CITY OF SAN MATEO COMMISSION MEMBERS

. — . Margaret Williams, Chair
Planning Commission Special John Ebneter, Vice Chair

Meeting Adam Nugent
January 12, 2023 Seema Patel
6:00 PM Martin Wiggins

San Mateo Main Library, Oak Room
55 West 3rd Avenue
San Mateo CA 94402

THIS MEETING IS BEING HELD PURSUANT TO THE GOVERNOR'’S EXECUTIVE ORDERS
WHICH SUSPEND CERTAIN REQUIREMENTS OF THE BROWN ACT.
THIS MEETING CAN BEATTENDED IN PERSON OR REMOTE BY JOINING ZOOM — SEE CODES BELOW.
PUBLIC COMMENTS WILL BE ACCEPTED BOTH IN PERSON AND REMOTELY.
SEE END OF AGENDA FOR OPTIONS AND INSTRUCTIONS ON HOW TO PARTICIPATE IN THE MEETING.

To join via Zoom — click here: January 12, 2023
To join via telephone: (408) 638-0968
Webinar ID: 839 9835 2815 Passcode: 780571

The Planning Commission meeting will conclude by 11:00 p.m. unless otherwise extended by commission vote.
Any unheard items will automatically move forward to the next regular meeting.

CALLTO ORDER

Pledge of Allegiance

Roll Call

PUBLIC HEARING

Planning Commission decisions are final unless appealed to the City Council in accordance with Section 27.08.090 of the San Mateo
Municipal Code. The time within which judicial review of any final decision may be sought is governed by Code of Civil Procedure
section 1094.6. If any person challenges a Planning action in court, they may be limited to raising only those issues raised at the
public hearing or in written correspondence delivered to the City of San Mateo, at or prior to, the public hearing. Some public
hearings will be automatically referred to City Council and those will be indicated below.

1. General Plan Amendment to Adopt the City of San Mateo's Housing Element for 2023-2031

Recommend to the City Council the adoption of a resolution to approve a General Plan Amendment to update
the Housing Element for the Sixth Housing Cycle (2023-2031) that is compliant with state law, provides a plan for
at least 7,015 new housing units and affirmatively furthers fair housing, and is exempt from review under the
California Environmental Quality Act, based on the listed findings.

ADJOURNMENT



https://us02web.zoom.us/j/83998352815?pwd=TG1EYktSOG5tQjVyVUtBdGlnZVYyZz09

AGENDAS: Agendas and material are posted on the City’s website on the Friday preceding each Planning Commission Meeting and can be viewed
on the City's website at www.cityofsanmateo.org . Any supplemental material distributed to the Commission after the posting of the agenda will be
made part of the official record.

WATCHING A MEETING ON TV: City Council meetings are broadcast live on Comcast/channel 27, Wave/channel 26, or AT&T/channel 99.For
transmission problems during the broadcast, please call (650) 522-7099.
For all other broadcast comments, call (650) 522-7040, Monday-Friday, 8 a.m. -5 p.m.

WATCHING A MEETING ON A COMPUTER: There are three ways to stream.

1) Public Meeting Portal www.cityofsanmateo.org/publicmeetings

2) City YouTube channel and stream it on YouTube: http://youtube.com/CityofSanMateo

3) Watch TV live stream: https://www.cityofsanmateo.org/193/Channel-San-Mateo-Live-Stream

PUBLIC COMMENTS/REQUEST TO SPEAK
Prior to the Meeting
Send comments to: planning@cityofsanmateo.org until 4 p.m. the day of the meeting.

During the meeting
By computer: Click the link at the top of the agenda and you’ll be added to the meeting. All attendees are muted by default. When the item of

interest is open for consideration, select the “Raise Your Hand” icon and you will be called on at the appropriate time.

By telephone: Call (408) 638-0968 and enter the conference ID found at the top of the meeting agenda. When the item of interest is open for
consideration, select *9 to raise your hand. When called upon, press *6 to unmute, state your name and provide your comments.

By Zoom: Click the link at the top of the agenda and you’ll be added to the meeting. All attendees are muted by default. When the item of interest
is open for consideration, select the “Raise Your Hand” icon and you will be called on at the appropriate time.

In Person: At the meeting complete a “Request to Speak” form, submit a request at the speaker kiosk or scan the QR code.

ACCESSIBILITY: In compliance with the Americans with Disabilities Act, those with disabilities requiring special accommodations to participate in
this meeting may contact the Planning Division Office at (650) 522-7212 or planning@cityofsanmateo.org. Notification 48 hours prior to the
meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting.


https://www.cityofsanmateo.org/
https://www.cityofsanmateo.org/3971/Agendas-Minutes-Public-Meeting-Portal
https://www.youtube.com/user/CityofSanMateo
https://www.cityofsanmateo.org/193/Channel-San-Mateo-Live-Stream

CITY OF SAN MATEO City Hall

330 W. 20th Avenue
San Mateo CA 94403
www.cityofsanmateo.org

Agenda Report

Agenda Number: 1 Section Name: NEW BUSINESS Account Number: File ID: 23-7072-01
TO: Planning Commission
FROM: Christina Horrisberger, Director
PREPARED BY: Community Development Department
MEETING DATE: January 12, 2023
SUBJECT:

General Plan Amendment to Adopt the City of San Mateo's Housing Element for 2023-2031

RECOMMENDATION:

Recommend to the City Council the adoption of a resolution to approve a General Plan Amendment to update the Housing
Element for the Sixth Housing Cycle (2023-2031) that is compliant with state law, provides a plan for at least 7,015 new
housing units and affirmatively furthers fair housing, and is exempt from review under the California Environmental
Quality Act, based on the listed findings.

BACKGROUND:

The City of San Mateo (City) has prepared a draft update to the Housing Element of the General Plan to affirmatively
further fair housing and accommodate the City’s 7,015-unit Regional Housing Needs Allocation (RHNA) for the 2023-2031
Housing Element cycle. The content of the draft 2023-2031 Housing Element is structured for consistency with the
requirements set forth in state law. In addition to responding to requirements of state law, the Housing Element also
demonstrates the City’s strategy to meeting its housing needs as determined by local growth projections through
identification of sites as well as policies and programs that promote housing development in the City. Public review and
input have been a critical component of this Sixth Cycle Housing Element Update, as further described in the Public
Outreach Summary section below.

This staff report provides a summary of the Housing Element requirements, an overview of the status of the City of San
Mateo’s draft Housing Element, the comments provided to the City by the California Department of Housing and
Community Development (HCD) on the first 90-day review of the draft, and how the City has responded to HCD's
comments, as well as how the draft element substantially complies with CA Government Code Title 7, Division 1, Chapter
3, Article 10.6 [65580 — 65589.11] for purposes of adoption.

Since 1969, California has required that all local governments (cities and counties) adequately plan to meet the housing
needs of their community. California’s local governments meet this requirement by adopting housing elements, which are
updated every 5-8 years. The housing element is a "chapter” of a city’s General Plan, which is also required by state law.
However, it is the only element of the General Plan subject to state requirements for content, and it must be certified by
HCD. State funding programs for transportation, infrastructure, and housing often require or consider a local jurisdiction’s
compliance with housing element law. In addition, non-compliance with housing element requirements and targets could
potentially affect a local jurisdiction’s ability to impose local zoning and land use controls over housing development and
receive certain types of state funding and grants.

For the upcoming eight-year housing cycle (2023-2031), HCD has identified the nine-county Bay Area region’s housing
need to be 441,176 units, with this number broken down into four income categories, from very low-income households
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(which includes extremely low) to market rate housing. This Regional Housing Needs Determination (RHND) is based on
population projections produced by the California Department of Finance (DOF) as well as adjustments that incorporate
the region’s existing housing need. The City of San Mateo’s Regional Housing Needs Allocation (RHNA) for this housing
cycle is 7,015 new housing units distributed across the four income groups as outlined in Table 1.

Table 1: San Mateo RHNA Targets Summary

Income Catego Very Low Low Moderate Above Total
gory 50% AMI 80% AMI 120% AMI Market Rate
2023-31 Allocation 1,777 1,023 1,175 3,040 7,015

Table Source: Housing Element Cycle 6 RHNA Allocation

The City’s Draft Housing Element identifies how the City can accommodate its RHNA of 7,015 new units over the next eight
years, and establishes goals, policies and programs to help address the City’s current and future housing needs. A draft
resolution for the City Council to adopt a General Plan Amendment to update the Housing Element for the Sixth Housing
Cycle (2023-2031) that is compliant with state Law, provides a plan for at least 7,015 new housing units and affirmatively
furthers fair housing, and is exempt from review under the California Environmental Quality Act, based on the listed
findings is attached as Attachment 2 for the Commission’s review and consideration. The draft resolution that
memorializes the Planning Commission’s recommendation to the City Council is included as Attachment 1.

The Revised Draft Housing Element (Attachment 5) includes the following sections:

1. Introduction and Background - Includes the history of San Mateo, the legislative framework for housing,
consistency and relationship with other General Plan Elements, and a discussion on water/sewer capacity.

2. Housing Needs and Sites Inventory - Describes the City’s housing needs summary, RHNA allocation, sites
inventory methodology, an overview of the adequate sites list and focused discussions on various areas that will
support increased housing production (i.e. Accessory Dwelling Units, City Properties and Projects, the General Plan
Update and Missing Middle Housing). A capacity of up to 9,934 housing units could be accommodated on the
properties listed in the Sites Inventory under the City’s existing land use and zoning designations.

3. Other Required Housing Element Components - Provides an overview of the City’s governmental and non-
governmental constraints to meet its housing goals, summarizes existing and potential housing resources, and
describes the climate change context and energy conservation requirements for new housing developments.

4. Public Participation - Summarizes the City’s efforts to engage with the community, including under-represented
groups, key accomplishments of the outreach efforts over the past 18 months, critical take-aways from the
community input, and how this input was incorporated into the Housing Element’s goals, policies and programs.

5. Affirmatively Furthering Fair Housing (AFFH) Assessment - Provides an overview of AFFH requirements, a history
of segregation in the region, and an assessment of the San Mateo’s AFFH issues with primary findings, contributing
factors, and the AFFH action plan.

6. Housing Plan - Describes the policies, programs, implementing actions, and timelines associated with the City’s
five goals for production and preservation of housing, protection of its residents, promotion of education and
outreach, and affirmatively furthering fair housing.

7. Quantified Objectives - Includes an estimate of actual housing units that could be achieved via preservation and
production given available resources as well as projected pipeline projects anticipated for completion over the
eight-year housing cycle.

8. Review of Prior Housing Element - Highlights key accomplishments of, as well as challenges and opportunities
learned from, the previous Housing Element and housing cycle (2015-2022).

The Housing Element also includes seven technical appendices (Attachments 6 to 12) that include detailed analysis and
information that support the findings and conclusions in the main document.

Goals, Policies and Programs
Housing needs in the City are significant, especially for very low-, low-, and moderate-income households. These needs
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affect the entire community, but disproportionately impact underrepresented, special needs, and ethnically diverse
populations. Therefore, the Housing Element specifically focuses on the need to affirmatively further access to housing
and promote fair housing policies and programs. Over the past two years, Staff conducted extensive community outreach,
including 19 public meetings, four surveys, and numerous pop-up events, to inform the approach for addressing these
needs in the Housing Element.

Based on the City’s RHNA allocation, constraints analysis, AFFH issues, and input from the community, consultant team,
and decisionmakers, the Housing Element articulates five goals to shape policies and programs over the next eight years as
follows:

e Goal 1 -Production. Facilitate and support the production of new housing at all income levels, but especially
affordable housing. Twenty-one policies and 37 implementing actions have been identified to support this goal.

e Goal 2 —Preservation. Preserve existing housing that is affordable to lower- and middle-income residents. Six
policies with 10 implementing actions have been identified to support this goal.

e Goal 3 —Protection. Protect current residents to prevent displacement. Seven policies with 16 implementing
actions have been identified to support this goal.

e Goal 4 - Promotion. Promote social resilience through public education and community outreach to make
information more available and accessible. Five policies with 10 implementing actions have been identified to
support this goal.

e Goal 5 — Affirmatively Furthering Fair Housing. Address the issues of fair housing, equity and access while
reinforcing the objective that affirmatively furthering fair housing is both a stand-alone priority and decisively
inseparable from achieving the Housing Element’s other goals. Fourteen policies with 16 quantified objectives
have been identified to support this goal.

To support attainment of the five goals, each policy identifies the lead department, funding source if known, target work
plan or program measure, implementation action(s), and a timeline, to provide an adequate level of specificity and
accountability. Individual action items associated with some of these policies and programs account for City priorities and
resources over the eight-year cycle and will be considered independently for adoption by Council through appropriate
community engagement and environmental review.

Sites Inventory and RHNA Strategy

The purpose of the adequate sites list (Sites Inventory) is to evaluate whether there are sufficient sites with appropriate
zoning capacity (density) to meet the City’s RHNA goal. The Sites Inventory analysis was established based on development
trends in the City over the last 5-10 years of consolidation and redevelopment of under-utilized sites, expressed interest or
applications from developers and letters from property owners. However, it does not dictate where residential
development will actually occur or what owners must do with their property.

The City used a conservative methodology to estimate the development potential of each property included on the Sites
Inventory based on the criteria established by state law, development/redevelopment feasibility, site constraints, zoned
capacity versus real capacity, prior project history, and developer/owner interest. The Sites Inventory in Appendix C of the
Housing Element (Attachment 8) was updated to create site specific data sheets for some of the larger sites to adequately
demonstrate their suitability for housing development and to provide additional information and analysis to support
inclusion on the Sites Inventory. Based on this analysis, the City has capacity for potential development of up to 9,934
housing units, or 142% of the City’s RHNA. Table 2, on the following page, provides a summary breakdown of the
properties included on the Sites Inventory by income category and opportunity area.
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Table 2 - San Mateo Sites Inventory Breakdown
Housing Opportunity

Total Units Very Low Moderate Above Mod. Pipeline
Areas
Bridgepointe 1,105 220 168 162 555 -
Hillsdale Station South 2,593 627 379 407 1,180 18
101/92 Interchange 2,452 455 221 248 1,528 961
Other Sites 3,784 570 473 500 2,012 1,936
ADUs 440 22 132 220 66 -
Totals 9,934 1,894 1,373 1,317 5,350 2,915
RHNA 7,015 1,777 1,023 1,175 3,040 -
2,919 177 350 142 2,310
Buffer -
(42%) (7%) (34%) (12%) (76%)

Note: The pipeline project numbers are based on information as of December 30, 2022. Number of pipeline units may change over
time based on project applications.

Most of the properties listed on the Sites Inventory are located within one of the ten General Plan Study Areas that are
being evaluated for change and increased density as part of the City’s General Plan Update process. The draft land use
map increases land use densities within the Study Areas from 35-50 units per acre to 50-200 units per acre and adds
capacity for up to 21,900 new housing units. Adoption of the updated General Plan, which is targeted for the end of 2023,
would increase density on most of the housing sites and significantly increase development capacity and the City’s RHNA
buffer.

Affirmatively Furthering Fair Housing

Affirmatively Furthering Fair Housing, or AFFH, means taking meaningful actions, in addition to combating discrimination,
that overcome patterns of segregation and fosters inclusive communities free from barriers that restrict access to
opportunity based on protected characteristics. California law, as established by AB 686, requires all public agencies to
“administer programs and activities relating to housing and community development in a manner that affirmatively
furthers fair housing, and take no action inconsistent with this obligation.” The law also requires housing elements to
include an analysis of fair housing outreach and capacity, integration and segregation, access to opportunity, disparate
housing needs, and current fair housing practices.

For the City of San Mateo, a Fair Housing Assessment prepared by 21 Elements, a countywide jurisdictional collaborative,
describes fair housing enforcement and outreach capacity, integration and segregation, access to opportunity and
disparate housing needs as contributing factors that needed to be addressed in the City’s fair housing action plan. In
response to this analysis, as well as community input, an Affirmatively Furthering Fair Housing Action Plan, which details
how the City proposes to respond to the factors contributing to the fair housing challenges identified in this analysis, was
developed. The Action Plan is included in Appendix D of the Housing Element (Attachment 9) and the policies and
programs to implement the Action Plan are included in the Housing Plan under Goal 5.

The updated draft of the Housing Element released on December 30, 2022 includes an extensive new narrative on a
variety of topics in response to HCD comments, including more information on the history of the City’s development; the
prioritization of contributing factors; detail on fair housing legal cases and inquiries; data on changes in racial composition
in the City; enhanced discussion of special needs groups; and greater analysis of Racially/Ethnically Concentrated Area of
Poverty (R/ECAPs) and Racially Concentrated Areas of Affluence (RCAAs). The additional analysis confirmed the
conclusions of the original fair housing analysis and did not present new information that would trigger additional AFFH
programs.
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Public Outreach Summary

To support the preparation of the Draft Housing Element, a robust and inclusive community outreach and engagement
process was initiated in the summer of 2021 and has been ongoing for the past 18 months. During this time, the City has
conducted 19 public and community meetings and workshops, five intercept/pop-up events, four surveys, and conducted
additional community engagement through partnership with 21 Elements. This is in addition to the many General Plan
Update related public outreach activities during this period that have also included significant discussions around housing
related topics. The outreach efforts have included an emphasis on connecting with community members for whom English
was not spoken at home, renters, those under 45 years of age, low-income and very low-income households, people with
disabilities, seniors, single female heads of household, people experiencing homelessness, and those from under-
represented neighborhoods. Themes that were incorporated into the Housing Plan included production of more missing
middle housing, more outreach and education to tenants and landlords, streamlining and simplifying development review
and permitting processes, establishing programs to address fair housing and equity, and ensuring that new housing is
sustainable and addresses climate change. All public comments and input received as part of the Housing Element
outreach and engagement activities are included in Appendix F — Public Participation (Attachment 11).

HCD Comments and Housing Element Revisions

Preparation of the City’s Housing Element initially started in 2020, with the community engagement process starting in the
summer of 2021. The Draft Housing Element was published at the beginning of April, 2022, with the 30-day Public
Comment Period between April 6, 2022 and May 6, 2022. The Draft was reviewed by the Planning Commission at public
meetings on April 26, 2022 and May 3, 2022, with City Council review and direction provided at a public meeting on May
23, 2022.

Staff revised the Draft Housing Element based on Council’s direction and on July 1, 2022, the Draft 2023-2031 Housing
Element was submitted to HCD for its first review (90-day review period). HCD completed its review and provided a first
review letter with their feedback and comments on September 28, 2022 (Attachment 4).

On November 7, 2022, the City Council held a study session to review and discuss HCD’s comments on the Draft Housing
Element and provide staff with direction. HCD provided several comments which had the potential to result in significant
changes to the goals, policies and programs which Council has previously reviewed and provided feedback . Council
directed staff to take the necessary steps to strengthen the language in the Housing Element to address HCD’s comments.
Staff responded to HCD’s comments and published a revised Housing Element on December 30, 2022, for a 10-day public
review period, while only seven days are statutorily required.

The summary below highlights some of edits by topic area that were requested by HCD as part of their review and a
description of the updates made to the Housing Element to address these comments.

1. Affirmatively Furthering Fair Housing:
a. Appendix D of the Housing Element has been updated as follows:
i. Includes more information on the history of the City’s development and the prioritization of contributing
factors.
ii. Provides more detail on fair housing legal cases and inquiries.
iii. Expands on data on changes in racial composition in the City.
iv. Includes an enhanced discussion of special needs groups.
v. Provides a greater analysis of R/ECAPs and RCAAs.
2. Other Housing Needs:
a. Appendix A of the Housing Element includes more information regarding extremely low-income households,
overpaying households and housing costs
b. A section was added to highlight the need for missing middle housing and identifies the various policies and
program measures that address this issue.
3. Housing Sites Inventory:
a. Includes more detail on pipeline projects that are under review, approved, or being constructed.
b. Developed a more detailed narrative by explaining each site individually and outlines basis for the realistic
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capacity calculation.

c. Added information regarding affordable housing projects in the pipeline and proposed on City land through a
public private partnership effort.

d. Updated narrative and methodology section for development on nonvacant sites and added background
information on age/size of building demolished for recently entitled development, existing versus allowable
floor area, etc.

e. Asnoted above, the Sites Inventory has been updated to remove three sites (development feasibility during
this cycle) and add two new sites (pipeline projects), and adjusted the realistic capacity of two sites (Hillsdale
Mall and Borel Square) and ADU production during this cycle. As a result, the Sites Inventory now has
identified sites with a capacity to develop up to 9,934 new units, or 142% of the City’s RHNA.

f. Updated the Sites Inventory with additional detailed descriptions of existing uses and maximum
redevelopment potential, including referencing developer/owner interest and potential expanded capacity
through the General Plan Update process, expected to be completed in 2024.

g. Added a new policy for outreach to owners of properties on the Sites Inventory.

4. Zoning:

a. Reviewed existing requirements and constraints analysis against state law based on HCD’s comments.

b. Added AB 139 discussion and program to address emergency shelter parking requirements.

c. Policy H3.7 was updated to allow Low Barrier Navigation Centers in areas consistent with Government Code
section 65660.

d. Reviewed existing Zoning requirements for Single Room Occupancy (SRO) units, Manufactured Housing, and
Accessory Dwelling Units (ADUs), and updated draft program language where appropriate.

5. Constraints Analysis:

a. Updated Appendix B to add more information on the City’s land use controls and how they do or do not
impact housing development to tie them to the proposed programs.

b. Updated the constraints analysis to evaluate open space requirements in the R-3 zone and design review
constraints and amended policies H1.8 and H1.13 accordingly.

c. Added additional information about the General Plan Update (GPU) and how Measure Y will be addressed as
part of the GPU adoption process in 2023/24.

6. Goals, Policies and Programs:

a. Updated and clarified timelines for various programs.

b. Implementation timelines were revised for various programs per HCD’s comments, with many of the
implementation timelines moved up to the front end of the Housing Cycle.

c. Added two new policies to Goal H1 (Production) and one new policy to Goal H4 (Promotion). Many of the
policies and program measures under all five goals were revised to provide additional clarity and to address
constraints.

The draft resolution for the Commission’s recommendation on the adoption of the Housing Element (Attachment 1)
references the draft City Council resolution (Attachment 2), which demonstrates how the Housing Element conforms with
state law. Specifically, Exhibit A shows how the Housing Element conforms with each applicable provision in the State’s
housing element statutes, and Exhibit B provides a response to each of HCD’s comments.

Findings for Adoption

The following section outlines the required findings for adoption of the updated Housing Element and HCD’s required
changes, including information on the City’s response. As required by the City’s Municipal Code Section 27.06.040(b), the
Planning Commission reviews and makes a recommendation to the City Council for all General Plan Amendments. Staff
recommends that the Planning Commission make a favorable recommendation to the City Council to adopt the 2023-2031
Housing Element based on the following key findings and as further expanded upon in the draft City Council resolution.
Under State law, a recommendation for approval must be made by a majority of the total membership of the Planning
Commission (three votes).
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1. The 2023-2031 Housing Element, as updated, is internally consistent with the City’s 2030 General Plan.

2. State Law (Government Code Sections 65580-65589.11) — To be in substantial compliance with state law, a
housing element must contain all of the elements mandated by state housing element law (See Fonseca v. City of
Gilroy (2007) 148 Cal.App.4th 1174, 1191-92). Exhibit A in the draft City Council resolution, Conformance of
Housing Element with state Law Requirements, demonstrates that the City of San Mateo’s 2023-2031 Housing
Element contains each of the elements mandated by state law.

3. HCD Review Letter — Outstanding Comments — Pursuant to Government Code Section 65585(b), HCD reviewed the
Draft Housing Element and reported the results of its review. HCD’s comment letter requested additional
background information and further analysis in several areas of the Housing Element, including the feasibility of
future housing sites, fair housing policy, housing goals, policies, and programs and removing constraints to building
housing. HCD’s comments and the City’s responses to each comment are included in Exhibit B of the draft City
Council resolution.

NEXT STEPS:
The following summarizes the next steps and anticipated timeline for approval and certification of the Housing Element:

e January 10, 2023 Planning Commission review and recommendation
e January 23, 2023 City Council review and adoption of Housing Element
e January 31, 2023 Submit adopted Housing Element to HCD for certification

Following City Council adoption, the Housing Element will be submitted to HCD for final certification. Housing elements are
required to comply with current state housing element law for the sixth housing cycle (2023-2031) on the established due
date, which is January 31, 2023 for the Bay Area region. If a sixth cycle housing element has not been locally adopted by
this deadline, the housing element would likely be deemed out of compliance with state law by HCD. Until recently, it was
a widely held assumption across the state that the 120-day grace period outlined in state Law would apply to housing
elements still being reviewed by HCD or being updated by local jurisdictions in response to HCD comments. However, HCD
has recently taken the position that the grace period does not apply beyond the January 31, 2023 deadline, and any
jurisdiction without an adopted sixth cycle housing element would be deemed out of compliance.

It should be noted that in some circumstances, HCD certification is not required for a housing element to be found
substantially compliant with state law. If HCD determines that a housing element does not substantially comply with state
law, a jurisdiction must either revise the document to implement HCD requirements or adopt its own findings explaining
why it complies with the statute despite HCD’s comments. Thus, a local jurisdiction can continue to work with HCD to
achieve certification of its adopted housing element after the deadline, without being deemed out of compliance. City
staff believes that the Revised Draft Housing Element implements all changes requested by HCD and is consistent with
state law, as extensively documented in the draft City Council resolution.

In the Sixth Housing Element cycle, jurisdictions face a number of new consequences for not having a certified Housing
Element. Under legislation enacted in recent years, if a city does not comply with state housing law, HCD may refer the city
to the Attorney General. Significant fines may be imposed if a city does not comply with a court order for one year. A
court finding a housing element inadequate may limit local land use decision-making authority until the jurisdiction brings
its housing element into compliance, or local governments may lose the right to deny certain projects due to the “Builder’s
Remedy” provision in the Housing Accountability Act (HAA). According to the HAA, if a jurisdiction has a noncompliant
housing element, the city or county must approve any housing development project, regardless of the local General Plan
and Zoning requirements.

Conversely, an HCD-certified housing element makes cities eligible for, or with higher priority for, numerous sources of
funding, such as Local Housing Allocations, Affordable Housing and Sustainable Communities Grants, SB 1 Planning Grants,
CalHOME Program Grants, Infill Infrastructure Grants, Pro-Housing Design funding, Local Housing Trust Funds, and
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Regional Transportation Funds (such as MTC’s OneBayArea Grants).

As such, staff recommends that the City Council adopt the Housing Element in January, which can then be submitted to
HCD by January 31, 2023. After the Planning Commission makes their recommendation, there is a required 10-day public
noticing period between the Planning Commission public hearing and the City Council public hearing. Therefore, staff
recommends that the Planning Commission provide a formal recommendation to the City Council (Attachment 1)
regarding the adoption of the Housing Element at the January 10, 2023 public hearing.

BUDGET IMPACT:

Although there are no direct budgetary impacts to taking this action, the preparation of the 2023-2031 Housing Element
document has involved a significant amount of City staff time and the use of consultants. The preparation of the Housing
Element is primarily funded by the City’s Advanced Planning Fund (Fund 25, through a fee collected with each building
permit), with some state grants funds also being used for outreach and environmental review. To implement the Housing
Element, a funding source is identified with each policy, and the Community Development Department will identify and
allocate appropriate staff and budgetary resources to complete each effort.

ENVIRONMENTAL DETERMINATION:

As described in Attachment 2, this Housing Element is not a project subject to CEQA, because it can be seen with certainty
that it will not cause a physical change in the environment, as there are no rezonings proposed (Public Resources Code
Section 21065). The proposed adoption of the 2023-2031 Housing Element is considered exempt under the “common
sense” exemption under state CEQA Guidelines Section 15061(b)(3) because the project involves policies, programs, and
actions to meet the City’s RHNA and AFFH goals that would not have any potential for causing a significant effect on the
environment, and identifying programs and actions that could remove constraints and promote affordable housing
development. Because the City does not have to rezone any sites or make any physical improvements to adopt the
Housing Element, it can be seen with certainty that there is no possibility that the Housing Element would have a
significant effect on the environment. Thus, the General Plan Amendment to update the Housing Element for the Sixth
Housing Cycle (2023-2031) is exempt from CEQA under the common sense exemption. Preparation of documentation to
support this CEQA determination has been provided (Attachment 3) for consideration of the Housing Element by the
Planning Commission and City Council for adoption.

NOTICE PROVIDED:

All meeting noticing requirements were met. A public hearing notice for consideration of the Draft Housing Element at the
January 10, 2022 Planning Commission special meeting was published in the San Mateo Daily Journal on December 30,
2022, January 4, 2023 and January 9, 2023. Notice of updated Housing Element availability was displayed on the home
page of the City’s website, posted to the City’s Housing Element website and a physical copy was made available at City
Hall and the Main Library. Notice of updated Housing Element publication was also included in the City’s E-Newsletter and
sent out to various email distribution lists, including the Housing Policy, Housing Element and General Plan Update email
distribution lists.

PUBLIC COMMENTS:

Appendix F in the Housing Element (Attachment 11) includes community feedback, communications and documentation
that support the Housing Element preparation. All public comments submitted since the publication of the Revised Draft
Housing Element on December 30, 2022 are included in Appendix G (Attachment 12), which also includes all comments
received during the initial 30-day public review period (April 6, 2022 to May 6, 2022). Public comments submitted after the
publication of the January 10, 2023 meeting agenda packet are posted to this item on the City’s Public Meeting Portal as
“Post Packet Public Comments.”

ATTACHMENTS:
Att 1 — Draft Planning Commission Resolution
Att 2 — Draft City Council Resolution
Exhibit A — Compliance with Statutory Provisions
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Exhibit B — Revisions in Response to HCD Comment Letter
Att 3 — Housing Element CEQA Determination
Att 4 — HCD First Review Comment Letter
Att 5— 2023-2031 San Mateo Housing Element (Updated)
Att 6 — Appendix A - Needs Analysis
Att 7 — Appendix B - Constraints Analysis
Att 8 — Appendix C - Housing Resources and Sites Inventory
Att 9 — Appendix D - Affirmatively Furthering Fair Housing
Att 10 — Appendix E - Review of Prior Housing Element
Att 11 — Appendix F - Public Participation
Att 12 — Appendix G - Public Review Period Comments

STAFF CONTACT:
Eloiza Murillo-Garcia, Housing Manager

emurillogarcia@cityofsanmateo.org
(650) 522-7223

CITY OF SAN MATEO

11 of 1252


mailto:emurillogarcia@cityofsanmateo.org

CITY OF SAN MATEO
RESOLUTION NO. (2023)

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN MATEO, RECOMMENDING TO
THE CITY COUNCIL ADOPTION OF A GENERAL PLAN AMENDMENT TO REPEAL THE 2015-2022 HOUSING
ELEMENT AND TO ADOPT THE HOUSING ELEMENT OF THE GENERAL PLAN FOR THE PERIOD OF 2023-
2031, IN ORDER TO AFFIRMATIVELY FURTHER FAIR HOUSING AND TO COMPLY WITH STATE LAW

WHEREAS, the legislature has found that, “California has a housing supply and affordability crisis
of historic proportions. The consequences of failing to effectively and aggressively confront this crisis are
hurting millions of Californians, robbing future generations of the chance to call California home, stifling
economic opportunities for workers and businesses, worsening poverty and homelessness, and
undermining the state’s environmental and climate objectives.” (Gov. Code Section 65589.5.); and

WHEREAS, the legislature has further found that, “Among the consequences of those actions are
discrimination against low-income and minority households, lack of housing to support employment
growth, imbalance in jobs and housing, reduced mobility, urban sprawl, excessive commuting, and air
quality deterioration.” (Gov. Code Section 65589.5.); and

WHEREAS, the legislature adopted the Housing Crisis Act of 2019 (SB 330) which states, “In 2018,
California ranked 49th out of the 50 states in housing units per capita... California needs an estimated
180,000 additional homes annually to keep up with population growth, and the Governor has called for
3.5 million new homes to be built over 7 years;” and

WHEREAS, State Housing Element Law (Government Code Sections 65580 et seq.) requires that
the City Council adopt a housing element for the eight-year period of 2023-2031 to accommodate the
City of San Mateo’s (City’s) regional housing need allocation (RHNA) of 7,015 housing units, comprised of
1,777 very low-income units, 1,023 low-income units, 1,175 moderate-income units, and 3,040 above
moderate-income units; and

WHEREAS, the City of San Mateo has prepared its 2023-2031 Housing Element (“Housing
Element”) in compliance with State Housing Element Law and has identified sites that can accommodate
housing units to meet the City’s RHNA plus a buffer; and

WHEREAS, as provided in Government Code Section 65350 et seq., adoption of the Housing
Element constitutes a General Plan Amendment; and

WHEREAS, Government Code Section 65354 requires that the Planning Commission make a
written recommendation to the City Council on the adoption a General Plan Amendment; and

WHEREAS, San Mateo Municipal Code Section 27.06.040(b) requires the Planning Commission to
review and provide a recommendation to the City Council on General Plan Amendments; and

WHEREAS, as provided in Government Code Sections 65352 —65352.5, on April 22, 2022, the City
mailed a public notice to all California Native American tribes on the contact list provided by the Native
American Heritage Commission and other entities listed; and
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WHEREAS, no California Native American tribe requested consultation; and

WHEREAS, the City has conducted extensive community outreach over the last 18 months,
including 19 public and community meetings and workshops, five intercept/pop-up events, four surveys,
and additional community engagement through partnership with 21 Elements (San Mateo County
regional planning collaborative); and

WHEREAS, in accordance with Government Code Section 65585 (b), on April 6, 2022, the City
published the Draft Housing Element and requested public comment for a 30-day review period, and on
July 1, 2022, after responding to public comments, the City submitted the Draft Housing Element to the
State Department of Housing and Community Development (HCD) for its first review; and

WHEREAS, on September 28, 2022, the City received a letter from HCD providing its comments
regarding the Draft Housing Element; and

WHEREAS, on December 30, 2022, the City published a Revised Draft Housing Element
responding to HCD’s comments, and made the Revised Draft available for public review through January
9, 2023; and

WHEREAS, the Housing Element was reviewed for conformance with the California
Environmental Quality Act and was found to be exempt under Section 15061(b)(3) as it can be seen with
certainty that the proposed adoption of the Housing Element (which proposes no rezonings or
intensification of land use) would not have a significant effect on the environment; and

WHEREAS, on January 10, 2023, the Planning Commission conducted a duly and properly noticed
public hearing to take public testimony and consider this Resolution regarding the Housing Element,
reviewed the Housing Element and all pertinent maps, documents and exhibits, including HCD's
comments, the City’s response to HCD’s comments, the agenda report and all attachments, and oral and
written public comments.

NOW, THEREFORE BE IT RESOLVED, THAT THE PLANNING COMMISSION OF THE CITY OF SAN
MATEO, CALIFORNIA HEREBY finds and determines that, based on substantial evidence in the record:

1. The foregoing recitals are true and correct and are incorporated by reference into this action.

2. In accordance with Government Code Section 65300.5, the Housing Element is internally
consistent with the City’s 2030 General Plan.

3. The Housing Element substantially complies with State Law, as further described in the Draft City
Council Resolution findings and determinations, which are hereby incorporated by reference.
The Draft City Council Resolution has been presented to the Planning Commission as Attachment
2 of the accompanying agenda report.

4. The Planning Commission recommends that the City Council the repeal the 2015-2022 Housing
Element.

5. The Planning Commission adopts the findings listed in Attachment 2 and hereby recommends to
the City Council adoption of the 2022-2031 Housing Element, which is incorporated by this
reference.
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CITY OF SAN MATEO
RESOLUTION NO. (2023)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN MATEO, ADOPTING A GENERAL PLAN AMENDMENT
TO REPEAL THE 2015-2022 HOUSING ELEMENT AND ADOPT THE HOUSING ELEMENT OF THE GENERAL PLAN
FOR THE PERIOD OF 2023-2031, IN ORDER TO AFFIRMATIVELY FURTHER FAIR HOUSING AND TO COMPLY
WITH STATE HOUSING ELEMENT LAW

WHEREAS, the legislature has found that, “California has a housing supply and affordability crisis of
historic proportions. The consequences of failing to effectively and aggressively confront this crisis are hurting
millions of Californians, robbing future generations of the chance to call California home, stifling economic
opportunities for workers and businesses, worsening poverty and homelessness, and undermining the state’s
environmental and climate objectives.” (Gov. Code Section 65589.5.); and

WHEREAS, the legislature has further found that, “Among the consequences of those actions are
discrimination against low-income and minority households, lack of housing to support employment growth,
imbalance in jobs and housing, reduced mobility, urban sprawl, excessive commuting, and air quality
deterioration.” (Gov. Code Section 65589.5.); and

WHEREAS, the legislature adopted the Housing Crisis Act of 2019 (SB 330) which states, “In 2018,
California ranked 49th out of the 50 states in housing units per capita... California needs an estimated 180,000
additional homes annually to keep up with population growth, and the Governor has called for 3.5 million new
homes to be built over 7 years;” and

WHEREAS, State Housing Element Law (Government Code Sections 65580 et seq.) requires that the City
Council adopt a Housing Element for the eight-year period 2023-2031 to accommodate the City of San Mateo
(City) regional housing need allocation (RHNA) of 7,015 housing units, comprised of 1,777 very low-income units,
1,023 low-income units, 1,175 moderate-income units, and 3,040 above moderate-income units; and

WHEREAS, the City of San Mateo has prepared Housing Element 2023-2031 (“Housing Element”) in
compliance with the State Housing Element Law and has identified sites that can accommodate housing units to
meet the City’s RHNA; and

WHEREAS, as provided in Government Code Section 65350 et. seq., adoption of this Housing Element
Update 2023-2031 constitutes a General Plan Amendment; and

WHEREAS, as provided in Government Code Sections 65352 —65352.5 on April 22, 2022, the City mailed
a public notice to all California Native American tribes provided by the Native American Heritage Commission
and other entities listed; and

WHEREAS, no California Native American tribe requested consultation; and

WHEREAS, the City has conducted extensive community outreach over the last two years, including six
public meetings before the Planning Commission and the City Council; and

WHEREAS, in accordance with Government Code Section 65585 (b), on April 6, 2022, the City published
the Draft Housing Element and requested public comment for a 30-day review period, and on July 1, 2022, after
responding to public comments, the City submitted the Draft Housing Element to the State Department of
Housing and Community Development (HCD) for its review; and
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WHEREAS, on September 28, 2022, the City received a letter from HCD providing its comments
regarding the Draft Housing Element; and

WHEREAS, on December 30, 2022, the City published a Revised Draft Housing Element responding to
HCD’s comments, and made the Draft available for public review through January 9, 2023; and

WHEREAS, on January 10, 2023, the Planning Commission held a duly and properly noticed public
hearing, received all written and oral public comments, and voted ___ to recommend that the City Council
the Revised Draft Housing Element based on the listed findings that ; and

WHEREAS, the Revised Draft Housing Element was reviewed for conformance with the California
Environmental Quality Act and was found to be exempt under Sections 15061(b)(3) as it can be seen with
certainty that the proposed adoption of the Housing Element (which proposes no rezonings or intensification of
land use) would not have a significant effect on the environment; and

WHEREAS, on ___, 2023, the City Council conducted a duly and properly noticed public hearing to take
public testimony and consider this Resolution regarding the Housing Element, reviewed the Housing Element
and all pertinent maps, documents and exhibits, including HCD’s comments, the City’s response to HCD’s
comments, the agenda report and all attachments, the Planning Commission recommendation and oral and
written public comments.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SAN MATEO, CALIFORNIA, HEREBY finds and
determines that, based on substantial evidence in the record, that:

1. The foregoing recitals are true and correct and are incorporated by reference into this action.

2. In accordance with Government Code Section 65300.5, the Housing Element is internally consistent
with the City’s 2030 General Plan; and as required by San Mateo Municipal Code Section
27.06.040(b), the Planning Commission has reviewed and provided a recommendation to the City
Council on this General Plan Amendment.

3. The Housing Element substantially complies with Housing Element Law, as provided in Government
Code 65580 et seq., and contains all provisions required by State Housing Element Law, as shown in
Exhibit A to this Resolution, incorporated herein by this reference.

4. Based on substantial evidence in the record, the existing uses on the non-vacant sites identified in
the Site Inventory to accommodate the City’s RHNA are likely to be discontinued during the planning
period and therefore do not constitute an impediment to planned residential development on the
site during the planning period. Section 65583.2(g)(2) of the Government Code requires that any
jurisdiction relying on non-vacant sites to meet more than 50 percent of the RHNA for lower-income
households must make findings based on substantial evidence that the existing use on the non-
vacant site is not an impediment to residential development during the planning period. In the City
of San Mateo, 99.2 percent of the lower-income unit capacity is on non-vacant sites (183 of 189 sites
are non-vacant). The City has provided such substantial evidence in Appendix C of the Housing
Element that the existing uses will be discontinued and/or will not be an impediment to residential
development during the planning period based on the physical characteristics, existing uses,
redevelopment potential (including improvement to land value ratio, floor area ratio, and known
developer/owner interest), location and context, local knowledge, and environmental and
infrastructure constraints. Specifically, Table A in the Appendix C of the Housing Element
demonstrates that six of the largest non-vacant sites in the Sites Inventory have owners that have
expressed interest in residential or mixed-use development during this planning period; with the
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remaining sites having the ability to accommodate new housing without displacing existing uses (i.e.
large parking lots or vacant areas, have under-utilized buildings or long-standing vacancies, or have
conceptual proposals, development applications or planning approvals).

5. Asrequired by Government Code Section 65585(e), the City Council has considered the comments
made by HCD, including those in HCD's letter to the City of San Mateo dated September 28, 2022,
consistent with Government Code Section 65585(f), and as described in Exhibit B to this resolution,
incorporated herein by this reference, and updated the Housing Element in response to the
comments to substantially comply with the requirements of State Housing Element Law as
interpreted by HCD.

6. The 2015-2022 Housing Element is repealed in its entirety.
7. This Resolution shall become effective upon adoption by the City Council.

8. The City Manager or their designee is hereby directed to file all necessary materials with HCD for
HCD to find that the Housing Element is in conformance with State Housing Element Law and is
further directed and authorized to make all non-substantive changes to the Housing Element to
make it internally consistent or to address any non-substantive changes or amendments requested
by HCD to achieve certification.

9. The Community Development Department Director or designee is hereby directed to distribute
copies of the Housing Element in the manner provided in Government Code Sections 65357 and
65589.7.

BE IT FURTHER RESOLVED, that the City Council hereby adopts the 2023-2031 Housing Element in its
current form, which has been found to be in substantial compliance with all applicable state statutes
and HCD requirements.
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Exhibit A

Compliance with Statutory Provisions

Column 1 lists the sections of the California Government Code that are applicable to certification of the City’s 2023-2031 Housing Element and Column 2

identifies how the Housing Element is in compliance with that section.

GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

Section 65583

The housing element shall consist of an identification and analysis of existing and projected housing needs
and a statement of goals, policies, quantified objectives, financial resources, and scheduled programs for the
preservation, improvement, and development of housing.

See below for details.

The housing element shall identify adequate sites for housing, including rental housing, factory-built housing,
mobilehomes, and emergency shelters, and shall make adequate provision for the existing and projected
needs of all economic segments of the community.

See below for details

The element shall contain all of the following:

(a) An assessment of housing needs and an inventory of resources and constraints relevant to the meeting of
these needs. The assessment and inventory shall include all of the following:

Housing needs — see Appendix A, Needs
Analysis

Resources — see Appendix C, Housing
Resources

Constraints — see Appendix B, Constraints

(a)(1) An analysis of population and employment trends and documentation of projections

Appendix A, pp H-A-9 through H-A-22

(a)(1) A quantification of the locality’s existing and projected housing needs for all income levels, including
extremely low income households, as defined in subdivision (b) of Section 50105 and Section 50106 of the
Health and Safety Code. These existing and projected needs shall include the locality’s share of the regional
housing need in accordance with Section 65584. Local agencies shall calculate the subset of very low income
households allotted under Section 65584 that qualify as extremely low income households. The local agency
may either use available census data to calculate the percentage of very low income households that qualify
as extremely low income households or presume that 50 percent of the very low income households qualify
as extremely low income households. The number of extremely low income households and very low income

Appendix A, pp H-A-9 through H-A-22; for ELI
data, see H-A-22 et seq.
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GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

households shall equal the jurisdiction’s allocation of very low income households pursuant to Section
65584.

(a)(2) An analysis and documentation of household characteristics, including level of payment compared to
ability to pay,

Appendix A, H-A-23 through H-A-31; for
overpayment see H-A-43 et seq.

(a)(2) housing characteristics, including overcrowding, and

Appendix A, H-A-43 et seq.

(a)(2) housing stock condition.

Appendix A, H-A-36 et seq.

(a)(3) An inventory of land suitable and available for residential development, including vacant sites and sites
having realistic and demonstrated potential for redevelopment during the planning period to meet the
locality’s housing need for a designated income level, and an analysis of the relationship of zoning and public
facilities and services to these sites, and an analysis of the relationship of the sites identified in the land
inventory to the jurisdiction’s duty to affirmatively further fair housing. Note: Please see Section 65583.2
regarding the land inventory.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

For detail on individual sites, nonvacant site
analysis and relationship to constraints, etc.,
see Appendix C, pp H-C-12 et seq.

For AFFH analysis of inventory, see Appendix D,
H-D-72 et seq.

[Note that AB 2339 (Chapter 654, Statutes of 2022) amended Section 65583(a)(4). It does not apply to
ABAG-area housing elements unless the first draft of the housing element is submitted to ABAG after
January 31, 2023 or a draft is submitted after April 1, 2023. Therefore the sections below include the
statutory provisions of Section 65583(a)(4) effective in 2022. Jurisdictions adopting their housing element
after January 1, 2023 should describe why AB 2339 is not applicable to them.]

(a)(4)(A) The identification of a zone or zones where emergency shelters are allowed as a permitted use
without a conditional use or other discretionary permit. The identified zone or zones shall include sufficient
capacity to accommodate the need for emergency shelter identified in paragraph (7), except that each local
government shall identify a zone or zones that can accommodate at least one year-round emergency shelter.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80

(a)(4)(A) If the local government cannot identify a zone or zones with sufficient capacity, the local
government shall include a program to amend its zoning ordinance to meet the requirements of this
paragraph within one year of the adoption of the housing element. The local government may identify
additional zones where emergency shelters are permitted with a conditional use permit.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80
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GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

(a)(4)(A) The local government shall also demonstrate that existing or proposed permit processing,
development, and management standards are objective and encourage and facilitate the development of, or
conversion to, emergency shelters.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80

(a)(4)(A) Emergency shelters may only be subject to those development and management standards that
apply to residential or commercial development within the same zone except that a local government may
apply written, objective standards that include all of the following:

(i) The maximum number of beds or persons permitted to be served nightly by the facility.

(ii) Sufficient parking to accommodate all staff working in the emergency shelter, provided that the
standards do not require more parking for emergency shelters than other residential or commercial
uses within the same zone.

(i) The size and location of exterior and interior onsite waiting and client intake areas.

(iv) The provision of onsite management.

(v) The proximity to other emergency shelters, provided that emergency shelters are not required to be
more than 300 feet apart.

(vi) The length of stay.

(vii) Lighting.

(viii) Security during hours that the emergency shelter is in operation.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80

(a)(4)(B) The permit processing, development, and management standards applied under this paragraph
shall not be deemed to be discretionary acts within the meaning of the California Environmental Quality Act
(Division 13 (commencing with Section 21000) of the Public Resources Code).

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80

(a)(4)(C) A local government that can demonstrate to the satisfaction of the department the existence of one
or more emergency shelters either within its jurisdiction or pursuant to a multijurisdictional agreement that
can accommodate that jurisdiction’s need for emergency shelter identified in paragraph (7) may comply with
the zoning requirements of subparagraph (A) by identifying a zone or zones where new emergency shelters
are allowed with a conditional use permit.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80

(a)(4)(D) A local government with an existing ordinance or ordinances that comply with this paragraph shall
not be required to take additional action to identify zones for emergency shelters. The housing element
must only describe how existing ordinances, policies, and standards are consistent with the requirements of
this paragraph.

Appendix B, H-B-39 through H-B-42; see also
base document’s Policy H3.7, page H-80
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GOVERNMENT CODE PROVISION HOUSING ELEMENT COMPLIANCE

(a)(5) An analysis of potential and actual governmental constraints upon the maintenance, improvement, or | See Constraints, Appendix B. For detail, see
development of housing for all income levels, including the types of housing identified in paragraph (1) of below

subdivision (c), and [Note: The types of housing identified in Section 65583(c)(1) include multifamily rental
housing, factory-built housing, mobilehomes, housing for agricultural employees, supportive housing,
single-room occupancy units, emergency shelters, and transitional housing.]

(a)(5) for persons with disabilities as identified in the analysis pursuant to paragraph (7), Appendix B, H-B-37 et seq.

(a)(5) including land use controls, Appendix B, H-B-5 through H-B-11
(a)(5) building codes and their enforcement, Appendix B, H-B-15 through H-B-16
(a)(5) site improvements, Appendix B, H-B-18 through H-B-19
(a)(5) fees and other exactions required of developers, Appendix B, H-B-31 though H-B-36
(a)(5) local processing and permit procedures, Appendix B, H-B-20 through H-B-31
(a)(5) and any locally adopted ordinances that directly impact the cost and supply of residential Appendix B, H-B-15 and H-B-12

development.

(a)(5) The analysis shall also demonstrate local efforts to remove governmental constraints that hinder the Base document Policies H1.1 through H1.21,

locality from meeting its share of the regional housing need in accordance with Section 65584 especially Policies H1.3, H1.4, H1.6, H1.7,
H1.13, H1.18

(a)(5) and from meeting the need for housing for persons with disabilities, supportive housing, transitional Appendix B, H-B-38, and base document

housing, and emergency shelters identified pursuant to paragraph (7). policies H1.14, H4.3, H4.4 H5.1.1, H5.1.2,
H5.2.1, H5.2.2, H5.2.3, H5.4.1, H5.4.2, H5.4.3,
and H5.4.4

(a)(6) An analysis of potential and actual nongovernmental constraints upon the maintenance, improvement, | Appendix B, H-B-46 through H-B-56
or development of housing for all income levels, including the availability of financing,

(a)(6) the price of land, Appendix B, H-B-46 through H-B-47
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GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

(a)(6) the cost of construction,

Appendix B, H-B-47 through H-B-50

(a)(6) the requests to develop housing at densities below those anticipated in the analysis required by
subdivision (c) of Section 65583.2,

Appendix B, H-B-51

(a)(6) and the length of time between receiving approval for a housing development and submittal of an
application for building permits for that housing development that hinder the construction of a locality’s
share of the regional housing need in accordance with Section 65584.

Appendix B, H-B-51

(a)(6) The analysis shall also demonstrate local efforts to remove nongovernmental constraints that create a
gap between the locality’s planning for the development of housing for all income levels and the
construction of that housing.

Appendix B, H-B-46 through H-B-55, and base
document policies H1.9, H1.10 and H1.21

(a)(7) An analysis of any special housing needs, such as those of the

(a)(7) elderly;

Appendix A, H-A-23 et seq. and H-A-55 et seq.

(a)(7) persons with disabilities, including a developmental disability, as defined in Section 4512 of the
Welfare and Institutions Code;

Appendix A, H-A-56 through H-A-59

(a)(7) large families;

Appendix A, H-A-53 et seq.

(a)(7) farmworkers;

Appendix A, H-A-66 et seq.

(a)(7) families with female heads of households;

Appendix A, H-A-54 et seq.

(a)(7) and families and persons in need of emergency shelter.

Appendix A, H-A-59 through H-A-65

(a)(7) The need for emergency shelter shall be assessed based on the capacity necessary to accommodate
the most recent homeless point-in-time count conducted before the start of the planning period, the need
for emergency shelter based on number of beds available on a year-round and seasonal basis, the number of
shelter beds that go unused on an average monthly basis within a one-year period, and the percentage of
those in emergency shelters that move to permanent housing solutions.

Appendix A, H-A-59 through H-A-65; see also
Appendix B, H-B-39 through H-B-42
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GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

(a)(7) The need for emergency shelter may be reduced by the number of supportive housing units that are
identified in an adopted 10-year plan to end chronic homelessness and that are either vacant or for which
funding has been identified to allow construction during the planning period.

Appendix A, H-A-59 through H-A-65; see also
Appendix B, H-B-39 through H-B-42

(a)(7) An analysis of special housing needs by a city or county may include an analysis of the need for
frequent user coordinated care housing services.

N/A

(a)(8) An analysis of opportunities for energy conservation with respect to residential development. Cities
and counties are encouraged to include weatherization and energy efficiency improvements as part of
publicly subsidized housing rehabilitation projects. This may include energy efficiency measures that
encompass the building envelope, its heating and cooling systems, and its electrical system.

Base document, H-48 and H-49, and policy H2.3

(a)(9) An analysis of existing assisted housing developments that are eligible to change from low-income
housing uses during the next 10 years due to termination of subsidy contracts, mortgage prepayment, or
expiration of restrictions on use. “Assisted housing developments,” for the purpose of this section, shall
mean multifamily rental housing that receives governmental assistance under federal programs listed in
subdivision (a) of Section 65863.10, state and local multifamily revenue bond programs, local redevelopment
programs, the federal Community Development Block Grant Program, or local in-lieu fees. “Assisted housing
developments” shall also include multifamily rental units that were developed pursuant to a local
inclusionary housing program or used to qualify for a density bonus pursuant to Section 65915.

Base document, H-24 through H-27; complete
list of developments is in Appendix A,
Attachment 2

(a)(9)(A) The analysis shall include a listing of each development by project name and address, the type of
governmental assistance received, the earliest possible date of change from low-income use, and the total
number of elderly and nonelderly units that could be lost from the locality’s low-income housing stock in
each year during the 10-year period. For purposes of state and federally funded projects, the analysis
required by this subparagraph need only contain information available on a statewide basis.

Appendix A, Attachment 2

(a)(9)(B) The analysis shall estimate the total cost of producing new rental housing that is comparable in size
and rent levels, to replace the units that could change from low-income use, and an estimated cost of
preserving the assisted housing developments. This cost analysis for replacement housing may be done
aggregately for each five-year period and does not have to contain a project-by-project cost estimate.

Base document, H-24 through H-27

(a)(9)(C) The analysis shall identify public and private nonprofit corporations known to the local government
that have legal and managerial capacity to acquire and manage these housing developments.

Base document, H-24 through H-27
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GOVERNMENT CODE PROVISION

HOUSING ELEMENT COMPLIANCE

(a)(9)(D) The analysis shall identify and consider the use of all federal, state, and local financing and subsidy
programs that can be used to preserve, for lower income households, the assisted housing developments,
identified in this paragraph, including, but not limited to, federal Community Development Block Grant
Program funds, tax increment funds received by a redevelopment agency of the community, and
administrative fees received by a housing authority operating within the community. In considering the use
of these financing and subsidy programs, the analysis shall identify the amounts of funds under each
available program that have not been legally obligated for other purposes and that could be available for use
in preserving assisted housing developments.

Base document, H-24 through H-27

(b) (1) A statement of the community’s goals, quantified objectives, and policies relative to affirmatively
furthering fair housing and to the maintenance, preservation, improvement, and development of housing.

Base document Goals, Policies and Programs,
including AFFH, H-71 through H-87

Quantified objectives: base document, H-88
through H-91

(2) It is recognized that the total housing needs identified pursuant to subdivision (a) may exceed available
resources and the community’s ability to satisfy this need within the content of the general plan
requirements outlined in Article 5 (commencing with Section 65300). Under these circumstances, the
quantified objectives need not be identical to the total housing needs. The quantified objectives shall
establish the maximum number of housing units by income category, including extremely low income, that
can be constructed, rehabilitated, and conserved over a five-year time period.

Quantified objectives: base document, H-88
through H-91

(c) A program that sets forth a schedule of actions during the planning period, each with a timeline for
implementation, that may recognize that certain programs are ongoing, such that there will be beneficial
impacts of the programs within the planning period, that the local government is undertaking or intends to
undertake to implement the policies and achieve the goals and objectives of the housing element

Base document Goals, Policies and Programs,
including AFFH: base document, H-71 through
H-87

(c) through the administration of land use and development controls,

Base document Policies H1.1 through H1.21

(c) the provision of regulatory concessions and incentives,

Base document Policies H1.3, H1.4, H1.6, H1.7,
H1.13, H1.18, and others

(c) the utilization of appropriate federal and state financing and subsidy programs when available,

Base document Policy H1.2 and H2.1
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(c) and the utilization of moneys in a low- and moderate-income housing fund of an agency if the locality has
established a redevelopment project area pursuant to the Community Redevelopment Law (Division 24
(commencing with Section 33000) of the Health and Safety Code).

Base document Policy H1.2 and H2.1

In order to make adequate provision for the housing needs of all economic segments of the community, the
program shall do all of the following:

(c)(1) Identify actions that will be taken to make sites available during the planning period with appropriate
zoning and development standards and with services and facilities to accommodate that portion of the city’s
or county’s share of the regional housing need for each income level that could not be accommodated on
sites identified in the inventory completed pursuant to paragraph (3) of subdivision (a) without rezoning, and
to comply with the requirements of Section 65584.09.

No sites need to be rezoned in order to
accommodate the RHNA allocation

(c)(1) Sites shall be identified as needed to affirmatively further fair housing

For AFFH analysis of inventory, see Appendix D,
H-D-72 et seq.

(c)(1) and to facilitate and encourage the development of a variety of types of housing for all income levels,
including multifamily rental housing,

See base document programs, H-71 through H-
87; see also discussion in Constraints Analysis,
Appendix B, beginning on H-B-5

(c)(1) factory-built housing,

Appendix B, H-B-44

(c)(1) mobilehomes,

Appendix B, H-B-44

(c)(1) housing for agricultural employees,

Appendix B, H-B-43

(c)(1) supportive housing,

Appendix B, H-B-42

(c)(1) single-room occupancy units,

Appendix B, H-B-45; and base document H-44

(c)(1) emergency shelters,

Appendix B, H-B-39 et seq.

(c)(1) and transitional housing.

Appendix B, H-B-42
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(c)(1)(A) Where the inventory of sites, pursuant to paragraph (3) of subdivision (a), does not identify
adequate sites to accommodate the need for groups of all household income levels pursuant to Section
65584, rezoning of those sites, including adoption of minimum density and development standards, for
jurisdictions with an eight-year housing element planning period pursuant to Section 65588, shall be
completed no later than three years after either the date the housing element is adopted pursuant to
subdivision (f) of Section 65585 or the date that is 90 days after receipt of comments from the department
pursuant to subdivision (b) of Section 65585, whichever is earlier, unless the deadline is extended pursuant
to subdivision (f). Notwithstanding the foregoing, for a local government that fails to adopt a housing
element that the department has found to be in substantial compliance with this article within 120 days of
the statutory deadline in Section 65588 for adoption of the housing element, rezoning of those sites,
including adoption of minimum density and development standards, shall be completed no later than one
year from the statutory deadline in Section 65588 for adoption of the housing element.

No sites need to be rezoned in order to
accommodate the RHNA allocation

(c)(1)(B) Where the inventory of sites, pursuant to paragraph (3) of subdivision (a), does not identify
adequate sites to accommodate the need for groups of all household income levels pursuant to Section
65584, the program shall identify sites that can be developed for housing within the planning period
pursuant to subdivision (h) of Section 65583.2. The identification of sites shall include all components
specified in Section 65583.2. Note: Please see Section 65583.2 regarding the land inventory and
conformance with subdivision (h).

No sites need to be rezoned in order to
accommodate the RHNA allocation

(c)(1)(C) Where the inventory of sites pursuant to paragraph (3) of subdivision (a) does not identify adequate
sites to accommodate the need for farmwaorker housing, the program shall provide for sufficient sites to
meet the need with zoning that permits farmworker housing use by right, including density and
development standards that could accommodate and facilitate the feasibility of the development of
farmworker housing for low- and very low income households.

Base document implementation plan, Policy
H1.17

(c)(2) Assist in the development of adequate housing to meet the needs of extremely low, very low, low-,
and moderate-income households.

Base document Policies H1.1 through H1.21

(c)(3) Address and, where appropriate and legally possible, remove governmental and nongovernmental
constraints to the maintenance, improvement, and development of housing, including housing for all income
levels

Base document Policies H1.1 through H1.21,
especially Policies H1.3, H1.4, H1.6, H1.7,
H1.13, H1.18
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(c)(3) and housing for persons with disabilities. The program shall remove constraints to, and provide
reasonable accommodations for housing designed for, intended for occupancy by, or with supportive
services for, persons with disabilities.

Appendix B, H-B-38, and base document
policies H1.14, H4.3, H4.4 H5.1.1, H5.1.2,
H5.2.1, H5.2.2, H5.2.3, H5.4.1, H5.4.2, H5.4.3,
and H5.4.4

(c)(3) Transitional housing and supportive housing shall be considered a residential use of property and shall
be subject only to those restrictions that apply to other residential dwellings of the same type in the same
zone.

Appendix B, H-B-42 and base document policy
H1.15

(c)(3)Supportive housing, as defined in Section 65650, shall be a use by right in all zones where multifamily
and mixed uses are permitted, as provided in Article 11 (commencing with Section 65650).

Appendix B, H-B-42 and base document policy
H1.15

(c)(4) Conserve and improve the condition of the existing affordable housing stock, which may include
addressing ways to mitigate the loss of dwelling units demolished by public or private action.

Base document Policies H2.1, H2.2, H2.4, H2.6

(c)(5) Promote and affirmatively further fair housing opportunities and promote housing throughout the
community or communities for all persons regardless of race, religion, sex, marital status, ancestry, national
origin, color, familial status, or disability, and other characteristics protected by the California Fair
Employment and Housing Act (Part 2.8 (commencing with Section 12900) of Division 3 of Title 2), Section
65008, and any other state and federal fair housing and planning law.

AFFH policies in base document, H5.1.1
through H5.4.5

(c)(6) Preserve for lower income households the assisted housing developments identified pursuant to
paragraph (9) of subdivision (a).

Base document policy H2.2

(c)(6) The program for preservation of the assisted housing developments shall utilize, to the extent
necessary, all available federal, state, and local financing and subsidy programs identified in paragraph (9) of
subdivision (a), except where a community has other urgent needs for which alternative funding sources are
not available.

Base document, H-24 through H-27 and policy
H2.2

(c)(6) The program may include strategies that involve local regulation and technical assistance.

Base document, H-24 through H-27 and policy
H2.2

(c)(7) Develop a plan that incentivizes and promotes the creation of accessory dwelling units that can be
offered at affordable rent, as defined in Section 50053 of the Health and Safety Code, for very low, low-, or

Base document policies H1.4 and H5.1.3
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moderate-income households. For purposes of this paragraph, “accessory dwelling units” has the same
meaning as “accessory dwelling unit” as defined in paragraph (4) of subdivision (i) of Section 65852.2.\

(c)(8) Include an identification of the agencies and officials responsible for the implementation of the various
actions and the means by which consistency will be achieved with other general plan elements and
community goals.

For responsible parties, including AFFH: base
document, pages H-71 through H-87

Consistency with the general plan: base
document, page H-19

(c)(9) Include a diligent effort by the local government to achieve public participation of all economic
segments of the community in the development of the housing element, and the program shall describe this
effort.

See Appendix F in its entirety, and the base
document for a summary (H-50 through H-60)

(c)(10)(A) Affirmatively further fair housing in accordance with Chapter 15 (commencing with Section
8899.50) of Division 1 of Title 2. The program shall include an assessment of fair housing in the jurisdiction
that shall include all of the following components:

Appendix D in its entirety

(c)(10)(A)(i) A summary of fair housing issues in the jurisdiction

Appendix D, H-D-10 through H-D-15

(c)(10)(A)(i) and an assessment of the jurisdiction’s fair housing enforcement and fair housing outreach
capacity.

Appendix D, H-D-16 through H-D-23

(c)(20)(A)(ii) An analysis of available federal, state, and local data and knowledge to identify integration and
segregation patterns and trends,

Appendix D, H-D-24 through H-D-49

(c)(20)(A)(ii)racially or ethnically concentrated areas of poverty and affluence,

Appendix D, H-D-41 through H-D-49

(c)(20)(A)(ii) disparities in access to opportunity,

Appendix D, H-D-50 through H-D-56

(c)(10)(A)(ii) and disproportionate housing needs,

Appendix D, H-D-57 though H-D-71

(c)(20)(A)(ii) including displacement risk.

Appendix D, H-D-67 through H-D-71

(c)(10)(A)(ii) The analysis shall identify and examine such patterns, trends, areas, disparities, and needs, both
within the jurisdiction.

Appendix D in its entirety, as this information is
woven throughout
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(c)(10)(A)(ii) and comparing the jurisdiction to the region in which it is located, based on race and other
characteristics protected by the California Fair Employment and Housing Act (Part 2.8 (commencing with
Section 12900) of Division 3 of Title 2) and Section 65008.

Appendix D in its entirety, as this information is
woven throughout

(c)(10)(A)(iii) An assessment of the contributing factors, including the local and regional historical origins

Appendix D, H-D-6 through H-D-15

(c)(20)(A)(iii) and current policies and practices, for the fair housing issues identified under clauses (i) and (ii).

Appendix D, H-D-16 through H-D-23

(c)(10)(A)(iv) An identification of the jurisdiction’s fair housing priorities and goals, giving highest priority to
those factors identified in clause (iii) that limit or deny fair housing choice or access to opportunity, or
negatively impact fair housing or civil rights compliance,

Appendix D, H-D-14 et seq.

(c)(10)(A)(iv) and identifying the metrics and milestones for determining what fair housing results will be
achieved.

AFFH policies are located in the base
document, policies H5.1.1 through H5.4.5

(c)(10)(A)(v) Strategies and actions to implement those priorities and goals, which may include, but are not
limited to, enhancing mobility strategies

AFFH policies H5.1.1 through H5.1.3

(c)(10)(A)(v) and encouraging development of new affordable housing in areas of opportunity,

AFFH policies H5.2.1 through H5.2.3

(c)(10)(A)(v) as well as place-based strategies to encourage community revitalization, including preservation
of existing affordable housing,

AFFH policies H5.3.1 through H5.3.3

(c)(10)(A)(v) and protecting existing residents from displacement.

AFFH policies H5.4.1 through H5.4.5

(c)(10)(B) A jurisdiction that completes or revises an assessment of fair housing pursuant to Subpart A
(commencing with Section 5.150) of Part 5 of Subtitle A of Title 24 of the Code of Federal Regulations, as
published in Volume 80 of the Federal Register, Number 136, page 42272, dated July 16, 2015, or an analysis
of impediments to fair housing choice in accordance with the requirements of Section 91.225 of Title 24 of
the Code of Federal Regulations in effect before August 17, 2015, may incorporate relevant portions of that
assessment or revised assessment of fair housing or analysis or revised analysis of impediments to fair
housing into its housing element.

N/A

(c)(10)(C) The requirements of this paragraph shall apply to housing elements due to be revised pursuant to
Section 65588 on or after January 1, 2021.

See above
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(d)(2) A local government may satisfy all or part of its requirement to identify a zone or zones suitable for the
development of emergency shelters pursuant to paragraph (4) of subdivision (a) by adopting and
implementing a multijurisdictional agreement, with a maximum of two other adjacent communities, that
requires the participating jurisdictions to develop at least one year-round emergency shelter within two
years of the beginning of the planning period.

N/A

(d)(2) The agreement shall allocate a portion of the new shelter capacity to each jurisdiction as credit toward
its emergency shelter need, and each jurisdiction shall describe how the capacity was allocated as part of its
housing element.

N/A

(d)(3) Each member jurisdiction of a multijurisdictional agreement shall describe in its housing element all of
the following:

N/A

(d)(3)(A) How the joint facility will meet the jurisdiction’s emergency shelter need.

(d)(3)(B) The jurisdiction’s contribution to the facility for both the development and ongoing operation and
management of the facility.

(d)(3)(C) The amount and source of the funding that the jurisdiction contributes to the facility.

N/A

(d)(4) The aggregate capacity claimed by the participating jurisdictions in their housing elements shall not
exceed the actual capacity of the shelter.

N/A

(e) Except as otherwise provided in this article, amendments to this article that alter the required content of
a housing element shall apply to both of the following: [Note that this provision is applicable to AB 2339
(Chapter 654, Statutes of 2022), which amended Section 65583(a)(4). Jurisdictions adopting their housing
element after January 1, 2023 should describe why this amendment is not applicable to them.]

N/A

(1) A housing element or housing element amendment prepared pursuant to subdivision (e) of Section
65588 or Section 65584.02, when a city, county, or city and county submits a draft to the department for
review pursuant to Section 65585 more than 90 days after the effective date of the amendment to this
section.

N/A

(2) Any housing element or housing element amendment prepared pursuant to subdivision (e) of Section
65588 or Section 65584.02, when the city, county, or city and county fails to submit the first draft to the
department before the due date specified in Section 65588 or 65584.02.

N/A
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(f) = (j): Not applicable

N/A

Section 65583.1(a)

(a) The Department of Housing and Community Development, in evaluating a proposed or adopted housing
element for substantial compliance with this article, ... may also allow a city or county to identify sites for
accessory dwelling units based on the number of accessory dwelling units developed in the prior housing
element planning period whether or not the units are permitted by right, the need for these units in the
community, the resources or incentives available for their development, and any other relevant factors, as
determined by the department.

Base document H-39 et seq.

(b) Sites that contain permanent housing units located on a military base undergoing closure or conversion
as a result of action pursuant to the Defense Authorization Amendments and Base Closure and Realignment
Act (Public Law 100-526), the Defense Base Closure and Realignment Act of 1990 (Public Law 101-510), or
any subsequent act requiring the closure or conversion of a military base may be identified as an adequate
site if the housing element demonstrates that the housing units will be available for occupancy by
households within the planning period of the element. No sites containing housing units scheduled or
planned for demolition or conversion to nonresidential uses shall qualify as an adequate site.

N/A

Note: If communities are using the provisions of Section 65583.1(c), which allow RHNA credit for
conversion of non-affordable to affordable housing and for preservation of existing affordable housing at
risk of loss, the applicable provisions need to be added to this table.

N/A

Section 65583.2

(a) A city’s or county’s inventory of land suitable for residential development pursuant to paragraph (3) of
subdivision (a) of Section 65583 shall be used to identify sites throughout the community, consistent with
paragraph (10) of subdivision (c) of Section 65583,

Base document methodology discussion, H-27
through H-44

(a) that can be developed for housing within the planning period and that are sufficient to provide for the
jurisdiction’s share of the regional housing need for all income levels pursuant to Section 65584. As used in
this section, “land suitable for residential development” includes all of the following sites that meet the
standards set forth in subdivisions (c) and (g):

See below

(a)(1) Vacant sites zoned for residential use.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
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well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(a)(2) Vacant sites zoned for nonresidential use that allows residential development.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(a)(3) Residentially zoned sites that are capable of being developed at a higher density, including sites owned
or leased by a city, county, or city and county

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(a)(4) Sites zoned for nonresidential use that can be redeveloped for residential use, and for which the
housing element includes a program to rezone the site, as necessary, rezoned for, to permit residential use,
including sites owned or leased by a city, county, or city and county.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(b) The inventory of land shall include all of the following:

(b)(1) A listing of properties by assessor parcel number.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53

(b)(2) The size of each property listed pursuant to paragraph (1), and the general plan designation and zoning
of each property.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53

(b)(3) For nonvacant sites, a description of the existing use of each property.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53

(b)(3) If a site subject to this paragraph is owned by the city or county, the description shall also include
whether there are any plans to dispose of the property during the planning period and how the city or
county will comply with Article 8 (commencing with Section 54220) of Chapter 5 of Part 1 of Division 2 of
Title 5.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53.
Publicly owned sites generally have pending
projects on them
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(b)(4) A general description of any environmental constraints to the development of housing within the
jurisdiction, the documentation for which has been made available to the jurisdiction. This information need
not be identified on a site-specific basis.

See discussion on-site constraints in Appendix
C, H-C-13 et seq.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

See also discussion in Appendix B, H-B-52
through H-B-54

(b)(5)(A) A description of existing or planned water, sewer, and other dry utilities supply, including the
availability and access to distribution facilities.

See discussion on-site constraints in Appendix
C, H-C-13 et seq.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

See also discussion in Appendix B, H-B-52
through H-B-54

(b)(5)(B) Parcels included in the inventory must have sufficient water, sewer, and dry utilities supply
available and accessible to support housing development or be included in an existing general plan program
or other mandatory program or plan, including a program or plan of a public or private entity providing
water or sewer service, to secure sufficient water, sewer, and dry utilities supply to support housing
development. This paragraph does not impose any additional duty on the city or county to construct,
finance, or otherwise provide water, sewer, or dry utilities to parcels included in the inventory.

See discussion on-site constraints in Appendix
C, H-C-13 et seq.

See electronic sites inventory in Appendix C,
Housing Resources starting on page H-C-53, as
well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

See also discussion in Appendix B, H-B-52
through H-B-54

(b)(6) Sites identified as available for housing for above moderate-income households in areas not served by
public sewer systems. This information need not be identified on a site-specific basis.

N/A
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(b)(7) A map that shows the location of the sites included in the inventory, such as the land use map from
the jurisdiction’s general plan, for reference purposes only.

See map figures in base document, pages H-38
and H-43, and Appendix C, pages H-C-15 and H-
C-51

(c) Based on the information provided in subdivision (b), a city or county shall determine whether each site
in the inventory can accommodate the development of some portion of its share of the regional housing
need by income level during the planning period, as determined pursuant to Section 65584. The inventory
shall specify for each site the number of units that can realistically be accommodated on that site and
whether the site is adequate to accommodate lower income housing, moderate-income housing, or above
moderate-income housing.

Base document methodology discussion, H-27
through H-44

(c) A nonvacant site identified pursuant to paragraph (3) or (4) of subdivision (a) in a prior housing element
and a vacant site that has been included in two or more consecutive planning periods that was not approved
to develop a portion of the locality’s housing need shall not be deemed adequate to accommodate a portion
of the housing need for lower income households that must be accommodated in the current housing
element planning period unless the site is zoned at residential densities consistent with paragraph (3) of this
subdivision and the site is subject to a program in the housing element requiring rezoning within three years
of the beginning of the planning period to allow residential use by right for housing developments in which
at least 20 percent of the units are affordable to lower income households. An unincorporated area in a
nonmetropolitan county pursuant to clause (ii) of subparagraph (B) of paragraph (3) shall not be subject to
the requirements of this subdivision to allow residential use by right.

Appendix C, H-C-14 et seq.

Note: No rezoning required.

(c) Notwithstanding the foregoing, for a local government that fails to adopt a housing element that the
department has found to be in substantial compliance with state law within 120 days of the statutory
deadline in Section 65588 for adoption of the housing element, rezoning pursuant to this subdivision shall be
completed no later than one year from the statutory deadline in Section 65588 for adoption of the housing
element.

To be adopted by January 31, 2023.

(c) The analysis shall determine whether the inventory can provide for a variety of types of housing,
including multifamily rental housing,

See base document programs, H-71 through H-
87; see also discussion in Constraints, Appendix
B, beginning on H-B-5

(c) factory-built housing, mobilehomes,

Appendix B, H-B-44

(c) housing for agricultural employees,

Appendix B, H-B-43
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(c) supportive housing,

Appendix B, H-B-42

(c) single-room occupancy units,

Appendix B, H-B-45; see also base document H-
44

(c) emergency shelters, and

Appendix B, H-B-39 et seq.

(c) transitional housing

Appendix B, H-B-42

(c) and whether the inventory affirmatively furthers fair housing .

For AFFH analysis of inventory, see Appendix D,
H-D-72 et seq.

(c) The city or county shall determine the number of housing units that can be accommodated on each site
as follows:

(c)(1) If local law or regulations require the development of a site at a minimum density, the department
shall accept the planning agency’s calculation of the total housing unit capacity on that site based on the
established minimum density. If the city or county does not adopt a law or regulation requiring the
development of a site at a minimum density, then it shall demonstrate how the number of units determined
for that site pursuant to this subdivision will be accommodated.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

(c)(2) The number of units calculated pursuant to paragraph (1) shall be adjusted as necessary, based on the
land use controls and site improvements requirement identified in paragraph (5) of subdivision (a) of Section
65583,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

(c)(2) the realistic development capacity for the site,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

(c)(2) typical densities of existing or approved residential developments at a similar affordability level in that
jurisdiction,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)
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(c)(2) and on the current or planned availability and accessibility of sufficient water, sewer, and dry utilities.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(c)(2)(A) A site smaller than half an acre shall not be deemed adequate to accommodate lower income
housing need unless the locality can demonstrate that sites of equivalent size were successfully developed
during the prior planning period for an equivalent number of lower income housing units as projected for
the site or unless the locality provides other evidence to the department that the site is adequate to
accommodate lower income housing.

N/A — no sites less than half an acre are
included as sites for lower income

(c)(2)(B) A site larger than 10 acres shall not be deemed adequate to accommodate lower income housing
need unless the locality can demonstrate that sites of equivalent size were successfully developed during the
prior planning period for an equivalent number of lower income housing units as projected for the site or
unless the locality provides other evidence to the department that the site can be developed as lower
income housing.

Base Housing Element document, H-35 through
H-37

(c)(2)(B) For purposes of this subparagraph, “site” means that portion of a parcel or parcels designated to
accommodate lower income housing needs pursuant to this subdivision.

(c)(2)(C) A site may be presumed to be realistic for development to accommodate lower income housing
need if, at the time of the adoption of the housing element, a development affordable to lower income
households has been proposed and approved for development on the site.

See pipeline projects, base document H-39 and
Appendix C, H-C-22 through H-C-34

(c)(3) For the number of units calculated to accommodate its share of the regional housing need for lower
income households pursuant to paragraph (2), a city or county shall do either of the following:

(c)(3)(A) Provide an analysis demonstrating how the adopted densities accommodate this need. The analysis
shall include, but is not limited to, factors such as market demand, financial feasibility, or information based
on development project experience within a zone or zones that provide housing for lower income
households.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)
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See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(c)(3)(B) The following densities shall be deemed appropriate to accommodate housing for lower income
households:

(i) For an incorporated city within a nonmetropolitan county and for a nonmetropolitan county that has a
micropolitan area: sites allowing at least 15 units per acre.

(ii) For an unincorporated area in a nonmetropolitan county not included in clause (i): sites allowing at least
10 units per acre.

(iii) For a suburban jurisdiction: sites allowing at least 20 units per acre.

(iv) For a jurisdiction in a metropolitan county: sites allowing at least 30 units per acre.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(4)(A) For a metropolitan jurisdiction:

(4)(A)(i) At least 25 percent of the jurisdiction’s share of the regional housing need for moderate-income
housing shall be allocated to sites with zoning that allows at least 4 units of housing, but not more than 100
units per acre of housing.

See base document, H-45

(4)(A)(ii) At least 25 percent of the jurisdiction’s share of the regional housing need for above moderate-
income housing shall be allocated to sites with zoning that allows at least 4 units of housing.

See base document, H-45

(B) The allocation of moderate-income and above moderate-income housing to sites pursuant to this
paragraph shall not be a basis for the jurisdiction to do either of the following:

(i) Deny a project that does not comply with the allocation.

(ii) Impose a price minimum, price maximum, price control, or any other exaction or condition of approval in
lieu thereof. This clause does not prohibit a jurisdiction from imposing any price minimum, price maximum,
price control, exaction, or condition in lieu thereof, pursuant to any other law.

(iii) The provisions of this subparagraph do not constitute a change in, but are declaratory of, existing law
with regard to the allocation of sites pursuant to this section.

(C) This paragraph does not apply to an unincorporated area.
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(D) For purposes of this paragraph:

(i) “Housing development project” has the same meaning as defined in paragraph (2) of subdivision (h) of
Section 65589.5.

(i) “Unit of housing” does not include an accessory dwelling unit or junior accessory dwelling unit that could
be approved pursuant to Section 65852.2 or Section 65852.22 or through a local ordinance or other
provision implementing either of those sections. This paragraph shall not limit the ability of a local
government to count the actual production of accessory dwelling units or junior accessory dwelling units in
an annual progress report submitted pursuant to Section 65400 or other progress report as determined by
the department.

(E) Nothing in this subdivision shall preclude the subdivision of a parcel, provided that the subdivision is
subject to the Subdivision Map Act (Division 2 (commencing with Section 66410)) or any other applicable law
authorizing the subdivision of land.

(d) For purposes of this section, a metropolitan county, nonmetropolitan county, and nonmetropolitan
county with a micropolitan area shall be as determined by the United States Census Bureau. A
nonmetropolitan county with a micropolitan area includes the following counties: Del Norte, Humboldt,
Lake, Mendocino, Nevada, Tehama, and Tuolumne and other counties as may be determined by the United
States Census Bureau to be nonmetropolitan counties with micropolitan areas in the future.

(e) (1) Except as provided in paragraph (2), a jurisdiction shall be considered suburban if the jurisdiction does
not meet the requirements of clauses (i) and (ii) of subparagraph (B) of paragraph (3) of subdivision (c) and is
located in a Metropolitan Statistical Area (MSA) of less than 2,000,000 in population, unless that
jurisdiction’s population is greater than 100,000, in which case it shall be considered metropolitan. A county,
not including the City and County of San Francisco, shall be considered suburban unless the county is in an
MSA of 2,000,000 or greater in population in which case the county shall be considered metropolitan.

(2)(A)(i) Notwithstanding paragraph (1), if a county that is in the San Francisco-Oakland-Fremont California
MSA has a population of less than 400,000, that county shall be considered suburban. If this county includes
an incorporated city that has a population of less than 100,000, this city shall also be considered suburban.
This paragraph shall apply to a housing element revision cycle, as described in subparagraph (A) of paragraph
(3) of subdivision (e) of Section 65588, that is in effect from July 1, 2014, to December 31, 2028, inclusive.

37 of 1252



GOVERNMENT CODE PROVISION HOUSING ELEMENT COMPLIANCE

(2)(A)(ii) A county subject to this subparagraph shall utilize the sum existing in the county’s housing trust
fund as of June 30, 2013, for the development and preservation of housing affordable to low- and very low
income households.

(2)(B) A jurisdiction that is classified as suburban pursuant to this paragraph shall report to the Assembly
Committee on Housing and Community Development, the Senate Committee on Housing, and the
Department of Housing and Community Development regarding its progress in developing low- and very low
income housing consistent with the requirements of Section 65400. The report shall be provided three
times: once, on or before December 31, 2019, which report shall address the initial four years of the housing
element cycle, a second time, on or before December 31, 2023, which report shall address the subsequent
four years of the housing element cycle, and a third time, on or before December 31, 2027, which report
shall address the subsequent four years of the housing element cycle and the cycle as a whole. The reports
shall be provided consistent with the requirements of Section 9795.

(f) A jurisdiction shall be considered metropolitan if the jurisdiction does not meet the requirements for
“suburban area” above and is located in an MSA of 2,000,000 or greater in population, unless that
jurisdiction’s population is less than 25,000 in which case it shall be considered suburban.

(g)(1) For sites described in paragraph (3) of subdivision (b) [non-vacant sites], the city or county shall specify
the additional development potential for each site within the planning period and shall provide an
explanation of the methodology used to determine the development potential.

(g)(1) The methodology shall consider factors including the extent to which existing uses may constitute an See base document (2023-231 City of San
impediment to additional residential development, Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) the city’s or county’s past experience with converting existing uses to higher density residential See base document (2023-231 City of San
development, Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)
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See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) the current market demand for the existing use,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) an analysis of any existing leases or other contracts that would perpetuate the existing use or prevent
redevelopment of the site for additional residential development,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) development trends,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) market conditions,

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
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as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(1) and regulatory or other incentives or standards to encourage additional residential development on
these sites.

See base document (2023-231 City of San
Mateo Draft Housing Element) for detailed
methodology of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(2) In addition to the analysis required in paragraph (1), when a city or county is relying on nonvacant sites
described in paragraph (3) of subdivision (b) to accommodate 50 percent or more of its housing need for
lower income households, the methodology used to determine additional development potential shall
demonstrate that the existing use identified pursuant to paragraph (3) of subdivision (b) does not constitute
an impediment to additional residential development during the period covered by the housing element. An
existing use shall be presumed to impede additional residential development, absent findings based on
substantial evidence that the use is likely to be discontinued during the planning period.

See base document for detailed methodology
of inventory (H-27 et seq.)

See also electronic sites inventory in Appendix
C, Housing Resources starting on page H-C-53,
as well as individual sites analyses in the same
Appendix, H-C-16 through H-C-51.

(g)(3) Notwithstanding any other law, and in addition to the requirements in paragraphs (1) and (2), sites
that currently have residential uses, or within the past five years have had residential uses that have been
vacated or demolished, that are or were subject to a recorded covenant, ordinance, or law that restricts
rents to levels affordable to persons and families of low or very low income, subject to any other form of
rent or price control through a public entity’s valid exercise of its police power, or occupied by low or very
low income households, shall be subject to a policy requiring the replacement of all those units affordable to
the same or lower income level as a condition of any development on the site. Replacement requirements
shall be consistent with those set forth in paragraph (3) of subdivision (c) of Section 65915.

Base document Policy H2.6

(h) The program required by subparagraph (A) of paragraph (1) of subdivision (c) of Section 65583 shall
accommodate 100 percent of the need for housing for very low and low-income households allocated
pursuant to Section 65584 for which site capacity has not been identified in the inventory of sites pursuant
to paragraph (3) of subdivision (a) on sites that shall be zoned to permit owner-occupied and rental
multifamily residential use by right for developments in which at least 20 percent of the units are affordable
to lower income households during the planning period.

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned at
least 30 units per acre

See also base document Policy H1.10
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(h) These sites shall be zoned with minimum density and development standards that permit at least

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned for
at least 30 units per acre

(h) 16 units per site at a density of at least 16 units per acre in jurisdictions described in clause (i) of
subparagraph (B) of paragraph (3) of subdivision (c),

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned for
at least 30 units per acre

(h) shall be at least 20 units per acre in jurisdictions described in clauses (iii) and (iv) of subparagraph (B) of
paragraph (3) of subdivision (c)

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned for
at least 30 units per acre

(h) and shall meet the standards set forth in subparagraph (B) of paragraph (5) of subdivision (b).

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned for
at least 30 units per acre

(h) At least 50 percent of the very low and low-income housing need shall be accommodated on sites
designated for residential use and for which nonresidential uses or mixed uses are not permitted, except
that a city or county may accommodate all of the very low and low-income housing need on sites designated
for mixed uses if those sites allow 100 percent residential use and require that residential use occupy 50
percent of the total floor area of a mixed-use project.

No rezoning is required to meet the RHNA
allocation. All sites in the inventory on which
lower income units are identified are zoned for
at least 30 units per acre

(i) For purposes of this section and Section 65583, the phrase “use by right” shall mean that the local
government’s review of the owner-occupied or multifamily residential use may not require a conditional use
permit, planned unit development permit, or other discretionary local government review or approval that
would constitute a “project” for purposes of Division 13 (commencing with Section 21000) of the Public
Resources Code. Any subdivision of the sites shall be subject to all laws, including, but not limited to, the
local government ordinance implementing the Subdivision Map Act.
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(i) A local ordinance may provide that “use by right” does not exempt the use from design review. However,
that design review shall not constitute a “project” for purposes of Division 13 (commencing with Section
21000) of the Public Resources Code.

(i) Use by right for all rental multifamily residential housing shall be provided in accordance with subdivision
(f) of Section 65589.5.

(j) Notwithstanding any other provision of this section, within one-half mile of a Sonoma-Marin Area Rail
Transit station, housing density requirements in place on June 30, 2014, shall apply.
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Exhibit B

Revisions in Response to HCD Comment Letter dated September 28, 2022

concentrated areas of affluence both locally and regionally. The combination
of the R/ECAP and areas of affluence analyses will help guide goals and actions
to address fair housing issues. The analysis should evaluate the patterns and
changes over time at a local (e.g., neighborhood to neighborhood) and
regional level (e.g., city to region).

Comment
Number | Section HCD Comment City Response Location
1 Past As part of the evaluation of programs in the past cycle, the element must Reviewed/updated past HE evaluation to Appendix E
Housing analyze the effectiveness of goals, policies, and related actions in meeting the | analyze effectiveness, and identified areas
Element housing needs of special needs populations (e.g., elderly, persons with where GPPs in 23-31 HE will be
Review disabilities, large households, female headed households, farmworkers and strengthened/expanded, as needed.
persons experiencing homelessness). Programs should be revised as
appropriate to reflect the results of this evaluation.
2 Needs - Fair Housing Issues: The element must include other relevant factors that The requested information has been See H-D-6, as
AFFH contribute to fair housing issues in the jurisdiction. For instance, the element updated. well as H-D-17
can analyze historical land use and investment practices or other information et seq.
and demographic trends
3 Needs - Enforcement: While the element lists fair housing laws in Appendix D, it must Revised 23-31 HE to add more specific See page H-D-
AFFH state whether the City complies with federal and state fair housing laws. If the | language on how it complies with federal 16 through H-
City does not currently comply, a program should be added as appropriate. and state fair housing laws. D-23
4 Needs - Integration and Segregation: The element provided some data regarding Additional language has been added to See H-D-24
AFFH segregation and integration of race, disability, familial status, and income. The | address this comment. through H-D-49
element must describe the census tracts that have geographic concentrations
of race (i.e., concentrations identified as white majority). In addition, the
element must discuss and analyze data on persons with disabilities for trends
over time and patterns across census tracts as well as evaluate patterns at a
regional basis, comparing the City to the region. The element must also
include a local and regional analysis of integration and segregation for familial
status. Lastly, the element must describe and analyze concentrations of
income geographically throughout the City.
5 Needs - Racial/Ethnic Areas of Concentration of Poverty and Affluence (R/ECAP): The As information was not yet available on See H-D-41 and
AFFH element includes information relative to R/ECAP within the City but should RCAAs when the draft was submitted, it is through H-D-
also analyze where they are in the region. The element must also address included in this revision. 49.
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6 Needs - Disproportionate Housing Needs including Displacement: While the element More narrative has been provided on See H-D-57
AFFH includes some data on disproportionate needs, additional information is disproportionate needs. though H-D-71
needed. The element must describe any geographic concentration of cost
burden and overcrowding by tenure, as well as any concentrations of
substandard housing both locally and regionally. In addition, the element must
describe and analyze the census tracts with displacement risk. While the map
depicts a lot of areas vulnerable to displacement, this must be supported with
an analysis.
7 Need:s - Sites Inventory: While the element includes a summary of some factors, the The Draft HE contained an extensive See H-D-72
AFFH analysis must identify whether sites improve or exacerbate conditions and discussion of how the inventory relates to through H-D-77
whether sites are isolated by income group. A full analysis should address the | AFFH criteria. This analysis was crafted by
income categories of identified sites with respect to location, the number of Root Policy in conjunction with staff.
sites and units by all income groups and how that affects the existing patterns
for all components of the assessment of fair housing (e.g., segregation and
integration, access to opportunity). If sites exacerbate conditions, the element
should identify further program actions that will be taken to promote
equitable quality of life throughout the community (e.g., anti-displacement
and place-based community revitalization strategies).
8 Needs - Contributing Factors: The element identifies many contributing factors to fair The 23-31 HE has been updated to include See H-D-14 et
AFFH housing issues. The element must prioritize these factors to better formulate prioritization of contributing factors. seq.
policies and programs and carry out meaningful actions to Affirmatively
Furthering Fair Housing (AFFH). In addition, the element must describe how
the actions in Appendix D Fair Housing Plan are tied to the housing element
programs and include implementation.
9 Needs - Goals, Actions, Metrics, and Milestones: The element must be revised to add The 23-31 HE Implementation Plan has been | See
AFFH or modify goals and actions based on the outcomes of a complete analysis. revised to provide more defined metrics, implementation
Goals and actions must specifically respond to the analysis and to the outcomes and timing, as appropriate. planin the
identified and prioritized contributing factors to fair housing issues and must main Housing
be significant and meaningful enough to overcome identified patterns and Element
trends. Actions must have specific commitment, metrics, and milestones as document,
appropriate and must address housing mobility enhancement, new housing beginning on H-
choices and affordability in high opportunity areas, place-based strategies for 84.
community preservation and revitalization and displacement protection.
10 Needs - Extremely Low-Income Households (ELI): The element must quantify the This information is included in the needs See throughout
Other number of existing and projected ELI households, and also analyze their packet provided by ABAG and the 23-31 HE Appendix A,
housing needs. The analysis of ELI housing needs should consider tenure and has been updated to provide expand starting on
rates of overpayment. information, including in AFFH. page H-A-22;
see also
narrative
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woven

throughout the
AFFH, Appendix
D.
11 Needs - Overpayment: The element must quantify and analyze the number of lower- This information has been added to See H-A-43
Other income households overpaying by tenure (i.e., renter and owner). Appendix A. through H-A-46
12 Needs - Housing Costs: While the element includes estimated rents for residents, it This information was included in Appendix See H-A-41
Other utilizes American Community Survey (ACS) data. The element should A. through H-A-43
supplement census data with other sources (e.g., local knowledge).
13 Inventory Progress in Meeting the Regional Housing Need Allocation (RHNA): The City’s Detailed information for pipeline projects, as | See detailed
RHNA may be reduced by the number of new units built since June 30, 2022; well as other sites in the Sites Inventory, sites discussion
however, the element must demonstrate their affordability based on actual added to Appendix C. in Appendix C,
sales price, rent level or other mechanisms ensuring affordability (e.g., deed Housing
restrictions). The element should also discuss the status, any barriers to Resources,
development and other relevant factors to demonstrate their availability in beginning on
the planning period. page H-C-22.
14 Inventory Realistic Capacity: While the element provides assumptions of buildout for The 23-31 HE has been updated to provide See base
sites included in the inventory, it must also provide support for these additional narrative to support and justify document for
assumptions. For example, the element should demonstrate what specific using 100% of zoned capacity as the realistic | detailed
trends, factors, and other evidence led to the assumptions. The estimate of capacity for a site on the Sites Inventory. methodology of
the number of units for each site must be adjusted as necessary, based on the inventory (H-27
land use controls and site improvements and typical densities of existing or et seq.). Also
approved residential developments at a similar affordability level. The see detailed
element currently assumes realistic capacity at 100 percent of base zoned sites discussion
density for multifamily units in R-3, R-4, and R-5 zones. The analysis must in Appendix C.
provide substantial support and demonstrate a history of developing at
maximum density within the City. Examples to support realistic capacity
assumptions should also include affordability levels, and percent of maximum
densities.
15 Inventory The calculation of residential capacity must also account for the likelihood of Additional language has been added to the See base
residential development in zoning where 100 percent nonresidential uses are 23-31 HE to address this comment document for
allowed. The analysis should be based on factors such as development trends detailed

including nonresidential, performance standards requiring residential uses or
other relevant factors such as enhanced policies and programs. For example,
the element could analyze all development activity in these nonresidential
zones, how often residential development occurs and adjust residential
capacity calculations, policies, and programs accordingly.

methodology of
inventory (H-27
et seq.). Also
See detailed
sites discussion
in Appendix C.
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16 Inventory Small and Large Sites: Sites smaller than an half acre and larger than 10 acres This information is provided in 23-31 HE See base
in size are deemed inadequate to accommodate housing for lower-income narrative (i.e. Concar Passage) for large sites; | document
housing unless it is demonstrated that sites of equivalent size were there are no small sites that have been pages H-35
successfully developed during the prior planning period for an equivalent identified as potentially affordable. through H-37
number of lower-income housing units as projected for the site or unless the
housing element describes other evidence to HCD that the site is adequate to
accommodate lower-income housing (Gov. Code, § 65583.2, subd. (a) (3)

17 Inventory In addition, the element must describe feasibility of the Hillsdale and 23-31 HE has been updated to include See base
Bridgepointe sites including likelihood of development during the planning additional information on individual document page
period, whether a specific plan is needed, and if the existing uses will remain. development sites, including Hillsdale Mall H-35 through

and Bridgepointe Shopping Center. H-37

18 Inventory Lastly the element must describe a history of lot consolidation as a method of | Analysis added to Appendix C with specific See H-C-14 and
developing housing as well as whether the City has any incentives to projects identified individual sites
consolidate lots with different owners. analyses in

Appendix C.

19 Inventory Suitability of Nonvacant Sites: The element must include an analysis Greater analysis of individual sites has been | See individual

demonstrating the potential for redevelopment of nonvacant sites. To address
this requirement, the element describes in general the existing use of each
nonvacant site, for example, “commercial” or “parking lot”. This alone is not
adequate to demonstrate the potential for redevelopment in the planning
period. The description of existing uses should be sufficiently detailed to
facilitate an analysis demonstrating the potential for additional development
in the planning period.

included in the Housing Resources Appendix
and a new policy added to the 23-31 HE..

sites' analysis in
Appendix C, as
well as
narrative
beginning on H-
C-14.1n
addition, Policy
H4.5 has been
added, to
conduct
outreach to
property
owners.
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20 Inventory In addition, the element must analyze the extent that existing uses may Greater analysis of individual sites has been | See individual
impede additional residential development. For example, the element included in the Housing Resources Appendix. | sites' analysis in
includes sites identified as parking lots, church, gas station, an auto repair, and Appendix C.

a warehouse; but must also demonstrate whether these existing uses would Some sites
impede development of these sites within the planning period. The element were removed
can summarize past experiences converting existing uses to higher density or their
residential development, include current market demand for the existing use, anticipated
provide analysis of existing leases or contracts that would perpetuate the capacity was
existing use or prevent additional residential development and include current reduced based
information on development trends and market conditions in the City and on additional
relate those trends to the sites identified. The element could also consider analysis.
indicators such as age and condition of the existing structure, expressed

developer interest, existing versus allowable floor area, low improvement to

land value ratio, and other factors.

21 Inventory In addition, as noted in the housing element, the housing element relies upon | Additional analysis and information has Appendix C,
nonvacant sites to accommodate more than 50 percent of the RHNA for been included in the Housing Resources pages H-C-14 et
lower-income households. For your information, the housing element must Appendix to justify the inclusion of non- seq. The
demonstrate existing uses are not an impediment to additional residential vacant sites in the inventory. required
development and will likely discontinue in the planning period (Gov. Code, § findings are
65583.2, subd. (g)(2).). Absent findings (e.g., adoption resolution) based on also included in
substantial evidence, the existing uses will be presumed to impede additional the HE
residential development and will not be utilized toward demonstrating Adoption
adequate sites to accommodate the regional housing need allocation. Resolution.

22 Inventory City-Owned Sites: The element must include additional discussion on each of Two City-owned sites were identified on the | Base
the City- owned sites identified to accommodate the RHNA. Specifically, the sites inventory list - 445 S. B Street (APN: document,
analysis should address general plan designations, allowable densities, support | 034-179-050;-060) and 505 S. B Street (APN: | pages H-41 and
for residential capacity assumptions, existing uses and any known conditions 042-242-170). The City has a preliminary H-42; and
that preclude development in the planning period and the potential schedule agreement with a developer to construct a Appendix C,
for development. If zoning does not currently allow residential uses at 60-unit, 100% affordable housing project at detailed sites
appropriate densities, then the element must include programs to rezone sites | 445 S. B Street. The 505 S. B Street site has narratives.

pursuant to Government Code section 65583.2, subdivisions (h) and (i). In
addition, the housing element must include a description of whether there are
any plans to sell the property during the planning period and how the
jurisdiction will comply with the Surplus Land Act Article 8 (commencing with
Section 54220) of Chapter 5 of Part 1 of Division 2 of Title 5.

been removed as it does not appear feasible
for housing development during this cycle.
The 23-31 HE and Appendix C have been
updated to provide further information
about the 445 S. B St site.
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23 Inventory Replacement Housing Requirements: If the sites inventory identifies sites with | The sites inventory table identifies sites with | See revised
existing residential uses, it must identify whether the current residential uses existing residential uses and a preliminary language on
are affordable to lower-income households or describe whether the additional | check indicated that none of these units are | page H-45, as
residential development on the site requires the demolition of the existing deed restricted or affordable to low-income | well as Policy H
residential use. For nonvacant sites with existing, vacated, or demolished households. The City has an existing 2.6.
residential uses and occupied by, or subject to an affordability requirement replacement housing program under the
for, lower-income households within the last five years there must be a Housing Crisis Act. The Housing Element
replacement housing program for units affordable to lower-income includes a policy (H-2.6) to require no net
households. (Gov. Code, § 65583.2, subd. (g)(3).) loss of all housing units (per the Housing

Crisis Act sunset date of 2034) and to study
Absent a replacement housing program, these sites are not adequate sites to implementation beyond 2034.
accommodate lower-income households. The replacement housing program
has the same requirements as set forth in Government Code section 65915,
subdivision (c)(3). The housing element must be revised to include such
analysis and a program, if necessary.

24 Inventory Previously Identified Nonvacant and Vacant Sites: If nonvacant sites identified | A program has been added to address this See Policy
in a prior adopted housing element or vacant sites identified in two or more comment. H1.10.
consecutive planning periods, the sites are inadequate to accommodate
housing for lower-income households unless:

e The site’s current zoning is appropriate for the development of housing
affordable to lower-income households by either including analysis or meeting
the appropriate density and
¢ The site is subject to a housing element program that requires rezoning
within three years of the beginning of the planning period to allow residential
use by right for housing developments in which at least 20 percent of the units
are affordable to lower-income households. (Gov. Code, § 65583.2, subd. (c).)
25 Inventory Accessory Dwelling Units (ADU): The element projects 480 ADUs over the More analysis and discussion has been See pages H-39

planning period or approximately 60 ADUs per year over the eight-year
planning period. The element also notes permitting 44 ADUs in 2019, 47 in
2020, and 66 in 2021. The trend does not consider the number of permits in
2018 (eight ADUs) and does not support an assumption of 60 ADUs per year.
To support assumptions for ADUs in the planning period, the element should
reduce the number of ADUs assumed per year and reconcile trends with HCD
records, including additional information such as more recent permitted units
and inquiries, resources and incentives, other relevant factors and modify
policies and programs as appropriate. Further, programs should commit to
additional incentives and strategies, frequent monitoring (every other year)
and specific commitment to adopt alternative measures such as rezoning or
amending the element within a specific time (e.g., six months) if needed.

added to the 23-31 HE, the ADU production
estimates have been adjusted to align with
the four year permitting average and the
policy has updated with more detailed/new
implementation programs has been add to
ensure ongoing monitoring, compliance with
state law and robust ADU development to
meet production estimates.

and H-40 and
Policy H1.4.
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26 Inventory AB 725: For jurisdictions that are considered Metropolitan, the element must Language has been included to address this See H-45
identify at least 25 percent of the remaining moderate and above moderate requirement.
RHNA on sites that allow at least four units of housing (e.g., four plex or
greater) (Gov. Code, § 65583.2, subd. (c)(4)).

27 Inventory Infrastructure: While the element includes a general discussion on water and The 23-31 HE is using existing zoning See H-19 and H-
sewer capacity, it must demonstrate sufficient existing or planned water and capacity to meet its RHNA, and both of the 20; and new
sewer capacity to accommodate the City’s regional housing need for the City's water providers have an adopted Policy H1.20
planning period. (Gov. Code, § 65583.2, subd. (b).). Urban Water Management Plans based on

this existing zoning capacity; sewer capacity
has been demonstrated with the current
and future treatment plant.

28 Inventory In addition, the element generally mentions infrastructure constraints for infill | The individual sites analysis in Housing See H-B-17 and
development. The element must describe and analyze the constraints as well Resources includes site-by-site discussion of | H-B- 51, as well
as their impacts on the identified sites to meet the RHNA. infrastructure constraints. In addition, added | as individual

narrative is found in Appendix B. sites tear
sheets in
Appendix C

29 Inventory For your information, water and sewer service providers must establish The 23-31 HE includes information to See H-19 and H-
specific procedures to grant priority water and sewer service to developments | demonstrate compliance with this 20; and new
with units affordable to lower-income households. (Gov. Code, § 65589.7.) requirement. Policy H1.20
Local governments are required to immediately deliver the housing element
to water and sewer service providers. HCD recommends including a cover
memo describing the City 's housing element, including the City’s housing
needs and regional housing need. The element should demonstrate
compliance with these requirements and add or modify programs, if
necessary. For additional information and sample cover memo, see the
Building Blocks at https://www.hcd.ca.gov/priority-for-water-and-sewer.

30 Inventory Environmental Constraints: While the element generally describes a few The individual sites analysis in Housing See individual

environmental conditions within the City (p. H-B-44), it must relate those
conditions to identified sites and describe any other known environmental or
other constraints that could impact housing development on identified sites in
the planning period.

Resources includes site-by-site discussion of
infrastructure constraints.

sites tear
sheets starting
on H-C-16
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31 Zoning for Emergency Shelters: The housing element must demonstrate the permit The Constraints Analysis provides general See Appendix B
Housing processing, development, and management standards for emergency shelters | information about zoning capacity, H-B-39 et seq.,
Types are objective and encourage and facilitate the development of, or conversion strategies and programs to provide and Policy H3.7
to, emergency shelters. In particular, the element describes development emergency shelters and address with explicit
standards for emergency shelters; however these standards are beyond the homelessness. In addition, a new policy has references to
development standards allowed under housing element law. The element been added to address this comment. the code.
must demonstrate that emergency shelters are subject to the same
development and management standards applicable to residential or
commercial development within the same zone except for those standards
prescribed by Government Code section 65583 (a)(4)(A).
32 Zoning for The element must also clarify that emergency shelters are allowed without
Housing discretionary action in the C2 zone and describe sufficient and suitable
Types capacity in the identified zone.
33 Zoning In addition, the element should describe how emergency shelter parking
requirements comply with AB139/Government Code section 65583,
subdivision (a)(4)(A) or include a program to comply with this requirement.
34 Zoning Low Barrier Navigation Centers: While the element includes a program to Discussion in Constraints Analysis has been See H-B-42 et
allow Low Barrier Navigation Centers, it is limited to emergency shelter zones. | updated to include information on these seq.; see also
Low Barrier Navigation Centers shall be a use by-right in zones where uses, and a new program addresses this Policy H3.7.
multifamily and mixed uses are permitted, including nonresidential zones comment.
permitting multifamily uses pursuant to Government Code section 65660. The
element must demonstrate compliance with this requirement and include
programs as appropriate.
35 Zoning Single Room Occupancy (SRO) Units: The element must describe where SROs The 23-31 HE has been updated to include a | See Policy H1.7.
are allowed or add a program as appropriate. program that explicitly identifies where
SROs can be located.
36 Zoning Manufactured Housing: The element must clarify whether manufactured The 23-31 HE has been updated to include a | See Policy H1.7.
homes are subject to additional regulations beyond state law if on a program to explicitly allow manufactured
permanent foundation and add a program as needed housing and be subject to the same zoning
requirements as single-family homes.
37 Zoning Accessory Dwelling Unit (ADU): The element indicates the City modifies its The City has still not received a letter from See Policy H1.4.

zoning code to ease barriers to the development of ADU’s. However, after a
cursory review of the City’s ordinance, HCD discovered several areas which are
not consistent with State ADU Law. HCD will provide a complete listing of ADU
non-compliance issues under a separate cover. As a result, the element should
add a program to update the City’s ADU ordinance in order to comply with
state law. For more information, please consult HCD’s ADU Guidebook,
published in December 2020, which provides detailed information on new
state requirements surrounding ADU development

HCD which identifies the non-compliance
issues with the City’s ADU Ordinance;
however, a program has been added to
address this comment once it has been
received.
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38 Constraints Land Use Controls: The element must identify and analyze all relevant land use | The Constraints Analysis has been updated See Appendix B
controls impacts as potential constraints on a variety of housing types. The throughout to address this comment. in its entirety.
analysis should analyze land use controls independently and cumulatively with
other land use controls. The analysis should specifically address requirements
related to parking, heights, lot coverage and limits on allowable densities. The
analysis should address any impacts on cost, supply, housing choice,
affordability, timing, approval certainty and ability to achieve maximum
densities and include programs to address identified constraints.

39 Constraints | The element must analyze the maximum heights of 35 feet in multifamily The maximum height in multi-family zones See Appendix
zones and whether three-story buildings are allowed as well as whether ranges between 35 to 55 feet. There are no B, beginning on
allowed densities can be met in the TOD Hillsdale Station with a 24-foot height | limits on building stories in the City. The H-B-5
restriction. Hillsdale Station TOD area allows maximum

heights of 24 feet to 55 feet. The 24 feet
height limit applies to single-family zoned
parcels in the Hillsdale TOD Specific Plan.
The narrative has been edited in the Land
Use Controls section (Table 2) to clarify the
height requirements as up to 55 feet.

40 Constraints | The element should also analyze the open space requirements for the R-3 A program was identified to study See Appendix B
zone. impediments to missing middle housing H-B-6 and

(including open space requirements). The Policy H1.13.
Constraints Analysis was updated to
evaluate the impacts.

41 Constraints In addition, the element should analyze requiring more than one parking Additional narrative has been added to See Appendix B
space for studio and one-bedroom units and the minimum requirement of 2.2 | address this comment, and a policy has been | H-B-11 and
spaces for 1,400 square foot units regardless of bedroom size and add amended to reflect compliance a variety of Policy H1.7.
programs to specifically address the constraints. parking requirements.

42 Constraints In addition, the element should clarify how multifamily developments are Multi-family developments are allowed in See Appendix B

allowed in the E and C zones and whether they require a use permit.

Both in the element and in public comments, height restrictions, floor area
definitions, maximum densities of 50 dwelling units an acre, and design review
guidelines were identified as constraints to development and should be
addressed in programs as appropriate.

certain E and C zones, both by-right and
through a Special Use Permit (noted in
Appendix B, Section 2.7.7). The 23-31 HE
analysis and policies have been updated to
address this comment as follows:

- Revise floor area definition (Policy H1.7)

- Adopt Objective Design Standards (Policy
H1.8).

- Existing height and density requirements
do not preclude multi-family development
or prevent the City from meeting its RHNA.

H-B-5 and
policies H1.7,
H1.8, H1.13,
and H1.21
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- The General Plan Update process is
anticipated to allow for increased heights
and densities.

43

Constraints

Fees and Exaction: The element must describe all required fees for single
family and multifamily housing development, including impact fees, and
analyze their impact as potential constraints on housing supply and
affordability. For example, the analysis could identify the total amount of fees
and their proportion to the development costs for both single family and
multifamily housing. While Table 4 lists fee deposits, the element should also
include typical fees for each and clarify whether the fees are the same for
single family and multifamily developments.

Constraints Analysis included fees and
analysis by typical single-family and multi-
family development (Table 6). Additional
narrative has been included to add to the
analysis.

See Appendix B
beginning on H-
B-20

44

Constraints

The element should also identify fees related to annexation, variances,
conditional use permits (CUP), general plan amendments, zone changes, site
plan review, planned unit developments, specific plans, development
agreements, and environmental fees. Table 6 should also describe the typical
fees as a percent of the total development cost for both single family and
multifamily developments and add a program as appropriate.

Additional narrative and analysis have been
included.

See Appendix B
beginning on H-
B-20 and then
beginning on H-
B-31, as well as
Table 6.

45

Constraints

Local Processing and Permit Procedures: While the element includes
information about processing times, it should also describe the procedures for
a typical single family and multifamily development. The analysis should
address the approval body, the number of public hearing if any, approval
findings and any other relevant information, specifically for special use
permits, site plans and architectural review (as well as whether finding five is
related to a crime free ordinance). The analysis should address impacts on
housing cost, supply, timing and approval certainty. The element should
identify and analyze approval findings for impacts on approval certainty, the
presence of processes or guidelines to promote certainty and add or modify
programs as appropriate. The element should also clarify whether the listed
typical approval times are for both single family and multifamily
developments. Lastly, it should clarify whether the preapplication process
adds six to nine months in addition to the typical approval times listed and add

or modify programs as appropriate.

Additional narrative and analysis have been
included.

See Appendix B
beginning on H-
B-24

46

Constraints

Local Ordinances: While the element identifies the City’s community benefit
program, it must describe whether the incentives are in addition to state
density bonus law. The element must clarify how the 75 dwelling units an acre
allowed using the community benefit program interacts with the restricted
densities under measure Y. In addition, the element must describe how the
inclusionary program, community benefit program, and state density bonus
law interact with incentives provided.

Constraints analysis has been updated to
describe the envisioned layering of density
bonus and community benefits.

See Appendix B
H-B-13 and
Policy H1.3.
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47 Constraints | Zoning Fees and Transparency: The element must clarify its compliance with The constraints section states that the City See Appendix
new transparency requirements for posting all zoning and development meets all transparency requirements for B, Section 2.7.1,
standards, and inclusionary requirements for each parcel on the jurisdiction’s Gov. Code Section 65940.1(a)(1). links to
website pursuant to Government Code section 65940.1(a)(1). webpages

added in
footnotes,
Cross-
references in
Sections 2.7.1
&2.7.2

48 Constraints Measure Y: The element must describe the impacts of measure Y on height The 23-31 HE identifies a path to meeting See Appendix B
and density restrictions as a constraint on housing development and the City's 6th cycle RHNA allocation within beginning on
affordability. The element must add a program to include outreach and the limits of Measure Y; and Measure Y was | page H-B-55;
mitigation measures for the impact of Measure Y on housing development discussed in the Constraints Analysis, noting | page H-40 in
throughout the planning period. The element should analyze the measure as a | it as non-governmental constraint on main
constraint on development based on site suitability for development. housing production that results in additional | document, and

sites needed to meet the City's RHNA. The Policy H1.21
community discussion about Measure Y and

housing growth in the City over the next 20

years is happening and will continue as part

of the GPU adoption process. New narrative

added to the HE.

49 Constraints | State Density Bonus Law: The City’s current density bonus ordinance should The City's current Density Bonus Ordinance Policy H1.3
be reviewed for compliance with current state density bonus law and was last updated in 2018 and may not be includes
programs should be added as necessary. (Gov. Code, § 65915.) fully consistent with State law. The City has provisions for

been defaulting to the state statutes for updating the
implementation. A policy has been added to | ordinance in
review and update as necessary to be 2023-24.
consistent with state law.

50 Constraints Design Review: The element must describe and analyze the design review The City is in the process of developing See Appendix B

guidelines and process, including approval procedures and decision-making
criteria, for their impact as potential constraints on housing supply and
affordability. For example, the analysis could describe required findings and
discuss whether objective standards and guidelines improve development
certainty and mitigate cost impacts. The element must demonstrate this
process is not a constraint or include a program to address this permitting
requirement, as appropriate.

Objective Design Standards and has a
program to implement. Additional narrative
has been provided to address this comment.

H-B-29 et seq.,
as well as Policy
H1.6.
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51 Constraints | On/Off-Site Improvements: The element must identify subdivision level The Constraints Analysis has been updated See Appendix B
improvement requirements, such as minimum street widths (e.g., 40-foot to provide additional narrative to address H-B-18
minimum street width) and analyze their impact as potential constraints on this comment.
housing supply and affordability.

52 Constraints | Constraints on Housing for Persons with Disabilities: The element briefly More narrative has been included on the See Appendix B
describes its reasonable accommodation procedures. However, the element City's Reasonable Accommodation beginning on H-
should also describe the process and decision-making criteria such as approval | requirements, including those that can be B-38
findings and analyze any potential constraints on housing for persons with accomplished by-right.
disabilities.

53 Constraints In addition, the element states that Policy H.1.14 commits to revise the A program has been modified to address this | See Policy
definition of family, but there are no actions within the program to revise the comment. H1.14
definition of family to remove constraints. The element must add or revise a
program to remove the constraints as noted.

54 Constraints Lastly, group homes for seven or more persons appears to be excluded from This was included as a program to allow See Appendix B
several zones allowing residential uses and subject to a CUP. The element larger group homes consistent with State H-B-37 et seq.
should evaluate these requirements as constraints and include specific law and fair housing requirements. and amended
commitment to amend zoning and permit procedures to allow these uses in all | Additional narrative has been added to the Policy H1.14
residential zones with objectivity to facilitate approval certainty. constraints section about group homes.

55 Constraints Developed Densities and Permit Times: The element must be revised to The Draft HE included an analysis of time See Appendix B
include analysis of requests to develop housing at densities below those lapse between planning approval and H-B-51
anticipated, and the length of time between receiving approval for a housing building permit submittal, as well as
development and submittal of an application for building permits that requests for developments at reduced
potentially hinder the construction of a locality’s share of the regional housing | densities.
need.

56 Needs Special Needs Populations: While the element quantifies the City’s special This information was provided in the needs See both
needs populations, it must also analyze their special housing needs. For a packet supplied by ABAG, and in other Appendix A
complete analysis of each population group, the element should discuss places throughout the Element (such as in (Needs) as well
challenges faced by the population, the existing resources to meet those the resources section). as Appendix D
needs (availability senior housing units, # of large units, # of deed restricted (AFFH).
units, etc.), an assessment of any gaps in resources, and proposed policies,
programs, and funding to help address those gaps. In addition, the element
must quantify and analyze the number of elderly persons in the City

57 GPPs To address the program requirements of Government Code section 65583, With respect to all comments on programs

subdivision (c)(1-6), and to facilitate implementation, programs should
include: (1) a description of the City’s specific role in implementation; (2)
definitive implementation timelines; (3) objectives, quantified where
appropriate; and (4) identification of responsible agencies and officials.
Programs to be revised include the following:

requiring additional information, please see
the revised implementation plan at the end
of the 23-31 HE for revisions.
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58 Policy 1.2 (Utilize Public Funding): This program should include proactive Policy has been updated. Policy H1.2
outreach to developers throughout the planning period as well as a
geographic target for the metric.
59 Policy 1.4 (Incentivize ADU Development): This program should revise action C | Policy has been updated. Policy H1.4
to include discrete timing of how often it will be completed and monitored. In
addition, action D should include back-up actions if estimates are not met
(e.g., identify additional sites or provide additional incentives) as well as
monitor affordability.
60 Policy 1.5 (Encourage Family Housing): The program should include back-up The current program measure and Policy H1.5
actions, with specific timing, if the identified incentives are not implemented. implementation action discuss proposing 3-
bedroom affordable units as part of the
City's inclusionary requirements. However,
this requires further study before
implementation. Back up implementation
measure added.
61 Policy 1.6 (Streamline Housing Application Review): Action B must include Policy has been updated. Policy H1.6
specific timing of when permit application requirements will be updated. In
addition, the timing of action C must be completed earlier in the planning
period.
62 Policies 1.15 (Supportive Housing Requirements) and 1.16 (Mobile Home Policy has been updated. Policy H1.15
Parks): These programs must revise timing to be implemented earlier in the
planning period for a beneficial impact.
63 Policy 1.17 (Farmworker Housing): This program must move up timing to be Policy has been updated. Policy H1.17
implemented earlier in the planning period. In addition, the program should
cite the Government Code for farmworker housing.
64 Policy 1.18 (Permitting and Development Fee Review): This program must Policy has been updated. Policy H1.18
clarify timing in Action A, specifically whether the study will be complete
within the identified timeframe or if the fees will be reduced by that date. In
addition, Action B must specify when the first review will occur and when
adjustments will take place.
65 Policy 1.19 (Senior Housing): This program must clarify what potential actions Policy has been updated. Policy H1.19
will be implemented for seniors as well as whether other special needs groups
are included in the program.
66 Policy 2.1 (Housing Rehabilitation Efforts), 2.3 (Energy and Water Efficiency), Policies have been updated. See
3.4 (Expand Tenant Protections), and 4.3 (Community Education and implementation
Outreach): This program must describe how often outreach will occur programs in
throughout the planning period. each of the
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referenced
policies

67 Policy 3.3 (Evaluate Housing Revenue Sources): This program must describe Policy has been updated. Policy H3.3
the implementation component for action A.

68 Policy 3.5 (Creation of Below Market Rate Set Asides): This program must add Policy has been updated. Policy H3.5
implementation and timing for what will result from the study.

69 Policy 4.2 (Countywide Below Market Rate Unit Waitlist): This program must Policy has been updated. Policy H4.2
clarify how support will be provided as well as how often throughout the
planning period.

70 Policy 4.4 (Enable Affirmative Marketing): Timing must be clarified to state Policy has been updated. Policy H4.4
whether the marketing will occur once in the planning, or on a project-by-
project basis.

71 Policy 5.1.2 (Regional Down Payment Assistance): This program should include | Policy has been updated. Policy H5.1.2
outreach for education.

72 Policy 5.2.2 (Incentivize Developers): This program must clarify whether Policy has been updated. Policy H5.2.2
incentives are in place, timing to implement the incentives, as well as
conducting proactive outreach.

73 Policy 5.3.2 (Fund Minor Home Repairs): The program should clarify how often | Policy has been updated. Policy H5.3.2
outreach will occur as well as specify whether the metrics are annually or
throughout the planning period.

74 Policy 5.4.2 (Project Sentinel): This program should be revised to include Policy has been updated. Policy H5.4.2
outreach and describe how awareness will be increased.

75 Policy 5.4.3 (Fair Housing Webpage): This program should describe how often Policy has been updated. Policy H5.4.3
the website will be updated and whether outreach will be included.

76 Policy 5.4.5 (Future Improvements in Disadvantaged Communities): This Policy has been updated. Policy H5.4.5
program must include an action to implement the feasibility study as well as a
back-up if the study is not implemented.

77 Other GPPs | Policy 1.1 (Monitor RHNA): While this program ensures sufficient sites are Policy has been updated. Policy H1.1
identified, it should commit to identifying additional sites throughout the
planning period if needed to accommodate the City’s RHNA.
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78

Other GPPs

Policy 1.10 (Establish By-Right Housing for Prior Housing Sites) and 2.6:
Previously identified nonvacant sites are inadequate to accommodate the
need for lower-income households unless the site is subject to a housing
element program that requires rezoning within three years of the beginning of
the planning period to allow residential use by-right for housing developments
in which at least 20 percent of the units are affordable to lower-income
households. (Gov. Code, § 65583.2, subd. (c).) The program must be revised to
comply as well as clarify that the densities for the identified sites are
appropriate for lower-income households. In addition, timing of Policy 2.6
should occur no later than 3 years from the start of the planning period.

Policy has been updated.

Policy H1.10

79

Other GPPs

Policy 1.12 (Encourage Residential Uses within Housing Overlay): The program
must clarify which commercial zones will be included in the program actions.

Policy has been updated.

Policy H1.12

80

Other GPPs

Policy 2.4 (Capital Improvements in Lower-Resourced Neighborhoods): The
program should describe what capital improvements will be included.

Policy has been updated.

Policy H2.4

81

Other GPPs

Policy 3.7 (Expanding Homeless Shelters): This program must clarify
implementation actions after the study in action A. In addition, a government
citation must be added for Action C and implementation timing must be
earlier in the planning period to ensure beneficial impact.

Policy has been updated.

Policy H3.7

82

Other GPPs

While the element includes Policy 5.1.3 (Regional Forgivable Loan Program) to
support the regional program to assist ELI households, it is a regional policy.
The element should specify what actions the City is taking to address the ELI
need. The program should also specify whether proactive outreach will occur
to implement the program.

Policy has been updated.

Policy H5.1.3

83

Other GPPs

Policy 1.3 (Increase Below Market Rate Unit Production): This program should
be revised to include an action to comply with State Density Bonus law as well
as specific timing for implementation. The program should clarify whether the
action currently listed is in addition to state law requirements.

Policy has been updated.

Policy H1.3

84

Other GPPs

Policy 1.7 (Update Zoning Code Development Standards): This program must
make a firm commitment to remove parking requirements that are a
constraint to multifamily development.

Policy has been updated.

Policy H1.7

85

Other GPPs

Policy 1.13 (Encourage Development of Missing Middle Housing): This
program should include specific implementation and specify whether the
identified policies and codes will be revised to remove constraints.

Policy has been updated.

Policy H1.13

86

Other GPPs

Policy 1.14 (Evaluate and Update Special Needs Group Housing
Requirements): This policy should commit to reviewing and revising
procedural requirements to permit group homes for seven or more persons in
all zones allowing residential uses based on objective criteria to facilitate

Policy has been updated.

Policy H1.14
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approval certainty. In addition, the program must be implemented earlier in
the planning period to ensure a beneficial impact.

87 GPPs AFFH While programs in Table 13 include specific timelines, all programs in the Policy has been updated. Policy H5.2.1
element that AFFH must include specific metrics and milestones with
geographic targets that address the fair housing analysis. In addition, Policy
5.2.1 (City Supported Housing) should specify what actions will be taken to
add more affordable housing to moderate and high resource areas as well as
whether incentives are provided.
88 Other GPPs | Policy 2.2 (Retention of Existing Lower-Income Units) and 5.3.3 (Monitor Policy has been updated. Policy H2.2
Affordable Housing Projects) should reference State Preservation Notice Law
(Gov. Code, § 65863.10, 65863.11, and 65863.13) and state noticing
requirements to tenants and affected public entities. The program should also
be expanded to include other potential at-risk properties not included in the
analysis. HCD will send additional information under separate cover.
89 Quantified The element must include quantified objectives to establish an estimate of The City anticipates doing 31 rehab projects | See base
Objectives housing units by income category that can be constructed, rehabilitated, and annually through CDBG (248 over the eight document page
conserved over the planning period. While the element includes these year cycle); and 10 CALHOME rehabs H-89
objectives for construction, it must also include estimates for rehabilitation annually (80 over the eight year cycle). This
and not limit conserved units to at-risk properties. information was included in the Draft.
90 Public While the element includes a summary of public participation including Information on translation services has been | See base
Participation | outreach to the community, it must also describe whether translation services | included in the public participation Appendix | document page
were available outside of the Lets Talk Housing sessions. and the 23-31 HE. H-52 and
Appendix F
91 Consistency | While the element discusses how internal consistency will be achieved with Additional narrative has been added to See discussion
with the GP | other elements of the general plan as part of the housing element update, it address this comment. in the main
should also discuss how internal consistency will be maintained throughout document,
the planning period. page H-19
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1. Introduction

1.1 PURPOSE

This Technical Memorandum serves as an evaluation of the City of San Mateo 6™ Cycle Housing Element
Update (proposed project) for California Environmental Quality Act (CEQA) compliance. This Technical
Memorandum was prepared to present: 1) the findings resulting from the CEQA compliance review, as
described below; and 2) the recommendations concerning the appropriate CEQA compliance

documentation.

1.2 STATUTORY AUTHORITY AND REQUIREMENTS

Once it is determined that an activity is a project subject to CEQA, it is then determined whether the project
is exempt from CEQA. State CEQA Guidelines Section 15061(b) outlines the ways in which a project may be
exempt as follows:

A project is exempt from CEQA if:
1) The project is exempt by statute (see, e.g. Article 18, commencing with Section 15260).

2) The project is exempt pursuant to a categorical exemption (see Article 19, commencing with
Section 15300) and the application of that categorical exemption is not barred by one of the
exceptions set forth in Section 15300.2.

3) The activity is covered by the common-sense exemption that CEQA applies only to projects which
have the potential for causing a significant effect on the environment. Where it can be seen with
certainty that there is no possibility that the activity in question may have a significant effect on
the environment, the activity is not subject to CEQA.

4) The project will be rejected or disapproved by a public agency. (See Section 15270(b)).

5) The project is exempt pursuant to the provisions of Article 12.5 of Chapter 3.

The proposed project would be exempt as a “common sense” exemption under State CEQA Guidelines
Section 15061(b)(3) because implementation of the Housing Element Update would not have the potential
to cause a significant effect on the environment, as further discussed below in Section 3, Findings
Concerning CEQA Exemption.
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2. Project Description

2.1 REGIONAL LOCATION

San Mateo is in the northern portion of San Mateo County. It is bordered by the San Francisco Bay and City
of Foster City to the east, the City of Burlingame and Town of Hillsborough to the north, the City of Belmont
to the south, and the Town of Hillsborough and unincorporated San Mateo County to the west. San Mateo
is roughly 10 miles south of San Francisco and 25 miles northwest of downtown San Jose. State Route 82
(EI Camino Real), State Route 92, Highway 101, and Caltrain provide regional transportation connections.

2.2 PROPOSED PROJECT
2.2.1 Project Background

The City of San Mateo is preparing a comprehensive update to its existing Housing Element. The update is
expected to be completed in January 2023 and will guide the City’s housing development from January
2023 through January 2031.

The 6% Cycle Housing Element is a State-mandated eight-year policy document that is a component of the
San Mateo General Plan. The overall purpose of the Housing Element Update is to identify current and
projected housing needs, show locations where housing can be built, and set goals, policies, and programs
to meet the community’s housing needs. The foundation of the Housing Element is the Regional Housing
Needs Allocation (RHNA), which begins with a determination of housing need issued by the California
Housing and Community Development Department (HCD) and allocated by the Association of Bay Area
Governments (ABAG). A jurisdiction is required to demonstrate whether it has sufficient capacity to achieve
its RHNA. However, identification of a site’s capacity does not guarantee that construction will occur on
that site, as the actual construction of units would occur as a result of a development application from a
private or non-profit developer. The RHNA for San Mateo for this Housing Element Update is 7,015 units,
including 1,777 Very Low income units, 1,023 Low income units, 1,175 Moderate income units, and 3,040
Above Moderate income units.

2.2.2 Proposed Sites and Zoning

State law requires that the Housing Element identify adequate sites for housing by including an inventory
of land suitable for residential development, including vacant sites and non-vacant sites having potential
for redevelopment, with an analysis of the development capacity that can realistically be achieved for each
site. The purpose of the Sites Inventory is to evaluate whether there are sufficient sites with appropriate
zoning density to meet the RHNA. It is based on the City’s current land use designations and zoning
requirements. The City of San Mateo’s Sites Inventory for future housing identifies housing sites spread
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throughout the city that could be developed with up to 10,820 new housing units, exceeding the RHNA
assigned to the City. Figure 2-1, Housing Sites Inventory, shows a map of where each site is located within
the city and the housing opportunity areas. The development capacity of each of the identified housing
sites is based on existing land use and zoning densities currently in place. No redesignations or rezoning
are necessary and no redesignation or rezoning would occur as part of the adoption of the proposed
Housing Element Update. Most of the identified sites are currently developed, although not to the
maximum extent allowed under current land use and zoning designations. Based on market trends
observed in the city, property owner and developer interests, and the characteristics of new development
approved over the past five years, the City has developed a sites inventory that includes properties most
likely to be redeveloped to provide new housing over the next eight years. A significant number of these
sites are located in high resource areas to meet Affirmatively Furthering Fair Housing (AFFH) requirements
and avoid adding to any Racially/Ethnically Concentrated Areas of Poverty (RECAP).

2.2.3 Proposed Housing Plan

The City has identified five goals to guide the Housing Element Update’s policies and programs. Goals H1
through H3 address the region’s housing needs through a combination of production, preservation, and
protection. Goal H4 promotes community engagement and public outreach to support social resilience,
and Goal H5 is to affirmatively further fair housing.

Goal H1 is to facilitate and support the production of new housing at all income levels, but especially
affordable housing. The City will employ two approaches to support this goal: being directly involved in
housing production and encouraging and streamlining housing developments. Policies proposed under this
goal encourage utilization of public funds to build more units, partnerships to support increased production
of accessory dwelling units, usage of local ordinances to require developers to create affordable units that
serve a variety of populations and provide incentives for affordable unit development, adoption of
objective design standards, updates to the Zoning Code, creation of minimum densities for mixed-use
projects with a housing component, development of policies to support production of “missing middle”?!
housing, and streamlined application review and processing timelines for affordable development projects.
Those policies under Goal H1 that have the potential to affect land use regulations related to housing
production are discussed in further detail and analyzed below in Section 3.2, Analysis in Support of Findings.

L “Missing middle” housing refers to multi-family housing in walkable neighborhoods built at a scale compatible with single-family

homes.
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Figure 2-1 Housing Sites Inventory
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Goal H2 is to preserve existing housing that is affordable to lower- and middle-income residents. This goal
can be achieved most directly through policies encouraging the use of public funds to acquire existing
affordable housing units or requiring developers to replace any lost units. Alternatively, the City can
indirectly achieve this goal by improving the quality of life for the current residents through policies
incentivizing upgrades through rehabilitation, accessibility modifications, or energy efficiency changes.
Enhancements to low-income neighborhoods can also be achieved through capital improvements and
resiliency projects that protect against threats posed by climate change.

Goal H3 is to protect current residents and prevent displacement. Commercial linkage fees, relocation fees,
documentation requirements for landlords, and right to return policies are proposed under this goal to
help balance the scales against market forces that lead to displacement, while extending vital tenant
protection. Policies under this goal also address homelessness and increase shelter capacity that can
protect housing insecure individuals and families from having to leave San Mateo entirely, allowing service
providers an opportunity to intervene and lead clients to housing stability. Other policies relate to
affirmative marketing, prioritizing special needs tenants in below market rate units, establishing a rental
registry to monitor trends in evictions, and undertaking several actions to affirmatively further fair housing.

Goal H4 is to promote social resilience through public education and outreach. Policies under this goal work
to increase community outreach and availability of resources in multiple languages, support the
development of a countywide affordable rental waitlist, expand community education and outreach, and
enable affirmative housing.

Goal H5 is the Fair Housing Action Plan, meant to implement the overarching goal of AFFH. Action areas
under this goal include enhancing housing mobility strategies, encouraging new housing choices and
affordability in high resource areas, improving place-based strategies to encourage community
conservation and revitalization (including preservation of existing affordable housing), and protecting
existing residents from displacement. Many of the policies and programs that support AFFH also support
the other goals of the Housing Element Update discussed above, which further highlights how fair housing
is interwoven with achieving the City’s larger housing production, preservation, protection, and promotion
goals.

January 2023 Page 7
65 of 1252



3. Findings Concerning CEQA
Exemption

3.1 SECTION 15061(B)(3): COMMON SENSE EXEMPTION

The proposed project is exempt as a “common sense” exemption under State CEQA Guidelines Section
15061(b)(3) because the project involves policies, programs, and actions to meet the City’s RHNA and AFFH
goals. As described above, the Housing Element Update creates a roadmap on how to achieve its RHNA
and AFFH goals through identification of suitable sites for development and identifying programs and
actions that could remove constraints and promote affordable housing development. Because the City does
not have to rezone any sites or make any physical improvements to adopt the Housing Element, it can be
seen with certainty that there is no possibility that the proposed Housing Element Update would have a
significant effect on the environment. Thus, the Housing Element Update is exempt from CEQA under the
common-sense exemption.

3.2 ANALYSIS IN SUPPORT OF FINDINGS

The proposed Housing Element Update is strictly a policy document that does not provide entitlements to
any specific development projects and would not result in any direct or indirect physical changes to the
environment. As discussed in Section 2.2.2, Proposed Sites and Zoning, the Housing Sites Inventory utilizes
existing land use and zoning densities and does not require redesignation or rezoning to meet the City’s
RHNA. The Housing Element Update does not propose any changes to the City of San Mateo General Plan
land use map and would not modify any General Plan land use designations. Future implementation actions
would include amendments to zoning and other regulations to facilitate housing development consistent
with State housing law. These future amendments are discussed in detail below.

Policies, programs, and actions included in the proposed Housing Element Update encourage housing
production and outline steps for the future implementation of certain actions. As discussed in Section 2.2.3,
Proposed Housing Plan, Goal H1 of the proposed Housing Element Update is to produce new housing at all
income levels, with a focus on affordable housing. Policy H1.5 encourages family housing by prioritizing
acquisition and new construction of housing that accommodates families when possible and requiring
subsidized projects to include family-sized units. Policy H1.8 is to adopt Objective Design Standards for
multi-family residential projects and mixed-use projects with a residential component to expedite the
production of housing. Policy H1.9 creates minimum residential density requirements to ensure mixed-use
development will contain an appropriate amount of housing in commercial/office developments. Policy
H1.12 encourages residential uses within the Housing Overlay by amending the overlay to encourage
residential projects in commercial zones, not just mixed-use zones. Policy H1.13 encourages development
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of missing middle housing by supporting small infill residential construction (4-10 units) through policy
updates and code amendments. These policies encourage and promote housing production under existing
land use regulations but do not increase the amount of allowable development allowed in the city when
compared to existing land use regulations.

The policies described above—and their corresponding implementing programs and actions—under Goal
H1 could be considered potentially growth inducing. However, none of these policies involve any land use
or zoning changes that could increase the amount of housing allowed in the city or otherwise create
physical impacts on the environment. These policies are structured to incentivize housing development
within the framework of existing density and buildout provisions envisioned in the City’s existing General
Plan, and through the appropriate ministerial or discretionary review depending on the type of projects
proposed by developers.

Furthermore, the proposed Housing Element Update would not increase water demand in comparison to
growth projections already reflected in relevant urban water supply planning documents. The City of San
Mateo receives its water supply from California Water Service (CalWater) and Estero Municipal
Improvement District (EMID). Urban water management plans (UWMP) are prepared by urban water
suppliers and are updated every five years to support the supplier’s long-term resource planning to ensure
that adequate water supplies are available to meet existing and future water needs. Because the proposed
Housing Element Update would retain existing land use and zoning designations, the Housing Element
Update would not increase water demand projections for San Mateo. Furthermore, it is reasonable to
assume that 2025 UWMPs will be prepared in the future based on the City’s forthcoming 2040 growth
projections from the City of San Mateo General Plan, which is currently undergoing an update separate
from the proposed Housing Element Update.

The proposed Housing Element Update does not include specific amendments to any land use regulations
at this time but rather provides a timeline for future amendments. Subsequent amendments to the City’s
land use or zoning regulations would be subject to separate CEQA review at the time those amendments
are prepared, if required. Therefore, it can be seen with certainty that the City of San Mateo 6™ Cycle
Housing Element Update would not have a significant effect on the environment and is therefore exempt
from CEQA review.
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STATE OF CALIFORNIA - BUSINESS, CONSUMER SERVICES AND HOUSING AGENCY GAVIN NEWSOM, Governor

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

DIVISION OF HOUSING POLICY DEVELOPMENT
2020 W. EI Camino Avenue, Suite 500

Sacramento, CA 95833

(916) 263-2911 / FAX (916) 263-7453

www.hcd.ca.gov

September 28, 2022

Christina Horrisberger, Director
Director of Community Department
City of San Mateo

330 West 20" Avenue

San Mateo, CA 94403

Dear Christina Horrisberger:
RE: City of San Mateo’s 6'" Cycle (2023-2031) Draft Housing Element

Thank you for submitting the City of San Mateo’s (City) draft housing element received
for review on July 1, 2022. Pursuant to Government Code section 65585, subdivision
(b), the California Department of Housing and Community Development (HCD) is
reporting the results of its review. Our review was facilitated by a conversation on
August 31, 2022 with yourself, Zachary Dahl, Eloiza Murillo-Garcia, Manira Sandhir,
Nicholas Vu, and consultant Diana Elrod. In addition, HCD considered comments from
Housing Leadership Council, YIMBY Law and Greenbelt Alliance, One San Mateo,
Adam Nugent, and Adam Buchbinder pursuant to Government Code section 65585,
subdivision (c).

The draft element addresses many statutory requirements; however, revisions will be
necessary to comply with State Housing Element Law (Article 10.6 of the Gov. Code).
The enclosed Appendix describes the revisions needed to comply with State Housing
Element Law.

Public participation in the development, adoption and implementation of the housing
element is essential to effective housing planning. Throughout the housing element
process, the City should continue to engage the community, including organizations that
represent lower-income and special needs households, by making information regularly
available and considering and incorporating comments where appropriate. Please be
aware, any revisions to the element must be posted on the local government’s website
and to email a link to all individuals and organizations that have previously requested
notices relating to the local government’s housing element at least seven days before
submitting to HCD.

For your information, pursuant to Assembly Bill 1398 (Chapter 358, Statutes of 2021), if

a local government fails to adopt a compliant housing element within 120 days of the
statutory deadline (January 31, 2023), then any rezoning to accommodate the regional
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housing needs allocation (RHNA), including for lower-income households, shall be
completed no later than one year from the statutory deadline. Otherwise, the local
government’s housing element will no longer comply with State Housing Element Law,
and HCD may revoke its finding of substantial compliance pursuant to Government
Code section 65585, subdivision (i).

Several federal, state, and regional funding programs consider housing element
compliance as an eligibility or ranking criteria. For example, the CalTrans Senate Bill
(SB) 1 Sustainable Communities grant; the Strategic Growth Council and HCD'’s
Affordable Housing and Sustainable Communities programs; and HCD’s Permanent
Local Housing Allocation consider housing element compliance and/or annual reporting
requirements pursuant to Government Code section 65400. With a compliant housing
element, the City will meet housing element requirements for these and other funding
sources.

We are committed to assist the City in addressing all statutory requirements of State
Housing Element Law. If you have any questions or need additional technical
assistance, please contact Hillary Prasad, of our staff, at Hillary.Prasad@hcd.ca.gov.

Sincerely,

Paul McDougall
Senior Program Manager

Enclosure
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APPENDIX
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The following changes are necessary to bring the City’s housing element into compliance with
Article 10.6 of the Government Code. Accompanying each recommended change, we cite the
supporting section of the Government Code.

Housing element technical assistance information is available on HCD’s website at
https://www.hcd.ca.gov/hcd-memos. Among other resources, the housing element section
contains HCD'’s latest technical assistance tool, Building Blocks for Effective Housing Elements
(Building Blocks), available at https://www.hcd.ca.gov/building-blocks and includes the
Government Code addressing State Housing Element Law and other resources.

A. Review and Revision

Review the previous element to evaluate the appropriateness, effectiveness, and progress in
implementation, and reflect the results of this review in the revised element. (Gov. Code, §
65588 (a) and (b).)

The review requirement is one of the most important features of the element update. The
review of past programs should analyze the City's accomplishments over the previous
planning period. This information provides the basis for developing an effective housing
program.

A thorough program-by-program review is necessary to evaluate City's performance in
addressing housing goals. While the element describes actual results of the prior element’s
programs, it must provide a description of how the objectives and programs of the updated
element incorporate changes resulting from the evaluation.

As part of the evaluation of programs in the past cycle, the element must analyze the
effectiveness of goals, policies, and related actions in meeting the housing needs of special
needs populations (e.g., elderly, persons with disabilities, large households, female headed
households, farmworkers and persons experiencing homelessness). Programs should be
revised as appropriate to reflect the results of this evaluation.

B. Housing Needs, Resources, and Constraints

1. Affirmatively further[ing] fair housing in accordance with Chapter 15 (commencing with
Section 8899.50) of Division 1 of Title 2...shall include an assessment of fair housing in
the jurisdiction. (Gov. Code, § 65583, subd. (c)(10)(A).)

Fair Housing Issues: The element must include other relevant factors that contribute to fair
housing issues in the jurisdiction. For instance, the element can analyze historical land use
and investment practices or other information and demographic trends.
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Enforcement: While the element lists fair housing laws in Appendix D, it must state
whether the City complies with federal and state fair housing laws. If the City does not
currently comply, a program should be added as appropriate.

Integration and Segregation: The element provided some data regarding segregation and
integration of race, disability, familial status, and income. The element must describe the
census tracts that have geographic concentrations of race (i.e., concentrations identified
as white majority). In addition, the element must discuss and analyze data on persons with
disabilities for trends over time and patterns across census tracts as well as evaluate
patterns at a regional basis, comparing the City to the region. The element must also
include a local and regional analysis of integration and segregation for familial status.
Lastly, the element must describe and analyze concentrations of income geographically
throughout the City.

Racial/Ethnic Areas of Concentration of Poverty and Affluence (R/ECAP): The element
includes information relative to R/ECAP within the City but should also analyze where they
are in the region. The element must also address concentrated areas of affluence both
locally and regionally. The combination of the R/ECAP and areas of affluence analyses will
help guide goals and actions to address fair housing issues. The analysis should evaluate
the patterns and changes over time at a local (e.g., neighborhood to neighborhood) and
regional level (e.g., city to region).

Disproportionate Housing Needs including Displacement: While the element includes
some data on disproportionate needs, additional information is needed. The element must
describe any geographic concentration of cost burden and overcrowding by tenure, as well
as any concentrations of substandard housing both locally and regionally. In addition, the
element must describe and analyze the census tracts with displacement risk. While the
map depicts a lot of areas vulnerable to displacement, this must be supported with an
analysis.

Sites Inventory: While the element includes a summary of some factors, the analysis must
identify whether sites improve or exacerbate conditions and whether sites are isolated by
income group. A full analysis should address the income categories of identified sites with
respect to location, the number of sites and units by all income groups and how that
affects the existing patterns for all components of the assessment of fair housing (e.g.,
segregation and integration, access to opportunity). If sites exacerbate conditions, the
element should identify further program actions that will be taken to promote equitable
quality of life throughout the community (e.g., anti-displacement and place-based
community revitalization strategies).

Contributing Factors: The element identifies many contributing factors to fair housing
issues. The element must prioritize these factors to better formulate policies and programs
and carry out meaningful actions to Affirmatively Furthering Fair Housing (AFFH). In
addition, the element must describe how the actions in Appendix D Fair Housing Plan are
tied to the housing element programs and include implementation.

Goals, Actions, Metrics, and Milestones: The element must be revised to add or modify
goals and actions based on the outcomes of a complete analysis. Goals and actions must
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specifically respond to the analysis and to the identified and prioritized contributing factors
to fair housing issues and must be significant and meaningful enough to overcome
identified patterns and trends. Actions must have specific commitment, metrics, and
milestones as appropriate and must address housing mobility enhancement, new housing
choices and affordability in high opportunity areas, place-based strategies for community
preservation and revitalization and displacement protection.

2. Include an analysis of population and employment trends and documentation of
projections and a quantification of the locality's existing and projected needs for all income
levels, including extremely low-income households. (Gov. Code, § 65583, subd. (a)(1).)

Extremely Low-Income Households (ELI): The element must quantify the number of
existing and projected ELI households, and also analyze their housing needs. The
analysis of ELI housing needs should consider tenure and rates of overpayment.

3. Include an analysis and documentation of household characteristics, including level of
payment compared to ability to pay, housing characteristics, including overcrowding, and
housing stock condition. (Gov. Code, § 65583, subd. (a)(2).)

Overpayment: The element must quantify and analyze the number of lower-income
households overpaying by tenure (i.e., renter and owner).

Housing Costs: While the element includes estimated rents for residents, it utilizes
American Community Survey (ACS) data. The element should supplement census data
with other sources (e.g., local knowledge).

4. An inventory of land suitable and available for residential development, including vacant
sites and sites having realistic and demonstrated potential for redevelopment during the
planning period to meet the locality’s housing need for a designated income level, and an
analysis of the relationship of zoning and public facilities and services to these sites. (Gov.
Code, § 65583, subd. (a)(3).)

Progress in Meeting the Regional Housing Need Allocation (RHNA): The City’s RHNA may
be reduced by the number of new units built since June 30, 2022; however, the element
must demonstrate their affordability based on actual sales price, rent level or other
mechanisms ensuring affordability (e.g., deed restrictions). The element should also
discuss the status, any barriers to development and other relevant factors to demonstrate
their availability in the planning period.

Realistic Capacity: While the element provides assumptions of buildout for sites included
in the inventory, it must also provide support for these assumptions. For example, the
element should demonstrate what specific trends, factors, and other evidence led to the
assumptions. The estimate of the number of units for each site must be adjusted as
necessary, based on the land use controls and site improvements and typical densities of
existing or approved residential developments at a similar affordability level. The element
currently assumes realistic capacity at 100 percent of base zoned density for multifamily
units in R-3, R-4, and R-5 zones. The analysis must provide substantial support and
demonstrate a history of developing at maximum density within the City. Examples to
support realistic capacity assumptions should also include affordability levels, and percent
of maximum densities.
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The calculation of residential capacity must also account for the likelihood of residential
development in zoning where 100 percent nonresidential uses are allowed. The
analysis should be based on factors such as development trends including
nonresidential, performance standards requiring residential uses or other relevant
factors such as enhanced policies and programs. For example, the element could
analyze all development activity in these nonresidential zones, how often residential
development occurs and adjust residential capacity calculations, policies, and programs
accordingly.

Small and Large Sites: Sites smaller than an half acre and larger than 10 acres in size are
deemed inadequate to accommodate housing for lower-income housing unless it is
demonstrated that sites of equivalent size were successfully developed during the prior
planning period for an equivalent number of lower-income housing units as projected for
the site or unless the housing element describes other evidence to HCD that the site is
adequate to accommodate lower-income housing (Gov. Code, § 65583.2, subd.
(c)(2)(A).). For example, a site with a proposed and approved housing development that
contains units affordable to lower-income households would be an appropriate site to
accommodate housing for lower-income households. (Gov. Code, § 65583.2, subd.
(c)(2)(C).) In addition, the element must describe feasibility of the Hillsdale and
Bridgepointe sites including likelihood of development during the planning period, whether
a specific plan is needed, and if the existing uses will remain. Lastly the element must
describe a history of lot consolidation as a method of developing housing as well as
whether the City has any incentives to consolidate lots with different owners.

Suitability of Nonvacant Sites: The element must include an analysis demonstrating the
potential for redevelopment of nonvacant sites. To address this requirement, the element
describes in general the existing use of each nonvacant site, for example, “commercial” or
“parking lot”. This alone is not adequate to demonstrate the potential for redevelopment in
the planning period. The description of existing uses should be sufficiently detailed to
facilitate an analysis demonstrating the potential for additional development in the planning
period. In addition, the element must analyze the extent that existing uses may impede
additional residential development. For example, the element includes sites identified as
parking lots, church, gas station, an auto repair, and a warehouse; but must also
demonstrate whether these existing uses would impede development of these sites within
the planning period. The element can summarize past experiences converting existing
uses to higher density residential development, include current market demand for the
existing use, provide analysis of existing leases or contracts that would perpetuate the
existing use or prevent additional residential development and include current information
on development trends and market conditions in the City and relate those trends to the
sites identified. The element could also consider indicators such as age and condition of
the existing structure, expressed developer interest, existing versus allowable floor area,
low improvement to land value ratio, and other factors.

In addition, as noted in the housing element, the housing element relies upon nonvacant
sites to accommodate more than 50 percent of the RHNA for lower-income households.
For your information, the housing element must demonstrate existing uses are not an
impediment to additional residential development and will likely discontinue in the planning
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period (Gov. Code, § 65583.2, subd. (g)(2).). Absent findings (e.g., adoption resolution)
based on substantial evidence, the existing uses will be presumed to impede additional
residential development and will not be utilized toward demonstrating adequate sites to
accommodate the regional housing need allocation.

City-Owned Sites: The element must include additional discussion on each of the City-
owned sites identified to accommodate the RHNA. Specifically, the analysis should
address general plan designations, allowable densities, support for residential capacity
assumptions, existing uses and any known conditions that preclude development in the
planning period and the potential schedule for development. If zoning does not currently
allow residential uses at appropriate densities, then the element must include programs to
rezone sites pursuant to Government Code section 65583.2, subdivisions (h) and (i). In
addition, the housing element must include a description of whether there are any plans to
sell the property during the planning period and how the jurisdiction will comply with the
Surplus Land Act Article 8 (commencing with Section 54220) of Chapter 5 of Part 1 of
Division 2 of Title 5.

Replacement Housing Requirements: If the sites inventory identifies sites with existing
residential uses, it must identify whether the current residential uses are affordable to
lower-income households or describe whether the additional residential development on
the site requires the demolition of the existing residential use. For nonvacant sites with
existing, vacated, or demolished residential uses and occupied by, or subject to an
affordability requirement for, lower-income households within the last five years there must
be a replacement housing program for units affordable to lower-income households. (Gov.
Code, § 65583.2, subd. (g)(3).) Absent a replacement housing program, these sites are
not adequate sites to accommodate lower-income households. The replacement housing
program has the same requirements as set forth in Government Code section 65915,
subdivision (c)(3). The housing element must be revised to include such analysis and a
program, if necessary.

Previously ldentified Nonvacant and Vacant Sites: If nonvacant sites identified in a prior
adopted housing element or vacant sites identified in two or more consecutive planning
periods, the sites are inadequate to accommodate housing for lower-income households
unless:

e The site’s current zoning is appropriate for the development of housing affordable to
lower-income households by either including analysis or meeting the appropriate
density and

e The site is subject to a housing element program that requires rezoning within three
years of the beginning of the planning period to allow residential use by right for
housing developments in which at least 20 percent of the units are affordable to
lower-income households. (Gov. Code, § 65583.2, subd. (c).)

Accessory Dwelling Units (ADU): The element projects 480 ADUs over the planning period
or approximately 60 ADUs per year over the eight-year planning period. The element also
notes permitting 44 ADUs in 2019, 47 in 2020, and 66 in 2021. The trend does not
consider the number of permits in 2018 (eight ADUs) and does not support an assumption
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of 60 ADUs per year. To support assumptions for ADUs in the planning period, the
element should reduce the number of ADUs assumed per year and reconcile trends with
HCD records, including additional information such as more recent permitted units and
inquiries, resources and incentives, other relevant factors and modify policies and
programs as appropriate. Further, programs should commit to additional incentives and
strategies, frequent monitoring (every other year) and specific commitment to adopt
alternative measures such as rezoning or amending the element within a specific time
(e.g., six months) if needed.

AB 725: For jurisdictions that are considered Metropolitan, the element must identify at
least 25 percent of the remaining moderate and above moderate RHNA on sites that allow
at least four units of housing (e.g., four plex or greater) (Gov. Code, § 65583.2, subd.

(c)(4)).

Infrastructure: While the element includes a general discussion on water and sewer
capacity, it must demonstrate sufficient existing or planned water and sewer capacity to
accommodate the City’s regional housing need for the planning period. (Gov. Code, §
65583.2, subd. (b).). In addition, the element generally mentions infrastructure constraints
for infill development. The element must describe and analyze the constraints as well as
their impacts on the identified sites to meet the RHNA.

For your information, water and sewer service providers must establish specific
procedures to grant priority water and sewer service to developments with units affordable
to lower-income households. (Gov. Code, § 65589.7.) Local governments are required to
immediately deliver the housing element to water and sewer service providers. HCD
recommends including a cover memo describing the City ’s housing element, including the
City’s housing needs and regional housing need. The element should demonstrate
compliance with these requirements and add or modify programs, if necessary. For
additional information and sample cover memo, see the Building Blocks at
https://www.hcd.ca.gov/priority-for-water-and-sewer.

Environmental Constraints: While the element generally describes a few environmental
conditions within the City (p. H-B-44), it must relate those conditions to identified sites and
describe any other known environmental or other constraints that could impact housing
development on identified sites in the planning period.

Zoning for a Variety of Housing Types:

e Emergency Shelters: The housing element must demonstrate the permit
processing, development, and management standards for emergency shelters are
objective and encourage and facilitate the development of, or conversion to,
emergency shelters. In particular, the element describes development standards for
emergency shelters; however these standards are beyond the development
standards allowed under housing element law. The element must demonstrate that
emergency shelters are subject to the same development and management
standards applicable to residential or commercial development within the same
zone except for those standards prescribed by Government Code section 65583
(a)(4)(A). The element must also clarify that emergency shelters are allowed
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without discretionary action in the C2 zone and describe sufficient and suitable
capacity in the identified zone. In addition, the element should describe how
emergency shelter parking requirements comply with AB139/Government Code
section 65583, subdivision (a)(4)(A) or include a program to comply with this
requirement.

e [ow Barrier Navigation Centers: While the element includes a program to allow Low
Barrier Navigation Centers, it is limited to emergency shelter zones. Low Barrier
Navigation Centers shall be a use by-right in zones where multifamily and mixed
uses are permitted, including nonresidential zones permitting multifamily uses
pursuant to Government Code section 65660. The element must demonstrate
compliance with this requirement and include programs as appropriate.

e Single Room Occupancy (SRO) Units: The element must describe where SROs are
allowed or add a program as appropriate.

e Manufactured Housing: The element must clarify whether manufactured homes are
subject to additional regulations beyond state law if on a permanent foundation and
add a program as needed.

e Accessory Dwelling Unit (ADU): The element indicates the City modifies its zoning
code to ease barriers to the development of ADU’s. However, after a cursory review
of the City’s ordinance, HCD discovered several areas which are not consistent with
State ADU Law. HCD will provide a complete listing of ADU non-compliance issues
under a separate cover. As a result, the element should add a program to update
the City’s ADU ordinance in order to comply with state law. For more information,
please consult HCD’s ADU Guidebook, published in December 2020, which
provides detailed information on new state requirements surrounding ADU
development.

5. An analysis of potential and actual governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including the types of
housing identified in paragraph (1) of subdivision (c), and for persons with disabilities as
identified in the analysis pursuant to paragraph (7), including land use controls, building
codes and their enforcement, site improvements, fees and other exactions required of
developers, and local processing and permit procedures... (Gov. Code, § 65583, subd.

(@)(5).)

Land Use Controls: The element must identify and analyze all relevant land use controls
impacts as potential constraints on a variety of housing types. The analysis should analyze
land use controls independently and cumulatively with other land use controls. The
analysis should specifically address requirements related to parking, heights, lot coverage
and limits on allowable densities. The analysis should address any impacts on cost,
supply, housing choice, affordability, timing, approval certainty and ability to achieve
maximum densities and include programs to address identified constraints. The element
must analyze the maximum heights of 35 feet in multifamily zones and whether three-story
buildings are allowed as well as whether allowed densities can be met in the TOD
Hillsdale Station with a 24-foot height restriction. The element should also analyze the
open space requirements for the R-3 zone. In addition, the element should analyze
requiring more than one parking space for studio and one-bedroom units and the minimum
requirement of 2.2 spaces for 1,400 square foot units regardless of bedroom size and add
programs to specifically address the constraints. In addition, the element should clarify
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how multifamily developments are allowed in the E and C zones and whether they require
a use permit. Both in the element and in public comments, height restrictions, floor area
definitions, maximum densities of 50 dwelling units an acre, and design review guidelines
were identified as constraints to development and should be addressed in programs as
appropriate.

Fees and Exaction: The element must describe all required fees for single family and
multifamily housing development, including impact fees, and analyze their impact as
potential constraints on housing supply and affordability. For example, the analysis could
identify the total amount of fees and their proportion to the development costs for both
single family and multifamily housing. While Table 4 lists fee deposits, the element should
also include typical fees for each and clarify whether the fees are the same for single
family and multifamily developments. The element should also identify fees related to
annexation, variances, conditional use permits (CUP), general plan amendments, zone
changes, site plan review, planned unit developments, specific plans, development
agreements, and environmental fees. Table 6 should also describe the typical fees as a
percent of the total development cost for both single family and multifamily developments
and add a program as appropriate.

Local Processing and Permit Procedures: While the element includes information about
processing times, it should also describe the procedures for a typical single family and
multifamily development. The analysis should address the approval body, the number of
public hearing if any, approval findings and any other relevant information, specifically for
special use permits, site plans and architectural review (as well as whether finding five is
related to a crime free ordinance). The analysis should address impacts on housing cost,
supply, timing and approval certainty. The element should identify and analyze approval
findings for impacts on approval certainty, the presence of processes or guidelines to
promote certainty and add or modify programs as appropriate. The element should also
clarify whether the listed typical approval times are for both single family and multifamily
developments. Lastly, it should clarify whether the preapplication process adds six to nine
months in addition to the typical approval times listed and add or modify programs as
appropriate.

Local Ordinances: While the element identifies the City’s community benefit program, it
must describe whether the incentives are in addition to state density bonus law. The
element must clarify how the 75 dwelling units an acre allowed using the community
benefit program interacts with the restricted densities under measure Y. In addition, the
element must describe how the inclusionary program, community benefit program, and
state density bonus law interact with incentives provided.

Zoning Fees and Transparency: The element must clarify its compliance with new
transparency requirements for posting all zoning and development standards, and
inclusionary requirements for each parcel on the jurisdiction’s website pursuant to
Government Code section 65940.1(a)(1).

Measure Y: The element must describe the impacts of measure Y on height and density
restrictions as a constraint on housing development and affordability. The element must
add a program to include outreach and mitigation measures for the impact of Measure Y
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on housing development throughout the planning period. The element should analyze the
measure as a constraint on development based on site suitability for development.

State Density Bonus Law: The City’s current density bonus ordinance should be reviewed
for compliance with current state density bonus law and programs should be added as
necessary. (Gov. Code, § 65915.)

Design Review: The element must describe and analyze the design review guidelines and
process, including approval procedures and decision-making criteria, for their impact as
potential constraints on housing supply and affordability. For example, the analysis could
describe required findings and discuss whether objective standards and guidelines
improve development certainty and mitigate cost impacts. The element must demonstrate
this process is not a constraint or include a program to address this permitting
requirement, as appropriate.

On/Off-Site Improvements: The element must identify subdivision level improvement
requirements, such as minimum street widths (e.g., 40-foot minimum street width) and
analyze their impact as potential constraints on housing supply and affordability.

Constraints on Housing for Persons with Disabilities: The element briefly describes its
reasonable accommodation procedures. However, the element should also describe the
process and decision-making criteria such as approval findings and analyze any potential
constraints on housing for persons with disabilities. In addition, the element states that
Policy H.1.14 commits to revise the definition of family, but there are no actions within the
program to revise the definition of family to remove constraints. The element must add or
revise a program to remove the constraints as noted. Lastly, group homes for seven or
more persons appears to be excluded from several zones allowing residential uses and
subject to a CUP. The element should evaluate these requirements as constraints and
include specific commitment to amend zoning and permit procedures to allow these uses
in all residential zones with objectivity to facilitate approval certainty.

6. An analysis of potential and actual nongovernmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including... ... requests to
develop housing at densities below those anticipated in the analysis required by
subdivision (c) of Government Code section 65583.2, and the length of time between
receiving approval for a housing development and submittal of an application for building
permits for that housing development that hinder the construction of a locality’s share of
the regional housing need in accordance with Government Code section 65584... (Gov.
Code, § 65583, subd. (a)(6).)

Developed Densities and Permit Times: The element must be revised to include analysis
of requests to develop housing at densities below those anticipated, and the length of time
between receiving approval for a housing development and submittal of an application for
building permits that potentially hinder the construction of a locality’s share of the regional
housing need.

7. Analyze any special housing needs such as elderly; persons with disabilities, including a
developmental disability; large families; farmworkers; families with female heads of
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households; and families and persons in need of emergency shelter. (Gov. Code, § 65583,
subd. (a)(7).)

Special Needs Populations: While the element quantifies the City’s special needs
populations, it must also analyze their special housing needs. For a complete analysis of
each population group, the element should discuss challenges faced by the population,
the existing resources to meet those needs (availability senior housing units, # of large
units, # of deed restricted units, etc.), an assessment of any gaps in resources, and
proposed policies, programs, and funding to help address those gaps. In addition, the
element must quantify and analyze the number of elderly persons in the City.

C. Housing Programs

1.

Include a program which sets forth a schedule of actions during the planning period, each
with a timeline for implementation, which may recognize that certain programs are
ongoing, such that there will be beneficial impacts of the programs within the planning
period, that the local government is undertaking or intends to undertake to implement the
policies and achieve the goals and objectives of the Housing Element. (Gov. Code, §
65583, subd. (c).)

To address the program requirements of Government Code section 65583, subdivision
(c)(1-6), and to facilitate implementation, programs should include: (1) a description of the
City’s specific role in implementation; (2) definitive implementation timelines; (..3)
objectives, quantified where appropriate; and (4) identification of responsible agencies and
officials. Programs to be revised include the following:

e Policy 1.2 (Utilize Public Funding): This program should include proactive outreach
to developers throughout the planning period as well as a geographic target for the
metric.

e Policy 1.4 (Incentivize ADU Development): This program should revise action C to
include discrete timing of how often it will be completed and monitored. In addition,
action D should include back-up actions if estimates are not met (e.g., identify
additional sites or provide additional incentives) as well as monitor affordability.

e Policy 1.5 (Encourage Family Housing): The program should include back-up
actions, with specific timing, if the identified incentives are not implemented.

e Policy 1.6 (Streamline Housing Application Review): Action B must include specific
timing of when permit application requirements will be updated. In addition, the
timing of action C must be completed earlier in the planning period.

e Policies 1.15 (Supportive Housing Requirements) and 1.16 (Mobile Home Parks):
These programs must revise timing to be implemented earlier in the planning period
for a beneficial impact.

e Policy 1.17 (Farmworker Housing): This program must move up timing to be
implemented earlier in the planning period. In addition, the program should cite the
government code for farmworker housing.

e Policy 1.18 (Permitting and Development Fee Review): This program must clarify
timing in Action A, specifically whether the study will be complete within the
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identified timeframe or if the fees will be reduced by that date. In addition, Action B
must specify when the first review will occur and when adjustments will take place.

e Policy 1.19 (Senior Housing): This program must clarify what potential actions will
be implemented for seniors as well as whether other special needs groups are
included in the program.

e Policy 2.1 (Housing Rehabilitation Efforts), 2.3 (Energy and Water Efficiency), 3.4
(Expand Tenant Protections), and 4.3 (Community Education and Outreach): This
program must describe how often outreach will occur throughout the planning
period.

e Policy 3.3 (Evaluate Housing Revenue Sources): This program must describe the
implementation component for action A.

e Policy 3.5 (Creation of Below Market Rate Set Asides): This program must add
implementation and timing for what will result from the study.

e Policy 4.2 (Countywide Below Market Rate Unit Waitlist): This program must clarify
how support will be provided as well as how often throughout the planning period.

e Policy 4.4 (Enable Affirmative Marketing): Timing must be clarified to state whether
the marketing will occur once in the planning, or on a project-by-project basis.

e Policy 5.1.2 (Regional Down Payment Assistance): This program should include
outreach for education.

e Policy 5.2.2 (Incentivize Developers): This program must clarify whether incentives
are in place, timing to implement the incentives, as well as conducting proactive
outreach.

e Policy 5.3.2 (Fund Minor Home Repairs): The program should clarify how often
outreach will occur as well as specify whether the metrics are annually or
throughout the planning period.

e Policy 5.4.2 (Project Sentinel): This program should be revised to include outreach
and describe how awareness will be increased.

e Policy 5.4.3 (Fair Housing Webpage): This program should describe how often the
website will be updated and whether outreach will be included.

e Policy 5.4.5 (Future Improvements in Disadvantaged Communities): This program
must include an action to implement the feasibility study as well as a back-up if the
study is not implemented.

2. Identify actions that will be taken to make sites available during the planning period with
appropriate zoning and development standards and with services and facilities to
accommodate that portion of the city’s or county’s share of the regional housing need for
each income level that could not be accommodated on sites identified in the inventory
completed pursuant to paragraph (3) of subdivision (a) without rezoning, and to comply
with the requirements of Government Code section 656584.09. Sites shall be identified as
needed to facilitate and encourage the development of a variety of types of housing for all
income levels, including multifamily rental housing, factory-built housing, mobilehomes,
housing for agricultural employees, supportive housing, single-room occupancy units,
emergency shelters, and transitional housing. (Gov. Code, § 65583, subd. (c)(1).)

As noted in Finding B4, the element does not include a complete site analysis, therefore,
the adequacy of sites and zoning were not established. Based on the results of a complete
sites inventory and analysis, the City may need to add or revise programs to address a
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shortfall of sites or zoning available to encourage a variety of housing types. In addition,
the element should be revised as follows:

Policy 1.1 (Monitor RHNA): While this program ensures sufficient sites are identified, it
should commit to identifying additional sites throughout the planning period if needed to
accommodate the City’s RHNA.

Policy 1.10 (Establish By-Right Housing for Prior Housing Sites) and 2.6: Previously
identified nonvacant sites are inadequate to accommodate the need for lower-income
households unless the site is subject to a housing element program that requires
rezoning within three years of the beginning of the planning period to allow residential
use by-right for housing developments in which at least 20 percent of the units are
affordable to lower-income households. (Gov. Code, § 65583.2, subd. (c).) The program
must be revised to comply as well as clarify that the densities for the identified sites are
appropriate for lower-income households. In addition, timing of Policy 2.6 should occur
no later than 3 years from the start of the planning period.

Policy 1.12 (Encourage Residential Uses within Housing Overlay): The program must
clarify which commercial zones will be included in the program actions.

Policy 2.4 (Capital Improvements in Lower-Resourced Neighborhoods): The program
should describe what capital improvements will be included.

Policy 3.7 (Expanding Homeless Shelters): This program must clarify implementation
actions after the study in action A. In addition, a government citation must be added for
Action C and implementation timing must be earlier in the planning period to ensure
beneficial impact.

3. The Housing Element shall contain programs which assist in the development of adequate
housing to meet the needs of extremely low-, very low-, low- and moderate-income
households. (Gov. Code, § 65583, subd. (c)(2).)

While the element includes Policy 5.1.3 (Regional Forgivable Loan Program) to support
the regional program to assist ELI households, it is a regional policy. The element should
specify what actions the City is taking to address the ELI need. The program should also
specify whether proactive outreach will occur to implement the program.

4. Address and, where appropriate and legally possible, remove governmental and
nongovernmental constraints to the maintenance, improvement, and development of
housing, including housing for all income levels and housing for persons with disabilities.
The program shall remove constraints to, and provide reasonable accommodations for
housing designed for, intended for occupancy by, or with supportive services for, persons
with disabilities. (Gov. Code, § 65583, subd. (c)(3).)

As noted in Findings B5 and B6, the element requires a complete analysis of potential
governmental and nongovernmental constraints. Depending upon the results of that
analysis, the City may need to revise or add programs and address and remove or
mitigate any identified constraints. In addition, the element should be revised as follows:
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e Policy 1.3 (Increase Below Market Rate Unit Production): This program should be
revised to include an action to comply with State Density Bonus law as well as
specific timing for implementation. The program should clarify whether the action
currently listed is in addition to state law requirements.

e Policy 1.7 (Update Zoning Code Development Standards): This program must
make a firm commitment to remove parking requirements that are a constraint to
multifamily development.

e Policy 1.13 (Encourage Development of Missing Middle Housing): This program
should include specific implementation and specify whether the identified policies
and codes will be revised to remove constraints.

e Policy 1.14 (Evaluate and Update Special Needs Group Housing Requirements):
This policy should commit to reviewing and revising procedural requirements to
permit group homes for seven or more persons in all zones allowing residential
uses based on objective criteria to facilitate approval certainty. In addition, the
program must be implemented earlier in the planning period to ensure a beneficial
impact.

5. Promote and affirmatively further fair housing opportunities and promote housing
throughout the community or communities for all persons regardless of race, religion, sex,
marital status, ancestry, national origin, color, familial status, or disability, and other
characteristics... (Gov. Code, § 65583, subd. (c)(5).)

As noted in Finding B1, the element must include a complete analysis of AFFH. The
element must be revised to add goals and actions based on the outcomes of a complete
analysis. Goals and actions must specifically respond to the analysis and to the identified
and prioritized contributing factors to fair housing issues and must be significant and
meaningful enough to overcome identified patterns and trends. Actions must have specific
commitment, metrics, and milestones as appropriate and must address housing mobility
enhancement, new housing choices and affordability in high opportunity areas, place-
based strategies for community preservation and revitalization and displacement
protection.

While programs in Table 13 include specific timelines, all programs in the element that
AFFH must include specific metrics and milestones with geographic targets that address
the fair housing analysis. In addition, Policy 5.2.1 (City Supported Housing) should specify
what actions will be taken to add more affordable housing to moderate and high resource
areas as well as whether incentives are provided.

6. The housing program shall preserve for low-income household the assisted housing
developments identified pursuant to paragraph (9) of subdivision (a). The program for
preservation of the assisted housing developments shall utilize, to the extent necessary,
all available federal, state, and local financing and subsidy programs identified in
paragraph (9) of subdivision (a), except where a community has other urgent needs for
which alternative funding sources are not available. The program may include strategies
that involve local regulation and technical assistance. (Gov. Code, § 65583, subd. (c)(6).)
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Policy 2.2 (Retention of Existing Lower-Income Units) and 5.3.3 (Monitor Affordable
Housing Projects) should reference State Preservation Notice Law (Gov. Code, §
65863.10, 65863.11, and 65863.13) and state noticing requirements to tenants and
affected public entities. The program should also be expanded to include other potential
at-risk properties not included in the analysis. HCD will send additional information under
separate cover.

D. Quantified Objectives

Establish the number of housing units, by income level, that can be constructed, rehabilitated,
and conserved over a five-year time frame. (Gov. Code, § 65583, subd. (b)(1 & 2).)

The element must include quantified objectives to establish an estimate of housing units by
income category that can be constructed, rehabilitated, and conserved over the planning
period. While the element includes these objectives for construction, it must also include
estimates for rehabilitation and not limit conserved units to at-risk properties.

E. Public Participation

Local governments shall make a diligent effort to achieve public participation of all economic
segments of the community in the development of the Housing Element, and the element
shall describe this effort. (Gov. Code, § 656583, subd.(c)(9).)

While the element includes a summary of public participation including outreach to the

community, it must also describe whether translation services were available outside of the
Lets Talk Housing sessions.

F. Consistency with General Plan

The Housing Element shall describe the means by which consistency will be achieved with other
general plan elements and community goals. (Gov. Code, § 65583, subd. (c)(7).)

While the element discusses how internal consistency will be achieved with other elements of the
general plan as part of the housing element update, it should also discuss how internal
consistency will be maintained throughout the planning period.
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1. EXECUTIVE SUMMARY

San Mateo’s 2023-2031 Housing Element is a plan to help address the " .

region’s housing crisis, a blueprint for supporting all forms of housing, and Home is where one

a demonstration of the City’s commitment to achieving greater housing starts from.”
equity and access for all residents. The Housing Element identifies —T.S. Eliot
existing housing conditions and community needs, describes where new

housing can be developed, establishes goals, policies and programs, and creates a plan for supporting the
production of housing to meet the needs of the City’s current and future residents. It includes nine
sections as outlined below.

1. Executive Summary

This Executive Summary provides a high-level summary of each section, and its findings and conclusions.
The Sites Inventory is in Section 3, the Affirmatively Furthering Fair Housing Assessment is in Section 6
and the Housing Plan, with a complete breakdown of the goals, policies and programs, is included in
Section 6. Detailed technical information and documentation to support the Housing Element’s findings
and conclusions are included in the seven appendices.

2. Introduction and Background

The City of San Mateo is located in San Mateo County, California, on the San Francisco Bay Peninsula and
has a population of 105,661 per the 2020 Census. It is approximately 20 miles south of San Francisco and
borders Burlingame to the north, Hillsborough to the west, the San Francisco Bay and Foster City to the
east and Belmont to the south.

The Housing Element is an integral part of the General Plan, which guides the City of San Mateo’s
development and policy decisions, and it is the only element that requires certification by the state.
California has also established a significant number of new housing related laws to address the state’s
housing crisis and this section provides an overview of the applicable legislation that the Housing Element
is required to comply with and address. The State Department of Housing and Community Development
(HCD) is tasked with reviewing housing elements for compliance and adequacy and is responsible for
certifying the City’s Housing Element.

All new housing units need to have access to adequate infrastructure and municipal services, and in
particular, sewage disposal and water capacity must be demonstrated. The City's electrical and natural
gas provider is Pacific Gas and Electric (PG&E), and the water service provider is predominantly the
California Water Company, except for the portion of San Mateo east of the slough, which is served by the
Estero Municipal Improvement District. Recology provides recycling, composting and waste disposal
services and sewage disposal services are provided by a Joint Powers Authority led by the City. An
assessment of Cal Water’s Urban Water Management Plan combined with increased water efficiency and
conservation requirements found that there is sufficient water capacity to serve at least 7,015 new
housing units by 2031. For sewage disposal, the City is currently building an updated sewage treatment
facility which will have the capacity to serve the City into the future, including the new units for this
housing cycle.
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3. Housing Needs and Sites Inventory

For this upcoming eight-year housing cycle, HCD has identified the nine-county Bay Area region’s housing
need to be 441,176 units; with this number broken down into four income categories that cover housing
types for all income levels, from extremely low-income households to market rate (above moderate
income) housing. This Regional Housing Needs Determination (RHND) is based on population projections
produced by the California Department of Finance (DOF) as well as adjustments that incorporate the
region’s existing housing need. The City of San Mateo’s Regional Housing Needs Allocation (RHNA) for this
cycle is 7,015 new housing units.

A summary of facts about San Mateo’s demographic data is provided to establish a basis for the City’s
housing needs and issues. A full version of the City’s demographic report can be found in Appendix A. A
key fact identified in this data is that the number of homes in San Mateo increased 3.6% from 2010 to
2020, which is below the growth rate for San Mateo County and below the growth rate of the region’s
housing stock during this time period. And, during this time period, home prices increased by 115.6% and
rental prices increased by 74.2%. Overall, this demographic data supports the finding that the City does
not have sufficient housing units to meet the needs of its residents and that housing affordability is a
significant barrier for many middle- and lower-income residents.

An analysis of existing affordable housing units that are at risk of conversion/reversion to market rate,
rendering them no longer affordable to the people living in them, identified 65 units in two developments
(Bridgepoint Condominiums and Belmont Building) that have expiring affordability covenants. The
potential loss of existing affordable housing units is an important issue to the City due to displacement of
lower-income tenants and the limited alternative housing available to such persons. Preservation of these
units can be achieved in a variety of ways and policies and programs have been included in the Housing
Plan to explore options to retain the units as affordable, replace the units elsewhere, or relocate tenants
into alternative housing that is affordable to them.

To demonstrate how San Mateo can accommodate its RHNA of 7,015 new housing units, the Housing
Element must identify adequate sites for housing (Sites Inventory), including rental housing, factory-built
housing, and mobile homes, and make adequate provision for the existing and projected needs of all
economic segments of the community. The Sites Inventory is required to include an inventory of land
suitable for residential development, including vacant sites and sites having potential for redevelopment,
and analyze the development capacity that can realistically be achieved for each site.

The purpose of the Sites Inventory is to evaluate whether there are sufficient sites with appropriate zoning
capacity to meet the City’s RHNA goal. The Sites Inventory analysis does not include the economic
feasibility of specific sites, does not necessarily take into consideration the owner’s intended use of the
land now or in the future, and does not dictate where residential development will actually occur. Based
on previous Housing Elements, it is anticipated that some of the sites on the list will be developed with
new housing, some will not, and some housing will be built on sites not listed in the Sites Inventory.

The methodology used to estimate the development potential of each property included on the Sites
Inventory was developed based on the criteria established by state law, development/redevelopment
feasibility, site constraints, zoned capacity versus real capacity, and prior project history. To ensure a
higher likelihood of new developments exceeding the estimates in the Sites Inventory, conservative
assumptions were employed. Overall, the Sites Inventory identified sites spread around the City with
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capacity to develop up to 9,934 units, or 142% of the City’s RHNA. This development capacity exists within
the City's current zoned densities and does not require any rezoning to achieve. While many of the sites
identified are non-vacant sites, they have a significantly high redevelopment potential as noted through
example projects, individual site analysis including developer or owner interest, and other factors such as
aging building stock and low utilization rates including underutilized parking lots or strip malls (Appendix
C). The following table provides a summary breakdown of the Sites Inventory by income category.

San Mateo Sites Inventory Breakdown

Housing Opportunity Areas | Total Units | Very Low Moderate Above
Moderate Pipeline
555

Bridgepointe 1,105 220
Hillsdale Station South 2,593 627 ﬂ ﬂ 1,180 18
101/92 Interchange 2,452 455 221 248 1,528 961
Other Sites 3,784 570 473 500 2,021 1,936
ADUs 440 22 132 220 66

Totals 9,934 1,894 1,373 1,317 5,350

RHNA 7,015 1,777 1,023 1,175 3,040

Buffer 2,919 117 350 142 2,310

(42%) (7%) (34%) (12%) (76%)

This information is included as Table 8 in Section 3.5 of the Housing Element.
4. Other Required Housing Element Components

This section provides a summary and evaluation of housing production constraints, an overview of the
funding opportunities and housing resources provided by the City, and the applicable energy conservation
and climate change policies and requirements for new housing developments.

The constraints section analyzes potential and actual governmental and non-governmental constraints to
the maintenance, improvement, or development of housing that hinder a jurisdiction from meeting its
housing goals. Governmental constraints to housing include zoning and development standards,
infrastructure requirements, development impact and permitting fees, and the development review and
permitting processes. Non-governmental constraints include availability of financing, the price of land,
the cost of construction, Measure Y (voter approved growth limits) and the length of time to design and
construct new housing.

The city is in the process of implementing measures to reduce development costs, streamline the
development review process and amend/simplify the Zoning Code to reduce these constraints. A
comprehensive evaluation of all housing impact and permitting fees, with a focus on reducing costs for
smaller multi-family projects, will also be completed. Non-governmental constraints are largely
determined by market conditions and other factors over which the City has little control. However, the
General Plan Update process is facilitating a community conversation around Measure Y, with a goal of
building consensus around a path forward to bring forward an updated ballot measure that would allow
for the production of more housing, in particular affordable housing, to meet the City’s current and future
needs.

The Housing Resources of the City are grouped into three categories. The first is the various funding
sources that the City is able to leverage for affordable housing production, preservation, and protection;
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the second are the existing programs that the City manages and supports to increase the housing supply
or otherwise serve past, current, and prospective residents of affordable housing; and the third is the
inventory of sites that are adequate for development to meet projected housing needs.

Home energy efficiency has become an increasingly significant factor in housing construction, particularly
in the past few years with the increasing demand to build energy efficient and sustainable buildings in
California. The California Energy Code and the California Green Building Code in State Title 24 establish
uniform energy efficiency and green building standards that all construction must adhere. The City’s 2020
Climate Action Plan (CAP) sets standards to reduce greenhouse gas (GHG) emissions for housing and
construction by exceeding minimum state requirements, providing education and outreach on benefits
and financial incentives associated with energy upgrades, and continuing support for energy efficiency
and electrification retrofits.

5. Public Participation

Over the past twelve months, the city has conducted a significant community outreach effort to engage
with the community, with over nineteen public and community meetings and workshops, five
intercept/pop-up events, four surveys and partnership with 21 Elements. The outreach effort included an
emphasis on connecting with community members for whom English was not spoken at home, renters,
those under 45 years of age, low-income and very low-income households, people with disabilities,
seniors, single female heads of household, people experiencing homelessness, and those from under-
represented neighborhoods.

Key accomplishments of the community outreach efforts included:

e lLaunch of a Housing Element Update website that included links to past event video recordings,
meeting materials, outreach and survey summaries, and information about upcoming meetings
and ways to get involved.

e Two mailers — one citywide in October 2021 was sent to 27,000 households and a second in
January 2022 targeted to renters — inviting community members to participate in community
workshops, public meetings, and online surveys. Both mailers included printed information in
English and Spanish.

e Three public Housing Element workshops, six presentations/discussions at City Council and
Planning Commission public meetings, a focus group discussion with builders, developers and
architects, and presentations to many local community-based organizations, including the
Chamber of Commerce, Downtown Merchants Association and San Mateo-Foster City School
District Parent Teacher Association (SMFCSD PTA).

e Two related Housing Element Surveys conducted by the City between October 11, 2021 and
January 16, 2022 received a total of 750 responses. Online responses from community members
accounted for 594 responses, with 156 additional responses to a subset of questions collected by
staff and the consultant team as intercept surveys during pop-up events in the North Central and
Shoreview Neighborhoods, as well as Macedonia food distribution events.

Feedback and insights from tenants, non-English speakers, lower-income residents, property owners and
developers helped to highlight new policy opportunities and ways to strengthen and improve existing
policies, with the overarching challenge of housing affordability and availability being a reoccurring topic.
Themes that were incorporated into the Housing Plan included production of more missing middle
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housing, more outreach and education to tenants and landlords, streamlining and simplifying
development review and permitting processes, doing more to address fair housing and equity, and
ensuring that new housing is sustainable and addresses climate change.

On April 6, 2022, the City published the Draft Housing Element for public review. The 30-day public review
period ended on May 6, 2022. During the review period, the City received 20 public comment letters.
Comments reflected a broad range of sentiments including support for housing generally and the Draft
Housing Element, a desire for the Draft Housing Element to articulate methods to greatly expand the
supply of housing and tenant protections, concern about the future of existing very low density
neighborhoods, and worry that future growth would strain the City’s transportation infrastructure and
available water supplies. On April 26 and May 3, 2022, the Planning Commission held public hearings and
provided input on the Draft. On May 23, 2022, the City Council held a public hearing to consider the public
comments and provide staff with input and direction. On November 7, 2022, the City Council held a study
session to discuss HCD's first review letter and considered public comments. Following an update to the
Housing Element to address HCD comments, public comments and City Council direction, the updated
Housing Element was published for public review on December 30, 2022.

6. Affirmatively Furthering Fair Housing (AFFH) Assessment

This section provides an overview of AFFH requirements; a history of segregation in the region; and an
assessment of the San Mateo’s AFFH issues.

“Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating
discrimination, that overcome patterns of segregation and foster inclusive communities free from barriers
that restrict access to opportunity based on protected characteristics. California law, as established by AB
686, requires all public agencies to “administer programs and activities relating to housing and community
development in a manner that affirmatively furthers fair housing, and take no action inconsistent with
this obligation.” The law also required that housing elements include an analysis of fair housing outreach
and capacity, integration and segregation, access to opportunity, disparate housing needs, and current
fair housing practices.

The United States’ oldest cities have a history of mandating segregated living patterns—and Northern
California cities are no exception. The Association of Bay Area Governments (ABAG), in its recent Fair
Housing Equity Assessment, attributes segregation in the Bay Area to historically discriminatory
practices—highlighting redlining and discriminatory mortgage approvals—as well as “structural
inequities” in society, and “self-segregation” (i.e., preferences to live near similar people).

A Fair Housing Assessment for all San Mateo County jurisdictions was conducted by 21 Elements, a
countywide jurisdictional collaborative. For the City of San Mateo, the Assessment describes fair housing
enforcement and outreach capacity, integration and segregation, access to opportunity and disparate
housing needs as contributing factors that should be addressed in the city’s fair housing action plan. Some
primary findings in the Fair Housing Assessment included:

e 16% of fair housing complaints filed in San Mateo County between 2017 to 2021 (57 total) were
in the City of San Mateo (9 total), which is approximately aligned with the city share of the
county’s population (14%).

e Racial and ethnic minority populations are disproportionately impacted by poverty, low
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household incomes, overcrowding, and homelessness compared to the non-Hispanic White
population in the City of San Mateo. Additionally, racial and ethnic minorities are more likely to
live in moderate resources areas and be denied for a home mortgage loan.

e The northeast area of San Mateo is disproportionately impacted by high poverty, low education
opportunity, low economic opportunity, low environmental scores, high social vulnerability
scores, concentrations of cost burdened households, overcrowding, and moderate resource
scores. These areas are generally on either side of Highway 101 and stretch to the San Francisco
Bay waterfront, encompassing the North Central and Shoreview neighborhoods.

o The City of San Mateo has a slight concentration of residents with a disability with 9% of the
population compared to 8% in the county. Residents living with a disability in the city are more
likely to be unemployed and are largely concentrated in areas around Highway 101.

e Racial and ethnic minority students in the City of San Mateo—served by the San Mateo Union
High School District and the San Mateo-Foster Elementary School District—experience lower
educational outcomes compared to other students.

e Nearly half of all renter households in the City of San Mateo are cost burdened—spending more
than 30% of their gross income on housing costs—and one in four are extremely cost burdened—
spending more than 50% of their gross income on housing costs.

Contributing factors to these Primary Findings include:

e Higher rates of mortgage denial rates among Hispanic households stems from decades of
discrimination in housing markets and challenges building wealth through economic mobility and
homeownership.

o The northern portion of the city offers the most affordable homes, and as such, residents living in
these areas have lower incomes and higher rates of poverty.

e Hispanic residents are more likely than others to work low wage jobs that do not support the
City’s or region’s housing prices, resulting in higher rates of cost burden and overcrowding.

e Hispanic residents are primarily concentrated in the northeastern area of the city where residents
face higher poverty and cost burden as well as poor opportunity outcomes according to TCAC's
opportunity maps.

e Concentration of naturally occurring affordable ownership and rental housing opportunities in
the northeast areas of the city further concentrates poverty, cost burden, and overcrowding in
areas with low economic and environmental outcomes.

e Thereis a relative lack of affordable housing opportunities in higher resourced areas of the city.

e Highway 101 creates a major barrier between the Shoreview neighborhood and the rest of the
City of San Mateo.

e The unemployment rate for the City of San Mateo’s residents with a disability is four times that
of persons without a disability.

o The undersupply of accessible housing units, particularly for renters, creates a scarcity of units for
residents living with a disability.

e There are concentrations of the population living with a disability west of Highway 101 in the
North Central neighborhood.

e Residents with disabilities and Hispanic households face increased housing discrimination.

In response to this analysis, as well as community input, an Affirmatively Furthering Fair Housing Action
Plan, which details how the City proposes to respond to the factors contributing to the fair housing
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challenges identified in this analysis, was developed. The Action Plan is included in Appendix D and the
policies and programs to implement the Action Plan are included in the Housing Plan under Goal 5.

7. Housing Plan

The City of San Mateo's primary objective is to maintain and provide a diversity of housing opportunities
for current and future residents. There should be a variety of housing types and sizes, a mixture of rental
and ownership housing, and housing that supports special needs populations, including seniors,
farmworkers, single female heads of household, people with disabilities, and those who are unhoused.
This variety of housing opportunities should accommodate a diverse population, leading to a variety of
household sizes and types at all income levels.

In addition, the city needs to increase housing supply to meet the housing demand caused by current and
future job growth. The types of new housing created should accommodate all income levels consistent
with the city’s RHNA. The goals, polices, and actions contained in this Housing Plan support these
overarching objectives while also ensuring that the city will meet its statutory obligations to affirmatively
further fair housing and facilitate housing production at all income levels.

The City has identified five goals to guide the Housing Element’s policies and programs. The first three are
based upon the “3Ps” framework that seeks to address the region’s housing needs through a combination
of Production, Preservation and Protection and is endorsed by the Association of Bay Area Governments
(ABAG). The fourth goal, or “fourth P,” is Promotion of community engagement and public outreach to
support social resilience, and the fifth goal is to Affirmatively Further Fair Housing (AFFH).

e Production — Facilitate and support the production of new housing at all income levels, but
especially affordable housing. Twenty-one policies with thirty-seven implementing actions have
been identified to support this goal.

e Preservation — Preserve existing housing that is affordable to lower- and middle-income
residents. Six policies with ten implementing actions have been identified to support this goal.

e Protection — Protect current residents to prevent displacement. Seven policies with sixteen
implementing actions have been identified to support this goal.

e Promotion — Promote social resilience through public education and community outreach to
make information more available and accessible. Five policies with ten implementing actions have
been identified to support this goal.

o Affirmatively Further Fair Housing — Address the issues of fair housing, equity and access while
reinforcing the objective that affirmatively furthering fair housing is both a stand-alone priority
and decisively inseparable from achieving the Housing Element’s other goals. Fourteen policies
with sixteen quantified objectives have been identified to support this goal.

8. AQuantified Objectives

In addition to the Sites Inventory and the Housing Plan, the city is required to provide an estimate of actual
housing units that can be preserved and produced given available resources, permits issued and projected
pipeline projects expected to be completed within the next housing cycle. State law recognizes that the
city’s total housing needs exceed available resources and the community's ability to satisfy this need
within the content of the general plan. The total development cost for the RHNA allocation would exceed
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S4 billion dollars, of which over $3 billion would be required to develop the lower-income units. Thus, the
qguantified objectives do not need to completely account for San Mateo’s RHNA but do establish the
maximum number of housing units that can realistically be constructed, rehabilitated, and conserved in
the City over an eight-year timeframe.

For the upcoming housing cycle, the city’s quantified objectives for conservation are 719 units, with 323
being affordable units, and the quantified objectives for construction are 5,639 units, with 1,426 being
affordable units. The total of quantified objectives for the city are 6,358 units, including 1,749 affordable
units. For a full breakdown of units by affordability level and by project or category, see Table 14 —
Quantified Objectives for Cycle 6 (2023 — 2031), in this Section.

9. Review of Prior Housing Element

The final section provides a summary of the key accomplishments, challenges, and opportunities learned

| from the city’s previous Housing Element. The city’s RHNA for the fifth housing cycle (2015 — 2022) was
3,100 units. The city was able to achieve many its goals through successful implementation of most of its
policies and programs but fell short of its affordable housing goals. Key accomplishments include
increased accessory dwelling unit (ADU) production, new funding sources, protecting existing affordable
housing units, and using new technology to speed up development. Significant progress was also made
on the design and entitlement of two affordable housing projects on city-owned properties in Downtown.
From 2015 through January 2022, the City has been able to achieve a total of 2,573 new housing units and
exceed its market rate housing target; however, this only represents 81 percent of the city's RHNA. A
variety of factors have contributed to this production shortfall, including high land and construction costs?,
outdated policies, and community division regarding growth and building heights. The lessons learned
over this past cycle have been used to help inform the Housing Plan in this Housing Element.

! It should be noted during Cycle 5, national and global factors contributed to the high cost of construction including:
a) The Great Recession which affected the banking industry and residential investments; b) COVID-19 pandemic
which contributed to construction worker shortage, and c¢) 2021-2022 Global Supply Chain Crisis which contributed
to construction material cost increases and delays that extended construction schedules locally by a year or more.
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2. INTRODUCTION AND BACKGROUND

The Bay Area continues to see growth in both population and jobs, which means more housing of various
types and sizes is needed to ensure that residents across all income levels, ages, and abilities have a place
to call home. While the number of people drawn to the region over the past 30 years has steadily
increased, housing production has not kept pace, contributing to the housing shortage that communities
around the Bay Area are experiencing today. In many cities, this has resulted in residents being priced out,
increased traffic congestion caused by longer commutes, and fewer people, particularly those in the
middle- and lower-income tiers, being able to purchase homes or meet surging rents.

The Housing Element is part of the City’s General Plan and sets forth the policies and programs to address
the housing needs for San Mateo. It is the City’s eight-year housing strategy from the period of 2023-2031
for how it will meet the community’s housing needs. State law (Government Code Sections 65580-
65589.8) requires that every city and county in California adopt a Housing Element, subject to State
approval, as part of its General Plan. Per SB 375 (Statutes of 2008), the planning period for the Housing
Element is eight years.

Since 1969, State law requires that jurisdictions throughout California complete a Housing Element. The
City itself is not responsible for building or producing this housing, but it must demonstrate that it has
policies and programs in place to support housing construction for all income levels, as well as available
land appropriately zoned to accommodate new housing. The Housing Element must include a variety of
statistics on housing needs, constraints to development, and policies and programs to implement a variety
of housing-related land use actions, and a detailed inventory of “opportunity sites” on which future
housing may be built.

The Housing Element is the only element of a locality’s General Plan that must be approved (“certified”)
by the State, through its Department of Housing and Community Development (HCD) to ensure it meets
all statutory requirements. Having a certified Housing Element is a prerequisite for many State grants and
funding programs. This is the sixth cycle of the Housing Element and covers the eight-year period from
2023 to 2031.

2.1  The-History of San Mateo

One of only two charter cities in San Mateo County, the City of San Mateo was incorporated in 1894 and
is governed by a five-member City Council. The city encompasses 15.9 square miles in the San Francisco
Bay Area in the center of the Peninsula and is currently home to an estimated 105,661 residents.? Its
strategic location at the crossroad of the east-west coastal stagecoach and the north-south railroad drew
a number of residents after its incorporation. The land around this settlement was controlled by some of
the wealthiest families in the state, who created large suburban estates. San Mateo emerged in the
postwar periods as a rapidly expanding and progressive city when the population of the city nearly

2 US Census estimate, April 2020. https://www.census.gov/quickfacts/sanmateocitycalifornia
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quadrupled between 1940 and 1990.3 Some of the current land use constraints, such as voter approved
Measure H, P, and Y in 1991, 2004, and 2020, respectively, which limit heights to 55 feet and density to
no more than 50 units per acre in the city were a direct result of this rapid expansion.

Despite the Measure Y growth limitations, San Mateo has seen a significant amount of growth over the
past two decades. Recent development activity includes a mix of single-family homes, multi-family
dwellings, senior housing, office space, retail areas, hotels, and mixed-use (commercial and residential)
projects.

San Mateo has very few remaining vacant sites with development potential (approximately 40 parcels).
The areas that are undeveloped are generally protected as open space, parks, and waterways. However,
there are many sites that have aging buildings or are under-developed that provide opportunity for new
mixed-use and higher-density housing development. Development interest in San Mateo remains high
with a variety of projects in the pipeline, including those in the early planning stages.

San Mateo’s economy has grown quickly in recent years, in large part due to the strength of Silicon Valley
technology companies and the city’s strategic geographic location. Current low vacancy rates for retail,
office, and industrial space confirm that businesses find San Mateo a desirable location, and new
development projects will produce more non-residential space to help meet that demand. Between 2010
and 2019, the number of jobs in San Mateo increased by 33 percent, and there are currently
approximately 52,800 people* employed in the city. The “professional and technical services” sector,
which includes technology jobs, makes up about 20 percent of local jobs, about the same proportion as
in San Francisco and more than in Silicon Valley. Retail, health care, food services, public agencies, are
other primary employment sectors in the community.

San Mateo’s vibrant Downtown, desirable neighborhoods, diversity of employment options, high quality
public services, and recent developments such as Hillsdale/Bay Meadows and Station Park Green, make
it an ever-popular place to live and work. Major new development in San Mateo is concentrated primarily
near the three Caltrain stations (in the Downtown, Hayward Park and Hillsdale areas), and along El Camino
Real. The city’s three Caltrain stations, extensive bicycle and pedestrian network, SamTrans bus system,
and well-maintained local roadways lead efficiently to destinations in the city, on the Peninsula, and
beyond.

The city has many distinct and diverse individual neighborhoods, including two designated historic
districts, the Downtown and the Glazenwood Historic Districts. The Downtown area, which maintains a
1930s character, is of particular importance and interest with respect to historic structures. The residential
neighborhood of Glazenwood is a unique early 1920's development of Spanish Colonial Revival homes.
Other areas of the city contain buildings of exceptional architectural interest and reflect local historical
periods.

3 Mitchell P. Postel, San Mateo — A Centennial History,” Foreword”, 1994, Page ix.
4 City of San Mateo, General Plan Update - Alternatives Evaluation, 2019.
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San Mateo has about 41,250 housing units; roughly half are rental units and half are occupied by
homeowners, which are also split almost evenly between single-family and multi-family residences. Older
homes are common in San Mateo, with almost 50 percent being 60 years or older. Local housing costs are
very high, driven by high demand and a lack of production, which is due to a variety of factors including
lack of available land and regulatory limits. The average cost for a single-family home in San Mateo is
about $1.7 million, up more than 80 percent in just five years.> A typical rental unit costs $2,900 a month,
31 percent higher than five years ago. With the current median annual income of $166,000, a four-person
household in San Mateo could comfortably afford to purchase a home priced at up to $700,000 — less
than half of the realistic cost.® Even with the high housing costs, the city population continues to increase
and is anticipated to grow by up to 55,000 people by 2040, based on the preliminary land use map that
was selected to be part of the City’s 2040 General Plan Update.

2.2 Legislative Context

Since the city’s last Housing Element was adopted and certified in 2014, several substantive changes to
State housing law and Housing Element requirements have occurred, as summarized below.

Affordable Housing Streamlined Approval Process. Senate Bill 35 (2017), Assembly Bill 168 (2020) and
Assembly Bill 831 (2020). SB 35 created a streamlined, ministerial review process for qualifying
multifamily, urban infill projects in jurisdictions that have failed to approve housing projects sufficient to
meet their State-mandated RHNA. Among other requirements, to qualify for streamlining under SB 35, a
project must incorporate one of two threshold levels of affordable housing: (1) 10 percent of the project’s
units in jurisdictions that have not approved housing projects sufficient to meet their RHNA for above
moderate- income housing or have failed to submit an annual progress report as required under state
law; or (2) 50 percent of the project’s units in jurisdictions that have not approved housing projects
sufficient to meet their RHNA for below moderate-income housing. AB 168 added a requirement to
provide a formal notice to each California Native American tribe that is affiliated with the area of the
proposed project. The Housing Element must describe the City’s processing procedures related to SB 35.
This is discussed further in Appendix B.

Additional Housing Element Sites Analysis Requirements. Assembly Bill 879 (2017) and Assembly Bill
1397 (2017). These bills require additional analysis and justification of the sites included in the sites
inventory of the city’s Housing Element. The Housing Element may only count non-vacant sites included
in one previous housing element inventory and vacant sites included in two previous housing elements if
the sites are subject to a program that allows affordable housing by right. Additionally, the bills require
additional analysis of non-vacant sites and additional analysis of infrastructure capacity, and place size
restrictions on all sites.

Affirmatively Furthering Fair Housing. Assembly Bill 686 (2017). AB 686 law ensures that public entities,
including local governments, administer their programs relating to housing and urban development in a

5 San Mateo County Association of Realtors, 2018
6 CoStar; Economic & Planning Systems, Inc., 2018.
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manner affirmatively to further the purposes of the federal Fair Housing Act and do not take any action
that is materially inconsistent with its obligation to affirmatively further fair housing. It also requires that
housing elements of each city and county promote and affirmatively further fair housing opportunities
throughout the community for all persons regardless of race, religion, sex, marital status, ancestry,
national origin, color, familial status, or disability, and other characteristics protected by the California
Fair Employment and Housing Act, Government Code Section 65008, and any other state and federal fair
housing and planning law. AB 686 requires jurisdictions to conduct an assessment of fair housing in the
housing element, prepare the housing element site inventory through the lens of affirmatively furthering
fair housing, and include program(s) to affirmatively further fair housing.

No-Net-Loss Zoning. Senate Bill 166 (2017). SB 166 amended the No-Net-Loss rule to require that the
land inventory and site identification programs in the Housing Element include sufficient sites to
accommodate the unmet RHNA. When a site identified in the Housing Element as available to
accommodate the lower-income portion of the RHNA is actually developed for a higher income group,
the city must either (1) identify, and rezone if necessary, an adequate substitute site or (2) demonstrate
that the land inventory already contains an adequate substitute site.

AB 1397, Low (Chapter 375, Statutes of 2017). The law made several revisions to the site inventory
analysis requirements of Housing Element Law. In particular, it requires stronger justification when
nonvacant sites are used to meet housing needs, particularly for lower income housing, requires by right
housing when sites are included in more than one housing element, and adds conditions around size of
sites, among others.

Safety Element to Address Adaptation and Resiliency. Senate Bill 1035 (2018). SB 1035 requires the
General Plan Safety Element to be reviewed and revised to include any new information on fire hazards,
flood hazards, and climate adaptation and resiliency strategies with each revision of the housing element.

By Right Transitional and Permanent Supportive Housing. Assembly Bill 2162 (2018) and Assembly Bill
101 (2019). AB 2162 requires the city to change its zoning to provide a “by right” process and expedited
review for supportive housing. The bill prohibits the city from applying a conditional use permit or other
discretionary review to the approval of 100 percent affordable developments that include a percentage
of supportive housing units, either 25 percent or 12 units, whichever is greater. The change in the law
applies to sites in zones where multifamily and mixed uses are permitted, including in nonresidential zones
permitting multifamily use. Additionally, AB 101 requires that a Low Barrier Navigation Center
development be a use by right in mixed-use zones and nonresidential zones permitting multifamily uses
if it meets specified requirements.

Accessory Dwelling Units (ADUs). Assembly Bill 2299 (2016), Senate Bill 1069 (2016), Assembly Bill 494
(2017), Senate Bill 229 (2017), Assembly Bill 68 (2019), Assembly Bill 881 (2019), Assembly 587 (2019),
Senate Bill 13 (2019), Assembly Bill 670 (2019), Assembly Bill 671 (2019), Assembly Bill 3182 (2020). In
recent years, multiple bills have added requirements for local governments related to ADU ordinances.
The 2016 and 2017 updates to State law included changes pertaining to the allowed size of ADUs,
permitting ADUs by right in at least some areas of a jurisdiction, and limits on parking requirements
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related to ADUs. More recent bills reduce the time to review and approve ADU applications to 60 days,
remove lot size requirements and replacement parking space requirements and require local jurisdictions
to permit junior ADUs. AB 68 allows an ADU and a junior ADU to be built on a single-family lot, if certain
conditions are met. The State has also removed owner-occupancy requirements for ADUs, created a tiered
fee structure that charges ADUs based on their size and location, prohibits fees on units of less than 750
square feet, and permits ADUs at existing multi-family developments. AB 671 requires the Housing
Element to include plans to incentivize and encourage affordable ADU rentals. AB 3182 prohibits
homeowner’s associations from imposing rental restrictions on ADUs.

Density Bonus and Development Incentives. Assembly Bill 1763 (2019) and Assembly Bill 2345 (2020).
AB 1763 amended California’s density bonus law to authorize significant development incentives to
encourage 100 percent affordable housing projects, allowing developments with 100 percent affordable
housing units to receive an 80 percent density bonus from the otherwise maximum allowable density on
the site. If the project is within half a mile of a major transit stop, the city may not apply any density limit
to the project, and it can also receive a height increase of up to three additional stories (or 33 feet). In
addition to the density bonus, qualifying projects will receive up to four regulatory concessions.
Additionally, the city may not impose minimum parking requirements on projects with 100 percent
affordable housing units that are dedicated to special needs or supportive housing. AB 2345 created
additional density bonus incentives for affordable housing units provided in a housing development
project. It also requires that the annual report include information regarding density bonuses that were
granted.

Housing Crisis Act of 2019. Senate Bill 330 (2019). SB 330 enacts changes to local development policies,
permitting, and processes that will be in effect through January 1, 2025. SB 330 places new criteria on
the application requirements and processing times for housing developments; prevents localities from
decreasing the housing capacity of any site, such as through downzoning or increasing open space
requirements, if such a decrease would preclude the jurisdiction from meeting its RHNA housing targets;
prohibits localities from imposing a moratorium or similar restriction or limitation on housing
development; prevents localities from establishing non-objective standards; and requires that any
proposed demolition of housing units be accompanied by a project that would replace or exceed the
total number of units demolished. Additionally, any demolished units that were occupied by lower-
income households must be replaced with new units affordable to households with those same income
levels. The City’s processing procedures related to SB 330 are described further in Appendix B.

Surplus Land Act Amendments. Assembly Bill 1486 and AB 1255 (2019). AB 1486 refines the Surplus Land
Act to provide clarity and further enforcement to increase the supply of affordable housing. The law
requires the city to include specific information relating to surplus lands in the Housing Element and
Housing Element Annual Progress Reports, and to provide a list of sites owned by the city or county that
have been sold, leased, or otherwise disposed of in the prior year. AB 1255 requires the city to create a
central inventory of surplus and excess public land each year. The city is required to transmit the inventory
to HCD and to provide it to the public upon request. As of April 2022, the City of San Mateo has identified
three surplus sites, two of which are under negotiations for affordable housing development (4" Avenue
and Railroad Avenue known as the Talbot’s Site), and one is a city parking lot available for affordable
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housing development (located at 308 5™ Avenue).

AB 1486, Ting (Chapter 644, Statutes of 2019). The law expanded the definition of surplus land and added
additional requirements on the disposal of surplus land. In addition, local agencies must send notices of
availability to interested entities on a list maintained by HCD. This list and notices of availability are
maintained on HCD's website. Local agencies must also send a description of the notice and subsequent
negotiations for the sale of the land, which HCD must review, and within 30 days submit written finding
of violations of law. Violations of the Surplus Land Act can be referred to the Attorney General. Finally, it
adds a requirement in Housing Element Law for the jurisdiction to identify which of the sites included in
the inventory are surplus property.

Housing Impact Fee Data. Assembly Bill 1483 (2019). AB 1483 requires the city to publicly share
information about zoning ordinances, development standards, fees, exactions, and affordability
requirements. The city is also required to update such information within 30 days of changes. This Housing
Element describes governmental constraints on the production of housing, including a look at zoning
requirements, development standards, fees, exactions, and affordability requirements. Changes in
requirements made during the Housing Element planning period will also be reported as part of the city’s
annual Housing Element Progress Report.

SB 6, Beall (Chapter 667, Statutes of 2019). Jurisdictions are required to prepare the housing site
inventory on forms developed by HCD and send an electronic version with their adopted housing element
to HCD. HCD will then send those inventories to the Department of General Services by December 31 of
each year.

Housing Opportunity and More Efficiency (HOME) Act. Senate Bill 9, Atkins (Chapter 162, Statutes of
2021). SB 9 requires the City to allow up to two residential dwelling units and residential lot splits in single-
family zones. SB 9 allows for reduced standards, such as setbacks, minimum parcel dimensions, and
parking. The city must apply objective zoning standards that do not preclude construction of up to two
800 square-feet units. To prevent displacement, the State does not allow SB 9 projects to demolish any
affordable or rent controlled housing, or housing that has been occupied by a tenant within the last three
years. Projects that meet the qualifying criteria and requirements must be ministerially approved and are
not subject to CEQA review. The City adopted a local SB 9 Ordinance as described in Policy H1.11.

Senate Bill 10, Wiener (Chapter 163, Statutes of 2021). SB 10 authorizes cities to adopt an ordinance to
zone for up to ten units of residential density on any parcel located within transit rich or urban infill areas.
If adopted, the ordinance allows ministerial approval of up to ten units (not counting ADUs or JADUs) at a
height specified by the City. The intent of this bill is to streamline production of housing in urban infill
neighborhoods with access to transit. SB 10 includes a sunset date of January 1, 2029; the City has
identified Policy H1.13 to evaluate sites and “Missing Middle” housing policies consistent with SB 10 by
2024.
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2.3 Consistency with the General Plan

As this Housing Element is being developed, the city is also undertaking a larger effort to comprehensively
update the General Plan. Section 3.4.6 provides additional information about the General Plan Update.
The Housing Element is the only chapter in a general plan with statutorily-prescribed timelines for
completion, so it is being prepared on a shorter schedule than the rest of the General Plan Update, which
is anticipated to be adopted by the end of 2023. To ensure internal consistency among all General Plan
elements, work on both the General Plan Update and the Housing Element Update is being coordinated.
Other elements of the General Plan that specifically require updates statutorily triggered by the Housing
Element include:

e Flood Hazard and Management (Gov. Code § 65302(d)(3) and (g)(2)(B))
e Fire Hazard (Gov. Code § 65302 and 65302.5) (Safety Element updates)
e Environmental Justice (Gov. Code § 65302(h))

e (Climate Adaptation (sustainability throughout the General Plan Update)

All four of these topics will be addressed as part of the General Plan Update. To ensure ongoing
consistency among all elements of the General Plan, the City tracks all General Plan amendments as they
occur and prepares revisions as needed. This will ensure ongoing consistency throughout the planning
period.

2.4 Water/Sewer Capacity

As part of the Housing Element, jurisdictions must provide information regarding water and sewer
capacity to accommodate future development. In addition, jurisdictions must include narratives about
how they will comply with two specific pieces of legislation, SB 1087 and SB 244.

e SB 1087 - Housing Elements — Requires a city to immediately forward its adopted Housing
Element to its water providers so they can grant priority for service allocations to proposed
housing developments that include units affordable to lower-income households.

e SB 244 -Land Use and General Plans — Requires cities and counties, prior to adoption of a housing
element, to address the infrastructure needs of disadvantaged unincorporated communities
outside the city’s limits but within the city’s planning area. Because the city’s planning area does
not contain any unincorporated areas, no such conditions exist.

The cities, water districts and private utilities represented by the Bay Area Water Supply and Conservation
Agency (BAWSCA) rely upon the Hetch Hetchy system for water to protect the health, safety and economic
well-being of 1.8 million citizens, businesses and community organizations. Together, the BAWSCA
agencies account for two-thirds of water consumption from the system and pay for two-thirds of its
upkeep.

The regional water system provides water to 2.7 million people in San Francisco, Santa Clara, Alameda
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and San Mateo counties. Eighty-five percent of the water comes from Sierra Nevada snowmelt stored in
the Hetch Hetchy reservoir situated on the Tuolumne River in Yosemite National Park. Hetch Hetchy water
travels 160 miles via gravity from Yosemite to the San Francisco Bay Area. The remaining 15 percent of
water comes from runoff in the Alameda and Peninsula watersheds and is captured in reservoirs located
in San Mateo and Alameda counties. Overall, this regional system, which consists of over 280 miles of
pipelines, over 60 miles of tunnels, 11 reservoirs, five pump stations and two water treatment plants,
delivers approximately 260 million gallons of water per day.

The City’s water providers are California Water Company (Cal Water) and Estero Municipal Improvement
District (EMID). Cal Water’s Mid-Peninsula District, which includes the City of San Carlos, serves the
majority of San Mateo, and EMID serves the bayside portions of San Mateo east of Seal Slough and the
City of Foster City.

The City’s wastewater treatment plant, which is currently undergoing upgrades that are expected to be
completed in 2024, is jointly owned by the City of San Mateo and the City of Foster City/Estero Municipal
Improvement District (EMID). The treatment facility serves more than 130,000 people and businesses in
its service area at an average flow of 12 million gallons each day. By effectively treating wastewater at an
advanced biological treatment facility, the plant helps keep San Francisco Bay environmentally clean and
safe.

Both Cal Water and EMID have adopted Urban Water Management Plans that were developed based on
the City’s existing zoning densities. Since the City will not need to increase density or rezone any sites to
meet its RHNA, combined with increased water efficiency and conservation requirements for new
development, there appears to be sufficient water capacity to serve at least 7,015 new housing units by
2031. However, it needs to be noted that the region is experiencing a prolonged drought and there are
significant concerns about the ability to maintain water supply into the future if current drought
conditions persist. The City will continue to collaborate with the two water providers as part of its General
Plan Update to ensure there is an adequate and sustainable water supply for current and future
development.

The upgrades to the sewage treatment facility will result in increased capacity to serve San Mateo and
Foster City well into the future. Based on this information, it is anticipated that the City has sufficient
water service capacity and sewage processing capacity to meet new housing development needs for this
housing cycle. The current facilities and/or infrastructure are reported to be in good operating condition.
Therefore, it is determined that the City has sufficient capacity to serve the 7,015 housing units stipulated
the 2023-2031 Regional Housing Needs Allocation. Policy H1.20 supports this finding and helps to ensure
that the City’s water and sewer providers promptly receive the adopted Housing Element and prioritize
now housing projects for sewer and water connections.
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3. HOUSING NEEDS AND SITES INVENTORY

3.1 Housing Needs Summary

The Plan Bay Area 2050 Final Blueprint® forecasts that the nine-county Bay Area will add 1.4 million new
households between 2015 and 2050. For the eight-year timeframe covered by this Housing Element, the
Department of Housing and Community Development (HCD) has identified the region’s housing need as
441,176 units. The total number of housing units assigned by HCD is separated into four income categories
that cover housing types for all income levels, from extremely low-income households to market rate
housing.

Every year, the US Department of Housing and Urban Development (HUD), in conjunction with the State
of California, establish income categories based on the median income in each county. Based on new
requirements for the completion of the Housing Element, jurisdictions must now report on the following
categories of income:

e Extremely Low Income: 0-30% of Area Median Income, or AMI
e Very Low Income: 30-50% AMI

e Low Income: 50-80% AMI

e Moderate Income: 80-120% AMI

e Above Moderate Income: 120%+ AMI

The following table illustrates the income categories for San Mateo County in 2022. The median income
for a family of four is $166,000.

Table 1: Income Limits for San Mateo County, 2022

Number of
Persons in 7
Household:

San Acutely  $17,450 $19,900 $22,400 $24,900 $26,900 $28,900 $30,900 $32,850
Mateo Low

County Extremely $39,150 $44,750 $50,350 $55,900 $60,400 $64,850 $69,350 $73,800
Area Low

Median Very Low $65,250 $74,600 $83,900 $93,200 $100,700 S$108,150 $115,600 $123,050
Income: come

5166,000 Low $104,400 S$119,300 $134,200 $149,100 $161,050 $173,000 $184,900 $196,850
Income

Median $116,200 $132,800 $149,400 166,000 $179,300 $192,550 $205,850 $219,100
Income

Moderate $139,450 $159,350 $179,300 $199,200 $215,150 $231,050 $247,000 $262,950
Income

Source: State of California Department of Housing and Community Development, May 13, 2022.
https://www.hcd.ca.qgov/qrants-funding/income-limits/state-and-federal-income-limits.shtml|

The Regional Housing Needs Determination (RHND) is based on population projections produced by the
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California Department of Finance (DOF) as well as adjustments that incorporate the region’s existing
housing need. The adjustments result from recent legislation requiring HCD to apply additional
adjustment factors to the baseline growth projection from the DOF, in order for the regions to get closer
to healthy housing markets. To this end, adjustments focus on the region’s vacancy rate, level of
overcrowding and the share of cost burdened households and seek to bring the region more in line with
comparable ones.” These new laws governing the methodology for how HCD calculates the RHND resulted
in a significantly higher number of housing units for which the Bay Area must plan compared to previous
RHNA cycles.

Almost all jurisdictions in the Bay Area received a larger RHNA this cycle compared to the last cycle,
primarily due to changes in state law that led to a considerably higher RHND compared to previous cycles.
The allocation that San Mateo received from the Draft RHNA Methodology is broken down by income
category as follows:

Table 2: Final Regional Housing Needs Allocations

San Mateo

San Mateo Bay Area San Mateo County Bay Area
Income Group County Units Units Percent Percent Percent
Very Low Income 1,777 12,196 114,442 25.3% 25.6% 25.9%
(<50% of AMI)
Low Income (50%- 1,023 7,023 65,892 14.6% 14.7% 14.9%
80% of AMI)
Moderate Income 1,175 7,937 72,712 16.7% 16.6% 16.5%
(80%-120% of AMI)
Above Moderate 3,040 20,531 188,130 43.3% 43.1% 42.6%
Income (>120% of
AMI)
Total 7,015 47,687 441,176 100.0% 100.0% 100.0%

Source: Association of Bay Area Governments Final Regional Housing Needs Allocations Plan, adopted on December 16, 2021
and approved by California Housing and Community Development on January 12, 2022.

3.2 Demographics

The following are key facts regarding the City’s demographic data and housing needs and issues from the
demographic report, which can be found in Appendix A.

e Population — Generally, the population of the Bay Area continues to grow because of natural
growth and because the strong economy draws new residents to the region. The population of
San Mateo increased by 11.5% from 2000 to 2020, which is below the growth rate of the Bay Area.

e Age — In 2019, San Mateo’s youth population under the age of 18 was 21,827 and senior
population 65 and older was 16,093. These age groups represent 20.9% and 15.4%, respectively,
of San Mateo’s population.

e Race/Ethnicity — In 2020, 40.9% of San Mateo’s population was White while 1.9% was African
American, 26.2% was Asian, and 25.1% was Latinx. People of color in San Mateo comprise a
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proportion below the overall proportion in the Bay Area as a whole.

o Employment — San Mateo residents most commonly work in the Financial & Professional Services
industry. From January 2010 to January 2021, the unemployment rate in San Mateo decreased by
3.6 percentage points. Since 2010, the number of jobs located in the jurisdiction increased by
16,810 (42.7%). Additionally, the jobs-household ratio in San Mateo has increased from 1.17 in
2002 to 1.45 jobs per household in 2018.

o Number of Homes — The number of new homes built in the Bay Area has not kept pace with the
demand, resulting in longer commutes, increasing prices, and exacerbating issues of displacement
and homelessness. The number of homes in San Mateo increased 3.6% from 2010 to 2020, which
is below the growth rate for San Mateo County and below the growth rate of the region’s housing
stock during this time period.

e Home Prices — A diversity of homes at all income levels creates opportunities for all San Mateo
residents to live and thrive in the community.
o Ownership The largest proportion of homes had a value in the range of $1M-$1.5M in 2019.
Home prices increased by 115.6% from 2010 to 2020.
o Rental Prices — The typical monthly rent for an apartment in San Mateo was $2,380 in 2019.
Rental prices increased by 74.2% from 2009 to 2019. To rent a typical apartment without cost
burden, a household would need to make $95,240 per year.

e Housing Type — It is important to have a variety of housing types to meet the needs of a
community today and in the future. In 2020, 44.3% of homes in San Mateo were single family
detached, 9.9% were single family attached, 6.3% were small multifamily (2-4 units), and 39.4%
were medium or large multifamily (5+ units). Between 2010 and 2020, the number of multi-family
units increased more than single-family units. Generally, in San Mateo, the share of the housing
stock that is detached single family homes is below that of other jurisdictions in the region.

e Cost Burden — HUD considers housing to be affordable for a household if the household spends
less than 30% of its income on housing costs. A household is considered “cost-burdened” if it
spends more than 30% of its monthly income on housing costs, while those who spend more than
50% of their income on housing costs are considered “severely cost-burdened.” In San Mateo,
20.8% of households spend 30%-50% of their income on housing, while 16.8% of households are
severely cost burden and use the majority of their income for housing.

e Displacement/Gentrification — According to research from The University of California, Berkeley,
0.0% of households in San Mateo live in neighborhoods that are susceptible to or experiencing
displacement, and 0.0% live in areas at risk of or undergoing gentrification. 63.4% of households
in San Mateo live in neighborhoods where low-income households are likely excluded due to
prohibitive housing costs. There are various ways to address displacement including ensuring new
housing at all income levels is built.

o Neighborhood — 56.4% of residents in San Mateo live in neighborhoods identified as “Highest
Resource” or “High Resource” areas by State-commissioned research, while 0.0% of residents live
in areas identified by this research as “Low Resource” or “High Segregation and Poverty” areas.
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These neighborhood designations are based on a range of indicators covering areas such as
education, poverty, proximity to jobs and economic opportunities, low pollution levels, and other
factors.

e Special Housing Needs — Some population groups may have special housing needs that require
specific program responses, and these groups may experience barriers to accessing stable housing
due to their specific housing circumstances. In San Mateo, 9.1% of residents have a disability of
some kind and may require accessible housing. Additionally, 9.0% of San Mateo households are
larger households with five or more people, who likely need larger housing units with three
bedrooms or more. 9.1% of households are female-headed families, which are often at greater
risk of housing insecurity.

3.3 Units at Risk of Conversion to Market Rate

State law requires that each city provide analysis and programs for preserving existing affordable multi-
family rental housing units that were developed with public subsidies. Units at risk of conversion are those
units in which the restrictions, agreements or contracts to maintain the affordability of the units expire or
are otherwise terminated. At expiration, units may revert to market rate, rendering them no longer
affordable to the people living in them. Loss of affordability can occur at the termination of bond funding,
the expiration of density bonuses, and other similar local programs.

The potential loss of existing affordable housing units is an important issue to the City due to displacement
of lower-income tenants and the limited alternative housing for such persons. It is typically less expensive
to preserve the affordability of these units than to subsidize construction of new affordable units due to
the inflation of land and construction costs which has occurred since the original development of the
affordable housing projects.

3.3.1 Preservation and Replacement Options

Based on City records and information from the California Housing Partnership Corporation, a total of 65
units in San Mateo have affordability covenants that will expire during the next ten years (2023-2033):

Bridgepointe Condominiums. This development from 1999 contains the City’s first Below Market Rate
(BMR) units, 59 in all, of which 24 are very low income (50% AMI) and the remainder (35) are at 120% of
AMI, at the top of the moderate-income level. The expiration date for the 59 units is 2027, and the city
has included a program (H 2.2) to assist in the preservation of these units. However, the 24 very low-
income units are most at risk since rents at 120% of median are closer to market rate.

Belmont Building. Originally financed in 1993, this project involved the conversion of six units to family
rentals, serving very low-income households (50% AMI). The affordability of the project was created
through loans in two programs. Federal HUD loans were used for the rehabilitation of the building. These
loans are set to expire in 2032. The developer of this project was a private entity, but a longtime
participant in the Section 8 voucher program.

Preservation of at-risk projects can be achieved in a variety of ways, with adequate funding availability.
Alternatively, units that are converted to market rate may be replaced with new assisted multi-family
units with specified affordability timeframes.
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Rehabilitation Projects. The City funds rehabilitation projects for low-income residents of San Mateo to
promote access to suitable living environments within each home. The Minor Home Repair program is
funded through the Community Development Block Grant (CDBG) program and serves an annual goal of
10 units through general repairs, 14 units through accessibility modifications, and 7 units through
weatherization upgrades. Furthermore, the City provides low-interest loans for rehabilitation projects of
up to $60,000 per home for low-income homeowners through the CALHOME program. During this cycle,
10 rehabilitation loan projects are anticipated to be completed. Overall, these programs will result in the
rehabilitation of a total of 258 affordable housing units.

3.3.2 Rental Assistance

State, local, or other funding sources can be used to provide rental subsidies to maintain the affordability
of at-risk projects. These subsidies can be structured to mirror the Housing Choice Voucher/Section 8
program, whereby the subsidy covers the cost of the unit above what is determined to be affordable for
the tenant’s household income (including a utility allowance) up to the fair market value of the apartment.
Unit sizes for the at-risk properties range from studios to two-bedroom units and are generally reserved
for very low-income households. The total annual subsidy to maintain the 30 at-risk units (the 24 from
Bridgepointe and the six from Belmont Building) is estimated at about $600,000.

3.3.3 Transfer of Ownership

If the current organizations managing the units at risk are no longer able to maintain the project,
transferring ownership of the affordable units to a nonprofit housing organization is a viable way to
preserve affordable housing for the long term. The estimated market value for the 30 affordable units
that are potentially at high risk of converting to market rate is nearly $350,000 per unit, or $10.5 million
total.

3.3.4 Construction of Replacement Units

The construction of new low-income housing can be a means to replace at-risk units, though extremely
costly. The cost of developing new housing depends on a variety of factors including density, size of units,
construction quality and type, location, land and development costs. Using the Terner Center’s research
on the cost to develop affordable housing around the Bay Area, the cost to replace the units could be as
much as $700,00 per unit, or $21 million.

3.3.5 Entities Interested in Participating in California's First Right of Refusal Program
An owner of a multi-family rental housing development with rental restrictions (i.e., is under agreement
with federal, State, and local entities to receive subsidies for low-income tenants), may plan to sell their
“at risk” property. The California Department of Housing and Community Development (HCD) have listed
qualified entities that may be interested in participating in California's First Right of Refusal Program. If an
owner decides to terminate a subsidy contract or prepay the mortgage or sell or otherwise dispose of the
assisted housing development, or if the owner has an assisted housing development in which there will
be the expiration of rental restrictions, the owner must first give notice of the opportunity to offer to
purchase to a list of qualified entities provided to the owner.
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HCD has identified six entities that may be interested in participating in California's First Right of Refusal
Program in San Mateo County:

o ROEM Development Corporation

e Northern California Land Trust, Inc.

e Housing Corporation of America

e  Mid-Peninsula Housing Coalition

e Affordable Housing Foundation

e Alta Housing (previously Palo Alto Housing Corp)

Of these entities, some have worked specifically in San Mateo, and others have completed projects in
surrounding areas. If a development becomes at risk of conversion to market-rate housing, the city will
maintain contact with local organizations and housing providers who may have an interest in acquiring at-
risk units and will assist other organizations in applying for funding to acquire at-risk units.

3.3.6 Funding Sources

A critical component to implement any of these preservation options is the availability of adequate
funding, which can be difficult to secure. In general, Low-Income Housing Tax Credit funding is not readily
available for rehabilitation and preservation, as the grant application process is highly competitive and
prioritizes new construction. The City’s previous ongoing funding source, Low/Mod Housing Funds
available through the Redevelopment Agency, no longer exists due to the dissolution of Redevelopment
more than a decade ago. However, affordable housing impact fees are a new, local funding source, and
the city may consider developing inclusionary zoning in lieu fees as well. Additional available funding
sources that can support affordable housing preservation include sources from the federal and state
governments, as well as local and regional funding.

Federal Funding

e HOME Investment Partnerships (HOME) Program

e Project-Based Vouchers (Section 8)

e Section 811 Project Rental Assistance

e Veterans Affairs Supportive Housing (VASH) Vouchers

State Funding

e Affordable Housing and Sustainable Communities (AHSC) Program
e Golden State Acquisition Fund (GSAF)

e Project Homekey

e Housing for a Healthy California (HHC)

e  Multifamily Housing Program (MHP)

e National Housing Trust Fund

e Predevelopment Loan Program (PDLP)

e Permanent Location Housing Allocation (PLHA)
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Regional, Local, and Nonprofit Funding

e San Mateo County Affordable Housing Fund

o Housing Successor Agency for the Redevelopment Agency
e City Housing Fund

e Commercial Linkage Fee (CLF)

e City General Fund

As noted in the Goals, Policies and Programs, the City will work with the owners of both the Bridgepointe
and Belmont Building projects prior to the expiration of their affordability restrictions to develop a plan
to retain the units as affordable, replace the units elsewhere, or relocate tenants into alternative housing
that is affordable to them.

3.4 RHNA Allocation Summary and Methodology

3.4.1 Legislative Context for the Housing Element’s Inventory of Sites

Per State law, the State of California, in conjunction with Association of Bay Area Governments (ABAG),
has projected future population figures for the nine Bay Areas counties which translates into the need for
additional housing units. Each jurisdiction is then assigned a portion of the regional need based on factors
such as growth of population and adjusted by factors including proximity to jobs, and high resource areas
that have excellent access to amenities such as good school and employment centers. This assignment is
known as the Regional Housing Needs Allocation (RHNA). Each jurisdiction must ensure that there is
enough land at appropriate zoning densities to accommodate its RHNA in its Housing Element in four
income categories (very low-, low-, moderate- and above moderate-income). The RHNA for City of San
Mateo for the Housing Element 2023-2031 is 7,015 units, which are broken down by income category in
Table 3.

Table 3: San Mateo RHNA Targets Summary

Income Category Very Low Low Moderate Above Total
2023-31 Allocation 1,777 1,023 1,175 3,040 7,015
Table Source: Housing Element Cycle 6 RHNA Allocation

A key component of the Housing Element is a projection of a jurisdiction’s housing supply. State law
requires that the element identify adequate sites for housing, including rental housing, factory-built
housing, and mobile homes, and make adequate provision for the existing and projected needs of all
economic segments of the community. This sites list is required to include an inventory of land suitable
for residential development, including vacant sites and sites having potential for redevelopment, including
analysis of the development capacity that can realistically be achieved for each site.

The purpose of the Sites Inventory is to evaluate whether there are sufficient sites with appropriate zoning
to meet the RHNA goal. Itis based on the City’s current land use designations and zoning requirements.
The analysis does not include the economic feasibility of specific sites, nor does it take into consideration
the owner’s intended use of the land now or in the future. It does not dictate where residential
development will actually occur, and the decision whether or not to develop any particular site always
remains with the owner of the property, not the City. Based on previous Housing Elements, the City
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anticipates that some of the sites on the list will be developed with new housing, some will not, and some
housing will be built on sites not listed in the inventory. The Sites Inventory is further outlined below, with
a breakdown of the units in Table 8. The complete Sites Inventory is included as Appendix C.

A number of new housing laws have significantly changed how a sites inventory is developed, introducing
changes to the following components of the site inventory:

e Design and development of the site inventory (SB 6, 2019)

e Requirements in the site inventory table (AB 1397, 2017 AB 1486, 2019)
e (Capacity calculation (AB 1397, 2017)

e Infrastructure requirements (AB 1397, 2017)

e Suitability of nonvacant sites (AB 1397, 2017)

Size of site requirements (AB 1397, 2017)

Locational requirements of identified sites (AB 686, 2018)

Sites identified in previous housing elements (AB 1397, 2017)
Non-vacant site replacement unit requirements (AB 1397, 2017)

e Rezone program requirements (AB 1397, 2017)

These laws are further described in Section 2.2 (Legislative Context) of the Housing Element_and were
adhered to for development of the Sites Inventory.

3.4.2 Site Inventory Methodology

City staff inventoried vacant and underutilized parcels in San Mateo to determine what land is available
for development at various levels of density. Types of sites included:

e Vacant sites zoned for residential use.

e Vacant sites zoned for nonresidential use that allow residential development.

e Residentially zoned sites, including non-residentially zoned sites with a residential overlay, that
are capable of being developed at a higher density (non-vacant sites, including underutilized
sites).

e Sites owned or leased by a city, county, or city and county.

The number of units that might be able to be developed at various affordability levels was then estimated,

e.g., available land zoned at higher densities can be counted toward the very low- and low-income level

needs, and land zoned at lower densities are counted toward the moderate and above moderate-income

housing need. The analysis was then completed using the actual average residential densities for
| comparable developments built on land with various zoning designations over the past five years.

The City of San Mateo's Sites Inventory for future housing includes property zoned for multi-family use
that is currently vacant as well as land that is underutilized. Sites that are zoned commercial or office but
allow residential uses were included. As seen in Table 8 below, the adequate sites analysis demonstrates
that there is enough land with sufficient zoning capacity to meet the City’s RHNA. The analysis for
affordable housing units for extremely low, very low, and low-income households is based on the
assumption that land zoned at densities higher than 30 units to the acre can facilitate affordable housing
development, given the City’s inclusionary requirements of 15%. More than 50% of the City’s below
market rate housing would be developed on lands that are underutilized. However, the city is experiencing
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a high volume of residential and mixed-use development projects looking to revitalize these sites and
seeking density bonus and other incentives to achieve higher density residential development. Example
projects that demonstrate this trend are included in Attachment C.

3.4.3 Site Inventory Approach

Staff conducted a site-by-site review of all potential development sites, citywide. As is demonstrated
below, there are enough sites with sufficient acreage that can meet the RHNA, plus a reasonable buffer,
within the existing zoning densities and the growth limits of the voter-approved initiative known as
Measure Y.” However, it should be noted that because of the density limit set by Measure Y, additional
sites and overall acreage are included in the Sites Inventory to meet the RHNA. It is anticipated that once
the land use map in the City’s 2040 General Plan Update is adopted, half as many sites currently listed
would be needed to achieve the RHNA for this housing cycle.

Development Potential Ranking. Each site — or potential aggregation of sites — was analyzed to discern
the likelihood and feasibility of development during the period 2023-2031. Factors such as
underperforming or vacant uses, owner or developer interest, age and size of current improvements, site
size, and site constraints were reviewed. Depending on these considerations, sites were ranked from 1 to
5, with 1 being a site unlikely to develop/redevelop within the planning period, and 5 being highly likely
to develop/redevelop during the period. Samples of these rankings include, but are not limited to:

e National chain gas stations, national chain fast food restaurants, and community-serving grocery
stores. The State has indicated these types of sites are the most difficult to justify including in an
inventory. Generally, no sites in this category are included in the inventory; however, the city has
identified two groups of sites with redevelopment interest that are ranked 4 (sites within
Bridgepointe Shopping Center and Bel Mateo’s Olympic Plaza_shopping area).

o Sites that are extremely small (less than 0.5 acres in size) with little opportunity for aggregation,
sites that may require substantial environmental clean-up, and other heavily constrained sites.
No sites in this category are included in the inventory.

e Sites with existing uses that could be redeveloped along with adjacent parcels, but which may
have multiple owners, small underperforming strip malls, and certain office developments. Many
of the City’s sites are within this category but follow recent trends of consolidation and
development patterns in the City.

e Sites that have uses on them but in which a developer has expressed interest in the site, shopping
malls with significant potential for redevelopment, adjacent sites with only one or two owners,
and low-density commercial developments in high-density areas. Many of the City’s sites are
within this category.

e large sites with potential for substantial development, vacant sites, or sites with proposed or soon
to be proposed projects and approved projects that have not yet been built. Majority of the City’s
sites are in this category and have either proposed or approved projects that have not yet been
built.

Zoned versus Realistic Capacity. When establishing realistic unit capacity calculations, the jurisdiction
must consider current development trends of existing or approved residential developments at a similar
affordability level in that jurisdiction, as well as the cumulative impact of standards such as maximum lot

7 Measure Y imposes growth limits on the height, density and intensity of new development that can be built in San Mateo
through 2030.
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coverage, height, open space, parking, and floor area ratios. The capacity methodology must be adjusted
to account for any limitation as a result of availability and accessibility of sufficient water, sewer, and dry
utilities. For non-residential zoned sites (mixed-use areas or commercial sites that allow residential
development), the capacity methodology must account for the likelihood of residential development on
these sites. While a site may be zoned to accommodate, say, 100 units, site constraints or other
development standards may preclude development to the full 100 units.

Residential Zones. Since the certification of the last Housing Element, a series of new laws have been
implemented that make it easier for developers to use the State density bonus provisions by providing a
certain percentage of units in proposed developments as affordable.? As a result, many developers are
taking advantage of the additional density offered, which has resulted in significant changes to the
realistic capacity for development. The following table illustrates that for last six years, from 2017-2022,
a significant number of residential development projects have been proposed and/or approved at
densities meeting or exceeding 100% of zoned density (11 of 14 infill projects). Although the State has
specifically stated that cities cannot rely on density bonuses alone to calculate capacity (primarily
because use of the density bonus is optional), cities can use up to 100% of zoned density as the realistic
capacity as long as they can demonstrate that as-built densities are consistently above zoned density.

Table 4: 2017 — 2022 Residential Project Densities

Infill iz\éelopment “/IIDZXnS;i/e Percent of R;::I;Rg
ress (DU/A) Base Density (DU/A)
1650 Delaware St. 1.1 73 50 133% 68
BM Montara, 2775 S. Delaware St. 1 68 50 136% 68
Central Park South, 31 9th Ave. 1.1 60 50 109% 56
;t;:a/';:’ea;':_Gree”’ 17905. 12 599 50 100% 50
200/210S. Fremont St. 0.4 15 50 75% 43
BM Morgan, 2901 E. Kyne St. 1.6 82 50 103% 51
BM Res 6, 3069 E. Kyne St. 1.1 54 50 98% 50
Passage, 666 Concar Dr. 14.5 961 50 133% 66
1919 O’-Farrell St. 0.7 49 50 140% 69
4 W. Santa Inez Ave. 0.25 10 40 100% 40
1 Hayward Ave. 0.29 18 44 142% 61
222 E 4 Ave. 113 10 50 18% 9
500 E 3™ Ave. 1.51 111 50 148% 74
401 Concar Dr. 2.81 191 50 136% 68
Aggregate Units per Acre 33.5 1,961 112% 58.3

8 For more than forty years, California’s Density Bonus Law (Government Code Section 65915 et seq.) has been a mechanism to
encourage developers to incorporate affordable units within a residential project in exchange for density bonuses and relief from
other base development standards through concessions and waivers. The amount of additional density allowed depends on the
level of affordability provided
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Max B Resulti
Outlier Development ox .ase Percent of = .|ng
Address Acres Density Base Densit Density
(DU/A) Y (DU/A)
1, 2 and 3 Waters Park Dr. 11.1 190 35 49% 17
Promenade, 220 N. Bayshore Blvd. 2.1 42 50 40% 20
Peninsula Heights, 2988 Campus Dr. 15.5 290 35 53% 19
Outlier Aggregate Units per Acre 28.7 522 47% 18.2

Although the maximum base densities of Multi-family Zones R3, R4 and R5 range from 35 to 50 dwelling
units per acre, the average residential density for recently approved projects is 58.3 dwelling units per
acre (du/ac) due to projects almost always utilizing State Density Bonus provisions. Therefore, it is
appropriate and justifiable to use the maximum density of 50 du/ac as the realistic capacity for many of
the new infill housing development sites that have comparable characteristics to these recently approved
projects. However, there were three outlier development projects that had much lower densities than
the infill housing projects. These developments had specific site and use related restrictions such as being
in the flood zone, being located far away from transit, or being used for ownership housing instead of
rental housing. These outlier projects had an average density of 18.2 du/ac, which can be used as a density
assumption for sites that have similar challenges or site characteristics. Based on this history, the Sites
Inventory generally calculates the realistic capacity as follows:

o 100% of base zoned density for infill sites zoned as multi-family residential (R3, R4, R5);

e (Calculated at either 50 du/ac or 35 du/ac in accordance with base zoning;

e For sites smaller than 0.5 acre, 50% of base density; and

e  For sites with characteristics similar to the outlier projects, density estimated at 18.2 du/ac.

Mixed-Use/Commercial Zones. San Mateo has several office and commercial zones that also allow
residential development. As a result, a significant number of projects in the last six years located in
commercial or mixed-use zones have included a residential component. The only commercial zone that
prohibits residential uses is the C-4 Service Commercial district, which includes uses such as auto repair
and light industrial uses and encompasses less than 1% of the total commercial-zoned land within the
city. Table 5 shows the number of approved projects on sites in commercial and mixed-use zones from
2017-2022.

Although the percentage of residential uses in these projects varied, the average density was 49 units to
the acre_(98% of base zoned density). Since historically 80% of the commercially zoned sites included
housing, the State guidance is to extrapolate the trend by multiplying the 80% probability times the 49
du/ac average, which results in 39 du/ac. For those sites that assume mixed-use with residential
components in the sites inventory, potential density is assumed more conservatively at 30 to 35 du/ac.
For small sites less than 0.5 acres, it was generally assumed that the realistic capacity would be
approximately 50% of zoned capacity, given the physical constraints associated with maximizing use of
those sites.
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Table 5: 2017 — 2022 Planning Development Approvals

% of
Project
Address Dwelling | Residential Dwelling Units

Development Type Description (approx.) Base Zoning per Acre
2946 S. Norfolk St.  Demo 166-room 0 0% C2-1: 2.28 N/A
Hotel hotel. Construct new Commercial

5-story building with that allows

182 hotel rooms. hotel
1 Franklin Pkwy New 4-story office 0 0% BMSP: 9.86 N/A
Office building located Office per

within Bay Meadows the Bay

Phase | Meadows

Specific Plan

520 S. El Camino Addition and 0 0% E2-2: Office 2.32 N/A
Real renovation of 9-story
Office office building.
2750 S. Delaware New 4-story office 0 0% BMSP: 5.37 N/A
St. building located Office per
Office within Bay Meadows the Bay

Phase Il (Station Block Meadows

1) Specific Plan
180 E. 3rd Ave. Demo commercial 0 0% CBD: 0.16 N/A
Mixed-Use building. New 3-story Commercia,

mixed-use building office, DT

with retail and office residential

uses.
21 Lodato Ave. Demo single-family 3 100% C2-1: 0.21 14
Triplex dwelling. Construct Commercial

new, detached

townhomes.
2089 Pacific Blvd. Conversion of eight 8 100% TOD: Mixed- 2.37 3
Mode Apartments  two-bedroom units Use
Multi-Family into 16 studio units

for a net increase of 8

units.
4 W. Santa Inez Demo two single- 10 100% R4: Multi- 0.25 40
Multi-Family family dwellings. Family

Construct new multi- Dwelling

family condominium

building.
222 E 4th Ave. Demo existing grocery 10 7% CBD/R: 1.13 9
Mixed-Use store. New mixed-use Commercial

development with with

retail (grocery), office residential

and residential uses. overlay
405 E. 4th Ave. Demo 2 historic 15 16% CBD-S: 0.51 30
Mixed-Use structures. New 4- Commercial

story office and and DT

residential building. Residential
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Demo existing

Mixed-Use

406 E 3rd Ave.
Mixed-Use

1919 O’Farrell St.
Multi-Family

303 Baldwin Ave.
Mixed-Use

2700 S. El Camino
Real
Mixed-Use

Bay Meadows
Site Address TBD

Mixed-Use

2775 S. Delaware
St.
Multi-Family

1650 S. Delaware
St.

commercial and
residential uses (5
units). New mixed-use
development with
office and residential
uses.

Demo existing
commercial buildings.
New 4-story office
and residential
building.

Demo existing office
building. New 5-story
residential apartment
building.

Demo existing grocery
store. New 5-story
mixed-use building
with ground floor
commercial and office
and residential uses
above.

Demo two
commercial buildings.
New 5-story
commercial and
residential building.
New 4-story mixed-
use building on MU2
Block with ground
floor retail uses and
office above; and new
4-story mixed-use
building on MU3 Block
with ground floor
retail uses and
residential above.
New residential
apartment building
(100% affordable)

Demo the existing
office building. New 5-

ELEMENT

25

49

64

68

67

73

77%

14%

100%

40%

80%

15%

100%

100%

E2-1/R4:
Office with
residential

overlay

0.29

CBD-S:
Commercial
and DT
Residential

0.88

E1-1/R4: 0.71
Office with
residential
overlay
C1-2/R5:
Commercial,
office with
residential

overlay

0.93

C3-1/R4:
Commercial
with
residential
overlay
BMSP: 1.51
Mixed-Use

per Bay

Meadows

Specific Plan

1.00

BMSP:
Mixed-Use
per Bay
Meadows
Specific Plan
TOD: Mixed-
Use

1.00

1.07

28

69

68

68

44

68

68

M-ulti—Famin story 73-unit
residential apartment
building
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99-157 E. 5th Ave.  Demo existing surface 80 90% CBD/R: 1.20 67
Mixed-Use parking lot. New 5- Commercial

story mixed-use with

building with retail residential

and residential uses. overlay
500 E 3™ Ave. Demo existing retail 111 33% CBD-S: 151 74
Mixed-Use and residential Commercial

structures (8 units). and DT

New mixed-use Residential

development with

office and residential

uses.
1, 2 and 3 Waters Demo office campus. 190 100% Rezoned 11.13 17
Park Dr. New multi-family from E1:
Multi-Family buildings with single- Office to R3

family, townhouses multi-family

and condominium

units.
401 Concar Dr. Demo surface parking 191 100% TOD: Mixed- 2.82 68
Mixed-Use lot. New residential Use

apartment building.
480 E 4™ Ave. Demo surface parking 225 53% CBD-S: 2.41 93
Multi-Family lot. Construct new 7- Commercial

story multi-family and DT

building with 225 residential

affordable units. New

separate 5-level

public/private parking

garage at 400 E. 5t

Ave.
2988 Campus Dr. Demo 4 office 290 100% E1-1: Office  15.45 19
Multi-Family buildings on 2 sites.

New multi-family

residential buildings

on two parcels.
666 Concar Dr. Demo existing 961 97% TOD: Mixed  14.51 66
Mixed-Use shopping center. New use

mixed-use

development with

commercial, office

and residential uses.
Total Projects 25
Total with 20
Residential (80%)
Average Dwelling Unit per acre for projects 49

with Residential

Identification of Sites for Affordable Housing. Sites on the Inventory must also be classified as suitable
for various income levels including very low, low, moderate and above moderate. Several housing laws
impact how sites are selected for inclusion by income category. In general, sites less than 0.5 acres cannot
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be considered as available for lower income development unless the jurisdiction demonstrates that it has
a track record of affordable developments at this size of lot. For this inventory, no individual site less than
0.5 acres is allocated toward lower income units; however, as per State guidance, such small sites can be
considered either for moderate income, above moderate income, or both.

Sites larger than 10 acres are generally considered unavailable for affordable housing, unless the Housing
Element can demonstrate a track record for developing such sites of this size, or the city can demonstrate
it is otherwise feasible to develop affordable housing. The City has a demonstrated track record of large
site development, typically completed in phases, that includes affordable residential development.
Station Park Green (12 acres), Concar Passage (14.5 acres), and Bay Meadows (175 acres) are examples
of approved large development projects that include substantial numbers of affordable units.

In this inventory, there are only three sites larger than 10 acres. This includes Concar Passage, Hillsdale
Mall, and Bridgepointe Shopping Center. Concar Passage (14.53 acre) is an approved mixed-use
development proposing commercial, retail and residential uses. The project provides 961 residential units,
including 73 units that are affordable for lower income families (80% AMI). Additional information on
Concar Passage can be found in Appendix C. The following discussion will focus on the Hillsdale and
Bridgepointe shopping centers as feasible sites for affordable housing.

Hillsdale Mall.

Originally built in the 1940Q’s, the Hillsdale Shopping Center is approximately 47 acres in total, of which
about 33 acres are included in the inventory. The property owner, the Bohannon Organization, has
expressed interest in redeveloping a significant portion of the site to address what it calls “a changing
retail landscape.” In a recent article in the Daily Journal, David Bohannon (President) stated that his
organization is interested in bringing more vibrancy to the place, with additional office and housing on
site. In 2019, more than 4,000 people provided input on what should happen with the Hillsdale Mall on
the https://reimaginehillsdale.com/ website, and 54.2% stated that providing new housing, including
affordable workforce housing, was very important to respondents. Based on the express interest in
providing a mixed-use development with housing for the site, the inventory shows a distribution of
affordable units based on the RHNA calculations at 42 units per acre. It should also be noted that the
preliminary land use map in the General Plan Update has identified this site for Mixed-Use Medium (up
to 100 units/acres) and Mixed-Use High (up to 200 units/acre) land use designations. To support this effort
and ensure sufficient development capacity through 2040, the City has a program to adopt the General
Plan Update in 2023/2024 (Housing Policy H1.21).

Within the Housing Element planning period, it is anticipated that the property owner will submit a
planning application for a Master Plan to redevelop a large portion of the property. This is based upon the
property owner’s letter of interest®, as well as the owner’s ongoing commitment (since 2019) to gather
input from the community through a robust outreach and engagement strategy which includes an
interactive learning, ideation, and sharing space called the “Idea Store” within the center, a 25-question
in-store and online survey, public presentations, dialogue sessions, website and social media. Given the

° “Hillsdale Shopping Center—Preferred Land Use Scenario,” David Bohannan, updated April 15, 2022,
https://strivesanmateo.org/wp-content/uploads/2022/04/2022 04 15 Bohannon-Organization Redacted.pdf
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changing retail climate, it is anticipated that some of the existing commercial uses in the center may
choose to relocate elsewhere while others may choose to find a new space within the new development.
While the site has a zoned capacity of 50 units per acre (approx. 2,000 units), to account for a mixed-use
redevelopment of the site, a portion being maintained as a retail shopping center and per the owner’s
assessment of what could be developed on the site, a realistic capacity of 1,200 units (35 units per acre)
has been estimated for this site. A detailed narrative of the Hillsdale sites is provided in Appendix C.

| Bridgepointe. The inventory also includes sites within Bridgepointe, an underutilized commercial

shopping center, with significant amounts of surface parking, with the largest parcel at about 12 acres.
| There have been a variety of discussions with the shopping center’s ownership representatives who have
expressed interest in mixed-use redevelopment that includes both housing and commercial. By assuming
mixed-use development on these parcels, primarily on the areas occupied by surface parking, the City is
calculating the realistic capacity at 30 units per acre. The General Plan Update is exploring policies to
create an updated Bridgepointe Area Plan that would guide redevelopment of the shopping center into a
mixed-use neighborhood that supports a variety of housing types, including affordable housing. The draft
land use plan designates Bridgepointe as Mixed-Use High, which could allow up to 200 units per acre. A
detailed narrative of the Bridgepointe sites is provided in Appendix C.

The new requirements for Affirmatively Further Fair Housing (AFFH), pursuant to AB 686, dictate that the
city avoid, to the extent possible, the location of potential affordable housing in the inventory in a manner
that would exacerbate existing concentrations of poverty, as well as contribute to increasing the number
of lower-income households in lower-income neighborhoods. The city must also consider locating housing
away from environmental constraints such as sea level rise_or high fire hazard severity zones, and near
areas of higher or highest opportunities, including quality schools, parks, and educational opportunities.
The State indicates that jurisdictions consider the following factors when determining the best locations
for affordable housing.

e Proximity to transit.

e Access to high performing schools and jobs.

e Access to amenities, such as parks and services.

e Access to health care facilities and grocery stores.

e Locational scoring criteria for Low-income Housing Tax Credit (TCAC) Program funding.

e  Proximity to available infrastructure and utilities.

e Sites that do not require environmental mitigation.

e Presence of development streamlining processes, environmental exemptions, and other
development incentives.

One measurement tool to evaluate neighborhood amenities and resources is the Tax Credit Allocation
Committee (TCAC) Opportunity Area Map. Each site in the inventory list is rated as either Low, Moderate,
High or Highest Resource area utilizing the mapping tool (there are no “Low” resource areas in San Mateo).
The Sites Inventory, which includes properties citywide, many of which are in high resource areas, appears
to comply with these requirements as currently understood. Overall, the sites identified as suitable for
lower income housing in San Mateo are located in moderate or high resource areas. The inventory
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currently does not project any new affordable housing to be developed in the Shoreview, North Central,
and similar areas, which include higher concentration of lower-income households than other areas of
the city. Information about all of the AFFH requirements and how they have been addressed in the Sites
Inventory is included in Appendix D. A map that shows the HCD/TCAC Opportunity Map overlaid with the
Sites Inventory housing sites is provided as Figure 1.

Distribution of Units by Affordability. Consistent with State guidance, individual sites less than 0.5 acres
were assumed to be developed with moderate- and above-moderate income, split 50% to each. For sites
larger than 0.5 acres, the distribution of units by income category fell into two types:

1. For sites in the pipeline, the actual proposed distribution of units by affordability was included.
For example, Concar Passage (Planning Application PA-2018-052) includes a total of 961 units, of
which 73 will be very low-income. These are the figures used in the spreadsheet.

2. For all other sites, the distribution of units by affordability is in the same proportion as the RHNA
allocation.

The State recommends using the proportion of units in the RHNA allocation as a guide for allocating units
among sites. This mathematical process is intended to demonstrate that there are enough sites zoned at
appropriate densities to accommodate all of the RHNA allocation, rather than an assumption about the
specific location and number of affordable units that will actually be built. In part, this is because the city
does not determine specific sites for affordable housing, but rather reviews and evaluates projects as they
are proposed by property owners, developers and other outside entities.

Page H-37 Housing Element| December 2022
123 of 1252



CITY OF SAN MATEO
2040 GENERAL PLAN
HOUSING ELEMENT

Figure 1: 2021 TCAC/HCD Opportunity Map
Source: California Tax Credit Allocation Committee, 2021, City of San Mateo, 2022.
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Table 6: Example RHNA Income Distribution
RHNA Allocation Income Distribution

Very Low Income Moderate Income Above Moderate Income

26% 15% 17% 43% 100%

Thus, for a 1-acre site at 50 du/ac, the distribution would be as follows:
RHNA Allocation Income Distribution

13 7 8 21 50

In addition, because of new rules in the Housing Accountability Act’s “No Net Loss” provisions (SB 166 of
2017), the land inventory and site identification programs in the Housing Element must always include
sufficient sites to accommodate the unmet RHNA, in terms of the number of housing units, as well as the
level of affordability. When a site identified in the Element as available for the development of housing to
accommodate the lower-income portion of the RHNA is developed at a higher income level, the locality
must either (1) identify and rezone, if necessary, an adequate substitute site, or (2) demonstrate that the
land inventory already contains an adequate substitute site. By distributing units to sites according to the
distribution of the RHNA allocation — including above moderate income — it will be easier to ensure
ongoing compliance with the No Net Loss provisions.

3.4.4 Pipeline Projects

In addition to the sites potentially available for development or redevelopment, projects that have been
approved, permitted, or received a certificate of occupancy since the beginning of the RHNA period may
be credited toward meeting the RHNA allocation based on the affordability and unit count of the
development. For these projects, affordability is based on the actual or projected sale prices, rent levels,
or other mechanisms establishing affordability in the planning period of the units within the project. These
sites are included in the Sites Inventory (Appendix C), as each_project is anticipated to receive its
Certificate of Occupancy during this housing cycle (after June 30, 2022). New development currently in
the pipeline includes approximately 640 new housing units under construction, 1,580 new housing units
approved and 680 new housing units under review. The total number of pipeline project units is 2,915,
which accounts for 42% of the City’s total RHNA.

3.4.5 Accessory Dwelling Units

Accessory dwelling units (ADUs) are a housing type that can meet the needs of middle- and lower-income
individuals and households. Based on increased documentation and State guidance, jurisdictions are
allowed to count projected development of ADUs based on prior year production averages. As outlined
in Table 7, the City has issued an_annual average of 57 building permits for ADUs, including JADUs, over
the last four years _(2019-2022). Consistent with the accepted approach using a four-year average_of
permitting data, the Sites Inventory includes a projection of 55 new ADUs annually, resulting in 440 new
ADUs over the eight-year cycle._|t should be noted that in both 2021 and 2022, ADU permits issued by
the City significantly exceed the annual estimate of 55.

Table 7: ADU/JADU Annual Permit Data

0 2 2
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Applications Submitted 56 94 94 80 81

Permits Issued 44 47 66

~
o
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A study conducted by the Association of Bay Area Governments (ABAG) in September 2021 found that
ADUs are rented at a variety of rates and often meet lower income affordability requirements based on
the incomes of the occupants and/or their rental rates. Based on these findings, local jurisdictions are
justified in using certain percentages to meet their affordable housing allocations. The study’s
recommended affordability breakdown that a Bay Area jurisdiction can use for ADUs, which is noted as
being conservative, is 30% very low, 30% low, 30% moderate and 10% above moderate. The report also
notes that if a jurisdiction has fair housing concerns, they may want to use even more conservative
assumptions and go with 5% very low, 30% low, 50% moderate and 15% above moderate. This
affordability mix is consistent with the data in its study of market rate Peninsula ADUs, which specified
6% very low, 31% low, 48% moderate, and 15% above moderate. Thus, it should be noted that the City
is using the very conservative assumption of 5/30/50/15 to estimate the ADU affordability mix in the

Sites Inventory.

3.4.6 San Mateo General Plan Update
The City’s General Plan Update (GPU) kicked off in Fall
2018 with a series of visioning workshops and community

meetings. From April 2019 through November 2022, the M
City identified study areas where growth and change STRIVE SAN MATEO

would occur, to create a range of growth alternatives, and CENERAL PLAN 2040
receive feedback and direction on the preferred land use

and circulation scenarios from the community and, ultimately, the City Council. In April 2022, the
preferred land use and circulation scenarios were selected by the City Council, and in July 2022, the draft
land use map that would go into the GPU was confirmed by the City Council.

The draft land use map in the GPU’s Land Use Element includes significant changes to the allowable
heights and densities within the ten Study Areas, with densities increasing from 35-50 units per acre to
100-200 units per acre. The increased density in the draft land use map will allow for up to 21,900 new
housing units to be developed over the next 20 years. Adoption of the GPU will also significantly increase
the housing capacity of the housing sites identified on the Sites Inventory since over 90 percent of these
sites are within a Study Area and will have an updated land use designation with increased base density.
Figure 2 illustrates how the Sites Inventory sites overlay with the 10 General Plan Update Study Areas.

As part of the GPU process, a community conversation about Measure Y, the voter approved initiative
that sets growth and density limits until 2030, is being facilitated in order to build consensus around a
path forward that allows for the housing growth that is needed over the next 20 years while balancing
community concerns about growth and change. The draft land use map in the GPU includes building
heights and densities that exceed the limits set by Measure Y, so over the next year, the community
discussion around Measure Y and the GPU will continue. Ultimately, all elements of the GPU that exceed
the growth limits set by Measure Y will require voter approval before they can take effect. Community
input, and ultimately City Council direction, will guide how to best address the elements of the GPU that
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go beyond the Measure Y height and density limits. Next steps in this discussion include a study session
with the City Council in Spring 2023 and community outreach in Spring and Summer 2023. Ultimately, as
part of the City Council’s adoption of the GPU, an initiative that updates and/or modifies Measure Y could
be placed on the ballot in 2024. Policy H1.21 has been added to support this community discussion and
highlight the non-governmental constraint on housing production posed by Measure Y.

Publication of the Draft General Plan and the Draft Environmental Impact Report (EIR) is planned for
Spring 2023, with a target for adoption by the end of 2023. More information about the General Plan
Update can be found at www.StriveSanMateo.org.

3.4.7 City Properties and Funding

The City of San Mateo is committed to supporting the development of affordable housing by utilizing City
owned properties and funding to help achieve this goal. Two significant 100% affordable housing projects
are currently underway on City owned parcels (formerly public parking lots).

480 E. 4" Avenue (Kiku Crossing)

This project will provide 225 affordable homes
for families and individuals in San Mateo,
including 22 units for formerly homeless
households and 8 units for individuals with
intellectual and developmental disabilities, and
57 units for public employees. The affordability
of the units will be a mix of ELI, VLI and LI.
Construction started in January 2022 and is
expected to complete in spring 2024. It is being
built on City owned property and funded by a combination of City, State, and Federal dollars.

445 S. B Street (Bespoke)

This project is a public-private partnership that will redevelop a full City block that includes a City
owned property and a City- monetary contribution. The project will provide 60 affordable
apartment units (at ELI, VLI and LI levels), community facilities, and commercial and office space. The
project is currently under review, with a target for approval in 2023/2024 and construction starting in
2025/2026.

To support the ongoing development of new affordable housing in San Mateo, the City established
a dedicated funding source in 2016 with the adoption of an Affordable Housing Commercial Linkage
Fee (SMMC Chapter 23.61). In addition, the City has a policy to set aside 20% of the general fund
property tax revenues from former Redevelopment Area (RDA) sites for its Housing Fund. Based on
these two funding sources, as well as the Permanent Local Housing Allocation (PLHA), Below Market
Rate (BMR) fractional and in-lieu fees, and other miscellaneous housing funds, the City’s Affordable
Housing Fund currently has approximately $5.8M, and is estimated to generate approximately $26M
over the next eight years. Using the estimate of 100k per affordable unit, the City estimates that it
may be able to create 260 new affordable units throughout the 6% Housing Element Cycle. The
Housing Fund was used to support both the Kiku Crossing and Bespoke affordable projects and the
City continues to actively look for other partnership opportunities to construct additional affordable
housing in San Mateo in the coming years (Policy H1.2).
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In total, the City has contributed property and funding to support the development of 283 affordable
housing units and maintains a Housing Fund with dedicated revenue that has a target of constructing an
additional 260 affordable housing units, for a total of 543 new affordable housing units during this cycle.
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Figure 2: Sites Inventory Map
Universe: Sites Inventory, December 2022.

Notes: The individual sites identified as suitable for housing redevelopment are marked in pink while blue circles indicate groupings of sites. Site affordability breakdown by
grouping is seen in Table 8.
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3.4.8 Missing Middle Housing

Missing middle housing and constraints to the development of such housing has been identified as a key
programmatic priority for the City. Missing Middle housing describes small to medium-scale development
such as duplexes, triplexes, and 4-10 unit projects that are compatible in scale with single-family homes
within walkable neighborhoods. To address this need and existing zoning constraints in the City that limit
production of this type of housing, multiple policies and programs are included in the Housing Element
that would directly or indirectly support the production of such housing. Specifically, programs and
implementation measures under the following policies are focused on reducing development standard
constraints, reducing costs, expanding opportunities and streamlining the development review process
for missing middle housing projects. The City is committed to expanding opportunities for Missing Middle
housing and has included six policies that support this objective.

e PolicyH1.4 Incentivize Accessory Dwelling Unit Development

e Policy H1.6 Streamline Housing Application Review

e Policy H1.7 Update Zoning Code Development Standards

e Policy H1.8 Adopt Objective Design Standards

e Policy H1.13  Encourage Development of Missing Middle Housing

e Policy H1.18  Permitting and Development Fee Review

3.4.9 Single Room Occupancies (SRO) Housing

Single Room Occupancy (SRO) units are a type of housing alternative that is typically available to residents
with low or minimal incomes. SROs are single-room (zero bedroom) units that are typically intended for
occupancy by a single resident who shares a kitchen and bathrooms with other residents in a multi-tenant
building. Government Code 65583(c)(1) requires local jurisdictions to specify the areas where SROs are
permitted. Currently SROs are not identified as a separate allowed use in the City’s Municipal Code.
However, given the nature of the use, they would be considered similar to multiple-family dwellings and
would be allowed as a special use in several zoning districts that allow multi-family developments
including R3, R4 and R5. The Housing Element includes a new program in Policy H-1.7 to amend the Zoning
Code to reduce or eliminate constraints to housing construction including the identification of the R3, R4
and R5 districts where SROs will be permitted consistent with state law.

3.5 Sites Inventory

Based on the methodology and approach outlined above, the Sites Inventory includes a range of sites
located citywide that could be developed with up to 9,934 new housing units. Table 8 provides a high-
level summary of the sites listed on the Sites Inventory broken down by income. Figure 1 shows a map of
where each site is located within the city and the housing opportunity areas.

Table 8: Sites Inventory Affordability Breakdown

Housing Opportunity Total Units Very Low Moderate Above Pipeline
Areas Moderate
555

Bridgepointe 1,105

U'I
2
B

Hillsdale Station South 2,593 627 379 M 1,180 18
101/92 Interchange 2,452 455 221 248 1,528 961
Other Sites 3,784 570 473 500 2,021 1,936
ADUs 40 22 132 220 66
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Totals 9,934 1,89 1,373 1,317 5,350 2,915
RHNA 7,015 1,777 1,023 1,175 3,040
Buffer 2,919 177 350 142 2,310

(42%) (7%) (34%) (12%) (76%)

Table Source: Housing Resources Sites Inventory

The Sites Inventory was developed to meet all applicable statutory requirements and provide a realistic
and achievable roadmap for the city to meet and potentially exceed its RHNA. The Sites Inventory is
summarized as follows:

e The housing sites are spread throughout the city, with a significant number located in high
resource areas, to meet AFFH requirements.

e The housing projections utilize existing land use and zoning densities, and no rezoning is
necessary.

e The housing sites capacity estimates utilize conservative production and density assumptions.

e A significant number of housing units are already in the pipeline and are anticipated to be
completed during this housing cycle.

o 640+ housing units are currently under construction;
o 1,580+ housing units are approved or entitled; and
o 680+ housing units are under review as active projects.

e The housing projections do not have any reliance on new units developed under SB 9 and a low
reliance on new ADU production.

e In accordance with AB 725, the inventory identifies more than 25 percent of the moderate and
above moderate RHNA units on sites that allow at least four units of housing; and all sites are
zoned at least R-3 (multi-family) or equivalent, which allow five or more units by right.

e For sites with existing residential units that are anticipated to be demolished for new housing
development, the City will require replacement housing units subject to the requirements of
Government Code Section 65915(c)(3), for units that are restricted or have been occupied by a
lower income household in the past five years. The City will also conduct a study to create a
permanent replacement housing program (Policy H-2.6).

In addition,_as discussed above, the City’s General Plan Update process is currently underway, with a
target for adoption at the end of 2023. Over 90% of the sites listed in the Sites Inventory are located within
one of the ten General Plan Land Use Study Areas that are targeted for increased density. Adoption of the
updated General Plan and the updated land use map will increase the base density on most of the housing
sites, further increase housing capacity throughout the City and significantly increase the City’s RHNA
buffer for this and future housing cycles.

The analytical process that went into creating the Sites Inventory and the justification for commercial site
redevelopment are fully detailed in the Sites Inventory Approach and Methodology sections above as well
as in the Sites Inventory section of Appendix C, Housing Resources. The full list of sites adequate for
housing development identified by the city is included in Appendix C.
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4.1 Constraints Analysis Summary

The purpose of the constraints analysis section, per Government Code Section 65583(a)(5-6), is to identify
and analyze potential and actual governmental and non-governmental constraints to the maintenance,
improvement, or development of housing that hinder a jurisdiction from meeting its share of the regional
housing needs. A summary of governmental and non-governmental constraints is provided below, and a
more detailed analysis is contained in Appendix B.

4.1.1 Governmental Constraints

| State law (California Government Code, Section 65583(a)(5)) requires Housing Elements to contain an
analysis of governmental policies and regulations that can result in both positive and negative effects on
the availability and affordability of housing. Potential constraints to housing include zoning regulations,
development standards, infrastructure requirements, permit and development impact fees, and the
development approval processes. While government policies and regulations are intended to serve public
objectives and further the public good, the City recognizes that its actions can potentially constrain the
availability and affordability of housing to meet the community’s future needs. The City has implemented
several measures to reduce development costs and streamline the approval process and has identified
additional opportunities for streamlining the City’s review process. The City has identified outdated zoning
code regulations and development standards in several areas that may pose as a barrier to housing
development and have included Housing Element implementation programs to review zoning code
requirements and amend as necessary to remove these barriers_(Policies H1.6 and H1.7). This includes
evaluating development standards for parking, lot coverage, floor area ratio and existing limits on building
heights. The City is also in the process of preparing and adopting Objective Design Standards (ODS) for
multi-family projects (Policy H1.8). To address permitting and development impact fees, an
implementation program has been included to evaluate the City’s cumulative permit fee costs for new
housing developments, with the goal of reducing overall costs and a particular focus on reducing per unit
costs for small multi-family or “Missing Middle” projects (Policy H1.18). Further information and analysis
are provided in Appendix B.

4.1.2 Non-Governmental Constraints

| State law (California Government Code, Section 65583(a)(6)) requires Housing Elements to contain an
analysis of non-governmental constraints to the maintenance, improvement, or development of housing
for all income levels, including the availability of financing, the price of land, the cost of construction, and
the length of time between receiving entitlement approval for a housing development and submittal of
an application for building permits for that development. Potential non-governmental constraints are
largely determined by market conditions or other factors, over which local jurisdictions have little control.
However, local governments can influence market conditions and their associated costs indirectly.

Aside from the high costs of land and construction in the Bay Area, the most significant Non-Governmental
Constraint that affects housing production in San Mateo is the voter-approved ballot initiative Measure
Y, which restricts density, heights, and intensity of new development. Under Measure Y, building height
is limited to 55 feet (up to 75 feet in specific areas) and residential density is limited to 50 dwelling units
per acre. Measure Y was approved in November 2020 and sunsets in 2030. The City’s original growth
control ballot initiative (Measure H) was approved by the voters in 1990, followed by the adoption of
Measure P in 2004, and then Measure Y in 2020.
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Additional discussion about how the City plans to address the constraints created by Measure Y is
provided in Section 3.4.6 (General Plan Update) and accounted for in Policy H1.21. Further information
and analysis about Measure Y and other non-governmental constraints are provided in Appendix B.

4.2 Housing Resources Summary

The Housing Resources of the City of San Mateo can be summarized into three sections. The first is the
various funding sources the City is able to pool together for affordable housing production, preservation,
and protection. The second is a list of the existing programs the City manages and supports to increase
the housing supply or otherwise serve past, current, and prospective residents of affordable housing. The
third is an inventory of sites that are adequate for projected housing needs. A full description of each
funding source and housing program are included in Appendix C - Housing Resources, including detailed
inventory.

4.2.1 Funding Opportunities

Activities that housing funding may be used for includes but is not limited to the following:
predevelopment, acquisition, construction, rehabilitation, conversion and preservation. Also included is
funding that is used for housing related activities, which provide service to the residents of low-income
housing. A list of the most relevant funding sources is as follows:

Federal Programs

e Community Development Block Grant (CDBG)

e HOME Investment Partnerships Program (HOME)

e Low Income Housing Tax Credits (LIHTC)

e Section 8 Rental Assistance Program

e Other Federal Sources (Section 811 Project Rental Assistance, Veterans Affairs Supportive
Housing (VASH) Vouchers)

State Programs

e Permanent Local Housing Allocation (PLHA)

e Other State Sources (CALHome, CalHFA, Infill Infrastructure Grant (IIG), Local Housing Trust Fund
(LHTF), Affordable Housing and Sustainable Communities (AHSC) Program, Golden State
Acquisition Fund (GSAF), Project Homekey, Housing for a Healthy California (HHC), Multifamily
Housing Program (MHP), Predevelopment Loan Program (PDLP))

Other Public Funds

e Housing Successor Agency for the Redevelopment Agency
o Below Market Rate Program (BMR)

e City Housing Fund

e San Mateo County Affordable Housing Fund

Private For-Profit and Nonprofit Sources

e Community Reinvestment Act (CRA)

e Private Developers

e Non-Profit Agencies

e Housing Endowment and Regional Trust (HEART)
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4.2.2 Existing Housing Programs

The city manages and supports several programs that aim to either increase the housing supply, improve
existing housing, or serve residents of San Mateo within the scope of housing or homelessness. While
many of these programs are a direct effort of the City, some are part of a regional collaboration across
San Mateo County, of which the City is an active participant. A list of these programs are as follows:

e Minor Home Repair

e Home Rehabilitation

e lLead-Based Paint Hazard Reduction

e  First Time Home Buyers Program

Acquisition of Land

Acquisition and Rehabilitation of Existing Housing
Community Housing Development Organizations (CHDO)
New Construction

Accessory Dwelling Units

Special Needs Housing Operation Subsidies
Homeless Programs

Regional Collaborations

Chronic Homelessness

e Homeless Prevention

e Discharge Policy

4.3 Climate Change and Energy Conservation

Home energy efficiency has become an increasingly significant factor in housing construction, particularly
in the past few years with the increasing demand to build energy efficient and sustainable buildings in
California. Energy costs related to housing include not only the energy required for home heating, cooling
and the operation of appliances, but the energy required for transportation to and from home.

State Title 24 Part 6 is the California Energy Code, first enacted in the 1980s, permits builders of new
residential units to achieve compliance either by calculating energy performance in a prescribed manner
or by performance based on computer modeling. The energy code is updated every three years by the
Energy Commission to advance the energy efficiency standards for building construction. In addition to
the energy code, the state Green Building code establishes sustainable building construction standards.
The Green Building code addresses the use of sustainable materials, methods of construction, recycling
of construction waste, and electric vehicle infrastructure. These measures contribute to overall building
energy efficiency and sustainability and have an added ongoing benefit throughout the useful life of a
building.

In order to save natural resources and to make utilities more affordable, the City's Home Repair programs,

| implemented under Policy H2.3, provide both funding and information referral for participants to include
weatherization improvements and utilize energy and water efficient appliances and fixtures. Program
participants are encouraged to use the energy conservation programs provided by Pacific Gas and Electric
(PG&E).
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All new development, including housing projects, are also subject to compliance with applicable
greenhouse gas (GHG) emission reduction strategies contained in the City’s Climate Action Plan (CAP). The
CAP, which was last updated in 2020, demonstrates the City’s leadership to reduce GHG emissions and
provides a comprehensive list of community-wide actions that will help reduce the community’s GHG
emissions. Specifically, for housing and new construction, the CAP includes Measures EE 1, EE 2, EE 3, ME
1 and ME 2 for exceeding minimum state energy efficiency requirements, providing education and
outreach on benefits and financial incentives associated with energy upgrades, and continuing support
for energy efficiency upgrades through utility programs and programs with local and regional agencies.

The CAP also identifies building electrification strategies (Measures BE 1, BE 2 and ME 3) to encourage the
transition from gas to electric equipment, in line with the City’s goal to phase out natural gas in existing
buildings by 2030. Strategies include outreach and education to residents, businesses and contractors on
the benefits of building electrification and rebates for electric technologies (e.g., induction cooktops, heat
pump water heaters, electric clothes dryers) and adopting policies to encourage or require eliminating
the use of natural gas in new or existing buildings.

Policies and programs that explicitly address the City’s CAP, as well as energy efficiency and sustainability,
will be contained in other elements of the City’s updated General Plan, but are not contained the Housing
Element. However, as outlined above, addressing climate change, continuing to improve energy efficiency
and building homes sustainably are key City priorities and will be applied to housing projects and housing
program implementation for the upcoming housing cycle.
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Be PUBLIC PARTICIPATION

5.1 Overview

The City of San Mateo recognizes an engaged community is essential to drafting and implementing a
strong Housing Element. A key strength of this draft Housing Element is the incorporation of key findings
collected at over nineteen public and community meetings and workshops, five intercept/pop-up events,
and four surveys. A summary of public participation and community outreach activities and key takeaways
are included here. The collected public input received is included as an appendix to this draft Element
(Appendix F). To reach as many community members who live in or are a part of the San Mateo as possible,
the city developed and implemented a proactive outreach plan at the outset of the draft Housing Element
development process. Its goals were to:
e Raise awareness among San Mateo residents of the importance of the Housing Element update
on shaping the future of the community
e Have robust and diverse community participation throughout the process that is representative
of the full range of demographics, perspectives, and experiences in the San Mateo community
e Build a level of public trust in the update process and support for the Housing Element that will
lead to its successful implementation after adoption.

The city proactively engaged community members for whom English was not spoken at home, renters,
those under 45 years of age, low-income and very low-income households, people with disabilities,
seniors, single female heads of household, people experiencing homelessness, and those from under-
represented neighborhoods.

In recent years, the community has participated in many conversations about affordable housing, tenant
rights, displacement, and fair housing. In addition to conversations focused on the Housing Element, the
City’s efforts to establish district elections, the ongoing General Plan Update effort, and the 2019
Community Conversations: Housing in San Mateo event series have provided opportunities for many
additional collaborative outreach activities. For other outreach work, we partnered with other San Mateo
County jurisdictions for a first-of-its-kind countywide outreach effort, through an award-winning
collaboration called 21 Elements. Specific activities included:

Website, Social Media, and Printed Mailing. The City of San Mateo launched a Housing Element Update
website, and conducted extensive email and social media outreach beginning in March 2021. Physical
mailers were sent city-wide in October 2021 (to 27,000 households), and a second targeted mailer was
sent out in January 2022. Physical mailers included printed information in English and Spanish. City staff
and consultants also participated in and helped shape the Let’s Talk Housing initiative. Through this
award-winning collaborative, the jurisdictions of San Mateo County worked together to increase
awareness of and participation in the Housing Element Update process and make sure everyone is
involved in shaping our shared future.

Community Meetings. The city organized three public Housing Element workshops and presented at
five public commission/council meetings. These included:

e Community and Housing Needs Workshop /Community Relations Commission 9/29/21

e Housing Element Update/Planning Commission 10/12/21

e Housing Policy Workshop 11/2/21
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Housing Element Update/Senior Commission 11/8/21

Housing Element Update/City Council 11/15/21

Fair Housing Workshop 1/13/22

Joint PC/CC Study Session - Housing Programs /Policies Study Session 2/7/22

Focus groups and presentations at the meetings of local community-based organizations included:
e Housing Element and General Plan Update/ Bay Area Community Health Advisory Council
(BACHAC) 9/9/21
e Builders Focus Group 11/15/21
e Housing Element Update/Chamber of Commerce 12/14/21
e Housing Element Update/Downtown Merchants Association 12/14/21
e Housing Element Update/ SMFCSD PTA Association 1/10/22

The city also participated in several meetings and webinars in partnership with 21 Elements, including:
o Let’s Talk Housing - Introduction to the Housing Element
o 3/25/21 (Joint with Millbrae, Burlingame, Hillsborough, East Palo Alto)
o 7/26/21 (Virtual countywide meeting about the Housing Element update in Spanish)
e All About RHNA -4/23/21 (countywide)
e Listening Sessions (countywide)
o Fair Housing 9/27/21
o Housing Advocates 10/18/21
o Builders 11/01/21
o Service Providers 11/15/21

Outreach Activities. City staff and consultants conducted an online survey, in-person intercept surveys
at pop-up events and other community events, and a statistically reliable community survey that
included some Housing Element-related questions.
These efforts included:

e Harvest Festival at King Park in North Central 10/16/21

e Central Park Storytime in the Park 10/27/21

e MiRancho Market in North Central 10/29/21

e Chavez Market in Shoreview 11/18/21

e Macedonia Food Distribution, Various Tuesdays October to December

e Online Survey 10/11/21 to 1/16/22

e Intercept Surveys 10/16/21 to 12/21/21

e True North Community Survey 1/21/22 to 2/2/22

The City also supported an Equity Advisory Group with 21 Elements to ensure outreach was set up to meet
people where they were at as much as possible. Specifically, all intercept surveys were conducted in
printed and conducted in both English-language and Spanish-language, with English and Spanish speakers
available to engage and facilitate completion of the surveys and record first person accounts of housing
needs and challenges. Examples of the Spanish and English intercept surveys are included in Appendix F.
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5.2 Accomplishments and Key Takeaways

5.2.1 Website, Social Media, and Printed Mailing

As a starting point for accomplishing extensive research, San Mateo launched a Housing Element Update
website that included links to past event video recordings, meeting materials, outreach and survey
summaries, and information about upcoming meetings and ways to get involved. It also contained draft
Housing Element documents and collected community feedback. Email Blasts and social media efforts
from March 2021 through January 2022 included invitations to participate in community workshops,
public meetings, and online survey to several city-maintained email lists. The City was also successful in
similar messages being circulated in the newsletters of at least five community groups including: San
Mateo High School District Employees Newsletter, San Mateo-Foster City School District Parent Teacher
Association (SMFCSD PTA) Newsletter, Chamber of Commerce Newsletter, Downtown San Mateo
Association Newsletter, and to the affordable housing residents of Human Investment Project (HIP)
Housing and MidPen Housing properties within San Mateo.

A Citywide mailer was sent to every household (27,000) on October 18,2021 and a second mailer targeted
to renters was sent on January 2, 2022 also inviting community members to participate in community
workshops, public meetings, and online surveys. Mailers included printed information in English and
Spanish. An example of the mailer is included in Appendix F (Additional Community Outreach Collateral
and Activities). Community intermediaries also distributed stacks of printed fliers with similar content to
businesses with significant Spanish-speaking clientele in the North Central and Shoreview neighborhoods.
an example is also included in Appendix F.

From September to November 2021, four joint Housing Element and General Plan Update-focused
Facebook live events were conducted in Spanish by Peninsula Conflict Resolution Center (PCRC), a trusted
community partner in Spanish-speaking communities to introduce the Housing Element and General Plan
Update and keep community members informed about events and updates. Participants expressed an
interest in a variety of housing and community safety topics and supported the City’s emphasis on getting
input from the Latinx community.

The City also participated in, and helped shape, the Let’s Talk Housing initiative with 21 Elements, which
included a_countywide website available in five languages, detailing our timeline, engagement activities,
and resources, videos about the process in several languages, and a social media presence. As of February
2022, the website had been visited more than 17,000 times, with more than 20% from mobile devices.

5.2.2 Community Meetings

The city held three public Housing Element workshops, presented at five public commission/council
meetings, hosted a focus group discussion with housing architects and developers, and provided
presentations to local community-based organizations including the Chamber of Commerce, Downtown
Merchants Association, San Mateo-Foster City School District Parent Teacher Association (SMFCSD PTA)
and neighborhood associations._ The workshops were advertised and offered in Spanish and English-
language formats.

In partnership with 21 Elements/Let’s Talk Housing: An Introduction to the Housing Element event,
provided a housing element overview with breakout discussion rooms that was part of a series of
introductory meetings attended by more than 32 people in San Mateo and over 1,000 community
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members countywide. Additionally, Let’s Talk Housing held an All About RHNA webinar and a countywide
four-part webinar series to help educate and inform San Mateo County residents and stakeholders on
regional and local housing issues. The four-part series took place on Zoom in fall of 2021, focusing on the
following topics and how they intersect with the Bay Area’s housing challenges and opportunities: Why
Affordability Matters, Housing and Racial Equity, Housing in a Climate of Change, Putting it All Together
for a Better Future. The series included speaker presentations, audience Q&A, breakout sessions for
connection and debrief discussions.

The sessions were advertised and offered in Spanish, Mandarin and Cantonese, though participation in
non-English channels was limited. The All About RHNA webinar provided an in-depth dive into sites
methodology. On July 26th, San Mateo joined a virtual countywide meeting about the Housing Element
update in Spanish, hosted by El Comité, a trusted community organization. English interpretation was
provided so non-Spanish speaking staff could participate in the conversation, and a total of 57 people
participated.

5.2.3 Key Takeaways

e Housing is personal: People often have differing views on housing because it is a very personal
issue tied to feelings of safety, belonging and identity. Often the comments reflected people’s
current housing situation. Many people shared meaningful stories of being priced out of their
communities or of their children not being able to live in the community where they grew up.

e The price of housing is a major concern: Many voiced concerns about the high cost to rent or buy
a home today, either for themselves, friends, or family. It is an issue that touches a lot of lives.
There was significant concern raised that service workers, teachers, first responders, and small
business owners were being priced out of San Mateo.

e More housing is needed: Generally, people believe we need more housing, particularly affordable
housing. However, there are diverging views on how to accomplish this, where housing should
go, and what it should look like. There was strong interest in locating higher density developments
close to transit, in walkable, mixed-use areas.

e Single-family neighborhoods are polarizing: While some people voiced their interest in up zoning
single-family neighborhoods or eliminating them altogether, other homeowners want to protect
them and are concerned with the future of investments they have made.

o Affordable housing is a top concern: Many felt that more needs to be done to promote affordable
housing. They also felt that developers should be eligible for incentives and opportunities that
make them more competitive, and that affordable housing should be spread throughout the
entire city.

e Specific concern for individuals with all types of disabilities: There was interest in prioritizing the
creation of new units and prioritizing accessible units for people with disabilities.

e Other common themes: equity, regional considerations, the difficulty of the development
process, the interconnected nature of land-use and transportation decisions, and diversity.

Also, in partnership with 21 Elements/Let’s Talk Housing, a series of four stakeholder listening sessions
allowed jurisdictions to listen to and interact with stakeholder groups arranged by topic: Fair Housing,
Housing Advocates, Builders, Service Providers. More than 30 groups participated. Key takeaways include:

e  Fair Housing: Concern for the end of the eviction moratorium, the importance of transit-oriented
affordable housing and anti-displacement policies, and the need for education around
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accessibility regulations and tenant protections. Eight (8) stakeholder groups provided this
feedback.

e Housing Advocates: Concern for rent increases and the need for ongoing outreach to underserved
and diverse communities, workforce housing, deeply affordable and dense infill, and tenant
protections for the most vulnerable. 6 stakeholder groups provided this feedback.

e Builders and Developers: Local funding, tax credit availability, and concern that appropriate sites
limit their ability to develop affordable housing while limited sites, construction costs, and city
development review requirements and processes limit the development of market-rate housing.
12 stakeholder groups provided this feedback.

e Service Providers: More affordable housing and vouchers or subsidies for market-rate housing are
needed, along with on-site services and housing near transit, and jurisdictions should work with
providers and people experiencing issues before creating programs. Ten (10) stakeholder groups
provided this feedback.

The following key themes were collected as part of a builder’s focus group discussion with housing
developers, builders, and architects on policies and programs for San Mateo’s Housing Element on
November 15, 2021. The Constraints Analysis Section also includes key themes from the builders focus
group and related feedback. Seven external participants, including non-profit housing developers, for-
profit housing developers, and architects familiar with multi-family construction provided feedback. Key
themes include:

e Relaxing height restrictions, particularly as they can conflict with minimum height requirements
for ground floor uses.

e Streamlining the development review and entitlement process and establishing clearer objective
development standards.

e Expanding incentive programs for affordable housing, including local density bonus incentives.

e Relaxing parking requirements, particularly in walkable areas close to transit.

e A walkable downtown is an amenity and could be a rationale for exceptions to other required
amenities, including required open space.

5.2.4 Outreach Activities

San Mateo conducted a Housing Element online survey from October 11, 2021 to January 16, 2022. The
online survey received 594 responses. In the fall, to ensure survey results were as representative as
possible, City staff and their consultant team also organized pop-up events and conducted an intercept
survey and received 156 responses in the North Central and Shoreview Neighborhoods, as well as
Macedonia food distribution events. True North Research, Inc. was retained to conduct statistically
reliable community survey in January and February of 2022 across a variety of topics, including some
housing-related questions.

Community-wide survey. In order to provide decision makers with a statistically reliable understanding
of its residents’ satisfaction, priorities, opinions, and concerns as they relate to city services, facilities, and
policies, True North Research, Inc. was retained to conduct a community-wide survey. The survey was
specifically designed to avoid the self-selection bias common in informal feedback mechanisms, public
comment fora, and other mechanisms for public engagement. A statistically reliable community survey
was conducted in January and February of 2022 across a variety of topics, including some housing-related
guestions and was completed by 775 community members. Key Housing Element-related themes include:
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e When residents were asked to indicate the one thing city government could change to make San
Mateo a better place to live, now and in the future, providing more affordable housing was the
most common (19%)

e Respondents were less satisfied with the City’s efforts to facilitate the creation of affordable
housing (33%), and address homelessness (42%)

e Approximately two-thirds of residents indicated that there is currently too little housing that is
affordable

e Factors that were viewed as most important in planning for future housing were ensuring
adequate water supplies, minimizing greenhouse gases, creating homes that are affordable for
low- and middle-income residents, preserving open space and parklands, and creating pedestrian
friendly areas that encourage people to walk rather than drive.

e 63% were willing to support higher density buildings up to 12 stories near downtown/transit

Housing Element Online Survey. Results of the “Housing Needs in San Mateo — Housing Element 2023-
31” online survey conducted by the City between October 11, 2021 and January 16, 2022 are presented
below. A total of 594 surveys were completed online by community members. The information in this
report should be considered with a similar weight as other qualitative forms of feedback and should not
be treated as statistically reliable. When compared to City averages overall, survey respondents tended
to be older, more white, more likely to own their own home, more likely to live in a single-family home,
and less likely to be low income. Some areas resulted in conflicting input from the community with many
commenters emphasizing their belief that increasing housing supply was a top priority for the city, while
many others emphasizing the view that “new housing is not needed or desired”. Key themes are
summarized below:

e Most important housing related challenges: “Service workers’ salaries cannot support existing
rents in San Mateo” and “Service workers, teachers, first responders, and small business owners
are moving out of San Mateo.”

e Best location to place additional housing: “New housing should be walkable/bikeable to shops
and services,” and “New housing should be concentrated near public transit.” Key themes from
open ended responses: “new housing should be located in high opportunity areas,” and “new
housing is not needed or not desired.”

e Best strategies to manage production of new housing: “Encourage mixed-use projects that have
both commercial and residential uses,” “Create housing by redeveloping existing properties that
have additional potential,” and “Increase allowable density in areas that are close to transit.” Key
themes from open ended responses: “increase density throughout the city,” “new housing is not
needed or not desired’” and “prioritize single family housing.”

e  What types of housing should be prioritized: “Smaller units that are less expensive to live in.” Key
themes from open ended responses: “support for building housing in general,” “prioritize
affordable housing, require affordable housing, or establish mandatory inclusionary zoning,” and
“prioritize senior housing.”

e Best ways to address housing affordability: “Incentives for private developers to build more
affordable housing,” “Locate affordable housing near transit and jobs,” and “Financial assistance
for people who cannot afford housing, such as subsidized rent and down payment loans.” Key

themes from open ended responses: “strengthen rent regulations or establish rent control” and
“streamline regulations: reduce height, density, parking, or other regulations.”
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e Most important ways to ensure housing opportunities are available to all members of San Mateo,
especially those who have not had fair access to housing in the past: “Ensure affordable housing
opportunities are created throughout the entire city” and “Improve infrastructure, transit and
services in underserved neighborhoods.” Key theme from open ended responses: “more housing
equals more opportunity, focus on expanding supply.”

e Common themes: Additional comments (296 open-ended responses) were analyzed for common
themes, these included:

o Housing is a priority issue: use whatever means are available to substantially increase
supply

o Improve public transportation and make walking and biking safer, this is also better for
the environment

o Infrastructure improvements should happen before housing is built, with particular
emphasis on traffic congestion, roads, parking, and water

o Locate new housing in Transit Oriented Developments (TOD)/increase density most in
transit-rich areas

o New housing is not needed or not desired

Intercept surveys. In the Fall, to ensure survey results were as representative as possible, City staff and
their consultant team also organized pop-up events and conducted an intercept survey and received 156
responses in the North Central and Shoreview Neighborhoods, as well as Macedonia food distribution
events. The locations, dates, and times of these events were selected with the advice of Peninsula Conflict
Resolution Center (PCRC), who also helped to staff these events. Events at Mi Rancho Market in North
Central (10/29/21), Chavez Market in Shoreview (11/18/21), and Macedonia food distribution events
were staffed by English-Spanish bilingual community outreach staff. The information in this report should
be considered with a similar weight as other qualitative forms of feedback and should not be treated as
statistically reliable. When compared to City averages overall, intercept survey respondents were more
likely to be Hispanic or Latinx, 35-50 years old, and reside in the 94401 zip code, which includes the North
Central and North Shoreview neighborhoods. Key themes are summarized below:

e To manage the production of housing overall, there was notable interest in redeveloping existing
properties that have potential for more housing (45%), creating accessory units on existing single-
family properties (22%), and encouraging mixed-use projects that have both commercial and
residential uses (21%).

e To address housing affordability, there was substantial interest in financial assistance programs
for people who cannot afford housing, such as subsidized rent and down payment loans (47%),
and public funding to construct new housing (26%).

e The current housing situation in San Mateo is affecting them or people they know due to the high
cost of housing in general; the cost of housing’s impact on types of individuals (childcare workers,
adult children, older adults); inability to purchase a home due to cost; self or others moving away
due to price, traffic, and difficulty commuting.

e Some direct quotes: “Include up-scale neighborhoods in zoning changes,” “Always include
preferences for people w/ developmental disabilities + others,” “I have to move b/c its getting
too expensive, | will move away from County to an in-law unit with relatives in Marin,” and “I'm
homeless, | sleep on street behind the gas station. | can't afford rent, | can hardly get food.”
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Equity Advisory Group. In partnership with 21 Elements / Let’s Talk Housing, and in alignhment with
community outreach best practices, it was important to include the guidance of and foster partnerships
with community organizations to help ensure everyone’s voices were heard during the Housing Element
update. In response, an Equity Advisory Group (EAG) was formed consisting of 15 organizations or leaders
across the county that are advancing equity and affordable housing. To date, EAG members have
facilitated and hosted community meetings in partnership with 21 Elements, collected community
housing stories to put a face to housing needs, advised on messaging, and amplified events and activities
to their communities. All participating organizations are featured on the Let’s Talk Housing website.

San Mateo County Fair Housing Survey. In partnership with 21 Elements / Let’s Talk Housing, and
conducted by Root Policy, the San Mateo County Fair Housing Survey has gathered 108 responses from
residents in the City of San Mateo as of January 20, 2022. Key challenges include:

e Income is too low to find housing

e Housing unit is too small

e Displacement

e Denied housing when looking due to “income too low”
Difficulty for voucher holders to find an affordable unit
Homes not meeting needs of a household member with a disability
When asked what type of help they needed to improve their housing security, top answers
included: Help me with a down payment/purchase (39%); Help me get a loan to buy a house
(27%); and Help me with the housing search (23%). Other resources to improve quality of life
were also identified in the survey results.

5.3 Draft Housing Element Public Review Period

During the formal 30-day public review period of the Draft Housing Element, which ran from April 6, 2022
to May 6, 2022, a total of 20 comment letters were received, and are included in Appendix G. The
comments received by the City offered a wide variety of opinions and input on the Draft Housing Element.
Those that expressed opposition to the planned growth noted concerns about whether the City’s
resources, specifically water supply, would be able to support the population increase and that single-
family neighborhoods would be negatively impacted or even eliminated. Other comments pushed for the
Housing Element to go further beyond the goals currently outlined in the plan, noting concern that the
City is too optimistic in redevelopment potential of the sites contained in the Sites Inventory. They
encouraged the City to include re-zoning of the single-family neighborhoods as a program while going
further to remove existing constraints to development (namely Measure Y) to increase housing
production potential. Both those for and against the draft plan agreed that if housing density were to
increase, commensurate upgrades to transit options must be made to mitigate traffic impacts and not
reduce quality of life for residents. Finally, some commenters emphasized the importance of working
towards housing affordability as vital for protecting individuals with disabilities, for sheltering low-income
families in danger of experiencing homelessness, and to affirmatively further fair housing through racial
equity.

On April 26 and May 3, 2022, the Planning Commission also received public comments and provided input
on the Draft Housing Element. On May 23, 2022, the City Council held a special meeting to consider the
Draft Housing Element, receive public comments and provide staff with direction. Overall, the Council
expressed support for the Draft, with several modifications and updates, and directed staff to submit the
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draft to HCD for first review. The minutes from these meetings are included in Appendix G. Additionally,
during this period, city staff conducted intercept outreach activities to inform the public of the draft plan
and invite their attendance and participation in the public meetings. A key activity included engaging and
distributing information to approximately 150 households in English and Spanish during the very popular
annual city-wide community event known as “Eggstravaganza” on April 16, 2022. Intercept materials,
designed to engage families with young children were developed and distributed in English and Spanish-
language formats. Examples are included in Appendix F.

5.4 How We Incorporated What We Heard into the Plan

The extensive outreach and community engagement conducted over the past year played a significant
role in the development of the goals, policies, and programs within the 2023-2031 Housing Element.
Feedback and insights from tenants, non-English speakers, lower-income residents, property owners and
developers helped to highlight new policy opportunities and ways to strengthen and improve existing
policies. And the overarching challenge of housing affordability and availability was heard during most
every meeting and conversation. In addition, themes such as investing in disadvantaged communities,
improving walkability in neighborhoods and access to transit, and addressing climate change helped
inform policies in the Housing Element as well as the General Plan Update which is being prepared
concurrently. The following is a summary list of topics and the associated policy(s) that were added or
improved as a result of that community and stakeholder feedback.

e Support the production of more missing middle housing. (Policies H1.4, H1.11 and H1.13)

e Improve awareness and availability of resources for landlords and tenants. (Policies H4.1, H4.2,
H4.3 and H4.4)

e Streamline the permitting process and simplify the rules and regulations for new housing
development. (Policies H1.6, H1.7 and H1.8)

e Fair housing —setup a rental registry, adopt first right of refusal for existing tenants’ rules. (Policies
H3.4 and H3.6)

e New housing should be sustainable and support the City’s climate action plan. (Policies H2.3 and
H2.5)

e Provide more materials and information in languages other than English. (Policies H4.1 and H4.4)

e Improve walkability and access to transit in disadvantaged communities. (Policy H2.4)

e Provide training/education about fair housing laws to landlord. (Policy H3.2)

e Support the construction of more accessory dwelling units (ADUs). (Policy H1.4)

e Establish a BMR unit set-aside for tenants with physical or developmental needs. (Policy H3.5)
Support the development of larger units with more bedrooms for families. (Policy H1.5)

In response to the public comments made during and after the Public Review Period, and City Council
discussion and direction, multiple additional revisions, clarifying edits, and corrections were made to the
Draft prior to submittal to HCD. Those revisions and updates include:

All policies and programs were reviewed and, where appropriate, updated, to be more specific
and action oriented.
e Sites inventory methodology was updated to remove outliers and distinguish average densities
by project types; and additional information was provided for justification of the ADU projections.
e Constraints summary was modified based on updates to Appendix B.
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5.5

Policies and programs were updated to reflect public comments and decision-maker direction to
increased housing support for people with disabilities including those with developmental
disability; greater support for missing middle housing options; and increased attention to
identifying new funding sources for housing programs.

The Sites Inventory was reviewed and updated to add information related to site selection,
anticipated GPU land use designation, and explanations for density projections were bolstered.
The Constraints analysis was updated to include corrections and further information related to
the City’s fees.

Staff followed-up with water providers (Cal Water and Estero Municipal Improvement District) to
provide additional information on existing water infrastructure and future supply to support the
projected growth in the Housing Element.

Policies and programs related to transportation and circulation upgrades will be addressed as part
of the updated Circulation Element in the GPU.

Attachments included in Appendices F and G

Appendix F includes community feedback, communications and documentation that support the findings
and conclusions in this Section.

True North Survey Results (Excerpts)— February 21, 2022

Community Engagement, Pop-Ups and Intercepts — Public Feedback Received

Online Housing Element Survey Results

Builders Focus Group — November 15, 2021 — Feedback Received

Fair Housing Workshop — January 13, 2022 — Discussion and Poll Summary

Housing Policy Workshop — November 2, 2021 — Discussion and Poll Summary

Community Relations Commission — September 29, 2021 — Community Needs and Housing Needs
Workshop — Speaker Notes

San Mateo Countywide Housing Elements Listening Sessions — Summary Notes

=  Fair Housing — September 27, 2021

= Housing Advocates — October 18, 2021

=  Builders — November 1, 2021

= Service Providers — November 15, 2021

Root Policy Fair Housing Survey Summary — Summary of Public Feedback

Community Correspondence received by the City prior to April 6, 2022, and between May 7, 2022
and December 30, 2022.

Planning Commission and City Council Minutes — April 26, 2022 to November 7, 2022

Additional Community Outreach collateral and activities

= Citywide mailer sent October 2021

= Mailer targeted to renters sent January 2022

= Housing Element Flyer

= Intercept Surveys (English and Spanish), October-December, 2021

= Where do you live/Donde Vives interactive activity results, October 16, 2021
= “Eggstravaganza” outreach activity, April 16, 2022

Appendix G includes public review period comments received by the City during the 30-day public review
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period.

e 30-Day Public Review Period Comments Received — April 6, 2022 to May 6, 2022
e Second Public Review Period Comments Received — December 30, 2022 to January 9, 2023
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6. AFFIRMATIVELY FURTHERING FAIR HOUSING (AFFH) SUMMARY

6.1 What is Affirmatively Furthering Fair Housing?

1 “Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating
I discrimination, that overcome patterns of segregation and foster inclusive communities free from
: barriers that restrict access to opportunity based on protected characteristics. Specifically,
I affirmatively furthering fair housing means taking meaningful actions that, taken together, address
:signiﬁcant disparities in _housing needs and in access to opportunity, replacing segregated living
I patterns with truly integrated and balanced living patterns, transforming racially and ethnically
I concentrated areas of poverty into areas of opportunity, and fostering and maintaining compliance
: with civil rights and fair housing laws. The duty to affirmatively further fair housing extends to all of a
1 public agency’s activities and programs relating to housing and community development. (Gov. Code,
I 5 8899.50, subd. (a)(1).)”

Figure 3: AFFH Definition

Source: California Department of Housing and Community Development Guidance, 2021, page 14.

California Assembly Bill 686, which was signed into law in 2018 requires that all public agencies in the
state affirmatively further fair housing (AFFH) beginning January 1, 2019. Public agencies receiving funding
from the U.S. Department of Housing and Urban Development (HUD) are also required to demonstrate
their commitment to AFFH. The federal obligation stems from the fair housing component of the federal
Civil Rights Act mandating federal fund recipients to take “meaningful actions” to address segregation and
related barriers to fair housing choice.

AB 686 requires all public agencies to “administer programs and activities relating to housing and
community development in a manner that affirmatively furthers fair housing, and take no action
inconsistent with this obligation”l

AB 686 also makes changes to Housing Element Law to incorporate requirements to AFFH as part of the
housing element and general plan to include an analysis of fair housing outreach and capacity, integration
and segregation, access to opportunity, disparate housing needs, and current fair housing practices.

6.2 History of segregation in the region

The United States’ oldest cities have a history of mandating segregated living patterns—and Northern
California cities are no exception. ABAG, in its recent Fair Housing Equity Assessment, attributes
segregation in the Bay Area to historically discriminatory practices—highlighting redlining and
discriminatory mortgage approvals—as well as “structural inequities” in society, and “self-segregation”
(i.e., preferences to live near similar people).

Researcher Richard Rothstein’s 2017 book The Color of Law: A Forgotten History of How Our Government
Segregated America chronicles how the public sector contributed to the segregation that exists today.
Rothstein highlights several significant developments in the Bay Area region that played a large role in
where the region’s non-White residents settled.
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Pre-civil rights San Mateo County faced resistance to racial integration, yet it was reportedly less direct
than in some Northern California communities, taking the form of “blockbusting” and “steering” or
intervention by public officials. These local discriminatory practices were exacerbated by actions of the
Federal Housing Administration which excluded low-income neighborhoods, where the majority of people
of color lived, from its mortgage loan program.

According to the San Mateo County Historical Association, San Mateo County’s early African Americans
worked in a variety of industries, from logging, to agriculture, to restaurants and entertainment.
Expansion of jobs, particularly related to shipbuilding during and after World War Il attracted many new
residents into the Peninsula, including the first sizable migration of African Americans. Enforcement of
racial covenants after the war forced the migration of the county’s African Americans into neighborhoods
where they were allowed to occupy housing—housing segregated into less desirable areas, next to
highways, and concentrated in public housing and urban renewal developments.

The private sector contributed to segregation through activities that discouraged (blockbusting) or
prohibited (restrictive covenants) integrated neighborhoods. In the City of San Mateo, builders of the
Hillsdale neighborhood in the mid-1900s recorded deeds that specified that only “members of the
Caucasian or White race shall be permitted” to occupy sold homes—the exception being “domestics in
the employ[ment] on the premises.”2l This developer went on to develop many race-restricted
neighborhoods in the Bay Area, became president of the National Association of Home Builders (NAHB),
became national president of the Urban Land Institute (ULI), and was inducted into California’s
Homebuilding Foundation Hall of Fame.

The timeline of major federal Acts and court decisions related to fair housing choice and zoning and land
use appears on the following page. As shown in the timeline, exclusive zoning practices were common in
the early 1900s. Courts struck down only the most discriminatory practices and allowed those that would
be considered today to have a “disparate impact” on classes protected by the Fair Housing Act. For

| example, the 1926 case Village of Euclid v. Ambler Realty Co. (272 U.S. 365) supported the segregation of
residential, business, and industrial uses, justifying separation by characterizing apartment buildings as
“mere parasite(s)” with the potential to “utterly destroy” the character and desirability of neighborhoods.
At that time, multifamily apartments were the only housing options for people of color, including
immigrants.

The Federal Fair Housing Act was not enacted until nearly 60 years after the first racial zoning ordinances
appeared in U.S. cities. This coincided with a shift away from federal control over low-income housing
toward locally-tailored approaches (block grants) and market-oriented choice (Section 8 subsidies)—the
latter of which is only effective when adequate affordable rental units are available.

6.3 San Mateo’s Fair Housing Assessment

The Fair Housing Assessment (Appendix D) follows the April 2021 State of California State Guidance for
AFFH. The study was conducted as part of the 21 Elements process, which facilitates the completion of
Housing Elements for all San Mateo County jurisdictions. It includes the following sections:

6.3.1 Primary Findings

Primary findings from the Fair Housing Assessment for the City of San Mateo describes fair housing
enforcement and outreach capacity, integration and segregation, access to opportunity, disparate
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housing needs, and contributing factors and the city’s fair housing action plan.

o 16% of fair housing complaints filed in San Mateo County from 2017 to 2021 (57 total) were in
the City of San Mateo (9 total), which is approximately aligned with the city share of the
county’s population (14%). The most common issues cited in the city were refusal to rent and
discrimination in terms, conditions, privileges relating to rental. Most complaints were on the
basis of disability status (6 complaints) and race (3 complaints) in the city.

Racial and ethnic minority populations are disproportionately impacted by poverty, low household
incomes, overcrowding, and homelessness compared to the non-Hispanic White population in the City
of San Mateo. Additionally, racial and ethnic minorities are more likely to live in moderate resources
areas and be denied for a home mortgage loan.

e Racial and ethnic minority populations generally have higher rates of poverty (Figure 1I-5) and
lower household incomes (Figure 11-4) compared to the non-Hispanic White population in the City
of San Mateo.

e Racial and ethnic minorities are more likely than non-Hispanic White households to experience
overcrowding (Figure IV-17). Low- and moderate-income households are also more likely to be
overcrowded (Figure IV-18).

e People who identify as American Indian or Alaskan Native, Black, White, and Hispanic are
overrepresented in the homeless population compared to their share of the general population
(Figure 1V-22).

e Hispanic, Asian, and Black residents are more likely to live in moderate resource areas compared
to high resource areas (Figure IlI-12). It is important to note there are no designated low resource
areas in the City of San Mateo.

e Hispanic and American Indian or Alaska Native households have the highest denial rates for
mortgage loan applications in 2018 and 2019 (Figure 1V-33).

Geospatially, the northeast area of the city is disproportionately impacted by high poverty, low education
opportunity, low economic opportunity, low environmental scores, high social vulnerability scores,
concentrations of cost burdened households, overcrowding, and moderate resource scores. These areas
are generally on either side of Highway 101 and stretch to the San Francisco Bay waterfront,
encompassing the North Central and Shoreview neighborhoods. These areas have:

e Higher poverty rates between 10% and 20% (Figure 11-28).

e Education opportunity scores between 0.25 and 0.5—meaning they have lower education scores
compared to the rest of the city (Figure IlI-1).

e Low economic opportunity scores between zero and 0.5 (Figure 11I-7).

e Low environmental scores—which account for PM2.5, diesel PM, drinking water, pesticides, toxic
release, traffic, cleanup sites, groundwater threats, hazardous waste, impaired water bodies, and
solid waste sites (Figure 111-9). The northeast area of the City of San Mateo has particularly poor
environmental outcomes for traffic, impaired water, groundwater threats, hazardous waste, and
asthma.

e The composite opportunity score for the City of San Mateo shows Census Tracts in the northeast
area of the city fall within moderate resource areas while the rest of the city is within high or
highest resource areas (Figure 111-14).

Page H-63 Housing Element| December 2022
149 of 1252



CITY OF SAN MATEO
—— 5 040 GENERAL PLAN
HOUSING ELEMENT

e The Social Vulnerability Index (SVI) provided by the Centers for Disease Control and Prevention
(CDC) ranks census tracts based on their ability to respond to a disaster and includes four themes
of socioeconomic status, household composition, race or ethnicity, and housing and
transportation. The northeast area of the city is most vulnerable according to the SVI (Figure llI-
15).

e Concentration (60% to 80% of households) of cost burdened households (Figure 1V-13).

e Overcrowded households are concentrated in the same areas as cost burdened households
(Figure 1V-19).

e These areas are also within Special Flood Hazard Areas (Figure IV-31) and are vulnerable to
displacement (Figure IV-28).

The City of San Mateo has a slight concentration of residents with a disability with 9% of the population
compared to 8% in the county (Figure I1I-17). Residents living with a disability in the city are more likely
to be unemployed and are largely concentrated in areas around Highway 101. Finally, the aging
population is putting a strain on paratransit access countywide.

o Unemployment is disproportionately high among residents living with a disability at 12%
compared to 3% for residents without a disability in the City of San Mateo—particularly when
compared to the county (Figure 111-20).

Racial and ethnic minority students in the City of San Mateo—served by the San Mateo Union High School
District and the San Mateo-Foster Elementary School District—experience lower educational outcomes
compared to other students. Many high schoolers in the county met admission standards for a University
of California (UC) or California State University (CSU) school. However, Pacific Islander, Hispanic, and
Black students in the San Mateo Union district were less likely to meet the admission standards.
Although San Mateo Union High School has relatively low dropout rates—4% of students—compared to
other districts in the county, dropout rates among Hispanic (7%), Black (6%), and Pacific Islander
students are higher (Figures will be included in the access to education supplement).

e Nearly half of all renter households in the City of San Mateo are cost burdened—spending more
than 30% of their gross income on housing costs—and one in four are extremely cost burdened—
spending more than 50% of their gross income on housing costs (Figure 1V-9). There are
disparities in housing cost burden in the City of San Mateo by race and ethnicity and family size
(Figure IV-11 and Figure 1V-12).

e 15% of respondents to the resident survey conducted for this AFFH said that schools in their
neighborhood were of poor quality.

Resident needs collected through local survey. A survey administered to capture residents’ needs and
support the AFFH found the following housing challenges. Nearly 150 residents completed the survey:

e About 26% of residents said their house or apartment is too small for their family;
o 36% for racial and/or ethnic minority households;
o 42% for single parent households
o 14% of renters said they worry that if they request a repair they will experience rent increase or
get evicted;
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o 16% for racial and/or ethnic minority households
o 21% for single parent households
o 27% of respondents indicated they had been discriminated against when looking for housing in
San Mateo County;
o 31% for racial and/or ethnic minority respondents;
o 43% for residents with a disability;
o 10% (14% for single parent households) of renters are often late on rent and 14% (20% for
residents with a disability) can’t afford utilities.

6.3.2 Contributing factors and Fair Housing Action Plan

The disparities in housing choice and access to opportunity discussed above stem from historical actions,
socioeconomic factors that limit employment and income growth, the inability of the broader region to
respond to housing demand, regional barriers to open housing choice, and, until recently, very limited
resources to respond to needs.

Fair housing issue: Hispanic households have disproportionate housing needs. These needs are
evident in mortgage denial gaps, geographic distribution of affordable housing, cost burden, and
overcrowding.

Contributing factors:

e Higher rates of mortgage denial rates among Hispanic households stems from decades of
discrimination in housing markets and challenges building wealth through economic mobility and
homeownership.

e Although voucher holders and affordable housing (as captured in the HCD Location Affordability
Index) are not as highly concentrated in the City of San Mateo as in many surrounding
jurisdictions, the northern portion of the city offers the most affordable homes. As such, residents
living in these areas have lower incomes and higher rates of poverty. Preference may be at play
as well: A recent article in Cityscape found that Hispanic homebuyers—when controlled for
demographics, loan characteristics, and finances—are more likely to purchase homes in
neighborhoods with fewer non-Hispanic White homeowners and lower economic opportunity.!

e Hispanic residents are more likely than others to work low wage jobs that do not support the
City’s or region’s housing prices, resulting in higher rates of cost burden and overcrowding.
Although, it is customary for Hispanic households to live in multigenerational settings, which may
account for higher rates of perceived overcrowding, overcrowding is also an indicator of lack of
access to affordable and right-sized housing.

e Hispanic residents are primarily concentrated in the northeastern area of the city where residents
face higher poverty and cost burden as well as poor opportunity outcomes according to TCAC's
opportunity maps.

Fair housing issue: Hispanic residents and single female parent households are concentrated in census
tracts with higher poverty, low economic and environmental opportunity, high-cost burden,
overcrowding, and flood hazards compared to the rest of the City of San Mateo.

Contributing factors:
e Concentration of naturally occurring affordable ownership and rental housing opportunities in
the northeast areas of the city further concentrates poverty, cost burden, and overcrowding in
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areas with low economic and environmental outcomes.
e There is a relative lack of affordable housing opportunities in higher resourced areas of the city.
e Highway 101 creates a major barrier between the Shoreview neighborhood—where the
geographic concentrations of these groups exist—and the rest of the City of San Mateo.

Fair housing issue: Persons with disabilities have higher housing needs due to challenges accessing
employment and housing discrimination and are concentrated in areas with lower environmental and
economic opportunity scores.

Contributing factors:

e The unemployment rate for the City of San Mateo’s residents with a disability is four times that
of persons without a disability. The exact reasons for this disparity are unclear and are likely
related to limited job opportunities, access to employment, and market discrimination.

e The undersupply of accessible housing units, particularly for renters, creates a scarcity of units for
residents living with a disability.

e There were six complaints—out of the nine total complaints in the city—filed with HUD in the City
of San Mateo from 2017 to 2020 where the issues cited included a failure to make reasonable
accommodations. Landlords and property owners are required to provide reasonable
accommodations to residents living with a disability upon request.

e There are concentrations of the population living with a disability west of Highway 101 in the
North Central neighborhood. This area of the city has a concentration of low- and moderate-
income households (more than 50% per census tract) and scores low on TCAC's environmental
and economic opportunity scores.

Fair housing issue: Persons with disabilities and persons of color are most likely to file complaints of
housing discrimination due to discriminatory terms, conditions, privileges, or services and facilities and
failure to make reasonable accommodations.

Contributing factors:
¢ Housing discrimination residents with disabilities and Hispanic households.
e Lack of understanding of reasonable accommodation requirements by landlords and property
owners.

The Affirmatively Furthering Fair Housing (AFFH) Action Plan, developed in response to this analysis as
well as community input, is included in Appendix D and as Goal 5 in the Housing Element. The AFFH Action
Plan details how the city proposes to respond to the factors contributing to the fair housing challenges
identified in this analysis. The updated Appendix D includes extensive new narrative on a variety of topics
in response to State HCD comments, including more information on the history of the City’s development;
the prioritization of contributing factors; detail on fair housing legal cases and inquiries; data on changes
in racial composition in the City; enhanced discussion of special needs groups; and greater analysis of
R/ECAPs and RCAAs.
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7. HOUSING PLAN

The City of San Mateo has many positive attributes, especially being a desirable residential community to
live in, work, and play in. Thus, one of the City’s primary objectives is to expand housing opportunities and
increase the diversity of housing supply. There should be a variety of housing types and sizes, a mixture
of rental and ownership housing, and housing that supports special needs populations, including single-
female heads of household, people with disabilities, those who are unhoused and farmworkers. This
variety of housing opportunities will need to accommodate a diverse population, leading to a variety of
household sizes, all age groups and a wide range of income levels in order for the City to continue to thrive
into the future.

In addition, San Mateo will need to increase its housing supply to meet the housing demand caused by
current and future job growth. The types of new housing created should accommodate all income levels
consistent with the Regional Housing Needs Allocation. The goals, polices, and actions contained in this
Housing Plan support these overarching objectives while also ensuring that the City will meet its statutory
obligations, affirmatively further fair housing and facilitate housing production at all income levels.

7.1 Goals, Policies, and Programs Summary

The City has identified five goals to guide the Housing Element’s policies and programs. The first three are
based upon the “3Ps” framework that seeks to address the region’s housing needs through a combination
of Production, Preservation and Protection and is endorsed by the Association of Bay Area Governments
(ABAG). The fourth goal, or “fourth P,” is Promotion of community engagement and public outreach to
support social resilience, and the fifth goal is to Affirmatively Further Fair Housing (AFFH). This goal
provides a framework for how the City will comprehensively address fair housing issues and meet State
law requirements. Many of the policies and programs that support AFFH also support the Housing
Element’s other goals, which just further highlights how the issue of fair housing is interwoven with
achieving the City's larger housing production, preservation, protection and promotion goals.

The first goal, Goal H1, is to facilitate and support the production of new housing at all income levels, but
especially affordable housing. Twenty-one policies have been identified to achieve this goal.
e Policy H1.1 - Monitor Regional Housing Needs Allocation
e Policy H1.2 - Utilize Public Funding for New Affordable Housing
e Policy H1.3 - Increase Affordable Housing Production
Policy H1.4 - Incentivize Accessory Dwelling Unit Development
Policy H1.5 - Encourage Family Housing
Policy H1.6 - Streamline Housing Application Review
Policy H1.7 - Update Zoning Code Development Standards
Policy H1.8 - Adopt Objective Design Standards
Policy H1.9 - Establish Minimum Densities for Mixed-Use Projects
Policy H1.10 - Establish By-Right Housing Designation for Prior Housing Sites
Policy H1.11 - Implement the SB 9 Ordinance
e Policy H1.12 - Encourage Residential Uses within Housing Overlay
e Policy H1.13 - Encourage Development of Missing Middle Housing
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Policy H1.14 - Evaluateand-Update Special Needs Group Housing Requirements
Policy H1.15 - Evaluateand-Update Supportive Housing Requirements
Policy H1.16 - Update Reguirementsfor-Mobile Home Parks Requirements

Policy H1.17 - Update Reguirementsfor-Farmworker Housing Requirements
e Policy H1.18 - Permitting and Development Fee Review

e Policy H1.19 - Increase Senior Housing Production
e Policy H1.20 - Provide Housing Element to Water and Sewer Providers
e Policy H1.21 - Adopt San Mateo General Plan 2040

The second goal, Goal H2, is to preserve existing housing that is affordable to lower- and middle-income
residents. Six policies have been identified to support this goal:

e Policy H2.1 - Fund Housing Rehabilitation Efforts

e Policy H2.2 - Support Retention of Existing Lower Income Units

e Policy H2.3 - Increase Energy and Water Efficiency in Existing Units

e Policy H2.4 - Implement Capital Improvements in lower-resourced Neighborhoods
e Policy H2.5 - Promote Housing Resilience

e Policy H2.6 - Require Replacement Units

The third goal, Goal H3, is to protect current residents and prevent displacement. Seven policies have
been identified to support this goal:

e Policy H3.1 - Prevent Homelessness

e Policy H3.2 - Investigate Fair Housing Cases

e Policy H3.3 - Evaluate Housing Revenue Sources

e Policy H3.4 - Expand Tenant Protections

e Policy H3.5 - Study the Creation of Below Market Rate Set Asides

e Policy H3.6 - Evaluate Rental Registry Options

e Policy H3.7 - Evaluate City-Pelicies-and-Encourage-Colaberation-Opportunities for Expanding

Homeless Shelters

The fourth goal, Goal H4, is the promotion of social resilience through public education and outreach,
which is a priority identified by staff based on community input and feedback. This can be achieved by
making information more available and accessible, and conducting targeted outreach to ensure more
universal awareness of housing programs and policies. Five policies have been identified to support this
goal:

e Policy H4.1 - Update the Housing Webpage

e Policy H4.2 - Support a Countywide Below Market Rate Unit Waitlist

e Policy H4.3 - Expand Community Education and Outreach

e Policy H4.4 - Enable Affirmative Marketing

e Policy H4.5 - Conduct Outreach to Sites Inventory Property Owners

The fifth goal, Goal H5, is simultaneously the Fair Housing Action Plan, meant to implement the
overarching goal of Affirmatively Furthering Fair Housing (AFFH), with many policies overlapping with
those in the previous goals. This approach is intentional and meant to reinforce that the objective of that
Fair Housing is both enough a stand-alone priority that warrants its own section but decisively inseparable
from achieving the main goals of the Housing Element. To address the many fair housing issues that
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disparately impact Hispanic, single-female, and disabled households, as identified in the AFFH summary,
fourteen policies have been identified:

Policy H5.1.1 - Adjust the City's Below Market Rate (inclusionary) program to provide larger
density bonuses, and/or increased city support in exchange for affordable units that address the
needs of residents with disproportionate housing needs.

Policy H5.1.2 - Participate in a regional down payment assistance program with affirmative
marketing to households with disproportionate housing needs including persons with disabilities,
single parents, and Hispanic households.

Policy H5.1.3 - Support the design of a regional forgivable loan program for homeowners to
construct an ADU that is held affordable for extremely low-income households for 15 years.

Policy H5.2.1 - Add more City supported housing with affordability restrictions in moderate and
high resource areas; and affirmatively market the units to households with disproportionate
housing needs including persons with disabilities, farmworkers, single-parents, and Hispanic
households.

Policy H5.2.2 - Incentivize developers through direct subsidies, fee waivers, and/or density
bonuses, to increase accessibility requirements beyond the federal requirement of 5% for
subsidized developments.

Policy H5.2.3 - Prioritize City funding proposals for city-funded affordable housing that are
committed to serving hard to serve residents.

Policy H5.3.1 - As part of the General Plan Update, conduct an area plan for the North Shoreview
and North Central neighborhoods and prioritize land use and design around Highway 101 to
improve access and reduce the division of the urban form produced by the highway.

Policy H5.3.2 - Continue to fund minor home repairs and implement a preference for projects in
low opportunity census tracts identified in the analysis.

Policy H5.3.3 - Monitor affordable housing projects that are at risk of conversion to market rate;
support regional and local efforts to examine displacement of affordable housing and lower
income households; and assist with the retention of special needs housing that is at risk of expiring
affordability requirements.

Policy H5.4.1 - Establish tenant protections in local ordinance to extend measures of AB 1482
related to relocation, documentation, and right to return policy in eviction cases.

Policy H5.4.2 - Partner with Project Sentinel to perform fair housing training for landlords and
tenants; and focus enforcement efforts on race-based discrimination and reasonable
accommodations.

Policy H5.4.3 - Create a webpage specific to fair housing including resources for residents who
feel they have experienced discrimination, information about filing fair housing complaints with
HCD or HUD, and information about protected classes under the Fair Housing Act.

Policy H5.4.4 - Ensure that all multifamily residential developments contain signage to explain the
right to request reasonable accommodations for persons with disabilities. Make this information
available and clearly transparent on the city's website and fund landlord training and outreach on
reasonable accommodations.
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e Policy H5.4.5 - Ensure that future improvements in disadvantaged communities will not produce
a net loss of affordable housing or the displacement of residents and seek to increase the amount
of affordable housing in disadvantaged communities.

To implement each of these policies, the city has identified specific programs and actions, which are
outlined in the Implementation Plan (Tables 9, 10, 11, 12 and 13).
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7.2 Implementation Plan

7.2.1 GOAL H1: Production of new housing at all income levels, with a focus on affordable housing
The need for additional affordable housing was the most prominent and pervasive sentiment noted throughout the Housing Element outreach process. Households of various sizes and socioeconomic backgrounds have reported feeling the
pressure of the high costs of housing. To meet the targets set by RHNA, the city must facilitate the production of abundant and affordable new housing in a wide diversity of forms. To support this goal, the city will be employing two approaches,
with the first being directly involved in housing production. This can be done by utilizing public funds to build more units, partnering with nonprofits and other groups to support the production of all types of housing, including ADUs, and using
local ordinances to require that developers create more affordable units that can serve a diverse variety of populations and providing incentives for additional affordable unit development. In addition, the policies outlined below would encourage
and streamline housing development through the adoption of objective design standards, updates to the Zoning Code, creating minimum densities for housing projects, developing policies for missing middle housing, and streamlining the

application review and processing timelines for affordable development projects. And, to address the housing constraint associated with the growth limits imposed by Measure Y, there is a policy to support adoption of the General Plan Update
which is facilitating a community conversation about Measure Y and building consensus about a path forward for updating the growth limits.

Table 9: Goal H1: Production - Implementation Plan

F
Policy Lead Agency/Department/Division e Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program
Source(s)

Provide an annual report on housing production to the City 2023 - 2031 (Annually)  Existing

Policy H
11

Policy H
12

Monitor Regional Housing Housing Division
Needs Allocation

Utilize Public Funding for New  City of San Mateo
Affordable Housing

City funds
and state,
and federal
funds, as
available

Monitor housing production against ABAG
Fair Share Allocation in compliance with no
net loss requirements during planning
period.

Produce City supported housing projects with
affordability restrictions utilizing local public
funds; and use this funding to leverage other
regional, state, and federal funding sources
to increase the number of affordable housing
units developed in each project.

Council each March, prior to submittal of the Annual
Progress Report to HCD by April 1%, The report will include
an assessment on the City’s RHNA progress and, as

needed, identify additional sites to ensure ongoing
compliance with “no net loss” provisions of State law.

a) Continue to set aside 20% of general fund property tax
revenues from former RDA areas (aka "Boomerang
Funds”), as well as the Affordable Housing Commercial
Linkage Fee Fund to use for affordable housing
development.

b) Identify ways to create a stand-alone Housing Trust
Fund using available funding sources and utilizing that
fund to leverage new funding sources, including the
Bay Area Housing Finance Authority (BAHC) and the
Bay Area Preservation Pilot (BAPP).

c) Prioritize available local housing funds to assist in the
production of at least 543 below market rate units by
2031, including within the study areas of the General
Plan that allow high-density housing by holding
developer roundtable meetings at least once per year.

This item is connected to Policy H5.1.2 and H5.2.3.

a) 2023-2031
(Ongoing)

b) 2024 -2025

c) 2023-2031
(Ongoing)

Existing
New
New
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F
M Lead Agency/Department/Division S:ur:'(:ler;i) Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program

Policy H Increase Affordable Housing ~ Community Development Update the City’s Inclusionary Housing a) Amend the Affordable Housing Ordinance (SMMC a) 2023-2024
13 Production-threugh Department requirements for ownership and rental Chapter 27.16.050) and Inclusionary Housing Policy to  b) 2024 - 2025 New
Inelusionary-HeusingDensity residential developments to allow for allow for alternative compliance options to onsite
Bonus, and Community alternative compliance options other than inclusionary unit development within one year of
Benefit-Programs on-site construction and to establish an Housing Element adoption.
updated Density Bonus/Community Benefits ~ b) Adopt an updated Density Bonus/Community Benefits
program that incentivizes production of program that provides additional incentives and/or
additional affordable units. streamlining options for housing projects that provide

additional affordable units or the most needed unit
types beyond minimum state requirements.

Both of these actions would include an assessment of
applicable state law to ensure that the City meets or
exceeds all requirements.

This item is connected to Policy H5.1.1 and H5.2.2.

Policy Incentivize Accessory Dwelling  Planning Division N/A Implement and maintain programs to a) Amend the City’s ADU Ordinance (SMMC Chapter a) 2023-2024 New
H1.4 Unit Development encourage and support ADU production to 27.19) to align with current State law and to resolve b) 2023-2031 Existing
increase lower income housing any inconsistencies identified by HCD. (Ongoing) New
opportunities. b) Maintain and expand the ADU information and c) 2023-2031 Existing
resources available to home owners and applicants (Ongoing) New
provided on the City’s website. d) 2023-2031
b)) Collaborate with 21 Elements and other countywide Ongoing
jurisdictions to collaborate on ways to enhance €je) 2023 -2031
available ADU resources, establish uniform standards (Annually)
and requirements, and effective ways to monitor ADU
affordability.

€}d) Continue to offer flat fees for ADU building permits,
and review ADU permit fees every 2-3 years to
evaluate if reductions are necessary to reduce cost
barriers.

dje) Provide an annual report on ADU permitting data to

verify that Housing Element production targets are
being achieved. If ADU production targets are not
achieved for two consecutive years, then, within six
months, pursue additional actions, including fee
reductions, increased homeowner resources and
assistance, funding assistance and/or code
amendments, to incentivize ADU production.

This item is connected to Policy H-5.1.3.
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F
M Lead Agency/Department/Division S:ur:':izler:) Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program

Policy Encourage Family Housing
H1.5

Policy H Streamline Housing

1.6 Application Review-neluding
-

Policy H Update Zoning Code
17 Development Standards
. : .
. ’

Policy Adopt Objective Design
H1.8 Standards

Planning Division

Community Development
Department

Planning Division

Planning Division

Prioritize acquisition and new construction of

housing that accommodates families (larger
units) when possible and require subsidized
projects to include family-sized units.

N/A Reduce the development review timeline for
housing projects by streamlining the
development review process and simplifying
design review and submittal requirements.

N/A Evaluate Zoning Code development
standards that apply to multi-family

residential projects to reduce or eliminate
constraints, incentivize production of

additional housing units and support
development of a variety of housing types.

N/A Adopt Objective Design Standards to
expedite production of housing.

a) Present options to City Council for requiring a a. 2025-2026
minimum percentage of three-bedroom units in City 2023 -2025 Ne_w
subsidized projects; a)c 2025 - 2026 New
b) Present options to City Council for requiring a
minimum percentage of family-sized units in private
development projects as part of the Inclusionary
Policy update.
a)c) Should such policy recommendations not materialize
into code amendments, explore alternative methods
to promote family sized units through the community
benefits program.

This item is connected to Policy H5.1.1 and H5.2.3.

a) Update the City Council resolutions that establish the
pre-application and development review processes to
simplify and streamline requirements.

b) Update permit application submittal requirements.

c) Develop Zoning Code amendments to align City
requirements with SB 330 and make a
recommendation to the City Council.

€}d) Streamline the Design Review process for residential
and mixed-use projects to either increase the
threshold for review or completely eliminate the third-
party design review requirement.

a) 2023-2024 New
b) 2024-2025 New
c) 2024-2025 New
d) 2024-2025 New

a) Evaluate the standards and requirements in all zone
districts that allow for multi-family residential and
Aamend the Zoning Code as needed to reduce or
eliminate constraints to housing construction.
Specifically: 1) Exclude covered parking and other
elements as needed from Floor Area Ratio (FAR)
calculation for housing projects with affordable units,
2) Specify where Single-Room Occupancy (SRO) units
are permitted consistent with government Code
65583(c)(1), and 3) specify that Manufactured Homes
that are built on a permanent foundation are subject
to the same zoning requirements and development
standards as single-family homes.

Evaluate off-street parking requirements for multi-
family and mixed-use development projects in and
amend SMMC Chapter 27.64 (Off-Street Parking) to
remove any requirements that are identified as a
constraint.

a) 2024-2025 New
b) 2025-2026 New

b

Adopt Objective Design Standards for multi-family 2023 -2024 New
residential projects and mixed-use projects with a

residential component.
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F
M Lead Agency/Department/Division S:ur:'(:ler:) Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program

PolicyH  Establish Minimum Densities
19 for Mixed-Use Residentiat
Projects

Policy Establish By-Right Housing
H1.10 Designation for Prior Housing
Sites

Policy H Implement the SB 9
1.11 Ordinance

Policy Encourage Residential Uses
H1.12 within Housing Overlay

Policy Encourage Development of
H1.13 Missing Middle Housing by
and-exploring SB-10

N/A

N/A

N/A

N/A

Create minimum residential density
requirements to ensure mixed-use
development will contain an appropriate
amount of housing in commercial/office
developments.

Designate housing sites that have carried
over from the prior Housing Element to allow
housing development by-right.

Implement the Zoning Code to allow
duplexes and lot splits on appropriate single-
family sites consistent with SB 9.

Amend Housing Overlay to encourage
residential projects in commercial zones (not
just mixed-use).

Support small infill residential construction
(Missing Middle, 4-10 units) through policy
updates and Zoning Code amendments.

b)

Amend the Zoning Code to establish a By-Right designation

Amend the Zoning Code to establish a minimum

residential density for mixed-use projects that include

a residential component.

Study and present to City Council options for requiring

a residential component in all mixed-use projects in
certain zones or areas.

for housing sites reused from prior Housing Elements for
housing projects that propose a minimum of 20%

affordable units. Zoning for these sites must be at least 30
units/acre to meet default density requirements for lower-

income households per Gov. Code Section 65583.20(c).

Implement the City’s ordinance amendments adopted in
September 2022 to implement the provisions of SB 9 in
single-family zones (R1).

Amend Housing Overlay Ordinance to allow multi-family
housing as a permitted use in the C1, C2 and C3 Zoning
Districts.

a)

Evaluate residential zoning districts that have sites

with potential for Missing Middle Housing (R2, R3 and

R4 zones) and identify development standards that

create barriers for small-scale development, including

minimum lot size, setbacks, floor area ratio, parking

and open space requirements, and amend the Zoning

Code to reduce or eliminate any identified constraints.
Research and evaluate policies and code amendments

to allow for Missing Middle housing under SB 10 and

schedule for City Council consideration and adoption.

a) 2023-2024
b) 2023-2024

2024 - 2025

New

New

(must be completed
within three years of

certification)

2023 - 2031 (ongoing New

2024 - 2025

a) 2025-2026
b) 2025-2026

New

New
New
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F
M Lead Agency/Department/Division S:ur:'(:ler:) Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program

Policy
H1.14

Policy
H1.15

Policy
H1.16

Policy
H1.17

Policy
H1.18

Evaluate-and-Update Special
Needs Group Housing
Requirements

Evaluateand-Update
Supportive Housing
Requirements

Update Mobile Home Parks
Requirements

Update Farmworker Housing
Requirements

Permitting and Development
Fee Review

Planning Division

Planning Division

Planning Division

Planning Division

Community Development
Department

N/A

N/A

N/A

N/A

Research current code requirement
regarding special needs group homes for
people with disabilities for consistency with
Fair Housing Requirements.

Review and amend zoning code regarding
multi-family housing development.

Amend zoning code requirements regarding
mobile home parks.

Amend zoning code requirements regarding
farmworker housing.

Regularly review development application,
building permit and impact fees to identify
opportunities to reduce per unit costs for
housing developments, with a focus on
reducing per unit costs for small multi-family
projects (Missing Middle).

Review and amend the Zoning Code to allow group

a) 2024 -2025

homes and residential care facilities for seniors and

b) 2024 -2025

non-seniors (including persons with disabilities) in all

ajc) 2026 — 2027

residential zones, only subject to those objective
standards that apply to other residential uses of the
same type in the same zone in conformance with state

law.

b) Review and amend the Zoning Code definition for
family, and other related regulations, to ensure
consistency with State and Federal fair housing laws
related to persons with disabilities. This effort may
also include consideration of new definitions such as
single-unit and multi-unit dwellings to accommodate
various housing situations.

¢) Study best practices and develop a universal design
ordinance that may better address housing needs
for persons with disabilities.

This item is connected to Policy H5.1.1 and H5.2.3

Amend the Zoning Code to be consistent with AB 2162 to
allow by-right 100% affordable housing that has 25% or 12
units of permanent supportive housing, where multi-family
or mixed-use housing is permitted.

This item is connected to Policy H5.1.1 and H5.2.3.

Amend the Zoning Code to allow mobile home parks as a
special use in all residential zones to be consistent with
Government Code Section 65852.7

Amend the Zoning Code to define and allow farmworker
housing within the Agricultural District consistent with
Government Code Section 17021.6.

a) Study cumulative permit fee costs for new housing
development of various sizes and use information to
identify opportunities to reduce per unit permitting
costs; with fee reductions for small multi-family
projects being prioritized. Present findings to the City
Council with recommendations for adoption.

b) Conduct a comprehensive review and update of the
fee schedule every 5-6 years, with a focus on
evaluating and adjusting fees with potential barriers
to housing production. Next review will be conducted
in 2026 (last fee study completed in 2021).

2025 -2026

20242025

2024 - 2025

a) 2024-2025
b) 2023-2031
(Ongoing)

New

New

New

New
New
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M Lead Agency/Department/Division S:ur:'?::;g) Program Measure(s) Implementation Action(s) Target Timeline New/Existing Program

Policy Increase Senior Housing Community Development Evaluate potential policies and code Evaluate code amendments and/or policies to encourage 2029 -2030
H1.19 Production Department amendments to support the production of and support the development of senior housing, including
housing for seniors. through shared- housing arrangements, community care
facilities, supportive housing, and assisted living for
seniors, and make a recommendation to the City Council.

Policy Provide Housing Element to Community Development N/A All City water and sewer providers shall a) Deliver the adopted Housing Element to local water a) 2023 New
H1.20 Water and Sewer Providers Department promptly receive amendments to Housing providers, California Water Company and Estero b) 2023-2031 New
Element, per Government Code Section Municipal Improvement District, and the local sewer Ongoing
65589.7. provider, City of San Mateo, within one month of
adoption.
b) Work with California Water Company and Estero

Municipal Improvement District to establish procedures
to prioritize water service connections to developments
with affordable housing units.

Note: Action b) does not apply to the City’s sewer service
provider since improvements to the wastewater treatment
plant ensure that there is sufficient capacity for all new
development through 2031, and beyond, so prioritization of
service connections is not necessary.

Policy Adopt San Mateo General Community Development N/A Adopt a General Plan Update that provides ~ Complete the General Plan Update process and present 2023 -2024 Existing
H1.21 Plan 2040 Department sufficient development capacity to meet the  final draft to the City Council for adoption. The GPU will
City’s housing needs through 2040. include an approach to address all components of the GPU

that exceed the growth limits set by Measure Y.
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7.2.2 GOAL H2: Preservation of existing housing that is affordable to lower- and middle-income residents

As the City continues to grow, it remains important to maintain and preserve existing affordable housing as well as non-deed restricted housing that is naturally affordable for middle and lower-income households. The most direct method of
achieving this goal would be to prevent the conversion of existing affordable units from becoming market rate by renegotiating agreements, using public funds to acquire the units, or requiring developers to replace any lost units. Alternatively,
the city can indirectly preserve affordable housing by improving the quality of life for individuals and families who currently reside in them. Residents that are able to thrive in low-income housing are less likely to be displaced. Therefore, the
city proposes to incentivize upgrades to low-income homes through rehabilitation, accessibility modifications, or energy efficiency changes. In addition, enhancements to low-income neighborhoods can also be achieved through capital
improvements and resiliency projects that protect against threats posed by climate change.

Table 10: Goal H2: Preservation - Implementation Plan

Lead New/Existi
M Agency, /Depa:tament /Division Funding Source(s) Program Measure(s) Implementation Action(s) Target Timeline e'\:: (/) g):lasr‘:ng

Policy Fund Housing
H2.1 Rehabilitation Efforts

Policy Support Retention of

H2.2 Existing Lower Income
Units

Policy Increase Energy and

H2.3 Water Efficiency in
Existing Units

Housing Division

Housing Division

Community Development
Department, City Manager’s Office

CDBG/CALHome

TBD (potential
sources include:
PLHA)

CDBG/City Funds

a) Fund minor home repairs and
accessibility improvements

b) Provide opportunity for home
rehabilitation loans for low- income
residents.

c) Allow accessibility
improvements on rental properties
with owner permission.

a) Identify funding source for
preservation

b) Monitor affordable housing
projects that are at risk of
conversion to market rate.

¢) Support regional and local efforts
to examine displacement of
affordable housing and lower
income households.

d) Assist with the retention of
special needs housing that is at risk
of expiring affordability
requirements.

Increase energy and water
efficiency in all existing residential
units. Fund weatherization
upgrades for low- and moderate-
income homeowners.

a) Complete annual goals of 10 minor home repairs and 14 accessibility
modifications through grants for low-income residents.

b) Provide home rehabilitation loans for low-income residents up to a total
of approximately $500,000 available.

c) Affirmatively market the availability of these funds to both homeowners
and renters to increase awareness. Marketing efforts include translating
flyers into Spanish and distributing flyers to various locations throughout
the City, including libraries, senior and community centers and non-profit
agencies. Outreach will be conducted biannually.

This item is connected to Policy H5.3.2.

Bridgepointe Condominiums affordability requirements for 59 affordable units
expire in 2027, out of which 24 are very low-income units (35 are at 120%
AMI). Belmont Building affordability requirements for 6 units expire in 2032.
The rental property is owned by a for-profit entity, potential for loss of units is
high.

Proactively coordinate with owners to preserve the 24 very low-income units
as affordable, including identifying potential funding sources, advertise
conversion units to non-profits, conduct tenant outreach and education, add a
displacement preference for new affordable housing for people displaced,
including those displaced as a result of conversion. Outreach and negotiate
with owners for affordability extensions. Provide noticing to tenants and
affected public entities in accordance with Gov. Code, § 65863.10, 65863.11,
and 65863.13

This item is connected to Policy H-5.3.3.

a) Complete seven weatherization upgrades through grants for low-income
residents annually.

b) Implement energy-efficiency and electrification strategies identified in
the City's Climate Action Plan through updates to the City’s Reach Codes

as part of the building permit review process. Outreach will be conducted

biannually.

This item is connected to Policy H5.3.2.

2023 - 2031 (Annually by  Existing

June 30) Existing
New

a) 2025-2027 New
(Bridgepointe New
Condominiums)

b) 2030-2032 (Belmont
Building)

a) 2023 -2031 Existing

(Annually, June 30) New
b) Reach codes are

updated every three

years.
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L New/Existi
w (G /Depa:tan‘:ent /Division Funding Source(s) Program Measure(s) Implementation Action(s) Target Timeline e:: (/)g):lstlng

Policy Implement Capital

H2.4 Improvements in
Lower-Resourced
Neighborhoods

Policy Promote Housing
H2.5 Resilience

Policy Require Replacement
H2.6 Units

Housing Division

Public Works Department

Planning Division

CDBG

City Funds

N/A

Invest more resources in lower
resource neighborhoods (utilize
federal CDBG to provide capital
improvements).

Use resources to protect housing at
risk of damage due to changing
environmental conditions.

Require equivalent replacement
units for all housing units lost during
any construction or demolition
projects (Housing Crisis Act).

Use available CDBG funds to make CIP improvements in identified Equity
Priority Neighborhoods (including North Central and North Shoreview
neighborhoods). Potential improvements may include: street work, crosswalk
implementation, ADA ramp installation, striping, sidewalk improvements,
traffic signal replacement, and other pedestrian/bicycle enhancements.
Allocate available CDBG funds on an annual basis.

Implement Bike Master Plan and Pedestrian Master Plan through capital
improvements in Equity Priority Neighborhoods.

Conduct proactive public outreach to identify and prioritize capital
improvements that best align with a neighborhood’s most critical needs.

Provide Flood Improvements for the North Shoreview neighborhood through
the levee project with Public Works.

a) Conduct a study to determine whether the City should update the zoning
ordinance and other policies to permanently require replacement of units
(beyond Housing Crisis Act sunset date of 2034).This action must be
completed within three years from the start of the planning period.

a}b) The City will require replacement housing units subject to the
requirements of Government Code Section 65915(c)(3), when a
development project or demolition occurs on sites with existing
residential units that are restricted or have been occupied by a lower
income household in the past five years.

2023 - 2031 (Annually) Existing

Started in Fall 2020, with  Existing
completion anticipated
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7.2.3 GOAL H3: Protection of current residents to prevent displacement
San Mateo’s demographics will fluctuate as the city continues to grow and evolve. But while change is inevitable, the loss of the existing community is not. Therefore, it remains a priority for the city to prevent gentrification and displacement
through protection of lower-income residents. Policy tools included within this goal such as commercial linkage fees, relocation fees, documentation requirements for landlords, and right to return policies help balance the scales against the
market forces that lead to displacement while extending vital tenant protections. Programs are included to address homelessness and increase shelter capacity that can protect housing insecure individuals and families from having to leave the
City entirely. These programs allow service providers an opportunity to intervene and lead clients to housing stability. The City also proactively affirms its commitment to combat inequities in housing that exist across people of protected classes
through affirmative marketing, prioritizing special needs tenants in below market rate units, establishing a rental registry to monitor trends in evictions, and undertaking several actions to affirmatively further fair housing.

Table 11: Goal H3: Protection - Implementation Plan

Lead Funding New/Existing
Poli P M Impl tation Act Target Timeli
M olicy Agency/Department/Division Source(s) rogram Measure(s) mplementation Action(s) arget Timeline Program

CDBG/PLHA/City  Support where feasible programs and facilities to

Policy
H3.1

Policy
H3.2

Policy
H3.3

Policy
H3.4

Prevent
Homelessness

Investigate Fair
Housing Cases

Evaluate Housing
Revenue Sources

Expand Tenant
Protections

Housing Division

Housing Division

Community Development
Department

Community Development
Department

CDBG

N/A

N/A

prevent homelessness through city actions, while
coordinating with County and Continuum of Care.

Continue funding and support for outreach services
for homeowners and renters at risk of being
displaced and/or facing fair housing challenges.

a) Conduct a feasibility study to determine a potential
increase of the Commercial Linkage Fee to ensure
commensurate housing funding with commercial
development.

b) Explore other funding opportunities to support
affordable housing development. Efforts include
actively tracking available Federal, State, Regional
and Local funding opportunities for affordable
housing and determining how to leverage these funds
to build or rehabilitate more affordable housing.

Expand tenant protections in local ordinance to
extend measures of AB1482 related to relocation,
documentation, and right to return policy in eviction
cases.

a) Allocate PLHA, CDBG, and other local funds to support homeless
prevention these may include the following programs: LifeMoves Rapid
Rehousing Program, Safe Harbor Shelter, Vendome Hotel supportive
units, LifeMoves First Step for Housing program, HIP Housing home
sharing and Montara assisted units for the formerly homeless.

b) Support the County in its efforts to convert the Stone Villa Hotel into a
44-room temporary shelter space as part of the Project Homekey

programs.

As CDBG funding permits, achieve the Annual Fair Housing Activity Goals:

o Investigate at least 18 cases;
o Provide consultation to at least 30 individuals;

o Public Education/Outreach to at least 26 individuals; and
o Provide legal assistance to at least 185 renters.

These numbers are subject to change based on funding availability.

See Goal H5/AFFH Action Plan for full list of items.

a) Conduct a feasibility study on increasing the fee to generate additional
housing funds gathered from commercial development, analyze the
study, conduct community outreach and make a recommendation to

the City Council. Proceed as directed by Council.

b)  Examine other possible revenue sources and bring the proposals
before City Council for consideration. Actively track available funding
opportunities and coordinate with City partners, including non-profit
housing developers on how best to leverage these resources.

a) Extend AB1482 provisions to require tenant relocation payments for
No Fault evictions for those with tenure less than one year.

b) Make recommendations to the City Council for establishing tenant
protection policies that include the requirement of documentation
from landlords who use the substantial remodel exemption to evict
tenants and a Right to Return policy for tenants displaced from homes

due to demolition or substantial remodels.

c) Amend the Code to strengthen enforcement penalty structure to aid
in protecting tenants from unsafe or substandard units.
€}d) Conduct outreach to the community on a biannual basis.

This item is connected to Policy H5.4.1.

a) 2023-2031 Existing
(Annually by June New
30)

b) 2023-2031
(Annually)

2023 -2031 (Annually  Existing
by June 30)

a) 2025-2026 New

b) 2023 -2031 New
(Annually, as
opportunities

become available)

a) 2023-2024 New

b) 2025-2026 New

c) 2023-2024 New

€)d) 2023 -2031 New
biannually

Page H-79

Housing Element| December 2022

165 of 1252




CITY OF SAN MATEO
2040 GENERAL PLAN
HOUSING ELEMENT

Lead Funding New/Existing
Poli P M Impl tation Act Target Timeli
w olicy e St rogram Measure(s) mplementation Action(s) arget Timeline e

Policy Study the Creation ~ Community Development
H3.5 of Below Market Department
Rate Set Asides

Policy Evaluate Rental Community Development
H3.6 Registry Options Department

PolicyH  Evaluate Community Development
3.7 Opportunities for Department

Expanding

Homeless Shelters

N/A

N/A

Examine the feasibility of establishing priority
allocation for households with special needs and
large families in City-assisted and private
development projects with BMR units.

Explore a rental registry to track rents and evictions
citywide.

Examine best practices and policies to expand shelter
capacity for individuals experiencing homelessness.
Study feasibility of new shelter programs and
collaborate with the County to end homelessness.

Conduct a best practices research on prioritization of households with
special needs and large families. Analyze the data, conduct community
outreach and make recommendations to the City Council. Proceed as

directed by Council.

Research options and best practices for a rental registry list, including

determining necessary financial and human resources needed to establish
such a program. Make recommendations to City Council.

a)

Study best practices for expansion of homeless shelter sites.

b) Regularly evaluate zoning to ensure enough sites are available to

o)

accommodate the capacity for emergency shelters, based on the
countywide Point in Time Homeless Count.
Review and amend the zoning code to allow emergency shelters in C2

€3, and other zones as needed to ensure there is sufficient capacity on
available sites to accommodate the need for emergency shelter as

2025 - 2026

2023 - 2024

a) 2023-2031
(Ongoing)

b) 2023-2031
(Ongoing)

¢) 2023-2031
Ongoing

d) 2023-2025

identified in the most recent point-in-time count conducted before the

€je) 2023-2025

start of the planning period, in compliance with Government Code
65583.

b}d) Review and amend the zoning code as needed to comply with

Government Code 65583 including to remove the 300 feet buffer from
a single-family dwelling, clarify that emergency shelters are not
required to be more than 300 feet apart and adopt objective
development standards, such as parking for shelters in compliance
with Government Code Section 65583 (a)(4)(A)(ii).

e}e) Review and amend the zoning code as needed to comply with

requirements of AB 101 (2019) to allow Low Barrier Navigation Centers

(LBNC) as a permitted use by right in areas zoned for mixed use and
nonresidential zones permitting (by right or through a Special Use
Permit) multifamily uses if it meets specific requirements in
Government Code sections 65660 — 65668.

New

New
New
New

New
New
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7.2.4 GOAL H4: Promotion of community engagement and public outreach
To increase effectiveness and successfully achieve the Housing Element’s goals and policies, the City should increase access and awareness of housing programs through use of new technology as part of a robust and proactive public outreach
strategy. By expanding availability of digital resources, the barriers of proximity, transportation, and time opportunity cost can be reduced for many. In addition, by providing education and information on regulatory requirements and specific
programs and protections offered locally, regionally, and by the state, the city can improve access to housing for all income groups and special needs communities. Public outreach in a diversity of methods, forms and languages can be used to

reach the widest breadth of residents and program beneficiaries to ensure those in need can find supportive programs and service providers. Targeted digital, print, and in-person outreach and engagement methods can also be effective at
reaching the communities most affected by housing policies and programs.

Table 12: Goal H4: Promotion - Implementation Plan

Lead Fundi New/Exist
AgencY/DePa:tament/Dlwsnon S(::'cler;i) ARG ETL ) Implementation Action(s) Target Timeline e;: (/)g)::n:ng

Policy Update the Housing Division Increase community outreach and availability of resources in a) Maintain and improve webpage with comprehensive housing related 2023 - 2031 Existing
H4.1 Housing multiple languages through the Housing Webpage. information and materials, and coordinate with providers to market (Ongoing) New
Webpage programs electronically.
b) Provide information in multiple languages using common terms.
This item is connected to Policy H5.4.3.
Policy Support a County of San Mateo N/A Support development of the countywide affordable rental waitlist ~ Support the county’s online portal for a BMR waitlist by transitioning the 2023 -2024 Existing
H4.2 Countywide to streamline and centralize occupancy of BMR units by joining the  City’s BMR waiting list to the Countywide system. In addition, work with (Transition to
Below Market County’s waiting list process- BMR property managers/owners to advertise available BMR units on the Countywide
Rate Unit Waitlist County’s portal to streamline the rental process. portal)
(and ongoing)
Policy Expand Community Development N/A Support and engage in efforts to educate community stakeholders ~ a) Housing initiatives and policy implementation shall be supported with 2023 - 2031 Existing
H4.3 Community Department and residents, including those with special needs (such as robust and adaptive community engagement including surveys, (Ongoing) New
Education and farmworkers, people with disabilities including those with workshops, pop-up events, mailings, and targeted outreach to New
Outreach developmental disability, and single-female head of household), underrepresented groups. Outreach will be conducted biannually.
about housing gaps and the effects of programs and policies on b) Continue to participate in Countywide (and other) efforts to share
addressing those gaps. Proactively create opportunities for all best practices on equitable engagement and inclusive outreach. (e.g.
communities to have a voice and be involved in shaping policies Home For All “Learning Network”)
and programs. c) Actively provide information on County and State resources for tenant
protections, discriminatory practices (CC&R's), special needs groups,
and households with disproportionate housing needs.
Policy Enable Housing Division N/A Develop Marketing Plan with developers of affordable housing a) Research other best practices to create an affirmative marketing a) 2025-2026  New
H4.4 Affirmative projects during final phase of construction on a project-by-project strategy and implement strategies in San Mateo where appropriate.  b) 2023-2031  New
Marketing basis. Focus outreach to special needs individuals and those least b) Include farm workers, people with disabilities, and households with ongoing Existing
likely to apply based on racial make-up of neighborhood. disproportionate housing needs, as new target group where ajc) 2023 - 2031
appropriate. ongoing)
¢) Include Spanish marketing materials and ensure bilingual
interpretation services are available. The City will conduct outreach
and education on a project-by-project basis and will ensure that
programs target/affirmatively market to households in impacted
neighborhoods, including North Central and North Shoreview, among
others.
This item is connected to Policy H5.1.2 and H5.2.1.
Page H-81 Housing Element| December 2022

167 of 1252




CITY OF SAN MATEO
e 2040 GENERAL PLAN
HOUSING ELEMENT

Lead Funding New/Existing
Poli P M Impl tation Act Target Timeli
w olicy e O || S rogram Measure(s) mplementation Action(s) arget Timeline Progr

Policy Conduct Community Development Conduct focused outreach to the owners of properties on the Sites  Conduct focused outreach to the owners of properties on the Sites 2023 -2031
H4.5 Outreach to Sites  Department Inventory to determine interest in redevelopment or construction  Inventory to determine interest in redevelopment or construction of (ongoing)
Inventory of additional housing. additional housing on their site(s). The outreach shall include provision of
Property Owners information on the City’s development process, fees, and timelines

associated with such applications. Initial outreach shall be conducted

within two years of adoption and shall be ongoing throughout the housing
cycle.
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7.2.5 Goal H5: Affirmatively Furthering Fair Housing
To reinforce the objective that AFFH is a top priority for the city, an AFFH Fair Housing Action Plan with programs and actions has been included as the fifth goal of the Housing Element. This Action Plan cross references items that are interwoven with the
Housing Plan’s other four goals, policies, and programs. The actions to achieve the Fair Housing goal are meant to address the fair housing issues found in the AFFH analysis, specifically for groups that have disparate housing impacts when compared to the
whole of San Mateo. This includes, for example, Hispanic and single-female heads of households who have disproportionate housing needs while being concentrated in census tracts that have high rates of poverty. Persons with disabilities are also more likely
to experience housing discrimination due to low economic opportunity and failure of landlords to provide reasonable accommodations. Each of the actions identified in Table 13 have specific quantified objectives to reach the target households.

Table 13: Goal H5: AFFH - Implementation Plan

Fair Housing Type of .. . .. P
“ Fair Housing Issues Contributing Factors Category m Responsible Party Objectives Quantified Objectives WIC D

Action Area 1. Enhancing housing mobility strategies: consist of removing barriers to housing in areas of opportunity and strategically enhancing access.

Policy H5.1.1: Adjust the city's Below
Market Rate (inclusionary) program
to provide larger density bonuses,
and/or increased City support in
exchange for affordable units that
address the needs of residents with
disproportionate housing needs
(e.g., accessible/visit able units for
persons with disabilities, child-
friendly developments with day care
on site for single parents, and 3-4
bedroom units for larger families).
Policy H5.1.2: Participate in a
regional down payment assistance
program with affirmative marketing
to households with disproportionate
housing needs including persons
with disabilities, single parents, and
Hispanic households (e.g., Spanish
and English, targeted to northeast
neighborhoods).

Policy H5.1.3: Support the design of
a regional forgivable loan program
for homeowners to construct an
ADU that is held affordable for
extremely low-income households
for 15 years.

Hispanic and single
female parent
households are
concentrated in low
opportunity census
tracts.

Hispanic households
have
disproportionate
housing needs.

Hispanic and single
female parent
households are
concentrated in low
opportunity census
tracts.

Lack of affordable housing
in high opportunity areas;
Lack of accessible
affordable units

Disparities in access
to opportunities

Historic discrimination and
continued mortgage
denials; Concentration in
low opportunity census
tracts; High housing costs
and low wages

Disparities in access
to opportunities

Lack of affordable housing
in high opportunity areas;
Lack of accessible
affordable units

Disparities in access
to opportunities

Assist in
development of
housing for low-
income
households and
households with
special needs

Promote equal
housing
opportunity

Incentivize
accessory
dwelling units
(ADUs)

Land use
resources

Financial
resources

Land use
resources

City of San Mateo

Regional
Partnership with
HEART (San Mateo
County has
program with
them)

21 Elements/HEART

Expand the variety of
housing units produced
under the inclusionary
housing program. Currently
developments of 11 or more
units require 15% affordable
to moderate income families
for ownership and 15% for
low -income families for
renters.

Improve accessibility to
home mortgage loans for
Hispanic households who
have the highest loan denial
rates. Provide wealth
building through
homeownership for
moderate income
households.

Increase opportunities for
lower-income households to
find housing that is
affordable.

Perform a feasibility analysis to redesign

the program to allow a menu of options.

Ensure analysis includes review housing
for households with disproportionate

housing needs, along with income levels.

This item is connected to Policy H 1.3,
Policy H 1.5., Policy H 1.14, and Policy H
1.15.

Affirmatively market down payment
assistance to 20 Hispanic households;
Provide down payment assistance to 30
total households; Provide homebuyer
education to 200 households. In
addition, the City will work with other
jurisdictions to conduct outreach and
education. Ensure that programs
target/affirmatively market to

households in impacted neighborhoods,

including North Central and North
Shoreview, among others.

This item is connected to Policy H 4.4.
Design a regional loan forgiveness
program. Ensure that programs
target/affirmatively market to
households in impacted neighborhoods,
including North Central and North
Shoreview, among others. Target those
with disproportionate housing needs,
with a goal to reach 5 households
annually.

This item is connected to Policy H1.4.

Action Area 2. Encouraging new housing choices and affordability in high resource areas: promoting housing supply, choices, and affordability in areas of high opportunity and outside of areas of concentrated poverty.

Complete feasibility analysis
by Fall 2023; Implement
redesigned program by Spring
2024.

Meet quantified objectives by
the end of the Housing
Element period in 2031;
Conduct homebuyer/outreach
and education quarterly in
partnership with HEART

Begin design in Summer 2025
and complete by winter 2026.
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Fair Housing Type of . . . .
Objecti tified Object Timel
“ Fair Housing Issues Contributing Factors Category m Action Responsible Party Jectives AL 2T imetine

| Policy H5.2.1: Add more city Hispanic and single Lack of affordable housing ~ Disproportionate Assist in Financial ~ City of San Mateo  Affirmatively market the Require developers to affirmatively 2023 - 2031 (Annually); as

supported housing with affordability ~ female parent in high opportunity areas; housing need for development of resources housing to households with  market 1,000 units to those with development projects come in
restrictions in moderate and high households are Lack of accessible low-income housing for low- disproportionate housing disproportionate housing needs over the  for approvals/financing
resource areas. Affirmatively market  concentrated inlow  affordable units; households and income needs including persons eight-year period (approximately 125

the housing to households with opportunity census  Concentration of Naturally ~ protected classes households and with disabilities, single annually). Ensure that programs

disproportionate housing needs Occurring Affordable households with parents, farmworkers, and target/affirmatively market to

including persons with disabilities,
farmworkers, single parents, and
Hispanic households (e.g., Spanish

Housing (NOAH) in low
opportunity census tracts.

special needs

Hispanic households (e.g.,
Spanish and English,
targeted identified

households with disproportionate
housing needs. Continue to update the

housing inventory and provide on the

and English, targeted to northeast neighborhoods). City’s website so that developers can
neighborhoods). target housing in moderate and high
opportunity areas.
This item is connected to Policy H1.2.
and Policy H-4.4.
Policy H5.2.2: Incentivize developers  Persons with Lack of accessible Disproportionate Promote equal Financial  City of San Mateo Increase development of a. Update development agreements for 2023 - 2031 (ongoing) as
through direct subsidies, fee disabilities have affordable units; Lack of housing need for housing resources accessible units beyond projects with City subsidies to development opportunities
waivers, and/or density bonuses, to  disproportionate access to economic low-income opportunity minimum requirements include additional accessible units. come available.
increase accessibility requirements housing needs. opportunity; Concentration  households and b. Update the City’s Inclusionary 2025 - 2026 Update
beyond the federal requirement of in low income and low protected classes Housing Policy to require projects Inclusionary Housing Policy;
5% for subsidized developments. AND opportunity census tracts. that receive City subsidies to make recommendations to
. increase the percentage of units that  City Council in 2025 - 2026
Persons with o ; .
N meet accessibility requirements. This
disabilities and item is connected to Policy H1.3
persons of color are

most likely to file fair
housing complaints
with HUD.

Policy H5.2.3: Prioritize city funding ~ Persons with Lack of accessible Disparities in access ~ Promote equal Financial  City of San Mateo Create more housing for Conduct a best practices review and 2027 - 2028 Conduct a review
proposals for city funded affordable  disabilities have affordable units; Lack of to opportunity housing resources hard to serve households. develop a program to prioritize City of best practices and develop
housing that are committed to disproportionate access to economic opportunity funding for housing projects. This itemis  a program for City Council

connected to Policy H1.5, Policy H1.14, adoption
and Policy H1.15.

serving hard to serve residents (e.g.,  housing needs.
extremely low income, special
needs, on site services) AND

opportunity; Concentration
in low income and low
opportunity census tracts.

Persons with

disabilities and

persons of color are

most likely to file fair

housing complaints

with HUD.
Action Area 3. Improving place-based strategies to encourage community conservation and revitalization including preservation of existing affordable housing: involves approaches that are focused on conserving and improving assets in areas of lower opportunity and
concentrated poverty.
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Fair Housing Type of . . . .
Object tified Objecti Timel
“ Fair Housing Issues Contributing Factors Category m Action Responsible Party Jectives Quantified Objectives imedine

Policy H5.3.1: As part of the General
Plan, conduct an area plan for the
North Shoreview and North Central
neighborhoods and prioritize land
use and design around Highway 101
to improve access and reduce the
division of the urban form produced
by the highway.

Policy H5.3.2: Continue to fund
minor home repairs and implement
a preference for projects in low
opportunity census tracts identified
in the analysis.

Policy H5.3.3: Monitor affordable
housing projects that are at risk of
conversion to market rate. Support
regional and local efforts to examine
displacement of affordable housing
and lower income households. Assist
with the retention of special needs
housing that is at risk of expiring
affordability requirements.

Hispanic and single
female parent
households are
concentrated in low
opportunity census
tracts.

Hispanic and single
female parent
households are
concentrated in low
opportunity census
tracts.

Hispanic households
have
disproportionate
housing needs.

Lack of affordable housing
in high opportunity areas;
Lack of accessible
affordable units;
Concentration of NOAH in
low opportunity census
tracts.

Lack of affordable housing
in high opportunity areas;
Lack of accessible
affordable units

Historic discrimination and
continued mortgage
denials; Concentration in
low opportunity census
tracts; High housing costs
and low wages

Segregation/
integration
patterns; disparities
in access to
opportunities

Disparities in access
to opportunity

Outreach capacity
and enforcement

Conserve and
improve the
existing
affordable
housing stock

Conserve and
improve the
existing
affordable
housing stock

Conserve and
improve the
existing
affordable
housing stock

Landuse  City of San Mateo
resources
Financial  City of San Mateo
resources
Human City of San Mateo
resources

Reduce overcrowding,
improve health and safety,
and improve mobility and
access to services in
impacted neighborhoods.

Fund minor home repairs
and accessibility
improvements. Provide
opportunity for home
rehabilitation loans for low-
income residents. Allow
accessibility improvements
on rental properties with
owner permission.

Monitor affordable units
whose subsidies are set to
expire within the planning
period develop a plan for
preservation of the units to
keep them affordable long
term.

Prepare an area plan for North
Shoreview and North Central
neighborhoods.

Complete annual goals of 10 minor
home repairs and 14 accessibility
modifications through grants for low-
income residents. Provide home
rehabilitation loans for low- income
residents. Affirmatively market to
Hispanic and single female heads of
household biannually; ensure that
programs target/affirmatively market to

households in impacted neighborhoods,
including North Central and North
Shoreview, among others.

This item is connected to Policy H2.1 and
Policy H2.3.

Bridgepointe Condominiums
affordability requirements for 59
affordable units expire in 2027, out of
which 24 are very low- income units (35
are at 120% AMI). Belmont Building
affordability requirements for 6 units
expire in 2032. The rental property is
owned by a for-profit entity, potential
for loss of units is high.

Proactively coordinate with owners to
preserve the 24 very low- income units
as affordable, including identifying
potential funding sources, advertise
conversion units to non-profits, provide
conduct tenant outreach and education,
add a displacement preference for new
affordable housing for people displaced,
including those displaced as a result of
conversion. Provide noticing to tenants
and affected public entities in
accordance with Gov. Code, § 65863.10,
65863.11, and 65863.13 Outreach and
negotiate with owners for affordability
extensions beginning at least two years
prior to the affordability expiration date.
This item is connected to Policy H2.2

Create plan through the
General Plan Update
implementation process (2027
-2029)

2023-2031 (Fund annually;
consistent with Policy H2.1;
outreach biannually in target
neighborhoods)

a) 2025-2027 (Bridgepointe
Condominiums)

b) 2030-2032 (Belmont
Building); Consistent with
Policy H2.2
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Fair Housing Type of . . . .
Object tified Objecti Timel
“ Fair Housing Issues Contributing Factors Category m Action Responsible Party Jectives Quantified Objectives imedine

Action Area 4. Protecting existing residents from displacement: strategies that protects residents in areas of lower or moderate opportunity and concentrated poverty and preserves housing choices and affordability.

Policy H5.4.1: Establish tenant
protections in local ordinance to
extend measures of AB1482 related
to relocation, documentation, and
right to return policy in eviction
cases.

Policy H5.4.2: Partner with Project
Sentinel to perform fair housing
training for landlords and tenants.
Focus enforcement efforts on race-
based discrimination and reasonable
accommodations.

Policy H5.4.3: Create a webpage
specific to fair housing including
resources for residents who feel
they have experienced
discrimination, information about
filing fair housing complaints with
HCD or HUD, and information about
protected classes under the Fair
Housing Act.

Persons with
disabilities have
disproportionate
housing needs.

AND

Persons with
disabilities and
persons of color are
most likely to file fair
housing complaints
with HUD.

AND

Hispanic households
have
disproportionate
housing needs.
Persons with
disabilities have
disproportionate
housing needs.

AND

Persons with
disabilities and
persons of color are
most likely to file fair
housing complaints
with HUD.

Persons with
disabilities have
disproportionate
housing needs.

AND

Persons with
disabilities and
persons of color are
most likely to file fair
housing complaints
with HUD.

Lack of accessible
affordable units; Lack of
access to economic
opportunity; Concentration
in low income and low
opportunity census tracts;
Historic discrimination and
continued mortgage
denials; High housing costs
and low wages

Lack of accessible
affordable units; Lack of
access to economic
opportunity; Concentration
in low income and low
opportunity census tracts;
Lack of understanding of
reasonable accommodation
requirements by landlords
and property owners.

Lack of accessible
affordable units; Lack of
access to economic
opportunity; Concentration
in low income and low
opportunity census tracts;
Lack of understanding of
reasonable accommodation
requirements by landlords
and property owners.

Disparities in access ~ Address Human City of San Mateo
to opportunity governmental and resources
non-
governmental
constraints
Outreach capacity Promote equal Human City of San
and enforcement housing resources Mateo/Project
opportunity Sentinel
Outreach capacity Promote equal Human City of San Mateo
and enforcement housing resources
opportunity

Increase tenant protections
to prevent displacement of

those with disproportionate
housing needs.

Increase awareness of fair
housing laws and tenants'
rights to reduce unlawful
discrimination and
displacement.

Increase awareness of fair
housing laws and tenants'
rights to reduce unlawful
discrimination and
displacement.

a) 2023-2024
b) 2025-2026
c) 2023 -2024; consistent
with Policy H3.4

a) Extend AB1482 provisions to require
tenant relocation payments for No
Fault evictions for those with tenure
less than one year.

Make recommendations to the City
Council for establishing tenant
protection policies that include the
requirement of documentation from
landlords who use the substantial
remodel exemption to evict tenants
and a Right to Return policy for
tenants displaced from homes due to
demolition or substantial remodels.
Amend the Code to strengthen
enforcement penalty structure to aid
in protecting tenants from unsafe or
substandard units. This item is
connected to Policy H 3.4.

b

C

Annually as part of CDBG
allocation in the spring
(Annually by July 1)

Provide annual funding to Project
Sentinel to provide training every two
years in the Spring, targeting 200
landlords each training. Awareness will
be increased through outreach to
landlords.

2024 and bi-annually
thereafter; consistent with

Policy H3.4

Provide information on the City's
website about housing discrimination,
laws, and protections. This item is
connected to Policy H4.1. Update the
webpage every two years, along with
other transparency updates.
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Fair Housing Type of . . . .
Objecti tified Object Timel
“ Fair Housing Issues Contributing Factors Category m Action Responsible Party Jectives AL 2T imetine

Policy H5.4.4: Ensure that all multi-  Persons with Lack of accessible Outreach capacity Promote equal Human City of San Mateo Increase awareness of fair Initially, create ongoing condition of Create ongoing conditions of
family residential developments disabilities have affordable units; Lack of and enforcement housing resources housing laws and tenants' approval to ensure both BMR and all- approval by fall 2024; conduct
contain signage to explain the right ~ disproportionate access to economic opportunity rights to reduce unlawful affordable developments contain this best practices review on
to request reasonable housing needs. opportunity; Concentration discrimination and information. Explore options for options to record reasonable
accommodations for persons with in low income and low displacement. recording against the property and/or accommodation language by
disabilities. Make this information AND opportunity census tracts; including in the affordable housing January 2025, and implement
available and clearly transparent on . Lack of understanding of agreement. a program by January 2026
the city's website and fund landlord Pgrsons.wnh reasonable accommodation
training and outreach on reasonable disabilities and requirements by landlords
accommodations. persons o colqr € and property owners.

most likely to file fair

housing complaints

with HUD.
Policy H5.4.5: Ensure that future Persons with Lack of accessible Disparities in access ~ Promote equal Human City of San Mateo Ensure that lower-income In collaboration with nonprofit and for-  To be completed as part of the
improvements in disadvantaged disabilities and affordable units; Lack of to opportunity housing resources and protected class profit housing developers, study the larger General Plan Update,
communities will not produce anet  persons of color access to economic opportunity households are not feasibility of collaborating with the with the expected date of
loss of affordable housing or the have opportunity; Concentration displaced because of Northern California Land Trust, or completion by 2027
displacement of residents and seek  disproportionate in low income and low community improvements.  establishing a new community land
to increase the amount of affordable  housing needs. opportunity census tracts; trust, that will support long-term
housing in disadvantaged Lack of investment in older community ownership and housing
communities. housing stock. affordability in disadvantaged

communities. Implement findings as part
of the General Plan Update.
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8. QUANTIFIED OBJECTIVES

The quantified objectives section estimates the number of units likely to be constructed, rehabilitated, or
conserved/preserved by income level during the 2023-2031 planning period. The quantified objectives do
not represent a ceiling on development, but rather set a target goal for the jurisdiction to achieve, based
on needs, resources, and constraints.

According to HCD, the sum of the quantified objectives for the programs should ideally be equal to or
surpass the community's identified housing needs. However, State law recognizes that the total housing
needs identified may exceed available resources and the community's ability to satisfy this need within
the content of the general plan. Under these circumstances, the quantified objectives need not match the
identified existing housing needs but should establish the maximum number of housing units that can be
constructed, rehabilitated, and conserved over an eight-year time frame. The quantified objectives do not
necessarily meet the goals of RHNA because they are not a full projection of anticipated housing
development within the Housing Element Cycle. It is an estimate of actual production, given available
resources and projected pipelines projects.

With respect to affordable units, the City has estimated the potential subsidies available during the
planning period and has calculated the potential number of units that could be assisted and/or
constructed with these funds. In addition, staff has compiled a list of known or expected development
projects in the next few years, including preservation projects, anticipated to be completed within the
next eight years.

Based on these estimates, along with the known pipeline projects that have been initially reviewed,
approved or are under construction, the total quantified objective for affordable units is 1,732. This
includes 323 conserved/preserved affordable units, 543 City funded new construction affordable units
and 866 non-subsidized affordable units in new private development.

The total development cost for the City’s RHNA allocation would exceed $4 billion dollars, of which over
S3 billion would be required to develop the affordable units. Thus, the quantified objectives do not
completely account for San Mateo’s RHNA but do establish the maximum number of housing units that
can realistically be constructed, rehabilitated, and conserved in the City over an eight-year timeframe with
current resources. A breakdown of the total quantified objectives for housing production over the next
eight years and how they align with the City’s overall RHNA are outlined in the two tables below.

Table 14: Quantified Objectives for Cycle 6 (2023 — 2031)

_coeratonreenaion L aiossnereia T L [yl vop Lvarict

Bridgepointe Condominiums

Belmont Building 6 6
Rehabilitation Projects 258 258
Sub Total 323 0 30 258 35 396
Total Conservation 719

Nevconteion - Laosseroa L v Ly oo varr

| Kiku Crossing (City Funded)
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445 S. B St. (City Funded)

Future Affordable TBD (City Funded) 260 70 120 70

Concar Passage 73 73 888

303 Baldwin Ave. (Trags) 6 6 58

Bay Meadows Res 6 5 5 49

Bay Meadows MU 3 7 7 60

Waters Park 19 19 180

406 E. 3 Ave. (Windy Hill) 3 3 22

500 E. 3™ Ave (Block 21) 12 12 111

500 E. 4" Ave. (Block 20) 9 9 86

1885 S. Norfolk St. (Fish Market) 60 27 16 17 45

Hillsdale Terrace 6 6 62

200/210 S. Fremont St. 2 2 13

Peninsula Heights 29 29 261

222 S Fremont St. 4 4 36

477 E. Hillsdale Blvd. (Hillsdale Inn) 23 23 207

222 E. 4™ Ave. (Draeger’s Market) 10 10 0

401 Concar Dr. (Hayward Park 28 16 12 161
Station Parking Lot)

616 S. B. St. (Nazareth Vista) 5 5 43

477 9 Ave. 12 12 108

1919 O’Farrell St. 4 4 45

Accessory Dwelling Units 374 22 132 220 66

Future Private Development TBD 252 152 60 40 1,670

Sub Total 1,426 119 574 482 291 4,173

Total Construction 5,639

o obecive Ltiordabe Toal el vl Lo [varet

Total (Preserved Units plus New 1,749 19 604 740 326 4,569
Construction)

Grand Total 6,358

Table 15: Quantified Objectives Alignment with San Mateo’s RHNA

m Quantified Objectlve Eight-Year RHNA Figure % of RHNA to be Produced

ELI/VLI 1,777 41%

LI m 1,023 72%

MOD 326 1,175 28%

Market 4,569 3,040 150%

TOTAL 6,358 7,015 91%
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9. PRIOR ACCOMPLISHMENTS SUMMARY

The update of the Housing Element provides an opportunity to reflect on past achievements and
challenges. The following summary highlights key accomplishments and challenges from the previous
Housing Element’s planning period (2015 to 2022), as well as identifies opportunities for where the city
took lessons learned and applied them as future tasks for current Housing Element. A detailed evaluation
of the prior housing element can be found in Appendix E - Review of Prior Housing Element.

The following achievements were made:

e Progress towards meeting affordable housing goals
New policies to generate affordable housing funds
Market rate housing goals were met
The rate of ADU production have increased greatly
Accessing new funding sources from non-local sources
Increasing efficiency in the housing development process
Interventions to preserve affordable housing

The following challenges were experienced:
e Adivided and polarized vision for the future of the city
e High land and construction costs
e Qutdated housing programs and policies
e Falling short of the quantified objectives

The following opportunities were identified:
e Rewrite the zoning code
e The General Plan update
e New opportunities for Transit Oriented Development
e Creative solutions to site limitations
e More uses for technology to increase efficiency of housing programs
e New affordable housing opportunities identified

The 2015-2022 quantified objectives goal for total housing units, including market rate housing, was 3,164
units. Through the seventh year of this housing cycle, a total of 2,573 units have been completed or are
expected to be completed from the projects identified in the quantified objectives. The following two
tables summarize the quantified objectives from the last Housing Element Update and detail the City’s
progress in achieving those objectives.

Table 16: Quantified Objectives, 2015 - 2022

Conservation/Preservation ____

Lesley Park Towers
Humboldt House 9 9
Sub Total 209 0 209 0 0

2000 S. Delaware
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Bay Meadows Affordable Site

Bay Meadows BMR 65 25 40
Station Park Green BMR 60 60
Other BMR 150 45 25 80
Other Affordable TBD 85 30 45 10

Sub Total 480 50 190 60 180

AFFORDABLE TOTAL 689 50 399 60 180
Private Sector/Market Rate 2,475
GRAND TOTAL 3,164

Table 17: Quantified Obiective Actuals, 2015 = 2022*

Lesley Park Towers

Humboldt House 9 9
1110 Cypress 7 7
Sub Total 216 0 209 7 0

2000 S. Delaware

Bay Meadows Affordable Site 67 14 36 17
Bay Meadows BMR 54 31 23
Station Park Green BMR 60 60
Other BMR 117 82 23 12
Other Affordable (Kiku Crossing) 223 43 45 135
Sub Total 581 57 223 206 95
AFFORDABLE TOTAL 797 57 432 213 95
Private Sector/Market Rate 1,776
GRAND TOTAL 2,573

*Information is current as of January 2022. Final housing numbers for the 8 year of the 2015-2022 cycle will be
tabulated with the City’s APR that will be submitted by April 1, 2023.
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1 INTRODUCTION

The Bay Area continues to see growth in both population and jobs, which means more housing of various
types and sizes is needed to ensure that residents across all income levels, ages, and abilities have a place
to call home. While the number of people drawn to the region over the past 30 years has steadily
increased, housing production has stalled, contributing to the housing shortage that communities are
experiencing today. In many cities, this has resulted in residents being priced out, increased traffic
congestion caused by longer commutes, and fewer people across incomes being able to purchase homes
or meet surging rents.

The 2023-2031 Housing Element Update provides a roadmap for how to meet our growth and housing
challenges. Required by the state, the Housing Element identifies what the existing housing conditions
and community needs are, reiterates goals, and creates a plan for more housing. The Housing Element is
an integral part of the General Plan, which guides the policies of San Mateo.
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2 SUMMARY OF KEY FACTS

. Population — Generally, the population of the Bay Area continues to grow because of natural
growth and because the strong economy draws new residents to the region. The population of
San Mateo increased by 11.5% from 2000 to 2020, which is below the growth rate of the Bay Area.

Age — In 2019, San Mateo’s youth population under the age of 18 was 21,827 and senior
population 65 and older was 16,093. These age groups represent 20.9% and 15.4%, respectively,
of San Mateo’s population.

Race/Ethnicity — In 2020, 40.9% of San Mateo’s population was White while 1.9% was African
American, 26.2% was Asian, and 25.1% was Latinx. People of color in San Mateo comprise a
proportion below the overall proportion in the Bay Area as a whole.!

Employment — San Mateo residents most commonly work in the Financial & Professional Services
industry. From January 2010 to January 2021, the unemployment rate in San Mateo decreased by
3.6 percentage points. Since 2010, the number of jobs located in the jurisdiction increased by
16,810 (42.7%). Additionally, the jobs-household ratio in San Mateo has increased from 1.17 in
2002 to 1.45 jobs per household in 2018.

Number of Homes — The number of new homes built in the Bay Area has not kept pace with the
demand, resulting in longer commutes, increasing prices, and exacerbating issues of displacement
and homelessness. The number of homes in San Mateo increased, 3.6% from 2010 to 2020, which
is below the growth rate for San Mateo County and below the growth rate of the region’s housing
stock during this time period.

o Home Prices — A diversity of homes at all income levels creates opportunities for all San Mateo
residents to live and thrive in the community.

—  Ownership The largest proportion of homes had a value in the range of S1IM-$1.5M in
2019. Home prices increased by 115.6% from 2010 to 2020.

- Rental Prices — The typical contract rent for an apartment in San Mateo was $2,380 in
2019. Rental prices increased by 74.2% from 2009 to 2019. To rent a typical apartment
without cost burden, a household would need to make $95,240 per year.?

1The Census Bureau’s American Community Survey accounts for ethnic origin separate from racial identity. The numbers
reported here use an accounting of both such that the racial categories are shown exclusive of Latinx status, to allow for an
accounting of the Latinx population regardless of racial identity. The term Hispanic has historically been used to describe people
from numerous Central American, South American, and Caribbean countries. In recent years, the term Latino or Latinx has
become preferred. This report generally uses Latinx, but occasionally when discussing US Census data, we use Hispanic or Non-
Hispanic, to clearly link to the data source.

2 Note that contract rents may differ significantly from, and often being lower than, current listing prices.
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. Housing Type — It is important to have a variety of housing types to meet the needs of a
community today and in the future. In 2020, 44.3% of homes in San Mateo were single family
detached, 9.9% were single family attached, 6.3% were small multifamily (2-4 units), and 39.4%
were medium or large multifamily (5+ units). Between 2010 and 2020, the number of multi-family
units increased more than single-family units. Generally, in San Mateo, the share of the housing
stock that is detached single family homes is below that of other jurisdictions in the region.

. Cost Burden — The U.S. Department of Housing and Urban Development considers housing to be
affordable for a household if the household spends less than 30% of its income on housing costs.
A household is considered “cost-burdened” if it spends more than 30% of its monthly income on
housing costs, while those who spend more than 50% of their income on housing costs are
considered “severely cost-burdened.” In San Mateo, 20.8% of households spend 30%-50% of their
income on housing, while 16.8% of households are severely cost burden and use the majority of
their income for housing.

. Displacement/Gentrification — According to research from The University of California, Berkeley,
no households in San Mateo live in neighborhoods that are susceptible to or experiencing
displacement, and none currently live in areas at risk of or undergoing gentrification. 63.4% of
households in San Mateo live in neighborhoods where low-income households are likely excluded
due to prohibitive housing costs. There are various ways to address displacement including
ensuring new housing at all income levels is built.

o Neighborhood — 56.4% of residents in San Mateo live in neighborhoods identified as “Highest
Resource” or “High Resource” areas by State-commissioned research, while 0.0% of residents live
in areas identified by this research as “Low Resource” or “High Segregation and Poverty” areas.
These neighborhood designations are based on a range of indicators covering areas such as
education, poverty, proximity to jobs and economic opportunities, low pollution levels, and other
factors.?

o Special Housing Needs — Some population groups may have special housing needs that require
specific program responses, and these groups may experience barriers to accessing stable housing
due to their specific housing circumstances. In San Mateo, 9.1% of residents have a disability of
any kind and may require accessible housing. Additionally, 9.0% of San Mateo households are
larger households with five or more people, who likely need larger housing units with three
bedrooms or more. 9.1% of households are female-headed families, which are often at greater
risk of housing insecurity.

3 For more information on the “opportunity area” categories developed by Department of Housing and Community Development
(HCD) and the California Tax Credit Allocation Committee, see this website: www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to
which different jurisdictions and neighborhoods have access to opportunity will likely need to be analyzed as part of new Housing Element
requirements related to affirmatively furthering fair housing. ABAG/MTC will be providing jurisdictions with technical assistance on this
topic this summer, following the release of additional guidance from HCD.
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Note on Data

Many of the tables in this report are sourced from data from the Census Bureau’s
American Community Survey or U.S. Department of Housing and Urban
Development’s Comprehensive Housing Affordability Strategy (CHAS) data, both
of which are samples and as such, are subject to sampling variability. This means
that data is an estimate, and that other estimates could be possible if another
set of respondents had been reached. We use the five-year release to get a larger
data pool to minimize this “margin of error” but particularly for the smaller cities,
the data will be based on fewer responses, and the information should be
interpreted accordingly.

Additionally, there may be instances where there is no data available for a
jurisdiction for particular data point, or where a value is 0 and the automatically
generated text cannot perform a calculation. In these cases, the automatically
generated text is “NODATA.” Staff should reword these sentences before using
them in the context of the Housing Element or other documents.

Note on Figures

Any figure that does not specify geography in the figure name represents data

for San Mateo.
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3 LOOKING TO THE FUTURE: REGIONAL HOUSING NEEDS

3.1 Regional Housing Needs Determination

The Plan Bay Area 2050 Final Blueprint forecasts that the nine-county Bay Area will add 1.4 million new
households between 2015 and 2050. For the eight-year time frame covered by this Housing Element
Update, the Department of Housing and Community Development (HCD) has identified the region’s
housing need as 441,176 units. The total number of housing units assigned by HCD is separated into four
income categories that cover housing types for all income levels, from very low-income households to
market rate housing.

Every year, the US Department of Housing and Urban Development, in conjunction with the State of
California, establish income categories based on the median income in each county. Based on new
requirements for the completion of the Housing Element, jurisdictions must now report on the following
categories of income:

Extremely Low Income: 0-30% of Area Median Income, or AMI
Very Low Income: 30-50% AMI

Low Income: 50-80% AMI

Moderate Income: 80-120% AMI

Above Moderate Income: 120%+ AMI

Table 1 below illustrates the income categories for San Mateo County in 2022. The median income for a
family of four is $166,000.

Table 1: State Income Limits for San Mateo County, 2022 |

|l 2 | 3 | 4 | 5 | 6 ] 7 | 38 |

Aizt\f,ly $17,450  $19,900 $220,400  $24,900  $26,900  $28,900  $30,900  $32,850
San
Mateo  DTEMeV 439150 $44750  $50,350  $54,900  $60,400  $64,850  $69,350  $73,800
Low
County

Area Very Low $65,250 $74,600 $83,900 $93,200 $100,700  $108,150  $115,60  $123,050
Median
Income:

$149,600 Median $116,200 $132,800 $149,400 166,000 $179,300 $192,550 $205,850 $219,100

Low $104,400 $119,300 $134,200 $149,100 $161,0500 $173,000 $184,900 $196,850

Moderate  $139,450 $159,350 $179,300 $199,200 $215,150 $231,050 $247,000 $262,950

Source: State of California Department of Housing and Community Development, May 13, 2022: www.hcd.ca.gov/grants-
funding/income-limits/state-and-federal-income-limits.shtml

4 Plan Bay Area 2050 is a long-range plan charting the course for the future of the nine-county San Francisco Bay Area. It
covers four key issues: the economy, the environment, housing, and transportation.
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The Regional Housing Needs Determination (RHND) is based on population projections produced by the
California Department of Finance as well as adjustments that incorporate the region’s existing housing
need. The adjustments result from recent legislation requiring HCD to apply additional adjustment factors
to the baseline growth projection from California Department of Finance, in order for the regions to get
closer to healthy housing markets. To this end, adjustments focus on the region’s vacancy rate, level of
overcrowding and the share of cost burdened households, and seek to bring the region more in line with
comparable ones.® These new laws governing the methodology for how HCD calculates the RHND resulted
in a significantly higher number of housing units for which the Bay Area must plan compared to previous
RHNA cycles.

3.2 Regional Housing Needs Allocation

A starting point for the Housing Element Update process for every California jurisdiction is the Regional
Housing Needs Allocation or RHNA — the share of the RHND assigned to each jurisdiction by the
Association of Bay Area Governments (ABAG). State Housing Element Law requires ABAG to develop a
methodology that calculates the number of housing units assigned to each city and county and distributes
each jurisdiction’s housing unit allocation among four affordability levels. For this RHNA cycle, the RHND
increased by 135%, from 187,990 to 441,776. Almost all jurisdictions in the Bay Area are likely to receive
a larger RHNA this cycle compared to the last cycle, primarily due to changes in state law that led to a
considerably higher RHND compared to previous cycles. For more information on the RHNA process this
cycle, see ABAG’s website: www.abag.ca.gov/our-work/housing/rhna-regional-housing-needs-allocation

On January 12, 2022, HCD approved the Sixth Cycle RHNA plans. For San Mateo, the final RHNA to be
planned for this cycle is 7,015 units, a slated increase from the last cycle. The allocation that San Mateo
would receive from the Final RHNA Methodology is broken down by income category as follows:

Table 2: Final Regional Housing Needs Allocations

Income Grou San Mateo San Mateo Bay Area San Mateo San Mateo Bay Area
P City Units County Units Units City Percent County Percent Percent

Very Low 1,777 12,196 114,442 25.3% 25.6% 25.9%
Income
Low Income 1,023 7,023 65,892 14.6% 14.7% 14.9%
e 1,175 7,937 72,712 16.7% 16.6% 16.5%
Income
Above
Moderate 3,040 20,531 188,130 43.3% 43.1% 42.6%
Income
Total 7,015 47,687 441,176 100.0% 100.0% 100.0%

Source: Association of Bay Area Governments Final Regional Housing Needs Allocations Plan, adopted on December 16, 2021 and
approved by California Housing and Community Development on January 12, 2022.

5 For more information on HCD’s RHND calculation for the Bay Area, see this letter sent to ABAG from HCD on June 9, 2020:
www.hcd.ca.gov/community-development/housing-element/docs/abagrhna-final060920(r).pdf
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4 POPULATION, EMPLOYMENT AND HOUSEHOLD CHARACTERISTICS

4.1 Population

The Bay Area is the fifth-largest metropolitan area in the nation and has seen a steady increase in
population since 1990, except for a dip during the Great Recession. Many cities in the region have
experienced significant growth in jobs and population. While these trends have led to a corresponding
increase in demand for housing across the region, the regional production of housing has largely not kept
pace with job and population growth. Since 2000, San Mateo’s population has increased by 11.5%; this
rate is below that of the region as a whole, at 14.8%. In San Mateo, roughly 14.4% of its population moved
during the past year, a number 1.0 percentage points greater than the regional rate of 13.4%.

In 2020, the population of San Mateo was estimated to be 103,087 (see Table 3). From 1990 to 2000, the
population increased by 8.0%, while it increased by 5.1% during the first decade of the 2000s. In the most
recent decade, the population increased by 6.0%. The population of San Mateo makes up 13.3% of San
Mateo County.®

Table 3: Population Growth Trends

Geography 1990 1995 2000 2005 2010 2015 2020

San Mateo City 85,619 90,733 92,482 93,883 97,207 101,830 103,087
San Mateo County 649,623 685,354 707,163 719,844 718,451 761,748 773,244
Bay Area 6,020,147 6,381,961 6,784,348 7,073,912 7,150,739 7,595,694 7,790,537

Universe: Total population
Source: California Department of Finance, E-5 series
For more years of data, please refer to the Data Packet Workbook, Table POPEMP-01.

6 To compare the rate of growth across various geographic scales, Figure 1 shows population for the jurisdiction, county, and
region indexed to the population in the year 1990. This means that the data points represent the population growth (i.e. percent
change) in each of these geographies relative to their populations in 1990.
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Figure 1: Population Growth Trends

Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the jurisdiction,
county, and region indexed to the population in the first year shown. The data points represent the relative population growth
in each of these geographies relative to their populations in that year.

For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census counts.
DOF uses the decennial census to benchmark subsequent population estimates.

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-01.

4.2 Age

The distribution of age groups in a city shapes what types of housing the community may need in the near
future. An increase in the older population may mean there is a developing need for more senior housing
options, while higher numbers of children and young families can point to the need for more family
housing options and related services. There has also been a move by many to age-in-place or downsize to
stay within their communities, which can mean more multifamily and accessible units are also needed.

In San Mateo, the median age in 2000 was 37.4; by 2019, this figure had increased, landing at around 38
years. More specifically, the population of those under 14 has increased since 2010, while the 65-and-
over population has increased (see Figure 2).

Looking at the senior and youth population by race can add an additional layer of understanding, as
families and seniors of color are even more likely to experience challenges finding affordable housing.
People of color” make up 33.5% of seniors and 53.6% of youth under 18 (see Figure 3).

7 Here, we count all non-white racial groups
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Figure 2: Population by Age, 2000-2019

Universe: Total population

Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census Bureau,
American Community Survey 5-Year Data (2015-2019), Table B01001

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-04.

21,827 66,413 16,093
100% : : :
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and Non-
Hispanic)
Other Race or
Multiple Races
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Non-il-Iispanic)
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African American
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. Non-Hispanic)
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50%
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(Hispanic and
Non-Hispanic)
American Indian
or Alaska Native
(Hispanic and
Non-Hispanic)

25%

Percent of Population in Group

0%

Age 0-17 Age 18-64 Age 65+
Figure 3: Senior and Youth Population by Race
Universe: Total population
Notes: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, and an
overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the stacked bar chart.
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table BO1001(A-G)
For the data table behind this figure, please refer to the Data Packet Workbook, Table SEN-02.
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4.3 Race and Ethnicity

Understanding the racial makeup of a city and region is important for designing and implementing
effective housing policies and programs. These patterns are shaped by both market factors and
government actions, such as exclusionary zoning, discriminatory lending practices and displacement that
has occurred over time and continues to impact communities of color today?®. Since 2000, the percentage
of residents in San Mateo identifying as White has decreased — and by the same token the percentage of
residents of all other races and ethnicities has increased — by 17.6 percentage points, with the 2019
population standing at 42,623 (see Figure 4). In absolute terms, the Asian / API, Non-Hispanic population
increased the most while the White, Non-Hispanic population decreased the most.

89,365 97,207 104,333

100%
American Indian
or Alaska
Native, Non-
Hispanic

Asian / API,
Non-Hispanic

75%

Black or African
American, Non-
Hispanic

White, Non-
Hispanic

50%

Other Race or
Multiple Races,
Non-Hispanic

25%

Percent of Population in Group

Hispanic or
Latinx

0%

2000 2010 2019
Racial / Ethnic Group

Figure 4: Population by Race, 2000-2019

Universe: Total population

Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate from
racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as
having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent
those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity.

Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019),
Table B03002

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-02.

8 See, for example, Rothstein, R. (2017). The color of law : a forgotten history of how our government segregated America.
New York, NY & London, UK: Liveright Publishing.
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4.4 Employment Trends

4.4.1 Balance of Jobs and Workers

A city houses employed residents who either work in the community where they live or work elsewhere
in the region. Conversely, a city may have job sites that employ residents from the same city, but more
often employ workers commuting from outside of it. Smaller cities typically will have more employed
residents than jobs there and export workers, while larger cities tend to have a surplus of jobs and import
workers. To some extent the regional transportation system is set up for this flow of workers to the
region’s core job centers. At the same time, as the housing affordability crisis has illustrated, local
imbalances may be severe, where local jobs and worker populations are out of sync at a sub-regional
scale.

One measure of this is the relationship between workers and jobs. A city with a surplus of workers
“exports” workers to other parts of the region, while a city with a surplus of jobs must conversely “import”
them. Between 2002 and 2018, the number of jobs in San Mateo increased by 27.1% (see Figure 5).

55,000
«» 50,000
el
o
°

45,000

40,000

2005 2010 2015
Year

Figure 5: Jobs in a Jurisdiction

Universe: Jobs from unemployment insurance-covered employment (private, state and local government) plus United States
Office of Personnel Management-sourced Federal employment

Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census block
level. These are crosswalked to jurisdictions and summarized.

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files, 2002-2018
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-11.

The largest-growing sectors during this period included Professional and Managerial Services (93%),
Construction (62%) and Health and Educational Services (49%). In contrast, Agriculture and Natural
Resources (-96%), Information (-36%) and Retail (15%) all saw substantial losses in the same time period.
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There are 56,657 employed residents, and 57,196 jobs® in San Mateo - the ratio of jobs to resident workers
is 1.01; San Mateo is a net importer of workers.

Figure 6 shows the balance when comparing jobs to workers, broken down by different wage groups,
offering additional insight into local dynamics. A community may offer employment for relatively low-
income workers but have relatively few housing options for those workers - or conversely, it may house
residents who are low wage workers but offer few employment opportunities for them. Such relationships
may cast extra light on potentially pent-up demand for housing in particular price categories. A relative
surplus of jobs relative to residents in a given wage category suggests the need to import those workers,
while conversely, surpluses of workers in a wage group relative to jobs means the community will export
those workers to other jurisdictions. Such flows are not inherently bad, though over time, sub-regional
imbalances may appear. San Mateo has more low-wage jobs than low-wage residents (where low-wage
refers to jobs paying less than $25,000). At the other end of the wage spectrum, the city has more high-
wage residents than high-wage jobs (where high-wage refers to jobs paying more than $75,000) % (see

Figure 6).

20,000
" Geography
—GEJ . Place of Residence
S
= 10,000 . Place of Work

0
Less than $9,999 $10,000 to $25,000 to $50,000 to $75,000 or more
$24,999 $49,999 $74,999
Wage Group

Figure 6: Workers by Earnings, by Jurisdiction as Place of Work and Place of Residence
Universe: Workers 16 years and over with earnings

Source: U.S. Census Bureau, American Community Survey 5-Year Data 2015-2019, B08119, B08519

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-10.

9 Employed residents in a jurisdiction is counted by place of residence (they may work elsewhere) while jobs in a jurisdiction
are counted by place of work (they may live elsewhere). The jobs may differ from those reported in Figure 5 as the source for the
time series is from administrative data, while the cross-sectional data is from a survey.

10 The source table is top-coded at $75,000, precluding more fine grained analysis at the higher end of the wage spectrum.
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Figure 7 shows the balance of a jurisdiction’s resident workers to the jobs located there for different wage
groups as a ratio instead - a value of 1 means that a city has the same number of jobs in a wage group as
it has resident workers - in principle, a balance. Values above 1 indicate a jurisdiction will need to import
workers for jobs in a given wage group. At the regional scale, this ratio is 1.04 jobs for each worker,
implying a modest import of workers from outside the region (see Figure 7).
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Figure 7: Jobs-Worker Ratios, By Wage Group

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus
United States Office of Personnel Management-sourced Federal employment

Notes: The ratio compares job counts by wage group from two tabulations of LEHD data: Counts by place of work relative to
counts by place of residence. See text for details.

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs);
Residence Area Characteristics (RAC) files (Employed Residents), 2010-2018

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-14.

Such balances between jobs and workers may directly influence the housing demand in a community.
New jobs may draw new residents, and when there is high demand for housing relative to supply, many
workers may be unable to afford to live where they work, particularly where job growth has been in
relatively lower wage jobs. This dynamic not only means many workers will need to prepare for long
commutes and time spent on the road, but in the aggregate it contributes to traffic congestion and time
lost for all road users.

If there are more jobs than employed residents, it means a city is relatively jobs-rich, typically also with a
high jobs to household ratio. Thus bringing housing into the measure, the jobs-household ratio in San
Mateo has increased from 1.17 in 2002, to 1.45 jobs per household in 2018 (see Figure 8).
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Figure 8: Jobs-Household Ratio

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus
United States Office of Personnel Management-sourced Federal employment; households in a jurisdiction

Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census block
level. These are crosswalked to jurisdictions and summarized. The ratio compares place of work wage and salary jobs with
households, or occupied housing units. A similar measure is the ratio of jobs to housing units. However, this jobs-household ratio
serves to compare the number of jobs in a jurisdiction to the number of housing units that are actually occupied. The difference
between a jurisdiction’s jobs-housing ratio and jobs-household ratio will be most pronounced in jurisdictions with high vacancy
rates, a high rate of units used for seasonal use, or a high rate of units used as short-term rentals.

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs),
2002-2018; California Department of Finance, E-5 (Households)

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-13.
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4.4.2 Sector Composition

In terms of sectoral composition, the largest industry in which San Mateo residents work is Financial &
Professional Services, and the largest sector in which San Mateo residents work is Health & Educational
Services (see Figure 9). For the Bay Area as a whole, the Health & Educational Services industry employs
the most workers.
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Figure 9: Resident Employment by Industry

Universe: Civilian employed population age 16 years and over

Notes: The data displayed shows the industries in which jurisdiction residents work, regardless of the location where those
residents are employed (whether within the jurisdiction or not). Categories are derived from the following source tables:
Agriculture & Natural Resources: C24030_003E, C24030_030E; Construction: C24030_006E, C24030_033E; Manufacturing,
Wholesale & Transportation: C24030_007E, C24030_034E, C24030_008E, C24030_035E, C24030_010E, C24030_037E; Retail:
C24030_009E, C24030_036E; Information: C24030_013E, C24030_040E; Financial & Professional Services: C24030_014E,
C24030_041E, C24030_017E, C24030_044E; Health & Educational Services: C24030_021E, C24030_024E, C24030_048E,
C24030_051E; Other: C24030_027E, C24030_054E, C24030_028E, C24030_055E

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24030

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-06.
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Looked at a different way, Management, Business, Science and Arts occupations comprise about 53% of
all residents’ employment, which is roughly similar to San Mateo County and the Bay Area as a whole (see
Figure 10).
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Figure 10: Resident Employment by Occupation

Universe: Civilian employed population age 16 years and over

Notes: The data displayed shows the occupations of jurisdiction residents, regardless of the location where those residents are
employed (whether within the jurisdiction or not).

-Categories are derived from the following source tables: management, business, science, and arts occupations: C24010_003E,
C24010_039E; service occupations: C24010_019E, C24010_055E; sales and office occupations: C24010_027E, C24010_063E;
natural resources, construction, and maintenance occupations: C24010_030E, C24010_066E; production, transportation, and
material moving occupations: C24010_034E, C24010_070E

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24010

4.4.3 Unemployment

In San Mateo, there was a 3.6 percentage point decrease in the unemployment rate between January
2010 and January 2021. Jurisdictions through the region experienced a sharp rise in unemployment in
2020 due to impacts related to the COVID-19 pandemic, though with a general improvement and recovery
in the later months of 2020. As of May, 2021, the State Employment Development Department estimates
the City of San Mateo’s unemployment rate at 3.9%. In contrast, the rate for San Mateo County as a whole
is estimated at 4.6%.
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Figure 11: Unemployment Rate

Universe: Civilian noninstitutional population ages 16 and older

Notes: Unemployment rates for the jurisdiction level is derived from larger-geography estimates. This method assumes that the
rates of change in employment and unemployment are exactly the same in each sub-county area as at the county level. If this
assumption is not true for a specific sub-county area, then the estimates for that area may not be representative of the current
economic conditions. Since this assumption is untested, caution should be employed when using these data. Only not seasonally-
adjusted labor force (unemployment rates) data are developed for cities and CDPs.

Source: California Employment Development Department, Local Area Unemployment Statistics (LAUS), Sub-county areas monthly
updates, 2010-2021.

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-15.

4.5 2018-2028 Occupation Projections

The State Employment Development Department has published job projections for the period between
2018 and 2028. Although the data include both San Mateo and San Francisco counties, some assumptions
can be made about the impact of the number of jobs and the corresponding wages in the region. Many
of the occupations with the most job openings will earn the employee less than $35,000 annually. Based
on 2021 State income limits, such individuals are considered extremely low-income.

Table 4: Occupations with the Most Job Openings, 2018-2028

Total Job Median Median
Occupational Title Openings | Hourly Wage | Annual Wage

Personal Care Aides 62,650 $12.16 $25,283
Combined Food Prep and Servers, incl. Fast Food 52,090 $13.71 $28,524
Wait Staff 48,580 $14.73 $30,632
Software Developers, Applications 38,710 $67.39 $140,175
Cashiers 37,140 $13.54 $28,161
Janitors and Cleaners, Except Maids and Housekeeping Cleaners 28,060 $14.81 $30,807
Cooks, Restaurant 26,840 $16.35 $34,016
Retail Salespersons 25,280 $14.28 $29,700
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Total Job Median Median
Occupational Title Openings | Hourly Wage | Annual Wage

Market Research Analysis/Marketing Specialists 24,060 $42.60 $88,609

Taxi Drivers and Chauffeurs 21,540 $18.57 $38,644
Notes: Total job openings are the sum of numeric change, exits, and transfers projected between 2018 and 2028. Wages are from
the 2020 first quarter and do not include self-employed or unpaid family workers. If an estimate could not be provided for wages,
they are excluded from this table.
Excludes "All Other" categories. These are residual codes that do not represent a detailed occupation. Sources: U.S. Bureau of
Labor Statistics' Current Employment Statistics (CES) March 2019 benchmark and Quarterly Census of Employment and Wages
(QCEW) industry employment. https://www.labormarketinfo.edd.ca.gov/data/employment-projections.html

4.6 Extremely Low-Income Households

Despite the economic and job growth experienced throughout the region since 1990, the income gap has
continued to widen. California is one of the most economically unequal states in the nation, and the Bay
Area has the highest income inequality between high- and low-income households in the state!®.

In San Mateo, 49.3% of households make more than 100% of the Area Median Income (AMI)*?, compared
to 12.7% making less than 30% of AMI, which is considered extremely low-income (see Figure 12).

Regionally, more than half of all households make more than 100% AMI, while 15% make less than 30%
AMI. In San Mateo County, 30% AMI is the equivalent to the annual income of $44,000 for a family of four.
Many households with multiple wage earners — including food service workers, full-time students,
teachers, farmworkers and healthcare professionals — can fall into lower AMI categories due to relatively
stagnant wages in many industries.

State law requires jurisdictions to estimate the number if extremely low-income households — those earning less
than 30% of median income. According to the data shown below (Figure 12), 9,468 of San Mateo’s households are
0-50% AMI while 4,895 are extremely low-income. Therefore, extremely low-income households represent 51.7%
of households who are 0-50% AMI, as 4,895 divided by 9,468 is 51.7%. This option aligns with HCD’s guidance to use
U.S. Census data to calculate the percentage of very low-income RHNA that qualifies for extremely low-income
households, as the information in Figure 12 represents a tabulation of Census Bureau Data.

11 Bohn, S.et al. 2020. Income Inequality and Economic Opportunity in California. Public Policy Institute of California.

12 Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County),
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located. Households making between 80 and 120 percent of the AMI are moderate-income, those making 50 to 80 percent are
low-income, those making 30 to 50 percent are very low-income, and those making less than 30 percent are extremely low-
income. This is then adjusted for household size.

Page H-A-22

199 of 1252




CITY OF SAN MATEO 2031 HOUSING ELEMENT

38,560 261,794 2,701,033
100%
L 75%
o
s Bl Greater than 100% of Am
§ 81%-100% of AMI
T 50%
= . 51%-80% of AMI
E . 31%-50% of AMI
“ . 0%-30% of AMI
25%
0%
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Figure 12: Households by Household Income Level

Universe: Occupied housing units

Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County),
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located. The data that is reported for the Bay Area is not based on a regional AMI but instead refers to the regional total of
households in an income group relative to the AMI for the county where that household is located. Local jurisdictions are required
to provide an estimate for their projected extremely low-income households (0-30% AMI) in their Housing Elements. HCD's official
Housing Element guidance notes that jurisdictions can use their RHNA for very low-income households (those making 0-50% AMI)
to calculate their projected extremely low-income households. As Bay Area jurisdictions have not yet received their final RHNA
numbers, this document does not contain the required data point of projected extremely low-income households. The report
portion of the housing data needs packet contains more specific guidance for how local staff can calculate an estimate for
projected extremely low-income households once jurisdictions receive their 6th cycle RHNA numbers.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS
tabulation, 2013-2017 release

For the data table behind this figure, please refer to the Data Packet Workbook, Table ELI-01.
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Understanding households by income and race/ethnicity can shed light on the challenges faced by people
of color in terms of access to housing that is affordable. Table 5 below illustrates the disparities between
households that are White versus households in other racial/ethnic categories. Although 13% of
households are extremely low-income Citywide, 22% of Hispanic/Latinx households are in this income
category. * Further, Hispanic/Latinx and Black/African-American households are significantly
underrepresented in the greater than 100% AMI category.

Table 5: Household Distribution by Race/Ethnicity and Income

Racial / Ethnic Grou 0%-30% of | 31%-50% of | 51%-80% of | 81%-100% Greater than
P AMI AMI AMI of AMI 100% of AMI

American Indian or Alaska

. . . 0% 23% 12% 0% 65%
Native, Non-Hispanic
Asian / API, Non-Hispanic 10% 10% 13% 11% 56%
ﬁlii(;l;:i:;Afncan American, Non- 18% 299% 16% 13% 23%
White, Non-Hispanic 11% 9% 14% 11% 55%
gz:i':z;en?cr Multiple Races, 8% 12% 20% 10% 50%
Hispanic or Latinx 22% 21% 23% 9% 24%
Totals 13% 12% 16% 11% 49%

Universe: Occupied housing units

Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County),
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located.

-For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having
Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent those
who identify with that racial category and do not identify with Hispanic/Latinx ethnicity.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS
tabulation, 2013-2017 release. For the data table behind this figure, please refer to the Data Packet Workbook, Table ELI-02.

BThese figures are somewhat skewed because White households make up the vast majority of households in the City but
are illustrative of differences.
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Throughout the region, there are disparities between the incomes of homeowners and renters. Typically,
the number of low-income renters greatly outpaces the amount of housing available that is affordable for

these households.

In San Mateo, the largest proportion of renters falls in the Greater than 100% of AMI income group, while
the largest proportion of homeowners are found in the Greater than 100% of AMI group (see Figure 13).

3
12,000
8,000
|
©
G . Renter Occupied
5
£ . Owner Occupied
4,000
0

0%-30% of AMI 31%-50% of AMI 51%-80% of AMI81%-100% of AMI Greater than
100% of AMI

Income Category

Figure 13: Household Income Level by Tenure

Universe: Occupied housing units

Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County),
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS
tabulation, 2013-2017 release

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-21.
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Currently, people of color are more likely to experience poverty and financial instability as a result of
federal and local housing policies that have historically excluded them from the same opportunities
extended to white residents.* These economic disparities also leave communities of color at higher risk
for housing insecurity, displacement or homelessness. In San Mateo, Other Race or Multiple Races
(Hispanic and Non-Hispanic) residents experience the highest rates of poverty, followed by Black or
African American (Hispanic and Non-Hispanic) residents (see Figure 14).

15.0%

10.0%

Households

5.0%

0.0%
Other Race Hispanic or Black or Asian / API White White, Non- American
or Multiple Latinx African (Hispanic and (Hispanic and Hispanic Indian or
Races American  Non-Hispanic) Non-Hispanic) Alaska Native
(Hispanic and (Hispanic and (Hispanic and
Non-Hispanic) Non-Hispanic) Non-Hispanic)

Racial / Ethnic Group

Figure 14: Poverty Status by Race

Universe: Population for whom poverty status is determined

Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not
correspond to Area Median Income. For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx
ethnicity. However, data for the white racial group is also reported for white householders who are not Hispanic/Latinx. Since
residents who identify as white and Hispanic/Latinx may have very different experiences within the housing market and the
economy from those who identify as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The
racial/ethnic groups reported in this table are not all mutually exclusive. Therefore, the data should not be summed as the sum
exceeds the population for whom poverty status is determined for this jurisdiction. However, all groups labelled “Hispanic and
Non-Hispanic” are mutually exclusive, and the sum of the data for these groups is equivalent to the population for whom poverty
status is determined.

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17001(A-I)

For the data table behind this figure, please refer to the Data Packet Workbook, Table ELI-03.

14 Moore, E., Montojo, N. and Mauri, N., 2019. Roots, Race & Place: A History of Racially Exclusionary Housing the San
Francisco Bay Area. Hass Institute.
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4.7 Tenure

The number of residents who own their homes compared to those who rent their homes can help identify
the level of housing insecurity — ability for individuals to stay in their homes — in a city and region.
Generally, renters may be displaced more quickly if prices increase. In San Mateo there are a total of
38,549 housing units, and fewer residents rent than own their homes: 45.6% versus 54.4% (see Figure 15).
By comparison, 39.8% of households in San Mateo County are renters, while 44% of Bay Area households
rent their homes.

100% 38,549 263,543 2,731,434
B 75%
°
=
g
£ 50% . Renter Occupied
S :
o . Owner Occupied
©
=
< 25%

0%

San Mateo San Mateo County Bay Area

Figure 15: Housing Tenure

Universe: Occupied housing units
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003

Homeownership rates often vary considerably across race/ethnicity in the Bay Area and throughout the
country. These disparities not only reflect differences in income and wealth but also stem from federal,
state, and local policies that limited access to homeownership for communities of color while facilitating
homebuying for white residents. While many of these policies, such as redlining, have been formally
disbanded, the impacts of race-based policy are still evident across Bay Area communities. In San Mateo,
26.1% of Black households owned their homes, while homeownership rates were 58.9% for Asian
households, 31.0% for Latinx households, and 58.7% for White households. Notably, recent changes to
state law require local jurisdictions to examine these dynamics and other fair housing issues when
updating their Housing Elements.

15 See, for example, Rothstein, R. (2017). The color of law : a forgotten history of how our government segregated America.
New York, NY & London, UK: Liveright Publishing.
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Figure 16: Housing Tenure by Race of Householder

Universe: Occupied housing units

Notes: For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the
white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as white and
Hispanic/Latinx may have very different experiences within the housing market and the economy from those who identify as
white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in this
table are not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of occupied
housing units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum
of the data for these groups is equivalent to the total number of occupied housing units.

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003(A-1)

For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-20.

The age of residents who rent or own their home can also signal the housing challenges a community is
experiencing. Younger households tend to rent and may struggle to buy a first home in the Bay Area due
to high housing costs. At the same time, senior homeowners seeking to downsize may have limited
options in an expensive housing market.

In San Mateo, 64.6% of householders between the ages of 25 and 44 are renters, while 25.8% of
householders over 65 are (see Figure 17).
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Figure 17: Housing Tenure by Age

Universe: Occupied housing units

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25007
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-18.

Tenure information based on the year in which a household moved to further illustrates the differences
between long-term residents, who tend to trend older, with newer residents. The following chart shows
that 94% of households that moved in in 1989 or earlier are owner occupied, whereas only 22% of
households that moved in in 2017 or later are owner occupied.

100% g W B EE S mm T  wmm
90% - -
80% +---J -------- - REVY -------- - -------- -
70% +--- - -------- - ------- - -- BV - B -------- - - - - -
60% +--- - - - - 78% EE
50% -
40%
30%
20%
10%
0%

m Renter Occupied

,,,,,,,,,,,,, ® Owner Occupied

Percent of Households

Moved In Moved In Moved In Moved In Moved In Moved In
1989 Or 1990 To 19992000 To 2009 2010 To 2014 2015 To 20162017 Or Later
Earlier

Figure 18: Housing Tenure by Year Moved to Current Residence

Universe: Occupied housing units
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25038
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-19.
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In many cities, homeownership rates for households in single-family homes are substantially higher than
the rates for households in multi-family housing. In San Mateo, 83.1% of households in detached single-
family homes are homeowners, while 25.0% of households in multi-family housing are homeowners (see

Figure 19).
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Figure 19: Housing Tenure by Housing Type

Universe: Occupied housing units

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25032
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-22.

4.8 Displacement

Because of increasing housing prices, displacement is a major concern in the Bay Area. Displacement has
the most severe impacts on low- and moderate-income residents. When individuals or families are forced
to leave their homes and communities, they also lose their support network.

The University of California, Berkeley has mapped all neighborhoods in the Bay area, identifying their risk
for gentrification. They find that in San Mateo, 0.0% of households live in neighborhoods that are
susceptible to or experiencing displacement and 0.0% live in neighborhoods at risk of or undergoing
gentrification.
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Equally important, some neighborhoods in the Bay Area do not have housing appropriate for a broad
section of the workforce. UC Berkeley estimates that 63.4% of households in San Mateo live in
neighborhoods where low-income households are likely to be excluded due to prohibitive housing costs. ®
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Figure 20: Households by Displacement Risk and Tenure

Universe: Households

Notes: Displacement data is available at the census tract level. Staff aggregated tracts up to jurisdiction level using census 2010
population weights, assigning a tract to jurisdiction in proportion to block level population weights. Total household count may
differ slightly from counts in other tables sourced from jurisdiction level sources. Categories are combined as follows for
simplicity: At risk of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive At
risk of or Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification Stable
Moderate/Mixed Income: Stable Moderate/Mixed Income Susceptible to or Experiencing Displacement: Low-Income/Susceptible
to Displacement; Ongoing Displacement Other: High Student Population; Unavailable or Unreliable Data

Source: Urban Displacement Project for classification, American Community Survey 5-Year Data (2015-2019), Table B25003 for
tenure. For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-25.

16 More information about this gentrification and displacement data is available at the Urban Displacement Project’s
webpage: https://www.urbandisplacement.org/. Specifically, one can learn more about the different gentrification/displacement
typologies shown in Figure 18 at this link: https://www.urbandisplacement.org/sites/default/files/typology sheet 2018 0.png.
Additionally, one can view maps that show which typologies correspond to which parts of a jurisdiction here:
https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement
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5 HOUSING STOCK CHARACTERISTICS

5.1 Housing Types, Year Built, Vacancy, and Permits

In recent years, most housing produced in the region and across the state consisted of single-family homes
and larger multi-unit buildings. However, some households are increasingly interested in “missing middle
housing” — including duplexes, triplexes, townhomes, cottage clusters and accessory dwelling units
(ADUs). These housing types may open up more options across incomes and tenure, from young
households seeking homeownership options to seniors looking to downsize and age-in-place.

The housing stock of San Mateo in 2020 was made up of 44.3% single family detached homes, 9.9% single
family attached homes, 6.3% multifamily homes with 2 to 4 units, 39.4% multifamily homes with 5 or
more units, and 0.1% mobile homes (see Figure 21). In San Mateo, the housing type that experienced the
most growth between 2010 and 2020 was Multifamily Housing: Five-plus Units.

15,000
2 10,000
£ B 2020
B 20100
5,000
0
Single-Family Single-Family Multifamily Multifamily Mobile Homes
Home: Detached Home: Attached Housing: Two to  Housing: Five-
Four Units plus Units

Building Type
Figure 21: Housing Type Trends

Universe: Housing units
Source: California Department of Finance, E-5 series
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-01.

Production has not kept up with housing demand for several decades in the Bay Area, as the total number
of units built and available has not yet come close to meeting the population and job growth experienced
throughout the region. In San Mateo, the largest proportion of the housing stock was built 1940 to 1959,
with 14,721 units constructed during this period (see Figure 22). Since 2010, 4.6% of the current housing
stock was built, which is 1,887 units.
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Figure 22: Housing Units by Year Structure Built

Universe: Housing units
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25034
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-04.

Vacant units make up 6.2% of the overall housing stock in San Mateo. The rental vacancy stands at 6.4%,
while the ownership vacancy rate is 1.7%. Of the vacant units, the most common type of vacancy is For
Rent (see Figure 23).%

Throughout the Bay Area, vacancies make up 2.6% of the total housing units, with homes listed for rent;
units used for recreational or occasional use, and units not otherwise classified (other vacant) making up
the majority of vacancies. The Census Bureau classifies a unit as vacant if no one is occupying it when
census interviewers are conducting the American Community Survey or Decennial Census. Vacant units
classified as “for recreational or occasional use” are those that are held for short-term periods of use
throughout the year. Accordingly, vacation rentals and short-term rentals like AirBnB are likely to fall in
this category. The Census Bureau classifies units as “other vacant” if they are vacant due to foreclosure,
personal/family reasons, legal proceedings, repairs/renovations, abandonment, preparation for being
rented or sold, or vacant for an extended absence for reasons such as a work assignment, military duty,
or incarceration.®® In a region with a thriving economy and housing market like the Bay Area, units being
renovated/repaired and prepared for rental or sale are likely to represent a large portion of the “other
vacant” category. Additionally, the need for seismic retrofitting in older housing stock could also influence

17 The vacancy rates by tenure is for a smaller universe than the total vacancy rate first reported, which in principle includes
the full stock (6.2%). The vacancy by tenure counts are rates relative to the rental stock (occupied and vacant) and ownership
stock (occupied and vacant) - but exclude a a significant number of vacancy categories, including the numerically significant other
vacant.

18 For more information, see pages 3 through 6 of this list of definitions prepared by the Census Bureau:
https://www.census.gov/housing/hvs/definitions.pdf.
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the proportion of “other vacant” units in some jurisdictions.® In San Mateo, the State Department of
Finance currently estimates the vacancy rate is approximately 6.4%. Countywide, it is estimated at 5.5%.
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Figure 23: Vacant Units by Type

Universe: Vacant housing units
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25004
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-03.

Between 2015 and 2021, 2,133 housing units were issued permits in San Mateo. 83.6% of permits issued
in San Mateo were for above moderate-income housing, 6.2% were for moderate-income housing, and
10.1% were for low- or very low-income housing as shown below (Table 6).

Table 6: Housing Permitting

Income Category Number of Permits

Very Low Income Permits 126
Low Income Permits 90

Moderate Income Permits 133

Above Moderate Income 1,784

Universe: Housing permits issued between 2015 and 2021

Notes: HCD uses the following definitions for the four income categories: Very Low Income: units affordable to households making
less than 50% of the Area Median Income for the county in which the jurisdiction is located. Low Income: units affordable to
households making between 50% and 80% of the Area Median Income for the county in which the jurisdiction is located.
Moderate Income: units affordable to households making between 80% and 120% of the Area Median Income for the county in

19 See Dow, P. (2018). Unpacking the Growth in San Francisco’s Vacant Housing Stock: Client Report for the San Francisco
Planning Department. University of California, Berkeley.
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which the jurisdiction is located. Above Moderate Income: units affordable to households making above 120% of the Area Median
Income for the county in which the jurisdiction is located.

Source: California Department of Housing and Community Development (HCD), 5th Cycle Annual Progress Report Permit
Summary (2021)

This table is included in the Data Packet Workbook as Table HSG-11.

5.2 Assisted Housing Developments At-Risk of Conversion

While there is an immense need to produce new affordable housing units, ensuring that the existing
affordable housing stock remains affordable is equally important. Additionally, it is typically faster and
less expensive to preserve currently affordable units that are at risk of converting to market-rate than it
is to build new affordable housing.

The data below in Table 7 comes from the California Housing Partnership’s Preservation Database, the
state’s most comprehensive source of information on subsidized affordable housing at risk of losing its
affordable status and converting to market-rate housing. However, this database does not include all
deed-restricted affordable units in the state, so there may be at-risk assisted units in a jurisdiction that
are not captured in this data table. There are 702 assisted units in San Mateo in the Preservation Database.
Of these units, 10.3% are at High Risk or Very High Risk of conversion.?

Table 7: Assisted Units at Risk of Conversion

San Mateo San Mateo County
630

Low 4,656 110,177
Moderate 0 191 3,375
High 72 359 1,854
Very High 0 58 1,053
Total Assisted Units in Database 702 5,264 116,459

Universe: HUD, Low-Income Housing Tax Credit (LIHTC), USDA, and CalHFA projects. Subsidized or assisted developments that do
not have one of the aforementioned financing sources may not be included.

Notes: California Housing Partnership uses the following categories for assisted housing developments in its database: Very-High
Risk: affordable homes that are at-risk of converting to market rate within the next year that do not have a known overlapping
subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer. High Risk:
affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a known overlapping subsidy
that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer. Moderate Risk:
affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not have a known overlapping
subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer. Low Risk:

20 California Housing Partnership uses the following categories for assisted housing developments in its database:

Very-High Risk: affordable homes that are at-risk of converting to market rate within the next year that do not have a known
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer.

High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a known
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer.

Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not have a
known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven
developer.

Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a large/stable
non-profit, mission-driven developer.
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affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a large/stable non-profit, mission-
driven developer.

Source: California Housing Partnership, Preservation Database (2020)

This table is included in the Data Packet Workbook as Table RISK-01.

5.3 Substandard Housing

Housing costs in the region are among the highest in the country, which could result in households,
particularly renters, needing to live in substandard conditions in order to afford housing. Generally, there
is limited data on the extent of substandard housing issues in a community. However, the Census Bureau
data included in the graph below gives a sense of some of the substandard conditions that may be present
in San Mateo. For example, 1.3% of renters in San Mateo reported lacking a kitchen and 0.4% of renters
lack plumbing, compared to 0.4% of owners who lack a kitchen and 0.3% of owners who lack plumbing.

Note on Substandard Housing

HCD requires Housing Elements to estimate the number of units in need of rehabilitation and replacement. As a data
source for housing units in need of rehabilitation and replacement is not available for all jurisdictions in the region,
ABAG was not able to provide this required data point in this document. To produce an estimate of housing needs
in need of rehabilitation and replacement, staff can supplement the data below on substandard housing issues with
additional local information from code enforcement, recent windshield surveys of properties, building department
data, knowledgeable builders/developers in the community, or nonprofit housing developers or organizations. For
more information, visit HCD’s Building Blocks page on Housing Stock Characteristics.

1.00%
. Renter
0.50% B owner
0.00%
Kitchen Plumbing
Amenity

Figure 24: Substandard Housing Issues

Universe: Occupied housing units

Notes: Per HCD guidance, this data should be supplemented by local estimates of units needing to be rehabilitated or replaced
based on recent windshield surveys, local building department data, knowledgeable builders/developers in the community, or
nonprofit housing developers or organizations.

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25053, Table B25043, Table B25049
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-06.
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One measure of housing condition is the age of housing. In general, the older the unit, the greater it can
be assumed to be in need of some level of rehabilitation. A general rule in the housing industry is that
structures older than 20 years begin to show signs of deterioration and require renovation to maintain
their quality. Unless properly maintained, homes older than 50 years can pose health, safety and welfare
problems for occupants. Property maintenance is often deferred, especially for lower-income residents
who may be unable to afford the rising costs to maintain their homes.

Consistent with State guidance, the table below estimates the number of units in need of rehabilitation
and the number of units needing replacement. Although the exact number of San Mateo units in need of
rehab is not currently known, the State accepts estimates based on a formula that assumes the older the
unit, the more likely the rehab need. By applying an increasing percentage to the housing stock in each
age category, it is estimated that there are approximately 839 units in need of some level of rehabilitation
in San Mateo, representing 9.1% of the housing stock. The range of rehabilitation needs can include
anything from minor repairs to major structural replacements. It is estimated that nearly all of the units
in need of rehabilitation can be repaired without replacement.

Table 8: Age of Housing Stock and Estimated Rehabilitation Needs

Units Units
Net Needing | Needing
Number Percent Rehab, Rehab,
Year Built of Units of Total Percent Total
2014 or later 1,380 3%
2010 to 2013 420 1%
2000 to 2009 1,515 4% 0.5% 8
1990 to 1999 3,439 8% 1.0% 34
1980 to 1989 3,988 10% 3.0% 120
1970 to 1979 5,147 12% 5.0% 257
1960 to 1969 5,839 14% 10.0% 584
1950 to 1959 10,582 25% 20.0% 2,116
1940 to 1949 5,275 13% 30.0% 1,583
1939 or earlier 4,388 10% 30.0% 1,316
41,973 100% 6,018 Total Units Needing Rehab

14% Percentage of Total Units
99.5% 5,988 Units that Can Be Repaired
0.5% 30 Units that Must Be Replaced
Source: 2010 Census, American Community Survey, 5-year estimates (2019), City of San Mateo 2021

5.4 Home and Rent Values

Home prices reflect a complex mix of supply and demand factors, including an area’s demographic profile,
labor market, prevailing wages and job outlook, coupled with land and construction costs. In the Bay Area,
the costs of housing have long been among the highest in the nation. The typical home value in San Mateo
was estimated at $1,444,840 by December of 2020, per data from Zillow. The largest proportion of homes
were valued between S1M-$1.5M (see Figure 25). By comparison, the typical home value is $1,418,330 in
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San Mateo County and $1,077,230 the Bay Area, with the largest share of units valued $1m-$1.5m
(county) and $500k-$750k (region).

The region’s home values have increased steadily since 2000, besides a decrease during the Great
Recession. The rise in home prices has been especially steep since 2012, with the median home value in
the Bay Area nearly doubling during this time. Since 2001, the typical home value has increased 149.2%
in San Mateo from $579,810 to $1,444,840. This change is above the change in San Mateo County, and
above the change for the region (see Figure 26).

San Mateo San Mateo County Bay Area
30%
.‘é
S I Units Valued $2m+
T 20%
[ . Units Valued $1M-$2M
8 B units vatued s1m-51.5m
2 Units Valued $750k-$1M
z
S 1oy B units Valued $500k-$750k
(=]
v I Units Valued $250k-$500k
©
& B Units Valued Less than $250k
0%
San Mateo San Mateo County Bay Area
Geography

Figure 25: Home Values of Owner-Occupied Units

Universe: Owner-occupied units

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25075
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-07.
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Figure 26: Zillow Home Value Index (ZHVI)

Universe: Owner-occupied housing units

Notes: Zillow describes the ZHVI as a smoothed, seasonally adjusted measure of the typical home value and market changes
across a given region and housing type. The ZHVI reflects the typical value for homes in the 35th to 65th percentile range. The
ZHVI includes all owner-occupied housing units, including both single-family homes and condominiums. More information on the
ZHVI is available from Zillow. The regional estimate is a household-weighted average of county-level ZHVI files, where household
counts are yearly estimates from DOF’s E-5 series For unincorporated areas, the value is a population weighted average of
unincorporated communities in the county matched to census-designated population counts.

Source: Zillow, Zillow Home Value Index (ZHVI)

For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-08.

Similar to home values, rents have also increased dramatically across the Bay Area in recent years. Many
renters have been priced out, evicted or displaced, particularly communities of color. Residents finding
themselves in one of these situations may have had to choose between commuting long distances to their
jobs and schools or moving out of the region, and sometimes, out of the state.

In San Mateo, the largest proportion of rental units rented in the Rent $3000 or more category, totaling
26.7%, followed by 21.1% of units renting in the Rent $1500-52000 category (see Figure 27). Looking
beyond the city, the largest share of units is in the $3000 or more category (county) compared to the
51500-52000 category for the region as a whole.
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Rent $3000 or more
Rent $2500-5$3000
Rent $2000-$2500
Rent $1500-52000
Rent $1000-$1500
Rent $500-51000
Rent less than $500

Share of Renter Occupied Units

Figure 27: Contract Rents for Renter-Occupied Units

Universe: Renter-occupied housing units paying cash rent

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25056
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-09.

Since 2009, the median rent has increased by 74.2% in San Mateo, from $1,630 to $2,380 per month (see
Figure 28). In San Mateo County, the median rent has increased 41.1%, from $1,560 to $2,200. The median
rent in the region has increased significantly during this time from $1,200 to $1,850, a 54% increase.?

21 While the data on home values shown in Figure 24 comes from Zillow, Zillow does not have data on rent prices available
for most Bay Area jurisdictions. To have a more comprehensive dataset on rental data for the region, the rent data in this
document comes from the U.S. Census Bureau’s American Community Survey, which may not fully reflect current rents. Local
jurisdiction staff may want to supplement the data on rents with local realtor data or other sources for rent data that are more
current than Census Bureau data.
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Figure 28: Median Contract Rent

Universe: Renter-occupied housing units paying cash rent

Notes: For unincorporated areas, median is calculated using distribution in B25056.

Source: U.S. Census Bureau, American Community Survey 5-Year Data releases, starting with 2005-2009 through 2015-2019,
B25058, B25056 (for unincorporated areas). County and regional counts are weighted averages of jurisdiction median using
B25003 rental unit counts from the relevant year.

For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-10.

According to Zumper, an online rent statistics aggregator, the average rent for a studio in San Mateo was
$2,729 in June of 2022, whereas the average rent for a one-bedroom was $3,200. The average rent for a
two-bedroom apartment was $3,439.2

5.5 Housing Affordability

The National Association of Homebuilders reports that California cities have some of the lowest
homeowner affordability rates in the country, defined as the percentage of homes affordable to the
median income family. Despite the high median incomes, especially in the Bay Area, many cannot afford
the cost to purchase a home. The San Francisco-Redwood City Division, of which San Mateo is a part,
ranked 230" out of 233 metropolitan areas studied in the first quarter of 2021.

22 https://www.zumper.com/rent-research/san-mateo-ca
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Table 9: Housing Opportunity Index, First Quarter 2021

Homes
Affordable to Median Median
Median Family Sales National
Income Income Price Affordability
Households (1,000s) (1,000s) Rank

Los Angeles-Long Beach-Glendale, CA AMA 11.6% 78.7 729 233
Salinas, CA 15.1% 80.9 725 232
San  Francisco-Redwood  City-South  San 17.4% 143.4 1,305 230
Francisco, CA AAA
Anaheim-Santa Ana-Irvine, CA AAA 18.2% 104.8 825 229
Napa, CA 22.1% 101.5 691 228
San Diego-Carlsbad, CA 22.4% 95.1 665 227
San Luis Obispo-Paso Robles-Arroyo Grande, CA  26.0% 97.8 675 226
Oxnard-Thousand Oaks-Ventura, CA 27.4% 98.8 650 225
Santa Cruz-Watsonville, CA 28.5% 111.9 850 224
Santa Maria-Santa Barbara, CA 28.8% 90.1 678 223
Stockton-Lodi, CA 29.6% 74.0 462 222
San Jose-Sunnyvale-Santa Clara, CA 29.9% 151.3 1,120 220
Oakland-Hayward-Berkeley, CA AMA 31.2% 121.3 795 219

Notes: A Indicate Metropolitan Divisions. All others are Metropolitan Statistical Areas.
Source: National Association of Homebuilders, 2021,
https://www.nahb.org/news-and-economics/housing-economics/indices/housing-opportunity-index

Trulia -- an online residential real estate site for homebuyers, sellers, renters and real estate professionals
-- provides statistics based on actual sales of housing by location. According to a study conducted by zip
code in 2019, only a small percentage of homes of homes in San Mateo were affordable to the
metropolitan median income of $101,000. The following table contains data for the three primary zip
codes.

Table 10: Housing Affordability by Zip Code

Zip Code % of Homes Affordable to Metro Median Income Median Home Value

94401 9.4% $903,631
94402 0.0% $1,758,419
94403 1.9% $1,344,813

Source: National Association of Homebuilders, 2021, see website for more information:
https://www.trulia.com/research/affordable-neighborhoods/

The high cost of housing means that people wanting to own a home in San Mateo must have significant
incomes, even for the relatively less expensive condos.

The decreasing supply of affordable rental units is a countywide phenomenon; it can include Ellis Act
evictions (where an owner of a rental property decides to leave the rental business) to owner move-in
evictions. Until additional construction of rental units occurs, the combination of strong demand and low
vacancies will contribute to an increasingly severe shortage of rental units and a decrease in their
affordability.
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The following table illustrates the affordable rents associated with each income category. In the case of
an extremely low-income household of two people (for example, a single parent with a child), the annual
income of $43,850 translates to a full-time job paying $21.08 per hour. In this scenario, the maximum rent
they could afford would be about $1,096 per month —far below average rents in the area, even for studios.
According to statistics on RentCafe.com, an online data aggregator, the average rent for an apartment is
$2,908 as of June, 2021, a decrease of 10% from the previous year but still much higher than what a lower
income household can afford. A household has to earn at least $116,320 in order to afford the average
rent.

Table 11: Affordable Rents for Two- and Three-Person Households

. . Two-Person Income Limit
Percent of | Income Limit (Two- Three--Person
Income . Affordable (Three--Person
Median Person Household) Affordable Rent

Category Rent Household)
Extremely 30% $43,850 $1,096 $49,350 $1,234
Low-Income
Very Low- gy $73,100 $1,828 $82,250 $2,056
Income
Low-Income 80% $117,100 $2,928 $131,750 $3,294
Median- 100% $119,700 $2,993 $134,650 $3,366
Income
Moderate- 120% $143,600 $3,590 $161,550 $4,039
Income

Notes: Affordable rents are calculated based on 30% of annual income divided by 12 months.
Source: State Department of Housing and Community Development and San Mateo Housing, 2021

Through its Section 8 and other housing programs, HUD provides rental housing assistance to lower-
income households. According to the State Department of Housing and Community Development, more
than 500 households in San Mateo currently receive Section 8 rental assistance, in the form of Housing
Choice Vouchers.

5.5 Overpayment and Overcrowding

A household is considered “cost-burdened” if it spends more than 30% of its monthly income on housing
costs, while those who spend more than 50% of their income on housing costs are considered “severely
cost-burdened.” Low-income residents are the most impacted by high housing costs and experience the
highest rates of cost burden. Spending such large portions of their income on housing puts low-income
households at higher risk of displacement, eviction, or homelessness.
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Figure 29: Cost Burden by Tenure

Universe: Occupied housing units

Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees,
insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of
monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly
income.

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25070, B25091

For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-06.

Renters are often more cost-burdened than owners. While the housing market has resulted in home
prices increasing dramatically, homeowners often have mortgages with fixed rates, whereas renters are
more likely to be impacted by market increases. When looking at the cost burden across tenure in San
Mateo, 22.8% of renters spend 30% to 50% of their income on housing compared to 18.6% of those that
own (see Figure 29). Additionally, 24.6% of renters spend 50% or more of their income on housing, while
11.8% of owners are severely cost-burdened.

In San Mateo, 16.8% of households spend 50% or more of their income on housing, while 20.8% spend
30% to 50%. However, these rates vary greatly across income categories (see Figure 30). For example,
73.0% of San Mateo households making less than 30% of AMI spend the majority of their income on
housing. For San Mateo residents making more than 100% of AMI, just 0.9% are severely cost-burdened,
and 88.7% of those making more than 100% of AMI spend less than 30% of their income on housing.

Page H-A-44

221 of 1252



CITY OF SAN MATEO 2031 HOUSING ELEMENT

100%

0%-30% of Income
Used for Housing

8 75%
2

g . 50%+ of Income
3 Used for Housing
T 50% 30%-50% of

k] Income Used for
c Housing

3]

e

]

a.

25%

0%

0%-30% of AMI 31%-50% of AMI 51%-80% of AMI 81%-100% of AMI Greater than
100% of AMI
Income

Figure 30: Cost Burden by Income Level

Universe: Occupied housing units

Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees,
insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of
monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly
income. Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County),
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS
tabulation, 2013-2017 release

For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-05.

Currently, people of color are more likely to experience poverty and financial instability as a result of
federal and local housing policies that have historically excluded them from the same opportunities
extended to white residents. As a result, they often pay a greater percentage of their income on housing,
and in turn, are at a greater risk of housing insecurity.

Black or African American, Non-Hispanic residents are the most cost burdened with 37.9% spending 30%
to 50% of their income on housing, and Hispanic or Latinx residents are the most severely cost burdened
with 28.6% spending more than 50% of their income on housing (see Figure 31).
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Table 12: Quantified Cost Burden

of Low-Income Households by Tenure

Income by Cost Burden (Renters only)

Household Income <= 30% HAMFI

Household Income >30% to <=50% HAMFI

Household Income >50% to <=80% HAMFI

Household Income >80% to <=100% HAMFI

Household Income >100% HAMFI

Total

Income by Cost Burden (Owners only)

Household Income <= 30% HAMFI

Household Income >30% to <=50% HAMFI

Household Income >50% to <=80% HAMFI

Household Income >80% to <=100% HAMFI

Household Income >100% HAMFI

Total

Cost burden > 30%
3,360

1,935

1,845

615

305

8,060

Cost burden > 30%
1,515

975

1,350

905

1,260

6,005

Cost burden > 50%
2,825

960

305

0

0

4,090

Cost burden > 50%
1,130

590

440

125

120

2,405

Total
3,840
2,190
3,060
1,850
6,625

17,570
Total
2,065
1,875
3,380
2,205

11,455

20,980

€ Universe: Occupied housing units

Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees,
insurance, and real estate taxes.

Cost burdened renters in the City of San Mateo far outnumber the cost burdened homeowners in most

low-income categories. For households at the 30% AMI level, 3,360 renter families are paying over 30%

of their household income towards housing while 2,825 renter families are paying over 50% of their

income towards housing costs. Meanwhile, at the same 30% AMI level, there are only 1,515 homeowners

paying over 30% of their income towards housing and only 1,130 homeowners paying over 50% of their

income towards housing. It can be deduced that renters at the extremely low-income category are

disproportionately cost burdened by housing costs in the City of San Mateo at a ratio of 3:2 in total

population compared to homeowners. At the 50% AMI level, renters are continuing to be slightly more

cost burdened in comparison to homeowners with totals of 2,190 and 1,875 respectively. At the 80% AMI

level, cost burdened homeowners begin to slightly outhumber cost burdened renter households. At

higher income levels, the number of cost burdened homeowner families begin to greatly outnumber the

total number cost burdened renters. It is likely that as household income increases compared to AMI,

families are more likely to seek ownership housing. Therefore, when quantifying cost burdened

households in the City of San Mateo, there is an imbalance of disproportionately high amount of renters

at extremely low and very low-income levels while there is a corresponding imbalance of cost burdened

homeowners at moderate and above average income levels.
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Figure 31: Cost Burden by Race

Universe: Occupied housing units

Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees,
insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of
monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly
income. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having
Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent those
who identify with that racial category and do not identify with Hispanic/Latinx ethnicity.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS
tabulation, 2013-2017 release

For the data table behind this figure, please