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EXECUTIVE SUMMARY

California law requires that jurisdictions identify existing and projected housing needs and create a
housing program that states the City’s housing policy goals, objectives and summary of financial
resources for preserving, improving, and developing new housing units. The City of Oakland’s
Housing Element encapsulates this effort. The contents of this document reflect a combination of
local issues, priorities, and State law requirements. California law (Government Code Section 65583)
requires, in part, that each city and county adopt a housing element that contains:

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

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

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

(d) aprogram which sets forth a schedule of actions through January 31, 2023 to implement
the policies and achieve the goals and objectives of the housing element.

While the Oakland Housing Element addresses the State requirements described above, it also
incorporates a number of important local planning efforts by the City in recent years. Numerous
factors contributed to the changes in the City’s policy context, including a change in the City’s
leadership and administration, the dissolution of the City’s Redevelopment Agency and resulting
changes in the City’s approach to funding housing programs. Recent local planning efforts include:

1. Priority Development Area (PDA) Planning that encourages housing development in existing
neighborhoods near transit and jobs;

2. Specific and Area Planning in Lake Merritt Station Area (Specific) Plan, Broadway Valdez
Specific Plan, West Oakland Specific Plan, Coliseum Area Specific Plan, and Central Estuary
Area Plan;

3. Strategies and programs to maintain and expand the supply of housing affordable to very-
low, low and moderate income households, as described in the City’s Consolidated Plan for
Housing and Community Development (2010).

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

The City’s share of regional housing need is based on a plan prepared by the Association of Bay Area
Governments (ABAGQG), the Regional Housing Needs Allocation (RHNA) that was adopted in 2013.
Under the RHNA, Oakland must accommodate 14,765 new housing units between 2015 and 2023. In
addition, the Regional Housing Needs Allocation describes housing needs by income level (as a
percentage of area median income, or “AMI”), as indicated in the following table.
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Oakland’s “Fair Share” Housing Goals for 2014-2022

Very Low Moderate Above
Income Low Income Income Moderate
(50% of AMI) | (80% of AMI) | (120% of AMI) Income Total
Number of
Units 2,059 2,075 2,815 7,816 14,765

Note: Oakland estimates that 50% of the Very Low Income Need (1029 units) is for households that are Extremely Low Income (at or
below 30% of area median income)

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

In addition, the City has identified “housing opportunity sites” capable of accommodating
approximately 10,032 additional units. Most of these sites are zoned for multi-family development
along major corridors, in the downtown, and in transit village areas, and thus could accommodate a
range of households with different incomes, depending only on the availability of adequate financial
subsidies to make possible the development of units for very low and low income households. These
projections are based on conservative estimates of the capacity of these sites. In sum, the City has
identified sites that can accommodate more than its housing needs allocation.

A. EVALUATION OF 2007-2014 PROGRAMS

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

The City’s last Housing Element was completed in 2010, and covered the period from January 1,
2007 to June 30, 2014.

The 2007-2014 Housing Element lists eight housing goals with policies and policy actions to be taken
to achieve those goals. Many of the specific policy goals identified in the 2007-2014 Housing
Element will continue into the next planning period mostly unchanged though there are a number of
modifications based on their effectiveness or changes in priorities. Some policy goals identified will
be discontinued in the 2015-2023 Housing Element because they do not appear to be effective or
address current needs (see Chapter 2, Table 2-3 Assessment of 2007-14 Housing Element
Implementation, discussion on “appropriateness” of each policy action).

Housing Production

The City fell short of meeting the overall housing production requirements. Unfortunately, the City
cannot control the housing market conditions to encourage housing development. In addition,
subsidies available to develop affordable housing units can only stretch so far given the high land and
development costs during this planning period. The City permitted the development of 1,664 very
low-, low-, and moderate-income housing units and 2,033 above moderate-income housing units for a
grand total of 3,697 housing units permitted (See Chapter 2, Table 2-1).
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Comparison of Housing Needs and Housing Production, 2007-2014

- - . Building Permits Issued
State Identified Affordability Categories | 2007-2014 RHNA 2007-December, 2013
Very Low (up to 50% AMI) 1,900 1,257
Low (51-80% AMI) 2,098 385
Moderate (81-120% AMI) 3,142 22
Above Moderate (> 120% AMI) 7,489 2,033
Total 14,629 3,697

Source: City of Oakland building permit data, 2007-2013; see “City of Oakland Annual Progress Report on Implementation of Housing
Element, 2013.”

Appropriateness and Effectiveness of 2007-2014 Programs

The 2007-2014 Housing Element established policies and programs to address eight housing goals.
The following summarizes those policy goals and gives a short analysis of actions taken for each

goal.

1)

2)

3)

4)

Provide adequate sites suitable for housing for all income groups: The City adopted a variety
of policies to encourage housing development. Highlights of these policies include housing
programs targeted at the Downtown and major corridors of the City, updating and adopting
Citywide zoning that include updating residential and commercial zones implementing the
General Plan Land Use and Transportation Element designations and revised development
standards for multi-family buildings, and increasing residential densities in downtown as part
of Central Business District zoning update. The City is currently in the process of evaluating
and revising all of its parking regulations including those for secondary units, which is
scheduled for adoption in 2014. The City, in compliance with SB2, also recently adopted
amendments to the Planning Code by identifying a zone or zones where emergency shelters
can be permitted outright. The city continues its work to encourage inclusion of mobile and
manufactured housing in appropriate locations and re-use of industrial and commercial
buildings for joint living quarters and working spaces.

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

Remove constraints to the availability and affordability of housing for all income
groups: Some examples of how the City removed constraints to development of housing for
all income groups include a streamlined permitting process, flexible zoning regulations, and
generous density requirements. Other examples of removing constraints to development
includes allowing multi-family housing in most medium- to high-density residential and
commercial zones, and conditionally permitting multi-family housing in lower-density areas.
Efforts to improve permitting include implementing discretionary permit processes that
include objective approval criteria and assigning priority to affordable housing projects.

Conserve and improve older housing and neighborhoods: The City combined public
investment, code enforcement, financial assistance for commercial revitalization, and
financial assistance to improve the condition of residential properties. The City funded loans
for owner-occupied housing in single-family neighborhoods for minor home repair,
emergency home repair, and lead hazard control and painting. In addition, the City funded
rehabilitation loans for both owner-occupied and rental buildings. In order to reduce the
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5)

6)

7)

8)

number of substandard vacant housing units, the City created a new vacant housing program
to target acquisition and rehabilitation of these underutilized structures.

Preserve affordable rental housing: The City assisted in the rehabilitation of low-income
rental housing owned and operated by affordable housing organizations, while the Oakland
Housing Authority focused on the maintenance and improvement of public housing. Most
properties with expiring Section 8 contracts have been preserved with extended low-income
restrictions.  Staff support and implementation of City ordinances protecting existing
affordable housing is another method for preserving affordable rental housing. Existing City
ordinances include Rent Adjustment, Residential Property Conversion, and Condominium
Conversion.

Promote equal housing opportunity: In 2010, the City completed its Analysis of Impediments
to Fair Housing. This analysis is conducted by the City of Oakland’s Housing and
Community Development Department every five years in accordance with the requirements
of the U.S. Department of Housing and Urban Development (HUD). Key elements of this
plan are included as policies in this section of the City’s Housing goals. In 2011, the City
began to develop written guidelines and an ordinance amending the Planning Code, clarifying
and publicizing the existing administrative procedures for granting reasonable
accommodation for fair housing for the disabled. Planning staff and City Attorney's office
reviewed the proposed program in 2012, and public hearings and adoption is expected in
2014. In addition, the City promoted equal housing opportunities by supporting local non-
profit organizations that provide services such as support for fair housing and reasonable
accommodations. City staff also worked to promote fair lending practices throughout the
City.

Promote sustainable development and smart growth: The City adopted its Green Building
ordinance in October 2010 and it is regularly applied to multi-family affordable housing
development. In the annual Notification of Funding Availability for Affordable Housing,
new development and rehabilitation projects must meet a minimum threshold of attaining the
minimum scores in each category set forth in their respective Green Point Checklists.
Additionally, in an effort to reduce energy consumption and GHG emissions in Oakland, the
Oakland Energy and Climate Action Plan (ECAP) was adopted by the City Council on
December 4, 2012. Optimizing the use of energy and minimizing associated energy costs and
GHG emissions are important components of Oakland's sustainable city vision. The ECAP
establishes GHG reduction actions, as well as a framework for coordinating implementation
and monitoring, and reporting on progress. The ECAP outlines a ten-year plan including
more than 150 actions that will enable Oakland to achieve a 36% reduction in GHG
emissions. The ECAP assists the City of Oakland in continuing its legacy of leadership on
energy, climate and sustainability issues. Other efforts supported by City staff include
working with ABAG and MTC from 2011 to 2013 to develop the region's Sustainable
Communities Strategy, required by SB 375, foster low-carbon emissions and in-fill
development via the Citywide Zoning update, and encouraging smart growth via various city
Transit Villages (Fruitvale, West Oakland, MacArthur, and Coliseum BART stations).

Increase public access to information through technology: Technical advances have enabled
both City staff and the public to easily access planning related information. The new
technologies incorporated during this planning period include STELLANT document
management system, the City’s website with information on current and past planning
projects.  Meeting notices, agendas, reports and minutes for Planning Commission,
subcommittees, and City Council meetings are available online. The City’s public interactive
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GIS system was updated to provide developers and the public access to detailed information
about parcels and neighborhood characteristics. Finally, in 2014, the City replaced its
outdated Permit Tracking System with Accela software. In an attempt to improve the
customer relationship management, the City continues to develop and test the technology to
make payments and service requests online.

B. EXISTING CONDITIONS/OPPORTUNITIES

Chapter 3 contains a detailed analysis of existing conditions, including a profile of the demographic
and economic characteristics of Oakland’s population, and an overview of the physical and financial
characteristics of the housing stock. The 2010 Census demographic data is the primary data used for
this analysis.

Changes in Population

Changes in demographics in Oakland from 2000 to 2010 brought significant changes to the City.
Oakland experienced a slight decline in the population, decreasing from about 399,484 in 2000 to
nearly 390,724 in 2010.

Race and Ethnicity

Since at least the 1940s, Oakland has had a significantly higher percentage of non-White and
Hispanic residents than other cities of similar size. The most significant change in Oakland’s
population since 2000 has been a decrease in the number and the proportion of residents who
identified themselves as non-Hispanic Black/African-American. The City’s non-Hispanic
Black/African American population declined by 23.9 percent between 2000 and 2010. In
comparison, the population who identified themselves as non-Hispanic White increased, as did the
non-Hispanic Asian/Pacific Islander, and Hispanic/Latino populations. The non-Hispanic White
population increased by 7.8 percent, Asian/Pacific Islander population increased by 7.8 percent, and
the Hispanic/Latino population increased by 13.3 percent. Despite these significant demographic
changes, Oakland’s population continues to be very diverse as evidenced by the in 2010 census: 25.9
percent non-Hispanic White, 27.3 percent non-Hispanic Black/African American, 16.7 percent non-
Hispanic Asian, and 25.4 percent Hispanic/Latino.

The decline in the non-Hispanic Black/African American population since 1990 may have three
causes: some Black/African American families may have moved to suburban locations by choice to
purchase less costly homes, while others may have moved from Oakland due to rapidly rising housing
costs during recent decades. A third reason might be attributable to the foreclosure crisis with its
epicenter in Oakland neighborhoods that have historically been the location of a large proportion of
the City’s Black/African American population.

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

Although Oakland experienced a significant change in the racial and ethnic mix of its population
between 2000 and 2010, there were only small changes in the age distribution. There was a 4 percent
decrease in the percentage of children between the ages of 5 to 19 years, leading to a 3 year increase
in the median age from 33 years in 2000 to 36 years in 2010. Additionally, Oakland experienced an
increase in the percent of the population in their mid-50s to mid-60s. Even with the slight change in
the proportion of some age groups, the age groups from 5 years to 54 years of age experienced
decreases in population between 2000 and 2010.

Household Size and Composition

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

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

Average household size decreased from 2.6 in 2000 to 2.49 in 2010. This trend is directly
related to the decline in proportion of population groups with larger household sizes and the
increase in the proportion of population groups with smaller household sizes. The change in
household size might be a reflection of the nationwide trend away from traditional family
structures.

The relatively high percentage of small households is explained in part by the lack of larger
housing units — nearly 70 percent of Oakland’s housing units have two bedrooms or fewer,
compared to 54 percent for Alameda County as a whole in year 2000. Larger households
with sufficient income may be moving out of Oakland to secure larger housing units.

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

Average family size decreased from 3.38 in 2000 to 3.27 in 2010.

There are substantial differences in household size by race. Non-Hispanic White households
have an average size of just 2.21, while the average size of non-Hispanic Black/African
American households is 2.25, and for Asians the figure is 2.66. For households of “other
race” (primarily Hispanic), average household size is 4.30, while for Pacific Islanders the
figure is 4.56 (Census 2010).

About 10% of families with children are headed by a single parent.
The number of female-headed single parent families has declined slightly, while the number

of male-headed single parent families has increased and is approximately 4% of the total City
population.

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

Data from the 2011 American Community Survey 5-year Estimate reveals the following information
about household and family incomes in Oakland:

Oakland’s median household income was $51,144 and median family income was $58,237.

Median income for non-family households (single persons and unrelated adults living together)
was $41.,454.

Median household income by Race/Ethnicity shows the highest for non-Hispanic Whites at
$81,884 and the next highest for those who identify as two or more races at $51,167.

68% of all renters were at extremely low-, very low- and low-income levels; 69% of all owners
were at moderate- or above moderate-income levels.

Housing Characteristics

Oakland had a net gain of over 13,113 housing units between 2000 and 2013.

Most of the increase in the housing stock between 2000 and 2013 was through the construction of
multi-family housing. Over 10,100 multi-family housing units were constructed between 2000
and 2013.

About 30%' of the multifamily housing constructed since 2000 has been publicly assisted rental
housing for lower-income households although there has been significant market rate
development in that same time period.

Nearly half of Oakland’s housing units are in single-family detached or attached structures.

Nearly one-third of all units are in buildings of 5 or more units.

According to the 2010 Census, the effective vacancy rate* was three percent for owner-occupied
housing and eight and a half percent for renter housing.

Tenure

59 percent of Oakland households are renters.

The racial/ethnic group highest percentage of homeowners is Non-Hispanic Whites (50 percent).
Ownership rates for other groups range from 28 percent to almost 41 percent.

Homeownership rates are closely related to incomes. In 2011, White households had the highest
median income and the highest ownership rates. However, even though Hispanic households had

! City of Oakland data shows that there have been approximately 3,032 new affordable multi-unit housing developments
constructed from 2000 to 2013.

% The percent of dwelling units available for occupancy excluding homes that are boarded up, used only part of the year, or
sold or rented and awaiting occupancy.
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the second highest median income, their homeownership rates lag behind those of Black/African
American and Asian/Pacific Islander households.

Age and Condition of Housing

The age of Oakland’s housing stock suggests the potential for deterioration, although the age of
housing, by itself, is not a definitive measure of housing condition. Many communities have a
preponderance of housing more than 40 years old but little housing rehabilitation or replacement
need. The age of housing, when correlated with income and the proportion of rental housing, can
provide a reasonable measure of housing condition. Empirical evidence suggests that
communities with high proportions of housing more than 40 years old, lower-income households,
and higher rates of rental housing will usually have a higher proportion of housing in need of
repair than similar communities with higher incomes and a higher proportion of ownership
housing.

Nearly two-thirds (65 percent) of the City’s housing was constructed before 1960 and is more
than 40 years old.

The 2014 Oakland Housing Conditions Survey of exterior housing conditions (“windshield
survey”) of a sample of approximately 1,700 units estimates the following profile of housing
conditions among an estimated total of 170,825 housing units in Oakland:

o One fifth (20 percent) of housing units in Oakland are estimated to be in need of minor
rehabilitation or repair. These estimated 34,000 units are in need of minor repairs such as
partial re-painting or minor repair or replacement of a window or door.

o Moderate to substantial rehabilitation or repair is needed for an estimated 2,600 housing
units in Oakland (less than two percent of all units in Oakland) are in structures that show
major damage such as missing siding, holes in the roof or a roof that is leaning, a tilted or
cracked foundation, or missing windows or doors.

o An estimated 260 housing units show signs of excessive neglect and appear to require
demolition or major rehabilitation to become habitable.

Housing Cost and Overpayment

Oakland rents and housing prices rose slowly during much of the 1990s, price increases accelerated in
the late 1990s and continued to increase rapidly until 2007. From 2008 to approximately 2012 prices
declined dramatically as the housing bubble burst and the foreclosure crisis ensued. In 2013 housing
costs (both market rents and home sales prices) have had significant increases with prices in some zip
codes reaching heights close to those at the peak of the housing bubble.

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

In recent years this relative affordability has caused median home sales prices to grow at the
highest rate among a sample of Bay Area Cities. This illustrates that the regional demand for
housing is impacting the City’s housing values—to the advantage of low-income homeowners but
also to the disadvantage of the City’s low-and moderate-income population seeking to become
home owners
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e Home sales data obtained for the period of 2000 through 2013 shows an increase in median home
sales prices to $390,000 (not adjusted for inflation). This is an 84% increase during that time
period.

e When looking at the same period, the sales price data by Oakland zip code still shows median
home sales price increases from 21% to 224%.

e 50 percent of renter households pay more than 30 percent of income for housing.

e Among extremely low income level renters 79 percent pay more than 30 percent of income for
rent.

Overcrowding

e Nearly 12 percent of the City’s households lived in overcrowded conditions in 2010. Of those,
4% were owner-occupied units and 8% were renter-occupied units.

Special Housing Needs
Seniors

e Between 2000 and 2010, the number of seniors increased by 4.2 percent, and the number of
senior households declined by 6.2 percent.

e Nearly 45 percent of senior-headed households consist of a single elderly person living alone.
According to the American Community Service 5-year data from 2006-2010 (ACS 5-year data
for 2010) Comprehensive Housing Affordability Strategy (CHAS) Data, 48 percent of seniors
have very low-incomes and over 30 percent of these seniors paid half of their incomes or more
for housing.

e QOakland contains a large number of assisted senior housing units. This level of assistance helps
about 65 percent of senior households in Oakland (8,096 senior households).

Persons with Disabilities

e Nearly 23 percent of the population age five and older who live in Oakland reported a disability
in 2000.

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

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

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

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

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

The Homeless

e The most recent information on the number of homeless persons and families in Oakland is
inferred from the 2013 Alameda Countywide Homeless Count and Survey Report (2013 Count).
This point-in-time homeless count and survey conducted on January 30, 2013, provides the most
current data on the homeless population at the county level. Oakland has assumed 52% of the
County’s homeless population is in Oakland. This is based on findings from the 2009 Homeless
Count (the last count with regional data), as well as analysis of data in the Homeless Management
Information System (HMIS). Approximately 2,217 individuals (1,412 households) are homeless
at any point in time in Oakland.

e Minorities make up a disproportionate share of this total. As many homeless persons have mental
and/or chemical dependency problems, supportive services are important.

e In 2013, women were just over 13% of the unsheltered homeless population; men comprised 84%
of the unsheltered homeless population.

e The emergency shelters and transitional housing facilities in Oakland have a combined 1,086
beds. The average utilization rate across the shelters is approximately 75%.

e While the City of Oakland has a significant inventory of affordable housing, there are very long
waiting lists for these units and most of them do not have supportive services or are not
affordable to the current homeless population. There is tremendous unmet need for housing for
1,412 unsheltered homeless households or those at risk of being homeless

Large Households

e Oakland has 10,044 renter and 7,276 owner households with five or more persons.

e Comparing 2000 and 2010 Census data, there was a decrease in the number of large households
among both renters and owner-occupants.

Assisted Rental Housing

o As of March 2014, there are 5,507 privately owned, publicly subsidized rental housing units in
over 181 developments in Oakland. Of these units, 98 are designated for persons with disabilities

10 EXECUTIVE SUMMARY



CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

and/or HIV/AIDS, 2,645 for families, and 1,249 for seniors. Another 112 privately owned
subsidized rental units are in residential hotels and 141 are transitional housing units for homeless
individuals and families.

o The Oakland Housing Authority (OHA) owns and operates public housing units and administers
the Project-Based Section 8 Voucher Program®. According to its 2013 Making Transitions Work
Annual Report, OHA portfolio includes 1,605 public housing units, 915 of which are located at
large family sites, 383 units are located in one of the five designated senior sites, and 307 units at
OHA’s HOPE VI redevelopment properties. OHA also provides rental subsidies to 13,565
households under the Housing Choice Voucher program for low-income residents to use in the
private rental market through tenant-based or project-based vouchers.

Population and Employment Trends

e QOakland’s population declined by two percent between 2000 and 2010, while the population of
the county increased by five percent and that for the State increased by 10 percent during the
same period of time.

e As the economic recovery continues in the East Bay—Alameda and Contra Costa Counties—key
indicators such as employment are showing steady growth. Employment is expected to continue
to grow steadily in the future, as consumer spending and hiring have improved throughout the rest
of the country. Oakland and the East Bay, whose economic recovery had lagged behind that of
San Francisco and the South Bay in recent years, will continue catching up to those regions.
Strong and growing sectors in Oakland continue to be health care, trade/logistics, manufacturing,
innovative tech and clean tech.

e Most of the largest employers are government and education agencies, health care providers,
and professional/business/service companies. One measure of the change in Oakland’s
economy since the 1950s is that few of the top 50 employers are manufacturing firms.

C. LAND INVENTORY

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

According to the RHNA, the City should plan to accommodate 14,765 housing units between January
2015 and June 2023, of which 2,059 should be affordable to very low-income households (of which
1,029 should be for extremely low-income households, 1,030 should be affordable to very low-
income households), 2,075 to low-income households, 2,815 to moderate-income households, and
7,816 to above-moderate-income households. Sites on which such housing might be constructed
should permit adequate densities and contain infrastructure and services to increase the financial
feasibility of producing housing affordable to low-income residents.

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

? Appendix B provides a detailed list of these subsidized projects.
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The City’s analysis divides sites into four groups:
Group 1: Units Constructed

The first group consists of sites on which projects have been constructed since January 2014, or on
which units were under construction as of March 2014. For sites included in Group 1, the number
and affordability is clearly identifiable since only one actual project exists (61 market-rate units).
There were no publicly subsidized affordable projects completed during this period though there were
a number of them under construction. Those subsidized affordable projects were not counted during
this planning period because they had already been counted towards the 2007-2014 RHNA.

Group 2: Units Approved

The second group consists of sites with approved development proposals. Because there are specific
proposals for each site, the number of units and their affordability can be identified. This group
includes market-rate housing projects that have already been approved by the City (all discretionary
permits have been issued). Group 2 also includes affordable housing projects that have received
development funding commitments from the City with Federal HOME funds and/or Low/Mod
Housing Funds (former Redevelopment Agency tax-increment set-aside for housing) and thus have a
specific number of affordable units identified.

Group 3: Units Planned

Group 3 contains sites on which projects are planned but that have not yet have secured planning
approvals. This group includes projects that have started pre-application discussions with the City,
and projects that had applications under review as of March 2014. Group 3 also includes
development sites that were acquired by nonprofit developers with funding provided by the Low/Mod
Housing Fund (former Redevelopment Agency tax-increment set-aside for housing) under an
Affordable Housing Site Acquisition program. These sites will be subject to long-term affordability
controls, and have a projected number of units (based on information submitted as part of the
application for site acquisition funding), but the specific mix of very low- and low-income units is not
yet confirmed, as it is dependent on the type and amount of financing that can be secured for each
project.

Group 4: Additional Capacity on Opportunity Sites

The fourth group consists of “opportunity sites” identified by the City as a result of several studies
and planning analyses. The inventory focuses on larger sites suitable for multiple-unit housing
development. Many are sites envisioned for development along the City’s transit corridors and in
higher-density and mixed-use developments downtown.

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

Between January 2014 and March 2014, 61 units have been completed and no projects are currently
under construction in Oakland. Again between January 2014 to March 2014, 16 sites had received
planning approvals, but yet not started construction. These projects include 4,409 additional housing
units (including 221 affordable units) for Oakland. Additionally, there are 3,468 units planned and
are noted as “units planned” (including 221 affordable units). Affordable housing units approved or
planned have either preliminary funding commitments or site acquisition assistance from the City.
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Based on the first three groups of development, the City has identified more than half of the
units, in specific projects that have been built, approved or proposed, to accommodate the units
required to meet its Regional Housing Needs Allocation. To make up the difference in number
of units to meet the RHNA, and because many of these sites were developed or are proposed as
market rate projects, the City has also identified “opportunity sites,” Group 4, which are
suitable for development of multifamily projects that could accommodate very low, low and
moderate income housing as well as additional market-rate units. The City has identified
available “housing opportunity sites” capable of accommodating approximately 10,032
additional units. In sum, the City has identified sufficient sites that can accommodate its
housing needs allocation and specifically meet the needs for affordable housing development.

The following table provides a summary of the housing potential on land suitable for residential
development in Oakland in each of the four categories described above. A detailed inventory listing
the potential sites and additional background information on assumptions and sources of data is
presented in Appendix C.
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Actual Housing Production, January 2014 to March 2014 and Balance of Units to be Provided

Units by Affordability Category

Total Extremel Ve Above
Units Low ¢ Lorv{ Inlc-:gme NII:gg::;e Moderate
Income Income Income
Oakland's Regional Housing Needs Allocation 14,765 1,029 1,030 2,075 2,815 7,816
Group 1: Units Constructed 1/1/14 to 3/27/14 (Permits Issued after 1/1/14)

C-1: Private Sector Market Rate (includes private sector affordable units)-complete 61 61
Group 1 Subtotal 61 61
Group 2: Units Receiving Planning Approvals

C-2: Private Sector Market Rate units-approved 4,188 4,188

C-3: Publicly Subsidized Affordable-funded and in pre-development 221 54 99 47 17 4
Group 2 Subtotal 4,409 54 99 47 17 4,192
Group 3: Units Planned

C-4: Publicly Subsidized Affordable-site acquisition 221 187 2 32

C-5: Private Sector Market Rate--in planning pre-development' 3,247 72 3,175
Group 3 Subtotal 3,468 259 2 3,207
Total Units C-1 to C-5 (completed, under construction, approved, pre-

development): 7,938 54 99 306 19 7,460
Total Sites Needed Given RHNA Requirement -- Surplus/(Deficit): (6,827) (975) (931) (1,769) (2,796) (356)
Sites Needed to comply with Affordable Requirements -- Surplus/(Deficit): (6,471)

C-6: Opportunity Sites” (Units with > 30 dua) 10,032

C-6: Opportunity Sites (Units with < 30 dua) 70

! Some of these 3,247 units will be affordable.

2 As per AB 2348 (Mullin), Chapter 724, Statutes of 2004, this California law recognized that 30 dwelling units per acre in metropolitan jurisdictions is sufficient to accommodate housing for very low-
and low-income populations. This is typically referred to as the "Mullin Densities.” While local governments are not compelled to zone at these densities, HCD must accept them as appropriate when
evaluating a jurisdiction's housing element to determine whether the jurisdiction has identified sufficient sites to accommodate its share of the regional housing need.

(http://www.hcd.ca.gov/hpd/hre/plan/he/ab2348stat04ch724.pdf)

14

EXECUTIVE SUMMARY




CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

D. SUMMARY OF PROGRAM RESOURCES

Chapter 5 provides a description of the program resources available to address the City’s housing
needs. These programs encourage housing rehabilitation, assist first-time homebuyers, support
housing development, and provide miscellaneous housing services to low- and moderate-income
households.

The City of Oakland’s Redevelopment Agency was dissolved as of February 1, 2012. Given this
action there will be no future funding for the Low and Moderate Income Housing Fund from property
tax increment.

In 2011, prior to its dissolution, the Redevelopment Agency, issued a total of $40 million of tax
allocation bonds backed by the Low- and Moderate-Income Housing Fund. Annual debt service on
these bonds will be paid by property tax increment as was originally imagined prior to the dissolution
of the Redevelopment Agency. Debt service on these bonds will require about $1.8 million annually
and is called an “enforceable obligation.” Those bond funds are designated to be used for two
affordable housing development projects: $24 million for a development in Brooklyn Basin and $16
million for a development at the MacArthur BART station.

The State statutes governing the dissolution of redevelopment agencies and the wind-down of
redevelopment activities provide for the distribution of former tax-increment funding to taxing
entities. Those taxing entities that will benefit from Oakland’s Redevelopment Agency dissolution
include AC Transit, Oakland Unified School District, City of Oakland, Alameda County, and Peralta
Community College. That distribution of property tax will be from the Redevelopment Property Tax
Trust Fund (RPTTF) and includes funds not needed by successor agencies to fulfill enforceable
obligations. Additionally, there will be distributions to taxing entities sales proceeds and other
revenues from the use or disposition of assets of what are now called “successor agencies” (former
redevelopment agencies). These funds are called “boomerang funds” and represent a windfall in
property tax revenue to the City of Oakland. In late 2013, the City of Oakland committed to setting
aside 25% of the funds distributed to the City as a taxing entity under the Redevelopment dissolution
and deposit them into the Affordable Housing Trust Fund. Starting in 2015, the Affordable Housing
Trust fund is estimated to receive the following boomerang funds on an annual basis.*

The City also receives federal HOME, CDBG, and other program funds that are allocated for
housing. HOME funds are used primarily for housing development projects. In recent years this
funding source has been cut dramatically. In FY 2013-14, the City received approximately $2.2
million in HOME funds. (This is less than half of what was received at the height of HOME funding,
$4.9 million in Fiscal Year 2011-12). Ninety percent of these funds are used for housing
development activities; ten percent is used for planning, administration and monitoring activities.

The City currently receives annually about $7 million from the federal Community Development
Block Grant (CDBG). In recent years, program income from loan repayments has generated
approximately additional $800,000 per year. The City anticipates allocating approximately $3.2
million for housing activities including loans for rehabilitation of owner-occupied housing, capital
and operating costs of shelter and housing for the homeless, housing counseling and fair housing
services. The City also receives approximately $600,000 in federal Emergency Shelter Grant funds
for support of shelter and services for the homeless.

4 City of Oakland Ordinance No. 13193 (October 1, 2013).
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In addition to the HOME and CDBG Programs, affordable housing developers in Oakland routinely
apply for low-income housing tax credits. The City of Oakland’s Department of Housing and
Community Development Agency (DHCD) operates the City’s housing programs. DHCD staff
routinely assists affordable housing developers. Thus, one of the crucial non-financial resources that
the City provides is its housing staff.

The City of Oakland’s housing programs also support and fund housing rehabilitation, provide
assistance to first time homebuyers, help fund housing development, and provide other miscellaneous
housing services for low- and moderate-income households.

E. ANALYSIS OF CONSTRAINTS TO HOUSING

Chapter 6 contains a detailed discussion of potential constraints to the City’s ability to provide or
accommodate the provision of housing to meet its identified housing needs. The discussion of
constraints examines those aspects of the City’s policies and procedures that might constitute
constraints.

Governmental Constraints

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

Discretionary land use control in Oakland is exercised by the Planning Commission and the City
Council, and administered by the Planning and Building Department, Bureau of Planning. The City
has not identified any specific constraints to the approval of housing resulting from the application of
the General Plan policies or current zoning. To encourage housing production and reduce regulatory
barriers, the City updated its General Plan in 1998, which increased the areas in the City where higher
density residential and mixed use development could be built. These changes to the General Plan
encourage more housing in the City, near job centers, with access to transportation and other services.
Since 1998, the City of Oakland has undertaken actions to reduce the impact of local government
regulations and fees on the cost and availability of housing. Beginning with the General Plan update
in 1998, the City has:

e increased residential densities,

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

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

e streamlined the environmental review process for downtown projects,

e adopted a Density Bonus Ordinance,

e adopted a secondary unit ordinance and streamlined the process for approval,
e created new fast-track and streamlined permit processes, and

e adopted Standard Conditions of Approval to, in part, streamline the CEQA review process.
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The City of Oakland revised its Planning Code to make it consistent with the LUTE. Revisions to the
industrial zones were completed in July 2008, and creation of new commercial and residential zoning
districts in the Planning Code and accompanying maps were completed in 2011. The amendments to
the Planning Code’s industrial, commercial and residential zoning districts brought the City’s zoning
regulations into conformance with the general plan designations, creating a more predictable
development framework. Development standards under the Planning Code permit great flexibility in
the types of housing permitted and the density of residential units. In addition to the provisions of its
residential zones, the City further facilitates the production of affordable housing through density
bonuses, broad provisions for secondary (or “in-law”) units, planned unit development overlay zones,
and permits a wide variety of housing types in commercial zones. Because permitted residential
densities are fairly high in Oakland, density bonuses are rarely necessary as an incentive to produce
affordable housing; however, where applicable, the City is committed to using density bonuses and
other regulatory tools to increase the supply of housing affordable to all income levels. Constraints
posed by parking standards are regularly mitigated through variances and innovative parking systems.
The City does not consider the development standards in the Planning Code to be a constraint to the
production or rehabilitation of housing.

Oakland’s General Plan policies and Planning Code also provide great latitude to developers of
alternative housing types (such as rooming houses, group homes and residential care facilities, single-
room occupancy units, transitional housing, and emergency shelters) for populations with special
housing needs.

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

Total building fees typically range from $32,000 and $36,000 per dwelling unit. When compared to
the market cost of producing housing in Oakland (land and site preparation, construction, financing,
etc.), and permit fees, while a cost factor, are not as significant as other cost factors in the production
of affordable housing (such as the market cost of land and State requirements to pay prevailing wages
on construction labor for housing development assisted with public funds). While permit fees are
necessary to pay for the services and infrastructure for which the fees are charged, the City can
mitigate the cost of these fees by providing financial assistance to affordable housing developments.
Such financial assistance has been a past and current practice of the City to facilitate the development
of affordable housing in Oakland.

Non-Governmental Constraints

Non-governmental constraints are those factors that limit and impact the production, availability, and
cost of affordable housing. These non-governmental constraints include land costs, environmental
hazards, land availability, construction costs, financing, and neighborhood sentiment.
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Market prices for land are high in the desirable, high-cost San Francisco Bay Area and with the
exception of the bursting of the housing bubble and resulting economic downturn in recent years,
values have mostly recovered in 2013. As evidenced in Chapter 3, rents and median sales prices rose
slowly during much of the 1990s, price increases accelerated in the late 1990s and continued to
increase rapidly until 2007. From 2008 to approximately 2012 prices declined dramatically as the
housing bubble burst and the foreclosure crisis ensued. In 2013 housing costs (both market rents and
home sales prices) have had significant increases with prices in some zip codes reaching heights close
to those at the peak of the housing bubble. Long term, however, the desirability and acceptability of
locations in Oakland and other inner cities has increased within the region. Demand for housing close
to employment centers such as Oakland and San Francisco is increasing and is likely to continue to
rise given the appeal of locations near urban centers. Recent sampling of land acquisition costs for
City of Oakland-funded affordable housing ranged from almost $20,763 to almost $72,535 per unit
and is largely a function of project density.

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

The costs of constructing housing in the Bay Area are generally, and in Oakland in particular, high.
Market factors resulting in high construction costs are further compounded for affordable housing
providers because they must pay “prevailing wages.” Construction costs are typically broken down
by either a per unit cost or per square foot cost. Further, construction costs can be separated into land
costs, “hard” costs or “soft costs.” Hard costs include construction line items such as labor,
demolition, building materials and installed components. Soft costs include items such as
architectural and engineering, planning approvals and permits, taxes and insurance, financing and
carrying costs, and marketing costs. The hard construction costs typically represent about 50 to 60
percent of total development costs. For the 2015-2023 Housing Element, the hard costs (labor,
building materials, installed components, etc.) for an average-quality wood-frame construction for
multi-unit apartment buildings ranged from $378 to $404 per square foot, with costs at the higher end
of the range applicable for four- and five-story construction over structured, above-grade parking,.

F. HOUSING ELEMENT GOALS AND POLICIES

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

The City has adopted eight goals to address adequate sites, the development of affordable housing,
the removal of constraints to housing, the conservation of existing housing and neighborhoods, the
preservation of affordable rental housing, equal housing opportunity, and sustainable development
and smart growth. This Executive Summary lists the City’s goals and policies. Chapter 7 contains
these goals and policies with implementing actions.
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Goal 1: Provide Adequate Sites Suitable for Housing for All Income
Groups

Policy 1.1 PRIORITY DEVELOPMENT AREAS HOUSING PROGRAM
The City will target development and marketing resources in Priority Development Areas
(PDAs), and in areas for which Specific Plans have been completed or are underway. (See
also Policy 7.3.)

Policy 1.2 AVAILABILITY OF LAND
Maintain an adequate supply of land to meet the regional housing share under the ABAG
Regional Housing Needs Allocation.

Policy 1.3 APPROPRIATE LOCATIONS AND DENSITIES FOR HOUSING
The City’s Strategic Planning Division initiated five (5) Specific Plans and one (1) Area Plan
during the 2007-2014 Housing Element period, which will further the housing location and
density objectives contained in the recently completed residential and commercial zoning
update. The Lake Merritt Station Area (Specific) Plan, Broadway Valdez Specific Plan, West
Oakland Specific Plan, Coliseum Area Specific Plan, and Central Estuary Area Plan included
extensive community outreach processes and have resulted in specific zoning proposals.
These Specific and Area Plans will facilitate the construction of nearly 17,000 new housing
units in the City of Oakland.

The completion of the Specific and Area Plans will provide these substantial housing gains in
two respects: environmental clearance and community buy-in for future housing projects.
Each planning process involved extensive community participation which culminated with
significant community buy-in to the policies and development framework outlined in the
plans, thus minimizing possible community opposition to future housing development
projects.

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

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

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

Policy 1.7 REGIONAL HOUSING NEEDS
The City of Oakland will strive to meet its fair share of housing needed in the region.
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Goal 2: Promote the Development of Adequate Housing for Low- and
Moderate-Income Households

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

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

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

Policy 2.4 PERMANENTLY AFFORDABLE HOMEOWNERSHIP
Develop mechanisms for ensuring that assisted homeownership developments remain
permanently affordable to lower-income households to promote a mix of incomes.

Policy 2.5 SENIORS AND OTHER PERSONS WITH SPECIAL NEEDS
Assist and promote the development of housing with appropriate supportive services for
seniors and other persons with special needs.

Policy 2.6 LARGE FAMILIES
Encourage the development of affordable rental and ownership housing units that can
accommodate large families.

Policy 2.7 EXPAND LOCAL RESOURCES FOR AFFORDABLE HOUSING
Increase local resources to support affordable housing development and develop new sources
of funding.

Policy 2.8 RENTAL ASSISTANCE
Increase the availability of rental assistance for very low-income households.

Policy 2.9 PATH PLANFOR THE HOMELESS
Expand the City’s Permanent Access to Housing (PATH) Plan to prevent and end
homelessness and increase housing opportunities to the homeless through acquisition,
rehabilitation and construction of housing, master leasing and short-term financial assistance.

Policy 2.10  PROMOTE AN EQUITABLE DISTRIBUTION OF AFFORDABLE
HOUSING THROUGHOUT THE COMMUNITY
The City will undertake a number of efforts to distribute assisted housing widely throughout
the community and avoid the over-concentration of assisted housing in any particular
neighborhood, in order to provide a more equitable distribution of households by income and
by race and ethnicity.
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Policy 2.11 AFFORDABLE HOUSING PREFERENCE FOR OAKLAND
RESIDENTS AND WORKERS
Implement the policy enacted by the City Council in 2008 granting a preference to Oakland
residents and Oakland workers to buy or rent affordable housing units assisted by City of
Oakland and/or Oakland Redevelopment Agency funds provided through its annual Notice of
Funding Availability (NOFA) process.

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

Governmental Constraints

Policy 3.1 EXPEDITE AND SIMPLIFY PERMIT PROCESSES

Continue to implement permit processes that facilitate the provision of housing and annually
review and revise permit approval processes.

Policy 3.2 FLEXIBLE ZONING STANDARDS
Allow flexibility in the application of zoning, building, and other regulations.

Policy 3.3 DEVELOPMENT FEES AND SITE IMPROVEMENT
REQUIREMENTS

Reduce the cost of development through reasonable and predictable fees, and improvement of
project review standards.

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

Non-Governmental Constraints

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

Policy 3.6 ENVIRONMENTAL CONSTRAINTS

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

Policy 3.7 COMMUNITY OUTREACH AND EDUCATION

Increase public acceptance and understanding of affordable development and issues through
community outreach.
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Goal 4: Conserve and Improve Older Housing and Neighborhoods

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

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

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

Policy 4.4 Anti-displacement of City of Oakland Residents
The City will consider strengthening existing policies and introducing new policies or policy
terms to current City policies to help prevent displacement of current Oakland residents and
to preserve existing housing affordable to low income residents, including both publicly-
assisted and non-assisted housing that currently has affordable rents.

Goal 5: Preserve Affordable Rental Housing

Policy 5.1 PRESERVATION OF AT-RISK HOUSING
Seek to preserve the affordability of subsidized rental housing for lower-income households
that may be at-risk of converting to market rate housing.

Policy 5.2 SUPPORT FOR ASSISTED PROJECTS WITH CAPITAL NEEDS
Work with owners of assisted projects that have substantial needs for capital improvements to
maintain the use of the properties as decent affordable housing.

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

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

Policy 5.5 LIMITATIONS ON CONVERSION OF RESIDENTIAL PROPERTY
TO NON-RESIDENTIAL USE
Continue to use regulatory controls to limit the loss of housing units due to their conversion
to non-residential use.
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Policy 5.6 LIMITATIONS ON CONVERSION OF RENTAL HOUSING TO
CONDOMINIUMS
Continue to use regulatory controls to limit the loss of rental housing units due to their
conversion to condominiums.

Policy 5.7 PRESERVE AND IMPROVE EXISTING OAKLAND HOUSING
AUTHORITY-OWNED HOUSING
Continue to preserve and improve existing Oakland Housing Authority-owned rental housing.

Goal 6: Promote Equal Housing Opportunity

Policy 6.1 FAIR HOUSING ACTIONS
Actively support efforts to provide education and counseling regarding housing
discrimination, to investigate discrimination complaints, and to pursue enforcement when
necessary. Provide a one-stop resource center to address all housing issues faced by Oakland
residents.

Policy 6.2 REASONABLE ACCOMMODATIONS

Provide reasonable accommodations to persons with disabilities in access to public facilities,
programs, and services.

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

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

Policy 6.5 ACCOUNTABILITY
Work to promote accountability by City to the policies it has slated in the Housing Element.

Goal 7: Promote Sustainable Development and Sustainable
Communities

Policy 7.1 SUSTAINABLE RESIDENTIAL DEVELOPMENT PROGRAMS
In conjunction with the City’s adopted Energy and Climate Action Plan (ECAP), develop and
promote programs to foster the incorporation of sustainable design principles, energy
efficiency and smart growth principles into residential developments. Offer education and
technical assistance regarding sustainable development to project applicants.

Policy 7.2 MINIMIZE ENERGY CONSUMPTION
Encourage the incorporation of energy conservation design features in existing and future
residential development beyond minimum standards required by State building code.
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Policy 7.3 ENCOURAGE DEVELOPMENT THAT REDUCES CARBON
EMISSIONS
Continue to direct development toward existing communities and encourage infill
development at densities that are higher than—but compatible with-- the surrounding
communities. Encourage development in close proximity to transit, and with a mix of land
uses in the same zoning district, or on the same site, so as to reduce the number and
frequency of trips made by automobile.

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

Policy 7.5 CLIMATE ADAPTATION AND NEIGHBORHOOD RESILIENCY
Continue to study the potential local effects of climate change in collaboration with local and
regional partners, such as BCDC. Identify potential adaptation strategies to improve
community resilience to climate change, and integrate these strategies in new development,
where appropriate.

G. QUANTIFIED OBJECTIVES

State law (California Government Code Section 65583[b]) requires that the City’s Housing Element
contain quantified objectives, relative to the maintenance, preservation, improvement, and
development of housing. The California Department of Housing and Community Development’s
Housing Element Update Guidance December 2012 recommends that housing elements contain three
broad categories of quantified objectives: new construction, rehabilitation, and conservation. A
subset of the conservation objective is the preservation of at-risk subsidized rental housing.

While the City has identified sites sufficient to meet its entire Regional Housing Needs Allocation
(see Chapter 4, Table 4-2 based on the detail in tables found in Appendix C), the City does not
anticipate having sufficient financial resources to ensure that the entire need for extremely low-, very
low-, low- and moderate-income units will be met. A substantial portion of the City’s resources are
anticipated to be devoted to assisting households with the greatest needs — very-low and low income
households.

Table 8-1, Chapter 8, provides a summary of the City’s quantified objectives for these broad
categories by income level. These objectives are a reasonable estimate of what the City may be
able to achieve based on projects that are currently underway but not yet completed, historical
rates of funding and completion, and estimates of likely funding resources over the next eight
and a half years. These objectives also consider new affordable housing construction not
funded by the City. In recent years there have been a number of developments with TCAC
funding and no City Funding.
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City of Oakland Quantified Objectives (January 2015 — June 2023)

Estimated Number of Units
by Affordability Level

L. R Very Low Low Moderate Total
Activity Type Low
New Housing Construction'

Units Built 450 [ 940 | 1550 [ 100 3,040
Housing Rehabilitation’

Substantial Rehab 520 1,050 1,750 120 3,440

Moderate and Minor Home Rehab’ 1,150 2375 1,150 _ 4,675

Housing Conservation/Preservation

At-Risk Units

(See Ch. 3, Table 3-54) 200 22 - - 222
Homebuyer Assistance

Mortgage & Down payment

Assistance 23 23 142 142 330

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

with present levels of local financial resources.
“Includes substantial rehabilitation of rental or public housing units.

*Includes existing City of Oakland programs such as: Emergency Home Repair, Home Maintenance and Improvement, Lead-Safe

Housing, and Minor Home Repair.
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1. INTRODUCTION

A. STATE LAW REQUIREMENTS

California law requires that jurisdictions identify existing and projected housing needs and create a
housing program that states the City’s housing policy goals, objectives and summary of financial
resources for preserving, improving, and developing new housing units. The City of Oakland’s
Housing Element encapsulates this effort. The contents of this document reflect a combination of
local issues, priorities, and state law requirements. California law (Government Code Section 65583)
requires, in part, that each city and county adopt a housing element that contains:

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

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

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

(h) aprogram which sets forth a schedule of actions through January 31, 2023 to implement
the policies and achieve the goals and objectives of the housing element.

B. REGIONAL HOUSING NEEDS ALLOCATION

An important part of the Housing Element is the determination of the City’s new housing
construction need. Under California law (California Government Code Section 65584), new housing
construction need is determined, at a minimum, through a regional housing needs allocation (RHNA)
process. In the RHNA process, the California Department of Housing and Community Development
(HCD) determines the amount of housing needed for all income groups in each region, based on
existing housing need and expected population growth. In February 2012, HCD determined that, at a
minimum, the nine-county Bay Area should plan for 187,990 units between 2014 to 2022 to satisfy
regional demand.

Each City’s share of regional housing demand is based on a plan prepared by the Association of Bay
Area Governments (ABAGQG), the Regional Housing Needs Allocation that was adopted in July, 2012.
Oakland (along with all other cities and counties in the state) must plan to accommodate its share of
the housing need of persons at all income levels. Under the ABAG plan, Oakland must accommodate
14,765 new housing units between 2014and 2022 to meet its “fair share” of the state’s housing need.
Of these housing units, 2,059 should be affordable to households earning no more than 50 percent of
median income, 2,075 to households earning between 50 percent and 80 percent of median income,
2,815 to households earning between 80 percent and 120 percent of median income, and 7,816 to
households earning more than 120 percent of median income.

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

Actual Housing Production to Date Compared to Housing Needs

The planning and production of housing has been strong in Oakland since 1998. As a result, the City
has not only demonstrated its capability to adequately meet Oakland’s housing allocation set forth
under ABAG’s RHNA, but also its ability to surpass the formulated requirement. At the same time,
Oakland has also been successful in addressing the specific needs for affordable housing
development. As of March 2014, the following statistics were accurate:

e atotal of 61 units were constructed, with building permits “finalized”

e between January 2014 and March 2014, 4,188 market-rate units had Planning Bureau
approvals, and 221 affordable units were funded, but neither group had started construction

e 3,247 market rate units and 221 affordable units are in a stage of pre-development, either with
a formal Zoning pre-application on file with the Planning Bureau, or, in the case of the
affordable housing units, with preliminary funding commitments or site acquisition assistance
from the City.

Chapter 4 provides a full analysis of these projects as well as an inventory of “opportunity sites”
capable of accommodating 10,032 additional housing units, using the current allowable densities
permitted by the City’s General Plan and Planning Code.

C. OAKLAND’S POLICY CONTEXT

While the Oakland Housing Element addresses the State requirements described above, it also
incorporates a number of important local strategies that have been adopted by the City in recent years.
Numerous factors contributed to the changes in the City’s policy context, including a change in the
City’s leadership and administration, the dissolution of the City’s Redevelopment Agency and
resulting changes in the City’s approach to providing (particularly funding) housing programs.
Among these are:

10K-Two Housing Initiative

The City’s current administration, in place since January 2011, has unveiled a 10K Two housing
initiative intended to attract 10,000 residents throughout the City, particularly along transit corridors.
This has taken place against the backdrop of the dissolution of Redevelopment Agencies in the State
of California. Prior to dissolution, Redevelopment Agency tax-increment financing was the most
significant source of funding for neighborhood improvement programs including affordable housing
and small business loans in Oakland. It is within this context that the City is addressing new policies
and funding sources for its housing programs.

General Plan Land Use and Transportation Element (LUTE)

Oakland’s current General Plan Land Use and Transportation Element (LUTE) was adopted in 1998.
The LUTE defines the long-range goals and intentions of the community regarding the nature and
direction of future development within the City of Oakland. A major overall theme of the LUTE is to
encourage the growth of new residential development in Oakland and to direct it to the City’s major
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corridors, to downtown Oakland, to transit-oriented districts near the City’s BART stations, along the
waterfront, and to infill projects that are consistent with the character of surrounding areas.

The land use and transportation strategies contained in the current LUTE are being implemented by
the City on an ongoing basis as exemplified by the housing projects already approved and in the
predevelopment process in Oakland. The City’s overall residential land use strategy, as described in
the LUTE, underlies the analysis of potential densities on sites suitable for housing development
presented in Chapter 4 of the Housing Element, as well as many of the goals and actions described in
this chapter. However, new policy direction is needed to guide the City of Oakland for the next 20
years.

The Planning Bureau has identified the need for a General Plan LUTE update to refresh the City’s
vision and policy guidance reflecting changing demographics and market forces. Many of the new
policies in this Housing Element chapter will provide important guidance for the next LUTE update.
As of 2014, the City is beginning discussions around identifying potential funding sources for the
next LUTE update, as well as prioritizing this planning process as part of its strategic planning
workload.

Comprehensive Citywide Housing Strategy

Additionally, through the community outreach process undertaken as part of the 2015-2023 Housing
Element, the City has received valuable feedback which has informed the development of new
policies relating to limiting displacement of long-time residents, providing community benefits,
setting targets for affordable housing for new development and promoting market rate housing. In
response, the City has identified the following initiatives: aligning opportunity sites with Priority
Development Areas, fostering a market rate housing strategy by implementing Specific Plans,
modifying its housing policies to address the displacement of long-time residents, addressing the
foreclosure fall out, capturing the value of recent public investment by incentivizing developers to
provide community benefits through a housing overlay zoning approach, and exploring the feasibility
of an affordable housing impact fee program.

The modified policy framework is included in Chapter 7 of the 2015-2023 Housing Element.

Priority Development Areas

In 2008, California Senate Bill 375, the Sustainable Communities and Climate Protection Act (SB
375), was adopted, which strengthened coordination between regional housing allocation and
transportation planning. Under SB 375, the Metropolitan Transportation Commission (MTC) is
required to incorporate a Sustainable Communities Strategy (SCS) into the Regional Transportation
Plan (RTP). The SCS is intended to achieve greenhouse gas (GHG) emission reductions. To that
end, regional housing allocation planning should be designed to achieve GHG emission reduction
goals by developing efficient land-use strategies such as infill, mixed-use, and/or downtown
revitalization strategies, promote and incentivize a variety of housing types affordable to the
workforce and households with lower incomes, and address climate change by reducing vehicle trips.
In an effort to meet overlapping objectives of SB 375 and Housing Element law, the Association of
Bay Area Governments adopted “Plan Bay Area” with the following objectives:

» Increase supply, diversity and affordability of housing
*  Promote infill development and more efficient land use patterns
* Promote intraregional relationship between jobs and housing
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*  Protect environmental resources
*  Promote socioeconomic equity
* Plan Bay Area Framework: Priority Development Areas

The Bay Area’s sustainable growth framework known as Plan Bay Area is built around the concept of
“Priority Development Areas” (PDAs). Priority Development Areas are existing neighborhoods near
transit, nominated by jurisdictions as appropriate locations for future growth. In 2010, the Oakland
City Council adopted Resolution No. 82526 designating six established transit-oriented development
centers in Oakland as PDAs. Oakland designated PDAs at the area surrounding the Eastmont Transit
Center (73" Avenue and MacArthur Blvd), and the areas around the following BART stations:
12"™/19" Streets (downtown), MacArthur, West Oakland, Fruitvale, and Airport/Coliseum.

PDAs are intended to designate growth areas. Most of the opportunity sites identified in the Housing
Element fall within the City of Oakland’s PDAs. PDAs are eligible for funding from MTC and other
Bay Area agencies for infrastructure, transportation and housing funding necessary to support
development in those areas. Therefore, Oakland has positioned itself through the identification of
opportunity sites within PDAs to accommodate future growth in a sustainable manner that achieves
regional objectives of enhancing existing neighborhoods, reducing congestion and protecting natural
resources.

Implementation of the Recently Adopted Specific Plans

The City’s Strategic Planning Division initiated five (5) Specific Plans and one (1) Area Plan during
the 2007-2014 Housing Element period, which identify housing policies specific to their study areas:
Lake Merritt Station Area (Specific) Plan, Broadway Valdez Specific Plan, West Oakland Specific
Plan, Coliseum Area Specific Plan, and Central Estuary Area Plan. Each Plan included extensive
community outreach processes and has resulted in specific zoning proposals. These Specific and
Area Plans will facilitate the construction of nearly 17,000 new housing units in the City of Oakland.

The completion of the Specific and Area Plans will provide these substantial housing gains in two
respects: environmental clearance and community buy-in for future housing projects. Each planning
process involved extensive community participation which culminated with significant community
buy-in to the policies and development framework outlined in the plans, thus minimizing possible
community opposition to future housing development projects.

Affordable Housing Strategies

Affordable housing is a major policy priority for the City of Oakland. The City has had an active
housing development program for over 30 years, and has assisted in the development of thousands of
units of newly constructed and substantially rehabilitated housing for very low, low and moderate
income families, seniors and people with special needs. The City has also devoted substantial
resources to preservation of the existing housing stock, including homes owned by low income
families, and to expanding opportunities for low income renters to become homeowners.

The City’s affordable housing strategy is outlined in the Consolidated Plan for Housing and
Community Development prepared in May 2010 (and to be updated for submittal to HUD in 2015).
The Consolidated Plan — which is required as part of the City’s federally-funded housing and
community development programs — sets forth the City’s needs, market conditions, strategies, and
actions for addressing the housing needs of very low and low income households. The plan is
designed to achieve the following goals:
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e Increase and maintain the supply of affordable supportive housing for low-
income and special needs populations, including the homeless;

e C(Create a suitable living environment through neighborhood revitalization and
improvements in public facilities and services; and

e Expand economic opportunities for lower income households.
Key components of this strategy are outlined below.
Expand the supply of affordable rental housing (Rental Housing Production).

The City provides funding to nonprofit and for profit developers to develop affordable rental housing
through new construction and substantial rehabilitation. Major funding sources include the federal
HOME program and property tax “boomerang funds” (formerly Redevelopment Tax-increment). The
City also provides funding to nonprofit developers for certain predevelopment expenses.

The City is also engaging in new innovative strategies to transform its abandoned properties into new
affordable rental housing through the Community Buying Program that in launched in 2014.

Preserve the supply of affordable rental housing.

The City provides funding to nonprofit and for profit developers to preserve existing affordable
housing at risk of converting to market-rate housing. Funding will be provided from HOME funds.
Use restrictions are extended for the maximum feasible period, and owners will be required to
commit to renew project-based rental assistance contracts so long as renewals are offered. The City
supports efforts to secure Federal, State and private funding for these projects.

Expand the supply of affordable ownership housing (Ownership Housing Production).

The City provides funding to nonprofit and for profit developers to develop affordable
homeownership units. Major funding sources include the federal HOME program and
Redevelopment “boomerang funds.” The City generally seeks to make such housing permanently
affordable by imposing recorded resale controls. It is possible that the specific affordability
mechanisms will be modified to respond to changing market conditions and to balance long term
affordability with the objective of allowing homebuyers to retain sufficient equity to move up in the
housing market at a future date, thus making the assisted units available to more first-time
homebuyers. Regardless of the specific mechanisms, the City will strive to ensure that new
affordable ownership housing remains affordable for at least 45 years.

The City is also engaging in new innovative strategies to transform its abandoned properties into new
affordable ownership housing through the Community Buying Program that in launched in 2014.
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Expand ownership opportunities for first time homebuyers (Homebuyer Assistance).

The City is engaged in a variety of efforts to provide opportunities for first-time homebuyers to
purchase homes. The City’s Mortgage Assistance Program provides deferred payment second
mortgages to low and very low income homebuyers. Other programs provided by the City and by
organizations with whom the City has developed partnerships include counseling and education for
first-time homebuyers, and efforts to provide new and innovative mortgage products.

Improve existing housing stock (Housing Rehabilitation).

Much of Oakland’s housing stock is old and in need of repair and renovation. The City uses
Community Development Block Grant (CDBG) and HOME funds to assist moderate, low and
extremely low income homeowners to rehabilitate their homes. Funds are targeted to the City’s
Community Development Districts to stimulate revitalization of low and moderate income
neighborhoods. The City’s Housing Rehabilitation includes programs to correct major code
deficiencies, make emergency and minor repairs, and abate lead-based paint hazards.

Provide rental assistance for extremely and very low income families (Rental
Assistance).

For extremely low and very low income households, especially those with incomes less than 30
percent of median income, capital subsidies alone are insufficient. The City actively supports efforts
by the Oakland Housing Authority to obtain additional Section 8 vouchers, and to find new ways to
make those vouchers more effective, including the provision of project-based assistance.

Develop housing with supportive services for seniors and persons with special
needs.

The City provides financial assistance (with HOME and Redevelopment “boomerang funds”) to
develop new affordable housing with appropriate supportive services for seniors and for people with
disabilities. The City also administers Federal grant funds such as CDBG-funded Access
Improvement Program and for the Oakland metropolitan area under the Housing Opportunities for
Persons With AIDS (HOPWA) program.

Prevent Foreclosures and Stabilize Neighborhoods.

In contrast to the height of the subprime mortgage crisis in about 2008, the majority of Oakland’s
homeowners who face foreclosures today have owned their homes for over 6 years, including many
who have owned for several decades. In partnership with community groups and financial
institutions, the City has been engaging in new innovative strategies to prevent foreclosures including
the development of a comprehensive model integrating door-to-door outreach with housing
counseling and legal services with advocacy and bank escalation. The City partnership also
developed a new loan fund to reset mortgages to today’s current market value, as well as new funds to
help homeowners and renters with affordability gap needs.

Additionally, the City’s new Housing Assistance Center assists vulnerable Oakland residents through
a one-stop model program. In 2014, the City launched a new one-stop housing services center that
provided referrals for residents regarding their housing needs as well as dedicated and private rooms
for City staff to meeting with residents regarding available housing services. This one-stop model
allows vulnerable residents to go to one place to address their housing needs and questions.
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Remove impediments to fair housing (Fair Housing).

The City provides financial support to organizations that provide residents with counseling,
information, and legal advice and referrals. The City’s Fair Housing programs are targeted to low
and extremely low income residents. As a part of this effort, investigation of fair housing complaints
and enforcement of fair housing laws will continue to be funded as part of the effort to expand fair
housing choices. Fair Housing programs support minorities, persons with disabilities, seniors,
families with children and other protected classes.

Implement a “Housing First” homeless strategy via Oakland’s Permanent Access To
Housing (PATH) Plan.

The City’s Permanent Access To Housing (PATH) program is run in parallel to an Alameda County-
wide program called the EveryOne Home plan. Both EveryOne Home and PATH are based on a
“Housing First” model that emphasizes rapid client access to permanent housing rather than
prolonged stays in shelters and transitional housing. What differentiates a Housing First approach is
that the immediate and primary focus is on helping individuals and families quickly access and
sustain permanent housing. The City of Oakland uses a combination of Federal, State and local funds
for PATH Plan implementation.

Housing Equity Road Map

The City’s Department of Housing and Community Development staff, along with Urban Strategies
Council and Policy Link are developing a Housing Equity Roadmap to provide a concrete set of
policy and program recommendations for City implementation in the next 5 to 10 years. The Housing
Equity Roadmap will include information about demographic changes, including at a neighborhood
level that are critical to policy development, as well as best practice research of effective efforts from
other jurisdictions. The housing problems that will be addressed through the Housing Equity
Roadmap include the following:

e Housing habitability,
e New affordable housing production,
e Preservation of existing non-subsidized affordable housing stock, and

e Transforming abandoned properties into new affordable housing.
Sustainable Oakland

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

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

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

D. PUBLIC PARTICIPATION AND POLICY
DEVELOPMENT

Public Participation as an Ongoing Process

State law (California Government Code section 65583(c)(8)) requires the City to make “a diligent
effort...to achieve public participation of all economic segments of the community in the
development of the housing element....”

Public participation in Oakland has been an ongoing process since the adoption of the previous
Housing Element. In particular, the identification of housing issues, needs, and strategies has been
part of the following City’s planning processes and ongoing public dialogue on housing issues:

e The City’s Strategic Planning Division initiated five Specific and Area Plans including the
Central Estuary Area Plan, Lake Merritt Station Area Plan, Broadway Valdez Specific Plan,
West Oakland Specific Plan and the Coliseum Specific Plan. These plans have been
geographically dispersed throughout the City, have included extensive community outreach
processes and have resulted in long lists of community desires, including housing needs. All
public participation efforts are captured on the Strategic Planning Division’s website
(http://www2.oaklandnet.com/Government/o/PBN/OurOrganization/PlanningZoning/index.ht
m).

e The City’s Strategic Initiatives Division of the Department of Housing and Community
Development is developing the Oakland Housing Equity Roadmap—an action plan of
possible City policies, programs, and investments to address Oakland’s current housing crisis.
The recommendations are based upon new demographic data analysis identifying priority
housing problems and best practice research. For this effort, staff will be convening meetings
with stakeholder groups to develop any policy recommendations.

Efforts to Achieve Public Participation in the Housing Element
2015-2023 Update

The ongoing identification of housing issues through these separate processes folded into the needs
assessment and development of goals and policies for the Housing Element update. The City

3 See Sustainlane, http://www.sustainlane.com/us-city-rankings/
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prepared an outreach plan specific to the Housing Element update process. A combination of
internet/social media and public meetings were used to better understand Oakland’s community
housing needs and issues. Each of these methods is described below.

A Internet and Social Media

The City used a variety of internet and social media tools to engage the community in the Housing
Element conversation. “Engage Oakland” is a community online forum where a series of housing
related questions have been posed, on which Oakland residents, business owners, developers, activists
and others have provided ideas and feedback. This input continued to be taken into account by City
staff when refining proposals about housing policy. Following is the link to this website:
http://www.engageoakland.com/

The 2015-2023 Housing Element had an up-to-date webpage where useful links, announcements and
reports can be viewed. The project also has a dedicated email account for receiving feedback.
Further, the City sent emails via its “GovDelivery” distribution system. This system allows interested
parties to sign-up to receive email updates about the Housing Element update. The Housing Element
website address is:
http://www?2.oaklandnet.com/Government/o/PBN/OurOrganization/PlanningZoning/OAK 045364

City staff compiled an email list of just under 450 email addresses that was used to broadcast Housing
Element 2015-2023 meetings and requests for public comments. The first email was sent in early
February 2014 and subsequent emails were sent approximately bi-weekly up until the date of the
publication of the draft document sent to California Department of Housing and Community
Development. The email list was compiled from interested parties email lists from: Central Estuary
Specific Planning Area, Lake Merritt BART Station Area Planning, Broadway Valdez District
Specific Planning, Neighborhood Associations, Design Guidelines Planning, requests from people
who staff met at various meetings, participants in CDBG’s 7 Community Development Districts,
participants in the former Redevelopment Agency’s Project Area Committees, City Staff, City
Council Members and their staff, and Planning Commissioners.

City staff also publicized Housing Element 2015-2023 update efforts on local and regional housing
organization’s (East Bay Housing Organizations and Non Profit Housing Association of Northern
California) email listserve mailings.

11 Public Meetings

Staff has presented informational reports and solicited feedback as part of the outreach process at the
Mayor’s Commission on Persons with Disabilities, Commission on Aging, Planning Commission,
and Community and Economic Development Committee of the City Council. In addition, staff has
incorporated comments on housing development from the five specific and area planning processes
over the last several years. The community has been invited to attend these meetings and participate
in the discussion and voice their opinion. Many of these meetings occurred during the data and needs
collection phase, as well as at the present time, during the presentation of the draft Housing Element
Update. Comments received at all phases will be reviewed and incorporated into the final 2015-2023
Housing Element.

Additionally, Federal funding sources used by the City require public participation in the
development of funding applications and programs, annual performance evaluations open to public
comment, and annual action plan updates that set priorities for the coming year with participation by
the public. Those documents are the Annual Action Plan and the Consolidated Annual Performance
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and Evaluation Report (CAPER) for the City’s Five Year Consolidated Plan for Housing and
Community Development. These documents require extensive public notification, and the funding
sources strongly encourage community outreach and participation.

To ensure that all segments of the population can participate in public meetings, the City selected
locations that are accessible to persons with disabilities and attempts to hold public forums in
locations that are accessible to those without private vehicles.

11l Distribution of Draft Document and Request for Public Comment

An announcement of the preparation of the Draft 20715-2023 Housing Element was presented to the
public to gain feedback about the housing issues in Oakland and the effectiveness of existing housing
policies. The Draft 2015-2023 Housing Element was also presented to the public, as outlined below

I.  The preparation of the Draft 2015-2023 Housing Element was presented at the
following advisory board meetings and public hearings:

February 19, 2014, City Planning Commission

March 5, 2014, Mayor’s Commission on Aging

March 25, 2014, CED Committee

April 14, 2014, Mayor’s Commission on Persons with Disabilities

II.  The Draft 2015-2023 Housing Element was presented to City Planning Commission
on May 7, 2014.

III.  Affordable Housing Focus Group to discuss the Draft 2015-2023 Housing Element
onJune 11, 2014.

IV. A survey on the constraints to developing housing in Oakland was sent to market rate
housing developers.

V.  Arequest for public comment was circulated via email and postings in newspapers
and on the internet.

VI. A discussion thread has been posted on the City’s social media site, “Engage
Oakland” since March, 2014.

The draft Housing Element was published May 2, 2014 and was made available in both hard copy at
the City Planning Department public counter, at the City Clerk’s Office, at the main branch of the
Oakland Public Library, and on the City’s web site. Additionally, a Notice to Request Public
Comment was emailed to the City’s interested parties email list on May 19, 2014 which requested
comments by June 16, 2014.

E. ORGANIZATION OF THE HOUSING ELEMENT

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

General Plan Land Use and Transportation Element,
Oakland Planning Code,

Consolidated Plan,

PATH Plan, and

Fair Housing Plan (Analysis of Impediments to Fair Housing).

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

This Housing Element is divided into the following chapters:

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

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

2. Evaluation of 2007-2014 Programs summarizes the City’s achievements in
implementing programs under the previous Housing Element, which was adopted in
December 2010. Lessons learned from an evaluation of achievements have been considered
in the development of new goals, policies, and implementing actions in this Housing
Element.

3. Existing Conditions/Opportunities describes current conditions and trends related to
population, housing, and employment. Topics covered in this chapter include population and
household characteristics, income and poverty, housing cost and condition, publicly assisted
housing and housing programs, the status of subsidized rental housing that could convert to
market-rate rental housing, and employment characteristics. Appendix A describes the
methodology used for the housing condition survey. Appendix B contains a list of privately-
owned subsidized rental housing to support the analysis of subsidized housing at risk of being
converted to market-rate housing.

4. Land Inventory describes the availability and characteristics of land on which to develop
housing to meet the City’s future needs. Among the issues covered in this chapter are the
number, types, and affordability of housing units constructed since the beginning of the
period covered by the Housing Element; the City’s ability to accommodate its remaining
share of the region’s housing needs under the ABAG RHNA; and potential constraints that
could affect development potential on housing opportunity sites. Appendix C contains a
detailed inventory of sites discussed in this chapter.

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

6. Analysis of Constraints to Housing describes potential governmental and non-
governmental factors that could affect the availability and cost of housing, particularly for
low- and moderate-income households and population groups with special needs.

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

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

9. Other Requirements demonstrates consistency with the General Plan and policies, and
various additional requirements of the 2015-2023 Housing Element including flood hazard
land management, coastal zone and disadvantaged communities’ requirements, as well as
water and sewer priority requirements. The chapter also identifies opportunities for energy
conservation in residential developments.

F. GENERAL PLAN CONSISTENCY

State law requires the Housing Element to contain a statement of “the means by which consistency
will be achieved with other general plan elements and community goals” (California Government
Code, Section 65583(c)(7)). There are two aspects of this analysis: 1) an identification of other
General Plan goals, policies, and programs that could affect implementation of the Housing Element
or that could be affected by the implementation of the Housing Element, and 2) an identification of
actions to ensure consistency between the Housing Element and affected parts of other General Plan
elements (See Chapter 9).

1. Other General Plan goals, policies and programs

The City revised the Land Use and Transportation Element of the Oakland General Plan in 1998.
This element outlines the vision for Oakland, establishing an agenda to encourage sustainable
economic development, ensure and build on the transportation network, increase residential and
commercial development in downtown, reclaim the waterfront for open space and mixed uses, and
protect existing neighborhoods while concentrating new development in key areas. The Policy
Framework and Strategy Diagram contained in that document shows areas that will be maintained
and enhanced and those that are targeted for growth and change. In particular, higher density
development is encouraged in the Downtown, along major corridors, at the waterfront, and near
BART stations.
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Fifteen broad classifications are depicted on the Land Use Diagram, grouped into five major
categories, to graphically depict the type and intensity of allowable future development in various
parts of the City. These classifications are the key to understanding the diagram and the City’s land
use pattern. They are intended to take into account the existing and historical patterns of development
in Oakland. The Land Use Diagram graphically represents the intentions of the Policy Framework
and Strategy Diagram reflecting areas of growth, enhancement, and conservation; it provides a basis
for evaluating future development and future demand for services. The two diagrams satisfy State
requirements that the General Plan designate the general distribution, location and extent of land uses
and establish standards for population density and building intensity.

The General Plan element with the closest relationship to the Housing Element is the Land Use and
Transportation Element, which contains both the policies that direct the location, density, and types
of residential uses throughout the City, and the circulation system to support that development. The
Noise, Open Space and Recreation, and Historic Preservation Elements of the General Plan also
contain goals, policies and programs relevant to building and rehabilitating housing in the City, but
these identified actions do not effect implementation of the Housing Element (see Chapter 9 “Other
Requirements”).

2. Ensuring Consistency between Housing Element and General Plan

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

The polices in the other General Plan elements will advance the ability of the City to achieve the
objectives contained in the 2015-2023 Housing Element and implement specific housing policies and
programs. Likewise, the Housing Element policies will advance the implementation of policies and
programs in the other General Plan elements. The City has therefore determined that the updated
Housing Element is consistent with the General Plan.
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2. EVALUATION OF 2007-2014 PROGRAMS

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

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

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

o the progress in implementation of the housing element.

The City’s previous Housing Element was adopted December 21, 2010 and covered the period
January 1, 2007 to June 30, 2014.

During the 2007-2014 Housing Element period, Oakland’s Regional Housing Need Determination
was 14,629 housing units. City staff identified opportunity sites to accommodate 8,672 to 10,759
housing units based on low and high estimates. The low estimates were most likely number of
housing units, based on average densities for comparable recent developments (such as those for
housing projects recently completed, under construction, approved, and planned), while the high
estimates were the maximum allowable number of units that were calculated based on the maximum
residential densities allowable under the General Plan. The City was unable to meet the overall
housing production goals and fell short of those production requirements. Unfortunately, the City
cannot control the housing market conditions to encourage housing development. In addition,
subsidies available to develop affordable housing units can only stretch so far given the high land and
development costs during this planning period. The City permitted the development of 1,664 very
low-, low-, and moderate-income housing units with a grand total of 3,697 housing units permitted
(Table 2-1).

The 2007-2014 Housing Element lists eight housing goals with policies and policy actions to be taken
to achieve those goals. Six of those goals are dictated by California statute. Seven of the eight policy
goals identified in the 2007-2014 Housing Element will continue into the next planning period. (See
Chapter 7 Goals, Policies and Actions)

As anticipated, the City encountered some difficulty in achieving very low-, low- and moderate-
income housing production goals in the 2007-2014 planning period. The increasing gap between
housing costs that very low-income household can afford and the cost of producing very low-income
housing units, combined with the limited amount of subsidies to produce such housing, continues to
challenge the City’s ability to meet ABAG’s regional housing allocation for the City for these
households. City staff will continue its work on regulatory incentives and finding new sources of
financial assistance to address as much of the very low-income housing need as possible.

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

The City of Oakland’s housing unit production goals established by the 2007-2014 Housing Element
and building permits issued are summarized in Table 2-1below.

Table 2-1
Comparison of Housing Needs and Housing Production, 2007-2014

Building Permits Issued
State Identified Affordability Categories 2007-2014 RHNA 2007-December, 2013
Very Low (up to 50% AMI) 1,900 1,257
Low (51-80% AMI) 2,098 385
Moderate (81-120% AMI) 3,142 22
Above Moderate (> 120% AMI) 7,489 2,188
Total 14,629 3,852

Source: City of Oakland building permit data, 2007-2013; see “City of Oakland Annual Progress Report on Implementation of Housing
Element, 2013.”

Appropriateness and Effectiveness of 2007-2014 Programs

The 2007-2014 Housing Element established policies and programs to address the following housing
goals:

e provide adequate sites suitable for housing for all income groups

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

e preserve affordable rental housing

e promote equal housing opportunity

e promote sustainable development and smart growth

e increase public access to information through technology.

A summary of policy goals for the 2007-2014 Housing Element is presented below followed by a
detailed analysis of each goal, its policies and actions taken in support of those goals.

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

The City adopted a variety of policies to encourage housing development. Highlights of these
policies include housing programs targeted at the Downtown and major corridors of the City,
updating and adopting Citywide zoning that include updating residential and commercial zones
implementing the General Plan Land Use and Transportation Element designations and revised
development standards for multi-family buildings, and increasing residential densities in downtown
as part of Central Business District zoning update. The City is currently in the process of evaluating
and revising all of its parking regulations including those for secondary units, which is scheduled for
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adoption in 2014. The City, in compliance with SB2, also recently adopted amendments to the
Planning Code by identifying a zone or zones where emergency shelters can be permitted outright.
The city continues its work to encourage inclusion of mobile and manufactured housing in
appropriate locations and re-use of industrial and commercial buildings for joint living quarters and
working spaces.

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

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

The City continued with an annual Notice of Funding Availability (NOFA) process whereby
interested developers can submit proposals when city funds are available. These funds are allocated
through a competitive application process. The City advertised the availability of funds, program
guidelines, and application requirement through its web site and mailed notices to housing providers.
During the Housing Element 2007 - 2014 planning period, the City of Oakland awarded $84,624,251
for new construction of housing for Senior and Special Needs populations and $45,838,781 for
rehabilitation/preservation projects including units for Senior and Special Needs populations.

Housing Development Services provided $489,209 in pre-development loan and grant funding from
2007-2014. The allocation of these pre-development funds resulted in project assessment and
feasibility studies for 10 projects. About half of those projects proceeded from concept to a viable
affordable housing project. This program achieved its goals as planned and as stated in the Housing
Element's policy guidance.

The City in partnership with other organizations has developed and promoted a number of programs
to expand opportunities for lower-income households to become homeowners. Housing
Development Services’ first time homebuyer program provided approximately 372 loans totaling
$22,459,765 from 2007-2014. Working together with the Oakland Housing Authority, the City of
Oakland leveraged Section 8 home ownership vouchers to Section 8 and public housing clients
through the OHA Homeownership program. Since 2007, 80 participants have purchased homes
through the OHA Homeownership Program. OHA achieved the goal of expanding the pool of
Section 8 vouchers by growing its program nearly 25% since the last Housing Element. OHA also
was awarded 265 Veteran's Affairs Supportive Housing Vouchers, which expands the Section 8
program to chronically homeless veterans. The City has worked with the Oakland Community Land
Trust to implement the Neighborhood Stabilization Program to rehabilitate foreclosed properties. By
the middle of 2014, the status of Oakland Community Land Trust’s activities was there were 17
acquired foreclosed homes. One of the homes was demolished due to the condition of the house; 16
homes have been completely rehabilitated. Of those homes, 3 are for sale and 13 of them have been
sold.

The City adopted a revised density bonus ordinance in June 2014 with the intent of permitting
projects to exceed the maximum allowable density set by zoning, if they include units set aside for
occupancy by very low, low and moderate income households and seniors.

The City’s Redevelopment Agency was dissolved as of February 1, 2012. Although there is great
need for continued support of affordable housing development, the City’s Low/Mod housing fund
supported by Redevelopment Agency tax-increment is no longer available. Other affordable funding
sources include the City’s Jobs/Housing impact fee. The Jobs/Housing Impact fee is an important
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effort to link affordable housing development with the development of commercial development and
resultant housing demand. During the 2007-14 Housing Element Planning period $1,085,509 in
Jobs/Housing Impact Fee funds had been deposited into the Affordable Housing Trust Fund for use
toward affordable housing development. These funds were all allocated for affordable housing
developments in FY 2013-14 NOFA awards.

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

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

Straightforward permitting, flexible zoning regulations, and generous density requirements are some
of the methods Oakland uses to remove potential regulatory constraints to housing. Multi-family
housing continues to be permitted in Oakland; with the adoption of the Citywide Zoning Update in
April 2011, the areas of the City where multifamily housing can be built, expanded. A total of 115
multi-family structures were completed within the planning period, 14 of which were affordable.
Special needs housing is conditionally permitted in many residential and commercial zones
throughout the City; furthermore, a Reasonable Accommodations policy was adopted in July 2014
providing flexibility in the application of the Planning Code for persons with disabilities. Also in
July 2014, the City adopted zones to permit emergency shelters by-right. Other efforts to improve
permitting include implementing discretionary permit processes that include objective approval
criteria and assigning priority to affordable housing projects. CEQA exemptions are also used for
development projects where appropriate. The City's Standard Conditions of Approval are continually
updated to reflect current best practices and new legislation. The City is continuing to regularly
update its environmental review procedures (e.g., CEQA guidelines and thresholds and policies) to
further streamline environmental review; a new edition was issued in 2011.

The City continues the use of alternative accommodation and equivalent facilitation of the California
Building Codes to address the special housing needs of people with disabilities and to facilitate the
rehabilitation of older dwelling units and maintain the provisions in the Planning Code for planned
unit developments on sites where the strict application of zoning standards could make development
less flexible. In 2011, City staff began the parking study and are anticipating revising the parking
regulations of the 1965 zoning code during the 2015-2023 Housing Element cycle. The new Central
Business District regulations, including open space regulations, were adopted in 2009 with the intent
of increasing the residential density and to reduce per-unit development costs.

Citizen opposition is a significant obstacle to the development of a