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SB 79 Background

— Establishes increased housing density

Senate Bill (SB) 79 Citywide Potential Eligibility ,'

L : : . No=ri.
within %2 mile of 145 rail, bus rapid oS RGOS =
transit stations, and some full time F o= %/fﬁkf—bF
bus lanes Lo TN |

— Applies citywide without consideration

for: - 2 =1 O@d .
—  Affirmatively Furthering Fair Legend §

Housing, creating equal incentives TOD - Tier 1

in high and low Opportunity Areas F 200 feet
1/4 mile
— Hillside Access including in Fire 12 mile
Z TOD - Tier 2 e
ones I 200 feet
. . B 1/4 mile
Environmental Justice 1/2 mile

— Local Affordability Priorities
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SB 79 Background

Zones that allow for residential,
s E mixed-use, commercial uses
(including single family, coastal,

historic, and hillside/fire zones). Within a Tier 1 TOD Stop

(Heavy Rail or Very High Frequency Commuter Stations)

Receive new development Within 200 feet Within % mile Within % mile
. . . 65 ) Height: 95 ft (9 stories) | = Height: 75 ft (7 stories) | Height: 65 ft (6 stories)
standards to permit 5+ units in 5 -9 =/| FAR 4.5 FAR: 3.5 FAR: 3.0

story structures.

Propose affordability for projects
with 10+ units or local inclusionary
requirements (DTLA).

Not to scale

Eligible for “stackable” density and
additional incentives by combining
with local density bonus programs.




SB 79 City Council Direction on Local
Implementation

— SB 79 permits local implementation Options Including the ability for jurisdictions to phase
in SB 79 and develop a local TOD alternative plan

— On March 24, 2026, City Council heard these reports and instructed the department to:
— pursue phased implementation of bill citywide and

— initiate amendments to expand the Corridor Transition Program in SB 79 eligible
opportunity stations.

— Without further action, SB 79 would apply locally on July 1, 2026.
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Why a I oca I a p p roac h 7 Senate Bill (SB) 79 Citywide Potential Eligibility r'A‘

— Tailors growth to Los Angeles’ climate
and equity goals

— Uplifts Affirmatively Further Fair
Housing objectives

— Lays groundwork for a future local TOD
alternative plan

— Builds on last decade’s successes to i W |
accelerate housing production — " L=l e

especially affordable housing near
transit

z)»




Review Process and
Decision Makers

HCD SCAG
— HCD review is required for the adoption — SCAG will create SB 79 eligibility
of any local implementation plan (including maps, which require HCD approval

ordinances codifying permanent and
temporary exemptions) as required by the

statute (GCS 65912.160 and
65912.161(b)) Other Agencies Involved in Implementation:

— SCAG has not produced these
eligibility maps yet

— The City is required to submit the
ordinance to HCD within 60 days of LADOT @ ,
. Metro
enactment for review

Ordinances must be enacted before July 1st, or SB 79 will be available.



Local Implementation Structure

Phased
Implementation
Ordinance

Los Angeles City Planning

Low-Rise
Ordinance




Phased Implementation
Ordinance



Los Angeles City Planning

ased Implementation Ordinance

Draft SB 79 Phased Implementation Ordinance

Permanently Exempts Sites from SB 79 -

ORDINANCE NO.

- - “1: An ordinance to phase the i ion of “The and Homes
e | I g I b I | Ity 6 5 9 2 6 O e Near Transit Act,” which was signed into law by Governor Gavin Newsom as Senate Bill 79
- (2025) on October 10, 2025 (“SB 79"), pursuant to Government Code Sections 65912.155 -

65912.162.

WHEREAS, the California legislature declared in part that (a) the State faces a housing
- - shortage both acute and chronic, particularly in areas with access to robust public transit

a S e S I n I I I p e l I Ie n tatl O n te I I I po ra ry infrastructure. (b) Creating ownership opportunities can be an effective long-term strategy for

building wealth and can create a path to financial security. (c) Building more homes near transit

access reduces houslng and transportation costs for California fal
ic growth, and reduced traffic congestiol

exemptions) on eligible sites and S Tl gl s o

crisis with incentives superseding local zoning and General Plan land use regulations by
increasing the supply of affordable and market rate housing within one-half mile of certain

stations (GSC 65912.161(b)(1)) until one

, SB 79 is in California Code Sections 65912.155 through

H 65912.162 inclusive, and contains provisions for temporary exemption from the bill's otherwise
yea r a e r e n eX O u S I n g e l I l e n effective date of July 1, 2026, to one year following the adoption of the seventh revision of a

local jurisdiction’s Housing Element of the General Plan;

ies, and promotes

WHEREAS, California Government Code Sections 65912.160(e) and 65912.161(b)(1) specify

.
I S a d O pte d that exemptions must be adopted by ordinance if enacted, where sites and TOD Zones meet

specified criteria in those sections;

WHEREAS, the City's sixth cycle 2021-2029 Housing Element (“Housing Element”) was initially
adopted on November 24, 2021 and later amended on June 14, 2022;

Establishes Director authority to produce WHEREAS, the Ciys Housg Element Rezoning Program (Rezoning Program)

encompassing the Hollywood Community Plan, and the Downtown Community Plan, the
Citywide Housing Incentive Program Ordinance (“CHIP"), Housing Element Sites and Minimum
Density Ordinance (‘HESMDO"), and Resident Protections Ordinances (‘RPO") were all

maps to identify sites eligible for

, the ing Progi to the City's Regional Housing Needs Allocation
shortfall of 255,432 housmg unl's including a shortfall of 130,553 lower-income units, by

permanent or phased implementation o e i iatrs s T
and update maps as needed

from locally calil value capture tools, provide an




Phased Implementation Ordinance

Permanently Exempts Sites

— Industrial Employment Hubs
(areas of more than 250 acres of
industrial land)

— More than one-mile walking
distance from a station

East La
Angele

Industrial Employment Hubs

(greater than 250 acres): Comme

Maywood

Bl LAX Huntington
Van Nuys k.
Downtown/

South Gate

= Southeast LA 8

[ Chatsworth | Rosecrdns

) Hilld Lynwood
Pacoima
. Hawthorne Willowbrook
water,
|

Cypress Park

Other Industrial Areas 1
(- (less than 250 acres) O



Phased Implementation Ordinance

Phased Implementation (Temporarily Exempt)

On Sites:

— In TOD Zones: —

— Meeting capacity, density
and floor area minimums.

— In primarily Low Resource
TOD zones meeting total
capacity and floor area.

Exhibits 3 and 4 identify sites and

TOD zones eligible for Permanent
and Phased Implementation

Permitting half of density and residential
floor area afforded in SB 79

In Low Resource TCAC areas
In very high fire hazard severity zones
Vulnerable to one foot of sea level rise.

Local historic resources (Historic

Preservation Overlay Zones and Historic

Cultural Monuments) designated by 1/1/25
11



Updated Modeling Results

Liotzozuan‘:)swa;?silz)erziE\I;?\:l:)e!e for Temporary Exemption r Sites Eligible for Phased Implementation with Low-Rise Ordinance ,'“

Citywide 90% of sites
are eligible for phasing
in without the Low-Rise
Ordinance.

.« ‘e With the Low Rise

| Ordinance, 100% of
sites are eligible for
phased implementation.

Puctfie Ounen

Temporary Exemption per GCS 65912.161(b)(1)

I Eligible for Temporary Exemption
[0 Not Eligible for Temporary Exemption without Further Action
[ city Boundary

Temporary Exemption per GCS 65912.161(b)(1)

I cligible for Phased Implementation with no City Action

[ Eligible for Phased Implementation upon Adoption of Low-Rise Ordinance
[_] city Boundary

2>
2>

12






Existing Corridor Transition (CT) Program

Opportunity Corridor Transition Incentive Area
Incentivizes missing : : :

middle outcomes Opportunity Corridors CT3 CT2 Existing
. . Incentive Areas : : : : Low Scale
(2-4 stories) in 7 5 5 5 . Neighborhoods

low-density R2 and
RD) zones adjacent . . .
to major corridors. R o = l - 7= s B

-
r ‘I‘HELB@&E% (WA TN

250'5 500’2
: B Not to Scale

Measured from rear property line of commercial corridor sites

14



Corridor Transition now Low-Rise Program

—  Sites can build 5-16 units (with Key Changes:

incremental FAR increases) with —  Edits to incorporate economic

some required affordability analysis and developer feedback
— Subject to program development — Revisions to incorporate Option

standards for open space, setbacks, 1 and expanded single family

entryways, parking location, and eligibility

focal entry features. — Technical revisions to MIIP

definitions, mapping frequencies,

— All projects can be filed directly to and eligibility criteria to support

LADBS and are processed by ordinance implementation.

zoning review

15



Project Feasibility Edits

Economic Analysis & Developer Feedback:

Affordability too high particularly in lower
markets, not competitive with state
incentives (SB 1123/684), and more units
needed to support an affordable set aside.

For multi-bedroom incentive, 40%
multi-bedroom units too high and projects
need both height and FAR bonus to be
feasible.

Townhomes are most feasible as a for-sale

typology with 3 story courtyard feasible for
rent or sale.

Proposed Revisions:

Consolidate prior three CT Tiers into two
to better align with SB 1123.

Align affordability requirements with
consolidated tiers.

Reduce multi-bedroom incentive to 20%
of units and provide both height and
FAR as incentives.

Allow rooftop open space options to
support for-sale developments.

16



Low-Rise Amended Applicability for Option 1

Eligibility Subarea Based on Distance

Transportation LR-1 LR-2
Qualifier (5 - 10 Units) ik ERAVGTIS))

Tier 2 TOD Stop
(Light Rail, Commuter Rail, | 1/4 mile - 1/2
BRT, and Bus only lanes mile

meeting eligibility criteria)

< 1/4 mile

Tier 1 TOD Stop

, - <1/2 mile
(Heavy Rail)

Eligible for LR-1

- Eligible for LR-2

I:I Majority Low Opportunity TOD Zone

HCMS and HPOZ would not be eligible -



Los Angeles City Planning

Additional Changes to Incorporate Optlon 1

Other Incentives/Performance Standards

1.

Front Yard Setback: To encourage open
space be oriented towards the public realm,
revised front yard setback from 10 feet to
15 feet or prevailing whichever is less.

Front Yard Common Open Space:
Replaced common open space
standards from rear yard to front yard, to
encourage open space be oriented towards
the street.

Alley Setback: 0 foot alley step back (alley
already provides buffer).

18



Very High Fire Hazard Severity Zone

and Fire Restriction Areas

Technical Revisions to MIIP

— Revisions to ‘Update Frequency’ to allow
revisions to Opportunity Station Areas and
TCAC designations every 5 years.

— New Fire Restriction Area definition to
exclude sites in both VHFHSZ and Hillside
Areas from Low Rise Incentive Area eligibility.

— Relief from R1 development standards like
lot coverage, massing requirements, and side
yard plane breaks

I Fire Restriction Areas

Very High Fire Hazard Severity Zone (VHFHSZ)
G City Boundary
Dis

vvvvvv

— General technical edits to eligibility criteria and : ,
Program Standards, including changing | PN
eligibility thresholds to 5 or more units. 19




B
Recommendations for Deeper and More

Affordability Pursuant to Amending Motion 4C

Exhibit 2B Recommendation:

lnSt,rUCt the Department of City Allow any Low-Rise eligible project to provide 8% ELI,
Planning to report back and present

_ ] 12% VLI, or 50% MI units in exchange for:
options for stronger Corridor

Transition incentives in the form of
greater density, floor area, and/or Density Limited by Form
height paired with levels of deeper
affordability to allow for realistic
development capacity for missing Height

middle options.

FAR 3.0

4 stories (max)

Low-Rise Bonus is income inclusive and increases
realistic development capacity

20






B
Low - Rise Ordinance Requested Actions

1. Determine, based on the independent judgement of the decision maker, after consideration of the
whole administrative record that the proposed project is statutorily exempt under the California
Environmental Quality Act (CEQA) pursuant to the California Public Resources Code Section
21080.085(a); and find that the Project was assessed in the Housing Element Environmental Impact
Report (“EIR”) Number ENV-2020-6762 (SCH No. 2021010130) certified on November 29. 2021,
and Addenda 1 and 2 (ENV-2020-6762-EIR-ADD1 and ENV-2020-6762-EIR-ADD2), and pursuant to
CEQA Guidelines Sections 15162 and 15164, no subsequent EIR is required;

2. Approve and recommend that the City Council adopt, pursuant to Charter Section 558 and Chapter
1A Section 13B.1.3 of the Los Angeles Municipal Code (LAMC), the proposed Low-Rise Ordinance
(Exhibit 2A) to amend LAMC Chapter 1 Section 12.22 A.38 and any related sections of the LAMC;

3. Delegate authority pursuant to Charter Section 559 to the Director of Planning to incorporate

revisions to the Ordinance to address guidance from the California Department of Housing and

Community Development, including but not limited to establishing review processes for industrial

land;

Adopt the Staff Recommendation Report as the Commission’s report; and

Adopt the Findings.

o~

22



Low - Rise Ordinance Additional
Recommended Action

1. Recommend that the City Council evaluate and consider incorporating Exhibit
2B, inclusive of any subsequent modifications, as amendments into the
proposed Low-Rise Ordinance to create more incentives for projects in Low-Rise
Incentive Areas that provide deeper and/or more on-site affordable units.

23



Phased Implementation Ordinance Requested
Actions

1. Determine, based on the independent judgment of the decision maker, after consideration of the
whole administrative record that the SB 79 Phased Implementation Ordinance is not a project
under CEQA pursuant to Government Code Section 65912.160(c)(2); and and recommend that
the City Council find, the Project was assessed in the Housing Element Environmental Impact
Report (“EIR”) Number ENV-2020-6762 (SCH No. 2021010130) certified on November 29, 2021,
and Addenda 1 and 2 (ENV-2020-6762-EIR-ADD1 and ENV-2020-6762-EIR-ADDZ2), and pursuant
to CEQA Guidelines Sections 15162 and 15164, no subsequent EIR is required;

2. Approve and recommend, that the City Council adopt, pursuant to Los Angeles Charter Section
558, the SB 79 Phased Implementation Ordinance (Exhibit 1) and that the Department of City
Planning (Department) incorporate revisions to the ordinance to address guidance from the
California Department of Housing and Community Development (HCD);

3. Delegate authority pursuant to Charter Section 559 to the Director of Planning to incorporate

revisions to the ordinance and associated site analysis to address guidance from HCD;

Adopt the Staff Recommendation Report as the Commission’s report; and

Adopt the findings.

o~

24



Los Angeles City Planning

Anticipated Timeline

May / June 2026 June 2026 After July 2026
—  City Planning — Form & Legality Review — Development of a Local
. , _ , Alt Plan in alignment
Commission —  Final Adoption effective with Housing Element
Consideration before July 1, 2026 : 9
’ Adoption
— City Council

Consideration of
Proposed Ordinances

25









Current Corridor Transition
Program

28



Existing Corridor Transition Base Incentives

Lot Requirements and Building Spacing Yard Incentives
and Passageways S _ _
A project is eligible for the following reductions:

A project is eligible for the following lot
- Front yard setback: 10 feet

reductions:
- Side yard setback: 3 or 4 feet (depending on
- Minimum Lot Area: 600 square feet height)
- Minimum Lot Width: 15 feet - No interior side yard setback shall be
- Minimum Lot Access: A 3 foot pedestrian required

- Rear yard setback: 4 feet
- Alley setback of 0 feet

access easement

A project does not need to meet zoning
requirements related to spaces between
buildings or passageways pursuant to LAMC
Section 12.21 C.2

29



Existing Corridor Transition Performance Standards

Common Outdoor Open Space

- Superseding previous open space
requirements (LAMC 12.21 G.2), except
for minimum planting and tree
requirements, projects must provide one

10% Lot width or 10 feet

50% Lot width

. -—" 30% Lot width or 15 feet
of the following: e
- Rearyard 5 -
- Paseo ?E‘_’] 2
- Courtyard = =
- Projects meet the dimensional =

L

requirements that are not used for
vehicular access or storage RearYard  Paseo Courtyard
- All must be open to the sky and have
no structures that project into the
area, except for Outdoor Amenity areas 30



Existing Corridor Transitions Performance Standards

Street-Facing Entry Features

- Projects must provide either a porch,
forecourt, or recessed entry, which
face the street

- Ground floor external entrances to
units not located on a street- fronting
lot line, shall have an entrance
oriented towards the open space
when adjacent to the open space

Ground Floor External Entrances - |

Porch Recessed Entry Forecourt

31



Existing Corridor Transition Performance Standards

Parking Areas, Garages, and Carports

- No above-ground parking areas - Attached parking areas shall be
shall be allowed between a Ground located either underground or
Floor Frontage and public behind any main building(s)
right-of-way

- Access driveways shall be

- New detached garages and provided from alleys when present

carports shall be located behind and determined feasible by LADOT

the main building(s) facade,
furthest from the Ground Floor
Frontage Line

32






Changes to Incorporate Option 1:
Opportunity Station Areas

distance

Thars &r

—  New Opportunity Station Definition and _ Ezzs
Revisions to Eligibility Standards: SB 79 TOD ——— |
Zone made up of majority Moderate and Higher oD Tier 2 - Buffors
Opportunity Areas disearies

Py 025

— Higher Opportunity Areas: D os

— Rich in jobs, transit, parks, schools, and other
opportunities proven by research to improve
life outcomes

TCAC 2026

. Highest Resource

. High Resource
— Census tracts designation by TCAC (California I Moderate Resource
Tax Credit Allocation Committee) E o
—  ‘Opportunity Station’ approach furthers the City’s Example: The North Hollywood B Line Station (pink radius)
AFFH goals and builds off MIIP framework to contains highest, high, moderate, and lower opportunity tracts.

Incentives applied by tract could lead to uneven development

equitably increase housing in Higher Opp areas.
outcomes.



Los Angeles City Planning

Opportunity Station Areas LR-1 and LR-2 Tiers Within Opportunity Station Areas

Area Planning Commission Boundaries

“North \//’ ,

The City of Los
Angeles has 57
Opportunity Station
Areas (out of 145
SB 79 TOD Zones)
where the Low-
Rise Program
would apply.

L]
South
Valley APC

Pactfic Ocean Pactfic Ocean

Eligible for LR-1
I v o L5z
[ Opportunity Station Areas - [ Msiorty Low Opportunity Tob Zone
Majority Low Opportunity TOD Zone ﬂvxum‘;yms oy :;:::':m
LR-1 and LR-2 tiers.

Disclaimer: This map visualizes the Opportunity Station Areas that are

algible forthe proposed Low-Rise Ordinance and the Low Opportunity 2
Transit Orented Development (T0D) Zones tha are not gl fo the Stops Arcaseligle fo LR-2 may optto tlze
Low-Rise Ordinance. Sites classified as both Hillside and Very High Fire the LR-1 tier. This map is in draft format,
Hazord Severtty Zone are not included in the Opportunity Station Areas as cighilty for AL and LR-2 ters wil be

they would not be eligible for recommended incentives. This map is in draft determined in a map is

issued by the
Department pursuant to LAMC 12.22 A.38 (1)7)
maps will be issued by the Department pursuant to LAMC 12.22 A.38 ()(7). ) 5 10 A 0 5 10 A




B
Low Rise: Affordability Requirement Changes

Existing

Incentive Program | Min Number of Total Units as Restricted Affordable

. Income Level
CT Incentive Area

Very Low Income | Lower Income | Mod Income
CT-1A - - 1 unit
CT-1B . : .
and CT-2 1 unit 1 unit 2 units
CT-3 2 units 2 units 3 units
Proposed
Incentive Program |Min Number of Total Units as Restricted Affordable
Low-Rise Incentive Income Level
Area Very Low Income| Lower income | Mod Income
LR-1 - - 1 unit
LR-2 1 unit 1 unit 2 units 36




- SRR
Eligibility Table Revisions

Eligibility Subarea Based on Distance Eligibility Geographic
Underlying Criteria

Transportation | LR-1 LR-2 Project Zones

Qualifier

Opportunity 250-750 feet | < 250 feet RD and R2 Higher

Corridor Opportunity

Transition Areas

Tier 2 TOD Stop | Vamile - % < Va4 mile Residential Opportunity
mile Zones Station Areas

Tier 1 TOD Stop - < %2 mile

37



Low-Rise: Eligibility Table Updates

Los Angeles City Planning

Existing Proposed
Eligibility| Site Requirements Eligible Underlying |Geographic Criteria
Subarea Project Site Zones Eligibility Subarea Based on Distance Eligible
Transportation Underlying |Geographic
CT-1 Lots in whole or in part RD zones and R2 Higher Opportunity Qualifier? LR LR-2 Project Zones|Criteria
within 750 feet of the rear zones Areas :
Higher
property line of a lot o) rtunit 0 rtunit
located within an —M . ~pportunity
Opportunity Corridor Corridor Transition (250 - 750 feet |< 250 feet RD and R2 Areas
Incentive Area. 1/4 mile - 1/2
CT-2 Lots in whole or in part . . .
< . . .
within 500 feet of the rear Tier 2 TOD Stop mile =1/4 mile Residential Opportunity
property line of a lot Tier 1 TOD Stop |- <1/2 mile |Zones! Station Areas
located within an
Opportunity Corridor
Incentive Area.
CT-3 Lots in whole or in part

within 250 feet of the rear
property line of a lot
located within an
Opportunity Corridor
Incentive Area.

38



Low-Rise: Base Incentives Tier Consolidation

Los Angeles City Planning

Existing
Eligibility | Density | Floor Area | Height
Subarea | Bonus Ratio (maximum
(maximum | permitted)
permitted)
CT-1A2 | 4 units 1.15:1 2 stories
CT-1B 2 | 5-6 units | 1.30-1.45
CT-2 |7-10units| 1.6-2.0 3 stories
CT-3 11-16 | 215-29
units

Proposed
Eligibility | Density |Floor Area] Height
Subarea Bonus Ratio (maximum
(maximum| permitted)
permitted)
LR- 1 5-6 units | 1.30-1.45| 2 stories
7-10 units | 1.6-2.0 3 stories
LR-2 |11 -16 units|2.15-2.9

39



Revisions Since 4/17 Low Rise Ordinance Draft Release

— Corrected a table formatting error to correct an accidental
reduction in height for 7-10 unit projects.

— Clarified that sites ineligible for deferral which gain access to
low rise incentives may be located in Boyle Heights and
Harbor.

— Revised program entry threshold from 4 units to 5 units, to
align with the Housing Development Project Definition and
ensure alignment with EPMs.

— Clarified that base incentives supersede development
standards that precludes the guaranteed building envelope

incentives granted by the program.
40



Fire Restriction Areas

&

Zones (Old)

(CalFire)

Boundaries - City Boundary

Very High Fire Hazard Severity

State Fire Hazard Severity Zone

Glendale

E Windsor Rd_ i)

E Palmer Ave |

PAIg puRig §

The Low-Rise Ordinance establishes a definition for Fire
Restriction Areas which includes Very High Fire Severity
Zone Hillside Areas.

This new definition aligns eligibility for the Mixed Income
Incentive Program (MIIP) with the Affordable Housing
Streamlining Ordinance.

S 5
< 2| Huston St Huston St e
S0 0 |5
SR A La Maida St 0
s = > — 2
5 E 3 S F‘:.‘“""d = = s BliA
= N ashion Square g S %
5 L, 1 oRashioR SoUND @ Kling St Kling St A
: T == A 4 i (170
ol & W, £ 1 o 2 . 5 'Sarahst —— _“Sarahst e |
Milbankst & 2 &, == s £ Milbank.st I3 g \ >
£ 3 P R el = .
= orN 2 g ey g z Landale St & T =
5 e o 5 z 2 3 J
i = B2 213 2
N Bloomfleld Si 3 ; ) S
Iy Woodbridge St E4 s 8 z
. S s
>
z
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Los Angeles City Planning

Very High Fire Hazard Severity Zone State CAL FIRE Very High Fire Hazard Severity Zone
and Fire Restriction Areas o and Fire Restriction Areas

Paciic O 2
Pacfic Ocean Padfic Ocean

w @
— o
» ©
I Fire Restriction Areas I Fire Restriction Areas
Very High Fire Hazard Severity Zone (VHFHSZ) = State CAL FIRE Very High Fire Hazard Severity @
Zone (pending local adoption of fire maps)

[ city Boundary [ city Boundary
Disclaimer: This map visualizes the difference between a Dl THE W

p visualizes the difference between Py
the Very High Fire Hazard Severity Zone (VHFHSZ) and the State CAL FIRE Very High Fire Hazard Severity Zone
Fire Restriction Areas, which are areas that are within (VHFHSZ) and Fire Restriction Areas, which are areas
both the VHFHSZ and Hillside Areas. ""; currently [ that are within both the VHFHSZ and Hillside Areas. The °
adopted VHFHSZ is subject to future changes in State CAL FIRE VHFHSZ is pending local adoption, and is
alignment with state mapping.

not yet in effect locally.

N : “ N 42




Exhibit 2B: Low-Rise Bonus



B
Recommendations for Deeper and More

Affordability Pursuant to Amending Motion 4C

Exhibit 2B
Instruct the Department of City
Planning to report back and present
options for stronger Corridor
Transition incentives in the form of
greater density, floor area, and/or

— Exhibit 2B was prepared as a response to
Amending Motion 4C (Council File 25-1083)
requesting the Department report back on stronger
incentives for deeper affordability.

height paired with levels of deeper — It analyzes affordability constraints and incentive
affordability to allow for realistic limitations for which relief would be needed to
development capacity for missing incentivize deeper affordability.

middle options. _ o
— Based on analysis, Exhibit 2B proposes an

additional Low-Rise Bonus based on feasibility
analysis, case filing data, and developer feedback
for sites eligible for LR-1 and LR-2 44



B
Affordability

Considerations

Current Thresholds
Percentage based affordability allows for

market rate units to offset set asides.

o ] Extremely Very Low Low Moderate
Feasibility does not start until Market Area Low Income Income Income Income
3 (8% ELI or 11% VLI); Opportunity _ : ) )

Stations span all Market Areas. Sonate Bill % 10% 13% NIA
Value Capture should exceed SB 79 and Linkage 8% 1% 20% 40%
Linkage Fee but remain less than TOIA Fee
which produces larger building typologies.

TOIA 9-13% 12-17% 21-27% N/A

Affordability should offer flexibility to
support majority affordable housing
developments and shared-equity initiatives.

45



Key Issues: Setbacks



Yard Incentives

Existing CT Program SB 9, SB 684/1123

— ADUs are permitted to have a 4 side
setback and a 4 foot rear setback
provided structures maintain a height of

less than 26 feet within 15 feet of the rear
— Rear yard setback: 4 feet provided property line

structures maintain a height of less than
26 feet within 15 feet of the rear property
line

— Side yard setback: Side yard setback of 4
feet for a three-story structure, or 3 feet
for a two-story structure.

— SB 684/1123 subdivisions are guaranteed
both 4 foot side yard and 4 foot rear yard
setbacks for projects building up to 10
units.

47



Revisions to Yard Incentives

Existing CT Program Low Rise Amendments

- Front yard setback: 10 feet: - Front yard setback: Front yard setbacks are

limited t than th f th d
- Side yard setback: Side yard setback of 4 IMItec "0 No more Man "he average of the yards

along the same frontage of adjacent buildings
feet for a three-story structure, or 3 feet for a along the same street frontage or 15 feet,
two-story structure.

whichever is less. Or, if a site is a corner lot or
- No interior side yard setback shall be adjacent to a vacant lot, the front yard setback
required may align with the facade of an adjacent building

along the same front lot line.
- Rear yard setback: 4 feet provided

structures maintain a height of less than 26 - Interior yard (No Change)
feet within 15 feet of the rear property line - Side Yard (No Change)

- Alley setback of 0 feet for structures that
maintain a height of less than 26 feet for at
least the first 15 feet from the alley. - Alley setback of 0 feet. (transitional height off the

ally is removed)

- Rear Year (No Change)



Phased
Implementation
Ordinance



Key Issues — Industrial Land

Los Angeles City Planning

At this time, the Department is pending guidance from

HCD on the applicability of SB 79 on industrial land. ' i W”" 5?2«,:1
SB 79 is permitted on sites zoned for “residential, mixed, ” e H°%

or commercial development”, however the City’s industrial 2 Za) Yy
zones permit commercial uses. PG Ba\

Given health and safety impacts related to allowing _. 3 .
residential uses on industrial sites, the Department would /g o : o
recommend procedures to ensure environmental review s e
and mitigation.

Industrial Employment Hubs
(greater than 250 acres):
N LAx

Van Nuys

Downtown/
L Southeast LA

Only industrial sites located within industrial employment = e
hubs are eligible for permanent exemption. oty

Hawthorne Willowbrook

Atwater/
= Cypress Park

Other Industrial Areas

L (less than 250 acres) 50



Industrial Employment
Hubs

Permanent Exclusion pursuant to GCS
65912.161(e)(2)

Name / Location Acreage
LAX 3,623 _
_ou“ntalns

Van Nuys 2,383 k‘” 4
Downtown / Southeast 1,758
Los Angeles sl faskisng
Chatsworth 1,282 o

Downtown/
Pacoima 664 S Southeast La

[/ Chatsworth

Atwater / Cypress Park 312 - ,'ifﬁ;’lf,?

Cypress Park

Other Industrial Areas
= (less than 250 acres)

Lindley Ave

Transit Oriented
[ Development (TOD)

Zones
TOD - Tier 1
I 200 feet
7 1/4 mile

1/2 mile
TOD - Tier 2
[ 200 feet
B 1/4 mile

1/2 mile

(1)

Los Angeles City Planning
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Industrial Employment Hubs

Eligible Areas Not Eligible Areas
Name/Location Acreage Name/Location Acreage | Reason for Exclusion
LAX 3,623 Atwater North 234 Does not meet acreage threshold. Industrial
zones interrupted by non-industrial uses.
Van Nuys 2,383
Canoga Park 183 Does not meet acreage threshold. Industrial
Downtown / Southeast 1,758 zones interrupted by non-industrial uses.
Los Angeles
South Central 163 Does not meet acreage threshold.
Chatsworth 1,282
. Van Nuys Civic Center | 115 Does not meet acreage threshold. Industrial
Pacoima 664 zones interrupted by non-industrial uses.
Atwater / Cypress Park 312 Hollywood 116 Does not meet acreage threshold.
West LA 79 Does not meet acreage threshold.
Lanzit 52 Does not meet acreage threshold.
Temple / Beverly 24 Does not meet acreage threshold.
Reseda 22 Does not meet acreage threshold. Industrial
zones interrupted by non-industrial uses. 59
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Phased Implementation Model Flowchart

Step 2: Identify Sites Eligible for Temporary

Exemption
Site is/has:
L - 1 No less than 50% of the density and
Step 1: Calculate Local and SB 79 Capacity residential floor area ratio permitted under SB
79

O Within a transit-oriented development zone in
which 33% of sites have permitted density

and residential floor area ratio no less than
T 50% of that permitted in SB 79, and the

Maximum density and Allowable Units transit-oriented development zone includes
< ; sites with densities cumulatively allowing for
floor area ratio permitted =1 | at least 75% of the aggregate SB 79 density

by B_ase Zone and % | for the TOD Zone
Transit-Oriented applicable Bonus r::""“'l')'l“ 8 Ve s :

Develo ent - gwa 'e thin a transit-onen evelopment zone
Zonp:e“ Incentive Programs Residential that is primarily comprised of a low-resource
Building Volume area which includes sites with densities that

: cumulatively allow for at least 40%

aggregate SB 79 density for the TOD Zone
iy = Within an area designated as low-resource
SB 79 Capacity and the City cumulatively allows for at least

< 50% of the total SB 79 capacity for units and
Permanent Site floor area across all transit-oriented
Exemptions development zones

)

O No Walking iIBI 79 h;*'"i{'j"l_'tm O Within an adopted Local Alternative Plan
owable Units
Path within O Within a Very High Fire Hazard Severity Zone
Density and floor area - I:;ﬁ: tf?::q half — O Vulnerable to one foot of sea level rise
ratio permitted by SB 79 Station SB 79 Maximum O A historic resource designated as of Jan 1,
Allowable 2025 on a local register
s y Residential
O Industrial Building Volume
Employment
Hub ) i -
If all sites within a transit-oriented

development zone meet at least one

exemption criteria, the transit-oriented

development zone is eligible for phased 54
implementation.
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TOD Zones Eligible for Temporary Exemption due to Existing Primarily Low Resource TOD Zones Eligible for Temporary "\
Zoned Capacity (GCS 65912.161(b)(1)(B)(i)) o Exemption due to Existing Zoned Capacity (GCS 65912.161(b)(1)(B)(ii)) '

ITY PLANNING

Pacific Oman

Temporary Exemption per GCS 65912.161(b)(1)(B)

I ciigivle for Temporary Exemption
I Not Eligible for Temporary Exemption under this Criterion
[J city Boundary

Temporary Exemption per GCS 65912.161(b)(1)(B)(i)

[C7 city Boundary
B Eiigible for Temporary Exemption
N Not Eligible for Temporary Exemption without Further Action

Disclaimer: This map visualizes where sites and/or transit-oriented

development zones (TOD zones) are efigible for temporary exemption from
Senate Bill 79, pursuant to Govemment Code Section 65912.161(b)(1) untif
one year following the adoption of the seventh revision of the housing
efement. Sites that do not permit residential, mixed, or commercial ses are
considered statutorily exempt and Not Efgible for SB 79. This mep i in draft
format and s subjest to change pending updates to efigible transit-oriented

Disclaimer: This map visualizes where sites and/or transit-oriented
development zones (TOD zones) are eligible for temporary exemption from
Senate Bill 79, pursuant to Govemment Code Section 65912.161(b)(1) untif
one year following the adoption of the seventh revision of the housing
element. Sites that do not permit residential, mixed, or commercial uses are
considered statutorily exempt and Not Efigible for S8 79. This map is in draft
format and is subject to change pending updates to efigible transit oriented
development stops. The Director of Planning is authorized (o issue a final devefopment stops. The Director of Planning is authorized (o issue @ final
map of sites eligible for this temporary exemption from SB 79,

map of sites eligible for this temporary exemption from SB 79. S ) 5 o S
o 5 10 A 2 2 & A 5 5

=

2
z
2



Very High Fire Hazard Severity Zone Site Eligible for Temporary 'A‘

Exemption (GCS 65912.161(b)(1)(D))

Pucific Ocean

mporary Exemption per GCS 65912.161(b)(1)(D)

I cisiv'e for Permanent Exclusion

I ot Eligible for Permanent Exclusion under this Criterion

Disclaimer: This map visualizes where sites and/or transit-oriented
development zones (TOD zones) are eligible for temporary exemption from
Senate Bill 79, pursuant to Government Code Section 65912.161(b)(1) until
one year following the adoption of the seventh revision of the housing
element. Sites that do not permit residential, mixed, or commercial uses are

map of sites eligible for this temporary exemption from S8 79.

Miles

L0S ANGE
SRV

Temporary Exemption per GCS 65912.161(b)(1)(F)

I Eligible for Temporary Exerption
I Not Eligible for Temporary Exemption under this Criterion
[ city Boundary

Disclaimer: This map visualizes where sites and/or transit-oriented
ones (10D zones) b

Senate Bill 79, pursuent to Goverment Code Section 65912.161(b)(1) until
one year following the adoption of the seventh revision of the housing
element. Sites that do not permit residential, mixed, or commercial uses are
considered statutorily exempt and Not Elgible for S8 79. This map is in draft
format and is subject to change pending updates to eligible ransit-orientied
development stops. The Director of Planning is authorized 1o issue & final
map of sites efigible for this temporary exemption from SB 79.

Los Angeles City Planning

Local Historic Resource Sites Eligible for Temporary Exemption
(GCS 65912.161(b)(1)(F))

"

56
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Sites Not Eligible for Temporary Exemption Outside of Opportunity
Station Areas

n per GCS 65912.161(b)(1)(A)

Not Eligible for Temporary Exempt

J Sites Not Eligble for Temporary Exemption
Outside of Opportunity Station Areas

] Opportunity Station Areas
{71 Majority Low Opportunity TOD Zone
[ city Boundary

Disclaimer: This map visualizes where sites and/or transit-oriented
development zones (TOD zones) are efigible wporary
Senate Bifl 79, pursuant to Govemment Code Section 65912.161(b)(1) untif
one year foflowing the adoption of the seventh revision of the housing
element Sites that do not permit residential, mixed, or commercial uses are
considered statutorily exempt and Not Efigible for SB 79. This map is in draft
formatand is upda ligible

development stops. The Director of Planning is authorized (o issue a final
map of sites eligible for this temporary exemption from S8

N S57



Sites More than One Mile from a Pedestrian Station Entrance
Eligible for Permanent Exclusion (GCS 65912.160(e)(1))

Pucfic Ocean

Permanent Exclusion per GCS 65912.160(e)(1)

I et for Permanent Exclusion
I ot Eigible for Permanent Exclusion under this Criterion

Disclaimer: This map visualizes where sites are eligible for permanent
exclusion from Senate Bill 79, pursuant to Goverment Code Section
65912.160(e). Sites that do not permit residential, mixed, or commercial
uses are considered statutorily exempt and Not Eligible for SB 79. This map
s in draft format and is subject to change pending updates to eligible
transit-orientied development stops. The Director of Planning is authorized
to issue a final map of sites eligible for this permanent exclusion from SB 79,

Industrial Employment Hubs Elig

(GCS 65912.16

A i
gAY

Pacific Oan

Industrial Employment Hubs
(greater than 250 acres):
Transit Oriented

B Lax C gevelwmem(fw)

Van Nuys ci

Downtown/
I southeast LA =3 city Boundary
[ chatsworth

Paccima

Atwater/
[ Cypress Park

Disclaimer. This map visualizes where sites are efigible for permanent
exclusion from Senate Bill 79, pursuant to Government Code Section
65912.160(c). Sites that do not permit residential, mixed, or commercial
uses are considered statutorily exempt and Not Eligible for S8 79. This map
is in draft format and is subject to change pending updates to eligible transit:
oriented development stops. The Director of Planning is atthorized to issue
afinal map of sites efigible for this permanent exclusion from S8 79.

Los Angeles City Planning

ble for Permanent Exclusion
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Citywide Summary of Sites and TOD Zones Eligible for
Phased Implementation

Table 1A: Citywide

y of Sites and TOD Zones Eligible for Phased

Local and SB 79 Allowable Capacity

Eligible for Permanent
Exclusion (GCS 65912.160

(e)

Eligible for Temporary Exemption (GCS 65912.161(b)(1)

Summary of Sites Eligible for Phased Implementation

Sites within
Sites Sites eligible
Sites within |Lower
Sites ina Sites ina Designated | Sites Eligible for Phased A
Local SB 79 4 Sitos within |Stes In Low Tg:‘) Zones .?o"g"z';“n':y Sites with  |yery High  |One-Foot of |asalocal [for atleast one Implementatio | gjio Ejigible
Local SB79 M e s Resource | it Sufficient g0 Hazard |Sealevel |Historic Permanent or Sites npursuantto | g ppaged
M than 1-mile  |Industrial Areas (GCS Sufficient Capacity Severity Zone|Rise Area B, Yy LAMC 12.22 A implomentatio
Walking Employment Capacity Sufficient GCS Exemption | Exemptfrom | 38(c)(10) to with LAMC
Units Units D s |Hubss 65912.161(b) | cs Capacity (6cs GSC before 1/1/25 | gased on SB79  |ensurehalfof | 7
Volumes Volume: (M@ |ees12 1610) |(GCS 65912.161(A)) |65912.161(B) |65912.161(b) |(GCS Existing the capacity | 1222A38()
= (1)(D)s (1)(E)pe 65912.161(b) | Conditions permitted by 0
(1)(B)(i)e 65912.161(b) ANy e
(1XB)(ii)r
Number of City Parcels 2,885,702 2893063 | 3.194,306.578 | 3.704,362,693 341 2377 75,704 54,157 70.505 46,526 12,010 0 7,689 121,888 3,076 17,562 139,450
Percent of City Parcels 0.28% 1.95% 55.88% 39.08% 52.04% 34.34% 10.50% 0.00% 6.31% 89.97% 2903% 12.50% 100.00%
Number of TOD Zones 74 80
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Opportunity Stations from Feb 18 Report back
to Now

February 18 (total 55) Ordinance Staff Report (total 57)
Old K-Line Alignment New K-Line Alignment
Beverly/ La Brea K Line-Fairfax/3rd
K Line-Highland/Odin
Not Included K Line-La Cienega/Beverly
Metro 81 — Olympic (manually removed because most K Line-Santa Monica/Fairfax
is in DTLA but crosses into C Zone and multifamily in K Line-Santa Monica/La Brea
Pico Union) K Line-Santa Monica/Palm

Majority Low Opp (Accidentally Mapped)
G Line - Canoga

G Line - De Soto

Metro 234 — Victory Boulevard
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Implementation Options

— Approach A: State SB 79 Implementation

— Approach B: Phase in Eligible Areas
e Low Resource Areas and Sites
e Stations and Sites meeting capacity minimums
e Site Specific Criteria:

O

©c O O O

Very High Fire Hazard Severity Zones (VHFHSZ)
Local Historic Resources

Sea Level Rise Areas

Industrial Employment Hubs

Sites without a walking path of less than one mile
to TOD stop

— Approach C: Phase In (Approach B) + Upzoning to add
capacity in Opportunity Stations
— Approach D: Local TOD Alternative Plan

City Council recommended reporting back on Approach C.

Los Angeles City Planning

Senate Bill (SB) 79 Citywide Potential Eligibility ,' A‘




option 1: Corridor TranSition Opportunity Station Areas and Low Opportunity TOD Zones y"‘
(CT) Expansion

Transit Status All SB 79 stops (planned and
Applicability existing)

South .
Valley APC

Opportunity Station 57 Opportunity Stations

Applicability receive CT incentives”

Density 4-16 units

FAR Incremental up to 2.9:1

Height 2-4 stories “

H ] Legend
Built outcomes: e
D Opportunity Station Areas
Majority Low Opportunity TOD Zone

Low-Rise typologies near all
Opportunity Stations

\ge based on S8 79 TOL inal
l be issued by the Department pursuant to LAMC 1222 A.38

*Select sites not eligible to pause receive CT incentives

2>
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Opportunity Station Areas and Low Opportunity TOD Zones y' “

What we Heard from Council

Proceed with Option C.1 to expand the
Corridor Transition Program

— Amending Motion 4A (CD 3/5): Proceed
with CT Expansion, excluding HPOZs.

ssssss

— Amending Motion 4C (CD 4/13): Provide
options for alternative incentives like FAR,
height, and density in exchange for deeper
affordability in CT program.

[ | Opportunity Station Areas
Majority Low Opportunity TOD Zone

>
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https://cityclerk.lacity.org/onlinedocs/2025/25-1083_misc_4C%20Raman-HSM_3-24-26.pdf

L
Within a Tier 1 TOD Stop

(Heavy Rail or Very High Frequency Commuter Stations)

Within 200 feet Within % mile Within %2 mile
Height: 95 ft (9 stories) Height: 75 ft (7 stories) Height: 65 ft (6 stories)
FAR: 4.5 FAR: 3.5 FAR: 3.0

LIC) ]
LI e
= oD OO0 nngg
: U oo ogpl =il
Er 00 0 0jpocs 0 0 0 opily
5= w7 — 0 O O Oty

00 O podt Ny ([

o 2 S == 80 T

1 L R
————————————— - Ooopd -

——————————————————————————————————— Not to scale
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Within a Tier 2 TOD Stop

(Light Rail, High Frequency Commuter, High Quality Bus Service)

Within 200 feet Within % mile Within %2 mile
Height: 85 ft (8 stories) Height: 65 ft (6 stories) Height: 55 ft (5 stories)
FAR: 4.0 FAR: 3.0 FAR: 2.5

(O
UL ]
(T 00 [
000 .
ORI DDDD@
LIS ] O UDD
00 ool
EmEn 00 0 oot .
O] 0000 )
- DDDD?//////

66




B
Local TOD Alternative Plan

Full SB 79 incentives will be available (following the delay) unless a Local Alternative Plan is certified by
state HCD. A Local Alt Plan must:

— At a citywide level, maintain capacity and
FAR (building area),

Site Exemptions:

— May remove VHFHSZ
— At a station level, not reduce capacity and

FAR (building area) more than 50%, and —  One-foot Sea Level Rise (SLR)

— Ata site level, not reduce density more than —  Local historic resources not exceeding
200%. —  Sites more than one-mile walking
__  Sites within one-half mile of a Tier 2 distance away from a station entrance

stop, may be reduced to 30 du/acre and
1.0 FAR.
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B
Criteria to Allow Phase in of SB 79

Until 2030, or until an alt plan is adopted, a site or station may be exempt by ordinance when:

— Astation, currently has a high development potential Low Opp Areas:
(33% of sit'es offer 50% of SB 79 incentives and 75% overall —  Citywide, if a jurisdiction
TOD density) permits half the total SB 79
— At a site level, capacity and FAR across all

TOD zones, Low Opp sites

— Asite is zoned Multifamily/commercial zoned and can be delayed.

permits at least 50% density and FAR

— Stations, If sites permit an
aggregate 40% of the
density allowed in a station

— One-foot Sea Level Rise Areas area primarily comprised of

Low Opp, then the station can

be temporarily exempt.

—  Sites within VHFHSZ (as determined by the Department of
Forestry and Fire Protection),

— Local Historic Resources (HCM/HPOZ) (before 1/1/25)

— Sites more than one-mile walking distance away from a
station entrance 68



Phasing In SB 79

— Pausing SB 79 is possible today on most sites, but analysis shows that by
2030, rezoning will be required on 66% of SB 79 eligible sites.
This means that today:

L7\

aaa| ~ 1/3 of sites do not require rezoning.
JEIRENL

@ ~ 1/3 will be eligible for Low-Rise Incentives now.

|_|
J|L/JIJ_ ~ 1/3 may need to be rezoned in the future as part of a Local
Alternative Plan.
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