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EXECUTIVE SUMMARY

California law (Government Code Section 65583) requires, in part, that each city and county
adopt a housing element that contains:

a) an assessment of housing needs and an inventory of resources and constraints
relevant to the meeting of these needs;

b) a statement of the community’s goals, quantified objectives, and policies relative to
the maintenance, preservation, improvement, and development of housing;

c) an inventory of developable sites capable of accommodating development of housing
for a range of income types to meet the City’s share of the regional housing need;

d) a program which sets forth a five-year schedule of actions to implement the policies
and achieve the goals and objectives of the housing element.

The contents of this document reflect a combination of local issues, priorities, and state law
requirements. Housing has long been a major priority for the City. The City’s housing policies and
strategies have been developed within a broader context that includes three recent major initiatives.

1. Mayor Dellums’ Task Force on Housing (2006)
2. Blue Ribbon Commission on Housing (2007)

3. Strategies and programs to maintain and expand the supply of housing affordable to very-
low, low and moderate income households, as described in the City’s Consolidated Plan for
Housing and Community Development (2005).

An important part of the Housing Element is the determination of the City’s new housing
construction need. Under California law (California Government Code Section 65584), new housing
construction need is determined, at a minimum, through a regional housing allocation process.
Oakland (along with all other jurisdictions in the state) must plan to accommodate its share of the
housing need of persons at all income levels.

The City’s share of regional housing need is based on a plan prepared by the Association of Bay Area
Governments (ABAG), the Regional Housing Needs Allocation (RHNA) that was adopted in 2008.
Under the RHNA, Oakland must accommodate 14,629 new housing units between 2007 and 2014. In
addition, the Regional Housing Needs Allocation describes housing needs by income level (as a
percentage of area median income, or “AMI”), as indicated in the following table.
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Oakland’s “Fair Share” Housing Goals for 2007-2014

Very Low Moderate Above
Income Low Income Income Moderate
(50% of AMI) (80% of AMI) | (120% of AMI) Income Total
Number of
Units 1,900 2,098 3,142 7,489 14,629

Note: Oakland estimates that 50% of the Very Low Income Need (950 units) is for households that are Extremely Low Income (at or below
30% of area median income)

Cities are required to accommodate these housing needs by providing sufficient sites, with adequate
zoning and infrastructure, to make possible the development of these units, including providing sites
with sufficient density to make possible the development of housing for all income levels.

As demonstrated in Chapter 4, based solely on housing units constructed since 2007, under
construction, approved though the Planning Commission or in predevelopment, the City has already
provided sufficient sites to meet the target for total units, including substantial progress toward
meeting needs for very-low and low income households.

In addition, the City has identified “housing opportunity sites” capable of accommodating
approximately 8,670 additional units. Most of these sites are zoned for multi-family development
along major corridors, in the downtown, and in transit village areas, and thus could accommodate a
range of households with different incomes, depending only on the availability of adequate financial
subsidies to make possible the development of units for very low and low income households. These
projections are based on conservative estimates of the capacity of these sites. In sum, the City has
identified sites that can accommodate more than twice its housing needs allocation.

A. EVALUATION OF 1999-2006 PROGRAMS

Chapter 2 of the Housing Element includes an assessment of the City’s success in achieving the goals
set out in its previous Housing Element, and an evaluation of the effectiveness of the programs that
were included at that time.

The City’s last Housing Element was completed in 2004, and covered the period from January 1,
1999 to June 30, 2006.

The 1999-2006 Housing Element lists eight housing goals with policies and policy actions to be taken
to achieve those goals. The specific policy goals identified in the 1999-2006 Housing Element will
continue into the next planning period mostly unchanged though there are some modifications. Some
policy goals identified will be discontinued in the 2007-2014 Housing Element because they do not
appear to be effective or address current needs (see Chapter 7 Goals, Policies and Actions).

Housing Production

The City came close to meeting the overall housing production goals though fell slightly short of
those production requirements. Unfortunately, the City cannot control the housing market conditions
to encourage housing development. In addition, subsidies available to develop affordable housing
units can only stretch so far given the high land and development costs during this planning period.
The City permitted the development of 1,328 very low-, low-, and moderate-income housing units
with a grand total of 7,017 housing units permitted (See Chapter 2, Table 2-1).
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Comparison of Housing Needs and Housing Production, 1999-2006

Building Permits Issued
State Identified Affordability Categories 1999-2006 RHNA 1/1/1999 — 6/30/06
Very Low (up to 50% AMI) 2,238 547
Low (51-80% AMI) 969 626
Moderate (81-120% AMI) 1,959 155
Above Moderate (> 120% AMI) 2,567 5,689
Total 7,733 7,017

Source: City of Oakland building permit data, 2006; see “City of Oakland Annual Progress Report on
Implementation of Housing Element, 2006”

Appropriateness and Effectiveness of 1999-2006 Programs

The 1999-2006 Housing Element established policies and programs to address eight housing goals.
The following summarizes those policy goals and gives a short analysis of actions take and for each

goal.

1)

2)

3)

4)

5)

6)

Provide adequate sites suitable for housing for all income groups: The City adopted a variety
of policies to encourage housing development. Highlights of these policies include the “10K”
Downtown Housing Program, implementing changes to its Planning Code and zoning map,
and instituting interim development guidelines to insure conformity with the General Plan
and zoning regulations among other changes to Planning Department policies that assist with
the identification and assist with the identification of adequate sites suitable for housing
development.

Promote the development of adequate housing for low- and moderate-income households:
The City has employed a combination of financial assistance and regulatory measures to
stimulate the production of housing and preserve affordable housing opportunities. The City
sponsors programs that supports renters and promotes homeownership.

Remove constraints to the availability and affordability of housing for all income groups:
Some examples of how the City removed constraints to development of housing for all
income groups include a streamlined permitting process, flexible zoning regulations, and
generous density requirements. Other examples of removing constraints to development
includes allowing multi-family housing in most medium- to high-density residential and
commercial zones, and conditionally permits multi-family housing in lower-density areas.

Conserve and improve older housing and neighborhoods: The City combined public
investment, code enforcement, financial assistance for commercial revitalization, and
financial assistance to improve the condition of residential properties.

Preserve affordable rental housing: The City assisted in the rehabilitation of low-income
rental housing owned and operated by affordable housing organizations, while the Oakland
Housing Authority focused on the maintenance and improvement of public housing. Most
properties with expiring Section 8 contracts have been preserved with extended low-income
restrictions.

Promote equal housing opportunity: In 2005, the City completed its Analysis of Impediments
to Fair Housing. This analysis is conducted by the City of Oakland’s Community and
Economic Development Agency every five years in accordance with the requirements of the
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U.S. Department of Housing and Urban Development (HUD). Key elements of this plan are
included as policies in this section of the City’s Housing goals.

7) Promote sustainable development and smart growth: In May of 2006, the Oakland City
Council adopted a resolution to encourage developers of residential and commercial projects
to use green building design standards as set forth in the Alameda County Residential Green
Building Guidelines for residential construction and the U.S. Green Building Council’s
LEED rating system for commercial construction. Key elements of this plan are included as
policies in this section of the City’s Housing goals.

8) Increase public access to information through technology: Technical advances have enabled
both City staff and the public easy access to planning related information. The new
technologies incorporated during this planning period include STELLANT document
management system, The City’s website with information on current and past planning
projects. Meeting notices, agendas, reports and minutes for Planning Commission,
subcommittees, and City Council meetings are available online. The City’s public interactive
GIS system was updated to provide developers and the public access to detailed information
about parcels and neighborhood characteristics.

B. EXISTING CONDITIONS/OPPORTUNITIES

Chapter 3 contains a detailed analysis of existing conditions, including a profile of the demographic
and economic characteristics of Oakland’s population, and an overview of the physical and financial
characteristics of the housing stock. The 2000 Census demographic data is the primary data used for
this analysis. Since this Housing Element planning period falls between the 2000 and 2010 decennial
Census, demographic data has not been changed from the 1999-2006 planning period. Exceptions to
this are noted in the text or table references.*

Changes in Population

Changes in demographics in Oakland from 1990 to 2000 brought significant changes to the City.
Reversing the trend in the early post-World War 11 years, Oakland experienced significant and
sustained population growth, increasing from about 339,000 in 1980 to nearly 400,000 in 2000.
According to the California Department of Finance (DOF), Oakland is the eighth largest city in
California with a population of over 420,000 in 2008. Before 1980, Oakland had experienced three
decades of population decline due to changes in the local economy, migration to suburban
communities, and other factors.

Race and Ethnicity

Since at least the 1940s, Oakland has had a significantly higher percentage of non-White and
Hispanic residents than other cities of similar size. The most significant change in Oakland’s
population between 1990 and 2000 was the decrease in the number and the proportion of residents
who identified themselves as White or as Black/African-American, and an increase in the number and

! The current American Community Survey Census product is not used by the City of Oakland. Comparing these data to
other sources used by the City (e.g.: 2000 Census, California State Department of Finance, and USPS 90-day Vacancy data),
there is clear evidence that there are problems with the ACS sampling. Specifically, the ACS data in question is an under
count of the population and over count of the vacancy rate.
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proportion of residents who identified themselves as Asian/Pacific Islander or Hispanic/Latino. The
White population decreased by 11 percent, and the Black population by 13 percent, while the Asian
population increased by 16 percent and the Hispanic population increased by 78 percent.

The decline in the African American population between 1990 and 2000 was the result of the
availability of cheaper homes in the suburbs and/or rapidly rising housing costs in Oakland during the
late 1990s. Also notable is the continued decline of the White, Non-Hispanic population in Oakland.

Oakland’s population mix over the past 50 years has been influenced by economic and suburban
development trends. The loss of many relatively well-paying “blue collar” and military jobs,
combined with rapid suburbanization in the Bay Area between 1950 and 1980, left Oakland with a
higher percentage of lower-income and minority residents. Since the 1980s, increasing numbers of
immigrants from Asian, Pacific Island, and Latin American/Hispanic countries have found homes in
Oakland. According to the 2000 Census, nearly 12 percent of Oakland residents were foreign born
and came to the United States between 1990 and 2000. Nearly 90 percent of these new residents
came from either Asia or Latin America.

Age Distribution

A comparison of Census data from 1990 and 2000 shows that there had been a significant increase in
the school-age population (age 5-17) and in the number people between age 40 and age 60. The
number and percentage of seniors (older than 65) declined, as did the number of children under age 5.
Despite the decline in the number of seniors, because of the growth of the population between 40 and

60, it is widely expected that there will be an increase in demand for senior housing if these
households remain in Oakland.

Household Size and Composition

Oakland has a high percentage of single adults and other non-family households (unrelated
individuals living together).

e Nearly one-third of all households consist of single persons.
o Approximately 30 percent of households contain two people.

e Average household size increased from 2.52 in 1990 to 2.60 in 2000. This is primarily a
result of increases in the size of family households.

The relatively high percentage of small households is explained in part by the lack of larger housing
units — nearly 70 percent of Oakland’s housing units have two bedrooms or fewer, compared to 54
percent for Alameda County as a whole. Larger households with sufficient income may be moving
out of Oakland to secure larger housing units.

o 57 percent of households are family households (two or more persons related by blood,
marriage or adoption).

e The number and percentage of families with 5 or more persons increased between 1990 and
2000.

e Auverage family size increased from 3.28 in 1990 to 3.38 in 2000.

EXECUTIVE SUMMARY 5



e There are substantial differences in household size by race. Non-Hispanic White households
have an average size of just 1.96, while the average size of Black households is 2.47, and for
Asians the figure is 3.03. For households of “other race” (primarily Hispanic), average
household size is 4.30, while for Pacific Islanders the figure is 4.56 (Census 2000).

e More than one-third of families with children are headed by a single parent.

e The number of female-headed single parent families has declined slightly, while the number
of male-headed single parent families has increased.

These figures suggest a significant need for housing for large families, and for the integration of
services such as childcare into housing developments.

Income

Data from the 2000 Census reveals the following information about household and family incomes in
Oakland:

Between 1990 and 2000, median household income increased from $27,095 to $40,055 (48%).
Median family income increased by 40 percent, from $31,755 in 1990 to $44,384 in 2000.

Median income for non-family households (single persons and unrelated adults living together)
increased by 70 percent from $20,713 in 1990 to $34,075 in 2000.

Incomes of non-family households moved much closer to the median for Alameda County, but
median family income moved farther from the county-wide median.

52 percent of the City’s households are considered to be very low or low income, substantially
higher than the countywide average of approximately 38 percent.

36 percent of Oakland households had income from Social Security or public assistance,
indicating a high proportion of very low income households.

Median renter incomes were approximately half that of homeowners — $30,000 compared to
$62,000 (in 2000).

18 percent of renters had annual incomes less than $10,000 (in 2000).

Median income for White households was over $57,000, compared to $39,000 for Hispanics,
$34,000 for Asians, and $31,000 for Blacks.

19.4 percent of the population was below the poverty line; 28 percent of all children and 37
percent of female-headed families with children were in poverty. The lowest rates of poverty
were among seniors, at 13 percent.

Housing Characteristics

Oakland had a net gain of over 9,300 housing units between 1990 and 2008. The actual number
of new housing units was substantially higher, since these figures mask the loss of over 3,000
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units in the 1991 Oakland Hills Firestorm. The City estimates the actual construction since 1990
to be approximately 12,000 units.

Most of the new units constructed between 1990 and 2000 were in single-family homes,
reflecting the extensive rebuilding activity in the fire area.

Most of the multifamily housing that had been constructed between 1990 and 2000 was the
publicly assisted rental housing for lower-income households. Since 1999, there was significant
development of market-rate multifamily housing — primarily condominiums.

Nearly half of Oakland’s housing units are in single-family detached or attached structures.
Nearly one-third of all units are in buildings of 5 or more units.

The number of households increased at twice the rate of gain in the housing stock during the
1990s, so that by 2000 the estimated vacancy rate was about half that in 1990.

According to the 2000 Census, the effective vacancy rate’ was just two percent for owner-
occupied housing and three percent for renter housing.

Low vacancy rates pose a particular hardship for renters, making it both difficult and costly to
move.

An exception to these low vacancy rates are the Census Tracts with high foreclosure rates. The
foreclosure crisis (see Chapter 3, “Housing Cost” section for more details) that began in 2006-
2007 has dramatically changed this situation. Many neighborhoods, especially in East Oakland,
West Oakland, and the western edge of North Oakland, have large numbers of vacant, foreclosed
homes.

Tenure

58.6 percent of Oakland households are renters, indicating a slight decline in the homeownership
rate.

The only racial/ethnic group with a majority of homeowners is Non-Hispanic Whites (52
percent). Ownership rates for other groups range from 33 percent to almost 50 percent.

Homeownership rates are closely related to incomes. In 2000, White households had the highest
median income and the highest ownership rates. However, even though Black households had
the second highest median income, their homeownership rates lag behind those of Hispanic and
Asian/Pacific Islander households.

2 The percent of dwelling units available for occupancy excluding homes that are boarded up, used only part of the year, or
sold or rented and awaiting occupancy.
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Age and Condition of Housing

Some indicators of substandard housing, such as aging housing stock and the number of dwelling
units lacking complete facilities, indicate that the City’s housing stock may have deteriorated
between 1990 and 2000.

Other indicators, such as the rehabilitation of earthquake-damaged residential hotels after the
1989 Loma Prieta earthquake and the increase in private investment in many residential
neighborhoods, suggest that housing conditions in Oakland may be improving.

Long-term trends from the 1960s indicate that housing conditions may have improved, as
substandard dwelling units were removed during the 1960s and 1970s due to code enforcement
and to make way for public works and redevelopment projects.

As much as 30 percent of dwelling units in Oakland, nearly 47,000 units, may need repairs
ranging from deferred maintenance to substantial rehabilitation.

Less than ten percent of the dwelling units in the sample taken during the Housing Conditions
Survey conducted for the last Housing Element needed moderate to substantial rehabilitation.

The maximum replacement need is estimated at two percent.

Rehabilitation need in Oakland varies by geography, age of the housing stock, and incomes of
residents. Neighborhoods below the MacArthur freeway (Interstate 580), which have higher
percentages of older housing and lower-income residents, are estimated to have a higher
rehabilitation need. Areas of the City north of Interstate 580, particularly in the Oakland hills,
and around Lake Merritt are estimated to have a significantly lower rehabilitation need because
incomes are higher and the housing stock is relatively newer.

Housing Cost and Overpayment

Oakland rents and housing prices rose slowly during much of the 1990s, but price increases have
accelerated since the late 1990s.

Regionally, home sales prices in Oakland are among the lowest compared to other Bay Area
cities.

Home sales data obtained for the period of 1988 through July 2009 shows an increase in median
home sales prices to $242,661 (not adjusted for inflation). This is a 232% increase during that
time period.

When looking at the same period, the sales price data by Oakland zip code still shows median
home sales price increases from 97% to 220%.

Although lower than many other Bay Area Cities, the relative affordability given other Bay Area
Cities and its central location—especially its proximity to downtown San Francisco—are likely to
create demand pressures that increase housing costs. These housing cost increases have the
potential to impact rents and in general decrease housing affordability for lower-income
households. Homeownership for low-income households will be all but impossible except under
privately sponsored, state, or federal programs targeted to this income group.
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e 42 percent of renters and 33 percent of owners pay more than 30 percent of income for housing.

e Among renters with incomes less than $35,000, approximately 70 percent pay more than 30
percent of income for rent.

e According to data collected for the City’s 2004 Rental Survey with updated 2008 data, median
rents remained flat or declined beginning in 2002 and continued this trend through 2004 for most
studio, one-bedroom, and two-bedroom rental units in Oakland. At the time, those rents were still
substantially higher than in the mid- to late 1990’s. In 2008 that flat to downward trend appears
to have reversed as median rents have increased in all rental categories.

e Median advertised rents in July 2008 were $800 for a studio rental unit, $1,150 for a one-
bedroom unit, and $1,500 for a two-bedroom rental unit.

e Similar to what was reported in the last Housing Element, North Oakland, Montclair, areas above
MacArthur Boulevard, and Lake Merritt experienced the largest increases in median rents. Areas
below MacArthur have the lowest rents with one notable change. Downtown Oakland has
experienced a dramatic increase in advertised rent compared to other neighborhoods.

e Waiting lists for assisted housing have increased significantly, as has the average wait time to get
into assisted housing. Wait times for public housing and privately-owned assisted developments
range between one and four years. Wait times for rental housing vouchers (Section 8) range
between three and seven years.

e The median housing price in Oakland increased dramatically during the last Housing Element
planning period making homeownership increasingly difficult for moderate-income households
and all but impossible for lower-income households. This trend has slowed in some
neighborhoods to having a reverse affect in others due to the Foreclosure crisis.

e The trend in subprime lending practices taking place from approximately 2005 to 2007 has
dramatically impacted the City of Oakland. The City of Oakland is tracking the number of houses
that are in foreclosure by monitoring properties that are in default (NOD), that have a trustee sale
scheduled (NTS), or that are bank-owned (REO). As of December 2008 there were a total of
12.386 foreclosures (notices of default, notices of trustee sale or bank-owned properties) in the
City.

e City staff has acquired data on properties that have an adjustable rate loan scheduled to reset in
the next year and that has 90% to 200% combined loan-to-value ratio. As of November 20082,
this data show that there are close to 7,365 properties that will have loan adjustments in the next
two years. Of those properties, 3,655 (50%) loans will adjust before the end of 2008; 6,303
(85%) loans will adjust between December 2008 and November 2009.

Overcrowding

e Overcrowding in 2000 was greater than in 1990. Nearly 12 percent of the City’s households
lived in overcrowded conditions in 1990, increasing to 16 percent in 2000.

% Adjustable Rate Loan Rider data for the City of Oakland acquired from First American Core Logic. This data consists of
first mortgage loans that will have at least one adjustment between November 2008 and November 2010 and that have a
combined loan to value ratio of >90%. These data include loans on the following types of properties: condominiums,
duplexes, multi-family, PUDs, four plexes, single family residential, townhomes and triplexes.
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Ten percent of Oakland households lived in severely overcrowded conditions in 2000.

Renter households typically have a higher rate of overcrowding than homeowners. Nearly 16
percent of renters lived in overcrowded conditions in 1990, while more than nine percent lived in
extremely overcrowded conditions. In 2000, 20 percent of renters lived in overcrowded
conditions. Large renter families had the highest rate of overcrowding, nearly 73 percent.

For homeowners, overcrowding increased from six percent to ten percent between 1990 and
2000. Approximately half are severely overcrowded.

Special Housing Needs

Seniors

Between 1990 and 2000, the number of seniors declined by 7.6 percent, and the number of senior
households declined by 14.9 percent.

Nearly 40 percent of senior-headed households consist of a single elderly person living alone.
Approximately 13 percent of seniors have poverty-level incomes. Although the poverty rate
among seniors is below that of the general population®, 54 percent® of seniors have very low-
incomes, according to the 2000 Census. Over 33 percent of these seniors paid half of their
incomes or more for housing.

Oakland contains a large number of assisted senior housing units. This level of assistance helps
about one-quarter of senior households in Oakland (7,036 senior households), and represents over
one-third of all housing assistance.

Waiting lists for assisted rental units reserved for seniors stood at 3,500 in the year 2000. The
average wait time is two years and four months.

Persons with Disabilities

Nearly 21 percent of the population age five and older who live in Oakland reported a disability
in 2000.

Nearly half of the population 65 and older reported having a disability.

The proportion of the population in Oakland with disabilities is much greater than countywide
due to the availability of social services, alternative housing, income support, and relatively lower
housing costs than in other central Bay Area locations. These factors create a high demand for
housing and services to meet the needs of persons with disabilities.

Among the most urgent needs reported by organizations serving persons with disabilities are
independent living units with supportive services; treatment for persons with chemical
dependency, mental illness, and chronic illness; and life and job skills training to increase the
ability of these individuals to live independently.

#2000 Census, Table P 87, SF 3
® U.S. Department of Housing and Urban Development, 2000 CHAS Data Book derived from 2000 Census data
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Single Parent Households

According to the 2000 Census, Oakland has 18,314 single parent households, about the same
number as in 1990. Over three-quarters of these households are female-headed. The number of
male single-parent households increased by nearly one-third, while the number of female single-
parent households decreased by six percent.

Single-parent householders face constraints in housing due to their lower incomes and the need to
access childcare and other support services. It is important that single parent households live
close to schools, local services, child-care, and health care facilities because many lack private
vehicles. Although the total number of single parent households has remained steady, the
extremely high poverty rate among female-headed, single-parent households, suggests that the
City will continue to face a need for additional, affordable family housing with access to support
services.

The Homeless

According to the City’s Permanent Access to Housing (PATH) Strategy published May 2007,
approximately 6,300 individuals are homeless in Oakland at any point in time. Approximately
17,200 persons are at risk of homelessness.

Minorities make up a disproportionate share of this total.

The City estimates that the greatest unmet need among homeless or those at risk of homelessness
is short-term financial assistance or other support services to prevent them from becoming
homeless. Approximately 31% of homeless households in Oakland need permanent supportive
housing.

While the City of Oakland has a significant inventory of affordable housing, there are very long
waiting lists for these units and most of them do not have supportive services. There is
tremendous unmet need for housing for 7,380 of the 15,115 households homeless or at risk of
being homeless. PATH contends that the homelessness can be prevented or ended for these 7,380
households only by creating affordable and supportive housing units affordable to those with
extremely low incomes and by providing short-term subsidies for those who have obtained
housing but are at risk of becoming homelessness.

Large Families

Oakland has 11,365 renter and 8,526 owner households with five or more persons.

Comparing 1990 and 2000 Census data, there was an increase in the number of large households
among both renters and owner-occupants.

Assisted Rental Housing

As of December 2008, there are 8,266 privately owned, publicly subsidized rental housing units
in over 129 developments in Oakland. Of these units, 166 are designated for persons with
disabilities and/or HIV/AIDS, 3,135 for families, and 4,196 for seniors. Another 679 privately
owned subsidized rental units are in residential hotels and 90 are transitional housing units for
homeless individuals and families.
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The Oakland Housing Authority (OHA) owns and operates public housing units and administers
the Section 8 Certificate and VVoucher Programs According to the 2008 Making Transitions Work
Annual Report, OHA owns and operates 3,221 units of public housing. This figure includes three
large developments for families, five sites specifically designated for seniors, five mixed-income
(HOPE V1) sites, and 254 small sites scattered throughout the City.

The Housing Authority provides 11,586 Section 8 Vouchers for low-income residents for use in
the private rental market.

Assisted rental housing is a limited resource in Oakland, and the loss of such housing can
adversely affect the ability of low-income renters, particularly those earning less than 30 percent
of median income, to find affordable housing. As of 2008, the City of Oakland has lost 209
affordable rental units in five projects: Garden Manor Square (71 units), Park Villa (44 units),
Park Village (84 units), S&S Apartments (5 units), and the Smith Apartments (5 units).

As of 2008, there are 4,280 privately owned, federally-subsidized affordable housing units (in 51
properties) in the City of Oakland. Of these 51 properties, 36 (almost 71 percent) are owned by
non-profit organizations, with the remaining 10 owned by for-profit companies and 5 are limited-
dividend partnerships.

There are 4,585 units of at-risk housing in Oakland. Of those units, 468 have Project-based
Section 8 contracts set to expire between 2009 and 2014. Two of the three owners of these
developments stated that they had already renewed their subsidy contract or intended to renew in
the future.

There are twenty-six developments consisting of 1,979 units, that are technically considered “at-
risk” of conversion between 2014 and 2019. City staff confirmed that all of these developments
are owned by nonprofit organizations and that most of these developments have regulatory
restrictions. There were a few developments for which City staff was unable to determine
regulatory agreements beyond the Section 8 contract expiration date. Since all developments in
guestion are owned by a nonprofit entity, City staff are not concerned that these affordable units
will be lost.

Population and Employment Trends

Oakland’s population growth of seven percent between 1990 and 2000 was about half the
countywide rate of 14 percent and the statewide 13 percent rates during the same period of time.

As in many other cities, Oakland has undergone a post-industrial transformation from a
manufacturing to a service-oriented economy and now must adjust again to take advantage of the
new industrial/technical-based economy (software/multimedia, telecommunications, bioscience
and biotechnology, etc). More recently, Oakland’s residents held more jobs in construction, trade
and logistics, and food production employment.

As of 2004 Oakland boasted at least 47,000 industrial jobs (Employment Development
Department Data 2004), with about half of those at the Oakland International Airport and the Port
of Oakland. These jobs provide a living wage, at an average of $53,000 per year, but the numbers
of jobs has lessened as larger production facilities, often owned by multi-nationals, have moved
to other states or been off-shored.

12

EXECUTIVE SUMMARY



e The decline in Oakland’s industrial employment, mirroring larger trends throughout the country,
has been compounded by the changing characteristics of blue-collar jobs and increased distance
to the newer work centers of the Bay Area, and by the emerging communities in the Sacramento
Valley.

e The large decline in federal jobs in Oakland of more than 37,000 between 1990 and 2000 was due
to the military base closures at Mare Island, Hamilton Air Force Base, Bayview Hunters Point
and the Oakland Army Base. The loss of these well-paid blue collar jobs has not yet been offset
by increases in other employment sectors. On the one hand, job losses among Oakland residents
alone is projected at 1,810 direct civilian and 2,820 military jobs held by Oakland residents, as
well as around 4,000 indirect and induced resident jobs and up to $140 million in economic loss,
both payroll and procurement. On the other hand, studies have shown that base conversion,
properly handled, can be a net job producer.

e According to the 2000 Census, 39 percent of Oakland residents held management, professional,
and related jobs. Over half of City residents worked in service-related public and private
industries.

e Most of the largest employers are governmental agencies, health care service firms, and other
corporate service firms. One measure of the change in Oakland’s economy since the 1950s is that
few of the top 50 employers are manufacturing firms.

e In May 2008, analysis and planning stages were completed and the implementation plan for an
economic development strategy was launched. A Collaborative Economic Development Strategy
for Oakland is the implementation plan that identifies four industries where the City in
collaboration with private sector, labor and academia will work to increase private investment and
encourage workforce development programs with a goal of creating 10,000 new jobs between
2008-2013. These four industries are: 1) International Trade & Logistics, 2) Healthcare & Life
Sciences, 3) Green Technology, and 4) Creative Arts (Art, Design, & Digital Media).

C. LAND INVENTORY

Chapter 4 contains an inventory of sites suitable for development of housing for all economic groups.
The inventory is summarized in the chapter itself, and the detailed inventory may be found in
Appendix C.

According to the RHNA, the City should plan to accommodate 14,629 housing units between January
2007 and June 2014, of which 1,900 should be affordable to very low-income households (Oakland
estimates that 50% of the Very Low Income Need, or 950 units, is for households that are Extremely
Low Income i.e. at or below 30% of area median income), 2,098 to low-income households, 3,142 to
moderate-income households, and 7,489 to above-moderate-income households. Sites on which such
housing might be constructed should permit adequate densities and contain infrastructure and services
to increase the financial feasibility of producing housing affordable to low-income residents.

State law requires that cities complete an inventory of developable sites and identify those sites that
are adequately zoned and have appropriate infrastructure to support the development of housing units
to meet the regional housing allocation, including providing sufficient housing units for all income
levels.

The City’s analysis divides sites into four groups. The first group consists of sites on which projects
have been constructed since January 2007, or on which units were under construction as of August
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2008. For these sites, the number and affordability is clearly identifiable since an actual project
exists. This group does not include most scattered site single family developments that have been
completed recently, which would add several hundred units each year to the total.

The second group consists of sites that have received entitlements (planning approvals) and therefore
have been approved by the City for a specific number of units. Also included in this group are sites
on which identified projects are in predevelopment and for which there are specific proposals for
units and affordability levels that the City is working to implement.

The third group consists of major projects with submitted applications under review, or projects that
are under discussion and expected to apply. Affordability for these projects is estimated based on
projected rents/sales prices; most are above moderate income. Some of these market rate rentals may
have rents affordable to “moderate” income households.

The fourth group consists of “opportunity sites” identified by the City as a result of several studies or
planning analyses. This is not an exhaustive inventory and focused only on strategic areas in which
the City is actively promoting development or assessing development capacity. Many sites are
envisioned for downtown, along the City’s major transit corridors and in the BART transit village
projects. These studies have focused almost entirely on sites with the capacity for medium and high-
density multi-family developments, and therefore again do not include scattered site single-family
sites. The calculation of the number of units that could be accommodated on these sites is below the
maximum number of units allowed under the General Plan and Zoning Ordinance, and is based on the
typical densities that have been developed on similarly zoned sites in recent years, which has
generally been below the maximum allowable density.

The results of this analysis show that housing potential on land suitable for residential development in
Oakland is large and is more than adequate to meet Oakland’s allocation of regional housing needs
(RHNA).

Between January 2007 and August 2008, a total of 1,134 new housing units had been constructed or
were under construction (including 489 affordable units). Again between January 2007 and August
2008 a total of 5,005 units had received planning approvals but had not yet started construction
(including 426 affordable units). There are also 7,070 units planned (including 48 affordable units).
Based on these three stages of housing unit development, the City has already identified enough
units, in specific projects that have been built, approved or planned, to accommodate nearly all
the units required to meet is Regional Housing Needs Allocation.

Because most of the approved and planned units are in market rate projects, the City has identified
“housing opportunity sites” that could accommodate development of housing for very low, low and
moderate income households. While there is no guarantee that development will occur on all these
sites, taken together they are capable of accommodating approximately 8,672 to 10,759 additional
units. Most of these sites are zoned for multi-family development along major corridors, in the
downtown, and in transit village areas, and thus could accommodate a range of income types
depending only on the availability of adequate financial subsidies to make possible the development
of units for very low and low income households. These projections are based on conservative
estimates of the capacity of these sites, below the maximum densities permitted by the City’s General
Plan and Zoning Ordinance. In sum, the City has identified sufficient sites that can accommodate
its housing needs allocation and specifically meet the needs for affordable housing development.

The following table provides a summary of the housing potential on land suitable for residential
development in Oakland in each of the four categories described above. A detailed inventory listing
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the potential sites and additional background information on assumptions and sources of data is
presented in Appendix C.

Housing Development Potential on Identified Sites

Units By Affordability Category

Extremely Above
Total Low Very Low Low Moderate
Income Moderate

Group 1: Units Built or Under Construction (as of mid-2008)

Subtotal 1,134 54 248 187 65 580

Group 2: Units Approved (as of mid-2008)

Subtotal 5,005 57 187 226 80 4,455

Group 3: Units Planned (as of mid-2008)

Subtotal 7,070 - - 48 - -

Potential Units on Additional Housing Opportunity Sites

Subtotal 8,672— 10,759 - - - -

D. SUMMARY OF PROGRAM RESOURCES

Chapter 5 provides a description of the program resources available to address the City’s housing
needs. These include local funds, federal grant funds received by the City, and funds available from
other sources.

The Oakland Redevelopment Agency’s Low- and Moderate-income Housing Fund is the primary
source of housing funds utilized to support the City’s housing programs. The City has nine
redevelopment project areas from which tax increment revenues are collected. In 2000 and 2006,
approximately $95 million was raised through tax allocation bonds backed by the Low-and Moderate
Income Housing Fund. Most of these funds have already been committed to housing development
projects, including projects anticipated to start and complete construction during this Housing
Element period.

In FY 2008-09, the gross tax increment for all redevelopment areas is estimated to be approximately
$125 million yielding $31 million in deposits to the Low- and Moderate-Income Housing Fund. The
Redevelopment Agency anticipates modest increases in revenues through 2014.

The City also receives federal HOME, CDBG, and other program funds that are allocated for
housing. HOME funds are used primarily for housing development projects. In FY 2008-09, the
City received approximately $4.3 million in HOME funds.

The City currently receives $8.3 million annually in Community Development Block Grant funds for
housing activities including loans for rehabilitation of owner-occupied housing, capital and operating
costs of shelter and housing for the homeless, housing counseling and fair housing services. The City
receives approximately $362,000 in federal Emergency Shelter Grant funds for support of shelter and
services for the homeless.
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In FY 2008-09, the City was awarded $8.25 million in supplemental CDBG funds under the
Neighborhood Stabilization Program (NSP) to assist with the acquisition, rehabilitation and resale or
rental of foreclosed homes and apartments. This is a one-time award; grant activities will be carried
out over a four year period.

Affordable housing developers in Oakland routinely apply for additional funds provided by the state
and federal governments, and private sources, including:

e low-income housing tax credits
e HUD?’s Section 202 and Section 811 programs for seniors and persons with disabilities

e State of California Housing programs administered by both the Department of Housing and
Community Development and the California Housing Finance Agency

e private lending programs

o foundation grants

The City’s willingness to make early commitments of local funds for housing development projects
makes Oakland-based projects more competitive for outside funding.

In addition, affordable and mixed-income housing projects in Oakland, most of them already
receiving assistance from the City or Redevelopment Agency, have been awarded over $80 million in
funds from Proposition 1C under the State’s Transit Oriented Development and Infill Infrastructure
Grant competitive grant programs.

E. ANALYSIS OF CONSTRAINTS TO HOUSING

Chapter 6 contains a detailed discussion of potential constraints to the City’s ability to provide or
accommodate the provision of housing to meet its identified housing needs. The discussion of
constraints examines those aspects of the City’s policies and procedures that might constitute
constraints. Appendix E contains a broader and more detailed description of all of the City’s land use
planning and development review standards and procedures that provides background for the analysis
contained in Chapter 6.

Governmental Constraints

The term “governmental constraints” refers to the policies and regulations of the City that impact
housing. The City has undertaken an analysis of its General Plan, Zoning Ordinance, development
standards and permit processes to determine what constraints may exist.

The City has few constraints to housing relative to those in other jurisdictions, and in recent years it
has undertaken a number of initiatives to encourage private development and expand the production
of affordable housing.

To encourage housing production and reduce regulatory barriers, the City updated its General Plan in
1998, which increased the areas in the City where higher density residential and mixed use
development could be built. These changes to the General Plan encourage more housing in the City,
near job centers, with access to transportation and other services. Since 1998, the City of Oakland

16 EXECUTIVE SUMMARY



has undertaken actions to reduce the impact of local government regulations and fees on the cost and
availability of housing. Beginning with the General Plan update in 1998, the City has:

e increased residential densities,

e created new mixed-use housing opportunities along major transportation corridors and in the
downtown,

o reduced open space requirements in high density residential zones in the Downtown, and in
the Transit Oriented Development Zone (S-15),

o streamlined the environmental review process for downtown projects,

o adopted a Density Bonus Ordinance,

e adopted a secondary unit ordinance and streamlined the process for approval,

o created new fast-track and streamlined permit processes, and

¢ adopted Standard Conditions of Approval to, in part, streamline the CEQA review process.

A Citywide zoning update is underway in 2009 to adopt new zoning districts which implement the
policies of the General Plan.

Among provisions in the City’s current development regulations that encourage and facilitate housing
are allowances for relatively high residential densities and land coverage in most areas of the City,
low parking requirements, allowances for residential and residential/commercial mixed-use projects
in commercial zones, and allowances for a wide range of alternative housing types, group homes, and
shelter facilities to meet the needs of special population groups.

The City of Oakland and other public agencies charge a number of planning, building, and
engineering fees to cover the cost of processing development requests, and providing public facilities
and services to new development. Payment of these fees can have an impact on the cost of housing,
particularly affordable housing. Fees are limited by state law, which requires that *“a public agency
may not charge applicants a fee that exceeds the amount reasonably necessary” to provide basic permit
processing services (California GC Sec. 65943 (e)). Unlike most surrounding jurisdictions, Oakland
does not charge impact fees for residential development. Fees for water and sewer services are
charged by the East Bay Municipal Utility District, while school impacts fees are charged by the
Oakland Unified School District.

Total building fees typically range from $25,000 and $40,000 per dwelling unit. When compared to
the market cost of producing housing in Oakland (land and site preparation, construction, financing,
etc.), permit and impact fees, while a cost factor, are not as significant as other cost factors in the
production of affordable housing (such as the market cost of land and State requirements to pay
prevailing wages on construction labor for housing development assisted with public funds).

Non-Governmental Constraints

Non-governmental constraints are those factors that limit and impact the production, availability, and
cost of affordable housing. These non-governmental constraints include land costs, environmental
hazards, land availability, construction costs, financing, and neighborhood sentiment.
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Market prices for land are high in the desirable, high-cost San Francisco Bay area and increased
dramatically until 2007. As of late summer and early fall of 2008, though, real estate has had price
reductions due to the mortgage lending crisis and resulting instability in the banking industry. As
evidenced in Chapter 3, declines in home sales prices as of July 2008 has brought prices down to
levels seen in approximately 2001 to 2003. Long term, however, the desirability and acceptability of
locations in Oakland and other inner cities has increased within the region. Demand is increasing for
housing close to employment centers such as Oakland and San Francisco is likely to continue to be
relatively strong given the demand for locations near urban centers.

Recent sampling of land acquisition costs for City of Oakland-funded affordable housing ranged from
almost $19,000 to almost $55,000 per unit and is largely a function of project density.

The cost of land and land preparation is further increased in Oakland by the fact that most sites with
housing development potential are relatively small parcels that can be difficult to develop (including
those that might be irregularly shaped). Many sites have existing structures and infrastructure that
must be removed, replaced, and/or reconfigured. The redevelopment of underutilized sites also adds
to the cost of development when contaminated soils or hazardous materials in existing
buildings/structures must be mitigated.

Another significant contributing factor to housing costs in Oakland is the cost of construction
(materials and labor), which typically represents 50 to 60 percent of the total development costs.
These tend to be higher in the San Francisco Bay area than in the interior of the California—between
$90 to $140 per square foot for custom construction and luxury finishes (RS Means 2001). While
hard costs for an average-quality wood-frame construction for multi-unit apartment buildings ranged
from $100 and $150 per square foot.

F. HOUSING ELEMENT GOALS AND POLICIES

Chapter 7 lays out the City’s goals, policies and planned actions to address its housing needs.

The City has adopted eight goals to address adequate sites, the development of affordable housing,
the removal of constraints to housing, the conservation of existing housing and neighborhoods, the
preservation of affordable rental housing, equal housing opportunity, sustainable development and
smart growth, and public access to information through technology. This Executive Summary lists
the City’s goals and policies. Chapter 7 contains these goals and policies with implementing actions.

Goal 1: Provide Adequate Sites Suitable for Housing for All Income
Groups

Policy 1.1 DOWNTOWN AND MAJOR CORRIDOR HOUSING PROGRAM
The City will target development and marketing resources in the downtown and along the
City’s major corridors that are easily accessible to transit, jobs, shopping and services.

Policy 1.2 AVAILABILITY OF LAND
Maintain an adequate supply of land to meet the regional housing share under the ABAG
Regional Housing Needs Allocation.
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Policy 1.3 APPROPRIATE LOCATIONS AND DENSITIES FOR HOUSING
Consistent with the General Plan Land Use and Transportation Element adopted in 1998,
review and revise the residential development regulations with the intent of encouraging and
sustaining a diverse mix of housing types and densities throughout the City for all income
levels.

Policy 1.4 SECONDARY UNITS
Support the construction of secondary units in single-family zones and recognize these units
as a source of affordable housing.

Policy 1.5 MANUFACTURED HOUSING
Provide for the inclusion of mobile homes and manufactured housing in appropriate
locations.

Policy 1.6 ADAPTIVE REUSE
Encourage the re-use of industrial and commercial buildings for joint living quarters and
working spaces.

Policy 1.7 REGIONAL HOUSING NEEDS
The City of Oakland will strive to meet its fair share of housing needed in the region.

Goal 2: Promote the Development of Adequate Housing for Low- and
Moderate-Income Households

Policy 2.1 AFFORDABLE HOUSING DEVELOPMENT PROGRAMS
Provide financing for the development of affordable housing for low- and moderate-income
households. The City’s financing programs will promote a mix of housing types, including
homeownership, multifamily rental housing, and housing for seniors and persons with special
needs.

Policy 2.2 AFFORDABLE HOMEOWNERSHIP OPPORTUNITIES
Develop and promote programs and mechanisms to expand opportunities for lower-income
households to become homeowners.

Policy 2.3 DENSITY BONUS PROGRAM
Continue to refine and implement programs to permit projects to exceed the maximum
allowable density set by zoning, if they include units set aside for occupancy by very low-,
low-, and moderate-income households and/or seniors.

Policy 2.4 SUPPORT MAYOR AND CITY COUNCIL’S DISCUSSION OF
ADOPTING A COMPREHENSIVE HOUSING POLICY
The City will continue to consider a comprehensive housing policy that addresses concerns
from all constituents. Policy elements will include those discussed in the February 2008
Housing Policy Proposals submitted by the Mayor and members of the City Council.

Policy 2.5 PERMANENTLY AFFORDABLE HOMEOWNERSHIP
Develop mechanisms for ensuring that assisted homeownership developments remain
permanently affordable to lower-income households to promote a mix of incomes.
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Policy 2.6 SENIORS AND OTHER PERSONS WITH SPECIAL NEEDS
Assist and promote the development of housing with appropriate supportive services for
seniors and other persons with special needs.

Policy 2.7 LARGE FAMILIES
Encourage the development of affordable rental and ownership housing units that can
accommodate large families.

Policy 2.8 EXPAND LOCAL FUNDING SOURCES
Increase local funding to support affordable housing development and develop new sources
of funding.

Policy 2.9 RENTAL ASSISTANCE
Increase the availability of rental assistance for very low-income households.

Policy 2.10 PATH STRATEGY FOR THE HOMELESS
Implement the City’s Permanent Access to Housing (PATH) Strategy to end and prevent
homelessness and to increase housing opportunities to the homeless through acquisition,
rehabilitation and construction of over 7,000 housing, master leasing and short-term financial
assistance.

Policy 2.11 PROMOTE AN EQUITABLE DISTRIBUTION OF AFFORDABLE
HOUSING THROUGHOUT THE COMMUNITY
The City will undertake a number of efforts to distribute assisted housing widely throughout
the community and avoid the over-concentration of assisted housing in any particular
neighborhood, in order to provide a more equitable distribution of households by income and
by race and ethnicity.

Policy 2.12 AFFORDABLE HOUSING PREFERENCE FOR OAKLAND
RESIDENTS AND WORKERS
Implement the policy enacted by the City Council in 2008 granting a preference to Oakland
residents and Oakland workers to buy or rent affordable housing units assisted by City of
Oakland and/or Oakland Redevelopment Agency funds provided through its annual Notice of
Funding Availability process.

Goal 3: Remove Constraints to the Availability and Affordability of
Housing for All Income Groups

Governmental Constraints

Policy 3.1 EXPEDITE AND SIMPLIFY PERMIT PROCESSES
Continue to implement permit processes that facilitate the provision of housing and annually
review and revise permit approval processes.

Policy 3.2 FLEXIBLE ZONING STANDARDS
Allow flexibility in the application of zoning, building, and other regulations.
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Policy 3.3 DEVELOPMENT FEES AND SITE IMPROVEMENT
REQUIREMENTS
Reduce the cost of development through reasonable fees and improvement standards.

Policy 3.4 INTERGOVERNMENTAL COORDINATION
Promote intergovernmental coordination in review and approval of residential development
proposals when more than one governmental agency has jurisdiction.

Non-Governmental Constraints

Policy 3.5 FINANCING COSTS
Reduce financing costs for affordable housing development.

Policy 3.6 ENVIRONMENTAL CONSTRAINTS
Explore programs and funding sources to assist with the remediation of soil contamination on
sites that maybe redeveloped for housing.

Policy 3.7 COMMUNITY OUTREACH AND EDUCATION
Increase public acceptance and understanding of affordable development and issues through
community outreach.

Goal 4: Conserve and Improve Older Housing and Neighborhoods

Policy 4.1 HOUSING REHABILITATION LOAN PROGRAMS
Provide a variety of loan programs to assist with the rehabilitation of owner-occupied and
rental housing for very low and low-income households.

Policy 4.2 BLIGHT ABATEMENT
To improve housing and neighborhood conditions, the City should abate blighting conditions
through a combination of code enforcement, financial assistance, and public investment.

Policy 4.3 HOUSING PRESERVATION AND REHABILITATION
Support the preservation and rehabilitation of existing housing stock with an emphasis on
housing occupied by senior citizens, people with disabilities, and low-income populations.
Encourage the relocation of structurally sound housing units scheduled for demolition to
compatible neighborhoods when appropriate land can be found. Assist senior citizens and
people with disabilities with housing rehabilitation so that they may remain in their homes.
Continue to implement the two-year Mills Act program.

Goal 5: Preserve Affordable Rental Housing

Policy 5.1 PRESERVATION OF AT-RISK HOUSING
Seek to preserve the affordability of subsidized rental housing for lower-income households
that may be at-risk of converting to market rate housing.
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Policy 5.2 SUPPORT FOR ASSISTED PROJECTS WITH CAPITAL NEEDS
Work with owners of assisted projects that have substantial needs for capital improvements to
maintain the use of the properties as decent affordable housing.

Policy 5.3 RENT ADJUSTMENT PROGRAM
Continue to administer programs to protect existing tenants from unreasonable rent increases.

Policy 5.4 PRESERVATION OF SINGLE ROOM OCCUPANCY HOTELS
Seek mechanisms for protecting and improving the existing stock of residential hotels, which
provide housing of last resort for extremely low-income households.

Policy 5.5 LIMITATIONS ON CONVERSION OF RESIDENTIAL PROPERTY
TO NON-RESIDENTIAL USE
Continue to use regulatory controls to limit the loss of housing units due to their conversion
to non-residential use.

Policy 5.6 LIMITATIONS ON CONVERSION OF RENTAL HOUSING TO
CONDOMINIUMS
Continue to use regulatory controls to limit the loss of rental housing units due to their
conversion to condominiums.

Policy 5.7 PRESERVE AND IMPROVE EXISTING OAKLAND HOUSING
AUTHORITY-OWNED HOUSING

Goal 6: Promote Equal Housing Opportunity

Policy 6.1 FAIR HOUSING ACTIONS
Actively support efforts to provide education and counseling regarding housing
discrimination, to investigate discrimination complaints, and to pursue enforcement when
necessary.

Policy 6.2 REASONABLE ACCOMMODATIONS
Provide reasonable accommodations to persons with disabilities in access to public facilities,
programs, and services

Policy 6.3 PROMOTE REGIONAL EFFORTS TO EXPAND HOUSING CHOICE
Encourage future regional housing allocations by ABAG to avoid over-concentration of low-
income housing in communities with high percentages of such housing

Policy 6.4 FAIR LENDING
Work to promote fair lending practices throughout the City to ensure that low-income and
minority residents have fair access to capital resources needed to acquire and maintain
housing.
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Goal 7: Promote Sustainable Development and Sustainable
Communities

Policy 7.1 SUSTAINABLE RESIDENTIAL DEVELOPMENT PROGRAMS
Develop and promote programs to foster the incorporation of sustainable design principles,
energy efficiency and smart growth principles into residential developments. Offer education
and technical assistance regarding sustainable development to project applicants.

Policy 7.2 MINIMIZE ENERGY CONSUMPTION
Encourage the incorporation of energy conservation design features in existing and future
residential development beyond minimum standards required by State building code.

Policy 7.3 ENCOURAGE DEVELOPMENT THAT REDUCES CARBON
EMISSIONS
Continue to direct development toward existing communities and encourage infill
development at densities that are higher than—but compatible with-- the surrounding
communities. Encourage development in close proximity to transit, and with a mix of land
uses in the same zoning district, or on the same site, so as to reduce the number and
frequency of trips made by automobile.

Policy 7.4 MINIMIZE ENVIRONMENTAL IMPACTS FROM NEW HOUSING
Work with developers to encourage construction of new housing that, where feasible, reduces
the footprint of the building and landscaping, preserves green spaces, and supports ecological
systems.

Policy 7.5 Promote Household Health and Wellness by Conducting Health Impact
Assessments
Encourage linkage of land use planning with public health planning as a way to improve the
health of Oakland’s residents, reduce personal and government health costs and liabilities,
and create more disposable income for housing.

Goal 8: Increase Public Access to Information through Technology

Policy 8.1 ELECTRONIC DOCUMENT MANAGEMENT SYSTEM
As part of a comprehensive update to the City’s Permit Tracking System, the City should
increase public access to information on City policies, programs, regulations, permit
processes, and the status of specific parcels through electronic means.

Policy 8.2 ON-LINE ACCESS TO INFORMATION
Expand the availability of information regarding meetings, hearings, programs, policies and
housing-related issues through development and improvement of its web site.

Policy 8.3 GEOGRAPHIC INFORMATION SYSTEM
Update the City’s Geographic Information System (GIS) to provide more accurate and user-
friendly access to information about parcels and neighborhoods.
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G. QUANTIFIED OBJECTIVES

State law (California Government Code Section 65583[b]) requires that the City’s Housing Element
contain quantified objectives, relative to the maintenance, preservation, improvement, and
development of housing. The California Department of Housing and Community Development’s
website publication, Building Blocks for Effective Housing Elements, recommends that housing
elements contain three broad categories of quantified objectives: new construction, rehabilitation,
and conservation. A subset of the conservation objective is the preservation of at-risk subsidized
rental housing.

While the City has identified sites sufficient to meet its entire Regional Housing Needs Allocation,
the City does not anticipate having sufficient financial resources to ensure that the entire need for
very low, low and moderate income units will be met. A substantial portion of the City’s resources
are anticipated to be devoted to assisting households with the greatest needs — very-low and low
income households.

Table 8-1 on the following page provides a summary of the City’s quantified objectives for these
broad categories by income level. These objectives are a reasonable estimate of what the City
may be able to achieve based on projects that are currently underway but not yet completed,
historical rates of funding and completion, and estimates of likely funding resources over the
next five years.

City of Oakland Quantified Objectives (2007 — 2014)

Estimated Number of Units

by Affordability Level

Extremely
Activity Type Low Very Low Low Moderate Total
New Housing Construction®
Units Built 250 | 1350 | 300 | 100 [ 2,000
Housing Rehabilitation?
Substantial Rehab 70 530 200 - 800
Moderate and Minor Home Rehab® 300 600 300 _ 1.200
Housing Conservation/Preservation

At-Risk Units
(See Ch. 3, Table 3-51) 200 168 100 - 468
Reconstruction of Large Public
Housing Developments 104 30 - - 134
Oakland Housing Authority
(Scattered Sites) 840 240 120 - 1,200

Homebuyer Assistance

Mortgage & Down payment
Assistance 25 25 150 150 350

*Includes units for multi-family rental, homeownership, senior, special needs, and permanent supportive housing. Estimate is based on units
currently planned or approved, and funded, as well as an estimate of the number of additional units that can be completed by 2014 with
present levels of local financial resources.

?Includes substantial rehabilitation of rental or public housing units.

®Includes existing City of Oakland programs such as: Emergency Home Repair, Home Maintenance and Improvement, Lead-Safe Housing,
and Minor Home Repair.
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1. INTRODUCTION

A. STATE LAW REQUIREMENTS

The contents of this document reflect a combination of local issues, priorities, and state law
requirements. California law (Government Code Section 65583) requires, in part, that each city and
county adopt a housing element that contains:

(a) an assessment of housing needs and an inventory of resources and constraints relevant to
the meeting of these needs; this includes identifying a zone or zones where emergency
shelters are allowed as a permitted use without a conditional use permit or other
discretionary permit (known as “SB 2”);

(b) a statement of the community’s goals, quantified objectives, and policies relative to the
maintenance, preservation, improvement, and development of housing;

(c) an inventory of developable sites capable of accommodating development of housing for
a range of income types to meet the City’s share of the regional housing need; and

(d) a program which sets forth a schedule of actions through 2014 to implement the policies
and achieve the goals and objectives of the housing element.

B. REGIONAL HOUSING NEEDS ALLOCATION

An important part of the Housing Element is the determination of the City’s new housing
construction need. Under California law (California Government Code Section 65584), new housing
construction need is determined, at a minimum, through a regional housing needs allocation (RHNA)
process. In the RHNA process, the California Department of Housing and Community Development
(HCD) determines the amount of housing needed for all income groups in each region, based on
existing housing need and expected population growth. In April 2007, HCD determined that, at a
minimum, the nine-county Bay Area plan for 214,500 units between 2007 to 2014 to satisfy regional
demand.

Each City’s share of regional housing demand is based on a plan prepared by the Association of Bay
Area Governments (ABAG), the Regional Housing Needs Allocation that was adopted in May, 2008.
Oakland (along with all other cities and counties in the state) must plan to accommodate its share of
the housing need of persons at all income levels. Under the ABAG plan, Oakland must accommodate
14,629 new housing units between January 2007 and June 2014 to meet its “fair share” of the state’s
housing need. Of these housing units, 1,900 should be affordable to households earning no more than
50 percent of median income, 2,098 to households earning between 50 percent and 80 percent of
median income, 3,142 to households earning between 80 percent and 120 percent of median income,
and 7,489 to households earning more than 120 percent of median income.

The City’s responsibility under state law in accommodating its regional housing allocation is to
identify adequate sites that will be made available through appropriate zoning and development
standards and with services and facilities, including sewage collection and treatment, domestic water
supply, and septic tanks and wells to encourage the development of a variety of types of housing for
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all income levels, including multifamily rental housing, factory-built housing, mobile homes, housing
for agricultural employees, emergency shelters, and transitional housing..

Actual Housing Production to Date Compared to Housing Needs

The planning and production of housing has increased significantly in Oakland since 1998. As a
result, the City has not only demonstrated its capability to adequately meet Oakland’s housing
allocation set forth under ABAG’s RHNA, but also to surpass the formulated requirement. At the
same time, Oakland has also been successful addressing the specific needs for affordable housing
development. As of mid-2008, the following statistics were accurate:

o atotal of 1,128 units, including 420 publicly-subsidized (affordable) units, were constructed,
with building permits “finaled”, or were under construction, with building permits issued

e Dbetween January 2007 and August 2008, 4,442 market-rate units had Planning division
approvals, and 563 affordable units were funded, but neither group had yet to start
construction

e 7,022 market rate units and 48 affordable units are in a stage of pre-development, either with a
formal Zoning pre-application on file with the Planning division, or, in the case of the
affordable housing units, with preliminary funding commitments or site acquisition assistance
from the City.

Based on these three stages of housing unit development alone, Oakland has already committed to
develop a majority of the sites needed to satisfy the RHNA requirement.

Chapter 4 provides a full analysis of these projects as well as an inventory of “opportunity sites”
capable of accommodating at least 11,000 additional housing units, using conservative assumptions
about density (based on current building trends and economic constraints) that are well below the
current allowable densities permitted by the City’s General Plan and Zoning Ordinance.

C. OAKLAND’S POLICY CONTEXT

While the Oakland Housing Element addresses the State requirements described above, it also
incorporates a number of important local strategies that have been adopted by the City in recent years.
Among these are:

Updated General Plan Land Use and Transportation Element

In March 1998, the City adopted a new Land Use and Transportation Element for its General Plan.
The updated element establishes land use classifications and density designations to promote higher
density development in key areas while protecting existing single-family neighborhoods. The growth
of new residential development is focused primarily in several key areas:
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e Major Transportation Corridors
e Downtown Oakland
e Transit-oriented Districts (especially around BART stations)
e The Waterfront Area
Sustainable Oakland

The City of Oakland is committed to becoming a model sustainable city. — a community in which all
people have the opportunity to live safe, healthy and fulfilling lives. Protecting a clean and
ecologically healthy environment; growing a strong economy; maintaining quality housing affordable
and accessible to Oakland residents; and fostering a safe, equitable and vibrant community are all
critical components of this vision.

The Sustainable Oakland program, launched by the Oakland City Council as the Sustainable
Community Development Initiative in 1998, works to advance Oakland’s sustainable development
through innovative programs and practices addressing social equity, improved environmental quality,
and sustainable economic development. Program activities include: fostering inter-agency
cooperation to address key sustainability problems and opportunities and improve performance;
tracking and reporting on sustainability performance; promoting Oakland’s sustainability story;
advising on opportunities to improve sustainability performance; performing community outreach;
fostering communication between the Citywide stakeholders; and seeking innovative ways to finance
sustainability improvements.

In recognition of the leadership and actions of the Oakland community, Oakland ranked 9th among
the largest 50 U.S. cities in 2008 in overall sustainability performance®. The City of Oakland has
adopted a range of significant policies and implemented a number of programs and projects that help
to reduce climate pollution, green the city and move us toward our goal of becoming a model
sustainable city. Individual choices, resourceful collaborations, and the tremendous dedication and
efforts of community members all contribute to help conserve energy, curb global climate change,
reduce our dependence on oil and polluting vehicles, create green jobs, grow green businesses, reduce
waste, enhance our built environment, restore creeks, and green the natural environment in which we
live.

Affordable Housing Strategy

Affordable housing is a major policy priority for the City of Oakland. The City has had an active
housing development program for nearly 25 years, and has assisted in the development of thousands
of units of newly constructed and substantially rehabilitated housing for very low, low and moderate
income families, seniors and people with special needs. The City has also devoted substantial
resources to preserving the existing housing stock, including homes owned by low income families,
and to expanding opportunities for low income renters to become homeowners.

Consolidated Plan 2005

The City’s affordable housing strategy is outlined in the Consolidated Plan for Housing and
Community Development prepared in May 2005. The Consolidated Plan — which is required as part

® See Sustainlane, http://www.sustainlane.com/us-city-rankings/
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of the City’s federally-funded housing and community development programs — sets forth the City’s
needs, market conditions, strategies, and actions for addressing the housing needs of very low and
low income households. The plan is designed to achieve the following goals:

Addition and maintenance of the supply of affordable supportive housing for low-income and
special needs populations, including homeless

Creation of suitable living environments through neighborhood revitalization and
improvements in public facilities and services

Expansion of economic opportunities for lower income households

Key components of this strategy are outlined below.

Expansion (Rental Housing Production) and preservation of the supply of affordable rental
housing

Expansion of the supply of affordable ownership housing (Ownership Housing Production)
Expansion of ownership opportunities for first-time homebuyers (Homebuyer Assistance)
Improvement of existing housing stock (Housing Rehabilitation)

Provision of rental assistance for extremely low and very low income families (Rental
Assistance)

Implementation of a “Housing First” homeless strategy via Oakland’s Permanent Access to
Housing Plan (PATH Plan)

Removal of impediments, promotion of fair housing and expansion of housing choices (Fair
Housing)

Blue Ribbon Commission on Housing (Findings submitted to City Council September

2007)

A Blue Ribbon Commission was devised by the City Council in 2006 to develop recommendations
for a comprehensive housing strategy to ensure that housing (both rental and homeownership) is
affordable to all income levels within the City. Six recommendations were made; however, note that
none have been implemented. Further discussion will continue during the Housing Element planning
period. The six recommendations include the following:

1)

2)

3)

Adopt an inclusionary housing ordinance for new ownership housing with more than 20 units
with a phase in of inclusionary percentages from 5 to 20% over a three year period and
depending if it is on-site or off-site inclusionary units;

Increase the Redevelopment Agency’s contribution to the Low and Moderate Income
Housing Fund from 25 to 35% within 2 years and up to 50% within 5 years;

Adjust affordability targeting requirements to households at or below 60% area median
income (AMI) with a preference for 30% AMI,
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4) Sponsor and support a ballot measure to issue a general obligation bond in the amount of
$200 million to assist with the development of rental and ownership housing;

5) Encourage support for a policy that requires that real estate transfer taxes generated from new
housing construction be used to support affordable housing;

6) Two alternatives for a condominium conversion policy were proposed since there was no
consensus one single policy proposal.
Mayor’s Housing Policy Proposals (City Council Public Hearing February 2008)

In February 2008, Mayor Dellums proposed a comprehensive housing policy based on findings from
the 2006-07 Blue Ribbon Commission; however, note that it has not yet been implemented. Further
discussion will continue during the Housing Element planning period. The Mayor’s Housing Policy
Proposal contains the following elements:

e Modify the Condominium Conversion Ordinance

Simplify the Provisions of the Rent Adjustment Program
e Return Foreclosed Properties to the Housing Supply
e Expand Existing Homebuyer and Homeowner Rehabilitation Programs

e Expand Funding Resources for Affordable Housing and Homelessness

D. PUBLIC PARTICIPATION AND POLICY
DEVELOPMENT

Public Participation as an Ongoing Process

State law (California Government Code section 65583[c] [7]) requires the City to “make a diligent
effort to achieve public participation of all economic segments of the community in the development
of the housing element.”

Public participation in Oakland has been an ongoing process since the adoption of the previous
Housing Element. The identification of housing issues, needs, and strategies has been part of the
City’s planning processes and ongoing public dialogue on housing issues. Through this ongoing
public input, the City has identified issues, concerns, and recommendations for housing policies and
programs that are reflected in the updated Housing Element. The Housing Element is in large part a
synthesis of these efforts, bringing into one document the analyses, priorities and policies that have
developed over time with extensive public involvement.

Some of the planning and strategy documents that were used by the City in preparing this Housing
Element are:

e 2008 Mayor Dellums’ Housing Policy Proposal Public Hearing,

e 2007 Blue Ribbon Commission on Housing,
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e 2007 Permanent Access to Housing (PATH) Plan for Oakland,
e 2006 Mayor Dellums” Community Task Force Report on Housing,
e 2005 Consolidated Plan for Housing and Community Development,
¢ Redevelopment Area planning.
All of these were developed with extensive public participation, public review and comment.

Over the years, the City has used a number of means and venues to encourage public participation in
its planning and policy-making processes. Methods of notifying the public depend on the nature of an
event and whether public participation is part of an ongoing process. Among the techniques the City
uses to notify the public and encourage participation are printed notices in local newspapers, public
service announcements on radio and television, web site listings, direct notification of community
organizations and service providers, written notice to residents and property owners, notices posted in
public locations, and utility bill inserts.

Public information and documents are provided in a variety of convenient formats, printed and
electronic (many of which are posted on the City’s Housing and Community Development web site:
http://www.oaklandnet.com/government/hcd/default.html). Depending on the nature of the public
outreach and the target audience, information will be posted in multiple languages and media (for
persons with sensory disabilities), and the City will provide translators. The City uses community
liaisons to encourage participation by individuals who might not otherwise participate in civic affairs
due to language or cultural barriers. For those with sensory disabilities, the City provides sign
language interpreters, real-time captioning, agendas in alternative formats such as large print, and
other media that allow full participation by persons with disabilities.

To ensure that all segments of the population can participate in public meetings, the City selects
locations that are accessible to persons with disabilities and attempts to hold public forums in
locations that are accessible to those without private vehicles. Following is further detail on past and
current opportunities for public input into housing policy development:

e Public workshops and hearings on housing policy development and adoptions of plans.

0 When Mayor Dellums was elected to office in 2006 he immediately set up, what was
widely publicized and covered extensively in the local press, task forces on various
issues impacting the City of Oakland. A call was made for volunteers to participate in
the Mayor’s Task force on Housing (among others). There were more than 50 official
volunteer participants who convened during a three month period. Citizen
participation in this task force included staff from tenant protection organizations,
realtors, public interest lawyers, private businesspeople, employees of non-profit City
service providers, for-profit real estate developers, affordable housing developers,
academics, and non-affiliated Oakland residents. Although self-selecting to
participate on this task force, the members seemed to represent diverse economic
segments of the City.

0 The Blue Ribbon Commission (BRC) on Housing and resulting report was a product
of extensive deliberations by members of the public. There were approximately 20
public meetings during the course of approximately nine months. The BRC
participants were appointed by then Mayor Brown (3 members), Mayor-elect
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Dellums (4), Councilmembers (1 per Councilmember-7 Council Districts), City
Administrator (1), and City Attorney (1). The BRC included members of
neighborhood organizations, non-profit service providers, for-profit real estate
developers, affordable housing developers, former public officials, private
businesspeople, lawyers, and academics. In addition to the voluntary commission
membership, meetings were open to the public where a range from 15 to 50 members
of the public attended the meetings in addition to the commission members. There
was a public comment period at the beginning of every meeting. The outreach for
these meetings followed Brown Act public noticing requirements. Meetings were
located at various public community centers (senior centers and libraries) and rotated
geographically so that at least one meeting took place in all City Council Districts.
Participation in these meetings represented a diverse cross section of Oakland
residents.

0 The BRC process informed the Mayor’s Housing Policy Proposal proposed in
February 2008. This proposal was vetted during a lengthy public hearing and
continued the public debate on critical housing issues such as inclusionary zoning
and condominium conversion among other topics. There were over 60 speakers,
representing a wide distribution of Oakland residents.

Annual Applications, Action Plans, and Performance Reporting for the City’s
Consolidated Plan for Housing and Community Development. Federal funding sources
used by the City require public participation in the development of funding applications and
programs, annual performance evaluations open to public comment, and annual action plan
updates that set priorities for the coming year with participation by the public. These events
require extensive public natification, and the funding sources strongly encourage community
outreach and participation.

Oakland Redevelopment Agency’s Public Participation in Planning. The City of
Oakland has ten redevelopment areas that include downtown, the industrial neighborhoods,
and some mixed residential/commercial corridors. Of those redevelopment areas, two are the
largest in the state of California. Three redevelopment areas have regularly scheduled
meetings of their Project Area Committees (PAC) that among other things discuss housing
development-related topics on a regular basis. The low-to-moderate income housing fund
currently receives 25% of the Redevelopment Agency’s tax-increment (5% more than
required by State law). The PAC members are elected representatives and must either live,
own property, or own a business within the Redevelopment Areas. PAC meetings are open to
the public and adhere to Brown Act public meeting requirements. The meeting agenda and
meeting packets are posted with the City Clerk’s office, emailed and mailed via USPS to
interested citizens (with combined email and mailing lists of about 1,000 citizens), and the
meeting calendars are maintained on each Redevelopment Area’s respective websites. Most
all meetings are well-attended by various segments of Oakland’s citizens.

CDBG District Meetings. The City has established Community Development District
Councils comprised of residents, property owners, and business owners in each of the City’s
seven Community Development Block Grant project areas to discuss housing and community
development issues, future needs, and recommendations for future projects and services to be
funded through CDBG. Meeting are open to the public, who are encouraged to attend
through updates on the City’s web site, notices in community newsletters, notices at
community centers and other public locations, and periodic mailings to residents and property
owners.
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Efforts to Achieve Public Participation in the Housing Element
Update

To achieve public participation in the update of the Housing Element, the City undertook the
following actions:

Methods of Distribution. The draft Housing Element was published in February 2009 and was
made available in both hard copy at the City Planning Department public counter and on the City’s
web site. Notices that the draft was available were emailed to interested parties and the for-profit and
non-profit housing development community, including all members of the Redevelopment Agency’s
Project Area Committees.

Public Meetings. The City conducted a community meeting on the draft Housing Element April 14,
2009. The purpose of this meeting was to brief community members and stakeholders about the
public review draft of the 2007-2014 Housing Element, to answer questions about the various housing
policies and programs, and to solicit feedback about any other housing concerns. There were a total
of 25 people who attended the meeting. In its efforts to solicit the general public to participate in the
2007-2014 Housing Element update process, the City sent email notices to nearly two hundred
citizens who expressed interest in the Housing Element, City Council staff, and representatives of
both non-profit and for profit housing developers. In addition, non-profit advocacy groups, the faith
community, and individual tenants of buildings which are subsidized for affordability were also
contacted. City staff also contacted members of the Project Area Committees (PACs) and made
individual presentations about the Housing Element at regular monthly meetings of the West
Oakland, Central City East and Broadway/MacArthur PACs.

Public Hearings. Following the administrative review of the Housing Element by the California
Department of Housing and Community Development, the City will: 1) hold public hearings before
the City Planning Commission, starting on June 3, 2009; 2) hold a public meeting before the
Community & Economic Development Committee of the City Council; and 3) hold public hearings
before the City Council, where it is expected to be adopted. These public hearings are intended to be
held in Summer and Fall of 2009. Public noticing of these meetings follows the Planning Code: in
the case of the Planning Commission, a display ad was taken out on page E4 of the Oakland Tribune
May 15, 2009 issue. Further, staff sent a copy of this public notice to all the members of the
Redevelopment Agency Project Area Committees, and sent the notice to the email distribution list
used to announce the April 14, 2009 community workshop (see paragraph above).

Requests for Public Comment. City staff produced a Public Comment form seeking written
comments on the Housing Element. This form was circulated at the community meeting, In addition,
a summary handout of the Housing Element contents and public review process was produced. The
handout detailed how citizens could submit their written comments to City staff.
The City received letters from the following organizations and individuals:

e East Bay Housing Organizations

e Alameda County Child Care Planning Council

¢ Home Builders Association of Northern California

o residents Jacquee Castain and Glen Jarvis
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E.

ORGANIZATION OF THE HOUSING ELEMENT

The Oakland Housing Element, a part of the General Plan, is a comprehensive statement of the City’s
housing needs and strategies. The City has adopted other housing policies and plans that focus on
specific topics (such as fair housing, homelessness, and the use of federal funds for low-income
housing). The Housing Element addresses a broader range of issues than these other planning
documents, including economic, social, planning, and regulatory issues.

The Housing Element provides the guiding principles and over-arching policies that define the City’s
housing strategy although much of the implementation for the Element is defined through the
following other planning documents:

General Plan Land Use and Transportation Element,

Oakland Planning Code

Consolidated Plan,

Permanent Access to Housing (PATH) Plan,

Fair Housing Plan (Analysis of Impediments to Fair Housing), and

Redevelopment Project Area Plans.

The Housing Element incorporates strategies and implementing actions from these other plans and
has been reviewed for consistency with these plans.

This Housing Element is divided into the following chapters:

Executive Summary. The executive summary provides an overview and road map of the
City’s findings and conclusions on housing issues and needs; land, funding, and other
resources to meet those needs; and goals, policies, actions, and quantified objectives.

1. Introduction provides an overview of State requirements, a description of the public
participation process, and a summary of the organization of the Housing Element.

2. Evaluation of 2004 Programs summarizes the City’s achievements in implementing
programs under the previous Housing Element, which was adopted in 2004. Lessons learned
from an evaluation of achievements have been considered in the development of new goals,
policies, and implementing actions in this Housing Element.

3. Existing Conditions/Opportunities describes current conditions and trends related to
population, housing, and employment. Topics covered in this chapter include population and
household characteristics, income and poverty, housing cost and condition, publicly assisted
housing and housing programs, the status of subsidized rental housing that could convert to
market-rate rental housing, and employment characteristics. Appendix A describes the
methodology used for the housing condition survey. Appendix B contains a list of privately-
owned subsidized rental housing to support the analysis of subsidized housing at risk of being
converted to market-rate housing.
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4. Land Inventory describes the availability and characteristics of land on which to develop
housing to meet the City’s future needs. Among the issues covered in this chapter are the
number, types, and affordability of housing units constructed since the beginning of the
period covered by the Housing Element; the City’s ability to accommodate its remaining
share of the region’s housing needs under the Association of Bay Area Governments (ABAG)
Regional Housing Needs Allocation (RHNA); and potential constraints that could affect
development potential on housing opportunity sites. Appendix C contains a detailed
inventory of sites discussed in this chapter.

5. Housing Program Resources summarizes programs and funding resources available in
the City of Oakland to assist in the development, rehabilitation, and conservation of housing
affordable to low- and moderate-income households. Appendix D contains a directory with
details on City housing programs.

6. Analysis of Constraints to Housing describes potential governmental and non-
governmental factors that could affect the availability and cost of housing, particularly for
low- and moderate-income households and population groups with special needs. Appendix
E provides additional detail on specific requirements and provisions of the City’s zoning
regulations, development standards, and approval processes.

7. Goals, Policies, and Programs contains the City’s housing goals, policies, and
implementation actions—the heart of the City’s strategy for addressing its housing needs.
The goals adopted in this Element address the provision of adequate sites for the development
of housing (especially for low- and moderate-income households), constraints to the
availability and affordability of housing, conservation and improvement of older housing and
neighborhoods, preservation of affordable rental housing, equal housing opportunity,
sustainable development, and public access to information through technology. Also
included in this chapter is an implementation schedule that specifies responsible agencies,
timeframes, potential funding sources, and objectives for each implementing action.

8. Quantified Objectives contains a summary of the City’s quantified objectives for housing
development, rehabilitation, and conservation (preservation of affordable rental housing).

F. GENERAL PLAN CONSISTENCY

State law requires the Housing Element to contain a statement of “the means by which consistency
will be achieved with other General Plan elements and community goals” (California Government
Code, Section 65583][c] [7] [B]). There are two aspects of this analysis: 1) an identification of other
General Plan goals, policies, and programs that could affect implementation of the Housing Element
or that could be affected by the implementation of the Housing Element, and 2) an identification of
actions to ensure consistency between the Housing Element and affected parts of other General Plan
elements (See Appendix F).

1. Other General Plan goals, policies and programs

The City revised the Land Use and Transportation Element of the Oakland General Plan in 1998.
This element outlines the vision for Oakland, establishing an agenda to encourage sustainable
economic development, ensure and build on the transportation network, increase residential and
commercial development in downtown, reclaim the waterfront for open space and mixed uses, and
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protect existing neighborhoods while concentrating new development in key areas. The Policy
Framework and Strategy Diagram contained in that document shows areas that will be maintained
and enhanced and those that are targeted for growth and change. In particular, higher density
development is encouraged in the Downtown, along major corridors, at the waterfront, and near
BART stations.

Fifteen broad classifications are depicted on the Land Use Diagram, grouped into five major
categories, to graphically depict the type and intensity of allowable future development in various
parts of the City. These classifications are the key to understanding the diagram and the City’s land
use pattern. They are intended to take into account the existing and historical patterns of development
in Oakland. The Land Use Diagram graphically represents the intentions of the Policy Framework
and Strategy Diagram reflecting areas of growth, enhancement, and conservation; it provides a basis
for evaluating future development and future demand for services. The two diagrams satisfy State
requirements that the General Plan designate the general distribution, location and extent of land uses
and establish standards for population density and building intensity.

The General Plan element with the closest relationship to the Housing Element is the Land Use and
Transportation Element, which contains both the policies that direct the location, density, and types
of residential uses throughout the City, and the circulation system to support that development. The
Noise, Open Space and Recreation, and Historic Preservation Elements of the General Plan also
contain goals, policies and programs relevant to building and rehabilitating housing in the City, but
these identified actions do not effect implementation of the Housing Element (see Appendix F,
“Housing Policies in the General Plan”).

2. Ensuring Consistency between Housing Element and General Plan

The vision and specific policies contained in the Land Use and Transportation Element seek to
encourage and facilitate the types of infill, re-use, mixed-use, and central city/corridor-oriented
residential development that are the focus of the Housing Element and the City’s ability to
accommodate its regional housing allocation from ABAG. Most of the housing to be provided in
Oakland will result from the development or redevelopment of under-used and infill parcels.
Anticipated development on these sites are expected to be in compliance with policy standards for
noise, safety, open space, recreation, and conservation contained in the other General Plan elements.

The polices in the other General Plan elements will advance the ability of the City to achieve the
objectives contained in the 2007-2014 Housing Element and implement specific housing policies and
programs. Likewise, the Housing Element policies will advance the implementation of policies and
programs in the other General Plan elements. The City has therefore determined that the updated
Housing Element is consistent with the General Plan.

The City has therefore determined that the updated Housing Element is consistent with the General
Plan.
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2. EVALUATION OF 1999-2006 PROGRAMS

A. FINDINGS AND CONCLUSIONS

State law (California Government Code Section 65588 (a) & (b)) requires cities and counties to
review their housing elements to evaluate:

o the appropriateness of housing goals, objectives, and policies;

o the effectiveness of the housing element in the attainment of the community’s housing goals
and objectives; and

o the progress in implementation of the housing element.

The City’s previous Housing Element was adopted June 15, 2004 and covered the period January 1,
1999 to June 30, 2006.

In this 1999-2006 Housing Element period, Oakland’s Regional Housing Need Determination was
7,773 housing units. City staff identified opportunity sites to accommodate 8,670 to 10,760 housing
units based on low and high estimates of site build-outs (i.e.: sites that would house 10 to 35% more
units than required). These sites were also located in zones with minimum densities suitable for very
low-, low-, and moderate-income housing (in the so-called “Mullin densities,” zones which allow
housing to be built at 30 units to the acre, sufficient density to support affordable housing). The City
came close to meeting the overall housing production goals though fell slightly short of those
production requirements. Unfortunately, the City cannot control the housing market conditions to
encourage housing development. In addition, subsidies available to develop affordable housing units
can only stretch so far given the high land and development costs during this planning period. The
City permitted the development of 1,328 very low-, low-, and moderate-income housing units with a
grand total of 7,017 housing units permitted (Table 2-1)

The 1999-2006 Housing Element lists eight housing goals with policies and policy actions to be taken
to achieve those goals. The specific policy goals identified in the 1999-2006 Housing Element will
continue into the next planning period mostly unchanged though there are some modifications. Some
policy goals identified will be discontinued in the 2007-2014 Housing Element because they do not
appear to be effective or address current needs (see Chapter 7 Goals, Policies and Actions)

As anticipated, despite considerable success in leveraging outside funds (including bonds provided by
Proposition 46 in 2002), the City encountered some difficulty in achieving very low-, low- and
moderate-income housing production goals in the current planning period. The increasing gap
between housing costs that very low-income households can afford and the cost of producing very
low-income housing units, combined with the limited amount of subsidies to produce such housing,
continues to challenge the City’s ability to meet ABAG’s regional housing allocation for the City for
very low-income households. City staff will continue its work on regulatory incentives and finding
new sources of financial assistance to address as much of the very low-income housing need as
possible.

Within the sub-category of affordable multifamily rental housing rehabilitation, the City did not
achieve its goals due to changes in state and federal funding for rental rehabilitation and the changing
nature of the rental market since the mid-1990s. Rental property owners have little incentive to
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participate in rehabilitation loan programs that include long-term rent restrictions. Even at low- or no
interest, most rental property owners are reluctant to borrow money that deed restricts their properties
for 30 years or more.

The City continues to encourage affordable housing development by issuing the annual Notice of
Funding Awvailability. This competitive funding process has created a consistent and well-defined
process for prioritizing and selecting housing projects from a pool of applicants that submit proposals.
The Community & Economic Development Agency continues to improve coordination of housing
assistance programs, regulatory incentives, and other actions to achieve the City’s housing goals.

Housing Production Targets

The City of Oakland’s housing unit production goals established by the 1999-2006 Housing Element
and housing permits issued are summarized in Table 2-1 below.

Table 2-1
Comparison of Housing Needs and Housing Production, 1999-2006

Building Permits Issued
State Identified Affordability Categories 1999-2006 RHNA 1/1999 — 6/30/06
Very Low (up to 50% AMI) 2,238 547
Low (51-80% AMI) 969 626
Moderate (81-120% AMI) 1,959 155
Above Moderate (> 120% AMI) 2,567 5,689
Total 7,733 7,017

Source: City of Oakland building permit data, 2006; see “City of Oakland Annual Progress Report on
Implementation of Housing Element, 2006”

Appropriateness and Effectiveness of 1999-2006 Programs

The 1999-2006 Housing Element established policies and programs to address the following housing
goals:

e provide adequate sites suitable for housing for all income groups

e promote the development of adequate housing for low- and moderate-income households
e remove constraints to the availability and affordability of housing for all income groups
e conserve and improve older housing and neighborhoods

e preserve affordable rental housing

e promote equal housing opportunity

e promote sustainable development and smart growth

e increase public access to information through technology.

A summary of policy goals for 1999-2006 Housing Element is presented below followed by a
detailed analysis of each goal, its policies and actions taken in support of those goals.
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Goal 1: Provide Adequate Sites Suitable for Housing for All Income Groups

The City adopted a variety of policies to encourage housing development. Highlights of these policies
include the “10K” Downtown Housing Program, implementing changes to its Planning Code and
zoning map, instituting interim development guidelines to insure conformity with the General Plan
and zoning regulations, expediting review of affordable units by assigning projects over 50 units to
the Major Projects Division, allowing flexible parking and open space standards for dense projects
and permitting secondary units of up to 650 sq. ft. without a conditional use permit to support
alternate forms of affordable housing development such as multi-family developments, secondary
units and manufactured housing. The City continues the process of updating its Planning Code, to
implement the General Plan. Residential zoning districts and Mixed Use Commercial Corridors which
encourages high-density housing are scheduled for adoption in late 2009. The City continued its
work to revise a number of permit procedures and requirements for special needs housing and second
units to facilitate the development of these types of housing.

Goal 2: Promote the Development of Adequate Housing for Low- and Moderate-
Income Households

The City has employed a combination of financial assistance and regulatory measures to stimulate the
production of housing and preserve affordable housing opportunities. The City sponsors programs
that supports renters and promotes homeownership.

The City increased its financial assistance and regulatory incentives for the development of affordable
housing during the 1999-2006 Housing Element period. Using a combination of redevelopment low-
income housing set-aside funds and federal entitlement funds, Oakland provided over $97 million to
assist in the construction or substantial rehabilitation of close to 2,900 affordable housing units. The
City also provided pre-development assistance to nonprofit housing developers to pay the initial costs
of some projects.

The City continued with an annual Notice of Funding Awvailability (NOFA) process whereby
interested developers can submit proposals when city funds are available. These funds are allocated
through a competitive application process. The City advertised the availability of funds, program
guidelines, and application requirement through its web site and notices mailed to housing providers.

Other areas of City support for low- and moderate income housing included the implementation of a
density bonus program and the formation of a Blue Ribbon Commission that studied Inclusionary
Zoning, Condo Conversions and other possible housing policy strategies.

Oakland’s Permanent Access to Housing (PATH) Strategy is an Oakland-specific companion to
Alameda County’s EveryOne Home Plan, a countywide plan to be used as a roadmap for ending
homelessness in the county over the next fifteen years. EveryOne Home is a comprehensive plan for
providing housing and wrap around support services to homeless people in Alameda County and to
those people living with serious mental health illness and HIV/AIDS. Both EveryOne Home and
PATH are based on a “Housing First” program model that emphasizes rapid client access to
permanent housing rather than prolonged stays in shelters and transitional housing. The City services
in this strategy included the development of the pipeline process for permanent supportive housing,
capacity building for homeless services providers and housing developers, the redesign of the
homeless service delivery system and the expansion of street action teams and outreach services.
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Goal 3: Remove Constraints to the Availability and Affordability of Housing All
Income Groups

Straightforward permitting, flexible zoning regulations, and generous density requirements are some
of the methods Oakland uses to remove potential regulatory constraints to housing. The city permits
multi-family housing in most medium- to high-density residential and commercial zones, and
conditionally permits multi-family housing in lower-density areas. A total of 115 multi-family
structures were completed within the planning period, 14 of which were affordable. Special needs
housing is conditionally permitted in many residential and commercial zones throughout the City; 327
units of such housing was produced during the study period. Other efforts to improve permitting
include implementing discretionary permit processes that include objective approval criteria and
assigning priority to affordable housing projects. In 2006, the City revised its regulations to
encourage more secondary units, by permitting the facilities in all residential zones, without a
conditional use permit -- up to 500 square feet with minimal design review, and up to 900 square feet
total; the previous regulation allowed a secondary units up to 650 square feet.

Requirements for on- and off-site improvements and environmental review (CEQA) and related
mitigation measures act as regulatory barriers to the development of housing. However, Oakland
attempts to streamline CEQA review, and uses a balanced approach to imposing conditions to
mitigate the impacts of new housing development. Infill development often presents significant
challenges to housing development as well. Potential issues associated with infill development
include environmental contamination that adds time and expense to the process of developing
housing. The City assists developers with environmental remediation by using funds received from
the EPA for brownfields site assessment and clean-up. Oakland received two grants of $200,000 from
the EPA to assist with environmental remediation for the Uptown project and the Lion Creek
Crossings development near the Coliseum BART station. The City also operates a $1 million loan
fund for environmental site assessment.

Citizen opposition is a significant obstacle to the development of affordable housing. The City
actively supports East Bay Housing organizations and other entities in community outreach efforts
and educational campaigns to gain community support for affordable housing.

Goal 4: Conserve and Improve Older Housing and Neighborhoods

To improve housing and neighborhood conditions, the City combined public investment, code
enforcement, financial assistance for commercial revitalization, and financial assistance to improve
the condition of residential properties. The City funded loans for owner-occupied housing in single-
family neighborhoods for minor home repair, emergency home repair, and lead hazard control and
painting. In addition, the City funded rehabilitation loans for both owner-occupied and rental
buildings. In order to reduce the number of substandard vacant housing units, the City created a new
vacant housing program to target acquisition and rehabilitation of these underutilized structures.

Code enforcement is also an important aspect of multifamily property rehabilitation. The City
continued to implement several code enforcement strategies, including tenant habitability inspections,
graffiti abatement, blight and unsecured property inspections, imminent hazard abatement and tenant
relocation inspections, and certificate of occupancy inspections for vacated units that have been
rehabilitated. The City targeted funding and code enforcement activities in designated neighborhoods
to concentrate and increase the effectiveness these actions.
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Goal 5: Preserve Affordable Rental Housing

The City assisted in the rehabilitation of low-income rental housing owned and operated by
affordable housing organizations, while the Oakland Housing Authority focused on the maintenance
and improvement of public housing. Most properties with expiring Section 8 contracts have been
preserved with extended low-income restrictions.

A gap in the City’s strategy related to substandard housing conditions has been the development of
adequate incentives and funding in support of rental housing rehabilitation for profit-motivated
property owners. The traditional sources of state and federal funding are no longer available: the
Federal Rental Rehabilitation Program has been eliminated, and HOME and Redevelopment Agency
financing require long-term rent and income restrictions. Profit-motivated property owners of market
rate units are reluctant to restrict the rents they may charge in exchange for low-interest loans making
these funding sources difficult to use.

An important element of affordable rental housing preservation is the support of capital needs
improvements of existing structures. The City worked with local non-profit owners of affordable
housing to advocate for more State and Federal financing. In addition, the City prepared for the
release of a City Capital Needs NOFA.

Staff support and implementation of City ordinances protecting existing affordable housing is another
method for preserving affordable rental housing. Existing City ordinances include Rent Adjustment,
Residential Property Conversion, and Condominium Conversion.

Goal 6: Promote Equal Housing Opportunity

In 2005, the City completed its Analysis of Impediments to Fair Housing. This analysis is conducted
by the City of Oakland’s Community and Economic Development Agency every five years in
accordance with the requirements of the U.S. Department of Housing and Urban Development
(HUD). In order to receive federal grant funds for housing and community development, the City is
required to prepare a Consolidated Plan describing needs, resources, strategies, priorities and
proposed actions. The Consolidated Plan includes an annual certification by the City that it is taking
actions to Affirmatively Further Fair Housing. The purpose of these actions is to eliminate
discrimination and segregation in housing on the basis of race, color, religion, sex, age, disability,
familial status or national origin, and to expand housing choices for all residents of Oakland. As part
of the effort to attain this goal, HUD requires cities to engage in fair housing planning. This process
requires: (a) the development of an Analysis of the Impediments to Fair Housing Choice (Al); (b) the
development of activities to overcome the effects of the identified impediments; and (c) the
development of a record keeping system to monitor and record the activities undertaken to reduce or
overcome the identified impediments to fair housing choice. The City of Oakland has, for many
years, pursued actions to further fair housing. The Al serves both as a resource to consolidate findings
of individual housing-related analyses completed by or for the City of Oakland, and as a guide for fair
housing planning in Oakland.

In addition, the City promoted equal housing opportunities by supporting local non-profit
organizations that provide services such as support for fair housing and reasonable accommaodations.
In addition, City staff worked to promote fair lending practices throughout the City.
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Goal 7: Promote Sustainable Development and Smart Growth

As Americans became more conscious of the threats of global warming, and the green movement
gained momentum nationally, the City of Oakland continues to be a leader in implementing
sustainable development practices. In May of 2006, the Oakland City Council adopted a resolution to
encourage developers of residential and commercial projects to use green building design standards as
set forth in the Alameda County Residential Green Building Guidelines for residential construction
and the U.S. Green Building Council’s LEED rating system for commercial construction. Many
construction projects submit waste reduction plans to the City’s Environmental Services Division and
meet the minimum recycled materials requirement of 65%, while some construction projects recycle
as much as 89% of their construction materials. Classes were offered to building inspectors about
changes in State Law with regard to energy efficiency standards and other energy related topics.
Oakland’s Green Building Resource Center was initiated and nearly completed. The Center contains
reference materials for developers seeking information on green building techniques. While the
current sustainable development programs are voluntary, in July of 2008, the City Council president
pledged to develop a mandatory green building ordinance.

Oakland is at the forefront of the smart growth movement since it is virtually built-out, and infill
development represents the majority of development potential. The City assists developers of infill
lots to devise creative solutions to challenging sites. Vertical buildings with structured and
underground parking are encouraged by design review at the staff and Planning Commission level.
Variances are supported for reduced parking and compact parking spaces to achieve density.
Furthermore, Oakland’s General Plan contains policies that encourage dense housing along the cities
major thoroughfares, in the downtown and certain areas of Oakland’s waterfront, especially the Jack
London Square area. These areas are easily accessible to transit, jobs, shopping and services. The
City has made development of large mixed-use transit oriented developments a high priority through
efforts by the Planning, Public Works, Redevelopment and Housing Departments. These efforts have
resulted in Transit Village plans for the areas surrounding the Fruitvale, West Oakland, MacArthur,
and Coliseum BART stations. A station area plan is in the preliminary stages of development for the
Lake Merritt Bart station as well. City of Oakland-funded new affordable housing developments are
required to achieve a minimum of 50 points on the GreenPoints checklist. Additional points are
allocated to developments with a commitment to achieving higher green building standards.

Goal 8: Increase Public Access to Information through Technology

Technical advances have enabled both City staff and the public easy access to planning related
information. The STELLANT document management system has helped to coordinate multiple
departments’ review of projects since it contains project correspondence and is available to all City
staff. The City’s website has become an efficient tool to inform the public about current and past
planning projects. Meeting notices, agendas, reports and minutes for Planning Commission,
subcommittees, and City Council meetings are available online. The City’s public interactive GIS
system was updated to provide developers and the public access to detailed information about parcels
and neighborhood characteristics.

B. REVIEW OF THE EXISTING HOUSING ELEMENT

Table 2-2 summarizes, and quantifies when possible, the City’s accomplishments under the 1999-
2006 Housing Element. The 1999-2006 Housing Element contained eight policy goals with specific
policy statements and designated actions identified to carry out those policy goals. The evaluation
presented in this table shows each goal, policy, and action and summarizes the actual
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accomplishments, provides an analysis difference, and an indication of whether the City intends to
continue implementing those goals, policies and actions in the next Housing Element cycle.

Implementation programs contained in the 1999-2006 Housing Element provided affordable housing
unit development goals individually for each funding program. In reality, local, state, and federal
funds were combined to develop, preserve, and rehabilitate Oakland’s assisted housing units between
1999-2006. Wherever possible, the table below quantifies the number of households and/or units
assisted. The City was unable to quantify accomplishments for several programs, as noted below.
These include accomplishments for housing counseling and rent board cases.
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Goal 1 Provide Adequate Sites Suitable for Housing for ALL income Groups
Policy 1.1 Downtown Housing Policy Program (“ 10K”)
Action 1.1.1 Downtown Site | Inventory vacant and underutilized land in | An inventory of vacant and underutilized | Complete, however, | Retain. Modify to include

Identification

areas of the Downtown, suitable for housing.
Include estimates of the number of housing
units that those sites can accommodate, and
make that information available to developers
through a variety of media.

parcels was completed in 2000 and posted on
the City’s Community and Economic
Development Agency website. This inventory
is also distributed by  Downtown
Redevelopment Area project managers.

Many of these sites were developed as
housing.

blighted properties are
still listed on the City’s
website.

targeting new  housing
development along major
corridors in addition to the
Downtown.

Action 1.1.2 Assist Assist developers to assemble underutilized | The City has negotiated and approved Retain.
Developers with Site parcels within redevelopment project areas to | development agreements which required
Assembly create sites for future housing by providing | Redevelopment agency assistance with site

information on sites suitable for assembly and | assembly.(see development agreement

development. reporting in Action 1.1.4)
Action 1.1.3 Expedited Continue to expedite the permit and | All residential projects over 50 units are Retain.
Review entitlement process for housing developments | assigned to the Major Projects Division for

with more than 50 units in the Downtown by | priority review.

assigning them to the Major Projects Unit for

priority permit processing, management

tracking of applications, and scheduling of

public hearing for completed applications.
Action 1.1.4 Sale of The City’s Redevelopment Agency will make | DDA’s were executed for all available Retain.
Agency-Owned Property for | Agency-owned sites available for | sites. Three projects were completed, three
Downtown Housing redevelopment.  The Agency will solicit | projects are under construction

Requests for Proposals (RFPs) from interested | and one project is in predevelopment as of

developers to construct housing on the | 2006.

Agency-owned sites.
Action 1.1.5 Streamline Sponsor state legislation in an effort to | Assembly Bill 436, passed in October 2001 Retain. Advocate new

Environmental Review

streamline the environmental review process
to provide for tiered review and other
measures under the California Environmental
Quality Act (CEQA) for projects in specified
areas in the Downtown.

streamlined environmental impact reporting
for most residential projects in specified
sections of downtown Oakland. The
streamlined process was authorized through
December 2004.

strategies for streamlining
the environmental review
process.
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Policy 1.2 Availability of Land
Action 1.2.1 Update the Update the Planning Code and Development | Zoning Update in Progress. Residential zoning | Strategic Planning | Retain.
City’s Planning Code and Control Maps (Zoning Maps) to be consistent | and Mixed Use Commercial Corridor zoning | Division re-assembled
Zoning Map with the General Plan Land Use and | which encourages high density housing are | in late 2007 to rewrite
Transportation Element adopted in 1998 to | anticipated to be brought to the Planning | outdated zoning
ensure that there is an adequate supply of | Commission by the end of 20009. districts; work is
residentially zoned land at sufficient densities ongoing.
to accommodate existing and future housing
needs.
Action 1.2.2 Interim Pending completion of the zoning update, | Zoning Update in Progress. At such point as Retain.
Development Guidelines continue to implement the “Guidelines for | new zoning districts are adopted, the Interim
Determining Project Conformity with the | Guidelines will no longer be used.
General Plan and Zoning Regulations.”
Action 1.2.3 Land Inventory | Develop a list of vacant and underutilized sites | The City identified and made public sites Retain.
potentially suitable for higher density housing, | identified in the 2004 Housing Element. In
particularly affordable housing, and distribute | addition, specific sites were also identified in
that list to developers and nonprofit housing | Redevelopment Areas.
providers upon request. The availability of
the site inventory will be posted on the City’s
web site.
Policy 1.3 Appropriate Locations and Densities for Housing
Action 1.3.1 Residential As specified in the General Plan, update the | Zoning Update in Progress. The Central | Strategic Planning | Retain.
Densities Planning Code to increase residential densities | Business District designation permits areas of | Division re-assembled
along major transit corridors, around selected | high density residential development near | in late 2007 to rewrite
BART stations, in the Central Business | BART stations. A specific plan is being | outdated zoning
District, and in the Jack London waterfront | considered for Lake Merritt BART station to | districts; work is
district and encourage the production of | address a potential increase in density. ongoing.

housing for all income levels.
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Action 1.3.2 Mixed-Use Consistent with the General Plan Urban | Zoning Update in Progress. Mixed Use Retain.
Development Residential land use classification, update the | Commercial Corridors which encourages high
Planning Code and Development Control Map | density housing are anticipated to be taken up
to rezone designated commercial areas along | by the Planning Commission in late 2009.
San Pablo Avenue, Telegraph Avenue, | New zoning  districts  will  include
MacArthur  Boulevard and International | Neighborhood  Commercial,  Community
Boulevard to higher density residential uses or | Commercial, and Urban Residential: these
to urban residential mixed use zoning districts | zoning districts will be proposed to allow
to allow mixed use developments that include | higher density housing than is currently
a combination of retail, office, and residential | permitted by zoning.
uses in the same project or on the same site.
Action 1.3.3 Prepare zoning standards for the areas | Housing and Business Mix Zone adopted in | Completed. Delete.
Residential/Light Industrial | designated in the General Plan as “Housing | October 2006.
Mix and Business Mix” where residential uses and
light industrial uses co-exist in the same
neighborhoods.
Action 1.3.4 Transit Revise the zoning standards for Transit | Revise the zoning standards for Transit | Not yet completed. Retain.
Oriented Development Oriented Developments in areas near transit | Oriented Developments in areas near transit
stations or major nodes to allow higher density | stations or major nodes to allow higher
housing with commercial development in | density housing with commercial development
close proximity to the West Oakland, | in close proximity to the West Oakland,
MacArthur, Fruitvale, and Colissum BART | MacArthur, Fruitvale, and Coliseum BART
stations. stations.
1.3.5 New Construction of Amend the Planning Code to allow new | The new HBX zone regulates areas with a mix | Not yet completed. Retain.
Live/Work Housing live/work construction and the addition of | of residential and commercial activity. This
residential units in areas where there is a mix | zone allows new live/work units that conform
of residential and commercial uses. to the established regulations. New live/work
construction is conditionally permitted in
various General Plan and Estuary Policy Plan
land use designations.
Policy 1.4 Secondary Units
Action 1.4.1 Secondary Unit | Amend the Planning Code to comply with | In 2003 the Planning Code regulations were | Completed. Retain. Address parking as
Review Process new State law requirements to provide for | changed to allow secondary units of up to 650 an obstacle to building
ministerial review of secondary unit | sg. ft. without a conditional use permit. secondary units.
applications.
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Policy 1.5 Manufactured Housing

Action 1.5.1 Mobile Homes | Continue to implement City adopted | This program continues to be implemented. Retain.
and Factory-Built Housing regulations that allow mobile homes and
manufactured housing in  single-family
residential districts.
Policy 1.6 Adaptive Reuse
Action 1.6.1 Live/Work Allow the conversion of existing industrial | Live/work conversions are allowed in all areas Retain.
Conversions and commercial buildings to joint work/live | of the city. This program continues to be
units in specific commercial and industrial | implemented.
locations while considering the impacts on
nearby viable businesses. The Planning and Zoning Division is currently
(2008) reviewing its policy with respect to
allowing live/work conversions in industrial
areas.
Action 1.6.2 Downtown Amend the Planning Code to allow the | In 2003 the City extended and amended the Delete.

Live/Work Conversions

conversion of non-residential buildings in the
Downtown to convert to residentially-oriented
joint living and working quarters.

Ordinance that allows conversions of
downtown office buildings to Residentially-
Oriented Joint Living and Working Quarters
as long as specific standards are met.

Policy 1.7 Regional Housi

ng Needs

Action 1.7.1 Accommodate
at Least 7,733 New Housing
Units

Designate sufficient sites, use it regulatory
powers, and provide financial assistance to
accommodate at least 7,733 dwelling units
between January 1999 and June 2006. The
City will encourage the construction of at least
4,526 units for very low-, low-, and moderate-
income households.

The city identified sites with the capacity for
13,730-15,800 units in various stages of
development including housing projects in
predevelopment (5,316 units) and the potential
on additional housing opportunity sites
(8,670-10,760 units).

Modify based on current
RHNA.
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Goal 2 Promote the Development of Adequate Housing for Low- and Moderate-Income Households
Policy 2.1 Affordable Housing Development Programs
Action 2.1.1 New Issue annual Notices of Funding Availability | The annual NOFA competitive allocation of Retain.
Construction and (NOFAs) for the competitive allocation of | affordable housing funds continued as
Substantial Rehabilitation affordable housing funds. planned.  Actual  Affordable  Housing
Housing Development Permitted (new and substantial rehabilitation)
Program 1/1/99 to 6/30/06: 2,873 very low-, low-, and
moderate income units (rental and ownership).
Action 2.1.2 Housing Provide loans to nonprofit housing | Loans were made for: Retain.
Predevelopment Loan and organizations for predevelopment expenses | Downs Senior Housing (6/20/01-repaid),
Grant Program such as preparation of applications for outside | North Oakland Senior Housing (6/20/01-
funding. repaid), Habitat for Humanity—10900 Edes
Avenue (3/13/02-repaid), Northgate
Apartments (6/28/02), Horizon Townhomes
(8/12/02-repaid), Madison  Street Lofts
(11/14/03), MLK/BART Senior Homes
(8/23/04-reconveyed), Habitat for Humanity-
Byron Street Homes
Action 2.1.3 Affordable Provide loans to developers for acquisition of | Since program inception, the city has provided | Completed Delete.
Housing Site Acquisition vacant and underutilized sites for future | 18 site acquisition loans for 14 projects.
Program development of housing affordable to very
low and low income households.
Action 2.1.4 Scattered-Site Acquire and sell scattered parcels for infill | The Acquisition and Rehabilitation Program | See V-HARP (Policy | Delete.

Single Family Housing
Development Program
(Acquisition and
Rehabilitation Program)

development of affordable owner-occupied
housing.

became the Vacant Housing Acquisition and
Rehabilitation ~ Program  (V-HARP) in
December 2001 (see Policy Item 4.1.3).

4.1.3).
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Policy 2.2 Affordable Homeownership Opportunities

Action 2.2.1 First Time Continue to operate the Mortgage Assistance | The city has provided 378 mortgage assistance Retain.
Homebuyer Programs Program and Public Safety Officers and | loans to first time homebuyers from January
Teachers Down Payment Assistance Program | 1999 to June 2006.
to provide financial assistance for first-time
homebuyers
Action 2.2.2 Lease-Purchase | As a participant in the East Bay / Delta | The Lease-Purchase program is no longer in Delete.
Program Partnership, continue to operate a lease- | operation. East Bay / Delta Housing &
purchase program through the East Bay/Delta | Finance Agency has become Bay Area
Housing and Finance Agency to assist renters | Homebuyer Agency and works to further
to transition to homeownership. homeownership opportunities in Alameda and
Contra Costa counties.
Action 2.2.3 Section 8 Work with the Oakland Housing Authority to | During FY 2003-04, 1 loan was made to | A total of 11 loans were | Retain.
Homeownership develop an effective program to utilize | homebuyers through the Section 8 program. In | made during the period.
Section 8 assistance for homeownership. FY 2004-05, 3 loans were made and in FY | The first transaction
2005-06, 7 loans were made. closed in January 2004.
Action 2.2.4 Revision of The City might consider modifications to its | No changes were adopted as of 2006. The | Condominium Retain.
Condominium Conversion Condominium  Conversion Ordinance to | City Council continues to debate a | Conversion ordinance
Ordinance provide more opportunities for affordable | comprehensive housing policy that includes | has been reviewed in
homeownership, especially to allow existing | an update to the Condominium Conversion | various policy
tenants to purchase their rental units. ordinance. discussions. Its update
continues to be
considered.
Policy 2.3 Density Bonus Program
Action 2.3.1 Density Bonus | Develop and adopt a density bonus ordinance | In 2001, all elements of stated goals for this | Ordinance needs to be | Retain.

Ordinance

to provide density bonuses of 25 percent for
projects serving low income residents.

ordinance were adopted by Oakland City
Council.

updated to comply with
statutory requirements.
The law changed twice
in last planning period.
The local ordinance is
not updated and needs
to be.

EVALUATION OF 1999-2006 PROGRAMS

49




CITY OF OAKLAND
HOUSING ELEMENT

2007-2014

Table 2-2

Assessment of 1999-2006 Housing Element Implementation

DELETE, RETAIN OR

ACTUAL ANALYSIS OF MODIFY IN 2009
POLICY/PROGRAM GOALS (1999-2006) ACCOMPLISHMENT DIFFERENCE HOUSING ELEMENT
Policy 2.4 Inclusion of Affordable Units in Market Rate Projects
Action 2.4.1 Uptown Project | Work with the developer of the uptown area in | Construction under way with expected Retain.
Downtown Oakland to ensure inclusion of | completion of two developments in 2009: The
affordable units for moderate-, low-, and very | Uptown with 665 units of housing including
low-income households. 146 affordable units and Fox Courts with 79
units of affordable housing plus one
manager’s unit.
Action 2.4.2 Case-by-Case Seek voluntary agreements with individual | Ongoing. For the Wood Street Project, the Retain with possible change
Negotiation developers to include affordable units in | Redevelopment Agency has negotiated at least from Case-by-Case
redevelopment areas and other large market- | 15 percent of affordable housing units for the Negotiation to a
rate housing developments. project and is working with the developers as comprehensive Housing
the project move forward. The City and Development Policy being
Agency also negotiated at least 15 percent considered by the City
affordable housing units for the proposed Oak Council.
to Ninth Project, which is currently estimated
at 3,100 total housing units and 465 affordable
units. For the MacArthur BART Transit
Village the City and Agency negotiated 15
percent of affordable housing units for the
project and is working with the developers as
the project moves forward.
Policy 2.5 Permanently Affordable Homeownership
Action 2.5.1 Community Develop a program for a citywide community | After further study by the interim board and | Policy goal not | Retain and/or Modify. Due

Land Trust Program

land trust to acquire and own land for
development of owner-occupied housing for
lower-income families.

City staff, this program was deemed infeasible
without significant and on-going additional
operating support. In February 2004, the
Agency’s  funding  commitment  was
terminated, and remaining funds were re-
allocated to several new affordable
development projects.

accomplished given
staff  evaluation of
proposed program,
required infrastructure,
and market conditions.

to Foreclosure Crisis this
Policy is likely to be
revisited given number of
households being displaced.

Action 2.5.2 Resale
Controls

Develop new provisions in financing
agreements for City-assisted development
projects to ensure that units remain
permanently affordable through covenants
running with the land.

Resale control guidelines were adopted and
applied to all homeownership units developed
with City assistance after July 2003.

Retain.
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Policy 2.6 Seniors and Other Special Needs

Action 2.6.1 Housing Provide financial assistance to developers of | Actual Affordable Housing Permitted (new Retain.
Development Program housing for seniors and persons with special | and substantial rehabilitation) 1/1/99 to
needs to supplement funding available through | 6/30/06:
HUD’s Section 202 and Section 811 | Very low-income = 547 units
programs. Low-income = 626 units
Moderate-income = 155 units
Action 2.6.2 Senior Housing | Support programs operated by local nonprofit | Since July 2007, the City’s contractor, Echo Retain with possible

Programs (Home Equity
Conversion and Project
Share)

organizations to assist seniors to remain in
their homes through home equity conversion
loans and home sharing programs.

Housing, this program has provided
information and referrals to 840 families and
individuals, conducted 309 counseling
sessions and  conducted 61  group
presentations.

modifications depending on
budget restraints.

Action 2.6.3 Access Provide grants to owners of rental and owner- | Grants were given to 73 properties for Retain.
Improvement Program occupied housing to make accessibility | accessibility modifications to 1-to-4-unit

modifications to accommodate persons with | properties where owners or tenants have

disabilities. disabilities between July 1999 and June 2006.
Action 2.6.4 Housing for Provide housing and associated supportive | The City has provided 99 households with Modify.
Persons with AIDS/HIV services for persons with AIDS/HIV through a | service rich housing, 3,912 people with

combination of development of new housing, | services and referrals and 245 households with

project-based assistance in existing affordable | permanent housing from July 2000 to June

housing developments; and tenant-based | 2006.

assistance to allow households to find their

own housing in the private market.
Policy 2.7 Large Families
Action 2.7.1 Housing Provide points in competitive funding | The City’s annual Notice of Funding Retain.

Development Program

allocations for projects that include a higher
proportion of units with three or more
bedrooms. The City will award points in the
ranking process for projects with an average
number of bedrooms exceeding the minimum
specified in the program guidelines.

Availability guidelines continue to provide
bonus points for developments with average
unit sizes above 2.5 bedrooms. For those
developments funded during the last planning
period, there were 386 three bedroom units
constructed or substantially rehabilitated.
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Policy 2.8 Expand Local Funding Sources
Action 2.8.1 Increase Increase the amount of funds contributed to | Per a 2001 City Council Resolution, the Low- | Completed Retain.
Redevelopment Housing the Redevelopment Agency Low and | Moderate Housing set aside is 25 percent of
Set-Aside Moderate Income Housing Fund from 20 to 25 | tax increment, 5 percent above what is

percent of the property tax increment received | required by State law.

by the Agency.
Action 2.8.2 Jobs/Housing Conduct a nexus study to determine the | Regulations were adopted and the Ordinance Retain.
Impact Fee additional demand for affordable housing | went into effect on July 1, 2005.

created by new non-residential development.

Based on this study, the City will adopt a

jobs/housing impact fee of $4 per square foot

to be assessed on new office and

warehouse/distribution developments to offset

the cost of providing additional affordable

housing for new lower-income resident

employees who choose to reside in Oakland.

The fee will be effective beginning July 1,

2005.
Policy 2.9 Rental Assistance
Action 2.9.1: Expansion of Work with the Oakland Housing Authority to | The housing Authority has received 1,314 Retain.
Section 8 VVouchers obtain additional funding from the federal | new Section 8 vouchers from July 2000 to

government for more Section 8 rental | June 2005.

assistance for very low-income renters.
Policy 2.10 Continuum of Care for the Homeless
Action 2.10.1 Provide The City will continue to provide the | The Homeless Mobile Outreach Program has Modify.

outreach programs to those
who are homeless or in
danger of becoming
homeless

Homeless Mobile Outreach Program, which
provides food and survival supplies, as well as
counseling and case management, to homeless
people on the street or in encampments. The
City will also continue to encourage outreach
as part of the services of providers who are
funded through City programs.

served 8,518 people between July 2000 and
June 2006.
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Action 2.10.2 Support The City will support organizations that | The City has provided 2,242 households with | Oakland Department of | Modify.
programs that help prevent operate programs that prevent homelessness | rental assistance (1,271 units of rent assistance | Human  Services no

renters and homeowners
from becoming homeless

by providing emergency loans or grants for
first and last month’s rent for renters, and that
provide counseling and assistance for
homeowners dealing with default and
delinquency issues. The City will also
continue to operate its Code Enforcement
Relocation Program, which requires relocation
assistance to persons displaced due to housing
code enforcement actions.

and 971 eviction prevention assistance) from
July 2000 to June 2006.

longer works with Code
Enforcement Relocation
Program.

Action 2.10.3 Provide The City will continue to fund programs that | The City assisted 74,997 people through the | The Oakland Modify.
shelter programs to the provide shelter and services to the homeless | Existing Year Round Emergency Shelter | Department of Human
homeless and special needs | and to special needs populations such as those | System, 37,716 people though the Winter | Services has changed its
populations with HIV/AIDS and those with domestic | Shelter Program and 8,825 people through the | focus from a continuum
violence issues Emergency Shelter Hotel/Motel Voucher | of care system to
Program between July 2000 and June 2006. housing first model

under the City’s PATH

Strategy. Serving the

same populations, but

changing the

service/housing

package provided.
Action 2.10.4 Provide The City will continue to fund and support | The City has provided support to 841 families | The City has changed Modify.

transitional housing
programs to those who are
ready to transition to
independent living

transitional housing programs with services,
especially to families, for those who are ready
to address the issues that have prevented them
from returning to self-sufficiency,

in transitional housing.

its focus from a
continuum of care
system to housing first
model under the City’s
PATH Strategy.
Serving the same
populations, but
changing the
service/housing
package provided.
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Action 2.10.5 Support
development of permanent
housing affordable to
extremely low income
households

The City will continue to seek ways to provide
housing affordable to extremely low income
households, including those moving from
transitional housing, by supporting funding
from the state and federal levels, including
project-based Section 8 rental assistance.

All rental housing developments assisted by
the City or the Redevelopment Agency have
included some units for extremely low income
households.

Retain.

Action 2.10.6 Coordinate The City will continue to participate in the | In FY 2005-06, Oakland City Council | Coordination of actions | Modify.
actions and policies that County-wide Continuum of Care Council to | authorized the adoption of the Alameda | and policies  will
affect the extremely low assist with the jurisdictional coordination of | County-wide Homeless & Special Needs | continue to serve low
income population of issues pertinent to the extremely low income | Housing Plan (EveryOne Home Plan) as well | income populations of
Alameda County population in Alameda County. One specific | as the development of a companion Strategy | Alameda County.
action will be conducting of a formal count | to end homelessness in the next 10 years. | Service strategy was
and survey of those who are homeless in [ These plans potentially shift resources and | shifted from the
Alameda County, with a special emphasis on | services in Oakland and surrounding cities | provision of temporary
those in Oakland. relative to the delivery of services to the | housing to permanent
homeless. The EveryOne Home Plan, | housing with supportive
combining HIV/AIDS, homeless and mental | services. The
health service systems is the first such strategy | Continuum of Care
in the nation. The EveryOne Home Plan | Council no longer
establishes five broad goals: 1) Prevent | exists. The new
homelessness and other housing crisis; 2) | coordination efforts will
Increase housing opportunities for the target | be governed under the
populations; 3) Deliver flexible services to | EveryOne Home Plan
support stability and independence; 4) | council.
Measure success and report outcomes; and 5)
Develop long-term leadership and build
political will.
Action 2.10.7 Advocate for | The City will endeavor to support state and | The City continues to advocate for an Modify.

policies beneficial to the
extremely low income and
homeless populations of
Oakland

federal legislation that benefits extremely low
income and homeless populations in Oakland
and will advocate in other venues for local and
regional  policies beneficial to those
populations.

expansion of Federal funding for the Section 8
program and for funding sources to provide
supportive services.
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Policy 2.11 Promote an Equitable Distribution of Affordable Housing Throughout the Community

Action  2.11.1  Provide
incentives for location of
City-assisted developments
in areas of low
concentration of poverty

In its annual competitions for the award of
housing development funds, the City and
Redevelopment Agency will give preference
to projects in areas with low concentrations of
poverty.

The annual Notice of Funding Availability for
affordable housing gives bonus points to
developments that are located in Census tracts
with low concentrations of poverty.

Retain.

Action 2112  Reduce
concentrations of poverty in
large public housing

developments

The City will work with the Oakland Housing
Authority to use HOPE VI financing to
redevelop several large public housing
developments.

The City has worked with the Housing
Authority to fund 4 large HOPE VI housing
rehabilitation and redevelopment projects. As
of June 2006, two Hope VI mixed-income
projects are completed, one is underway and
one is in predevelopment stages. Each project
has replaced all the public housing units and
provided additional units affordable up to 60-
80% area median income.

Retain. This policy continues
to be implemented as two
remaining  projects  with
Hope VI funds will be
completed in 2009-2010.

Action 2.11.3 Continue to | The Oakland Housing Authority will continue | OHA dedicated a staff liaison to provide Retain.
use Section 8 vouchers to | its outreach efforts to encourage broader | outreach to new property owners. There were
assist very low income | participation by property owners in the | monthly owner briefings in 2006. Owner
families obtain housing in a | Section 8 tenant-based voucher program. briefings have been increased to twice
wider range of monthly in 2008.
neighborhoods
Goal 3 Remove Constraints to the Availability and Affordability of Housing for All Income Groups
Policy 3.1 Expedite and Simplify Permit Process
Action 3.1.1: Allow | Continue to allow multifamily housing by | 115 multi-family units were completed during Retain.
Multifamily Housing right (no conditional use permit required) in | the study period.
specified residential zones and by conditional
use permit in specified commercial zones.
Action 3.1.2: Special Needs | Continue to allow special needs housing and | 327 units of special needs housing was Retain.

Housing

shelter by conditional use permit in specified
residential and commercial zones.

completed during the study period.
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Action 3.1.3: Discretionary
Permits

Continue to implement discretionary permit
processes (design review, conditional use
permits, etc.) in a manner that includes
explicit and objective approval criteria and
approval procedures that facilitate the
development of multifamily and special needs
housing in appropriate areas of the City.

The Planning and Zoning Department
continues to issue discretionary permits based
on explicit and objective approval criteria,
such as the project’s conformance with the
buildable envelope and density regulations.

Retain.

Action 3.1.4: “One-Stop” | Implement a “one-stop” permit process that | No progress was made on instituting a “one Retain.
Permit Process provides coordinated, comprehensive, and | stop” permit process. Progress was made on

accurate review of residential development | making the STELLANT document

applications.  Ensure coordination between | management system contain planning and

different City departments, provide for | building permit records. The city will

parallel review of different permits associated | continue to coordinate its review of residential

with projects, and provide project coordinator | development applications.

services to expedite project review when

needed.
Action 3.15: Assign | Continue to assign priority to the review of | The Major Projects Division moves large Retain.
Priority to  Affordable | affordable housing projects through an | scale projects, including affordable housing
Housing expedited review process and other | projects, through the entitlement process in a

techniques. more efficient manner.

EVALUATION OF 1999-2006 PROGRAMS

56




Table 2-2

CITY OF OAKLAND
HOUSING ELEMENT 2007-2014

Assessment of 1999-2006 Housing Element Implementation

POLICY/PROGRAM

GOALS (1999-2006)

ACTUAL
ACCOMPLISHMENT

ANALYSIS OF
DIFFERENCE

DELETE, RETAIN OR
MODIFY IN 2009
HOUSING ELEMENT

Action  3.1.6:  Expedite
Environmental Review

Reduce the time and cost of environmental
review Dby using CEQA exemptions and
focused and tiered Environmental Impact
Reports, such as in four designated areas of
downtown to eliminate the need for analysis
of alternatives, growth inducing impacts, or
cumulative impacts consistent with AB 436.

Assembly Bill 436, passed in October 2001
streamlined environmental impact reporting
for most residential projects in specified
sections of downtown Oakland. The
streamlined process was authorized through
December 2004.

The “Class 32" infill exemption is used to
expedite the environmental review of infill
projects. The infill exemption, and
accompanying analysis and  supporting
studies, along with Oakland’s standard
conditions of approval provide the requisite
environmental analysis and mitigation of
potential impacts from infill projects. This
framework reduces the time and cost of
environmental review of infill projects.

Retain.

Action 3.1.7: Secondary | Continue to encourage the construction of new | In 2003, the zoning regulations were changed Retain.
Units secondary units and the legalization of | to allow a secondary unit of up to 650 square

existing non-conforming secondary units to | feet without a conditional use permit and

bring those units into compliance with current | conditionally permitting a secondary unit of

zoning and building standards. up to 1,200 square feet under certain

circumstances.

Policy 3.2 Flexible Zoning Standards
Action 3.2.1 Alternative | Continue the use of alternative | Oakland enforces state handicap standards for Retain.

Building Code Standards

accommodations and equivalent facilitation of
the California Building Codes to address the
special housing needs of persons with
disabilities and to facilitate the rehabilitation
of older dwelling units.

new buildings (SFD and duplexes are
exempt). All common areas, parking garages
and access paths must be handicap accessible
and include a percentage of adaptable units.
In remodeling projects, 20% of the cost of the
remodel must be spent in retrofitting for
handicap access.
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Action 3.2.2 Planned Unit
Development Zoning

Maintain the provisions in the Planning Code
for planned unit developments on sites where
the strict application of zoning standards could
make development less feasible. Consider
reducing the minimum lot area requirement
for residential planned unit developments
(PUD).

Planned unit developments enabled the
completion, construction or approval of the
Uptown project (80 units), Arcadia Park
(366), and Wood Street (456).

Retain.

Action  3.2.3 Flexible | Allow reductions in the parking standards in | Zoning Update in Progress. Mixed Use Retain.
Parking Standards the proposed RUX-Urban Residential Mixed | Commercial ~ Corridors ~ zoning  which
Use Corridor zoning district to be designated | encourages high-density housing is anticipated
along three major transit corridors, and the | to be brought to the Planning Commission in
proposed TOD-Transit-Oriented Development | late 2009. The downtown, or Central Business
zoning district to be designated in the vicinity | District, zoning update is expected to be
of the West Oakland, MacArthur, Fruitvale | brought to the Planning Commission in early
and Coliseum BART stations. Study the | 2009. Flexible parking standards will be
feasibility of reducing parking standards in the | studied as part of these processes.
vicinity of the downtown BART stations.
Action 3.2.4 Flexible Open To increase the density and reduce per-unit [ The Zoning Code S-17 Downtown Residential Retain.
Space Standards development costs, amend the Planning Code | Open Space regulations were amended in July
to reduce the amount of open space in high | 2001 to allow more flexibility for the
density Downtown projects. dimensions and location of open space and a
reduction in the open space requirement to 75
square feet per unit. Macarthur BART Transit
Village was designed in 2008 to use a reduced
open space requirement, as well.
Policy 3.3 Development Fees and Site Improvement Requirements
Action 3.3.1: Project Require only those on- and off-site | The city continues to implement a reasoned Retain.
Review Process and improvements necessary to meet the needs of | approach to imposing cond