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Issues
� Sites Inventory is problematic as currently 

proposed:
 HCD is aware that past rezoning of land to allow 20-30 du/ac (Mixed 

Use and R-3/high density residential) has not resulted in production of 
any new multi-family housing in the last 8+ years, regardless of 
income.

 Likelihood that HCD will not accept a density of 20-30 du/ac for lower-
income units due to lack of evidence of production and concerns 
expressed by the public.

 City has received feedback that some property owners object to have 
their property included because they do not intend to discontinue their 
existing use during the 8-year cycle. While some indicate it is because 
they do not intend to discontinue the existing use, others indicate it is 
because the proposed densities will not “pencil out.”
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Issues, continued
� Sites Inventory is problematic as currently proposed 

(continued):
 City’s existing development standards have ben identified as constraints to 

development to achieve densities that facilitate the RHNA. (Existing Draft Housing 

Plan acknowledges this and includes programs to revise them—however, based 

on expressed public opposition to reducing existing development standards, staff 

and consultant are concerned that revising them without “real world” testing 

could result in standards that would continue to be a constraint to development.)

 Due diligence with property owners is necessary to find out if there is 

interest/likelihood that the property would be available for development and 

recycle to mixed or residential use.

 Moderate-income and lower-income units are not likely to be constructed in LCF 

without a requirement to do so, such as inclusionary regulations.
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Economic Analysis
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 Conducted by Michael Baker International (MBI)

 Utilized a recent sale on Foothill Boulevard that is to be 
utilized for medical office as the base condition

 Analyzed development costs, operating income, determined 
net sales proceeds

 MBI determined that a residential development at a density 
of 26 du/ac was comparable to the medical office use when 
the gross value per square foot of parcel area is determined



Economic Analysis
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 Scenarios Analyzed

 Scenario A = 100% above-moderate & 15% Inclusionary on 
0.5 acres

 Scenario B = 15% Inclusionary on 1.0 acres

 Scenario C = 15% Inclusionary on 1.5 acres

 Minimum density of 26 du/ac is DRAFT and may increase based 
on revised development standards



Economic Analysis
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Economic Analysis, continued
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Economic Analysis, continued

8



Economic Analysis, continued
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Economic Analysis, continued
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RHNA with 20% Buffer

11

Income Category1
Number of 

Units2
20% Buffer Total

Lower (Up to 80% AMI) 387 77 464

Moderate (81  - 120%) 139 28 167

Above Moderate (Above 120%) 86 N/A 86

Total 612 105 717

1AMI = Area Median Income, which is based on the HCD 2020 State Income Limits for Los Angeles County of 
$77,300 for a 4-person household.

2 SCAG Final RHNA Allocation Plan (adopted by SCAG Regional Council on March 4, 2021)



Requirements to Accommodate RHNA
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 Sites Inventory – each jurisdiction must identify available vacant and 

underutilized properties

 For lower income housing – must meet certain requirements for the 

to be deemed adequate:

• A minimum of 20 du/acres allowed density (default density per HCD) 

• Between 0.5–10 acres (can include multiple parcels that can be 
combined into one “site”)

 Fair Housing Requirements: 

 Sites feasible for affordable units distributed throughout City



Sites Inventory – Lower Income Units
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 RHNA = 387 units

 20% buffer = 77 units

 RHNA + Buffer = 464 units

 464 units @ 20 du/ac = 23.2 acres

 464 units @ 25 du/ac = 18.6 acres

 464 units @ 30 du/ac = 15.5 acres


