CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

PUBLIC HEARING: May 12, 2009

SUBJECT: Public Hearing to discuss the Draft 2006-2014 Housing
Element Update

APPLICANT: City of Carson

REQUEST: Review, evaluate and provide comments and

recommendations on the Draft 2006-2014 Housing
Element Update

PROPERTY INVOLVED: Citywide

COMMISSION ACTION

Concurred with staff

Did not concur with staff

Other
COMMISSIONERS' VOTE
AYE NO AYE NO
Chairman Faletogo Grabher
Vice-Chair Saenz Park
Brimmer Schaefer
Brown Verreit
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Introduction

State Housing Element law requires cities to plan for needed housing for the period of
2008-2014. All California cities are required by Article 10.6 of Government Code
(Sections 655580-65590) to adopt a housing element as part of their general plan and
submit a draft and adopted element to the State Housing and Community Development
(HCD) for review and compliance with state law.

Background

On April 28, 2009, the Planning Commission held a workshop on the Draft 2006-2014
Housing Element Update and directed staff to schedule the public hearing and to provide
fact sheets on affordable housing. Staff researched what other communities and
housing advocacy organizations have experienced with affordable housing projects and
have provided “Fact Sheets” to represent affordable housing findings.

The housing findings identified that: the location and development of affordable housing
projects have no significant impact on adjoining property values; appreciation rates near
affordable housing were at least as high as the area average; people who live in
affordable housing projects are teachers, social workers, dental hygienist, and other
similar working groups; and there is no evidence of an increase in crime in a
neighborhood resulting from an affordable housing project.

The city's existing housing element was certified by the HCD in July 2002. A proposal
released in April 2006 by the Southern California Association of Governments (SCAG)
found the city of Carson in substantial compliance with the housing element goals by
having produced 199% percent of its overall Regional Housing Needs Assessment
(RHNA) target by 2005 (Exhibit No. 3). The RHNA basic construction need through 2005
for the city of Carson was 623 total housing units. Carson produced more new homes
than expected but did not meet the targeted income levels for very-low and moderate
income households identified in the RHNA.

HCD established the planning period for the current Regional Housing Needs
Assessment from January 1, 2006 to June 30, 2014. The planning period originally ran
from July 1, 2005 to June 30, 2014, however, it was reduced six months (eliminating the
fast 6 months of 2005) by HCD, thus shortening the planning period from 9 to 8 % years.

The 2006-2014 RHNA allocates a housing need of 1812 units for Carson. The allocation
of 1,812 units is broken down into four categories as follows: 461 very low-income
households; 287 low-income households; 307 moderate-income households: and 757
above-moderate income households.

The current housing element cycle requires cities to plan for needed housing for the
period between 2006 and 2014. State law requires that housing elements be internally
consistent with the city’s general plan and include:

1. A Housing Needs Assessment that looks at existing needs including:
overcrowding; condition of housing stock; assisted affordable units at risk of
converting to market rate; and projected needs based on the RHNA.
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2. A Sites Inventory and Analysis that provides a parcel-specific list of potential sites
where the needed housing can be developed.

3. A Housing Constraints Analysis that Iidentifies governmental and non-
governmental constraints to housing production and fo providing housing for
persons with disabilities.

4. ldentification of housing programs to remove or mitigate governmental constraints
if appropriate, and for developing housing for low-and moderate income
households.

5. Quantified objectives that estimate the maximum number of units by income level
that the city intends to construct, rehabilitate and conserve during the Element’s
planning period.

The Housing Element Update will also consider recent state legislation and evaluate any
potential impacts that it may have towards: Redevelopment Agency related housing
projects; mixed-use housing; inclusionary/affordable housing programs; and housing
involving special needs homeless/disabled populations.

California Assembly Bill No. 2348 (Mullin) amends state housing law to require that the
housing element identify adequate sites for housing, including rental housing, factory-
built housing, and mobile-homes. The bill amends the criteria for the inventory of sites to
require sites to be identified that can be developed for housing within the planning period
to accommodate that portion of a city’s share of the regional housing need (RHNA) for all-
income levels as specified.

Carson is obligated to support and promote the production of new housing for all
economic groups as a result of various planning and redevelopment laws. The success
of Carson’s housing palicies will be as a result of private/public partnerships and effective
programs that preserve and expand affordable housing opportunities for a range of
income levels. The Draft Housing Element Update included a community outreach public
forum held on February 25, 2009 at the Juanita Millender-McDonald Community Center
and a housing needs survey to encourage broad participation from community
stakeholders. A final public hearing will be conducted by the City Council to consider the
recommendations of the Planning Commission and for adoption of the Housing Element.

General Plan Requirements

Existing housing element goals, policies and implementation measures are proVided for
in the current General Plan (Exhibit No. 2). The following are the 2002 Housing Element
goals and “Draft Housing Element Update” goals.

Goal: H-1: Improvement and maintenance of the existing housing stock while
preserving affordability.

Goal: H-2: Maintenance and enhancement of neighborhood quality.

Goal: H-3: The city shall seek to provide an adequate supply of housing for all

economic segments of the city.
Goal: H-4: Protection of the existing supply of affordable housing.
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Goal: H-5: Housing opportunities to all persons regardless of race, religion,
ethnicity, sex, age, marital status, household composition and other
arbitrary factor.

Goal: H-6: Long-term maintenance of private properties with common area
ownership, such as condominiums and planned unit developments.

Goal: H-7: Conservation of natural resources and reduction of energy
consumption in all areas of residential development.

Goal: LU-8: Promote mixed use development where appropriate.

Proposed “Draft Housing Element Goals”:

Goal 1: Improvement and maintenance of the existing housing stock while
preserving affordability.

Goal 2: Maintenance and enhancement of neighborhood quality.

Goal 3: The city shall seek to provide an adequate supply of housing for all
economic segments of the city.

Goal 4. Protection of existing supply of affordable housing.

Goal 5: Housing opportunities to all persons regardless of race, religion,

ethnicity, sex, age, marital status, household composition or other
arbitrary factor.

Goal 6; Long-term maintenance of private properties with common area
ownership, such as condominiums and planned unit developments.

Goal 7: Conservation of natural resources and reduction of energy
consumption in all areas of residential development.

The above housing goals provide the city's vision for quality/affordable housing
opportunities for all of Carson residents in compliance with state housing law
requirements. For a comprehensive review please see attached Exhibit No. 2
(existing General Plan Housing Element Goal, Policies and Implementation
Measures) and the “Draft Housing Element” (page 89 Housing Plan/Goals & Policies).

li. Analysis
Proposal

Staff is recommending that the Planning Commission consider:

1. Whether the proposed “Draft Housing Element Update” adequately provides
goals, objectives and implementation strategies for the production of safe, quality
affordable diverse housing opportunities and:

2. Whether the proposed “Draft Housing Element Update” proposes adequate goals,
objectives and implementation strategies for the preservation of existing quality
housing stock and provides the necessary zoning ordinance recommendations to
promote housing for the special needs population including the physically/mentally
disabled and the homeless.
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V.

Topics for Discussion
* Affordable Housing Strategies
= New changes in state housing law
= Inclusionary Zoning
= Mixed-Use housing opportunities
= Green building standards
@ Mobiie home rent control/mobile home park conversions

Conclusion

If, after receipt of public testimony and Commission discussion, the Commission concurs
that the Housing Element update is ready for inclusion in the General Plan, staff
recommends that it be forwarded to the State Housing and Community Development and
to the City Council with a recommendation of adoption.

The draft Housing Element will be submitted to the State Department of Housing and
Community Development (HCD) in accordance with state law. HCD will submit its
comments on the Element and may request certain changes and additions. These
changes will be incorporated into the draft Element reviewed by the Commission. If the
changes are minimal and do not significantly impact policy decisions, staff recommends
that the revised Element be submitted directly to the City Council. If the changes are
more substantial in nature, the revised Element will be returned to the Planning
Commission. Upon final adoption of the Element by the City Council, the Element will be
re-submitted to HCD. Per Section 65585 of the Government Code, HCD will then review
the adopted Housing Element within 90 days of receipt and submit its findings back to
the City.

Recommendation

That the Planning Commission:
1. OPEN the public hearing and receive public testimony;
2. COMPLETE review of the Housing Element in light of testimony received; and

3. FORWARD the Housing Element to theState Housing and Community Development
and to the City Council with a recommendation of adoption.

Planning Commission
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Vi. Exhibits

1. Draft Housing Element (under separate cover/refer to previously provided copy)
2. Copies of Draft Housing Element Update revisions/summary
3. Affordable Housing Fact Sheets
4

Draft Housing Element Update Schedule
& o

o

Prepared by: . . w‘"”',ﬁ

74k Gonzalez I, Associate Planner

;

Approved by: R e ﬂ“m m
Sheri Repp, Planning E\Aa_nagpr ) T
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REVISIONS TO CARSON ELEMENT _
SUMMARY OF REVISED CHANGES TO BE INSERTED INTO DOCUMENT

Page ¢ A paragraph has been added at the top of the page to discuss
recent revisions 1o State Law regarding new requiremants for transitional
supportive housing, emergency shelters and single-room occupancies (SRO's)

FPage 37 Table 27 has been revised to correct the name and tenancy of the
Carson Terraces Senioi’s with senior tenants

Page 43 Table 29 was revised to add some column headings to add clarity
o the table

Page 55 The discussion on Transitional Housing and Emergency Shelters
has been corrected 1o indicate that there are emergency shelter services and
transitional housing in the City of Carson

Page b& The top paragraph has been corrected to identify the conditions by
whith transitional supportive housing and emergency shelter facilities are
perritted

Pages 74, 75 and 76 Additional information has been added to Tabie 40
Page 76 Section C title has been changed

Page 80 The section heading was changed and the discussion on
Homeless Programs in the City was revised to show the Peace and Joy Care

Center as the only service provider in the City

Pages 81-84 The table title for Table 41 was changed and some new
programs were added

Exhibit 2




identified for housing in the prior Element {AB 1233); and notifying water and sewer
purveyors of Housing Element goals and policies and establishing priority service for
units affordable fo lower-income households (SB 1087). The contents of this updated
Housing Element comply with these amendments and all other requirements of Housing
Element law,

Recent revisions to State law require that the City's zoning code permit transitional
supportive housing (7 or more persons) and emergency shelters in at least one non-
residential zone as permitted uses and transitional supportive housing (7 or more
persons) as a conditionally permitted use in appropriate residential zones. Similarly, in
providing for a variety of housing types, appropriate zoning must be identified for single-
room occupancies (SRO's). Standards for sald fransitional housing and shelters shall be
no more restrictive than standards that apply to other residential uses of the same type
permitted in the same zone. The City has identified the ML (Manufacturing Light) zone
district to permit transitional supporiive housing and emergency shelter facilities by right
in a non-residential zone in the City and will allow transitional supportive housing with
the approval of 2 cenditional use permit in at least one residential zone in the City,

The City is obligated, under the California Government Code Section 65583, o remove
potential and actual governmental constraints upon the maintenance, improvement, or
development of housing for all income levels and for persons with disabilitiss.
Spegcifically the City must adopt a program to provide for reasonable accommodation of
housing for the disabled which may include adoption of 2 “reasonable accommadation”
ordinance or the State’s ordinance addressing the housing needs of the disabled.

Regional Housing Needs Assessment

Section 65583 of the Government Code sets forth the specific componenis fo be
contained in a community's housing element. Included in these reguirements is an
obligation on the part of local jurisdictions to provide their “fair share” of regional
housing needs. Lecal governments and Councils of Governments {COGs) are required
to determine the existing and future housing need and the aliocation of said need must
be approved by the Califerria Department of Housing and Commiunity Development
(HCD). Carson is a member of the Southern California Association of Governments
and SCAG is responsible for preparing the Regional Housing Needs Assessment
(RHNA) for the six-county territory that it represents.

HCD established the planning period for the current Regional Housing Nesds
Assessment from January 1, 2006, to June 30, 2014. The planning period originally ran
from July 1, 2005, to June 30, 2014, however, it was reduced by six months (gliminating
the last 6 months of 2005) by HCD, thus shortening the planning peried from ¢ years o
8% years.

SCAG's aliocation for Carsen was a total of 1,812 units. The allocation of 1,812 units
for Carson is broken down info the four categories as follows; 461 very low income
housshelds, 287 low income households, 307 moderate income households, and 757
ahove moderate incoms households.

City of Carson 6 2006-2014
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Talble 27

City of Carson
Assisted Housing Inventory

Project Name, Types of Earliest Total # # of Tenani | Bdrm. : Reporied
Address & Project-Based | Potential Units in Units Condition
Teiephone Address T Govt, Conversion ;. Project Subj. to
Number ! Assistance Dates i Convar-
: sion
Carson 21811 So. Main St Applving for Good
Cérdens Carson, TA 80745 a 5year 107 101 182
Retirement HUD 221 D4 exiension Senior
Apts.” on 10/0G
0420600
El Camino 24735 5o Main 8t | Redew. Poor
Village Semor | Carson, CA 90748 Agency Sel- 45 0 Senior | 012 |
Complex Aside 2022
Avalon 722121 So. Avalen Low lncame Very Good
Courtyard Bivd. Housing Tax Qz 8] Senior 0,1.2
Senior Project | Carson, CA 80745 Credits/Agency
| Set-Aside 2024
- Carson 832 £, 218”7 Low income Veiy Gaod
: Terraces Carson, CAG0745 Howsing Tax a2 O Seniors | 0,12
Seriiol's Credits/dgency | 2028
Set-Aside
545 E. Carson St Very Good |
Villagie Carson, CA BGT45 148 { Family | 1234
Grage Manors | 2237 & Grace HUD Section 7 units are : Very Gogd
Apartments Carson, CA 80745 acic market rate 38 38 Family : 1,23
& 30 units
are Section
5 Vouchers |

Seource: Willdan and City of Carson Community Development
* At Risk of Converting to Market Rafe

F. Energy Conservation

Thie affordability of housing can be reduced by increases in utility costs. The City of Carson
has opportunities to directly affect energy use within its jurisdiction. in addition fo
complignce with the California building standards of the Intemnational Building Code and
Title 24 of the California Administrative Code related to energy conservation, the City has set
forth goals and policies which encourage the conservation of non-renewable resources in
concert with the use of aliernative energy sources to increase energy self-sufficiency, A
Green Task Force (GTF) was established in the City of Carson to develop programs o
promote energy efficiency and pursue altemnative energy sources.

in large patt, energy savings and ulility bill reductions can be realized through the following
ensrgy design standards:

City of Garson 37 2008-2074
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Tabile 29
City of Carson
Existing Housing Needs

| Greater
Less Than 30 1o 50to | Than |
Housing Need 3% 50% 8% | 80% Total
Al Houssholds *
Renters 776 | 738 1,035 2,638 5,191
Ownears 923 1,356 2,188 14,298 18,766
Total Households | 1,886 2,084 3227 16,937 23,957
Households with any Housing Problems
Renters 871 677 831 1,088 3,247
Owners 540 875 1,448 5,362 8,325
Total Housaholdsi 1,311 1,882 | 2,27¢ 6,430 11,572
Households with Overpayment
Renters 651 817 i 478 200 1,846
Cwners 594 218 1,293 3,117 5,822
Total Households | 1,245 1,435 1,771 3,317 7.768
Substandard Housing
Suitable for Rehab 332
Needs Replacement 8
Teial Units 332
Special Needs
Elderly Persons 9 .581
Disabled Perscns B 8,638
Extremely Low income 1,840
Large Farndlies 6,089
Female-headed Hhids 4,244
Farmworkers 58
Homeless Persons™ 1,332

Source: 2000 U.S, Census Report

HUD CHAS Data Set for 2000 Census®

Mote: Special needs figures cannot be tolaled because cafegories are not exclusive of ona anather.
“Homeless figure hased on estimates frem the 2007 LAHSBA Greater Los Angeles homiless count

Special Needs Groups: Certain households in Carson may have a more difficult time finding
decent, affordable housing, including the eidery, disabled persons, exiremely fow income
households, large families, female-headed households, farmworkers, and the homeless.

The special needs of elderly households result from their limited and fixed incomes,
physical disabilites and dependence needs. Female-headed households also tend to
have lower incomes, thus limiting housing avallability for this group, while the special housing
naeds of farmworkers often siem from their low wages and the transitional nature of their
employment. It is extremely low income persons who are the highest need group because
they require the deepest subsidies to make housing affordable.

City of Carson 43 2008-2014
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Second Unifs: The City's Zoning Ordinarice provides for the ministerial approval of second
dwelling units on single-family zZoned lots which can serve io create new costeffective
housing opportunities while using existing infrastructure. Developmerit standards that are
applicable to second units include the following:

A Minlmum Lot Size

1. Seven thousand five hundred sguare feet required within the RS
(Residential, Single-Family) Zone.
2. Six thousand five hundrad square fest required within the RM (Residential,

Multiple-Family) Zone.

B. Unit Sizes
1. Zero (0) bedroom, one bathroom and kifchen: five hundred square foot
maximum.
2. One (1} bedroom, one bathroom and kitchen: six hundred fifty square foot
maximem,
3. Two {2) bedrooms, one bathroom and kitchen: seven hundred square foot
raximiun.

. Required Setbacks
1. A detached second dwelling is required to be set back 5 minimum of ten
feet from the primary residential struciure and a minimum of six feet from
accessory structures. Side yard setbacks are five fest and rear yard
setbacks are fificen fest.
2. If 2 second unit is proposed ghove an accassory struciure, the minimum
side yard setback is ten (10} feet, including the accessory structure.

o Permifted Height
1. A-second dwelling unit is limited to twe stories, with the maximum buiiding
height for a second dwelling unit established at thirty feet.

E. Required Parking

1. Studio Umit: 1 uncovered off-street parking space
2. 1 Bedroom Unit: 1 space in a garage or carport
3. 2 Bedroom Unit: 2 spaces withii a garage (applies also fo any unit

gxceeding 700 square feetll

Transitional Housing and Emergency Shelfers: There are emergency shelier services
within the City of Carson. Pursuant to State law, the City permils transitional or
supporiive housing (when there are 6 or fewer residents) in all residential zones in the
City. These types of facilities are subject to the same underlying zoning standards as
other residential uses in the same residential zoning district. The City funds one
transitional and supportive housing organization (Peace and Joy Care Center} i the
City. This organization is designed to primarily serve abused and batiered women and
their children.

City of Carson 58 2006-2014
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The City has identified the ML (Manufacturing Light) zone district as an appropriate
zone district to permit transitional supportive housing and emergency shelter facilities by
right. Furthermore, the City intends to modify its code to permit transitional supportive
housing in at least one residential zone in the City with the approval of a conditional use
permit {see Table 41),

Planning Entitiement and Building Permit Fees

Planning entittement and building permit fees are collected by the City to defray project
entiiement and review costs incurred by the Planning and Building and Safsty
Divisions. Table 34 includes the fees charge for basic planning entittement applications.
Building permit fees, on the other hand, are based on the total valuation of the property,
which are depicted in Table 35.

Table 36 identifies an entitlement fee comparison survey of the planning and bui iiding
fees of Carson's surrounding communities. The survey indicates that Carson has rauéh
lower fees than these communities thereby making it less costly to build in Carson. in
addition, to help keep costs down, the Gity Council may waive building fees or the
Redevalopment Agency may pay the fees for the developer.

Table 34
Carson Planning Entitlement Fees

Fea - Fee

Fee Schedule Fee - Schedule
Gereral Plan Amendment | @2 500 Development Agreement ; $5,000 |
Zgne Change $2 SOO' Environmental Review i $500
C}rdmance Amendment 51 SE}O ' Spemfc Plan $4,0BG
\/aname $1 O{}O Landscape Plan Cheok
Carsditfonai Lse Permit ‘S? 500 $2 5{30 2,500-7 500 sq.it, 5?20
Tentative Tract Map - 5’33}000 7.501-15,000 s it $180
15,001-30,000 sa.ft 3380
Tentative Parcel Map $3.600 : .
30,001 to one acre $440
City of Carson 53 2006-2014
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Table 40

Evaluation of Program Accomplishments

Program Name

Description

Goals

Accomplishments/
Recommendad Actions

Housing Improvement

Residential
Rehabilitation Program

Provides financial assistence through loans
and grants and technical assistance 1o repair
code violations and provide basic housing
repairs.

Continue to provide
loans and granis to
qualified
Homesowners

200 loans and granits
provided folating $3.3
miftion

(Continue Program)

Code Enforcement
Program

Building and Safety Division responds to
complaints of viclations of the City's building
codes and provides inspedtions and nolices 1o
property swners to bring theif units info
comphancs.

1,870 annually

{Continue Program)

Residential Property
Rapoert {RRP} Program

This prograim eslablished by City ordinance
reguires that 2 RPR he-ebtained from the
City before the sale, exchangs, or fransfer of
a previously oocupied resideniial property.
The report allows the City to verify that
residential buildings meet certain Zoning and
Buiiding Code requiremenis atthe time of
sale.

800 Annuatly

{Continus Progrivm}

' Residential
. Neighhorhood Safety
: Program

Offers a range of neightorhood safety
programs:through thé Public Safety
Uepariment including: neighborhood watch;

| properly identification: communily forums;

residerdial security survey and crime
prevention and gommunity relafions.

{Cantinue Program)

Historic Preservation
Pragram

inceniives are offered thwough this program
to eéncourage owners of historic desighated
properties fo maintain and preserve their
structures,

Not implemented

Program Discontinued

Carson Beaudfiyl
Frogram

This progrant honors excellence in property
upkeep by selecting "award winning”
properties thal reflect hard work and pride of |
ownaership,

(Continue Program)

Mobile Homs Park
Maintenance Programh

Protect the affordability of mobile heme units
through the requirement of rent control, and
provide lcan assistance for mobile home
rehabilitation

Cortinue to provide
loans to mobilshome
parks {o ensure
proper property
mainienance

$316,000 in Loans

{Continue Program)

E Housing Development

Bevelopment Funding fof
| Multifamily Housing

The City's Redevelopment Agency provides
developmeant assistance through
Redevelopment Sel-Aside funds {o promote
the development of affordable multifamily

housing

Continue to
encourage
developers fo submit
qualified proposals
for Agency
consideration

Redevsiopmant Agency
Agreement for Garson
City Centef provides
$12.9 million (expected
compigtion 2011}
{Continue Program)

City of Carson
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Program Name

Bescrigtion

Goals

Accomplishments/
Recommended Actions

¢ Housing Development
. Through Development
Agresmenis

Development Agreements batween a
developer and local government outlines the
regulations and policies governing the
davelopment with the requirement for
affordable housing often includad,

Encourage the
development of safe
and affordabla
housing

$15 million in financial

assistance

-(Continue Program)

Assess usé of City-
owned/publicly-ewnad
fand for affordable
housing

This program evaluates alternative means o
provide for affordable housing including long-
term leasing of City-owned of public-ownad
land for housing development.

Assess feasibifity of
retaining a gualified
development project
on agency/city jand
meeting agency
erlteria

$20 million in land value

{Continug Program)

 Afiernative Afferdable
¢ Housing Finance
Programs

The City will assess a variety of alternative
funding mechanisms for the consfructon of
new affordable housing.

Fursue and retain
several qualifiad
financing sources
and invesiment
pariners of affordable
housing development

100 million in alternative
financing sotutions and
investment opportunities
{Continue Program}

Davelopment of Special
Neegds Housing

Facilitate the developmeant and maintenance
of Special Needs Housing for seniors, the
homeless, and physically and mentally
disabled.

Evaluaie and
encourage
development
oppeitunilies for
special nesds
housing

$15-million provided for

developer assistance
{Continue Frogram)

Bupport Affordable Housing

* Facilitate the
Preservation of Ab-Rigk
Housing

This program will monitor at-risk housing,
inform tenants of potential conversion o

market rate, and educate tenants on potential;

tenant purchase of units.

Monitor the
affordable housing
stock for units that
are at risk of
conversion

130 units have five year
renewal contract with
HUEY or Section 8 i
Vouchers and no current ©
units at risk of convarsion
{Continue Program)

; Facilitate the
¢ Development of
Multifamily Housing

Faciitate the developrent of multifamity
housing through the rezoning of appropriate
commercial, indusirial and residential zones
and through the removal of the conditional
use permii requirements for affordable
rultifamily programs.

tdentify potential
sHes suilable for
multifamily habsing
development and
agquire site or retain
qualified developerto
gequire the gite

$15 milkon provided for
developer assistance

{Continue Program)

Rental Assistance

Section & Rental
Assistance Program

Frovide rental subsidies o very
low income househaolds.

Wl with Los
Angeles Housing
Authority to monitor
existing vouchers
and certificates and
pursue addifiongl
assistance

Approximately 378
Saction B rental assisted
uriis are provided in
Carson by the'Los
Angeles County Mousing |

Authority
| {Continue participation in

Section 8 rental
assistance program)

Renial Assistance

Redevelopment Set-Aside funds are usaed o
provide on-going rendal subsidies to maintain
affordable renial units for very low ncomsa
. households.

Foster and maintain
quality affordable
rantal housing for low
and very low income
residents

Approximately 125
househdids assisted with
$208,000 in subsidies
annually

flontinue Program)

City of Carson
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Programn Name

Description

Goals

Ascomplishments/
Recommended Actions

| Homeownership Assisfance

First Time Home Buver
Program

Provide firs{ time homebuyers with a
deferred/amortized second mortgage up o
$100.000 per household.

' Support
' homeownership
' opporturities for low

and moderate
income househoids-
50 housshoids

Assisted approximately

60 households with silent

‘second trust desds at

more than $5.74 million

{Continue Program)

annually
Fair Housing
Provide funding to non-profit organization(s) -~ I .
Tenani/landiod to provide dispute rasclution services, legal ii‘é%ﬁ);g efforts fe i;;‘;g?rf fu;:;\r:i% sif Fair
Mediatién and Legat advice and represenizficn on teénantlandlord tenandiandiorn ; g
Searvices Assistance matters, ag well as other civil and consumer ; .
digpuies {Continue Program)

issues.

Energy Conservation

. Energy Conservation

The City shail continue to support and assist
in publicizing energy conssrvation programs
offerad through Los Angeles Counly and
Edigon International.

“Ennourage use of

engrgy saving

“programs through

the utilities

{Continue Program)

companies,

C. Affordable Housing Implementation Strategies

The Housing Element describes the housing needs of the Cily's current and projected
population, as well as the gpecilic needs resuliing from the deterioration of older units and
special needs for cartain segments of the City's population. The goals and policies contained
in the Housing Element address the City's identified housing needs. These goals and
policies are implemented through a series of housing programs that are funded and
administered through a variety of iocal, regional, state and federal agencies. The following
comprehensive program strategy consists of both programs currently in use in the City
and additicnal programs to provide the opportunity to adequately address the City's
housing needs.

The housing programs in this segtion include: programs which were set forth in the previous
1008-2005 Housing Element; programs which the City has undertaken since the adoption of
the prior Housing Element; and new programs which have been added to address an
unmet housing need. The City's 2006-2014 program strategy builds upon the evaluation
of program accomplishments under the 1988-2005 Housing Element contained in the
previous section. This section provides a description of each housing program, previous
program accomplishments, and future program goals. The Housing Program Summary
(Table 41} at the end of this section summarizes the future 5-year goals of each program,
along with the identification of the program funding scurce and agency responsible for
implementation.

I43] 2008-2014

Housing Element Update

City of Carson




Special Needs Housing

13.

Homeless Programs

Homeless programs serving the City of Carson are administered by the Los Angeles
County Homeless Services Authority (LAHSA). LAHSA is 2 joint powers authority
created by the City and the County of Los Angeles for the pumpose of planning,
coordinating, and managing resources for homeless programs. LAHSA is the lead
agency for developing a Continuum of Care (COC) strategy for the region fo meet the
needs for homeless persons for emergency shelter and to provide services and
housing to transition homeless from emergency housing to transitional and permanent
housing. For a vanety of services, Los Angeles County is divided into sight Service
Planning Areas (SPAs). LAHSA utilizes these SPAs in planning, coordinating, and
managing resources for homeless programs. The City of Carson is located in SPA 8—
South Bay.

There is one agency that provides homeless services located in the City of Carson. The
Peace and Joy Care Center provides 15 beds of fransitional housing and supportive
services for hameless families facing domestic viclence with dual diagnosis including
mentat liness and substance. Supportive services include crisis hotline intervention,
counseling, life skills training, childcare, case management services and employment
oreparation, among others.

Fair Housing

14.

Fair Housing Program

Fair Housing services are provided to the residents of the City of Carson by the
Housing Rights Center. The City funds an annual contract for the Housing Righis
Center fo provide a variety of fair housing services including: annusat housing
audits, fair housing workshops for property managers, owners and tenants
education, fair housing outreach, and enforcement of housing complainis within
the Civil Rights (Federal and State] laws. Services are provided fo more than 300
persons annually. This program sefves 10 meet a City housing goal to support
the enforcement of fair housing laws and services fo affirmatively further fair
housing within the City.

City of Carson 80 2006-2014
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Table 41
Affordable Housing Strategies and Programs

. Housing Program

Frograny Objective

5.%ear Action

Funding Bource

Responsibie Agency

Time Frame

Housing mprovement

Residential
Rehabilitation
Prograns

Sode Enfdrcement
Pragram

Residuntial Property
Raport (RRF)
Program

Provides financial
assigtance through
foars and grants and
technical assistance.
to repeir code
Respond to
complaints of
viclations of the City's
building codes and
provides inspections
and nofices o
Program reguires an
FFPR be ehiained
fromythe City before
the szle, exchange,
or transfer of a
previously gocupled
residential property

| allowing Tty (o verify
residential buiidings
meet carlain Zoning
and Bullging Codes. .

128 Households
Annually

1,800 complainis
annualty

800 annually

COBG.and
Redeveltpment

Redevelopment

Housing and Neighborhood
and Development Division

Building and Safaty
Civision

Development Services
Department and Building
and Safety Division

Ongoing

Ornigolng

Ongoing

Residentlal
Neighborhood
Safety Program

Cffers & range of
neighbiothood salety
programs through the
Public Safety
Deparnment.

La County Shiffs.
Depaitment. Public Safety

and Development Services

Ongoing

#fobile Home Park
Maintenance
Program

Protect the
affordability of mobile
| horme units through
the reguirement of
rant contrel, and
provide loan
assisiance for
mobile home
rehabilitation

60 units annusty

Houslng and Neighborhoed
and Development Division

Qngoing

Lead Base Paint
Testing and
Abatement Program

Provide testing and
ahaternent o housing
and mobile homs
siructures that are
acrjuired or
rehabiiitatad with
HUD funds

150 units tested

Housing and Meighborhood
Development Division

Ongoing

U Pevelopmeit Assistance

I: Davelopment Funding
for Mutiifamily Housing

Davelopmeni
assisfance to
promcte the
developrent of

HBOUSInG

affordable multifamily |

50 units annually

Development Services
Depariment

Crigoirg

Cily of Carson
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Table 41
Afferdable Housing Strategies and Programs
{continued)

3 ) o N o _ Responsible
- Housing Program | Program Objestive | B-Year Action Funding Sotres Agency Time Frame
. Development Assistance (Cont’d)
Development
. Agraements cutline
Hous .
Dg:szélgg ment the regulations and Cevelopment Cngoing
T nolicies geverning the Services Department,
Dg?;ggm - development with the See above goal Planning Division,
Agreements requirement for Cily Atlomey's Office
’ affordable housing
; often included.
i Assess.use of City- | Evaluatas altemative
_ owned/publicly- rgans to provide for Develo
] _ . prvient .
owned fand for affordable housing See above goal Services Department Ongoing
. affordable housing development '
; gvelopment. Planning Division
. Assess a variety of
igergag‘{e Housi alterniative funding Development Ongoing
; ordeble Housing | .. . fare Frp § .
Finance Programs meghamsms for the Services Deparment
construction of new :
| affordable housing,
Facilitate the
Developmaenit of 1 development ant i . Ongoing
Special Needs maintenance of See above goal ge""?‘.“-”t""fﬂg ﬂz rteaent
Housing Special Needs SIVICES Lepartment-
“Housing.
—— “Mariitar housing at- ‘
Cachtate e s, | Tisk of potentia Development Ongeing
Rigk Housing conversion to market. 1 Services Department
rate. .
: ngoing
Facilitate the Faciiitate the Nevel it
Development of development of S'gfj(i?’;ig
Multifamily Housing | multifamily housing Planning Division
. Continue to Development Ongoing
E;nsr;gﬂaonus implement dengity Services and
g bonus program. Flanning Division
City or Agency will
assess avariely of | Monitor and evaluate Bisvel s
Niobile Home Park alternative funding | conversion application Dﬁve ?pme{“ ‘“{f"‘"cﬁs
Cwnership/ mechanisms for process and provide Pgﬁ ﬁn;e&jsr;m Ongoing
Corversion Program | mobile homa parks | altemnative financial '
the convert 1o analysis
condominium use
City of Carson 82 2008-2014
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Table 41
Affordable Housing Strategies and Programs
{continued)

Housing Program

Responsiblg

Program Objecti ~Year fise ing i
g jective | &-Year Action Funding Source Agency Time Frame
- Rental Assistance
Provide rental
Section 8 Hental subsidies to very o . Los Angeles County ,
Assisiance Program | low income 578 units annuaily Housing Authority Cngoing
housshoids,
Provide on-going
! rental subsidies Tor N .
i Rental Assistance | affordable renital units ;zi:uhaoly seholds Ejggveicpmeﬁt [S)evglopm@nt Ongeing
: for very fow income ¥ s etvices
households.
. Homeownership Assistancs
: Provide first tme
homebuyers with a » Snaoi
First Time Home | deferred/omartized | o0 o owsing and ngoing
Buyer Program sacond morfgage up ' 4 D:;%fogjn'gr?i Divsion
to $100,000 per ' '
househdld.
Offers first time
homebuyers a fedaral
tax credit reducing o 4
Mortgage Credit the amount of faderal TOUSING an ,
gy i . See above goal Meghbiorhood 2ngoing.
Certificate Program taxe;s _to b(_e paa'd, thus Deveiopment Division goms
assisting firsttime
homebuyers fo qualify
for a mortgage loan.
- Fair Housing
: Provide dispute Sevelopment
' rasolutioh sgrvices, o
Temgﬁyiancﬁord legal advice and Caritinue o provide S?MC@S Department, .
Mediation and Legal) 2 . I . City Attomeys Office | Ongoing
. ; reprasentation on fair housing services :
Services Assistance| |, o and Public
tenan¥flandiord X ‘
matiers. Information Office
Energy Conservation
Suppeit and assist in !
Energy publicizing ensrgy gevglopmtt}ant + | Onaoin:
Conservation conservation Services Department | Gngoing
programs. and Planning Division
' Foreclosure Programs :
Provide pre- i
forectosure services
and post-foreciosurs
aclivity to assist
- . restdents in need of Housing and
;?ée?;;ufe Crises counseling and 7-10 homes Nelghborhiood Ongoing
ogr rehabilitation and Development Divisian
rosale of blighted
properties o
modetats income
families. i
;{5&%
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Tabie 41
Affordable Housing Strategies and Programs
{continued)

ﬂ Housing Program

Pregram Objective

5-Year Action

Funding Source

Zoning Changss

Transitional and
Emergency Sheliers

The City will amend
its zoning ordinance
5 permit transitional
supporiive housing
and emergency
gshefters in the ML
ZOne as a permitied
use and ransificnal
supportive housing as
& conditionally
permitted use inat
teast one residential
Zong.

Crdinance Approval

General Fund

Responsible .
Agency Time Frame
Planning Division By year 2010

The: City wilt armend
its zoning ordinance
o permit SROs v at
least one nore

i g*ggéii}%;?sﬁ 0 ;iiﬁ?g;?t;?:ﬂisaz Ordinance Approval | General Furid Planming Division By year 2010

a-conditionally
permitted use i
approprisie
rgsidential zones.
Adupt a "reasonable

Reasonable accormmadation”

Accommodation ordinance {o facilitate | Ordinance Approval | General Fund Planning Division By year 2010

Ordinance housing for the
disabled.

City of Carson 84 2006-2014
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Affordable Housing Fact Sheet, California Clean Air Project (CCAP) Page 1 of 2

Housing » Multi-Unit Housing Developers » Affordable Housing » Affordable Housing Fact Sheet, California Clean Air
Project (CCAP)

Affordable Housing Fact Sheet, California Clean Alr Project (CCAP)

~ZEA EMAIL THIS PAGE TO A FRIEND

What is Affordable Housing?

e According to the federal government, housing is considered “affordable” if it consumes no more than 30
percent of a household’s income. Housing that is commonly referred to as “affordable housing” is developed
using govemment assistance to ensure that housing costs do not exceed this level. Only households which mest
certain income restrictions, qualify for subsidized affordable housing. They must have an income that equals or
exceeds a fower limit and their income must not exceed an upper iimit. it is important to remember that most
residents of affordable housing are employed. Source~ Non Profit Housing Association of Northemn California
(NPH)

s At the Federal level, housing assistance programs are the responsibility of the Bepariment of Housing and Urban
Development (HUD). HUD places these housing assistance programs into four categories

1. Public housing is housing that is affordable to the lowest-income households. It is buik by the federal
government and operated by local housing authorities.

2. Privately owned subsidized housing consists of privately owned huildings, subsidized directly by HUD, the
rent charged to tenants is set by HUD. These buildings are often owned and operated by non-profits.

3. Block grant: In this system federal money is distributed to individual states and local governments, who
administer programs tailored to their own needs, but approved by HUD.

4,  Section 8: This is run by individual local housing authorities. A prospective tenant having qualified for
Section 8 assistance is issued a cerfificate and other documents and sent te find a rental unit.

e In California, there are approximately 148,000 units of privately owned, federally-assisted multifamily rental
housing plus additionai tax credit* and mortgage revenue bond properties, many with project-based rental

assistance. Elderly persons and families (also including low-income single adults, people with disabilities, farm
workers and more with lower-incomes who cannot afford to pay market rate rents occupy these units.

Source~ www. hed.ca.gov

& |n addition to HUD funding for affordable housing, in February, 2008, the California Department of Housing and

Community Develcpment (HCD), awarded $181.7 Million in Proposition 46 funding to create housing opportunities
for thousands of Californians. The awards were distribuied among 28 counties 1o provide housing opportuniiies for

more than 3,100 of California’s hardworking families and neediest residents. Proposition 46 is the $2.1 billion
housing bond approved by voters in November 2002,

Source~ Janet Huston, Director of Communications and Government Affairs, HCD.

e These Proposition 46 awards will assist over 2,000 Californians --seniors, disabied, homeless and those

transitioning from homelessness--t¢ realize the dream of an affordabie rental home. $145.3 million has been made

available through the Multifamily Housing Program {MHP) to provide permanent low-interest loans for the
construction of new affordable apartment homes and rehabilitation of existing affordable units.

Source~ Janet Huston, Director of Communications and Government Affairs, HCD.

Why Smoke-free Affordable Housing?

¢ There is no constitutional right to smoke. “The right to smoke or not to smoke is not a right that is protected
under the Civil Rights Act of 1964 or any other HUD enforced civil rights authorities and because netther smokers
or non-smokers are groups that receive special recognition under the Civit Rights Act of 1964, the restriction of
smoking in privately owned apartment complexes does not violate the statute.”

Exhibit 3

http://www.smokefreesandiego.org/content.php?sec=housing&id=2310&I.I=hs&L2=muh.., 4/29/2009 ff }{
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Affordable Housing Fact Sheet, California Clean Air Project (CCAP) Page 2 of 2

Source~ HUD Legal Counsel Letter of July 2003

e« HUD Detroit Regional Office Legal Counsel letter of July 2003 states that apariment owners are free under federal
law to make buildings totally smoke-free, so long as they “take caution to grandfather in those smoking residents
currently residing at the complex.”™. However, an October 2004 letter from the Seattle HUD office states "You
asked if there is any policy or legal basis that would require grandfathering-in smoking residents and if it is
permissible 10 require existing tenants to stop smoking in their units as long as they are given sufficient notice and
the change occurs at the time of lease renewal. There is no written HUD policy requiring the grandfathering of any
tenant."™

“Grand-fathering,” means for a reasonable period, such as until lease renewal. “The Chief Counsel recently clarified that
the term ‘grandfather’ as used in her letter does not mean a permanent exemption for existing smokers. She said that the
landiord could sither wait until the annual review or expiration of the smoker’s lease, or, in the case of a long-term lease,
untit after the provision of legally adequate nctice. She said that it was reasonabie to require tenants with long-term leases
0 move or cease smoking, as long as the smoker received reasonably adequate advance notice and had the option of
maving to an apartment in which smoking was permitted.” ***

Source~ "HUD Legal Counsel Letter of July 2003, ** Seattle HUD Office Letter of Qctober 2004

hitp.fwww. tesg.org/sfelo/HUD 2004 paf ** MEMORANDUM To: Jim Bergman From: Susan Schoenmarklin, May 2005 In
He: Analysis of the authority of Housing Authority Directors and Section 8 multiunit housing owners to ban smoking in
their residential units.

& Toimplement a smoke-free policy affordable housing agencies may:

~ Add smoke-free provisions o the “house rules” in public housing authority buildings.
As fong as the no smoking policies meet the normal house rules criteria HUD approval is not required.
Source~ HUD Legal Counsel Letter of July 2003

e If affordable housing operators wish to make no-smoking poficies a condition of the lease, HUD approvai is
required to the extent that the owner is bound to utiize HUD's model lease.

Sourco~ HUD Legal Counsel Letter of July 2003

[MPORTANT TO REMEMBER!

Since affordablfe housing residents have fewer housing options, affordable housing advocaies are very sensitive
{(and rightly so) to the possibility of peopie losing their housing altogether — for any reason. Educating tenant
advocates about ways to successfully implement smoke-free or smoking- restricted policies is a first step toward
smoke-free affordable housing.

CCAP- California’s Clean Air Project, a statewide project of ETR Associates
2210 21st Street, Sacramento CA 95818
Phone: (916) 452-8065 Fax: (916) 452-7374 E-Mail: cecap @ str.org website: www.ccap.elr.org
This material was made possible by funds received from the
Tobacco Tax Health Protection Act of 1988--Proposition 99,
Under Grant Number 05-45720 with the California Department of Health Services, Tobacco Control Section.
Dev. 03/086, Rev. 10/06, CCAP

I¢
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Why Affordable Housing Does Not Lower Property Values -~ Habitat for Humanity Int'l Page 1 of 3

¢ Habitat for H

Get Involved

Why Habitat is Needed

e Intemational Stalistics

o Fesources

Bonate to Habitat

Site Map | Contact USiHabitat for

&ﬁg‘ty% “Site Search Humanlity Int

Learn About Habiiat Where We Build Bupport Habiiag Faces and Places

Home »> Lagm About Habitat >> Why Habitat is Needed =L prirk

Why Affordable Housing Does Not Lower Property Values
From HomeBase/The Center For Common Concerns, San Francisco

Common Altitudes vs. the Facts

ltis a common belief that affordable housing, incluging residential care facilities and supportive housing, wil
lowear neighboring property vaiues. Howsver, numerous studies conducted over a pericd of many years and in
various locations find that this widely held preconception is incorrect. Why? Because property vaiues are
primarily determined by the condition of the particular property for sale and other broader, more complex forces
such as overall area develcpment and prosperity. The location of afferdable housing has no significant impact
oh these other conditions which determine property values.

A Wide Variety of Types of Housing and Residertial Areas Were Studied

The studies cover a wide scope both of kinds of housing and of residential areas, Elaborate studies have been
conducied regarding affordable rental heusing, owner-occupied housing, and housing for the physicaily and
developmentally disabled, mentally ill, the elderly and homeless women and children. The actual housing
structures vary from single family houses to high-rise apariment buildings, from manufactured housing o
muitiple family units in garden clusters. Areas examined range from prosperous suburbs to rural routes o
densely popufated urban areas in locations ait over the United States. Despite this variety of factors, alf of the
studies except one reach the same conclusion -- facilitfes of this kind simply do not affect neighboring property
values.

Studies Were Conducted By A Variety of Public and Private Sector Experis

Some studies come from the academic community, others are conducied by independent researchers, still more
are government reports. The available studies have been conducted by the U.S. General Accounting Office,
Coopers and Lybrand, U.C.B.'s Institute for Urban and Regional Deveilopment, California's Department of
Housing and Community Development, and Princeton University’s Woodrow Wiison School of Public and
Infernational Affalrs.

Studies Used Many Different Methods t¢ Detact Effects

The studies assess the potential effect of housing facilities on neighboring property values in many ways. Some
compare the sale prices of neighboring housing to prices in a similar control area, Some compare sale prices
before, during and after the construction of a facility fo determine changes and then compare this data to
statistics on the prevailing trands in that community. Others utilize a sophisticated siatistical technique called
‘regression analysis" to determine the effect of proximity to affordable housing,

Aimost No Effects on Nearby Property Values Were Found

Except for ong, alt of the studies, utilizing many methodoiogies, determined that property vaiues are not affected
by these heusing facilities. The oniy study examined which suggested that facilities might have a negative affect
on neighboring property vaiues could not conclusively determine whether the affordable housing in guestion was
responsible for lower property values, or whether it was caused by other neighborhood concerns.

Conciusion

itis a common assumption that property values will go down in areas where affordable housing is located.
Contrary to popular beliefs, studies indicate conclusively that afferdable housing has lithe or no effect on
neighboring property values. No one really knows what determines property values -- they are a complex
phenomenon, and seem 1o be most closely related {o the condition of the particular property for sale and broad
trends in neighborhood prosperity, urban and suburban expansion, road and highway construction and nearby
large-scale commercial and industrial developments.

http://www habitat.org/how/propertyvalues.aspx 4/29/2009 ,éiiwww
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The assumption that property values will decline with the location of afiordabie housing is based on the idea that
one facility can affect a whole neighberhood, and that such facilities will be conspicuous, unaftractive, poorly
maintained and poorly managed. The studies cited on the following sample bibliography as well as others show
that these assumptions are incorrect.

A Sampie of the Research of Property Vaiue Effects

1. Habitat for Humanity South Ranch 2 Community Impact Study
(Coopers & Lybrand, 1994)

Study of potential impact of a proposed 196 owner-built and occupied home development on a previously
uncccupied area of Phoenix concluded that the development would benefit the overall community by bringing in
community-committed, stable, working families, drawing commercial development to a new area and spatially
linking existing devetoped areas of Phoenix.

2. Retations between Affordable Housing Development and Properiy Vaiues
(institute for Urban and Regional Development, University of California, Berkeley, Working Paper 599, 1983}

Determined that proximity to affordable housing is not a significant factor in determining sales prices, and in one
instance it may have had a positive impact on sales prices.

3. Measuring the Effects of Afferdabie Housing on Residentiat Property Values
{San Francisco State Universily, unpublished master's thesis, Smith, B., 1992}

Analysis found that among thirieen "proximity zones" the highest increases in value and the lowest tumover
were in areas closest to an affordable housing facility.

4, The Effect of Group Homes for the Mentally Hl on Residential Property Values
(Hospital and Community Psychiatry, Boydell, Katherine M., M.H.Sc., John N. Trainor, MSW, Anna M. Pierri,
1989}

Determined that property valuas in a suburban area with a group home increased more than a similar area
without such a fagcility.

5. Texas Department of Mental Health and Mental Retardation Questions and Answers
{Johnson and Qlson Associates of Austin, 1988.)

This summary finds no evidence of properiy values declining because of the location of a group home for the
mentally retarded, and finds that there was less residential turnover near the group heme than in other similar
areas.

6. The Effects of Subsidized and Affordable Housing on Propety Values: A Survey of Research
{Department of Housing and Community Davelopment, State of California, 1988.)

Qut of 15 published papers on subsidized housing, group homes for the disabled, and manufactured housing,
14 concluded that this housing had no significant negative effects on the values of neighboring properiies. Some
teported positive property value effects.

7. The impact of Group Homes on Residential Property Values
(The Maryland-National Capital Park and Planning Commission, Prince George's County Planning Department,
1988)

Study found that most areas around group homes appreciated more than other simitar areas in the country.

Betermined that theve is no corretation positive or negative between ocation of group homes and neighboring
property values.

8. Impact Study for Sacramenio Housing and Redevelopment Agency

(Spear Street Advisers, Inc., San Francisco, Calif., 1988}

Determined that proximity to affordable housing was not a statistically significant factor affecting property vaites.
9. Impacts on the Surrounding Neighborhood of Group Homes for Persons with Developmental Disabilities
{lllinois Planning Council on Developmental Disabilites, Daniet Lauber, Springfield, 1., 1986)

Research ascertained that the location of group homes had no effect on property values, mean sales price, or
resigential turnover rates.

http://'www habitat.org/how/propertyvalues.aspx 4/29/20095‘{5“{&4
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10, Impact of Affordable Housing on Property Values
(Lynn Sedway & Assoclates, 1983)

Study determined that appreciation rates near affordable housing were at least as high as the area average.
11, Long Term Neighborhood Property impacts of Group Homes for Mentally Retarded People
{Woodrow Witson School of Public and International Affairs, Princeton University, 1982}

0f 32 group homes all over New York State, nong had a short or long term impact on neighboring property
values,

Source: “Building Inclusive Community: Tools o Create Support for Affordabie Housing,”

Thank you for visiting the official Habiial for Humanity International Web site.
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Making Housing Affordable: A Solution For The Communities Of The Capay Valley

Like other attractive rural communities in California, Capay, Esparto, Guinda, Madison
and Rumsey are facing the challenges of growth and change. At the core of these
challenges are the very features that make these communities such desirable places to
live, work or operate a business in. For the Capay Valley, it is its own natural beauty,
outdoor recreation opportunities, small-town rural character, proximity to freeways,
nearby Yolo County job centers and relatively inexpensive land and housing that is
attracting the growth and changes that threatens the character of local communities.
Unless change is planned for and managed appropriately, the future for larger
communities such as Esparto and Madison is a transformation into sprawling commuter
suburbs dominated by expensive subdivisions of tract homes. For the smaller towns of
Capay, Guinda and Rumsey the impacts will be on local agriculture. Demand for upscale
country homes and ranchettes will drive the conversion of long-time family farms into
luxurious country estates. As wealthy homeowners replace farmers, pressure will be
exerted on these communities to also grow and expand.

As the housing market spirals upward, local families, retirees, farmworkers, school
teachers and local businesses will be pushed out. Traffic will increase dramatically in the
form of reverse commutes, as workers who used to live and work locally now must
commute into the Valley from outside communities. Farmers will sell off their lands for
luxury homes as farmworkers are driven out of the Capay Valley by high-cost housing.
Escalating land costs, demands for new services and opportunities for shopping centers
and national chain stores will eventually replace local businesses.

Already the warnings signs of these trends are present:

» Single family home prices are increasing dramatically

e New construction is primarily high-cost tract homes

e Lack of rental housing in all communities in Capay Valley

e Very little housing for elderly and retirees

e Local employees have difficulty finding housing they can afford

¢ Employers report workforce recruitment and retention problems

o Three-fourths of local businesses and farms report a serious shortage of affordable
and workforce housing

While growth cannot be totally stopped, communities can manage growth in a way that
preserves their character and maintains the local residents. The key to doing this,
however, is ensuring that quality housing is available for local employees, families with
children and local retirees at a price that they can afford. To do this will require that state
and local government provide some of the financing. Nonprofit organizations that
specialize in helping working families and local employees may have to build the
housing. Also, the housing is reserved for those whose earnings or income aren’t high
enough income to affordable the housing now on the market,

Although affordable housing is an tool for responding to growth and change, it also
means communities need to take a fresh look at what is often known as “affordable




housing’. Understandably questions arise about affordable housing when it is proposcd
in a community. It is not uncommon for there to be a lack of information and sometimes
misunderstandings about who lives in the housing, what the housing looks like and how it
will affect property values, Fortunately the record and evidence shows housing that is
designed for and affordable to employee in neighborhood businesses, working families
and local residents is an asset for the community. Some of the commeon questions and
concerns are:

Concern: People who live in gffordable housing won’t fit into my neighborhood.

Fact: Many are surprised to learn that people who need affordable housing are neighbors
who already live and work in the community and are at risk of being priced out.
According to the definition of affordable housing, it is housing where households should
pay no more than 30% of their income to rent or mortgage payments. All “affordable
housing” means is that the residents don’t pay too large a share of their income on rent or
mortgage. Using this definition many local workers such as teachers, librarians, police
and many other vital members of communities qualify and need affordable housing.

Concern: Affordable housing means crime and drugs in the neighborhood

Fact: There is absolutely no evidence of an increase in crime resulting from the
affordable housing in a neighborhood. . Those who live in affordable housing ~whether
renter or owner - also value their homes and community too. They work, shop, raise
families, worship and attend school in the community like everyone else. They want the
same things everyone else does - to peacefully enjoy life in the surrounding community

Concern: Affordable housing is poorly maintained and lowers property values.

Fact: Study after study has shown that an affordable housing development does not
affect property values. Precisely because the process of affordable housing development
is so heavily scrutinized and must address these concerns in order to win approval,
contemporary affordable housing is attractively designed, professionally managed, and
well-maintained. In some cases, affordable housing is actually more attractive and better
maintained than similar housing in the neighborhood. Consequently affordable housing
maintains its good appearance and value over time. Remember: property values result
primarily from neighborhood desirability, characteristics of comparable housing sales and
the overall quality of a community.

Concern: Affordable housing represents just another government welfare handout.

Fact: Affordable housing is financed partially by mortgages from banks and other private
sector lenders at market interest rates. Those who live in this housing do make rental or
mortgage payments. Additional financing in the form of low interest loans and a limited
amount of grant funding from government sources and charitable foundations is needed
only to reduce the cost of building and operating the housing in order to make it
affordable. It i1s important to remember that other homeowners benefit from federal
housing subsidies in the form of income tax deduction for mortgage interest paid - the
largest housing subsidy program in the U.S.




Anti-Nimby Tools

© 2008 California Housing Law Project, Marc Brown and Christine Minnehan, Co-Directors.

By Mike Rawson
California Affordable Housing
Law Project

Historically, local gov-
ernments have had broad
discretion in the approval of
residential development. How-
ever, local parochialism and
prejudices often result in poli-
cies and practices that ex-
clude the deveiopment of
affordable housing, thereby
exacerbating patterns of racial
and economic segregation
and creating a substantial
imbalance of jobs and hous-
ing. In recent years, several
laws have been adopted that
place important limitations and
obligations on local decision-
makers in the area of afford-
able housing.

Housing Element
Law (Gov. Code Sec. 65580
et seq.) Every city and county
must adopt a housing element
as part of its general plan.
Most importantiy, a housing
element must identify sites
appropriate for affordable
housing and address govern-
mental constraints to develop-
ment. If the [ocality fails to
adept a housing element or
adopts one that is inadequate,
a court can order the localily
to halt development untit an
adeqguate element is adopted
ot order approval of specific
affordable housing develop-
ments.

In most cases, the
identification of sites must
include sites zoned for multi-
family development by right.

Section 65583.2 (AB 2348)
requires the element to spe-
cifically identify sites and
demonstrate their availability
without restrictive zoning
burdens. See our Housing
Elernent Fact Sheet for addi-
tional detail.

“Anti-Nimby” Law
{Gov. Code Sec. 65589.5).
Even in communities with valid
housing elements, local gov-
ernments often deny approval
of good developments. Misin-
formation and prejudice can
generate fierce opposition to
propased projects. Recogniz-
ing this, state law prohibits a
locai agency from disapprov-
ing a low income housing
development, or imposing
conditions that make the
development infeasible,
unless it finds that one of five
narrow conditions exist. Of the
five, three are of most import:
1) the project would have an
unavoidable impact on heatlth
and safety which cannot be
mitigated; 2) there is no need
for the project; or 3} the pro-
ject is inconsistent with the
general plan and the housing
element is in compliance with
state law. SB 948 (Alarcon)
(Chapter 968, Statutes of
1999): (1) narrowed the def-
inition of what constitutes an
impact on health and safety;
(2) applied the law to middle
income housing; and (3) clar-
ified the authority of courts to
order localities to approve
illegally denied projects. AB
369 (Dutra)} (Chapter 237,
Statutes of 2001) provided

attorneys fees and costs
against localities that violate
the law. SB 619 (Ducheny)
(Chapter 793, Statutes of
2003) expanded the law fo
mixed use developments. SB
575 (Torlakson) {Chapter 601,
Statutes of 2005 narrowed the
‘no need” and “zoning incon-
sistency” conditions for turning
down affordable housing.
Prohibition of Dis-
crimination Against Afford-
able Housing (Gov. Code
Sec. 65008). This statute for-
hids discrimination against
affordabie housing develop-
ments, developers or potential
residents by local agencies
when carrying out their plan-
ning and zoning powers.
Agencies are prohibited not
onty from exercising bias
based on race, sex, age or
religion, but from discriminat-
ing against developments
because the development is
subsidized or occupancy will
include low or moderate in-
come persons. Local govern-
ments may not impose differ-
ent requirements on affordable
developments than those im-
posed on non-assisted pro-
jects. Just as with the other
state and federal fair housing
laws {see below), this law
applies even if the discrimina-
tion is not intentional. it ap-
plies to any land use action
that has a disproportionate im-
pact on assisted develop-
ments or the potential minority
or low income occupants. SB
619 (Ducheny) (Chapter 793,
Statutes of 2003) prohibited
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discrimination against multi-
family housing.

California and Federal
Fair Housing Laws. These
laws prohibit discrimination by
local government and indi-
viduals based on race, color,
religion, sex, familial status,
marital status, national origin,
ancestry or mental or physical
disability. The California Fair
Employment and Housing Act
{Gov. Code Sec. 12900 et seq.)
expressly prohibits discrimina-
tion through public or private
fand use practices and deci-
sions that make housing oppor-
tunities unavailable. Similarly,
the federal Fair Housing Act
(42 U.S.C. Sec. 3601 et seq.,
or “Titie VHI") has been held to
prohibit public and private land
use practices and decisions
that have a disparate impact on
the protected groups. The fed-
eral Fair Housing Amendments
Act of 1988 requires local gov-
ernments considering housing
projects for the disabled fo
make reasonable accommoda-
tions in rules, policies and
practices if necessary to afford
disabled persons equal oppor-
tunity for housing (42 U.S.C.
Sec. 3604(H{3)(B)).

Water/Sewer Service
(Gov Code Sec, 65589.7).
Local water and sewer districts
must grant priority for service
hook-ups to projects that help
meet the community’'s fair
share housing need.

Density Bonus Law
{Gov Code Sec. 65915-18).
Local governments must grant
projects with a prescribed
minimum percentage of afford-
able units up to a 35% increase
in density and up to 3 incen-
tives. An incentive can include
a reduction in development,
parking or design standards,

modification of zoning require-
ments or direct financial aid.
See our Fact Sheet on Density
Bonuses for additional detail on
new laws,

Permit Streamlining
Act {Gov Code Sec. 65920 et
seq.) This law requires tocali-
ties to publish a description of
the information that project
applicants must file and man-
dates a time-line for making a
decision on the application. If
the local government fails to
act within the prescribed time
limits, a development project is
‘deemed” approved. SB 848
{Alarcon) {Chapter 968, Stat-
utes of 1999} reduced the time
period for action on affordable
housing applications from 180
days fo 90 days.

Bonds/Attorney Fees
in NIMBY Lawsuits. A court
may require persons suing to
halt affordable housing projects
to post a bond (Code of Civil
Procedure Sec. 529.2) and to
pay attorney fees (Gov. Code
Sec. 65914). SB 619 (Du-
cheny}Chapter 793, Statutes
of 2003) permits nonprofit pro-
ject proponents to intervene
and collect attorneys fees in
such suits.

CEQA Exemption. In
2002, the Legislature replaced
Pub Res Code Sec. 21080.14
{100 unit exemption for afford-
able housing in urbanized
areas, provided the site is less
than 5 acres, not a wildlife
habitat and is assessed for
toxic contaminants, etc) and
Section 21080.10 (45 unit
exemption for farmworker
housing) with a new “infili”
exemption that also combines
the former exemptions. SB
1925 (Sher) enacted Pub Res
Code Sections 21159.22-25,
and provided additional qualifi-

cations for those exemptions in
Sections 21159.20 and
21159.21. Importantly, SB
1925 eliminated the discretion
of localities to deny the exemp-
tion based on “unusual circum-
stances”.

Multi-Family Morato-
ria. In order to circumvent Anti-
Nimby law, some communities
have adopted moratoria on all
multifamily housing. SB 1098
(Alarcon), (Chapter 939, Stat-
utes of 2001) amended Gov
Code Sec 65858 to prohibit the
exten-sion of a multifamily mor-
atorium beyond 45 days unless
the locality makes written
findings that the development
of multifamily housing would
have a specific, adverse impact
upon public health or safety.

Conditional Use
Permits. Most commercial,
industrial and single-family
residential uses do not require
a conditional use permit, but
many communities require a
conditional use permit for
mulifamily housing. SB 819
(Ducheny)(Chapter 793, Sta-
tutes of 2003} prohibits condi-
tional use permits on multifam-
ily housing developments that
meel the CEQA affordable
housing, farmworker or infill
exemption, and on affordable
multifamily housing with 100 or
fewer units, a density of at
least 12 units/acre, located on
an infill site in an urbanized
area, consistent with the
zoning and general plan, and
has a neg dec or mitigated neg
dec. In 2005, SB 326 (Dunn)
(Chapter 598, Statutes of
2005) expanded this law to
apply to attached duplexes,
triplexes and fourplexes as well
as multifamily housing.

Bisermanasteing,
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