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EXECUTIVE SUMMARY

Taylor Yard is a former railyard on the Los
Angeles River near downtown and the site of
an ambitious project to build a 100-acre park.
The surrounding communities include some of
the most economically disadvantaged, socially
vulnerable, and most pollution burdened
neighborhoods in California. Many of these
Northeast Los Angeles or NELA neighborhoods
are majority Latino, with a diverse mix of
immigrants. Most of the households are low-
income renters, many of them rent-burdened,
spending more than 30% of their household
income on rent. Some of these neighborhoods
are already seeing the effects of green
gentrification around Taylor Yard: rising
property values and rents and a demographic
shift to a higher percentage of affluent, white
households.

The 100-Acre Partnership, which consists of
the landowners of current and future park
space at Taylor Yard, has observed these
trends and heard concerns from community
members about the risk of residential
displacement. The fear is that they will not be
able to afford to live in their neighborhoods
and enjoy the park, which has been called
the “crown jewel of river revitalization.” And
they will be replaced by a new, wealthier
community.

The partnership — the City of Los Angeles,
California State Parks, and the Mountains
Recreation and Conservation Authority, a
local joint powers authority — issued a request
for interest to create equitable community
development strategies to ensure that
residents can thrive in place as investments
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are made in open space and river revitalization
at Taylor Yard. The Los Angeles Regional

Open Space and Affordable Housing (LA
ROSAH) Collaborative was chosen to lead

the development of a “Community Taylor

Yard Equity Strategy” in conjunction with the
Institute of the Environment and Sustainability
at UCLA and the 100-Acre Partnership. The
initial community engagement and planning
effort — Phase 1of “TYES,” as the initiative
came to be called —was supported by the City
of Los Angeles, Resources Legacy Fund, the
Trust for Public Land, the Natural Resources
Defense Council, and the Strong, Prosperous,
And Resilient Communities Challenge
(SPARCC).

The Trust for Public Land commissioned this
report as part of the Park Equity Accelerator
initiative within its 10-Minute Walk program,
in which the City of Los Angeles participates.
This case study of TYES was produced by the
Institute of the Environment and Sustainability
at UCLA. This report describes TYES and
potential equitable community development
policies and programs identified in Phase 1.

It also includes some brief cases studies of
illustrative policies and programs in other
locations.

We hope that this report can serve as a
resource for people working to ensure
communities can thrive in place around other
major investments in green infrastructure.
We recommend treating this report as a
menu of options and examples. We believe
each project is different, with a distinct set of
agencies, nonprofits and community-based
organizations, and a unique social, political,
and economic context. Still, there is a similar
set of tools, policies, and programs that are
potentially available in most places. Which
ones are used and how they are used will
vary. We hope that this report helps people
figure out the most effective tools for the
communities they care about.
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HISTORY AND CONTEXT

The native people of the land known today as
Northeast Los Angeles (NELA) call themselves
Tongva and Kiche. They are stewards of this
land and water to this day.

Over many years, NELA has been settled by
immigrants from around the world. Some
neighborhoods, such as Chinatown, have
been shaped by racist land use and housing
policies and practices that excluded people
from some areas and pushed them into
others. Redlining also shaped NELA, making
it difficult orimpossible for people of colors
to get mortgages or loans to improve their
homes. These legacies have shaped economic
development, housing, public space, and
infrastructure to this day.

The Los Angeles River flows through the
Elysian Valley, where the water table is
perched so high concrete could not be set.
As a result, this soft bottom stretch of the
river is one of the few places where riparian
habitat can still be found along the river,
which was largely encased in concrete for
flood control in the 20th century. Taylor Yard
is a former Southern Pacific Railroad terminal

where locomotives were cleaned and repaired,
and boxcars were sorted and staged for
transporting goods regionally and around the
Los Angeles area until the 1980s. At its peak
Taylor Yard employed 5,000 people with 50
trains a day rolling through the site, butTaylor
Yard lacked the modernization of other
regional railyards. Ultimately, competition and
changing rail infrastructure made it obsolete.’

The former railyard runs 2.5 miles between
San Fernando Road and the Los Angeles River.
It is surrounded by the NELA neighborhoods
of Atwater Village, Cypress Park, Eagle Rock,
Elysian Valley or Frogtown, Glassell Park,
Highland Park, Montecito Heights, and Mount
Washington. Taylor Yard and the surrounding
neighborhoods are wedged between three
major highways, Dodger Stadium, and a range
of industrial infrastructure.

After the decline and closure of Taylor Yard as a
functional railyard, community groups sought
to identify the best use of this valuable river-
adjacent real estate. In 1988, the Los Angeles
City Council created Community Plan Advisory
Committees to ensure resident participation in
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Committees to ensure resident participation in
the planning process and identify community-
desired changes.? In the early 1990s, the
Northeast Los Angeles Community Plan
Advisory Committee articulated community
desires related to the then-vacant Taylor
Yard. Community members expressed a
desire for the site to contain new commercial
centers, affordable housing, and recreational
parks, boosting economic revitalization in the
community after the closure of the railyard.®

In some important ways, this vision has come
to fruition over time. The former railyard was
sold off in various parcels, some of which

now contain commercial businesses, a school
campus, affordable housing, and park space,
including the 40-acre Rio de Los Angeles
State Park, which opened in 2007 and is jointly
managed by the City of Los Angeles and
California State Parks, which also owns an 18-
acre site known as the Bowtie Parcel, which

is now beginning to be developed as a park.

In 2017, the City of Los Angeles purchased a
42-acre parcel known as the G2 parcel, which
is being cleaned up and partially developed as
a public open space. Together, these form the
future 100-acre park.

Within three miles of Taylor Yard 40% percent
of the population lives in a disadvantaged
community based on the CalEnviroScreen
4.0 Index which utilizes indicators in both
environmental burden, like air quality, and
vulnerable populations characteristics,
including race and ethnicity, income, and
employment status.* To better identify the
needs for vulnerable communities within

the surrounding NELA region, this report
extends statistical and qualitative analysis to
include the neighborhoods of Lincoln Heights,
Chinatown, El Sereno, Elysian Valley, and
Elysian Park.
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THE TAYLOR YARD EQUITY

STRATEGY

Communities in NELA face increased

financial and social pressures which threaten
to displace communities of color and
longtime residents with limited economic
resources. The development of Taylor Yard

as a 100-acre green space threatens to
exacerbate economic pressures contributing
to displacement. “Green gentrification”
occurs when the development or investment
in green space serves as a catalyst for
economic displacement.’ Essentially, the
“greenspace paradox” describes the challenge
of creating more equitable access to green
space in historically deprived communities,
which can ultimately contribute to financial
pressures that force communities out of
neighborhoods, unable to enjoy the benefits
of new greenspace.® A notable example of
this is the High Line in New York, a former rail
line transformed into an elevated park running
through the Chelsea neighborhood. The
economic impacts of the High Line have served
as a cautionary tale for other cities turning to
underutilized infrastructure for reinvestment.”

For many years, the City of LA and its partners
in the 100-acre park project, the Mountains
Recreation and Conservation Authority and
California State Parks, have heard residents’
concerns about the potential for gentrification
and displacement of residents around the park.
In 2022, in response to a request for interest,
the 100 Acre Partnership, selected the Los
Angeles Regional Open Space and Affordable
Housing (LA ROSAH) Collaborative to lead
development of a Community Taylor Yard
Equity Strategy (TYES), funded by the City,
Resources Legacy Fund, the Trust for Public
Land, and the Natural Resources Defense
Council. ATYES coordinating committee
outlined an initial strategy to identify pressing
community concerns and draft potential
responsive policy solutions. Much like other
equitable development projects around the
United States, the goal of TYES is to identify
specific, effective, and community-driven
strategies to ensure that current residents can
benefit from new park-based investments,
including anti-displacement policies that allow
legacy businesses and longtime residents and
families to thrive in place.



METHODS AND APPROACH

As a best practice recommended by the High
Line Network, the coordinating committee
included researchers from the UCLA Institute
of the Environment and Sustainability

(IOES) to gather, document, and analyze the

administrative of planning and policy decisions,

demographic data from the U.S. Census and
other sources, and input gathered through
community engagement. Our research also
pulls from UC Berkeley’s Urban Displacement
Project methodology for understanding
gentrification by taking into consideration
how historical conditions, and concurrent
disinvestment and investment patterns have
and still do affect the NELA community fabric,
driving residential displacement.? To provide
a comprehensive neighborhood analysis and
case-study comparison, a mixed methods
approach of quantitative and qualitative
research was used at different stages of the
project. Quantitative methods, including
statistical and spatial analyses, were used

to identify high-level neighborhood trends.
Qualitative methods, including community
interviews, primary, and secondary source
analysis, provided granular and contextualized
information that other quantitative methods
could not capture effectively.

Stages of Approach

Research for this project was conducted in
stages to better understand the nuances of
gentrification and displacement pressures
affecting residents within NELA. In the first
stage, we analyzed neighborhoods within

a five-mile radius around Taylor Yard to
identify potential drivers and socio-economic
symptoms of gentrification. Because the
NELA community has been engaged in several
prior planning processes, the second stage of
research consisted of a comprehensive review
of previous planning and policy documents to
identify past community concerns, priorities,
and solutions. This compilation of priorities
from past plans was then used to help
facilitate community interviews and outreach
in order to ground-truth current community
priorities. This process revealed that housing
and workforce development are the highest
priorities of concern for NELA residents.Based
on these priorities, we conducted an analysis
of housing and workforce development policies
and programs as our final stage of research for
Phase 1 of the Community TYES.
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This report is one of the deliverables of the first
phase of TYES. The City of LA and LA ROSAH
have also produced a report with a range of
strategic opportunities identified through this
research and community engagement in Phase
1. In Phase 2 of TYES, additional conversations
with community members and organizations
will be used to identify priority strategies and
partners and develop an equitable community
development plan and implementation
strategies with partners.

Neighborhood Analysis

For our analysis of neighborhoods surrounding
Taylor Yard, we created a series of maps and
charts to better understand the nuances of
potential displacement pressures. Data for this
analysis was pulled from the 2019 American
Community Survey 5-Year Estimates, the
Urban Displacement Project Gentrification and
Displacement map, the LA County Parks and
Recreations 2022 Park Needs Assessment, and
CalEnviroScreen 4.0 Dataset. CalEnviroscreen
is a unique state-level dataset that compiles
demographic and environmental variables

into environmental justice indices. These
indices quantify the interconnection between
the environment and people, illustrating

that human systems often responsible for
environmental harms must also be addressed
as solutions to injustices. Each variable was
selected based on its association as a key
contributor to population vulnerability and
gentrification.

Variables

Population

Race and Ethnicity

Sex

Age

Educational Attainment
Median Household Income
Median Gross Rent
Poverty

Rent Burden
Unemployment
Citizenship Status
Language Isolation
Housing Tenure Status
Homelessness

Household Size
CalEnviroScreen Disadvantaged
Communities

Park Needs Index Score

The geographic units used for this initial
analysis included census block groups, census
tracts, and Los Angeles neighborhoods. We
found that an analysis based on neighborhoods
was most intuitive for all of us, including
residents, to understand and analyze. The

area known as NELA extends across twelve
neighborhoods northeast of downtown Los
Angeles along three miles of the LA River. NELA
is home to more than 276,400 residents. Within
an area of 21 square miles, the population
density is about 13,000 people per square mile,
making this region far denser than the city of
Los Angeles on average.



Latinos make-up at least 50% of almost every
neighborhood in NELA, which overall has a
population close to 60% Latino, 18% Asian, and
17% White. Many residents speak a language
other than English at home, with Spanish
being the most common language at 48%.

The immigrant population within NELA is 12%
higher than the city of Los Angeles on average.

In terms of infrastructure, NELA is a
predominantly residential region consisting of
homes, parks, places of worship, and schools
with the notable exceptions of industrial

and commercial corridors that run parallel

to Interstate 5 and along the LA River on San
Fernando Road, continuing toward downtown
LA through the southern portion of Lincoln
Heights and Chinatown. Because of its position
between three major highways, industrial
spaces, and the Taylor Yard brownfields,

the pollution burdens this community has
faced over the years largely contributes 40%
of NELA residents living in disadvantaged
communities, as defined by the Clean Energy
and Pollution Reduction Act of 2015 (SB350)
as areas in California which most suffer from

a combination of economic, health, and
environmental burdens.® According to the
CalEnviroScreen 4.0 Index, the neighborhoods
in NELA considered the most “disadvantaged,”
or burdened, are Cypress Park, Lincoln Heights,
and Glassell Park.

When considering current access to

green space, the Northeast region of Los
Angeles generally ranks high in a park needs
assessment conducted by the Los Angeles
County Regional Open Space District.”® While
the county averages 3.3 acres of park per 1,000
residents, NELA averages 2.2 acres. Thisis

not necessarily due to lack of parks; 86% of

the NELA residents live within a half mile of a
park. However, only 34% of residents live within
a half mile of adequate park or public green
space considered to be in “good condition”

by the county park needs assessment. Most
notably, residents with the lowest percentage
of access to adequate park space reside in the
neighborhoods of El Sereno (13%), Glassell Park
(16%), and Eagle Rock (17%).

NELA Neighborhoods by Race and Ethnicity

Lincoln Heights
Atwater Village

El Sereno
Montecito Heights
Cypress Park
Elysian Park
Elysian Valley
Eagle Rock
Highland Park
Mount Washington
Chinatown
Glassell Park
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Reviewing Past Plans

NELA residents have expressed their concerns,
priorities, visions, and solutions through many
planning processes over the years. Some
community members feel exhausted from
repeated engagement with no discernible
beneficial outcomes or impact. This is widely
known as planning fatigue." To understand and
honor past community engagement efforts, we
analyzed several relevant plans and an ongoing
plan update in NELA to pull out articulated
community priorities and bring them back to
engagement efforts to validate their current
relevance. The plans we analyzed included:

The Northeast LA Vision Plan (2013)

Los Angeles River Master Plan (2022)
Cornfield Arroyo Seco Plan Update (2022)
Northeast Los Angeles Community Plan
(1999).

As part of the ground-truthing effort, a

TYES community organizer conducted
interviews with more than 20 NELA residents
who were volunteers and organizers in

their communities to revisit, discuss, and
validate these identified priorities. In addition
to interviews, the community organizer
participated in and documented concerns
voiced in NELA community meetings. While
housing and workforce development were
identified as key areas of concern, community
members also expressed desire for youth
programming and leadership development
and recreational activities, among other
community investments. Across conversations
and topic areas, interviewees described

both challenges and narratives of creativity,
resilience, and self-determination, as well as
robust recommendations. We found that NELA
community members have long envisioned a
future that centers health and equity, and they
continue to seek that future.

Policy Scans

Two main priority areas emerged from our
Phase 1research: housing stability and
workforce development. Our research took
an expansive view of anti-displacement
housing stability and workforce development
policies. Specifically, our analysis of housing
policy included strategies for dealing with
the homelessness crisis, and our analysis of
workforce development strategies included
neighborhood-level economic development
efforts. We took this holistic approach to
capture creative approaches and avoid siloing
policies and programs which can often be
interconnected.

To identify concrete, tangible steps that could
be implemented, measured, and responsive

to community priorities, we conducted two
policy landscape scans at the local, regional,
state and federal levels to identify relevant
policy solutions and best practices. Each

scan documented key planning efforts,
policies, and programs, as well as funding
streams at the state, local, and community-
levels then presented the major themes and
potential policies and programs to the TYES
coordinating committee and a broader network
of stakeholders to elicit feedback and identify
potential recommendations. UCLA graduate
students researched relevant California and
Los Angeles housing policies and workforce
development programs operated by the City of
Los Angeles.

13
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Comparative Case Studies

Throughout this process, we also compiled case studies that highlight models that could inspire
and inform TYES. These case studies include projects in Los Angeles, Toronto, Houston, Detroit,
Washington D.C., Oahu, and San Francisco. These case studies highlight context, necessary
conditions and components, scale, key partners, and recommendations for practitioners to
consider when evaluating potential anti-displacement strategies.”
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EQUITABLE

DEVELOPMENT

PRIORITY AREAS

Based on similar park projects, demographic
analysis, stakeholder conversations,
community meetings, and outreach to
community members, we identified two
equitable development priority areas to
analyze in depth: 1) housing and homelessness,
and 2) workforce development. While this
report focuses on these two areas of policy, no
social or economic policy exists in a vacuum
nor disconnected from other community
priorities. Combating climate change, food
insecurity, robust transportation networks,
community-serving retail, and culturally
representative art were some of the other
community priorities identified in our research,
which can be linked with housing stability and
economic well-being.

Housing Stability (Housing
and Homelessness)

Housing affordability is by a significant
factor the biggest current priority in NELA.
This concern was raised in earlier planning
efforts, but it has become even more

prominent in recent years as California’s
housing affordability and homelessness
crises have worsened dramatically. Like many
Californians, NELA residents are concerned
about displacement and housing instability
given the renter-majority neighborhoods,
rising cost of housing, and limited supply of
new and affordable units. With accelerating
gentrification and development of Taylor Yard
as park space and other river revitalization
efforts unfolding over the past two

decades, many NELA residents now view
housing unaffordability, gentrification, and
displacement as linked to park and green
space development. Within Northeast Los
Angeles, resident’s primary concerns over
displacement and housing instability can be
understood through four main factors.

Predominantly Tenant
Neighborhoods

First, the majority of residents in the Northeast
Los Angeles region rent the units in which

they live. Nearly 60% of NELA residents are
renters. This share of renters is even higher for

15
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many neighborhoods within NELA, especially
Chinatown, Cypress Park, Elysian Park, and
Lincoln Heights, which have renter-occupied
housing rates well above 60%. Almost all
residents in Chinatown are renters (95%).
Among NELA renters, over half identify as
Latino. The only neighborhoods that have a
home-ownership rate above 50% are Mount
Washington (62%), Eagle Rock, and Montecito
Heights (both at 52%).

Rising Housing Costs

Second, although NELA’s median household
income (HHI) of $60,000 is $2,000 less than
the City of LA’s overall median, there is a
noteworthy disproportionate difference

in median household income when broken
down by race and ethnicity. In 2019, white
households earned the highest median HHI of
$93,000, almost double the earnings for the
two lowest median household earners, Latinos
with $54,000, and American Indian households
with $57,000. This unequal distribution of
income greatly affects renters within NELA as
52% of all renters are rent burdened, spending
30% or more of their income on rent, while half
of these renters are considered severely rent
burdened spending 50% or more on rent.

Limited Supply of New and

Affordable Units

Third, the lack of affordable housing availability
has increasingly put displacement pressures
on long-time residents. Within NELA, the
median gross rent is $1,450 while the median
house value is $623,600. Since 2010, median
gross rent has increased 11%, and housing
prices in the area have jumped 15%. There are
87,000 occupied housing units which make

up 95% of the total NELA housing stock.
However, the average year an available housing
structure was built in the area is 1954. It is
important to note that the Low Income Tax
Credit (LIHTC) has helped contribute to a 53%
increase in affordable housing units in various

H2%

OF RENTERS ARE

RENT BURDENED

SPEND OVER 30% OF
INCOME ON RENT

neighborhoods in NELA within the past 10
years. As of 2019, 2,360 affordable housing
units in NELA are supported with funds from
the LIHTC program, with Lincoln Heights and
Chinatown providing the largest quantity of
affordable units. Furthermore, since 2010,

the neighborhoods of Chinatown, Cypress
Park, and Lincoln Heights have increased
their number of affordable housing units by
more than 50%. Unfortunately, this is not
enough to support the density of low-income
households residing in NELA who benefit from
the proximity and volume of community assets
that support low-income tenants. Lack of
more affordable housing investments coupled
with the fact that the number of vacant
housing units for rent or sale has decreased
by 48% since 2010, has dramatically limited
the availability of housing for both renters and
homeowners.

Homelessness

As aresult, the total number of people
experiencing homelessness who were
documented during the Los Angeles Homeless
Services Authority (LAHSA)’s Homeless Count
in 2019 was 1,448. The highest concentration
of unhoused people was in Chinatown and the
northern part of Lincoln Heights at the border
of Cypress Park.
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Housing Stability Policy Analysis

Housing stability includes a broad range of
policies that address various aspects and
pressure points of the housing crisis. The
limited supply of housing units, growing
unaffordability of stock, expiring tenant
protections, and lack of pathways to
homeownership have reinforcing but distinct
policy solutions. The rising incidence of
homelessness is one result of a hot housing
market and limited public funding for
housing options for the most economically
disadvantaged. PPotential solutions that
combat housing displacement can also
increase the number of people in stable
housing, specifically those that prioritize the
construction of covenanted affordable housing
units and strengthen tenant protections to
prevent vulnerable renters from falling into
housing precarity

There is a body of research and advocacy that
supports a supply-side solution, that is to

say, build more housing of any kind and, given
the economics of supply and demand, lower
housing prices will eventually result. Given the
acute and related housing and homelessness
crises in Los Angeles and California more
broadly, we focus on targeted policies and
programs that directly result in covenanted
affordable housing units, which are essential to
ensure that people do not experience housing
instability and unsheltered homelessness.

We also include descriptions of policies that
protect currently affordable housing units and
enact stronger tenant protections to combat
potential displacement. The throughline of
these policies is their goal to rebalance tenant
power and provide public resources to renters
with the least economic resources.

The question of the comparative efficacy of
these various policies and programs is an

important one, often debated at the theoretical
level, the policy level, and at ground level
implementation in particular places through
particular organizations. Here we present
these various policies and programs as options
without that evaluation of efficacy. In Phase 2
of TYES, the question of comparative efficacy
as well as the capacities and competencies of
implementers undoubtedly will be factors in
prioritizing strategies.

Producing Long-Term Affordable Housing
(Supply)

Low-income renters in the United States

face a severe shortage of affordable housing.
Nationwide, only 33 affordable rental units
exist for every 100 extremely low-income
households.” The scarcity of deeply affordable
units is more pronounced in California, where
there are 24 affordable rental units for every
100 extremely low-income households. Most
cities in California, including Los Angeles, fail to
meet their allocated regional production goals
for housing affordable at the lowest income
groups.” Given the shortage of housing
affordable to renters with the lowest incomes,
California has recently enacted policies
focused on increasing the supply of affordable
housing. To boost housing production, state
policies have facilitated the use of publicly
owned land for affordable housing, established
incentives for affordable housing, and
generated revenue dedicated for affordable
housing (see Table 1 below).

Municipalities have also enacted inclusionary
zoning policies to increase the production

of unsubsidized and subsidized affordable
housing. Inclusionary zoning ordinances
require developers to make a specific
percentage of units affordable and available

to low-income tenants. In exchange,
developers receive incentives to offset lower
rental revenue, such as density bonuses. In
Montgomery County, Maryland, an inclusionary



zoning ordinance also requires up to 40% of
required affordable units to be made available
for purchase by the county public housing
agency or non-profits.”® In most cases, units
used to comply with inclusionary zoning
requirements are subject to affordability
covenants for a specific period of time.

NELA residents have expressed a desire for
medium density that preserves neighborhood
character but creates more affordable housing
units. Cities across the United States are
reforming existing zoning and dimensional
regulations to encourage more “middle
housing” (three to five units). Changing code
to facilitate the additional construction of units
allows housing to be built on a scale that feels
comfortable to neighbors. Examples of this
include encouraging the adoption of accessory
or additional dwelling units (ADUs), which can
provide needed housing for multigenerational
households. By relaxing other dimensional
standards, infill development, like duplexes,
quadplexes, and bungalow courts can be more
easily developed. State bills such as SB9 and
SB10 enable density on existing units with
additional space, allowing neighborhood-scale
housing density on lots zoned for single-family
homes.

Preservation of Existing Affordable Housing

Aside from increasing unit counts, housing
policies must incorporate more expansive
housing goals, like permanent affordability,
community ownership, or connection to
service-dense areas. While the construction
of housing units may relieve some market
pressure, community leaders and policymakers
should also preserve existing affordable units
in communities where residents have deep
histories and social connections. One aspect
of housing policy that can be further explored
is how to maintain existing affordable housing
that is at risk of either becoming market-rate
when covenants expire or demands repair

to ensure habitability through the extension
of affordability covenants or transferring
individual ownership of units into collective
trusts. Expiring affordability covenants pose
challenges to existing and future publicly
subsidized affordable housing. According to
LA’'s Housing Element 2021-2029, 6,356 units
have affordability restrictions expiring between
2021 and 2026, and an additional 3,056 units
have restrictions expiring between 2026 and
2031.

There are several publicly funded affordable
multifamily developm