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Attachments:

1. Proposed Ordinance
2. Letter from Structural Engineers Association of Southern
California
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INTRODUCTION
Beverly Hills takes pride in maintaining a safe environment for its citizens. A primary
focus is to reduce the potential risk of loss of life, injuries, property damage, and
economic and social dislocation resulting from earthquakes. There are several active
faults mapped by the California Geological Survey that are in or near the City of Beverly
Hills, including the recently mapped extension of the Santa Monica Fault Zone. Based
on the seismic history of the Los Angeles region, it is not a matter of if, but rather, when
we will experience the next significant earthquake.
The US Geologic Survey (USGS), California Geologic Survey (CGS), and the Southern
California Earthquake Center, recently predicted a 97% probability of a 6.7 magnitude
earthquake, the same size as the 1994 Northridge, would hit Southern California in the
next 30 years. Although the California Integrated Seismic Network is working on a
reliable system to detect seismic waves as an earthquake happens, called the Early
Earthquake Warning, we are still a long way from predicting precisely when an
earthquake will occur.
One way to reduce the devastation is to be proactive and not to wait for a disaster to
occur before addressing the seismic deficiencies in existing buildings. Current building
codes require new buildings to adhere to the most current building standards however
the Code does not require existing buildings to be upgraded unless the building is
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undergoing major alterations. As such, many city jurisdictions in California are now
implementing mandatory seismic ordinances to reduce the risk of these existing
seismically vulnerable buildings. A recent report entitled “Safer Cities Survey” issued by
The Dr. Lucy Jones Center for Science for the Society provides information on the risks
of seismic events in California, an overview of steps taken by jurisdictions in the Los
Angeles region, and a description of vulnerable building types (Attachment 3).
Since 1978, the Building Codes have made significant changes to address structural
deficiencies in seismically vulnerable buildings. In the City of Beverly Hills, the majority
of multifamily buildings were permitted prior to the adoption of these codes. As such,
these buildings may possess seismic vulnerabilities. Some of these buildings are located
in close proximity to mapped faults. A soft-story building refers to a multi-story, woodframe structure that contains parking or other similar open floor space that causes soft,
weak, or open-front wall lines, or the majority of the ground floor or basement portion of
the structure contains an open floor space, and there exists one or more stories above.
Many of these buildings are particularly vulnerable to major damage or collapse in a
major seismic event.
City Council directed staff to identify all potentially seismically vulnerable buildings. Staff
collaborated with Degenkolb Engineers, a top structural engineering company
specializing in seismic strengthening solutions, to determine the types of vulnerable
buildings to be identified. Degenkolb conducted a physical survey of the city and
reviewed permit records to develop a preliminary survey of potentially vulnerable
buildings.
The survey results that were presented to City Council identified approximately 300 softstory wood frame buildings, 80 non-ductile concrete type buildings, and 80 steel moment
frame buildings. In previous earthquakes, each of these types of buildings has
demonstrated weaknesses that make them vulnerable to severe damage. The results of
this survey were intended to establish a baseline for future actions.
Staff is now recommending a multi-phase mandatory seismic retrofit program to reduce
the risk of building collapse and improve the resiliency of the city’s existing building
inventory. The first phase would require retrofit of all soft-story wood-frame buildings
that applied for a building permit prior to January 1, 1978. Subsequent phases would
require retrofit of non-ductile concrete and steel frame buildings that applied for a
building permit prior to January 1, 1978. Staff seeks direction to move forward with the
first phase, a proposed soft-story mandatory retrofit ordinance (Attachment 1) including
any revisions by City Council and return at a later meeting for approval and adoption.
DISCUSSION
Currently, there is not a statewide requirement for seismically retrofit of soft-story
buildings. However, the State allows local cities to determine soft-story multi-family
buildings as potentially hazardous and require their retrofit. Specifically, the California
Health and Safety Code, Section 19161(a) states that “Each city, city and county, or
county may assess the earthquake hazard in its jurisdiction and identify to its jurisdiction
as being potentially hazardous to life in the event of an earthquake.” Such structures
include “Wood-frame multiunit residential buildings constructed before January 1, 7978,
where the ground floor portion of the structure contains parking or other similar open
floor space that causes soft, weak, or open-front wall lines, as provided in a nationally
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recognized model code relating to the retrofit of existing building or substantially
equivalent standards.”
Seismic Evaluation Survey
The current City of Beverly Hills survey identifies approximately 300 multi-family
buildings (apartment and condominium buildings) categorized as having a soft-story
deficiency. It is estimated that there are approximately 2,000 housing units contained
within these 300 buildings (see Table 1 below).
The proposed ordinance would improve public safety by requiring structural retrofit
thereby reducing the risk of collapse and subsequent death or injury in an earthquake.
The ordinance would also protect the public welfare by reducing the loss of wood frame
apartment buildings which are currently the city’s most affordable housing stock.

TABLE I
Number of Units

Number of Buildings

<4 units

23

5-10

248

11-17

24

22-36

5

Regional Retrofit Efforts
On January 17, 1994, the 6.7 magnitude Northridge earthquake affected the Los
Angeles region. Soft-story buildings caused more damage and injury than any other
type of building damaged during the earthquake and caused over $20 billion in property
damage. In response, the City of Los Angeles developed a voluntary soft-story retrofit
ordinance that became effective in May 1998. The minimal success of the voluntary
program led the City to adopt mandatory standards in October 2015. The City of Los
Angeles estimates the mandatory standards will affect 13,500 soft-story multi-family
buildings. Soft-story buildings are required to have their retrofit completed within 7 years
from receipt of order to comply. In addition, the City of Los Angeles adopted a
mandatory retrofit ordinance for Non-Ductile Concrete Frame buildings that requires
retrofitting be complete within 25 years of receipt of order to comply.
The loss of 1500 apartment units (5% of their total housing units) during the Northridge
earthquake was the impetus for the City of Santa Monica to adopt a mandatory soft-story
retrofit ordinance in 1999. Although the City of Santa Monica adopted mandatory
standards, in December 2016, the City reported that approximately 1700 buildings
continued to be at risk. As a follow up the City adopted updated mandatory soft-story
retrofit standards effective May 2017. Soft-story buildings are required to have their
retrofit completed by 2024. In addition, the City of Santa Monica adopted mandatory
retrofit ordinances for Non-Ductile Concrete Frame buildings requiring retrofitting be
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completed by 2027, and for Steel Moment Frame buildings requiring retrofitting to be
completed by 2037.
In 2017, the City of West Hollywood performed a survey and identified approximately
780 soft-story buildings that had applied for a building permit prior to January 1, 1978.
The City of West Hollywood adopted a mandatory soft-story ordinance requiring softstory buildings to have their retrofit completed within 5 years of compliance notice to
owner. In addition, the City of West Hollywood adopted mandatory retrofit ordinances
for Non-Ductile Concrete Frame buildings requiring retrofitting be completed within 20
years of notice to owner, and for Steel Moment Frame buildings requiring retrofitting to
be completed also within 20 years of notice to owner.
See comparison Table 2 below regarding mandatory seismic retrofit programs adopted
in neighboring jurisdictions:

TABLE 2
Jurisdiction

.Aandatory Retrofit
Standards

Approximate
Number of
Buildings

Los Angeles

Soft-Story (4 units or mote)

13,500

7 years

Non-Ductile Concrete
Soft-Story (All)

1,500
1,700

25 years
6 yeats

Non-Ductile Concrete

70

10 years

Steel Moment Frame
Soft-Story (All)

80
780

20 years
5 years

Non-Ductile Concrete,
Steel_Moment_Frame

80

20 yeats

Santa Monica

West
Hollywood

Complete
Retrofit after
Notice

Retrofitting Existing Soft-Story Buildings
The proposed ordinance creates minimum standards to reduce seismic risk by improving
the performance of the 300 soft-story buildings within the City of Beverly Hills.
Retrofitting a soft-story building does not require major structural changes. Retrofit of a
soft-story weakness involves the addition of lateral stiffness and strength on the soft
level (ground floor parking level). Examples of strengthening measures include the
addition of shear walls, steel moment frames, and anchoring walls to the foundation.
Most retrofits will be accomplished with the addition of steel moment frames at the
perimeter of the opening(s). The retrofit would typically not extend to any stories above
the ground floor or require any work on the interior of the building. Such retrofits would
not require relocation of tenants or demolition of existing structures and is not expected
to reduce the amount of first floor parking area or change the aesthetics of the exterior of
the building.
The technical requirements of the proposed ordinance are based on the latest State
building codes and national standards developed by the American Society of Civil
Engineers (ASCE). The technical standards required are the same as those required by
the cities of Los Angeles, Santa Monica, and West Hollywood. Designated historical
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buildings would be required to comply with the proposed ordinance. However, the
ordinance allows owners to follow the standards provided in the latest edition of the
California Historical Building Code in order to preserve their historic character. Currently,
the preliminary survey identifies one building that has been designated as historic.
Staff requested the Structural Engineers Association of Southern California (SEAOSC)
for a peer review of the technical provisions in the proposed ordinance. The SEAOSC
Board of Directors responded with a letter commending the City of Beverly Hills for their
efforts and supported adoption of this proposed ordinance (Attachment 2).
Proposed Compliance Timeline
Once the city has provided notice to the owner, the proposed ordinance provides
specific time limits for building owners to (1) submit a Screening Form to the City
verifying whether their building has structural vulnerabilities, (2) submit building plans to
the City for review, (3) obtain building permits to begin the work, (4) commence
construction by calling for the first building inspection, and (5) complete the construction
and receive final inspection approval from the city.
Due to the critical nature of seismic retrofitting and the smaller volume of soft-story
buildings in the City of Beverly Hills, the original proposed ordinance developed by staff
required owners to complete the retrofit in two and one half years (30 months) of
receiving notice. This is a more aggressive timeline than neighboring cities (see table 3
below). In reviewing similarly sized projects in the City of Los Angeles, staff believes a
reduced timeline is possible based on the typical duration of this type of retrofit project.
In discussions with local engineers and contractors, typical retrofit (installation of steel
frames, cantilever column, and/or shear walls) can be completed in one to two months.
However, during the outreach process, it must be noted that Commissioners and
property owners believed the timeline should be extended due to issues related to
securing financing and the availability of engineers, contractors, and materials in the
region. Other possible concerns include availability of day parking, traffic and noise
impacts caused by having multiple simultaneous projects under construction.
TABLE 3
Retrofit Timeline Comparison
(All timelines are from the date of notice to owners)
1
2
3
4
Submit
Required Action by
Engineering
Owner
Report
.

.

.

.

Submit
Retrofit
Plans
.

5

Obtain
Commence Complete
Building
Construction Construction
Permit
.

.

.

Beverly Hills
6 Months

1 Year

1.5 Years

2 Years

2.5 Years

Los Angeles

N/A

1 Year

2 Years

N/A

7 Years

Santa Monica

2 Years

3 Years

3 Years

N/A

6 Years

1 Year

2 Years

4 Years

4 Years

5 Years

(as proposed)

‘lest Hollywood
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Retrofit Cost
The exact cost of retrofitting a specific building will not be known until a structural
engineer has completed an assessment report and construction bids to complete the
work have been obtained. Retrofit costs will include the engineering evaluation and
design, the plan review and permitting, and construction. During the past 12 months, the
city has received permit applications to voluntarily retrofit ten soft-story buildings that
range in size from four to seventeen housing units (see Table 4 below). The following
table indicates the construction declared valuation of the retrofit work:

TABLE 4
Voluntary Submittals 2017-2018
Year Built Stories

Number of units

Sides to be retrofitted

Declared Valuation

1960

3

9

3

$90,000

1960

2

8

1

$35,000

1957

3

12

1

1960

2

4

4

$75,000

1961

3

8

1

$35,000

1960

3

17

2

$60,000

1960

3

12

1

$60,000

1950

3

5

1

$25,000

1960

4

8

3

$140,000

1960

2

7

1

$30,000

—

$30,000

The purpose of plan check and permit fees is to recover the cost of providing the
service. Staff estimates plan check and permitting fees to be approximately ten percent
of the declared construction valuation cost. The total fees for reviewing and inspecting
the retrofit of 300 soft-story buildings is estimated to be $1 .5 million dollars. Based on
staff research, neighboring cities requite the payment of plan check and permitting fees
to recover the cost for providing timely plan review and inspection. It is anticipated that
plan review work will be performed by consultants and therefore staff is recommending
that plan check and permitting fees not be waived.

Retrofit Cost Recovery for Rent Stabilized Units
The cities of Los Angeles, Santa Monica, and West Hollywood have rent stabilization
ordinances that apply to buildings required to be retrofitted. Each of these cities allows
or is considering allowing the housing providers to pass through a portion of the
retrofitting costs to tenants (see Table 5 below). The preliminary survey identified
approximately 300 soft-story buildings requiring retrofit. Of those, 287 are subject to rent
stabilization. For city mandated capital improvement projects, such as mandatory
seismic retrofitting, housing providers are allowed to pass along the costs to Chapter 5
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tenants. There is currently no allowance for housing providers to pass through costs to
their Chapter 6 tenants. During the public outreach process some Commissioners and
housing providers believed at least a portion of the cost of retrofitting a building should
be shared by the tenants.
The topic of passing through capital improvement costs to tenants is currently being
studied by the Rent Stabilization Program as part of an overall analysis of the Rent
Stabilization Ordinance. Information on this analysis is expected to be presented initially
to the City Council during a meeting scheduled for August 7, 2018.
TABLE 5
Pass-Through Comparison
Jurisdiction
Los Angeles

Santa Monica

West Hollywood

Beverly Hills
.

Retrofit Cost Sharing by Tenants
Pass through 50% of retrofit costs to
tenants with maximum of $38/month for a
period not to exceed 10 years
The Rent Board is currently considering
allowing a pass through for a portion of
costs
The Rent Commission recommended to
City Council to allow pass through of 50%
of retrofit costs with a maximum of
$38/month for 10 years
.

Allowed for Chapter 5 Tenants
Not allowed for Chapter 6 Tenants

Tenant Impacts
Construction involving the retrofit of soft-story buildings is typically limited to the ground
floor parking area. The impacts to existing tenants include unavailability of parking
during construction working hours, dust, and noise. In accordance with the Beverly Hills
Municipal Code, the city will require a Construction Means and Methods Plan identifying
methods of mitigating tenant impacts to be submitted with the retrofit permit application
including potential reduction in services as a result of loss of parking privileges.
If, upon review of the Tenant Habitability Plan, it is determined by the Rent Stabilization
Program that work required for retrofit affects the tenant ability of any building or
residential unit as defined in California Civil Code Section 5 1941.1. The owner shall be
required to pay relocation benefits pursuant to the Beverly Hills Municipal Code.
However, the mere undertaking and completion of work performed by the owner is not
expected to, in and of itself, result in any building or residential unit being deemed Un
tenantable or uninhabitable as defined in California Civil Code Section 1941 .1.
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Financial Assistance
The City has identified available financing through the Property Assessed Clean Energy
(PACE) program. By joining a number of joint power authorities (JPA), the City can
expand the number of PACE programs that can provide seismic retrofit financing to
Beverly Hills home providers. PACE administrators can arrange for a loan directly
between the lender and the property owner. PACE financing allows participating
property owners to repay the cost of retrofit improvements through an assessment levied
against their properties, which is payable in semi-annual installments on property tax
bills. A lien is filed against the property as a security until the reassessment is repaid.
The assessment remains with the property should the owner transfer or sell the property
before the loan is repaid. As a participant in the JPA, the city is not obligated to repay
the bonds issued by the authority, or collect or pay the assessments levied on the
participating properties.
Another potential source of financing the retrofit cost is through the California Seismic
Safety Capital Access Loan Program (CaICAP). CaICAP is administered through the
State of California Pollution Control Financing Authority. The CaICAP/Seismic Safety
Financing Program incentivizes private lenders to provide financing to California small
businesses, commercial and residential building owners for seismic safety retrofits to
protect buildings from damage in future earthquakes by offering participating lenders
loan loss reserve coverage on enrolled loans for qualified seismic building
improvements.
The CaICAP program offers loan loss reserve accounts for enrolled lenders to
incentivize lending by providing up to 100% coverage on certain loan defaults. By
participating in CaICAP/Seismic Safety, lenders have available to them a proven credit
enhancement to meet the financing needs of California’s small businesses, commercial
and residential building owners.

Outreach Efforts and Feedback
Since development of a draft soft-story seismic retrofit ordinance in 2016, staff
conducted various outreach efforts. As a part of the public outreach process, staff has
presented this ordinance to the Health and Safety Commission, the Planning
Commission as well as the Human Relations Commission. Each of these commissions
had a unique perspective on the needs of the community and provided valuable
feedback which was taken into consideration with the proposed ordinance.
An informational presentation detailing the benefits of retrofitting, compliance timelines,
and estimated costs was also shared with building owners through a community
outreach meeting. Staff also previously met with the Apartment Association of Greater
Los Angeles and the Building Owners and the Building Owners and Managers
Association.
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Table six provides an overview of the feedback from the city commissions and building
owners focused on the following major concerns:
F

Human
Relations
Commission

Major Concerns

.

Compliance timeline
is too short

.

TABIE 6
Health &
Safety
Commission

Planning
Commission

Building
Owners

Ad Hoc
Committee

V

Waive plan check &
permitting fees

I
Allow retrofit cost
pass-through to
tenants
Impacts to tenants
parking, relocation,
construction
noise/d ust

—

Financial Assistance
for Building Owners

V

V

V

V

Staff presented this information to the Seismic Retrofit Ad Hoc Committee comprised of
Vice Mayor Mirisch and Councilmember Bosse. The Ad Hoc was supportive of
implementing a mandatory retrofit program in two phases. The first phase would require
the retrofit of soft-story buildings and the second phase would apply to non-ductile
concrete and steel frame buildings. The Ad Hoc also supported the timeline requiring
soft-story buildings be retrofitted within 2.5 years and suggested staff explore methods of
assisting building owners in identifying and securing qualified construction professionals
so work can be done in a cost effective manner. The Ad Hoc recommended that the
Rent Stabilization Program explore options for appropriate cost sharing of retrofit costs
between housing providers and tenants. Finally, the Ad Hoc encouraged staff to
investigate methods to incentivize timely compliance to provide for a safer and more
resilient community.
FISCAL IMPACT

Potential future costs to the city include the following:
(1) Upgrades to the City’s existing permitting system to include enhancements to issue
Notices to Property Owners and assist with tracking individual building compliance with
the seismic retrofit program.
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(2) Professional service agreements for the following consulting services:
• Complete ordinance development
• Plan review/peer review
• Program implementation
• Hearing officers for appeals
(3) Additional Rent Stabilization staff time will be required to assist tenants and housing
providers during the retrofit process.
RECOMMENDATION
Staff seeks direction to move forward with the proposed ordinance or to make changes,
revise the ordinance and return at a later meeting with the proposed mandatory seismic
retrofit ordinance for approval and adoption.
Susan Healy Keene, AICP
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ATTACHMENT I

ORDINANCE NO. 18-0AN ORDINANCE OF THE CITY OF BEVERLY HILLS
ESTABLISHING MANDATORY STANDARDS FOR
EARTHQUAKE HAZARD REDUCTION IN EXISTING
WOOD-FRAME BUILDINGS WITH SOFT, WEAK, OR
OPEN-FRONT WALLS, AND AMENDING TITLE 9 OF
THE BEVERLY HILLS MUNICIPAL CODE

A.

Recitals and Findings.

(i)

Health and Safety Code Section 19160 provides, in part:

“In order to make building reconstruction economically feasible for, and to provide improvement
of the safety of life in, seismically hazardous buildings, building standards enacted by local
government for building reconstruction may differ from building standards which govern new
building construction.... Soft story residential buildings are an important component of the
state’s housing stock and are in jeopardy of being lost in the event of a major earthquake. Soft
story residential buildings were responsible for 7,700 of the 16,000 housing units rendered
uninhabitable by the Loma Prieta earthquake and over 34,000 of the housing units rendered
uninhabitable by the Northridge earthquake. During an earthquake, soft story residential
buildings may create dangerous conditions as illustrated in the Northridge Meadows apartment
failure that claimed the lives of 16 residents. The collapse of soft story residential buildings can
ignite fires that threaten trapped occupants and neighboring buildings and complicates
emergency response. .Therefore, it is the intent of the Legislature to encourage cities and
counties to address the seismic safety of soft story residential buildings and encourage local
governments to initiate efforts to reduce the seismic risk in vulnerable soft story residential
buildings.”
. .

(ii)

Health and Safety Code Section 19161 provides, in part:

“Each city, city and county, or county, may assess the earthquake hazard in its jurisdiction and
identify buildings subject to its jurisdiction as being potentially hazardous to life in the event of
an earthquake... including wood frame, multiunit residential buildings constructed before January
1, 1978, where the ground floor portion of the structure contains parking or other similar open
floor space that causes soft, weak, or open-front wall lines, as provided in a nationally
recognized model code relating to the retrofit of existing buildings or substantially equivalent
standards.”
(iii)

Health and Safety Code Section 19162 provides, in part:

“Notwithstanding any other provision of law, the governing body of any city, city and county,
or county may, by ordinance, establish building seismic retrofit standards applicable to the
seismic retrofit of any buildings identified [in Recital (ii), above] by the city, city and county, or
county as being potentially hazardous to life in the event of an earthquake.”
.

.

.

1
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(iv)

Health and Safety Code Section 19 163(b) provides:

Any seismic retrofit of any building identified [in Recital No. (ii), above] as potentially

hazardous shall comply with a nationally recognized model code relating to the retrofit of
existing buildings or substantially equivalent standards. If the city, county, or city and county
adopts local amendments to those provisions, it shall determine that the amendments are
consistent with Section 17958.5.
(v)
Pursuant to Health and Safety Code Section 17958.7, before making any changes
or modifications pursuant to Section 17958.5, the Council shall make an express finding that any
changes or modifications to the building standards contained in the California Building Code are
reasonably necessary because of local climatic, geological or topographical conditions.
(vi) To the extent the provisions of this Ordinance constitute a change or modification
to the building standards contained in the California Building Code, or to the provisions of any
nationally recognized model code relating to the retrofit of existing buildings, then, in
accordance with Health and Safety Code Sections 17958.5 and 17958.7, the City Council hereby
expressly fmds that such amendments and modifications are reasonably necessary due to the
following local geological conditions:
The City is bounded on the east by the San Andreas Fault and is in close
(a)
proximity to various other earthquake faults, and therefore the City is susceptible to the
geological conditions of earthquake faults; and
(b)
area of the country.

The City of Beverly Hills is located within the most seismically active

Seismic experts predict a massive earthquake on one of these faults within
(c)
the next 30 years and several earthquakes similar in intensity to the Northridge Earthquake
during the same period; and
The 1994 Northridge Earthquake, which was a moderate size (6.8
(d)
magnitude) earthquake, caused extensive damage to buildings and structures, including damage
to more than 115,000 buildings, moderate to major damage to more than 3,000 buildings and the
vacating of about 21,000 residential units including 2,000 homes, and resulted in the loss of
human life; and
Massive earthquakes pose unusual and extraordinary stresses on buildings
(e)
and structures requiring more stringent building regulations than would otherwise be required;
and
Based upon the foregoing, any amendments to building standards contained in this Ordinance,
including building standards related to all wood-framed multi-story buildings with soft, weak, or
open front walls, are reasonably necessary due to the local geological conditions described
above. Furthermore, the City Council finds and declares that existing wood-framed multi-story
2
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buildings with soft, weak, or open front walls present a substantial risk to the public health,
safety, and welfare thereby justifying the need to require the seismic retrofitting of such
buildings, within the time periods set forth herein.
B.

Ordinance.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF BEVERLY HILLS DOES
HEREBY ORDAIN AS FOLLOWS:
Section 1.

The facts and findings set forth in the Recitals, Part A, above, are tate and

correct.
Section 2.
The City Council hereby amends Chapter 5 (“SEISMIC SAFETY
PROGRAM”) of Title 9 (“BUILDING AND PROPERTY HEALTH AND SAFETY”) of the
Beverly Hills Municipal Code by adding a new Article 4 to read as follows:
“ARTICLE 4. STANDARDS FOR SEISMIC STRENGTHENING OF EXISTING WOOD
FRAME BUILDINGS WITH SOFT, WEAK OR OPEN FRONT WALLS
9-5-401:
9-5-402:
9-5-403:
9-5-404:
9-5-405:
9-5-406:
9-5-407:
9-5-408:
9-5-409:
9-5-410:
9-5-411:
9-5-4 12:

Purpose
Definitions
Scope
Compliance Requirements
Time Period for Compliance/Priorifization
Administration
Occupancy and Tenant Advisory
Historical Buildings
Analysis and Design
Information required on plans
Quality Assurance
Violation/Penalty

9-5-401: PURPOSE:
The purpose of this Article is to promote the public welfare and safety by reducing the risk of
death or injury that may result from the effects of earthquakes on existing wood-framed multi
story buildings with soft, weak or open front walls. Generally, this type of structure consists of
partial tuck under parking on the first floor level with living space in the floors above. In past
earthquakes many of these types of structures have performed poorly and collapsed causing loss
of life, personal injury, and substantial property damage. This Article creates minimum standards
intended to mitigate the risk of collapse and improve the performance of these buildings during
earthquakes, reducing, but not necessarily preventing, the loss of life, injury and damage to
property.
9-5-402: DEFINITIONS:
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Notwithstanding the applicable definitions, symbols and notations in the Building Code, the
following definitions shall apply for the purposes of this Article:
BUILDING CODE: is the Building Code of the City of Beverly Hills.
CRIPPLE WALL: is a wood-framed stud wall extending from the top of the foundation wall to
the underside of the lowest floor framing.
GROUND FLOOR: is any floor within the wood-frame portion of a building whose elevation is
immediately accessible from an adjacent grade by vehicles or pedestrians. The ground floor
portion of the structure does not include any floor that is completely below adjacent grades.
OPEN-FRONT WALL LINE: is an exterior wall line, without vertical elements of the lateral
force-resisting system, which requires tributary seismic forces to be resisted by diaphragm
rotation or excessive cantilever beyond parallel lines of shear walls. Diaphragms that cantilever
more than 25 percent of the distance between the first two adjacent parallel lines of lateral force
resisting elements from which the diaphragm cantilevers shall be considered excessive.
Cantilevers shall not exceed more than six feet.
OWNER OR BUILDING OWNER: is the person, individual(s), agent, firm, corporation, or
entity having legal possession, equitable interest in the property, or rights to sanction evaluation
or retrofit of a building.
QUALIFIED HISTORICAL BUILDING: is any building designated or currently in the process
of being designated as a “qualified historical building” as defined in Part 8, Title 24 of the
California Code of Regulations.
SOFT WALL LINE: is a wall line, the lateral stiffness of which is less than what is required by
story drift limitations or deformation compatibility requirements of this Article. In lieu of the
engineering analysis required by this Article to determine whether a wall lin&s lateral stiffness is
less than the aforementioned story drift limitations or deformation compatibility requirements, a
soft wall line may be defined as a wall line in a story where the wall stiffness is less than seventy
percent (70%) of the stiffness of the exterior wall above for the direction under consideration.
STORY: as used in this Article, is defined as the portion of a structure between the tops of two
successive finished floor surfaces and, for the topmost story, from the top of the floor finish to
the top of the roof structural element, but also includes any basement or underfloor space of a
building exceeding four feet in height.
STORY STRENGTH: is the total strength of all seismic-resisting elements sharing the same
story shear in the direction under consideration.
WALL LINE: is any length of a wall along a principal axis of the building used to provide
resistance to lateral loads.
WEAK WALL LINE: Weak Wall Line is a deficiency of a Wall Line at the Ground Floor in
which the wall strength is less than eighty percent (80%) of the strength of the wall above in the
4
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direction under consideration or is an exterior wall where the majority of the Ground Floor or
basement portion of the structure contains an open floor space and the Ground Floor Story
Strength is less than 80 percent of the Story Strength above.
9-5-403: SCOPE

The provisions of this Article shall apply to all existing buildings of wood-frame construction, or
wood-frame portions thereof, where:
1.
A permit for Construction of a new building was applied for before January 1, 1978, or if
no permit can be located, the structure is determined by the City Building Official to have been
built under building code standards enacted prior to January 1, 1978, and
2.
The ground floor or basement portion of the structure contains parking or other similar
open floor space that causes soft, weak, or open-front wall lines, or the majority of the Ground
floor or basement portion of the structure contains an open floor space, and there exists one or
more stories above.
Notvithstanding any provision of the Building Code, compliance with this Article shall not
require existing electrical, plumbing, mechanical or fire-safety systems to be altered to comply
with existing code unless they constitute a hazard to life or property. The existing electrical,
plumbing, mechanical or fire-safety systems shall comply with the current Building Code if the
seismic retrofit interferes or alters any of these systems.
9-5-404: COMPLIANCE REQUIREMENTS
The Owner of each building within the scope of this Article shall cause an investigation of the
existing construction and a structural analysis to be made of the building by a Registered civil or
structural engineer in the State of California, or a qualified architect licensed by the State of
California, and if the building does not meet the minimum standards specified in this Article, that
shall cause it to be structurally altered to conform to such standards within the time limits stated
in this Article.
The Owner of each building within the scope of this Article, which has been analyzed to
demonstrate compliance or structurally altered to comply with the minimum earthquake
standards in this Article, shall maintain such building in conformity with the requirements of this
Article in effect at the time of such analysis or structural alteration.
Buildings within the scope of the Article may not be added to or structurally altered or otherwise
remodeled without first complying with the provisions of this Article unless the Building Official
determines that the alterations are minor in nature.
Notwithstanding any other provisions of this Code to the contrary, a building that is found to be
within the scope of this Article and is not brought into compliance with this Article in the time
frame indicated in Table A, shall be declared unsafe and subject to the requirements of Section
203 of the Uniform Administrative Code.
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This provision shall not apply if alteration or repair work has commenced to bring the building
into compliance with requirements of this Article, and such work is proceeding in accordance
with the time limits set forth in any order of the Building Official.

9-5-405: TIME PERIOD FOR COMPLIANCE/PRIORITIZATION

A.
Engineering Report. Within the time limits shown in Table A below, the Owner of any
building that may be subject to the provisions of this Article shall engage an Engineer or
Architect to submit a properly completed screening form to the Development Services Division.
The screening form is intended to demonstrate whether the structure conforms to the earthquake
design provisions contained in this Article. Minimum form requirements shall be as specified by
the building official. Buildings determined to be outside of the scope of this Article based on the
screening form, shall not be required to retrofit.
B.
Plan, Permits and Construction. If the screening form concludes the structure is within
the scope of this Article, the structure shall be strengthened to comply with the standards of this
Article within the time periods shown in Table A below. Minimum plan requirements and
necessary permits shall be as specified by the building official.
TABLE

A

TIME LIMITS FOR OWNER

9-5-406: ADMINISTRATION

A.
Issuance of Order. When the City determines that a building is within the scope of this
Article, the City shall issue an order as described in section B to the Owner of the building.
B.
Contents of Order. The order shall specify that the building has been determined by the
Building Official to be within the scope of this Article and, therefore, is required to meet the
seismic strengthening provisions of this Article. The order shall specify the building type
classification and shalt set forth the Owner’s atternatives and time limits for compliance.
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C.
Service of Order. The order shall be in writing and shall be given by USPS Certified mail
in a sealed envelope, postage prepaid, addressed to the Owner as shown on the last equalized
assessment roll.
D.
Failure to Receive Order. Failure of any Owner to receive such notice shall not relieve
the Owner from compliance with this Article.
E.
Appeal from Order. The Owner of the building may appeal the building official’s
determinations relative to the application and interpretation of this Article to an Administrative
Hearing Officer appointed pursuant to Section 1-3-3 17 of this Code. Such appeal shall be filed
with the building official within the earlier of sixty (60) days from the service date of the notice
or within sixty (60) days of the date of the determination being appealed. The building official
shall promptly forward the written appeal to the appointed Hearing Officer who shall schedule a
public hearing to occur not less than fifteen (15) days, nor more than sixty (60) days after receipt
of the written appeal. The appeal shall contain a statement of the facts on which the appeal is
based sufficient to enable the Hearing Officer to understand the nature of the controversy, the
basis of the appeal and the relief requested. Upon receipt of such appeal, the building official
shall, by USPS certified mail, provide notice of the hearing to adjacent property owners having
common boundary line with the subject building. The Hearing Officer shall conduct the hearing
in accordance with the procedures set forth in Section 1-3-318. The building official, or legal
representative, shall present the City’s case. Within thirty (30) days of the hearing, the Hearing
Officer shall prepare and serve by U$PS certified mail, a written decision regarding the appeal
stating all determinations and findings thereof in a clear and concise manner. The Hearing
Officer shall sustain the appeal, with or without conditions, or deny the appeal. The Hearing
Officer’s decision shall be final. If the appeal is denied, it is the appellant’s responsibility to
immediately comply with this Article. If the appeal is sustained with conditions, then, in
addition to any other applicable violations of this Article, it shall be a violation of this Article for
the appellant to fail to comply with those conditions. The compliance periods set forth in
Section 9-5-405, Table A, shall not be deemed tolled or extended as a result of filing any appeal
that is denied.
F.
Recordation. Once a building that was determined to be within the scope of this Article
has failed to comply with the requirements of this Article within the time limits provided in
Table A, the Building Official shall record in the office of the Los Angeles County recorder a
certificate stating that the subject building is within the scope of this Article and requires seismic
retrofit. The Certificate shall also state that the Owner thereof has been notified of the need to
retrofit the building. Once the building has been retrofitted to comply with this Article, the
Building Official shall record a Certificate indicating that the subject building no longer is in
violation of this Article.
9-5-407: OCCUPANCY AND TENANT ADVISORY
Notification to Tenants and Occupants. When the Building Official determines that a
A.
building is within the scope of this Article per field survey, the Owner shall advise in writing all
current and prospective tenants, subtenants, lessees, sublessees, or any other person(s) entitled to
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the use and/or occupancy of the building of such determination. With respect to current and
prospective tenants, subtenants, lessees, sublessees, or other person(s) entitled to the use and/or
occupancy of the building, the property Owner shall advise such persons of the Building
Official’s determination in writing. Upon compliance with this Article the Owner shall provide a
letter of notification to the tenants indicating the current status of the building. The language of
the written notifications shall be as specified by the Building Official.
B.
Tenant Habitability Plan. Tenants affected by this Article shall comply with section 9-1108 L. of the Administrative Code of the City of Beverly Hills.
9-5-408: HISTORICAL BUILDINGS

Buildings designated as historical or architecturally significant landmarks on national, State or
local historical registers shall also comply with the provisions of this Article. At the Building
Official’s discretion, modifications to the standards set forth in this Article may be permitted
when such modifications are consistent with the provision of the California Historical Building
Code.
9-5-409: ANALYSIS AND DESIGN

A.
Scope of Analysis. As required by this Article, the alteration, repair, replacement or
addition of structural elements and their connections shall meet the strength and stiffness in
conformance with the Building Code except as modified herein. The lateral-load-path analysis
shall include the resisting elements and connections from the wood diaphragm immediately
above any soft, weak or open wall lines to and including the foundation. Stories above the weak
wall line shall be considered in the analysis but need not be modified. Engineer shall investigate
existing conditions as applicable for the required analysis, including performing initial material
testing and as-built of existing conditions. Minimum investigation requirements shall be
specified by the Building Official.
B.
Design Base Shear and Design Parameters. The design force in a given direction shall
not be less than 75% of the design base shear as determined based on the seismic provisions of
ASCE 7 and design provisions as approved by City Building Official. The structure shall be
analyzed and/or strengthened in order to mitigate the Weak, Open-Front, and/or Soft Wall Line
deficiencies defined in Section 9-5-402.
C.
Limitations to Lateral Force Resisting System. Strengthening systems with concrete walls
or masonry walls, or steel braced frames shall not be permitted unless a full story analysis
considering proper diaphragm stiffness and torsional behavior is performed.
D.
Horizontal Structural Irregularities in Buildings with Three or More Stories. Structures
with three or more stories having horizontal structural irregularities of either type 2, 3, 4, or 5
listed in ASCE 7, “Horizontal Structural Irregularities” Table, shall be altered to meet the
additIonal requirements of those sections referenced in the table for the weak or open wall lines
being considered.
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E.
Alternate Analysis, Base Shear and Design Parameters. The Building Official may
approve alternate analysis and/or design methodologies that meet the same performance intent
as those prescribed by this Article and that achieve the objectives established by this Article.
Design criteria shall be submitted to the City for review and approval prior to submission of
plans.
F.
Story Drift Limitations. The calculated story drift for each retrofitted wall line shall not
exceed the allowable deformation compatible with all vertical load-resisting elements and 0.025
times the story height. Drift calculations shall be in accordance with ASCE 7 requirements and
design provisions as approved by City Building Official. The structure shall be analyzed and/or
strengthened in order to mitigate the Weak, Open-front, and/or Soft Wall Line deficiencies
defined in Section 9-5-402.
G.
Cantilever Column System. The effects of rotation and soil stiffness shall be included in
the calculated story drift where lateral loads are resisted by vertical elements where required
depth of embedment is determined by pole formulas or as specified by an approved geotechnical
investigation report.
H.
Elements not Part of the Lateral Force Resisting System. The requirements of the
Building Code shall apply, except as modified herein. All Structural framing elements along the
retrofitted line and immediately adjacent to the retrofitted line and their connections not required
by the design to be part of the lateral force resisting system, shall be designed and detailed to be
adequate to maintain support of design dead plus live loads when subject to the expected
deformations caused by seismic forces. The stress analysis of cantilever columns shall use an
effective length factor of 2.1 for the direction normal to the axis of the beam.
I.
Ties, Continuity and Collectors. All parts of the structure included in the scope of
analysis shall be interconnected and the connection shall be capable of resisting the seismic force
created by the parts being connected as required per the Building Code.
I.
Anchorage of masonry/concrete structural walls to diaphragms. When using new
masonry or concrete walls to meet the requirements of this Article, proper in-plane and out-ofplane anchorage of walls into the diaphragm shall be provided per the Building Code.
9-5-410: INFORMATION REQUIRED ON PLANS

A.
General. For existing and new construction, the plans and specifications shall be of
sufficient clarity to indicate the nature, design methodology, and extent of the proposed work and
to show in detail that it will conform to the provisions of this Article and other applicable section
of the Building Code.
B.
Engineer’s or Architects Statement. The responsible engineer or architect shall provide
the following statements on the approved plans:
1.
I am responsible for designing this building’s seismic strengthening in compliance
with the minimum standards of the Mandatory Earthquake Hazard Reduction In Existing Wood
frame Buildings with Soft, Weak or Open-front Walls (Article No.________
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C.
Owner or Owner’s Representative Statement. Unless the entire building has been
evaluated and retrofitted as needed to meet the full intent of the current Building Code, the
Owner shall provide and sign the following statement on the cover of the drawings:
“1
understand the seismic evaluation and strengthening
performed under this project complies with the Mandatory Earthquake Hazard
Reduction in Existing Wood-frame Buildings with Soft, Weak or Open-front
Walls (Article No.
) which is intended to improve the performance of the
building during a seismic event. I understand the entire building has not been
evaluated nor strengthened for other potential structural deficiencies that may
cause a life safety concern, injury, or property damage risk resulting from a
seismic event.”
D.
Quality Control and Assurance Requirements. General notes shall show the requirements
for material testing, special inspection, structural observation and the proper installation of newly
added materials.
9-5-411: QUALITY ASSURANCE

A.
Structural Observation. All structures regulated by this Article require structural
observation during construction. The Owner shall employ the engineer or architect responsible
for the structural design, or another engineer or architect designated by the engineer or qualified
architect responsible for the structural design, to perform structural observation as defined in the
Building Code.
B. Special Inspection. Special inspections shall be provided as required by the Building Code.
Additional inspections shall be noted on drawings as required by Building Official.
9-5-412: VIOLATION/PENALTY

A.
Notwithstanding any other provision of this Code to the contrary, it shall be unlawful for
person or business entity receiving the order described in Section 9-5-406, to: (i) fail to comply
with any of the time limits set forth in Section 9-5-405, Table A, including bringing the affected
structure into full compliance with the minimum seismic standards specified in this Article;
and/or (ii) maintain, use or occupy any such structure that has not been brought into full
compliance within the time limits set forth in Section 9-5-405, Table A.
Any person who violates or causes or permits another person to violate this Article is guilty of a
misdemeanor, and shall be subject to prosecution and/or administrative enforcement under the
City of Beverly Hills Municipal Code. For purposes of this paragraph, “any person” includes an
Owner, lessor, sublessor, manager or person in control of a building subject to this Article. This
term shall not include any person who is merely a tenant or other individual occupying any
dwelling unit, efficiency dwelling unit, guest room or suite in a building. The legal Owner of a
building is that person, firm, corporation, partnership or other entity whose name or title appears
on the record with the Office of the County Recorder, as well as all successors or assignees of
these persons.
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EXCEPTION: This section shall not apply to any building on which work is proceeding in
compliance with the time limits set forth in this Article, or in compliance with any extensions of
time granted by the Building Official; or any action, order or determination made by the Building
Official in the implementation of this Article.”
Section 3. Environmental Compliance. The California Environmental Quality Act (CEQA) and
the Guidelines thereunder exempt certain classes of projects from its provisions through statutory
and categorical exemptions. Pursuant to CEQA, an Initial Study was conducted concerning the
adoption of this Ordinance. Based thereon, the City Council has determined that adoption of this
Ordinance is exempt from CEQA pursuant to the CEQA Guidelines, Sections 1506 1(b)(3) in that
it can be seen with certainty that there is no possibility that the adoption of this Ordinance may
have a significant effect on the environment, 15301 (Class 1 Existing facilities), and 15302
(Class 2 Replacement or Reconstruction).
-

-

Section 4. Severability. If any section, subsection, subdivision, sentence, clause, phrase, or
portion of this Ordinance or the application thereof to any person or place, is for any reason held
to be invalid or unconstitutional by the final decision of any court of competent jurisdiction, the
remainder of this Ordinance shall remain in full force and effect.
Section 5. Pursuant to Health and Safety Code Section 19165, the Building Official shall cause a
copy of this Ordinance to be filed with the California Department of Housing and Community
Development and the California Building Standards Commission.
Section 6. Publication. The City Clerk shall cause this Ordinance to be published at least once in
a newspaper of general circulation published and circulated in the city within fifteen (15) days
after its passage in accordance with Section 36933 of the Government Code, shall certify to the
adoption of this Ordinance and shall cause this Ordinance and the city Clerk’s certification,
together with proof of publication, to be entered in the Book of Ordinances of the Council of this
city.
Section 7. Effective Date. This Ordinance shall go into effect and be in full force and effect at
12:0 1 a.m. on the thirty-first (3 1st) day after its passage.
Adopted:
Effective:

JULIAN A. GOLD, M.D.
Mayor of the City of Beverly Hills
ATTEST:
(SEAL)
BYRON POPE
City Clerk
-
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APPROVED AS TO FORM:

APPROVED AS TO CONTENT:

LAURENCE S. WIENER
City Attorney

MAHDI ALUZRI
City Manager

SUSAN HEALY KEENE
Director of Community Development
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