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FOREWORD

This document has been prepared to comply with the requirements of California Government
Code Sections 65580-65589, which mandate that all California cities and counties adopt a
Housing Element to address local and regional housing needs. The Housing Element is part
of the Rolling Hills General Plan and covers the time period 2021-2029. State law requires
that the Housing Element is updated every eight years and submitted to the State Department
of Housing and Community Development for certification.

Certification of the Housing Element is based on a determination that the City has complied
with a variety of State laws addressing regional issues such as affordability, fair housing,
density, housing type, overcrowding, and homelessness. These laws apply universally to all
cities, including those with limited services and land capacity.

As a community within the Greater Los Angeles region, the City of Rolling Hills is obligated to
provide for its “fair share” of regional housing needs as determined by the Southern
California Association of Governments. Cities without certified Housing Elements are subject
to legal and financial penalties, the loss of eligibility for grants which help fund City
operations, and even the potential loss of local control over building and land use decisions.
For these reasons, it is in the City’s best interest to strive for a compliant element.

In adopting this Element, the City has endeavored to balance State mandates with the
overarching goal of preserving the semi-rural, equestrian character of Rolling Hills. The
Housing Element responds to local as well as regional needs, including the need to preserve
the community’s environment, minimize further exposure to wildfire and landslide hazards,
and recognize infrastructure and public facility constraints.
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1.0 Introduction

1.1 Purpose

The purpose of the Housing Element is to ensure that a safe, decent supply of housing is
provided for current and future Rolling Hills residents. The Element strives to conserve existing
housing while providing opportunities for new housing serving a variety of income levels.

State law mandates that all municipal governments prepare and maintain a Housing Element as
a component of their General Plans. The following five sections are required:

1. Evaluation of the previous Housing Element

2. Assessment of local housing needs based on demographics, economic, and housing
conditions

Inventory of potential sites for housing development

Analysis of City regulatory framework related to housing development

Goals and policies for housing, coupled with specific action programs to be implemented
in the coming years.

orw

In addition, the Element must demonstrate the steps the City is taking to promote fair housing
practices, and to proactively develop housing for all income groups. The Housing Element
describes how the City will provide for its fair share of the region’s housing needs over the eight-
year planning period (2021 to 2029). It identifies new programs to be implemented, along with
on-going programs that create housing opportunities in Rolling Hills.

The Housing Element is the only part of the General Plan that is subject to review and
certification by a State agency. Adopted Elements must be submitted to the California
Department of Housing and Community Development (HCD). HCD determines if the Element
meets the requirements of the California Government Code, which apply equally to all cities and
counties of the state regardless of the community’s size, physical constraints, or resources. A
compliance determination is important to maintain eligibility for State grants, avoid costly
lawsuits, and maintain local control over local land use and building decisions.

Introduction Page 1-1
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Figure 1.1: Vicinity Map

1.2 Community Overview

The city of Rolling Hills is a rural, equestrian residential community, consisting entirely of large
lot residential parcels of one acre or more. The community encompasses 2.99 square miles of
land (approximately 1,910 acres) on the Palos Verdes Peninsula in the County of Los Angeles
(Refer to Figure 1.1, Vicinity Map). The 2020 Census indicates a citywide population of 1,739
residents, making Rolling Hills the fifth smallest of the 88 cities in Los Angeles County.

The land use pattern in Rolling Hills was established in 1936 with the original subdivision and
sale of parcels. American landscape architect A.E. Hanson designed the community in the
1930s, establishing an historic Southern California design aesthetic that remains today, 85 years
later. Well-known architects like Cliff May and Wallace Neff designed some of the early homes,
contributing to the community’s historic context.

The entire city is characterized by single-story California ranch-style homes on large lots with
three-rail fences and equestrian facilities. There are three points of ingress and egress to the
city, each of which has a controlled entry gate. Rolling Hills was planned and conceived to
balance development with nature and respect the area’s rugged topography. The community
was laid out on hilly terrain, with narrow, winding roads traversing steep, wooded canyons.
Minimum lot size requirements were established to recognize the area’s many natural
constraints, including geologic hazards, wildfire, and sensitive biological resources.

Introduction Page 1-2
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The natural landscape is characterized by steep slopes of 25 to 50 percent. Underlying this
terrain are ancient landslides, occasionally causing damage or even destroying property, roads,
and infrastructure. The City carefully regulates grading and earth movement to protect public
safety and minimize the potential for property damage. Geologic studies and grading
requirements also add to housing costs.

The entire city lies within a Very High Fire Hazard Severity Zone. This is the most constrained
designation used by the California Department of Forestry and Fire Protection (Cal Fire) and
requires restrictive construction standards such as the boxing in of eave projections and use of
construction materials approved by the California Fire Marshal. Professionally designed
landscaping meeting Fire Department fuel reduction standards (i.e., fire-resistant plants around
structures) also is required. Fire hazards are complicated by an aging water distribution system,
and the high cost of water system improvements on steep terrain.

Rolling Hills is also home to a number of sensitive plant and animal species, several of which are
listed or being considered for listing by the U.S. Department of Fish and Wildlife and/or the
California Department of Fish and Wildlife. These species include the Palos Verdes Blue
butterfly, the California Gnatcatcher, the Pacific Pocket Mouse, the San Diego Horned Lizard,
and Brackishwater Snail. The community is also underlain with blue-line streams that are under
the jurisdiction of the Army Corps of Engineers.

The City’s infrastructure is scaled to meet the needs of a mature, rural community with severe
natural hazards. Its water distribution system is designed for very low-density residential land
uses. Wastewater treatment generally occurs through private septic tanks. Only a few parcels
on the western periphery of the city have access to sanitary sewer. All roads in the community
are private and many were built 60 to 80 years ago before modern emergency vehicle
standards were in place.

Housing policies and programs in Rolling Hills reflect the city’s natural hazards, lack of
developable land, and infrastructure limitations. In the past, the City has complied with
Government Code housing requirements in ways that respond to these inherent physical
constraints. For example, Rolling Hills has adopted provisions for accessory dwelling units in all
of its zoning districts, permitted manufactured housing units, and created an affordable housing
overlay zone on its most developable land. Its policies also emphasize conservation and
maintenance of the existing housing stock, much of which is over 60 years old.

1.3 Legislative Requirements

The provision of adequate housing for families and individuals of all economic levels is an
important public goal and has been a focus for state and local governments for more than five
decades. Local governments have been required to prepare Housing Elements since 1969. The
required contents of the Element have expanded significantly over this time, in response to rising
housing costs, increasing competition for resources, and a growing population of individuals with
special needs that cannot be met by the private sector alone.
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1.3.1 Government Code Requirements

State law requires each municipality to perform the “The availability of housing is of
following tasks: vital statewide importance, and
the early attainment of decent
¢ |dentify and analyze the current and projected housing and a suitable living
housing needs of all economic segments of the environment for every
community. Californian, including

farmworkers, is a priority of the
e Evaluate current and potential constraints to highest order. The early

meeting those needs, including constraints due
to the marketplace and those imposed by the
government.

attainment of this goal requires
the cooperative participation of

government and the private
sector in an effort to expand
housing opportunities and
accommodate the housing needs
of Californians of all economic
levels.”

e Promote and affirmatively further fair
housing opportunities and promote housing
throughout the community for all persons
regardless of race, religion, sex, marital
status, ancestry, national origin, color,
familial status, or disability.

California Government Code,

« Inventory and assess the availability of land Section 65580
suitable for residential use.

o Establish goals, objectives, policies and programs aimed at responding to identified housing
needs, market and governmental constraints, and housing opportunities.

1.3.2 Regional Housing Needs Allocation

As part of the Housing Element process, the State of California determines the total need for
housing in each region of California. For the 2021-2029 period, the State determined that the
need for the six county Southern California region was 1,341,827 housing units. The Southern
California Association of Governments (SCAG) is responsible for allocating this total to each of
the six counties and 191 cities in the SCAG area. This process is known as the Regional
Housing Needs Allocation (RHNA) and occurs every eight years.

SCAG calculates each city and county’s “fair share” of the regional need using a computer
model that weighs factors such as existing population and employment, growth potential,
proximity to transit, and social equity. For each jurisdiction, SCAG distributes the RHNA among
four different income groups. This ensures that each city or county is planning for housing that
meet the needs of all economic segments of the community, including lower income
households.

Each city in California is required to plan for its RHNA. This does not mean the cities must
acquire land or construct housing. Rather, it means that they must identify sites where the
RHNA can be accommodated and adopt policies and regulations which facilitate housing
construction on those sites. Ultimately, the responsibility for constructing housing falls to the
private market and non-profit housing developers. Cities are expected to assist by adopting
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development standards that support housing at a variety of densities, providing technical
assistance and infrastructure, and adopting policies that encourage housing production,
conservation, and assistance to persons with special needs.

In Rolling Hills, the RHNA for 2021-2029 is 45 units. This includes 20 very low income units, 9
low income units, 11 moderate income units, and 5 above moderate income units." The 2021-
2029 Housing Element demonstrates that the City has the capacity to accommodate this
assignment.

1.3.3 HCD Review Authority and Compliance Requirements

Once the Housing Element is adopted, it is submitted to HCD to determine whether, in HCD’s
view, the Housing Element “substantially complies” with state Housing Element Law. HCD’s
compliance determination is based in part on a detailed checklist corresponding to specific
requirements set forth by the Government Code. Once certified, HCD still has the authority to
find a city out of compliance if it finds that city is taking actions that are inconsistent with its
Housing Element or failing to implement the programs listed in its Element.

Localities without an HCD-certified Housing Element are subject to a growing number of
penalties and potential risks. This includes litigation from housing organizations, developers,
and HCD itself. In addition to legal costs, potential consequences include suspension of local
control of building matters and court approval of housing development. Courts can also levy
costly fines on local governments and mandate streamlined and less rigorous approvals. Cities
also become ineligible for numerous state local funding programs, including those supporting
infrastructure and roads, as well as housing and planning.

1.4 Relationship to Other General Plan Elements

The Government Code requires internal consistency among the various elements of a General
Plan. Section 65300.5 of the Government Code states that “the General Planand the parts and
elements thereof shall comprise an integrated and an internally consistent and compatible
statement of policies.”

The Rolling Hills General Plan contains the following six elements: 1) Land Use; 2) Housing; 3)
Circulation; 4) Open Space and Conservation; 5) Safety; and 6) Noise. The General Plan is
internally consistent, meaning that the policies in different elements complement and support
one another. The Housing Element reflects the policy direction provided by the other General Plan
elements. For example, it references the residential densities established in the Land Use
Element and the natural constraints identified in the Safety Element. The City amended its Land
Use Element in early 2021 to maintain consistency with its new Housing Plan. It is-also-adopted
a revised revising its Safety EIement in March 2022 to comply with new prOV|S|ons of the
Government Code th i

anew Housing Element.

" See Section 3.2.5 of this document for a definition of these income categories
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Pursuant to Government Code Section 65400, the City will annually review its progress in
implementing this Housing Element. This review will help ensure consistency between this
Element and the other General Plan Elements.

1.5 Relationship to Private Land Use Restrictions

Most of the developable property in Rolling Hills is subject to covenants, conditions, and
restrictions (CC&Rs) adopted by the Rolling Hills Community Association (RHCA), a non-profit
California Corporation and homeowners association. RHCA is governed by elected Rolling Hills
residents and oversees and enforces implementation of the CC&Rs. The CC&Rs run with each
property in perpetuity and cover all properties in the City except those listed below:

City Hall Complex

Tennis Court Facility

Palos Verdes Peninsula Unified School District property
Daughters of Mary and Joseph Retreat Center

HPON -~

CC&Rs represent private contractual obligations between homeowners and are usually
established at the time a subdivision or community is built. Development in Rolling Hills has
been governed by CC&Rs since the community was planned in the 1930s. The RHCA and the
CC&Rs were in force prior to the City’s incorporation, which occurred in 1957. The City of
Rolling Hills has no jurisdiction over the RHCA or the content or implementation of the CC&Rs.

The CC&Rs limit the density on most parcels in Rolling Hills to one residence per one-acre or
two-acre lot. In addition, any construction, remodel, or grading for a building, fence or structure
is required under the CC&Rs to adhere to traditional or California ranch and equestrian
architectural styles and aesthetics. The uses and purposes of all perimeter easements around
each property are required to be dedicated to the RHCA and maintained for the purposes of
ingress, egress, construction, and maintenance of all infrastructure constructed as roadways,
bridle trials, storm drains, utility access and drainage.

In some instances, State law may supersede the authority of CC&Rs. For example, AB 670 (Cal
Civil Code 4751—effective January 1, 2020) limits CC&Rs from placing unreasonable limitations
on accessory dwelling units (ADUs). To the greatest extent feasible, the programs in this
Housing Element reflect the requirements of State law while maintaining the integrity of the
CC&Rs. CC&Rs that directly conflict with State or Federal law are not enforceable.

1.6 Public Participation and Project Timeline

The City of Rolling Hills has made a diligent effort to engage the community in the Housing
Element update. The process was structured as a continuation of the previous (2014-2021)
Housing Element update, which included an initial phase in 2013-14 when the Element was
adopted and a second phase in 2020-2021 when the adopted Element was amended and
resubmitted to the State for a compliance determination. The 2020-2021 amendments
coincided with the Sixth Cycle engagement processes that were underway throughout Southern
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California cities at that time. Although the focus of the 2020-2021 effort was on Fifth Cycle
compliance, the process provided an opportunity to engage the community in a broader
conversation about housing, the RHNA process, and new State requirements.

SCAG began the RHNA process for the Sixth Cycle in Fall 2019, exploring different
methodologies for allocating the regional need to individual cities and counties. As other cities
began work on their Sixth Cycle Elements, Rolling Hills was required to first amend its Fifth
Cycle Element to accommodate both the current (Fifth) cycle and the prior (Fourth) cycle
RHNA allocations due to its non-compliant status. The combined RHNA for the two cycles was
28 units. Accommodating this need meant that Rolling Hills was also required to amend its
General Plan and zoning to create additional housing capacity.

The City held a public hearing on the Housing Element on November 25, 2019. The meeting
focused on potential sites for rezoning and related development impacts. The meeting was
widely noticed through advertisements in the Palos Verdes Peninsula News, an announcement
in the City newsletter, posting at City Hall, and an email to the City’s interested parties list.

The Draft RHNA numbers were published in March 2020. Rolling Hills did not appeal its
allocation, instead focusing its efforts on continued outreach and engagement to certify the
Fifth Cycle Element and lay the groundwork for the Sixth Cycle. This outreach included nine
public hearings related to the Housing Element on the following dates:

October 20, 2020 (Planning Commission)
November 9, 2020 (City Council)
December 22, 2020 (Planning Commission)
January 25, 2021 (City Council)

February 5, 2021 (Planning Commission)
February 8, 2021 (City Council)

February 22, 2021 (City Council)

March 8, 2021 (City Council)

March 16, 2021 (Planning Commission)

The outcome of these meetings included adoption of the Rancho Del Mar Overlay Zone, new
provisions for by-right affordable multi-family housing and emergency shelter, amendments to
the Land Use Element of the General Plan, and various changes to the Municipal Code to
facilitate housing production. On June 1, 2021, the Planning Commission recommended that
the City Council adopt the amended Fifth Cycle Housing Element. The Council took action on
June 14, 2021. The Element was submitted to HCD and found to be in compliance on July 7,
2021. As aresult of the compliance determination, the City does not have to carry over its prior
allocation and may plan only for the 45 units identified in the Sixth Cycle RHNA.

In addition to the public hearings described above, staff conducted direct outreach to Rolling Hills
residents in 2020 and 2021 through newsletters, including a survey on Accessory Dwelling Units
(ADUs) administered to every household in the city. More than 30 percent of the city’s households
completed the survey, and a report on the findings was prepared (it is included as Appendix C to
this Element).

The City continued its public outreach efforts after adoption of the revised Element in July 2021.
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A special session of the Planning Commission was convened on October 19, 2021 to provide an
overview of the Sixth Cycle Element and solicit input from the entire community. In addition,
public hearings on the HCD Draft Element were convened by the Planning Commission on
December 16, 2021 and by the City Council on January 10, 2022. In March 2022, the City
convened a public meeting on the Annual Progress Report, providing another opportunity for
public input on housing issues as well as an opportunity to evaluate progress in Housing
Element implementation. Additional public hearings were will be held on May 17 (Planning
Commission) and May 23 (City Council) after the document was is revised and presented for
adoption.

The City has endeavored to solicit input from all economic segments of the community,
including local renters as well as homeowners. |t has also incorporated this input in the Housing
Element. In surveys and public hearings, the community generally supported the Rancho Del
Mar site as the preferred location for accommodating denser housing, and also supported
meeting the RHNA primarily through accessory dwelling units (ADU). Both of these concepts
are reflected in this document. Housing advocacy groups also provided letters to the City
encouraging ADU development, which helped shape Housing Element programs. In addition,
the community was especially concerned about the housing needs of older adults. Thus,
policies relating to special needs populations and lower income households focus on the needs
of seniors, particularly those who may need assistance with the maintenance of their homes and
properties, or adaptive changes to facilitate aging in place.

City staff has also engaged service providers, the development community, and partner
agencies such as the School District in the process. As a small community, most residents rely
on the City newsletter for information on local government affairs. The City has featured the
Housing Element in newsletter articles and encouraged residents to share their views on
proposed housing policies. Publication of the “HCD Review Draft” was announced in the City’s
newsletter during the first week of December 2021. More than 30 stakeholder organizations on
the Palos Verdes Peninsula, and in the South Bay, Los Angeles, and Long Beach regions were
notified of the document’s availability for 30-day review and comment._These agencies were
also notified when the document was brought back to the Planning Commission and City
Council for adoption.

In addition, as required by SB 1087, the City sent an electronic copy of its Housing Element to
the appropriate water and sewer providers immediately after adoption. The document was
accompanied by a letter reminding these agencies they must have adopted written policies and
procedures that grant a priority for service hook-ups to developments that help meet the
community’s share of the regional need for lower-income housing.
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1.7 Data Sources

The Housing Element is a data-driven document, with policies and programs that are based on
analyses of demographics, housing conditions, resource constraints, and forecasts. The primary
data sources consulted were:

Rolling Hills General Plan, as amended

Rolling Hills Municipal Code

Southern California Association of Governments (SCAG) Final Regional Housing Needs
Allocation Plan, adopted March 4, 2021

SCAG “pre-approved” Housing Element data set for Rolling Hills, 2020

City of Rolling Hills Planning Department records (building permits, etc.)
American Community Survey, 2015-2019

US Census (1990, 2000, 2010)

US Census August 12, 2021 data release from the 2020 Census

Department of Finance Table E-5, population and housing estimates, 2010-2021
California Economic Development Department (EDD) Labor Force Data

Rolling Hills Local Hazard Mitigation Plan

County of Los Angeles (data on homelessness)
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2.0 Evaluation of Prior Housing Element

2.1 Purpose

Government Code Section 65588 requires each local government to periodically review its
housing element to:

(1) Evaluate the appropriateness of the housing goals, objectives, and policies in contributing to
the attainment of the state housing goal, which is to provide decent housing and a suitable living
environment for every Californian.

(2) Evaluate the effectiveness of the housing element in attainment of the community's housing
goals and objectives.

(3) Discuss the progress of the city or county in implementation of the housing element.

2.2 2014-2021 RHNA and Actual Housing Production

The City’s Regional Housing Needs Allocation (RHNA) for the prior (2014-2021) period was six
units. This included two very low income units, one low income unit, one moderate income unit,
and two above moderate income units. Rolling Hills also had a “carry-over” requirement of 22
units from the prior (2006-2013) planning period, including six very low, four low, four moderate,
and eight above moderate income units. The 2014-2021 Housing Element identified the
capacity to meet the combined two-cycle (2006-2021) need.

Actual housing construction during 2014-2021 was five units. There were four new market rate
(e.g., “above-moderate income”) single-family homes completed on previously vacant lots over
the 2014-2021 period." Another three single family homes were approved on vacant lots but have
not yet been constructed. There was one accessory dwelling unit (ADU) completed. It is
estimated to be a moderate-income unit based on its size (720 square feet). Another six ADUs
were approved between September 2020 and September 2021.2 Three more were pending as of
October 15, 2021. All of these units will become available for occupancy during the Sixth Cycle.

There were no new low or very low-income units recorded during the Fifth Cycle, although lower
income households may have secured housing in the city through room rentals, on-site
employment (caregivers, etc,), or housing provided at nominal or no charge (family members,
domestic staff, etc.). Production of deed-restricted lower-income housing units during the 2014-
2021 planning period was constrained by the high cost of land and construction, limited
opportunities for multi-family housing, and limits to Accessory Dwelling Unit (ADU) development
during the first half of the planning period. The latter two constraints were removed over the
course of the planning period, placing the City in a better position to meet its targets during the
upcoming 2021-2029 period.

! There were also 12 new homes built on sites that previously included single family homes, with no net gain in units (e.g., “tear
downs”)

2 The six ADUs approved in 2020-2021 were in various states of completion in October 2021 and are all counted toward the Sixth
Cycle RHNA rather than the Fifth Cycle.
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2.3 Review of Prior Housing Element Goals and Policies

The next section of this chapter systematically evaluates the policies and actions of the previous
Housing Element and reports on implementation progress. The 2014-2021 Element included
four goals, each of which included related policies. The goals and policies are evaluated below.

2.3.1 Progress on Goal 1: Housing that Meets the Needs of Rolling Hills Residents

This goal expresses one of the main purposes of the Housing Element. It remains relevant and
should be carried forward. The City worked to accomplish this goal throughout the 2014-2021
planning period through its planning, zoning, building, code enforcement, and fire safety
programs.

Policy 1.1 called for evaluating ways to assist special needs populations. The largest population
with special needs in Rolling Hills consists of seniors, including those with disabilities. The City
continues to implement programs to assist seniors with housing, transportation, emergency
preparedness, and access to social services. The policy should be carried forward. Policy 1.2
called for working with other governmental entities to explore providing affordable housing in
the South Bay region. This occurs on an ongoing basis through the city’s participation in SCAG,
communication and liaison with developers, and meetings with planners and housing
organizations on the Palos Verdes Peninsula and throughout Los Angeles County. Policy 1.3
called for encouraging energy conservation and weatherization. The City implements this policy
through its planning and building regulations, including Title 24. It also works with residents
interested in solar installation and weatherization.

Policy 1.4 expresses the City’s commitment to facilitating a variety of housing types. The City
made significant progress through its creation of the Rancho Del Mar Overlay zone, permitting
of accessory dwelling units by right, and allowance of emergency shelter and single room
occupancy dwellings. Given community context, constraints, and development costs, ADUs and
home sharing provide the best solution for meeting the needs of all income groups. Policy 1.5
recommends effective community participation. The City produces a twice-monthly newsletter
which is delivered to all households and uses its website to keep the community informed. It
has used a variety of methods, such as surveys and workshops, to involve the public. Given the
community’s small size and engaged population, there is a very high level of awareness of
housing issues and requirements. Policy 1.6 calls for the City to participate in countywide
programs to meet the needs of unsheltered residents. This continues on an ongoing basis.

2.3.2 Progress on Goal 2: Maintain and Enhance the Quality of Residential
Neighborhoods

Maintaining the city’s neighborhoods as great places to live is the fundamental purpose of the
City’s General Plan. As a built out community with extreme natural hazards and constraints, this
goal is primarily covered by the Land Use and Safety Elements. Nonetheless, it is appropriate to
include policies in the Housing Element addressing conservation of the existing housing stock,
as well as management of home alterations and additions. There are five policies in the 2013-
2021 Element, and they all remain relevant.
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Policy 2.1 is to encourage and assist in the maintenance and improvement of existing homes.
The City does this through its planning and building processes, and works closely with
homeowners to support home improvements. Policy 2.2 requires housing that complies with
building code requirements. This could be restated in the updated Element, since compliance
with the building code is required under State law. Policy 2.3 requires “compatible design” that
minimizes impacts on adjacent neighborhoods. This remains valid, but should reference the
zoning ordinance as the source of objective design standards that clarify the meaning of
“compatible design.”

Policy 2.4 calls for code enforcement to maintain housing, which is still relevant. Policy 2.5
allows for ADUs and Junior ADUs (JADUSs) in all residential zones. Consistent with State law, the
City implemented regulations allowing ADUs in all zones in 2018 and amended those regulations
in 2020. The policy should be retained, as it provides the foundation for related regulations in
the Municipal Code.

2.3.3 Progress on Goal 3: Provide Housing Services to Address the Needs of the
City’s Seniors

Seniors/older adults are the predominant special needs group in Rolling Hills. The Housing
Element Needs Assessment confirms that a significant number of the city’s seniors have
disabilities, are living alone, and may have difficulty covering their housing expenses.

Policy 3.1 calls for housing reference and referral services for seniors, which is still relevant and
implemented on an ongoing basis. The Rolling Hills Community Association formed a
committee in 2014 to specifically focus on the needs of seniors. Policy 3.2 calls for more
information on shared housing, which remains valid. Policy 3.3 recommends reverse mortgage
loans for seniors with limited incomes. Given the mixed success of reverse mortgage programs,
the City should consider replacing this policy with others relating to the needs of seniors. For
instance, it could indicate that affordable senior housing be considered on the Rancho Del Mar
site. Policy 3.4 promotes opportunities for live-in care or family members who can assist
mobility-impaired or elderly residents. This remains relevant and should be carried forward.
Other policies addressing the housing needs of seniors could be considered.

2.3.4 Progress on Goal 4: Fair Housing

Goal 4 directs the city to “Promote housing opportunities for all persons regardless of race,
religion, sex, marital status, ancestry, disability status, or national origin.” The importance of this
goal has been elevated by AB 686, and it should be retained. There are four policies listed in
the Fifth Cycle Element to implement this goal.

Policy 4.1 indicates the City should “affirm a positive action posture” and enforce all applicable
laws and policies. This policy could potentially be simplified to focus on enforcement. Policy 4.2
specifically covers the needs of persons with disabilities. It should be carried forward. Policy 4.3
relates to making information on housing laws available to the community at City Hall. It is
implemented on an ongoing basis but should be clarified to include information on the City’s
website as well as City Hall. Policy 4.4 expresses a commitment to investigate alleged violations
of fair housing laws. This should be carried forward, with reference to the partner entities the
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City works with on such investigations. Additional policies on fair housing related to economic
inclusion and opportunities for lower income households should be considered.

2.3.5 Cumulative Evaluation of Effectiveness of Prior Element in Addressing Special
Housing Needs

The State Department of Housing and Community Development has requested that the City
include an “a cumulative evaluation of the effectiveness of past goals, policies, and related
actions in meeting the housing needs of special needs populations (e.g., elderly, persons with
disabilities, large households, female-headed households, farmworkers, and persons
experiencing homelessness).”

As a small city with only 640 households and a staff of six full-time employees, the City’s
capacity for providing services to special needs populations is limited. The greatest emphasis
has been on seniors, who are present in 56 percent of the city’s households and represent one-
third of the population. The City’s 5" Cycle Housing Element included a goal addressing the
needs of seniors but it did not include a more generalized goal addressing special needs
populations. This has been addressed in the 6" Cycle Element by broadening the goal to
address other special needs categories.

As noted on P. 2-3, Rolling Hills has worked effectively to meet the needs of seniors through its
partnerships with the Rolling Hills Community Association (and their Senior Committee), its
support for shared housing and ADU programs, and its code provisions allowing live-in care
providers throughout the city. Many older Rolling Hills residents have been able to age in place,
retrofit their homes, and continue living in the city as a result of these policies and programs.
The 2014-2021 Element also included a policy related to unhoused residents (Policy 1.6) and a
policy related to persons with disabilities (Policy 6.2). As noted in Chapter 3, there are no
unhoused residents in the city according to the annual “point in time” count, but Rolling Hills
continues to participate in intergovernmental meetings, forums, and councils of government
activities that recognize the regional nature of homelessness and the importance of regional
solutions. The City has also amended its codes to allow emergency shelter by right in at least
one zoning district. The City also has adopted a Reasonable Accommodation ordinance for
persons with disabilities and supports home improvements to facilitate aging in place and
access for residents with disabilities. On a cumulative basis, these measures have contributed
to the health, safety, and welfare of all Rolling Hills residents and to the quality of life and
condition of housing in the city.

Both the 2014-2021 Needs Assessment and the 2021-2029 Needs Assessment determined that
there were not significant housing needs associated with large households, female-headed
households, or farmworkers in the city.
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2.4 Implementation Status of Prior Housing Element Programs

The 2014-2021 Housing Element included 24 implementation programs. Table 2-1 below
indicates the status of each program as of October 2021. The table indicates whether the
program has been accomplished or should be carried forward, revised, or deleted.

Table 2-1: Implementation Status of 2014-2021 Housing Element Programs

Prog. ‘ Description Status

1

Prepare an annual housing progress
report

CARRY FORWARD. The City filed_its -annual Housing
Progress Report for 2021 on March 29, 2022 in-2020
and should continue to do so in future years.

Amend the Land Use Element to
permit a variety of housing types

ACCOMPLISHED. This program may be removed from
the Housing Element, as it was accomplished in March

2021. The City amended its General Plan to permit by

right multi-family development, emergency shelter, and
single room occupancy housing in the Rancho Del Mar
Overlay Zone.

Create an Affordable Housing
Overlay Zone (AHOZ)

ACCOMPLISHED. This program may be removed from
the Housing Element or merged with the program to
periodically evaluate the Overlay Zone and determine if
changes are needed (See Program 13). The City
adopted a 31-acre Overlay in February 2021 (known as
the Rancho Del Mar Overlay zone), allowing for by-right
development of up to 16 units of affordable multi-family
housing (20 units per acre) on the Rancho Del Mar site
on Crest Road West.

Determine next steps for PYUSD
housing opportunity

CARRY FORWARD. The City Manager meets with the
PVUSD Superintendent regularly to discuss issues of
concern, including the future of the PVUSD property.
Other aspects of Program 4, including meeting with
developers and providing input to parties interested in
this site, should be retained and implemented on an
ongoing basis.

Adopt zoning for emergency
shelter.

ACCOMPLISHED. This action was completed in
February 2021. The City permits emergency shelter up
to 12 beds by right in the Rancho Del Mar Overlay
Zoning district. A replacement program should be
included, identifying ongoing measures the City will
take to address the needs of unhoused residents.
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Prog. ‘ Description Status

6

Adopt zoning for single room
occupancy (SRO) units.

ACCOMPLISHED. This action was completed in
February 2021. The City permits SROs of 6-8 units as a
conditional use in the Rancho Del Mar Overlay Zoning
district, subject to objective operational and
performance standards.

Adopt a Reasonable
Accommodation Policy

ACCOMPLISHED. The City of Rolling Hills adopted a
Reasonable Accommodation policy in October 2020.
The policy establishes a formal procedure through a
which a person with disabilities may request reasonable
accommodation in order to have equal access to
housing. This program may be replaced with other
actions to assist residents with disabilities.

Add definitions of Transitional/
Supportive Housing and Employee
Housing to Municipal Code

CARRY FORWARD. This program has not yet been
implemented. The 2014-2021 Housing Element
clarifies that supportive and transitional housing may
not be subject to requirements or standards other than
those that apply to similar dwelling unit types in the
same zones. However, the program must still be
codified through a Municipal Code amendment.

Adopt density bonus requirements

CARRY FORWARD. This program has not yet been
implemented. Any project including units eligible for a
density bonus would be subject to State density bonus
rules. The City should amend its Municipal Code for
consistency with these rules, and expressly identify
opportunities and rules for density bonuses.

10

Adopt and periodically update
accessory dwelling unit (ADU)
regulations

REVISE. The City adopted ADU regulations in 2018
and amended these regulations in January 2020 to
incorporate new State laws. This action should be
replaced with one or more new actions related to ADUs,
including incentives to promote their use as affordable
housing.

11

Implement ADU education,
outreach, and community
engagement measures

REVISE. The City has provided information on ADUs to
the community since 2018 and should continue to do so
in the future. Newsletter articles and web-based
information have been provided and a citywide survey
on ADUs was administered in 2020. Potential outreach
measures are listed in the 2014-2021 Element and
should be carried forward. Staff time should be
allocated to these activities to ensure they are
implemented. This includes coordination with Rolling
Hills Community Association to ensure that design
review practices do not constrain ADU production or
add to their cost. Future activities could include proto-
type floor plans and designs, FAQs, community
workshops, and tenant matching services.
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Prog. ‘ Description Status

12

Develop incentives to encourage
ADU production

REVISE. This program suggested reaching out to at
least five cities and two non-profits to develop a suite of
best practices for incentivizing ADUs. Based on the
findings, the program recommended incentives such as
fee reductions, streamlined permitting, and funding for
septic system expansion to make it easier and more
affordable to add ADUs. The City has begun
implementing this program by participating in a South
Bay Cities Council of Governments collaborative that
helps residents calculate the cost and revenue for
adding an ADU (see https://southbaycities.aducalculator.org/).
Additional measures will be considered in the future.

; | |  staff .
remains-relevant.

13

Monitor the effectiveness of the
Affordable Housing Overlay Zone
(AHOZ) and consider future multi-
family housing opportunities

REVISE. There are two parts to this program. The first
is monitoring the effectiveness of the Rancho Del Mar
Overlay Zone to determine if it is achieving its intended
purpose. This should be retained. The second part of
the program is to evaluate other multi-family housing
opportunities. This is occurring through preparation of
the Sixth Cycle Element and should continue through
2029.

14

Assist Extremely Low Income (ELI)
households

CARRY FORWARD. This program is implemented by
facilitating housing for family members, caregivers and
domestic employees, and by assisting elder Rolling Hills
homeowners on fixed incomes with home maintenance,
home sharing, ADU construction, and other actions that
reduce housing cost burdens. The program should be
carried forward.

15

Facilitate communication with
affordable housing service
providers, developers, and
advocates

CARRY FORWARD. The program recommends
coordinating with affordable housing organizations to
facilitate housing assistance and production for lower
income households. The City implements this program
on an on-going basis and should continue to do so in
the future.

16

Provide public information on home
sharing programs

CARRY FORWARD. This program references a number
of home sharing programs in Los Angeles County and
suggests that Rolling Hills provide information about
these programs on its website and at City Hall. Thisis a
relatively low-cost measure that can help seniors, young
adults, and local employees find housing options in the
city. It should be retained.
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Provide information about reverse
mortgages

DRAFT

Status

DELETE. While reverse mortgages may be helpful for
some households, there may also be downsides
associated with high closing costs, fees, and
unfavorable repayment terms. There is also a risk of
fraud. The City may not wish to take an advocacy
position promoting reverse mortgages due to the risks
involved. Local homeowners may still consider this
option should they choose to do so. The program could
also be revised to focus on consumer protection issues
related to reverse mortgages.

18

Undertake sewer feasibility and
design studies

REVISE. This program should be updated to reflect the
current status of sewer feasibility and design studies. A
feasibility study was initiated in 2020 and design plans
are nearing completion. The updated Housing Element
program should reflect the findings of these studies, as
well as Council direction.

19

Implement Best Management
Practices to improve stormwater

REVISE. The City has continued to implement
municipal storm water management measures to
reduce urban runoff pollution. It will continue to do so
in the future as conditions and requirements change.
This program could potentially be deleted or combined
with Program 18.

20

Maintain code enforcement
procedures

REVISE. This program called for hiring a full-time Code
Enforcement Officer, which was accomplished in 2019.
There is an ongoing need for enforcement of planning
and building codes in order to conserve housing quality
and correct structural deficiencies. Violations have
been consistently abated in order to maintain public
safety and community standards. The program should
be updated and retained.

21

Encourage energy conservation

CARRY FORWARD. This program continues to be
relevant and informs City actions relating to
weatherization, solar installations, and other steps to
reduce home energy costs and promote clean energy.
The program references various links on the City’s
website to energy conservation programs, and financial
assistance for home energy costs. It should be carried
forward.

22

Facilitate new construction and
remodels

CARRY FORWARD. This is a general program that
encourages the City to work with applicants, builders,
property owners, and others to produce new market
rate housing and to facilitate permits for home
improvements. It supports permit streamlining and
efficiency, and transparency in the planning and
building processes. It should be carried forward.
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Prog. | Description Status
3

2 Explore solutions to ground stability | CARRY FORWARD. The City implements this program
and landslide problems on an ongoing basis through requirements for soils and
geology reports, as well as grading standards and
grading permit requirements. It continues to allow and
support repair work on landslide damaged homes and
unstable hillsides. Given past damage caused by
landslides and the vulnerability of parts of the city to
future damage, this program should be retained.
Reference could also be made to programs that reduce
wildfire risk and promote defensible space.

24 Make Fair Housing information REVISE. This program reflects the City’s ongoing
available to the public commitment to making fair housing information
available to the public. Given HCD’s guidelines for
implementing AB 686 (Affirmatively Furthering Fair
Housing), additional fair housing programs should be
developed.
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3.0 Housing Needs Assessment

3.1 Introduction

Each community’s housing plan must be based on an analysis of local housing needs. This
analysis is expressly required by the State Government Code (Section 65583(a)), and includes a
comprehensive evaluation of local demographics, housing conditions, and market conditions.
The analysis includes an assessment of household characteristics in the city, including
household type, tenure (rent vs own), overcrowding, and percent of income spent on housing. It
also evaluates the special housing needs of older adults, persons with disabilities, large families,
and persons in need of emergency shelter.

The needs assessment helps ensure that the city is not only planning for its “fair share” of the
region’s housing needs, but also responding to its own local needs. Where appropriate, local
conditions are compared to regional conditions or conditions in nearby cities to provide
appropriate context. Rolling Hills is a very unique community and it is important to recognize
that when planning for housing conservation and production.

Most of the data presented in this chapter is from the American Community Survey (ACS), an
ongoing survey performed by the US Census to gauge population and housing conditions in
between the decennial censuses. Because most 2020 Census data was not available at the time
this report was prepared, the ACS data provides the most accurate information on local
demographics. ACS data for Rolling Hills in 2021 is based a five-year average covering 2015-
2019. However, the ACS is based on a sample of the population, so there is a margin of error in
some of the tables. Other data sources include the California Department of Finance, the
County of Los Angeles, and the City of Rolling Hills. In addition, SCAG provided a “pre-HCD
certified” data profile for each city in the Los Angeles region in 2019. This is referenced as
appropriate throughout this chapter.

The Needs Assessment is broken into five sections as follows:

e Section 3.2 covers population characteristics, such as age, race, and total rate of growth

e Section 3.3 covers household characteristics, such as presence of children and home
ownership

e Section 3.4 addresses special housing needs

e Section 3.5 covers housing stock characteristics

e Section 3.6 covers growth forecasts and the RHNA for the 2021-2029 period

The Needs Assessment is supplemented by Appendix “A”, which looks specifically at the recent
State mandate to “affirmatively further fair housing” through the Housing Element. Appendix A
focuses on regional patterns of segregation and inequity in order to inform local fair housing
policies.
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3.2 Population Characteristics

3.2.1 Total Population

Table 3.1 shows population data for Rolling Hills over a 50-year period. The City’s population
was 2,050 in 1970 and has declined by more than 300 residents since then. Between 1980 and
1990, Rolling Hills lost nearly 9 percent of its population. The decline was the result of several
factors, including smaller households, fewer children, and the loss of homes due to wildfire and
landslides. Change between 1990 and 2010 was minimal. There were 1,871 residents in 1990
and 1,860 residents in 2010. The August 12, 2021 US Census data release reported a
population of 1,739 residents, a 6.5 percent drop relative to 2010. The Census figure is
substantially lower than the Department of Finance estimate of 1,866, which was made on
January 1, 2021.

Table 3.1: Rolling Hills Population, 1970-2021"

Population Percent Change
1970 2,050 -
1980 2,049 0
1990 1,871 -8.7%
2000 1,871 0
2010 1,860 -0.6%
2021 (DOF) 1,866 0.3%
2020 (Census) 1,739 -6.5%

Sources: US Decennial Census, 1970-2010. California Dept. of Finance, 1/1/21 estimate, 2020 Census (8/12/21 release)

Table 3.2 compares population change in Rolling Hills with the region, the County, and the other
cities on the Palos Verdes Peninsula using data from the California Department of Finance. The
six-county Los Angeles region grew 14.4 percent between 2000 and 2021, from 16.5 million
residents to nearly 19 million residents. Los Angeles County grew by 5.2 percent, reflecting its
more urbanized character and larger population base. By contrast, the rate of growth on the
Palos Verdes Peninsula during this 21-year period was just 1.1 percent. While Rolling Hills
Estates grew by 5.5 percent, the other three cities have roughly the same number of residents
today as they did 20 years ago. The Peninsula communities are mature, with limited vacant and
re-developable land, high land costs, and environmental constraints that limit population growth.

" The ACS data sets for Rolling Hills for 2015-2019 show a citywide population of 1,513 residents. This is 15 percent below the
actual population, which was reported to be 1,739 residents in the 2020 Census data released on August 12, 2021. In addition,
SCAG reported the population at 1,939 residents (in 2018), while the State Department of Finance reported 1,866 residents. These
discrepancies are due to sampling errors resulting from the small size of Rolling Hills’ population. As a result, charts are used (rather
than tables) for some of the variables discussed below. This allows the analysis to focus on change over time rather than total
values.
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Table 3.2: Comparison of Rolling Hills Growth with Nearby Cities and Region, 2000-2021

2000 Poputation 2021 Percent Change
Rolling Hills 1,871 1,866(*) -0.3
Rolling Hills Estates 7,676 8,098 5.5
Rancho Palos Verdes 41,145 41,541 0.9
Palos Verdes Estates 13,340 13,286 -0.4
Los Angeles County 9,542,000 10,044,458 5.3
SCAG Region 16,547,000 18,954,083 14.4

Sources: US Decennial Census, 2000. California Dept. of Finance, 1/1/21 estimate
(*) August 12, 2021 Census data release shows 1,739 residents, which is a 7.1 decrease since 2000

3.2.2 Age

The age structure of the population has a strong influence on housing needs. For example, if a
city is experiencing an outmigration of young adults (ages 25-34), it often indicates a shortage of
rental housing or entry-level housing opportunities. If a city has a high percentage of residents
over 75, it often indicates a need for special housing types, such as assisted living or single-
story homes---or programs to assist with home rehabilitation.

Chart 3.1 shows the age distribution of Rolling Hills residents in 2000 and 2020. The chart
illustrates significant shifts, including a decrease in the number of children (from 28% of the
population in 2000 to 20% in 2020) and an increase in the number of persons over 65 (from
22% of the population in 2000 to 33% in 2020). The percentage of residents aged 20-34 nearly
doubled over the 20-year period, likely as a result of adult children moving back home or
delaying entry into the housing market due to high housing costs. The percent of residents 35-
44 dropped significantly, likely because of limited local housing options for young families and
mid-career adults.

The median age in Rolling Hills has steadily increased over the last 40 years. In 1980, it was
38.2. Itincreased to 45.5in 1990, 48 in 2000, and in 52 in 2010. By 2020, the median age was
55.3, meaning that half of all residents are older than 55 and half are 55 or younger. By
contrast, the median age in Los Angeles County is 36.5. Rolling Hills also has a higher median
age than the other cities on the Palos Verdes Peninsula (Rolling Hills Estates: 50.1; Palos Verdes
Estates: 52.2; Rancho Palos Verdes: 50.0).

Census data indicates that one-third of Rolling Hills’ residents over 65 are 80 or older. This

cohort represents more than 10 percent of the City’s population, a substantially higher share
than in most communities in California.
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Chart 3.1: Age Distribution of Rolling Hills Residents, 2000 and 2020
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Source: US Census, 2000. ACS, 2021 (for 2015-2019 sample period)

Chart 3.2: Racial Distribution of Rolling Hills Residents, 2000 and 2020
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Source: US Census, 2000 and ACS, 2021 (for 2015-2019 sample period)
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3.2.3 Race and Ethnicity

Racial and ethnic composition may affect housing needs due to the cultural preferences of
certain groups (including extended families, multi-generational families, etc). In addition, certain
groups have historically faced discrimination due to the lending policies of financial institutions,
former covenants and ownership restrictions, and past racial bias.

Chart 3.2 shows the racial distribution of Rolling Hills residents in 2000 and 2020. The city has
become more diverse over time, with the Non-Hispanic White population declining from 80
percent to 70 percent of the total. The Hispanic population (any race) roughly doubled over the
20-year period, although relative to the total population, the numbers are still small.
Approximately 6 percent of the City’s residents are Hispanic.

The percentage of African-American residents remained at about 2 percent of the population
between 2000 and 2020. During this same period, the number of residents of Asian or Pacific
Island descent increased from 13 percent to 16 percent of the city’s total. According to the
Census, the largest Asian ethnic groups in the city are Chinese (6.5 percent) and Korean (5.1
percent). The number of residents indicating they were more than one race more than doubled
between 2000 and 2020, with multi-racial residents representing about 6 percent of the 2020
population.

Relative to the County of Los Angeles and the State of California, Rolling Hills and the four cities
on the Palos Verdes Peninsula have a substantially higher White Non-Hispanic population.
Table 3.3 compares race and ethnicity in Rolling Hills, the Peninsula cities, Los Angeles County,
and the State as a whole. Nearly half of the County’s residents, and more than one-third of the
State’s residents, are Hispanic. By contrast, less than 10 percent of the residents in the
Peninsula cities are Hispanic. The Peninsula cities tend to have higher percentages of Asian
and Pacific Islander residents, and more multi-racial residents.

Table 3.3: Race and Ethnicity in Rolling Hills, Peninsula Cities, Los Angeles County, and
State, 2020

Percent of Total
Rolling Hills Palos_ Verdes Los Angeles St.'f\te of
Peninsula* County California

Non-Hispanic White 71.3% 54.4% 26.2% 37.2%
Hispanic (all races) 5.8% 9.7% 48.5% 39.0%
Black/ African American 1.5% 1.6% 7.8% 5.5%
Native American/Alaskan N/A 0.1% 0.2% 0.4%
Asian 15.6% 28.8% 14.4% 14.3%
Pacific Islander/Hawaiian N/A 0.6% 0.2% 0.4%
Other N/A 0.1% 0.3% 0.3%
Multi-Racial 5.8% 4.7% 2.3% 3.0%
TOTAL 100.0% 100.0% 100.0% 100.0%

Sources: US Decennial Census, 2020.

(*) Rolling Hills, Rolling Hills Estates, Rancho Palos Verdes, Palos Verdes Estates
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The August 2021 release of 2020 Census data shows that the ACS may have underestimated
the diversity of Rolling Hills’ population. The 2020 Census indicated that 66 percent of the city’s
residents are White, 20.5 percent are Asian, 10.4 percent are more than one race, 1.3 percent
are Black, and 1.9 percent are Other. The Census further indicated that 7.0 percent of the city’s
residents were Hispanic (includes all races).

3.2.4 Language

Based on ACS data for 2015-2019, 79 percent of the City’s residents speak only English at
home.? Of the roughly 300 Rolling Hills residents speaking a language other than English at
home, 18 percent speak Spanish, 56 percent speak an Asian language, and 26 percent speak
another Indo-European language. Most of these residents are bilingual and are fluent in English.
About 66 percent of those speaking a foreign language at home indicated they also spoke
English “very well.” Of the remaining 34 percent, about half spoke an Asian language. Korean
and Chinese were the most commonly spoken languages in those households.

Relative to other cities in Los Angeles County and the region, the percentage of “linguistically
isolated” persons (i.e., those with limited English) is very low in Rolling Hills. Whereas about 6
percent of Rolling Hills’ population is linguistically isolated, the percentage in Los Angeles
County is about 24 percent.

3.2.5 Educational Attainment

Rolling Hills residents are highly educated. Among residents 25 or older, 97.6 percent have a
high school degree. More than 70 percent have a bachelor’s degree or higher, and 39 percent
have a graduate or professional degree. These percentages are substantially higher than in the
County as a whole.

3.2.6 Health Indicators

Health can impact housing needs both by limiting the income earning potential of residents and
by creating the need for supportive services or special housing design. Based on data provided
to the City by the Southern California Association of Governments, Rolling Hills health indicators
are consistently better than the County as a whole. The City’s obesity rate is 16.5 percent,
compared to a countywide average of 28.2 percent. lts asthma rate is 10.1 percent, compared
to the countywide average of 15.1 percent and its diabetes rate is 8.3 percent, compared to 12.1
percent countywide. On the other hand, Rolling Hills has a higher rate of heart disease than the
County as a whole, with 9.7 percent of the population diagnosed with a heart ailment compared
to 6.6 percent countywide. This is likely due to the higher percentage of older residents in the
city.

2 American Community Survey 2015-2019, based on residents 5 years of age or older.
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3.2.7 Employment

Employment affects the demand for housing and the dynamics of the housing market. In most
cities, the types of jobs that are present affect the wages paid and the ability of the local
workforce to pay for housing in the city. Rolling Hills is unique in this regard, as it has no major
employers or land zoned for employment uses. In 2018, the Southern California Association of
Governments estimated that there were only 110 jobs in the city.> Employers include the City,
the School District, Rolling Hills Community Association, the County Fire Department, and the
Palos Verdes Transit Authority. The figure excludes construction workers, landscapers,
housekeepers, child care providers, care givers, delivery workers, and others who travel to the
city intermittently for work.

Data from SCAG collected prior to the COVID-19 pandemic indicates that a majority of
employed residents in Rolling Hills commuted to jobs elsewhere in Los Angeles County. The
largest percentages of residents commuted to Los Angeles (28.2%), Torrance (8.3%), and Long
Beach (5.0%). Beyond Los Angeles County, the next largest commute destination was Orange
County, including Anaheim (1.5%) and Huntington Beach (1.5%).

A relatively large percentage of Rolling Hills residents work from home. Prior to the COVID-19
pandemic, census data reported that about 18 percent of the city’s employed residents worked
from their homes. While data after March 2020 is not available, the percentage likely increased
dramatically during the second quarter of 2020 and remained high for the rest of the year. The
long-term effects of the pandemic on commute patterns are still unknown. However, the
relatively large home sizes in Rolling Hills and the high percentage of the workforce in
professional-sector jobs suggests that a substantial number of workers will continue to work
remotely in the future.

Recent data from the California Employment Development Department (EDD) indicates there
are 600 Rolling Hills residents in the labor force. EDD indicates an unemployment rate of 9.3
percent in June 2021, compared to a countywide average of 10.5 percent. The average annual
unemployment rate in Rolling Hills was reported as 4.0 percent in 2019, when the countywide
average was 4.4 percent. *

Tables 3.4 and 3.5 provides an overview of the Rolling Hills labor force, based on census data.
The first table identifies the occupation of residents in the city by category, and the second
classifies employed residents by industry.

A majority of the city’s residents are in higher-wage professional and management occupations.
Approximately 18 percent work in health care. About 13 percent work in education, legal
services, arts, and media. Only a small percentage work in the service sector, and even smaller
percentages work in the construction, maintenance, and transportation sectors. The largest
economic sectors associated with the Rolling Hills workforce are finance, insurance, real estate,
health care, and professional, scientific, and management services. The percentage of residents
employed in retail sales, wholesaling, and manufacturing is much smaller than in the county as a
whole.

3 Based on data from the California Employment Development Department
4 California EDD “Labor Force and Unemployment Rate for Cities and Census Designated Places” accessed July 2021
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Table 3.4: Rolling Hills Employed Residents by Occupation

Number of
. Percent of
Residents
Total
Employed
Management, business, and financial services occupations 185 32.9%
Computer, engineering, and science occupations 39 6.9%
Education, legal, community service, arts, and media occupations 72 12.8%
Healthcare practitioners and technical occupations 104 18.5%
Service occupations 24 4.3%
Sales and office occupations 115 20.4%
Natural resources, construction, and maintenance occupations 22 3.9%
Production, transportation, and material moving occupations 2 0.4%
TOTAL 563 100.0%
Sources: American Community Survey, 2021 (2015-2019 characteristics)
Table 3.5: Rolling Hills Employed Residents by Industry
Num_ber of Percent of
Residents
Total
Employed
Construction 24 4.3%
Manufacturing 29 5.2%
Wholesale trade 43 7.6%
Retail trade 30 5.3%
Transport/ warehousing/ utilities 4 0.7%
Information 12 2.1%
Finance/ insurance/ real estate 132 23.4%
Professional, scientific, and management, and administrative and
waste management services 85 15.1%
Educational services, and health care and social assistance 146 25.9%
Arts, entertainment, and recreation, and accommodation and food
services 39 6.9%
Other services, except public administration 12 2.1%
Public Administration 7 1.2%
TOTAL 563 100.0%
Sources: American Community Survey, 2021 (2015-2019 characteristics)
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There are approximately six times more employed residents in Rolling Hills than jobs in Rolling
Hills. The City is not expected to become an employment center in the future. Rolling Hills is
currently a housing “reservoir” in that it provides far more housing than employment relative to
other cities in Los Angeles County. Nearby communities with large employment bases rely on
Rolling Hills to some extent to meet their housing needs, particularly at the upper range of the
housing market.

3.3 Household Characteristics

The Bureau of the Census defines a "household" as “all persons who occupy a housing unit.
This may include persons living alone, families related through marriage or blood, and unrelated
individuals living together. Persons living in retirement or convalescent homes, dormitories, or
other group living situations are classified as living in “group quarters” and are not considered
households. On the other hand, a property with an occupied accessory dwelling unit may be
considered to consist of two households.

Household characteristics provide important indicators of housing needs. These characteristics
include household structure (families with and without children, single persons, persons sharing
homes, etc.), household size (number of persons per household), tenure (renter vs owner), and
household income and poverty status. Again, the US Census 2021 American Community
Survey (providing sample data for 2015-2019) is regarded as the definitive source for household
data and is referenced in the tables and narrative below. At the time this report was prepared,
2020 Census data for households (other than total number of households) was not yet available.

3.3.1 Household Type

Census data for Rolling Hills indicates that there is no group quarters population in the city and
that all residents reside in households. Data from the California Department of Finance for
January 1, 2021 indicates that there were 667 households in Rolling Hills, an increase of four
households from the 2010 Census. The August 2021 release of US 2020 Census data indicates
that there are 639 households in the city, which is a decrease of 24 households from 2010. The
US Census data is considered more accurate, as it is based on an actual count and not an
estimate.

Just over 81 percent of all households in Rolling Hills are classified as families. This percentage
remained constant between 2010 and 2020. Non-family households include persons living
alone and unrelated persons living in shared homes.

Chart 3.3 shows the distribution of households by category for Rolling Hills and the County of
Los Angeles. Relative to the County, Rolling Hills has a much higher percentage of married
couple families (74% of all households compared to 45% countywide). The City has smaller
percentages of single parent households and non-married couple households than the County
and the other cities on the Palos Verdes Peninsula. A much smaller share of Rolling Hills’
residents live alone than in the County as a whole.
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Chart 3.3: Household Type in Rolling Hills and Los Angeles County, 2021
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Source: American Community Survey, 2021 (2015-2019 data)

The data for Rolling Hills reflects the community’s single family housing stock. For decades, the
city has attracted families with children. Couples tend to keep their homes when their children
are grown, resulting in a significant number of homes (more than half) occupied by older
couples with adult children and empty nesters. In fact, the Census indicates that 60 percent of
the married couple households in Rolling Hills include at one person over 60 years old,
compared to 38 percent in the county as a whole.

Household type in Rolling Hills has changed over the last 20 years. The percentage of people
living alone has been increasing, growing from 12 percent of the population in 2000 to 16
percent in 2020. The percentage of households with children living at home has been
decreasing. It was 33 percent in 2000 and 23 percent in 2020.

3.3.2 Household Size

In 2020, the State Department of Finance reported the average household size in Rolling Hills as
2.80 persons. This is almost the same as it was in 2010, when average household size was
reported at 2.81 persons. In general, average household size has been falling over time. It was
2.90 in 2000 and was reported as being 3.2 in the Rolling Hills General Plan (1989). Preliminary
releases from the US Census (August 2021) show actual household size has fallen even further,
and is now 2.72.

ACS data indicates that 16 percent of all households in the City are comprised of one person, 52
percent have two people, 10 percent have three people, and 21 percent have four or more
people. By contrast, in Los Angeles County as a whole, 26 percent are comprised of one
person, 28 percent of two persons, 17 percent of three persons, and 29 percent of four or more
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persons. Rolling Hills has a much higher share of two-person households and smaller shares of
one-person households and large households.

Chart 3.4 compares average household size in Rolling Hills, the County, the State and the other

three cities on the Palos Verdes Peninsula. Data is shown for 2010 and 2021 for each city,
based on California Department of Finance statistics.

Chart 3.4: Household Size in Rolling Hills and Other Jurisdictions, 2010 and 2021

3.1

3
2.9
2.8
2.7
2.6
2.5
2.4

Rolling Hills LA County California Rolling Hills Rancho Palos Palos Verdes
Estates Verdes Estates

2010 m2021

Source: California Department of Finance, Table E-5, 2021

3.3.3 Overcrowding

Overcrowding may result when high housing costs prevent households from buying or renting
homes that provide sufficient space for their needs. The Census defines overcrowded
households as those with more than 1.01 persons per room, excluding bathrooms, hallways, and
porches. Households are considered to be “severely” overcrowded if they have more than 1.51
persons per room.

Although Rolling Hills has a higher number of persons per household than the other cities on the
Palos Verdes Peninsula, it does not experience overcrowding. ACS data for 2015-2019 indicate
that 98.9 percent of the homes in the city have 1.0 persons per room of less. There are no
households with more than 1.51 persons per room. By contrast, in the county at large, 11.3
percent of the households have more than 1.01 persons per room and 4.7 percent have more
than 1.51 persons per room. Homes in Rolling Hills are generally large and owner-occupied,
reducing the likelihood of future overcrowding.
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3.3.4 Tenure

Tenure refers to a household’s status as an owner or renter. ACS data for 2015-2019 indicate
that 95.3 percent of Rolling Hills’ households are homeowners and 4.7 percent are renters. This
percentage has remained relatively constant over the last two decades. The 2010 Census
indicated that 95.7 percent of the city’s households were homeowners and that 4.3 percent
were renters. This equated to 28 renter households in the entire city. Because there are no
multi-family units at this time, these households are presumed to be renting single family homes.

Renter households in the city are slightly larger than owner-occupied households. The ACS
data for 2015-2019 indicates an average household size of 3.07 for renters and 2.60 for owners.

3.3.5 Household Income

Income is the single most important factor in determining housing affordability. While upper
income households have more discretionary income to spend on housing, lower income
households are more constrained in what they can afford. The State and federal government
have developed metrics for classifying households into income categories. These metrics are
used to quantify what is considered an “affordable” housing unit and to determine eligibility for
housing subsidies and assistance programs. All metrics are benchmarked against the areawide
median income, or AMI.

State-Defined Income Categories

The commonly used income categories are as follows:

e Extremely low income 0-30% of AMI

e Very low income 30% to 50% of AMI

e Lowincome 50% to 80% of AMI

¢ Moderate income 80% to 120% of AMI

¢ Above Moderate income More than 120% of AMI

“Affordable housing cost” is defined by State law as being not more than 30 percent of gross
household income. “Housing cost” in this context includes rent or mortgage payments, utilities,
property taxes, and homeowners (or renters) insurance. The income limits are updated annually
by the California Department of Housing and Community Development.

For each income category, a sliding scale is used based on the number of persons per
household. This recognizes that larger households must dedicate greater shares of their
income for food, health care, transportation, and other expenses. The income categories are
calculated by county, resulting in different median incomes from place to place within California.

Table 3.6 shows income categories for Los Angeles County that became effective in April 2021.
A two-person household earning less than $75,700 a year would be considered low income.
The same household would be considered very low income if it earned less than $47,300 a year.
For a household of four people, the threshold is $94,600 for low income and $59,100 for very
low income.
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Table 3.6: Income Limits for Los Angeles County, 2021°

Household Size

Income Category 1 2 3 4 5 6 7 8
Extremely Low Income | $24,850 | $28,400 | $31,950 | $35,450 | $38,300 | $41,150 | $44,000 | $46800
Very Low Income $41,400 | $47,300 | $53,200 | $59,100 | $63,850 | $68,600 | $73,300 | $78,050
Low Income $66,250 | $75,700 | $85,150 | $94,600 | $102,200 | $109,750 | $117,350 | $124,900
Moderate Income $67,200 | $76,800 | $86,400 | $96,000 | $103,700 | $111,350 | $119,050 | $126,700

Source: California Department of Housing and Community Development, 2021

Table 3.7 indicates the monthly housing cost that would be considered “affordable” for
households of different sizes in each income category. Using the state’s definition of
affordability, a low income household of four would be able to afford a monthly housing cost of
$2,365. A very low income household of four could afford a monthly housing cost of $1,478. If
these households are pay in excess of this amount, they are considered to be “cost-burdened.”
In a high-priced market like the Palos Verdes Peninsula, many low income households pay
significantly more than 30 percent of their incomes on rent or mortgages. Those employed in
low-wage professions in the area may commute long distances from areas with more affordable

housing.

Table 3.7: Affordable Monthly Housing Costs Based on 2021 Income Limits

Household Size

Income Category 1 2 3 4 5 6 7 8

Extremely Low Income $621 $710 $799 $886 $958 | $1,029 | $1,100 | $1,170
Very Low Income $1,035 | $1,183 | $1,330 | $1,478 | $1,596 | $1,715 | $1,833 | $1,951
Low Income $1,656 | $1,893 | $2,129 | $2,365 | $2,555 | $2,744 | $2,934 | $3,123
Moderate Income $1,680 | $1,920 | $2,160 | $2,400 | $2,593 | $2,784 | $2,976 | $3,168

Source: Barry Miller Consulting, 2021. Based on 30% of monthly income for each household

Market-rate ownership housing in the Los Angeles area is generally not affordable to
households who are moderate income or below. With an income of $100,000, a household of
four could potentially spend $2,500 a month on their housing cost without experiencing a cost-
burden. Assuming a 10 percent down-payment and 3 percent interest rate, an “affordable”
home would be about $360,000. While there are a few condominiums at this price point in the
region’s larger cities (Long Beach, Los Angeles, etc.), there is no housing on the Palos Verdes
Peninsula in this range. Consequently, “below market” housing programs typically focus on
rental housing for low and very low income households, and a mix of subsidized ownership
housing and rental housing for moderate income households.

% Income limits for low, very low, and extremely low income are set by the federal Department of Housing and Urban Development.
However, income limits for moderate income households are set by HCD based on mathematical averages of County income.
Consequently, the moderate income numbers are only marginally different from the low income numbers in Los Angeles County.

This is not the case in all counties.
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Some market-rate rental units are “affordable by design”—meaning they are not subsidized but
have rental prices that fall within the affordability ranges of low and moderate income
households. For example, a one-bedroom apartment renting for $1,700 a month would be
considered affordable to a two-person low-income household. While the supply of such units is
limited on the Palos Verdes Peninsula, there are opportunities for market-rate accessory
dwellings and small apartments to fill some of this need.

Household Income in Rolling Hills

The federal Department of Housing and Urban Development (HUD) receives custom tabulations
of Census data each year to evaluate housing needs for lower income households. The data is
referred to as “CHAS” (Comprehensive Housing Affordability Strategy) data and includes
documentation of the current number of owner and renter households in each HUD income
category for each jurisdiction. At the time the 2021-2029 Housing Element was prepared the
CHAS data set was based on 2013-2017 conditions. Table 3.8 provides CHAS data for the City
of Rolling Hills.

Table 3.8: Rolling Hills Households by HUD Income Category

Income Category Owners Renters Total (¥)
Extremely Low 25 0 25
Very Low 35 10 45
Low 45 0 45
Moderate 25 0 25
Above Moderate 465 15 480
Total 595 25 620

Source: HUD User Portal CHAS data, based on 2013-2017 ACS. Accessed July 2021
(*) Total number of households does not match Census and DOF totals due to sampling methods. CHAS data is also rounded to the
nearest “five” by HUD.

Table 3.8 indicates that 77 percent of the households in Rolling Hills are “above moderate”
income (more than 120% of Areawide Median Income). There are 25 “extremely low” income
households and 45 “very low” income households in the city, representing four percent and
seven percent of total households respectively. Another seven percent meet “low” income
criteria.

Table 3.9 provides additional data on income in Rolling Hills, using 2015-2019 American
Community Survey data rather than CHAS data. Rolling Hills is among the most affluent cities in
California, with a median income exceeding $250,000 a year, and a mean household income of
$434,685. The Census indicates that 57.5 percent of the city’s households have annual incomes
exceeding $200,000, compared to 37.8 percent for all of the Palos Verdes Peninsula cities and
10.2 percent for Los Angeles County.
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Table 3.9: Household Income in Rolling Hills, Peninsula Cities, and Los Angeles County

Percent of Households in Income Category
Palos Verdes

Income Category Rolling Hills Peninsula Cities Los Angeles County
Less than $10,000 1.2% 3.0% 5.6%
$10,000-$14,999 2.6% 1.6% 4.8%
$15,000-$24,999 2.6% 3.4% 8.4%
$25,000-$34,999 1.2% 3.4% 8.1%
$35,000-$49,999 6.1% 4.7% 11.2%
$50,000-$74,999 3.8% 9.2% 15.9%
$75,000-$99,999 4.2% 9.0% 12.3%
$100,000-$149,999 12.7% 15.5% 15.8%
$150,000-$199,999 8.1% 12.6% 7.8%
$200,000 or more 57.5% 37.8% 10.2%
Median Income $250,000+ $154,165 $68,044
Mean Income $434,685 $210,231 $99,133

Source: American Community Survey, 2021 (for 2015-2019)
Data for Palos Verdes Peninsula cities represents weighted average of Rolling Hills, Rolling Hills Estates, Rancho Palos Verdes, and
Palos Verdes Estates

While a majority of households are “above moderate” income, the ACS data indicates that 6.4
percent of Rolling Hills’ households (or approximately 42 households) have annual incomes of
less than $25,000 a year. This compares to 8.0 percent for the Palos Verdes Peninsula and 18.8
percent for Los Angeles County. Approximately 7.3 percent of Rolling Hills’ households have
incomes between $25,000 and $50,000 a year, compared to 8.1 percent on the Peninsula and
19.3 percent countywide.

The Census also disaggregates household income data by family households, married couples,
and non-family households. Non-family households include persons living alone and unrelated
individuals in shared homes. Family and married couple household incomes in Rolling Hills are
higher than non-family households. Census data indicate that 27 percent of the non-family
households in the city (or about 30 households) have annual incomes below $35,000 compared
to just 3.1 percent for families and married couples.

An important qualifier about the Census income data is that it does not account for accumulated
wealth or savings and is based only on annual income. Given the high cost of housing in Rolling
Hills, the very high rate of owner-occupancy (95 percent), and the large number of retired adults
in the city, it is likely that most of the lower income households in the city are seniors on fixed
incomes. In fact, 68 of the 108 non-family households in the city are comprised of persons over
65 living alone. Many of these households have no mortgage and their housing costs are
primarily associated with property taxes, insurance, maintenance, and utilities. Despite
accumulated wealth and home equity, a subset of the population on fixed incomes may lack the
resources to meet these expenses without financial hardship.
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3.3.6 Overpayment

Overpayment refers to the incidence of households spending more than 30 percent of their
incomes on housing costs. As noted earlier, this includes monthly utility bills, taxes, HOA dues,
and insurance as well as mortgage or rent payments. Overpayment occurs in all income
categories but is more challenging for lower income households given the limited resources to
pay for other household expenses. As previously indicated, such households are defined by the
US Department of Housing and Urban Development as being “cost-burdened.”

ACS data indicates that 30.6 percent of all homeowners in Rolling Hills and 32 percent of all
renters are paying more than 30 percent of their incomes on housing. About 18 percent of
Rolling Hills homeowners are paying more than 50 percent of their incomes on housing. This
compares to 16 percent in the county as a whole. Table 3.10 compares rates of overpayment in
Rolling Hills with those of Los Angeles County as a whole. At the countywide level, the rate of
overpayment is somewhat higher for homeowners and substantially higher for renters. In Los
Angeles County, approximately 35.7 percent of all homeowners and 57.6 percent of all renters
pay more than 30 percent of their incomes on housing.

Table 3.10: Percent of Income Spent on Housing in Rolling Hills and Los Angeles County

Homeowners with no Homeowners with a Renters
Percent of Mortgage Mortgage
Income Spent Rolling LA Rolling LA Rolling LA
on Housing Hills County Hills County Hills County
Less than 20 % 64.3% 73.4% 37.1% 30.0% 54.5% 19.7%
20-24.9 % 10.5% 6.4% 10.1% 14.5% 0 11.5%
25-29.9% 5.0% 4.2% 14.0% 12.1% 13.6% 11.2%
30-34.9% 0.8% 3.0% 7.8% 9.1% 0 9.5%
More than 35% 19.3% 12.9% 30.9% 34.4% 31.8% 48.1%

Source: American Community Survey, 2021 (for 2015-2019)

Not surprisingly, the incidence of overpayment is much greater for homeowners with a
mortgage than for those without a mortgage. In Rolling Hills, approximately 44 percent of all
homeowners have paid off their mortgages, while 56 percent have a mortgage. For those
without mortgages, 20.1 percent pay more than 30 percent of their incomes on housing. For
those with mortgages, the figure is 38.6 percent.

Even homeowners without mortgages may still face a cost burden associated with taxes,
maintenance, and other home expenses. The ACS reports that 93 percent of Rolling Hills’
homeowners with no mortgage payments still have monthly housing costs exceeding $1,000 a
month. The median monthly cost for homeowners without mortgages in the city is over $1,500 a
month. The comparable figures for Los Angeles County are just 20.3 percent and $608 a
month. The data suggests that Rolling Hills seniors on fixed incomes may be particularly cost-
burdened due to limited income, monthly HOA fees, and the high cost of maintaining a home in
the city.
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For homeowners with mortgages, monthly costs are substantially higher. ACS data shows that
89.9 percent of the city’s homeowners with mortgages spend over $3,000 a month on housing,
with a median well above $4,000 a month (the maximum reported by the Census). This
compares to 34.2 percent in Los Angeles County, with monthly median of $2,498.

Data on the City’s renter households indicates that a majority are above moderate income
households spending more than $3,000 a month on housing. However, the ACS indicates
seven renter households paying $1,000 to $1,499 a month, which indicates that at least a few
renters in the city occupy guest houses or unregistered accessory dwelling units.

Table 3.11 shows the incidence of overpayment among owners and renters in Rolling Hills who
are lower income. Among lower income homeowners, 78 out of 90 are considered cost-
burdened, while among the city’s 10 lower income renters, eight are considered cost-burdened.
About two-thirds of the city’s lower income owners are severely cost-burdened, paying more
than half of their incomes on housing. While the income data does not fully account for savings
and accrued wealth, it does suggest that some of these households might benefit from
assistance with home maintenance and monthly housing expenses (for example, through home
sharing and ADUSs).

Table 3.11: Overpayment among Lower Income Households in Rolling Hills

Total Number Paying More than Number Paying More than
Households | 30% of Income on Housing | 50% of Income on Housing
Homeowners
Income Under 80% 90 78 60
of Areawide Median
Income Under 30% 25 19 15
of Areawide Median
Renters
Income Under 80% 10 8 4
of Areawide Median
Income Under 30% 0 0 0
of Areawide Median

Source: HUD User CHAS data, 2014-2018

3.4 Populations with Special Needs

The California Government Code recognizes that some segments of the population have more
difficulty finding decent, affordable housing than others due to their circumstances. Populations
with special needs include older adults, persons with disabilities, large families, farmworkers,
families with female heads of households, and persons experiencing (or at risk of)
homelessness. These groups are more likely than the population at large to spend a
disproportionate amount of their incomes on housing. They are also more likely to face
discrimination based on their specific needs or circumstances.
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3.4.1 Older Adults

The special needs of older households result from limited income, higher rates of physical
disability and health care costs, and changing life circumstances which may require assistance
from others. This is the single largest special needs group in Rolling Hills, and it is growing
rapidly as the population ages. Table 3.121 compares the number of older adults in Rolling Hills
with the other cities on the Palos Verdes Peninsula, along with Los Angeles County.

Table 3.112: Older Adults in Rolling Hills and Nearby Jurisdictions

Percent of households

Percent of all Percent of all with at least one
Jurisdiction Residents over 65 Residents over 75 member over 65
Rolling Hills 32.9% 18.4% 56.0%
Rolling Hills Estates 25.2% 13.9% 46.5%
Palos Verdes Estates 27.0% 13.3% 46.8%
Rancho Palos Verdes 15.5% 13.6% 44.7%
Los Angeles County 13.3% 5.7% 29.7%
California 14.0% 5.9% 30.8%

Source: American Community Survey, 2021 (for 2015-2019)

The percentage of residents over 65 in Rolling Hills was 22 percent in 2000, 28 percent in 2010,
and 33 percent in 2020. Moreover, 56 percent of the households in Rolling Hills include at least
one person who is 65 years or older. This is almost double the rate for Los Angeles County as a
whole. The percentage of Rolling Hills residents over 85 has doubled in the last 20 years, with
this cohort representing 4.7 percent of the population in 2020.

The percentage of older residents is likely to continue increasing in the next decade. Nearly one
in five Rolling Hills residents is in the 55-64 age cohort (compared to one in nine countywide),
and most of this cohort will reach retirement age during the timeframe of this Housing Element.
Some of these residents, as well as those already over 65, may seek to “downsize” or adapt
their homes to meet changing mobility needs and financial resources.

Older adults in Rolling Hills are more likely to live alone, have one or more disabilities, and be
cost-burned by housing than the population at large. Census data indicates that there are 68
households, representing roughly 10 percent of all households in Rolling Hills, comprised of a
person over 65 living alone. About 70 percent are female-headed households and 30 percent
are male-headed. There may be opportunities among these households for home sharing and
accessory dwelling unit (ADU) development. This can provide financial benefits, social benefits,
and an added sense of security, as well as housing opportunities for low- and moderate-income
workers or other retirees in the community.

At the same time, the City should anticipate an increase in homeowners seeking to adapt their
homes to facilitate aging in place. This would include addition of ramps, handrails, kitchen and
bath retrofits, and interior changes that improve access for wheelchairs and walkers. The
Rolling Hills housing stock is well suited for these improvements, as it is limited to single story
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construction. Demand for on-site caregiver quarters, and living space for other domestic

employees, will likely increase. At the same time, the substantial cost and demand associated

with maintaining a large home and property may compel some residents to seek living
arrangements that are not currently available in Rolling Hills, such as condominiums and

townhomes. Some of these residents will relocate out of Rolling Hills due to diminished mobility

(capacity to drive) or the need for higher levels of care.

Because of resource limitations and the city’s small size, the City of Rolling Hills does not

provide direct services to seniors. It works with other agencies, non-profits, and the private

sector to address the housing needs of local seniors, and to connect residents with service

providers. This includes maintaining a comprehensive list of facilities and service providers at

City Hall, and a dedicated page on the City’s website listing available services for seniors.

Rolling Hills has partnered with other Peninsula cities and local non-profits to produce a Senior

Resources Guide for the Palos Verdes Peninsula.

Nearby local services include:

Palos Verdes Peninsula Village, located in Rolling Hills Estates, provides social and
educational activities, transportation, and advocacy for seniors in the vicinity. They
provide trained volunteers to assist with routine home maintenance activities, computer
troubleshooting and set-up, and other day to day activities.

PV Peninsula Transit Authority Dial-A-Ride, which provides services for persons 62 or
older on the Peninsula, and free taxis for medical appointments in the South Bay area.

Peninsula Seniors, a non-profit 501(c)(3) that has served the four cities on the Palos
Verdes Peninsula (including Rolling Hills) since 1982. They primarily provide social
activities, health and wellness programs, special events, and educational programs.

Volunteer block captains within Rolling Hills, providing wellness checks for seniors as
well as emergency preparedness and response.

Homeshare South Bay matches seniors and others in the community with local housing
opportunities. Homeshare South Bay is a project of the South Bay Cities Council of
Governments, which includes Rolling Hills.

HELP (Health Care and Elder Law Programs) is a Torrance-based organization that
provides counseling to area seniors on elder care, finance, law, and consumer
protection. The organization is dedicated to empowering older adults and their families.

Palos Verdes Peninsula Library District and the Peninsula Center Library (in Rolling Hills
Estates) provides programs and resources for seniors.

There are senior centers in the nearby communities of Torrance, Carson, Wilmington,
Harbor City, San Pedro, Manhattan Beach, Redondo Beach, Hawthorne, and El
Segundo.

Housing Needs Assessment Page 3-19



ADOPTION DRAFT

In addition, the Rolling Hills Community Association (RHCA) created a “Needs of Seniors”
Committee in 2014 to address the needs of aging Rolling Hills residents. The Committee
collects information and makes recommendations to the RHCA Board. Their recent efforts have
focused on transportation, health and wellness, home improvement and maintenance, and social
events.

3.4.2 Persons with Disabilities

The number of disabled residents is increasing nationwide due to increased longevity and the
aging of the population. Physical and mental disabilities can hinder access to housing as well as
the income needed to pay for housing. Those with disabilities often have special housing needs
related to their limited earning capacity, higher health care costs, mobility or self-care limitations,
or need for supportive services.

The Census recognizes six disability types in its data tabulation: hearing, vision, cognitive,
ambulatory, self-care, and independent living. These categories are not mutually exclusive and
disabled residents may have more than one of these conditions. Current ACS data (2015-2019)
for Rolling Hills indicates that 10.6 percent of the City’s population has one or more disabilities.
This compares to 8.1 percent in the 2000 Census, with the increase attributable to the greater
number of older adults. Rolling Hills has a slightly higher percentage of disabled residents than
the county as a whole, with the ACS reporting that 9.9 percent of Los Angeles County’s
residents were disabled in 2020.

The city’s older residents are more likely to be disabled than its younger residents. ACS data
shows 23 percent of all residents over 65 have one or more disabilities, whereas only 5.5
percent of those aged 18-64 have one or more disabilities and only 1.4 percent of those under
18 have disabilities. The “over 75” population has the greatest incidence of disability, with 33.8
percent affected.

Table 3.132 shows the incidence of disabilities among persons in different age groups in Rolling
Hills. The most common disabilities are ambulatory (movement), with older adults most
impacted. There were 103 residents reporting an ambulatory difficulty, 66 of whom were over
75. There were 56 residents reporting a hearing difficulty, 46 of whom were over 75. Cognitive
difficulties were more likely to affect the younger population (particularly 18-34). This was the
only category where rates among older adults were lower than among younger age cohorts.

Table 3.123: Percent of Rolling Hills’ Residents with a Disability

Disability Type Under 18 18-64 Over 65 Total
Hearing Difficulty 0 1.0% 10.0% 3.7%
Vision Difficulty 0 1.0% 2.6% 1.3%
Coghnitive Difficulty 1.5% 2.3% 2.0% 2.1%
Ambulatory Difficulty 0 2.9% 16.5% 6.9%
Self-care Difficulty 0 0.5% 6.0% 2.3%
Independent Living Difficulty N/A 2.3% 8.8% 5.0%

Source: American Community Survey, 2021 (for 2015-2019)
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There were 61 residents, including 34 residents over 75 and another 11 aged 65-74, who
indicated an independent living difficulty. This represents roughly 5 percent of the City’s
population and is comparable to the countywide average of 5.4 percent. These residents may
require daily assistance from caregivers or family members.

There is an ongoing need to adapt housing to meet the needs of those with disabilities, and to
design new homes so they are accessible for all people. This may require widened doorways
and hallways, access ramps, larger bathrooms, lowered countertops, grab bars, walk-in baths
and showers, and other design changes. It is important that planning and building codes
support such changes, and accommodate the needs of those who are disabled or become
disabled while living in the homes they currently occupy. Barrier free design is particularly
important in any multi-family housing that may be constructed in the future.

In 2020, the City of Rolling Hills amended its municipal code to provide “reasonable
accommodation” for persons with disabilities. This complies with state and federal laws and
enables those with disabilities to request modifications from standard practices or codes to meet
their housing needs.

3.4.3 Persons with Developmental Disabilities

SB 812 requires that each jurisdiction’s housing element include an analysis of housing needs
for persons with developmental disabilities. This is defined by federal law as a “severe, chronic
disability” that:

e |[s attributable to a mental of physical impairment or combination of mental and physical
impairments
¢ Is manifested before the individual attains age 18
o s likely to continue indefinitely
¢ Results in substantial functional limitations in three or more of the following areas of major
life activity:
o Self-care
Receptive and expressive language
Learning
Mobility
Self-direction
Capacity of independent living
o Economic self-sufficiency
e Reflects the need for a combination and sequence of special, interdisciplinary, of generic
services, individualized support, or other forms of assistance that are of lifelong or extended
duration and are individually planned and coordinated.

O O O O O

Examples of developmental disabilities include cerebral palsy, epilepsy, and autism. Many
developmentally disabled persons can live and work independently. More severely disabled
individuals may require a group living environment with training and supportive services. The
most severely disabled individuals may require an institutional environment where medical
services and physical therapy are provided. Because developmental disabilities exist in
childhood, the transition from living with one’s family to living independently is an important
consideration in meeting local housing needs.
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Data on the number of persons with developmental disabilities is maintained by the California
Department of Developmental Services (DDS). DDS coordinates the efforts of a network of 21
non-profit regional centers around the state and provides funding for a variety of programs and
services. Rolling Hills is served by the Harbor Regional Center, which is located in Torrance.
The Harbor Center serves over 15,000 people with developmental disabilities, with a service
area that includes Long Beach, the South Bay, the Palos Verdes Peninsula, and other parts of
southern Los Angeles County. About half are children and half are adults.

Data from the DDS is provided by ZIP code. Rolling Hills city represents 7.4 percent of the
25,061 residents in ZIP code 90274. The last available report posted by DDS on their website
(June 2017) indicates 154 clients served in 90274, including 65 under age 18 and 89 over age
18. If Rolling Hills’ share of the total is pro-rated, this would be equivalent to 12 clients, including
five children and seven adults. ZIP code data is also disaggregated by the type of housing
occupied by clients. The data indicates that 149 clients in ZIP Code 90274 live with their
families or guardians and “fewer than 11” clients live in supported living, care facility, or foster
home environments. Overall, about 87 percent of the Harbor Center’s clients live with their
families.

The Harbor Regional Center is an important resource for those with developmental disabilities,
and their families. It provides health assessments, advocacy, family support and training,
individual case management and support, early intervention and prevention services, and
assistance in finding stable and secure independent living arrangements. Additional resources
in the area include the Disability Community Resource Center in Torrance and Southern
California Resources Services for Independent Living.

3.4.4 Female-Headed Households with Children

Single-parent households require special consideration and assistance because of their greater
needs for day care, health care, and other facilities. In particular, female-headed households
with children tend to have lower incomes, thus limiting housing affordability for this group. In
most communities, female-headed households are considered to be at greater risk of
displacement, poverty, and housing overpayment.

The 2019 ACS indicates that there were five single parent female households with children in
Rolling Hills, representing less than one percent of the City’s households. The comparable
figure for Los Angeles County was 5.1 percent, as the composition of households is substantially
more diverse at the countywide level.

ACS data for the small number of female-headed households with children in Rolling Hills may
not be entirely reliable due to the small sample size. Nonetheless, the data indicate that these
households were above the poverty level, and did not receive supplemental security income,
SNAP/food stamps, or other public assistance income in the past 12 months.

Because the very small number of female-headed households in Rolling Hills, as well as their

income characteristics, they are not expected to have special housing needs that require City
programs.
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3.4.5 Large Households

Large households are defined as those with five or more members. Such households are
identified in State housing law as a group with special housing needs based on the limited
availability of adequately sized, affordable housing units. In instances where large households
have lower incomes, they may be more likely to live in overcrowded dwelling units or in units
that are substandard. The problem is more acute for large households who are renters, who
may face the added risk of eviction or displacement.

Table 3.143 shows data on household size in Rolling Hills. The data is broken down for family
and non-family households. About 12.3 percent of all households in Rolling Hills have five or

more members, including 2.6 percent with seven or more members. All of these households

are families. Countywide, 14.3 precent of all households have five or more members and 2.8
percent have seven or more members.

The average number of rooms per unit in a Rolling Hills home is 8.3, compared to 4.6 for Los
Angeles County. ACS data indicates the median annual income for large households in Rolling
Hills exceeds $250,000. Given the large home sizes in Rolling Hills, the low incidence of
overcrowding, and the relatively small percentage of large households, this is not a priority
special needs group within the city. Larger households will continue to be housed in the city’s
larger single family homes.

Table 3.143: Number of Persons in Family and Non-Family Households

Household Non-

Size Family Percentage Family Percentage Total Percentage
1 N/A N/A 94 87.0% 94 16.3%

2 287 61.2% 14 13.0% 301 52.2%

3 59 12.6% 0 0 59 10.2%

4 52 11.1% 0 0 52 9.0%

5 51 10.9% 0 0 51 8.8%

6 8 1.7% 0 0 8 1.4%

7 or more 12 2.6% 0 0 12 2.1%
Total 469 100.0% 108 100.0% 577 100.0%

Source: American Community Survey, 2021 (for 2015-2019)
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3.4.6 Residents Living in Poverty or With Extremely Low Incomes

Census data indicates that 1.7 percent of Rolling Hills’ population—or about 25 residents—are
below the federal poverty line. This compares to 14.9 percent for the county as a whole.

According to the 2015-2019 ACS, Rolling Hills residents living below the poverty include 14
people aged 18-59 and 11 people over 60. There are no children under 18 below the poverty
line in the city. The data further indicates that the 25 residents include 12 white non-Hispanic
persons, four Asian persons, and nine Latino persons.®

Census data indicates that only five of the residents below the poverty line are in the labor force,
suggesting that some of those tallied by the Census have other sources of income not reported
here. Census data indicates that a majority of the adults below the poverty level in Rolling Hills
are 18-34 year olds—this likely represents adult children not in the labor force who are living at
home. This is further supported by the even lower poverty rate for family households in Rolling
Hills—reported at 0.4 percent by the ACS, which is equivalent to three households.

Although Rolling Hills has a very small number of households in poverty, and some of its
extremely low income residents have supplemental sources of income, the city is located in a
region with significant very low income housing needs. In February 2021, the City amended its
zoning regulations to create the Rancho Del Mar Overlay District. Affordable housing and
emergency shelter are both permitted by right in this district, subject to specific development
standards. Single room occupancy hotels are conditionally permitted. The City also permits
home sharing, room rentals, and accessory dwelling units, all of which are beneficial to meeting
extremely low income housing needs.

3.4.7 Farmworkers

The special housing needs of farmworkers are a result of low wages and the seasonal nature of
agricultural employment. Migrant farmworkers face particular challenges, including severe
overcrowding. Farmworker needs are difficult to quantify due to fear of job loss, language
barriers, and the documentation status of the farmworker labor force.

The 2015-2019 ACS data indicates that there are no Rolling Hills residents employed in
“Farming, Fishing, and Forestry” occupations. This data further indicates that there are no
residents in the city employed in the “Agriculture, Forestry, Fishing, Hunting, and Mining” sector.
There are also no farmworker jobs in the city, as there is no agricultural land. As a result, the
City does not have active programs or policies to address farmworker housing needs.

6 As noted earlier, the ACS is based on a sample of the population (roughly 15% for the five-year period). In a small city such as
Rolling Hills, the margin of error is high, particularly for the breakdown of poverty status by age, race and ethnicity.
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3.4.8 Homelessness

Homelessness has become an increasing problem throughout California and the entire United
States. In Southern California, factors contributing to the rise in homelessness include the lack
of housing affordable to low- and very low-income persons, loss of employment and benefits—
particularly for low wage workers, health care costs and related personal disabilities, reductions
in public subsidies, increasing rates of addiction and substance abuse, and a lack of mental
health services.

State law requires that cities address the special needs of unhoused residents within their
jurisdictional boundaries. For this purpose, homelessness is defined as including individuals
who lack a fixed, regular and adequate nighttime residence, as well as individuals living in
shelters and in places not designed for sleeping. The definition does not include those living in
substandard or overcrowded housing or persons who are temporarily staying with family and
friends. Such individuals are considered to be “at risk” of homelessness.

A “point in time” count of homeless residents in Greater Los Angeles is conducted annually by
the Los Angeles Homeless Services Authority (LAHSA). In January 2020, the count identified
54,291 persons experiencing homelessness in Los Angeles County. This is an increase of about
10 percent from 2019, when the count was 49,521. It is an increase of 37 percent from 2016,
when the count was 39,587. The 2020 figures precede the onset of the COVID-19 pandemic
and its impacts on homelessness.

Data provided by the LAHSA indicates the 2020 count for the city of Rolling Hills was zero. The
count for all prior years in the survey (2016-2019) also counted no unsheltered residents in the
city. The nature of homelessness and the method of data reporting make it difficult to evaluate
the full extent of the challenge of adequately housing the entire population. While there are no
unsheltered residents in Rolling Hills, there may be residents who are temporarily staying with
friends or relatives because they lack the resources or have underlying conditions which make it
difficult to find permanent housing.

There are no emergency shelters in Rolling Hills. The closest facilities are in San Pedro and
Wilmington and are less than five miles away. Harbor Rose Lodge (San Pedro) provides
homeless support services for individuals and families in Los Angeles County, with no
geographic restrictions. It assists with temporary housing and provides support services and
referrals. Harbor Interfaith (San Pedro) provides a 90-day emergency shelter and an 18-month
transitional housing program. Also in San Pedro, Shawl House and House of Hope provide
shelter, transitional housing, counseling specifically for women. The Doors of Hope Shelter in
Wilmington also serves single women. The Beacon Light Mission in Wilmington provides a 10-
bed men’s shelter, as well as food, clothing, and supportive services to men, women, and
children.

In February 2021, the City of Rolling Hills amended its zoning regulations to allow emergency
shelter “by right” in the Rancho Del Mar Overlay Zone. The 31-acre site overlay zone includes
multiple areas of underutilized land that provide opportunities for emergency shelter or
supportive service facilities.
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The City is committed to coordinating with supportive service providers and meeting the needs
of local unhoused residents. A list of nearby social service agencies and shelters is maintained
by the City Clerk.

3.5 Housing Stock Characteristics

Government Code Section 65583(a) requires the Housing Element to describe the
characteristics of the local housing stock, including structural condition. This section of the
Element provides an overview of Rolling Hills’ housing stock, including the age of structures, the
types of structures, the number of bedrooms, and vacancy characteristics. It also includes
information on home values and rents.

3.5.1 Housing Unit Count

The US Census reported 674 housing units in the city in 1990, 675 units in 2000, and 693 units
in 2010 (see Chart 3.5). The California Department of Finance estimated 719 units in the city as
of 2021. However, the August 12, 2021 data release from the 2020 Census indicates the total
unit count is 702, which is more consistent with City records. The net number of housing units
in the city has increased at a rate of about one unit a year for the last 30 years.

While the increase in units has been nominal, additional residential development has been
occurring through the replacement and expansion of existing single family homes. Much of
Rolling Hills was developed in the 1950s and was typified by 2,000 to 4,000 square-foot ranch
style homes. As in many desirable older communities, the original housing stock is gradually
being replaced with much larger units. These units average 6,000 to 9,000 square feet in size,
according to City building permit records. This trend of residential recycling can be expected to
continue and potentially increase as less vacant land is available for development.

Chart 3.5: Total Number of Housing Units in Rolling Hills, 1990-2020
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Chart 3.6: Year of Construction for Rolling Hills Homes

Source: American Community Survey 2021

3.5.2 Age and Condition of Housing Stock

Chart 3.6 shows the age of the housing stock in Rolling Hills. About half of the housing stock in
the community is more than 60 years old. About 35 percent was built in the 1960s and 70s and
the remainder has been built in the last 40 years. About 8 percent of the city’s housing stock is
less than 20 years old—however, most of these homes are “replacements” and were built on
previously developed lots.

The older housing stock in the city is in excellent condition. Census data indicates there are no
units in the city without plumbing or kitchen facilities. The City strongly encourages
reinvestment in the existing housing stock, and homeowners take pride in their homes and
properties. Common repairs include new roofs, new siding, plaster and stucco repair, upgraded
electrical systems, and plumbing improvements. Home additions, kitchen and bathroom
upgrades, and solar energy installations are also common.

No significant code enforcement or housing problems have been observed in the city. The city
has a Code Enforcement Officer who makes complaint-based site visits. In the event a violation
is identified, the City works with the property owner to resolve the issue.

The City estimates that five units, or 0.8 percent of its housing stock, is in need of rehabilitation
or replacement. These properties include:”

e A home that has been red tagged and in need of foundation repair
e A home in alandslide area with a stop work order due to work being done without

permits

7 Addresses can be provided to HCD upon request but are not disclosed here.
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e An older home where the owner is seeking approval to demolish and rebuild
e A home with an approved application to demolish and rebuild
e A home with an approval for a major remodel and addition

In any given year, the City also receives “tear down and rebuild” applications for one to two
older homes as well as dozens of applications to modernize, expand and update older homes.
In almost all cases, these homes are habitable, but they are outdated and do not provide the
amenities expected in high-end construction.

3.5.3 Housing Type

Rolling Hills is comprised entirely of single family homes. The 2021 ACS indicates there are no
multi-family units in the city. ACS data further indicates seven units that are “single family
attached” which presumably are accessory dwelling units (ADUs) or other separate living
quarters that are ancillary to a primary residence.

Census data does not typically classify “guest houses” as dwelling units unless they have been
legally permitted as separate residences. Rolling Hills classifies guest houses differently than
ADUs; the latter are permitted by right to be independent dwellings provided they meet certain
adopted zoning standards. By contrast, occupancy of guest houses is limited to persons
employed on the premises, the family of the occupants of the main residence, or the temporary
guests of the occupants of the main residence. Guest houses may not be used as rental
housing, but an owner may apply for a permit to convert a guest house to an ADU, which can
then be rented.

3.5.4 House Size

Homes in Rolling Hills are large. Chart 3.7 below shows the distribution by number of
bedrooms. About 74 percent of the homes in the city have four or more bedrooms. Another 21
percent have three bedrooms and only five percent have two bedrooms or fewer. By contrast,
among homes in Los Angeles County as a whole, 16 percent of all housing units have four or
more bedrooms and 56 percent have two bedrooms or fewer.

Data for total house size shows a similar difference between Rolling Hills and the County as a
whole. Countywide, the median number of rooms per home is 4.5. It Rolling Hills, it is 8.3. Only
4.7 percent of the homes in Los Angeles County have nine or more rooms. In Rolling Hills, 46
percent of the homes have nine or more rooms.
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Chart 3.7: Percent of Housing Units by Number of Bedrooms, Rolling Hills and Los Angeles
County
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Source: American Community Survey 2021 (for 2015-2019)
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3.5.5 Vacancy Characteristics

The August 12, 2021 data release from the US Census indicates that 63 of the city’s 702 homes
were vacant at the time of the 2020 Census. This is a nine percent vacancy rate. By contrast,
2020 Census data indicates that the vacancy rate for the Palos Verdes Peninsula as a whole was
about five percent. Countywide, ACS data indicates that six percent of the housing stock in Los
Angeles County is vacant.

ACS data provides an indication of the characteristics of vacant units in Rolling Hills. The ACS
reports that 30 percent of the vacant units in the city were for sale, 26 percent were used
seasonally (and were not occupied at the time of the census), and five percent were for rent.
The remainder were classified as “other.” ACS data further indicates that the vacancy rate
among for-rent units was three times higher than the vacancy rate among for-sale units,
although the sample size is very small.

In 2010, the Census reported that 5 percent of the homes in the city were vacant, indicating a
significant increase between 2010 and 2020. The higher vacancy may be a result of changes in
the housing market, including significantly higher home prices, and an increase in the number of
homes that are used seasonally. The city’s housing market serves a unique market niche.

3.5.6 Home Values and Prices

A variety of sources were used to analyze housing market prices and trends in Rolling Hills,
including on-line real estate data vendors, current real estate listings, and the US Census.

According to on-line real estate service Zillow.com, the median value of a home in Rolling Hills is
$3,733,468. Rolling Hills home values have gone up 19.7% over the past year. Chart 3.8
compares the local median home value with values in the three other Palos Verdes Peninsula
cities and with Los Angeles County as a whole. Homes in Rolling Hills are valued at 50 percent
higher than those in Palos Verdes Estates ($2.45 M), 126 percent higher than those in Rancho
Palos Verdes ($1.65M), and over four times higher than the countywide median ($790,000).

The ACS 2021 data indicates that 95 percent of all homes in Rolling Hills have a value of over
$1,000,000. The Census-reported median is over $2 million, which is the highest interval on the
Census scale. The ACS shows the median in Los Angeles County at $583,200. This is
substantially lower than the Zillow data, which is only based on homes recently sold.

The website realtor.com indicates that the average time on the market for a home in Rolling Hills
in July 2021 was 120 days. However, the sample size is small, and similar data for earlier in the
year indicates a median sale time of 45 days (December 2020 and January 2021). Realtor.com
indicates that homes in the city sold for 4.98 percent below asking price in July 2021. This figure
is highly variable depending on market listings at any given time.
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In July 2021, there were 14 homes for sale in Rolling Hills (including properties with pending
offers). These ranged in size from a 1,467 square foot home to a 13,000 square foot home.
Prices ranged from $2,499,000 to $15,975,000. The median price was $5.02 million and the
mean was $6.15 million. This is substantially higher than the average for surrounding cities on
the Palos Verdes Peninsula and in Los Angeles County. The higher priced homes were typically
new construction, while the two lowest priced homes were built in 1954 and 1957.

Data on rentals in the city is more difficult to characterize because the number of available
properties is so small. In July 2021, there was only one home being advertised for rent in the
city. The asking monthly rent was $16,000. The property has five bedrooms, seven bathrooms,
and is 5,035 square feet. Zillow also reported a 2-bedroom, 1-bath detached 1,000 square foot
accessory dwelling unit for rent for $3,950. In addition, two ADUs were being advertised on
Craigslist (listed as Rolling Hills but likely in Rolling Hills Estates or Rancho Palos Verdes). One
was a 500 square foot studio for $1,250 and the other was a 400 square foot guest house for
$1,800. The Census indicates that seven of the renter households in the City pay less than
$1,500 a month in rent, and the remainder pay more than $3,000 a month.

Chart 3.8: Home Prices in Rolling Hills, Peninsula Cities, and Los Angeles County, 2012-2021
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Source: Zillow.com, 2021
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Table 3.154: Homes for Sale in Rolling Hills, July 2021

Cost per Year
Asking Price Square Footage | Square Foot | Constructed
$15,975,000 7,136 $ 2,239 2016
$11,100,000 13,000 $ 854 2007
$8,765,000 5,100 $ 1,719 1951
$7,750,000 4,000 $ 1,938 1968
$7,499,000 8,000 $ 937 2002
$5,800,000 4,453 $ 1,302 1986
$5,795,000 5,884 $ 985 1956
$4,250,000 4,101 $ 1,036 1941
$4,200,000 3,627 $ 1,191 1940
$3,950,000 5,560 $ 710 1989
$3,495,000 3,414 $ 1,024 1947
$2,630,000 3,444 $ 764 1974
$2,500,000 1,467 $ 1,704 1957
$2,499,000 1,752 $ 1,426 1954
MEAN: $6,150,000 $1,273
MEDIAN: $5,020,000 $1,030

Source: Realtor.com, Trulia, Zillow, 2021

Table 3.154 indicates the cost per square foot of those homes currently for sale in Rolling Hills,
along with the asking price, square