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On December 3 2008, a motion (CF 08-2620) was passed by the City Council directing the
City Planning Department to develop the USC University Park Specific Plan and a nexus study
in response to the completion of the University’s 2030 University Park Campus Master Plan
(USC Master Plan, drafted in 2005). The Master Plan is a road map for the development of new
academic and University-serving uses, retail/commercial uses, residential development, a
theater, a hotel and conference center, and a new University-affiliated K-8 laboratory school and
community educational academy on three separate sub-areas owned by the University. In order
to guide the University’s physical development as outlined in the Master Plan, the City initiated
the drafting of a Specific Plan.

Background

The University of Southern California, located within the South Los Angeles Community Plan, is
one of the largest and most prominent higher learning institutions in the region, with a projected
student population of over 36,000 by 2030. Initially established as a commuter school, the
University’s physical development and land use pattern have in the past encouraged a town-
gown conflict where residents of South Los Angeles felt that some of past goals of the
University have been in conflict with the values of those residents adjacent to the campus. To
arrest such a conflict, the City initiated the preparation of a Specific Plan seeking to establish
the land use regulatory framework for the physical development that is propesed in the USC
Master Plan, and foster a unified vision that benefits both the University and the surrounding
community at large within the context of this proposed development.

The development and preparation of the subject Specific Plan, and the associated Development
Agreement (DA), Environmental Impact Report (EiR) for CEQA clearance, and the Nexus Study
have all been vetted through a city administered public process. In addition to the CEQA
required process, staff had conducted multipie meetings throughout 2009 and part of 2010 by
engaging community stakeholders, neighborhood councils, Community Planning Advisory
Committees{(CPACs), and Council Districts 8, 9 and 1, to meaningfully engage the public.
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Once staff completes the drafting of the Specific Plan and related Development Agreement,
additional workshops would be held in winter 2011, in order to share information and receive
more input from the public. Additional hearings would be held by a hearing officer to collect
testimony from the public before taking the entire project to the Area Planning Commission
(APC) and Citywide Planning Commission (CPC) in the second quarter of 2012.

Project Status

Following the completion of the Final Environmental Impact Report (FEIR) on July 5, 2011, the
Department of City Planning is releasing this Nexus Study. The Nexus Study is one component
of the following four items that constitute the USC Specific Plan:

Nexus Study

Environmental Impact Report (EIR)

Specific Plan, with Development Agreement

(3) Core Campus Projects that are processed as part of Site Plan Review

¢ 8 © @

Noticeably exceeding the boundaries of the proposed Specific Plan, the Nexus Study Area is
bounded by Washington Boulevard to the north, Grand Avenue io the east, Normandie Avenue
to the west and Vernon Avenue to the south. Since the adoption of the motion (CF-08-2620),
the Department of City Planning has engaged USC, Council Districts 8, 9, and 1, as well as
other stakeholders in the community at large on the development of this nexus study.

Use of the Nexus Study and the EIR. As directed by subject council motion, the Nexus Study
looked in detail into aspects of the community and issues within the larger Nexus Study Area,
including employment, facilities, services, housing, green space, parking, car-sharing
opportunities and infrastructure needs, while the EIR assessed environmental impacts limited
only to the project site and surrounding areas, pursuant to CEQA. The findings of the Nexus
Study, therefore, are not meant to take the place of the CEQA required EIR, but o help City
Departments identify services that are in short supply within this study area.

The release of the Nexus Study along with the EIR is for the purpose of disclosure and
availability of information for the City's decision making bodies and the public.

CEQA Process Timeline. As part of the EIR process, the City of Los Angeles circulated a
Notice of Preparation (NOP) for a 30-day review period, beginning January 30, 2008 and ending
March 2, 2009. In addition, a public scoping meeting was held on February 18, 2009 to collect
comments on the scope of impacts the EIR should study. A Draft EIR was circulated between
May 27 and July 12, 2010. Following the Draft Circulation, to provide more time for responsible
and trustee agencies as well as the public to comment on the Draft EIR, the comment period
was extended through July 27, 2010. Thus, the public review period of the Draft EIR lasted for
a total of 60 days, well beyond the 45 days required by CEQA Guidelines Section 15105(2}. In
addition, although not required by CEQA, during the Draft EIR comment period, the City of Los
Angeles held an open house on June 18, 2010 that gave the public additional opportunity to
review the Draft EIR and obtain information regarding the EIR process.

During the same period, staff has been drafting a proposed specific plan and associated
Development Agreement (DA). All of the required CEQA analyses and mitigation measures for
the Proposed Project are contained in the Final EIR. As demonstrated by the information herein,
the potential CEQA impacts of the Proposed Project within the Nexus Study Area are fully
accounted for in the Final EIR.

PLUM Update on July 19, 2011. Following the release of this Nexus Study, the Planning and
Land Use Management (PLUM) Subcommittee of the City Council is scheduled to receive an
update on the Specific Plan on July 19, 2011. Members of the public are encouraged to attend,
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in order for them to have updated information about the status and progress of the Specific Plan
and its components.

There are still numerous steps and opportunities for public comments that must take place
before the Specific Plan is adopted. A Site Plan Review public hearing for one (Cinematic Arts
Building inside the campus) of three (3) separate Core Campus projects that were studied in the
EIR will take place on August, 5, 2011. Following the completion of all the three (3) Core
Campus projects, it is anticipated that the Specific Plan will move forward with release of a draft
of the Specific Plan and Development Agreement for public review. Thereafter, staff would
organize community workshops and a formal public hearing estimated to take place in the 2
Quarter of 2012. This will be followed by City Planning Commission and City Council hearings.

You may contact Faisal Roble at 213-978-1168 or Jason Chan at 213-978-1178 for more
information on the Nexus Study or the USC Specific Plan Program.

Sincerely,

OlafSlt

Alan Bell, AICP
Deputy Director
Department of City Planning
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Section A. Introduction

The University of Southern California (USC) has proposed the USC Development
Plan (Proposed Project), which provides for development in the University Park Campus
area. Proposed development would provide up to approximately 2,500,000 square feet of
academic and University-serving uses; up to approximately 350,000 square feet of
retaillcommercial uses; up to approximately 2,135,000 square feet of residential
development; and a 165,000 square foot hotel and conference center. In addition, a new
University-affiliated K-8 laboratory school and community educational academy may be
developed. Construction of the Proposed Project would be implemented in phases over a
number of years extending to 2030.

In response to the Proposed Project, a Los Angeles City Council Motion adopted on
December 3, 2008 (refer to Appendix A) directed the Planning Department, working with
the First, Eighth and Ninth Council Districts, to work with USC to develop this Nexus Study
for the larger community area surrounded by USC. As shown in Figure A-1 on page A-2,
this area, referred to herein as the “Nexus Study Area,” is bounded by Washington
Boulevard to the north, Grand Avenue to the east, Normandie Avenue to the west and
Vernon Avenue to the south. The Nexus Study Area was determined based on the
recommendations of the City Council and adjusted to account for the census tracts in the
surrounding area in order to provide a conservative analysis. A map providing an overlay
of the census tracts with the Nexus Study Area is provided in Figure A-2 on page A-3.

As set forth in the Council Motion, the purpose of this Nexus Study is to assess the
impacts of the Proposed Project on employment, infrastructure, facilities and services in the
Nexus Study Area. The Council Motion also states that the Nexus Study should analyze
affordable housing, green space, parking, car-sharing opportunities and infrastructure
needs in the Nexus Study Area as it relates to impacts of the Proposed Project. In
addition, the Nexus Study is intended to establish the nexus between new development in
the Specific Plan area and impacts in the Study Area. The scope of this Nexus Study as
requested by the Los Angeles City Council duplicates in certain ways and exceeds in
others the required topics and scope of analyses required under the California
Environmental Quality Act (CEQA). It should be noted that this Nexus Study is not required
by CEQA and is not intended to be used for any CEQA purpose related to the Proposed
Project. Furthermore, in accordance with CEQA, a comprehensive Draft Environmental
Impact Report (Draft EIR) for the Proposed Project was recently circulated for public review

City of Los Angeles Nexus Study
July 2011
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Section A. Introduction

and comment. This Nexus Study does not contain any new analyses or mitigation
measures for the Proposed Project that are required by CEQA. All of the required CEQA
analyses and mitigation measures for the Proposed Project are contained in the Draft EIR.
As demonstrated by the information herein, the potential CEQA impacts of the Proposed
Project within the Nexus Study Area are fully accounted for in the Draft EIR.

This Nexus Study includes the following specific sections:

Section A Introduction

Section B Analysis of Study Area Housing Conditions (Including Housing
Affordability)

Section C  Analysis of Study Area Employment Conditions and Citywide Fiscal
Conditions

Section D  Park Space and Recreation

Section E  Parking

Section F  Alternative Transportation

Section G Public Infrastructure (Wastewater, Water, and Storm Drain Needs)
Section H  Public Facilities and Services (Fire Protection and Police Protection)

Section | Conclusion

Sections B through H include an introduction, a discussion of existing conditions, an
overview of the regulatory framework, an analysis of Project impacts as set forth in the
Draft EIR, a list of any mitigation measures set forth in the Draft EIR and an evaluation of
impacts in the Nexus Study Area. As demonstrated in each of the following sections, the
analysis and conclusions regarding impacts within the Nexus Study Area are the same as
those identified in the Draft EIR. Specifically, no new environmental impacts would occur
within the Nexus Study Area that have not already been identified in the Draft EIR.
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Section B. Analysis of Study Area Housing
Conditions (Including Housing
Affordability)

1. Introduction

As discussed in Section A, the environmental impact analyses of the USC
Development Plan Project required pursuant to CEQA are set forth in the Draft EIR. This
Nexus Study was requested by the Los Angeles City Council with topics that duplicate
some of the analyses in the Draft EIR and exceeds in certain ways the required topics and
scope of analyses under CEQA. However, this Nexus Study is not intended to satisfy any
CEQA requirement and should not be used for any CEQA purpose related to the Project.
The Nexus Study does not contain any new analyses or mitigation measures for the Project
that are required by CEQA. All of the required CEQA analyses and mitigation measures for
the Project are contained in the Draft EIR.

This section of the Nexus Study sets forth information regarding housing and
households in the Draft EIR for the USC Development Plan for the Nexus Study Area,
including issues related to affordable housing.® It begins with a discussion of the general
housing policy context relevant to the Nexus Study Area, and provides an explanation of
terms that together define the concept of “affordable housing” as commonly used in the
City’s system of land use regulations. The existing setting subsection provides a summary
of housing supply and demand characteristics in the Nexus Study Area, including supply
and demand related to USC students, faculty and staff. Additional information is also
provided on recent City regulatory changes intended to increase the supply of housing,
including affordable housing, in the general vicinity of the Nexus Study Area.

Finally, this section presents analysis of housing impacts associated with the USC
Development Plan as presented in the Draft EIR,? and compares them with the applicable
City CEQA significance thresholds. Because the Draft EIR includes discussion of impacts

The Nexus Study area is the same geography identified as the Local Area in the Environmental Impact
Report.

City of Los Angeles, USC Development Plan Draft Environmental Impact Report, SCH No. 2009011101,
prepared by Matrix Environmental, May 2010, Sections IV.l.2 (Housing) and IV.l.3 (population) and
Appendix J (Employment, Housing and Population Technical Report).
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

in the Nexus Study Area, the housing impacts presented in this section of the Nexus Study
are the same as those identified in the Draft EIR.

2. Existing Setting

a. The General Housing Policy Context in Southern
California, Los Angeles County and the City Of Los
Angeles

As noted in the Draft EIR, California, and especially its coastal metropolitan areas
like Los Angeles, faces a deepening housing crisis, according to State officials.®> Propelled
by continuing employment and population growth, but with uneven and insufficient housing
construction, the housing supply shortfall has left California with one of the tightest and
most expensive housing markets in the nation, despite the overall decline in median prices
resulting from the current national recession. As a result, the State’s rate of home
ownership continues to be lower than in the nation as a whole.

There are many reasons for the housing production shortfall. Some of these include
the increasing cost of land, particularly in the coastal areas where housing demand is
strongest, and the complexities of the development approval process. General economic
and residential financing circumstances also come into play.

Almost all future California population and household growth will occur in
metropolitan areas, and most of that will occur in southern California. According to SCAG'’s
2008 regional growth forecast, Los Angeles County alone is projected to add about 2.1
million people and about 791,000 households between 2005 and 2030.* As the largest city
in the County, the City of Los Angeles will receive most of the County’s future growth.

Another perspective on the scale of the housing supply problem specifically in the
City of Los Angeles (“City”) is provided by the Southern California Association of
Governments (SCAG). Among its many regional planning responsibilities, SCAG is
charged with calculating a target number of new housing units that each city and county in
Southern California should plan to accommodate over a 7.5-year planning period in order
to meet its regional “fair share” of future housing construction need. The 2007 SCAG

State of California Department of Housing and Community Development, “The State of Housing in
California 2009: Supply and Affordability Problems Remain,” (available on-line at: http://www.hcd.ca.gov/).

Southern California Association of Governments (SCAG), 2008 Regional Transportation Plan, Regional
Growth Forecast (available at: http://www.sacg.ca.gov/forecast/index.htm). Hereinafter referred to as
“2008 SCAG Regional Growth Forecast.”
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

Regional Housing Needs Assessment (RHNA)® assigned 112,876 units to the City of Los
Angeles for the January 1, 2006-June 30, 2014 planning period, or an average of about
15,050 units per year. However, the City of Los Angeles issued permits for only 6,448 new
units in 2008, and only 2,714 new units in 2009.°

Table B-1 on page B-4 includes data from a special analysis from the 2000 U.S.
Census that provides a summary of the kinds of housing problems facing households in the
City as a whole, and particularly low- and moderate-income households. These data show,
for example, that as of the 2000 census, about three-quarters of extremely low- and very
low- and low-income renter and owner households were paying in excess of 30 percent of
household income for housing costs, and nearly half of low-income renter and owner
households were also paying more than 30 percent of income for housing costs.
Comparable data for the Nexus Study Area are not available.

b. Los Angeles County Housing Affordability Thresholds

“Affordable housing” means different things to different people, but the term has
precise meaning under Federal, State and local laws. In general, the regulatory definition
of “affordable housing” links family or household (not individual) incomes with household
size or number of bedrooms per unit, and a maximum percentage of household income
that should be devoted to housing costs.

In the regulatory environment, rental housing is typically deemed to be “affordable” if
costs (e.g., monthly rent and utilities) do not exceed 30 percent of household income.
Ownership housing (i.e., single-family homes, condominiums and townhouses) is typically
deemed *“affordable” using a somewhat higher percentage of household income for the
combination of other costs (e.g., mortgage, mortgage insurance, property taxes, property
insurance and homeowners’ association dues), and to account for the income tax benefits
of ownership. The precise calculation rules vary among State and Federal programs that
are often used to help finance the development and operation of affordable housing. In the
City of Los Angeles, these calculations also sometimes depend on a particular land use
entitlement procedure under which a development project is approved.

® SCAG, “Final Regional Housing Need Allocation Plan - Planning Period (January 1, 2006 - June 30, 2014)
for Jurisdictions within the Six-County SCAG Region,” approved by the SCAG Regional Council on July
12, 2007, available online at:
http://www.scag.ca.gov/Housing/pdfs/rhna/RHNA_FinalAllocationPlan071207.pdf.

This RHNA was approved by the State Department of Housing and Community Development on
September 7, 2007.

Per City of Los Angeles Dept. of City Planning Quarterly Report of Building Activity (available on-line at:
http://cityplanning.lacity.org/DRU/HomeBIdg.cfm).
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability

Housing Problems for Households, City of Los Angeles, 2000

Table B-1

Renters Owners

Small Large Small Large

Elderly Related Related Elderly Related Related

1&2 (2to 4) (5 or more) Non- Total 1&2 (2to 4) (5 or more) Non- Total
Household by Type, Income, & Housing Member Family Family Family Renters Member Family Family Family Owners Total

Problem Households | Households | Households | Households | Households | Households | Households | Households | Households | Households | Households
1. Household Income <=50% MFI 55,995 108,320 57,315 88,495 310,125 27,197 14,865 10,680 9,332 62,074 372,199
2. Household Income <=30% MFI 35,040 59,290 28,810 56,800 179,940 12,573 7,235 4,105 5,488 29,401 209,341
3. % with any housing problems 71.2 90.4 98 70.2 81.5 70.2 80 93.9 66.7 75.3 80.6
4. % Cost Burden >30% 68.8 80.4 84.5 65.4 74 69.8 74.5 79.7 65.5 715 73.7
5. % Cost Burden >50% 52.4 69.5 66.4 59.2 62.4 53.4 69.7 73.7 61.6 61.7 62.3
6. Household Income >30% to <=50% MFI 20,955 49,030 28,505 31,695 130,185 14,624 7,630 6,575 3,844 32,673 162,858
7. % with any housing problems 77.3 93.7 98 91.8 91.5 57 86.6 96.3 82.2 74.8 88.2
8. % Cost Burden >30% 70.6 80.5 68.6 87.2 77.9 56.7 81.8 86.5 81.6 715 76.6
9. % Cost Burden >50% 39 26.5 13.5 53.2 32.2 37.3 68.7 68.8 68.5 54.6 36.7
10. Household Income >50% to <=80% MFI 13,905 60,225 32,395 44,280 150,805 19,878 17,685 14,705 5,705 57,973 208,778
11. % with any housing problems 63.7 78.4 95.2 74 79.4 41.2 79 93.8 75 69.4 76.6
12.% Cost Burden >30% 55.7 40.4 215 64.9 44.9 41 74.4 73 74 62.6 49.8
13. % Cost Burden >50% 14.9 6.5 2.3 15.7 9 23.5 47.6 29.9 55.6 35.6 16.4
14. Household Income >80% MFI 21,934 119,495 36,600 144,285 322,314 80,989 171,724 59,298 59,760 371,771 694,085
15. % with any housing problems 23.8 37.7 83.9 20.3 34.2 18.3 32.4 62.7 35.5 34.6 34.4
16.% Cost Burden >30% 17.7 9.1 4.1 14.3 11.5 18 274 24.2 34.6 26 19.3
17. % Cost Burden >50% 2.6 0.9 0.3 1.7 1.3 6 7.2 4.4 10.6 7 4.4
18. Total Households 91,834 288,040 126,310 277,060 783,244 128,064 204,274 84,683 74,797 491,818 1,275,062
19. % with any housing problems 60.1 66.6 93.2 47.3 63.3 31.4 40.1 72.2 43.2 43.8 55.8
20. % Cost Burden >30 55 42.5 41.4 41.2 43.3 31.1 35.2 40.2 42.3 36.1 40.5
21. % Cost Burden >50 31.8 20.6 18.8 21.6 22 17 15.2 17.2 20.7 16.8 20

Definitions:

MFI = HUD Median Family Income.

Any housing problems = Cost burden greater than 30 percent of income and/or overcrowding and/or without complete kitchen or plumbing facilities.

Other housing problems = overcrowding (1.01 or more persons per room) and/or without complete kitchen or plumbing facilities.

Elderly households = 1 or 2 person household, either person 62 years old or older.

Non-Family households = unrelated household members

Related households = household members that are related

Renter = Not including renters living on boats, RVs or vans. This excludes approximately 25,000 households nationwide.

Cost Burden = Cost burden is the fraction of a household's total gross income spent on housing costs. For renters, housing costs include rent paid by the tenant plus utilities.

For owners, housing costs include mortgage payment, taxes, insurance, and utilities.

Source: U.S. Dept. of Housing & Urban Development, CHAS Data Book (available at: http://socds.huduser.org/chas/area.odb). Prepared by HR&A Advisors, Inc.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability

(1) Income Limits

For purposes of defining affordable housing, Federal, State and local laws typically
define households within household income bands measured relative to the median family
income (MFI) within a particular geographic area, such as a county. These income bands
are used to define household income categories, including extremely low-income (less than
30% of MFI), very low-income (30-50% of MFI), low-income (50-80% of MFI), and
moderate-income (80-120% of MFI)

For all of Los Angeles County, including the City of Los Angeles and the Nexus
Study Area, certain household income limits are set each year by the U.S. Department of
Housing and Urban Development (HUD), and additional limits are established by the State
of California’s Department of Housing and Community Development (HCD) for use in many
affordable housing financing programs, consistent with State regulations and administrative
guidelines. These household income limits are shown in Table B-2.

Table B-2
Alternative Affordable Housing Household Income Limits for Los Angeles County, 2009

Persons per
Household 1 2 3 4 5 6 7 8

% x Area Median

Income Category Income* Federal Programs

Extremely Low 30% $16,650 $19,050 $21,400 $23,800 $25,700 $27,600 $29,500 $31,400
Very Low 50% $27,750 $31,700 $35,700 $39,650 $42,800 $46,000 $49,150 $52,350
Very Low 60% $33,300 $38,040 $42,840 $47,580 $51,360 $55,200 $58,980 $62,820
Low 80%  $44,400 $50,750 $57,100 $63,450 $68,550 $73,600 $78,700 $83,750

State and Local Programs

Extremely Low 30% $16,650 $19,050 $21,400 $23,800 $25,700 $27,600 $29,500 $31,400
Very Low 50% $27,750 $31,700 $35,700 $39,650 $42,800 $46,000 $49,150 $52,350
Lower 80%  $44,400 $50,750 $57,100 $63,450 $68,550 $73,600 $78,700 $83,750
Median 100% $43,500 $49,700 $55,900 $62,100 $67,050 $72,050 $77,000 $81,950
Moderate 120% $52,150 $59,600 $67,050 $74,500 $80,450 $86,400 $92,400 $98,350

! Most public funding programs for affordable housing apply primarily to household incomes in these categories.

Source: California Department of Housing & Community Development (available on-line at: http://www.hcd.ca.gov/hpd/).
Prepared by: HR&A Advisors, Inc.

(2) Maximum Affordable Rents and Purchase Prices

As noted above, “maximum affordable” rents and purchase prices vary by public
assistance program, and in the City of Los Angeles by applicable land use entitlement
program. The most commonly used schedules of affordable rents in Los Angeles County
are those applicable to various Federal housing programs (e.g., Community Development
Block Grant, HOME Investment Partnership Program, and Low-Income Housing Tax Credit
program), State programs (e.g., Multifamily Housing Program), and California
Redevelopment Law. The schedules for 2009 are compared in Table B-3 on page B-6.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

Table B-3
Alternative Affordable Housing Gross Monthly Rent Limits for Los Angeles County, 2009

# Bedrooms/Unit 0 1 2 3 4
% x Area Median

Income Category Income’ Federal Programs (e.g., CDBG, HOME, LIHTC)

Extremely Low 30% $416 $446 $535 $618 $690
Very Low 50% $693 $743 $892 $1,030 $1,150
Lower 65% $883 $947 $1,138 $1,306 $1,438

State Programs (e.g., MHP)
Extremely Low 30% $416 $445 $535 $618 $690
Very Low 50% $693 $743 $892 $1,030 $1,150
Lower 60% $832 $891 $1,071 $1,236 $1,380
Moderate 100% $1,386 $1,486 $1,784 $2,060 $2,300
Local Programs (e.g., CRA/LA)

Extremely Low 30% $326 $373 $419 $466 $503
Very Low 50% $543 $621 $699 $776 $838
Lower 60% $652 $745 $838 $932 $1,006
Moderate 110% $1,195 $1,366 $1,537 $1,708 $1,844

* Most public funding programs for affordable housing apply primarily to household incomes in
these categories only.

Sources: Los Angeles County Community Development Commission; CA Dept. of HCD;
Community Redevelopment Agency of the City of Los Angeles

Prepared by: HR&A Advisors, Inc.

The principal differences in these schedules involve the number of persons assumed to
occupy each bedroom in a household, and the details of the math by which the income
limits are converted to gross monthly rent (i.e., including the cost of utilities).

(3) Fair Market Rents

Each year, HUD also establishes a schedule of “fair market rents” that are used for
administration of its national “Section 8” rental housing subsidy program administered by
local housing authorities (e.g., the Housing Authority of the City of Los Angeles, or
HACLA), and these rents are also a benchmark used in certain other public housing
programs. Under the Section 8 program, tenants pay about one-third of their income for
rent, and the difference between the fair market rent and the tenant payment is the amount
of public subsidy. HUD grants local Housing Authorities discretion to exceed the Fair
Market Rents, and this flexibility applies to HACLA. For 2009, the applicable HACLA rent
ranges are shown in Table B-4 on page B-7.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

Table B-4
Maximum Section 8 Program Rents in the County of Los Angeles, 2009

# Bedrooms/Unit 0 1 2 3 4
HUD Fair Market Rents $904 $1,090 $1,361 $1,828 $2,199
104% Payment Standard $976 $1,177 $1,469 $1,974 $2,374
110% Payment Standard $994 $1,199 $1,497 $2,010 $2,418
120% Payment Standard $1,084 $1,308 $1,633 $2,193 $2,638

Source: Housing Authority of the City of Los Angeles, Section 8 Administrative
Plan, Appendix 4, October 2009.
Prepared by: HR&A Advisors, Inc.

The calculation of the maximum amount that a household is permitted to spend for
owned housing is subject to even more calculation variables, based on the specific housing
cost items included in the formula, and assumptions about mortgage rates and buyer down
payment. Table B-5 presents the schedule for 2009 utilized by CRA/LA.”

Table B-5
Maximum Affordable Housing Costs for Ownership Housing,"
County of Los Angeles, 2009

# Bedrooms/Unit 0 1 2 3 4
% x Area Median

Income Category Income?

Very Low 50% $543 $621 $699 $776 $838

Lower 70% $761 $869 $978 $1,087 $1,174

Moderate 110% $1,395 $1,594 $1,793 $1,992 $2,152

Y Includes costs for motrgage principal and interest, utilities, property tax, property insurance and homeowners'
association fees.

2 Most public funding programs for affordable housing apply primarily to household incomes in these income
categories.

Sources: Los Angeles County Dept. of Regional Planning; CRA/LA.
Prepared by: HR&A Advisors, Inc.

" The CRAI/LA uses the Los Angeles County Regional Planning Department's method of calculating the
maximum affordable housing costs for ownership housing pursuant to federal and State Guidelines.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

c. Housing Supply Characteristics in the Nexus Study
Area

(1) Overview

According to Department of City Planning estimates,® there were 24,626 total
housing units and 22,881 total occupied units, or households, in the Nexus Study Area as
of 2008. These estimates correspond closely to an estimate of 24,013 households in 2009
based on the SCAG 2008 Regional Growth Forecast, and a Claritas estimate of 24,875
total units and 23,329 occupied units.

Table B-6 on page B-9 compares basic characteristics of the Nexus Study Area
housing stock with the housing stock in the City as a whole. Table B-6 shows that the
Nexus Study Area has a much higher concentration of renter-occupied units than in the
City, a much higher proportion of its units in multi-family structures of two or more units,
and higher vacancy rates. Median home prices and median rents are both lower in the
Nexus Study Area than in the City as a whole, and median household income is much
lower in the Nexus Study Area.

Another important characteristic of the Nexus Study Area housing stock is its age,
which is generally old. Approximately 30 percent of units were constructed prior to 1940.
This is consistent with the fact that this area is one of the oldest neighborhoods in the city.
The northern portion of the Nexus Study Area is covered by a City of Los Angeles Historic
Preservation Overlay Zone.

Housing overcrowding is another characteristic of the Nexus Study Area. In 2000,
over one-third (39.1%) of owner-occupied units reported more than 1.5 persons per room in
the dwelling units, which is the Census Bureau’'s threshold for defining “severely
overcrowded.” The situation was more extreme for renter-occupied units, in which over
two-thirds (70.0%) of renter households were classified as severely overcrowded.

8 2008 estimates for the sum of census tracts comprising the Local Community Area (available on-line at:

http://cityplanning.lacity.org/DRU/Locl/LocRpt.cfm?geo=CP&sqo=CT).
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

Table B-6

Housing Characteristics in the City of Los Angeles and the Nexus Study Area, Years 1990, 2000 and 2008

City of Los Angeles

Nexus Study Area

Characteristic 1990* 2000* 20082 1990* 2000* 2008°
# % # % # % # % # % # %
Total Units 1,298,576 1,338,778 1,369,226 25,435 24,197 24,626
Occupied Units 1,216,068 1,276,435 1,280,535 22,938 22,473 22,881
Owner-Occupied 478,769  39.4% 492,773  38.6% 494,850  38.6% 3,461 15.1% 3,648  16.2% 4,789 20.9%
Renter-Occupied 737,299  60.6% 783,662  61.4% 785,685  61.4% 19,476  84.9% 18,825 83.8% 18,092 79.1%
Vacancy Rate 4.8% 3.2% 6.5% 6.5% 5.0% 7.1%
Units in Structure
SF Detached 508,202  39.1% 525,426  39.2% 539,228  39.4% 5022  19.7% 4,972 20.5% N/A N/A
SF Attached 76,375 5.9% 87,837 6.6% 85,967 6.3% 1,998 7.9% 2172 9.0% N/A N/A
MF 2-4 Units 125,380 9.7% 129,085 9.6% 120,579 8.8% 5532 21.7% 5,349  22.1% N/A N/A
MF 5+ Units 565,552  43.6% 586,940  43.8% 613,033  44.8% 12,485  49.1% 11,653  48.2% N/A N/A
Mobile Home/Other 23,062 1.8% 9,490 0.7% 10,419 0.8% 398 1.6% 51 0.2% N/A N/A
Median Price* $ 203,550 $ 221,600 $ 574,300 $ 132,500 $ 158,900 $ 308,000
Median Monthly Rent® $ 603 $ 672 $ 1,056 $ 454 $ 529 $ 950
Median Hhlid. Income® $ 29,419 $ 36,687 $ 48,882 $ 17,074 $ 19,397 $ 23,423

! From 1990 and 2000 U.S. Census, per Geolytics Neighborhood Change Database, for City of LA as a whole and for the Nexus Study Area, based on census tracts that define its boundaries.

2 2008 American Community Survey (available at: http://censtats.census.gov/cgi-bin/pct/pctProfile.pl).
% Department of City Planning estimates for the Local Area based on the sum of values for the census tracts that approximate the Nexus Study Area (available at:

http://cityplanning.lacity.org/DRU/Locl/LocRpt.cfm?geo=CP&sgo=CT
* Median prices per 1990 and 2000 U.S. Census; 2008 County per American Community Survey and 2008 Nexus Study Area per DataQuick, using ZIP Code 90037 as a proxy.
® Median rents per 1990 and 2000 U.S. Census; 2008 County per American Community Survey and 2008 Nexus Study Area per REIS annual average for all units in the South/Central LA submarket.
® Median household income per 1990 and 2000 U.S. Census; 2008 County per American Community Survey and 2008 Nexus Study Area per Claritas.

Prepared by: HR&A Advisors, Inc.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

For the Nexus Study Area, it is estimated, based on the 2008 SCAG Regional
Growth Forecast, that there are 24,013 total households in 2009.° By 2030, the SCAG
forecast implies an increase to 28,820 households, or 2009-2030 growth of 4,807
additional households (+20.0%).'° This forecast is shown in Table B-7. As discussed in
the Draft EIR, the Nexus Study Area forecast is provided for informational purposes, but it
has no official growth policy status with the City or SCAG.

Table B-7
Households Forecast for
the Nexus Study Area, 2005-2030

Projection Year Households
2005" 22,965
2009° 24,013
2010* 24,274
2020* 26,821
2030" 28,820
Change 2005-2009

# Households 1,048

% Change 4.56%
Change 2009-2030

# Households 4,807

Y% Change 20.02%

! Based on sum of census tract values in the SCAG
regional growth forecast adopted with the 2008 Regional
Transportation Plan Update (available at:
http://www.scag.ca.gov/forecast/index.htm) for the census
tracts that approximate the Local Community Area.

2 Based on a straight-line interpolation between 2005 and
2010 SCAG regional growth forecast values for the
census tracts that approximate the Local Community
Area.

Prepared by: HR&A Advisors, Inc.

® As noted above, the Claritas households/occupied units estimate for the Nexus Study Area is 23,329.

This estimate, rather than the SCAG estimate, is used in analysis presented in the Project Impacts
section, because the Claritas data also provide an internally consistent breakdown of households by
occupancy category, which is not available from the SCAG forecast. The Claritas households estimate is
considered reasonable because: (1) it is close to a 2009 estimate interpolated from the SCAG 2008 RTP
Regional Growth Forecast and an estimate for 2008 based on City Planning Department estimates by
census tract; and (2) it is based on a well-developed methodology for aging the 2000 census data.

% Source: SCAG 2008 RTP Regional Growth Forecast, for the household forecast values for the group of

census tracts that correspond to the boundaries of the Nexus Study Area.
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Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

(2) Rental Housing Supply Characteristics in the Nexus Study Area

As noted above in Table B-6, there were approximately 18,092 renter-occupied units
in the Nexus Study Area as of 2008. This represents a decline of 733 such units since
2000, and a decline of 1,384 since 1990.

As also noted above, renter-occupied units tend to have lower median rents than in
the City as a whole, are concentrated more heavily in older buildings, and are more
overcrowded. Renter-occupied households in the Nexus Study Area also reported paying
a larger share of their incomes for housing costs than was the case for households in both
the City and County in 2000, according to U.S. census data for that year.

According to the 2000 U.S. Census, rents in the Nexus Study Area were distributed
as shown in Table B-8. Approximately 9,417 units rented at prices below the median
($529) for the Nexus Study Area in that year. Comparable data for 2008 are not available
for the Nexus Study Area.

Table B-8
Distribution of Rents in Renter Occupied
Dwelling Units, Nexus Study Area, 2000

Gross Rent # Units % of Units
< $250 1,509 8.2%
$250-$349 1,244 6.7%
$350-$449 2,626 14.2%
$450-$549 4,038 21.9%
[Median Rent = $529 |

$550-$649 3,257 17.6%
$650-$749 2,251 12.2%
$750+ 3,530 19.1%
Total' 18,455  100.0%

! The total in this table differs from the renter-occupied units
total in Table 6, because this table includes only units in
which rents were rported.

Source: 2000 U.S. Census, per Geolytics
Neighborhood Change Database

Prepared by: HR&A Advisors, Inc.
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As of the first quarter of 2009, average monthly rent for a two bedroom apartment in
the Nexus Study Area as a whole was about $1,081, which was lower than the County
average of $1,683.™ But both averages represent a significant increase since 2000.

For all the reasons discussed above, it is not possible with available data to quantify
the number of existing rental units in the Nexus Study Area that meet the strict definitions
of “affordable” housing units (i.e., no available data correlation between household income
for occupied rental units and either household size or number of bedrooms per unit; and a
variety of rent levels used to define “affordable” rent). However, indicators of the scale of
the supply of such housing include the number of units in the lowest rent and price bands
(as noted in Table B-8 above), the number of units that are subject to the City’s system of
rent stabilization, and the number of units that have various forms of public financing
subsidy.

Under the City’s Systematic Code Enforcement Program (SCEP), staff from the Los
Angeles Housing Department inspect rental properties and identify habitability problems
which fall under Section 1941.1 of the California Civil Code, the State’s Uniform Housing
Code and the Los Angeles Municipal Code. According to data for buildings located in the
Nexus Study Area from inspections that were conducted in 2008, there were 1,333
violations noted, which account for 2.1 percent of all violations in the City. The largest
incidence of violations were in the “maintenance” category (381), followed by “plumbing”
(224) and “fire safety” (187), all of which also accounted for about two percent of Citywide
violations. On a percentage basis, “unapproved construction” (64), “use or occupancy
violations” (27), “weatherproofing” (99), “sanitation” (100), and historical regulations
violations (6), were above the overall violations share (2.1 percent) in their respective
categories in the City as a whole.

According to data provided by the Los Angeles Housing Department, CRA/LA and
HACLA, additional indicators of the scale of the existing supply of affordable rental units in
the Nexus Study Area include:

e Rent-Stabilized Buildings. Approximately 2,258 residential buildings in the
Nexus Study Area are subject to the City’'s Rent Stabilization Ordinance,
although the associated number of units is not known, because the City does not
collect that data from owners. This number of buildings represents a slightly
higher percentage of all buildings in the Nexus Study Area (11.4%), than in the
City as a whole (10.0%).

' per proprietary market data provided by REIS, using its South/Central LA submarket area as a proxy for

the Nexus Study Area.
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Buildings With Expiring Affordability Covenants. CRA/LA reports that there are
1,354 units in 24 developments in the Nexus Study Area that were financed with
Federal or other public funds, all of which are facing expiration of these subsidies
and possible conversion to market rate housing at some point in the future.

Other Low- and Moderate-Income Housing. HACLA reports that there are
approximately 864 units of publicly subsidized rental housing in 12
developments, in addition to those in the CRA/LA inventory, that are located in
ZIP Codes 90007 and 90037, which approximate the boundaries of the Nexus
Study Area.

Units With Section 8 Assistance. HACLA also reports that there are about 1,000
units in the Nexus Study Area whose tenants hold a Section 8 voucher or some
other form of Section 8 rental subsidy.

USC-Owned and USC-Affiliated Rental Housing Supply in the Nexus Study
Area

As discussed in the Project’s Draft EIR, USC residence halls and suites with various
room configurations currently accommodate 4,677 undergraduate students when fully
occupied, as shown in Table B-9. These include 257 units with 594 beds in apartments,
plus 1,101 rooms with 2,921 beds in residence halls and suites, directly on the campus,
and another 390 units with 1,162 beds located in the Project's Subarea 3 (i.e., University
Village).*® These units and rooms accommodate 29.2 percent of undergraduate students.
None of these units provides housing for graduate students or faculty or staff.

Table B-9
USC-Owned & Affiliated Undergraduate Student Housing
in the Project Site, 2009

Student Students

Units Beds per Unit
Apartments’?
On-Campus 257 594 2.31
Project Subarea #3 390 1,162 2.98
Subtotal Apartments 647 1,756 2.71
Residence Halls & Suites? 1,101 2,921 2.65
Total 1,748 4,677 2.68

1 See Draft EIR, Appendix J for details.
2 Includes units at Honors House and University Village, which are located
"off-campus," but within the Project Site.

Prepared by: HR&A Advisors, Inc.
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See Draft EIR Appendix J for the details of all USC-owned and USC-affiliated housing supply.
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Student housing costs average about $800 per bed. USC provides a range of
financial assistance to undergraduate students, including assistance for on-campus
housing costs. USC administers one of the largest financial aid programs in the United
States. USC has made a long-standing commitment to meeting 100 percent of the USC-
determined financial need for undergraduates who satisfy all eligibility requirements and
meet all deadlines. Financial aid consists of grants and scholarships, loans, and federal
work-study. In the 2009 academic year the university’s office of financial aid administered
a total of $382.8 million in financial aid which is designed to defray the total cost of a USC
education, including housing.*®

Grants and scholarships (and fellowships, for graduate students) are types of
financial aid that do not have to repaid. Sources for grants and scholarships include
federal and state governments, the university, academic departments and professional
schools, community and civic groups, and private industry. Grants are need-based,
awarded to U.S. citizens and eligible non-citizens on the basis of student and parent assets
and income. Scholarships are merit-based, awarded to students with special
achievements, distinctions, or other qualifications.

Within the Nexus Study Area, another 3,785 beds for undergraduate and graduate
students are either owned by USC or by entities affiliated with USC (see Table B-10).
These facilities accommodate another 19.9 percent of undergraduate students and 2.7
percent of graduate students.

Table B-10
USC-Owned & Affiliated Undergraduate & Graduate
Student Housing in the Nexus Study Area, 2009

Student Students

Units Beds per Unit

Apartments®

Undergraduates 649 1,880 2.90

Graduates 286 405 1.42
Subtotal Apartments 935 2,285 2.44
Greek Housing® N/A 1,300
Radisson Hotel? N/A 200
Total 935 3,785

! See Draft EIR, Appendix J for details.
2 per USC. Assumed to house undergraduates only.

Prepared by: HR&A Advisors, Inc.

3 Source: http://www.usc.edu/admission/fa/.
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A study of student housing quality was prepared in September of 2007 by Enterprise
Community Partners,'* a national nonprofit housing developer, at the request of USC. In
preparing this study Enterprise conducted interviews, surveys, focus groups, community
meetings and met with an advisory board of local community-based organizations who
serve populations in the University Park area.

Based on student responses to a non-scientific survey, Enterprise found that only six
percent of students listed the physical condition of USC housing as “poor,” and almost 90
percent said that the housing was “well maintained.”*® In addition, based on block-by-block
direct observation by Enterprise staff using a set of housing quality rating criteria, the report
concludes that there were significant discrepancies in the quality of larger multi-unit (five or
more units per building) housing in the private market surrounding USC based on whether
it was occupied by students or other members of the community. The research rated 33
percent of student-occupied buildings as “high quality” compared to only 11 percent for
non-student-occupied buildings, and conversely, that only four percent of student-occupied
buildings were rated as “poor,” compared with 38 percent of non-student-occupied
buildings. On the whole, the report found that the quality of private market housing
available to the non-student community was generally poor, and more expensive, due to a
preference by some landlords to favor students as tenants over non-students.*®

(3) For-Sale Housing Supply Characteristics in the Nexus Study Area

As also noted in Table B-6, there were 4,789 units of for-sale housing in the Nexus
Study Area in 2008, compared with 3,648 in 2000 and 3,461 in 1990.

According to the 2000 U.S. Census, for-sale housing values in the Nexus Study
Area were distributed as shown in Table B-11 on page B-16. As indicated by adding the
unit counts in Table B-11, approximately 1,785 units, or approximately 63 percent of units,
had values below the median ($158,900) for the Nexus Study Area in that year.
Comparable data for 2008 are not available for the Nexus Study Area.

*" Enterprise, University Park Housing Study, September 2007, prepared for USC.

Id., atp. 1.
' |d., pp. 14-16 and 31.
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Table B-11
Distribution of Values for Owner-Occupied
Dwelling Units, Nexus Study Area, 2000

Housing Value # Units % of Units

< $100,000 262 9.2%
$100,000-$124,999 249 8.8%
$125000-$149,999 685 24.1%
$150,000-$174,999 589 20.7%
[Median Value = $158,900 |
$175,000-$199,999 537 18.9%
$200,000-$249,999 279 9.8%
$250,000+ 244 8.6%
Total 2,845 100.0%

Source: 2000 U.S. Census, per Geolytics
Neighborhood Change Database
Prepared by: HR&A Advisors, Inc.

Like the Los Angeles market as a whole, for-sale housing prices in the Nexus Study
Area increased significantly between 2000 and 2007, when the market peaked. Since the
onset of the current recession, median housing prices in the Nexus Study Area have
declined at about the same rate as the median for the County as a whole.'” The 2009
median sales price for single family housing in the Nexus Study Area was $179,000, or
$129 per square foot, both of which were much lower than the 2009 Countywide medians
of $315,000 and $226 per square foot.'® Like renter households, owner-occupied
households in the Nexus Study Area reported paying a larger share of their incomes for
housing costs than was the case for households in both the City and County in 2000,
according to U.S. census data for that year.

For all the reasons discussed above, it is not possible with available data to quantify
the number of existing for-sale housing units in the Nexus Study Area that meet the strict
definitions of “affordable” housing units. Indicators of the scale of the supply of such
housing include the number of units in the lowest price bands (as noted in Table B-11,
above). No data are available from local public agencies about the number of for-sale
housing in the Nexus Study Area that are subject to some form of restriction on price so
that the units remain affordable to low- and moderate-income households.

" Per HR&A analysis of closed sale transactions using RealQuest Professional software and Los Angeles

County Assessor data, as discussed in the Project’s Draft EIR, Appendix J.

' per DataQuick, using sales in ZIP Code 90037 as a proxy for the Nexus Study Area (available on-line at:

http://www.dgnews.com/Charts/Annual-Charts/LA-Times-Charts/ZIPLAT09.aspx).
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(4) Recent Changes in City Development Regulations to Encourage
New Housing Supply in the Vicinity of the Nexus Study Area

In recent years the City has enacted three changes in development regulations with
the general intent of expanding the housing supply, including the supply of affordable
housing, in the general vicinity of the Nexus Study Area. The changes are summarized
below.

e Neighborhood Stabilization Overlay District. On August 11, 2006, the Los
Angeles City Council established the Neighborhood Stabilization Overlay District,
bounded by the Santa Monica Freeway (I-10) to the north, Harbor Freeway (I-
110) to the east, Martin Luther King Jr. Boulevard to the south and Normandie
Avenue to the west.

The intent of the Neighborhood Stabilization Overlay District was to address the
impacts of multi-bedroom projects (both single-family and multi-family) which were being
developed in the neighborhoods surrounding USC in response to increased student
housing demand. These housing developments affected the local community by creating
street parking shortages and compatibility issues with historic structures. Although most of
these residential developments were built to meet the parking requirements of two parking
spaces per dwelling unit with three or more bedrooms, the students renting these units
would at times double or triple up, causing six students with six cars to be housed in a
three bedroom unit, resulting in extreme shortages in street parking and/or a degradation to
existing historic structures.

As a result the Neighborhood Stabilization Overlay District was formed in the
aforementioned area and requires that future projects provide one additional parking space
for every habitable room at or above 5 habitable rooms per unit. Furthermore, the Zoning
Administrator shall make the following findings: 1) that the project provides adequate on-
site parking for the proposed number of habitable rooms based upon the above standard,
2) that there is not a detrimental concentration of incompatible campus serving housing
within the Neighborhood Stabilization Overlay District, and 3) that the project conforms with
any applicable Historic Preservation Overlay Zone or Specific Plan.

e Figueroa Street Corridor General Plan Amendment. On March 20, 2007, the Los
Angeles City Council adopted a General Plan Amendment (GPA) which added a
footnote to both the South and Southeast Community Plans to allow for an
increase in density along both sides of Figueroa Street and the west side of
Flower Street from the Santa Monica Freeway (I-10) to the north to Martin Luther
King Jr. Boulevard to the south.

The purpose of this General Plan Amendment was to encourage more intense
mixed-use development in transit-oriented corridors such as the Figueroa Street Corridor.

City of Los Angeles Nexus Study
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The primary objective of the GPA is to encourage patterns of development that can
accommodate housing demand, while simultaneously reducing automobile dependency
and increasing walkable communities.

The General Plan Amendment specifically notes that commercial projects along the
specified corridors shall be limited to the existing Height District 1 and a 1.5:1 floor area
ratio (FAR). However, mixed-use developments may be designated Height District 2D,
provided that the City approves the corresponding zone change to establish the Height
District 2D, and provided that no such development exceeds a maximum FAR of 3:1.
Additional FAR of 1.5:1, for a maximum total FAR of 4.5:1, may be granted for mixed-use
projects that: (1) set aside 20 percent of the dwelling units developed in the increment from
3:1 to 4.5:1 FAR for affordable housing; or (2) for projects reserved for and designed
primarily to house students and/or students and their families; or (3) for projects approved
by the CRA prior to Council approval of the Figueroa Street Corridor General Plan
Amendment. If affordable housing is used to attain the additional 1.5:1 FAR, the units must
be affordable to very low-, low- and moderate-income households that earn between 30
and 120 percent of Area Median Income (AMI). Finally, any commercial uses proposed in
mixed-use projects shall comprise no less than 0.5 and no more than 0.9 FAR.

e Greater Downtown Housing Incentive Ordinance. On August 7, 2007, the Los
Angeles City Council established the Greater Downtown Housing Incentive
Ordinance, which updated the standards for residential development so as to
incentivize the production of housing in all residential and commercially planned
areas within Community Redevelopment Project Areas generally bounded by the
Hollywood Freeway (US-101) to the north, the Harbor Freeway (I-110) and
Figueroa Street (south of Adams Boulevard) to the west, Washington Boulevard
and Martin Luther King Jr. Boulevard (west of Broadway) to the south, and
Alameda Avenue and Grand Avenue (south of 21 Street) to the east. The
purpose of the Ordinance was to respond to the City’s housing shortage crisis by
enabling the production of more housing than would otherwise be permitted in
the Downtown area.

The ordinance provides a list of incentives that, to varying degrees, are aimed at
producing more housing in the above mentioned area. In R4, RAS4, R5, CR, C2, C4, and
C5 zones, the Greater Downtown Housing Incentive Ordinance allows for the following: (1)
no yard requirements except as required by the Urban Design Standards and Guidelines,
prepared by the Community Redevelopment Agency and approved by the City Planning
Commission; (2) for the purposes of calculating the buildable area for residential (including
Apartment Hotel or mixed-use) buildings, the buildable area shall be the same as the lot
area; (3) the maximum number of dwelling units or guest rooms permitted shall not be
limited by the lot area provisions so long as the total floor area utilized by guest rooms does
not exceed the total floor area utilized by dwelling units; and (4) there shall be no
prescribed percentage of the required open space that must be provided as either common
open space or private open space.
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In addition to the four incentives listed above, additional floor area incentives are
given to any residential building that meets all of the following: (1) five percent of the total
number of dwelling units provided for very low income households; and (2) 10 percent of
the total number of dwelling units provided for low income households, or 15 percent of the
total number of dwelling units provided for moderate income households, or 20 percent of
the total number of dwelling units provided for workforce income households; and (3) any
dwelling unit or guest room occupied by a household earning less than 50 percent AMI that
is demolished shall be replaced on a one-for-one basis within the Community Plan area in
which it is located. If a project meets the above requirements, it may be granted one or all
of the following: (1) a 35 percent increase in total floor area; (2) the open space normally
required shall be reduced by one-half, provided that a fee equivalent to the amount of the
relevant Quimby park and recreation fee is paid for all dwelling units; (3) no parking
requirements for dwelling units or guest rooms set-aside for households that earn less than
50 percent AMI; and (4) no more than one parking space (including spaces allocated for
guest parking) shall be required for each dwelling unit.

e Density Bonus Ordinance. On February 20, 2008, the City Council adopted Los
Angeles Ordinance No. 179681. This Ordinance No. 179681 implements State
density bonus requirements, as set forth in California Government Code Sections
65915-65918, commonly known as SB 1818, which was intended to increase the
production of affordable housing. SB 1818 required all cities in California to
adopt such an implementing ordinance.

According to the City Planning Commission’s report to the City Council,”® Section
65915 of the State Government Code requires cities to permit increased density for market
rate housing projects that include a percentage of the units "set aside" as affordable to
certain income groups. In January 2005, SB 1818 took effect, which amended Section
65915 and significantly changed the State's existing density bonus program. Subsequent
clean-up language in SB 435 became effective in January 2006. These laws require cities
to adopt implementing ordinances for the new program. The new law halved the number of
units that were formerly required to be set aside, or restricted as affordable, in order to
qualify for a density bonus. Projects may now qualify for a base density bonus of 20%
(rather than the previous 25%), and the bonus may be increased to a maximum of 35% if
additional affordable units are included. The new law also requires cities to grant up to
three "incentives," depending on the percentage of affordable units and the target income
group. An incentive is defined in the law as a deviation from any zoning or development
regulation, when requested by an applicant. The City must grant the deviations unless it

9 Source: City Planning Commission report to the City Council Re: City Planning Case No. 2005-1101-CA

(CF# 05-1345), dated January 30, 2007.
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can make one of three findings: 1) the incentive is not required in order to provide for
affordable housing costs or rents; 2) the incentive has a specific adverse impact upon
health, safety or the physical environment; 3) the incentive has an adverse impact on any
real property that is listed in the California Register of Historical Resources.

City Ordinance No. 179681 added Section 12.22A.25 to the Los Angeles Municipal
Code, which set up procedures for the City's issuance of density bonus approvals, among
other things. The Ordinance features a "Menu of Incentives" that includes deviations from
the Zoning Code typically requested by housing developers. At the same time, the
Ordinance limits the extent of the deviation requests by steering project applicants to a
defined menu. Applicants can request incentives not on the Menu, but the process and
notice requirements are more extensive for these requests. The Ordinance seeks to
implement the State law in a way that balances the need for affordable housing and the
integrity of local planning and zoning in maintaining livable neighborhoods.

The substantive provisions of Ordinance No. 179681 were taken directly from the
State density bonus law, with the exception of two deviations. The first related to for-sale
or rental senior citizen housing with low- or very low-income restricted affordable units, and
the second concerned for-sale housing with moderate-income restricted units. After the
City adopted Ordinance No. 179681, two lawsuits were filed that challenged its adoption.
The court upheld Ordinance No. 179681 except for the two deviations that had been made
to the State density bonus law. The court invalidated the two deviations from the State law
because the City had not conducted adequate CEQA review for them, and ordered the City
to rescind these deviations from its Code.*® On April 9, 2010, the City Council amended
Ordinance No. 179681 by deleting the provision related to for-sale and senior housing in its
entirety. The provision related to for-sale housing with moderate-income restricted units
was amended so that those provisions are exactly the same as the comparable provisions
in the State Density Bonus Law.

d. Housing Demand Characteristics in the Nexus Study
Area
(1) Overview

According to Department of City Planning estimates,?* there were 86,294 people
residing in the Nexus Study Area as of 2008. This estimate corresponds closely to a total

% source: City Attorney Report No. R10-0072, dated March 16, 2011, and City Council File No. 05-1345.

2L 2008 estimates for the sum of census tracts comprising the Nexus Study Area (available on-line at:

http://cityplanning.lacity.org/DRU/Locl/LocRpt.cfm?geo=CP&sgo=CT).
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population estimate of 88,312 in 2009 based on the SCAG 2008 Regional Growth Forecast
(discussed below), and a Claritas estimate of 84,481 for 2009.

Table B-12 on page B-22 compares basic characteristics of the Nexus Study Area
population in 1990 and 2000 with that of the City, according to the decennial U.S. census in
each year. More recent data for the City are from the 2008 American Community Survey,
and for the Nexus Study Area, the data are based on Claritas estimates for 2009. These
data show that the Nexus Study Area in 2009, as compared with the City as a whole, has:
(1) a much higher population density (2.3 times the Citywide density); (2) a higher
proportion of “group quarters” population, consistent with the census classification for
certain USC housing resources (e.g., dormitories); (3) a much younger age profile (current
median age of 25.9 years versus 34.1 years in the City); (4) a slightly higher proportion of
family households; (5) larger average household sizes (3.34 vs. 2.90 in the City); (6) a
higher, and growing proportion of Hispanic households (currently 65% vs. 49% in the City);
and (7) lower household, family and per-capita incomes.

It is estimated, based on the SCAG Regional Growth Forecast, that the Nexus Study
Area population will increase to 96,045 persons, from 88,312 persons in 2009, or 7,733
additional persons (+8.8%) from 2009 to 2030, as shown in Table B-13 on page B-23.%?

(2) USC Housing Demand in the Nexus Study Area

As discussed above, the Project Site currently includes 1,748 housing units,
including apartments, residence halls and sites, which altogether house 4,677
undergraduate students at full occupancy, but no graduate students, faculty or staff.

The estimated number of additional undergraduate and graduate students who
reside within the Nexus Study Area in private market housing is based on the following: (1)
a known percentages of undergraduate and graduate students who reside in the Nexus
Study Area, but not in USC-owned or affiliated housing; and (2) the number of students
who do reside in USC-owned and affiliated housing.

2 Based on the sum of SCAG population forecast values for the tracts that correspond to the Nexus Study

Area.
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Population Characteristics in the City of Los Angeles, 1990, 2000 & 2008

Table B-12

and the Nexus Study Area, 1990, 2000 & 2009

City of Los Angeles

Nexus Study Area

ch - 1990" 2000* 20082 1990" 2000" 2009°
aracteristic
# % # % # % # % # % # %
Total Population 3,485,398 3,694,820 3,803,383 85,154 81,175 84,481
Population/Square Mile 7,196 7,629 7,853 18,593 17,724 18,446
Household Population 3,412,586 97.9% 3,612,223 97.8% N/A N/A N/A 78,031 92.4%
Group Quarters Population 72,812 2.1% 82,597 2.2% N/A N/A N/A 6,450 7.6%
Age Ranges
Under 5 Years 282,358 8.1% 285,976 7.7% 287,884 7.6% 8,316 9.8% 6,933 8.5% 6,854 8.1%
5-19 Years 641,517 18.4% 805,073 21.8% 772,538 20.3% 22,228 26.1% 22,727 28.0% 15,507 18.4%
20-34 Years 1,065,250  30.6% 974,004 26.4% 893,253 23.5% 30,582 35.9% 26,490 32.6% 21,474 25.4%
35-54 Years 844,794  24.2% 1,013,010 27.4% 1,097,931 28.9% 15411 18.1% 16,805 20.7% 20,336 24.1%
55+ Years 651,479 18.7% 616,757 16.7% 751,777 19.8% 8,617 10.1% 8,220 10.1% 10,465 12.4%
Median Age (years) N/A 31.6 34.1 25.9
All Households 1,217,405 1,275,412 1,280,535 23,018 22,493 23,329
Family Households 759,089  62.4% 798,719 62.6% 780,410 60.9% 15,212 66.1% 14,454 64.3% 14,828 63.6%
Non-Family Households 458,316  37.6% 476,693 37.4% 500,125 39.1% 7,806 33.9% 8,039 35.7% 8,501 36.4%
Average Household Size 2.80 2.83 2.90 3.50 3.33 3.34
Average Family Size N/A 3.56 3.71 N/A N/A N/A
Hispanic 1,391,411 39.9% 1,719,073 46.5% 1,867,861 49.1% 52,232 61.3% 51,425 63.4% 54,680 64.7%
Non-Hispanic 2,093,987 60.1% 1,975,747 53.5% 1,935,522  50.9% 32,922  40.6% 29,750 36.6% 29,801 35.3%
Median Household Income $30,925 $36,687 $48,882 $18,500 $19,397 $23,423
Median Family Income $34,364 $39,942 $53,577 N/A N/A $28,582
Per Capita Income $16,188 $20,671 $28,071 N/A N/A $10,090
Persons in Poverty 643,809 18.9% 801,050 22.1% N/A  19.4% N/A N/A N/A N/A

1990 and 2000 U.S. Census, per Geolytics Neighborhood Change Database, for City of LA as a whole and for the Nexus Study Area, based on census tracts that define its

boundaries.

2 2008 American Community Survey 1-Year Estimates (available on-line at: http://www.census.gov/acsiwww).

® Claritas.

Prepared by: HR&A Advisors, Inc.
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Table B-13
Population Forecast for
the Nexus Study Area, 2005-2030

Projection Year Population

2005" 86,284
2009° 88,312
2010* 88,821
2020" 92,523
2030* 96,045
Change 2005-2009

# Households 2,028

% Change 2.35%
Change 2009-2030

# Households 7,733

% Change 8.76%

! Based on sum of census tract values in the SCAG
regional growth forecast adopted with the 2008 Regional
Transportation Plan Update (available at:
http://www.scag.ca.gov/forecast/index.htm) for the census
tracts that approximate the Local Community Area.

2 Based on a straight-line interpolation between 2005 and
2010 SCAG regional growth forecast values for the census
tracts that approximate the Local Community Area.

Prepared by: HR&A Advisors, Inc.

According to the 2006 USC Housing Study,?® 70.2 percent of undergraduates who

do not reside in USC-owned or affiliated housing reside within ZIP codes 90007 and
90037.** These two ZIP codes are very close to the boundaries of the Nexus Study
Area.?® This factor, in combination with the number of undergraduates accommodated in
USC-owned and affiliated housing, as discussed above, produces a total of 5,592
undergraduate students who reside in the Nexus Study Area. Assuming they reside in
households with the average size of USC-owned and affiliated housing (i.e., 2.90 persons

23

24

25

Godbe Research, Housing Demand Study: Surveys of Undergraduate and Graduate Students, conducted
for USC, June 2006. (Hereinafter referred to as “2006 USC Housing Study”). The study is based on a
scientific random sample of students to which statistical “weights” were applied so that the results can be
used to characterize all undergraduate students and all graduate students at the University Park Campus.
The specific data from this study that are applicable to the Nexus Study Area estimates and projections
are discussed below.

According to the 2006 USC Housing Study, at p. 19, 70% of undergraduate students not living in USC-
owned or affiliated housing reside in ZIP Code 90007. According to unpublished data cross-tabulations
provided to HR&A by the Study’s authors, another 0.2% resides in ZIP Code 90037.

ZIP Code 90037 extends to Slauson Avenue, which is further south than Vernon Avenue, the southern
boundary of the Local Community Area.
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per unit, per Table B-14 on page B-24), this translates to 1,928 units of housing, as shown
in Table B-14.

Table B-14

Derivation of Undergraduate Students Residing

in Private Housing in the Nexus Study Area, 2009

Calculation Factors

Calculations

Undergraduate Students, 2009"

Less: Beds in Project Site?

Less: Beds in USC-Owned & Affiliated

Apartments in the Nexus Study Area®

Less: Beds in Greek Housing®

Less: Beds in Radisson Hotel®
Remainder
Percentage of Students Residing in the Nexus Study Area’
Number of Undergrad Student Beds in the Nexus Study Area
Average Students Per Unit®
Estimated Number of Student-Occupied Units

16,023
(4,677)

(1,880)
(1,300)
(200)
7,966
70.2%
5,592
2.90
1,928

* Per Draft EIR Project Description.

2 Per Table 9.

3 Per Table 10.

4 Per 2006 USC Housing Study, op. cit.

Prepared by: HR&A Advisors, Inc.

Also according to the 2006 USC Housing Study, 20.3 percent of graduate students
who do not reside in USC-owned or affiliated housing reside within ZIP codes 90007 and
90037.%° This factor, in combination with the number of graduate students accommodated
in USC-owned and affiliated housing, as discussed above, produces a total of 2,923

graduate students who reside in the Nexus Study Area.

Assuming they reside in

households with the average size of USC-owned and affiliated graduate student housing
(i.e., 1.42 persons per unit, per Table B-10), this translates to 2,058 units of housing, as
shown in Table B-15 on page B-25.

26

According to the 2006 USC Housing Study, at p. 54, 20% of graduate students not living in USC-owned or

affiliated housing reside in ZIP Code 90007. According to unpublished data cross-tabulations provided to

HR&A by the Study’s authors, another 0.3% resides in ZIP Code 90037.
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Table B-15
Derivation of Graduate Students Residing
in Private Housing in the Nexus Study Area, 2009

Calculation Factors Calculations
Graduates Students, 2009" 14,805
Less: Beds in the Project Site -

Less: Beds in USC-Owned & Affiliated

Apartments in the Nexus Study Area? (405)
Less: Beds in Greek Housing -
Less: Beds in Radisson Hotel -

Remainder 14,400
Percentage of Students Residing in the Nexus Study Area® 20.3%
Number of Grad Student Beds in the Nexus Study Area 2,923
Average Students Per Unit® 1.42
Estimated Number of Student-Occupied Units 2,058

1 Per Draft EIR Project Description.
2 Per Table 13.
3 Per 2006 USC Housing Study, op. cit.

Prepared by: HR&A Advisors, Inc.

Review of home address ZIP Codes included in proprietary payroll records for
faculty and staff that were provided to HR&A by USC for use in preparing the Draft EIR
indicate that 4.25 percent reside in ZIP Codes 90007 and 90037. Multiplying this factor by
the sum of 1,732 faculty and 5,716 staff yields an estimate that 317 faculty and staff reside
within the Nexus Study Area, assuming conservatively, that these are all separate
households. It is also assumed that, given the preponderance of rental units in the Nexus
Study Area, all such faculty and staff reside in rented housing.

Table B-16 on page B-26 presents a summary of the USC-related housing demand
and supply for 2009. It shows that the 4,677 USC-owned beds in the Project Area account
for 12.2% of the USC housing demand in 2009. Another 12,617 beds (33.0% of demand)
are located in the Nexus Study Area, including 8,832 beds in privately owned, non-USC
buildings (or 4,303 rental units). The remainder of 20,982 persons (44.9% of student
demand; 54.8% of total demand), by definition, reside somewhere other than the Project
Area and the Nexus Study Area. These relationships are also illustrated in Figure B-1 on
page B-27.

Table B-17 on page B-27 translates student “beds” and faculty and staff into rental
units and shows that the estimated number of units occupied by USC students, faculty and
staff in the Nexus Study Area represents about 23.1 percent of its rental housing supply.
These students, faculty and staff also represent 14.9 percent of the population in renter-
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Table B-16
USC University Park Student, Faculty & Staff Housing Demand & Supply, by Housing Location, 2009
Students Faculty & Staff Total
Undergrads Grads Total
Units Beds Beds % Units Beds Beds % Units Beds Units Beds Units Beds
Within Project Site®
Residence Halls & Suites 1,101 2,921 - - 1,101 2,921 - - 1,101 2,921
Apartments 647 1,756 - - 647 1,756 - - 647 1,756
Subtotal 1,748 4,677 29.2% - - 0.0% 1,748 4,677 - - 1,748 4,677 12.2%
Within Nexus Study Area, Not Including
Project Site®
Greek Housing N/A 1,300 - - - 1,300 - - - 1,300
Radisson Hotel N/A 200 - - - 200 - - - 200
USC-Owned & Affiliated Apts. 649 1,880 286 405 935 2,285 - - 935 2,285
Private Market Apts. 1,928 5,592 2,058 2,923 3,986 8,515 317 317 4,303 8,832
Subtotal 2,577 8,972 56.0% 2,344 3,328 22.5% 4,921 12,300 317 317 5,238 12,617 33.0%
Outside Project & Nexus Study Area® N/A 2,374 14.8% N/A 11,477 77.5% N/A 13,851 7,131 20,982 54.8%
Overall Total 16,023 100.0% 14,805 100.0% 30,828 7,448 38,276 100.0%

* Per Tables 9 and 10.

2 per Tables 14 and 15. For faculty and staff, 7,448 x 4.25% = 317.
° Remainder (i.e., total students, faculty and staff minus those in Project Area housing and Nexus Study Area housing.)

Prepared by: HR&A Advisors, Inc.
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Figure B-1
USC Housing Demand vs. Housing Supply by Location, 2009

Total Demand Total Supply

Qutside the \

Study Area 54.8%

Private Market A
Housing - 23%
» Nexus Study Area - 33.0%

USC Housing - 10%

J

Project Area } 12.2%

Table B-17
Households & Population in the Nexus Study Area and
USC-Related Shares of the Private Rental Housing Supply & Population, 2009

2009

Private Market Occupied Rental Units

Total Occupied Rental Units* 19,597

Less: USC-Owned/Affiliated Units? (935)
Subtotal Private Market Rental Units 18,662
Private Market Occupied Rental Units Population

Total Occupied Rental Units Population® 61,691

Less: USC-Owned/Affiliated Units Beds/PopuIation3 (2,285)
Subtotal Private Rental Units Population 59,406
Private Market Rental Units Occupied by USC Students, Faculty & Staff® 4,303
USC Students, Faculty & Staff Rental Units Population® 8,832
USC-Related Share of Private Market Rental Units 23.1%
USC-Related Share of Private Rental Units Population 14.9%
! Per Claritas estimate.
2 From Table 10.
® From Table 16.
Prepared by: HR&A Advisors, Inc.
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occupied units in the Nexus Study Area, not counting household members who are not part
of the USC population.?’

e. Housing Regulatory Framework

(1) City’'s General Plan Framework

The City’'s General Plan Framework Element addresses community development
goals, objectives and policies relative to the distribution of land use, both public and private,
including housing. The Framework Element's central housing goal is an equitable
distribution of housing opportunities by type and cost accessible to all residents of the City.
The Framework Element objectives relevant to the Project are:

e 4.1 Plan the capacity for and develop incentives to encourage production of an
adequate supply of housing units of various types within each City subregion to
meet the projected housing needs by income level of the future population to the
year 2010.

e 4.2 Encourage the location of new multi-family housing development to occur in
proximity to transit stations, along some transit corridors, and within some high
activity areas with adequate transitions and buffers between higher-density
developments and surrounding lower-density residential neighborhoods.

e 4.4 Conserve scale and character of residential neighborhoods.

(2) City Housing Element

The Housing Element of the City’s General Plan notes that for over 10 years, the
City has been pursuing a sustainable approach to accommodating long-range growth.®
This approach is established in the Framework Element of the General Plan, first adopted
in 1995, which encourages sustainable growth in higher-intensity commercial and mixed-
use districts, centers and boulevards, and in proximity to transit. The goals and policies of
the Framework Element establish a balanced approach to growth by linking it to the land
uses and infrastructure that will support the type of infill development that incurs the least

2" As discussed in the Draft EIR, this analysis assumes that undergraduate and graduate students reside

alone or with other students, primarily. Since no data are available on the household composition of
faculty and staff households, the analysis assumes faculty households are similar in size to the average in
units being planned for the Project (i.e., 1.67 persons per unit) and that staff occupy households equal in
size to the average for all households in Los Angeles County as of 2008 (i.e., 3.05 persons per unit), per
the 2008 American Community Survey 1-Year Estimate.

% City of Los Angeles Department of City Planning, Housing Element 2006-2014, City of Los Angeles

General Plan, adopted August 13, 2008, p. 1 (available on-line at: http://www.cityofla.org/PLN).
Hereinafter, “Housing Element.”
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economic, environmental and social costs. To target growth strategically, the City is
developing Transit Oriented District plans and implementing financial and land use
incentives to increase the feasibility of infill development near transit. This includes new
zoning categories for residential and mixed-use development near transit stops, incentives
to increase housing opportunities in Downtown and zoning to encourage the adaptive
reuse of the City’s stock of historic office buildings for housing. Through land use planning
and financial incentives, the City encourages livable and sustainable neighborhoods that
offer a mix of housing at all income levels, jobs, transit and services. The City
accomplishes this through infill development strategies which preserve the character of
neighborhoods and meet the needs of existing residents as the City continues to grow.

The Housing Element of the City’s General Plan identifies four primary goals and
associated objectives, policies and programs. The goals are: (1) a City where housing
production and preservation result in an adequate supply of ownership and rental housing
that is safe, healthy, sanitary and affordable to people of all income levels, races, ages, and
suitable for their various needs; (2) a City in which housing helps to create safe, livable and
sustainable neighborhoods; (3) a City where there are housing opportunities for all without
discrimination; and (4) a City committed to ending and preventing homelessness.*

The Housing Element objectives that are relevant to the Project (i.e., other than
those that address design and historic preservation, which are addressed in the Draft EIR,
or those related to special needs populations, neighborhood preservation, City
administrative, financing or other public administrative actions, which do not apply to the
Project) are:*

e 1.1 Plan the capacity and develop incentives for the production of an adequate
supply of rental and ownership housing for households of all income levels and
needs.

e 2.2 Promote sustainable neighborhoods that have mixed-income housing, jobs,
amenities, services and transit.

e 2.4 Promote livable neighborhoods with a mix of housing types, quality design
and a scale and character that respects unique residential neighborhoods in the
City.

e 3.1 Assure that housing opportunities are accessible to all residents without
discrimination on the basis of race, ancestry, sex, national origin, color, religion,

2 1d., pp. 12-14.
% 1d., Chapter 6.
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sexual orientation, marital status, familial status, age, disability (including
HIV/AIDS), and student status.

(3) South Los Angeles Community Plan and Southeast Los Angeles
Community Plan®*

The overarching residential goal of the Community Plan is to provide for a safe,
secure, and high quality residential environment for all economic, age, and ethnic
segments of the community. Specifically, the Community Plan strives to preserve and
enhance the positive characteristics of existing residential neighborhoods while providing a
variety of compatible new housing opportunities. Community Plan policies provide for
preservation of existing residential neighborhoods throughout the area, and retaining
existing single-family districts and multi-family clusters. Furthermore, the Community Plan
proposes changes in densities for those areas around proposed transit stations and along
transit corridors.  This would occur as existing properties zoned for multi-family
development which contain a mix of densities redevelop and build out to their maximum
potential.

Among the policies related to housing, other than design and historic preservation,
which are addressed in the Project’s EIR, are:

e 1-1.2. Protect existing single-family and low density residential neighborhoods
from encroachment by higher density residential and other incompatible uses.

e 1-2.1. Locate higher residential densities near commercial centers, light mass
transit stations, and major bus routes where public service facilities, utilities, and
topography will accommodate this development.

e 1-5.1 Promote greater individual choice in type, quality, price, and location of
housing.

e 1-5.2 Ensure that new housing opportunities minimize displacement of the
residents.

(4) Exposition/University Park Redevelopment Project

A portion of the Project is located within CRA/LA’s Exposition/University Park
Redevelopment Project Area (formerly known as the Hoover Redevelopment Project Area),
which encompasses approximately 574 acres of land located just southwest of downtown

3L As noted in the Project’s Draft EIR, Subarea 1b and Subarea 2 are located in the adjacent Southeast Los

Angeles Community Plan area. However, since no housing is planned for these areas, housing policies in
the Southeast Los Angeles Community Plan are not addressed in this analysis.
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Los Angeles. The Redevelopment Plan goals call for the elimination of physical, economic,
and social blight by encouraging development that promotes a thriving business
environment and enhances the surrounding residential community.

Among the Redevelopment Plan’s objectives that are related to housing
development are:*?

e To make provisions for housing as is required to satisfy the needs and desires of
the various age, income, and ethnic groups of the community, maximizing the
opportunity for individual choice.

e To alleviate overcrowded, substandard housing conditions and to promote the
development of a sufficient number of housing units for low and moderate
income households.

(5) HUD Consolidated Plan

The Consolidated Plan (“Plan”) is intended to provide non-profit and for-profit
housing, community and economic development providers, City residents and businesses,
and public agencies with a comprehensive overview of the City’s housing and community
development needs, demographics, priorities and strategies, and how the activities will
address identified needs and objectives over the next five years.** The Plan is the result of
the 1992 amendment to the National Affordable Housing Act (NAHA) of 1990. This
legislation required that a single Consolidated Plan be submitted to the U.S. Department of
Housing and Urban Development (HUD) for funding of all HUD formula grant programs.
These four programs are: Community Development Block Grant (CDBG), Home
Investment Partnerships (HOME), Housing Opportunities for Persons with AIDS (HOPWA)
Grant, and Emergency Shelter Grant (ESGP). In 2004, the American Dream
Downpayment Initiative (ADDI) was passed by Congress and signed by the President as
the fifth formula HUD Entitlement grant. The Plan replaced the CHAS, or Comprehensive
Housing Affordability Strategy, and four separate grant applications. The most recent Plan
covers the period 2008-2013. Inasmuch as the Plan covers a range of actions to be taken
by the City in addressing affordable housing and community development issues, including
plans for the expenditure of Federal funds, rather than actions by private parties like USC,
the Plan does not apply to the proposed Project.

% Exposition/University Park Redevelopment Plan, op. cit.

¥ See generally, the City’'s Community Development Department Website page on this topic (available on-

line at: http://cdd.lacity.org/home_report_conplan0813.html).
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(6) Rent Stabilization Ordinance(RSO)

The City's Rent Stabilization Ordinance® was adopted in 1979 to protect tenants
from excessive rents, while at the same time allowing landlords a reasonable return on
their investments.*> USC'’s student housing is categorically exempt from the definition of a
“rental unit” and therefore the RSO does not apply to new or Project housing for
undergraduate or graduate student housing, including sorority and fraternity housing.3®
Project housing for faculty would be exempt because it is post-October 1, 1978 new
construction.*’

(7)  Southern California Association of Governments (SCAG)
Regional Housing Needs Assessment (RHNA)

The RHNA is a key tool for SCAG and its member governments to plan for growth.
The RHNA gquantifies the need for housing within each jurisdiction between 2006 and 2014.
Communities then plan, consider and decide how they will address this need through the
process of completing the housing elements of their general plans. The RHNA does not
necessarily encourage or promote growth, but rather allows communities to anticipate
growth, so that they can grow in ways that enhance quality of life, and improve access to
jobs, transportation and housing, without adversely impacting the environment. The RHNA
is produced periodically by SCAG, as mandated by State law, to coincide with the region’s
schedule for preparing housing elements. It consists of two measurements of housing
need: (a) existing need; and (b) future need.

The existing need assessment is based on data from the most recent U.S. Census
to measure ways in which the housing market is not meeting the needs of current
residents. These variables include the number of low-income households paying more
than 30 percent of their income for housing, as well as severe overcrowding.

The future need for housing is determined primarily by the forecasted growth in
households in a community, based on historical growth patterns, job creation, household
formation rates, and other factors to estimate how many households will be added to each
community over the projection period. The housing need for new households is then
adjusted to account for an ideal level of vacancy needed to promote housing choice,
maintain price competition and encourage acceptable levels of housing upkeep and repair.

% Los Angeles Municipal Code, Chapter XV, commencing with Sec. 151.01.

% See generally, Los Angeles Housing Department information about the RSO (available on-line at:

http://lahd.lacity.org/lahdinternet/RentStabilization/tabid/247/Default.aspx).

% LAMC Sec. 151.02, definition of “rental units,” subparagraph 4.

37

Id., subparagraph 6.
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The RHNA also accounts for units expected to be lost due to demolition, natural disaster,
or conversion to non-housing uses. The sum of these factors — household growth,
vacancy need and replacement need — form the “construction need” assigned to each
community. As noted above, the City of Los Angeles was assigned a RHNA of 112,876
units for the 2006-2014 planning period. There is no process for allocating the Citywide
total to City subareas, such as the Nexus Study Area.

Finally, the RHNA considers how each jurisdiction might grow in ways that will
decrease the concentration of low income households in certain communities. The need
for new housing is distributed among income groups so that each community moves closer
to the regional average income distribution.

(8) SCAG Growth Vision Report

The Compass Growth Vision Report (“*Vision Report”) presents a comprehensive
growth vision for the six-county SCAG region, as well as the achievements of the process
for developing the growth vision. It details the evolution of the draft vision from the study of
emerging growth trends and systematic modeling of the effects of alternative growth
pattern scenarios on transportation systems, land consumption, and other factors.

The Vision Report notes that population and household growth trends and existing
housing conditions point to an unmet demand for a greater diversity of housing throughout
the six-county region.*® For example, while multi-family units account for a significant
proportion of the existing overall supply (about 40 percent), multi-family buildings represent
a smaller share of new residential construction. As a result, the demand for such housing
(e.g., from immigrant populations, young adults and seniors) is outpacing multi-family
production.®

(The Project’'s consistency with the principles of the Compass Growth Vision is
addressed in the Land Use and Planning of the Project’s Draft EIR.)

(9) SCAG Regional Growth Forecast

As part of its regional planning responsibilities for the six-county metropolitan region
under its jurisdiction, SCAG produces and updates a detailed growth forecast of future
employment, households and population. The forecasts are provided for various scales of
geography, including a system of “subregions.” The Project is located within the City of Los

% Southern California Association of Governments, Southern California Compass Blueprint Growth Vision

Report, June 2004, http://www.compassblueprint.org/2percent.
39
Id.
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Angeles Subregion, which includes the City, the City of San Fernando and a number of
unincorporated and Federal lands areas.

As shown in Table B-18, SCAG’s 2008 Forecast for the City of Los Angeles
Subregion included about 1.33 million households®® in 2005, and the total is estimated to
be about 1.37 million in 2009. By 2030, the Subregion is expected to add another 226,306
households (+16.5%), for a total of 1.6 million in that year.

Table B-18
SCAG Households Forecast for
the City of Los Angeles Subregion

PI’OJeCtIOH Year Households

2005 1,325,600
2009° 1,374,448
2010* 1,386,658
2020" 1,506,564
2030* 1,600,754
Change 2005-2009

# Households 48,848

% Change 3.68%
Change 2009-2030

# Households 226,306

% Change 16.47%

! scaG regional growth forecast adopted for the 2008
Regional Transportation Plan Update (available at:
http://www.scag.ca.gov/forecast/index.htm).

2 Based on a straight-line interpolation between 2005 and
2010 values in the SCAG regional growth forecast adopted
for the 2008 Regional Transportation Plan Update.

Prepared by: HR&A Advisors, Inc.

f. Project Impacts

The proposed Project includes development of 5,400 beds of new student housing
and the demolition of 1,162 beds in existing USC-owned student housing, and the addition
of 418 beds of new faculty housing (250 units). In addition, there will be an increase in
housing demand from the net increase in students, faculty and staff over the buildout of the
Project. As a result, there will be indirect household impacts in the Nexus Study Area and
outside the Nexus Study Area.

9 SCAG’s regional growth forecast utilizes “households,” not housing units. As defined by the U. S. Census

Bureau, “households” are equivalent to “occupied dwelling units.”
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(1) Thresholds of Significance

As discussed in the Draft EIR, the City of Los Angeles CEQA Thresholds Guide
states that the determination of significance with regard to impacts on housing shall be
made on a case-by-case basis, considering the following factors:

e The degree to which the project would cause growth (i.e., new housing or
employment generators) or accelerate development in an undeveloped area that
exceeds projected/planned levels for the year of project occupancy/buildout, and
that would result in an adverse physical change in the environment;

e Whether the project would introduce unplanned infrastructure that was not
previously evaluated in the adopted Community Plan or General Plan;

e The extent to which growth would occur without implementation of the project;

e The current and anticipated housing demand and supply of market rate and
affordable housing units in the project area;

e The total number of residential units to be demolished, converted to market rate,
or removed through other means as a result of the proposed project, in terms of
net loss of market-rate and affordable units;

e The land use and demographic characteristics of the project area and the
appropriateness of housing in the area; and

e Whether the Project is consistent with adopted City and regional housing and
population policies, such as the Framework and Housing Elements, HUD
Consolidated Plan and CHAS policies, redevelopment plans, Rent Stabilization
Ordinance, and the Regional Comprehensive Plan and Guide.

Accordingly, the Project’s potential housing and population impacts are evaluated in
these terms.

(2) Impact Analysis Methodology

The impact analysis presented in the Draft EIR, and summarized below, discusses
the households implications of temporary construction jobs generated by the Project and
the impacts of the Project’s direct households impacts within the Project Site due to new
construction of dwelling units for students and faculty. It then compares the number of
direct Project households with the SCAG 2008 RTP Regional Growth Forecast for the City
of Los Angeles Subregion. Comparisons are also provided to forecasted household growth
in the Nexus Study Area, for informational purposes. The number of Project households
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and the manner in which they are being planned is then evaluated for consistency with
various City and regional growth policies applicable to household growth.

The analysis then estimated the Project’s indirect household impacts related to net
increases in USC students, faculty and staff within the Nexus Study Area and outside the
Nexus Study Area, using estimating factors discussed above for the locational distribution
of USC housing demand in 2009, in combination with new student housing being
constructed and planned in the Nexus Study Area by private parties other than USC.

(3) Construction-Related Housing Impacts

As discussed in the Draft EIR, the regionally diverse employment patterns of
construction workers in southern California, and the locational diversity of demand for their
services, means that construction workers are not likely, to any significant degree, to
relocate their households as a consequence of the job opportunities presented by the
Project. It is reasonable to assume, therefore, that there will not be any significant housing
impacts in the Nexus Study Area due to Project construction.

(4) Direct and Indirect Aggregate Housing Impacts

Table B-19 on page B-37 provides a summary of the number of undergraduate and
graduate student and faculty beds included in the Project description and their associated
number of dwelling units (i.e., households). It shows that the Project’s total of 5,400 beds
for students, after deducting 1,162 beds to be removed as part of the Project, is equivalent
to 2,688 households, based on preliminary design plans being developed for USC. Adding
these households to the 250 units of faculty housing included in the Project results in a net
total of 2,938 direct Project households.
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Table B-19
Derivation of Net Project Households
# Occupied
# Beds to be # Net New Units/

Occupant Categories Demo'd®  #New Beds®  Beds Beds/Unit*  Households
Undergraduate Students 1,162 2,160 998 3.26 306
Graduate Students - 3,240 3,240 1.36 2,382
Faculty - 418 418 1.67 250
Totals 1,162 5,818 4,656 2,938

1 Per Table 9.

2 per Draft EIR Project Description.

% Assumes 40% of 5,400 beds are for undergraduate students and 60% for graduate students, per USC.
4 Based on preliminary design plans, per USC.

Prepared by: HR&A Advisors, Inc.

Table B-20 presents the number of USC students, faculty and staff in 2009 and
2030, and the net changes over the period of Project buildout, per the Draft EIR Project
Description. It shows there will be an overall increase of 6,624 persons (+17.3%), with
graduate students (+22.9%) and staff (+22.5%) accounting for the largest shares of the
total increase. These numbers represent the total amount and categories of change in
USC-related housing demand over the period of Project buildout.

Table B-20
USC University Park Campus Students, Faculty & Staff, 2009 and 2030
2009 2030 Differences

Students®

Undergrads 16,023 41.9% 17,800 39.6% 1,777 11.1%

Grads 14,805 38.7% 18,200 40.5% 3,395 22.9%
Subtotal Students 30,828 80.5% 36,000 80.2% 5,172 16.8%
Faculty' 1,732 4.5% 1,900 4.2% 168 9.7%
Staff' 5,716 14.9% 7,000 15.6% 1,284 22.5%
Totals 38,276  100.0% 44,900 100.0% 6,624 17.3%

! per Draft EIR Project Description.

Prepared by: HR&A Advisors, Inc.

Table B-21 on page B-38 compares the net growth in students, faculty and staff
between 2009 and 2030, and their implied number of households based on the average
household size factors presented above, with the net number of households resulting from
development of the Project (2,938). This comparison results in 1,488 households in excess
of the number associated with new residential construction included in the Project, which is
considered an indirect household impact of the Project.

City of Los Angeles Nexus Study

July 2011
Page B-37



Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

Table B-21
Derivation of Indirect Project Household Impacts
2009-2030 Beds/ Less: Project  Difference =
Occupant Categories Increase’ Household? #Households Households? Indirect Impact
Undergraduate Students 1,777 3.26 545 306 239
Graduate Students 3,395 1.36 2,496 2,382 114
Faculty 168 1.67 101 250 (149)
Staff 1,284 1.00 1,284 - 1,284
Totals 6,624 4,426 2,938 1,488

* From Table 20.
2 From Table 19; staff assumed to occupy separate households.

Prepared by: HR&A Advisors, Inc.

Table B-22 shows that the additional 4,426 direct and 1,488 indirect Project
households represent 15.4 percent of the forecasted number of households in the Nexus
Study Area in 2030, and 92.1 percent of the forecasted households growth between 2009
and 2030. Table B-22 also shows that Project households represent about three-tenths of
one percent of the forecasted number of households in the City of Los Angeles Subregion
in 2030, and about two percent of forecasted household growth between 2009 and 2030.
The Project is therefore consistent with the SCAG 2008 Regional Growth Forecast for the
City of Los Angeles Subregion.

Table B-22
Project Household Impacts Compared With the SCAG Forecast
for the Nexus Study Area and the City of Los Angeles Subregion

Housing Units/

Projection Year Households
Nexus Study Area, 2009* 24,013
Nexus Study Area, 2030" 28,820
Local Area Growth, 2009-2030* 4,807
SCAG City of LA Subregion, 2009 1,374,448
SCAG City of LA Subregion, 2030° 1,600,754
SCAG City of LA Subregion Growth, 2009-2030° 226,306
Project
Direct Impact® 2,938
Indirect Impact* 1,488
Total Project Impact 4,426
Project Impacts
Share of Nexus Study Area, 2030 15.36%
Share of Nexus Study Area Growth, 2009-2030 92.07%
Share of City of LA Subregion, 2030 0.28%
Share of City of LA Subregion Growth, 2009-2030 1.96%
* From Table 7.
2 From Table 18.
® From Table 19.
4

From Table 21.
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(5) Locational Implications of Changes in USC-Related Housing
Demand and Supply

Even with the additional student and faculty households that will be developed on
the USC campus as a result of the Project, most students, faculty and staff will continue to
reside in the Nexus Study Area and beyond in other areas of the City and County. Thus,
the incremental growth in students, faculty and staff anticipated over the period of Project
buildout will also have an indirect effect on housing in those other areas. This section
provides an estimate of the net locational implications of the Project’'s change in housing
demand as compared with the projected supply of housing, particularly in the Nexus Study
Area. It shows that with the added supply of housing on the USC campus resulting from
the Project, plus the addition of currently planned privately developed student housing,
fewer rental units in the Nexus Study Area’s private housing market will be occupied by
USC populations, and there will be a reduction in the percentage of housing demand that
will be met outside the Nexus Study Area. This means that more private dwelling units in
the Nexus Study Area will be available to non-USC households and less long-distance
commuting between home and USC will take place with the Project. The analytic approach
used for making these estimates is similar to that presented above for existing conditions in
2009.

The supply of housing in the Nexus Study Area will also be increasing over the
period of Project buildout. Table B-23 on page B-40 presents the net change in the
number of total occupied dwelling units, and estimates of occupied rental units, and their
respective household populations in the Nexus Study Area between 2009 and 2030. This
analysis focuses on rental units in the Nexus Study Area, because that is the type of
housing most readily available and most often occupied by USC students, faculty and staff
in that area. More specifically, it focuses on the private market rental units that are not
owned or affiliated with USC, excluding those new privately developed units that are
planned specifically for occupancy by students, and are addressed below.

City of Los Angeles Nexus Study
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Table B-23
Households & Population in the Nexus Study Area, 2009 & 2030
2009-2030
2009 2030 Change

Total Households/Occupied Units™? 23,329 28,820 5,491
Total Population'? 84,481 96,045 11,564

Less: Group Quarters Population3 (6,450) (7,328) (878)
Households Population 78,031 88,717 10,686
Renter Households/Occupied Units® 19,597 24,209 4,612
Persons per Household, Renters* 3.148 3.148 -
Renter Households/Occupied Units Population 61,691 76,210 14,519
Private Market Occupied Rental Units

Total Occupied Rental Units (from above) 19,597 24,209 4,612

Less: USC-Owned & Affiliated Units® (935) (935) -

Less: New Private Student Housing6 - (862) (862)
Subtotal Private Market Rental Units 18,662 22,412 3,750

! Claritas data for 2009 for an area that matches the boundaries of the Nexus Study Area. Households exclude
"group quarters" (e.g., dorms; Greek housing; Radisson Hotel beds for students, per U.S. Census definition).

2 2030 households and population based on census tract values in the SCAG 2008 Regional Growth Forecast,
op. cit.

% Assumes same group quarters (7.63%) and renter household (84.0%) shares as in 2009.

* Per 2000 U.S. Census data for the Nexus Study Area per Geolytics Neighborhood Change Database.

° From Table 10. Assumes no change from 2009.

® In six pending developments with 862 units and 3,339 beds; see Table 25 supra.
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Recapping information presented above as to the number of existing Project Site
beds for students, and the Project’s planned net addition of beds, Table B-24 on page B-41
shows that the Project’s 2030 total of 9,333 beds results in a net increase of 4,656 beds
over the 2009 supply (+99.6%). Overall in 2030, the net new housing supply within the
Project Site will accommodate 24.8 percent of total student demand (versus 15.2% in
2009), 22.0 percent of faculty demand (versus none in 2009), and 20.8 percent of total
USC housing demand (versus 12.2% in 2009).
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Table B-24
Changes in Project Site Housing Supply vs. Demand, 2030

2009 2030

Undergraduate Student Beds

Existing Beds® 4,677 4,677

Less: Beds to be Demolished" (1,162)

Net Existing Beds to Remain 3,515

New Beds® 2,160
Subtotal Undergraduate Student Beds 4,677 5,675
Number of Undergraduate Students® 16,023 17,800
Undergraduate Students Housed in Project Site 29.2% 31.9%
Graduate Student Beds

Existing Beds® - -

New Beds” 3,240
Subtotal Graduate Student Beds - 3,240
Number of Graduate Students® 14,805 18,200
% Graduate Students Housed in Project Site 0.0% 17.8%
Faculty Beds

Existing Beds® - -

New Beds® 418
Subtotal Faculty Beds - 418
Number of Faculty" 1,732 1,900
% Faculty Housed in Project Site 0.0% 22.0%
Total Students, Faculty & Staff 38,276 44,900
Total Number of Beds in Project Site 4,677 9,333
% Housed in Project Site 12.2% 20.8%

Y From Table 9.
2 From Table 19.
3 From Table 20.
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At the present time, USC has no plans to construct or remove any existing student
housing outside the Project area, including beds available in Greek housing and the
Radisson Hotel, and thus the 2030 supply of USC-owned and USC-affiliated housing in the
Nexus Study Area is assumed to be the same as in 2009.

The estimate of the number of additional undergraduate and graduate students who
will reside within the Nexus Study Area in housing other than what is owned or affiliated
with USC, is determined in the same way that the 2009 estimate was derived — i.e., the
difference between a known percentage of such students who reside in the Nexus Study
Area minus the number who reside in USC-owned and affiliated housing. The 2030
estimate relies on the same 70.2 percent factor for undergraduates who do not reside in
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USC-owned or affiliated housing reside within ZIP codes 90007 and 90037, and 20.3
percent for graduate students, as discussed above. As for 2009, these factors are used in
combination with the number of students accommodated in USC-owned and affiliated
housing, as discussed above, to produce initial estimates of students likely to reside in
private market housing in the Nexus Study Area.

One additional factor applies to the 2030 projection: the addition of new housing
supply in six private student housing projects planned for the Nexus Study Area. The
relevant characteristics of these projects are shown in Table B-25. |If all are actually
completed as proposed, they will add 3,339 beds in 862 units for undergraduate and
graduate students and faculty. In this analysis, we assume conservatively, that all of these
units would accommodate USC undergraduate students.**

Table B-25
Proposed Private Student Housing Projects

Students/
Project Location # Units # Beds Unit
University Gateway” 421 1,656 3.93
Icon Plazal 56 270 4.82
2455 S. Figueroa® 145 532 3.67
2700 S. Figueroa® 171 628 3.67
3025 S. Figueroa® 39 143 3.67
511 W. 31st* 30 110 3.67
Totals 862 3,339 3.87

1 Per Project Draft EIR related projects list and information provided by USC.
2 per Project Draft EIR related projects list and the project's Draft EIR.

3 per Project Draft EIR related projects list and assumes same beds/unit
ratio as 2455 Figueroa.

* Per USC and assumes same beds/unit ratio as 2455 & 2700 Figueroa.
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Table B-26 on page B-43 shows a derivation of the 2,800 beds and 966 units for
undergraduates who are projected to reside in private market units in the Nexus Study
Area (i.e., not in USC-owned or affiliated housing) in 2030, following the analysis presented
above for 2009 as shown in Table B-14, but after taking the new private student housing
into account.

*1 This assumption is considered “conservative” in the sense that it frees up the largest number of dwelling

units in the Nexus Study Area’s private housing market for non-student households. The actual occupant
mix is unknown. But it is worth noting that the DEIR for the 2455 Figueroa Street student housing project
states that up to 10% of the units could also be made available to non-student, faculty and staff residents.
Impact Sciences, Figueroa and Adams Student Housing Project Draft EIR, Sept. 2009, at p. II-13.
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Table B-26
Derivation of Undergraduate Students Residing
in Private Housing in the Nexus Study Area, 2030

Calculation Factors Calculations
Undergraduate Students, 2030" 17,800
Less: Existing Beds in Project Site? (4,677)
Less: Net New Project Beds® (998)
Less: Beds in USC-Owned & Affiliated
Apartments in the Nexus Study Area* (1,880)
Less: Beds in Greek Housing4 (1,300)
Less: Beds in Radisson Hotel* (200)
Remainder 8,745
Percentage of Students Residing in Nexus Study Area’ 70.2%
Number of Student Beds in Nexus Study Area 6,139
Less: Beds in New Private Student Housing® (3,339)
Net Beds in Nexus Study Area 2,800
Average Students Per Unit* 2.90
Estimated Number of Student-Occupied Units 966

* From Table 20.
2 From Table 9.

* From Table 19.
* From Table 14.
® From Table 16.
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Table B-27 on page B-44 shows a similar derivation of the 2,955 beds and 2,081
units for graduate students who are projected to reside in private market units in the Nexus
Study Area (i.e., not in USC-owned or affiliated housing) in 2030.

The 2030 projection of faculty and staff who will reside in the Nexus Study Area is
based on the same 4.25 percent factor for ZIP Codes 90007 and 90037 that was used for
the 2009 estimate. Multiplying this factor by the sum of 1,900 faculty and 7,000 staff,
minus the Project’'s 418 beds of new faculty housing, yields a projection that 360 faculty
and staff will reside within the Nexus Study Area, assuming again that these are all
separate and renter households.
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Table B-27
Derivation of Graduate Students Residing
in Private Housing in the Nexus Study Area, 2030

Calculation Factors Calculations
Graduate Students, 2030" 18,200
Less: Existing Beds in Project Site -
Less: Net New Project Beds? (3,240)
Less: Beds in USC-Owned & Affiliated
Apartments in the Nexus Study Area® (405)

Less: Beds in Greek Housing® -
Less: Beds in Radisson Hotel® -

Remainder 14,555
Percentage of Students Residing in Nexus Study Area® 20.3%
Number of Student Beds in Nexus Area 2,955
Less: Beds in New Private Student Housing -
Net Beds in Nexus Area 2,955
Average Students Per Unit3 1.42
Estimated Number of Student-Occupied Units 2,081

* From Table 20.
2 From Table 19.
3 From Table 15.
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Table B-28 on page B-45 presents a summary of all the preceding projection
analysis for 2030. It shows that of all students, faculty and staff, 20.8 percent will reside
within the Project Site, another 29.5 percent will reside in the Nexus Study Area, and the
remainder of 22,328 persons (49.7% of the total) will, by definition, reside somewhere other
than the Project Site and the Nexus Study Area.

Figure B-2 on page B-46 compares the distribution of USC housing demand among
the three mutually exclusive areas of housing supply in 2030, as compared with the
distribution in 2009, per the above analysis.

Finally, Table B-29 on page B-46 shows that the projection of 3,407 units of privately
owned rental housing that will be occupied by USC students, faculty and staff in the Nexus
Study Area in 2030 will represent 15.2 percent of the Nexus Study Area’s supply of such
housing (or 7.9 percentage points less than in 2009) and the 6,115 students, faculty and
staff residing in that housing will represent 8.7 percent of the population in private market
renter-occupied units in the Nexus Study Area in 2030 (or 6.2 percentage points less than
in 2009).
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Table B-28
USC University Park Campus Student, Faculty & Staff Housing Supply, by Location, 2030
Students Faculty & Staff Total
Undergrads Grads Total
Units Beds Beds % Units Beds Beds %  Units Beds Units Beds Units Beds
Within Project Site®
Residence Halls & Suites 1,101 2,921 - - 1,101 2,921 - - 1,101 2,921
Apartments’ 920 2,754 2,382 3,240 3,302 5,994 250 418 3,552 6,412
Subtotal 2,021 5,675 31.9% 2,382 3,240 17.8% 4,403 8,915 250 418 4,653 9,333 20.8%
Within Nexus Study Area, Not Including
Project Site®
Greek Housing N/A 1,300 - - - 1,300 - - - 1,300
Radisson Hotel N/A 200 - - - 200 - - - 200
USC-Owned Apts. 649 1,880 286 405 935 2,285 - - 935 2,285
Non-USC Apts. 1,828 6,139 2,081 2,955 3,909 9,094 360 360 4,269 9,454
Less: New Private Student Housing (862) (3,339) - - (862) (3,339) - - (862)  (3,339)
Net Private Student Housing 966 2,800 2,081 2,955 3,047 5,755 360 360 3,407 6,115
Subtotal Nexus Study Area 2,477 9,519 53.5% 2,367 3,360 18.5% 4,844 12,879 360 360 5,204 13,239 29.5%
Outside Project Site & Nexus Study Area® N/A 2,606 14.6% N/A 11,600 63.7% N/A 14,206 8,122 22,328 49.7%
Overall Total 17,800 100.0% 18,200  100.0% 36,000 8,900 44,900  100.0%

' From Table 27.

2 Undergrad units based on 257 existing to remian + (2,160 new beds @ 3.26 beds/unit) minus 390 units to be demo'd; grad units based on 3,240 new beds @ 1.36 beds/unit; faculty beds
beds based on 250 units x 1.67 beds/unit. All beds/unit factors in new units based on preliminary Project planning, per USC.

% From Tables 25, 26 and 27. Faculty and staff = 4.25% x (8,900-418) = 360.

* Remainder (i.e., total students, faculty and staff minus those within Project Site housing and Nexus Study Area housing).
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Figure B-2
USC Housing Demand vs. Supply
by Location, 2009 and 2030

Supply, 2009 Supply, 2030
s 3\
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548% Study Area Study Area 497 A)
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Table B-29

Households & Population in the Nexus Study Area and
USC-Related Shares of the Private Rental Housing Supply & Population, 2009 & 2030

2009-2030
2009 2030 Change
Private Market Occupied Rental Units
Total Occupied Rental Units® 19,597 24,209 4,612
Less: USC-Owned & Affiliated Units® (935) (935) -
Less: New Private Student Housing Units® - (862) (862)
Subtotal Private Market Rental Units 18,662 22,412 3,750
Total Occupied Rental Units Populationl 61,691 76,210 14,519
Less: USC-Owned & Affiliated Beds? (2,285) (2,285) -
Less: Private Student Housing Beds® - (3,339) (3,339)
Subtotal Private Rental Units Population 59,406 70,586 11,180
Rental Units Occupied by USC Students, Faculty & Staff* 4,303 3,407 (896)
USC Students, Faculty & Staff Rental Units Population4 8,832 6,115 (2,717)
USC-Related Share of Private Rental Units 23.1% 15.2% -7.9%
USC-Related Share of Private Rental Units Population 14.9% 8.7% -6.2%
1 From Table 23.
2 From Table 10.
3 From Table 25.
4 From Tables 16 and 28.
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Based on the preceding analysis, and as shown in the highlighted cells in Table B-
29, the combined effects of additional housing demand associated with the Project’s
increase in students, faculty and staff, together with the additional housing supply included
in the Project and the privately developed student housing in the Nexus Study Area, result
in 896 fewer units of privately owned housing that will be occupied by USC students,
faculty and staff. Inasmuch as this provides new capacity to absorb future population
growth without adding new supply, this is considered a beneficial impact of the Project.
Removing student and faculty households from the private housing market in the Nexus
Study Area may also have a beneficial impact on average housing prices, to the extent that
USC populations outbid other households for available housing supply. By reducing the
demand for housing external to the Nexus Study Area, and the attendant impacts of long-
distance commuting to the USC campus, the Project would also indirectly produce other
environmental benefits.

(6) Consistency With Adopted Plans and Policies

The degree to which the Project is consistent with housing goals in the City’s
General Plan Framework Element is shown in Table B-30. In sum, the Project is consistent
with these objectives.

Table B-30
Project Compared to Applicable General Plan Framework Objectives

Objective # Policy Project Consistency
4.1 Plan the capacity for and develop incentives to Consistent. The Project would provide up to 5,400

encourage production of an adequate supply of housing  student beds in a variety of housing types and

units of various types within each City subregion to meet configurations and approximately 250 faculty housing

the projected housing needs by income level of the future units. This proposed housing development would help

population to the year 2010. meet the housing needs of USC students and faculty who
must now compete for space in the Nexus Study Area or
other more distant locations. This would provide space in
existing units to meet other housing needs.

4.2 Encourage the location of new multi-family housing Consistent. The Project would provide up to 5,400
development to occur in proximity to transit stations, student beds in a variety of housing types and
along some transit corridors, and within some high configurations and approximately 250 faculty housing
activity areas with adequate transitions and buffers units in close proximity to the future Metro Mid
between higher-density developments and surrounding  City/Exposition Boulevard Light Rail Transit line, near the
lower-density residential neighborhoods. major transit corridor of Figueroa Boulevard, and within

the high activity USC University Park Campus area. No
development is planned for surrounding lower-density
residential neighborhoods.

4.4 Conserve scale and character of residential Consistent. See response to Policy 4.2
neighborhoods.

Prepared by: HR&A Advisors, Inc.

City of Los Angeles Nexus Study
July 2011

Page B-47



Section B. Analysis of Study Area Housing Conditions (Including Housing Affordability)

The degree to which the Project is consistent with objectives in the City’s Housing
Element is shown in Table B-31. In sum, the Project is consistent with these objectives.

Table B-31

Project Compared to Applicable Housing Element Objectives

Objective #

Policy

Project Consistency

11

Plan the capacity and develop incentives for the
production of an adequate supply of rental and ownership
housing for households of all income levels and needs.

Consistent. The Project will increase the on-campus
supply of rental housing for students and faculty at price
levels that are within their means.

2.2

Promote sustainable neighborhoods that have mixed-
income housing, jobs, amenities, services and transit.

Consistent. The Project would provide up to 5,400
student beds in a variety of housing types and
configurations and approximately 250 faculty housing
units in close proximity to the future Metro Mid
City/Exposition Boulevard Light Rail Transit line, near the
major transit corridor of Figueroa Boulevard, and within
the high activity USC University Park Campus area. The
Project revitalizes the area and helps to promote
sustainable neighborhoods by enhancing the mix of
uses/services and the quality of the area as a place to
work, shop and reside. The Project would enhance
shopping convenience and expand the variety of goods
and services available to both the University community
and the local neighborhood. The Project would generate
incremental demand for commercial goods and services
due to net additional students, faculty, staff, and visitors
that would expand the potential customer base for
existing and new commercial uses in the Project vicinity.

24

Promote livable neighborhoods with a mix of housing
types, quality design and a scale and character that
respects unique residential neighborhoods in the City.

Consistent. The Project will be developed on and
around the USC campus. No development is planned for
surrounding lower-density residential neighborhoods.

3.1

Assure that housing opportunities are accessible to all
residents without discrimination on the basis of race,
ancestry, sex, national origin, color, religion, sexual
orientation, marital status, familial status, age, disability
(including HIV/AIDS), and student status.

Consistent. USC makes University housing available to
all qualified students and faculty without regard to race,
ancestry, sex, national origin, color, religion, sexual
orientation, marital status, familial status, age, disability
(including HIV/AIDS), and student status.

Prepared by: HR&A Advisors, Inc.

The degree to which the Project is consistent with objectives in the South Los

Angeles Community Plan is shown in Table B-32 on page B-49.

consistent with these objectives.*?

In sum, the Project is

2 As noted in the Project’s Draft EIR, Subarea 1b and Subarea 2 are located in the adjacent Southeast Los
Angeles Community Plan area. However, since no housing is planned for these areas, housing policies in
the Southeast Los Angeles Community Plan are not addressed in this analysis.
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Table B-32
Project Compared to Applicable South Los Angeles Community Plan Objectives

Policy # Policy Project Consistency
1-1.2 Protect existing single-family and low density residential Consistent. The proposed Project would not encroach
neighborhoods from encroachment by higher density upon existing single-family and low density residential
residential and other incompatible uses. neighborhoods. The Project site is separated from the

closest single-family and low-density neighborhoods by
medium-density and high-density residential
neighborhoods. Furthermore, the Project does not
propose any new uses which do not already exist in the
area. The proposed Project's mix of educational uses,
medium-density housing, and commercial uses would be
compatible with the existing educational, residential, and
commercial uses in the surrounding area.

1-21 Locate higher residential densities near commercial Consistent. The proposed Project would develop
centers, light mass transit stations, and major bus routes medium-density student and faculty housing near the
where public service facilities, utilities, and topography Metro Mid City/Exposition Boulevard Light Rail Transit
will accommodate this development. line. Furthermore, the Project area is served by

numerous bus routes as well as existing public services
and utilities. The topography of the Project area is also
relatively flat and thus suitable for development.

1-51 Promote greater individual choice in type, quality, price, Consistent. The proposed Project would provide student
and location of housing. and faculty housing units of variable cost and sizes in a

variety of building types and configurations. In addition,
implementation of the proposed Project would help return
existing occupied housing stock that had been converted
to student housing back into housing for the general
community. As such, the proposed Project would provide
greater choice in housing type, quality, price, and location
and would be consistent with this policy.

1-5.2 Ensure that new housing opportunities minimizes Consistent. Development of the proposed Project would
displacement of the residents. require the removal of existing student housing in

Subarea 3 and potentially in Subarea 1. However, the
proposed Project would provide up to 5,400 new student
beds and 250 new faculty units and would thus result in a
net increase in housing. The proposed Project's new
housing uses would help meet the housing needs of the
existing and projected University population through
2030. The Project would not involve displacement of
residents in the area.
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The degree to which the Project is consistent with objectives in the Redevelopment
Plan is shown in Table B-33. In sum, the Project is consistent with these objectives.

Table B-33
Project Compared to Applicable Exposition/University Park Redevelopment Plan Objectives

Policy Project Consistency
To make provisions for housing as is required to satisfy ~ Consistent. The Project will increase the on-campus
the needs and desires of the various age, income, and  supply of housing for students and faculty who must now
ethnic groups of the community, maximizing the compete for space in the Nexus Study Area or other more
opportunity for individual choice. distant locations. This will provide space in existing units
to meet other housing needs.

To alleviate overcrowded, substandard housing Consistent. The Project will provide newly constructed
conditions and to promote the development of a sufficient housing for students and faculty at prices they can afford.
number of housing units for low and moderate income This will reduce the number of overcrowded housing units
households. in the Nexus Study Area.

Prepared by: HR&A Advisors, Inc.

The “jobs-housing balance” in the City of Los Angeles Subregion—i.e., the
numerical ratio of 1.36 jobs to households—is very close to the ratio for SCAG region as a
whole in 2005 (1.37), as shown in Table B-34 on page B-51 and is therefore considered
close to “balance.”®® By 2030, however, the Subregion is forecasted to add households at
a faster rate than jobs, and will therefore diverge from the jobs-household ratio in the
region, such that the Subregion would be considered “housing rich/jobs poor” (i.e., a jobs-
households ratio of 1.25 in the Subregion versus 1.33 in the region). The Project, by
adding 3,514 total jobs (i.e., direct + indirect + induced)* and 4,426 total households (i.e.,
direct and indirect), would have a neutral numerical impact on the Subregion’s 2030 jobs-
housing balance in that it would not change the 1.25 ratio for that year. The Project is
therefore consistent with this Regional Comprehensive Plan and Guide (RCPG) goal.

® This concept of “jobs-housing balance,” and some of the difficulties in measuring it and applying it as a

regional strategy, are discussed in the Growth Management Chapter of SCAG’s Regional Comprehensive
Plan and Guide (pp. 3-12 to 3-13). See also, Ed Hamilton, Francine Rabinovitz, John H. Alschuler, Jr. and
Paul J. Silvern, "Applying the Concept of Jobs-Housing Balance," Urban Land, October 1991, pp. 15-18.
Nevertheless, the general concept of achieving better jobs-housing balance remains a fundamental part of
SCAG growth management strategies, including the Compass Growth Vision, and related air quality
policies.

* See the Project’s Draft EIR, Section IV.1.1 (Employment) and Appendix J for details.
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Table B-34
Jobs Housing Balance Impacts of the Project
in the City of Los Angeles Subregion

2005 2010 2020 2030

Pre-Project Subregion Conditions

Employment* 1,804,471 1,860,672 1,933,860 2,003,196

Households? 1,325,600 1,386,658 1,506,564 1,600,754

Jobs-Housing Balance 1.36 1.34 1.28 1.25
Project Conditions

Employment® 3,514

Households* 4,426
Subregion Conditions With Project®

Employment 2,005,790

Households 1,605,180

Jobs-Housing Balance 1.25
SCAG Region®

Employment 7,770,880 8,349,453 9,183,029 9,913,376

Households 5,687,196 6,086,986 6,840,328 7,449,484

Jobs-Housing Balance 1.37 1.37 1.34 1.33

! From Draft EIR, Appendix J, Table IlI-4.

2 From Table 18.

% From Draft EIR, Appendix J, Table I1I-6

* From Table 19.

® Pre-Project Conditions + Project Conditions

® 2008 SCAG Regional Growth Forecast (available at: http://www.scag.ca.gov/forecast/index.htm).
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(7) Other Growth Inducement Issues

While the Project’s addition of new housing units is consistent with various regional
and local policies, it will not, in and of itself, foster new growth in the area by removing
impediments to growth. As described in the land use section of the Draft EIR, the property
surrounding the Project Site is already developed with commercial, single-family, multi-
family and industrial uses. Utility and other infrastructure upgrades, if necessary, for the
Project are intended primarily to meet Project-related demand. The Project households’
demand for commercial goods and services will be met by Project retail, services and
community facilities, and by existing retail, service and other resources located within
proximity to the Project Site. No additional development specifically to meet the Project’s
scale of household demand would be needed. On the contrary, the Project's new
household demand will help support the viability of existing businesses in the Project
vicinity.
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(8) Conclusions Regarding Significance of Impacts

As stated in the Draft EIR, the evaluation of the Project’s housing impacts against
the City’s CEQA Thresholds is follows.

As to the first significance threshold, the Project would not cause growth or
accelerate growth in an undeveloped area, because the Project Site is in an already
developed, urbanized location. Furthermore, the Project’s direct and indirect households
impact represent about three-tenths of one percent of the households forecasted by SCAG
for the City of Los Angeles Subregion in 2030, and two percent of forecasted household
growth in the Subregion between 2009 and 2030. Therefore, the Project would not result in
any significant adverse impacts in terms of this significance threshold. The Project is also
compatible with adopted local and regional housing growth policies. It would assist the City
in meeting its fair share of regional housing need, have a neutral impact on Subregion jobs-
housing balance, provide new housing opportunities, and conform with new City policy
direction supporting higher density, compact, infill housing development that adds to the
City’'s housing supply, while meeting other “smart growth” environmental objectives,
consistent with the SCAG Compass Growth Visioning principles. By increasing the on-
campus supply of housing for students and faculty, the Project will enable the existing
housing supply in the Nexus Study Area and elsewhere to absorb future population growth.

As to the second significance threshold, the Project would not introduce unplanned
infrastructure that was not previously evaluated in the relevant Community Plan. All
circulation improvements planned for the Project are intended to improve existing and
future circulation flows throughout the affected area consistent with the Project. Utility and
other infrastructure upgrades planned for the Project are intended primarily to meet Project-
related demand. The Project households’ demand for commercial goods and services will
be met by new retail, service and other resources included as part of the Project or already
located within proximity of the Project Site. Therefore, the Project would not result in any
significant adverse impacts in terms of this significance threshold.

As to the third significance threshold, the Project Site is located in an area of the City
of Los Angeles that is already developed with single-family and multi-family homes, and
commercial, residential and industrial uses. Future growth is planned for and expected,
pursuant to a Community Plan and other Elements of the City’s General Plan, and several
Redevelopment Plans. Therefore, the Project would not result in any significant adverse
impacts in terms of this significance threshold.

As to the fourth significance threshold, the Project is adding a substantial new
supply of student and faculty housing on the USC campus that will relieve pressure on the
number of units and pricing in the existing housing stock, particularly in the Nexus Study
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Area, that is now occupied by students and faculty. Project housing prices will be set at
rates that are affordable to USC students and faculty. Therefore, the Project would not
result in any significant adverse impacts in terms of this significance threshold.

As to the fifth significance threshold, the 1,162 beds of housing that will be
demolished as a result of the Project will be replaced with 5,818 additional student and
faculty beds such that there would be a net gain of 4,656 such beds. Therefore, the Project
would not result in any significant adverse impacts in terms of this significance threshold.

As to the sixth significance threshold, the housing planned for the Project is
specifically intended to serve the existing and future needs of graduate and undergraduate
students and faculty housing needs. Therefore, the Project would not result in any
significant adverse impacts in terms of this significance threshold.

For all of the above reasons and as stated in the Draft EIR, the Project's housing
impacts would be beneficial rather than adverse and thus are less than significant.
Accordingly, no mitigation measures are required or recommended in the Draft EIR.

(9) Evaluation of Impacts in the Nexus Study Area

This evaluation of the Nexus Study Area extends beyond the requirements of
CEQA, and the analysis of housing and households in the Draft EIR is adequate for the
Project. Inasmuch as the Draft EIR included an analysis of the Project’s impacts in the
Nexus Study Area as well as within other larger geographic areas applicable to the scale of
housing and labor markets or other regulatory requirements, the analysis and conclusions
about housing impacts within the Nexus Study Area are the same as those identified in the
Draft EIR. These impacts were determined to be beneficial rather than adverse, and thus
are less than significant. As summarized above and as presented in the Draft EIR, this is
because the Project would respond to and satisfy a portion of unmet housing demand,
rather than induce housing growth. The Project would help achieve the household growth
forecast for the City of Los Angeles Subregion and would be consistent with the non-
binding forecast for the Nexus Study Area. The Project would also be consistent with
regional policies to reduce urban sprawl, efficiently utilize existing infrastructure, reduce
regional congestion, and improve air quality through the reduction of vehicle miles traveled.
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Employment Conditions and
Citywide Fiscal Conditions

1. Introduction

As discussed in Section A, the environmental impact analyses of the USC
Development Plan Project required pursuant to CEQA are set forth in the Draft EIR. This
Nexus Study was requested by the Los Angeles City Council with topics that duplicate
some of the analyses in the Draft EIR and exceeds in certain ways the required topics and
scope of analyses under CEQA. However, this Nexus Study is not intended to satisfy any
CEQA requirement and should not be used for any CEQA purpose related to the Project.
The Nexus Study does not contain any new analyses or mitigation measures for the Project
that are required by CEQA. All of the required CEQA analyses and mitigation measures for
the Project are contained in the Draft EIR.

This section of the Nexus Study sets forth information regarding employment and
economic context in the Draft EIR for the USC Development Plan for the Nexus Study
Area. It begins with a discussion of the general economic context relevant to the Nexus
Study Area. The existing setting subsection provides a summary of employment
characteristics in the Nexus Study Area, including employment related to USC students,
faculty and staff. This section also includes a summary of Citywide fiscal conditions at the
time this report was originally prepared.

Finally, this section presents analysis of employment impacts associated with the
USC Development Plan as presented in the Draft EIR,* and compares them with the
applicable City CEQA significance thresholds. Because the Draft EIR includes discussion
of impacts in the Nexus Study Area, the employment impacts of the Nexus Study as
presented in this section are the same as those identified in the Draft EIR. This section
also includes a summary of the Project’s fiscal impacts in the City of Los Angeles resulting

1

City of Los Angeles, USC Development Plan Draft Environmental Impact Report, SCH No. 2009011101,
prepared by Matrix Environmental, May 2010, Sections IV.l.1 (Employment) and Appendix J (Employment,
Housing and Population Technical Report).
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from both its construction and annual operation once all planned improvements are
completed and fully occupied. This analysis is based on a separate report on this topic that
is not included in the Draft EIR, but is included as part of the Final EIR.?

2. Existing Setting

a. The General Economic Context in Southern California,
Los Angeles County and the City of Los Angeles

(1) Regional and County Conditions

The six-county southern California region is one of the nation’s largest and most
dynamic regional economies, and accounts for about half the jobs and population in the State.
The four cornerstones that support the region’s economy, which is now much more diversified
than in the past, are: (1) international trade, primarily through the Los Angeles International
Airport and the Ports of Los Angeles, Long Beach and Port Hueneme; (2) the nation’s largest
entertainment and tourism sector; (3) the nation’s largest diversified manufacturing sector;
and (4) growing professional services, biotechnology and design markets.

By 2007, the southern California economy had recovered nearly all of the jobs lost
during the early 1990s, when a combination of defense industry restructuring and
recession, coupled with natural disasters (e.g., the 1994 Northridge earthquake) and
manmade problems (the 1992 civil disturbance in Los Angeles) resulted in a loss of over
500,000 jobs. The national recession that officially began in December 2007 has, however,
cost the State 1.4 million jobs as of December 2009, including 750,000 jobs in southern
California, or over half (54 percent) of the Statewide total job loss.

Like the southern California region as a whole, employment growth within Los
Angeles County has been accompanied by substantial changes in the structure of the
County economy. For example, since 1990 the Los Angeles County manufacturing sector
lost approximately 382,000 jobs, whereas service-related jobs increased by over
250,000 jobs, primarily in the educational and health services, trade, transportation and
utilities, leisure and hospitality, professional and business services, and information
sectors, while the government sector added approximately 64,000 jobs.

2 HR&A Advisors, Inc., An Assessment of the Economic and Fiscal Impacts of the USC Development Plan,

University of Southern California, prepared for the University of California, May 2010. (Hereinafter referred
to as the “Economic and Fiscal Report.”).

City of Los Angeles Nexus Study
July 2011
Page C-2



Section C. Analysis of Study Area Employment Conditions and Citywide Fiscal Conditions

Over the past two years various problems have combined to slow employment and
economic growth in the region. For example, the annual average unemployment rate in
Los Angeles County for 2007 was 5.0 percent, and 5.4 percent for the state as a whole.
Nearly two years later, as the national recession appears to be reaching an end in a
technical sense, the unemployment rate in December 2009 (preliminary estimates) in Los
Angeles County and for the State as a whole was 12.3 percent. Economic forecasters
expect unemployment in the State to remain at elevated levels throughout the next several
years, and growth in personal income to persist at rates below historical trends.

Despite unusually difficult economic conditions in 2009, future prospects for the
southern California regional economy in general, and the economy of Los Angeles County
in particular, are very positive, because of the strengths of its economic base, scale of
population and markets, and proximity to South America and Asian markets. Following the
end of the current recession, it is likely that annual employment growth in the region will
once again slightly exceed the national average growth rate.

(2) City of Los Angeles Subregion and Nexus Study Area

The City of Los Angeles Subregion includes the area of the City of Los Angeles, the
City of San Fernando, and various adjacent unincorporated areas of Los Angeles County.
The Nexus Study Area includes the community immediately surrounding the USC
University Park Campus, and is generally bounded by Washington Boulevard on the north,
Vernon Avenue on the south, Main Street on the east and Normandie Avenue on the west.
The Nexus Study Area is depicted in Figure A-1 of Section A., Introduction. There are no
official counts of employment or unemployment within either the City of Los Angeles
Subregion or the Nexus Study Area. Based on SCAG’s 2008 Regional Growth Forecast,
an estimated 1,849,431 jobs are present in the City of Los Angeles Subregion, and, for
information purposes only, 58,548 jobs are present within the Nexus Study Area as shown
in Table C-1 on page C-4.

The only available estimate of unemployment for these two geographic areas is that
provided by the U.S. Census for 2000, which stood at 6.0 percent for the City of Los
Angeles, and 14.4 percent within the Nexus Study Area. Also of note is that these figures
are much higher today as a result of the national recession (i.e., the unemployment rate for
the City of Los Angeles during December 2009 was 13.2 percent).
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Table C-1
Estimated 2009 Employment in City of Los Angeles Subregion and Nexus Study Area?

Jobs
City of Los Angeles Subregion 1,849,431
Nexus Study Area 58,548

% 2009 Data based on straight-line interpolation between 2005 and 2010 values in the SCAG
regional growth forecast adopted for the 2008 Regional Transportation Plan Update.

Source: HR&A Advisors, Inc., 2010.

The 2000 U.S. Census also provides information about the Ilabor force
characteristics of those employed. This data indicates that over one-third of the labor force
in the City of Los Angeles is employed in professional and technical occupations. Jobs
present within the Nexus Study Area are much more concentrated in precision, production,
craft and repair occupations, and service occupations than in the City as a whole, and have
much smaller shares of those who are in professional and technical occupations, as well as
those who are executives, managers and administrators. In terms of the types of
industries, nearly one-quarter of all workers in the City of Los Angeles are employed in the
manufacturing and retail trade sectors, whereas the labor force in the Nexus Study Area
has a much higher proportion of its labor force employed in manufacturing and educational
services, and a much lower proportion in professional, scientific and technical services,
information and finance, and insurance. These relationships are shown in Table C-2 on
page C-5.

(3) Employment at the University Park Campus and Economic
Impacts of USC

USC is one of the world’'s leading research universities, and as such, has a
substantial impact on the local and regional economies. Its numerous academic and
professional programs sponsor wide-ranging research and produce thousands of
graduates each year, many of whom remain in the region and contribute their talents to
expanding the economy. USC also attracts substantial funding into the region from student
tuition, federal research funds and venture capital for technology transfer projects. USC is
the largest private employer in the City of Los Angeles and the second largest in the
County. Its direct annual operations, and the indirect impact these expenditures have,
along with those of its students, faculty, staff and visitors, multiply throughout the local and
regional economy.
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Table C-2

Characteristics of the Resident Labor Force

in the Nexus Study Area and the City of Los Angeles, 2000%

Civilian Labor Force

Persons 16+ in Civilian Labor Force
Employed
Unemployed
Unemployment Rate

Occupational Category
Professional and technical
Executives, managers & administrators
Sales workers
Admin. support & clerical workers
Precision production, craft & repair workers
Operators, assemblers, transp., & material moving
Nonfarm laborers
Service workers
Farm workers or in forestry or fishing
Totals

Employment by Industry Sector
Agriculture, forestry, fishing, and hunting
Mining

Utilities

Construction

Manufacturing

Wholesale trade

Retail trade

Transportation and warehousing
Information industry

Finance and insurance

Real estate, rental and leasing
Professional, scientifc and technical services
Management of companies and enterprises
Admin. and support, & waste management & remediation
Educational services

Health care and social services

Arts, entertainment and recreation
Accommodation and food services

Other services except public administration
Public administration

Totals

a

Source: HR&A Advisors, Inc., 2010.

2000 U.S. Census, per Geolytics Neighborhood Change Database, for City of LA as a whole and for the
Nexus Study Area, based on census tracts that define its boundaries.

Nexus Study Area City of LA

31,076 1,690,266

26,598 1,533,638

4,478 156,628

14.4% 9.3%

# Jobs % of Total # Jobs % of Total
3,876 14.6% 332,211 21.7%
1,213 4.6% 193,255 12.6%
2,135 8.0% 175,368 11.4%
4,627 17.4% 234,780 15.3%
7,153 26.9% 268,560 17.5%
1,051 4.0% 45,709 3.0%
984 3.7% 35,177 2.3%
5,540 20.8% 245,661 16.0%
19 0.1% 2917 0.2%
26,598 100.0% 1,533,638 100.0%
# Jobs % of Total # Jobs % of Total

45 0.2% 2,638 0.2%

- 0.0% 527 0.0%

88 0.3% 5,092 0.3%
1,226 4.6% 81,120 5.3%
5,694 21.4% 202,468 13.2%
934 3.5% 60,777 4.0%
2,182 8.2% 158,279 10.3%
1,058 4.0% 55,887 3.6%
1,019 3.8% 107,440 7.0%
422 1.6% 70,485 4.6%
495 1.9% 37,645 2.5%
842 3.2% 118,123 7.7%

- 0.0% 548 0.0%
1,418 5.3% 79,343 5.2%
3,854 14.5% 119,820 7.8%
2,143 8.1% 146,128 9.5%
478 1.8% 48,291 3.1%
1,859 7.0% 99,309 6.5%
2,289 8.6% 105,067 6.9%
552 2.1% 34,651 2.3%
26,598 100.0% 1,533,638 100.0%
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The USC University Park Campus (Campus) currently has 1,732 faculty and
5,716 staff, for a total of 7,448 on-site employees. In addition, 7,593 of its 30,828 students
are employed by USC on a part-time basis, and another 5,692 jobs are directly related to
USC purchases of goods and services, expenditures for capital facilities, student spending
and visitor spending.

Using the well-established IMPLAN economic impact model of the Los Angeles
County economy, it is estimated that USC’s annual expenditures of $1.87 billion to operate
the Campus results in a $3.19 billion total impact in the Los Angeles County economy,
including $1.10 billion in total compensation paid to workers.

b. Regulatory Framework

There are a variety of growth forecasts, and employment and economic policies that
have been adopted by the City and SCAG that are relevant to a determination of Project
consistency with adopted plans. These are described and summarized below.

(1) City of Los Angeles

The City’s General Plan includes the General Plan Framework Element, nine other
Citywide Elements (Air Quality, Conservation, Historic Preservation and Cultural
Resources, Housing, Infrastructure Systems, Noise, Open Space, Public Facilities and
Services, Safety and Transportation), and 35 Community Plans. Economic and
employment issues for the Project site area are addressed in the General Plan Framework
Element and the South Los Angeles and Southeast Los Angeles Community Plans.

(&) The General Plan Framework Element

The General Plan Framework Element's fundamental economic development goals
are twofold: (1) to provide the physical locations and competitive financial environment
necessary to attract various types of economic development to the City of Los Angeles; and
(2) to encourage the geographic distribution of job growth in a manner supportive of the City's
overall planning objectives. In order to encourage economic development in Los Angeles and
effectively compete for limited opportunities in an increasingly competitive national economy,
the Framework Element calls on the City to offer meaningful development incentives.

Among the Framework Element’s policies that are relevant to the Project are:

e 7.2.2 Concentrate commercial development entitlements in areas best able to
support them, including community and regional centers, transit stations, and
mixed-use corridors. This concentration prevents commercial development from
encroaching on existing residential neighborhoods.
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e 7.2.3 Encourage new commercial development in proximity to rail and bus
transit corridors and stations.

e 7.2.5 Promote and encourage the development of retail facilities appropriate to
serve the shopping needs of the local population when planning new residential
neighborhoods or major residential developments.

e 7.3.2 Retain existing neighborhood commercial activities within walking distance
of residential areas.

e 7.6.1 Encourage the inclusion of community-serving uses (post offices, senior
community centers, daycare providers, personal services, etc.) at the community
and regional centers, in transit stations, and along the mixed-use corridors.

e 7.6.3 Facilitate the inclusion of shopping facilities in mixed-use developments
that serve the needs of local residents and workers. If necessary, consider
utilizing financing techniques such as land write-downs and density bonuses.

e 7.8.1 Place the highest priority on attracting new development projects to Los
Angeles which have the potential to generate a net fiscal surplus for the City.

e 7.8.3 Encourage mixed-use development projects, which include revenue
generating retail, to offset the fiscal costs associated with residential
development.

(b) South Los Angeles Community Plan and Southeast Los Angeles
Community Plan

The Project site lies within the areas of the South Los Angeles and Southeast Los
Angeles Community Plans. The South Los Angeles Community Plan area encompasses
approximately 9,881 acres bound on the north by Pico Boulevard, on the east by Figueroa
Street and Broadway Avenue, on the south by 120" Street and the County of Los Angeles,
and on the west by Van Ness Avenue and Arlington Avenue. Directly to its east, the
Southeast Los Angeles Community Plan area encompasses approximately 9,884 acres
bounded on the north by the Santa Monica Freeway (I-10), on the west by Figueroa Street
and Broadway Avenue, on the south by the Century Freeway (I-105) and 120th Street, and
on the east by the Alameda Corridor.

Within the Project vicinity, Figueroa Street is the boundary between the Community
Plan areas; thus, Subarea 1A and all of Subarea 3 are located in the South Los Angeles
Community Plan area, while Subarea 1B and Subarea 2 are located in the Southeast Los
Angeles Community Plan area. Please refer to Section IV.G, Land Use, of the Draft EIR
for additional information regarding the Community Plans and zoning designations
applicable to the Project site.
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The Community Plans establish goals, objectives, policies, and programs to meet
the existing and future needs and desires of the community through the year 2010. The
Community Plans aim to preserve and enhance the characteristics of existing residential
neighborhoods while providing new housing opportunities; improve the function, design,
and economic vitality of commercial corridors; preserve and enhance the positive traits of
existing uses and the community identity; maximize development opportunities with respect
to transit improvements while minimizing adverse impacts; and utilize the remaining
commercial and industrial development opportunity sites for job producing uses. The
South Los Angeles Community Plan does not address employment or economic issues,
except as they are relate to development on commercial and industrial land. However, the
South Los Angeles Community Plan calls for subsequent development of an Exposition
Park Master Plan, which would address community empowerment, provide opportunities
for a variety of jobs and job training for community residents, development reflective of
community needs, and the need for appropriate development plans to prevent incongruent,
incremental development. The Southeast Los Angeles Community Plan recognizes that
the exploration and expansion of development opportunities are crucial elements in the
revitalization and growth of the community.  While the Community Plans do not address
objectives or policies related to future development of the USC campus, the Community
Plans objectives and policies that have relevance for the Project’s retail and commercial
development are:

e 2-1.1 New commercial uses shall be located in existing, established commercial
areas or existing shopping centers.

e 2-1.3 Commercial areas should be consolidated and deepened to stimulate
existing businesses, create opportunities for new development and off-street
parking, expand the variety of goods and services, and improve shopping
convenience as well as offer local employment.

The Southeast Los Angeles Community Plan includes a general projection of
housing, employment and population to 2010. In addition, the South Los Angeles
Community Plan also includes a general projection of housing and population (but not
employment) to 2010 based on data presented in the Framework Element. However, this
data does not have any relevance to this analysis because: (1) the Framework forecast
was developed from an outdated SCAG regional growth forecast prepared in the mid-
1990s; (2) the forecast time horizon is much shorter than the buildout period for the Project;
and (3) per the text of the Community Plans, these forecast values are intended for general
guidance only and exhibit certain inherent limitations.
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(c) Exposition/University Park Redevelopment Project®

A portion of the Project Site is also located within the boundaries of the Community
Redevelopment Agency of the City of Los Angeles’ (CRA/LA) Exposition/University Park
Redevelopment Project Area (formerly known as the Hoover and Hoover Expansion
Redevelopment Project). The Redevelopment Project Area is a 574-acre redevelopment
project located just southwest of downtown Los Angeles. The original project, established
in 1966, covered 165 acres surrounding and including some portions of USC’s University
Park.

The current Redevelopment Plan goals call for the elimination of physical, economic
and social blight by the creation of catalytic developments that promote a thriving business
environment and enhance the surrounding community. The Redevelopment Plan’s land
use controls expire January 1, 2012. CRAJ/LA is currently studying the possible
consolidation of this Project area with other project areas in South Los Angeles. Among
the Redevelopment Plan’s objectives that are related to employment and economic
development are:*

e To encourage the cooperation and participation of residents, property owners,
business persons, public agencies and community organizations in the
revitalization of the area.

e To eliminate and prevent the spread of blight and deterioration and to conserve,
rehabilitate, and redevelop the expanded Project area in accordance with the
Plan.

e To implement the City's policy to establish "opportunity areas" to specifically
encourage private investment, consistent with the Plan's objectives in housing,
commerce and industry.

e To encourage a thriving commercial environment which will contribute to
neighborhood improvement.

e To promote the development of commercial uses along Vermont Avenue that
expands the availability of goods and services for residents in the area.

®  This summary of the Redevelopment Plan and its objectives is based on a CRA/LA fact sheet and the text

of the Redevelopment Plan, its five amendments, and the 2005-2009 5-Year Implementation Plan (all
available on-line at: http://www.crala.net/internet-site/Projects/Hoover/workprogram.cfm).

CRAJ/LA, Redevelopment Plan for the expanded project area of the Hoover Redevelopment Project as
Amended by the Fifth Amendment to the Redevelopment Plan for the Hoover Redevelopment Project,
adopted May 9, 1989, pp. 3-4.
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A small portion of the Project Site (Subarea 2) is located within CRA/LA’s Council
District Nine Corridors South of the Santa Monica Freeway Recovery Redevelopment
Project Area.

(2) Southern California Association of Governments

The Southern California Association of Governments (SCAG) is the federally-
designated Metropolitan Planning Organization for six Southern California counties
(Ventura, Orange, San Bernardino, Riverside, Imperial, and Los Angeles). SCAG is
responsible for developing plans for transportation, growth management and hazardous
waste management, and a regional growth forecast that is a foundation for these plans and
regional air quality plans developed by the South Coast Air Quality Management District
(SCAQMD). SCAG prepares several plans to address regional growth, including the
Regional Comprehensive Plan and Guide (RCPG), Regional Comprehensive Plan (RCP),
the Southern California Compass Growth Vision, the Regional Housing Needs Assessment
(RHNA), the Regional Transportation Plan (RTP), the Regional Transportation
Improvement Program (RTIP), and annual State of the Region reports to measure progress
toward achieving regional planning goals and objectives. Those SCAG plans that address
employment issues are discussed below under separate subheadings.

(a) Regional Comprehensive Plan (RCP)

The 2008 RCP defines a vision for the SCAG region that includes balancing
resource conservation, economic vitality, and quality of life. It also provides a long-term
planning framework that describes comprehensive responses to growth and infrastructure
challenges and recommends an Action Plan targeted for the year 2035. The 2008 RCP
does not mandate integrated resources planning; however, SCAG does request that local
governments consider the recommendations set forth in the RCP in their General Plan
updates, municipal code amendments, design guidelines, incentive programs, and other
actions.

In September 2008, SCAG accepted the RCP as a reference document, but did not
adopt its policies. SCAG continues to promote the use of the RCP as an advisory
document to local agencies in the Southern California region for their information and
voluntary use for preparing local plans and handling local issues of regional significance.
As such, these policies are not to be used as the basis for making determinations about
conformity between individual development projects and SCAG plans and policies.

(b) Southern California Compass Growth Vision Report

The Compass Growth Vision Report, published by SCAG in June 2004, presents a
comprehensive growth vision for the six-county SCAG region, as well as the achievements
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of the process for developing the growth vision. The Compass Growth Vision details the
evolution of the draft vision from the study of emerging growth trends and systematic
modeling of the effects of alternative growth pattern scenarios on transportation systems,
land consumption, and other factors.

The fundamental goal of the Growth Visioning effort is to make the SCAG region a
better place to live, work and play for all residents regardless of race, ethnicity or income
class. Thus, decisions regarding growth, transportation, land use, and economic
development should be made to promote and sustain for future generations the region’s
mobility, livability and prosperity. Its “Regional Growth Principles” provide a framework for
local and regional decision making that improves the quality of life for all residents in the
region. Each principle is followed by a specific set of strategies intended to achieve this
goal. The Project’s consistency with the principles and policies of the Compass Growth
Vision is the basis upon which SCAG determines the extent to which the Project is
consistent with SCAG’s plans. Of the Compass Growth Visioning principles and related
policies identified by SCAG, the following are those that relate to employment:

e Locate new housing near existing jobs and new jobs near existing housing
(SCAG Principle No. GV P1.2); and

e Provide developments which provide a mix of uses (SCAG Principle GV P2.2).

Additional Compass Growth principles that relate to the Project are discussed and
evaluated in Section IV.G, Land Use of this Draft EIR.

(c) SCAG Regional Growth Forecast

As part of its responsibilities, SCAG prepares socioeconomic forecasts in five-year
increments through the year 2030. The forecast is relied upon for preparation of the
Regional Transportation Plan (RTP), the Air Quality Management Plan (AQMP), Regional
Transportation Improvement Plan (RTIP), and the Regional Housing Needs Assessment
(RHNA). Consistency with the growth forecast, at the Subregional level, is one criterion
that SCAG uses in exercising its federal mandate to review “regionally significant”
development projects for conformity with regional plans. The applicable forecast for use in
this analysis is the one prepared for the 2008 RTP (“SCAG 2008 RTP Regional Growth
Forecast”).

The employment growth forecast for the City of Los Angeles Subregion between
2005 and 2030 is shown in Table C-3 on page C-13. The forecast projects a total of
2,003,196 jobs within the City of Los Angeles Subregion in 2030, which results in
153,765 additional jobs (+8.3 percent) being added to the Subregion between 2009 and
2030.
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Using a version of the SCAG regional growth forecast that is available at the census
tract level, it is possible to identify the growth for the Nexus Study Area that is included in
the City of Los Angeles Subregion. Although it has no official policy status, the
employment growth forecast for the Nexus Study Area, which is provided for informational
purposes only, projects a total of 63,939 jobs in 2030 which results in 5,391 additional jobs
(+9.5 percent) between 2009 (58,548 jobs) and 2030.

c. Citywide Fiscal Condition

(1) Overview of the City Budget

The General Fund is the primary operating fund of the City. It is used to account for
all financial resources except those required to be accounted for in other funds. General
Fund revenues are derived from such sources as taxes, licenses, permits, fees, fines,
intergovernmental revenues, charges for services, special assessments, interest income and
other resources available for discretionary funding. Expenditures are expended for functions
of general government, protection of persons and property, public works, health and
sanitation, transportation, cultural and recreational services, community development, capital
outlay, and debt service. For purposes of the budget, the General Fund is separate and
distinct from the Reserve Fund and other special funds created for a variety of restricted
purposes.
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Table C-3
SCAG Employment Forecast for the City of Los Angeles Subregion, 2009-2030

Projection Year Jobs
2005 ? 1,804,471
2009 " 1,849,431
2010 ® 1,860,672
2020° 1,933,860
2030° 2,003,196

Change 2005 - 2009

# Jobs 44,960
% Change 2.49%

Change 2009 - 2030

# Jobs 153,765
% Change 8.31%

a

SCAG regional forecast adopted for the 2008 Regional Transportation Plan Update
(available http://www.scag.ca.gov/forecast/index.htm).

® Based on a straight-line interpolation between 2005 — 2010 values in the SCAG

regional growth forecast for the 2008 Regional Transportation Plan Update.
Source: HR&A Advisors, Inc., 2010.

At the start of FY 2007-08, the City’s General Fund budget totaled $4.4 billion, and the
total City budget, including other special revenue funds and available fund balances, was
$6.8 billion.

In addition to adverse impacts on employment and the general economy, the recent
recession also took a significant toll on City finances. More recently, the City Administrative
Officer (CAO) reported an overall $148.9 million deficit in FY 2009-10, even after
implementation of adoption of a number of budget-balancing actions, including employee
furloughs, and assuming about $73.5 million in expected revenue that had not yet been
transferred from the Department of Water and Power. This caused the City to draw down
its reserve fund to an unusually low level, leading to downgrades in the City’s bond rating.”

> Memorandum from Miguel A. Santana, City Administrative Officer, to the Mayor, City Council President

and Chair of the City Council Budget and Finance Committee, re: Fourth Financial Status Report, April 9,
2010.
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(2) USC-Generated Revenues and Service Costs

In addition to its general economic contributions to the Los Angeles County
economy, the existing operation of the University Park Campus also generates various tax
and other revenues for the City This analysis focuses on the revenues that will accrue to
the City, including both its General Fund and the Community Redevelopment Agency of the
City of Los Angeles (CRA/LA). Additional revenues are also generated for the County of
Los Angeles, local school districts, the State of California and a variety of other
governmental agencies.

The City revenues include sales tax from on-campus purchases, utility users’ tax
associated with all campus academic, residential and other buildings, hotel-related
transient occupancy tax, various household-related taxes, and the contribution of Campus
property value to the calculation of the City’s share of property tax in-lieu of motor vehicle
license fee revenue. Even though the University is exempt from paying property tax on
most land and improvements it owns directly, the value of the land and improvements still
figures in the overall assessed valuation of property in the surrounding area, and hence the
amount of property tax increment that accrues to CRA/LA for affordable housing and other
eligible redevelopment purposes. A small share of this property tax revenue also flows
back to the City’s General Fund.

Based on analysis presented in the Economic and Fiscal Report, it is estimated that
the University Park Campus currently generates about $13.4 million to the City’'s General
Fund and an additional $443,000 to the CRA in net tax increment and housing set-aside
funds. Over the next 30 years, the General Fund revenues are projected to total $379.1
million, plus $5.1 million to the Redevelopment Agency. These revenue estimates and
projections are summarized in Table C-4 on page C-15, by revenue source.

Only some City departments provide direct services to commercial business,
institutions and households, and only some of these are supported primarily by tax revenues,
rather than fees for services, grants or other non-tax revenue sources. The departments that
fit both of these categories include Police, Fire, Cultural Affairs, Bureau of Streets, Recreation
and Parks, and Library. Altogether, the appropriations for these six departments, net of
departmental revenues, account for over half (58.5%) of all City departmental appropriations.

Based on analysis in the Economic and Fiscal Report, it is estimated that over the next
30 years, the average annual costs of City services provided to the University Park Campus is
about $5.8 million. When compared to annual average revenues over the same period, the
operation of the current University Park Campus yields an annual average net fiscal benefit to
the City of $11.8 million. Cumulatively over the entire 30-year projection period, the benefit
totals about $250.8 million.
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Table C-4
Revenues to the City of Los Angeles General Fund
and the Community Redevelopment Agency (CRA),
from Current Operation of the USC University Park Campus,
in 2009 and 2009-2030 Projection (in normal dollars)

2009 2009-2030
Sales Tax $ 6,977,211 $ 193,156,675
TOT Tax $ 857,025 $ 26,170,779
Utility User's Tax $ 2,095,779 $ 58,763,534
Gross Receipts Tax $ 139,232 $ 1,824,291
Parking Fines $ 408,675 $ 12,031,982
Gas Tax $ 377,895 $ 11,125,773
Parking Tax $ 1,369,624 $ 41,823,919
Prop 172 Sales Tax $ 144553 $ 4,191,994
Motor Vehicle License Tax $ 964,135 $ 28,385,547
Property Tax In Lieu of VLF Tax $ 50,000 $ 1,052,953
Porperty Tax Pass-Through to General Fund $ 23,556 $ 518,241
Total Annual General Fund Revenues $ 13,407,684 $ 379,045,690
Net Tax Increment Plus Housing Set Aside (CRA) $ 443,482 $ 5,135,061
Source: HR&A Advisors, Inc.

3. Project Impacts

The Project consists of a land use and regulatory framework for physical development
of approximately 2,500,000 square feet of academic and University-serving uses; up to
350,000 square feet of retail/commercial uses; and approximately 2,135,000 square feet of
student and faculty housing providing up to 5,400 student beds in a variety of housing types
and configurations and approximately 250 faculty housing units. The Project would also
provide for an approximately 165,000 square foot hotel and conference center with up to 150
guest rooms, conference and banquet facility areas, sit down restaurant area, a swimming
pool, and other related amenities. In addition, a new University-affiliated K-8 laboratory
school and community educational academy comprised of up to approximately 80,000 square
feet may also be developed. Implementation of the Project, and the incremental increases in
students, faculty and staff during its buildout, generate construction jobs and incremental new
jobs associated with the operation of each land use.
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a. Methodology

The focus of environmental analysis prepared under CEQA is a project’s potential to
cause effects on the physical environment.® Accordingly, the State CEQA Guidelines state
that while economic or social information may be included in an EIR, or may be presented
in whatever form(s) the lead agency desires, social and economic effects shall not be
treated as significant effects on the environment.” The CEQA Guidelines are very clear in
that there must be a physical change resulting from the project directly or indirectly for an
impact to be considered significant.®

Social and economic effects, including employment, are, however, relevant CEQA
issues to the extent that a chain of cause and effect can be traced from a proposed project
through anticipated social and economic changes resulting from the project to physical
changes caused in turn by the economic and social changes.® If a project’s physical
impacts would cause social or economic effects, the magnitude of the social or economic
effects may be relevant in determining whether a physical impact is “significant.”*® If the
physical change causes adverse economic or social effects on people, those adverse
effects may be used as the basis for determining that the physical change is significant.**

The "economic impact” of a new development project refers to the incremental
difference that its construction and operation makes in terms of people employed, employee
compensation paid and total value of goods and services circulating in the economy
(i.e., “total economic output”). These impacts are generally classified into three categories, as
follows:

= Direct Impacts. These include, for example, all jobs, compensation and spending
resulting directly from the investment in Project construction. Direct impacts also

“Environment” means the physical conditions which exist within the area which will be affected by a
proposed project, including land, air, water, minerals, flora, fauna, noise, and objects of historic or
aesthetic significance. (Pub. Res. Code § 21060.5).

" CEQA Guidelines §§ 15131(a) and 15064(f); see also Pub. Resources Code §§ 21100 and 21151.
“Significant effect on the environment” means a substantial, or potentially substantial adverse change in
the environment. (Pub. Res. Code § 21068).

8  see discussion following CEQA Guidelines § 15131.
°  CEQA Guidelines §§ 15131(a) and 15064(f).

1% |d., § 15131(b). For example, a project’s direct and indirect population can be used to estimate the
amount of natural resources, energy resources, and public services that might be consumed as a result
of the project, and whether the resulting scale of use is “significant.”

Y d., 8§ 15064(f).
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include those net new jobs, compensation and spending that would occur on the
Project site once it is completed. These impacts represent the “first round” of impact
on the County’s economy.

= Indirect Impacts. Indirect impacts are created by business purchases of goods and
services that are used as inputs to the construction process and the on-going
operation of the completed Project, as well as successive rounds of spending to
produce these goods and services. This impact category includes, for example,
jobs, compensation paid and total spending that result when construction
contractors purchase materials, supplies and services, or when USC or other
business entities located in the completed Project purchase goods and services to
supply, repair and maintain their operations.

» Induced Impacts. Induced impacts are created when direct and indirect employees
spend their earnings for a variety of household goods and services, including
convenience goods (e.g., supermarkets), comparison shopping goods (e.g., car
dealers, household appliances and furniture stores) and consumer services
(e.g., banks). These impacts typically occur near to where direct and indirect
employee households reside, and therefore may be spread over a large geographic
area.

The focus of the analysis is on jobs, for comparison with regional growth forecasts,
but other dimensions of economic impact, including worker compensation (i.e., salary and
benefits) and total economic output are also noted. The employment and other economic
impacts of the Project were estimated using the IMPLAN model of the Los Angeles County
economy. The employment and other related characteristics of the Project are also
evaluated against the applicable policies adopted by the City and SCAG.

b. Significance Thresholds

Neither Appendix G of the CEQA Guidelines nor the City of Los Angeles CEQA
Thresholds Guide addresses questions or thresholds applicable to employment.
Nonetheless, due to the size of the proposed Project and the public interest in potential
employment impacts, the Project would have a significant impact on employment if:

e It would cause growth (i.e., new employment) or accelerate development in an
undeveloped area, that exceeds projected/planned levels for the year of Project
buildout and result in an adverse physical change in the environment; or

e |t is not compatible with adopted local and regional employment growth policies
as set forth in the City’s General Plan and other adopted plans, as well as the
Southern California Association of Government’s (SCAG) adopted regional plans
and policies.
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Based on these factors, the Project would have potentially significant impacts if it
were to generate new growth that would exceed projected levels and could not be
accommodated by existing and/or planned infrastructure.

c. Project Design Features

No Project Design Features are proposed with regard to employment.

d. Analysis of Proposed Project Impacts

(1) Construction-Related Direct Employment and Other Economic
Impacts

The Project includes the construction of student and faculty housing academic
space, retail/commercial space, a hotel and a laboratory school. The planned expenditure
of about $931.6 million to construct the Project’s improvements, as estimated by USC,
would result in 4,894 construction jobs for buildings located within the Project site. ** As
such, the proposed Project would provide a public benefit by providing new direct and
indirect employment opportunities during the construction period and impacts related to
construction employment would be less than significant.

(2) Direct Project Operational Employment and Other Economic
Impacts

(a) Scale of Direct Project Employment Impacts

As shown in Table C-3 on page C-13, annual operation of the retail/commercial
space, hotel and lab school uses would generate a net increase of approximately 748 jobs
when accounting for existing uses to be removed. In tandem with development of new
academic and residential facilities pursuant to the Project, USC projects that its faculty
would increase by 168 positions and staff would increase by 1,284 positions, for a total
growth of 1,452 faculty and staff at buildout of the Project by 2030. USC also projects a net
increase of 5,172 students, whose annual spending is estimated to result in 394 direct jobs.
Project-related growth in faculty and staff, plus net new retail/commercial space, new hotel
and new lab school jobs, and jobs resulting from incremental increases in student
spending, totals 2,594 incremental direct net new jobs from all Project sources.

12" Calculations based on Minnesota IMPLAN Group model and HR&A Advisors, Inc.
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(b) Project Employment Consistency With Adopted SCAG Employment
Growth Forecasts

Table C-5 on page C-20 shows that the additional 2,594 direct full-time and part-
time jobs associated with the Project represents about one-tenth of one percent of
projected 2030 employment in the City of Los Angeles Subregion, and 1.7 percent of
forecasted employment growth between 2009 and 2030. The Project is therefore
consistent with SCAG'’s forecast for the City of Los Angeles Subregion. In addition, and for
information purposes only, Table C-6 on page C-21 also shows that Project employment
represents 4.0 percent of projected employment in the Nexus Study Area in 2030, and 48.1
percent of forecasted employment growth between 2009 and 2030.

In addition, as shown in Appendix J of the Draft EIR, the Project would also generate
404 indirect jobs and 516 induced jobs, for an overall total Project impact of 3,514 jobs.
When accounting for these full-time and part-time jobs, the Project would represent 5.5
percent of projected employment in the Nexus Study Area in 2030, and 65.2 percent of
projected employment growth between 2009 and 2030. This growth would represent about
two-tenths of one percent of the projected 2030 employment growth in the City of Los
Angeles Subregion, and 2.3 percent of the employment growth between 2009 and 2030.*3

Based on the above, the Project would not cause growth (i.e., new employment) or
accelerate development in an undeveloped area that exceeds projected/planned levels for
the year of Project buildout. Impacts would be less than significant and no mitigation
measures would be required.

(3) Consistency with Adopted Plans and Policies

In addition to the foregoing assessment of Project consistency with adopted local
and regional employment growth forecasts, the following sections provide a qualitative
assessment of the degree to which the Project is consistent with economic development
and employment policies in the City’s General Plan and SCAG’s Compass Growth Vision
Report.

13 Refer to Table III-7 of the Assessment of the Employment, Housing and Population Impacts of the USC
Project prepared by HR&A Advisors, Inc. and provided in Appendix J of the Draft EIR.
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Table C-