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September 5, 2019

The Honorable Peggy Huang, Chair

RHNA Subcommittee

Southern California Association of Governments
900 Wilshire Boulevard, Suite 1700

Los Angeles, CA 90017

Dear Ms. Huang:

PUBLIC COMMENTS REMITTED BY THE GATEWAY CITIES COUNCIL
OF GOVERNMENTS (GATEWAY CITIES COG) CONCERNING THE
DRAFT REGIONAL HOUSING NEEDS ASSESSMENT (RHNA)
METHODOLOGY PROPOSED BY THE SOUTHERN CALIFORNIA
ASSOCIATION OF GOVERNMENTS (SCAG)

On behalf of our twenty-seven member cities of southeast Los Angeles
County, as well as unincorporated areas of the County of Los Angeles and the
Port of Long Beach, the Gateway Cities Council of Governments (Gateway
Cities COG) thanks the Southern California Association of Governments
(SCAG) and specifically the RHNA Subcommittee for their important work in
shaping the appropriate RHNA methodology for the region and all of its
member jurisdictions. The purpose of this letter is to share our concerns with
the Draft RHNA Methodology (Draft Methodology) and its impact on our
member jurisdictions.

The Gateway Cities COG is deeply concerned that unless adjusted, the Draft
Methodology does not take into consideration the socioeconomic and cultural
factors that characterize a large majority of our communities, resulting in a
disproportionate and excessive number of affordable housing units being
assigned to the Gateway Cities COG region at the expense of disadvantaged,
densely populated and built-out communities. Additionally, said Draft
Methodology does not take into account the Gateway Cities COG region’s
unique geographical location that provides for the existence of two of the
world's largest sea ports and the Nation's most expansive freeway system.
The infrastructure and logistical needs required to support the Port of Los
Angeles and Port of Long Beach, as well as the area of land dedicated to local
freeways, limits the total available land area within the Gateway Cities COG
region that is suitable for residential development.

www.Cotewaycog.org
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In addition to the referenced constraints, it is imperative to understand that the
production of housing is not driven by RHNA or the willingness of local
municipalities to permit housing, but rather economic factors beyond the
control of local government that fuel private investment in the “for profit’
business of housing development. For example, during the current RHNA
cycle, cities in the Gateway Cities COG region experienced significant
economic challenges presented by the dissolution of redevelopment in 2012
(Dissolution), that provided significant funding to support the promotion and
creation of affordable housing, and the recession (Great Recession), which
adversely affected the production of housing. It is evident that Dissolution and
the Great Recession together impacted the ability of cities to facilitate the
production of housing during the current RHNA cycle. Nevertheless, cites
have been informed that unbuilt units will “roll over” into the next RHNA cycle
effectively burdening local municipalities with additional housing units due to
external economic factors that were beyond their control.

It is for this reason that the Gateway Cities COG requests that SCAG develop
a Draft Methodology that takes into account the external economic factors
such as interest rates, inflation, and property value, as well as economic
anomalies like Dissolution and the Great Recession that have a direct impact
on the production of housing. Therefore, it is recommended that historical
economic trends, together with projected economic forecasts, be reflected in
the Draft Methodology in order to establish realistic and attainable housing
goals. Furthermore, economic factors that have deterred the production of
housing units during a particular RHNA cycle should be accounted for when
determining how many units will be required to “roll over” into the next RHNA
cycle as a “true up” and/or correction to the number of housing units originally
assignhed to each municipality.

Based on our analysis and our feasible ability to accommodate housing, we
recommend certain key provisions in the final Draft Methodology:

o This cycle of RHNA should include a credit to those jurisdictions that
have facilitated housing creation and increased density in previous
cycles. Current RHNA allocations should be dismissed due to
economic anomalies (Dissolution and the Great Recession).

e The Draft Methodology should be adjusted to account for existing open
space areas and open space deficiencies, high levels of existing
density, existing single-family residential, maintaining a 1,000 foot
buffer from freeways and incompatible industrial/warehouse uses, and
environmental contamination as constraints to further growth.
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e This cycle of RHNA should disperse very-low, low and moderate-
income units throughout the region to promote economically diverse
communities and diminish existing over-concentrations of poverty.

e The Draft Methodology should explicitly assure that all jurisdictions
within the SCAG region share in the responsibility for housing
production.

e This cycle of RHNA should take into account economic factors that
have adversely affected the ability of local municipalities to produce
affordable housing units during the current RHNA cycle including the
dissolution of Redevelopment by the State of California (that effectively
eliminated significant one-time funding for the production and creation
of housing) and the Great Recession. These external economic factors
should be taken into consideration at the end of this RHNA cycle to
“true up” and/or correct the housing obligations of local municipalities
that are proposed to “roll over” into the next RHNA cycle, if at all.

e The Draft RHNA Methodology should incorporate historical economic
trends and forecasted economic projections that have a direct impact
on the production of housing and that are beyond the control of local
municipal government.

¢ Local municipalities must be provided the means to financially support
the production of housing units, which on average results in an increase
in the local population at a ratio of 3:1, thereby placing an added
demand on core city services on an ongoing and continuous basis.
One-time monetary funding must continue to be provided to all
communities for subsidizing the acquisition of property and
construction, while on-going revenue generated by way of property tax
reform must be made available to local municipalities to cover the
increased cost of providing core city services for new residents in
perpetuity.

Despite substantial constraints, the Gateway Cities are already
addressing housing supply and affordability.

The Gateway Cities COG developed a Homeless Action Plan in 2011 which
has been implemented over the past eight years. In addition, the Gateway
Cities COG and its member cities have pursued Cap-and-Trade funding
including Affordable Housing & Sustainable Communities (AHSC) funding and
other housing related funds, have updated general plans and zoning and most
importantly, have facilitated the construction of housing. Our efforts are
producing results despite the expansive freeway system, large
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industrial/warehousing facilities, high pollution levels generated by truck, rail
and shipping traffic, and other physical constraints to housing production faced
by our member jurisdictions. Most recently the Gateway Cities COG has
allocated substantial staff and financial resources to working with HCD and
our member jurisdictions on SB2-related planning and implementation to
further increase housing production. We note that unfortunately while RHNA
underproductions “roll over’ in the preparation of housing elements, past
productions and/or overproductions do not, which is unfair to those
jurisdictions that have actually produced housing. The Draft Methodology
should take into account the total number of housing units produced by local
municipalities in past RHNA cycles in order to acknowledge cities that have
actually constructed housing units, while simultaneously accounting for those
municipalities who have not. While Option 1 does take some small
consideration of permit activity, it utilizes an excessively long time period and
does not differentiate between affordable and market rate units, multifamily
and single-family units. The net effect of this is to discount or ignore the -
substantial efforts jurisdictions have previously undertaken to facilitate the
construction of affordable and market-rate housing.

The draft methodology fails to acknowledge and consider recent
positive initiatives and outcomes.

Despite the constraints discussed in this correspondence, Gateway Cities
COG member jurisdictions have facilitated more than 4,000 housing units
during the 5" RHNA Cycle, more than 600 of which are restricted very-low-
income and low-income units. The Draft Methodology options (Options 2 and
3) provide no credit for that accomplishment. Option 1 focuses on household
creation, which tends to be higher in jurisdictions that have created more
housing units. Likewise, the Draft Methodology applies a higher ideal vacancy
to rental housing units, triggering a need for more units in those jurisdictions
that have already recently facilitated rental units. The inclusion of vacancy rate
or overcrowding on an individual jurisdiction level is inappropriate as the cause
of the housing need and associated vacancy and overcrowding is due to
regional factors not fully within an individual jurisdiction’s control. The
methodology should be revised to more equitably distribute units regionally,
having all jurisdictions contribute their fair share and not over-burdening those
jurisdictions that are both facing substantial constraints and having already
made significant contributions of units during previous RHNA cycles.

Additionally, Gateway Cities COG member cities facilitated the development
of a significant amount of affordable housing units during previous RHNA
cycles, with the availability of former redevelopment 20% housing set-aside
funds and during better economic times. The total number of housing units
built during all previous cycles, including cycles prior to Dissolution and the
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Great Recession should be considered, and the final Draft Methodology
should take into account the percentage of allocated units completed by each
respective jurisdiction during all prior cycles. We note that the Association of
Bay Area Governments’ (ABAG) methodology contains a similar provision that
could be used as the basis for taking into account these factors.

The draft methodology does not account for constraints found in the
Gateway Cities COG region such as residential density, environmental
contamination and oil fields, freeways, industrial/warehouse uses, open
space and jobs-housing imbalance.

Density in many Gateway Cities jurisdictions exceeds County, Region and
State averages. The fact that our member cities are already denser (See
Attachments A and B, see also Attachment C from the SCAG RHNA Final
Proposed Methodology, Population Density column) and fully built-out
represents a substantial constraint not acknowledged in the Draft
Methodology options. Furthermore, many Gateway Cities COG jurisdictions
include an overconcentration of freeways, industrial/warehouse land uses, rail
corridors and intermodal facilities and other locations where surrounding land
area is contaminated and not suitable for housing construction due to potential
health risks.

This conflict in goals is particularly acute on contaminated sites previously
used for oil and mineral extraction. California Department of Qil, Gas, and
Geothermal Resources (DOGGR) and California Department of Real Estate
(DRE) regulations discourage the construction of housing on these sites, of
which thousands exist in the Gateway Cities COG area. Cities such as Signal
Hill and Long Beach have attempted to navigate a pathway to re-use these
sites in order to address the substantial need for housing, however these
regulations remain a substantial and, on many sites, insurmountable
constraint to housing production.

In accordance with the California Environmental Protection Agency/California
Air Resources Board's (CARB) 2005 Land Use Handbook, residential
development is not recommended to be constructed within five hundred feet
(500" of a freeway due to potential health hazards, as living in close proximity
to freeways leads to greater adverse health effects beyond those associated
with regional air pollution in urban areas. In a document produced by the
County of Los Angeles dated March 2019, it was reported that near-roadway
pollution exposure had been previously underestimated by CARB and that
people residing as far as 1,000 lineal feet from freeways are susceptible to
adverse health effects caused by traffic pollution. Further, the City of Los
Angeles recently established a 1,000-foot buffer separating freeways from
residential land uses in an attempt to minimize pollution exposure to sensitive
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receptors. As such, the expansive freeway system in and around the Gateway
Cities COG region effectively prohibits the development of sensitive residential
land uses within 1,000 lineal feet of freeways, further limiting suitable areas
for housing construction due to potential health hazards.

It is also important to note, that it is recommended that sensitive residential
land uses also maintain a buffer of 1,000 lineal feet from incompatible land
uses such as industrial/warehouse uses due to the greater potential for
exposing sensitive receptors to the harmful byproducts associated with
industrial/warehouse uses, as exhibited in recent United States Environmental
Protection Agency (EPA)/South Coast Air Quality Management District
(SCAQMD) cases in the City of Paramount (Carlton Forge Works) and the
City of Cerritos (Heraeus Metal Processing). In both cases, the
industrial/warehouse uses were located adjacent to and/or in close proximity
to sensitive residential and educational land uses, and required extensive
intervention from the EPA/SCAQMD to implement measures to mitigate
potential harmful byproducts of these uses, including but not limited to,
maintaining a physical buffer between sensitive residential land uses and
incompatible industrial/warehouse uses in future developments. Due to the
significant area of land dedicated to industrial/warehouse uses required to
support the needs of the Port of Los Angeles and Port of Long Beach, less
land area is suitable and/or available for the construction of sensitive
residential land uses in the Gateway Cities COG region than in any other area
of the State of California.

Furthermore, due to a resurgence in industrial activity and a repurposing of
manufacturing sites into wholesale/distribution uses that accompany the
strong activity of the Port of Long Beach and Port of Los Angeles, rezoning
industrially classified land for housing would only be a theoretical exercise and
is not practical in many Gateway Cities jurisdictions. As an example,
Paramount has an above-average percentage of land area zoned for
manufacturing. Although some communities with legacies of heavy industry
are now left with acres of brownfield properties as the manufacturing base has
largely shifted to other countries, Paramount and similar cities are different;
Paramount is a built-out city with thriving manufacturing businesses of a range
of scales and a vacancy rate that has hovered just below 1% in recent years.

A lack of open space, recreational amenities, quality infrastructure and
existing environmental hazards impact the health of existing residents and
represent additional constraints for new residential development. The City of
Maywood, for example, is one of the densest jurisdictions in Southern
California, with over 27,000 residents in a 1.18 square mile area (2010
Census). Less than ten acres of parkland exists for these residents, a fraction
of national standards of open-space per capita. Densities in Maywood,
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Huntington Park and Cudahy are more than double the County of Los Angeles
average and in fact exceed the density in San Francisco (Attachment A).

Cities throughout the Gateway Cities COG region face additional challenges
beyond land dedicated to industrial/warehouse uses and density constraints.
A majority of Gateway Cities are identified as disadvantaged communities by
CalEnviroScreen 3.0 (Attachment D), in many cases in the top five-percent of
the most disadvantaged locations in the state when environmental hazards,
health and socioeconomic factors are considered. Environmental justice
demands that we address these hazards and conditions but aiso informs that
we cannot continue to concentrate new housing in these areas until existing
infrastructure and health issues are addressed.

Due to economic changes over time, many Gateway Cities are also already
housing-rich and jobs-poor, meaning creation of new housing would
exacerbate rather than correct jobs-housing imbalances in this region. In many
cities throughout the Gateway Cities COG region, industrial/warehouse uses
make-up a large portion of the land area due to the influx of freight/goods
movement generated by the Ports of Long Beach and Los Angeles.
Displacing existing industrial/lwarehouse uses, for the purpose of
accommodating housing, would displace a significant amount of jobs in the
region. The conversion of existing industrial/warehouse uses to residential
uses in the Gateway COG region will result in the relocation of
industrial/warehouse uses and associated jobs to other parts of Southern
California. The relocation of industrial/warehouse uses to underdeveloped and
less expensive locations like the inland Empire, will only result in more freeway
congestion and increased air pollution from trucks, and employees having to
travel greater distances to employment centers that were once located in the
Gateway Cities COG region and displaced by residential development. We
note that RHNA methodologies for other Metropolitan Planning Organizations
(MPOs), including ABAG, account for employment rather than simply transit
and population in determining allocations.

It is inappropriate that the Draft Methodology includes consideration of
constraints such as open-space, habitat and wildlife areas, applicable to
already lower-density and/or undeveloped suburban locations, whereas the
constraints facing the Gateway Cities COG outlined herein that play a more
significant role in the health, safety, welfare and lives of our residents are not
considered. This shortcoming is unjust and should be addressed in the final
Draft Methodology.

Over concentration of Very Low, Low and Moderate-income units result
in real consequences to cities and sets the region up for failure.
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The Gateway Cities region is home to a full diversity of residents and our
member jurisdictions take seriously the need to provide housing to all
residents, especially disadvantaged residents. The high levels of poverty in
some Gateway Cities jurisdictions, exceeding thirty percent of the population
in many census tracts, means that elevated RHNA allocations for lower-
income housing could further exacerbate the over-concentration of poverty in
specific parts of the region and fail to achieve the statutory RHNA goal of
furthering fair housing. Seven of the ten cities with the highest proportion of
lower-income persons in Los Angeles County are within the Gateway Cities
region, including: Huntington Park, Maywood, Bell, Bell Gardens, Cudahy,
Compton, South Gate and Paramount. While the Gateway Cities COG and
our member cities are working diligently to improve the livelihood of these
residents, those efforts would be diminished by further concentrating
additional lower-income units in these same communities.

The RHNA methodology should be revised so that a more-equitable sharing
of the allocation of affordable units is spread across the region rather than
concentrated in those cities that already include elevated levels of poverty. We
are particularly concerned that Option 1 allocates all existing need into
affordable income categories, further concentrating such units in existing
areas of overconcentration. A higher social equity adjustment than that of
which is currently proposed in the Draft Methodology options, or more overt
reallocations, could address this issue if they are done at a substantial rate for
both existing and projected need.

New Housing Paradigm.

The Gateway Cities COG contends that the manner in which the State of
California goes about the facilitation of housing by way of mandating local
municipalities to produce housing is ineffective and that further regulations,
penalties and the loss of local land use control will continue to produce less
than desirable numbers. The housing crisis in the State of California has been
brought about by unintended consequences of Proposition 13, which limits the
assessment placed on real property to one percent annually despite property
values increasing exponentially over time. The cap placed on property tax in
turn limits the amount of property tax revenue generated by local
municipalities restricting their ability to fund core city services, which continue
to increase in cost. To make matters worse, a large majority of cities located
in the Gateway Cities COG region are “no low” property tax cities that receive
nearly one third of the property tax generated by property tax cities. It is
estimated that “no low” property tax cities generate property tax revenue
equaling less than five percent of their respective operating budgets, while
property tax cities are able to fund over fifteen percent of their respective
budgets pursuant to the provisions of Proposition 13.
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Due to the lack of financial incentive for both no-low property tax and property
tax cities to facilitate the production of housing, cities have been forced to
compete with neighboring jurisdictions for sales tax revenue generating
commercial uses at the expense of residential development. As a result, local
municipalities are conditioned to perceive residential uses as a drain on local
revenue sources. Specifically, new residential units result in an increase in
population, which in turn places an added demand on local services and
programs on an ongoing continuous basis. More importantly, these ongoing
costs are not covered by existing one-time funding sources that are intended
to assist with the facilitation of residential development by way of subsidizing
the cost of property and construction for the financial benefit of a developer.

In order to facilitate the reuse of existing land uses for residential purposes
and for the housing crisis in the State of California to subside, local
municipalities must be financially incentivized to promote the creation of
housing units. Accordingly, the existing housing model employed by the State
of California must be discarded to make room for a new housing paradigm,
which enables local municipalities to receive their fair share of revenue along
with their fair share of housing units. One-time funding sources are
insufficient, yet must continue be made available by the State of California to
all local municipalities regardless of the financial status of the community for
subsidizing the cost of property acquisition and construction. Additionally,
long-term revenue provided through property tax reform must be made
available to local municipalities for offsetting the added cost of providing
required city services and programs to support the influx of new residents in
perpetuity.

The final RHNA methodology should be fair and equitable, it should truly
share the need for housing construction throughout the SCAG region.

The region’s housing needs should be addressed equitably by the entire
Southern California region. The Gateway Cities COG region has done its part
in previous RHNA cycles and is committed to continue to facilitate its fair share
of affordable and market-rate housing. We only ask that the RHNA
Methodology be adjusted to better achieve its stated goals, facilitating housing
construction across the entire region and addressing fair housing while taking
into account the economic factors that impact housing production and that are
beyond the control of local municipalities.

We thank you again for your consideration of these comments. We would like
to channel all communications to Gateway Cities COG staff, Nancy Pfeffer,
Executive Director at nancy@gatewaycog.org or (562) 663-6850.
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Sincerely,

M. Diane DuBois, President
Gateway Cities Council of Governments

cc:. Gateway Cities COG Board of Directors
Gateway Cities City Managers Steering Committee
Gateway Cities Planning Directors Committee

Attachments:
Attachment A: Density Among Gateway Cities Jurisdictions
Attachment B: Map of Density Among Gateway Cities Jurisdictions
Attachment C: SCAG Region Density (Population per acre), RHNA
Final Proposed Methodology, Data Appendix A
Attachment D: Map of Disadvantaged and Low-Income Areas
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