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City of Malibu 2021-2029 Housing Element 7.1 Introduction

7.0 Housing Element

7.1 Infroduction

State law requires the preparation of a Housing Element (“Element”) as part of a
jurisdiction's General Plan (California Government Code §65302(c)). The Element is to
consist of an identification and analysis of existing and projected housing needs, and @
statement of goals, policies, quantified objectives and scheduled programs for the
preservation, improvementimprovement, and development of housing in the City of
Malibu (“City”). The Element shall also identify adequate sites for housing and fe-make
adequate provision for the existing and projected needs of all economic segments of
the community (§65583).

Guidelines adopted by the California Department of Housing and Community
Development (“HCD”) are also to be considered in the preparation of the Element
(§65585). Periodic review of the Element is required to evaluate: (1) the appropriateness
of its goals, objectives and policies in contributing to the attainment of the state housing
goal; (2) the effectiveness in attaining the community’s housing goals and objectives;
and (3) the progress of the City in implementation of the Element (§65588).

7.1.1 Purpose of the Housing Element

State law recognizes the vital role that local governments play in the supply and
affordability of housing. Each local government in California is required to adopt a
comprehensive, long-term General Plan for the physical development of the city or
county. The Housing Element is one of the seven mandated elements of the General
Plan. Housing Element law, first enacted in 1969, mandates that local governments plan
to meet the existing and projected housing needs of all economic segments of the
community. The law recognizes that, in order for the private market to adequately
address housing needs, local governments must adopt land use plans and regulatory
systems that provide opportunities for, and do not unduly constrain, housing
development. As a result, housing policy in California rests largely upon the effective
implementation of local General Plans and, in particular, local Housing Elements. Housing
Element law also requires that HCD review local housing elements for compliance with
State law and to report its written findings to the local government.

As mandated by State law, the planning period for this Housing Element extends from
2021 to 2029. This Element identifies strategies and programs that focus on: 1) providing
diversity in housing opportunities; and 2) maintenance and preservation of the City’s
housing stock.

The Housing Element consists of the following major components:

e |dentification and analysis of existing and projected housing needs, resources, and
constraints

e A statement of godls, policies, quantified objectives, and scheduled programs for
preservation, improvement, and development of housing

o |dentification of adequate sites for housing

e Assessment of the City's fair housing issues
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e Adeqguate provision for existing and projected needs of all economic segments of
the community

The Housing Element assists Malibu in determining how to address existing and future
housing needs and plan for future growth. Housing policies and actions contained in the
Housing Element do not commit the City to construct new housing units, but they do
identify ways in which Malibu will encourage development of housing infended to meet
the housing needs of current and future residents during the Housing Element update
planning period.

7.1.2 Organization of the Housing Element

Per California Government Code Sections 65580-65589, the Housing Element is comprised
of the following components:

e Section 7.1 - Introduction.: This section provides a brief overview of the purpose
and background for the Housing Element and a summary of the document.

e Section 7.2 — Housing Needs Assessment. This section reviews the existing and
projected housing needs of the community. It provides a profile of socio-
demographic information, such as population characteristics, household
information, housing stock, tenure, and housing affordability. The assessment also
considers local special housing needs, such as seniors, farmworkers, persons at risk
of or experiencing homelessness, large households, and female-headed
households.

e Section 7.3 — Resources and Opportunities. This section provides resources and an
inventory of adequate sites that are suitably zoned and available within the
planning period to meet the jurisdiction’s fair share of regional housing needs
across allincome levels.

e Section 7.4 - Governmental and Nongovernmental Constraints: This section
identifies and analyzes impediments to housing production across all income
levels.

e =Section 7.5 - Housing Plan. This section provides a statement of the community’s
goals, quantified objectives, and policies to maintain, preserve, improve, and
develop housing. It also provides a schedule of actions the City will take during
the planning period to achieve its goals, objectives, and policies. The Housing Plan
includes quantified objectives for new construction, rehabilitation, and conserved
units.

e Appendix A — Review of the Pprevious Housing Element. This section reviews the
goadls, policies, and programs of the 5th cycle Housing Element and compares
projected outcomes with actual achieved results.

e Appendix B - Residential Land Inventory. This section is a detailed inventory of sites
suitable for the development of housing 1o meet the RHNA.

e Appendix C - Public Participation Summary. This section provides a summary of
the City's public outreach conducted during the preparation and adoption of this
Housing Element and a description of how the input from that outreach informed
the development of the Hosuing Element.
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e Appendix D - List of Acronyms. This is a list of acronyms used in the Housing
Element.

e Appendix E — Contributing Factors to Fair Housing. This section provides a summary.
of the regional Analysis of Impediments to Fair Housing for Los Ahgeles County.

e Appendix F - Fair Housing Assessment. This section provides an analysis of
contributing factors that may limit fair housing choice and access to opportunities
in Malibu.

7-+27.1.3 Public Participation

Section 65583(c)(5) of the California Government Code states that “[t]he local
government shall make a diligent effort to achieve public participation of all economic
segments of the community in the development of the housing element, and the
program shall describe this effort.” Public participation played an important role in the
formulation and refinement of the City’s housing goals and policies, and in the develop-

ment of a Land-Use-PlanSite Inventory that determinesthe-extent-and-densibyoffuture
residenticldevelopmentinthe-communitymeets the City's RHNA.

Residents and other stakeholders had many opportunities to review and provide
comments on the Housing Element and related implementation actions. Please refer to
Appendix C for additional information regarding the City's efforts to encourage public
involvement and how comments and concerns have been addressed.

71.37.1.4 Consistency with Other Elements of the General Plan

The City’s General Plan sets forth broad policy guidance in the areas of land use, housing,
fransportation, conservation, open space and recreation, noise, and public safety. The
various General Plan elements provide a consistent set of policies and programs
intended to preserve and enhance the quality of life, while accommodating growth and
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change in a proactive manner. For example, residential development capacities
established in the Land Use Element, and constraints to development identified in the
Conservation, Public Safety, and Noise Elements, are reflected in the Housing Element.
This Housing Element builds upon the other General Plan elements and is consistent with
the policies and proposals set forth by the General Plan. As the General Plan is
occasionally amended, the City will review the Housing Element for internal consistency-
and make any necessary revisions.

Senate Bill (SB) 1087 of 2005 requires cities to provide a copy of their Housing Element to
local water and sewer providers, and also requires that these agencies provide priority
to affordable housing developers. SB 1087 further prohibits local water and sewer
providers from denying services to affordable housing developers, unless they find that
the capacity is unavailable to all applicants. The Housing Element will be provided to
these agencies immediately upon adoption.

7.1.5 Data Sources and Methods

Data from a variety of sources is used to complete the Housing Element. The most cited
source is the U.S. Census, which provides consistent demographic characteristics. The
American Community Survey, a feature of the U.S. Census, provides five-year estimates
on population and demographic characteristics. Other data sources include the

following:
e Cdlifornia Department of Housing and Community Development (HCD)

e Cdlifornia Housing Finance Agency

e Cdlifornia Tax Credit Allocation Committee

e Comprehensive Housing Affordability Strategy (CHAS)

e Cdlifornia Department of Finance (DOF)

e Home Mortgage Disclosure Act (HMDA) lending data

e Regional Homeless Point-in-Time Count

o State Employment Development Department (EDD) data on wage and labor
statistics

e United States Department of Housing and Urban Development (HUD)

e Cdlifornia Hedalthy Places Index

| __SB 1087 (Florez) [Stats. 2005, ch. 727].
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7.2 Housing Needs Assessment

The City of Malibu (“City”) lies within an approximately 21-mile strip of coastline at the
western edge of Los Angeles County (“County”). Malibu is primarily a residential
community consisting of beachfront residential lots and large estate lots in the hillsides
and canyons overlooking the ocean. Some multi-family development and
neighborhood/visitor-serving commercial development is located in the flatter portions
of the City along Highway 1 (Pacific Coast Highway). The City has a scenic rural
character that it seeks to preserve. Development within the City is constrained by
numerous land features including steep slopes, environmentally sensitive habitat areas
(ESHAs), geologic instability, flood hazards, and extreme wildfire hazards. The entire City
lies within the Coastal Zone as defined by the California Coastal Act of 19761, Because of
these constraints, a large portion of the City remains undeveloped and rural in character.
Growth is also severely limited by the lack of a cenftralized sewer system.

Since its incorporation in 1991, the City has declined in population from approximately
11,700 to 11,537 residents in 2021, according to recent California Department of Finance
estimates. The City is approximately 19.9 square miles in area and is bounded by
unincorporated County areas to the west and north, the City of Los Angeles (Pacific
Palisades) to the east and the Pacific Ocean to the south. Further to the east is the City
of Santa Monica. The Santa Monica Mountains National Recreation Area lies just to the
north.

This ehaptersection examines general population and household characteristics and
trends, such as age, employment, household composition and size, household income,
and special needs. Characteristics of the existing housing stock (e.g., number of units and
type, tenure, age and condition, costs) are also addressed. Finally, the City’s projected
housing needs based on the 2021-2029 Regional Housing Needs Assessment (RHNA) are
discussed.

The Housing Needs Assessment utilizes recent data from the U.S. Census, the California
Department of Finance (DOF), the California Employment Development Department
(EDD), the Southern California Association of Governments (SCAG), and other relevant
sources.

7.2.1 Population Characteristics

7.2.1(a) Population Growth Trends

In 1990, the unincorporated community of Malibu had a population of 11,643. The City of
Malibu was incorporated on March 28, 19921. From 1990 to 2000, the population of the
newly incorporated City grew by about 8% to 12,575. From 2000 to 2020 the City's
population declined by about 855 persons (see Table 7.2-1). Malibu has a 2020 total
population of 11,720 including 141 living in group quarters according to the California
Department of Finance.

1 California Public Resources Code, Division 20.
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Table 7.2-1
Population Trends 2000-2020
Malibu vs. SCAG Region
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CA DOF E-5 Population and Housing Unit Estimates

7.2.1(b) Age

Housing needs are influenced by the age characteristics of the population. Different age
groups require different accommodations based on lifestyle, family type, income level,
and housing preference. Table 7.2-2 shows that the population of Malibu is 49% male and
51% female. The share of the population of Malibu under 18 years of age is 15.3%, which
is lower than the regional share of 23.4%. Malibu's seniors (65 and above) make up 24.2%
of the population, which is higher than the regional share of 13%.

Table 7.2-2
Population by Age and Gender
Malibu
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American Community Survey 2014-2018 5-year estimates
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7.2.2 Household Characteristics

7.2.2(a) Household Composition and Size

Household characteristics are important indicators of the type and size of housing
needed in a city. The Census defines a “household” as all persons occupying a housing
unit, which may include single persons living alone, families related through marriage or
blood, or unrelated persons sharing a single unit. Persons in group quarters such as
dormitories, retirement or convalescent homes, or other group living situations are
included in population totals, but are not considered households by the Census Bureau.

Table 7.2-3 illustrates the range of household sizes in Malibu for owners, renters, and
overall. The most commonly occurring household size is of two people (40.4%) and the
second-most commonly occurring household is of one person (33.2%). Malibu has a
higher share of single-person households than the SCAG region overall (33.2% vs. 23.4%)
and a lower share of 7+ person households than the SCAG region overall (0.6% vs. 3.1%).

Table 7.2-3
Household Size - Malibu
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7.2.2(b) Housing Tenure and Vacancy

Housing tenure (owner versus renter) is an important indicator of the housing market.
Communities need an adequate supply of units available both for rent and for sale in
order to accommodate a range of households with varying income, family size and
composition, and lifestyle. As shown in Table 7.2-4, Malibu's housing stock consists of 5,769
total units, 4,222 of which are owner-occupied and 1,547 of which are renter-occupied.
The share of renters in Malibu is lower than in the SCAG region overall.
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Table 7.2-4
Household Tenure
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7.2.2(c) Overcrowding

Overcrowding is often closely related to household income and the cost of housing. The
U.S. Census Bureau considers a household to be overcrowded when there is more than
one person per room, excluding bathrooms and kitchens, with severe overcrowding
when there are more than 1.5 occupants perroom. Table 7.2-5 summarizes overcrowding
for the City of Malibu. In Malibu, 39 owner-occupied and 65 renter-occupied households
had more than 1.0 occupants per room, which meets the ACS definition for
overcrowding. 10 owner-occupied households and renter-occupied households had
more than 1.5 occupants per room, which meets the ACS definition for severe
overcrowding.

Table 7.2-5
Overcrowding by Tenure - Malibu vs. SCAG Region
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The high cost of housing in Malibu is the primary cause of overcrowding. Several programs
in the Housing Plan (Section 7.5) that are designed to address housing affordability will
also help to alleviate overcrowding. These programs include: Program 1.1 — Code
Enforcement; Program 1.3 — Housing Rehabilitation Assistance; Program 1.4 — Preserve
Preservation of Existing Mobile Home Parks; Program 1.5 — Censerve-Monitor Affordable
Housing inthe-Coastal-ZoneAt Risk of Conversion to Market Rate; Program 2.2-1 — Ensure
Adequate Capacity—Sites to Accommodate Regional Fair Share of Housing
NeedsGrowth; Program 2354 - Encouvrage—Mixed-Use—and—Adaptive—Reuse

Developmentin-Appropriate-LocationsSupport the Development of Variety of Housing
Types; Program 2:2A4.1 — Second-UnitsSupport Development of Accessory Dwelling Units;

Program 23.3-1 - Foah’rofe Affordable Housmq DevelopmenT and Housing ASS|sTonce

Opportunities .
De%#epmeﬂis and EF@@-FG—PF}—PI’OCJFOI’T] 52 - Fcnr Housmq Commum’rv Ou’rreoch%—%——

7.2.2(d) Overpayment

According to State housing policy, overpaying occurs when housing costs exceed 30%
of gross household income. Overpayment for lower-income homeowners can lead to
deferred maintenance or repairs due to limited funds, which can lead to deterioration.
For lower-income renters, severe cost burden can require families to double up resulting
in overcrowding. As shown in Table 7.2-6, the majority of lower-income households, both
owners and renters, in Malibu are paying over 50% of their gross incomes for housing.
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Table 7.2-6
Overpayment by Income Category and Tenure - Malibu
Cost burden| Cost burden >
Income by Cost Burden (Renters only) > 30% 50% Total
Household Income less-than or= 30% HAMFI 75 75 225
Household Income =30% to less-than or= 50%
HAMEI 75 75 75
Household Income >50% to less-than or= 80%
HAME 110 85 170
Household Income =80% to less-than or= 100% 50 115
HAMFI
Household Income =100% HAMFI 135 30 960
Total 445 265 1,545
Cost burden| Cost burden >
Income by Cost Burden {Owners only) > 30% 50% Total
Household Income less-than or= 30% HAMFI 220 195 320
Household Income =30% to less-than or= 50%
HAMEI 215 100 240
Household Income >50% to less-than or= 80%
HAME 110 90 180
Household Income =80% to less-than or= 100%
HAMFI 145 115 185
Household Income =100% HAMFI 680 210 3,295
Total 1,370 710 4220

The high cost of housing in Malibu is the primary cause of overpayment for lower-income
households. Several programs in the Housing Plan designed to address housing
affordability will also help to alleviate overpayment. These programs include Program 1.1
— Code Enforcement; Program 1.3 — Housing Rehabilitation Assistance; Program 1.4 -
Preserve-Preservation of Existing Mobile Home Parks; Program 1.5 — Monitor Affordable
Housing At Risk of Conversion to Market RateConserve-Affordable-Housing-inthe-Coastal
Adequo’re Sl’res to Accommodate Recmonol Fair Share of Housing
; Program 22A—
Aeeessew—Dwe#mg—U%zt 1 Suppor’r Developmen’r of Accessow Dwellmq Units; Program
233.1 - Foah’ro’re Affordable Housmq Developmen’r ond Housing Assmonce

Opportunities Aew
De#eiepmem and E@g%em—%—sProqrom 5.2 — Fair Housmq Communl’ry OuTreochRFewele

Zone; Program 2.2-1 -

Extremely-Low-Income Households

Extremely-low-income (ELI) is defined as household income less than 30% of area median
income. Households with extremely low incomes have a variety of housing problems and
needs.
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According to ACS data reported by SCAG (Table 7.2-7) the race/ethnicity with the
highest share of extremely-low-income households in Malibu is Asian and other, non-
Hispanic (47% compared to 13% of the total population). In the SCAG region, the highest
share of extremely-low-income households is Black, non-Hispanic (27.1% compared to
17.7% of total households).

As shown previously in Table 7.2-6, ELI households (both owners and renters) experience
much higher rates of overpayment than households at higher income levels.

Table 7.2-7
Exiremely-Low-Income Households by Race and Tenure - Malibu

Households Share
Total below 30% | below 30%

Househaolds HAMF1 HAMFI
White, non-Hispanic 5,070 590 116%
Black, non-Hispanic 50 0 0.0%
Aslan and other, non-Hispanic 200 a4 47.0%
Hispanic 264 40 152%
TOTAL 5 584 724 13 0%
Renter-occupied 1,645 325 19.8%
Owner-occupied 3,845 400 10.1%
TOTAL 5,580 725 13.0%

HUD CHAS, 2012-2016. HAMF! refers to Housing Lirban Development Area Mediaon Family Income.

A disproportionately high percentage of elderly households (family households with two
or more persons aged 62 years old or older and non-family householders aged 62 years
old or older) are ELI households. According to 2012-2016 ACS estimates, approximately
37% of ELI households (270 households) in Malibu are elderly but only 28% of the
population are elderly. However, it is likely not all elderly ELI households in Malibu are
experiencing housing problems or in need of financial assistance. Some ELI households
are homeowners with paid or low mortgages and are retired; therefore, they do not have
a high annualincome as reflected in the HUD data.

Resources for Extremely-Low-Income Households

Many extremely low-income households seek rental housing and may face cost burden,
overcrowding, or substandard housing conditions. Some exiremely low-income
households could have physical or mental disabilities and/or other special needs. ELI
households may require specific housing solutions such as deeper income targeting for
subsidies, housing with supportive services, single-room occupancy, or rent subsidies. As
shown in Table 7.2-7, there are 725 ELI households in Malibu, of which 325 are renters.
There are no subsidized low-income housing units in the city. Affordable housing
opportunities for ELI households can be expanded for households through the Los
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Angeles County Development Authority Section 8 Housing Choice Voucher (HCV)
program. As of 2023, one household in Malibu receives an HCV from the Los Angeles
County Development Authority and two households are on the waiting list. This meets the
housing needs of less than one percent of the city's 325 households that are ELI renters.
Housing Plan Program 3.1 describes actions the City will take to promote the use of HCVs.

Additional resources for ELI households include senior housing and transitional and
supportive housing, which are residential uses subject only o those requirements and
restrictions that apply to other residential uses of the same type in the same zone.
Supportive housing is permitted in_all residential zones, except for the Mobilehome
Residential District, which is designated for mobile home parks. The City will also support
the development of affordable housing (Housing Plan Program 3.1), provide financial
assistance for housing repairs (Housing Plan Program 1.3), and support services for special
housing needs populations such as seniors, persons with disabilities, and persons
experiencing homelessness (Housing Plan Program 3.3).

Past Actions for Housing for Exiremely-Low-Income Households

In 2016, the City issued a grant to the Malibu Task Force on Homelessness (MTFH) to bring
professional services to Malibu's homeless population, and through this effort successfully
moved 72 homeless residents info permanent housing. Although this program has assisted
ELI residents who are experiencing homelessness, additional actions are needed to
support ELl residents at risk of homelessness or who are experiencing housing problems.

7.2.3 Employment

Employment is an important factor affecting housing needs within a community. The jobs
available in each employment sector and the wages for these jobs affect the type and
size of housing residents can afford.

According to recent Census data (Table 7.2-8) Malibu has 6,393 workers living within its
borders who work across 13 major industrial sectors. The most prevalent industry is
Professional Services with 1,419 employees (22.2% of total) and the second most
prevalent industry is Education & Social Services with 1,314 employees (20.6% of total).
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Table 7.2-8
Employment by Occupation - Malibu vs. SCAG Region
B0.0%
70.0% 4. 281
60.0%
50.0%
40.0% o B8 E2T
30.0% P 1743847
20.0% 1108 ERTTY Y
0% 188 203 -
0.0% : - .
Management Services Sales Natural Resources Production
Malibu 67.1% 9.2% 17.3% 31% 3%
= SCAG 34.2% 19.6% 22 8% 88% 14 6%
Malibu = SCAG

American Community Survey 2014-2018 5-year estimates using groupings of 50C codes.

Table 7.2-9 shows employment by industry for Malibu's workforce. The most prevalent
occupational category in Malibu is Management, in which 4,291 (67.1% of total)
employees work. The second-most prevalent type of work is in Sales, which employs 1,109
(17.3% of total) in Malibu. In high-cost areas like Malibu accessory dwelling units provide
an important option for low-wage workers, such as caregivers and other household
employees. Program 224.1 in the Housing Plan describes the City's strategy for
expanding the availability of accessory dwelling units.

Table 7.2-9
Employment by Indusiry — Malibu

Employment by Industry
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American Community Survey 2014-2018 5-year estimates using groupings of 2-digit NAICS codes.
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7.2.4 Housing Stock Characteristics

This section presents an evaluation of the community’s housing stock and helps in
identifying and prioritizing needs. The factors evaluated include the type of housing units,
vacancy rates, age and condition, tenure, housing costs and affordability. A housing unit
is defined as a house, apartment, mobile home, or group of rooms, occupied as separate
living quarters or, if vacant, infended for occupancy as separate living quarters.

7.2.4(a) Housing Type and Vacancy

According to recent Census data, the housing stock in the City was comprised mostly of
single-family detached homes, which made up about 68% of all units, while multi-family
units comprised about 24% of the total. Mobile home units comprised about 8% of the
total (Table 7.2-10).

Table 7.2-10
Housing by Type -
Malibu vs. SCAG Region

100%

ey
M4

B80%

#
—E T l4:3?5"’
= 50%
E aox
=
®  30%
& i EI 537 . Te1 541
-\_"-"
Single-Family Single-Family I, . . - .
]E:a-::ec o .E—.acl::ed ! Multifamily, 2-4 Units | Multifamily, 5+ Units Mobile Homes
B Malibu (%) 67 9% 8.3% 3.6% 11 8% 8.4%
SCAG (%) 54 4% T.2% T7.5% 27.3% 35%

CA DOF E-5 Population and Housing Unit Estimates

Recent Census estimates (Table 7.2-11) reported a 24.1% total vacancy rate in Malibu,
with the most prevalent type of vacancy being units held for seasonal use (i.e., second
homes).
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Table 7.2-11
Vacant Housing by Type -
Malibu vs. SCAG Region
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American Community Survey 2014-2018 5-year estimates.

7.2.4(b) Housing Age and Conditions

Housing age is often an important indicator of housing conditions. Housing units built prior
to 1978, before stringent limits on the amount of lead in paint were imposed, may have
interior or exterior building components coated with lead-based paint. Table 7.2-12 shows
the age distribution of the housing stock in the City compared to the SCAG region as a
whole.

This table shows that about 79% of the units in the City were constructed prior to 1990.
These units are more than 30 years old and may have some need for rehabilitation, which
is typical of most jurisdictions in Southern California.

Table 7.2-12
Age of Housing Stock - Malibu vs. SCAG Region
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American Community Survey 2014-2018 5-year estimates.
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In general, the quality of housing is exceptional in the City. At a minimum, most dwelling
units are well-maintained, especially with respect to the harsh environmental conditions
to which they are subject. There are areas where older housing units exist, such as along
Pacific Coast Highway in the eastern portion of the City. However, even these units are
maintained due to high property values. The Building & Safety Division estimates that
approximately 10 housing units are in need of rehabilitation and four housing units are
beyond the point of repair citywide. This estimate does not include the estimated 500
housing units that were destroyed in the 2018 Woolsey fire.? Since the Woolsey fire,
approximately 144 single-family homes and 12 multi-family housing units have been
rebuilt. The City has issued permits for reconstruction of an additional 272 single-family
homes and 6 multi-family housing units that have not yet been completed.?
Concentrated areas of substandard housing in Malibu are in in the eastern part of the
city, mainly east of Malibu Canyon Road and along the Pacific Coast Highway near

Toponqc Convon H—B@Sﬂ#@%@—ﬂ%@b@u%@ﬂh&h@%ﬁ%%ﬂ—ﬂ%@%@m

A goal of the City’s Building & Safety Division as well as Code Enforcement staff is to
proactively address housing concerns before they become serious problems. Staff has
helped to reduce structural deterioration by identifying problems and informing residents
of programs to assist with improvements. In addition, the City addresses issues related to
lead-based paint and asbestos removal through adding standard conditions of approval
to include Best Management Practices for all projects that include the demolition or
remodeling of older structures.

7.2.4(c) Housing Cost

Housing Affordability Criteria

State law establishes five income categories for purposes of housing programs based on
the County’s area median income (“AMI”): extremely-low (30% or less of AMI), very-low
(31-50% of AMI), low (51-80% of AMI), moderate (81-120% of AMI) and above-moderate
(over 120% of AMI). Housing affordability is based on the relationship between household
income and housing expenses. According to the U.S. Department of Housing and Urban
Development (“HUD”) and the California Department of Housing and Community
Development (“HCD"), housing is considered “affordable” if the monthly payment is no
more than 30% of a household’s gross income. In some areas (such as Los Angeles
County), these income limits may be increased to adjust for high housing costs.

Table 7.2-13 shows affordable rent levels and estimated affordable purchase prices for
housing in Los Angeles County* by income category. Based on State standards, the
maximum affordable monthly rent for extremely-low-income households is $886, while the
maximum affordable rent for very-low-income households is $1,478. The maximum

2 City of Malibu. 2020. City of Malibu Marks Annual Day of Preparedness and the Two-Year Anniversary of the Devastating
Woolsey Fire with Community Emergency Preparedness Competition.
https://www.malibucity.org/DocumentCenter/View/27058/11-09-

2020 Woolsey2Year PreparednessCompetition PressRelease2bidld=

3 City of Malibu. 2023. Rebuilt Statistics. hitps://malibupermits.ci.malibu.ca.us/WoolseyRebuildStats.aspx#

4 Affordable rent and purchase prices are based on the county median income.
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affordable rent for low-income households is $2,365, while the maximum for moderate-
income households is $2,400.

Maximum purchase prices are more difficult to determine due to variations in mortgage
interest rates and qualifying procedures, down payments, special tax assessments,
homeowner association fees, property insurance rates, etc. With this caveat, the
maximum home purchase prices by income category shown in Table 7.2-13 have been
estimated based on current conditions.

Table 7.2-13
Income Categories and Affordable Housing Costs —
Los Angeles County

Income Category (% of median income) Income Limits ’ Affordable Rent Affordable Price (est.)
Extremely Low (<30%) $35,450 $886 *
Very Low (31-50%) $59,100 $1,478 *
Low (51-80%) $94,600 $2,365 *
Moderate (81-120%) $96,000 $2,400 $375,000
Above moderate (120%+) >$96,000 >$2,400 >$375,000
Assumptions:

-Based on a family of 4 and 2021 income limits
-30% of gross income for rent or principal, interest, taxes & insurance plus utility allowance
-10% down payment, 3.75% interest, 1.25% taxes & insurance, $350 HOA dues
* For-sale affordable housing is typically at the moderate-income level
Source: Cal. HCD; JHD Planning LLC

For-Sale Housing

Between 2000 and 2018, median home sales prices in Malibu increased 215% while prices
in the SCAG region increased 151%. 2018 median home sales prices in Malibu were
$2,380,000 and the highest experienced since 2000 was $2,443,000 in 2017. Prices in
Malibu have ranged from a low of 282.4% of the SCAG region median in 2002 and a high
of 537.7% in 2012 (Table 7.2-14).
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Rental Housing

Across Malibu's 1,547 renter households, 450 (29.1%) spend 30% or more of gross income
on housing cost, compared to 55.3% in the SCAG region. Additionally, 267 renter
households in Malibu (17.3%) spend 50% or more of gross income on housing cost,
compared to 28.9% in the SCAG region (Table 7.2-15). Housing units in Malibu posted for
rent> ranged from $1,895/month for a studio to $15,000/month for a single-family house.
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Table 7.2-15
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114

15-200%

Malibu

214 212
57
i -

20-25% 25-30r 30-35% 35-40%

Percent of Income Spent on Rent

293
26T
126
40-49% >30% Mot
Computed

5 Source: Rent.com, October 2021
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7.2.5 Special Needs

Certain groups have greater difficulty in finding decent, affordable housing due to
special circumstances related to one’s employment and income, family characteristics,
age, disability, or other conditions. As a result, some of the City's residents may
experience a higher prevalence of overpayment, overcrowding, or other housing
problems.

State Housing Element law defines “special needs” groups to include persons with
disabilities, the elderly, large households, female-headed households, homeless people,
and farmworkers. This section contains a discussion of the housing needs facing each of
these groups.

7.2.5(a) Persons with Disabilities

Recent Census data (Table 7.2-16) estimated that the most prevalent types of disabilities
among Malibu residents included cognitive, ambulatory, and independent living
disabilities. Housing opportunities for those with disabilities can be maximized through
housing assistance programs, supportive housing, and by providing universal design
features such as widened doorways, ramps, lowered countertops, single-level units and
ground floor units.

Table 7.2-16
Disabilities by Type - Malibu
Independent Living | 5c3
Seff-care [ NNEGEEEEEE 551
Ambulstory [, 12
Cognitive | 525
vision |GG 1-°
Hearing [ 15

0 100 200 300 400 300 600 700

American Community Survey 2014-2018 5-year estimates.

In Malibu, the most commonly occurring disability among seniors 65 and older was a
hearing disability, experienced by 13.3% of Malibu's seniors and 13.1% of seniors in the
SCAG region (Table 7.2-17).
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Table 7.2-17
Disabilities by Type for Seniors 65+ — Malibu vs. SCAG Region
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American Community Survey 2014-2018 5-year estimates.

As shown in Table 7.2-18, 40% of Malibu residents with a disability were employed. In
addition to enforcing-te Building Code accessibility requirements, the City’'s Municipal
Code establishes procedures to allow reasonable accommodation for persons with
disabilities pursuant to State law.

Table 7.2-18
Disabilities by Employment Status — Malibu
With a Percent of Percent of

Disability Total Mo Disability Total
Employved 259 40% 4 866 68%
Unemployed 0 0% 278 4%
Mot in Labor Force 382 60% 18985 28%
TOTAL 641 7,129

American Community Survey 2014-2018 5-year estimates.

Residential care facilities for six or fewer persons are permitted in the Rural Residential (RR)
District, Single Family Density Residential (SF) District, Multiple Family Residential (MF)
District, and Multifamily Beach Front (RBF) District, and residential care facilities for seven
or more persons is permitted with a conditional use permit in the Commercial General
(CG) District. There are two senior residential care facilities in Malibu. The City of Malibu
does not have any City-initiated programs aimed at housing people with disabilities and
defers to Los Angeles County programs. As stated in Housing Plan Program 2.4.b, the City
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will review and revise the LIP. and MMC to allow permit residential care facilities for seven
or more persons in similar to other residential uses of the same type in the same zone
residentialzones with an administrative permit or without discretionary review, for persons
of any age, and allow operation by for-profit agencies as well as non-profit agencies,
and ensure that the €UPR findings of the administrative permit are based on objective
standards that do not constrain development of large residential care facilities and
provide certainty to applicants through the permitting process.

Developmental Disabilities

As defined by federal law, “developmental disability” means a severe, chronic disability
of an individual that:

e s attributable to a mental or physical impairment or combination of mental and
physical impairments;

¢ Is manifested before the individual attains age 2218;
e s likely to continue indefinitely;

e Results in substantial functional limitations in three or more of the following areas
of maijor life activity: a) self-care; b) receptive and expressive language;
c) learning; d) mobility; e) self-direction; f) capacity for independent living; or
g) economic self-sufficiency;

e Reflects the individual's need for a combination and sequence of special,
interdisciplinary, or generic services, individualized supports, or other forms of
assistance that are of lifelong or extended duration and are individually planned
and coordinated.

The Census does not record developmental disabilities as a separate category of
disability. According to the—_ Cadlifornia State Council ondS—Administration—on
Developmental Disabilities, an accepted estimate of the percentage of the population
that can be defined as developmentally disabled is 1.58-%.¢ Many developmentally
disabled persons can live and work independently within a conventional housing
environment. More severely disabled individuals require a group living environment
where supervision is provided. The most severely affected individuals may require an
institutional environment where medical attention and physical therapy are provided.
Because developmental disabilities exist before adulthood, the first issue in supportive
housing for the developmentally disabled is the transition from the person’s living situation
as a child to an appropriate level of independence as an adult.

The California Department of Developmental Services (DDS) currently provides
community-based services to persons with developmental disabilities and their families
through a statewide system of 21 regional centers, four developmental centers, and two
community-based facilities. The Westside Regional Center (WRC) located in Culver City
(http://www.westsiderc.org/) provides services for people with developmental disabilities
in Malibu. The WRC is a private, non-profit community agency that contracts with local
businesses to offer a wide range of services to individuals with developmental disabilities
and their families.

¢ California State Council on Developmental Disabilities. 2023. About. https://scdd.ca.gov/about/
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There is no charge for diagnosis and assessment for eligibility. Once eligibility is
determined, most services are free regardless of age or income. There is a requirement
for parents to share the cost of 24-hour out-of-home placements for children under age
18. This share depends on the parents' ability to pay. There may also be a co-payment
requirement for other selected services.

Regional centers are required by law to provide services in the most cost-effective way
possible. They must use all other resources, including generic resources, before using any
regional center funds. A generic resource is a service provided by an agency that has a
legal responsibility to provide services to the general public and receives public funds for
providing those services. Some generic agencies may include the local school district,
county social services department, Medi-Cal, Social Security Administration, Department
of Rehabilitation and others. Other resources may include natural supports. This is help
that disabled persons may get from family, friends or others at little or no cost. According
to the latest available WRC Performonce Repor’r7 the Cen’rerserved opproxmo’rely 9, 130
individuals during 2020. A :
eles%elepm&%—elﬁeb#mes—is—nei—@ﬂtebie—%sed on ’rhe Collfornlo SToTe Councn on
Developmental Disabilities’ estimate that 1.58% of the population can be defined as
having a developmental disability, 172 residents in Malibu are likely to have a
developmental disability.®

Other community resources for persons with development disabilities include the
Esperance Center in Malibu and Best Buddies Internafional in the neighborhood of
Westwood in the City of Los Angeles. The Esperance Center offers a variety of workshops,
job assistance, and outings and activities for persons with developmental disabilities. It
also operates a residential facility with six_adults with developmental disabilities. Best
Buddies International is a nonprofit organization working to create employment and
development opportunities for persons with intellectual and developmental disabilities.
The Best Buddies Living Program in Westwood is an independent inclusive living program
near the University of California Los Angeles that provides housing and services to three
residents that attend the university.

In addition to the services provided by the WRC, City housing programs that respond to
the needs of this population include Program +&-2.54.c, which directs the City fo remove
or increase the individual capacity limit and revise parking regulations for emergency

shelters, (Emergency-Shelters—and-Transitional{SupportiveHousing-and_Program 3.1.d,
which promotes the use of HCVs throughout the city-3a-{Section-8Rental-Assistance}.

7.2.5(b) Elderly

Federal housing data define a household type as 'elderly family' if it consists of two
persons with either or both age 62 or over. Recent HUD data (Table 7.2-19), estimated
that of Malibu's 2,198 such households, 12.3% earn less than 30% of the surrounding area
income, (compared to 24.2% in the SCAG region), 22.2% earn less than 50% of the
surrounding area income (compared to 30.9% in the SCAG region). Many elderly persons
are dependent on fixed incomes or have disabilities. Elderly homeowners may be
physically unable to maintain their homes or cope with living alone. The housing needs
of this group can be addressed through smaller units, accessory dwelling units, shared

7 —https://westsiderc.org/wp-content/uploads/2021/06/WRC-Performance-Confract-Year-End-Report-for-2020.pdf
8 California State Council on Developmental Disabilities. 2023. About. https://scdd.ca.gov/about/
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living arrangements, congregate housing, and housing assistance programs. The city
does not have any deed restricted or affordable housing units dedicated to seniors.

The Malibu Senior Center offers programs for citizens who are independent and can care
of their own personal needs. The Center is not a day care facility and medical staff is not
employed by the City nor are there any medical professionals onsite; however, Senior
Center staff members are trained in CPR and first aid. Participants are welcome to bring
an attendant or caregiver with them in order to enjoy all of the services and programs.

Programs for seniors and active adults are offered in the City’s 1,200-square-foot Senior
and Active Adult Center, located in Malibu City Hall. The Center offers a wide variety of
recreational, fitness, cultural, and educational programming, social events, and
excursions to give seniors and adults opportunities to maintain and improve physical and
mental well-being, life skills, and active social lives.

Courses and lectures offered in partnership with outside agencies include AARP driver
safety, health screenings, smart money planning, downsizing your house, computer skills,

ond Alzhelmers awareness. Ihe—Ememus—GeHege—uses—ﬂqeéemer—GemeHe—pFewde

a- Rlde and Meols on Wheels resources services-are olso ovolloble fo seniors.

Table 7.2-19
Elderly Households by Tenure - Malibu
Percent of Total Elderly
Owner Renter Total Households:
income category, FElatVe  _ 30 HAMA 200 70 270 12.3%
to summounding area:
30-50% HAMFI 200 19 219 10.0%
50-80% HAMFI 145 14 159 7.2%
80-100% HAMF 135 0 135 6.1%
> 100% HAMF] 1,250 165 1,415 64.4%
TOTAL 1,930 268 2,198

HUD CHAS, 2012-2016. HAMF refers to Housing Urban Development Area Median Family Income.

7.2.5(c) Large Households

Large households are defined as those with five or more members. _A lack of larger
apartments in a community's rental housing stock may result in overcrowded conditions
for large households. As seen previously (Table 7.2-3) approximately 161 owner
households (4%) and 33 renter households (2%) in Malibu (194 total households, or 3.5%
of total households) have five or more members. This distribution indicates that the need
for large units Wl’rh four or more bedrooms is expected to be 5|gn|f|con’r|y Iess ’rhon for
smoller um’rs

Rlen—%g#em-?)%)—As Mohbu hos a hlqher shore of senior remden’rs ’rhon the reqgion, |’r is
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likely that some large households include multigenerational living arrangements and/or
live-in caregivers. Malibu has 1,423 housing units with four or more bedrooms, 88% of
which are owner-occupied (1,249 housing units) as opposed to 11% renter-occupied (174
housing units). The inventory of large units (1,423) can sufficiently house the City's large
households (194). However, the mismatch between adequately sized housing units and
affordability is a factor that contributes to housing cost burden and overcrowding. Few
resources are available for large low-income households as no deed restricted housing
units exist in the city.

Several programs in the Housing Plan (Section 7.5) are designed to provide housing
opportunities for large households and alleviate overcrowding. These programs include
Program 2.4 — Support the Development of Variety of Housing Types; Program 4.1 —
Support Development of Accessory Dwelling Units; Program 3.1 — Facilitate Affordable
Housing Development and Housing Assistance Opportunities; Program 3.3. Housing for
Persons with Special Needs, and Program 5.2 — Fair Housing Community Outreach.

7.2.5(d) Female-Headed Households

Of Malibu's 5,769 total households, 7.6% are female-headed (437 households)
{compared to 14.3% in the SCAG region}, 3.1% are female-headed and with children
(178 households) {compared to 6.6% in the SCAG region}, and 0.2% are female-headed
and with children under 6 (22 households){compared to 1.0% in the SCAG region} (Table
7.2-20). Female-headed households in Malibu are more likely to own than rent their
home; 87% are homeowners (380 households) and 13% are renters (57 households).
Female-headed households, especially those with children, often require special
consideration and support due to their greater need for affordable housing, accessible
childcare, healthcare, and other essential services. These households often find
challenges in balancing parental duties and employment obligations while only having
one source of income. This may lead to female-headed households to live below the
poverty line. In Madlibu, Aapproximately 19% of single-parent, female-headed families in
Mdalibu earn an income below the poverty level (36 households), while no female-
headed households without children present earn an income below the poverty level.
The percentage of single-parent female-headed households earning an income below
the poverty line (19%) is higher than the percentage of the overall city population earning
an_income below the poverty line (13%). Single-parent female-headed households
earning an income below the poverty line comprise approximately 5% of all households
in_poverty. Because no deed-restricted housing units exist in the city, there are few
resources for these households. Organizations in Malibu and western Los Angeles County
that assist single-parent households and lower-income households include The People
Concern, St. Joseph Center, and the Westside Food Bank.

The City responds to the needs of female-headed households through the following
Housing Plan programs: Heusing-Plan-Program-1-1—Code-EnforcementProgram-—1-3—
Hhousing Rehabilitation-rehabilitation education and financial Assistereeassistance to
lower-income, elderly, and/or disabled households and homeowners; Program—1-4—
Ppreservation ofe Existing—existing Mobile—mobile Heme—-home Parksparks; annual
monitoring of the replacement Program-+-5—Conservofe Affordable-affordable Housing
housing in the Coastal Zone; Program-2.2—Eensureing Adeguate-adequate Capacity
capacity to Accommodate—accommodate Heousing-housing Needsneeds; providing

incentives to Program—23——FEencourage Mixedmixed-Use—useand—Adaptive—Reuse
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Development; Program-—22A——Sproviding education on available resources for the
development of occessory dwelllnq unlfseeenel—wqﬁs—ﬁpeg;@qq—Q—L—%#eemme
. and Program-3-3—

PQrowde_g Emene@-&upaeﬁ—eﬂel—laeﬁe#el—referrol Lnie#me#@m—mformohon to Persons
persons in Need—need of Assistanceassistance.  Lower-income female-headed

households can access housing choice vouchers if they quadlify. However, there are no
subsidized housing units in the city which limits housing options for lower-income female-
headed renter households.

Table 7.2-20
Female Headed Households - Malibu

FHH w/children under & | 0.2%; 9
FHH wychildren | 3.1%; 178
Total FHH [ 7.5%; 437

Total Househoids I 5762

0 1000 2000 3000 4000 5000 6000 7000
Percent of total househods; Number of households

American Community Survey 2014-2018 5-year estimates.

7.2.5(e) Farmworkers

Farmworkers are fraditionally defined as persons whose primary income is from seasonal
agricultural work. Agricultural activities in the City are limited to_small-scale -horticultural
businesses on approximately 25 acres of land scattered throughout the City, with some
of these small farms doubling as event centers and places for family activities. These
horticultural activities are not a significant source of employment and do not generate a
demand for permanent farm worker housing. Recent Census estimates published by
SCAG estimated a total of 29 persons Malibu residents employed in the agricultural
industry. According to the United States Department of Agriculture, there were 3,266
farmworkers in Los Angeles County in 2017, 1,044 of which were seasonal farmworkers.
Farming in the region is mostly in and near Oxnard, Camairillo, Thousand Oaks, and other
cifies and Ventura County lands to the north and east of Malibu. It is unlikely that
employees of agricultural operations in these areas would commute from Malibu due 1o
the distance from employment and the relatively high cost of housing in Malibu. The
needs of agricultural employees are addressed by City regulations allowing agricultural
employee housing in residential and oqucul’rurol zZones corms’ren’r with the Employee
Housing Act-and =
households.
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7.2.5(f) Homeless Persons

Throughout the country, homelessness has become an increasing problem. Factors
contributing to the rise in homelessness include the general lack of housing affordable to
lower-income persons, increases in the number of persons whose incomes fall below the
poverty level, reductions in public assistance for the poor, and the de-institutionalization
of the mentally ill.

The McKinney-Vento Homeless Assistance Act of 19867 defines a "homeless" person as an
individual who lacks a fixed, regular, and adequate nighttime residence, or an individual
whose primary nighttime residence is:

1. Asupervised publicly or privately operated shelter designed to provide temporary
living accommodations;

2. An institution that provides a temporary residence for individuals infended to be
institutionalized; or

3. A public or private place not designed for, or ordinarily used as, regular sleeping
accommodations for human beings.

Federal agencies, such as the U.S. Department of Housing and Urban Development
(HUD), interprets the McKinney-Vento definition to include only those persons who are on
the streets or in shelters and persons who face imminent eviction (within a week) from a
private dwelling or institution and who have no subsequent residence or resources to
obtain housing.'°

People are also at risk of homelessness when they experience a sudden drop in income
or a rise in housing costs, and/or they do not have the skills necessary to manage their
limited resources. According to the National Coalition for the Homeless (NCH), most
individuals at risk of homelessness are on a fixed income or are marginally employed and
have few ties to family and friends.

The 2022 Greater Los Angeles Homeless Count (latest available data) found that there
were 81 people experiencing homelessness in Malibu, all of whom were unsheltered; 45%
were counted as residing on the street or in makeshift shelters, while 65% were counted
as residing in vehicles. The count did not include people who may be residing at the

homes of frlends or reIOTlves Ihe—Z@QG%emeless—suwey“—eeneleeteel—eﬁhe—kes—Angeies

Me#bu—e#—the—ﬁme—ef—the—sewey The needs of the homeless vory by subpopulo’non

Mentally ill persons require housing supported by mental health care and counseling.
Alcohol and drug abusers require tfreatment facilities and medical and social support
services. Victims of domestic violence need shelter and social services to assist in the
transition to independent living. Runaway and recently emancipated youths require
shelter, combined with counseling and social services, in order to reintegrate them with
their families or enable them to live independently. According to The People Concern, a

social service agency offering homeless services, Mdlibu's homeless population has a
disproportionately high prevalence of mental health issues and substance use compared
to the general population.

742 U.S.C. §11301, et seq.
0! Who is Homeless2"” 2009. Publlshed by the Nohonol Coolmon for the Homeless July 2009. p. 1.
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State law (Section 65583(1) (6)) requires municipalities to address the special needs of
persons experiencing homelessness within their jurisdictional boundaries. “Homelessness”
as defined by the U.S. Department of Housing and Urban Development (HUD), describes
an individual (not imprisoned or otherwise detained) who:

e Lacks afixed, reqular, and adequdate nighttime residence; and

e Has a primary nighttime residence that is:

e A supervised publicly or privately operated shelter designed to provide
temporary living accommodations (including welfare hotels, congregate
shelters, and transitional housing for the mentally ill);

e An institution that provides a temporary residence for individuals infended to
be institutionalized; or

e A public or private place not designed for, or ordinarily used as, a regular
sleeping accommodation for human beings.

This definition does not include persons living in substandard housing (unless such housing
has been officially condemned), persons living in overcrowded housing, persons
discharged from mental health facilities (unless the person was homeless when entering
and is considered to be homeless at discharge), or persons who may be at risk of
homelessness (for example, living temporarily with family or friends).

Facilities such as emergency shelters, low barrier navigation centers, tfransitional housing
and supportive housing address the needs of the homeless and those at risk of becoming
homeless. The City's Zoning Ordinance permits transitional and supportive housing in the
Rural Residential District (RR), Single Family Density Residential District (SF), Multiple Family
Residential District (MF), and Multifamily Beach Front District (RBF) and currently permits
emergency shelters in the Commercial General District and Institutional District.

As stated in Housing Plan Program 2.4.c, the City will amend the LIP and MMC to remove
individual capacity limits for emergency shelters 1o meet the requirements of AB 2339,
and to revise parking regulations for Homeless and Emergency Shelters and Navigation
Centers to comply with Government Code section 65583. The City will also amend the
LIP and MMC as needed to dallow transitional and supportive housing as a regular
residential use to be similarly permitted as other uses of the same housing type in the
same zone, as specified in Housing Plan Program 2.4.a.

In 2016, the City issued a grant to the Mdlibu Task Force on Homelessness (MTFH), an

independent organization of community volunteers, to help fund a pilot project to bring
professional services to Malibu's homeless population. MTFH entered into an agreement
with The People Concern to bring two full-time outreach workers to Malibu daily in order
to locate, engage, and build relationships with homeless individuals. The City continues
to partner with The People Concern and contracts two outreach workers to assist with
the City's homelessness programs and services. Since the program began, 72 individuals
in Malibu have been placed in permanent housing.
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Persons experiencing homelessness in Mdlibu can access housing assistance through
various shelters and programs, including the following:

¢ The People Concern, based in Santa Monica, provides fully integrated
"wraparound” services to chronically homeless individuals, people dealing with
severe mental or physical illness or substance addiction, victims of domestic
violence, and challenged youth. The People Concern assists individuals in need in
obtaining subsidized permanent housing and provides interim housing for persons
fransitioning out of homelessness.

e Project Homeward Bound works directly with homeless individuals who find
themselves stranded in Malibu without sufficient funds to support themselves,
providing them with funds to return to their family and friends in other states where
they can get a fresh start.

e St. Joseph Center provides permanent supportive housing services to homeless
residents throughout Los Angeles County and provides short-term rental assistance
and supportive services to those in need.

e The City's Outreach Team and Housing Navigator work with landlords and shelter
facilities  throughout Los Angeles County 1o help people experiencing
homelessness get off the streets and intfo housing.

o The City provides funding to the SHIELDS Rapid Re-Housing for Adulis and Veterans
(RRAV) program which connects individuals experiencing homelessness to
permanent housing rental and provides move-in assistance, case management,
and linkage and referral services.!?

7.2.6 Assisted Housing at Risk of Conversion

State law requires that the Housing Element identify any residential projects in the City
that are under an affordability restriction, along with those housing projects that are at
risk of losing their low-income affordability restrictions within the ten-year period from
20132021-20321. According to the SCAG, the California Housing Partnership Corporation
and City records, there are no assisted low-income units in the City, and therefore, no
housing units at risk of losing their low-income affordability.

7.2.7 Housing Constructed, Demolished or Converted within the
Coastal Zone

California Government Code §65588(d) requires that the Housing Element update take
into account any low- or moderate-income housing provided or required in the Coastal
Zone pursuant to §6590 (the Mello Act!3). State law requires that jurisdictions monitor the
following:

¢ The number of new housing units approved for construction within the Coastal
Zone (after January 1, 1982);

12 City of Malibu. 2023. Homelessness. https://www.malibucity.org/865/Homelessness
13 The Mello Act requires, in part, the replacement of affordable units demolished or converted within the coastal zone.
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e The number of low- or moderate-income units required to be provided in new
developments either within the Coastal Zone or within three miles of the Coastal
Zone;

¢ The number of existing housing units in properties with three or more units occupied
by low- or moderate-income households that have been authorized for demolition
or conversion since January 1, 1982; and

e The number of low- or moderate-income replacement units required within the
Coastal Zone or within three miles of the Coastal Zone.

Table 7.2-21 provides City statistics for housing units in the Coastal Zone through 2020.

Table 7.2-21
Malibu Coastal Zone Housing Units — 1982-2020

Number of new units approved for construction in the Coastal Zone after January 1, 1982 503

Number of new units for low- and moderate-income households required to be provided either within the 0
coastal zone or within three miles of it

Number of units occupied by low- and moderate-income households and authorized to be demolished or
converted

Number of units for low- and moderate-income households required either within the coastal zone or within 0
three miles of it in order to replace those demolished or converted

Source: City of Malibu, 2021

7.2.8 Future Housing Needs

7.2.8(a) Overview of the Regional Housing Needs Assessment (RHNA)

The RHNA is a key tool for local governments to plan for anticipated growth. The RHNA
quantifies the anticipated need for housing within each jurisdiction for the period from
June 30, 2021, to October 15, 2029. Local governments then determine how they will
address this need through the process of updating the Housing Elements of their General
Plans.

The current RHNA was adopted by SCAG in 2021. Future housing needs are determined
by the forecasted growth of households in a community and also by “existing needs”
due to overpayment and overcrowding. The housing need for new households is then
adjusted to maintain a desirable level of vacancy to promote housing choice and
mobility. An adjustment is also made to account for units expected to be lost due to
demolition, natural disaster, or conversion to non-housing uses. The sum of these factors
—household growth, existing need, vacancy need, and replacement need — determines
the new housing need for a community. Total housing need is then distributed among
fourincome categories on the basis of the County’s income distribution, with adjustments
to avoid an over-concentration of low-income households.
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7.2.8(b) 2014-20212021-2029 Housing Needs

The additional housing need assigned to Malibu for the 2021-2029 planning period is
shown in Table 7.2-22.

Table 7.2-22
Regional Housing Needs - Malibu

Moderate Above Moderate

282 19 17 15 79

Source: SCAG 2021

Notes:

1. Includes the Extremely-Low-Income (ELI) category.

2. 14 units are assumed to be ELI pursuant to Government Code §65583.a.1

A discussion of the City's inventory of suitable sites to accommodate the City's housing
need is provided in ChapteriiSection 7.4 — Resources and Opportunities, and Appendix
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7-2.107.2.9 Financial and Administrative Resources

7-210{a)7.2.9(a) State and Federal Resources

Community Development Block Grant Program (CDBG) - The City does not have any
housing that qualifies for CDBG funding. The City receives approximately $650,000 a year
in CDBG funding. Of this total, 15% is spent on administration and program services (e.g.,

Mollbu Communl’ry Labor Exchonge) M—Feeeﬁi—yeeﬁ—the—eﬁy—hes—exeheﬂgeel—the

Low-Income Housing Tax Credit Program — The Low-Income Housing Tax Credit Program
was created by the Tax Reform Act of 1986 in order to provide an alternate method of
funding low-and moderate-income housing. Each state receives a tax credit, based
upon population, foward funding housing that meets program guidelines. The tax credits
are then used to leverage private capital into new construction or acquisition and
rehabilitation of affordable housing. Limitations on projects funded under the Tax Credit
programs include minimum requirements that a certain percentage of units remain rent-
restricted, based upon median income.

Mortgage Credit Certificates (MCC) — This program provides a federal tax credit for
income-qualified homebuyers that is equivalent to 15% of the annual mortgage interest.
Generally, the tax savings are calculated as income in order to help buyers qualify to
purchase a home. Using an MCC, first-fime homebuyers can save between $700 and
$2,500 a year on their annual federal tax bill. The program is inifiated by the homebuyer
applying through a participating lender, who then submits an application to the Los
Angeles County Development Authority (LACDA). The City is not involved in administering
this process or approving loans.

7-2.10(b})7.2.9(b) Local Resources

The City does not have a housing department. The only local revenue source for
affordable housing is through the City's approval of the Patriot Homes Overlay
condominium project. The City Council resolution approving the project requires an in-
lieu payment of $30,000 per unit, required at the time of the close of escrow, to be used
for programs consistent with the City's Housing Element. An Affordable Housing Trust
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Fund, which contains in-lieu funds generated through development agreements, was
established in 2013 (Ordinance No. 375). _As of October 2023, the Trust Fund has a
balance of $194,140. According to the City's Affordable Housing Ordinance, the Trust

Fund can be used for the following's:

Assistance to housing development corporations;

Equity participation loans;

Grants;

Pre-home ownership co-investment;

Predevelopment loan funds;

Participation leases;

Other public-private partnership arrangements;

The acquisition of property and property rights;

Construction of affordable housing including costs associated with planning,

administration, and design, as well as actual building or installation;

Costs of rehabilitation and maintenance of existing affordable housing when

needed to preserve units that are at risk of going to a market rate or at risk of
deterioration;

Other costs associated with the construction or financing of affordable housing;

Reasonable administrative charges or related expenses; and

Reasonable consultant and legal expenses related to the establishment and/or

administration of the fund.

15 City of Malibu. 2023. Municipal Code, Affordable Housing.

https://library.gcode.us/lib/malibu_ca/pub/local coastal program/item/local implementation plan-chapter 3-3 7
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7.3 Resources and Opportunities

7.3.1 Land Resources

7.3.1(a) Inventory of Sites for Housing Development

Government Code §65583(a)(3) requires Housing Elements to contain an “inventory of
land suitable for residential development, including vacant sites and sites having
potential for redevelopment, and an analysis of the relationship of zoning and public
facilities and services to these sites.” A detailed analysis of potential development sites
has been prepared (see Appendix B) and the results of this analysis are summarized in
Table 7.3-1 below. This analysis also addresses the unaccommodated need from the
previous planning period, as required by Government Code §65584.09 (AB 1233).

Table 7.3-1
Sites Inventory Summary

RHNA 2021-2029 47 17 15
RHNA Credits - Planned and Approved Units (Table B-2) 0 0 142
RHNA Credits - Potential new ADUs 17 1 12
Remaining RHNA after Credits 30 16 0
Potential new multi-family units (Table B-4) 36 22 53
Buffer provided above remaining RHNA 20% 38%

Adequate Capacity? Yes Yes Yes

Source: City of Malibu, 2024

As summarized in Table 7.3-1, this analysis determined that there are sufficient vacant or
underutilized sites with appropriate zoning to accommodate the City's housing need for
this planning period.

7.3.1(b) Infrastructure Capacity

Wastewater - There is no municipal sewer service in the City of Malibu. All properties in the
City are currently served by individual onsite wastewater treatment systems (OWTS); with
the exception of those served by the Malibu Civic Center Water Treatment Facility
(CCWTF)', and five small package treatment plants within the City: Latigo Bay Shores,
Point Dume, Trancas Canyon, Malibu Mesa, and Maison de Ville. Any new development
that is not served by the six treatment plans will be required to install its own OWTS in order
to serve its wastewater disposal needs.

1 Phase One of CCWTF construction was completed in October 2018. No residential properties were connected to the
facility during that phase; however, the Phase Two expansion will connect approximately 247 single-family homes, 191
condominiums, and 7 other properties.
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Water - Domestic water for City residents is supplied by County Waterworks District No. 29
(“District 29") from the Metropolitan Water District of Southern California (MWD). The MWD
obtains its water from the State Water Project and the Colorado River. According to the
MWD's 2020 Urban Water Management Plan, the MWD has sufficient supply to meet
demand for all water customers through 2045 and has sufficient total capacity to
accommodate the City’'s RHNA. District No. 29 receives the water through a confract
with the West Basin Municipal Water District, a member agency of the Metropolitan
Water District. The District’s connection to Metropolitan Water District’s system is located
in Culver City. The water travels to the District through a 35-mile transmission main in
Pacific Coast Highway. Many of the City's water mains and tanks have been identified
by the City and by District 29 as severely undersized._All sites identified in the Sites

Inven’rory are in_areas served by District 29 Wmeh—hes—sumelem—te#@—eeeeeﬁy—te

H—ewe%r—f—For prOJec’rs IocoTed in areas WlTh Ilml’red to no service by Dls’rnc’r 29 proper’ry
owners may install water tanks to serve the property’s needs. With the inclusion of private
water tanks, domestic water supply is not expected to limit residential development in
the city. The sites in the Sites Inventory are located on Pacific Coast Highway and have
direct access to the water fransmission main; therefore, the sites are served by adequate
water supply and infrastructure.

Dry Utilities — Southern California Edison (SCE) supplies electricity in the city. The housing
sites identified in the City's Affordable Housing Overlay (AHO) will be connected to SCE's
"Cuthbert” circuit which serves properties from approximately Latigo Cyn Rd to Bonsall
Dr, and from Pacific Coast Highway to approximately one mile inland. Domestic natural
gas service is provided by the Southern California Gas Company. Telephone, internet
services, and cable television are serviced by contracted providers including Spectrum
and Frontier. There is sufficient energy supply, utilities, and connection capability for the
housing units projected in the Sites Inventory.

7.3.1(c) Environmental Constraints

While virtually all properties in _Mdalibu face development challenges due to
environmental constraints such as environmentally sensitive habitat areas (ESHAS), fire
hazards, and geological hazards, these hazards do not preclude development on sites
identified to accommodate the City's RHNA. Compliance with the California Building
Code will generally mitigate the risk of seismic hazards to residential structures. The City
requires strict adherence to the California Fire Code, as well as offers assistance with
hazardous brush and tree clearance to mitigate the risk of wildfire. The capacities of
wothe AHO sites were significantly reduced to accommodate a 100-foot buffer to
wetlands classified as ESHA. A full discussion of environmental constraints is available in

Appendix B.

7.3.2 State and Federal Resources

Refer to Section 7.2 Housing Needs Assessment for a description of state, federal, and

Iocol resources for offordoble housmq developmen’r @emmuprﬁsyul;ex;elepmem_&eek
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7.3.3 Energy Conservation Opportunities

State law (Government Code §65583(a)(8)) requires all new construction to comply with
“energy budget” standards that establish maximum allowable energy use from
depletable sources. These requirements apply to such design components as structural
insulation, air infiliration and leakage control, setback features on thermostats, water
heating system insulation (tanks and pipes) and swimming pool covers if a pool is
equipped with a fossil fuel or electric heater. State law also requires that a tentative tract
map provide for future passive or natural heating or cooling opportunities in the
subdivision, including designing the lot sizes and configurations to permit orienting
structures to take advantage of a southern exposure, shade or prevailing breezes.

Sevuthern-California-Edison{SCE} and the Southern California Gas Company offer energy
conservation programs, including audits of home energy use to reduce electricity

consumption, refrigerator rebates, appliance repair and weatherization assistance to
qualified low-income households, buyer’s guides for appliances and incentives by the
Gas Company to switch from electric to gas appliances. Direct assistance to low-income
households is provided by the Gas Company through the California Alternate Rates for
Energy Program and by SCE through its Energy Management Assistance Program.
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Both companies have programs to encourage energy conservation in new construction.
SCE's energy rebate program applies to residential developers as well as to individual
customers. SCE also offers an Energy STAR new home program and a Sustainable
Communities Program, offering design assistance and financial incentives for sustainable
housing development projects. The Gas Company’s Energy Advanced Home Program is
offered to residential developers who install energy-efficient gas appliances that exceed
California energy standards by at least 15%.

In addition, simple water conservation techniques can save a family thousands of gallons
of water per year, plus many dollars in water and associated energy consumption costs.
It is now possible to obtain plumbing products that reduce water waste by restricting the
volume of water flow from faucets, showerheads, and toilets. The use of plant materials
that are adapted to the climate of Southern California’s coastal areas can also
measurably contribute to water conservation by reducing the need for irrigation.

A household can save water by fixing dripping faucets and using water more
conservatively. In addition, such conservation practices save on the amount of gas and
electricity needed to heat water. By encouraging residents to conserve water and install
water saving devices, the City can greatly reduce its water consumption needs and
expenses.

The City has partnered with Los Angeles County Waterworks and West Basin Municipal
Water District to help local residents save water and money through a comprehensive
water conservation program called Malibu Smart. The goal of the Malibu Smart program
is to save 28 million gallons of water annually in Malibu and Topanga Canyon through
the installation of water-efficiency measures.

Actions the City of Malibu has taken to encourage energy conservation include the
following:

o City policy regarding processing permits for water tanks, rainwater collection
structures, etc. was created for the ease of the applicant

e Solar panels are processed with a ministerial Over-the-Counter (OC) Permit which
takes only a few days to approve and costs under $100

e A draft Exemplary Green Building Projects Fast-Tracking Pilot Program has been
prepared

The City has recently adopted the Local Energy Efficiency Standards Ordinance and the
Landscape Water Conservation Ordinance. The energy ordinance preserves and
enhances the environment, by setting forth minimum energy efficiency standards within
the City for all new single-family dwellings, multi-family residential construction,
nonresidential construction, and substantial remodels. The City’'s ordinance includes
measures which are more restrictive than the California Building Energy Efficiency
Standards (Title 24). The water conservation ordinance applies to: 1) projects for a
commercial, institutional, or multi-family use or a subdivision, any of which propose a new
or altered landscape area, including public agency projects; and 2) projects for a single-
family residential use proposing a new or altered landscape area of 2,500 square feet or
more; in the case of a project associated with an existing single-family residence, the
new or altered landscape area is subject to this Chapter when the landscape area is
5,000 square feet or more. The water conservation standards are intended to promote
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water conservation while allowing the maximum possible flexibility in designing healthy,
attractive, and cost-effective water efficient landscapes.

Clean Power Alliance

In 2018, the City joined the Clean Power Alliance (CPA), a locally controlled electricity
provider made up of 31 local governments across Los Angeles and Ventura counties
working together to bring clean, renewable power choices to our communities. CPA
purchases clean power and Southern California Edison (SCE) delivers it.

CPA energy service for residential customers in Malibu began in February 2019 and non-
residential customers in May 2019. Customers in Malibu were automatically enrolled to
receive 50% of their power supply from renewable sources. In June 2019, City Council
approved opting all municipal electricity accounts to 100% renewable energy through
CPA to lead by example for the community. In October 2019, City Council approved the
selection of 100% Green Power as the default electricity choice for Clean Power Alliance
customers in the City. Starting in October 2020, Malibu’s Clean Power Alliance customers
started to receive 100% renewable power generated by solar, wind and other renewable
and carbon-free resources in California and the surrounding region.

Customers can also select two rate options: Clean Power, which provides 50% renewable
and Lean Power, which provides 36% renewable content. No matter the rate option,
Clean Power Alliance offers the shared benefits of local management and control,
stable, competitive rates, and higher renewable energy content.

Energy Partnerships

In 2018, the City enrolled in energy partnerships like the Westside Energy Partnership and
Southern California Regional Energy Network (SoCalREN) to receive public agency
assistance with implementation of energy efficiency projects and programs as well as
technical assistance and incentives.

Through the recommendations in SOCalREN’s Comparative Energy Analysis, City Hall’'s
HVAC system was optimized to save an estimated 11% of its energy use and the City took
advantage of Southern California Edison’s free Direct Install program to install LED lighting
at the Michael Landon Community Center.
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7.4 Constraints
7.4.1 Governmental Constraints

7.4.1(a) Land Use Plans and Regulations

General Plan

Each city and county in California must prepare a comprehensive, long-term General
Plan to guide its future development. The Land Use Element of a City's General Plan
establishes the basic land uses and density of development within the various areas of
the city. Under state law, the General Plan elements must be internally consistent and the
city’s zoning ordinance, and Local Coastal Program, as applicable, must be consistent
with the General Plan. Thus, the land use plan must provide suitable locations and
densities in order to implement the policies of the Housing Element.

The City of Malibu’s General Plan Land Use Element provides for five residential land use
designations, as shown in Table 7.4-1.

Table 7.4-1
Residential Land Use Categories —
Malibu General Plan

Maximum
Designation Density? Description

Rural Residential (RR) - Includes RR- 1.0 Single-family homes on large parcels ranging from one to 20 acres or
40, RR-20, RR-10, RR-5, RR-2 & RR-1 more.
Single Family Residential (SF) - 4.0 Single-family homes on lots ranging from approximately 10,000 SF to
Includes SF-L & SF-M one acre.
Multi-Family (MF) 6.0 Duplexes, triplexes, two- or three-unit townhomes and low-rise

apartments (primarily existing) on minimum 20,000 SF parcels.
Multi-Family Beach Front (MFBF) 23.12 Single-family and multi-family residences on small beach front lots.
Mobile Home Residential (MHR) - Existing mobile home park.

Source: City of Malibu General Plan.

1. Density expressed in dwelling units per net acre of lot area (lot area excludes street rights of way but may include 1-to-1 slopes).
2. Not to exceed 4 units per lot

3. As determined by the PD process

While the City has a considerable amount of vacant land, only a small portion is suitable
for development because of steep hillsides, unstable soils and subsurface conditions,
extreme fire hazards, and environmentally sensitive habitat areas (ESHA). Since its
incorporation in 1991, the City has focused its efforts on preserving its rural character,
protecting environmental resources, and improving fire safety.

With highly constrained land, limited infrastructure, and high land costs, the City’s
approach to accommodating affordable housing is to identify unconstrained sites at
appropriate densities and to successfully leverage State and federal subsidies for
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affordable housing. The encouragement of accessory dwelling units is also important, as
most of Malibu’s development consists of single-family homes and associated accessory
structures.

LCP Local Implementation Plan

The entire city is located in the Coastal Zone and is subject to the City's Local Coastal
Program (LCP) Local Implementation Plan (LIP). The LIP includes development standards
to protect environmentally sensitive habitat areas (ESHAs) (LIP Chapter 4), native trees
(LIP Chapter 5), scenic, visual, and hillside resources (LIP Chapter 6), shoreline and bluff
areas (LIP Chapter 10), archaeological/cultural resources (LIP Chapter 11), public access
(LIP Chapter 12), and water quality (LIP Chapter 17). Projects that contain or are located
near identified coastal resources may require modifications or reductions in density to
protect the identified resource. While the LIP is a City document, it must be consistent
with the California Coastal Act, and any modification is subject to certification by the
Coastal Commission. For a discussion of potential constraints raised by the LIP, see the
discussion in this Housing Element on Residential Permit Processing/Coastal Development
Permit (CDP) and Non-Governmental Constraints/Environmental Constraints.

Environmental Sensitive Habitat Area (ESHA) Overlay

As discussed in Chapter 4 of the LIP, the ESHA Overlay protects and preserves areas
where plant or animal life, or their habitats, are either rare or especially valuable -because
of their special nature or role in an ecosystem, and which could easily be disturbed or
degraded by human activities and development. The ESHA Overlay zone extends over
the ESHA area and areas within 200 feet of designated ESHA necessary to ensure
continued protection of the habitat areas. Only uses dependent on the environmentally
sensitive habitat areas and which do not result in significant disruption of habitat values
are permitted in the ESHA overlay zone. New developments that are adjacent to habitats
such as stream, riparian, wetland, woodland, coastal bluff, coastal sage scrub,
chaparral, and other ESHA areas must provide a buffer of no less than 100 feet in width
from the outer edge of the ESHA area. The following types of developments
accompanied with a biological study are not subject to the provisions of the ESHA
Overlay and areshall not be subject to review by the Environmental Review Board:

1. Remodeling an existing structure that does not extend the existing structure
footprint.

2. Additions to existing structures that are within the lawfully established graded pad
areq, or the existing developed/landscaped ared if there is no graded pad, and
that do not require additional fuel modification.

3. Demolition of an existing structure and construction of a new structure within the
existing building pad area where no additional fuel modification is required.

4. New structures and landscaping proposed within the permitted graded pad or
permitted development areaq if there is no graded pad, authorized in a previously
approved CDP permit.

5. New structures within existing, developed neighborhoods where the new
structures will be located over 200 feet from an ESHA, as shown on the ESHA

overlay map.
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As discussed in Appendix B, Residential Land Inventory, ESHA exists on the three parcels
identified in the Site Inventory. The ESHA overlay on the sites were excluded from the
development area of the sites, and the development potential capacity for the RHNA
sites was reduced accordingly. Therefore, the presence of ESHA is not a constraint on
sites included in the Sites Inventory. Additional discussion of site-specific environmental
constraints is provided in Appendix B.

Scenic and Visual Resources

Except for beachfront lots or as provided in Chapter 17.42 of the MMC, all development
projects subject to a CDP and which propose a structure greater than 18 feet in height
shall obtain a site plan review (SPR). A SPR may be approved or conditionally approved
if the project meets all of the following criteria: the project is consistent with the City's
generdl plan and LCP; and the portion of the project that is greater than 18 feet in height
does not obstruct visually impressive scenes of the Pacific Ocean, off-shore islands, Santa
Monica Mountains, canyons, valleys, or ravines from the main viewing area of any
affected principal residence as defined in Section 17.40.040(A)(17).

Chapter 6 of the LIP, Scenic and Visual Resources, is infended o enhance and protect
the scenic and visual qudlities of coastal and mountain areas in the city in accordance
with the policies of the LCP and the Cadlifornia Coastal Act. These provisions apply to all
CDP applications for parcels located along, within, providinges views 1o, or-s visible from
any scenic areq, scenic road, or public viewing area. The hillside development standards
of this chapter apply to properties where the project site includes any area of slope over
20 percent. Applications for new development in scenic areas must provide a visudl
analysis that includes the following:

Grading plan, if grading is proposed.
Cross sections of the project site showing the proposed grading and structures.
Line of sight analysis showing the view of the project site from public viewing areas.

nall SC A

Photos of the project site from public viewing areas and/or scenic roads, with story
poles placed on the site to indicate the proposed location and maximum height
of all structures and stakes placed on the site to indicate the extent of all proposed
arading.

5. An analysis of the potential impacts of the proposed development on the
identified public views.

6. Project dlternatives designed to avoid and minimize impacts to visual resources.

Mitigation measures necessary to minimize or mitigate residual impacts that
cannot be avoided through project siting and design alternatives.

; : - howevertThe requirements
listed under Chapter 6 of the LIP, Scenic and Visual Resources, are requirements that are
generally dictated by state coastal zone regulations and are reasonably necessary to
protect and preserve visual resources of the coast and hillside.

As part of the CDP application process, applicants are required to install story poles to
demonsirate the height and location of the proposed development that may affect
views of scenic resources. The City of Mdlibu Story Pole policy includes provisions for
waiving the installation of story poles if it is determined that there is no possibility that the

7.4-3 Adopted September 2024




City of Malibu 2021-2029 Housing Element 7.4 Constraints

proposed develoomen’r will creo’re or con’mbu’re fo odverse |mpo1<:’rs to scenic oreos Fhe

The requirements for story poles are a constraint in that it adds to the cost and timing for
a project over 18 feet. The City willimplement Program 4.3.e to allow alternatives to story
poles, such as photo simulations, for multi-family development subject to story pole
requirements under Chapter 6 of the LIP.

Grading

Chapter 8 of the LIP, Grading, ensures that new development minimizes the visuadl
resource impacts of grading and landform alteration by restricting the amount of non-
exempt grading to a maximum of 1,000 cubic yards for a single-family residential parcel
and 1,000 cubic yards of non-exempt grading per acre for multi-family residential parcels.
Types of grading that is exempt from the 1,000 cubic yard maximum are: understructure
grading (excavation for foundations and other understructure excavation and
incremental excavation for basements), removal and recompaction, safety grading
(grading required for L.A. County Fire Department access approval beyond the 15-foot
minimum_access and may include turnouts, hammerheads, turnarounds, and access
roadway widening), and remedial grading (grading recommended by a full site
geotechnical or soils report prepared by a licensed geologist or soils engineer which is
necessary to correct physical deficiencies on the site for the construction of a primary
residential structure or access to the lotf). Along with the exempt provisions, the 1,000
cubic yard threshold is able to accommodate most residential construction.

The City processes variances for proposed projects involving grading that exceeds 1,000
cubic yards of nonexempt grading in rare occasions when a project is proposed on steep
slopes to stabilize slopes for safety purposes or when ancillary uses such as equestrian
rings and sport courts (i.e., accessory structures that are ancillary to the primary residential
structure) are proposed. Development on beachfront properties involves minimal to no
nonexempt grading as beachfront development is constructed on piles, which do not
require landform alteration. Overall, grading regulations are not a constraint _on
residential development.

Zoning Designations and Development Standards

The City regulates the type, location, density, and scale of residential development
through Title 17 of the MMC (Zoning Ordinance/Zoning Map). Additionally, because the
City of Malibu lies entirely within the Coastal Zone, all ef+he-zoning designations and
development standards have been incorporated into the LIP. The LIP includes additional
development standards and-coastalresource-protectionpolicies-that are infended to
augment the MMC Zoning regulations and serve to implement the General Plan and are
designed to protect and promote the health, safety, and general welfare of residents.
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The MMC and LICP also help to preserve the character and integrity of existing
neighborhoods. The MMC and LIEP set forth residential development standards for each
zoning district.

Zoning districts that allow residential units as a permitted use are as follows:

RR Rural Residential

SF Single-Family Residential
MF Multi-Family Residential
MFBF Multi-Family Beachfront

MH  Mobile Home Park

PD Planned Development
AHO Affordable Housing Overlay
CG Commercial General

A summary of the LCP/MMC development standards for the zoning districts permitting
residential development is provided in Table 7.4-2.

Lot Standards

Lot standards include requirements for minimum lot areas, which range from 1 acre in the
RR zone to 5,000 square feet in the MFBF zone. The minimum lot area for new lots in the
MEBF district is 5,000 square feet. Existing sites that are smaller than the minimum lot size,
including sites in the Sites Inventory, are considered legal, nonconforming parcels.
Pursuant to MMC Section 17.60.030, nonconforming parcels may be developed for any
purpose permitted in the zone district provided that uses and new construction complies
with the code. Lots that are 5,000 square feet within the MFBF zone may only build @
maximum of two dwelling units. While parcel nonconformity is not a constraint, the smaller
lot sizes for multi-family beach front developments may be a constraint as developments
may have to consolidate multiple lots to develop a multi-family residence with more than
two units. However, many MFBF lots are typically developed with single family homes due
to environmental constraints, the lack of municipal sewer system, and market demand.
Additionally, the LIP standards and environmental concerns constrain the development
of higher densities within beach front zones.

Setbacks

Setback standards are based on a percentage of lot depth and width which provides
flexibility in standards for various ot sizes. Front setbacks are 20% of the lot depth for all
zones or 65 feet, whichever is less. The required front yard setback for beachfront ofs is
20 feet or the average of the two adjacent lots, whichever is less. Setbacks are not a
constraint to development as setback standards can be further reduced through the
Minor Modification that is processed concurrently with a CDP.

Impermeable Coverage

Developments must meet standards for maximum impermeable coverage to reduce off-
site run-off, manage storm water, and protect water qudlity. Single family developments
may be developed with a maximum of 35-45% impermeable coverage depending on
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the size of the lot, with a maximum of 25,500 square feet of total impermeable coverage.
This requirement does not apply to beachfront lots as beachfront development is
constructed on pilings that do not require impermeable foundations. The LIP and Chapter
17.40.040 of the MMC are unclear as to whether multi-family beachfront lots are subject
fo impermeable coverage requirements. Program 4.3.c. directs the City to revise the LIP
and MMC to clarify that the impermeable coverage requirement does not apply to
beachfront lots, including multi-family development.

Multi-family developments may be developed with a maximum of 70% impermeable
coverage. Multi-family developments are required to devote 25% of the lot area to
landscaping and an additional 5% to permedable surfaces. Maximum impermeable
surface areas reduce the need, and associated costs, of installing off-site drainage
infrastructure. This standard is not considered a constraint to multi-family developments,
as evidenced by recent rehabilitation project at 6453 Sycamore Meadows Drive, Qs it is
based on the percentage of the lot size and may coincide with other required standards
such as setbacks. Impermeable coverage standards also reduce costs associated with
off-site drainage improvements.

Requests to use certain materials o meet the permeable coverage requirement are
considered through the CDP application review process. The Public Works Department
reviews proposed paving materials within 30 days of application submittal for
confirmation that the proposed materials are acceptable. Applicants can also seek
confirmation on specific materials prior to application submission. The City provides has
a handout on the City's website on permeable materials.! Applicants are encouraged
to consult with City Planning staff during planning consultation hours at the public counter
to review proposed permedble materials. In_a review of recent development
applications, there have not been requests for concessions on lot coverage
requirements. Therefore, the City's lot coverage requirements are not a constraint to
housing development.

Height

The maximum base height is 18 feet with the ability to increase height to 24 feet for a flat
roof and 28 feet for a pitched roof with a SPR in all residential non-beachfront zones. For
residential beachfront zones, the maximum base height is 28 feet (without the need for
a SPR) and a maximum number of two stories is allowed.- Generally, a height limit of 18
feet may consirainthe development-of-development specificallyfordevelopmenis-in
the MF zone as a maximum of one story may be accommodated at that height. Height
limits are generally intfended to maintain visual consistency within an area and
compatibility between adjacent buildings. Proposed development may exceed the
height limit of 18 feet through the SPR application if findings are met that the
development will not affect private views. Typically, the 24 or 28-foot height allowance
through the SPRis granted unless the development would block a public or private view.
The SPR requirement is not a constraint because SPRs are processed concurrently with a
CDP and do not create an additional process that would extend the project timeline.
While the intent of the SPR is o protect private views, MF zones are in lower elevation
areas and would not affect private views. The 24 or 28-foot height allowance is sufficient
for the allowable two-story development and accommodates the maximum density of

I City of Malibu. https://www.malibucity.org/DocumentCenter/View/17545/Using-Permeable-Surfaces
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6 du/acre dllowed in the MF zone. The SPR application findings are discussed further in
Section 7.4.1 (b).

Currently, the AHO allows a maximum of two stories and a maximum height of 28 feet,
which is insufficient to accommodate the maximum allowable density of 27 du/acre. The
City will revise the maximum height allowed in the AHO to 30 feet and remove the two-
story limit to accommodate development with a density of 27 du/acre, as directed by
Program 4.3.d.

The dllowable height for projects located in scenic areas is generally dictated by the

state coastal zone regulations and is reasonably necessary to protect the scenic and
visual resources of the hillside and the coast. The density achieved is largely driven by the
environmental conditions and the market demand for single family residences over multi-
family residences in Madlibu. Non-governmental constraints are further discussed in
section 7.3.2 below. —and-gre-notconsidered-to-be-consiraintsto-the developmento

nousing.

Density

In most residential areas of the city, densities range from about one unit per 20 acres
(RR-20 zone) to six units per acre (MF zone). Higher densities (up to 23.1 units per acre, not
to exceed four units per lot) occur along four small stretches of beachfront property, as
well as on Affordable Housing Overlay (AHO) parcels,_which require that affordable
housing development projects have a minimum of 20 units per acre, a maximum of one
dwelling unit per 1,613 square feet of ot ared, and a minimum of 16 dwelling units.
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Table 7.4-2
Residential Development Standards
Development Standard RR! SF7 MF MFBF MH
Maximum density 1 du/acre 4 du/acre 6 du/acre® 23.1 du/acre?® NA 27dulacre
Minimum lot area 1 acre SFL=0.5ac 20,000 sf 5,000 sf NA NA
SFM=0.25ac
Minimum front yard 20% of lot 20% of lot 20% of lot 20% of lot NA NA
depth? depth? depth? depth?
Minimum side yard 10% of lot 10% of lot width 10% of lot 3 feet® NA NA
width? 3 width?
Minimum rear yard 15% of lot 15% of lot depth 15% of lot Stringline* NA NA
depth* 4 depth 4
Maximum impermeable coverage 30%-45%5 30%-45%3 30%-4570%3 30%- 35%NA 30%-
45%N/AS 4570%°
Maximum building height 18 feett 18 feet & 18 feetd 28 feetd 18 feet 28 feett

Source: City of Malibu Zoning Ordinance

1.
2.

3.

Includes RR-20, RR-10, RR-5, RR-2, and RR-1 zones. Minimum lot area varies from 1 to 20 acres depending on designator.

Front yard setback is 20% of lot depth or 65 feet, whichever is less. Front yard setback for beachfront lots is 20 feet or the average of the two
adjacent lots, whichever is less.

Aggregate side yard setbacks must be at least 25% of lot width, with no single side yard less than 10% of lot width or 5 feet, whichever is greater.
Side yard setback for beachfront lots is 10 percent of lot width on each side with a 3 feet minimum and a 5 feet maximum.

. Rear yard setback must be at least 15% of lot depth or 15 feet, whichever is greater. Rear yard setbacks for beachfront lots are determined by the

stringline rule.

. Not to exceed 25,5000 sf. Impermeable coverage requirements do not apply to beachfront lots.
. Maximum height for new construction on beachfront lots is 24 feet for flat roof structures and 28 feet for pitched roof structures. For non-

beachfront lots, heights of 24 feet for flat roof structures and 28 feet for pitched roof structures may be permitted by site plan review.

. Includes SFL and SFM. Maximum of 2 units per acre for SFL and 4 units per acre for SF-M.
. Maximum density is 6 units per acre.
. Maximum density is 1 unit per 1,885 sf of lot area, not to exceed 4 units per lot. One additional unit may be permitted if affordable to a very-low-,

low-, or moderate-income household.

A summary of the residential development permitted by the LCP/ MMC is provided in
Table 7.4-3. (Note: The PD district is not included in the table because allowable uses and
development standards are established through the PD permit process.)
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Table 7.4-3
Permitted Residential Development by Zoning District

Zoning District

Housing Type Permitted MF MFBF MH cc Ccv

Residential uses

Single-family detached P P P P

Multi-family CUP! | CUP! P2

Manufactured housing P P P P

Mobile home p4 p4 p4 MCUP4 P

Accessory dwelling units A A A A

Special needs housing

Emergency shelters P P
Transitional/supportive housing? P P P P P

Agricultural employee housing® A A CUP

FF){(;arssicr:re132)tiaI care facility (6 or fewer P P P p

Residential care facility (7 or more persons) CUP
Residential care facilities for the elderly CUP | CUP | CUP | cupP
Single room occupancy P

Source: Malibu LCP

P =Permitted CUP = Conditional Use Permit A = Permitted only as an accessory use to an otherwise permitted use.
Notes.

1. Multi-family development associated with an affordable housing development project is permitted by right.

2. Multi-family development is only permitted in the CC zone if it is associated with an affordable housing development project within the Affordable
Housing Overlay.

3. Permitted subject to the same standards and procedures as applied to other residential uses of the same type in the same zone.
4. Permitted only during construction of permanent housing.
5. Permitted with a CUP in the Commercial-Recreational Zone as well if animal related only.

The CUP requirement for multi-family development in the MF and MFBF zoning districts is
a constraint to the development of that type of housing. To remove the constraint, the
City willremove the CUP requirement for multi-family development in the MMC and allow
multi-family development as a permitted use in those zoning districts as directed by
Program 4.3.Q.

Zoning for Lower-Income Housing

As shown in Table 7.4-3, the LCP and MMC provide for a variety of housing types including
single-family homes, multi-family (both rental and condominiums), manufactured
housing and second units. Low-income housing can be accommodated in all residential
districts. Accessory dwelling units, which are a tool in facilitating affordable housing, are
permitted by-right in all residential districts in accordance with State law.
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Density, Units per Parcel, Floor Area and Lot Coverage Limitations. Pursuant to Assembly
Bill 2348,2 the “default density” for small Los Angeles County jurisdictions, including the
City, is 20 dwelling units per acre?. The default density refers to the density at which low-
income housing development is presumed to be feasible, although State law allows
jurisdictions to propose alternative densities that are sufficient to facilitate affordable
housing based on local experience and circumstances. The MFBF zone allows
development of more than 20 units per acre. While the MFBF zone limits development to
four units per parcel, this is not a constraint to development since there are no vacant
parcels large enough to accommodate more than four units at the maximum allowable
density.

Affordable Housing Overlay (AHO) Zone

In 2013 the City amended the General Plan, LCP and MMC to establish an-Affordable
Housing-Overay-{the AHO} zone (Municipal Code Sec. 17.42.020(L)) allowing multi-family
development at a minimum density of 20 units/acre and a maximum of 27 units/acre
(which includes any density bonus) by-right when affordable housing is provided. This
amendment also included revisions to development standards to facilitate such
development, such as maximum building square footage and lot coverage. Maximum
building height in the AHO is 28 feet. The City will revise the maximum height allowed in
the AHO from 28 to 30 feet and remove the two-story limit, as directed by Program 4.3.d.
Development on AHO sites must contain at least 16 units to qualify for the by-right

requirement.
To obtain the by-right reguirement on AHO sites, projects must include d minimum of

percent of affordable units. Table 7.4-4 demonstrates the AHO sites and their affordability
requirements.estricted:

Table 7.4-4 AHO District Sites

4467-013-022 28517 Pacific Coast Highway and Units in excess of six dwelling units per acre shall be
adjacent vacant lot affordable to lower and moderate income households.
4467-013-023 A minimum of fifty (50) percent of all units in excess of the six
4467-012-005 28401 Pacific Coast Highway units per acre shall be deed restricted (“restricted units”) as
very-low or low-income multifamily dwelling units.

The current minimum affordability requirement for sites located in the AHO is inconsistent
with state law (California Government Code Section 65583.2 (c)), which requires a 20
percent minimum affordability requirement to achieve by right dapproval for sites
identified in the prior housing elements. The development standards for the AHO zone
should be revised to be independent of the density bonus. Program 4+ge3.1.e directs the
City to amend the MMC and LIP to include a maximum density independent of the state

density bonus. Additionally, Program 3.5.a will revise-the- AHO-affordability-reguirement-to
20-percentto-be-consistentwith-state-law—modify its existing threshold requirements for

by-right development approval without discretionary review on the AHO sites and

2 AB 2348 (Mullin) [Stats. 2004, ch. 724]
3 Memo of June 9, 2005 from California Department of Housing and Community Development on AB 2348 of 2004. Also
available at http://www.hcd.ca.gov/hpd/hrc/plan/he/ab2348statO4ch724.pdf
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replace requirements with 20 percent of units affordable to lower-income households. In
addition, the AHO will be modified to allow projects involving subdivisions by right while
complying with the MMC and LIP, to be consistent with state law (Government Code
Section 65583.2).

Special Needs Housing

Persons with special needs may include those in residential care facilities, persons with
disabilities, the elderly, farm workers, or persons needing emergency shelter, tfransitional
living arrangements, or single room occupancy units. Many of these groups also fall under
the category of extremely-low-income households. The City's provisions for these housing
types are discussed below.

Extremely Low-Income Households

Many of the persons and households discussed in this section under the topic of special
needs fall within the extremely-low-income category, which is defined as 30% or less of
area median income, or up to $375,8450 per year for a four-person household in Los
Angeles County (20231). 4

A variety of City policies and programs described in the Housing Plan address the needs
of extremely-low-income households, including persons with disabilities. However, it must
be recognized that the development of new housing for the lowest income groups
typically requires large public subsidies in addition to appropriate zoning and
development standards.

Residential Care Facilities and Housing for Persons with Disabilities

Residential facilities refer to any family home, group care facility, or similar facility that
provides non-medical care to persons in need of personal services, supervision, or
assistance essential for sustaining the activities of daily living or for the protection of the
individual.®> Health and Safety Code §§1267.8 and 1566.3 require local governments to freat
licensed group homes and residential facilities with six or fewer residents no differently than
other by-right single-family housing uses. “Six or fewer persons” does not include the
licensee, the licensee’s family, or persons employed as facility staff. The City shall not require
a conditional use permit, zoning variance, or other zoning clearance of a residential facility
which serves six or fewer persons which is not required of a family dwelling of the same type
in the same zone.¢

Residential care facilities serving six or fewer persons are permitted by-right in all
re5|den’r|o| dISTI’ICTS in conformonce with STo’re low. The MMC and the J,:GP—LIP allow -aerge

m%mem—dsienee—beiween#e&éenﬁ@—eere#ee%es—readenhol care focm’rles serving

seven or more persons in the CG zone with a CUP. Additionally, residential care facilities
for the elderly (limited to operation by a non-profit only) are permitted in the CC, CV, CG,
and | zones with a CUP. The requirements for large residential care facilities constrain
development of housing for persons with disabilities. Through Housing Plan Program 2.4.b,

4 HCD 2023 State Income Limits
5 California Health & Safety Code §1502.
¢ California Health & Safety Code §1566.3(c).
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the City will revise the MMC and LIP to allow licensed residential care facilities for seven
or more persons similar to other residential uses of the same type in the same zone, with
an administrative permit or without discretionary review, for persons of any age and allow
operation by for-profit agencies as well as non-profit agencies The City will ensure that
the findings of an administrative permit are based on objective standards that do not
constrain_development of large residential care facilities and provide certainty to

ODDlICOnTS Throuqh The perml’rhnq process&ms@e%e#zenes—e#eem%ed%dm%s#e#e

The City's building codes require that new residential construction comply with the
federal American with Disabilities Act (ADA). ADA provisions include requirements for a
minimum percentage of units in new developments to be fully accessible to the
physically disabled.

Compliance with building codes and the ADA may increase the cost of housing
production and can also impact the viability of rehabilitation of older properties required
to be brought up to current code standards. However, these regulations provide
minimum standards that must be complied with in order to ensure the development of
safe and accessible housing.

Definition of “Family”. The Municipal Code defines Family as “one or more individuals
occupying a dwelling unit and living as a single household.” Household means a family
living together in a single dwelling unit, with a&-common access to, and common use of,
all living and eating areas and all areas and facilities for the preparation and storage of
food within the dwelling unit. These definitions are consistent with fair housing law.

Reasonable accommodation for persons with disabilities. In order to facilitate the
processing of requests to reduce architectural obstacles for persons with disabilities, a
Reasonable Accommodation Ordinance and associated amendments to the LCP and
MMC have been adopted in compliance with State law (Municipal Code Chapter
17.63). The LCP under section LIP Chapter 13.30 includes provisions for reasonable
accommodation requests to promote access to housing for persons with disabilities.

Reasonable accommodation requests are reviewed by the Planning Director or
designee, if no approval is sought other than the request for reasonable
accommodation. The Director may, in his or her discretion, refer applications that may
have a material effect on surrounding properties (e.g., location of improvements in the
front yard, would violate a specific condition of approval, improvements are permanent)
directly to the planning commission for a decision. Applications for reasonable
accommodation submitted for concurrent review with a CDP application shall be
reviewed by the authority reviewing the CDP application._The review and approval of
reasonable accommodation requests are contingent upon the findings of other
discretionary decisions.

Z HCD 2022. Group Home Technical Advisory. https://www.hcd.ca.gov/sites/default/files/docs/planning-and-
community/group-home-technical-advisory-2022.pdf
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Required findings for approval of a reasonable accommodation request listed in the
MMC are as follows:

1. The housing, which is the subject of the request, will be occupied by a person with
a disability as defined in Section 17.63.020{C} of this chapter.

2. The approved reasonable accommodation is necessary to make housing
available to a person with a disability as defined in Section 17.63.020{C}] of this
chapter.

3. The approved reasonable accommodation would not impose an undue financial
or administrative burden on the city.

4. The approved reasonable accommodation would not require a fundamental
alteration in the nature of a city program or law, including, but not limited to land
use and zoning.

5. The approved reasonable accommodation would not adversely impact coastal
resources.

6. The project that is the subject of the approved reasonable accommodation
conforms to the applicable provisions of the LCP and the applicable provisions of
this section, with the exception of the provision(s) for which the reasonable
accommodation is granted.

The criteria for approving reasonable accommodation requests; as outlined in the LIP are
consistent with those specified in the MCC, except for the fourth finding. The fourth finding
in_the LIP states “The approved reasonable accommodation would not require a
fundamental alteration in the nature of the LCP". The required findings for reasonable
accommodation listed in both the MCC and LIP, inclusive of the fourth finding in the LIP,
are objective and not considered a constraint. However, the ability for the director, in
their discretion, to refer applications that may have a material effect on surrounding
properties is subjective and is a constraint. The City willimplement Housing Plan Program
3.3.d to remove the provision of review of a request for reasonable accommodation on
the basis that may have a material effect on surrounding properties and ensure that
requests for reasonable accommodation are reviewed only on the basis of objective
findings, limited to review by the Planning Director. Additionally, the City will clarify in the
MMC and LIP that review and approval of reasonable accommodation requests are not
contingent upon the findings of other discretionary decisions.

Farmworker and Employee Housing

As discussed in Chapter 7.2 Housing Needs Assessment, the City of Malibu does not have
major agricultural ereas-operations nor has it identified a need for permanent on-site farm
worker housing. Under Cadlifornia Health and Safety Code 17021.5, any employee housing
providing accommodation for six or fewer employees must be considered a single-family
structure within a residential land use designation. California Health and Safety Code
Sections 17021.5 and 17021.6 generally require agricultural employee housing fo be
permitted without a CUP in single-family zones for six or fewer persons and in agricultural
zones with no more than 12 units or 36 beds. However—the-Employee-Housing-Act®
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Agriculture employee housing and the LIP allow farmworker housing in conformance with
California Health and Safety Code Sections 17021.5 and 17021.6the-Employee-Housing
Act. Agricultural Employee housing is permitted in the CR and RR zones in accessory to
commercial agricultural uses and shall provide no more than 36 beds in a group quarter
or 12 units on an individual parcel. Permits for agriculture employee housing are obtained
from the State Department of Housing and Community Development pursuant to the
Employee Housing Act. Program 2.4.e directs the City to amend the LIP and MMC to
comply with the state Employee Housing Act, which stfipulates that any employee
housing for six or fewer persons should be freated as a single-family use.

Emergency Shelters, Transitional/Supportive Housing and Low Barrier Navigation
Centers

Emergency shelters. Emergency shelters are facilities that provide a safe alternative to
the streets, either through a shelter facility or through the use of motel vouchers.
Emergency shelteris short-term, usually for 180 days or less. Transitional/supportive housing
is longer-term housing, typically up to two years or more. Transitional housing typically
requires that residents participate in a structured program to work toward established
goals so that they can move on to permanent housing. Residents are often provided with
supportive services to assist them in meeting goals.

Senate Bill (SB) 2 of 20077 strengthened the planning requirements for emergency shelters
and transitional/supportive housing. Unless adequate capacity is available to serve the
existing emergency shelter need, SB 2 requires that shelters be allowed "“by-right” (i.e.,
without a conditional use permit or other discretionary approval) in at least one zoning
district. In accordance with SB 2, in the LCP and MMC (Sec. 17.40.120) allow permanent
emergency shelters by-right in the Commercial General (CG) and Institutional (1) zoning
districts subject to appropriate development standards. The CG zoning district
encompasses approximately 26 acres and the Institutional district encompasses
approximately 208 acres (see Figure IV-1). Parcels in these districts range in size from 0.1
acre to 14 acres. The majority of CG parcels are located within the Civic Center areq, in
the middle of the city. Several of the parcels along Malibu Creek are vacant and tucked
away from surrounding commercial and residential development. The Institutionally-
zoned parcels are scattered throughout the city and although the majority of them
contain existing development (fire stations, schools and churches), the parcel in the Civic
Center that contains the court house is currently underdeveloped and could
accommodate a shelter. There are no conditions adverse to human habitation in these
areqs.

Development standards for emergency shelters are as follows:

1. Location. Emergency shelters shall be permitted only where adequate water
supply and sewage disposal capabilities are available onsite as determined by
the City Department of Environmental Sustainability, and shelters shall be located
no further than two thousand (2,000) feet from a public transit stop.

? Senate Bill 2 (Cedillo) [Stats. 2007, ch. 633 Section 1-3]
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2. Size Limit. The maximum number of individuals permitted to be served (eating,
showering or sleeping) nightly shall not exceed the total number of beds provided
within the shelter or one person per one hundred twenty-five (125) square feet of
floor area, whichever is less. In no case shall occupancy exceed twenty-five (25)
individuals at any one fime. Total square footage of a new facility shall comply
with the maximum square footage limit set forth for the underlying zoning district.

3. Facility Requirements.

a. Each occupant shall be provided a minimum of fifty (50) square feet of
personal living space, not including space for common areas.

b. Bathing facilities shall be provided in quantity and location as required by the
California Plumbing Code (Title 24 Part 5), and shall comply with the
accessibility requirements of the California Building Code (Title 24 Part 2).

c. Shelters must provide a storage area forrefuse and recyclables that is enclosed
by a six-foot high landscape screen, solid wall, or fence, which is accessible to
collection vehicles on one side. The storage area must be large enough to
accommodate the number of bins that are required to provide the facility with
sufficient service so as to avoid the overflow of material outside of the bins
provided.

d. The shelter may provide one or more of the following specific facilities and
services onsite, including, but not limited to:

i. Commercial kitchen facilities designed and operated in compliance with
the California Retail Food Code;

i. Dining areq;

ii. Laundry room;

iv. Recreation room;

v. Support services (e.g. training, counseling, etc.); and
vi. Child care facilities.

4. Management. At a minimum, a shelter shall have an onsite management office,
with at least one employee present at all times during which the shelter is in
operation and is occupied by at least one resident.

5. Proximity to Other Shelters. No emergency shelter shall be located within three
hundred (300) feet of another emergency shelter. The three hundred (300) foot
separation shall be measured from the nearest points of the property lines on
which the shelters are located.

6. Length of Stay. Individual occupancy in an emergency shelter is limited to six
months in any twelve (12) month period (Section 50801 of the Health and Safety
Code).

7. Onsite Waiting and Intake Areas. A minimum of five percent of the total square
footage of a shelter shall be designated for indoor onsite waiting and intake areas.
In addition, an exterior waiting area shall be provided, the minimum size of which
is equal to or larger than the minimum interior waiting and intake area.

a. Staging for drop-off, intake and pick-up should take place inside a building, at
a rear or side entrance, or inner courtyard.
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b. Shelter plans shall show the size and location of any proposed waiting or
occupant intake areas, interior and exterior.

8. Off-Street Parking. Parking shall be provided, in accordance with Section 17.48.030
of this title.

AB 139 (2019) revised State law regarding parking standards for emergency shelters.
Program 3-12.4.c in the Housing Plan is included to address this requirement.

AB 2339 (2022) expanded the definition of “emergency shelters” to include other interim
interventions, including but not limited to, navigation centers, bridge housing, and respite
or recuperative care. AB 2339 requires that jurisdictions identify zoning designations
where emergency shelters are allowed to include sites that meet at least one of the

following:

e  Vacant and zoned for residential use.

e  Vacant and zoned for nonresidential use and located near amenities and services
for homeless individuals.

e Nonvacant and is suitable for use as a shelter in the current planning period.

Additionally, identified sites must permit residential and have a minimum area of 200
square feet per person to show that it may accommodate the number of people
experiencing homelessness.

The 20222024 Greater Los Angeles Homeless Count found that there were 8151 people
experiencing homelessness in Malibu.'© Considering the requirements of AB 2339, Mdlibu
must idenftify 36:20010,200 square feet of land that is zoned to permit emergency shelters
by-right, permits residential uses, and is located near amenities. The MMC requires a limit
of 25 individuals per emergency shelter. Given the capacity limit, there must be at least
4three parcels that are appropriately zoned to meet the square footage requirements
under AB 2339. As discussed above, Malibu permits emergency shelters by right in the CG
zone which allows for various types of commercial uses as well as residential uses such as
SROs and residential care facilities. Within the CG zone, there are 5 parcels within 0.5 miles
of a bus stop and/or near amenities. Of the five parcels, two are vacant and government
owned (APNs: 4458-020-904 and 4458-020-200). The parcels are 1.11 acres and 0.53 acres,
respectively. The smaller parcel is currently being developed as aroad and is not feasible
for the development of an emergency shelter. Considering the square footage
requirements of AB 2339, the larger parcel could accommodate at least 81 people but
the City's capacity requirement limits capacity at this site to 25 individuals. Therefore, the
City of Mdlibu does not meet its obligation under AB 2339.

The City willimplement Program 2.4.c to revise the definition of emergency shelters ~and
remove requirements such as location requirement for adequate water supply and
sewage disposal capabilities, remove the requirement of proximity to a transit stop in
order to remove consiraints for emergency shelters, and revise emergency shelter
standards to comply with AB 2339. The City will also remove or increase the individuadl
capacity limit for emergency shelters to meet the space requirements of AB 2339.

10 City of Malibu. 2024. https://www.madalibucity.org/homelessness
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Additionally, the City has released an RFP for outreach and community engagement
related to City-owned sites, including APN 4458-020-904. The engagement will include
proactive outreach to community organizations, residents, and other interested parties.
The City plans to facilitate development on the sites via a land lease agreement and the
sites would be considered exempt surplus land. If an organization is recruited to develop
an emergency shelter, building permits could be issued prior to the end of this Housing
Element cycle.

Transitional and supportive housing. SB 2 and SB 745 alse-requires that transitional and
supportive housing be treated as a residential use subject to only those requirements that
apply to other residential uses of the same type in the same zone.

In 2018, AB 2162 amended State law to require that supportive housing be a use by-right
in zones where multi-family and mixed uses are permitted, including non-residential zones
permitting multi-family uses, if the proposed housing development meets specified
criteria. Program 3-12.4.a in the Housing Peliey-Plan includes a commitment to allow
fransitional and supportive housing as a regular residential use to be similarly permitted
as other uses of the same housing type in the same zone. In addition, no minimum parking
can be required for supportive housing meeting the specific requirements outlined in AB

2162 and located within 2 mile from transit. process-an-amendmentto-the-Municipal
Code-incompliance-with-thisreguirement:

Low barrier navigation centers. In 2019 the State Legislature adopted AB 101 establishing
requirements related to local regulation of low barrier navigation centers, which are
defined as “Housing first, low-barrier, service-enriched shelters focused on moving people
into permanent housing that provides temporary living facilities while case managers
connect individuals experiencing homelessness to income, public benefits, health
services, shelter, and housing.” Low barrier means best practices to reduce barriers to
entry, and may include, but is not limited to:

(1) The presence of partners if it is not a population-specific site, such as for survivors
of domestic violence or sexual assault, women, or youth

(2) Accommodation of residents’ pets
(3) The storage of possessions

(4) Privacy, such as partitions around beds in a dormitory setting or in larger rooms
containing more than two beds, or private rooms

Low barrier navigation centers meeting specified standards must be allowed by-right in
areas zoned for mixed use and in nonresidential zones permitting multi-family uses.
Program 312.4.d in the Housing Policy Plan includes a commitment to process an
amendment to the Zening-CodeMMC and LIP in compliance with this requirement.

Single Room Occupancy

Single room occupancy (SRO) facilities are small studio-type units designed for extremely-
low- and very-low-income persons. SRO facilities are permitted by-right in the CG zone
subject to the following requirements:

e  Minimum 150 sq. ft./maximum 400 sq. ft.

e Occupancy limited to 2 persons
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e Laundry facilities must be provided on-site

e If bathroom facilities are not provided in each unit, common bathrooms must be
provided in accordance with the California Building Code for congregate
residences with at least one full bathroom per floor.

e |If kitchen facilities are not provided in each unit, at least one common kitchen
must be provided per floor.

e 24-hour on-site management

Off-Street-Parking Requirements

The City’s parking requirements for residential uses vary by residence type. Single-family
dwellings require two enclosed and two unenclosed spaces per unit. Multi-family
dwellings require two enclosed or covered parking spaces per efficiency (studio) unit
and three spaces per one- and two-bedroom units, two of which must be enclosed. One
additional enclosed parking space is required for each additional bedroom above two.
One guest parking space is required for every four units.-the-parkingrequirementsare
summarized—in—Table7-27Z. One off-street enclosed or unenclosed parking space is
required for each ADU per the MMC and LCP. Unenclosed parking spaces may be
provided in setback areas or as tandem parking.

Through the provisions of State density bonus law'!, senior housing and other affordable
housing projects are eligible to request reduced parking standards. It is widely accepted
that senior and lower-income households have fewer cars on average than higher-income
households. In order to reduce potential constraints to affordable housing development,
reduced parking standards are allowed for multi-family projects that provide affordable
housing consistent with density bonus law. The parking requirements are summarized in
Table 7.4-5.

According to the Terner Center for Housing Innovation at UC Berkeley, parking can cost
$25,000 to $75,000 per space to construct.!? Requiring fewer parking spaces not only
reduces development project costs but can preserve land to build additional housing
units. The current parking standards add to the cost of development of multi-family
housing. However, the entire City is in a Very High Fire Hazard Severity Zone and many
neighborhoods have streets that are only 20 feet wide and cannot accommodate on-
street parking fo provide access for emergency vehicles. Additionally, public transit is only
available along the Pacific Coast Highway and is difficult to access for residents that live
more than half a mile from Pacific Coast Highway. The minimum number of parking
spaces required for residential developments and the requirement for enclosed or
covered parking spaces add excessive cost of development of multi-family residences
and limit available building space and therefore are a constraint. The City willimplement
Program 2.4.f to review—and-revisereduce the parking requirements for multi-family
development to-a-maximum-of-one-spaceperfor studio and one-bedroom units and 2

or more bedroom units and removeredyce enclosure reguirements.

11 California Government Code Sections 65915-65918
12 Terner Center for Housing Innovation at UC Berkeley, 2016. Available at:
http://ternercenter2.berkeley.edu/proforma/
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Table 7-4-4Table 7.4-5
Residential Parking Requirements

Unit Type

Single-family units

Minimum Parking Space Required

2 enclosed and 2 unenclosed spaces

Multi-family units (market rate)

Efficiency dwelling unit

2 spaces either enclosed or covered

1-bedroom or 2-bedroom units

3 spaces, 2 of which shall be enclosed

3 or more bedroom units

4 spaces, 2 of which shall be enclosed plus one additional space for each
additional bedroom above three (enclosed or covered)

Guest parking

1 space for each 4 units

Multi-family units (affordable)

Efficiency dwelling unit or 1-bedroom unit

1 space per dwelling unit

2-bedroom or 3-bedroom units

2 spaces per dwelling unit, inclusive of quest parking

4-bedroom or more bedroom units

2 > spaces per dwelling unit

Guest parking

1 space for each 4 dwelling units

Other

Single Room Occupancy

1 space for two units (inclusive of guest parking) and 2 spaces for the
resident manager

Small residential care facility

2 enclosed and 2 unenclosed

Mobile Home parks

2 spaces per dwelling unit

Senior and or Disabled housing Mobile Home Parks

1 % spaces per dwelling (at least one space shall be provided adjacent to

each mobile home space)

Source: Malibu LCP / MMC

Cumulative Impacts of Land Use Controls

While maximum heights for multi-family development allowed with approval of a SPR are
sufficient 1o accommodate the maximum density of 6 units per acre, the maximum
height allowance of 28 feet and two stories in the AHO is insufficient o accommodate
the maximum density of 27 units per acre. Additionally, the required parking spaces per
unit for market-rate housing is a constraint to multi-family development. The City will
increase the maximum height and eliminate the story requirements for the AHO sites and
reduce the parking requirements for market-rate multi-family development.
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Figure 7.4-1
Commercial General and Institutional Zones
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Note: This map was prepared by the City of Malibu Planning Department on November 14, 2011.
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Accessory Dwelling Units

In response to State-mandated requirements and local needs, the City allows the
development of second units, otherwise known as accessory dwelling units (ADUs), as a
permitted accessory use (i.e., no discretionary approval required) in all residential zones.
The City is preparing an ordinance to be consistent with the State laws, anticioated for
gadoption-adopted in December 2023. In order for the ADU ordinance to take effect, the
Cdlifornia Coastal Commission must certify the City's proposed LCP amendments.

ADUs serve to augment resources for senior housing or other low- and moderate-income
segments of the population.

In recent years the State legislature has adopted several amendments to ADU law.
Housing Plan Program 2.2A4.1 describes actions the City will take to vpdate-ADY
regulationsinconformance-with-currentlaw-and-encourage and facilitate the increased

development of this type of housing.

Density Bonus

As part of the LCP, the City has adopted a residential Density Bonus Ordinance (LIP
Section 3.7). Under the City's ordinance, a density increase of up to 35% over the
otherwise maximum allowable residential density is available to developers who agree
to construct housing developments with units affordable to low- or moderate-income
households. Th