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Connect 
A Create 
V Collaborate City Clerk Council and Public Services <clerk.cps@lacity.org>

Fwd: submitting to Council File 19-0603 “Building A Safer Los Angeles jj

1 message

Anna Martinez <anna.martinez@lacity.org>
To: Clerk Council and Public Services <Clerk.CPS@lacity.org>

Thu, Feb 27, 2020 at 7:14 AM

----------Forwarded message----------
From: Christine Rangel <crangel@bialav.org>
Date: Wed, Feb 26, 2020 at 6:32 PM
Subject: submitting to Council File 19-0603 “Building A Safer Los Angeles”
To: cityclerk@lacity.org <cityclerk@lacity.org>, doug.tripp@lacity.org <doug.tripp@lacity.org>, 
humberto.quintana@lacity.org <humberto.quintana@lacity.org>, felicia.orozco@lacity.org <felicia.orozco@lacity.org>, 
jeanne.minn@lacity.org <jeanne.minn@lacity.org>, christine.peters@lacity.org <christine.peters@lacity.org>, 
jacob.haik@lacity.org <jacob.haik@lacity.org>, branimir.kvartuc@lacity.org <branimir.kvartuc@lacity.org>, 
emma.howard@lacity.org <emma.howard@lacity.org>, nicholas.greif@lacity.org <nicholas.greif@lacity.org>, 
ackley.padilla@lacity.org <ackley.padilla@lacity.org>, Vince Bertoni <vince.bertoni@lacity.org>, 
rushmore.cervantes@lacity.org <rushmore.cervantes@lacity.org>
Cc: Tim Piasky <tpiasky@bialav.org>

Dear City Clerk and Councilmembers of the Public Safety Committee:

Attached is a formal position letter and attachment re: Council File 19-0603 “Building A Safer Los Angeles”.

Thank you,

Christine

fA Christine Rangel,

j
Senior Director of Government Affairsj

BIA Southern California - LA/Ventura ChapterLm VtaVWVtartm Ctoplor

350 South Bixel Street, Suite 100 

Los Angeles, CA 90017

Office: 213-797-5987

Cell: 917-204-0233

crangel@bialav.org www.bialav.org

GO©®
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Los Angeles/Ventura Chapter

February 26, 2020EXECUTIVE COMMITTEE

Dave Little, Pardee Homes. 
President

Neils Cotter, Carmel Partners 
Vice President

Los Angeles City Council Public Safety Committee 
200 N Main St.
Los Angeles 90012Derek Fraychineaud, CIM Group 

Vice President

Kevin Harbison, New Urban West 
Vice President Re: Council File 19-0603 "Building A Safer Los Angeles
Larry Hoffman, Fassberg Contracting Corporation 
Vice President

John Hrovat, Equity Residential
Vice President

Greg McWilliams, FivePoint 
Vice President

Dear Councilmembers:

The Los Angeles/Ventura Chapter of the Building Industry Association of 
Southern California, Inc. (BIA) represents more than 1,100 companies 
employing over 100,000 people all affiliated with housing production.Monica Mejia, LINC Housing 

Vice President

Jeremy Parness, Lennar 
Vice President We are very concerned that the "Building a Safer Los Angeles" motion is 

based upon the false premise that wood construction today creates an 
elevated wildfire risk. In reality wood construction is very safe and banning 
it will dramatically reduce housing production in the City and continue to 
price hardworking Angelenos out of the LA housing market. Just as housing 
price pressures are at an all-time high, the motion falsely uses the guise of 

climate change", and "public safety" to suggest that Type 
IV (heavy timber) and V (wood-frame) construction should be prohibited 
across most of the city. Type IV and V construction are the most cost- 
effective construction methods for a very large number of housing projects 
while still being safe and dependable. Eliminating them will drive up the cost 
of housing and drive down production while making Angelenos no safer.

Frank Su, Toll Brothers 
Vice President

Henrik Nazarian, D & D Engineering, Inc. 
Secretary, Treasurer

Derek Leavitt, Modative, Inc.
Immediate Past-President

u recent wildfires // //BOARD OF DIRECTORS /
Tyler Bargiel, Wells Fargo 

Rocco Cordola, Gothic Landscape 
Lauren Cross, City Ventures 

Donna Deutchman, Homes 4 Families 
George Dickerson, All Promotions Etc.
Richard Dunbar, Oakridge Landscape, Inc.
Ryan Flautz, KTGY Architecture & Planning, Inc. 

Mike Frasco, Bio Clean Environmental Services 
Amy Freilich, Armbruster Goldsmith & Delvac LLP 
David Grunwald, National CORE 

Peter Gutierrez, Latham & Watkins 
Andy Henderson, The Henderson Law Firm 
Marc Huffman, Brookfield Residential 
Krysti Irving, Landscape Development, Inc.
Karl Mallick, David Evans & Associates,
Bill McReynolds, Warmington Group
Greg Medeiros, Tejon Ranch Company
Brian Murtaugh, Loan Depot
John Musella, The Musella Group
Scott Ouellette, Williams Homes
Erik Pfahler, Borstein Enterprises
Harriet Rapista, Comstock Homes
Darrell Simien, Habitat for Humanity of Greater LA
Alyssa Trebil, DuctTesters, Inc.
Brett Trebil, Watt Communities 
Christine Villegas, Chelsea Investment Corp 
Rick White, Larrabure Framing

The motion calls for the expansion of Fire District No. 1—an existing planning 
and zoning overlay with provisions prohibiting Type IV and V construction. 
The motion overextends its reach, not only to include all areas within the City 
covered by the California Department of Forestry and Fire Protection's Very 
High Fire Severity Zone and City's High Wind Velocity Zone, but with 
unfounded reasoning to include "high density population centers with a 
population density of at least 5,000 residents per square mile." Using the 
latest census data available1, this would mean that at a bare minimum, 
Types IV and V construction would be prohibited in approximately 75% of 
LA's neighborhoods, including Koreatown, Westlake, South Park, University 
Park, West Hollywood, Vermont-Slauson, and more (see Attachment A). In 
some estimates, this could affect the entire City.

borhoods/population/density/neighborhood/list/
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Los Angeles/Ventura Chapter

Wood Construction is Safe and Dependable
BIA-LAV supports methods with which to keep residents safe from fires and natural disasters. However, 
this motion is a misguided attack on wood, when wood is not the problem. In fact, the homes built from 
wood decades earlier (typically the casualties of wildfires) are not the homes of today. The National Fire 
Protection Association (NFPA), defines heavy timber construction as a system having main framing 
members measuring no less than eight inches by eight inches and with exterior walls that are made of 
a non-combustible material. Cross-laminated timber (CLT) the chief new component in mass timber, 
performs exceptionally well in fires. When exposed to the heat from content fires in building, CLT slowly 
chars at a predictable rate; the charring on the outside then acts as a protective insulating layer for the 
cooler structural wood behind it, and additionally, maintains significant structural capacity for an extended 
duration of time when exposed to fire. However, when exposed to similar temperatures, concrete can spall 
and crack2, and steel loses its strength3 *. Fire Engineering's case study on lightweight steel construction 
notes that "compared with wood, which has a somewhat predictable rate of burn or char—about one 
inch in 45 minutes—these steel members seemed to fail without warning. When failure occurs, it appears 
that all the elements fail at one time. "4

What is "Fire Safe"? What Is "Fire Resistant"? Who Determines It?
"Fire-Resistance Rated Construction" is first determined and defined by the International Fire Code (IFC) and 
International Building Code (IBC) requirements. Those requirements and regulations are then adopted by 
the California State Fire Marshall, the Los Angeles Fire Department and the Los Angeles Department of 
Building and Safety.

The IBC defines "fire-resistance" as "the ability of a material to prevent or retard the passage of excessive 
heat, hot gases or flames under conditions of fire". A fire-resistance rating is defined as the period of time a 
building element maintains the ability to confine a fire, and/or continues to perform a given structural 
function. A Standard fire-resistance test has three failure/acceptance criteria: structural resistance, integrity, 
and insulation. The time at which the material can no longer satisfy any one of these three criteria defines 
its fire-resistance rating (IBC, Section 703.3 and Section 715). The International Building Code (IBC) Section 
703.2 determines fire-resistance ratings in accordance with "ANSI/UL 263" or "ASTM E119", which are 
supervised, certified standards; these "time-temperature curves" are reproducible test fires, conducted 
under laboratory conditions, and then codified in all of the above-mentioned Codes. The International Fire 
Code Section 701.1 governs maintenance of materials, systems and assemblies used for: structural fire 
resistance and fire-resistance-rated construction; separation of adjacent spaces to safeguard against the 
spread of fire and smoke within a building; safeguards against the spread of fire to and from buildings. Wood 
products and wood construction—which includes mass timber, heavy timber, and light-frame 
construction—are contained in all of the above-mentioned codes, listed as approved and safe by all of the

2 Kodur, Venkatesh: "Properties of Concrete at Elevated Temperatures", Department of Civil & Environmental Engineering, 
Michigan State University, Hindawi International Scholarly Research Notices, March 13, 2014 
https://www.hindawi.com/iournals/isrn/2014/468510/.
3 SteelConstruction.info: "Fire Damage Assessment of Hot Rolled Structural Steelwork"
https://www.steelconstruction.info/Fire damage assessment of hot rolled structural steelwork#Resources 

Thompson, "The Dangers of Lightweight Steel Construction".4
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Los Angeles/Ventura Chapter

above-mentioned professional authorities on fire safety. In fact, wood is so safe that "insurance 
companies pushed for a type of construction that would be slow burning";5 6 heavy timber construction 
is also recognized in fire insurance rating schedules through lower rates. 6

Building Standards & Materials for Building Code Chapter 7A, 2007 CA Building Code: Wood is Safe.
There are three ways a building can burn: 1) radiant heat (close proximity to the flame), direct flame 
impingement (direct contact with flame), and embers (small ashes which start additional fires). On January 
1, 2008, and in order to protect light frame construction buildings from fires, California implemented 
requirements for building materials, systems and assemblies used in the exterior design and construction 
of new buildings within designated Fire Hazard Severity Zones (FHSZ). These new codes, initiated by the 
California State Fire Marshal's Office (OSFM), created new requirements under Chapter 7A, "Materials 
and Construction Methods for Exterior Wildfire Exposure" of the California Building Code (CBC), for the 
"Wildland Urban Interface" (WUI). These new codes include provisions for ignition-resistant construction 
standards in WUI areas, and the fire hazard severity zones are used by building officials to determine 
appropriate construction materials for new buildings in WUI areas. These regulations were created to 
prevent fires from spreading and burning homes, if and when they do ignite.

During the Tubbs Fire in Santa Rosa in 2018, 51% of the 350 single-family homes built after 2008 in the 
path of the Camp Fire were undamaged, according to a McClatchy's analysis7 of CalFire data and Butte 
County property records. This is because homes built in the State after 2008 implemented the fire- 
resistant building codes in high risk areas (WUI). By contrast, only 18% of the 12,100 homes built prior to 
2008 escaped damage. In the Tubbs Fire, an ember started the fire at the Walmart; that building had 
concrete exterior walls. It burned it to the ground.

The Motions Threatens the City's Goals to be Sustainable and Threatens the Mayor's Green New Deal
The Council motion states "much of this increased risk [of wildfires] comes from the growing impacts of 
climate change that has changed the ecological makeup of our forests and climatic shifts that have driven 
the region into drought year after year." Prohibiting wood is a superficial and short-sighted solution to 
the underlying problem—climate change—and is indeed no safer. Doing so would eliminate climate- 
friendly building materials in lieu of those that contribute to climate change.

Steel and concrete are by far the largest polluters of greenhouse gases in the building and construction 
industry, contributing overall to the root cause—again, climate change—leading to the very fires 
mentioned in the motion. We need wood construction so as to not push us further into this climate change 
nightmare. Wood from managed forestry stores carbon, as opposed to emitting it. As trees grow, they 
absorb CO2 from the atmosphere; a cubic meter of wood contains around a ton of CO2. Conversely, 
worldwide steel production currently accounts for 9% of all direct emissions from fossil fuels8. Concrete

5 Smith, "Heavy Timber..."
6 American Wood Council, American Forest & Paper Association: "Heavy Timber Construction", 2003, foreward.
7 "Built to Survive: Homes in California's Burn Zones Must Adapt Fire-Safe Code", Sacramento Bee, April 22, 2019.

January 2019, Financial Times: "Cleaning up Steel is Key to Tackling Climate Change" https://www.ft.com/content/3bcbcb60- 
037f-11e9-99df-6183d3002ee1

8
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Los Angeles/Ventura Chapter

is responsible for 8% of the world's carbon dioxide (CO2) emissions (2.8B tons). Not only does wood 
remove more CO2 from the atmosphere than it adds through manufacture, but by replacing carbon­
intensive materials such as concrete or steel, it doubles its contribution to lowering CO2. A recent advisory 
report to the UK government found that "the greatest levels of [greenhouse gas] abatement occur when 
wood is used as a construction material...to both store carbon and displace high carbon cement, brick and 
steel." 9 The report concluded that increasing the use of timber in construction could triple that amount. 
However, while we can craft methods to offset the emissions steel contributes, eliminating it from building 
materials is simply not an option. We need it all.

Wood Construction is Significantly Less Costly than Steel and Concrete
Wood is a more economically-viable solution for builders who build six stories or less. In a cost comparison 
of wood framing vs. steel framing, the wood building design saved an estimated 22%.10 Wood allows the 
reduction of labor costs by allowing off-site materials preparation; reduces carrying costs by enabling 
shorter construction schedules, delivering projects to market faster; and reduces foundation costs and 
transportation costs due to its light weight.

This Motion will Dramatically Increase the Cost of HHH Projects, Affordable Housing and TOC Projects
New regulations like this motion, as well as other mounting costs, continue to make housing too expensive 
to deliver. One of our members, who builds solely affordable projects, specifically for veterans, has priced 
out the cost of this motion, if it were to pass. In one project, where prevailing wage is not required, the 
final cost of the product delivered to the veterans would increase from $250,000 to $373,650 per home. 
In North Hollywood, a smaller square footage home under prevailing wage already costs $347,000; the 
motion's requirements would change the project cost to $362,000. Additionally, this increase in cost 
would cut out the lowest income buyers at 60% of the average median income.

Los Angeles magazine reported in March 2019 that "the average total cost of a unit of homeless housing 
under the HHH program—first projected at $350,000—had exceeded $502,000 by early [2019]. There are 
more than 1,000 units in the HHH pipeline whose cost will exceed $600,000 each, and one project in which 
the cost per unit tops $700,000,11 quoted in the audit conducted by Controller Ron Galperin. On materials 
costs alone, this motion would increase the cost of a unit by $10-$12 per square foot, leaving less money 
to spend on the production of units and balloons the cost of production, all while making residents no 
safer. The City has taken enough heat from the public and the media over the embarrassingly high costs 
to produce subsidized housing; why make matters worse?

Mass Timber Is the Future
The International Code Council (ICC) approved code change proposals in 2018, allowing up to 18 wood

9BBC: http://www.bbc.com/future/story/20190717-climate-change-wooden-architecture-concrete-global-warming
10 Breneman, Scott. Opportunities for Wood in Low-Rise Commercial Buildings http://www.awc.org/pdf/education/des/AWC-
DES1100A-LowRiseCommercial-1608.pdf

LA Magazine: An Audit Lays Out What's Gone Wrong with LA's Homeless Housing Measure 
https://www.lamag.com/citythinkblog/proposition-hhh-audit/
11
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Los Angeles/Ventura Chapter

construction stories for inclusion in the 2021 International Building Code (IBC). The State Fire Marshall is 
currently navigating an accelerated review process via Gov. Brown's Executive Order B-52-18 in support 
of wood products innovation, recognizing wood's abilities to sequester carbon and mitigate the effects of 
climate change. This new regulation will allow additional height using wood construction, as Oregon and 
Washington State did in 2018. After a determination made in late September this year, the CA State Fire 
Marshall is submitting a code change to expedite the adoption of the policy that ICC has proposed for tall 
wood buildings. Even if the request is not approved, it will take effect in the State de facto in January 2023, 
or as early as July 2021 if all code change requests are approved. Eliminating wood construction in LA 
would not only be counterintuitive to the motion's acknowledgement of climate change, worsening the 
very effect it aims to address, but it would regress L.A., rather than move us into the future.

We've Been Here Before—the Result is the Same. Wood Is Safe, and Necessary
Council reports concerning the fire safety of wood have already been deliberated at Council. Both times, 
in staff reports and interviews with the Department of Building and Safety, DBS has clarified: "unprotected 
wood is a hazard. However, the code requires wood to be treated with fire retardant chemicals and 
wrapped into fire resistance drywalls when wood is used" (DBS report, Dec. 5, 2016)." The "Building a 
Safer Los Angeles" motion has nothing to do with fire performance or fire safety. We must put our trust 
in the International Code Council (ICC) to determine the highest levels of safety. Today, buildings are 
designed to withstand fires, irrespective as to whether they are built with wood or steel. Let's work 
together to keep costs low, not increase them, so that we can continue to safely house more Angelenos.

Sincerely,

Tim Piasky
Chief Executive Officer 
BIA-Los Angeles/Ventura

CC: Vince Bertoni, Director, LA City Planning 
Rushmore Cervantes, Executive Manager, HCID
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