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April 23, 2019

Los Angeles City Council

c/o Office of the City Clerk
City Hall, Room 395

Los Angeles, California 90012

Attention: PLUM Committee

Dear Honorable Members:

SB 50 (WIENER) / LEGISLATION IMPACTS ON CITY ZONING AND REGULATORY
PROCESSES; CF 18-1226

This report is in response to the Council's request for analysis regarding proposed State Senate
Bill 50 (SB 50) and its potential effects on zoning and land use regulations in Los Angeles.
Specifically, the report analyzes how these changes could impact the City’s neighborhood
development patterns and urban form as well as existing City policies, plans and procedures. In
addition, the analysis provides background information on the bill and considers its potential
relationship to state and local goals surrounding housing affordability, sustainability and equity.

The proposed legislation was recently amended on March 11, 2019 and is likely to be amended
further. The analysis presented in this report is preliminary and reflects the March 11th version of
the bill. The Department can prepare a supplemental report with additional analysis and policy
considerations based on any future revisions for the Council should the bill proceed.

SUMMARY

SB 50 (Wiener), named the "More HOMES (Housing, Opportunity, Mobility, Equity, and Stability)
Act” represents a bold and aggressive attempt to respond to California’s housing crisis. It aims to
significantly increase housing construction in areas well served by transit and job opportunities
across the state by expanding areas where multi-family residential projects could be built. The bill
would allow qualifying residential projects that meet minimum affordability requirements to benefit
from statewide development standards in lieu of certain local planning and zoning rules.

California faces a severe housing crisis. The state’s major cities, including Los Angeles, are some
of the most unaffordable in the country and have some of the highest levels of homelessness.
While a variety of factors contributed to this crisis, most experts agree that a significant reduction
in statewide home construction, including affordable housing, has been a primary cause, resulting
in a mounting housing deficit. Governor Newsom has stated a goal of closing this housing deficit
by 2025 through the construction of 3.5 million homes. Recent analysis from the UCLA Lewis
Center indicates the state does not have adequate zoned capacity for all these homes, and that
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e On-site affordability requirements for most SB 50 projects will often be lower than
comparable density bonus and TOC requirements.

o While SB 50 includes protections for rental housing and sites where rental housing has
been recently converted or demolished, the bill will likely lead to an increase in demolition
of owner-occupied single-family homes, particularly near rail transit.

e The “sensitive communities” designation that allows for delayed implementation would
apply to approximately 15% of the parcels eligible for SB 50 incentives, but would not
recognize the very recent community planning efforts in South Los Angeles. Future
planning efforts in sensitive communities would only be recognized if upzones match SB
50 levels within the plan areas.

o There remain several unknowns about the bill that could greatly affect impacts to bulk and
form, particularly in lower-scale neighborhoods.

e |tis unclear if the City’'s TOC Program or the Affordable Housing Linkage Fee (AHLF) are
intended to be considered “inclusionary housing ordinances” for the purposes of
alternative compliance with the bill’s affordability requirements.

Legislation Summary

SB 50 is sweeping legislation that could impact all parcels that are zoned to allow “housing as an
underlying use” within defined transit and jobs-rich areas. The bill promotes multifamily
development within affected areas, which are likely to encompass approximately 63% of the City’s
developable area. Approximately 43% of the developable area would be eligible for incentives
under SB 50. By doing so, it would restrict the ability to enforce many Planning and Zoning Code
standards and other design standards that have been developed at a community level.

Equitable Communities Incentives

The legislation would establish a new type of statewide density bonus incentive (‘equitable
communities incentive”) when certain eligibility criteria are met, including affordability and location
requirements. SB 50 would apply to lots zoned for residential use in three geographic areas
defined by the law: within ¥2-mile of “major transit stops” (rail or ferry), within Y4-mile of “high-
quality bus corridors” and within “job-rich areas” (all defined in the next section). The incentives
may be provided if the qualified project meets all other local zoning standards, meets any
applicable affordability requirements and the site has not been home to any rental unit tenants
within specified periods (even if currently vacant or demolished).

In all three qualified areas, the incentives provided by SB 50 include removal of residential density
limits and removal or reduction minimum parking requirements. Within %2-mile of a rail stop cities
would also be prohibited from enforcing height limits and floor area ratio (FAR) limitations below
a specified minimum on qualifying projects. Minimum parking requirements would be removed for
areas near rail and reduced to Y2-space per unit in other areas. Additionally, all SB 50 projects
would be eligible for three additional incentives or concessions (modifications of development
standards pursuant to current state density bonus law). See Table 1 below for details on the
applicable SB 50 incentives by each defined geographic area.
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Table 1. Applicable SB 50 Geographic Areas and Equitable Communities Incentives

Maximum Maximum Density Limits  Parking Additional
Height Floor Area (Number of Incentives or
Ratio (FAR) Units) Concessions
% Mile of a Rail or 55 feet 3.25 FAR Waived Waived 3
Ferry Stop (Major
Transit Stop)
% Mile of a Rail or 45 feet 2.5 FAR Waived Waived 3
Ferry Stop
(Major Transit
Stop)
% Mile of stop on  No Change No Change Waived Minimum 3
a High-Quality % space
Bus Corridor per unit
Within a Jobs- No Change  No Change Waived Minimum 3
Rich Area % space
per unit

Note that the colors used on this table are meant to correspond to the colors on the maps below.
Affordability Requirements

In order to qualify for an "equitable communities incentive” under SB 50, a project with 11 or more
units would be required to meet set affordability requirements, based on project size. Projects
requesting between 11-20 units "may pay into an in-lieu fee to the local government,” while larger
projects of 21 units are required to provide on-site affordable units at levels that begin roughly on
par with current density bonus requirements and increases to nearly double that for projects of
351 units or more (see Table 2 below). Comparable affordability contributions are also permitted
as an alternative to on-site units. Additionally, if a local jurisdiction has an existing inclusionary
housing law that has higher affordability requirements than those specified in SB 50, the local
requirements will be the minimum.
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Table 2. SB 50 - Proposed Affordability Requirements

Project Size Affordability Requirement
1-10 units None
11-20 units May pay an in-lieu fee to the local government

for affordable housing, where feasible

21- 200 units 15% low income; or
8% very low income; or
6% extremely low income; or
Comparable affordability contribution

201-350 units 17% low income; or
10% very low income; or
8% extremely low income or
Comparable affordability contribution

351 or more units 25% low income; or
15% very low income; or
11% extremely low income or
Comparable affordability contribution

‘Equitable Communities Incentive” Eligibility Requirements and Definitions

SB 50 applies to residential projects that meet specified requirements and are located in defined
geographic areas, including designated %-mile from a "major transit stop,” %-mile from a "high-
quality bus corridor” and within "jobs-rich areas.” These terms are defined as follows:

“Major transit stop” is a rail transit station or a ferry terminal as defined pursuant to
subdivision (b) of Section 21155 of the Public Resources Code. This definition includes
planned future rail stations identified in the Regional Transportation Plan.

“High-quality bus corridor” is a corridor with fixed route bus service that meets all the
following average service intervals:
1) Average service intervals of no more than 15 minutes during the peak hours
between 6 a.m. to 10 a.m., inclusive, and the peak hours between 3 p.m. and 7
p.m., inclusive, on Monday through Friday;
2) Average service intervals of no more than 20 minutes during the hours of 6 a.m.
to 10 p.m., inclusive, on Monday through Friday; and
3) Average service intervals of no more than 30 minutes during the hours of 8 a.m.
to 10 p.m., inclusive, on Saturday and Sunday.

‘Jobs-rich area” is an area identified by the Department of Housing and Community
Development (HCD), in consultation with the Office of Planning and Research (OPR), is
both high opportunity and jobs-rich, as determined by whether, in a regional analysis, the
tract meets criteria (a) and (b) below. HCD shall, beginning January 1, 2020, publish and
update a statewide map showing areas identified as "jobs-rich areas” every five years.
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Map 1. SB 50 Incentive Areas
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