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Minutes - Jan. 7, 2017. Co-chairs: Marlene Savage, Barbara Broide

1. Guest speaker: Nathanial Verqow, Director of Homeless Services
Los Angeles Homeless Services Authority (city and county joint powers agency)

Nathaniel VerGow

Director, Homeless Services

Los Angeles Homeless Services Authority (LAHSA)
e 811 Wilshire Boulevard, 6th Floor

IR Los Angeles, CA 90017

Los ANGELES Tel: 213-797-4574

HOMELESS Fax: 213-892-0093

SERVICES Email: nvergow@lahsa.org

AUTHORITY www.lahsa.org

Homeless are 1% of population (1/3 are children, 50% are women with children who are victims of
domestic violence).

25% are employed.

Addiction rates are the same as general population.

LA County 47,000 (5% increase).

LA City 28,000 (11% increase).

Most return to housing within 90 days and without government assistance.

15% are unable to find housing, so LAHSA targets those.

LAHSA budget: $132,000,000 (federal, state, local grants).

Structure/goals: Develop homeless strategies for the county and seek public funds.

Serves as a coordinated entry point for all homeless, and partners with non-profits and public
agencies to direct homeless persons to best care option. Serves families with children, seniors and
transitional-age youth.

This reduces redundancy and agency overlap.

Cheaper to provide housing and services, than to keep persons on the street, where they generate
expensive healthcare and police activity/costs.

Homeless persons are directed to the most appropriate and economical resources that they need
(temporary shelter, permanent housing, etc.). In the past, when services were uncoordinated,
homeless persons were routed haphazardly to whatever resources were available. Sometimes,
high-level resources would be “wasted” on persons who didn’t need that high-level care, so that
high-level care was often not available when persons who actually needed it showed up.



Housing suggestions: More SROs (may be cheaper to build).

Bundy Ave. animal shelter site — targeted for mix of affordable and special needs, public policy
goal to provide affordable housing in wealthy districts (even if fewer units per dollar of funding, will
reduce traffic congestion and social/psychological harm).

Staff: Outreach, emergency response teams — 95% of clients are homeless on the street.

No emergency response on weekends. Rely on police, but they may not be trained for homeless
care. Motel vouchers is option.

Goal is to route newly homeless (evictions) to a local housing non-profit.

Shelters are a poor option — loud, no privacy, marginally clean, always full.

False that homeless want to remain on the street; almost all will accept permanent housing
(though may reject shelters).

False that L.A. attracts homeless. Most have been here for years.

Other issues:
Measure S (Neighborhood Integrity Initiative) will not prohibit affordable/homeless housing. Those
housing types are specifically exempt.

County should inventory its available land and make available for housing. A county site at
Pico/Veteran was re-purposed to affordable housing. (LA City did such an RFP in 2016 for excess
sites).

LAHD is in the middle of an audit of SB1818 units to ensure that tenants are qualified low-income
(developers may try to rent at full price, or rent as AirBNB short-term rentals).

RV parking: New ordinance to prohibit in residential areas during the day and allow only in C and
M zones overnight. City is drawing maps to show where parking may and may not occur. In effect
this year, but 30 day moratorium until police are trained.

Goal is to start a pilot project in 2017 to use city and non-profit parking lots with services for
overnight parking (similar to Santa Barbara program).

General solution is to improve income inequality in the U.S. (but most wealthy do not wish to pay
fair wages and hoard their money), and to build more housing in general (high-density can be built
at appropriate locations and in appropriate scale) — L.A.’s vacancy is low at 2-3%, which pushes up
rents, and land speculators are pushing up land prices.

Can vacant buildings (like the closed supermarket on Wilshire) be rented short-term to provide
shelter and services?

Homeless count: Jan. 24-25 (allows County to determine need and submit for grant funding).

2. Announcements

Next meeting: Sat., Feb. 5, 10:00 am. West LA Civic Center, 1645 Corinth Ave. (enter via ramp on
west side of building, next to courthouse).

Guest speaker: Tom Rothmann, ReCode L.A. zoning update

Possible agenda:
1. Grassroots West LA Community Plan update.
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. Sepulveda-Expo-Pico mixed-use project (old Casden project): Demolition is underway,
status of community design meetings is needed from Westside NC.

. Proposal for ban on developer campaign donations to Councilmen who are reviewing
projects from those developers.

PlancheckNC: Sat., Jan. 14 (Hollenbeck Police Station, 2111 E. 1% St., Boyle Heights
90033).
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Housing Now: Turning NIMBY to YIMBY

Woodbury University - Friday, November 18, 2016

8:30 a.m. Registration & Networking

11 a.m. - Panel 2: NIMBY to YIMBY: Digging for Answers to Get Shovels in the Ground

9 a.m. - 12 p.m. Program
Q & A with audience will follow each panel

9 a.m. - Welcome & Introduction

Helen Hua, Executive Director, BizFed Institute
MC Townsend, 2016 Chair, BizFed Institute
Dr. David Steele-Figueredo, President, Woodbury University

9:15 a.m. - Panel 1: The Cost of Not Building One Million More Homes

Moderator: Steve Pontell, President & CEO, National Community Renaissance with introduction
by Theresa Don Lucas, VP CRA Officer, City National Bank

Darin Chidsey, COO, Southern California Association of Governments

Webster Guillory, Former Assessor, County of Orange

Linda Wheaton, Assistant Director for Intergovernmental Affairs, CA Department of Housing &
Community Development

10:50 a.m. - Break

Moderator: Mel Wilson, Owner/Broker, Mel Wilson & Associates | Southland Regional

Association of Realtors with introduction by Mike Lewis, President, Lewis Associates LLC
Sandy Brown, Vice President, Westwood Neighborhood Council

Stephanie Caldwell, Chief of Staff, L.A. County Department of Public Health
Manny Gonzalez, Principal, KTGY

William Huang, Director of Housing & Career Services, City of Pasadena
Mark Vallianatos, Co-Founder, Abundant Housing LA

JOIN THE CONVERSATION ON SOCIAL MEDIA:
@BizFedInstitute #NIMBY2YIMBY

Many Thanks to Our Generous Event Sponsors!
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Moderator & Panelist Biographies
Full bios can be viewed at tinyurl.com/nextup-housingnowbios

Panel 1: The Cost of Not Building One Million More Homes

The hybrid presentation and panel discussion will seek to summarize key data on housing and specific
takeaways from the Southern California Association of Government’s (SCAG) October housing
summit, explore implications of housing related outcomes from the election and issues in the
pipeline, and develop actionable targets to propose regionally and during the One Million More Homes
campaign in Sacramento at the California Economic Summit.

Moderator

Steve PonTell, President & CEO, National Community Renaissance (National CORE)

Steve leads one of the nation’s largest nonprofit developers of affordable and senior housing. National CORE owns,
operates, and/or manages nearly 9,000 units serving more than 27,000 residents in Arkansas, California, Florida, and
Texas. He is a respected national voice on the affordability and availability of housing, and the need for collaborative
solutions to the housing crisis. FB: nationalcore | T: @National_CORE

Darin Chidsey, Chief Operating Officer, Southern California Association of Governments (SCAG)
Darin works closely with the Executive Director to fulfill all organizational and leadership responsibilities of SCAG, the
nation’s largest Metropolitan Planning Organization representing over 18 million people, 191 cities, 6 counties, and 6
County Transportation Commissions. He is responsible for driving the vision and strategy for the agency as well as
leading the implementation of Regional Council initiatives. FB: SCAGmpo | T: @SCAGnews

Webster Guillory, Former Assessor, County of Orange

Webster served as the Orange County Assessor for 16 years and provided management to the valuation of over 442
billion dollars of property annually. Prior to his public career in the county, Webster had a distinguished career as a
project manager for engineering, construction, technical, and computer systems development projects. He was a
member of the U.S. National Performance Review Task Force.

Linda Wheaton, Assistant Director for Intergovernmental Affairs, CA Department of Housing &
Community Development

Linda works at the interface of housing policy, planning, and financial assistance related to transportation, air quality,
and public health, including implementation of the Affordable Housing and Sustainable Communities program supported
by Cap and Trade Auction Proceeds. FB: CaliforniaHCD | T: @California_HCD
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Panel 2: NIMBY to YIMBY: Digging for Answers to Get Shovels in the Ground

There is no question that California needs housing NOW, but in working towards building homes, the
landscape reveals the diverging roads of NIMBY (Not in My Backyard) and YIMBY, a newer moniker of
many housing advocates. How do we converge these roads into effective and well-received housing
developments? The most pressing needs in housing and multifaceted layers of roadblocks facing
projects will be highlighted, including affordable and homeless housing, lack of funding, design as a
catalyst for change, and housing as a social determinant of health, among other issues.

Moderator

Mel Wilson, Owner/Broker, Mel Wilson & Associates | Southland Regional Association of
Realtors

Mel has been a Realtor for over three decades and is a real estate and transportation industry expert. For the last 23
years, he has been the legislative and housing advocate for the Southland Regional Association of Realtors. Mel serves
as a member of the 2016 California Association of Realtors executive Board of Directors and the 2017 Chair of the
National Association of Realtors’ Federal Legislative & Political Forum. FB: MelWilsonRealtors | T: @MW_REALTORS

Panelists

Sandy Brown, Vice President, Westwood Neighborhood Council

Sandy is a long-time resident of Westwood where she serves as President of Holmby Westwood Property Owners
Association. She was Chief of Staff to State Senator Tom Hayden and has served on commissions under mayors Tom
Bradley and Richard Riordan. Sandy has extensive experience in community organizations on a local and regional level.

Stephanie Caldwell, Chief of Staff, L.A. County Department of Public Health

Stephanie manages the Public Health Library, Special Projects Unit, and Homeless Coordination for Public Health. She
was the Managing Editor of Public Health Practice: What Works published by Oxford University Press, which highlights
successes and lessons learned across the department. Stephanie also served previously as Chief of Staff for the
Emergency Preparedness and Response Program. FB: lapublichealth | T: @lapublichealth

Manny Gonzalez, Principal, KTGY

Manny is responsible for the design, land planning, and production of residential and mixed-use developments
throughout the U.S., including active adult and affordable multi-family communities as well as mixed-use residential,
office and/or hotel/hospitality with retail. During his more than 25 years of practice in residential development, he has
won numerous awards for his innovative designs. FB: KTGYgroup | T: @ktgy_group

William Huang, Director of Housing and Career Services, City of Pasadena

Bill oversees a wide array of housing, homeless, and employment programs, as well as funding for social service and
economic development activities with an annual budget of approximately $25 million. His background includes
experience as an architect, developer and/or public lender for thousands of affordable housing units throughout Los
Angeles County. T: @PasadenaHousing

Mark Vallianatos, Co-Founder & Marketing Coordinator, Abundant Housing LA

Abundant Housing LA is a volunteer organization that supports more housing of all types in Los Angeles. Mark is a
policy analyst, advocate, and academic who worked and taught for many years at Occidental College on issues of
planning, transportation, food, housing, and sustainability. He serves on the zoning advisory committee for re:code LA.
FB: AbundantHousingLA | T: @abundanthousingLA @markvalli




WE HAVE A CRISIS STATEWIDE

The housing crisis in California is due to a combination of both
a housing shortage and a lack of affordability, and the problem
is not limited to housing for low-income families.
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HOUSING SUPPLY HAS NOT KEPT UP WITH
POPULATION GROWTH

B ® O | |

1970-1980 ) @ lﬁﬁ}}’ PER 'I"I """ 1.74 persons ApeD
® & o o

1990 2000 > @ Iuﬁw PER 'I‘ w w w 'I 4.52 PERSONS ADDED

A DROP IN HOME
BUILDING

P e ©o e
2010-2014 @s | [ 'I‘ w 'I 2,64 persos ane

IT'S COMPOUNDED BY A DEMOGRAPHIC SHIFT

DEMANDS OF
. HOUSING | + HOME + RENTAL
SUPPLY ﬁm} ﬁ
‘ HOUSING ' ‘

WHAT’S HOLDING UP
NEW HOUSING CONSTRUCTION?

R (FEREA

UNDER

CONSTRUCTION

SNNNEN




THE COST OF NOT HOUSING

The higher the housing costs, the lower the amount a family
can use toward other costs. This can impact future savings,
particularly for families that are close to poverty. High
housing costs also mean less money that could be spent

on local businesses, personal health or recreation.

DISPLACEMENT OVERCROWDING
a

A

a A . L : @' | L

OUTMIGRATION AND LOSS OF YOUNG TALENT  ECONOMIC IMPACTS

Due to stagnant wages or difficulties finding a secure High housing costs also impact wider economic growth
entry-level or mid-level job, and rising costs in rent, and are an increasing factor in decision-making for
millennials represent over half of the outmigration employers. A number of major employers are leaving
from the most expensive metro areas despite the state or reducing operations, citing the lack of
representing only a quarter of the population. housing for their employees as one of the top reasons

for leaving.

-9
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To find out strategies and solutions to address California’s housing
challenge, download the full report at - | . .
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Better Policies for Healthy Communities

Health Impacts of Initiative Ordinance JJJ: Affordable and Transit-
Oriented Housing Policies for the City of Los Angeles

HIA Brief | October 2016

Overview

This brief summarizes the findings and recommendations of a Health Impact Assessment (HIA) conducted
by the Los Angeles County Department of Public Health’s Health Impact Evaluation Center. The main goal
of the HIA is to assess the potential health and health equity impacts of affordable and transit-oriented
housing policies in Initiative Ordinance JIJ (Measure JJJ). We did not assess the potential impacts of
Measure J))’s labor provisions on the health of construction workers.

Our assessment is designed to inform and educate the public and policy makers about the health
implications of affordable and transit oriented housing policies and not to promote a particular
position on Measure J1J. Based on our findings, we make general recommendations to decision makers
considering similar policies and specific recommendations for those who would be responsible for
implementing this Initiative, if it passes.

HIA Research Questions

The HIA is guided by five primary research questions, posed in a logical sequence, to connect the
immediate effects of the Initiative on affordable housing (Question #1) with longer term health impacts
through intermediate effects on social determinants of health (Questions #2-#5):2

® Research Question #1: How would Initiative Ordinance JJJ affect access to affordable housing
in Los Angeles?

* Research Question #2: How would changes in access to affordable housing affect rent burden,
housing stability and overcrowding among lower-income residents, and how would these
changes affect health in Los Angeles?

e Research Question #3: How would changes in affordable and/or market rate housing stock
near major transit stations affect public transit ridership, air quality and physical activity, and
how would these changes affect health in Los Angles?

e Research Question #4: How would changes in affordable and/or market rate housing stock
impact displacement and neighborhood segregation, and how would these changes affect
health in Los Angeles?

e Research Question #5: How would changes in affordable housing stock impact housing quality
and how would these changes affect health in Los Angeles?

? Social determinants of health are conditions in the environments in which people are born, live, learn, work, play,
worship, and age that affect a wide range of health and quality-of-life outcomes. The underlined items in the research
questions are social determinants of health relevant to this HIA. |




Health Impacts of Initiative Ordinance JJJ: Affordable and Transit-Oriented Housing Policies for the City of Los Angeles

Background on Measure JJJ
Measure JJJ has two provisions intended to increase the production of affordable housing in the City of
LA:

e The “Transit-Oriented Communities Affordable Housing Overlay (TOC Overlay)” provision would
allow housing developers to build more densely near major transit stops® in return for including
minimum percentages of affordable units in those developments. The TOC Overlay enhances the
existing State density bonus law€ to incentivize housing construction near transit.

e The “Value Capture” provision would apply similar affordability standards to all new residential
developments with 10 or more units that seek certain discretionary zoning entitlements? in order
to increase allowable density. These projects would be required to include 5% of units affordable
to extremely low-income households and 6% to 20% of units affordable to very low or low-income
households.® This provision also requires replacement of existing affordable and rent-stabilized
units lost as a result of new residential construction (called “non-net-loss”). Developers would
have the option to build affordable units off-site, or pay a fee in-lieu of building affordable units.

Projects covered by both of these provisions would be required to comply with certain construction labor
standards, including payment of the area prevailing wage, and a good-faith effort to hire 30% local
workers, including 10% transitional workers with life circumstances that act as barriers to employment.

1. Projected Effects on Access to Affordable Housing

Housing developers in Los Angeles disagree about how Measure JJJ would affect housing production
based on the perceived potential for increased construction costs to drive down production. Research on
the effects of similar policies in other jurisdictions shows no evidence that inclusionary housing policies®
have a dampening effect on municipal or regional housing markets.* However, the labor standards in
Measure JJJ) may add additional construction costs not found in most inclusionary housing policies
studied. To account for a potential increase in overall construction costs, our projections assume that JJJ
will have a modest dampening effect on housing production.

b A major transit stop is defined in the California Public Resources Code as any rail station or major bus station with a
frequency of service interval of 15 minutes or less during the morning and afternoon peak commute periods.

¢ The State density bonus law allows developers up to a 35% increase in density in return for the inclusion of minimum
percentages of affordable units. The percentage of required units depends on the amount of additional density desired.

d Developers request these entitlements and the City either approves or denies them. The Value Capture provision would
apply to the following approved entitlements: Zone Changes, Height District Changes, and/or General Plan Amendments.
€ Extremely low-income households have incomes below 30% of the median for LA County. Very low-income households
have incomes between 30-50% of the median, and low-income households have incomes between 50-80% of the median.
f Some of these barriers include: receiving public assistance, being a veteran, being emancipated from the foster care
system, having a criminal record, lacking a GED or high school diploma and/or being a custodial single parent.

8 Inclusionary housing policies encourage the inclusion of affordable (i.e., below market-rate) housing units in market-rate
housing developments. These policies can be voluntary (as in the case of Measure 11)’s Value Capture provision applicable
only to projects seeking discretionary entitlements) or mandatory (i.e., required for all developments—often referred to
as inclusionary zoning).




Health Impacts of Initiative Ordinance JJJ: Affordable and Transit-Oriented Housing Policies for the City of Los Angeles

To project the impacts of Measure JJJ on future production of affordable housing in the City of LA, we
analyzed data from the Department of City Planning and the Department of Building and Safety."

Summary of TOC Overlay' Effects
e Over 10 years, we project a gain of approximately 8,000/ very low-income or approximately
14,000% low-income units, or some combination of the two.
e This is equivalent to housing up to approximately 24,000’ very low-income or up to approximately
43,000™ low-income people.
e These projections are conservative—they are based on the assumption that current production
trends will level off rapidly over the next 10 years rather than continuing to climb.

Summary of Value Capture Effects

* Overthe next 5 years, the number of potentially affected projects built is likely to double, and
project size is likely to increase by up to 50% compared to the past 5 years.

® These projections are conservative—they are based on the assumption that current production
trends will level off rapidly over the next 5 years rather than continuing to climb.

* Of the 2 affordable housing provisions in Measure JIJ, Value Capture has the potential for a
greater absolute impact on access to affordable housing because it would add affordable housing
units to projects that would have had few to none to begin with.

2. Potential Health Impacts of Decreases in Rent Burden, Housing Instability, and Overcrowding
Housing costs directly influence the portion of household income available for health-promoting needs:
rent burden can impact access to food, health care, and prescription medications.
e A S$1,000 annual rise in rent for poor families is associated with a 20% increase in food insecurity.?
® People living in cost-burdened housing are 3 times more likely to forego health care and
medications due to cost—and 75% more likely to report themselves to be in poor health.?
e Children experiencing housing instability and overcrowding are more likely to be food insecure
and at risk for developmental problems. Children with greater residential instability also have
lower emotional and behavioral functioning and cognitive skills.**

Current Conditions: Rent Burden, Housing Instability, and Overcrowding in the City of LA
e The City of LA has one of the highest shares of renters in the US (nearly 2 in 3 residents). It also
has one of the most unaffordable rental markets among large cities in the nation: 1 in 3 renters
paid more than half of their income on rent in 2014. 6

P The data allowed us to make quantitative projections of the effects of the TOC Overlay provision, but due to limitations
of the data we were not able to make precise numerical projections for the Value Capture provision,

' Our estimates are based on two future program scenarios: 50% and 65% maximum density bonus (i.e., an increase of
15% and 30% from current 35% maximum under State density bonus law).

I Actual projection: 7,692 to 8,058 additional very low-income units.

k Actual projection: 13,735 to 14,390 additional low-income units.

! Actual projection: 21,945 to 24,174 very low-income people with access to housing.

™ Actual projection: 39,222 to 43,170 low-income people with access to housing; assumes 3 people per unit,




Health Impacts of Initiative Ordinance J1J: Affordable and Transit-Oriented Housing Policies for the City of Los Angeles

e The City of LA has one of the highest rates of rental overcrowding among large cities in the nation:
18% of renter households are overcrowded, compared with just 3% of US renter households.’

e The City of LA suffers from housing instability related to unaffordability: 5% of City of LA residents
(141,000 people) have been homeless or not had their own place to sleep in the past 5 years.®

Potential Measure JJ] Impacts on Health via Rent Burden, Housing Instability, and Overcrowding
Measure JJJ explicitly aims to ease rent burden among low-income households in the City of LA. If
Measure J1J passes, over 10 years, up to 43,000 low-income renters could experience the health benefits
of stable, affordable housing through the TOC Overlay, and tens of thousands more could experience
similar health benefits. through Value Capture.

3. Potential Health Impacts of Increases in Public Transit Ridership, Air Quality, and Physical Activity
People living near public transit, especially those in low-income households, are more likely to use it and
less likely to drive. This helps to reduce vehicle emissions linked to respiratory diseases. People who use
public transit also get more physical activity, which reduces the risk of heart disease and other chronic
health conditions.
e There is evidence that Transit-Oriented Development (TOD)—housing and commercial
development near transit stops—leads to gentrification” and lower transit ridership.®
e |f wealthier residents displace lower-income residents near transit stops, there is a risk that this
could actually increase vehicle miles travelled (VMTs) and worsen air quality.
e All other things equal, creating opportunities for low/very low-income households to move into
neighborhoods close to transit could reduce'VMTs and improve air quality for all.*

National health guidelines recommend that adults get at least 30 minutes of moderate physical activity
per day to reduce the risk of heart disease, stroke, and other chronic diseases.?
e Public transit users walk an additional 8 to 33 minutes per day. Increasing the proportion of
people who commute to work via public transit could increase physical activity and reduce chronic
disease.?

Current Conditions: Public Transit Ridership, Air Quality, and Physical Activity in the City of LA

e Low-income LA area workers living near transit are over 3 times more likely to use transit than
high-income workers living near transit. High-income LA area households near transit have 2 times
more VMTs than low-income households near transit.*?

e There is evidence for potential air-quality related health benefits from creating and preserving
affordable homes near rail stations in LA County.*

e Inthe City of LA, 1 in 3 adults don’t meet national standards for aerobic physical activity®, and only
1in 10 commute to work via public transit.” Increasing public transit ridership could increase
compliance with national physical activity standards.

" Gentrification is the term commonly used to describe a change process through which a once poor or neglected
neighborhood becomes more affluent as a result of public and/or private investment and/or the in-migration of wealthier
residents.
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Potential Measure JIJ Impacts on Health via Public Transit Ridership, Air Quality and Physical Activity
Measure JJJ aims to increase the proportion of new residential developments near major transit stops and
the proportion of affordable housing units with access to transit. According to our estimates, the TOC
Overlay could result in up to 58,000 new housing units near transit over the next 10 years, with up to
14,000 of them affordable to low-income residents.

By increasing the proportion of all Los Angeles residents living near transit, this aspect of the
Proposition has the potential to increase physical activity and reduce exposure to harmful
emissions among people of all income levels.

By incentivizing the development of both market rate and affordable housing near transit, the
Proposition would constitute an important component of a region-wide strategy for promoting
greater use of public transit, which would have positive long-term effects on reducing a variety of
chronic diseases.

By ensuring that the benefits of transit-oriented development are extended to low and very-low
income households, Measure JIJ may help avoid the potential for a gentrification-induced increase
in vehicle miles travelled (VMTs), which would have adverse health effects and exacerbate climate
change.

4. Potential Health Impacts of Decreased Displacement and Neighborhood Segregation
Gentrification and displacement® can have negative impacts on health by contributing to the
concentration of lower-income residents in neighborhoods with less resources and opportunities.

Aspects of a neighborhood’s physical and social environments affect health, including access to
healthy foods, employment, parks, quality schools, social capital, and collective efficacy?.’s
Displacement also has negative health effects at the individual level through disruptions in social
support networks and disintegration of place attachments, 6

Children and families who move from low-income to mixed-income communities experience
positive health benefits through increased feelings of safety and security and better educational
and employment opportunities.!’

Current Conditions: Displacement and Neighborhood Segregation in the City of LA

One hundred sixty three LA County census tracts (2 of 3 of those in the City of LA) gentrified
between 1990 and 2013.18

TOD areas (within % mile of rail transit stations) experienced higher losses of affordable rental
units and higher numbers of condo conversions than other areas. 8

While the County as a whole saw increases in the use of Section 8 housing vouchers, there was no
increase in downtown TOD areas and a decrease in other TOD areas. 8

There is also evidence that TOD areas experienced exclusionary displacementd,18

© Displacement refers to the involuntary movement of residents out of neighborhoods where they once lived.
Researchers have identified a number of ways that displacement can occur, both directly and indirectly. Displacement is a
potential negative consequence of gentrification.

P Social capital refers to value gained through enhanced social networks. Collective efficacy refers to the ability of
members of a community to come together to solve common problems or address common concerns, such as safety,
and/or norms of behavior.
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Potential Measure JJJ Impacts on Health via Decreased Displacement and Neighborhood Segregation
In an effort to minimize the displacement effects of residential developments subject to Value Capture,
Measure JJJ would require these projects to replace all existing affordable and rent-stabilized units lost in
the demolition and/or construction process on a one-for-one basis.” Measure JiJ would also promote
increased neighborhood integration by creating voluntary inclusionary housing incentives for a new
category of developments seeking increased density through discretionary zoning entitlements.

o Measure JI¥'s inclusion of a no-net-loss policy would expand the potential health benefits of this
anti-displacement policy beyond the current State density bonus program.”

¢ By incentivizing mixed-income communities, Measure 14} would use Jand use policy to increase
access to affordable housing while also promoting health-enhancing neighborhood integration.

¢ By allowing developers the option of off-site (but nearby) construction of affordable units,
Measure 11} would offer flexibility in the production of affordable units while preserving the
neighborhood-level health benefits that those units would confer.

5. Potential Health Impacts of Improved Housing Quality
New housing constructed in compliance with local building codes can provide higher quality living
environments than units that are older and suffer from a lack of maintenance and repair. Key elements of
quality housing include the safety of structural features, the absence of pests, vermin, and molds and the
use of non-toxic building materials, Housing quality has been shown to impact a variety of health
outcomes, including asthma and other respiratory ilinesses, rashes and skin infections and chitd
development outcomes. )
e Families living in substandard housing built before 1980 are at higher risk of lead poisoning, which
increases childhood risk of developmental and cognitive delays.*
e Families in substandard housing are at higher risk of injuries.?
e Children with asthma in substandard housing are more likely to be exposed to triggers that lead to
asthma exacerbations and hospitalizations, which impact school absenteeism.*

Current Conditions: Housing Quality in the City of LA
o From 2006-2012, the LA Department of Building and Safety (DBS) reported over 800,000 building
code violations. Almost all of them (98%) were classified as owner violations.?
e Code violations are concentrated in LA’s lower-income neighborhoods.?*
s Inthe City of LA, low-income children with asthma are more likely to have potentially preventable
emergency room visits than higher income children with asthma, despite similar rates of asthma.®

9 Exclusionary displacement refers to displacement resulting from factors that prevent certain classes of individuals from
moving into a neighborhood {e.g., through discrimination or the “pricing out” of low-income households).

" This required replacement of affordable units is referred to as “no-net-loss”.
S A 2014 amendment to the State density bonus law added a “no-net-loss” policy to that program.
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Potential Measure JJJ Impacts on Health via Housing Quality
Measure JJJ is not designed to improve the condition of existing housing, but it does promote new

affordable housing construction.
e Measure JJJ could provide thousands of low-income residents with the opportunity to move from

sub-standard to new health-promoting home environments.

e Measure JJJ's no-net-loss policy would help to replace older affordable units with newly

constructed ones, increasing the proportion of high-quality affordable units that promote health.

Recommendations
® Policymakers and advocates should highlight the ways that affordable housing can benefit the

physical and mental health of its occupants when they communicate with constituents about
initiatives intended to increase access to affordable housing, particularly near transit.
Local and state governments should explore the ways that land-use and zoning laws can promote
health through equitable development, including:

o Inclusionary housing policies

o Non-profit community land trusts

o Affordable housing trust funds

o Long-term affordability covenants to ensure maximum health benefit over time
As part of an overall plan for using land-use and zoning laws to promote equitable development,
local governments should explore ways to integrate data collection and data management
activities across local planning and building departments.
Local and state policymakers should consider §trategies to mitigate the potential negative health
consequences that arise from displacement of existing residents when developing policies to
encourage housing production for people of all income levels.

If Measure JJJ passes...

Incorporate pathways for civic participation into all aspects of the initiative’s implementation
process through work with relevant stakeholders, e.g., impacted community residents, non-profit
and for-profit developers, community organizations, public health experts and others.

Consider current variation in residential density and ridership across major transit station areas in
the design of the TOC Overlay density bonus program.

Explore best practices for efficient and effective monitoring and enforcement of no-net-loss
provisions, designation of affordable units, and criteria for tenant selection.
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