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I. Executive Summary
A. Introduction and Background
This Analysis of Impediments to Fair Housing Choice (AI) has been prepared to accompany the
City of Palmdale’s 2020-2024 Consolidated Plan, as required by the U.S. Department of Housing
and Urban Development (HUD) under federal Community Development Block Grant (CDBG)
and HOME Investment Partnerships (HOME) program statutes.
Fair housing is a condition in which individuals of similar income levels in the same housing market
have like ranges of choice available to them regardless of race, color, ancestry, national origin, age,
religion, sex, disability, marital status, familial status, source of income, sexual orientation, or any
other arbitrary factor. The AI examines local housing conditions, economics, policies and practices
in order to ensure that housing choices and opportunities for all residents are available in an
environment free from discrimination. The AI assembles fair housing information, identifies any
existing impediments that limit housing choice, and proposes actions to mitigate those impediments.
Equal access to housing (housing choice) is vital to meeting essential needs and pursuing personal,
educational, employment, or other goals. Recognizing this fundamental right, the City of Palmdale
is committed to addressing fair housing issues in the City and ensuring equal access to housing for
all residents.
Fair Housing Laws
To address housing segregation, in 1968 the United States Congress passed the Civil Rights Act,
making housing discrimination based on race, sex, national origin, religion, or ethnicity illegal. In
1988, Congress passed the Fair Housing Amendments Act , making housing discrimination against
families with children and people with disabilities unlawful. The Fair Housing Act also sets
accessibility standards for new multi-family units and requires “reasonable accommodations” for
people with disabilities.
In addition to prohibiting discrimination based on federal laws, the State of California has enacted
several statutes that mirror and, in certain cases, extend federal fair housing protections. The Unruh
Civil Rights Act of 1959 and subsequent court decisions require equal access to the
accommodations, advantages, facilities, privileges or services of all business establishments
regardless of protected status. The courts have interpreted this Act to prohibit any arbitrary
discrimination based in any class distinction, regardless of whether that basis is enumerated in the
Act.
The Fair Employment and Housing Act of 1963 is the primary state law, which prohibits
discrimination in the sale, rental, lease negotiation, or financing of housing based on race, color,
religion, sex, marital status, national origin, and ancestry. The California Fair Housing Act of 1992
brought state laws into conformity with the Federal Fair Housing Act of 1988 and added protections
for people with a "mental and physical disability" and "familial status.” The Act also requires that
housing providers allow disabled persons to modify their premises to meet their needs.
The Ralph Civil Rights Act of 1976 provides that all persons have the right to be free from any
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violence, or intimidation by threat of violence, committed against their persons or property because
of their race, color, religion, ancestry, national origin, political affiliation, sexual orientation, sex, age,
disability, or position in a labor dispute. The Act prohibits violence or threat of the same in rental
housing situations. The Banes Civil Rights Act also forbids interference by force or threat with an
individual's constitutional or statutory rights in places of worship, housing, and private property.
The Federal protected classes include:
•
•
•
•
•
•
•

Disability
Family status
National origin
Race
Color
Religion
Sex

The additional State of California protected classes include:
•
•
•
•
•
•
•
•
•
•

Marital status
Medical condition
Ancestry
Source of income
Age
Sexual orientation
Gender identity
Gender expression
Genetic information
Arbitrary discrimination

This report considers impediments to fair housing choice experienced by both federal and State of
California protected classes.
Defining Fair Housing and Impediments
Considering fair housing legislation passed at the federal and state levels as well as consultation with
HUD and professionals providing fair housing services, the following definition of fair housing is
used for this report:
Fair housing is a condition in which individuals of similar income levels in the same housing market having a like
range of housing choice available to them regardless of race, color, ancestry, national origin, age, religion, sex, disability,
marital status, familial status, source of income, sexual orientation, or any other arbitrary factor.
Within the legal framework of federal and state laws and based on the guidance provided by the
HUD Fair Housing Planning Guide, impediments to fair housing choice can be defined as:
Any actions, omissions, or decisions taken because of age, race, color, ancestry, national origin, age, religion, sex,
disability, marital status, familial status, source of income, sexual orientation, or any other arbitrary factor which
restrict housing choices or the availability of housing choices; or
City of Palmdale
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Any actions, omissions, or decisions which have the effect of restricting housing choices or the availability of housing
choices on the basis of age, race, color, ancestry, national origin, age, religion, sex, disability, marital status,
familial status, source of income, sexual orientation or any other arbitrary factor.
To affirmatively promote equal housing opportunity, a community must work to remove or mitigate
identified impediments to fair housing choice. Furthermore, eligibility for the City to receive federal
CDBG and HOME funds is predicated upon compliance with fair housing laws. Specifically, to
receive CDBG and HOME funds from HUD, a jurisdiction must:
•

Certify its commitment to actively further fair housing choice;

•

Maintain fair housing records; and

•

Conduct an analysis of impediments to fair housing.

The City of Palmdale actively furthers fair housing choice through the preparation of this AI, annual
funding of a fair housing service provider and active monitoring of all housing units with long-term
affordability covenants to ensure that fair housing choice is a reality for all residents and prospective
residents.
B. Methodology and Citizen Participation
The scope of this AI adheres to the recommended content and format included in Volumes 1 and
2 of the “Fair Housing Planning Guide” published by the U.S. Department of Housing and Urban
Development’s Office of Fair Housing and Equal Opportunity.
Methodology
HUD requires jurisdictions that receive federal funding for community development activities to
assess the status of fair housing in their community. As a recipient of CDBG and HOME funds,
Palmdale is required to update the AI every five years and to report the findings and progress in the
Consolidated and Performance Evaluation Report (CAPER) submitted to HUD following each
program year.
The purpose of this report is to identify impediments to fair and equal housing opportunities in
Palmdale. This AI provides an overview of the laws, regulations, conditions or other possible
obstacles that may affect access to housing and other services in Palmdale. The scope, analysis, and
format used in this AI report adheres to recommendations of the Fair Housing Planning Guide.
The AI contains six chapters:
1. Executive Summary. This chapter provides background on “fair housing,” methodology, citizen
participation, and a summary of the findings and recommendations identified within the report.
2. Community Characteristics. This chapter provides a brief history of the City, a demographic profile,
income profile, employment profile, housing profile, special needs housing profile and key maps
to provide the baseline information necessary to form a complete understanding of the City. This

City of Palmdale

Pg. I-3

Analysis of Impediments

Executive Summary

chapter provides a broad overview and understanding of the community so that housing needs
are clearly defined. Community profile information analyzed in this chapter includes data
elements required by HUD in the online Consolidated Plan system (the eCon Planning Suite)
from the 2011-2015 American Community Survey (ACS) 5-Year Estimates and the
Comprehensive Housing Affordability Strategy (CHAS) covering the same time period.
3. Analysis of Private Sector Impediments. This chapter provides an overview of the private owneroccupied housing market and the renter-occupied housing market. It examines the private-sector
impediments to fair housing.
4. Analysis of Public Policy Impediments. This chapter identifies and analyzes a range of public activities
that may impede fair housing choice, including governmental land use, development regulations,
and community development activities. Potential impediments to fair housing choice are
discussed.
5. Analysis of Current Fair Housing Activity. This chapter includes the current fair housing education,
enforcement and legal status of any pending cases currently underway in the City.
6. Conclusions and Recommendations. This chapter provides a summary of major issues and
recommendations to further fair housing. This chapter outlines the City’s Fair Housing Plan for
2020-2024 including specific actions to be taken to address identified impediments within specific
timeframes.
Citizen Participation
The City values citizen input on how well city government serves its residents. The public
participation effort for the AI adheres to the City’s adopted Citizen Participation Plan.
To solicit public feedback on fair housing choice in the City of Palmdale, two Community Meetings
were held on September 17, 2019 and September 19, 2019 and the City also provided residents with
the opportunity to complete the a Resident Survey that included questions pertaining to fair housing
choice.
The Draft AI will be made available for a 30-day public review and comment period prior to a public
hearing and adoption by the City Council. Any comments received during the public comment
period or the public hearing will be recorded in the final AI.
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C. Status of Prior Impediments and Recommendations
HUD requires the City to analyze past performance with respect to the resolution of impediments
to fair housing choice that were identified in prior AIs. The following impediments were cited in
previous reports:
1. 2015 Impediment No. 1: Discrimination against Persons with Disabilities
Housing Rights Center (HRC) Fair Housing Discrimination Complaint data indicates that a majority
of discrimination complaints from 2006-2014 and from 2015-2019 were based on physical or mental
disability. The high number of disability-related complaints in Palmdale was consistent with data
from other cities at that time and revealed a lack of understanding and sensitivity of the fair housing
rights of the disabled.
2020 Status: Unresolved. Physical and mental disability fair housing discrimination complaints
continue to be the most common basis for fair housing discrimination complaints in Palmdale.
Table I-1 displays the top seven (7) highest number of fair housing discrimination complaints
in the City for the last five fiscal years. There were a total of 145 complaints within the last five
fiscal years, and 110 (75.8 percent) are related to physical and mental disabilities complaints.
Table I-1
Fair Housing Discrimination Complaints by Basis
Basis

2014-2015 2015-2016 2016-2017 2017-2018 2018-2019

Total

Familial Status

2

1

3

3

0

9

Gender

2

0

0

2

1

5

Mental Disability

6

7

5

5

4

27

Physical Disability

9

20

17

19

18

83

Race

1

5

0

3

0

9

Religion

1

0

0

0

0

1

General
Discrimination
Inquiry

0

6

1

4

0

11

21

39

26

36

23

145

Total:

Source: Housing Rights Center, 2020.
Recommendation: To address the lack of understanding and sensitivity to the fair housing
needs of persons with disabilities, it is recommended that the City provide for additional
workshops geared toward disabled housing issues including reasonable accommodation and
emphasizing that landlords may not refuse to rent on the basis of disability or any arbitrary
factor. These workshops should be designed to specifically address this population’s housing
needs and rights.
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2. 2015 Impediment No. 2: Lack of Awareness of Fair Housing Laws
A general lack of knowledge of fair housing rights and responsibilities continues to exist. Increased
fair housing complaint intake by HRC and interaction with housing providers and housing seekers
during workshops demonstrates a lack of understanding of both Federal and State fair housing laws.
2020 Status: Ongoing. HRC continues to receive a pattern of the same types of fair housing
discrimination complaints and general inquiries each year. According to the 2010 AI, the City
of Palmdale averaged 40 discrimination complaints per year from July 1, 2006 to June 30, 2009.
Data supplied by HRC in 2015 indicated that the number of fair housing discrimination
complaints in Palmdale decreased substantially for the 2010-2014 fiscal years. The number of
fair housing discrimination complaints held relatively steady from 2015-2019 at an average of
29 complaints per year.
Recommendation: Coordinate with HRC to enhance its outreach efforts to real estate
professionals with fair housing questions or concerns in Palmdale and the region. It is
recommended that the City continue existing efforts to provide for expanded participation in
fair housing education workshops for prospective homebuyers, renters, and providers of
housing such as multifamily management companies, independent landlords and real estate
agents or brokers to facilitate awareness of fair housing laws and the rights and responsibilities
of tenants and landlords under California law.
3. 2015 Impediment No. 3: Race/Ethnic Relations
Race/ethnic relations may contribute to bias or stereotypes that have an impact on Fair Housing
Choice. Fair housing complaint data from 2006-2009 indicated that race/ethnicity was the secondleading cause of housing discrimination in the City. Further, 33 hate crimes were reported to the
Federal Bureau of Investigation (FBI) from 2006-2008—most on the basis of race/ethnicity. The
2015 AI analyzed data from 2008-2012, showing between six and 17 hate crimes per year during
that period. For the 2020 AI, data for Palmdale from the FBI revealed 14 hate crimes total for the
last four years, with 12 of those hate crimes on the basis of race, ethnicity, or ancestry and two on
the basis of religion.
2020 Status: Ongoing. Table I-2 illustrates the number of hate crime incidents reported to the
FBI in Palmdale from 2015-2018. Hate crime incidents related to race and ethnicity continues
to be a challenge.
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Table I-2
Hate Crime Incidents Reported to the FBI in Palmdale 2015 – 2018
Calendar
Year

Race/ Ethnicity
/ Ancestry

Religion

Sexual
Orientation

Disability

Gender

Gender
Identity

Total

2018

1

0

0

0

0

0

1

2017

3

0

0

0

0

0

3

2016

6

2

0

0

0

0

8

2015

2

0

0

0

0

0

2

Total:
12
2
0
0
0
0
14
Source: FBI Hate Crime Incidents by State and Agency, 2015-2018.
https://www.fbi.gov/services/cjis/ucr/publications#Hate-Crime%20Statistics
Recommendation: In partnership with community nonprofits, fair housing organizations,
other government agencies and special districts, provide public information programs
disseminating information on fair housing laws, inclusion, and diversity.
D. New Impediments to Fair Housing Choice and Recommendation
The 2020 AI did not reveal any new impediments to fair housing choice. The City actively works to
affirmatively further fair housing choice for all residents.
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II. Community Characteristics
A. Demographic Profile
According to the Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) Data
Documentation, “The Affirmatively Furthering Fair Housing (AFFH) rule created a standardized
process for fair housing planning that program participants use to help meet their longstanding
requirement to affirmatively further fair housing. As part of this process, program participants analyze
data and other information to assess fair housing issues in their jurisdictions and regions.” Data
provided by HUD for this demographic profile includes Decennial Census data from 1990, 2000,
2010, data from the Brown Longitudinal Tract Database (LTDB) based on decennial census data, as
well as American Community Survey (ACS) 5-year estimates. These data were evaluated, along with
local data and local knowledge, to conduct this A.I.
Population Trends
Tables II-1, II-2, II-3 and II-4 below present demographic information and demographic trends
both for the jurisdiction and the region. In terms of population growth from the period between
1990 and the present, the City of Palmdale grew at a significantly faster rate than the region. The
region saw a population increase of 13.9 percent within the period, with the number of area residents
rising from around 11.3 million to around 12.9 million. The jurisdiction saw, however, saw a growth
rate of almost 100% more during that timeframe. The City of Palmdale experienced growth of about
106 percent within the same period, from 74,081 in 1990 to 152,750 currently. By the latest ACS
estimates (2012-2018), the population has grown over 110 percent from 1990 to the current year,
with a population of 156,667 currently.
Age and Sex Characteristics
Table II-1 below outlines the demographic information for the city of Palmdale, while Table II-2
outlines the demographic information for the region. Tables II-3 and II-4 represent the
demographic trends for the jurisdiction and the region, respectively. In keeping with the regions
trend, the jurisdiction is made up mainly of individuals between the age of 18 and 64, with a little
over 65 percent of the age group making up the City of Palmdale, while just above 60 percent of
that age group makes up the region. This demographic group grew at the same rate as the overall
population across both the jurisdiction and region since 1990. The jurisdiction saw this group grow at
around 108 percent, while the region saw an increase of about 13 percent since 1990.
The other two age groups, children under the age of 18 and individuals above the age of 65, also
experienced similar growth rates compared to the overall population growth. In 1990, children under
the age of 18 made up around 35 percent of Palmdale’s residents, compared to around 33 percent in
the current year. For the region, children under the age of 18 made up around 25 percent of the
population, compared to 24 percent in the current year. In terms of growth trends, the jurisdiction
saw this group increase by around 95 percent since 1990, whereas the region saw an increase of only
around 8 percent. Individuals over the age of 65 represent a much smaller percentage of the
population, making up around 11 percent of the region and around 7 percent of the jurisdiction. While
this group grew in both jurisdiction and the region, the rate of that growth was not the same. The
jurisdiction saw them grow by about 147 percent, which is substantially higher than the regional
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average of about 32 percent.
In terms of sex, in 1990 males slightly outnumbered females within the jurisdiction, though that trend
has inverted in the current year. In 1990, as men edged out women 50.75 percent to 49.25 percent. In
the current year, however, women outnumber men by a split of 51.16 percent to 48.84 percent. This
is in keeping with the regional trend, which saw women grow from 50.06 percent of the population in
1990, to 50.67 percent in the current year.
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Table II-1
Demographics of the City of Palmdale (Jurisdiction)
(Palmdale, CA CDBG, HOME)
Jurisdiction
Race/Ethnicity

#

%

White, Non-Hispanic

37,797 24.74%

Black, Non-Hispanic

21,301 13.95%

Hispanic

83,247 54.50%

Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
Two or More Races, Non-Hispanic
Other, Non-Hispanic

6,182

4.05%

483

0.32%

3,342

2.19%

398

0.26%

National Origin
#1 country of origin

Mexico

#2 country of origin

El Salvador

18,435 13.08%
6,617

4.69%

#3 country of origin

Philippines

2,722

1.93%

#4 country of origin

Guatemala

2,648

1.88%

#5 country of origin

Honduras

535

0.38%

#6 country of origin

Nicaragua

428

0.30%

#7 country of origin

Belize

396

0.28%

#8 country of origin

Canada

392

0.28%

#9 country of origin

Korea

367

0.26%

#10 country of origin

Colombia

360

0.26%

Limited English Proficiency (LEP) Language
#1 LEP Language

Spanish

#2 LEP Language

Tagalog

23,736 16.84%
703

0.50%

#3 LEP Language

Chinese

415

0.29%

#4 LEP Language

Arabic

289

0.21%

#5 LEP Language

Other Indic Language

225

0.16%

#6 LEP Language

Vietnamese

193

0.14%

#7 LEP Language

Persian

171

0.12%

#8 LEP Language

Korean

167

0.12%

#9 LEP Language

Russian

163

0.12%

#10 LEP Language

Armenian

162

0.11%

Hearing difficulty

3,099

2.20%

Vision difficulty

2,859

2.03%

Cognitive difficulty

6,927

4.92%

Ambulatory difficulty

8,457

6.00%

Self-care difficulty

4,273

3.03%

Independent living difficulty

6,166

4.38%

Disability Type

Sex
Male

74,596 48.84%

Female

78,154 51.16%

Age
Under 18

50,509 33.07%

18-64

92,073 60.28%

65+

10,168

6.66%

Family Type
Families with children

20,411 57.83%

Data Sources: Decennial Census; ACS
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Table II-2
Demographics of Los Angeles-Long Beach-Anaheim, CA (Region)
(Los Angeles-Long Beach-Anaheim, CA) Region
Race/Ethnicity

#

White, Non-Hispanic

%
4,056,820

Black, Non-Hispanic

31.62%

859,086

6.70%

Hispanic

5,700,860

44.44%

Asian or Pacific Islander, Non-Hispanic

1,888,969

14.72%

25,102

0.20%

267,038

2.08%

30,960

0.24%

Native American, Non-Hispanic
Two or More Races, Non-Hispanic
Other, Non-Hispanic
National Origin
#1 country of origin

Mexico

1,735,902

14.34%

#2 country of origin

Philippines

288,529

2.38%

#3 country of origin

El Salvador

279,381

2.31%

#4 country of origin

Vietnam

234,251

1.93%

#5 country of origin

Korea

224,370

1.85%

#6 country of origin

Guatemala

188,854

1.56%

#7 country of origin

China excl. Hong Kong & Taiwan

174,424

1.44%

#8 country of origin

Iran

133,596

1.10%

#9 country of origin

Taiwan

87,643

0.72%

#10 country of origin

India

79,608

0.66%

Limited English Proficiency (LEP)
Language
#1 LEP Language

Spanish

2,033,088

16.79%

#2 LEP Language

Chinese

239,576

1.98%

#3 LEP Language

Korean

156,343

1.29%

#4 LEP Language

Vietnamese

147,472

1.22%

#5 LEP Language

Armenian

87,201

0.72%

#6 LEP Language

Tagalog

86,691

0.72%

#7 LEP Language

Persian

41,051

0.34%

#8 LEP Language

Japanese

32,457

0.27%

#9 LEP Language

Russian

28,358

0.23%

#10 LEP Language

Arabic

23,275

0.19%

Hearing difficulty

303,390

2.52%

Vision difficulty

227,927

1.90%

Cognitive difficulty

445,175

3.70%

Ambulatory difficulty

641,347

5.34%

Self-care difficulty

312,961

2.60%

Independent living difficulty

496,105

4.13%

Male

6,328,434

49.33%

Female

6,500,403

50.67%

Under 18

3,138,867

24.47%

18-64

8,274,594

64.50%

65+

1,415,376

11.03%

1,388,564

47.84%

Disability Type

Sex

Age

Family Type

Families with children

Note 1: All % represent a share of the total population within the jurisdiction or region,
except family type, which is out of total families.
Note 2: 10 most populous places of birth and languages at the jurisdiction level may not be
the same as the 10 most populous at the Region level, and are thus labeled separately.
Note 3: Data Sources: Decennial Census; ACS
Note 4: Refer to the Data Documentation for details
(www.hudexchange.info/resource/4848/affh-data-documentation).
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Table II-3
Demographic Trends of Palmdale (Jurisdiction)

(Palmdale, CA CDBG, HOME) Jurisdiction
1990 Trend
Race/Ethnicity
White, Non-Hispanic
Black, Non-Hispanic
Hispanic
Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic

#

%

2000 Trend
#

49,927 67.42% 48,484

%

2010 Trend
#

%

Current
#

%

41.18% 37,797

24.74% 37,797 24.74%

5.87% 17,428

14.80% 22,990

15.05% 21,301 13.95%

16,225 21.91% 44,638

37.91% 83,247

54.50% 83,247 54.50%

4,344
2,825

3.81%

5,224

4.44%

7,185

4.70%

6,182

4.05%

510

0.69%

1,081

0.92%

1,033

0.68%

483

0.32%

National Origin
Foreign-born

9,422 12.72% 23,425

19.89% 36,725

24.04% 38,388 25.13%

5,382

7.27% 16,033

13.61% 27,157

17.78% 26,829 17.56%

Male

37,598 50.75% 57,519

48.83% 74,596

48.84% 74,596 48.84%

Female

36,483 49.25% 60,271

51.17% 78,154

51.16% 78,154 51.16%

Under 18

25,864 34.91% 45,309

38.47% 50,509

33.07% 50,509 33.07%

18-64

44,093 59.52% 65,624

55.71% 92,073

60.28% 92,073 60.28%

LEP
Limited English Proficiency
Sex

Age

65+

4,124

5.57%

6,856

5.82% 10,168

12,127 63.74% 13,937

66.55% 20,411

6.66% 10,168

6.66%

Family Type
Families with children

57.83% 20,411 57.83%

Data Sources: Decennial Census; ACS.
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Table II-4
Demographic Trends of Los Angeles-Long Beach-Anaheim, CA (Region)
(Los Angeles-Long Beach-Anaheim, CA) Region
1990 Trend
Race/Ethnicity

#

2000 Trend

%

#

2010 Trend

%

#

Current

%

#

%

White, Non-Hispanic

5,166,768

45.86%

4,417,595

35.72%

4,056,820

31.62%

4,056,820

Black, Non-Hispanic

971,105

8.62%

1,001,103

8.10%

932,431

7.27%

859,086

6.70%

Hispanic

3,914,001

34.74%

5,117,049

41.38%

5,700,862

44.44%

5,700,860

44.44%

Asian or Pacific Islander, Non-Hispanic

1,146,691

10.18%

1,651,006

13.35%

2,046,118

15.95%

1,888,969

14.72%

36,210

0.32%

66,029

0.53%

54,362

0.42%

25,102

0.20%

3,469,567

30.80%

4,299,323

34.77%

4,380,850

34.15%

4,400,910

34.30%

2,430,630

21.57%

3,132,663

25.33%

3,053,077

23.80%

3,020,453

23.54%

Male

5,626,077

49.94%

6,107,286

49.39%

6,328,434

49.33%

6,328,434

49.33%

Female

5,640,051

50.06%

6,258,058

50.61%

6,500,403

50.67%

6,500,403

50.67%

Under 18

2,911,031

25.84%

3,518,245

28.45%

3,138,867

24.47%

3,138,867

24.47%

18-64

7,280,517

64.62%

7,641,369

61.80%

8,274,594

64.50%

8,274,594

64.50%

65+

1,074,580

9.54%

1,205,730

9.75%

1,415,376

11.03%

1,415,376

11.03%

1,318,473

50.20%

1,143,222

53.64%

1,388,564

47.84%

1,388,564

47.84%

Native American, Non-Hispanic

31.62%

National Origin
Foreign-born
LEP
Limited English Proficiency
Sex

Age

Family Type
Families with children

Note 1: All % represent a share of the total population within the jurisdiction or region for that year, except family type, which
is out of total families.
Note 2: Data Sources: Decennial Census; ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).

Race and Ethnicity
Among other protected characteristics and classes of individuals, the Fair Housing Act prohibits
housing discrimination based on race. While HUD provides data on both race and ethnicity, Hispanics
of any race are considered for its purposes as a separate race/ethnic category that "can experience
housing discrimination differently than other groups." Therefore, people who identify their ethnicity
as Hispanic are excluded from the data provided for the other race groups – Black, Asian and Pacific
Islander, Native American, and Other.
A number of generalizations can be made, based upon evaluation of the demographics and
demographic trends presented in the tables above. First, the jurisdiction has slightly more Hispanic
residents than the region at large. Palmdale’s population is around 54 percent Hispanic, compared to
44 percent in the region. Second, the jurisdiction has less White residents than the region (24 percent
versus 31 percent). Third, the jurisdiction has over double the percentage of Black residents than the
region (13 percent versus 6 percent).
In terms of growth, the White population within the jurisdiction has followed the negative growth
trend of the region (though more substantially). Whereas the White population declined in the region
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by about 21.5 percent between 1990 and the present, the jurisdiction saw a decrease of around 32
percent compared to 1990 levels. The Hispanic population, meanwhile, has grown astronomically
since 1990, including a greater than 413 percent population increase among Hispanics within Palmdale,
compared to only a 45 percent increase in this group throughout the region. The jurisdiction similarly
experienced a much larger increase in its percentage of Black residents. While the region actually saw
this population decrease by around 12 percent, the jurisdiction saw them grow at a rate of nearly 391
percent.
Foreign Born Population and Limited English Proficiency
In terms of national origin, the largest foreign-born population within the jurisdiction and the region
is from Mexico, as both the jurisdiction and the region have around 13 and 15 percent of its population
coming from Mexico (respectively). While five of the ten largest groups of foreign-born nationals are
from Latin America in the region, the jurisdiction’s six of the ten largest foreign-born national groups
are from Latin America. The remaining four most populous non-native groups in the jurisdiction hale
from the Philippines (third-highest), Belize (seventh-highest), Canada (eighth-highest), and Korea
(ninth-highest).
These foreign-born nationals include residents who have less than a fluent mastery of the English
language, and therefore need accommodation. Palmdale residents with Limited English Proficiency
(LEP) are among the largest population subgroup, having represented around 7 percent of the
population in 1990 while comprising around 18 percent of current residents. This is in line with the
regional growth of this sub-group, as such residents comprised around 21 percent of the region in
1990 and around 23 percent of the region currently.
One issue that arises from such a demographic breakdown is the potential for residents to face barriers
related to language proficiency. In order to visualize such an issue, consider the information detailed
by Map II-1, Map II-2, Map II-3. Within the jurisdiction, there exists a good deal of residents who
are primarily Spanish speakers and have recently immigrated from a Latin American or Asian country.
In areas heavily populated by such residents, the school proficiency is generally low. These two issues
combine to create a difficult situation for both first-generation children, as well as immigrants, who
are attempting to assimilate into the jurisdiction as their ability to access institutions that can help them
learn English is extremely limited.
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Map II-1
National Origin

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Map II-2
Limited English Proficiency

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Map II-3
School Proficiency

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Racial and Ethnic Integration
HUD has developed a series of indices to help inform communities about segregation and disparities
in access to opportunity in their jurisdiction and region. With respect to racial and ethnic background
and the extent to which a community is integrated or segregated, HUD provides the Dissimilarity
Index.
Dissimilarity Index
According to HUD, “The dissimilarity index (or the index of dissimilarity) is a commonly used
measure of community-level segregation. The dissimilarity index represents the extent to which the
distribution of any two groups (frequently racial or ethnic groups) differs across census tracts or
block groups. The values of the dissimilarity index range from 0 to 100, with a value of zero
representing perfect integration between the racial groups in question, and a value of 100
representing perfect segregation between the racial groups.” (AFFH - T)
The City of Palmdale’s Racial/Ethnic Dissimilarity Index shown below in Table II-5 compares
extremely favorably to the region in terms of absolute values, meaning that Palmdale is significantly
more integrated than the region overall in each of the four comparisons shown in Table II-5.
However, an examination of overall trends reveals a different picture. In every category, the City is
trending in the direction of more, not less, segregation at a rate that is significantly higher than that
of the region overall. With respect to Non-Whites, the level of segregation from Whites, as measured
by the Dissimilarity Index, has increased by over 135 percent since 1990. By contrast, although
Palmdale is less segregated than the region according to the Dissimilarity Index, the regional level
of Non-White/White segregation has only increased by slightly under 3 percent during the same
period. This trend is equally pronounced for Hispanic residents as they have experienced increased
segregation by around 139 percent, compared to 5 percent in the region. While Black residents have
experienced the smallest increase of any racial group, 68 percent, that number is still well above the
regional trend. In the region, the Black/White dissimilarity index decreased by approximately five
percent from 1990 to the present.
The relative degree of integration within the City is shown in Map II-4 on the following pages,
wherein concentrations of dots represent various racial/ethnic groups. Each racial or ethnic group
is relatively evenly distributed among the Census Tracts that include population centers. Each dot
represents 75 people. To compare these trends over time, Map II-5 shows the same data, but for
the year 2010.
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Table II-5
Racial/Ethnic Dissimilarity Trends
(Palmdale, CA CDBG, HOME) Jurisdiction
Racial/Ethnic Dissimilarity Index

(Los Angeles-Long Beach-Anaheim, CA) Region

1990 Trend 2000 Trend 2010 Trend Current 1990 Trend 2000 Trend 2010 Trend Current

Non-White/White

13.52

20.77

30.74

31.78

55.32

55.50

54.64

56.94

Black/White

17.05

20.47

28.72

30.21

72.75

68.12

65.22

68.85

Hispanic/White

14.46

24.21

34.61

35.31

60.12

62.44

62.15

63.49

Asian or Pacific Islander/White

10.35

13.43

18.12

22.15

43.46

46.02

45.77

49.78

Note 1: Data Sources: Decennial Census
Note 2: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).
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Map II-4
Race/Ethnicity

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Map II-5
Race/Ethnicity Trends

Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban Development,
November 2017.
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B. Income Profile
When it comes to the Income issues facing Palmdale, the most important topic of conversation is
visualized by Map II-6. In this map, the intersection of demographics and job proximity is
illustrated. Each dot represents 75 residents of a given ethnic or racial group living in the area, while
the shading represents the score of the area on the job proximity index. Though the index for the
jurisdiction will be discussed in greater depth the following section, it is important to note that the
lower the score on the index, the more difficult it is for someone within the area to find work.
Considering this, in areas heavily populated by non-White residents, it often is very difficult for them
to find a nearby job. In each of the lightest areas on the map, there exists clusters of non-white
residents, particularly Hispanic residents. There are, however, very few white residents in these lightly
shaded areas, though some do exist. This demonstrates that, while the issue isn’t as pervasive for
White residents, there are a good deal of white residents are similarly struggling to find work. The
following section will further discuss whether this problem is unique to Palmdale, or if it is a problem
seen throughout the region.
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Map II-6
Demographics and Job Proximity

Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban Development,
November 2017.
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In order to further understand the implications for this demographic breakdown, it is useful to look
at the Racially or Ethnically Concentrated Areas of Poverty (R/ECAP areas). These areas are defined
as census tracts where more than half the population is non-White and 40 percent or more of the
population is in poverty OR where the poverty rate is greater than three times the average poverty
rate in the area. Table II-6 and Table II-7 detail the demographic makeup of R/ECAP areas in the
jurisdiction and the region, respectively.
In terms of the populations within R/ECAP areas, Palmdale has more of its population in such
areas when compared to the region (over 7 percent versus 4 percent). The demographic makeup of
these areas is also very similar. Close to 70 percent of the populations in R/ECAP areas are Hispanic
within the region, while around 65 percent of residents within these areas in Palmdale are Hispanic.
The same is true for White and Black populations, as these groups make up 6 percent and 13 of
residents in R/ECAP areas (respectively), whereas 10 percent and 21 percent of Palmdale’s
R/ECAP residents are White and Black (respectively).
Palmdale also differs from the region when looking at the percentage of families within R/ECAP
areas, as well as these resident’s national origin. The jurisdiction and the region have a similar
percentage of residents within R/ECAP areas being members of family, 22 percent versus 19
percent. The national origin of R/ECAP residents is also similar between the two, mostly owing to
the larger Hispanic population present in the jurisdiction. Both the jurisdiction and the region’s
R/ECAP areas are largely populated by residents from Latin American countries. The jurisdiction’s
R/ECAP area only has around 3 percent of its population from a non-Latin American country,
whereas the region has nearly 4 percent of its residents from a non-Latin American country.
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Table II-6
R/ECAP Demographics for Palmdale

(Palmdale, CA CDBG, HOME) Jurisdiction
R/ECAP Race/Ethnicity
Total Population in R/ECAPs

#

%

11,494

-

White, Non-Hispanic

1,211 10.54%

Black, Non-Hispanic

2,423 21.08%

Hispanic

7,390 64.29%

Asian or Pacific Islander, Non-Hispanic

182

1.58%

Native American, Non-Hispanic

17

0.15%

Other, Non-Hispanic

28

0.24%

R/ECAP Family Type
Total Families in R/ECAPs

2,551

Families with children

-

1,813 71.07%

R/ECAP National Origin
Total Population in R/ECAPs

11,494

-

#1 country of origin

Mexico

1,960 17.05%

#2 country of origin

El Salvador

620

5.39%

#3 country of origin

Honduras

137

1.19%

#4 country of origin

Philippines

107

0.93%

#5 country of origin

Vietnam

71

0.62%

#6 country of origin

Guatemala

56

0.49%

#7 country of origin

Ecuador

44

0.38%

#8 country of origin

Lebanon

36

0.31%

#9 country of origin

Nicaragua

22

0.19%

#10 country of origin
Other Central America
21 0.18%
Note 1: 10 most populous groups at the jurisdiction level may not be the same as the 10 most
populous at the Region level, and are thus labeled separately.
Note 2: Data Sources: Decennial Census; ACS.
Note 3: Refer to the Data Documentation for details
(www.hudexchange.info/resource/4848/affh-data-documentation).
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Table II-7
R/ECAP Demographics for Region

(Los Angeles-Long BeachAnaheim, CA) Region
R/ECAP Race/Ethnicity

#

Total Population in R/ECAPs

%

562,051

-

White, Non-Hispanic

34,911

6.21%

Black, Non-Hispanic

77,656

13.82%

395,944

70.45%

44,800

7.97%

Native American, Non-Hispanic

1,043

0.19%

Other, Non-Hispanic

1,455

0.26%

Hispanic
Asian or Pacific Islander, Non-Hispanic

R/ECAP Family Type
Total Families in R/ECAPs

104,826

Families with children

64,580

61.61%

R/ECAP National Origin
Total Population in R/ECAPs

562,051

#1 country of origin

Mexico

#2 country of origin

-

138,110

24.57%

El Salvador

29,075

5.17%

#3 country of origin

Guatemala

22,964

4.09%

#4 country of origin

China excl. Hong Kong
6,958& Taiwan
1.24%

#5 country of origin

Korea

5,496

0.98%

#6 country of origin

Honduras

5,221

0.93%

#7 country of origin

Philippines

3,592

0.64%

#8 country of origin

Cambodia

3,378

0.60%

#9 country of origin

Vietnam

2,828

0.50%

#10 country of origin
Belize
2,199
0.39%
Note 1: 10 most populous groups at the jurisdiction level may not be the same as the 10
most populous at the Region level, and are thus labeled separately.
Note 2: Data Sources: Decennial Census; ACS.
Note 3: Refer to the Data Documentation for details
(www.hudexchange.info/resource/4848/affh-data-documentation).
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C. Housing Profile
Public Housing
Following the trends seen in the previous section, the city of Palmdale faces unique housing issues
when compared with the region. Starting with the public housing provided by the jurisdiction,
Table II-8 shows that public housing represents a very small percentage of the overall housing in
the city. Slightly over 5 percent of all houses are publicly supported, with the two publicly
supported housing options being Project-based Section 8 housing, and HCV Program housing.
However, when looking at Table II-9 the jurisdiction’s limited public housing has a generally
similar demographic make-up than that of the region. Percentages for each ethnic and racial group
are generally the same between the jurisdiction and the region. The notable exception is the
disparity between Black and White residents. While the region sees over 41 percent of its public
housing occupied by White residents, the jurisdiction only has about 32 percent of its public
housing occupied by such residents. Black residents, however, make up a larger percentage of the
jurisdiction’s public housing compared to the region, 15 percent versus 8 percent. The same is
true for Hispanic residents, as the region’s percentage of Hispanics living in occupying public
housing is around 33 percent, compared to the jurisdiction’s 45 percent. Further information
regarding public housing can be seen below in Map II-7. This map details the locations of the
public housing in the jurisdiction. It is important to note that the locations of the jurisdiction’s
public housing are largely concentrated in low income areas, and are generally near transit services.
Table II-8
Publicly Supported Houses by Program Category
(Palmdale, CA CDBG,
HOME) Jurisdiction
Housing Units

#

Total housing units

%

46,631

-

Public Housing

N/a

N/a

Project-based Section 8

576

1.24%

Other Multifamily

N/a

N/a

1,894

4.06%

HCV Program

Note 1: Data Sources: Decennial Census; APSH
Note 2: Refer to the Data Documentation for details
(www.hudexchange.info/resource/4848/affh-data-documentation).
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Table II-9
Publicly Supported Houses by Race and Ethnicity

(Palmdale, CA CDBG, HOME) Jurisdiction
Housing Type

White
#

Black
%

Public Housing

N/a

Project-Based Section 8

131 24.76%

Other Multifamily

N/a

N/a

HCV Program

157

8.75%

#

%

%

195 36.86%

3

0.57%

N/a

N/a

N/a

1,316 73.31%

312 17.38%

8

0.45%

13,615 32.80%

6,520 15.71%

18,695 45.03%

1,789

4.31%

0-30% of AMI

1,815 22.04%

1,905 23.13%

4,070 49.42%

239

2.90%

0-50% of AMI

2,680 17.95%

2,955 19.79%

7,925 53.08%

554

3.71%

0-80% of AMI

4,760 20.66%

4,000 17.36%

12,500 54.24%

824

3.58%

Public Housing

199 37.62%
0

White
#

#

N/a

Asian or Pacific
Islander

Hispanic
%

#

%

#

%

6.99%

2,627 26.90%

6,110 62.56%

Project-Based Section 8

9,154 23.86%

6,942 18.10%

10,365 27.02%

11,753 30.64%

Other Multifamily

1,707 33.38%

1,094 21.39%

1,839 35.96%

HCV Program
Total Households

683

0.00%

Black
%

N/a

#

N/a

Housing Type

0.00%

%

N/a

(Los Angeles-Long Beach-Anaheim, CA)
Region

0

#

N/a

Total Households

N/a

Asian or Pacific
Islander

Hispanic

N/a

N/a

465

9.09%

N/a

N/a

1,766,510 41.80% 333,080

N/a

N/a

344

N/a

3.52%

N/a

7.88% 1,405,070 33.25% 629,349 14.89%

0-30% of AMI

215,775 29.59%

86,225 11.83%

305,885 41.95% 105,314 14.44%

0-50% of AMI

343,565 26.07% 135,740 10.30%

587,685 44.60% 175,814 13.34%

0-80% of AMI

590,895 28.77% 195,155

905,370 44.09% 272,549 13.27%

9.50%

Note 1: Data Sources: Decennial Census; APSH; CHAS
Note 2: Numbers presented are numbers of households not individuals.
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh -datadocumentation).
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Map II-7
Publicly Supported Housing

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Housing Problems
The AFFH-T Data Documentation states the following: “To assist communities in describing and
identifying disproportionate housing needs in their jurisdictions and regions, the AFFH-T provides
data identifying instances where housing problems or severe housing problems exist. The AFFH-T
presents housing problems overall, as well as variations by race/ethnicity, household type and
household size.”
The AFFH-T provides data on the number and share of households with one of the following four
housing problems:
1. Lacks complete kitchen facilities: Household lacks a sink with piped water, a range or stove,
or a refrigerator.
2. Lacks complete plumbing facilities: Household lacks hot and cold piped water, a flush toilet
and a bathtub or shower.
3. Overcrowding: A household is considered overcrowded if there are more than 1.01 people
per room.
4. Cost Burden: A household is considered cost burdened if the household pays more than 30
percent of its total gross income for housing costs. For renters, housing costs include rent
paid by the tenant plus utilities. For owners, housing costs include mortgage payment, taxes,
insurance, and utilities.
Additionally, the AFFH-T provides data on the number and share of households with one or more
of the following “severe” housing problems, defined as:
1. Lacks complete kitchen facilities: Household does not have a stove/oven and refrigerator.
2. Lacks complete plumbing facilities: Household does not have running water or modern
toilets.
3. Severe Overcrowding: A household is considered severely overcrowded if there are more
than 1.5 people per room.
4. Severe Cost Burden: A household is considered severely cost burdened if the household
pays more than 50 percent of its total income for housing costs.
According to the data in Table II-10 and Map II-8 below, the total number of households within
the jurisdiction is 41,515. Of those households, 22,530, or 54 percent, experience housing problems.
Among those households experiencing problems, 13,115, or 32 percent of the total, experience
severe housing problems. These percentages are almost identical to the regional average, wherein
the incidences of housing problems and severe housing problems are 52.95 percent and 33.17
percent respectively. Additionally, as is true in the region, Hispanic households within the jurisdiction
experience housing problems and severe housing problems at higher rates than the average. Almost
63 percent of Hispanic households experience housing problems, while 39 percent experience severe
housing problems. The other group experiencing significantly larger housing problems in the
jurisdiction are Black residents. In the jurisdiction, Black residents experience problems at a rate of
over 66 percent, and they experience a severe housing problem at a rate of over 40 percent.
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Table II-10
Demographics of Houses with Disproportionate Housing Needs
Disproportionate Housing Needs
Households experiencing any of 4 housing problems

(Palmdale, CA CDBG, HOME) Jurisdiction

(Los Angeles-Long Beach-Anaheim, CA) Region

# with problems # households % with problems # with problems # households % with problems

Race/Ethnicity
White, Non-Hispanic

5,090

13,615

37.39%

755,745

1,766,510

42.78%

Black, Non-Hispanic

4,335

6,520

66.49%

192,655

333,080

57.84%

11,760

18,695

62.90%

929,985

1,405,070

66.19%

915

1,789

51.15%

312,065

629,349

49.59%

53

173

30.64%

4,990

9,520

52.42%

359

707

50.78%

42,365

82,340

51.45%

22,530

41,515

54.27%

2,237,810

4,225,895

52.95%

Family households, <5 people

11,600

23,350

49.68%

1,061,155

2,236,590

47.45%

Family households, 5+ people

7,210

10,608

67.97%

472,725

646,795

73.09%

Non-family households

3,714

7,559

49.13%

703,940

1,342,510

52.43%

Hispanic
Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
Other, Non-Hispanic
Total
Household Type and Size

Households experiencing any of 4 Severe Housing Problems

# with severe
problems

# households

% with severe
problems

# with severe
problems

# households

% with severe
problems

Race/Ethnicity
White, Non-Hispanic

2,559

13,615

18.80%

404,505

1,766,510

22.90%

Black, Non-Hispanic

2,630

6,520

40.34%

118,350

333,080

35.53%

Hispanic

7,240

18,695

38.73%

663,905

1,405,070

47.25%

415

1,789

23.20%

187,450

629,349

29.78%

24

173

13.87%

2,818

9,520

29.60%

225

707

31.82%

24,670

82,340

29.96%

13,115

41,515

31.59%

1,401,660

4,225,895

33.17%

Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
Other, Non-Hispanic
Total

Note 1: The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person
per room, and cost burden greater than 30%. The four severe housing problems are: incomplete kitchen facilities,
incomplete plumbing facilities, more than 1 person per room, and cost burden greater than 50%.
Note 2: All % represent a share of the total population within the jurisdiction or region, except household type and size,
which is out of total households.
Note 3: Data Sources: CHAS
Note 4: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).
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Map II-8
Housing Burden by Race and Ethnicity

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.
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Complementing these numbers is the information regarding households with severe housing cost
burdens, which is shown in Table II-11. HUD defines a severe housing cost-burden as any home
which must spend over 30 percent of their income on housing, such that paying for may have
difficulty affording necessities such as food, clothing, transportation, and medical care. With the
exception of Black and Other, Non-Hispanic households, Palmdale either out-performs, or is in line
with, the region for every ethnic group and household type. For Black households, the nearly 38
percent experiencing severe housing cost burdens is above the regional average of 30 percent. For
Other, Non-Hispanic residents, there rate of nearly 28 percent is slightly above the regional average
of around 25 percent.
Table II-11
Demographics of Households with Severe Housing Cost Burdens
Households with Severe Housing Cost Burden

Race/Ethnicity

(Palmdale, CA CDBG, HOME) Jurisdiction

(Los Angeles-Long Beach-Anaheim, CA) Region

# with severe cost burden # households % with severe cost burden # with severe cost burden # households % with severe cost burden

White, Non-Hispanic

2,220

13,615

16.31%

363,575

1,766,510

20.58%

Black, Non-Hispanic

2,440

6,520

37.42%

100,510

333,080

30.18%

Hispanic

5,075

18,695

27.15%

393,495

1,405,070

28.01%

375

1,789

20.96%

135,840

629,349

21.58%

14

173

8.09%

2,210

9,520

23.21%

195

707

27.58%

20,445

82,340

24.83%

10,319

41,515

24.86%

1,016,075

4,225,895

24.04%

Family households, <5 people

6,204

23,350

26.57%

499,320

2,236,590

22.33%

Family households, 5+ people

2,190

10,608

20.64%

136,540

646,795

21.11%

Non-family households

1,920

7,559

25.40%

380,210

1,342,510

28.32%

Asian or Pacific Islander, Non-Hispanic
Native American, Non-Hispanic
Other, Non-Hispanic
Total
Household Type and Size

Note 1: Severe housing cost burden is defined as greater than 50% of income.
Note 2: All % represent a share of the total population within the jurisdiction or region, except household type and size,
which is out of total households.
Note 3: The # households is the denominator for the % with problems, and may differ from the # households for the table
on severe housing problems.
Note 4: Data Source: CHAS
Note 5: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).

Opportunity Indices
Table II-12 contains seven opportunity indices: environmental health, low poverty index, school
proficiency index, labor market index, transit index, low transportation index, and the job proximity
index. What follows is a summary of each of the jurisdiction’s scores for these various indices as
compared to the region’s scores.
Environmental Health Index
According to HUD, “The environmental health index summarizes potential exposure to harmful
toxins at a neighborhood level.” The Index combines standardized EPA estimates of air quality
carcinogenic, respiratory and neurological hazards with indexing census tracts. Values are inverted
and then percentile ranked nationally. Values range from 0 to 100: the higher the index value, the
less exposure to toxins harmful to human health; or, put differently, the higher the value, the better
the environmental quality of a neighborhood, where a neighborhood is a census tract.
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The EPA standardizes its estimates of air quality hazards using the National Air Toxics
Assessment (NATA), which is EPA's ongoing review of air toxics in the United States. EPA
developed NATA as a screening tool for state, local and tribal air agencies. NATA’s results help
these local agencies identify which pollutants, emission sources and places they may wish to study
further to better understand any possible risks to public health from air toxics. EPA suggests that
local communities use NATA to “prioritize pollutants and emission source types; identify places
of interest for further study; get a starting point for local assessments; focus community efforts;
inform monitoring programs.” According to EPA, communities have found that using NATA
helps “inform and empower citizens to make local decisions about their community’s health. Local
projects often improve air quality faster than federal regulations alone.”
Although EPA characterizes NATA results as “a snapshot of outdoor air quality with respect to
emissions of air toxics,” it nonetheless suggests long-term risks to human health if air toxics
emissions are steady over time, including estimates of the cancer risks from breathing air toxics
over many years. It also estimates non-cancer health effects for some pollutants, including diesel
particulate matter (PM). It is important to note that NATA only includes outdoor sources of
pollutants, and its estimates of risk “assume a person breathes these emissions each year over a
lifetime (or approximately 70 years). NATA only considers health effects from breathing these air
toxics. It ignores indoor hazards, contacting or ingesting toxics, and any other ways people might
be exposed.” (http://www.epa.gov/national-air-toxics-assessment/nata-overviewepa.gov)
Table II-12 presents the Environmental Health Index values for various groups within Palmdale
and within the region at large. Across every category, including those results reported for
communities below the federal poverty level, Palmdale scores are significantly higher than the
regional averages.
Palmdale shows high environmental index scores across the board, regardless of the race or income
of the individual. The highest score on the index is for Asian or Pacific Islander residents, with a
score of 80.21, which is well above the regional average for that group of 17.44. The scores for the
other ethnic and racial groups are all similarly high. Of particular note is the disparity between the
jurisdiction’s average and the region’s average for Hispanic and Black residents. The jurisdiction’s
average for these groups of 78.35 and 78.44 (respectively) is significantly higher than their respective
regional averages of 14.60 and 13.85. The trend of the jurisdiction outperforming the region holds
true for racial and ethnic groups below the poverty line, which indicates that regardless of wealth,
Palmdale residents are significantly less likely to encounter a harmful toxin than other residents in
the region.
According to HUD, the low poverty index captures poverty in a given neighborhood or jurisdiction.
The index considers the overall poverty rate of the area, and then converts that rate into a number
between 0 and 100. The higher the score, the lower the area’s exposure to poverty is. The
jurisdiction’s score for each category is about in line with the region’s average. The largest difference
lies in the average of White residents, wherein the jurisdiction’s score of 49.67 is well below the
regional score of 65.34. This indicates that White residents in the region are much more likely to
encounter poverty in the jurisdiction than they are in the region.
The school proficiency index uses test scores from fourth grade students to determine whether
neighborhoods have high-performing, or low-performing, elementary schools. The higher the
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score, the higher the quality of elementary schools in the area. Compared to regional averages, the
jurisdiction is performing below the regional average, with two groups experiencing significant dropoffs. The first difference is the score for White residents, wherein the jurisdiction’s score of 34.27 is
well below the regional score of 68.72. The second difference is for Asian or Pacific Islander
residents, where the jurisdictions score of 34.63 is significantly less than the regional average of 62.51.
The labor market index is meant to convey the general strength of human capital and labor market
engagement in a given area. Three factors determine an area’s score for this index: the
unemployment rate, the labor market participation rate (the total number of workers employed
divided by the working age population), and the educational attainment of the census tract (percent
with a bachelor’s degree). The higher the score, the higher labor market engagement is. Compared
to the regional scores, the jurisdiction is performing below the expected labor market engagement.
The main difference once again lies in the scores of White and Asian or Pacific Islander residents.
White residents have a score of 29.38 in the jurisdiction compared to 67.34 regionally. Asian or
Pacific Islander residents have a score of 32.11 in the jurisdiction compared to 57.42 regionally.
The transit index is based on estimates of transit trips taken by a family that meets the following
description: a 3-person single-parent family with income at 50% of the median income for renters
for the region (i.e. the Core-Based Statistical Area (CBSA)). The higher the score, the more likely
residents are to utilize public transportation. For this index, the jurisdiction is once again under
performing. The highest score in the jurisdiction, 60.17 for Hispanic residents, is still significantly
lower than the regional average for that group, which is 80.65. It is important to note, however, use
of transit is relatively consistent across each racial group, suggesting that there does not exist a racial
disparity in resident’s reliance on, or use of, public transit.
The low transportation cost index is based on estimates of transportation expenses for a family that
meets the following description: a 3-person single-parent family with income at 50% of the median
income for renters for the region (i.e. CBSA). The higher the score, the lower the transportation cost
for an area is. As it did for the transit index, the jurisdiction is again under performing compared to
the region. Hispanic residents once again have the highest score, at 39.04, but that is still well below
the regional average of 43.16 for that group.
The final index, job proximity index, quantifies the accessibility of a given residential neighborhood
as a function of its distance to all job locations within a CBSA, with larger employment centers
weighted more heavily. The higher the score, the better access to employment opportunities is for a
given area. The jurisdiction is again under-performing compared to the region for this index. Every
group has a lower score in the jurisdiction than the regional average. The biggest difference lies in
the score for White residents, wherein the jurisdiction average of 36.09 is well below the regional
average of 46.74.
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Table II-12
Opportunity Indicators by Race/Ethnicity
(Palmdale, CA CDBG, HOME) Jurisdiction

Low Poverty
Index

School
Proficiency
Index

Labor Market
Index

Transit
Index

Low Transportation Cost
Index

Jobs
Proximity Index

Environmental Health
Index

Total Population
White, Non-Hispanic

49.67

34.27

29.38

55.87

49.70

36.09

79.50

Black, Non-Hispanic

36.19

23.91

20.64

60.02

53.61

37.22

78.44

Hispanic

32.60

21.30

17.99

60.17

53.71

39.04

78.35

Asian or Pacific Islander, Non-Hispanic

52.99

34.63

32.11

53.55

48.98

35.57

80.21

Native American, Non-Hispanic

41.56

27.80

23.45

57.83

50.83

36.50

78.93

White, Non-Hispanic

35.18

23.98

20.08

62.02

55.72

38.65

77.55

Black, Non-Hispanic

19.34

17.16

12.66

63.20

61.52

41.84

76.01

Hispanic

20.43

16.12

11.47

62.15

59.37

44.96

76.77

Asian or Pacific Islander, Non-Hispanic

33.33

23.61

18.12

58.81

55.91

51.06

77.16

Native American, Non-Hispanic

32.02

24.48

13.94

57.48

56.39

50.68

78.41

White, Non-Hispanic

65.34

68.72

67.34

76.59

79.87

46.74

25.76

Black, Non-Hispanic

36.77

35.61

36.13

81.34

83.42

46.12

13.85

Hispanic

36.01

39.67

35.43

80.65

83.98

43.16

14.60

Asian or Pacific Islander, Non-Hispanic

55.68

62.51

57.42

78.82

82.35

45.30

17.44

Native American, Non-Hispanic

48.97

50.86

48.40

78.04

81.53

44.84

21.67

White, Non-Hispanic

53.04

61.67

59.07

80.43

84.23

48.46

20.26

Black, Non-Hispanic

23.71

28.40

26.45

83.34

85.48

44.58

12.70

Hispanic

24.25

33.59

28.83

83.28

86.96

43.89

11.76

Asian or Pacific Islander, Non-Hispanic

45.15

57.07

50.53

82.27

86.69

47.52

13.85

Native American, Non-Hispanic

32.13

37.36

34.86

80.82

84.18

47.51

19.09

Population below federal poverty line

(Los Angeles-Long Beach-Anaheim, CA) Region
Total Population

Population below federal poverty line

Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAI; LEHD; NATA
Note 2: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).

D. Special Housing Needs Profile
Certain residents have more difficulty finding decent and affordable housing or receiving fair
housing treatment due to special circumstances. These circumstances may include employment and
income, family type, disability, or other characteristics. Palmdale officials should consider addressing
the needs of certain racial/ethnic groups, who make up a growing demographic that experiences
cost burden and other housing problems disproportionately, in addition to other fair housing issues.
Seniors are another burgeoning population sector with similar issues. Single parent households,
especially those headed by women, are growing in number and may need special accommodation.
Other groups facing challenges include people with disabilities, large families, persons with limited
English proficiency, and currently and formerly homeless persons.
Table II-13 summarizes the proportions of special needs groups in Palmdale. The following
discussion describes and analyzes the housing needs of each group. Data are from the 2010 Census,
the Brown Longitudinal Tract Database (LTDB) based on the census, and the 2009-2013 and 20122016 American Community Surveys (ACS).
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Table II-13
Disability by Type

(Palmdale, CA CDBG, (Los Angeles-Long BeachHOME) Jurisdiction
Anaheim, CA) Region
Disability Type

#

%

Hearing difficulty

3,099

2.20%

303,390

2.52%

Vision difficulty

2,859

2.03%

227,927

1.90%

Cognitive difficulty

6,927

4.92%

445,175

3.70%

Ambulatory difficulty

8,457

6.00%

641,347

5.34%

Self-care difficulty

4,273

3.03%

312,961

2.60%

Independent living difficulty

6,166

4.38%

496,105

4.13%

#

%

Note 1: All % represent a share of the total population within the jurisdiction or region.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation (www.hudexchange.info/resource/4848/affh-data-documentation).

Senior Citizens
According to recent estimates, around 7 percent of Palmdale’s residents were seniors, defined as
persons age 65 or older. This group has increased by over 146 percent since 1990. As such, seniors
comprise a significant contingent of Palmdale’s residents, who need accommodation in the area of
housing, due to limited income and higher disability rates, including ambulatory and other disabilities
that require significant retrofitting of housing units.
Slightly over 1 percent of City residents between the ages of 5 and 7 have disabilities. As shown in
Table II-14 below, there are nearly double the number of persons with disabilities within the age ranges
of 18 to 64, compared to those who are 65 and above. The 9,414 persons aged 18 to 64 who have a
disability represent around 10 percent of the 92,703 residents of that population group. Seniors with a
disability make up a much larger portion of that sub-group, as the 4,540 seniors with a disability
represent around 47 percent of the 10,168 seniors in the jurisdiction.
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Table II-14
Disability by Age Group
(Palmdale, CA CDBG,
HOME) Jurisdiction
Age of People with Disabilities

(Los Angeles-Long BeachAnaheim, CA) Region

#

%

age 5-17 with Disabilities

2,046

1.45%

78,882

0.66%

age 18-64 with Disabilities

9,414

6.68%

556,100

4.63%

age 65+ with Disabilities

4,540

3.22%

527,738

4.39%

#

%

Note 1: All % represent a share of the total population within the jurisdiction or region.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).

People with Disabilities
The Fair Housing Act prohibits housing discrimination against any person based on disability. The
Americans with Disabilities Act defines a disability as a “physical or mental impairment that
substantially limits one or more major life activities.” People with disabilities have special housing
needs because of their fixed income, higher health costs, and need for accessible and affordable
housing.
Table II-14 reveals that that the City of Palmdale has 11,460 disabled residents ages 5 to 64, and
another 4,540 elderly residents with disabilities. Table II-13 shown above reveals the numbers living
with each different type of disability within the community. According to Table II-15, around 30
percent of the jurisdictions public housing units are occupied by a person with a disability. This
suggests that public housing programs must include considerations for persons with a disability.
Interestingly, unlike other demographic factors analyzed in this report, the jurisdiction does not have
a concentration of persons with disabilities in any singular location. As seen by Map II-9, the 16,000
persons with disabilities within the jurisdiction are spread out across the city. There is no singular
location that appears to hold a disproportionate, or significantly higher, percentage of persons with
disabilities.
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Table II-15
Disability by Publicly Supported Housing Program Category

(Palmdale, CA CDBG, HOME) Jurisdiction

People with a
Disability
#

Public Housing

%

N/a

N/a

51

9.01%

Other Multifamily

N/a

N/a

HCV Program

381 20.63%

Project-Based Section 8

(Los Angeles-Long Beach-Anaheim, CA) Region
Public Housing

1,407 14.32%

Project-Based Section 8

5,013 12.71%

Other Multifamily

869 15.62%

HCV Program

N/a

N/a

Note 1: All % represent a share of the total population within the jurisdiction or region.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-datadocumentation).
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Map II-9
Persons with Disabilities

Data Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.

City of Palmdale

Pg. II-33

Analysis of Impediments

Analysis of Private Sector Impediments

III. Analysis of Private Sector Impediments
Fair housing opportunity is covered by federal and State regulations and court decisions that prohibit
discrimination in the rental, sale, negotiation, advertisement, or occupancy of housing on the basis of
protected class. Implementation of fair housing practices is achieved through a network of realtors,
apartment associations, housing associations, fair housing providers, and the courts. This chapter
provides an overview of the private sector housing industry in Palmdale and its interrelationship with
fair housing services.
A. Owner-Occupied Housing
Part of the American dream involves owning a home in a good neighborhood near schools, parks,
shopping centers, jobs and other community amenities. Homeownership strengthens individual
households and entire neighborhoods because owner-occupants have made an investment in their
own personal property as well as the neighborhood and community. This fosters a greater sense
of pride in the appearance and condition of not only the home but of the neighborhood as well.
It also promotes owner involvement in the community because owner-occupants have a personal
stake in the area and tend to be more active in decisions affecting the community. Fair housing
opportunity laws protect an individual or family’s right to occupy suitable housing in any location.
Ensuring fair housing is an important way to not only preserve but to improve the housing
opportunities for all residents in Palmdale.
Home Buying Process
Purchasing a home presents many challenges to the would-be owner. One of the main challenges
in buying a home is the process by which an individual or family must acquire the property. The
time required to find a home, the major legal and financial implications surrounding the process,
the number of steps required and financial issues to be considered can be overwhelming to
prospective buyers. Throughout this time-consuming and costly process, fair housing issues can
surface in many ways. Discriminatory practices in the home buying process can occur through
the:
•
•
•
•
•

Advertisement of homes for sale;
Lending process;
Appraisal process;
Actions of real estate agents and sellers; and
The issuance of insurance.

Advertising
The first step in buying a home is generally searching for available housing through advertisements
that appear in magazines, newspapers, or on the Internet. Advertising is a sensitive issue in the
real estate and rental housing market because advertisements advertently or inadvertently can
signal preferences for certain buyers or tenants. Recent litigation has held publishers, newspapers,
the Multiple Listing Service (MLS), real estate agents and brokers accountable for discriminatory
ads.
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Advertising can suggest a preferred buyer or tenant in several ways. Some examples include
advertisements or listings that:
•
•
•
•

Suggest a preferred type of buyer or tenant household;
Use models that indicate a preference or exclusion of a type of resident;
Publish advertisements or listings in certain languages; or
Restrict publication to certain types of media or locations to indicate a preference.

As a rule of thumb, advertisements cannot include discriminatory references that describe current
or potential residents, the neighbors or the neighborhood in racial or ethnic terms, or terms
suggesting preferences for one group over another (e.g. adults preferred, ideal for married couples
with kids, or conveniently located near Catholic church).
Lending
Initially, buyers must locate a lender that will qualify them for a loan. This part of the process
entails an application, credit check, ability to repay, amount eligible for, choosing the type and
terms of the loan, etc. Applicants are requested to provide sensitive information including their
gender, ethnicity, income level, age, and familial status. This information is required to be gathered
by the Community Reinvestment Act and the Home Mortgage Disclosure Act (HMDA); however,
it does not guarantee that individual loan officers or underwriters will not misuse the information.
A report on mortgage lending discrimination by the Urban Land Institute describes four basic
stages in which discrimination can occur:
•
•
•
•

Advertising/outreach stage. Lenders may not have branches in certain locations, not
advertise to certain segments of the population, or violate advertising rules with respect to
fair housing.
Pre-application stage. Lenders may not provide applicants of different racial and ethnic
backgrounds the same types of information as other preferred groups, or may urge some
to seek another lender.
Lending stage. Lenders may treat equally qualified individuals in a different manner,
giving different loan terms, preferred rates, or denying a loan based on a factor not related
to ability to pay and risk.
Loan administration. Lenders may treat minorities in harsher terms, such as initiating
foreclosure proceedings if any payment is late, or by making loans at terms that encourage
defaults.

Appraisals
Banks order appraisal reports to determine whether a property is worth the amount of the loan
requested. Generally, appraisals are based on the comparable sales of properties surrounding the
neighborhood of the subject property. Other factors such as the age of the structure,
improvements made and location are also considered. Homes in some neighborhoods with higher
concentrations of minorities and poverty concentrations may appraise lower than properties of
similar size and quality in neighborhoods with lower concentrations of minorities or low-income
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households.
Taking these factors into consideration when valuing a property in an appraisal causes the arbitrary
lowering of property values and restricts the amount of equity and capital available to not only the
potential home buyer but also to the current owners in the neighborhood. Disparate treatment in
appraisals is difficult to prove since individual appraisers have the latitude within the generally
accepted appraisal practices to influence the outcome of the appraisal by factoring in subjective
opinions.
Real Estate Agents Sellers
Finding a real estate agent is normally the next step in the home buying process. The agent will
find the home for the prospective buyer that best fits their needs, desires, and budget based on
the amount they are qualified for by the lender. Real estate agents may also intentionally or
unintentionally discriminate by steering a potential buyer to particular neighborhoods, by
encouraging the buyer to look into certain areas or failing to show the buyer all choices available.
Agents may also discriminate in determining who they agree to represent, who they turn away and
the comments they make about their clients.
Sellers
Even if a real estate agent is following fair housing practices, the current occupant (seller) may not
want to sell his/her house to certain purchasers protected under fair housing laws or they may
want to accept offers only from a preferred group. Oftentimes, sellers are home when agents show
the properties to potential buyers and sellers may develop certain biases based upon this contact.
The Residential Listing Agreement and Seller’s Advisory forms that sellers must sign disclose their
understanding of fair housing laws and practices of discrimination. However, preventing this type
of discrimination is difficult because a seller may have multiple offers and choose one based on
bias.
Insurance
Insurance agent underwriting guidelines which determine whether of not a company will sell
insurance to a particular applicant. Currently, underwriting guidelines are not public information;
however, consumers have begun to seek access to these underwriting guidelines to learn if certain
companies have discriminatory policies, called redlining. Some stated require companies to file the
underwriting guidelines with the State Department of Insurance, making the information public.
Home Loan Activity
A key aspect of fair housing choice is equal access to financing for the purchase or improvement
of a home. In 1977, the Community Reinvestment Act (CRA) was enacted to improve access to
credit for all communities, regardless of the race/ethnic or income makeup of its residents. CRA
was intended to encourage financial institutions to help meet the credit needs of communities,
including low-moderate income people and neighborhoods. Depending on the type of institution
and total assets, a lender may be examined by different supervising agencies for its CRA
performance.
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In tandem with the Home Mortgage Disclosure Act (HMDA), financial institutions with assets
exceeding $10 million are required to submit detailed information on the disposition of home
loans by applicant characteristics. HMDA data can then be evaluated with respect to lending
patterns. This study uses a Chi-Square test to analyze loan approval rates. This statistical test can
determine whether loan approval rates are significantly different for one group versus another,
but cannot establish the presence of bona fide discrimination. Nonetheless, these statistical tests
can certainly help provide direction on potential areas to focus further inquiry and study.
During 2017 calendar year, 11,115 households filed loan applications for housing in Palmdale. Of
those applications, 1,675 were withdrawn before approval or denial and 616 were closed for
incompleteness prior to a decision. Lending institutions rendered decisions on 8,824 loan
applications. The data in Table III-1 shows that the number of loan applications is highest for
home refinancing loans, followed by home purchase and then home improvement. Loan approval
ratings is highest for home purchase loans, followed by refinancing, and then home improvement.
Conventional loans were most common for home improvement and refinancing loans, whereas
FHA-Insured loans were most common for home purchase loans. The average loan approval rate
for all loan types was 83.1 percent.
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Table III-1
Home Loan Application Activity in Palmdale
Type

Number of
Share of
Loan
Loan
Applications Applications
4,074
46.17%
1,563
17.71%
2,150
24.37%
350
3.97%
11
0.12%

Number
Approved

Approval
Rate

Home Purchase
3,725
91.43%
Conventional
1,368
87.52%
FHA - Insured
2,021
94.00%
VA - Guaranteed
325
92.86%
FSA/RHS
11
0.00%
Home
527
5.97%
348
66.03%
Improvement
Conventional
438
4.96%
279
63.70%
FHA - Insured
63
0.71%
49
77.78%
VA - Guaranteed
26
0.29%
20
76.92%
FSA/RHS
0
0.00%
0
0.00%
Refinancing
4,223
47.86%
3,259
77.17%
Conventional
2,634
29.85%
2,043
77.56%
FHA - Insured
1,072
12.15%
823
76.77%
VA - Guaranteed
517
5.86%
393
76.02%
FSA/RHS
0
0.00%
0
0.00%
Total:
8,824
100.00%
7,332
83.09%
Source: 2017 Financial Institutions Examination Council – 2017 HMDA
Database.
Mortgage Interest Rates & Fees
A key component to securing a home loan is the interest rate and fees associated with the loan. In
2018, Housing Policy Debate1 published an article authored by Jacob William Fabor which looked at
the “Racial Inequality in a Recovered Mortgage Market.” Through their analysis, Fabor was able
to isolate a discrepancy not only in loan acceptance rates between various races and ethnicities,
but also in the interest rates given to those accepted loans. Fabor found that black applicants were
more likely to be charged higher than rates than their white counterparts.
The author of this study used HDMA data from loans between the years of 2014 and 2018, and
considered a number of variables, including: race, when the mortgage was originated, borrower’s
characteristics (specifically their race and gender), the type of loan issued, tract characteristics of
applicants, residential segregation in the applicant’s area, and the census region of the applicant.
According to the authors, the statistics they used suggested clear differences between non-white
1

Fabor, Jacob William, “Segregation and the Geography of Creditworthiness: Racial Inequality in a Recovered
Mortgage Market,” Housing Policy Debate, Vol. 28 Issue 2, p. 215-247 (2018)
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and white borrowers in almost every respect. Not only where the differences clear, but the
difference in interest rates was substantial, “Black and Latino borrowers were approximately 3
times as likely to receive high-cost loans compared with Whites (and four times as likely as Asian
borrowers).” This finding is even more significant as “Racial inequalities persisted even after
controlling for borrower, loan, and ecological characteristics.”
Importantly, the study found that spatial factors also influence the interest rates of minority
applicants. In neighborhoods that were more heavily integrated, differences in interest rates were
minimal. As explained by the author, “Racial gaps in the likelihood of receiving a high-cost loan
were much smaller in integrated neighborhoods and metropolitan areas, but widened substantially
as racial isolation increased.”
Lending Outcomes
This section summarizes lending activity in Palmdale from 2017. HMDA data provides some
insights regarding the lending patterns in a community. However, the HMDA data is only an
indicator of potential problems; it cannot be used to conclude discrimination due to the limitations
of the data.
Lending Outcomes by Income and Race/Ethnicity. Generally, home loan approval rates
increase as household income increases. The only exceptions were for middle income home
purchase and refinance loans, wherein those applicants received slightly lower approval rates than
low-income applicants. Low-income applicants had overall approval rates of 77.5 percent, middleincome applicants had an overall approval rate of 77.7 percent, and high-income applicants had
an overall approval rate of 78.9 percent. The best approval rates were for low income home
purchase loan applicants at 93.0 percent.
For home purchase, home improvement, and refinance loans regardless of income, the majority
of applications were from Hispanic applicants. The exception to this upper income home
improvement and refinance loans, in which White applicants had the highest rates, as well as lowincome home purchasing loans in which the race of the applicant was not disclosed or was not
applicable. Approval rates were highest for Whites, followed by those declining to state. African
American applicants generally had the lowest approval ratings, being below the average acceptance
rate in eight of the nine categories (the exception being middle-income home improvement loans,
in which they were equal to the average acceptance rate). The same is true for Asian applicants,
who were below the average in eight of the nine categories (the exception being middle-income
home refinance loans) Table III-2 shows loan approval rates for home purchases, home
improvement, and refinances by applicant characteristics.
Differences in approval rates for home loan applications among minorities do not necessarily
reflect discriminatory practices. Differences could be due to credit scores, employment history,
knowledge of the lending process, debt-income ratio, or other factors. Nonetheless, the
persistence of lower loan approval rates among minorities could be the subject of additional
inquiry and examination.
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Table III-2
Home Loan Approval Rates by Applicant Characteristics
Low/Mod Income

Middle Income

Upper Income

<80% MFI
Loan
Approval
Applications
Rate
1,412
92.99%
469
85.71%
95
84.21%
15
73.33%
19
78.95%
4
50.00%
810
99.14%

80-120% MFI
Loan
Approval
Applications
Rate
1,191
90.43%
763
90.69%
165
90.91%
26
88.46%
69
82.61%
17
82.35%
151
93.38%

120+ MFI
Loan
Approval
Applications
Rate
1,471
90.75%
548
90.15%
478
92.68%
59
91.53%
126
87.30%
32
71.88%
228
92.54%

Type
Race/ Ethnicity

Home Purchase
Hispanic
White
Asian
African American
All Others
Decline or N/A
Home
153
62.75%
132
66.67%
242
Improvement
Hispanic
76
57.89%
70
71.43%
64
White
30
76.67%
30
63.33%
100
Asian
5
60.00%
7
42.86%
12
African American
11
27.27%
6
66.67%
21
All Others
1
100.00%
1
100.00%
3
Decline or N/A
30
73.33%
18
61.11%
42
Home Refinance
1,659
76.73%
1,006
76.14%
1,558
Hispanic
586
72.01%
438
76.26%
409
White
318
72.64%
256
78.13%
614
Asian
38
60.53%
31
77.42%
69
African American
120
64.17%
74
75.68%
131
All Others
35
54.29%
30
70.00%
36
Decline or N/A
562
89.15%
177
74.01%
299
Source: 2017 Financial Institutions Examination Council – HMDA Database 2017.

67.77%
64.06%
81.00%
58.33%
66.67%
33.33%
47.62%
78.31%
74.82%
81.27%
75.36%
75.57%
80.56%
78.60%

Lending Outcomes by Tract Characteristics. The Community Reinvestment Act (CRA) is
intended to encourage regulated financial institutions to help meet the credit needs of entire
communities, including low and moderate income neighborhoods. Analyzing lending patterns by
neighborhood characteristics can show whether significantly fewer home loans are being approved
or issued in low/moderate income neighborhoods or neighborhoods with a disproportionately
high percentage of minority residents. The lack of lending activity in one or more neighborhoods
has been linked to unequal access to credit among different race and ethnic groups and alleged
practices of redlining and discrimination.
Table III-3 shows a comparison of home purchase and refinance loan approval rates at the census
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tract level by the minority concentration in the tract as well as tract income level relative to the
Area Median Income. Palmdale is a multi-cultural community with neighborhoods that reflect the
City’s demographics.
Table III-3
Home Loan Approval Rates by Tract Characteristics
Tract
Characteristics

Home Purchase Loans
Number of
Applications

Minority Percentage
20% to 50%
645
50% to 80%
1488
80% +
1941
Tract Income
Low
1109
Middle
1526
Upper
1439
Source: HMDA data, 2017.

Home Refinance Loans

Number
Approved

Percent
Approved

Number of
Applications

Number
Approved

Percent
Approved

584
1375
1766

90.54%
92.41%
90.98%

796
1,639
1,788

612
1,279
1,368

76.88%
78.04%
76.51%

994
1418
1313

89.63%
92.92%
91.24%

869
1661
1693

669
1247
1343

76.99%
75.08%
79.33%

Predatory Lending
Predatory lending involves abusive loan practices usually targeting minority homeowners or those
with less-than-perfect credit histories. Examples of predatory lending practices include high fees,
hidden costs, unnecessary insurance, and larger repayments due in later years. A common
predatory practice is directing borrowers into more expensive and higher fee loans in the
“subprime” market, even though they may be eligible for a loan in the “prime” market. Predatory
lending is prohibited by a number of state and federal laws.
The Fair Housing Act of 1968 prohibits discrimination in the making or purchasing of loans, or
in providing of other financial assistance, or the terms and conditions of such financial assistance
for the purpose of purchasing, constructing, improving, repairing, or maintaining a dwelling
because of race, religion, color, national origin, sex, family status, or disability. The Equal Credit
Opportunity Act of 1972 also requires equal treatment in loan terms and availability of credit for
all of the above categories, as well as age and marital status. Lenders would be in violation of these
acts, if they target minority or elderly households to buy higher-priced loan products, treat loans
for protected classes differently, or have policies or practices that have a disproportionate effect
on the protected classes.
In addition, the Truth in Lending Act (TILA) requires lenders to inform the borrower about
payment schedules, loan payments, prepayment penalties, and the total cost of credit. In 1994,
Congress amended TILA and adopted the Home Ownership and Equity Protection Act
(HOEPA). HOEPA requires that lenders offering high-cost mortgage loans disclose information
if the annual percentage rate (APR) is ten points above the prime rate or if fees are above eight
percent of the loan amount. HOEPA also prohibits balloon payments for short-term loans and,
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for longer covered loans, requires a warning if the lender has a lien on the borrower’s home and
the borrower could lose the home if they default on the loan payment.
Following North Carolina’s lead, in September 2001, California became the second state to pass a
law banning predatory lending. Codified as AB489 and amended by AB344, the law enables state
regulators and the Attorney General to attempt to prevent "predatory" lending practices by
authorizing the state to enforce and levy penalties against licensees that do not comply with the
provisions of this bill. The law provides protections against predatory lending to consumers across
the state with respect to financing of credit insurance, high loan and points, steering and flipping,
balloon payments, prepayment penalties, call provisions, interest rate changes upon default, or
encouragement to default when a conflict of interest exists.
Foreclosures
Foreclosure occurs when homeowners fall behind on one or more scheduled mortgage payments.
The foreclosure process can be halted if the homeowner is able to bring their mortgage payments
current or if the homeowner sells their home and pays the mortgage off. However, if regular
payments cannot be resumed or the debt cannot be resolved, the lender can legally use the
foreclosure process to repossess (take over) the home. When this happens, the homeowner must
move out of the property. If the home is worth less than the total amount owed on the mortgage
loan, a deficiency judgment could be pursued. If that happens, the homeowner would lose their
home and also would owe the home lender an additional amount.
In the late-2000s the number of foreclosed homes in California hit an all-time high. The problem
was so severe in its consequences that numerous factors have been attributed for the high
incidence of foreclosure, including but not limited to abnormally high housing prices in the early
part of the decade, the origination of sub-prime loans to unqualified buyers, the economic
recession and job losses. This confluence of negative economic incidents left most housing
markets in the United States in severe decline with historically high rates of foreclosure. Property
values declined significantly—in some cases to pre-2000 levels.
Southern California and the Antelope Valley, in particular, were characterized by a high percentage
of foreclosed homes as many homeowners were unable to keep up with payments. The high
foreclosure rate prompted Congress to create the Neighborhood Stabilization Program (NSP),
which is administered by the U.S. Department of Housing and Urban Development (HUD) to
purchase abandoned and foreclosed properties in an effort to stabilize local housing markets that
have been targeted for their high risk of foreclosure. The NSP provided grants to every state and
certain local communities to purchase foreclosed or abandoned homes and to rehabilitate, resell,
or redevelop these homes in order to stabilize neighborhoods and stem the decline of house values
of neighboring homes. The program was authorized under Title III of the Housing and Economic
Recovery Act of 2008.
The high incidence of foreclosure and the housing crisis in general represented a system-wide
collapse of the housing market that resulted in numerous national, state and local efforts to reform
virtually every aspect of housing acquisition and finance.
Several years have now passed since the foreclosure crisis began, and the housing market is
beginning to rebound thanks in part to those efforts. ATTOM Data Solutions recently announced
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its Fiscal Year 2018, 3rd Quarter numbers, which show that foreclosure filings are down 6 percent
from the previous quarter, down 8 percent from the third quarter last year, and were at their lowest
levels since the fourth quarter of Fiscal Year 2005.2 Not only are foreclosure filings down for the
last quarter, foreclosure filings have been below the pre-recession average for eight consecutive
quarters. However, that same report indicates that there is still a relatively modest, but widespread,
foreclosure risk associated with FHA loans originated in 2014 and 2015, exceeding the long-term
average foreclosure rates for all FHA loans. Overall, the housing market seems to have recovered
from the recent crisis.
Agency Coordination
Many agencies are involved in overseeing real estate industry practices and the practices of the
agents involved. A portion of this oversight involves ensuring that fair housing laws are
understood and complied with. The following organizations have limited oversight within the real
estate market, and some of their policies, practices, and programs are described.
National Association of Realtors (NAR). The National Association of Realtors (NAR) is a
consortium of realtors which represent the real estate industry at the local, state, and national level.
Locally, the Greater Antelope Valley Association of Realtors (GAVAR) is the main association
that serves the City of Palmdale. As a trade association, members receive a range of membership
benefits. However, in order to become a member, NAR members must subscribe to its Code of
Ethics and a Model Affirmative Fair Housing Marketing Plan developed by HUD. The term
Realtor thus identifies a licensed real estate professional who pledges to conduct business in
keeping with the spirit and letter of the Code of Ethics.
Realtors subscribe the NAR’s Code of Ethics, which imposes obligations upon Realtors regarding
their active support for equal housing opportunity. Article 10 of the NAR Code of Ethics provides
that “Realtors shall not deny equal professional services to any person for reasons of race, color,
religion, sex, handicap, familial status, or national origin. Realtors shall not be a party to any plan
or agreement to discriminate against any person or persons on the basis of race, color, religion,
sex, handicap, familial status, or national origin.” Realtors shall not print, display or circulate any
statement or advertisement with respect to the selling or renting of a property that indicates any
preference, limitations or discrimination based on race, color, religion, sex, handicap, familial
status, or national origin.”
The NAR has created a diversity certification, “At Home with Diversity: One America” to be
granted to licensed real estate professionals who meet eligibility requirements and complete the
NAR “At Home with Diversity” course. The certification signals to customers that the real estate
professional has been trained on working with the diversity of today’s real estate markets. The
coursework provides valuable business planning tools to assist real estate professionals in reaching
out and marketing to a diverse housing market. The NAR course focuses on diversity awareness,
building cross-cultural skills, and developing a business diversity plan. In July 1999, the NAR
Diversity Program received the HUD “Best Practices” award.
California Association of Realtors (CAR). The California Association of Realtors (CAR) is a
2

https://www.attomdata.com/news/market-trends/foreclosures/foreclosure-market-report-q3-2018/ retrieved
October 19, 2018.
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trade association that includes more than 117 local member Associations and more than 175,000
Realtors, Realtor-associates and affiliate members statewide. As members of CAR, Realtors
subscribe to a strict code of ethics. CAR has recently created the position of Equal
Opportunity/Cultural Diversity Coordinator. CAR holds three meetings per year for its general
membership, and meetings typically include sessions on fair housing issues. They also maintain
fair housing and ethics information on their website. The website address is as follows:
http://www.dre.ca.gov/. The licensure status of individual agents can be reviewed at the following
site: http://www.dre.ca.gov/licensees_sub.htm. This web site includes any complaints or
disciplinary action against the agent.
Realtor Associations Serving Palmdale. Realtor associations are generally the first line of
contact for real estate agents who need continuing education courses, legal forms, career
development, and other daily work necessities. The frequency and availability of courses varies
among these associations, and local association membership is generally determined by where the
broker is located. Complaints involving agents or brokers may be filed with these associations.
Monitoring of services by these associations is difficult as detailed statistics of the
education/services these agencies provide or statistical information pertaining to the members is
rarely available. GAVAR serves the Palmdale area.
California Department of Real Estate (DRE). The California Department of Real Estate
(DRE) is the licensing authority for real estate brokers and salespersons. DRE has adopted
education requirements that include courses in ethics and fair housing. To renew a real estate
license, each licensee is required to complete 45 hours of continuing education, including three
hours in each of the four mandated areas: Agency, Ethics, Trust Fund, and Fair Housing. The fair
housing course contains information that enables an agent to identify and avoid discriminatory
practices when providing real estate services.
DRE investigates written complaints received from the public alleging possible violations of the
Real Estate Law or the Subdivided Lands Law by licensees or subdividers. DRE also monitors
real estate licensees conducting business as mortgage lenders and mortgage brokers. If an inquiry
substantiates a violation, DRE may suspend or revoke a license, issue a restricted license, or file
an Order to Desist and Refrain. Violations may result in civil injunctions, criminal prosecutions,
or substantial fines. The Department publishes monthly a list of names of persons and businesses
which have been conducting real estate activities without a license.
DRE reviews Covenants, Conditions, and Restrictions (CC&R’s) for all subdivisions of five or
more lots, or condominiums of five or more units. The review includes a wide range of issues,
including compliance with fair housing law. CC&R’s are restrictive covenants that involve
voluntary agreements, which run with the land they are associated with. In the past, CC&R’s were
used to exclude minorities from equal access to housing. DRE reviews CC&R’s and they must be
approved before issuing a final subdivision public report. This report is required before a real
estate broker or anyone can sell the units, and each prospective buyer must be issued a copy of
the report.
The California Organized Investment Network (COIN). COIN is a collaboration of the
California Department of Insurance, the insurance industry, community economic development
organizations, and community advocates. This collaboration was formed in 1996 at the request of
the insurance industry as an alternative to state legislation that would have required insurance
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companies to invest in underserved communities, similar to the federal Community Reinvestment
Act (CRA) that applies to the banking industry. COIN is a voluntary program that facilitates
insurance industry investments providing profitable returns to investors and economic/social
benefits to underserved communities.
B. Rental Housing
Similar to the owner-occupied market, a major challenge to ensuring fair housing in the rental
market is the complexity of the process. Stages in the process of renting a home include
advertising, pre-application inquiries, viewing the apartment, criteria for qualifying for the lease,
lease conditions, and administration of the lease. The process becomes even more difficult and
subjective in a tight rental market, where the landlord has numerous options for choosing the
future tenant based on subjective factors.
The Rental Process
While the process of renting an apartment or home may be less expensive and burdensome up
front than the home-buying process, it may still be just as time-consuming and potential renters
may still face discrimination during various stages of the rental process. Some of the more notable
ways in which tenants may face discriminatory treatment are highlighted below.
Advertising
The main sources of information on rentals are newspaper advertisements, word of mouth, signs,
apartment guides, the Internet, and apartment brokers. Recent litigation has held publishers,
newspapers, and others accountable for discriminatory ads. Advertising can suggest a preferred
tenant by suggesting preferred residents, using models, publishing in certain languages, or
restricting media or locations for advertising. Advertisements cannot include discriminatory
references that describe current or potential residents, the neighbors or the neighborhood in racial
or ethnic terms, or other terms suggesting preferences (e.g., adults preferred, ideal for married
couples with kids, or conveniently located near a Catholic church).
Discriminatory advertising can be one of the most insidious forms of discrimination based on its
widespread dissemination. Marketing is typically broad-based, reaching many people, and as such,
can have a chilling effect on the market. This is also particularly true when the discrimination is
unintentional or subconscious. Landlords who may never discriminate knowingly against a
minority applicant may not be contacted by minority potential renters due to unconscious
signaling in the advertisements. This is why, even though there are exceptions in the Fair Housing
Act for when it applies, there is no similar exception when it comes to the advertising rules.
Viewing the Unit
Viewing the unit is the most obvious, or overt, place where potential renters may encounter
discrimination because landlords or managers may discriminate based on race or disability, judge
on appearance whether a potential renter is reliable or may violate any rules, or make any other
subjective judgments. For example, if a student is wearing a T-shirt with a rap artist on the front,
a landlord may suspect that the renter could play loud music disturbing to other tenants. If a
prospective tenant arrives with many children, the landlord may be concerned that the children
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may disturb other renters. In addition, the prospective tenant may also have an accent or wear
religious symbols or jewelry which may again play into the decision to rent the unit. The
opportunity for the potential renter to view the unit, is also an opportunity for the landlord to
view the potential tenant and make value judgments based on their appearance or personal
characteristics.
Qualifying for the Lease
Landlords may ask potential renters to provide credit references, lists of previous addresses and
landlords, and employment history and salary. The criteria for tenant selection, if any, are typically
not known to those seeking to rent a home. An initial payment consisting of first and last months’
rent and security deposit are typically required. To deter “less-than-desirable” tenants, a landlord
may ask for an initial payment or security deposit higher than for others. Tenants may also face
differential treatment when vacating the unit. The landlord may choose to return a smaller portion
of the security deposit to some tenants, claiming excessive wear and tear.
Because the rental market is getting tighter, with more applicants for every available unit than ever
before, landlords who wish to do so have more cover when discriminating when choosing whom
to rent to. Because there are more applicants, there are more qualified applicants, and the potential
for discrimination arises when the landlord has to decide between multiple qualified candidates of
different demographics.
The Lease
Most apartments are rented under either a lease agreement or a month-to-month rental agreement,
both of which have advantages and disadvantages for both landlords and tenants. Some tenants
see a lease as more favorable for two reasons: the tenant is assured the right to live there for a
specific period of time and the tenant has an established rent during that period. However, some
tenants prefer the flexibility that a month-to-month tenancy provides. The lease agreement usually
includes the rental rate, required deposit, length of occupancy, apartment rules, and termination
requirements, and there are rights and responsibilities on both sides of the contract. Typically, the
rental agreement is a standard form for all units in the same building. However, enforcement of
rules contained in the lease agreement may not be standard. A landlord may choose to strictly
enforce rules for certain tenants based on their race/ethnicity, children, or a disability – raising fair
housing concerns.
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Rental Housing Services
The City of Palmdale has contracted with the Housing Rights Center (HRC) to provide fair
housing and related services.
During the last three years, HRC assisted rental housing residents in the City of Palmdale with the
resolution of a wide variety of landlord/tenant issues. Table III-4 includes a three-year tabulation
of landlord-tenant related inquiries received by HRC. Any resident in HRC’s service area can
utilize their services and expertise to navigate the complex laws facing landlords, managers and
tenants in the rental housing market. It is common for landlords, managers and tenants to take
inappropriate actions against other parties due to lack of knowledge about laws affecting tenancy
in rental housing. Oftentimes, such disputes are resolved merely through education, and do not
require the parties to file a lawsuit, or file formal complaints with the City, to enforce their rights.
During the five (5) year period studied, HRC has assisted approximately 1,559 households with
general housing inquiries. Most general housing complaints pertained to notices received from
landlords, totaling 351 complaints. Often, tenants need guidance concerning their rights and
responsibilities under a lease or month-to-month tenancy—particularly when served with notices
containing legalese that is not clear. The second most frequent inquiry type was about substandard
conditions and what remedies might be available to the tenant to obtain repairs to the unit from
the owner or management company. Repairs was another separate but related category that had
136 inquiries. Taken together, substandard conditions and repairs accounted for 360 inquiries,
exceeding the number of complaints received for notices.
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Table III-4
General Housing Inquiries (Rental)
Inquiry Category

2014-2015

2015-2016

2016-2017

2017-2018

2018-2019

Total

Eviction

23

31

31

23

13

121

Harassment

4

12

15

8

5

44

Illegal Entry

4

4

1

1

0

10

Late Fees

2

3

2

1

1

9

Lease Terms

33

11

5

13

13

75

Lockout

2

1

3

1

0

7

Notices

90

97

50

62

52

351

Parking

3

3

0

0

0

6

Pets

0

1

0

0

0

1

Refusal to Rent

0

0

0

1

1

2

Rent Increase

15

31

36

26

18

126

Section 8
Information

7

8

3

5

6

29

Security Deposit

32

24

16

8

11

91

Substandard
Conditions

48

68

41

38

29

224

Utilities

6

1

1

5

0

13

Repairs

47

31

17

19

22

136

Seeking Housing

38

34

25

14

21

132

Relocation

0

0

0

0

1

1

General
Landlord/Tenant
Information

25

23

23

30

26

127

Other Issues

14

15

8

8

9

54

393

398

277

263

228

1,559

Total:

Source: Housing Rights Center, 2020.
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Agency Coordination
Many agencies oversee the apartment rental process and related practices. This oversight includes
ensuring that fair housing laws are understood and complied with. The following organizations
have limited oversight within the rental housing market, and some of their policies are described.
California Apartment Association (CAA)
CAA is the country's largest statewide trade association for rental property owners and managers.
Incorporated in 1941 to serve rental property owners and managers throughout California, CAA
represents rental housing owners and professionals who manage more than 1.5 million rental units.
CAA has developed the California Certified Residential Manager (CCRM) program to provide a
comprehensive series of courses geared towards improving the approach, attitude and professional
skills of on-site property managers and other interested individuals. The CCRM program consists
of 31.5 hours of training that includes fair housing and ethics along with other courses.
National Association of Residential Property Managers (NARPM)
NARPM promotes standards of business ethics, professionalism, and fair housing practices in the
residential property management field. NARPM is an association of real estate professionals
experienced in managing single-family and small residential properties. The North Los Angeles
Chapter covers Palmdale. In addition, NARPM certifies its members in the standards and practices
of the residential property management industry and promotes continuing professional education.
NARPM offers 3 professional designations: Residential Management Professional, RMP®, Master
Property Manager, MPM®, and Certified Residential Management Company, CRMC®. These
certifications require educational courses in fair housing.
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IV. Analysis of Public Policy Impediments
A. Land Use Policy
General Plan
Land use policies are fundamental to ensuring housing opportunities. The Palmdale General Plan
and the Zoning Ordinance regulate the amount, location, type, and density of housing in the City
of Palmdale based on data provided by the Census, Southern California Association of
Governments (SCAG) and Regional Housing Needs Assessment. Land use policies that promote
a variety of housing options can enhance housing choice and affordability. The City of Palmdale
allows housing in six (6) zone districts as shown in Table IV-1.
Table IV-1
Land Use Designations Allowing Residential Uses
Designation

Residential

Commercial

Code

Zone

Description

A-1

Light Agriculture

Detached single-family dwellings requiring a minimum
lot size of one (1) acre per dwelling unit.

R-1

Single-Family
Residential

Detached single-family dwellings at a density of 0 to 6
dwelling units per acre.

R-2

Medium Density
Residential

R-3

Multiple-Family
Residential

R-4

High Density
Residential

MX

Mixed Use Overlay

Duplexes, multiple-family, single-family attached, and
single-family detached dwellings, at a density of 6.1 to
10 dwelling units per acre.
Duplexes, condominiums, town homes, and
apartments at a density of up to 16 dwelling units per
acre.
Duplexes, condominiums, town homes, and
apartments at a density of 30 to 50 and 50 to 60
dwelling units per gross acre.
Facilitates the coexistence of residential and
commercial land uses at a proportion that shall not
exceed a ratio of 2:1. Zone permits single-family
attached and detached, multi-family to include
condominiums, town homes, and apartments.

Sources: Palmdale General Plan, Palmdale Zoning Ordinance, 2020.
Map IV-1 illustrates the City’s land use designations.
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Map IV-1: Citywide Land Use Map

Source: City of Palmdale, 2019.
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Zoning Ordinance
The purpose of this Zoning Ordinance is to promote the public health, safety, and general welfare
and to preserve and enhance the quality of life within the City by establishing regulations to ensure
that an appropriate mix of land uses is developed in an orderly manner. To achieve this purpose,
the City desires to achieve a pattern and distribution of land uses which generally meet the
following objectives:
•
•
•
•
•
•
•
•

To implement the goals, objectives and policies of the General Plan;
To retain and enhance established residential neighborhoods, commercial and industrial
districts, public facilities, recreation, open space and other amenities;
To allow for the infill and redevelopment of areas of compatible scale and character;
To accommodate expansion of development into vacant and under-utilized lands, while
considering environmental and infrastructural constraints;
To provide a diversity of areas throughout the community characterized by differing land
use activity, scale and intensity;
To maintain and enhance significant environmental and visual resources;
To provide opportunities for economic development, including business creation and
expansion in a variety of manufacturing, service and marketing industries; and
To establish Palmdale as a distinctive community with a high quality of life and a visually
pleasing, secure environment for the City's residents and businesses.

Housing Element
The Housing Element is one of seven mandated elements of Palmdale’s General Plan. Enacted in
1969, and revised in 2008 by Senate Bill 2, housing element law requires that local governments
adequately plan to meet the existing and projected housing needs of all economic segments of
their community. The current Palmdale Housing Element identifies strategies and programs that
focus on:
1.
2.
3.
4.
5.

Conserving and improving existing affordable housing;
Providing adequate sites for residential development;
Assisting in the provision of affordable housing;
Removing governmental and other constraints to housing development; and
Promoting equal housing opportunities.

To implement these policies, the Housing Element contains different housing programs designed
to support and implement the City’s housing goals. Where relevant to this A.I. Report, housing
programs which affect fair housing are described.
These goals accommodate its designated Regional Housing Needs Assessment or RHNA
allocation. All the cities and counties in Los Angeles County have been allocated certain housing
growth objectives that will enable the region to meet its projected housing needs in the coming
years. The Southern California Association of Governments (SCAG) has been delegated with the
responsibility in developing regional growth forecasts and then assigning new housing objectives
for each city and county under SCAG’s jurisdiction. In addition to establishing an overall objective
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for new housing units for the defined planning period (2014-2021), the SCAG RHNA also
indicated the proportion of future housing units that should be accessible to households with
varying incomes. The RHNA that is applicable to Palmdale is summarized below:
•

A total of 1,395 units should be allocated to very low-income households (less than 50
percent of the Los Angeles County median income);

•

A total of 827 units should be provided for low-income (50 percent - 80 percent of the
median income) households;

•

A total of 898 units should be provided for moderate-income (80 percent - 120 percent of
the median income) households; and

•

A total of 2,332 units should be provided for households with above-moderate (more than
120 percent of the median income for the county incomes.

•

The total number of new housing units that must be accommodated during the 2014 2021 planning period is 5,452 units.

The Housing Element also describes various housing programs intended to facilitate meeting the
objectives described above. Where relevant to this Analysis of Impediments, housing programs
that affect Fair Housing are described in this report.
As indicated in the January 2015 report from the State Department of Housing and Community
Development (HCD), the 2013 - 2021 Housing Element was reviewed on January 3, 2014 and is
in compliance with State Law.
Housing Opportunities
Housing Element law requires that cities facilitate and encourage the provision of a range in types
and prices of housing for all economic and special needs groups. Local government policies that
limit or exclude housing for persons with disabilities, lower income people, people who are
homeless, families with children, or other groups may violate the Fair Housing Act. Table IV-2
highlights permitted residential uses in the City.
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Table IV-2
Housing Opportunities Permitted by Zone
Housing Type

A-1

R-1

R-2

R-3

R-4

MX

AA
AA

AA

AA

X

X

AA

AA

X

X

*
*

Two-Family (Duplex)

X

X

X

X

X
AA/SPR1

X
AA/SPR1

*

Multiple-Family

AA
AA/SPR1

AA
X

AA
X

AA

X

X

*

X

CUP

X

*

X
AA

X
AA

P*
AA

P*
X

P*
X

*

P

P

P

P

P

X

X

SPR

SPR

SPR

X

X

X

CUP

X

*

Transitional Housing

P

AA2

AA/SPR3

AA/SPR

SPR

*

Agricultural Workers

SPR

X

X

X

X

X

Single-Family Detached
Single-Family Attached

Manufactured Home
Mobile Home Parks
Senior Housing
Second Units
Community Care Facilities
(one to six persons)
Community Care Facilities,
Large (seven or more persons)
Emergency (Homeless) Shelter

*

*
*
*

Source: Palmdale Zoning Code, 17.76.010, 17.30.040, 17.41.030 - 17.41.070, 17.42.010,
17.43.010, 17.44.010, 2019.
P: Permitted by right
CUP: Requires Conditional Use Permit
AA: Administrative Approval by Director
SPR: Site Plan Review Approval
*Any uses listed as allowed within the zones to which this overlay is attached shall also be
allowed within the MX Overlay Zone per the applicable approval type.
** Allowed in conjunction with commercial use or with mixed use development plan.
X: Not permitted
1. Permit requirements for Multiple family residential uses consisting of four (4) or more
residential dwelling units on one (1) lot or project area vs. five (5) or more residential dwelling
units on one (1) lot or project area.
2. Transitional housing and supportive housing located within four (4) or fewer residential
dwelling units, subject to the requirements of Government Code Section 65651.
3. Transitional housing and supportive housing located within five (5) or more residential
dwelling units, subject to the requirements of Government Code Section 65651.
Single and Multi-Family
As discussed later in this chapter, California's Department of Housing and Community
Development (HCD) typically requires jurisdictions that require conditional use permits for
multiple family in residential zones to eliminate the requirement. The use of a conditional use
permit can at times constrain the development of multiple-family housing, because the project is
subject to a public hearing and can be appealed to the City Council. The City of Palmdale is in
compliance with HCD requirements pertaining to the zoning of multi-family developments.
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Manufactured Housing
State law requires cities to permit manufactured housing and mobile homes on lots for singlefamily dwellings provided that the manufactured home meets the location and design criteria
established in the Zoning Ordinance.3 The City’s Zoning Ordinance explicitly defines
manufactured housing as follows:
Manufactured home shall mean a residential dwelling unit manufactured in such a manner that all
concealed parts or processes of manufacture cannot be inspected before installation at the building
site without disassembly, damage, or destruction of the part that is either wholly or partially
assembled on-site as permitted by the State of California and Federal Laws.
Manufactured homes are explicitly provided for within the Zoning Ordinance "where this Code
allows the construction of a detached single family structure," provided that they are installed or
constructed in accordance with the minimum construction standards for a single family detached
home and not more than ten years has elapsed between the date of manufacture and the date of
application for the issuance of the permit to install the manufactured home.
Mobile Home Parks
State law requires that jurisdictions accommodate a mobile home park within their community;
however, a city, county, or a city and county may require a use permit. A mobile home park refers
to a mobile home development built according to the requirements of the Health and Safety Code,
and intended for use and sale as a mobile home condominium, cooperative park, or mobile home
planned unit development.4: In compliance with State Law, the City permits mobile home parks
in the R-3 (Multiple Residential) zone, subject to a Conditional Use Permit. (Palmdale Municipal
Code 17.76.010)
Accessory Units
Enacted in 2002, AB1866 requires cities to use a ministerial process to consider and approve
accessory units proposed in residential zones.5 According to HCD, a local government must
“...accept the application and approve or disapprove the ministerial application without
discretionary review...” In order for an application to be ministerial, the process must apply
predictable, objective, fixed, quantifiable, and clear standards. These standards must be
administratively applied to the application and not otherwise be subject to discretionary decisionmaking by a legislative body. The City allows accessory dwelling units in all residential zones,
permitted with an administrative approval. Therefore, the City is in compliance with AB1866.
Emergency Shelters/Transitional Housing
State law requires cities to identify adequate sites, appropriate zoning, development standards, and
a permitting process to facilitate and encourage development of emergency shelters and

3

California Government Code, § 65852.3
California Government Code § 65852.7
5 California Government Code § 65852.2
4
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transitional housing. The courts have also passed subsequent rulings.6 To that end, HCD requires
jurisdictions to designate a zone and permitting process to facilitate the siting of such uses. If a
conditional use permit is required, the process to obtain the conditional use permit may not unduly
constrain the siting and operation of such facilities. The Zoning Ordinance was revised for
compliance with State Law (SB 2) in November 2012. The City’s Zoning Ordinance provides for
emergency (homeless) shelters in the R-3 zone with a conditional use permit and the C-2 zone as
a right. Within the A-1 zone, Transitional and Supportive Housing are a permitted use within a
single-family dwelling unit. Within the R-1, R-2, and R-3 zones, Transitional and Supportive
Housing within four or fewer units is permitted with administrative approval, and within the R-2,
R-3, and R-4 zones such housing is permitted within 5 or more units with Site Plan Review
approval. Therefore, the City is in compliance with SB 2.
Residential Care Facilities
The Lanterman Developmental Disabilities Services Act declares that mentally, physically, and
developmentally disabled persons, children and adults who require supervised care are entitled to
live in normal residential settings. State law requires that licensed residential care facilities serving
six or fewer persons be treated as a residential use under zoning, be allowed by right in all
residential zones, and not be subject to more stringent development standards, fees, taxes, and
permit procedures than required of the same type of housing (e.g., single-family homes) in the
same zone.7 Map IV-2 and Table IV-3 illustrate the distribution of such facilities throughout
Palmdale.
The City allows licensed residential care facilities serving six (6) or fewer clients as a principally
permitted use in the A-1, R-1, R-2, R-3 and R-4 zones. As of 2020, 57 licensed residential care
facilities provide accommodations to over 345 residents as shown in Table IV-3. Residential care
facilities serving seven (7) or more clients are allowable in the R-2, R-3 and R-4 zones, subject to
site plan review approval.

6
7

Hoffmaster v. City of San Diego, 55 Cal.App.4th 1098.
California Welfare and Institutions Code, §5000 et. seq. California Health and Safety Code, §1500 et. seq.
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Map IV-2
Licensed Residential Care Facilities

10
1

29
33

9
50
3614

34
53

4023
46
27 48

24

16
32
31
56
21
45
22
30

2
12

6

18
25
43 17

55

35
26

54
4152 44
39

49

4
20

11
5

57

47
15

13

7

2838
193751
8

3
42

LEGEND:
Adult Residential Facility

Adult Day Care

1 3Faces Ranch
16 Lweaver Homes Inc.
2 Antelope Valley Care Home #2 17 Palmdale Care Facility
Antelope
Valley
Foundation
18
Palmdale Care Facility 2
3
19 Paradise Lighthouse
4 Blissful Residential Care

30 SVS - Palmdale Adult Day Program

5 Brownstone Care Home #1 20 RBG Residential Home
6 Campos Care Home
21 Sage Tree Residential Care Home
7 Contes Residential Care
22 Shy Home
8 The Devenport Home
23 Sungate Care Facility
9 Dyer Adult Residential Facility 24 Turnus Adult 2
10 Dyer Necessities Adult Res. Fac. 25 Turner’s Residential Facility
11 Kelly House Inc.
12 Lorraine’s Quality Homes
13 Louise House 2
14 Louise House 3
15 Louise House 4

City of Palmdale

26 Verbena Court
27 Vibrant Living Home

Elderly Assisted Living

24-HR Residential Care for Children

31 A Touch of Paradise
32 A Touch of Paradise at Kesington

43 Excellent Home Care, LLC II
44 Guinto Home Care Inc.

55 Hayden Small Family Home
56 Wauls Family Home
57 White Small Family Home

33 AAA’s Elderly Care Inc.

45 H&M Care Home Inc.

34 Americana RCFE
35 Anaverdes Villa
36 Anabelle’s Cottage

46 High Desert Manor III
47 Independent Enterprise Health Care Inc.
48 Ivan Banner Boarding Care

37 Ark Care Home LLC
38 Best Elder Care
39 Best Elder Care III

49 JW Care Home
50 Mariposa Residential Care
51 Palmdale Court Care Home

Capland Senior Living
28 VIP Adult Residential Facility 40
41 Durando Home II
29 White’s Adult Home LLC
42 Durando Home Inc. III
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52 Palmdale Senior Villa LLC
53 Pink Coral Residence II
54 Villa de Sofia Retirement Home
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Table IV-3
Licensed Residential Care Facilities
No.

Facility

Address

Capacity

Adult Residential Facility

1

3Faces Ranch

2039 West Avenue M-12

6

2

Antelope Valley Care Home #2

39717 171 Street E.

6

3

Antelope Valley Foundation, Inc.

36448 Rodeo Street

6

4

Blissful Residential Care

5059 Keston Drive

6

5

Brownstone Care Home #1

36736 Fiddleneck Court

4

6

Campos Care Home

226 E. Avenue Q-3

6

7

Contes Residential Care

6895 Contes Street

6

8

The Davenport Home

5722 Paddington Drive

6

9

Dyer Adult Residential Facility

40643 Champion Way

4

10

Dyer Necessities Adult Residential Facility

41853 Yuma Court

4

11

Kelly House Inc.

1859 Upper Court

6

12

Lorraine's Quality Homes

2641 East Avenue Q-4

4

13

Louise House 2

6455 Tuscan Court

6

14

Louise House 3

40138 Watford Way

4

15

Louise House 4

36648 Rose Street

4

16

LWeaver Homes Inc.

39801 171st Street East

4

17

Palmdale Care Facility

2810 E. Avenue R-15

4

18

Palmdale Care Facility 2

37632 Dalzell Street

4

19

Paradise Lighthouse

6025 Lighthouse Lane

4

20
21
22

RBG Residential Home
Sage Tree Residential Care Home
Shy Home

5052 Rainer Avenue
38591 Sage Tree Street
38460 Yucca Tree Street

6
4
4

23

Sungate Care Facility

3441 Sungate Drive

4

24

Turnus Adult 2

39207 Cockney Street

4

25

Turner's Residential Facility

2923 East Avenue R-10

4

26

Verbena Court

37318 Verbena Court

4

27

Vibrant Living Home

39301 Jefferson Drive

4

28

VIP Adult Residential Facility

37636 Ruby Lane

6

29

White's Adult Home LLC

4054 Tournament Drive

4

38420 5th Street West STE A-D

60

Adult Day Care

30

SVS – Palmdale Adult Day Program

Elderly Assisted Living
31

A Touch of Paradise

38917 Kensington Way

6

32

A Touch of Paradise at Kensington

38954 Kensington Way

6
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No.

Facility

Address

Capacity

33

AAA's Elderly Care Inc.

3960 Woburn Court

6

34

Americana RCFE

40558 16th Street West

6

35

Anaverdes Villa

37335 Paintbrush Drive

6

36

Anabelle's Cottage

3732 Vitrina Lane

5

37

Ark Care Home LLC

37616 Ribbon Lane

6

38

Best Elder Care

37620 Simi Street

6

39

Best Elder Care III

38648 Cortina Way

6

40

Capland Senior Living

39927 Capland Drive

6

41

Durando Home II

38757 37th Street East

6

42

Durando Home Inc. III

36235 43rd Street East

6

43

Excellent Home Care, LLC II

37208 27th Street East

6

44

Guinto Home Care Inc.

38645 Easton Street

5

45

H&M Care Home Corp

744 Vandal Way

6

46

High Desert Manor III

39949 Westcliff Street

6

47

Independent Enterprise Health Care Inc.

36722 Rose Street

6

48

Ivan Banner Boarding Care

39409 Daylily Place

6

49

JW Care Home

37944 Moondance Drive

5

50

Mariposa Residential Care

3434 Tamarisk Drive

6

51

Palmdale Court Care Home

37656 SImi Street

6

52

Palmdale Senior Villa LLC

38719 37th Street East

6

53

Pink Coral Residence II

40343 N. 15th Street West

6

54

Villa de Sofia Retirement Home

4139 Terra Verde Drive

6

24-Hour Residential Care for Children
55

Hayden Small Family Home

37606 Patty Court

2

56

Wauls Small Family Home

1551 Tigertail Court

4

57

White Small Family Home

36426 Geiger Avenue

4

Total

345

Source: State of California, 2020.
https://secure.dss.ca.gov/CareFacilitySearch/
Fair Housing Impediment Study: Review of the General Plan and Zoning Ordinance
This Analysis of Impediments to Fair Housing Choice includes the review the General Plan and
the Zoning Code in order to identify regulations, practices and procedures that may act as barriers
to the development, siting and use of housing for individuals with disabilities. In addition to the
review of these City documents, City Planning and Building Department staff has been
interviewed. Non-profit developers specializing in the creation of housing designed to address the
special needs of persons with disabilities were solicited for their input. The data were analyzed to
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distinguish between regulatory and practice impediments described by the jurisdiction. Table IV4 summarizes the results of this study.
Table IV-4
Fair Housing Impediment Study
Type of
Impediment
“Practice or
Regulatory”

Compliance
Yes or No

Impediment
Description

Jurisdiction Practice

Comment

Regulatory

Yes

Definition of
“Family”

No definition of
“Family” is contained in
the Zone Code.

City uses “Family”
definition set forth in
State Codes.

Regulatory

Yes

Definition of
“Disability”

No definition of
“Disability is contained
in the Zone Code.

City uses “Disability”
definition set forth in
State Codes.

Yes

Personal
Characteristics of
residents
considered?

City does not regulate
or consider residents
personal
characteristics.

City encourages and
permits ADA housing
improvements and offers
ministerial approval of
reasonable
accommodations.

Practice

Yes

Mischaracterize
ADA housing as
“Boarding,
Rooming House or
Hotel”?

City provides for
various group housing
types as mandated by
State law.

City complies with State
law regarding housing
opportunities. City does
not restrict housing
opportunities for
individuals with
disabilities.

Practice

Yes

On-site supporting
services permitted

City provides for on-site
ADA supporting
services.

City complies with State
law regarding ADA
services.

Yes

Restrict number of
unrelated persons
residing together if
they are disabled

City complies with
State law regarding
number of unrelated
persons residing on-site
regardless of
disabilities.

City does not distinguish
between able or disable
when addressing the
number of unrelated
persons residing on-site.

Yes

Allow ADA
Modifications in
municipal-supplied
or managed
housing

City does not own or
manage public housing.
City encourages ADA
access.

City Housing Authority
complies with State law.
City encourages ADA
access modifications.

Practice

Regulatory

Regulatory

City of Palmdale

Pg. IV-11

Analysis of Impediments

Analysis of Public Policy Impediments
Type of
Impediment
“Practice or
Regulatory”

Compliance
Yes or No

Impediment
Description

Jurisdiction Practice

Comment

City requires a public
hearing for all zoning
variance as required by
State law.

City complies with State
law regarding the
granting of variances and
exceptions to zoning and
land-use rules.

Residential Mixed
Land Use
Standards

City provides for
commercial/residential
mixed land use in the
MX Overlay Zone.

The MX Zone includes
permitted uses, uses
subject to the Director’s
review and uses subject
to a CUP or Site Plan
Review. The MX Zone
permits a residential
density of 10 DU/ac.

Yes

Zoning Exclusion
regarding
Discrimination

City does not exclude
or discriminate housing
types based on race,
color sex, religion, age,
disability, marital or
family status, creed or
national origin.

All City zoning and land
use regulations and
policies comply with
Federal and State law
regarding the prohibition
of discrimination.

Regulatory

Yes

Senior Housing
Restrictions &
Federal Law

City permits multifamily senior housing in
accordance with zoning
standards.

Regulatory

Yes

Zoning for ADA
accessibility

City’s Building Code
provides for ADA
access.

Regulatory

Regulatory

Regulatory

Regulatory

Yes

Yes

Yes

Variances &
Exceptions to
zoning and landuse rules.

Occupancy
Standards and
Limits

Regulatory

Yes

Zoning for Fair
Housing

Regulatory

Yes

Handicap Parking
for Multi-Family
Development
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City zone code does not
limit occupancy. The
State Building and
Housing Codes
establish criteria to
define overcrowding.
City’s Housing Element
promotes Fair Housing,
Zone Code does not
conflict with that
policy.
City’s Building Codes
require 1 handicap
parking space for each
40 required parking
spaces.

Developers often request
variances regarding the
reduction of unit size and
required off-street
parking.
City’s zone code defers to
the California Building
Code regarding ADA
access. (Title 8, Chapter
8.04.201)

City codes comply with
State law.

City’s General Plan
promotes and requires
compliance with all Fair
Housing laws and
policies.
City codes comply with
State and Federal
requirements.
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Type of
Impediment
“Practice or
Regulatory”

Regulatory

Regulatory

Regulatory

Regulatory

Compliance
Yes or No

Impediment
Description

Jurisdiction Practice

Comment

Developers often request
modification of housing
standards for senior
citizen housing such as
smaller dwelling sizes and
reduced off-street
parking.

Yes

Is a CUP required
for Senior
Housing?

City does not
distinguish between
senior citizen housing
and other single-family
or multi-family housing.

Yes

Does City
distinguish
between housing
for persons with
disabilities housing
and other types of
single-family or
multi-family
housing?

City does not require a
CUP for housing for
persons with
disabilities.

City complies with State
and Federal law regarding
ADA designed housing.

Yes

How are “Special
Group Housing”
defined in the zone
code?

City defines “Special
Group Housing” as set
forth in State law.

City complies with State
and Federal law regarding
“Special Group Housing”.

Yes

Do the City’s
Building and
planning codes
make specific
reference to
accessibility
requirements as
set forth in the
1988 Fair Housing
Act?

City adopted California
State Building &
Housing Codes.

Building Department
reviews all plans for
compliance with adopted
codes. Monitoring is the
responsibility of the
building department.

The City of Palmdale is committed to furthering and improving fair housing opportunities so that
all people have the opportunity to find suitable housing in the community. To that end, the City
contracts with a fair housing service provider to provide landlord/tenant education, conduct
testing of the rental and ownership market, and investigate and mediate housing complaints where
needed. The City periodically prepares the required federal planning reports, including the analysis
of Impediments to Fair Housing Choice, to document the City’s progress in improving and
maintaining fair housing opportunities. The City of Palmdale has adopted General Plan policies
and programs that promote Fair Housing goals and objectives in accordance with State mandate.
All City Planning and Building regulations implement the City’s adopted polices with respect to
Fair Housing.
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B. Development Policy
Development Standards
The Zoning Ordinance provides design and development standards regarding where housing can
be located. The Zoning Ordinance establishes minimum residential development standards to
ensure the construction of quality housing, to preserve and protect neighborhoods, and to further
broader City goals. Table IV-5 summarizes these standards.
Table IV-5
Residential Development Standards
Standard

Density (units/acre)
Minimum Lot Size (sf.)
Maximum Lot Coverage

Zone
A-1

R-1

R-2

R-3

R-4

0.0 - 1.0

0.0 - 6.0

6.1 - 10.0

up to 16.0

30-60

1-acre

7,000

4,000/du

20,000

40,000

n/a

40%

50%

50%

80%

2.0

2.0

3.0

5.0

15/20

20/15

20/15

0-5/15

1-covered
space per
DU

1 covered
space per
DU

Maximum Height (stories)

2.0

Front/Rear Yard (ft.)

35/35

Parking Space Requirement

2-spaces in a garage.

Source: Palmdale Zoning Ordinance, 2015.
Local Government Fees

Since the passage of Proposition 13 in 1978, local governments have had to diversify their revenue
sources. As reliance on General Fund revenues declined, local governments began charging service
fees and impact fees to pay for City services needed to support the development of new housing.
The City currently charges fees and assessments to cover the costs of processing permits and
providing services for residential projects.
Table IV-6 compares the minimum fees charged by Palmdale with those of Santa Clarita and
Lancaster. As indicated in the table, the fees charged by the City are reasonable with respect to
those of the neighboring communities surveyed. Given the modest level of City fees, such fees
are not deemed to be a constraint to the production of single-family housing in Palmdale.
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Table IV-6
Comparison of City Permit Fees
Permit

Palmdale

Santa Clarita

Lancaster

$1,750 - $2,250 +
$15/unit

$7,225

$11,675

-

-

$2,553

$1,750

$1,525 - $6,430

$6,280

Tentative Tract

$3,000 + $25 /lot

$21,525 +
$250/lot

$10,600

Tentative Parcel Map

$3,000 + $25/lot

$15,545 + 30%

$9,445

Lot Line Adjustment

$850 + $30/lot

$1,925

$133

$3,000

$22,745

$9,545

$3,000 +
$50/acre

$19,277

$12,330

$2,250

$33,700

$12,330

$750

$3,573

$1,380

Conditional Use Permit
Conditional Use Permit Modification
Variance

Zone Change
General Plan Amendment
Zoning Regulation Amendment
Appeal Planning Commission

Source: Cities of Palmdale, Santa Clarita and Lancaster, 2019.

Palmdale Fee Resolution 2017; Palmdale Engineering & Transportation Division Fee Schedule 2014
Santa Clarita Planning Division Fee Schedule 2019; Santa Clarita Engineering Service Fees 2019
Lancaster Planning Fee Schedule 2015

State law allows local governments to charge fees as necessary to recover the reasonable cost of
providing services. State law also allows local governments to charge impact fees provided the fee
and the amount have a reasonable nexus to the burden imposed on local governments. Title 3 of
Palmdale's Municipal Code clarifies that nexus with respect to public facilities: "All public facility
development impact fees paid and collected as authorized by this chapter must be placed in one
or more funds and used solely for the purpose of constructing, expanding, or rehabilitating the
public facilities set forth in the Public Facilities Impact Fee Final Report, dated December, 2003.
(Ord. 1233 § 1, 2004)" In addition to public facilities, the City of Palmdale requires impact fees
for Parkland Development, Drainage, Traffic Impact, and Fire Facilities. While the fees in
Palmdale constitute a high percentage of housing development prices, the fees are necessary to
provide an adequate level of services and mitigate the impacts of housing development. To
facilitate affordable housing development and to offset the impact of these fees on development
costs, the City can “gap-finance” projects with various sources.
Building Codes
Building codes are enacted to ensure the construction of quality housing and further public health
and safety. Ensuring that buildings are accessible to people with disabilities is an important way to
improve fair housing. However, the rigid adherence to non-essential codes may indirectly create
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discriminatory impacts on people with disabilities. The following discusses the City’s building
codes and applicability to persons with disabilities.
The City of Palmdale has adopted the 2013 edition of the California Building Code, based upon
the 2012 International Building Code with local amendments. California cities are required to
adopt the California Building Standards Code (Title 24 of the California Code of Regulations).
The Code is a set of uniform health and safety codes covering building, electrical, mechanical,
plumbing, fire safety, and other issues. Uniform codes are considered the minimum acceptable
standards for health and safety. The California Building Standards Commission updates these
codes every three years based on updates to uniform codes adopted by professional associations
(such as the ICBO).
State law allows cities to add local, more restrictive, amendments to the California Building Code,
provided such amendments are reasonably necessary to address local climatic, geological, or
topographic conditions. The City has adopted local amendments to address fire hazards, seismic
conditions, wind conditions and minimal construction techniques for heavy rains and floods
caused by special environmental conditions. None of these amendments directly or indirectly
limits the type of housing opportunities available to disabled people, nor limits access to housing.
All local amendments are intended to strengthen and enhance building and safety standards to
provide safer housing opportunities and disabled access to housing in excess of California’s
current requirements.
Accessibility Standards
Cities that use federal funds must meet federal accessibility guidelines that accommodate people
with disabilities. For new construction and substantial rehabilitation, at least 5 percent of the units
must be accessible to persons with mobility impairments and an additional 2 percent of the units
must be accessible to persons with sensory impairments. New multiple-family housing must also
be built so that: 1) the public and common use portions of such units are readily accessible to and
usable by disabled persons; 2) the doors allowing passage into and within such units can
accommodate wheelchairs; and 3) all units contain adaptive design features.8
The Federal Department of Housing and Urban Development also recommends, but does not
require, that the design, construction and alteration of housing units incorporate, wherever
practical, the concept of visitability. This recommendation is in addition to requirements of
Section 504 and the Fair Housing Act. Recommended construction practices include wide enough
openings for bathrooms and interior doorways and at least one accessible means of egress/ingress
for each unit.9
The City’s adopted Building Code contains and incorporates the latest accessibility standards
promulgated by the state and federal government. The City checks plans for compliance with State
and Federal accessibility law so that privately owned and publicly assisted housing with four or
more units meets accessibility requirements of the Fair Housing Act. The City of Palmdale
enforces all federal and state accessibility laws but does not require additional accessibility
standards in excess of state and federal law.
8
9

Section 804(f)(3)(C) of the Fair Housing Act
HUD Directive, Number 00-09.
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Reasonable Accommodation
Because a portion of the Palmdale housing stock was built well before the advent of modern
accessibility standards, there are times when residents need to modify their home to allow access
for persons with disabilities. The City encourages property owners to install features that
accommodate people with disabilities (e.g., ramp to the front door, stepless showers, wheelchair
lifts, adjustments to counters and water fixtures, etc.). Such requests are approved upon payment
of building permit and plan check fees, as applicable.
In 2001, the State Office of the Attorney General issued a letter encouraging local governments
to adopt a reasonable accommodation procedure.10 The Department of Housing and Community
Development has also urged the same. The federal Fair Housing Act and California Fair
Employment and Housing Act impose an affirmative duty on local governments to make
reasonable accommodation when such accommodation may be necessary to afford disabled
persons an equal opportunity to use and enjoy a dwelling. The State Attorney also provided
guidance on the preferred procedure.
The City of Palmdale adopted Zoning Ordinance Amendment 04-02 on July 12, 2004 which
established a formal procedure for persons with disabilities seeking equal access to housing to
request reasonable accommodation in the application of the City’s zoning laws and to establish
relevant criteria to be used when considering such requests.
In the City of Palmdale, a request for reasonable accommodation may be made by any person with
a disability, their representative or any entity, when the application of a zoning law or other land
use regulation, policy or practice acts as a barrier to fair housing opportunities. A person with a
disability is defined as a person who has a physical or mental impairment that limits or substantially
limits one or more major life activities, anyone who is regarded as having such impairment or
anyone who has a record of such impairment. The City’s reasonable accommodation process is
intended to apply to those persons who are defined as disabled under the Federal Fair Housing
Act and the California Fair Employment and Housing Act. A request for reasonable
accommodation may include a modification or exception to the rules, standards and practices for
the siting, development and use of housing or housing-related facilities that would eliminate
regulatory barriers and provide a person with a disability equal opportunity to housing of their
choice. Requests for reasonable accommodation may be submitted on an application form
provided by the Planning Division, or in the form of a letter, to the Planning Manager and shall
contain the following information:
a.
b.
c.
d.
e.

The applicant’s name, address and telephone number;
Address of the property for which the request is being made.;
The current actual use of the property;
The basis for the claim that the individual is considered disabled under the Acts;
The zoning code provision, regulation or policy from which reasonable accommodation
is being requested; and
f. Why the reasonable accommodation is necessary to make the specific property accessible
to the individual.

10

State Office of Attorney General, May 15, 2001.
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If the project for which the request for reasonable accommodation is being made also requires
some other discretionary approval (including but not limited to, conditional use permit, site plan
review, general plan amendment, zone change, annexation, etc.) then the applicant shall file the
information required together for concurrent review with the application for discretionary
approval.
Requests for reasonable accommodation are reviewed subject to an Administrative Review
procedure. Generally, applications for reasonable accommodations shall be submitted to the
Planning Division. In making a determination regarding the reasonableness of a requested
accommodation, the City considers the following factors:
1.
2.
3.
4.
5.
6.

Special need created by the disability;
Potential benefit that can be accomplished by the requested modification;
Potential impact on surrounding uses;
Physical attributes of the property and structures;
Alternative accommodations which may provide an equivalent level of benefit;
In the case of a determination involving a single-family dwelling, whether the structure
would be considered a single housing unit if it were not using special services that are
required because of the disability of the residents;
7. Whether the requested accommodation would impose an undue administrative burden on
the City; and
8. Whether the requested accommodation would require a fundamental alteration in the
nature of a City program or law, including but not limited to land use and zoning.
In evaluating an application regarding the reasonableness of a requested accommodation, the
Planning Manager shall determine that the request satisfies the requirements and, if granted, is
consistent with the General Plan and all applicable codes and ordinances. Prior to rendering a
decision, the Planning Manager provides written notice to contiguous property owners of the
request for reasonable accommodation. Such notice shall contain a description and location of the
request and the anticipated decision date, and shall allow ten (10) days to submit comments to the
City. Upon receipt of response(s) from contiguous owner(s) or the passage of ten (10) days,
whichever occurs first, the Manager may render a decision. (Palmdale Zoning Code, 17.26.100)
Permit Processing
Development permit procedures are designed to ensure that residential development proceeds in
an orderly manner so as to ensure the public’s health, safety, comfort, convenience, and general
welfare. Although permit processing procedures are a necessary step, unduly burdensome
procedures can subject developers to considerable uncertainty, lengthy delays, and public hearings
that cumulatively make a project financially infeasible.
State law requires communities work toward improving the efficiency of building permit and
review processes by providing one-stop processing, thereby eliminating the necessary duplication
of effort. The Permit Streamlining Act helped to reduce governmental delays by limiting
processing time in most cases to one year and requiring agencies to specify the information needed
to complete an acceptable application.11
11

Government Code Section 65920 et seq.
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The City’s development approval process is designed to accommodate, not hinder, development.
The City of Palmdale is committed to processing a project application within 30 days of submittal
to deem a project application complete or incomplete. Once a project is deemed complete, it is
scheduled for a hearing before either the Hearing Officer or the City Planning Commission. A
project only proceeds to the City Council if it requires a legislative act such as a General Plan
Amendment or Zone Change or if it is appealed. In total, the entire process takes approximately
10-15 weeks to complete, depending on the type of applications and the approvals necessary.
If a housing project does not require a discretionary approval (four or fewer dwelling units requires
an administrative approval only), the average time for processing a plan check is 4-8 weeks. If the
project requires a discretionary approval as previously described, the process, due to noticing
requirements, project revisions, and the generation of staff reports, typically takes eight to twelve
weeks. If the project requires a legislative act by the City Council such as a General Plan
Amendment or Zone Change in conjunction with the discretionary project, an additional five to
six weeks is typically required to allow for preparation for and scheduling of the public hearing.
To mitigate the entitlement costs involved with developing affordable housing, the City allows
priority development review processing for low and moderate income housing applications, as
well as housing for the elderly. Expedited review processing can be concluded in 4-6 weeks.
Processing times vary with the complexity of the project. Single-family homes and other minor
tenant improvements can typically be processed with a 3-4 week turnaround time. Other projects
requiring Conditional Use Permits, Zoning Ordinance Amendments, or other discretionary
actions necessitate a higher level of review, resulting in a longer processing timeline. As supported
by reasonable processing times, and the relative facility of permit procedure, the City's processing
and permit procedures do not constrain the development of housing.
Assessment
HCD reviews development processing procedures to ensure that such procedures facilitate and
encourage the construction of housing for all income levels. HCD often considers that a
conditional use permit on multiple-family housing subjects the project to "NIMBY"ism that leads
to rejection of a project that otherwise complies with City regulations. The determination often is
predicated on whether sufficient sites are available within a city to accommodate their share of
regional housing needs.
State law prohibits a local agency from disapproving a low-income housing development, or
imposing conditions that make the development infeasible, unless one of six conditions exists.
Three conditions are of most import: 1) the project would have an unavoidable impact on health
and safety which cannot be mitigated; 2) the neighborhood already has a disproportionately high
number of low income families; or 3) the project is inconsistent with the general plan and the
housing element is in compliance with state law.12

12

Government Code Section 65589.5.
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Community Representation
The City values citizen input on how well city government serves its residents. The City Council
relies on its Planning Commission, advisory commissions, and boards to provide advice and
recommendations in areas of City services. Palmdale makes an effort to ensure that advisory
boards and commissions reflect the diversity of the City’s residents. Boards, commissions, and
advisory committees that have responsibility for land use, building, and other policies that could
affect fair housing choice include the Planning Commission.
Public Housing Authority (PHA) Tenant Selection Procedures
There are no public housing sites located within the City of Palmdale; however, the Los Angeles
County Development Authority (LACDA), formerly the Housing Authority of the County of Los
Angeles (HACOLA) does own and operate public housing in nearby Quartz Hill. The City
reviewed LACDA’s tenant selection procedures for the units available in Quartz Hill. This review
did not reveal any impediments to fair housing choice. Based on information provided by
LACDA, no complaints were received from prospective tenants alleging discrimination or unfair
practices in the Housing Authority’s selection of tenants to occupy public housing projects.
Residential Anti-Displacement Policy
It is the policy of the City of Palmdale to comply with the requirements of Section 104(d) of the
Housing and Community Development Act of 1974 with respect to the prevention and
minimization of residential displacement as a result of the expenditure of HUD assistance. The
City’s Consolidated Plan, Chapter III, provides the City of Palmdale Residential AntiDisplacement Policy. The City’s Citizen Participation Plan specifies the Residential AntiDisplacement Policy for HUD programs operated by the City of Palmdale.
C. Housing-Employment-Transportation Linkage
This section addresses how Palmdale furthers fair housing for its residents through housing,
employment and transit policies and services. The section concludes with an analysis of transit to
determine if there are impediments to fair housing that become apparent upon examination of the
locations and concentrations of housing and employment centers in relation to public
transportation routes in the City.
Housing Programs
The 2014-2021 Housing Element sets forth the City's housing goals, policies, programs, and
objectives to address the identified housing needs and constraints, utilizing the resources available
to the City. The following sections describe each of the issues and policies to be implemented in
the City to achieve its housing goals during the current planning period.
Goal No. H1 - The City of Palmdale will promote the construction of new housing affordable to
all income groups.
Objective H1.1: Provide adequate sites at a range of densities to accommodate future housing
needs.
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•
•
•
•
•
•
•

Policy H1.1.1: Encourage a variety of housing types such as single-family attached
(townhouses), multifamily units, planned unit developments, mixed- use housing and
other housing types that make housing more affordable.
Policy H1.1.2: Encourage the development of new affordable units through the provision
of incentives.
Policy H1.1.3: Encourage the development of housing affordable to lower income groups
in areas well served by public transportation, schools, retail and other services.
Policy H1.1.4: Ensure that all necessary support services can be provided to new
developments.
Policy H1.1.5: Replace housing units demolished by City action.
Policy H1.1.6: Enforce minimum standards for new residential construction as provided
by the Citywide Zoning Ordinance adopted in 1994.
Policy 1.7: Expedite permit processing.

Goal No. H2 - The City of Palmdale will preserve and improve the existing supply of affordable
housing.
Objective H2.1: Bring existing housing units up to an established standard of habitability.
•
•
•
•

Policy H2.1.1: Enforce existing standards of habitability.
Policy H2.1.2: Provide rehabilitation assistance to homeowners and to owners of
multifamily rental housing when those owners agree to maintain the affordability of
assisted units.
Policy H2.1.3: Provide grants and loans to owner-occupants of single-family homes and
mobile homes for emergency repairs and rehabilitation.
Policy H2.1.4: Require that all units developed under any of the City affordable housing
programs remain affordable for the longest possible time or at least 30 years.

Objective: H2.2: Maintain the affordability of leased mobile home spaces for seniors and lowincome families.
•

Policy H2.2.1: Use regulatory and financial tools to make mobile home spaces permanently
affordable.

Objective H2.4: Preserve existing units with expiring federal, state or local subsidies.
•

Policy H2.4.1: Preserve or replace units with expiring subsidies.

Goal No. H3 - The City of Palmdale will remove government constraints on housing.
Objective H3.1: Assess financial impacts of zoning changes on housing affordability.
•
•

Policy H3.1.1: Assess financial impacts of zoning changes on housing affordability.
Policy H3.1.2: Assess feasibility of land use concessions and fee reductions to make new
housing more affordable.
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•

Policy H3.1.3: Revise the Zoning Ordinance when necessary to remove constraints in
compliance with State law.

Goal No. H4 - The City of Palmdale will promote equal housing for all persons regardless of race
or color, religion, sex, familial status, ancestry or handicap (California’s Fair Employment and
Housing Act protects against housing discrimination on the basis of color, disability – including
AIDS or HIV status – familial status, marital status, national origin, race, religion, sex, sexual
orientation and source of income.)
Objective H4.1: Promote fair housing practices and prohibit discrimination.
•
•
•

Policy H4.1.1: Ensure compliance with fair housing laws by adopting development
guidelines that encourage the development of mixed income housing in every zone district
and in every area of the community.
Policy H4.1.2: Provide fair housing services that include public information, counseling
and investigation.
Policy H4.1.3: Prohibit discrimination in housing.

Goal No. H5 - The City of Palmdale will adequately house households with special needs.
Objective H5.1: Expand the supply of affordable housing for senior citizens.
•
•
•
•

•

Policy H5.1.1: Permit a variety of housing types for seniors including dependent housing
units and congregate housing with services.
Policy H5.1.2: Support independent living for the elderly and disabled.
Policy H5.1.3: Establish and maintain standards for units designated as senior units to
ensure that these units are accessible and convenient for older persons.
Policy H5.1.4: Encourage creation of senior housing with convenient access to
transportation and commercial, recreational, cultural, civic and senior services by
establishing a Senior Housing Target Area near the Senior Center in downtown Palmdale
and by providing financial incentives for development of senior housing units in this target
area.
Policy H5.1.5: Conduct a design review to ensure that units designated as senior units are
accessible and meet established design guidelines for such units.

Objective H5.2: Address the problems of homeless persons
•
•
•
•

Policy H5.2.1: Provide emergency food, shelter and referrals to homeless and very lowincome individuals and families in Palmdale.
Policy H5.2.2: Maintain adequate sites or land use categories where the development of
shelters for the homeless is permitted.
Policy H5.2.3: Cooperate in regional homeless assistance feasibility studies.
Policy H5.2.4: Provide referral services and accept referrals from the new Antelope Valley
Access Center for emergency housing placement.

Objective H5.3: In compliance with California Community Redevelopment Law, fund affordable
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multifamily rental housing for families.
•

Policy H5.3.1: Ensure that units for large families are included in new affordable rental
housing development.

Objective H5.4: Increase handicapped access to housing
•
•
•

Policy H5.4.1: Ensure access for the disabled in residential, commercial and public
structures.
Policy H5.4.2: Provide assistance to lower income households in retrofitting their homes
for handicapped access.
Policy H5.4.3: Educate property managers about the reasonable accommodation
provisions of the Americans with Disabilities Act and federal and state fair housing laws
through the PAC program and the fair housing services provider.

Goal No. H6 - The City of Palmdale will implement energy and water conservation measures.
Objective H6.1: Implement energy and water conservation measures.
•
•
•
•

Policy H6.1.1: Ensure that energy and water conservation measures are included in all new
development through the use of an energy conservation checklist.
Policy H6.1.2: Inform the public about retrofitting their homes with energy and water
conservation measures.
Policy H6.1.3: Incorporate xeriscape as a condition of approval for all subdivisions and
housing projects.
Policy H6.1.4: Enforce all California Building Code and California Administration Code
Title 24 conservation measures.

Goal No. H7 - The City of Palmdale will enhance the vitality and safety of existing residential
neighborhoods.
Objective H7.1: Maintain and improve residential neighborhoods.
•
•
•
•

Policy H7.1.1: Actively enforce compliance with health, safety, building, fire, law
enforcement and other regulations in all neighborhoods.
Policy H7.1.2: Actively enforce the City’s property maintenance ordinance.
Policy H7.1.3: Improve property maintenance and management by training owners and
managers.
Policy H7.1.4: Develop ways to maintain and improve the appearance of residential
neighborhoods.

Goal No. H8 - The City of Palmdale will promote neighborhood versatility by encouraging a mix
of new housing alternatives to increase affordability and promote home ownership.
Objective H8.1: Use planning and land use techniques to create more affordable new housing.
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•
•
•
•

Policy H8.1.1: Encourage voluntary inclusionary housing.
Policy H8.1.2: Evaluate the feasibility of small lot, reduced setbacks or other modifications
to reduce costs.
Policy H8.1.3: Encourage mixed use housing in designated areas along transportation
corridors and other commercial strips.
Policy H8.1.4: Encourage transit-oriented development near the Palmdale Transportation
Center.

Public Services and Facilities
A variety of public services and facilities are available to Palmdale residents. Some of the key
facilities and services are identified in Table IV-7.
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Table IV-7
Public Services and Facilities
Public Facility

Location

Palmdale City Hall

38300 Sierra Highway

Palmdale Amphitheater

2723 Rancho Vista Boulevard (Ave. P)

Palmdale City Library

700 E. Palmdale Boulevard

Palmdale Playhouse

38334 10thStreet East

Palmdale Regional Airport

39516 N. 25thStreet East

Palmdale Transportation Center

3900 Clock Tower Plaza Drive

Barrel Springs Trail and Arena

Sierra Highway & Barrel Springs Road

Best of the West Softball Complex

2723-F Rancho Vista Boulevard

Chimbole Cultural Center

38350 Sierra Highway

Hammack Activity Center

815 E. Avenue Q-6

Joe Davies Heritage Airpark at Palmdale Plant
42

2001 East Avenue P

Joshua Ranch Trail

Located near Highland High School

Legacy Commons for Active Seniors

930 E. Avenue Q-9

Poncitlán Square

38315 9th Street East

South Valley WorkSource Center

1817 E. Avenue Q, Suite A-12

Desert Sands Park

39117 3rd Street East

Domenic Massari Park

37716 55th Street East

Hillside Park

41003 50th Street West

Manzanita Heights Park

431 Mesa Verde Avenue

Marie Kerr Park

39700 30th Street West

Marie Kerr Recreation Center

2723-A W. Rancho Vista Boulevard

Marie Kerr Park Pool

2723-C W. Rancho Vista Blvd.

Melville J. Courson Park

38226 10th Street East

Palmdale Oasis Park & Rec. Center

3850-A East Avenue S

Dry Town Water Park

3850-B East Avenue S

Palmdale Oasis Pool

3850-C East Avenue S

Pelona Vista Park

37800 Tierra Subida Avenue

William J. McAdam Park

38115 30th Street East

Source: City of Palmdale, 2019.
Employment in Palmdale
A variety of career opportunities is available in Palmdale with large employers, such as those shown
in Table IV-8. The City has historically depended upon the military to provide a major share of
its jobs, given the location of Edwards Air Force Base and China Lake Naval Air Weapons Station
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in the vicinity. Aerospace industry defense contractors Northrop Grumman and Lockheed Martin
also play a key role in the local economy. Rounding out the list are employers within the
government, medical, education and retail sectors.

Table IV-8
Principal Employers
Employer

Percentage of
Total Valley
Employment
2.06%
1.83%
0.78%
0.78%
0.68%

Number of
Employees

Type of Business

Edwards Air Force Base
11,149
Armed Forces
China Lake NWC
9,906
Armed Forces
Northrop Grumman
4,200
Defense-Aerospace
County of Los Angeles
4,211
Government
Lockheed Martin
3,700
Defense-Aerospace
Antelope Valley Hospital
2,425
0.45%
Medical
Medical Center
Antelope Valley Union High
2,500
0.46
Education
School District
Lancaster School District
2,200
0.41%
Education
Walmart (5 stores)
1,922
0.35%
Retail
Antelope Valley Mall (All
Retail-Entertainment-Food
1,800
0.33%
Stores)
Service
Total
44,013
53.67%
Source: City of Palmdale Comprehensive Annual Financial Report, Fiscal Year ended June 30, 2019.

Housing—Employment—Transportation Linkage
Public transit helps move people who cannot afford personal transportation or who elect not to
drive. Elderly and disabled persons also rely on public transit to visit doctors, go shopping, or
attend activities at community facilities. Many lower income persons are also dependent on transit
to go to work. Public transit that provides a link between job opportunities, public services, and
affordable housing helps to ensure that transit-dependent residents have adequate opportunity to
access housing, services, and jobs.
Local and Regional Services. The Antelope Valley Transit Authority (AVTA) was formed as a
Joint Powers Authority to serve the cities of Palmdale, Lancaster, and surrounding communities
in the Antelope Valley. AVTA provides local service routes, commuter services and specialized
transit services to seniors and disabled people.
AVTA has 10 local routes serving the City of Palmdale, as shown in Table IV-9. Local transit
service operates from 5:00a.m. to 12:45a.m. on Monday through Friday, 6:00a.m. to 11:45pm on
Saturdays and 6:30a.m. to 8:45p.m. on Sundays. AVTA provides supplemental routes that operate
during peak times. AVTA has a “leave no passenger behind” policy that requires all final runs of
the day to wait for connecting buses (at each transfer center).
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Table IV-9
AVTA Local Service Routes in Palmdale
Weekday
Times

Line

Description

Core Routes
1

5:00 A.M. –
12:45 A.M.

Servicing Lancaster Senior Center, all along 10th Street West, and Ave. S
and 47th Street East in Palmdale.

2

5:00 A.M. –
12:45 A.M.

Servicing Antelope Valley Mall, 10th St. West, Palmdale Blvd., 40th St.
East, AV Medical Center, Ave. R, and 47th St. East, with connections to Rt.
3 at 47th and Ave. S, and AV Mall.

3

5:00 A.M. –
12:45 A.M.

Servicing Antelope Valley Mall, Ave. P, 10th St. West, Ave. R, 40th St. East
and Ave. S, with connections to Rt. 2 at AV Mall and 47th and Ave. S.

7

5:00 A.M. –
12:45 A.M.

Servicing Quartz Hill from the Palmdale Transportation Center to AV Mall,
Rancho Vista Blvd. & Town Center, 50th Street W. & Avenue M, 60th Street
W. & Ave. L, High Desert Hospital, Avenue H & 25th St. W (AV Fair),
Avenue I & 10th St. W., Sierra Highway & Lancaster Blvd.

8

5:00 A.M. –
12:45 A.M.

Servicing Palmdale Boulevard and 25th Street to Palmdale Transportation
Center, north along Sierra Highway to Antelope Valley College Lancaster
Campus.

Supplemental Routes

94 Special

Peak Times

Servicing Antelope Valley High School and Eastside High School

97 Special

Peak Times

Highland High School

98 Special

Peak Times

Pete Knight High School

747

Peak Times

AVTA's commuter service route to Rosamond and Edwards Air Bases

748

Peak Times

AVTA's commuter service route to Mojave Air and Space Port

Source: AVTA, 2019.
Cash fares for local transit are $1.50 one way, $2.00 for a four (4) hour pass, $5.00 for an All Day
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Pass and $50.00 for a 31-Day Pass. Reduced one-way and pass fares are available for seniors and
the disabled as well as persons with a valid Medicare Card. Additionally, senior or disabled persons
may ride free on AVTA local transit on weekdays from 9:00 A.M. to 5:00 P.M. and all day on
weekends. Children 44 inches and under in height may ride free on regular transit only. There is
a limit of four (4) free children per fare paying adult. Each additional child must pay 25 cents.
In addition to local transit service, AVTA offers three (3) weekday only commuter routes departing
from the Palmdale Transit Center, including Route 785 to four (4) destinations in Downtown Los
Angeles, Route 786 to four (4) destinations in Century City/West Los Angeles and Route 787 to
eight (8) destinations in the West San Fernando Valley.
AVTA also offers two specialized transportation services to disabled people and seniors. Dial-ARide provides curb-to-curb transportation for the elderly and persons with disabilities. Each van
is lift-equipped, and service is available weekdays from 6:00 A.M. to 7:30 P.M. and weekends from
8:00 A.M. to 5:30 P.M. Dial-A-Ride trips are provided by reservation only. Seniors and disabled
people also rely on public transit to visit doctors. To meet this need, AVTA offers a special medical
shuttle. AVTA will shuttle riders to major medical facilities in Los Angeles County, including
UCLA and USC Medical Center, Kaiser Permanente facilities, Olive View Medical Center,
Granada Hills Community Hospital, Veterans Hospitals in Sepulveda and West Los Angeles, and
Children’s Hospital in Los Feliz.
In compliance with the Americans with Disabilities Act (ADA) and Title VI of the Civil Rights
Act, all buses are equipped with lifts to carry wheelchairs and other mobility devices allowing
people with a disability to board buses. Further, the ADA mandates that transit providers also
implement a complementary paratransit service for people whose disabilities prevent them from
using fixed-route public transit. Established in 1994, Access Services Incorporated is a nonprofit
corporation that provides transit services to disabled people. ASI provides transit services within
a ¾ mile radius of any fixed route bus.
The Antelope Valley is served also by Metrolink trains, which run daily along the Antelope Valley
Line starting in Lancaster and running south through Santa Clarita, San Fernando, Burbank,
Glendale and ending at Union Station in Downtown Los Angeles. Trains begin as early as 4:00
A.M. and end as late as 11:00 P.M. Metrolink is a premier regional rail system, including commuter
and other passenger services, which links people to employment and activity centers.
In partnership with the California High Speed Rail Authority, the City of Palmdale is involved in
station area planning efforts around the proposed high-speed rail multi-modal station.
Approximately one quarter of the $80.3 billion of funding for the San Francisco to Los Angeles
rail connection has been raised, mostly through bond initiatives, with more funding promised
through federal and private matching grants. This long-range project has the potential to impact
the jurisdiction significantly in terms of job creation and housing demand. Workers could
foreseeably take advantage of more economical housing prices in Palmdale, while commuting daily
to major urban employment centers such as Los Angeles. However, current governor Gavin
Newsome has stated, "The project, as currently planned, would cost too much and take too long,"
and has noted, "There's been too little oversight and not enough transparency." Given the Trump
administration's demand for the return of nearly a billion federal dollars, it is possible that the
original plan will be scaled back, most likely as a Central Valley route from Bakersfield to Merced.
(Forbes, February 26, 2020)
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In terms of air travel, the Antelope Valley Press reports, "The oft-heralded return of commercial
passenger air service to Palmdale may come to fruition in the next few years as city officials are
engaged in promising discussions." The City Council approved contracts with two consulting
firms to aid the city in its efforts to establish air service. These include a $45,000 contract with
Airplanners, and a $99,216 contract with Jviation, Inc. for the second phase of the airport
feasibility study. The city has also contracted with an airport-specific attorney. City officials are
seeking a public-private partnership to develop the airport in the next two to three years. These
latest plans include the construction of a new terminal on part of a 600-acre parcel of city-owned
land at Columbia Way (Avenue M) and Sierra Highway, with access to the Plant 42 runways that
are also used by the Air Force. (Antelope Valley Press, August 11, 2019)
Maps IV-3 and IV-4 shows Public Facilities and Employers in relation to public transportation
routes. The current AVTA fixed routes are reflected on the map, which indicates that most
employers and public facilities within the City of Palmdale are all well-served by public
transportation lines within 3/4 of a mile from a transit line. Due to the outlying locations of
Edwards Air Force Base, China Lake NWC, and of defense contractors Northrop and Lockheed,
public transit service to these employers is inadequate. Based on this analysis, however, it appears
that major transit lines serve areas in the central core of the City with high concentrations of
affordable rental housing developments and assisted housing, within approximately 3/4 mile of
an AVTA fixed route.
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Map IV-3
Transit Access to Public Facilities
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Map IV-4
Transit Access to Employers
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V. Analysis of Current Fair Housing Activity
Fair housing services include investigation of discrimination complaints, auditing and testing,
education, and outreach. Landlord/tenant counseling services involve informing landlords and tenants
of their rights and responsibilities under fair housing law and other consumer protection legislations
and mediating disputes between landlords and tenants. This section reviews the fair housing services
available in Palmdale, the nature and extent of fair housing complaints, and results of fair housing
testing/audits.
The City of Palmdale contracts with the Housing Rights Center (HRC), the nation’s largest non-profit,
civil rights organization dedicated to promoting and securing fair housing. Since 1968, HRC’s mission
is “to actively support and promote fair housing through education, advocacy and litigation, to the
end that all persons have the opportunity to secure the housing they desire and can afford, without
discrimination based on their race, color, religion, gender, sexual orientation, national origin, familial
status, marital status, disability, ancestry, age, source of income or other characteristics protected by
law.”
HRC provides programs and services focused on eliminating housing discrimination, general housing
assistance, and education and outreach activities to residents in the Los Angeles and Ventura counties.
The comprehensive Fair Housing services include:
•

Housing Discrimination Complaint Investigation: HRC investigates allegations of
housing discrimination under the fair housing laws. The Investigations Department conducts
fact finding investigations and proposes potential solutions for victims of housing
discrimination. Case resolution can include mediation, conciliation, a referral to state and
federal administrative agencies, or referral to HRC’s Litigation Department.

•

Fair Housing Education and Outreach: HRC has established an effective and
comprehensive outreach and public education program designed to raise awareness of the fair
housing laws that protect individuals, often in traditionally underserved communities, against
housing discrimination.
The Outreach Department develops and distributes educational literature and resources that
describe ways to prevent housing injustices and the applicable laws that protect against
discrimination. The materials are made available free to the public in various languages
including English, Spanish, Korean, Mandarin, Armenian, Cantonese and Russian.

•

Tenant and Landlord Counseling: HRC provides free telephone and in-person counseling
to both tenants and landlords regarding their rights and responsibilities under California law
and local city ordinances. Housing Counselors are trained in landlord/tenant law. Counselors
are also trained to ask basic questions that are likely to reveal potential discrimination without
prompting the caller to prematurely identify discrimination as the cause.

As the largest community-based fair housing agency in the United States, HRC has pioneered
many investigative and reporting procedures, and is often called on by the media to provide expert
knowledge on fair housing issues.
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A. Fair Housing Education
HRC provides a comprehensive, extensive and viable education and outreach program and
services. The purpose of this program is to educate tenants, landlords, owners, realtors and
property management companies on fair housing laws; to promote media and consumer interest
and to secure grass roots involvement within the community. HRC conducts outreach and
education activities that are vital to improve compliance with the law as follows:
•

Conduct Training Workshops for Consumers: The general types of activities
conducted for consumers include a comprehensive fair housing presentation, a discussion
about common forms of housing discrimination, and a question-and-answer session.
During these workshops, HRC also distributes literature that consumers can refer to when
specific issues arise.

•

Conduct Training Workshops for Housing Providers: The general types of activities
conducted for housing providers include monthly Fair Housing Certification Training
seminars for housing industry professionals at their main office located in Los Angeles.
These seminars are tailored to provide detailed analysis of fair housing laws and
interpretation, with specific information on discrimination against families with children,
people with disabilities, sexual harassment, hate crimes, and advertising.

•

Increase Public Awareness: The general types of activities conducted to increase public
awareness includes developing and distributing hundreds of pieces of multi-lingual
literature in the City, aimed at a variety of audiences, describing how housing injustices
arise, the laws that protect against housing discrimination, and ways to prevent housing
inequality. Materials are distributed during neighborhood visits and via mailings through
the City, can also be found in a variety of languages.

B. Fair Housing Enforcement
Discrimination Complaint Intake and Investigation
HRC responds to discrimination inquiries and complaints in an expedient manner, relying on over
50 years of experience in the industry. Determining whether a client is inquiring regarding a fair
housing discrimination problem or a non-discrimination landlord/tenant or other problem can be
difficult. Often what may appear at first to be a simple landlord/tenant dispute turns out to be a
situation where a landlord has violated one or more fair housing laws.
HRC investigates State and Federal protected categories which include Race, Color, National
Origin, Religion, Sex, Familial Status, Disability, Marital Status, Sexual Orientation, Ancestry, Age,
Source of Income and Arbitrary Characteristics. The State of California has identified Marital
Status, Sexual Orientation, Ancestry, Age, Source of Income and Arbitrary Characteristics as
additional protected classes.
Once a Fair Housing complaint is received, HRC educates the complainant of their rights and
responsibilities. The complainants are advised of possible further investigation depending on the
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complaint.
HRC uses government regulated testing methodologies to enforce, support, and conduct fair
housing investigations. A housing discrimination complaint can be investigated through testing,
the gathering of witness statements and through research surveys. Based on the details provided
by the complainant HRC will either investigate the complaint or advise the complainants of their
other options, which include: conciliation, Housing and Urban Development (HUD), Department
of Fair Employment and Housing (DFEH), Attorney or Department of Justice (DOJ).
Table V-1 shows the basis of HRC discrimination complaints.
Table V-1
Fair Housing Discrimination Complaints by Basis
Basis

2014-2015

2015-2016

2016-2017

2017-2018

2018-2019

Total

Familial Status

2

1

3

3

0

9

Gender

2

0

0

2

1

5

Mental Disability

6

7

5

5

4

27

Physical Disability

9

20

17

19

18

83

Race

1

5

0

3

0

9

Religion

1

0

0

0

0

1

General Discrimination
Inquiry

0

6

1

4

0

11

21

39

26

36

23

145

Total:

Source: Housing Rights Center, 2020.
Physical disability and mental disability were the most frequently cited reasons why complainants
felt discriminated against, accounting for over 75 percent of all complaints.
Table V-2 shows the findings and disposition of the 145 discrimination complaints received by
HRC in the last five (5) years from Palmdale households. It should be noted that not all fair
housing complaints had a finding or disposition.
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Table V-2
Fair Housing Discrimination Complaints: Findings and Disposition
Findings

2014-2015

2015-2016

2016-2017

2017-2018

2018-2019

Total

Sustains Allegation

4

7

3

7

5

26

Inconclusive
Evidence/No
Evidence

3

2

1

3

0

9

Pending Finding

0

1

1

1

0

3

7

10

5

11

5

38

2014-2015

2015-2016

2016-2017

2017-2018

2018-2019

Total

Successful
Conciliation

2

4

2

3

3

14

Referred to Litigation
Department

1

0

0

0

0

1

Client Withdrew

1

0

0

4

0

5

No Enforcement
Possible

2

2

1

0

1

6

Pending Finding

1

4

2

4

1

12

7

10

5

11

5

38

Total:
Disposition

Total:

Source: Housing Rights Center, 2020.
Resident perspectives on Fair Housing Choice
The City of Palmdale conducted a resident survey to obtain input from community residents
regarding affordable housing, community development, economic development, and the
experience of residence with fair housing issues. The survey was published in English and in
Spanish using Microsoft Forms online. Links to the surveys were publicized in the public notices
and flyers for community participation, through email distribution, Facebook, Twitter and through
the Fall issue of Palmdale Magazine. The survey response period was open for 96 days from
September 3, 2019 to December 8, 2019. During that time, the City received 141 responses,
including 140 in English and one in Spanish.
Based on the survey results shown in Figures V-1 through V-9 below, under 25 percent of
respondents reported having experienced discrimination in obtaining or maintaining housing. Of
those who indicated they had, most believe they were discriminated against by a landlord/property
manager or a real estate agent. The most commonly cited reason residents believed they were
discriminated against was race or color. For those who reported they had been discriminated
against, only four out of 27 reported the discrimination. For those 23 residents who did not report
the discrimination, most indicated they “didn’t believe it makes any difference.” Survey
respondents reflected a diverse background in terms of race, ethnicity, head of household, and
disability.
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Figure V-1

Figure V-2

Figure V-3
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Figure V-4

Figure V-5

Figure V-6
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Figure V-7

Figure V-8

Figure V-9
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C. National Fair Housing Enforcement
Under the Fair Housing Act, HUD has the authority to investigate, attempt to conciliate, and, if
necessary, adjudicate complaints of discrimination involving, among other things, home sales,
rentals, advertising, mortgage lending and insurance, property insurance, and environmental
justice. HUD also investigates complaints alleging discriminatory zoning and land use, but must
refer these complaints to the U.S. Department of Justice for enforcement.
HUD shares its authority to investigate housing discrimination complaints with state and local
government agencies that participate in the Fair Housing Assistance Program (FHAP). To
participate in the FHAP, a jurisdiction must demonstrate that it enforces a fair housing law that
provides rights, remedies, procedures, and opportunities for judicial review that are substantially
equivalent to those provided by the federal Fair Housing Act. As of March 2020, there were 77
FHAP agencies across the country; however, the only FHAP agency in California is the State
Department of Fair Employment and Housing (DFEH). In other states, county governments,
municipal governments and community-based organizations are approved as FHAP agencies.
HUD pays FHAP agencies for each complaint they investigate, based on the timeliness and quality
of the investigation. In addition, HUD provides funding to FHAP agencies for capacity-building,
training, and information systems.
A person who believes that he or she has experienced, or is about to experience, housing
discrimination may file a complaint or may have a complaint filed on his or her behalf by someone
else, such as a parent, child, spouse, or guardian. HUD and FHAP agencies accept complaints in
person, by telephone, through the mail, and through their websites. If HUD receives a housing
discrimination complaint where the alleged discriminatory act occurred within the jurisdiction of
one of its FHAP agencies, HUD is required under the Fair Housing Act to refer the complaint to
that agency.
If HUD determines there is reasonable cause to believe that a discriminatory housing practice has
occurred or is about to occur, it issues a charge of discrimination. The parties may choose to
pursue the matter in an administrative proceeding or in federal district court. If a FHAP agency
finds reasonable cause to believe that a discriminatory housing practice has occurred or is about
to occur, the agency or attorneys for the state or locality litigate that complaint in an administrative
proceeding or in civil court.
HUD annually compiles data on housing discrimination complaints filed with HUD or FHAP
agencies and issues an Annual Report on Fair Housing to Congress. The most recent Annual
Report on Fair Housing available from HUD is for FY2017, including data through September
30, 2017. The Annual Report on Fair Housing indicates that the overall number of housing
discrimination complaints filed with HUD and FHAP declined each fiscal year from 2010-2013.
Table V-3 provides information on the complaints received by HUD and FHAP during this
period for the top eight bases of discrimination.
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Table V-3
Nationwide HUD and FHAP Discrimination Complaints, 2012-2013, 2016, 2017
Basis of
Discrimination

2012
No.

2013
%

No.

2016
%

No.

2017
%

No.

%

Disability

4,379 50%

4,429 53%

4,908 59%

4,865 59%

Race

2,597 29%

2,337 28%

2,154 26%

2,132 26%

Familial Status

1,301 15%

1,149 14%

882 10%

871 11%

National Origin
National Origin Hispanic or Latino
Sex

1,114 13%

1,040 12%

917 11%

826 10%

- -

- -

691

8%

629

8%

1,067 12%

985 12%

800 9%

800 10%

Retaliation

970 11%

928 11%

785 9%

834 10%

Religion

229 3%

220 3%

204 2%

232 3%

Color

155 2%

170 2%

143 1%

192 2%

Total: 8,818

8,368

8,385

8,186

Source: HUD Annual Reports on Fair Housing 2012-2013, 2016, 2017.
http://portal.hud.gov/hudportal/documents/huddoc?id=2012-13annreport.pdf
https://www.hud.gov/sites/dfiles/FHEO/images/FHEO_Annual_Report_2017-508c.pdf
Notes: Percentages do not total 100 percent because complaints may contain multiple bases. Percentages
are rounded to the nearest percentage point. Retaliation is not one of the seven protected classes, but it is
covered under Section 818 of the Fair Housing Act.

Similar to data reported by HRC for the City of Palmdale, disability continues to be the most
common basis of complaints filed with HUD and FHAP agencies, increasing in proportion
relative to the overall number of complaints each year. According to HUD, this large number of
complaints is due, in part, to the additional protections afforded persons with disabilities under
the Fair Housing Act, (i.e., reasonable accommodation, reasonable modification, and accessible
design and construction).
All complaints to HUD and FHAP agencies must specify the section of the Fair Housing Act that
was allegedly violated or would have been violated. HUD and FHAP agencies record these
discriminatory practices in categories known as “issues.” Table V-4 shows the number of
complaints filed with HUD and FHAP agencies from 2012-2013 to 2016 and 2017, broken down
by issue. If a single complaint alleged multiple issues, it was counted under each issue alleged.
Nationwide, the share of complaints filed under each basis has remained relatively stable during
the period represented in the report. Race continues to be the second most common basis of
complaints filed with HUD and FHAP agencies. Familial status, the third most common basis of
housing complaints, but has recently decreased since as well. Discrimination based on familial
status covers acts of discrimination against parents or guardians of a child under the age of 18, the
parent’s or guardian’s designee, and persons who are pregnant or in the process of obtaining legal
custody of a child under the age of 18.
The Department of Fair Employment and Housing (DFEH) is the State agency responsible for
City of Palmdale
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investigating housing discrimination complaints. The Department of Fair Employment and
Housing's mission is to protect Californians from employment, housing and public
accommodation discrimination, and hate violence. During the prior four (4) years, DFEH has not
received any cases from the City of Palmdale.
Table V-4
Issues in HUD & FHAP Complaints, 2010-2013
2012-2013

Complaint Issue

2016

2017

No.

%

No.

%

No.

%

5,516

63%

5,859

70%

5,640

69%

2,487

28%

3,376

40%

3,366

41%

2,317

26%

2,343

28%

2,414

30%

1,913

22%

1,424

17%

1,456

18%

936

11%

877

11%

829

10%

383

4%

253

3%

183

2%

False Denial or Representation of Availability

237

3%

798

10%

181

2%

Failure to Permit a Reasonable Modification

204

2%

191

3%

212

3%

Refusal to Sell
Non-Compliance with Design and
Construction Requirements
Steering

190

2%

339

4%

148

2%

106

1%

67

1%

98

1%

81

1%

74

1%

74

1%

Refusal to Provide Insurance

4

<0.5%

4

<1%

1

<1%

Other Acts

-

-

475

6%

618

7%

Redlining

11

<0.5%

9

<1%

6

<1%

Number of Complaints Filed

14,385

Discriminatory Terms, Conditions, Privileges,
Services, & Facilities in the Rental or Sale of
Property
Failure to Make a Reasonable
Accommodation
Refusal to Rent
Coercion or Intimidation, Threats,
Interference, and Retaliation
Discriminatory Notices, Statements or
Advertisements
Discriminatory Financing

8,385

8,186

Source: HUD Annual Report on Fair Housing 2012-2013, 2016, 2017.
Note: Numbers and percentages do not equal the unduplicated number of complaints filed or total 100 percent
because an unduplicated complaint often addressed more than one basis of discrimination. Percentages are rounded to
the nearest percentage point.

D. State of California Fair Housing Enforcement
The State Department of Fair Employment and Housing (DFEH) is the state agency responsible
for investigating housing discrimination complaints. As discussed in the previous section, DFEH
is the only HUD-approved FHAP agency in the State of California. DFEH's mission is to protect
California residents from employment, housing and public accommodation discrimination, and
hate violence. Figure V-10 provides the basis data from the most recent report available showing
the different bases of discrimination associated with 784 cases referred to DFEH from across the
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state in calendar year 2018.
Figure V-10
State Department of Fair Employment and Housing Cases

Source: DFEH website:
https://www.dfeh.ca.gov/wp-content/uploads/sites/32/2020/01/DFEH-AnnualReport2018.pdf
E. Hate Crimes
Hate crimes are violent acts against people, property, or organizations because of the group to
which they belong or identify with. The Federal Fair Housing Act makes it illegal to threaten,
harass, intimidate or act violently toward a person who has exercised their right to free housing
choice. Some examples include threats made in person, writing or by telephone, vandalism of the
home or property, or unsuccessful attempts at any of these. As illustrated, housing discriminatory
complaints regarding coercion or intimidation, threats, interference, and retaliation filed with
HUD and FHAP agencies, has remained steady at 13-15 percent for the last four years, suggesting
that discrimination most closely associated with hate crimes may be on the rise in housing
discrimination.
The HUD and FHAP findings are further substantiated in Palmdale by crime reports to the
Federal Bureau of Investigation (FBI). The FBI classifies hate crimes into one of six (6) primary
bias motivation categories, including: race/ethnicity/ancestry, religion, sexual orientation,
disability, gender, or gender identity. Table V-5 summarizes the hate crime incidents by bias
motivation as reported by the FBI13 for calendar years 2015 and 2018.

13

FBI Hate Crime Incidents by State and Agency, 2017 and 2018. https://www.fbi.gov/services/cjis/ucr/publications#HateCrime%20Statistics
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Calendar
Year
2018

Table V-5
Hate Crime Incidents Reported to the FBI in Palmdale 2015 - 2018
Race/
Sexual
Gender
Ethnicity / Religion Orientati Disability Gender
Identity
Ancestry
on
1
0
0
0
0
0

Total
1

2017

3

0

0

0

0

0

3

2016

6

2

0

0

0

0

8

2015

2

0

0

0

0

0

2

Total:
12
2
0
0
0
0
Source: FBI Hate Crime Incidents by State and Agency, 2015-2018.
https://www.fbi.gov/services/cjis/ucr/publications#Hate-Crime%20Statistics

14

In Palmdale, there was a total of 14 hate crimes reported to the FBI during 2015-2018, on the
basis of race, ethnicity, ancestry, or religion. The relatively low occurrence of hate crimes within
the community more recently following a spike in 2016 indicates that hate-motivation does not
appear to coincide with the incidence of housing discrimination in Palmdale and does not indicate
an impediment to fair housing choice.
F. Fair Housing Legal Status
In the last five (5) fiscal years, no cases were filed in a court of competent jurisdiction by the HRC
to enforce fair housing laws related to Palmdale residents. HRC was successful in conciliating or
otherwise addressing the fair housing cases that were investigated on behalf of the City of Palmdale
during this time period; therefore, there is no litigation to report.
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VI. Fair Housing Plan
Previous chapters of this AI study examined changes in Palmdale during the last five (5) years, analyzed
public policies for impediments to fair housing, and documented fair housing opportunity in Palmdale.
Building upon the previous analysis, this chapter recommends actions to improve housing opportunity
in Palmdale. Table VI-3 at the end of this chapter summarizes the unresolved impediments and
recommendations to address these impediments to fair housing choice with an implementation
schedule.
A. Existing Impediments to Fair Housing Choice
HUD requires the City to analyze past performance with respect to the resolution of impediments
to fair housing choice that were identified in prior AIs. The 2015 Analysis of Impediments to Fair
Housing Choice identified three (3) impediments to fair housing choice, of which three (3) remain
unresolved and shall be continued into the Fair Housing Plan for the 2020-2024 planning period.
1.

Discrimination against Persons with Disabilities

Housing Rights Center (HRC) Fair Housing Discrimination Complaint data indicates that a
majority of discrimination complaints from 2006-2014 and from 2015-2019 were based on
physical or mental disability. The high number of disability-related complaints in Palmdale was
consistent with data from other cities at that time and revealed a lack of understanding and
sensitivity of the fair housing rights of the disabled.
2020 Status: Unresolved. Physical and mental disability fair housing discrimination
complaints continue to be the most common basis for fair housing discrimination complaints
in Palmdale. Table VI-1 displays the top seven (7) highest number of fair housing
discrimination complaints in the City for the last five fiscal years. There were a total of 145
complaints within the last five fiscal years, and 110 (75.8 percent) are related to physical and
mental disabilities complaints.
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Table VI-1
Fair Housing Discrimination Complaints by Basis
Basis

2014-2015 2015-2016 2016-2017 2017-2018 2018-2019

Total

Familial Status

2

1

3

3

0

9

Gender

2

0

0

2

1

5

Mental Disability

6

7

5

5

4

27

Physical Disability

9

20

17

19

18

83

Race

1

5

0

3

0

9

Religion

1

0

0

0

0

1

General Discrimination
Inquiry

0

6

1

4

0

11

21

39

26

36

23

145

Total:

Source: Housing Rights Center, 2020.
Recommendation: To address the lack of understanding and sensitivity to the fair housing
needs of persons with disabilities, it is recommended that the City provide for additional
workshops geared toward disabled housing issues including reasonable accommodation and
emphasizing that landlords may not refuse to rent on the basis of disability or any arbitrary
factor. These workshops should be designed to specifically address this population’s housing
needs and rights.
2.

Lack of Awareness of Fair Housing Laws

A general lack of knowledge of fair housing rights and responsibilities continues to exist. Increased
fair housing complaint intake by HRC and interaction with housing providers and housing seekers
during workshops demonstrates a lack of understanding of both Federal and State fair housing
laws.
2020 Status: Ongoing. HRC continues to receive a pattern of the same types of fair housing
discrimination complaints and general inquiries each year. According to the 2010 AI, the City
of Palmdale averaged 40 discrimination complaints per year from July 1, 2006 to June 30,
2009. Data supplied by HRC in 2015 indicated that the number of fair housing discrimination
complaints in Palmdale decreased substantially for the 2010-2014 fiscal years. The number of
fair housing discrimination complaints held relatively steady from 2015-2019 at an average of
29 complaints per year.
Recommendation: Coordinate with HRC to enhance its outreach efforts to real estate
professionals with fair housing questions or concerns in Palmdale and the region. It is
recommended that the City continue existing efforts to provide for expanded participation
in fair housing education workshops for prospective homebuyers, renters, and providers of
housing such as multifamily management companies, independent landlords and real estate
agents or brokers to facilitate awareness of fair housing laws and the rights and responsibilities
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of tenants and landlords under California law.
3.

Race/Ethnic Relations

Race/ethnic relations may contribute to bias or stereotypes that have an impact on Fair Housing
Choice. Fair housing complaint data from 2006-2009 indicated that race/ethnicity was the secondleading cause of housing discrimination in the City. Further, 33 hate crimes were reported to the
Federal Bureau of Investigation (FBI) from 2006-2008—most on the basis of race/ethnicity. The
2015 AI analyzed data from 2008-2012, showing between six and 17 hate crimes per year during
that period. For the 2020 AI, data for Palmdale from the FBI revealed 14 hate crimes total for the
last four years, with 12 of those hate crimes on the basis of race, ethnicity, or ancestry and two on
the basis of religion.
2020 Status: Ongoing. Table VI-2 illustrates the number of hate crime incidents
reported to the FBI in Palmdale from 2015-2018. Hate crime incidents related to
race and ethnicity continues to be a challenge.
Table VI-2
Hate Crime Incidents Reported to the FBI in Palmdale 2015 – 2018
Calendar
Year

Race/ Ethnicity
/ Ancestry

Religion

Sexual
Orientation

Disability

Gender

Gender
Identity

Total

2018

1

0

0

0

0

0

1

2017

3

0

0

0

0

0

3

2016

6

2

0

0

0

0

8

2015

2

0

0

0

0

0

2

Total:
12
2
0
0
0
0
Source: FBI Hate Crime Incidents by State and Agency, 2015-2018.
https://www.fbi.gov/services/cjis/ucr/publications#Hate-Crime%20Statistics

14

Recommendation: In partnership with community nonprofits, fair housing
organizations, other government agencies and special districts, provide public
information programs disseminating information on fair housing laws, inclusion,
and diversity.
B. New Impediments to Fair Housing Choice
The 2020 AI did not reveal any new impediments to fair housing choice. The City actively works
to affirmatively further fair housing choice for all residents.
C. Fair Housing Plan
This AI identifies common problems and barriers to fair housing in Palmdale. This section builds
upon the previous analysis, outlines conclusions, and provides recommendations for the City to
address impediments to the fair housing identified earlier. These recommendations will serve as
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the basis for the City to develop an action plan to eliminate identified Impediments. The
recommendations listed in Table VI-3 on the following page are designated for action by the City,
and other service agencies that assist Palmdale residents.
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Table VI-3
Fair Housing Plan
Impediments to Fair
Housing Choice

1.

Discrimination
against Persons
With
Disabilities

Lack of
Awareness of
Fair Housing
Laws
2.

City of Palmdale

Recommendations
To address the lack of understanding and sensitivity to the fair
housing needs of persons with disabilities, it is recommended
that the City provide for additional workshops geared toward
disabled housing issues including reasonable accommodation
and emphasizing that landlords may not refuse to rent on the
basis of disability or any arbitrary factor. These workshops
should be designed to specifically address this population’s
housing needs and rights.
Coordinate with HRC to enhance its outreach efforts to real
estate professionals with fair housing questions or concerns in
Palmdale and the region. It is recommended that the City
continue existing efforts to provide for expanded participation
in fair housing education workshops for prospective
homebuyers, renters, and providers of housing such as
multifamily management companies, independent landlords
and real estate agents or brokers to facilitate awareness of fair
housing laws and the rights and responsibilities of tenants and
landlords under California law.
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Lead Agency

Contracted Fair Housing
Service Provider
Department of
Administrative Services

Contracted Fair Housing
Service Provider
Department of
Administrative Services

Timeframe

Ongoing to
June 30, 2025

Ongoing to
June 30, 2025
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Impediments to Fair
Housing Choice

Recommendations
In partnership with community nonprofits, fair housing
organizations, other government agencies and special districts,
provide public information programs disseminating
information on fair housing laws, inclusion, and diversity.

3.

Race/Ethnic
Relations

Distribute, as part of the PAC certification process, a City
orientation guide to all residents of apartments to make them
aware of the range of services available to them.

Lead Agency

Department of
Administrative Services
Contracted Fair Housing
Service Provider

Timeframe

Ongoing to
June 30, 2025

It is recommended that the fair housing service provider continue
to conduct fair housing workshops for residents, apartment
owners, and property managers.
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