
DRA FT 

 
 
 
 
 
 
 
 
 

City of Pasadena 
 

Analysis of Impediments to Fair Housing Choice  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

May 2020 
 
 
 
 
 
 
 
 
 

City of Pasadena 
Housing Department  

649 North Fair Oaks, Suite 202 
Pasadena, CA 91103 

 



DRA FT 

Signature Page 
 
 
 
 
I, Steven Mermell , hereby certify that th is 2020 City of Pasadena Analysis of Impediments to 
Fair Housing Choice (AI) was approved by the City Council on July 20, 2020 and that it 
represents the City of Pasadenaõs conclusions about impediments to fair housing choice, as 
well as actions necessary to address any identified impediments.  
 
 
 
 
___________________________    ___________________ 
Steven Mermell     Date 
City Manager  
City of Pasadena, CA 

 
 
 



DRA FT 

City of Pasadena  Analysis of Impediments to  
March 2020 i Fair Housing Choice 

Table of Contents  

 
Signature Page 

 

Chapter 1: Introduction  .......................................................................................................... 1 

A. Purpose of Report ......................................................................................................................... 1 

B. Fair Housing Legal Framework  .................................................................................................. 2 

C. Organization of the Report  .......................................................................................................... 6 

D. Data and Methodology  ................................................................................................................ 6 

Chapter 2: Community Participation  ................................................................................... 8 

A. Public Meetings ............................................................................................................................. 8 

B. Fair Housing Survey  ..................................................................................................................... 9 

C. Staff Interviews  ............................................................................................................................ 14 

D. Public Review of Draft AI  .......................................................................................................... 14 

Chapter 3: Community Profile  ............................................................................................ 15 

A. Demographic Profile  ................................................................................................................... 15 

B. Household Profile  ....................................................................................................................... 20 

C. Income Profile .............................................................................................................................. 22 

D. Special Needs Households ........................................................................................................ 28 

E. Housing Profile  ........................................................................................................................... 33 

F. Housing Cost and Affordability  ............................................................................................... 39 

G. Housing Probl ems ...................................................................................................................... 45 

H. Assisted Housing ........................................................................................................................ 47 

I. Equal Provision of and Access to Government Services ....................................................... 56 

Chapter 4: Lending Practices ............................................................................................... 70 

A. Background .................................................................................................................................. 70 

B. Overall Lending Patterns  ........................................................................................................... 72 

C. Lending Patterns by Race/Ethnicity and Income Level ........................................................ 74 

D. Lending Patterns by Census Tract Characteristics ................................................................. 76 

E. Major Lenders .............................................................................................................................. 78 

F. Subprime Lending  ...................................................................................................................... 80 

Chapter 5: Public Policies  .................................................................................................... 82 

A. Policies and Programs Affecting Housing Development  ..................................................... 82 

B. Building, Occupancy, Health and Safety Codes ..................................................................... 95 

C. Afforda ble Housing Development  ........................................................................................... 96 

D. Policies Causing Displacement or Affect Housing Choice of Minorities and Persons with 
Disabilities  .................................................................................................................................. 100 

E. Local Housing Authority  ......................................................................................................... 102 

F. Community Participation  ........................................................................................................ 103 



DRA FT 

City of Pasadena  Analysis of Impediments to  
March 2020 ii  Fair Housing Choice 

Chapter 6: Fair Housing Practices  .................................................................................... 105 

G. Fair Housing Practices in the Homeownership Market  ...................................................... 105 

H. Fair Housing Practices in the Rental Housing Market  ........................................................ 111 

I. Fair Housing Services ............................................................................................................... 116 

J. Hate Crimes ............................................................................................................................... 124 

Chapter 7: Impediments and Recommendations  .......................................................... 126 

Appendices: Public Outreach  ........................................................................................... A-1 

A. Community Meetings  ............................................................................................................... A-1 

B. Fair Housing Survey  ................................................................................................................. B-1 

C. Public Notices* .......................................................................................................................... C-1 

 
*To be added in Final copy. 

 



DRA FT 

City of Pasadena  Analysis of Impediments to  
March 2020 iii  Fair Housing Choice 

List of Tables  
 
Table 1: Community Meeting Locations  ................................................................................................. 8 
Table 2: Perpetrators of Discrimination ................................................................................................ 10 
Table 3: Location of Discrimination ....................................................................................................... 11 
Table 4: Basis of Discrimination  ............................................................................................................. 11 
Table 5: Acts of Discrimination  .............................................................................................................. 12 
Table 6: Reason for Not Reporting Discrimination  ............................................................................. 13 
Table 7: Status of Complaint ................................................................................................................... 13 
Table 8: Population Growth (2000-2019) ............................................................................................... 16 
Table 9: Age Composition and Trends.................................................................................................. 16 
Table 10: Race and Ethnic Trends .......................................................................................................... 17 
Table 11: Racial Integration .................................................................................................................... 19 
Table 12: English Language Ability ....................................................................................................... 20 
Table 13: Household Characteristics ..................................................................................................... 21 
Table 14: Income Category Definitions ................................................................................................. 22 
Table 15: Median Household Income.................................................................................................... 22 
Table 16: Household Income Distribution  ............................................................................................ 23 
Table 17: Housing Problems by Household Income and Tenure ..................................................... 25 
Table 18: Housing Stock Growth ........................................................................................................... 34 
Table 19: Housing Stock Age .................................................................................................................. 34 
Table 20: Lead-Based Paint Estimates ................................................................................................... 36 
Table 21: Housing Tenura and Vacancy ............................................................................................... 37 
Table 22: Tenure ....................................................................................................................................... 37 
Table 23: Homeownership by Age and Race ....................................................................................... 38 
Table 24: Income by Tenure .................................................................................................................... 38 
Table 25: Housing Stock Composition .................................................................................................. 39 
Table 26: Median Home Values ............................................................................................................. 40 
Table 27: Average Rents in Pasadena .................................................................................................... 42 
Table 28: Housing Affordability Matrix ð Los Angeles County (2019) ............................................ 44 
Table 29: Characteristics of Housing Choice Voucher Recipients .................................................... 48 
Table 30: Assisted Rental Housing Inventory (2019) .......................................................................... 49 
Table 31: Licensed Community Care Facilities by Type..................................................................... 54 
Table 32: Parkland in Pasadena ............................................................................................................. 57 
Table 33: Major Employers in Pasadena (2019) ................................................................................... 62 
Table 34: Opportunity Indicators by Race/Ethnicity  ......................................................................... 69 
Table 35: Disposition of Home Loans (2012 and 2017) ....................................................................... 73 
Table 36: Demographics of Loan Applicants vs. Total Population (2017) ....................................... 75 
Table 37: Lending Patterns by Race/Ethnicity and Income Level (2012 and 2017)........................ 76 
Table 38: Lending Patterns Based on Census Tract Income (2012 and 2017) .................................. 77 
Table 39: Approval and Denial Rates by Percentage of Tract Minority Population  ...................... 77 
Table 40: Top Lenders (2012 and 2017) ................................................................................................. 79 
Table 41: Top Minority Lenders  ............................................................................................................. 79 
Table 42: Spread Profile on Loan by Race/Ethnicity (2012 and 2017) .............................................. 81 
Table 43: Residential Land Use Classifications .................................................................................... 84 
Table 44: Parking Standards ................................................................................................................... 87 
Table 45: Variety of Housing Opportunity  ........................................................................................... 89 



DRA FT 

City of Pasadena  Analysis of Impediments to  
March 2020 iv  Fair Housing Choice 

Table 46: Development Standards for Converted and Newly Constructed ADUs  ........................ 91 
Table 47: Planning Fees ........................................................................................................................... 97 
Table 48: Reasonable Accommodation Process ................................................................................. 101 
Table 48: Potential Discrimination in Listings of For -Sale Homes .................................................. 106 
Table 49: Potential Discrimination in Listings of Homes for Rent  .................................................. 112 
Table 50: Clients Served (FY 2014-2018) ............................................................................................. 116 
Table 51: Clients Served by Race (FY 2014-2018) ............................................................................... 117 
Table 52: Clients Served by Ethnicity (FY 2014-2018) ....................................................................... 117 
Table 53: Clients Served by Income Level (FY 2014-2018) ............................................................... 118 
Table 54: Clients Served by Household Characteristics (FY 2014-2018) ........................................ 118 
Table 55: Discrimination Complaints by Protected Classification (FY 2014-2018) ....................... 119 
Table 56: Findings and Dispositions (FY 2014-2018) ......................................................................... 119 
Table 57: Summary of Housing Issues (FY 2014-2018) ..................................................................... 120 
Table 58: Basis for Discrimination of Complaints filed with DFEH (2014-2018) .......................... 121 
Table 59: Acts of Discrimination for Fair Housing Complaints Filed with DFEH (2014 -2018) .. 122 
Table 60: Disposit ion of Fair Housing Complaints Filed with DFEH (2014 -2018) ....................... 122 
Table 61: Basis for Discrimination of Cases filed with HUD (2014-2018) ...................................... 123 
Table 62. Closing Categories for Fair Housing Cases Filed with HUD (2014-2018) ..................... 124 
Table 63. Hate Crimes (2014-2018) ....................................................................................................... 125 
 
List of Figures  
 
Figure 1: Minority Concentrations in Pasadena .................................................................................. 18 
Figure 2: Income Distribution by Household Type  ............................................................................ 24 
Figure 3: Income Distribution by Race/Ethnicity  ............................................................................... 26 
Figure 4: Low- and Moderate-Income Census Block Groups in Pasadena ..................................... 27 
Figure 5: Median Home Sales Prices in Pasadena and Los Angeles County .................................. 40 
Figure 6: Median Home Sales Prices in Pasadena (August 2019) ..................................................... 41 
Figure 7: Median Rent Prices and Apartment Listings in Pasadena (August 2019) ....................... 41 
Figure 8: Housing Cost Burden in Pasadena (2012-2016) .................................................................. 45 
Figure 9: Housing Overcrowding by Tenure in Pasadena (2000-2017) ............................................ 47 
Figure 10: Affordable Housing in Pasadena ........................................................................................ 53 
Figure 11: Licensed Care Facilities......................................................................................................... 55 
Figure 12: Active Parkland ..................................................................................................................... 58 
Figure 13: Transit Coverage in Pasadena ............................................................................................. 60 
Figure 14: Pasadena Employment Sector Shares ................................................................................. 62 
Figure 15: Public Transit Services to Major Employers ...................................................................... 63 
Figure 16: Public Transit Services to Affordable Housing ................................................................. 64 
Figure 17: Distribution of Title I Schools and Low -Moderate Income Areas .................................. 66 
Figure 18: Distribution of Title I Schools and Areas of Minority Concentration  ............................ 67 
 



DRA FT 

City of Pasadena  Analysis of Impediments to  
March 2020 1 Fair Housing Choice 

Chapter 1: Introduction   
 
Incorporated in 1886, Pasadena is a thriving community of 146,000 persons located at the foot of 
the San Gabriel Mountains.  The City is renowned for its vibrant economy, institutions  for 
higher education , cultural amenities, strong neighborhoods, diverse housing, and high quality 
of life. These amenities distinguish Pasadena as one of the most livable and sought-after 
communities in Los Angeles County and in Southern California.   To ensure that Pasadena 
remains a desirable place to live, civic leaders must make sure that an environment exists where 
equal access to housing opportunities is treated as a fundamental right.   
 

A. Purpose of Report  
 
The City of Pasadena has established a commitment towards providing equal housing 
opportunities  for its existing and future residents.  Through the federally funded Community 
Development Block Grant (CDBG) and HOME Investment Partnerships (HOME) programs, 
and other state and local programs, the City works  to provide a decent living environment for 
all.   
 
Pursuant to CDBG regulations [24 CFR Subtitle A §91.225(a)(1)], to receive CDBG funds, a 
jurisdic tion must certify that it òactively furthers fair housing choiceó by: 
 

¶ Complet ing an Analysis of Impediments to Fair Housing Choice (AI);  

¶ Taking action to eliminate identified impediments; and  

¶ Maint aining fair housing records. 
 
This report, the Analysis of  Impediments to Fair Housing Choice (commonly known as the 
òAIó),  provides an overview of laws, regulations, conditions, and other possible obstacles that 
may affect an individualõs or householdõs access to housing in Pasadena. The AI includes: 
 

¶ An assessment of conditions in the private market and public sector that may limit the 
range of housing choices or impede a personõs access to housing; and 

¶ A comprehensive review of Pasadenaõs laws, regulations, and administrative policies, 
procedures, and practices, and an assessment of how they affect the location, 
availability, and accessibility of housing . 

The scope of analysis and the format used for this AI adhere to recommendations contained in 
the Fair Housing Planning Guide developed by HUD.  
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B. Fair Housing Legal Framework  
 
Fair housing is a right protected by both Federal and State of California laws.  These laws 
ensure that virtually every housing unit in California is subject to fair housing practices.  
 

1. Federal Laws 
 
The federal Fair Housing Act of 1968  and Fair Housing Amendments Act of 1988  (42 U.S. Code 
§§ 3601-3619, 3631) prohibit discrimination in all aspects of housing, including the sale, rental, 
lease or negotiation for real property.  The Fair Housing Act prohibits discrimination based on  
the follow ing protected classes: 
 

¶ Race or color 

¶ Religion 

¶ Sex 

¶ Familial status 

¶ National origin   

¶ Disability (mental or physical)  
 
Specifically, it  is unlawful to:  
 

¶ Refuse to sell or rent after the making of a bona fide offer, or to refuse to negotiate for 
the sale or rental of, or otherwise make unavailable or deny, a dwelling to any person 
because of race, color, religion, sex, disability, familial status, or national origin.  

¶ Discriminate against any person in the terms, conditions, or privileges of sale or rental of 
a dwelling, or in the provision of services or facilities in connection therewith, because of 
race, color, religion, sex, disability, familial status, or national origin.  

¶ Make, print, or publish, or cause to be made, printed, or published any notice, statement, 
or advertisement, with respect to the sale or rental of a dwelling that indicates any 
preference, limitation, or discrimination based on race, color, religion, sex, disability , 
familial status, or national origin, or an intention to make any such pre ference, 
limitation, or discrimination.  

¶ Represent to any person because of race, color, religion, sex, disability , familial status, or 
national origin that any dwelling is not available for inspection, sale, or rental when 
such dwelling is in fact so avai lable. 

¶ For profit, induce or attempt to induce any person to sell or rent any dwelling by 
representations regarding the entry or prospective entry into the neighborhood of a 
person or persons of a particular race, color, religion, sex, disability , familial  status, or 
national origin.  

 
Reasonable Accommodations and Accessibility:   The Fair Housing Amendments Act requires 
owners of housing facilities to make òreasonable accommodationsó (exceptions) in their rules, 
policies, and operations to give people with disabilities equal housing opportunities.  For 
example, a landlord with a "no pets" policy may be required to grant an exception to this rule 
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and allow an individual who is blind to keep a guide dog in the residence.  The Fair Housing 
Act also requires landlords to allow tenants with disabilities to make reasonable access-related 
modifications to their private living space, as well as to common use spaces, at the tenantõs own 
expense.  Finally, the Act requires that a portion of new multi -family housing developments 
with four or more units be designed and built to allow access for persons with disabilities.  This 
includes accessible common use areas, doors that are wide enough for wheelchairs, kitchens 
and bathrooms that allow a person using a wheelchair to maneuver, and other adaptable 
features within the units.  
 
HUD Final Rule on Equal Access to Housing in HUD Programs: On March 5, 2012, HUD 
published the Final Rule on òEqual Access to Housing in HUD Programs regardless of Sexual 
Orientation or Gender Ident ity.ó  It applies to all McKinney-Vento-funded housing programs, 
as well as to other housing assisted or insured by HUD.  The rule creates a new regulatory 
provision that generally prohibits considering a personõs marital status, sexual orientation, or 
gender identity (a personõs internal sense of being male or female) in making housing assistance 
available. 
 

2. California Laws  
 
The State Department of Fair Employment and Housing (DFEH) enforces California laws that 
provide protection and monetary relief to vi ctims of unlawful housing practices.  The Fair 

Employment and Housing Act  (FEHA) (Gov. Code §§12955 et seq.) prohibits discrimination 
and harassment in housing practices, including: 
 

¶ Advertising  

¶ Application and selection process 

¶ Unlawful evictions  

¶ Terms and conditions of tenancy  

¶ Privileges of occupancy 

¶ Mortgage loans and insurance 

¶ Public and private land use practices (zoning) 

¶ Unlawful restrictive covenants  
 
The following categories are protected by FEHA: 

 

¶ Race or color 

¶ Ancestry or national origin  

¶ Sex 

¶ Marit al status 

¶ Source of income 

¶ Sexual Orientation 

¶ Gender identity/expression  

¶ Genetic information  

¶ Familial status (e.g., households with children under 18 years of age) 

¶ Religion 

¶ Mental/Physical Disability  
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¶ Medical Condition  

¶ Age 
 

In addition, the California FEHA contains similar reasonable accommodations and accessibility 
provisions as the Federal Fair Housing Amendments Act.   
 
The Unruh Civil Rights Act  provides protection from discrimination by all business 
establishments in California, including housing and ac commodations, because of age, ancestry, 
color, disability, national origin, race, religion, sex, and sexual orientation.  While the Unruh 
Civil Rights Act specifically lists òsex, race, color, religion, ancestry, national origin, disability, 
or medical conditionó as protected classes, the California Supreme Court has held that 
protections under the Unruh Act are not necessarily restricted to these characteristics. 
 
Furthermore, the Ralph Civil Rights Act  (California Civil Code section 51.7) forbids acts of 
violence or threats of violence because of a personõs race, color, religion, ancestry, national 
origin, age, disability, sex, sexual orientation, political affiliation, or position in a labor dispute.   
Hate violence can include : verbal or written threats; physical assault or attempted assault; and 
graffiti, vandalism, or property damage.  
 
The Bane Civil Rights Act  (California Civil Code  Section 52.1) provides another layer of 
protection for fair housing choice by making it illegal to interfere by force or threat of force with 
an individualõs constitutional or statutory rights, including a right to equal access to housing.  
The Bane Act also includes criminal penalties for hate crimes; however, convictions under the 
Act are not allowed for speech alone unless that speech itself threatened violence. 
 
The California Civil Code Section 1940.3 prohibits landlords from questioning potential 
residents about their immigration or citizenship status.  Landlords in most other states are free 
to inquire about a potential tenantõs immigration status and to reject applicants who are in the 
United States illegally.  In addition, this law forbids jurisdictions  from passing laws that direct 
landlords to make inquiries  about a personõs citizenship or immigration status.  
 
In addition to these laws, Government Code Sections 111135, 65008, and 65580-65589.8 prohibit 
discrimination in State-funded programs and in land use decisions.  Specifically, recent changes 
to Sections 65580-65589.8 require local jurisdictions to address the provision of housing options 
for special needs groups, including permanent supportive housing for the disabled and housing 
for the homeless. 
 
Most recently in 2019, the State passed SB 329 and SB 222, expanding the source of income 
protection.  Under SB 329 and SB 222, all landlords in California will be required to accept 
Section 8 and VASH vouchers and other forms of rental assistance and to consider them as part 
of an applicantõs income. Both will go into effect on January 1, 2020. 
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3. Fair Housing Defined  
 
In light of the various pieces of fair housing legislation passed at the federal and state levels, fair 
housing throughout this report is defined as follows:  
 

A condition in which individuals of similar income levels in the same housing market 
have a like range of choice available to them regardless of their characteristics as protected 
under State and Federal laws. 

 
Housing Issues, Affordability, and Fair Housing  
 
The U.S. Department of Housing and Urban Developmentõs (HUD) Fair Housing and Equal 
Opportuni ty (FHEO) Division draws a distinction between housing affordability and fair 
housing.  Economic factors that affect a householdõs housing choices are not fair housing issues 
per se. Only when the relationship between household income, household type, race/ethnicity, 
and other factors create misconceptions, biases, and differential treatments would fair housing 
concerns arise. 
 
Tenant/landlord disputes are also typically not related to fair housing. Most disputes between 
tenants and landlords result from a lack of understanding by either or both parties on their 
rights and responsibilities. Tenant/landlord disputes and housing discrimination cross paths 
when the disputes are based on factors protected by fair housing laws and result in differential 
treatments. 
 

4. Impediments Defined  
 
Within the legal framework of federal and state laws and based on the guidance provided by 
HUDõs Fair Housing Planning Guide, impediments to fair housing choice can be defined as: 
 

¶ Any actions, omissions, or decisions taken because of the characteristics protected under State 
and Federal laws, which restrict housing choices or the availability of housing choices; or 

¶ Any actions, omissions or decisions which have the effect of restricting housing choices or the 
availability of housing choices on the basis of characteristics protected under State and Federal 
laws. 

 
To affirmatively promote equal housing opportunity, a community must work to remove 
impediments to fair housing choice.  Furthermore, eligibility for certain federal funds r equires 
the compliance with federal fair housing laws.  
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C. Organization of the Report  
 
This report is divided into eight chapters:  
 

Chapter 1:  Introduction  defines òfair housingó and explains the purpose of this report. 

Chapter  2: Community Participation  describes the community outreach program and 
summarizes comments from residents and various agencies on fair housing 
issues such as discrimination, housing impediments, and housing trends. 

Chapter  3:  Community Profile  presents the demographic, housing, and income 
characteristics in Pasadena.  Major employers and transportation access to job 
centers are identified.  The relationships among these variables are discussed. 
In addition, this section evaluates if community care facilities, public and 
assisted housing projects, as well as Section 8 recipients in the City  are unduly 
concentrated.  Also, the degree of housing segregation based on race is 
evaluated. 

Chapter 4: Lending Practices  assesses the access to financing for different groups.  
Predatory and subpr ime lending issues are discussed. 

Chapter 5:  Public Policies  analyzes various public policies and actions that may impede 
fair housing within the City . 

 Chapter 6: Fair Housing Practices evaluates existing public and private programs, 
services, practices, and activities that assist in providing fair housing in the 
City.  This chapter also assesses the nature and extent of fair housing 
complaints and violations in different areas of the City.  Trends and patterns of 
impediments to fair housing, as identifie d by public and private agencies, are 
included.  

 Chapter 7: Impediments and Actions  summarizes the findings regarding fair housing 
issues in Pasadena and provides a plan of action for furthering fair housing 
practices.  
  

This report also includes a Signature Page with the signature of the Cityõs Chief Elected Official, 
together with a statement certifying that the Analysis of Impediments represents the City of 
Pasadenaõs official conclusions regarding impediments to fair housing choice and the actions 
necessary to address identified impediments.  
 

D. Data and Methodology  
 
According to the Fair Housing Planning Guide, HUD does not require jurisdictions to commence 
a data collection effort to complete the AI.  Existing data can be used to review the nature and 
extent of potential issues.  Various data and existing documents were reviewed to complete this 
AI, including:   
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¶ 1990-2010 U.S. Census and multiple sets of American Community Surveys 1 

¶ 2019 State Department of Finance Population and Housing Estimates 

¶ 2000 and 2013 City of Pasadena AI reports 

¶ 2014-2021 City of Pasadena Housing Element 

¶ Zoning  Code, various plans, and resolutions of the City of Pasadena 

¶ California Department of Social Services Community Care Licensing Division  

¶ 2018 Employment Development Depart ment employment and wage data 

¶ 2012 and 2017 Home Mortgage Disclosure Act (HMDA) data on lending activities  

¶ Current market data for rental rates, home prices, and foreclosure activities 

¶ Fair housing records from the Housing Rights Center  

¶ Section 8 data from the Cityõs Housing Authority 
 
Sources of specific information are identified in the text, tables, and figures. 
 

                                                      
1  The 2010 Census no longer provides detailed demographic or housing data through the òlong formó.  Instead, 

the Census Bureau conducts a series of American Community Surveys (ACS) to collect detailed data.  The ACS 
surveys different variables at different schedules (e.g. every year, every three years, or every five years) 
depending on the size of the community.  Multiple sets of ACS data are  required to compile the data for 
Pasadena in this report , including the 2013-2017 ACS Five Year Estimates.  
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Chapter 2: Community Participation  
 
This Analysis of Impediments  to Fair Housing Choice (AI) report has been developed to 
provide an overview of laws, regulations, conditions, or other possible obstacles that may affect 
an individualõs or a householdõs access to housing.  As part of this effort, the report incorporates 
the issues and concerns of residents, housing professionals, and service providers.  To assure 
the report responds to community needs, a community outreach program consisting of three 
public meetings, a fair housing survey, and interviews with key agencies was conducted in the 
development of this report.  This chapter describes the community outreach program 
conducted for this report.  
 

A. Public Meetings  
 
Two public meetings were held to solicit input from the general public, service providers, and 
housing professionals, including:  
 

¶ Real estate associations/realtors 

¶ Apartment owners and managers associations 

¶ Homeowner and neighborhood associations 

¶ Fair housing service providers  

¶ Supportive service providers and advocacy groups (e.g., for seniors, families, disabled 
persons, immigrant groups)  

¶ Educational institu tions 

¶ Faith-based organizations 

¶ Housing providers  
 
As summarized in Table 1, two separate meetings were held in the City . Both meetings were 
open to everyone in the City, but personal invitations were sent out to  agencies and 
organizations that serve population with special needs and low - and moderate-income 
households. Detailed information on the agencies invited can be found in Appendix A .  
 

Table 1: Community Meeting Locations 

Location Date/Time 

Fair Oaks Renaissance Plaza Community Room  
649 N. Fair Oaks Avenue, Suite 203 

Pasadena, CA 91103 

September 25, 2019 
9:30AM 

Robinson Park Recreation Center 
1081 N. Fair Oaks Ave.  
Pasadena, CA 91103 

October 1, 2019 
6:30PM 

 
To encourage attendance and participation, the meetings were publicized through the following 
methods: 
 

¶ Emailed to community stakeholders and service providers.  

¶ Mailings  to 77 community organizations and service providers.   

¶ Posted flyers on the City website. 
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Ten residents and representatives of service providers attended the workshops. The 
participants were a mixture of residents, landlords, community organizers, and service 
providers. Representatives from the Housing Rights Center, Housing Works, and Council 
District 5 attended a meeting.   
 

Key Issues Identified  
 
A few issues were noted at the meetings: 
 

¶ Housing affordability, primarily unpredictable and frequent rent increases.  

¶ Lack of accountability for developers to rent promised affordable housing units to low 
income persons. 

¶ Residents are not always clear on where to seek assistance with fair housing issues 
and/or think the services (hours and programs) need to be expanded  

¶ Retaliation for those residents that have reported discrimination and fear of retaliation 
from those that have not.  

¶ Confusion about what constitutes a fair housing issue and lack of education about new 
laws that may protect them .  
 

B. Fair Housing  Survey 
 
The Fair Housing Survey sought to gain knowledge about the nature and extent of fair housing 
issues experienced by Pasadena residents.  The survey consisted of 15 questions designed to 
gather information on a personõs experience with fair housing issues and perception of fair 
housing issues in his/her neighborhood.  A copy of the survey is included as  App endix B. 
 
The survey was made available in English and Spanish, and distributed via the following 
methods: 

 

¶ Distributed at various community locations and public counters.  

¶ Posted on the Cityõs website. 

¶ Solicited the participation of service providers to al so post the survey link on their 
websites and to help distribute surveys to their clients.  

 
Because the survey sample was not controlled , results of the survey are used only to provide 
insight regarding fair housing issues, but cannot be treated as a statistically valid survey. 2  
Furthermore, fair housing is a complex issue; therefore, a survey of this nature can only explore 
the perception of housing discrimination but cannot be used as proofs of actual discrimination.  
 

                                                      
2  A survey with a òcontrolledó sample would, through various techniques, òcontroló the socioeconomic 

characteristics of the respondents to ensure that the respondents are representative of the general population.  
This type of survey would provide results that are statistically valid but is much more costly to administer.  
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Who Responded to the Survey?  
 
A total of 540 Pasadena residents responded to the Fair Housing Survey.  The responses were 
from residents representing zip codes across the entire City. The majority of survey respondents 
were: renters (56 percent), female (71 percent), non-Hispanic (76 percent), and White (71 
percent). Respondents similarly represented different age groups from young adults (25-34; 18 
percent), adults (34-44; 24 percent), middle age (45-54; 21 percent), older age (55-64; 20 percent), 
to seniors (65+, 17 percent). The majority of the respondents did not have a disability (90 
percent) and did not live with children in their home (76 percent).  
 
A vast majority of survey recipients felt that housing discrimination was not an issue in their 
neighborhoods. Of the 540 responses, approximately 81 percent (434 persons) had not 
experienced housing discrimination.  Of the 99 respondents (19 percent) that had experienced 
discrimination in the past, 87 answered questions about fair housing.   
 

Who Do You Believe Discriminated Against You?  
 

Among the persons indicating that they had experienced housing discrimination, 80 percent (69 
persons) indicated that a landlord or property manager had discriminated against them, while 
16 percent (14 persons) of respondents identified Real Estate Agents as the source of 
discrimination.  City or County staff were identified as the source of discrimination by 13 
percent of respondents (11 persons). Responses for the fair housing survey  are not mutually 
exclusive; respondents had the option of listing multiple  perpetrators of discrimination.  òOtheró 
responses included property managers and landlords (3 responses), sources of help (1 
response), the City (1 response), and subsidized programs (1 response). 

 
Table 2: Perpetrators of Discrimination 

 Number Percent* 

Landlord/Property Manager 69 79.3% 

Real Estate Agent 14 16.1% 

Government Staff Person 11 12.6% 

Other  7 8.0% 

Mortgage lender 5 5.7% 

Insurance Broker/ Company 3 3.4% 

Total Respondents 87 -- 

Notes: 
1. Categories are not mutually exclusive. 
2. Survey respondents were not required to provide answers for every question; 

therefore, total responses will vary by question. 
 

Where Did the Act of Discrimination Occur?  
 

Among the persons indicating that they had experienced housing discrimin ation, 57 percent (50 
persons) indicated that the discrimination they experienced occurred in an apartment complex. 
About 38 percent (33 persons) indicated that the discrimination occurred in a single -family 
neighborhood (most likely renters renting homes) , and 17 percent (15 persons) indicated that it 
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took place when applying to a City/County program .  òOtheró responses described situations 
rather than the location of discrimination.   
 

Table 3: Location of Discrimination 

 Number Percent 

Apartment Complex 50 57.5% 

Single-Family Neighborhood 33 37.9% 

When Applying for City/County Programs 15 17.2% 

Public or Subsidized Housing Project 10 11.5% 

Condo/Townhome Development 9 10.3% 

Other 6 6.9% 

Mobile Home Park 2 2.3% 

Total Respondents 87 -- 

Notes: 
1. Categories are not mutually exclusive 
2. Survey respondents were not required to provide answers for every question; 

therefore, total responses will vary by question. 

 

On What Basis Do You Believe You Were Discriminated Against?  
 

Of the 87 people who felt they were discriminated against, 48 percent (42 persons) indicated 
that they believed the discrimination was based on race, 30 percent (26 persons) believed it was 
based on family status , 25 percent (22 persons) believed it was based on age, and 24 percent (21 
persons) believed it was based on source of income.  Other responses included discrimination 
based on color, gender, marital status, and disability . 
 

Table 4: Basis of Discrimination 

 Number Percent 

Race 42 48.3% 

Family Status  26 29.9% 

Age 22 25.3% 

Source of Income  21 24.1% 

Color 15 17.2% 

Other 13 14.9% 

Gender 12 13.8% 

Marital Status 12 13.8% 

Disability/Medical Conditions  11 12.6% 

National Origin 5 5.7% 

Ancestry 4 4.6% 

Sexual Orientation 4 4.6% 

Religion 2 2.3% 

Total Respondents 87 -- 

Notes:  
1. Categories are not mutually exclusive 
2. Survey respondents were not required to provide answers for every 

question; therefore, total responses will vary by question. 
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How were You Discriminated Against?  
 
Of the 87 people who felt they were discriminated against, the most common acts of 
discrimination were being charged not being shown an apartment  and paying higher security 
deposit.  òOtheró responses mostly described situations of being denied apartment ( such as 
being told unit was no longer available, not answering calls from potential tenants, denying due 
to disability or support animals, and told they are not good fit).  

 
Table 5: Acts of Discrimination 

 
Number Percent 

Other  40 45.4% 

Not Shown Apartment 29 33.3% 

Higher Security Deposit than Industry Standard 27 31.4% 

Higher Rent than Advertised 23 26.7% 

Provided Different Housing Services or Facilities 13 15.1% 

 Total Respondents  87 -- 

Notes:  
1.       Categories are not mutually exclusive 
2.       Survey respondents were not required to provide answers for every question; therefore, total 
responses will vary by question. 

 

Requests for Reasonable Accommodation  
 

Among the persons indicating that they had experienced housing d iscrimination, 15 percent (13 
persons) indicated that they had been denied òreasonable accommodationó in rules, policies or 
practices for their disability.  Most valid requests denied were related to allowing a service 
animal  in the unit (4 persons).  However, the majority of the written narratives from  
respondents were related to building maintenance and repairs.  This is evidence that many do 
not fully understand the modifications/flexibility covered under reasonable accommodation.  
 

Why Did You Not Report  the Incident?  
 

Of the survey respondents who felt they were discriminated against, only eight percent (7 
persons) reported the discrimination incident.  Many of the respondents who did not report the 
incident indicated that they did not believe it would m ake a difference (46 percent or 35 
persons) or they did not know where to report the incident  (18 percent or 14 persons), and 10 
percent (eight persons) felt it was too much trouble.  Another seven percent (5 persons) were 
afraid of retaliation.  òOtheró responses described experiences where reporting was too much 
trouble or respondents were afraid of retaliation.  
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Table 6: Reason for Not Reporting Discrimination 

 Number Percent 

Don't Believe it Makes Any Difference 35 46.1% 

Don't Know Where to Report 14 18.4% 

Other 14 18.4% 

Too Much Trouble 8 10.5% 

Afraid of Retaliation 5 6.6% 

Total Respondents 75 -- 
Notes:  
1. Categories are not mutually exclusive 
2. Survey respondents were not required to provide answers for every question; 

therefore, total responses will vary by question. 

 

How Did You Report the Incident? What Is t he Status of the Complaint?  
 
The respondents that reported the incident indicated using fair housing services (two persons) 
or a government entity (2 persons). However, respondents described that resource links were 
not easily available.  
 
Of those respondents that did report the discrimination event, 67 percent (12 persons) reported 
that their complaint was unresolved while 17 percent (3 persons) reported their compla int was 
resolved via mediation.  

 
Table 7: Status of Complaint 

 Number Percent 

Unresolved 12 66.7% 

Resolved via Mediation 3 16.77% 

In Litigation 2 11.1% 

Unresolved/Pending Resolution 1 5.6% 

Total Respondents 18 -- 

Notes: 
1. Categories are not mutually exclusive 
2. Survey respondents were not required to provide answers for every question; 

therefore, total responses will vary by question. 

 

What Was the Basis of the Hate Crime Against You?  
 

Of all respondents completing the survey, eight percent (35 persons) indicated that a hate crime 
had been committed in their neighborhood.  Most of these respondents (74 percent or 23 
persons) indicated that the hate crime committed was based on race.  Other top causes of the 
alleged hate crimes included color and source of income.  
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C. Staff Interviews  
 
The Cityõs Accessibility Issues Coordinator identified the following issues:  
 

¶ Unsuitable housing for people with disabilities: People with disabilities are living in 
units that do not meet their needs and there is no accessible housing available to them 
(too expensive or does not meet their needs).  

¶ Underreporting: People with disabilities also do not report acts of discrimination 
because either they do not know their experience was an act of discrimina tion or they 
fear retaliation.  

¶ Lack of accessible affordable housing: Accessibility in terms of both affordability and 
accessibility features. For new affordable housing developments, set-aside units are 
prioritize d for veterans, homeless, and foster youth, such that people with disabilities 
often do not have access to these units. Limited affordable housing units may also leave 
people with disabilities in units that are not suitable for them. For example, people that 
need to be in a lower level unit but a re housed in an upper unit and face increasing 
mobility challenges.  

¶ Digital accessibility: As advertisements move to a digital platform, people with 
disabilities face increasing challenges in navigating the search for a suitable home. These 
challenges include use and access to a computer/internet as well as the ability to read 
(e.g. people with developmental disabilities or blind).  

¶ Aging population of caretakers: People with disabilities and developmental disabilities 
may face increasing challenges as their caregivers (Baby Boomers) begin to need care 
themselves. Many of these persons could face homelessness with the loss of their 
primary caregivers.  

¶ Segregation: Most of the housing for people with disabilities is still segregated. People 
with disabilities  are living in segregated housing. Licensed care facilities  are not enough 
to meet the needs of people with disabilities as not all people with disabilities need 
around the home care.  
 

D. Public Review of Draft  AI  
 
In accordance with 24 CFR 91.05(c)(2) and subpart B of the federal regulations relative to citizen 
participation for Community Planning and Development Programs and appli cable waivers 
made available to those requirements through the Coronavirus Aid, Relief, and Ec onomic 
Security Act (CARES Act), the Draft AI was made available for a 10-day public review from July 
10, 2020 to July 20, 2020 on the Housing Department  website 
(www. cityofpasadena.net/ Housing ).   Notices of availability of the document and/or public 
hearings were published in newspaper(s) of general circulation.  Copies of these notices can be 
found in  Appendix C. 

http://www.cityofpasadena.net/Housing
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Chapter 3: Community Profile  
 
Incorporated in 1886, Pasadena is a thriving community of 146,000 persons and located at the 
base of the San Gabriel Mountains just north of Los Angeles.  The City of Pasadena is known for 
its vibrant economic base, cultural amenities, diverse housing opportunities, and high quality of 
life. These amenities have distinguished Pasadena as one of the most livable and sought after 
communities within the greater Los Angeles metropolitan area.   
 
Pasadena benefits significantly from a strong economy, several colleges and universities, and 
world -famous cultural institutions. The economy is anchored by several major corporations, a 
vibrant  Central Business District, and a strong base of technology, financial, and health-related 
employment.  The City is home to higher educational institutions, including the seventh largest 
community college in the nation  (Pasadena City College), Cal-Tech, and other private 
universities  (such as Art Center College and Los Angeles College of Music).  Pasadena is also 
known for i ts breadth of cultural institutions and active community involvement.  
 
With these amenities comes a high demand for housing, as people from many backgrounds and 
income ranges seek to share the benefits the City offers.  Pasadena has a large number of special 
needs groups, including seniors, disabled persons, families with children, homeless persons, 
emancipated youth, and other groups.  Many of these groups are more likely to face housing 
discrimination or to be negatively impacted by governmental actions o r housing market 
conditions.  In the past, some neighborhoods have experienced disinvestment, creating adverse 
housing conditions for residents.   However, during the housing boom, many homebuyers and 
developers sought housing opportunities in the older nei ghborhoods with lower housing 
prices, resulting in gentrification.  Civic leaders and City staff are constantly working to balance 
the need to reinvest in older neighborhoods and the unintended consequence of gentrification.  
 

A. Demographic Profile  
 
As a first step in evaluating fair housing in Pasadena, this section discusses the Cityõs 
population, the types and prices of available housing, and the housing options for persons with 
specialized needs.  This section provides background for the later analysis of factors that may 
affect housing opportunity.  
 

1. Population Growth  
 
Pasadena is the ninth largest city in Los Angeles County with a population of 146,312 according 
to the 2019 State Department of Finance Population and Housing Estimates. In the past decade, 
the Cityõs population growth  rate exceeded that of Los Angeles County and more than doubled 
the growth rate  between 2000 to 2010 (Table 8).  
 

The Southern California Association of Governments (SCAG) population  projections estimated 
that Pasadenaõs population will increase to approximately 150,700 persons by 2045.  However, 
population trends observed so far (146,000 in 2019) suggest greater growth. Regardless of the 
magnitude, Pasadenaõs population is dynamic and will result in changing housing needs.  
Therefore, addressing emerging housing needs will be an important priority for years to come.  
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Table 8: Population Growth (2000-2019) 

Jurisdiction 2000 2010 2019 
Growth Rate 

2000-2010 2010-2019 2000-2019 

Pasadena 133,936 137,122 146,312 2.4% 6.7% 9.2% 

Los Angeles County 9,519,330 9,818,605 10,253,716 3.1% 4.4% 7.7% 

State of California 33,873,086 37,253,956 39,927,315 10.0% 7.2% 17.9% 

Sources: U.S. Census Bureau, 2000; State of California Department of Finance Population and Housing Estimates, 2019. 

 

2. Age Composition  
 
Pasadenaõs housing needs are partially influenced by the age composition of its residents.  
Persons of different ages often have different lifestyles, family  structures, and income levels that 
affect their preference and ability to afford housing.  Typically, young adult households may 
occupy apartments, condominiums, and smaller single -family homes because of size and/or 
affordability.  Middle -age adults may prefer larger homes as they begin to raise their families, 
while seniors may prefer apartments, condominiums, mobile homes, or smaller single -family 
homes that have lower costs and less extensive maintenance needs. Moreover, housing needs 
also change over time as people age.  As a result, evaluating changes in the age groups in a 
community can provide insight into changing housing needs in Pasadena.  
 
Despite modest population growth, the median age of residents in Pasadena increased from 
34.5 to 37.9 years between 2000 and 2017, as shown below in Table 9.  The increase in median 
age possibly resulted from a 35 percent increase in the number of seniors and a decline in 
adults, college-age residents, and most notably, children .  The increase in median age may be 
attributable to the rising housing costs in the community, limiting housing opportunities for 
younger families and individuals.  As shown in  Table 9, the proportions of school-age children, 
college-age young adults, and adults at family -forming age have decreased over time. 
 

Table 9: Age Composition and Trends 

Age Group 

2000 2010 2017 2000-2017 

No. of 
Persons 

Percent of 
Total 

No. of 
Persons 

Percent of 
Total 

No. of 
Persons 

Percent of 
Total 

Percent 
change 

0-19 (children) 34,092 25.5% 29,848 21.8% 28,938 20.5% -15.1% 

20-24 (college) 9,334 7.0% 9,268 6.8% 9,319 6.6% -0.2% 

25-44 (adults) 46,748 34.9% 45,371 33.1% 46,371 32.8% -0.8% 

45-64 (middle age) 27,540 20.6% 34,073 24.8% 34,682 24.6% 25.9% 

65+ (seniors) 16,222 12.1% 18,562 13.5% 21,921 15.5% 35.1% 

Total 133,936 100.0% 137,122 100.0% 141,231 100.0% 7.3% 

Median Age (years) 34.5 37.2 37.9 - 

Source:  U.S. Census Bureau, 2000-2010; American Community Survey, 2013-2017. 
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3. Race and Ethnic Compos ition  
 
Housing needs and preferences are sometimes influenced by cultural practices. The nationõs 
demographic profile s are becoming increasingly diverse in their  racial and ethnic compositions.  
According to the Census, in 2018 about 40 percent of U.S. residents were non-White .  Pasadena 
has gradually transformed into a multi -cultural community, where no single racial/ethnic 
group comprises an absolute majority.  Race and ethnic background is a protected status under 
State and Federal fair housing laws.  Thus, this section provides an overview of race and ethnic 
change in Pasadena, while later sections discuss differences in income and other characteristics 
that affect housing opportunity.  

 
While t he Cityõs population increased by five percent between 2000 and 2017, Pasadena also 
saw changes in the race-ethnic composition of its residents.  As shown in Table 10, the share of 
the population comprised of White and Black residents declined by two and four percentage 
points, respectively. Meanwhile, the share of Hispanic and Asian residents increased by one 
and six percentage points, respectively. According to the 2017 American Community Survey , 
White residents still comprised a plurality of Pasadenaõs populatio n (37 percent), followed by  
Hispanic  (34 percent), Asian (16 percent), and Black (10 percent) residents.  
 

Table 10: Race and Ethnic Trends 

 

2000 2010 2017 2000-2017 

No. of 
Persons 

Percent of 
Total 

No. of Persons 
Percent of 

Total 
No. of Persons %  of Total % Change 

White 52,381 39.1% 53,135 38.8% 51,579 36.5% -1.5% 

Hispanic 44,734 33.4% 46,174 33.7% 48,617 34.4% 8.7% 

Black 18,711 14.0% 13,912 10.1% 13,743 9.7% -26.6% 

Asian 13,357 10.0% 19,293 14.1% 22,618 16.0% 69.3% 

All Others 4,753 3.5% 4,608 3.4% 4,514 3.2% -5.0% 

Total 133,936 100.0% 137,122 100.0% 141,231 100.0% -- 

Source:  U.S. Census Bureau, 2000-2010; American Community Survey, 2013-2017. 

 

Racial and Ethnic Concentrations  
 
Patterns of racial and ethnic concentration are present within particular areas of the City. Figure 
1 on the following page illustrates concentrations of minority households by Census block 
group in Pasadena. Areas of minority  "concentration" are defined as Census blocks whose 
proportion of minority households is greater than the overall Los Angeles County average of 
72.2 percent. As shown in Figure 1, areas of minority concentrations can be found mostly N orth 
of the 210 Freeway, except between North Fair Oaks Avenue and North Los Robles Avenue.  
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Figure 1: Minority Concentrations in Pasadena 

 
Estimates of block group minority concentration based on 2013-2017 American Community Survey.  
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Residential Segregation 
 
Residential segregation refers to the degree to which groups live separately from one another.  
The term segregation historically has been linked to the forceful separation of racial groups.  
However, as more minorities move into suburban areas and outside of traditional urban 
enclaves, segregation is becoming increasingly self-imposed.  Originally, many ethnic groups 
gravitated to ethnic enclaves where services catered to them, and not until they reached a 
certain economic status could they afford to move to outer suburban areas.  Unlike the original 
enclaves, now living in an ethnic comm unity is often a choice many are making.  While some 
people believe that newly arrived immigrants in highly concentrated ethnic communities may 
resist blending into the mainstream, primarily because of the proliferation of native -language 
media and retail businesses, others feel that immigrants living with persons of similar heritage 
create a comfort zone that may help them transition to the mainstream and improve their 
economic situation. Some researchers have evaluated the degree of racial and ethnic integration 
as an important measure or evidence of fair housing opportunity.  
 
Different statistical techniques are used to measure the degree of segregation experienced by 
different racial/ethnic groups, including the dissimilarity index. The dissimilarity in dex, 
presented in Table 11 represents the percentage of one group that would have to move into a 
new neighborhood to achieve perfect integration with another group. An index score can range 
in value from zero, indi cating complete integration, to 100, indicating complete segregation. A 
value of 60 (or above) is considered very high, values of 40 or 50 are usually considered a 
moderate level of segregation, and values of 30 or below are considered to be fairly low. A high 
value indicates that the two groups tend to live in different Census tracts.  
 
In Pasadena, the dissimilarity indices reveal that the City is moderately segregated and that 
segregation has worsened between 2010 and 2019.  Between the two time points , Hispanic, 
Asian, and Black groups have become slightly more segregated.  Hispanic and Black groups are 
more segregated (index å 50) than Asian groups (index å 26).   
 

Table 11: Racial Integration 

Race/Ethnic Group 
Percent of Total Population 

(2017) 

Dissimilarity Index with Whites 

2010 Trend 2019 

Non-Hispanic White 36.5% -- -- 

Hispanic or Latino 34.4% 49.6 50.7 

Asian 9.7% 21.6 25.7 

Black or African American 16.0% 49.5 52.9 

Source: Affirmatively Furthering Fair Housing (AFFH) Tool Data and Mapping Tool, August 2019; American Community Survey, 2013-2017.  
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Linguistic Isolation  
 
Since language barriers can impede fair housing choice it is important to understand the degree 
to which the Cityõs households are linguistically isolat ed. Previous Census Bureau data 
products used the term "linguistically isolated" to describe household where no one age 14 and 
over speaks English only or speaks English ôvery well. This analysis is no longer available but 
instead the Census Bureau collects information on English -speaking ability and limited English -
speaking ability of persons over 5 years old in the American Community Survey.   
 
In 2017, approximately 45 percent of all  Pasadena residents over age five spoke languages other 
than English at home and approximately 40 percent of those residents spoke English less than 
òvery well.ó  The prevalence of limited English proficiency appears to be greatest among 
Hispanic  households.  Approximately 27 percent of Pasadena residents spoke Spanish at home 
and 41 percent of these persons spoke English òless than very well.ó  In comparison, while a 
similar proportion (41 percent) of Asian and Pacific Island language speakers speak English 
òless than very welló, Asian/Pacific Island language speakers comprise only 10 percent of the 
population . Language barriers can be a potential impediment to fair housing if prospective 
buyers or renters do not speak the same language as listing agents, landlords, or property 
managers. 
 

Table 12: English Language Ability 

 

Asian and Pacific 
Island Language 

Speakers 
Spanish Speakers 

Other Language 
Speakers 

All Non-English 
Language Speakers 

Number Percent Number Percent Number Percent Number Percent 

Language Spoken at 
Home 

13,100 10% 36,297 27% 10,245 8% 59,642 45% 

English Speaking Ability         

"Very Well" 7,719 59% 21,473 59% 7,622 74% 36,814 62% 

"Well" 3,196 24% 6,396 18% 1,527 15% 11,119 19% 

"Not Well" 1,548 12% 5,940 16% 711 7% 8,199 14% 

    "Not at All" 637 5% 2,488 7% 385 4% 3,510 6% 

Source: American Community Survey, 2013-2017. 

 

B. Household Profile  
 
In general, housing needs also differ depending on household characteristics.  For instance, 
single-person households typically look for smaller and more affordable units, while families 
prefer larger housing units that can accommodate children.  Furthermore, housing needs 
change over time along with changes in the size and composition of a household. Therefore, 
understanding the makeup of Pasadenaõs population provides insight into housing needs.   
 
A household is defined by the Census as all persons occupying a housing unit.  Families are a 
subset of households and include all persons living together who are related by blood, marriage 
or adoption.  Non-family households include persons living al one or with nonrelatives, but do 
not include persons in group quarters such as convalescent homes or dormitories.   
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Household type and size, income level, the presence of persons with special needs, and other 
household characteristics may affect access to housing.  This section details the various 
household characteristics that may affect equal access to housing. 
 

1. Household Composition and Size  
 
Household composition and size are often two interrelated factors.  Communities that have a 
large proportion of families with children tend to have a large average household size.  Such 
communities have a greater need for larger units with adequate open space and recreational 
opportunities for children.   
 
From 2000 through 2017, the composition of households living in Pasadena changed little.  As 
shown in Table 13, the number of households increased by only 5.6 percent over the last two 
decades.  The largest increase (nine percent) during this time period was among non-family  
households (householders living alone or w ith non-relatives), while the only decline (three 
precent) was among òotheró family households (family households with male or female 
householders and no spouse of householder present). Average household and family size did 
not change between 2000 to 2017.  

 
Table 13: Household Characteristics 

Household Type 
2000 2010 2017 Percent Change 

Number Percent Number Percent Number Percent 2000-2017 

Total Households 51,844 -- 55,270  54,734 -- 5.6% 

  Family 29,858 57.6% 30,876 55.9% 30,702 56.1% 2.8% 

     Married couple 21,362 71.5% 22,285 72.2% 22,488 73.2% 5.3% 

     Other 8,496 39.8% 8,591 38.6% 8,214 36.5% -3.3% 

 Nonfamily 21,986 -- 24,394 -- 24,032 -- 9.3% 

    Singles 17,460 79.4% 18,838 77.2% 18,548 77.2% 6.2% 

Average Household Size 2.52 2.42 2.51 -- 

Average Family Size  3.30 3.18 3.31 -- 

Sources: Bureau of the Census, 2000-2010 Census; 2013-2017 American Community Survey (ACS)   
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C. Income Profile  
 
Household income is the most important factor determin ing a householdõs ability to balance 
housing costs with other basic life necessities.  Regular income is the means by which most 
individuals and families finance current consumption and make provision for the future 
through saving and investment.  The level of cash income can be used as an indicator of the 
standard of living for most of the population .  
 
Households with lower incomes are limited in their ability to balance housing costs with other 
needs and often the ability to find housing of adequate size. While economic factors that affect a 
householdõs housing choice are not a fair housing issue per se, the relationships among 
household income, household type, race/ethnicity, and other factors often create 
misconceptions and biases that raise fair housing concerns. 
 
For purposes of most housing and community development activities, HUD has established the 
four income categories based on the Area Median Income (AMI) for the Metropolitan Statistical 
Area (MSA).   HUD income definitions differ from the State  of California income definitions.  
Table 14 compares the HUD and State income categories. This AI report is a HUD-mandated 
study and therefor e HUD income definitions are used.  For other housing documents of the 
City, the State income definitions may be used, depending on the housing programs and 
funding sources in question.   

 
Table 14: Income Category Definitions 

HUD Definition State of California Definition 

Extremely Low-Income Less than 30 percent of AMI Extremely Low-Income Less than 30 percent of AMI 

Low-Income 31-50 percent of AMI Very Low-Income 31-50 percent of AMI 

Moderate-Income 51-80 percent of AMI Low-Income 51-80 percent of AMI 

Middle/Upper-Income Greater than 80 percent of AMI 
Moderate-Income 81-120 percent of AMI 

Above Moderate-Income Greater than 120 percent of AMI 

Source: Department of Housing and Urban Development and California Department of Housing and Community Development, 2013. 

 

1. Median Household Income  
 
Pasadena households had a median income of $76,264 in 2017. Table 15 displays median 
household income in the City and Los Angeles County, as recorded by the American 
Community Survey. Overall, median household income in th e City continues to be significantly 
higher than the County as a whole and increasing at a higher rate.  

 
Table 15: Median Household Income 

Jurisdiction 
Median Household Income 

% Change 
2010 2017 

Pasadena $65,422  $76,264  16.6% 

Los Angeles County $55,476  $61,015  10.0% 

Source: American Community Survey 2006-2010, 2013-2017.  
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2. Income Distribution  
 
HUD periodically receives "custom tabulations" of Census data from the U.S. Census Bureau 
that are largely not available through standard Census products. The most recent estimates are 
derived from the 2012-2016 ACS Five-Year Estimates. These data, known as the "CHAS" data 
(Comprehensive Housing Affordability Strategy), demonstrate the extent of housing problems 
and housing needs, particularly for low -income households. The CHAS cross-tabulates the 
Census data to reveal household income in a community in relation to the AMI. As defined by 
CHAS, housing problems include:  
 

¶ Units with physical defects (lacking complete kitchen or bathr oom); 

¶ Overcrowded conditions (housing units with more than one person per room);  

¶ Housing cost burden, including utilities, exceeding 30 percent of gross income; and 

¶ Severe housing cost burden, including utilities, exceeding 50 percent of gross income. 
 
According to HUDõs CHAS data, Pasadena saw little changes in the income distribution of 
residents during the 2000s (Table 16).  There was a 62-percent increase in the number of 
extremely low -income households, a 12-percent increase in the number of low income 
households, and five-percent decrease in the number of middle and upper income households 
between 2000 and 2016. Middle - and upper-income households still made up the majority of 
households (58 percent, but down fr om 64 percent in 2000).  

 
Table 16: Household Income Distribution 

Classification 
2000 2016 Change 

Households % Households % Households %  
Proportion of 
Households 

Extremely Low Income  
(<30% AMI) 

6,174 12% 10,000 18% 3,826 62% 6% 

Low Income  
(31-50% AMI) 

5,120 10% 5,735 10% 615 12% 1% 

Moderate Income 
 (51-80% AMI) 

7,114 14% 7,220 13% 106 1% -1% 

Middle Income/Upper 
(>80% AMI) 

33,435 64% 31,910 58% -1,525 -5% -6% 

Total 51,843 100% 54,865 100% 3,022 6% 0% 

Source: Comprehensive Housing Affordability Strategy (CHAS), American Community Survey, 2000, 2012-2016. 

 
Although aggregate information on income levels is useful for looking at trends over time or 
comparing income levels for different jurisdictions, income levels may also va ry significantly by 
household type, size, and race/ethnicity.  Different households can have very different housing 
needs as well as housing choices available to them. 
 



DRA FT 

City of Pasadena  Analysis of Impedi ments to 
March 2020 24 Fair Housing Choice 

3. Household Income by Household Type  
 
Income often varies by household type (elderly, small, and large families). Among the 
household types, elderly and òotheró3 households had the highest proportion of extremely low -
income households, at 28 percent and 20 percent, respectively. As Figure 2 shows, 51 percent of 
elderly households were low -moderate income, earning less than 80 percent AMI largely due to 
the predominance of fixed incomes among the elderly. Approximately 51  percent of large 
family households were also low -moderate income in 2016. The percent of low -moderate 
income households for elderly and large family households is higher than the Cityõs 42 percent 
share of low-moderate income households. Because low - and moderate-income households 
have less income for housing, tradeoffs in expenditures to afford other living essentials may 
result in overpayment, overcrowding, and/or other substandard conditions in housing units.  
 

Figure 2: Income Distribution by Household Type 

 

Sources: HUD Comprehensive Housing Affordability Strategy (CHAS) Data and American Community Survey 2012-2016 Estimates. 

 
 

HUDõs CHAS data (Table 17) also showed that the majority of the Cityõs extremely low, low, 
and moderate-income households experienced at least one housing problem (including cost 
burden and overcrowding). Cost burden was specifically an issue among most of these 
households. Proportion ally, more renter -households (54 percent) also faced housing problems 
compared to owner-households (34 percent). 
 

                                                      
3  òOtheró households include non-family households such as single persons living alone or unrelated individuals 

living together.    
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Table 17: Housing Problems by Household Income and Tenure 

 
Renters Owners 

Total 
Households Elderly 

Small 
Families 

Large 
Families  

Total 
Renters 

Elderly 
Small 

Families 
Large 

Families  
Total 

Owners 

Extremely-Low-Income 
 (0-30% AMI)  

2,795 1,920 460 7,865 1,175 350 70 2,140 10,005 

% with Housing Problems 79.2% 89.1% 96.7% 81.9% 77.0% 92.9% 100.0% 81.8% 81.9% 

% With Cost Burden 77.5% 83.6% 92.4% 79.3% 75.7% 90.0% 100.0% 80.6% 79.6% 

Low-Income 
 (31-50% AMI)  

775 1,905 590 4,430 640 380 150 1,300 5,730 

% with Housing Problems 84.5% 92.1% 100.0% 93.3% 64.1% 56.6% 100.0% 69.2% 87.9% 

% With Cost Burden 83.9% 90.8% 86.4% 90.9% 64.1% 56.6% 96.7% 69.2% 86.0% 

Moderate-Income  
(51-80% AMI)  

885 1,835 430 4,760 1,025 760 370 2,460 7,220 

% with Housing Problems 81.9% 60.2% 68.6% 67.1% 54.6% 64.5% 73.0% 64.0% 66.1% 

% With Cost Burden 81.4% 53.4% 41.9% 61.2% 55.1% 58.6% 62.2% 61.0% 61.1% 

Middle/Upper-Income  
(80%+ AMI) 

1,595 5,300 580 14,280 5,285 7,870 1,380 17,635 31,915 

% with Housing Problems 35.4% 18.9% 56.0% 21.4% 15.6% 18.8% 28.3% 21.0% 21.2% 

% With Cost Burden 27.0% 13.6% 13.6% 15.6% 15.4% 17.5% 19.6% 19.5% 17.8% 

Total Households  6,050 10,960 2,060 31,335 8,125 9,360 1,970 23,535 54,870 

% with Housing Problems 68.8% 50.8% 80.3% 53.7% 33.2% 26.8% 44.7% 33.7% 45.1% 

% With Cost Burden 65.5% 45.9% 58.0% 49.2% 33.0% 25.2% 36.3% 32.2% 41.9% 

Note: Data presented in this table is based on special tabulations from sample Census data. The number of households in each category usually deviates 
slightly from the 100% count due to the need to extrapolate sample data out to total households. Interpretations of this data should focus on the proportion 
of households in need of assistance rather than on precise numbers. 
Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, American Community Survey, 2012-2016.  
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4. Household Income  by Race/Ethnicity  
 
Race/ethnicity is also a characteristic that is often related to housing need.  This is because 
different race/ethnic groups may have different housing preferences.  Overall,  lower income 4 

households comprised 28 percent of all households in Pasadena in 2016 (Figure 3).  However, 
certain race/ethnic groups had higher proportions of lower income households compared to 
the City . Specifically, a higher percentage of Hispanic and Black households have lower income 
levels compared to the City (40 and 42 percent, respectively).  Less than half of the Hispanic and 
Black households have middle - or upper -income levels, compared to 68 percent of Non-
Hispanic Whites and 65 percent Asian/Pacific Islander households.  
 

Figure 3: Income Distribution by Race/Ethnicity 
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\Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, American Community Survey 2012-2016 Estimates. 

 

5. Concentrations of Low - and Moderate -Income Population   
 
Figure 4 illustrates the Low and Moderate Income (LMI) areas in the City by Census block 
group.   For the purposes of implementing the Community Development Block Gran t (CDBG) 
program, HUD defines an LMI area as a Census block where over 51 percent of the population 
earns no more than 80 percent of the AMI.  As shown in  Figure 4, a significant number of block 
groups in the northw est portion of the City are identified as LMI areas.  A  correlation is also 
present between the LMI areas of Pasadena and the portions of the City where a minority 
concentration exist (Figure 1 on page 18).  Generally, Census data shows that the Cityõs LMI  
blocks encompass Northwest Pasadena and a narrow strip parallel to the 210 Freeway 
extending southward to Colorado Boulevard.  These areas also have the highest concentrations 
of Afr ican American, Hispanic, Asian, Pacific Islander, and Native American households . 
 

                                                      
4  òLower incomeó here refers to extremely low- and low -income group categories. 
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Figure 4: Low- and Moderate-Income Census Block Groups in Pasadena 
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D. Special Needs Households  
 
Certain individuals and families in Pasadena may have  more difficulty finding decent and 
affordable housing or receiving fair housing treatment due to special circumstances.  These 
circumstances may relate to employment and income, family type and characteristics, disability, 
or various other household characteristics.  In Pasadena, special need groups include large 
households, single-parent households, persons with disabilities, persons with HIV/AIDS, 
homeless persons, and children leaving the foster care system, among others. 
 

1. Large Households  and Families with Children  
 
Large households are defined as those with five or more members.  These households are 
usually families with two or more children or families with extended family members such as 
in-laws or grandparents.  It can also include multiple familie s living in one housing unit in 
order to save on housing costs.  
 
Families with children often face housing discrimination by landlords who fear that children 
will cause property damage .  Some landlords may also have cultural biases against children of 
opposite sex sharing a bedroom.  Differential treatments such as limit ing the number of children 
in a complex or confin ing children to a specific location are also fair housing concerns.  In 2017, 
approximately  25 percent (13,848) of all households in Pasadena had children under the age of 
18.  
 
According to the 2013-2017 ACS, eight percent of the City's households had five or more 
members.  Similar  proportion s of owner -households and renter-households were considered 
large households (nine and eight percent, respectively).  Due to the limited availability of 
affordable housing, many small households double -up to save on housing costs and tend to opt 
for renting .   
 
Of the Cityõs large households, 51 percent were renters in 2016.  Over one-half of these large 
renter-households (66 percent) were lower income.  The 2012-2016 Comprehensive Housing 
Affordability Strategy (CHAS) data prepared by HUD  reports that 79 percent of the Cityõs large 
renter-households suffered from one or more housing problems, including hou sing 
overpayment, overcrowding, and/or substandard housing conditions.   Part of the reason for 
higher rates of overpayment and overcrowding among large families is due to the limited 
availability of suitable housing.  Pasadena currently has a shortage of large rental units that are 
capable of accommodating families with children, particularly large families.  
 
According to the 2013-2017 American Community Survey , about one-third  (19,879) of the 
housing units in Pasadena had six or more rooms, the size of a typical three-bedroom unit.  
Considering that 4,544 large households resided in the City , there is an adequate supply of large 
units in Pasadena to accommodate the needs of larger households (in numeric terms).  
However, many of the Cityõs larger units are ownership units and finding affordable housing of 
adequate size may be a challenging task for many households, particularly lower and moderate 
renter-households. 
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To address these needs, 60 complexes and approximately 1,239 units of affordable family 
housing are available in Pasadena (Table 30).  Moreover, 1,202 low income Pasadena families 
are recipients of Housing Choice Vouchers (Section 8) for rental assistance.  The City has also 
assisted many low -moderate income families to purchase a home in Pasadena.  Despite these 
resources, however, the need for large family housing far exceeds the availability of suitable 
housing in Pasadena. 
 

2. Single -Parent Households  
 
Single-parent households often require special consideration and assistance as a result of their 
greater need for affordable housing, as well as accessible day care, health care, and other 
supportive services. Due to their relatively lower per -capita income and higher living expenses 
such as day-care, single-parent households have limited opportunities for finding affordable, 
decent, and safe housing.  In 2017, approximately 4,290 single-parent households resided within  
Pasadena, representing eight percent of the Cityõs households. Of these single-parent 
households, 73 percent (3,128) were female-headed households. Data from the 2013-2017 ACS 
indicates that approximately 24 percent of the Cityõs female-headed households with children 
had incomes below the poverty level.  
 
Single-parent households, especially single mothers, may also experience discrimination  in the 
rental housing market. At times, landlords may be concerned about the ability of such 
households to make regular rent payments and therefore, may require more stringent credit 
checks or higher security deposit for women.  
 

3. Seniors 
 
Seniors (persons age 65 and above) are gradually becoming a more substantial segment of a 
communityõs population.  Elderly households are vulnerable to housing problems and housing 
discrimination due to limited income, prevale nce of physical or mental disabilities, limited 
mobility, and high health care costs. The elderly, and particularly those with disabilities, may 
face increased difficulty in finding housing accommodations, and may become victims of 
housing discrimination o r fraud.  

 
The 2013-2017 ACS indicates that about 16 percent of all residents in the City were ages 65 and 
over.  Approximately 43 percent of households in the City had at least one individual who was 
65 years of age or older. Furthermore, 2012-2016 CHAS data found that approximately 50 
percent of elderly households in the City earned low and moderate incomes . Approximately 46 
percent of all elderly households experienced housing problems, such as cost burden or 
substandard housing. Housing problems were sig nificantly more likely to affect elderly renter -
households than elderly owner -households in the City .  
 

4. Persons with Disabilities  
 
The Americans with Disabilities Act (ADA) defines a disability as a òphysical or mental 
impairment that substantially limits  one or more major life activities.ó Fair housing choice for 
persons with disabilities can be compromised based on the nature of their disability.  Persons 
with physical disabilities may face discrimination in the housing market because of the need for 
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wheelchairs, home modifications to improve accessibility, or other forms of assistance.  
Landlords/owners sometimes fear that a unit may sustain wheelchair damage or may refuse to 
exempt disabled tenants with service/guide animals from a no -pet policy.  A major barrier to 
housing for people with mental disabilities is opposition based on the stigma of mental 
disability.  Landlords often refuse to rent to tenants with a history of mental illness.  Neighbors 
may object when a house becomes a group home for persons with mental disabilities.  While 
housing discrimination is not covered by the ADA, the Fair Housing Act prohibits housing 
discrimination against persons with disabilities, including persons with HIV/AIDS.  
 
In the 2013-2017 ACS, 14,197 Pasadena residents over the age of five reported having a 
disability , representing approximately 10 percent of the Cityõs population.  Among persons 
living with disabilities in Pasadena, ambulatory disabilities were the most prevalent ( 58 
percent), followed by independent liv ing disabilities and cognitive disabilities ( 50 and 42 
percent, respectively). 
 
Presently, the City enforces all state and federal laws requiring accessibility standards in 
existing multi -family projects.  Persons with special needs, such as those with disabilities, 
require appropriate housing.  Licensed community care facilities, alcohol and other drug 
rehabilitation facilities, skilled nursing homes, and other types of facilities provide a supportive 
housing environment suitable for persons with special n eeds.  There are a total of 177 such 
facilities or homes in Pasadena with a capacity to serve 7,603 adults, seniors, and youth  (Table 
31). 
 

5. Persons with Developmental Disabilities  
 
As defined by the Section 4512 of the California Welfare and Institutions Code, òdevelopmental 
disabilityó means òa disability that originates before an individual attains age 18 years, 
continues, or can be expected to continue, indefinitely, and constitutes a substantial disability 
for t hat individual. As defined by the Director of Developmental Services, in consultation with 
the Superintendent of Public Instruction, this term shall include mental retardation, cerebral 
palsy, epilepsy, and autism. This term shall also include disabling conditions found to be 
closely related to mental retardation or to require treatment similar to that required for 
individuals with mental retardation, but shall not include other handicapping conditions that 
are solely physical in nature.ó This definition also reflects the individualõs need for a 
combination and sequence of special, interdisciplinary, or generic services, individualized 
supports, or other forms of assistance that are of lifelong or extended duration and are 
individually planned and coordinate d. 
 
The Census does not record developmental disabilities. According to the U.S. Administration 
on Developmental Disabilities, an accepted estimate of the percentage of the population that 
can be defined as developmentally disabled is 1.5 percent. This equates to 2,195 persons in 
Pasadena with developmental disabilities, based on the 2019 California Department of Finance 
populatio n estimates.  The Frank D. Lanterman Regional Center serves residents with 
development disabilities in the Pasadena area.  The Center served about 1,560 persons from the 
ZIP Codes that generally comprised the City of Pasadena in September 2019.  About 43 percent 
of these clients were children and about 70 percent lived at home with parents or guardians.  
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6. Persons with HIV/AIDS  
 
Persons with HIV/AIDS face an array of barriers to obtaining and maintaining affordable, 
stable housing.  For persons living with HIV/AIDS, access to safe, affordable housing is as 
important to their general health and well -being as access to quality health care.  For many, the 
persistent shortage of stable housing can be the primary barrier to consistent medical care and 
treatment.  In addition, persons with HIV/AIDS may also be targets of hate crimes, which are 
discussed later in this document.  Despite federal and state anti-discrimination laws, many 
people face illegal eviction from their homes when their illness is exposed.  The Fair Housing 
Amendments Act of 1988, which is primarily enforced by HUD, pr ohibits housing 
discrimination against persons with disa bilities, including persons with HIV/AIDS.   According 
to the California HIV Surveillance Report, a s of 2017, there were 586 persons living with 
diagnosed HIV infection in Pasadena.  
 
The Housing Opportunities for Persons with AIDS (HOPWA) program is a fede rally funded 
housing program designed to address the specific housing needs of persons living with 
HIV/AIDS and their families . The Los Angeles Housing Department administers the HOPWA 
grant for 29 agencies and four housing authorities to provide housing -related supportive 
services and rental assistance programs to low-income, homeless, and at-risk homeless persons 
living with HIV/AIDS in Los Angeles County.  The City of Pasadena does not receive HOPWA 
funds directly from HUD.  However, the City does have a Memorandum of Understanding 
(MOU) with the Los Angeles Housing Department (LAHD) to administer HOPWA Tenant -
Based Rental Assistance (TBRA).   
 
Currently the City of Pasadena provides approximately 15 TBRA certificates for very low -
income households living with HIV/AIDS.  The HOPWA program provides twelve months of 
rental assistance via a housing voucher to very low-income persons, both individuals and in 
families, diagnosed with HIV/AIDS. Applicants are referred by community agencies serving 
persons living w ith HIV/AIDS, including the Foothill AIDS Project. After the initial twelve 
months of assistance, program participants transition to the Housing Choice Voucher Program 
(HCVP) for ongoing rental assistance. 
 

7. Homeless Persons 
 
According to HUD, a person is considered homeless if they are not imprisoned and: (1) lack a 
fixed, regular, and adequate nighttime residence; (2) their primary nighttime residence is a 
publicly or privately operated shelter designed for temporary living arrangements, an 
institution tha t provides a temporary residence for individuals that should otherwise be 
institutionalized; or (3) a public or private place not designed for or ordinarily used as a regular 
sleeping accommodation. 
 
Homeless persons often have a difficult time finding hou sing once they have moved from a 
transitional housing or other assistance program.  Housing affordability for those who are or 
were formerly homeless is challenging from an economics standpoint, and this demographic 
group may encounter fair housing issues when landlords refuse to rent to formerly homeless 
persons.  Under California laws, a landlord can deny rental to an applicant based on credit 
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history, employment history, and rental history.  However, t he perception may be that 
homeless persons are economically (and sometim es mentally) unstable. 
 
Determining the number of homeless persons in a jurisdiction is difficult because of the 
transient nature of the population.   According to the City of Pasadena 2019 Homeless Count, 
there were 542 adults and children were experiencing homelessness on a given night (321 
unsheltered, 221 sheltered). This represented a 20 percent decrease from 2018 counts (677) and a 
55 percent decrease from the peak year count in 2011 (1,216). The most significant decrease from 
2018 to 2019 was among those experiencing unsheltered homelessness (31 percent decrease). 
This decline reflects the success of Pasadena and its surrounding communities at coordinating 
resources on a local level to serve residents. According to the 2019 Pasadena Homeless Count, 
òin 2018, 149 people (122 households) who were formerly homeless in Pasadena were 
permanently housed through rapid rehousing or supportive housing programs in Pasadena and 
throughout the County. A recent influx of rapid rehousing funding t o the City has enabled 
individuals and families with lower housing barriers to quickly regain self -sufficiency and exit 
homelessness to stable housing.ó5 
 
Of the 542 adults counted, 35 percent women and 65 percent were men.  Gender was not 
recorded for chi ldren.  Furthermore, of the 542 adults counted, 257 (47 percent) homeless adults 
were Whites, representing the largest ethnic group counted.  African Americans or Blacks 
represented one-third of the adults counted (3 0 percent or 163 adults) and made up 
approximately one third  of the homeless adult population . 
 
The City prioritizes the development of permanent supportive housing as an effective way to 
end homelessness for individuals, particularly those who are chronically homeless.  Additional 
beds of emergency shelter are prioritized only as a means to house homeless individuals while 
working to place these persons quickly into permanent housing .  As with individuals, 
permanent housing is the most effective way to end homelessness for families, but 
approxim ately half of the families who are homeless at any given time will need additional 
assistance to stabilize and save before moving into permanent housing. The Ten-Year Strategy 
to End Homelessness supports the development of additional units of transitional  housing to 
assist these families. 
 

8. At -Risk Youth  
 
The City of Pasadena has a large population of youth in or aging out of the foster care system 
(emancipated youth).  According to 2013-2017 ACS estimates, 1.4 percent (359 children) of 
Pasadenaõs children population  are foster youth. Because of their troubled backgrounds, foster 
children need housing and a higher level of supportive services related to education, 
employment, mental health, and other issues.  
 
The City is home to a variety of organizations p roviding services and residential facilities to 
foster children or for children experiencing mental health, substance abuse, or other traumatic 
conditions.  Some of the large groups are: 

                                                      
5  2019 Homeless Point-in-Time Count for Greater Los Angeles Area, LAHSA, 2019, p.9. 
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¶ Five Acres:  Originally founded as an orphanage in 1888, Five Acres offers residential 
care and education, mental health services, foster care and adoptions, and domestic 
violence prevention.  Five Acres currently offers a Short Term Therapeutic Residential 
Program at two locations: its main campus in Altadena and Altadena and òSolitaó a 
residential group home  Pasadena. The main campus provides a temporary home for up 
to 80 children aged six to 14. The Solita location offers care for up to 6 youth aged 11 to 
18 years old. 

¶ Hillsides:  Hillsides operates a 17-acre campus in Pasadena. They offer parenting classes, 
mental health support, residential treatment services , residential and day school for 
children with disabilities, and support services for former foster youth .  Residential 
facilities include five group homes on the main grounds.  In 2005, Hillsides purchased 
an apartment building in Pasadena that now houses 28 emancipated foster youth. 

¶ Hathaway /Sycamores:  This multiservice children's services agency provides residential 
and housing services, school-based support, comprehensive mental health services, and 
youth leadership and education programs for children, young adults, and their families.  
They offer more than 100 units across their service area to support Transitional Aged 
Youth (TAY). The organization operates out of a central facility in Pasadena. 

 

E. Housing Profile  
 
A discussion of fair housing choice must be preceded by an assessment of the housing market.  
A diverse housing stock that includes a mix of conventional and specialized housing he lps 
ensure that all households, regardless of their income level, age group, and familial status, have 
the opportunity to find suitable housing.   This section provides an overview of the 
characteristics of the local and regional housing markets.   
 
The Census Bureau defines a housing unit as a house, an apartment, a mobile home, a group of 
rooms, or a single room that is occupied (or, if vacant, is intended for occupancy) as separate 
living quarters. Separate living quarters are those in which the occupants live separately from 
any other individuals in the building and which have direct access from outside the building or 
through a common hall.  
 

1. Housing Growth  
 
Between 2000 and 2017, Pasadenaõs housing stock increased by over 11 percent to 60,286 units. 
However, the growth  mostly  occurred between 2000 and 2010. Between 2010 and 2017, 
Pasadenaõs housing stock increased by only 1.2 percent.  The Cityõs rate of growth  between 2010 
and 2017 was comparable to Los Angeles Countyõs housing stock growth.  
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Table 18: Housing Stock Growth 

City/Area 2000 2010 2017 
% Change 

2000-2010 2010-2017 

Pasadena 54,132 59,551 60,286 10.0% 1.2% 

Los Angeles County 3,270,909 3,445,076 3,506,903 5.3% 1.8% 

Source: Bureau of the Census, 2000-2010 Census; American Community Survey, 2013-2017. 

 

2. Housing Condition  
 
Assessing housing conditions in the City can provide the basis for developing policies and 
programs to maintain and preserve the quality of the housing stock. Housing age can indicate 
general housing conditions within a  community since housing units are subject to gradual 
deterioration over time. Deteriorating housing can depress neighboring property values, 
discourage reinvestment, and eventually impact the quality of life in a neighborhood.  
 
Housing maintenance and repair needs often vary by the age of the home.  During the first 30 
years, homes typically require minor painting, landscaping, and other preventive maintenance.  
At 30 years, homes need painting, stucco, repair of appliances, and other minor repairs to 
maintain their quality.  Structures older than 50 or 60 years often require upgrades in plumbing, 
electrical, heating, and other major components or lead-based paint removal to bring the 
property up to current health and safety standards. Housing units constru cted prior to 1978 are 
likely to contain lead -based paint.   
 
Pasadena has a wide mix of housing types built during different periods of time.  Table 19 

shows the distribution of housing units by the decade the stru cture was built.  As shown, only 
15 percent of the housing stock was built in the last 30 years (after 1990). About 33 percent of the 
housing stock was built 30 to 60 years ago (1960s through 1990s).  And over half  of available 
housing (53 percent) was built before 1960 and is over 60 years old . 
 

Table 19: Housing Stock Age 

Decade Number of Units Percent of Units 

2010s 1,149 2% 

2000s 4,204 7% 

1990s 3,321 6% 

1980s 5,732 10% 

1970s 7,488 12% 

1960s 6,757 11% 

1940-1960 14,444 24% 

Pre 1940s 17,191 29% 

Total 60,286 100% 

Source: American Community Survey, 2013-2017. 
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Despite its older housing stock, much of the housing in Pasadena is in good condition, reflecting 
the Cityõs established support for older neighborhoods.  City staff  inspects an average of 1,800 
single-family and duplex units through its Occupancy Inspection Program and  5,500 multi -
family rental units through the Quadrennial Inspection Program.  Through the Occupancy 
Inspection Program, Code Compliance Officers inspect all single-family residences and duplex 
properties (prior to the sale of a property using an expansive checklist of Major and Minor 
violations. The Quadrennial Inspection Program was established in 1987 to ensure the quality 
and maintenance of the Cityõs multi -family housing stock.  All rental properties containing three 
or more units are subject to the Quadrennial Inspection Program, and are inspected once every 
four years. 
 
These programs have been credited with helping to ensure that Pasadenaõs single- and multi -
family housing and properties are adequately maintained and repaired.  On January 2019, in 
response to a significant improvement in the Cityõs housing stock and changes to the real estate 
environment , the Occupancy Inspection Program was replaced by Presale Self-Certification 
Program. The Presale Self-Certification Program eliminates and reduces  the delays in the 
sale/transfer of a residential property and eliminates redundancies and ineffectiveness 
associated with private and city inspections while  continuing to require the abatement of life 
and safety code violations.  

Substandard Conditions  

In certain areas of Pasadena, isolated structures are in need for repair.  The Census Bureau 
reported the following  in the 2013-2017 ACS estimates that 367 housing units had incomplete 
plumbing facilities and 1,386 units had incomplete kitchens. These homes typically have 
multiple property maintenance and building code violations.  
 
Given the racial/ethnic composition of the City population, City programs should  be equipped 
to handle multi -lingual services. Particularly for code enforcement services, residents may feel 
intimidated if Code Enforcement Officers do not provide adequate explanation of the citations 
or where residents may obtain assistance. The Code Compliance Division  has English and 
Spanish in-house language capabilities.  

Lead-Based Paint Hazards 

Housing age is the key variable used to estimate the number of housing units with lead -based 
paint (LBP). Starting in 1978, the federal government prohibit ed the use of LBP on residential 
property. Housing constructed prior to 1978, however, is at -risk of containing LBP. According 
to the 2013-2017 ACS, an estimated 45,880 units (representing 76 percent of the housing stock) 
in the City were constructed prior  to 1980. 
 
The potential for housing to contain LBP varies depending on the age of the housing unit. 
National studies  published by the Environmental Protection Agency  estimate that 60 percent of 
all residential structures built prior to 1980 contain LBP. H ousing built prior to 1940, however, is 
much more likely to contain LBP (estimated at 87 percent of housing units). Table 20 estimates 
the number of housing units in Pasadena containing LBP, utilizing the assumption s outlined 
above. It should be noted however, that not all units with LBP present a hazard. Properties most 
at risk include structures with deteriorated paint, chewable paint surfaces, friction paint 
surfaces, and deteriorated units with leaky roofs and pl umbing.  
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Table 20: Lead-Based Paint Estimates 

Year Built Units LBP Probability Units with LBP 

1960-1979* 14,245 0.24 3,419 

1940-1959 14,444 0.69 9,966 

Before 1940 17,191 0.87 14,956 

Total Units 45,880 0.60 28,341 

Source: American Community Survey, 2013-2017.  
*Estimates based on figures published by the EPA in ñSteps to Lead Safe Renovation, Repair, and Paintingò (2015). The probability factor from 
the national study was 24% for homes built between 1960 and 1977, but the ACS only provides housing age by decade.  

 
The Cityõs Public Health Department is in charge of mitigating lead-based paint hazards and 
identifying those who may already be affected through the efforts of its Pasadena Childhood 
Lead Poisoning Prevention Program (PCLPPP).  The program screens children six years of age 
and younger and responds to any confirmed cases through support by a Public Health Nurse 
and environmental source testing.  Community outreach efforts are also administered by the 
program through edu cational seminars and workshops, which detail preventative measures to 
avoid exposure as well methods to assess the risk of exposure to lead sources. 
 
The Cityõs housing rehabilitation programs integrate information on the dangers of lead-based 
paint hazards as a means to educate homeowners who rehabilitate their homes.  Another 
Program led by the City is the Maintenance Assistance Services to Homeowners (MASH), 
which receives CDBG funding to provide minor housing rehabilitation services to residents of 
the CDBG Benefit Service Area.  Among its project activities, the MASH Program targets homes 
to provide lead -based paint stabilization services and also provides general information to the 
public as a participant in the PCLPPP.  MASH Program staff is state certified (State of 
California) in lead -based paint stabilization methods. 
 
The coordinated efforts of the PCLPPP and Housing Department as well as the appropriate 
division/sections of the Planning  Department are aimed at developing a comprehensive 
program of enhanced identification and enforcement.  Current code compliance officers and 
inspectors continue to receive training in hazard identification.  
 
The City remains committed to maintaining its role as part of the statewide efforts to educate 
and enhance public awareness about the dangers of lead-based paint hazards. 
 

3. Tenure 
 
Tenure in the housing industry typically refers to the occupancy of a housing unit ð whether the 
unit is owner occupied or occupied rental unit.  Tenure preferences are primarily related to 
household income, composition, and ages of the household members; and housing cost burden 
(overpayment) is generally more prevalent among renters than among owners.  However, the 
high costs of homeownership in Southern California also create high levels of housing cost 
burden among owners.  The tenure distribution (owner versus renter) of a communityõs 
housing stock influences several aspects of the local housing market.  Residential mobility is 
influenced by tenure, with ownership housing evidencing a much lower turnover rate than 
rental housing.  Furthermore, renters and homeowners face different fair housing issues during 
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the house seeking process and during tenancy. Between 2000 and 2017, the Cityõs homeowner 
and renter proportion s remained stable around 44 and 56 percent, respectively. The distribution 
of renters and owners in Pasadena is not unlike that for Los Angeles County .  
 
 Overall v acancy rates have increased by about six percentage points from 4.4 percent in 2000 to 
10.1 percent in 2017. The increase in the overall vacancy rates is mostly attributed to òotheró 
vacancies (òseasonaló and òrented or sold but not occupiedó) while rental and homeowner 
vacancies remained similar between 2000 and 2017. The increased vacancy rates for seasonal 
and other vacant units may be an indication of housing units being used for vacation rentals.  
 
The difference in vacancy rates by tenure is significant. The vacancy rate remained under three 
percent for rental units and at around one percent for owner units  from 2000 to 2017 (Table 22).  
Residential vacancy rates are a good indicator of how well the current supply of housing is  
meeting the demand for various types of units.  A certain number of vacant housing units are 
needed in any community to moderate the cost of housing, allow for sufficient housing choices, 
and provide an incentive for landlords and owners to maintain their housing.  The Southern 
California Association of Governments (SCAG) has identified optimal vac ancy rates of five 
percent for rental housing and two percent for ownership units.  Owner and r ental vacancies 
were still  below òoptimaló in 2017, increasing the likelihood of housing discrimination as the 
number of house-seekers increases while the number of available units remains relatively 
constant. Managers and sellers are then able to choose occupants based on possible biases 
because the applicant pool is large. 

 

Table 21: Housing Tenura and Vacancy 

Tenure 

2000 2010 2017 
Percent 
Change  

Number 
Percent of 

Total 
Number 

Percent of 
Total 

Number 
Percent of 

Total 
2000-2017 

Total Occupied Units 51,827 100.0% 52,987 100.0% 54,734 100.0% 5.6% 

Owner Occupied 23,670 45.7% 24,086 45.5% 23,872 43.6% 0.9% 

Renter Occupied 28,157 54.3% 28,901 54.5% 30,862 56.4% 9.6% 

Vacancy Rates     

     Owner Vacancy  449 1.4% 495 2.0% 289 1.2% -35.6% 

     Rental Vacancy  764 2.9% 1,078 3.6% 937 2.9% 22.6% 

     Overall Vacancy  2,287 4.4% 4,201 7.9% 5,552 10.1% 142.8% 

Note: ñOverall Vacancyò rates include ñotherò vacancies in addition to owner/rental, including ñseasonalò and ñrented or sold but not occupiedò 
Source: US Census 2000, American Community Survey Estimates 2006-2010 and 2013-2017.  

 
Table 22: Tenure  

 

% Owner-occupied % Renter-Occupied Total 

Pasadena 43.6% 56.4% 54,734 

Los Angeles City 36.8% 63.2% 1,364,227 

Los Angeles County 45.9% 54.1% 3,295,198 

Source: American Community Survey Estimates, 2013-2017.  
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Though the homeownership rate in the City has remained steady since 2010, the composition of 
homeowners has changed somewhat.  As shown in Table 23, homeowners in the City have 
generally become older.  From 2010 to 2017, the proportion of homeowners under 54 decreased 
but the proportion of homeowners 55 and ov er increased by seven percentage points. As prices 
have increased for housing, only adults well positioned in their careers can afford to purchase a 
home. Table 23 also shows that homeownership shares among the various racial/ethnic groups  
have shifted sli ghtly  between 2010 and 2017.  While Whites continued to have the highest rate 
of homeownership (53 percent), they represented a smaller share of homeowners in the City.  
Asian homeowners represented an increased share at 20 percent. 
 
Furthermore, a substantial income disparity exists between owner - and renter-households. 
Table 24 illustrates the heavy concentration of lower income renter-households in Pasadena 
compared to owner-households.  According to HUDõs Comprehensive Housing Affordability 
Strategy (CHAS) data, 38 percent of renter households were extremely low or low income, 
compared to 13 percent of owner households. The proportion of lower -income households was 
also higher for renter households than for the City overall (38 percent versus 27 percent in City).  
 

Table 23: Homeownership by Age and Race 

Characteristic 2020 2017 
Percentage 

Points Change 

< 35 9% 8% -1% 

35-54 43% 37% -6% 

55+ 48% 55% +7% 

Total 24,086 23,872 -1% 

White 57% 53% -4% 

African American 9% 8% -1% 

Asian 14% 20% +6% 

Hispanic 19% 18% -1% 
Source: U.S. Census Bureau 2000, American Community Survey, 2013-2017. 
Census data for 2000 was not available.  

 

Table 24: Income by Tenure 

Tenure 
Extremely Low 

0-30% AMI 
Low 

31-50% AMI 
Moderate 

51-80% AMI 
Middle/Upper 

81+% AMI 
Total 

Renters 7,065 4,575 4,790 14,310 30,740 

% Renters 23% 15% 16% 47% 56% 

Owners 1,775 1,425 2,460 18,135 23,795 

% Owners 7% 6% 10% 76% 44% 

Total 8,840 6,000 7,250 32,445 54,535 

% 16% 11% 13% 59% 100% 

Source: HUD CHAS Data, 2012-2016.   
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4. Housing Type  
 
Pasadena has a broad range of housing opportunities reflective of a diverse community as 
shown in Table 25. Between 2010 and 2019, there was a notable shift in Pasadenaõs housing 
stock composition, as multi -family housing increased to make up more than 50 percent of the 
housing stock. Between 2010 and 2019, there was a significant amount of construction of multi -
family housing projects  (4,089). During this period the number of  single-family homes decresed 
by 0.3 percent but single-family attached homes decreased by 27.5 percent. A unique feature of 
Pasadenaõs housing stock is the prevalence of condominiums, of which the City has more than 
5,000 units.  As mentioned earlier, hou seholds between 18 and 34 years of age provide the 
primary market for multi -family housing, in particular apartments and affordable 
condominiums.  Households with children typically form the largest market for larger single -
family detached and attached homes. 
 
In the past decade, developers have concentrated on building multi -family homes in Pasadena. 
From 2010 through 2019, the number of multifamily units has increased by 15 percen t.  Based 
on the housing type and price points, developers appear to be building multi -family housing 
for two broad demographic groups: (1) middle -aged baby boomers without children who desire 
the cultural amenities of Pasadenaõs urban life; and (2) single professional adults or recently 
married couples who desire to be òwhere the action isó in Pasadena.  In either case, both groups 
tend to have greater levels of disposable income for housing, yet there is significant unmet 
demand in other groups.  
 

Table 25: Housing Stock Composition 

Housing Type 
2010 2019 Change 

Number Percent Number Percent Number Percent 

Single-Family Homes 30,701 52.4% 30,618 48.9% -83 -0.3% 

Single-Family Detached 24,873 42.5% 26,393 42.1% 1,520 6.1% 

Single-Family Attached 5,828 9.9% 4,225 6.7% -1,603 -27.5% 

Multi-Family Homes  27,816 47.5% 31,905 50.9% 4,089 14.7% 

Multi-Family (2-4 units) 4,654 7.9% 5,269 8.4% 615 13.2% 

Multi-Family (5+ units) 23,162 39.5% 26,636 42.5% 3,474 15.0% 

Mobile Homes 73 0.1% 130 0.2% 57 78.1% 

Total 58,590 100.0% 62,653 100.0% 4,063 6.9% 

Sources: Bureau of the Census, 2010 Census; California Department of Finance Population and Housing Estimates, 2019.  

 

F. Housing Cost and Affordability  
 
Many housing problems such as housing overpayment or overcrowded housing are directly 
related to the cost of housing in a community. If housing costs are relatively high in comparison 
to household income, a correspondingly high prevalence of problems occurs. This section 
evaluates the affordability of the housing stock in Pasadena to lower and moderate-income 
households.  However, h ousing affordability alone is not necessarily a fair housing issue.  Fair 
housing concerns may arise only when housing affordability interacts with other factors 
covered under the fair housing laws, such as household type, composition, and race/ethnicity.    
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1. Ownership Housing Costs  
 
Like much of Southern California, the City of Pasadena has seen significant rises in property 
values throughout the community.  Pent-up demand for housing, historically  low interest rates, 
and creative mortgage packages led to easy credit and unprecedented escalation of housing 
prices in the State of California.  This pressure has been acutely felt in Pasadena, where the City 
is greatly sought after for its job base, location, housing quality, and level of amenities.  

 
Table 26: Median Home Values 

  2000 2005 2010 2015 2017 
% Change 
(2000-2017) 

Pasadena $286,400 $610,600 $616,500 $697,900 $802,500 181% 

Los Angeles County $209,300 $487,300 $429,500 $499,500 $595,400 184% 

Source: US Census Bureau, 2000; American Community Survey 2005, 2010 (1-Year Estimate), 2015 (1-Year Estimate), 2017 (1-Year 
Estimate).  

 
In Pasadena, the median value of homes has almost tripled  from $286,000 to $802,000 from 2000 
to 2017 (Table 26).  Median sale prices have also increased significantly in the past 20 years 
(Figure 5). Zillow reported that the median sales price for all homes increased from $460,000 to 
$792,000 in the six years between 2013 and 2019. Since 2008, the Pasadena housing market has 
remained relatively resilient to a gradual slowing  in the residential real estate market, though it 
has impacted land values. 

 

Figure 5: Median Home Sales Prices in Pasadena and Los Angeles County 

 
  Source: Zillow, 2019. Median sales value selected for May of each year.  
 
Given the geographic diversity in Pasadena, housing prices vary significantly by area .  The 
highest average prices for single-family  homes and condominiums were found in the Arroyo 
(both North and South) and the South and Southeast sectors in Pasadena.  The lowest average 
home prices are found in North Central, West Central and South, and mid Central and 
Southeast. These patterns appear to continue in 2019 according median sale price data in Trulia 
(Figure 6).  


























































































































































































































































