� the�
community�must�be�provided�an�opportunity�to�review�and�comment� on� the� Housing� Element.��
In� compliance� with� this� requirement,� community� meetings� and� public� workshops� on� the�
Draft�Housing�Element�were�held�on�the�following�dates:�

Tuesday,�March�12,�2013�� � � Joint�study�session�of�the�City�Council�(CC)�and�the�
� � � � � � Planning�and�Environment�Commission�(PEC).�

�
Wednesday,�March�27,�2013� Community� Meeting� #1,� Executive� Board� Room,�

Centre�at�Sycamore�Pla�a,�5�pm�-�6�pm.�
�
Thursday,�April�4,�2013� Lakewood�Public�Workshop�with�PEC.�
�
Thursday,�May�16,�2013� Community�Meeting�#2,�Palms�Park,�5�pm�-�6�pm.�
�
Thursday,�July�2,�2013� Lakewood�Public�Hearing�with�PEC.�
�
Thursday,�August�13,�2013� � Lakewood�Public�Hearing�with�City�Council.�
�
�
Notification� of� the� community� meetings� were� mailed� to� housing� advocates,� developers,� and�
other� organi�ations, � a nd � published� in� the�Press�Telegram.��Notices�were�also�posted�at�City�
Hall,�at�public�parks,�and�on�the�City�s�website�(www.lakewoodcity.org).��Copies� of� the� Draft�
Housing� Element� were�made�available�for�review�at�Lakewood�City�Hall.�
�
Appendix�A� presents�copies�of� the�notices� for� the�Lakewood�Housing�Element�community�
meetings.��Appendix�A�also�includes�copies�of�comments�received�on�the�draft�housing�element.�
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Public�Notice�Mailing�Labels 
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Public�Notice�for�the�March�27,�2013�Community�Meeting�#1�
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Newspaper�Ad�for�the�March�27,�2013�Community�Meeting�#1�
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Public�Notice�for�the�May�16,�2013�Community�Meeting�#2�
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Newspaper�Ad�for�the�July�2,�2013�Planning�and�Environment�Commission�Public�Hearing 
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Public�Notice�for�the�August�13,�2013�City�Council�Meeting�
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Correspondence�from�County�Sanitation�Districts�of�Los�Angeles�County�
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Response�to�Correspondence�from�County�Sanitation�Districts�of�Los�Angeles�County�
�

Residential� units� developed� during� this� housing� element� cycle� will� be� subject� to� review� on� a�
case�by� case� basis� to� determine� whether� or� not� sufficient� trunk� capacity� exists� to� serve� each�
project�and�if�Districts��facilities�will�be�affected�by�a�project.�
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Correspondence�from�the�Gas�Company�
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Response�to�Correspondence�from�the�Gas�Company�
�

Residential� units� developed� during� this� housing� element� cycle� will� be� subject� to� review� on� a�
case�by�case�basis�with�respect�to�Gas�Company�service.�
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Correspondence�from�the�County�of�Los�Angeles�Fire�Department�
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Response�to�Correspondence�from�the�County�of�Los�Angeles�Fire�Department�
�

Residential� units� developed� during� this� housing� element� cycle� will� be� subject� to� review� on� a�
case�by�case�basis�with�respect�to�County�of�Los�Angeles�Fire�Department�requirements.�
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APPENDIX B
POTENTIAL RECYLING
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POTENTIAL RECYCLING

STUDY
AREA

AIN� GEN PLAN� ZONE�
EXISTING

UNITS�
ACRES�

REALISTIC
DENSITY�

POTENTIAL
UNITS�

NET
INCREASE�

CONSOLI- 
DATION?�

INCOME
CATEGORY�

1� 7060022064� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1� �� Mod/above�
1� 7060024001� M/HD�RESID.� M-F-R�

2� 0.39� 22� 9� 7� YES� Mod/above�1� 7060024002� M/HD�RESID.� M-F-R�
1� 7060024009� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1� �� Mod/above�
1� 7060024013� M/HD�RESID.� M-F-R� 1� 0.24� 20� 4� 3� �� Mod/above�
1� 7065023022� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1� �� Mod/above�
1� 7065024002� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
1 SUBTOTAL� �� �� 7 1.19 22 15 �� ��

�� �� �� �� �� �� �� �� �� �� ��
2� 7059010008� M/HD�RESID.� M-F-R�

12� 0.65� 30� 20� 8� YES� Low�

2� 7059010009� M/HD�RESID.� M-F-R�
2� 7059010010� M/HD�RESID.� M-F-R�
2� 7059010011� M/HD�RESID.� M-F-R�
2� 7059010012� M/HD�RESID.� M-F-R�
2� 7059011009� M/HD�RESID.� M-F-R� 1� 0.20� 20� 4� 3� �� Mod/above�
2� 7059011022� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1� �� Mod/above�
2� 7059012002� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1� �� Mod/above�
2� 7059012003� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1� �� Mod/above�
2� 7059012020� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059012025� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059013023� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059014001� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2� �� Mod/above�
2� 7059014007� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059014025� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1� �� Mod/above�
2� 7059014026� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1� �� Mod/above�
2� 7059015008� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059015026� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
2� 7059016006� M/HD�RESID.� M-F-R� 1� 0.18� 20� 3� 2� �� Mod/above�
2� 7059016001� M/HD�RESID.� M-F-R�

6� 0.52� 22� 11� 5� YES� Mod/above�

2� 7059016007� M/HD�RESID.� M-F-R�
2� 7059016030� M/HD�RESID.� M-F-R�
2� 7059016012� M/HD�RESID.� M-F-R�
2� 7059016015� M/HD�RESID.� M-F-R�

5� 0.42� 22� 9� 4� YES� Mod/above�2� 7059016023� M/HD�RESID.� M-F-R�
2� 7059019007� M/HD�RESID.� M-F-R�

13� 1.21� 30� 36� 23� YES� Low�
2� 7059019010� M/HD�RESID.� M-F-R�
2� 7059019011� M/HD�RESID.� M-F-R�
2� 7059019019� M/HD�RESID.� M-F-R�

1� 0.19� 20� 3� 2� YES� Mod/above�2� 7059019020� M/HD�RESID.� M-F-R�
2� 7059022020� M/HD�RESID.� M-F-R� 2� 0.21� 20� 4� 2� �� Mod/above�
2� 7059022011� M/HD�RESID.� M-F-R�

6� 0.58� 30� 17� 11� YES� Low�

2� 7059022012� M/HD�RESID.� M-F-R�
2� 7059022022� M/HD�RESID.� M-F-R�
2� 7059022023� M/HD�RESID.� M-F-R�
2� 7059022024� M/HD�RESID.� M-F-R�
2� 7059022031� M/HD�RESID.� M-F-R�
2� 7059023035� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1� �� Mod/above�
2 SUBTOTAL� �� �� 60 5.99 140 80 �� ��

�� �� �� �� �� �� �� �� �� �� ��
3� 7058012011� M/HD�RESID.� M-F-R� 1� 0.25� 20� 5� 4� �� Mod/above�
3� 7058012025� M/HD�RESID.� M-F-R� 1� 0.18� 20� 3� 2� �� Mod/above�
3� 7058012026� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2� �� Mod/above�
3� 7058016017� M/HD�RESID.� M-F-R� 5� 0.32� 22� 7� 2� �� Mod/above�
3� 7058017023� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1� �� Mod/above�
3� 7058019016� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2� �� Mod/above�
3� 7058020008� M/HD�RESID.� M-F-R� 3� 0.32� 22� 7� 4� �� Mod/above�
3 SUBTOTAL� �� �� 13 1.52 30 17 �� ��

�� �� �� �� ��
4 There�are�no�potential�recycling�sites�in�Study�Area�4.�

�� � � � �
TOTAL � � � 80 8.70 192 112 � �
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UNDERUTILIZED PARCELS TO HIGHER DENSITIES

STUDY
AREA�

AIN� GEN PLAN� ZONE�
EXISTING

UNITS�
ACRES�

REALISTIC
DENSITY�

POTENTIAL
UNITS�

NET
INCREASE�

CONSOLI- 
DATION?�

INCOME
CATEGORY�

1� 7060022006� M/HD�RESID.� M-F-R� 2� 0.21� 20� 4� 2�
�

Mod/above�
1� 7060022007� M/HD�RESID.� M-F-R� 3� 0.31� 22� 6� 3�

�
Mod/above�

1� 7060022012� M/HD�RESID.� M-F-R� 1� 0.23� 20� 4� 3�
�

Mod/above�
1� 7060022013� M/HD�RESID.� M-F-R� 1� 0.15� 20� 2� 1�

�
Mod/above�

1� 7060022018� M/HD�RESID.� M-F-R� 1� 0.15� 20� 2� 1�
�

Mod/above�
1� 7060022019� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

1� 7060022020� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
1� 7060023005� M/HD�RESID.� M-F-R� 3� 0.40� 22� 8� 5�

�
Mod/above�

1� 7060023012� M/HD�RESID.� M-F-R� 2� 0.28� 20� 5� 3�
�

Mod/above�
1� 7060023013� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

1� 7060023014� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
1� 7060023015� M/HD�RESID.� M-F-R� 4� 0.51� 22� 11� 7�

�
Mod/above�

1� 7060024003� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
1� 7060024005� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

1� 7060025011� M/HD�RESID.� M-F-R�
2� 0.38� 22� 9� 7� YES� Mod/above�

1� 7060025012� M/HD�RESID.� M-F-R�
1� 7060025013� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

1� 7060025014� M/HD�RESID.� M-F-R�
1� 0.17� 20� 3� 2� YES� Mod/above�

1� 7060025015� M/HD�RESID.� M-F-R�
1� 7060025017� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

1� 7065023002� M/HD�RESID.� M-F-R� 1� 0.52� 22� 11� 10�
�

Mod/above�
1� 7065023004� M/HD�RESID.� M-F-R� 2� 0.31� 22� 6� 4�

�
Mod/above�

1� 7065023005� M/HD�RESID.� M-F-R� 1� 0.26� 20� 5� 4�
�

Mod/above�
1� 7065023006� M/HD�RESID.� M-F-R� 2� 0.26� 20� 5� 3�

�
Mod/above�

1� 7065023008� M/HD�RESID.� M-F-R� 1� 0.26� 20� 5� 4�
�

Mod/above�
1� 7065023032� M/HD�RESID.� M-F-R� 12� 1.02� 30� 30� 18�

�
Mod/above�

1� 7065023065� M/HD�RESID.� M-F-R� 1� 0.38� 22� 8� 7�
�

Mod/above�
1 SUBTOTAL

� �
48 6.82 140 92

� �
� � � � � � � � � � �
2� 7059009003� M/HD�RESID.� M-F-R� 2� 0.20� 20� 4� 2�

�
Mod/above�

2� 7059009007� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059009009� M/HD�RESID.� M-F-R� 1� 0.22� 20� 4� 3�

�
Mod/above�

2� 7059009013� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
2� 7059010002� M/HD�RESID.� M-F-R�

1� 0.18� 20� 3� 2� YES� Mod/above�
2� 7059010003� M/HD�RESID.� M-F-R�
2� 7059010004� M/HD�RESID.� M-F-R� 1� 0.22� 20� 4� 3�

�
Mod/above�

2� 7059010007� M/HD�RESID.� M-F-R� 1� 0.22� 20� 4� 3�
�

Mod/above�
2� 7059011002� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059011003� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059011004� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059011012� M/HD�RESID.� M-F-R� 1� 0.15� 20� 2� 1�
�

Mod/above�
2� 7059011013� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059011014� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059011016� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059011017� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
2� 7059011018� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059011019� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
2� 7059011020� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059012001� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059012008� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059012010� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059012018� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059012021� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059012022� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059012023� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059012024� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059012030� M/HD�RESID.� M-F-R� 1� 0.10� 20� 2� 1�
�

Mod/above�
2� 7059012031� M/HD�RESID.� M-F-R� 2� 0.22� 20� 4� 2�

�
Mod/above�

2� 7059012032� M/HD�RESID.� M-F-R� 2� 0.27� 20� 5� 3�
�

Mod/above�
2� 7059012034� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�

�
Mod/above�

2� 7059012035� M/HD�RESID.� M-F-R� 1� 0.22� 20� 4� 3�
�

Mod/above�
2� 7059013002� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059013003� M/HD�RESID.� M-F-R� 1� 0.20� 20� 4� 3�
�

Mod/above�
2� 7059013007� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059013010� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
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STUDY
AREA�

AIN� GEN PLAN� ZONE�
EXISTING

UNITS�
ACRES�

REALISTIC
DENSITY�

POTENTIAL
UNITS�

NET
INCREASE�

CONSOLI- 
DATION?�

INCOME
CATEGORY�

2� 7059013020� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059013021� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059013030� M/HD�RESID.� M-F-R� 2� 0.21� 20� 4� 2�
�

Mod/above�
2� 7059013031� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059013032� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059014002� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059014003� M/HD�RESID.� M-F-R� 2� 0.20� 20� 4� 2�
�

Mod/above�
2� 7059014019� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059014021� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059014022� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059014029� M/HD�RESID.� M-F-R� 2� 0.22� 20� 4� 2�
�

Mod/above�
2� 7059014045� M/HD�RESID.� M-F-R� 2� 0.21� 20� 4� 2�

�
Mod/above�

2� 7059014046� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059015003� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059015009� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059015010� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059015020� M/HD�RESID.� M-F-R� 2� 0.24� 20� 4� 2�
�

Mod/above�
2� 7059016002� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059016014� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059016025� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�

�
Mod/above�

2� 7059019004� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059019005� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059019006� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059019009� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�

�
Mod/above�

2� 7059019016� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059019017� M/HD�RESID.� M-F-R� 1� 0.24� 20� 4� 3�

�
Mod/above�

2� 7059019021� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
2� 7059019022� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059019023� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
2� 7059020008� M/HD�RESID.� M-F-R� 1� 0.24� 20� 4� 3�

�
Mod/above�

2� 7059020009� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059020011� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2�

�
Mod/above�

2� 7059020012� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
2� 7059020013� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

2� 7059021003� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059021012� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059021014� M/HD�RESID.� M-F-R� 1� 0.20� 20� 4� 3�
�

Mod/above�
2� 7059021015� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059021018� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059021019� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059021021� M/HD�RESID.� M-F-R� 2� 0.31� 22� 6� 4�
�

Mod/above�
2� 7059021022� M/HD�RESID.� M-F-R� 1� 0.30� 22� 6� 5�

�
Mod/above�

2� 7059022002� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059022003� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059022004� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059022019� M/HD�RESID.� M-F-R� 2� 0.22� 20� 4� 2�

�
Mod/above�

2� 7059022026� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
2� 7059022027� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

2� 7059023001� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
2� 7059023002� M/HD�RESID.� M-F-R� 1� 0.10� 20� 2� 1�

�
Mod/above�

2� 7059023003� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059023005� M/HD�RESID.� M-F-R� 1� 0.10� 20� 2� 1�

�
Mod/above�

2� 7059023008� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059023009� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059023010� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059023011� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059023012� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059023015� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�

�
Mod/above�

2� 7059023021� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059023022� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059023023� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059023024� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

2� 7059023025� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
2� 7059023026� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

2� 7059024004� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059024005� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�

�
Mod/above�

2� 7059024007� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
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2� 7059024008� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059024009� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�

�
Mod/above�

2� 7059024010� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2� 7059024011� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�

�
Mod/above�

2� 7059024012� M/HD�RESID.� M-F-R� 1� 0.11� 20� 2� 1�
�

Mod/above�
2 SUBTOTAL

� �
117 16.31 288 171

� �
� � � � � � � � � � �
3� 7058008004� M/HD�RESID.� M-F-R� 1� 0.30� 22� 6� 5�

�
Mod/above�

3� 7058008025� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
3� 7058011009� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058011010� M/HD�RESID.� M-F-R� 1� 0.19� 20� 3� 2�
�

Mod/above�
3� 7058011011� M/HD�RESID.� M-F-R� 1� 0.15� 20� 2� 1�

�
Mod/above�

3� 7058011012� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
3� 7058011013� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

3� 7058011014� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
3� 7058011015� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

3� 7058011016� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
3� 7058011017� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

3� 7058011018� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
3� 7058012014� M/HD�RESID.� M-F-R� 1� 0.22� 20� 4� 3�

�
Mod/above�

3� 7058012016� M/HD�RESID.� M-F-R� 1� 0.19� 20� 3� 2�
�

Mod/above�
3� 7058012017� M/HD�RESID.� M-F-R� 1� 0.19� 20� 3� 2�

�
Mod/above�

3� 7058012021� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�
�

Mod/above�
3� 7058012022� M/HD�RESID.� M-F-R� 1� 0.18� 20� 3� 2�

�
Mod/above�

3� 7058012024� M/HD�RESID.� M-F-R� 1� 0.25� 20� 5� 4�
�

Mod/above�
3� 7058012027� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

3� 7058012028� M/HD�RESID.� M-F-R� 1� 0.20� 20� 4� 3�
�

Mod/above�
3� 7058013005� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058013006� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
3� 7058013007� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058013010� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
3� 7058013012� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058013013� M/HD�RESID.� M-F-R� 2� 0.31� 22� 6� 4�
�

Mod/above�
3� 7058013014� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058013017� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2�
�

Mod/above�
3� 7058013020� M/HD�RESID.� M-F-R� 1� 0.21� 20� 4� 3�

�
Mod/above�

3� 7058013021� M/HD�RESID.� M-F-R� 1� 0.10� 20� 2� 1�
�

Mod/above�
3� 7058013022� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2�

�
Mod/above�

3� 7058014003� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
3� 7058014004� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058014005� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
3� 7058014006� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058014007� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�
�

Mod/above�
3� 7058014016� M/HD�RESID.� M-F-R� 1� 0.16� 20� 3� 2�

�
Mod/above�

3� 7058014019� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
3� 7058016004� M/HD�RESID.� M-F-R� 1� 0.19� 20� 3� 2�

�
Mod/above�

3� 7058016005� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
3� 7058016018� M/HD�RESID.� M-F-R� 3� 0.32� 22� 7� 4�

�
Mod/above�

3� 7058017009� M/HD�RESID.� M-F-R� 2� 0.22� 20� 4� 2�
�

Mod/above�
3� 7058017011� M/HD�RESID.� M-F-R� 2� 0.20� 20� 4� 2�

�
Mod/above�

3� 7058017012� M/HD�RESID.� M-F-R� 2� 0.21� 20� 4� 2�
�

Mod/above�
3� 7058017020� M/HD�RESID.� M-F-R� 2� 0.32� 22� 7� 5�

�
Mod/above�

3� 7058017021� M/HD�RESID.� M-F-R� 2� 0.32� 22� 7� 5�
�

Mod/above�
3� 7058017024� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

3� 7058017030� M/HD�RESID.� M-F-R� 2� 0.24� 20� 4� 2�
�

Mod/above�
3� 7058017031� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

3� 7058019002� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
3� 7058019003� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

3� 7058019005� M/HD�RESID.� M-F-R� 2� 0.32� 22� 7� 5�
�

Mod/above�
3� 7058019006� M/HD�RESID.� M-F-R� 2� 0.32� 22� 7� 5�

�
Mod/above�

3� 7058019010� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�
�

Mod/above�
3� 7058019017� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�

�
Mod/above�

3� 7058019021� M/HD�RESID.� M-F-R� 1� 0.36� 22� 7� 6�
�

Mod/above�
3� 7058019022� M/HD�RESID.� M-F-R� 2� 0.36� 22� 7� 5�

�
Mod/above�

3� 7058019023� M/HD�RESID.� M-F-R� 3� 0.36� 22� 7� 4�
�

Mod/above�
3� 7058019034� M/HD�RESID.� M-F-R� 2� 0.32� 22� 6� 4�

�
Mod/above�

3� 7058020010� M/HD�RESID.� M-F-R� 2� 0.32� 22� 7� 5�
�

Mod/above�
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3� 7058020017� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�
�

Mod/above�
3� 7058020022� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

3� 7058020023� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�
�

Mod/above�
3� 7058020024� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

3� 7058020027� M/HD�RESID.� M-F-R� 1� 0.21� 20� 4� 3�
�

Mod/above�
3� 7058020028� M/HD�RESID.� M-F-R� 1� 0.12� 20� 2� 1�

�
Mod/above�

3� 7058020030� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�
�

Mod/above�
3� 7058020050� M/HD�RESID.� M-F-R� 3� 0.32� 22� 6� 3�

�
Mod/above�

3� 7058020055� M/HD�RESID.� M-F-R� 1� 0.17� 20� 3� 2�
�

Mod/above�
3 SUBTOTAL

� �
87 13.19 243 156

� �
� � � � � � � � � � �
4� 7058027016� M/HD�RESID.� M-F-R� 1� 0.13� 20� 2� 1�

�
Mod/above�

4� 7058027017� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2�
�

Mod/above�
4� 7058027018� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

4� 7058027019� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�
�

Mod/above�
4� 7058027020� M/HD�RESID.� M-F-R� 1� 0.14� 20� 2� 1�

�
Mod/above�

4� 7058027021� M/HD�RESID.� M-F-R� 1� 0.15� 20� 3� 2�
�

Mod/above�
4� 7066010025� M/HD�RESID.� M-F-R� 1� 0.31� 22� 6� 5�

�
Mod/above�

4 SUBTOTAL
� �

7 1.16 20 13
� �

_
� � � �

TOTAL
� �

259 37.48 691 432
� �

� � � � � � � � � � �

CHURCH SITES�

STUDY
AREA�
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UNITS�
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N/A� 7065004013� M/HD�RESID.� M-F-R�
0� 1.02� 30� 31� 31� YES� Low�

N/A� 7065004014� M/HD�RESID.� M-F-R�
N/A� 7155005015� M/HD�RESID.� M-F-R�

0� 2.26� 30� 68� 68� YES� Low�
N/A� 7155006001� M/HD�RESID.� M-F-R�
N/A� 7157007010� M/HD�RESID.� M-F-R�

0� 0.92� 30� 27� 27� YES� Low�
N/A� 7157007011� M/HD�RESID.� M-F-R�

TOTAL
� � �

0 4.20 126 126
� �

GRAND TOTAL

EXISTING UNITS ACRES POTENTIAL UNITS NET INCREASE

259 41.68 817 558
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APPENDIX D
POTENTIAL SECOND UNITS 
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POTENTIAL SECOND UNITS

AIN GEN PLAN ZONE
EXISTING

UNITS
SQUARE

FEET
POTENTIAL

UNITS
NET

INCREASE
INCOME

CATEGORY

7048012015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,066� 2� 1� Low�
7048012019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,314� 2� 1� Low�
7048015046� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,436� 2� 1� Low�
7048018007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,091� 2� 1� Low�
7048019019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,954� 2� 1� Low�
7048023001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,636� 2� 1� Low�
7048023017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,625� 2� 1� Low�
7048025010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,541� 2� 1� Low�
7057031009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,123� 2� 1� Low�
7057031013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,829� 2� 1� Low�
7057031016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,417� 2� 1� Low�
7058018007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,508� 2� 1� Low�
7060005040� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,488� 2� 1� Low�
7060008019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,449� 2� 1� Low�
7060010012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,823� 2� 1� Low�
7060010013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,572� 2� 1� Low�
7060010016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,883� 2� 1� Low�
7060014012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,340� 2� 1� Low�
7060014020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,296� 2� 1� Low�
7061008045� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,320� 2� 1� Low�
7063001002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,851� 2� 1� Low�
7063001019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,198� 2� 1� Low�
7063013020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,444� 2� 1� Low�
7063013025� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,640� 2� 1� Low�
7063019018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,143� 2� 1� Low�
7063019019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,626� 2� 1� Low�
7063022017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,504� 2� 1� Low�
7065004031� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,948� 2� 1� Low�
7150005001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,394� 2� 1� Low�
7150005002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,473� 2� 1� Low�
7150005003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,512� 2� 1� Low�
7150005004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,685� 2� 1� Low�
7150005005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,405� 2� 1� Low�
7150005006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,290� 2� 1� Low�
7150005009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,363� 2� 1� Low�
7150005010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,812� 2� 1� Low�
7150005032� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,857� 2� 1� Low�
7150006001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,981� 2� 1� Low�
7150006002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,962� 2� 1� Low�
7150006003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,161� 2� 1� Low�
7150006004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,258� 2� 1� Low�
7150006005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,259� 2� 1� Low�
7150006006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,258� 2� 1� Low�
7150006007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,260� 2� 1� Low�
7150006008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,258� 2� 1� Low�
7150006009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,259� 2� 1� Low�
7150006010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,448� 2� 1� Low�
7150006011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,450� 2� 1� Low�
7150006012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,836� 2� 1� Low�
7150006013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,260� 2� 1� Low�
7150006014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,210� 2� 1� Low�
7150006015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,253� 2� 1� Low�
7150006016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,252� 2� 1� Low�
7150006017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,253� 2� 1� Low�
7150006018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,703� 2� 1� Low�
7150007001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,309� 2� 1� Low�
7150007002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,761� 2� 1� Low�
7150007008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,760� 2� 1� Low�
7150007010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,759� 2� 1� Low�
7150007011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,761� 2� 1� Low�
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7150007012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,560� 2� 1� Low�
7150008001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,470� 2� 1� Low�
7150008002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,477� 2� 1� Low�
7150008003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,770� 2� 1� Low�
7150008004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,821� 2� 1� Low�
7150008005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,586� 2� 1� Low�
7150008006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,521� 2� 1� Low�
7150008007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,634� 2� 1� Low�
7150008008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,410� 2� 1� Low�
7150008009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,075� 2� 1� Low�
7150008010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,072� 2� 1� Low�
7150009009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,473� 2� 1� Low�
7150009010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,478� 2� 1� Low�
7150009011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,471� 2� 1� Low�
7150009012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,471� 2� 1� Low�
7150010009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,576� 2� 1� Low�
7150010014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,495� 2� 1� Low�
7150010016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,094� 2� 1� Low�
7150010017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,437� 2� 1� Low�
7150013006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,245� 2� 1� Low�
7150016001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,000� 2� 1� Low�
7150016002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,531� 2� 1� Low�
7150016003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,531� 2� 1� Low�
7150016004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,531� 2� 1� Low�
7150016005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,532� 2� 1� Low�
7150016006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,532� 2� 1� Low�
7150016007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,376� 2� 1� Low�
7150016008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,239� 2� 1� Low�
7150016009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,386� 2� 1� Low�
7150017001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,348� 2� 1� Low�
7150017002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,508� 2� 1� Low�
7150017003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,531� 2� 1� Low�
7150017004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,562� 2� 1� Low�
7150017005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,194� 2� 1� Low�
7150017006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,075� 2� 1� Low�
7150017007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,078� 2� 1� Low�
7150017008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,077� 2� 1� Low�
7150017009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,077� 2� 1� Low�
7150017010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,076� 2� 1� Low�
7150018005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,029� 2� 1� Low�
7150018016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,073� 2� 1� Low�
7150018017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,076� 2� 1� Low�
7150018018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,079� 2� 1� Low�
7150018019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,080� 2� 1� Low�
7150018020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,077� 2� 1� Low�
7150018021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,079� 2� 1� Low�
7150018022� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,076� 2� 1� Low�
7150018023� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,077� 2� 1� Low�
7150018024� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,506� 2� 1� Low�
7150018025� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,366� 2� 1� Low�
7150019001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,065� 2� 1� Low�
7150019002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,268� 2� 1� Low�
7150019003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,294� 2� 1� Low�
7150019004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,438� 2� 1� Low�
7150019007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,356� 2� 1� Low�
7150019008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,175� 2� 1� Low�
7150020010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,034� 2� 1� Low�
7150020011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,566� 2� 1� Low�
7150020012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,673� 2� 1� Low�
7150020013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,630� 2� 1� Low�
7150020024� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,204� 2� 1� Low�
7150021004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,372� 2� 1� Low�
7150021017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,224� 2� 1� Low�
7150021023� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,366� 2� 1� Low�
7150022001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,354� 2� 1� Low�
7150022007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,036� 2� 1� Low�
7150022008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,715� 2� 1� Low�
7150022015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,351� 2� 1� Low�
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7150023001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,707� 2� 1� Low�
7150023006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,058� 2� 1� Low�
7150023007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,881� 2� 1� Low�
7150024009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,548� 2� 1� Low�
7150025001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,192� 2� 1� Low�
7150025002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,603� 2� 1� Low�
7150025003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,552� 2� 1� Low�
7150025004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,612� 2� 1� Low�
7150025005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,693� 2� 1� Low�
7150026002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 25,754� 2� 1� Low�
7150026003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 28,808� 2� 1� Low�
7150026005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 28,016� 2� 1� Low�
7150026006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 26,001� 2� 1� Low�
7150026007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,752� 2� 1� Low�
7150026010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,296� 2� 1� Low�
7150026011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 22,320� 2� 1� Low�
7150026012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,683� 2� 1� Low�
7150026013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,204� 2� 1� Low�
7150026014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,705� 2� 1� Low�
7150026015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,230� 2� 1� Low�
7150026016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,569� 2� 1� Low�
7150026017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,505� 2� 1� Low�
7150026018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,206� 2� 1� Low�
7150026019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,616� 2� 1� Low�
7150026020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,053� 2� 1� Low�
7150026021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,127� 2� 1� Low�
7150026022� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,239� 2� 1� Low�
7150026023� LOW�DENSITY�RESIDENTIAL� R-1� 1� 30,244� 2� 1� Low�
7150027001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 23,420� 2� 1� Low�
7150027002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,832� 2� 1� Low�
7150027003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,154� 2� 1� Low�
7150027004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,596� 2� 1� Low�
7150027005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,795� 2� 1� Low�
7150027006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,057� 2� 1� Low�
7150027007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,145� 2� 1� Low�
7150027008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,145� 2� 1� Low�
7150027009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,170� 2� 1� Low�
7150027010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,447� 2� 1� Low�
7150027011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,877� 2� 1� Low�
7150027012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,914� 2� 1� Low�
7150027014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,127� 2� 1� Low�
7150027020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,839� 2� 1� Low�
7150027021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,156� 2� 1� Low�
7150027022� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,156� 2� 1� Low�
7150027023� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,809� 2� 1� Low�
7150028001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 25,773� 2� 1� Low�
7150028002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 24,268� 2� 1� Low�
7150028003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 21,243� 2� 1� Low�
7150028004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 30,358� 2� 1� Low�
7150028005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,076� 2� 1� Low�
7150028006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,251� 2� 1� Low�
7150028007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,516� 2� 1� Low�
7150028008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,255� 2� 1� Low�
7150028009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,459� 2� 1� Low�
7150028010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,572� 2� 1� Low�
7150028011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,195� 2� 1� Low�
7150028012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,292� 2� 1� Low�
7150028013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,104� 2� 1� Low�
7150028014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,633� 2� 1� Low�
7150028015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,715� 2� 1� Low�
7150028016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,541� 2� 1� Low�
7150028017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 22,075� 2� 1� Low�
7150028018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,649� 2� 1� Low�
7150030002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,004� 2� 1� Low�
7150030003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,995� 2� 1� Low�
7150030004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,482� 2� 1� Low�
7150030005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,375� 2� 1� Low�
7150030006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,522� 2� 1� Low�
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7150030007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,788� 2� 1� Low�
7150030008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,974� 2� 1� Low�
7150030009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,828� 2� 1� Low�
7150030010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,002� 2� 1� Low�
7150030011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,994� 2� 1� Low�
7150030012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,003� 2� 1� Low�
7150030013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,003� 2� 1� Low�
7150030014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,312� 2� 1� Low�
7150030015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,565� 2� 1� Low�
7150030016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,516� 2� 1� Low�
7150030017� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,633� 2� 1� Low�
7150030018� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,000� 2� 1� Low�
7150030019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,003� 2� 1� Low�
7150031001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,121� 2� 1� Low�
7150031002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 31,146� 2� 1� Low�
7150031003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,039� 2� 1� Low�
7150031004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,001� 2� 1� Low�
7150031005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,999� 2� 1� Low�
7150031006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,008� 2� 1� Low�
7150031007� LOW�DENSITY�RESIDENTIAL� R-1� 1� 20,245� 2� 1� Low�
7150031008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 18,967� 2� 1� Low�
7150031009� LOW�DENSITY�RESIDENTIAL� R-1� 1� 17,453� 2� 1� Low�
7150031010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,900� 2� 1� Low�
7150031011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,857� 2� 1� Low�
7150031012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,772� 2� 1� Low�
7150031013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 21,672� 2� 1� Low�
7150031014� LOW�DENSITY�RESIDENTIAL� R-1� 1� 19,196� 2� 1� Low�
7150031015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,458� 2� 1� Low�
7150031016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,931� 2� 1� Low�
7151009012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,193� 2� 1� Low�
7155020015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,672� 2� 1� Low�
7155020022� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,884� 2� 1� Low�
7156001008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,452� 2� 1� Low�
7157002038� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,374� 2� 1� Low�
7157002039� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,942� 2� 1� Low�
7157025025� LOW�DENSITY�RESIDENTIAL� R-1� 1� 16,069� 2� 1� Low�
7157025026� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,816� 2� 1� Low�
7157026021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,058� 2� 1� Low�
7159009021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,777� 2� 1� Low�
7159009036� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,959� 2� 1� Low�
7160003076� LOW�DENSITY�RESIDENTIAL� R-A� 1� 10,751� 2� 1� Low�
7165009015� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,145� 2� 1� Low�
7165010035� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,351� 2� 1� Low�
7165013025� LOW�DENSITY�RESIDENTIAL� R-A� 1� 11,650� 2� 1� Low�
7165016032� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,959� 2� 1� Low�
7165016033� LOW�DENSITY�RESIDENTIAL� R-1� 1� 28,333� 2� 1� Low�
7165017053� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,654� 2� 1� Low�
7165018022� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,408� 2� 1� Low�
7165018030� LOW�DENSITY�RESIDENTIAL� R-1� 2� 17,571� 2� 0� Low�
7166003002� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,679� 2� 1� Low�
7166003003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,807� 2� 1� Low�
7166003004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,084� 2� 1� Low�
7166003005� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,043� 2� 1� Low�
7166005021� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,058� 2� 1� Low�
7166010034� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,303� 2� 1� Low�
7166016001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,666� 2� 1� Low�
7168030033� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,071� 2� 1� Low�
7170008900� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,277� 2� 1� Low�
7171013016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,129� 2� 1� Low�
7173027013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,560� 2� 1� Low�
7174002001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 13,755� 2� 1� Low�
7174004013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,915� 2� 1� Low�
7174007004� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,943� 2� 1� Low�
7174011006� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,398� 2� 1� Low�
7174024011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,503� 2� 1� Low�
7174024013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,228� 2� 1� Low�
7174024016� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,692� 2� 1� Low�
7174029010� LOW�DENSITY�RESIDENTIAL� R-1� 1� 12,588� 2� 1� Low�
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7174030001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,251� 2� 1� Low�
7174030003� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,855� 2� 1� Low�
7174031012� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,018� 2� 1� Low�
7174031013� LOW�DENSITY�RESIDENTIAL� R-1� 1� 15,049� 2� 1� Low�
7174035008� LOW�DENSITY�RESIDENTIAL� R-1� 1� 11,473� 2� 1� Low�
7176002011� LOW�DENSITY�RESIDENTIAL� R-1� 1� 14,294� 2� 1� Low�
7178003019� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,057� 2� 1� Low�
7178003020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,061� 2� 1� Low�
7178012001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,855� 2� 1� Low�
7178017001� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,244� 2� 1� Low�
7178026020� LOW�DENSITY�RESIDENTIAL� R-1� 1� 10,256� 2� 1� Low�

TOTAL �� 282 3,924,723 562 280
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