White Paper 
on

The Housing Crisis in Los Angeles

I.  The Problem:
In order to implement the Olmstead decision in the state of California it is imperative that local, county, and state government collaborate closely with housing authorities and agencies to address that extreme shortage of affordable and accessible housing for the elderly and individuals with disabilities.  

This problem became much clearer as we started working with the Westside Center for Independent Living’s (W.C.I.L.) D.I.A.L. Project.  Sixty-nine percent (69%) of our consumers have no housing options available to them.  Additionally, for those consumers without housing, their flexibility in considering communities in which they were willing to move an enormously important factor.  

Overall, housing placement of our D.I.A.L. consumers has been difficult as all of our D.I.A.L. consumers have limited incomes, no savings, and many have poor credit histories.  This, in a competitive marketplace with low vacancy rates and an average of a five-year waiting period (once approved) for housing subsidies, further exacerbates the situation.  
II. Background on D.I.A.L. Project

The D.I.A.L. Project has served a total of seventy-six (76) individuals.  Most of these individuals have been referred by nursing home Ombudsman Program staff or family members who have heard about the program from other skilled nursing facility residents.  The D.I.A.L. program provides services to a heterogeneous group of individuals who range in age from eighteen (18) to eighty-seven (87) years old, with an average age of fifty-three (53).  The identified disabilities of project participants include mental, physical, cognitive & physical, mental & physical, and sensory disorders.  The specific disabilities identified include post-stroke, traumatic head injury, schizoaffective disorder, blindness, orthopedic, paraplegic, and several spinal cord injuries. The ethnicity of participants includes Hispanics (12%), African-American (43%), Caucasian (43%), and other (2%).   Prior to their inclusion into the D.I.A.L. Project, sixty-one (61) of the participants were residing in skilled nursing facilities, twelve (12) were in a hospital rehabilitation unit, and three (3) in imminent risk of immediate placement in a facility.  Participating individuals have resided in a facility anywhere from 1 month to ten (10) years or longer.  
III. Housing Obstacles for D.I.A.L. Participants
Of the 86 total DIAL participants, 60% Medi-Cal, 10% Medicare, 21% both Medi-Cal and Medicare, 6% receive VA benefits, and 3% have private insurance.  Once living outside of the skilled nursing facility the majority will be getting approximately $856 in monthly SSI benefits which are incompatible with local rental costs.
According to information collected through www.city-data.com, the average cost for a rental property in Los Angeles city in 2005 was $852.00.  The average total monthly housing costs (i.e., rent utilities, phone, etc.) totaled $1,123.00.  The average monthly rent in 2000 was $704.00.  The average monthly rental cost has increased since the 2005 and this has created an unbearable dilemma for countless numbers of the elderly and disabled seeking affordable housing in Los Angeles.  Again, most of these individuals qualify for and receive monthly Supplemental Security Insurance (SSI) that helps to offset costs that they incur during the month.  However, these monthly benefits hardly cover the costs associated with rent and other housing expenditures.  For example, in the state of California, the maximum payment amount provided to eligible recipients is as follows:
	STATUS
	Individual 
	Couple 

	Elderly
	$856.00
	$1,502.00

	Blind
	$921.00
	$1,729.00

	Disabled
	$856.00
	$1,502.00


Given this information, coupled with the cost for rental units in Los Angeles, it is not difficult to assume that an elderly individual or an individual with a disability would have problems securing and retaining an apartment.  
According to recent figures for the fiscal year 2007-2008, the Housing Authority for the County of Los Angeles has a housing voucher allocation of 20,721.  However, a total of 117,961 families are currently on the agency’s housing waiting list.  This is further exacerbated by the fact that population growth is increasing faster than housing unit construction, income growth and salaries.  The Southern California Association of Governments (SCAG) predicts the regional population will approach 23 million people by 2030, an increase of over six million more persons than what was predicted in 2000. 

The Los Angeles region is also plagued by areas in which housing values are outpacing construction costs.  Despite adding one million people to the region between 2000 and 2003, only 200,000 building permits were issued in the region over the same time period.  For every 1,500 jobs that are added to the region, there is an increase of approximately 3,000 people and the need for 1,000 housing units.  

According to April 2005 data compiled by the Southern California Association of Governments (SCAG), the metropolitan planning organization for Los Angeles, Orange, San Bernardino, Riverside, Ventura, and Imperial counties, only sixteen percent (16 percent) of Angelinos can afford their own home.  Additionally, that same agency compiled data in March 2003 determining that individuals living in the SCAG Region (Los Angeles, Orange, San Bernardino, Riverside, Ventura, and Imperial counties) spent forty-three percent (43%) of their incomes towards rent as compared to 40 % and 33 % in New York and Dallas, respectively.  
According to the January 20th issue of Forbes magazine, residents of City of Los Angeles can expect monthly rental payments to increase by 4.8 percent; which is bolstered by a extraordinarily low 3.7 percent vacancy rate.  With high population growth, minimal construction, low vacancy rates and increased rental costs, people on fixed incomes who desire to live outside of institutions are unable to do so without significant systemic changes.
IV. Recommendations
Given the information that has been provided above regarding the status of affordable housing for the elderly and individuals with disabilities, it is imperative to examine strategies can be employed to ensure that in future years this issue is diminished.  Recommendations for addressing this issue include:

1. Fully implement the “Money Follows the Person” concept so that Medi-Cal dollars for institutional care can be utilized for rental costs in the form of housing subsidizes. 

2. Implement a HUD federal priority category for people with disabilities who are in skilled nursing facilities to allow for receipt of expedited Section 8 certification.
3. Ensure local city and county HUD apply to access set aside Section 8 vouchers for local use. 
4. Implement statewide IRS tax credits to developers of sites that evidence a financing plan ensuring that accessible units in the development will be affordable to persons at or below 20 per cent of the area median income, adjusted for family size.
5. Offer exceptional loan rates for developers of housing for adults with disabilities.
In addition to the primary recommendations above, we also suggest the following:

· Develop a database of all publicly and privately accessible housing units and ensure that all units that were built for those with disabilities are in fact serving the disability community,
· Review the potential modification of the city’s housing rehabilitation program to ensure at least 10% of all rehabilitated units serve those with disabilities, and;
· Modify the city housing policy to include a Universal Design Policy so that up to 20% of all units built in a new development are built specifically for those with disabilities.
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