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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 (ABAG), 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.

EXECUTIVE SUMMARY 1
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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).

2 EXECUTIVE SUMMARY
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Comparison of Housing Needs and Housing Production, 2007-2014

e o . Building Permits Issued
State Identified Affordability Categories 2007-2014 RHNA 2007-gecember, 5013
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

EXECUTIVE SUMMARY 3
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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 mnon-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.

EXECUTIVE SUMMARY 5
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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.

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

0 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.

0 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.

e 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 QOakland 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

e 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
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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.

e 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

s | o | Verbow | Lon | oderee | i
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 3,275 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)
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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 210 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.

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.
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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.

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.
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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.

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

. 2IEER Very Low Low Moderate Total
Activity Type Low
New Housing Construction®

Units Built 450 [ 940 | 1,550 100 3,040
Housing Rehabilitation?

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

Moderate and Minor Home Rehab® 1,150 2375 1,150 N 4,675

Housing Conservation/Preservation

At-Risk Units

(See Ch. 3, Table 3-51) 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 (ABAG), 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 218 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 prepared

3 See Sustainlane, http://www.sustainlane.com/us-city-rankings/
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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.

l. 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.

. 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.

. Distribution of Draft Document and Request for Public Comment

An announcement of the preparation of the Draft 2015-2023 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
on June 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 2-1 below.

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

State ldentified 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 adoption in 2014.
The City, in compliance with SB2, also recently adopted amendments to the Planning Code by
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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, 13 are for sale and 3 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
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
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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 affordable housing. The City
actively supports East Bay Housing Organizations and other entities in community outreach efforts
and educational campaigns to gain community support for affordable housing.

Goal 4: Conserve and Improve Older Housing and Neighborhoods
To improve housing and neighborhood conditions, the City combined public investment, code

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

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

The Foreclosed and Vacant Building Registration Program for bank-owned properties (REOs) was
implemented in 2010 and amended in 2012 to include properties with a recorded Notice of Default
(NOD) and occupied properties that were either NOD or REO. An on-line registry was developed to
administer the Program more efficiently. If a property is in default but determined to be vacant and
abandoned by the owner, the lender is required to maintain the property. Since the amendment of this
ordinance in September 2012, over 2,300 properties have been registered. As of March 2014, there
were 1,167 properties with active registrations, of which 188 were bank owned. In addition, a new
ordinance was adopted and a new registry was implemented in March 2013 for non-owner occupied
purchases of formerly defaulted properties. This ordinance requires an inspection to confirm building
code compliance. There have been 42 investor registrations to date. The Foreclosed and Vacant
Building Registry enables building services to respond quickly and effectively to complaints
regarding blight and property conditions and monitor monthly inspection reports completed by
property managers. Despite the decrease in the number of foreclosures that end up in bank ownership,
defaults persist. The inclusion of defaulted properties in the registry has become a critical part of the
program's success. The non-owner occupied NOD/REO properties registration program helps to
prevent building health and safety issues from persisting for new occupants of formerly distressed
homes. Proactive spot inspections of 1,073 properties were completed in 2012, over 500 inspections
in 2013, and 100 inspections in the first quarter of 2014. As a result of the new systems put into place,
efforts to track all abandoned properties in the City are under discussion, as is restoring the
receivership program to help facilitate abandoned properties back to productive use.

The City continues its efforts for preservation and rehabilitation of existing housing stock with an
emphasis on housing occupied by senior citizens, people with disabilities, and low-income
population. The City continued implementation of Mills Act contracts to stimulate the restoration of
historic properties. The year 2010 was the first year of a permanent Mills Act Program, following a
successful two year pilot program in the City of Oakland. As of 2013, the sixth year of the program,
there are 25 residential properties with recorded Mills Act Contracts approved to receive a property
tax reduction in exchange for a long-term contract to put the property's tax savings into the
rehabilitation of the building. The property must be a Designated Historic Property; the designation
process can occur concurrently with the Mills Act application.

Goal 5: Preserve Affordable Rental Housing

The City assisted in the rehabilitation of low-income rental housing owned and operated by
affordable housing organizations, while the Oakland Housing Authority (OHA) focused on the
maintenance and improvement of public housing. Over a seven year period, OHA awarded 1,497
project-based Section 8 vouchers, 1,093 of which are under contract.
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A gap in the City’s strategy related to substandard housing conditions has been the development of
adequate incentives and funding in support of rental housing rehabilitation for profit-motivated
property owners. The traditional sources of state and federal funding are no longer available: the
Federal Rental Rehabilitation Program has been eliminated, and HOME requires long-term rent and
income restrictions. Profit-motivated property owners of market rate units are reluctant to restrict the
rents they may charge in exchange for low-interest loans making these funding sources difficult to
use.

The Oakland Housing Authority continues its efforts to rehabilitate and preserve units in the Oakland
Affordable Housing Preservation Initiatives portfolio, extending their long-term viability as an
affordable housing resource. OHA has reduced the number of public housing units in its portfolio to
1,605 units. Tassafaronga was a former 87-unit public housing site and was replaced with project-
based Section 8 and Tax Credit units. Tassafaronga is completed and has 150 units. There are no
public housing units at the site. Phase 5 of Lion Creek Crossings, the final phase, is under
construction with 128 units designated for Senior citizens, and no public housing. All public housing
at Lion Creek Crossing have been rebuilt. Lion Creek Crossings has 4 of 5 phases completed resulting
in 439 units, 157 of which are public housing. These formerly public housing sites now are mixed-
income. There is no new HOPE VI financing available for redevelopment of large sites. OHA will
explore other options, as needed, and will invest Federal Moving to Work funds as available to
operate and maintain high quality units.

OHA completed disposition of 1,615 scattered site units and has an ongoing rehabilitation program
for these units. In 2010, OHA submitted an application to HUD for disposition of 383 units in five
senior properties. HUD continues to review this application in 2014. An important element of
affordable rental housing preservation is the support of capital needs improvements of existing
structures. The City worked with local non-profit owners of affordable housing to advocate for more
State and Federal financing. In addition, the Housing Development Services circulated a NOFA each
year from 2007-2014 for the rehabilitation/preservation of existing affordable housing. During that
time period the City of Oakland awarded $45,838,781 for rehabilitation/preservation projects.

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

Goal 6: Promote Equal Housing Opportunity

In 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.

Goal 7: Promote Sustainable Development and Sustainable Communities

As Americans become more conscious of the threats of global warming, and the green movement
gains momentum nationally, the City of Oakland continues to be a leader in implementing sustainable
development practices. 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
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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. Projects scoring higher in the Green Point Checklist evaluation are given
preference in the NOFA scoring process. New multifamily construction, and renovations over 1,000
square feet must follow the standards and best practices from Build it Green, and LEED for Homes.
The ordinance removes barriers to green building techniques and requires new housing construction
to follow Build it Green or LEED for Homes guidelines. With the intent of minimizing environmental
impacts from new housing, the ordinance has provisions to improve indoor air quality, reduce water
consumption, use of building materials with recycled content and reuse of building materials in the
construction of new multi-family housing, through the application of the Green Point Rated and the
LEED for Homes checklists. The City further requires Construction and Debris recycling through the
building permit process, and household waste recycling. In addition, the Oakland Green Building
ordinance checklists give points for waste reduction efforts. The City continues to staff the Green
Building Resource Center, and enforces the Oakland Green Building Ordinance.

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.

City staff worked with ABAG and MTC from 2011 to 2013 to develop the region's Sustainable
Communities Strategy, required by SB 375. The result of these regional stakeholder meetings is a
coordinated plan for accommodating the region's housing need while reducing greenhouse gas
emissions called the One Bay Area Plan. The plan was adopted in July 2013. More details on this
plan can be found at the following website: http://onebayarea.org/plan-bay-area.html.

In an attempt to foster low-carbon emissions and development, the Citywide Zoning update, adopted
in 2011, revised property development standards, particularly infill sites on or near the commercial
corridors, with an aim to encourage infill development. The property development standards also
conform to the Land Use and Transportation Element, and in some cases, increased densities on sites
near transit stops. Mixed use developments are permitted in nearly all commercially zoned areas
(except the Hegenberger Corridor). Even in high density residential areas, ground floor commercial is
permitted. In several commercial zones, ground floor commercial activities are required and new
design standards for the appearance of ground floor commercial encourages pedestrian activity.

Oakland is at the forefront of the smart growth movement since it is virtually built-out, and infill
development represents the majority of development potential. The City assists developers of infill
lots to devise creative solutions to challenging sites. Vertical buildings with structured and
underground parking are encouraged by design review at the staff and Planning Commission level.
Variances are supported for reduced parking and compact parking spaces to achieve density.
Furthermore, Oakland’s General Plan contains policies that encourage dense housing along the City’s
major thoroughfares, in the downtown and certain areas of Oakland’s waterfront, especially the Jack
London Square area. These areas are easily accessible to transit, jobs, shopping and services. The
City has made development of large mixed-use transit oriented developments a high priority through
efforts by the Planning, Public Works, City Administrator (Project Implementation) and Housing
Departments. These efforts have resulted in Transit Village plans for the areas surrounding the
Fruitvale, West Oakland, MacArthur, and Colisesum BART stations. Multi-family construction at
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MacArthur BART began in 2011, specifically Phase 1, the new BART parking lot and infrastructure
improvements completed in 2014; Phase 2 is the Bridge Housing development began in 2014; the
Lake Merritt BART Station Specific Plan continued the public planning process in 2014. City of
Oakland-funded new affordable housing developments are required to achieve a minimum of 50
points on the GreenPoints checklist. Additional points are allocated to developments with a
commitment to achieving higher green building standards.

Goal 8: Increase Public Access to Information Through Technology

Technical advances have enabled both City staff and the public easy access to planning related
information. The City’s website has become an efficient tool to inform the public about current and
past planning projects. Meeting notices, agendas, reports and minutes for Planning Commission,
subcommittees, and City Council meetings are available online. Over 50,000 records have been
scanned from the Bureau of Planning; and over 200,000 records in the Bureau of Building. In 2011,
this information is available only to City staff; during the 2015-2023 Housing Element cycle, it is
intended to be made available to the public. The City redesigned the Bureau of Planning website in
2010, for clarity and better accessibility for the disabled. Planning Commission agenda staff reports
are now more convenient to view. The City’s public interactive GIS system was updated to provide
developers and the public access to detailed information about parcels and neighborhood
characteristics. In 2012, the City's GIS team updated the Alameda County Parcel database twice.
Starting in fall of 2013 the GIS Unit configured the county parcel database to auto update parcel
geometry monthly and owner info weekly. A revised, web-based interactive GIS program was
launched in 2012. In addition, a GIS system with additional capabilities (such as parcel permit
information) is expected to be available for the public on the in 2015, with the launch of the Accela
software system.

Some of the basic building permit application forms are currently available online. 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. REVIEW OF THE EXISTING HOUSING ELEMENT

Table 2-3 summarizes, and quantifies when possible, the City’s accomplishments under the 2007-
2014 Housing Element. The 2007-2014 Housing Element contained eight policy goals with specific
policy statements and designated actions identified to carry out those policy goals. The evaluation
presented in this table shows each goal, policy, and action and summarizes the progress of
implementation for that goal, the effectiveness of that goal, an analysis of the appropriateness of the
goals, objectives, policies and programs, and an indication of whether the City intends to continue
implementing those goals, policies and actions in the next Housing Element cycle.

Implementation programs contained in the 2007-2014 Housing Element provided affordable housing
unit development goals individually for each funding program. In reality, local, state, and federal
funds were combined to develop, preserve, and rehabilitate Oakland’s assisted housing units between
2007-2014. Wherever possible, the table below quantifies the number of households and/or units
assisted.

Multi-Family, Market Rate housing 2007-2014

As requested in a California HCD letter dated December 21, 2010, City staff evaluated all the market-
rate (“above moderate income”) multifamily developments built between 2007-2013. The analysis
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showed that of the 691 market rate multi-family units built in Oakland during the planning period,
188 units were built in Residential zones, and 503 units were built in non-residential zones. There
were also 710 single family homes built in Oakland during the planning period, for a total of 1,401
residential units. The following Table 2-2, shows a yearly tally of new market-rate housing in
Oakland, and the number of units built inside and outside of Residential zones. Note that in Oakland,
all Commercial zones permit multi-family housing outright, and so it is a matter of terminology than
regulation to differentiate between “residential” and “commercial” zones.

Table 2-2
Market Rate Housing Developments (2007-2013)
YEAR
Housing T Total Number of
ousing lype 2010 | 201 | 201 | 201 Units
2007 2008 | 2009 1 2 3
Multi-Family Units 341 153 16 22 0 61 98 691
Single Family/Two-Family 710
Units 209 100 100 152 50 44 55
TOTAL 550 | 253 116 | 174 | 50| 105 | 153 1,401
Number of Multi-Family Units in Residential Zoning Districts 188
Number of Multi-Family Units in Non-Residential Zoning Districts 503
Number of Multi-Family Units in Commercial Zoning Districts 409
Number of Multi-Family Units in Industrial Zoning Districts 94

Source: City of Oakland, Department of Housing and Community Development and Department of Planning & Building, 2014

Also, as requested in the California HCD letter dated December 21, 2010, City staff evaluated the
percentage of the housing built on identified opportunity sites during the planning period. Of the 188
opportunity sites, during the planning period of 2007-2014, 16 sites (eight percent of the total) had
applications for future development; twelve of these applications were for residential development,
and one® was built and occupied by the end of December 31. 2013.

% “The Bond” condominiums—105 units at 311 2™ Street.
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Table 2-3

Assessment of 2007-14 Housing Element Implementation

Name of Program

Obijective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

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

Policy 1.1 Downtown and Major Corridors
Housing Program

1.1.1 Site Identification

Implementation: Completed as part of 2007-2014 Housing Element adoption; available on City's
Housing Element website.

Effectiveness: Planning staff believes that identifying opportunity sites to developers of
affordable and market rate housing is an effective tool to aid in future housing production.

Appropriateness: City staff will continue to post on the City website the list and maps of
opportunity sites for the Housing Element period of 2015-2023.

1.1.2 Assistance with Site Assembly

Implementation: The Owner Participation Agreement with MacArthur Transit Community
Partners for the MacArthur Transit Village (“OPA”) is now considered a recognized obligation
of the Oakland Redevelopment Successor Agency. Now that the State Legislature has dissolved
Redevelopment (effective February 1, 2012), the City’s ability to provide this kind of assistance
in the future will be severely limited.

Effectiveness: The Macarthur OPA commits the City and former Successor Agency to assist
with the site assembly and infrastructure. Most of the site assembly is complete, although
relocation and other activities continue. The replacement parking garage is nearly complete. The
infrastructure is under construction as is the first phase of housing, a 90 unit 100% affordable
housing development. The overall Macarthur project will include a development of
approximately 624 residential rental and ownership units (516 market rate units and 108 below-
market rated units). Site assembly on behalf of development teams will be curtailed, if not
eliminated, as a supportive development tool offered by the City for the foreseeable future, due to
the loss of Redevelopment.

Appropriateness: Site assembly is no longer an action of the City in the 2015-2023 Housing
Element.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

1.1.3 Expedited Review in the Downtown

Implementation: Senior Planning and Zoning staff continue to review permit applications for
large, multi-family projects in the downtown, several of which are undergoing Environmental
Impact Reports.

Effectiveness: Very few new multi-family units were built during the 2007-2014 Housing
Element period, due to the downturn in the economy; however, as of June, 2014, there are at least
five multi-family projects proposed for downtown Oakland, with 1,400 units, in pre-development
discussions with the Planning division, which will be tracked for the 2015-2023 Housing
Element.

Appropriateness: Staff determines this is an effective procedure for new multi-family housing in
downtown Oakland.

1.1.4 Sale of Agency-Owned Property in
the Downtown

Implementation: The State Legislature dissolved Redevelopment effective February 1, 2012.
Among the parcels of land that are still currently owned by the City of Oakland specifically
dedicated to housing development is the Wood Street Affordable Housing Parcel located in West
Oakland. This development is estimated to have new construction of between 140 and 170
affordable housing units. The RFP seeking a developer for this land is currently on hold due to
housing market conditions.

Effectiveness: Because of the economic situation, especially in the housing market, there have
been no sales of Agency-owned property for development. More recently, the dissolution of
redevelopment has tied up all of the Agency-owned land since 2011. But as part of the
dissolution of Redevelopment the Oakland Redevelopment Successor Agency has now approved
a Long Range Property Management Plan to dispose of former Redevelopment Agency property.
This plan identified 25 sites for future development that are being transferred to the City to
implement projects, including six sites in the downtown that may accommodate multi-family
housing.

Appropriateness: This action was in line with the Housing Element's goal of encouraging more
residential construction in downtown Oakland.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

1.1.5 Homeless and Supportive Shelters

Implementation: Planning staff convened stakeholders, including Shelter operators and City of
Oakland housing staff, to present a proposal in 2014 which would permit as of right the
placement of emergency homeless shelters in several neighborhoods throughout the City. New
zoning was adopted in July, 2014, for eight areas throughout the City.

Effectiveness: Emergency homeless shelters are permitted by right in eight locations
throughout the City, addressing the need to shelter the approximately 1,400 homeless
households.

Appropriateness: The new regulations would permits emergency homeless shelters in eight
locations throughout the City. Locations have been identified in commercial, industrial and
residential zones.

1.1.6 Streamline Environmental Review

Implementation: (1) Staff continued to update the City’s Standard Conditions of Approval
which are requirements applied to development projects that have the effect of reducing potential
environmental impacts, thereby streamlining environmental review. A comprehensive update is
expected to be completed in 2014. (2) Staff participated with the State Office of Planning and
Research to development more modern methodologies for evaluating potential transportation
impacts during the CEQA process. Staff submitted written comments and attended workshops,
for a streamlined approach to the review of transportation impacts. (3) By 2014, Staft had
substantially completed, the Specific Plans for Lake Merritt, West Oakland, and Broadway-
Valdez, which provide EIR analysis and CEQA coverage for future development in those
neighborhoods.

Effectiveness: The City is continually evaluating its standards, procedures and permit processes
to allow development of multi-family, market rate and affordable housing, within the restrictions
of CEQA.

Appropriateness: City staff considers streamlined environmental review, within the restrictions
of CEQA, to be an appropriate ongoing project for staff.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 1.2 Availability of Land

1.2.1 Update the Planning Code and Map

Implementation: In April 2011, the City enacted new residential and commercial zones,
replacing previous zoning adopted in 1965.

Effectiveness: These new zones implement the General Plan Land Use and Transportation
Element designations, and encourage mixed use housing on the commercial corridors of the City.

Appropriateness: The Citywide Zoning Update was the appropriate action for the City to take, to
bring its Planning Code into conformance with the policies and goals of the Oakland General
Plan.

1.2.2 Interim Development Guidelines

Implementation: Interim Development Guidelines (known as the "Guidelines for General Plan
Conformity") were adopted in the late 1990's, and renewed periodically. They are predominantly
superseded, now that the Citywide Zoning Update is complete.

Effectiveness: The Guidelines provided direction in those instances where the Zoning Code and
the General Plan were in conflict (e.g. residential density), and were effective for this purpose.

Appropriateness: The Guidelines are no longer needed, with the adoption of the new residential
and commercial zones, and with the adoption of the Central Estuary Plan.

1.2.3 Land Inventory (Opportunity Sites)

Implementation: The site inventory of opportunity sites (Appendix C, Table C-9 of the 2007-
2014 Housing Element), both the table and the files in GIS, have been posted to the City's
Housing Element website.

Effectiveness: Planning staff believes that identifying opportunity sites to developers of
affordable and market rate housing is an effective tool to aid in future housing production.

Appropriateness: City staff will continue to post on the City website the list and maps of
opportunity sites for the Housing Element period of 2015-2023.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 1.3 Appropriate Locations and
Densities for Housing

1.3.1 Increase Residential Densities

Implementation: Residential densities were increased downtown as part of the Central Business
District zoning update completed in 2009. Additionally, residential densities increased in some
areas, as part of the citywide zoning update (effective in April, 2011).

Effectiveness: Some pre-application developments in downtown Oakland are for tower
construction, with 300+ units, within walking distance to BART stations, which supports
Oakland's transit-oriented housing development goals.

Appropriateness: Staff considers higher- density housing appropriate in downtown Oakland, and
the zoning regulations which encourage it continues to be City policy.

1.3.2 Mixed Use Development

Implementation: Mixed-use development was encouraged on the commercial corridors of
Oakland, such as San Pablo Avenue, Telegraph Ave., Macarthur Blvd., International Blvd.,
among others, during the adoption of the April 2011 Zoning Code update.

Effectiveness: There were 400 market rate units built in the commercial zones of the City in the
2007-2014 planning period (See Table 2-2).

Appropriateness: Oakland's commercial transportation corridors have always had a mixed-use
character, typically residential with ground floor commercial activities, and the City will has no
plan to amend the mixed-use zones (CN-1, CN-2, CC-1, CC-2, UR-4 and UR-5), adopted in
2011.

1.3.3 High Density Residential
Development Standards

Implementation: The Citywide Zoning update (effective in April, 2011) revised development
standards for multi-family buildings. Further, staff, with assistance from a technical advisory
group, prepared new design guidelines for multifamily buildings, which were adopted by the
Planning Commission in July 2013 ("Design Guidelines for Corridors and Commercial areas").
Staft began work with stakeholders on revising the City's off-street parking standards in 2011-
2012, and work will continue on that review in 2015.

Effectiveness: The combination of new zoning regulations and new design guidelines give clear
intentions for how new multi-family development should look in the City in the years to come.

Appropriateness: It is appropriate for the City of Oakland to have regulations and standards for
higher-density housing.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

1.3.4 Transit Oriented Development

Implementation: The S-15 "transit oriented development" zone is mapped on the parking lots at
several BART stations: 1) multi-family construction at MacArthur BART began in in 2012
("Macarthur Station") -- Phase 1 was the new BART parking lot and infrastructure improvements
and Phase 2 is the Bridge Housing affordable development under construction in 2014; 2)
through the West Oakland Specific Plan, S-15 regulations were revised to create a new "S-15-W"
zone that will allow for higher density and height at the parking lots at West Oakland BART than
would have been otherwise allowed; 3) the Coliseum Area Specific Plan is underway in 2014
which is evaluating whether changes to the S-15 zone around the Coliseum BART are necessary.

Effectiveness: Through the Specific Plan process for West Oakland and Coliseum area, the S-15
zone is being reconsidered for the year 2014 and beyond, so that the zone is an effective tool to
incentivize the construction of high density housing near transit.

Appropriateness: This review of the S-15 zone is appropriate, given the large amount of land in
Oakland currently devoted to surface parking around BART stations, which could, as is being
done at Macarthur BART, be utilized for high-density development.

1.3.5 Promote new housing opportunities in
the Estuary Area

Implementation: The Central Estuary Area Plan was adopted in 2013. The plan includes
approximately 400 residential units. The Brooklyn Basin development (formerly known as "Oak
to Ninth") is in the pre-construction stage as of 2013 for a total of 3,100 units approved.

Effectiveness: The units planned in the Central Estuary Area Plan plus the units approved for the
Brooklyn Basin project will add significant new housing units to the City's supply.

Appropriateness: The intensive planning efforts conducted for each of the projects, plus the
environmental clearance processed (which included mitigation measures for significant
environmental impacts) have laid the foundation for appropriate reuse and infill development of
Oakland's valuable waterfront.
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Name of Program Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 1.4 Secondary Units 1.4.1 Secondary Unit -Parking Solutions

Implementation: Staff began a comprehensive review of the off-street parking regulations in the
Oakland Planning Code, starting in 2011, which included the current provision of one additional
parking space for secondary units. That review will continue in 2014. Separately, the new
zoning proposed for the West Oakland Specific Plan does give flexibility in the location of the
additional parking space for Secondary units--there would be no square foot limitation on when
tandem parking is permitted (currently it is limited to Secondary units of 500 square feet or less).
Note: as of July 7, 2014 the new zoning for West Oakland has not yet been adopted.

Effectiveness: Staff continues to monitor the parking regulations for secondary units. When the
citywide Parking study is revived, secondary unit parking regulations will be studied.

Appropriateness: As the current one-parking space per secondary unit regulation in the Oakland
Planning Code may limit the construction of secondary units on constrained sites (such as in the
Oakland Hills), it is appropriate for staff to review the current regulations.

Policy 1.5 Manufactured Housing 1.5.1 Mobile Homes and Factory Built
Housing

Implementation: Manufactured housing is permitted in the City of Oakland, in residentially
zoned areas, as long as the unit is built to California Building Code standards.

Effectiveness: It is not known how many manufactured homes were permitted and built in
Oakland during the years 2007-2014.

Appropriateness: When manufactured homes meet California Building Code, it is appropriate to
allow their construction in any zone where single-family residences are permitted.

Policy 1.6 Adaptive Reuse 1.6.1 Live/Work Conversions

Implementation: The Oakland Planning Code permits the conversion, with a Conditional Use
Permit, of formerly industrial and commercial buildings, into joint living and working quarters
(known as "live/work" units). In zoning districts which permit outright residential development,
existing buildings are permitted to be converted live/work units.

Effectiveness: Live/work conversions continue to be permitted in Oakland.
Appropriateness: Given Oakland's extensive stock of formerly industrial and commercial

buildings, live/work conversions are appropriate, and continue as a goal in the 2015-2023
Housing Element.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 1.7 Regional Housing Needs

1.7.1 Accommodate 14,629 New Housing
Units

Implementation: In addition to housing developments which are under construction, approved, or
in pre-approval, the Housing Element identified nearly 200 different sites with the capacity and
the zoning regulations to allow more units than the Regional Housing Needs Allocation for
Oakland.

Effectiveness: Most of the opportunity sites in the 2007-2014 planning period were not built
upon, and return as opportunity sites in the 2015-2023 Housing Element.

Appropriateness: Oakland will continue to meet its RHNA obligations to provide sites for the
development of market-rate, and affordable housing units in 2015-2023.

Goal 2: Promote the Development of Adequate

Housing for Low- and Moderate-Income Households

Policy 2.1 Affordable Housing Development
Programs

2.1.1 New Construction and Substantial
Rehab Housing Development Program

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for both affordable housing new construction and rehabilitation/preservation of existing
affordable housing. During that time period the City of Oakland awarded $84,624,251 for new
construction and $45,838,781 for rehabilitation/preservation projects. Of the new construction,
$12,152,614 (approximately 14%) was dedicated to new affordable (regulated) ownership
housing development (of this funding $8,050,000 was the site acquisition of the Wood Street
Mixed Use parcel).

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOFAs as funding is available.

2.1.2 Housing Predevelopment Loan and
Grant Program

Implementation: Housing Development Services' provided $489,209 in pre-development loan
and grant funding from 2007-2014.

Effectiveness: 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.

Appropriateness: City staff has determined that this program is effective and will continue to
fund pre-development loans and grants on an ad-hoc basis and as funding is available.
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Name of Program Objective --Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program
Policy 2.2 Affordable Homeownership 2.2.1 First Time Homebuyer Programs Implementation: Housing Development Services' first time homebuyer program provided

Opportunities

approximately 372 loans totaling $22,459,765 from 2007-2014.

Effectiveness: The allocation of these first time homebuyer loans was in alignment with this
program's goals as planned and as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
fund first time homebuyer loans as funds are available.

2.2.2 Section 8 Homeownership

Implementation: OHA has a homeownership program to assist residents in becoming first-time
homeowners. The Authority provides Section 8 home ownership vouchers to Section 8 and
public housing clients and coordinates with the city of Oakland and other organizations to
leverage resources. The program is active and has 42 pre-qualified participants. Since 2007, 80
participants have purchased homes through the OHA Homeownership Program.

Effectiveness: Since March 2004, the Homeownership Program has assisted a total of 91
households. While the market has presented some challenges, OHA assisted an average of 11
households per year in purchasing a home.

Appropriateness: OHA will continue this homeownership program to the extent that it meets the
agency's Moving to Work program policy goals.

2.2.3 Scattered-Site Single-Family
Acquisition and Rehabilitation Program
(Neighborhood Stabilization Program)

Implementation: The City has worked with the Oakland Community Land Trust (OCLT) to
implement the Neighborhood Stabilization Program to rehabilitate foreclosed properties. By the
middle of 2014, the status of OCLT 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, 13 are for sale and 3 of them have been sold.

Effectiveness: DHCD staff believe that this program is effective in promoting homeownership
opportunities for very low-income homebuyers.

Appropriateness: DHCD will continue to support the efforts of the OCLT as resources are
available and if programming is feasible.
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Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 2.3 Density Bonus Program

2.3.1 Density Bonus Ordinance

Implementation: The City's Density Bonus Ordinance was brought up to state code with the
passage of Ordinance 13224 adopted by the Oakland City Council in April, 2014.

Effectiveness: Since the adoption of the ordinance, City staff have received several applications
for projects wishing to utilize the new density bonus program, therefore, staff feels the revised
rules are effective at incentivizing affordable housing.

Appropriateness: Allowing exceptions to the density and development standards is a good
mechanism for producing new affordable housing.

Policy 2.4 Comprehensive Housing Policy

2.4.1 Inclusionary Zoning

Implementation: In California, Inclusionary Zoning for rental housing was invalidated in 2009 by
the California Court of Appeal for the Second Appellate District because it directly conflicted
with a provision of the state's Costa-Hawkins Rental Housing Act of 1996 which specifically
gave all landlords the right to set the "initial rental rate" for new housing units. In October 2013,
California Governor Jerry Brown vetoed legislation that would reauthorize municipalities to
adopt or continue implementing ordinances with inclusionary rental housing requirements for
low income households. The legislation, AB 1229, would have overturned a 2009 appellate court
ruling known as the Palmer Decision, which held that state rent control law prohibited cities and
counties from using inclusionary zoning practices.

Effectiveness: Given the limitations due to State court rulings, the City has not been able to
implement an Inclusionary Zoning Ordinance.

Appropriateness: The City will not have Inclusionary Zoning as a policy goal in the next Housing
Element 2015-23 planning period. in 2014, the City will hire a consultant to prepare a "nexus
study," which may consider a policy of "market rate set-aside of ownership units" in Oakland.

2.4.2 Revision of Condominium
Conversion Ordinance

Implementation: Housing advocates and owner representatives continue to debate various
proposals for updates to the current condominium conversion ordinance.

Effectiveness: Although there has been much discussion about a revision to this ordinance, no
proposals for updates were brought to the City Council for a vote during the 2007-14 Housing
Element planning period.

Appropriateness: City staff will continue to keep this policy as a goal under the preservation of
affordable rental properties.
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2.4.3 Revision of Other Existing Housing
Programs

Implementation: Due to the dissolution of the City's Redevelopment agency and the resultant
elimination of Low/Mod Housing funds, staff had to cut back on many of the programs targeted
for modifications with this policy goal: first time homebuyer programs, residential owner-
occupied rehabilitation programs, and resources for affordable housing and homeless housing
programs. There were significant changes to the Rent Adjustment Program. Those changes are
covered in policy goal 5.3.

Effectiveness: Although there is great need for these programs, there was no funding available to
implement any increases or changes to these programs.

Appropriateness: City staff will not continue to keep this policy as a goal as it is no longer
feasible due to lack of funding and therefore will not be carried into the next Housing Element
2015-23 planning period.

Policy 2.5 Permanently Affordable
Homeownership

2.5.1 Community Land Trust Program

Implementation: The City has worked with the Oakland Community Land Trust (OCLT) to
implement the Neighborhood Stabilization Program to rehabilitate foreclosed properties. By the
middle of 2014, the status of OCLT activities was: 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, 13 are for sale and 3 of them have been sold.

Effectiveness: DHCD staff believe that this program is effective in promoting homeownership
opportunities for very low-income homebuyers.

Appropriateness: DHCD will continue to support the efforts of the OCLT as resources are
available and if programming is feasible.

2.5.2 Resale Controls

Implementation: There were 8 new affordable ownership developments constructed in the City of
Oakland during the 2007-14 Housing Element implementation period.

Effectiveness: City staff believe that this is an effective tool to house families and maintain
affordability for units subsidized by the City of Oakland.

Appropriateness: City staff will continue to consider regulated affordable homeownership
developments in the annual NOFA.
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Policy 2.6 Seniors and Other Persons with 2.6.1 Housing Development Program Implementation: Housing Development Services circulated a NOFA each year from 2007-2013

Special Needs

for both affordable housing new construction and rehabilitation/preservation of existing
affordable housing. During that time period the City of Oakland awarded $9,809,637 for new
construction of housing for Senior and Special Needs populations and $11,155,750 for
rehabilitation/preservation projects for Senior and Special Needs populations.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOF As as funding is available.

2.6.2 Housing for Persons with AIDS/HIV

Implementation: The Department of Human Services set a goal to provide services to 2,500
persons living with a diagnosis of HIV/AIDS. To date 2,333 persons living with a diagnosis of
HIV/AIDS have received services through the Housing Opportunities for Persons with AIDS
(HOPWA) program. Through acquisition, rehabilitation and development, a total of 271
HOPWA units are currently available to people living with HIV/AIDS.

Effectiveness: Department of Human Services Staff believe that this program is effective given
its accomplishments during this planning period.

Appropriateness: The Department will continue to serve this population through HOPWA
funding.

2.6.3 Accessible Units in New Federally-
Assisted Housing

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for both affordable housing new construction and rehabilitation/preservation of existing
affordable housing. Many of the units funded by the City's NOFA include accessible units though
they are not currently tracked by DHCD.

Effectiveness: City staff acknowledges that importance of tracking this data though it was not
done during this Housing Element's planning period. The NOFA was circulated annually as
planned and achieved what it set out to do as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that it wants to continue with this policy action and
will institute systems to track accessible units in the next Housing Element planning period.
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Policy 2.7 Large Families 2.7.1 Housing Development Program - Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
Large Families for both affordable housing new construction and rehabilitation/preservation of existing

affordable housing. During that time period the City of Oakland-funded new developments
included 49 large units.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOF As as funding is available.

Policy 2.8 Expand Local Funding Sources 2.8.1 Consider Increase in Redevelopment | Implementation: Due to the dissolution of the City's Redevelopment agency and the resultant
Housing Set-Aside elimination of Low/Mod Housing funds, there is no opportunity to increase the Low/Mod

housing fund set-aside.

Effectiveness: Although there is great need for an increase in Low/Mod housing funds, given the
elimination of this program there was no funding available to implement any increase in set-
aside.

Appropriateness: City staff will not continue to keep this policy as a goal as it is no longer
feasible due to lack of funding and therefore will not be carried into the next Housing Element
2015-2023 planning period.

2.8.2 Jobs/Housing Impact Fee Implementation: During the 2007-14 Housing Element Planning period $1,085,509 in
jobs/housing impact fee funds had been collected in 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.

Effectiveness: City staff believe that this impact fee is important in its efforts to link affordable
housing development with the development of commercial development and resultant housing
demand.

Appropriateness: This policy program will remain a policy goal in the Housing Element 2015-
2023 planning period.
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Policy 2.9: Rental Assistance

2.9.1 Expansion of Section 8 Vouchers

Implementation: OHA expanded its Section 8 voucher program significantly during this period
by 3,223 households by taking advantage of available vouchers as a result of disposition,
conversions, and other program opportunities. Currently, OHA is authorized for 12,805 voucher
households to be served through the traditional Housing Choice Voucher program and through
Project-Based Section 8.

Effectiveness: 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.

Appropriateness: As federal funding permits, OHA will continue to expand its voucher pool and
use its Making Transitions Work authorities to provide housing assistance to as many households
as possible.

Policy 2.10: PATH Strategy for the Homeless

2.10.1 Homeless Outreach Programs

Implementation: Through the Oakland PATH Strategy, over 4,000 homeless and those at risk of
homelessness received access to permanent housing, temporary shelter, hotel vouchers, support
services. The transitional housing inventory has increased to include 540 beds for singles and 595
beds for families for a total of 1,135 beds.

Effectiveness: Department of Human Services staff believe that this program is effective given
its accomplishments during this planning period.

Appropriateness: The PATH Strategy will continue to operate to serve the homeless population
in Oakland.

2.10.2 Support Programs to Help Renters
and Homeowners From Becoming
Homeless

Implementation: Through the Homeless Prevention and Rapid Rehousing Program (HPRP),
approximately 1,884 people were served. Over 850 renters were prevented from becoming
homeless through rental assistance and housing stabilization & relocation services and 1,675
clients utilized case management, outreach, housing locators, legal, and credit repair services
under HPRP.

Effectiveness: Department of Human Services Staff believes that this program is effective given
its accomplishments during this planning period.

Appropriateness: The three year program ended in 2012. DHS staff will continue to provide this
service as resources are available.
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2.10.3 Shelter Programs

Implementation: There has been a shift in focus in recent years from shelters to rapid placement
in long term housing. The City continues to support shelters but does so with the goal to quickly
exit participants into housing through collaborative efforts, such as The Oakland Permanent
Access to Housing (PATH) Rehousing Initative (OPRI).

Effectiveness: Department of Human Services Staff believe that this program is effective given
its accomplishments during this planning period.

Appropriateness: The City continues to operate the Winter Shelter Program from November to
April for homeless individuals. The shelter is filled to capacity most nights and has
accommodated over 3,000 people during the cold season. DHS staff will continue to provide this
service as resources are available.

2.10.4 Transitional Housing Programs

Implementation: The City continues to partner with transitional housing agencies who serve
families and youth. Since 2007, contract agencies have served over 2,330 youth and families.

Effectiveness: Department of Human Services Staff believe that this program is effective given
its accomplishments during this planning period.

Appropriateness: Department of Human Services will continue to support transitional housing
programs while working to help families and individuals gain access to permanent housing. This
program will continue as resources are available.

2.10.5 Development of Permanent Housing
for Extremely Low Income

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for both affordable housing new construction and rehabilitation/preservation of existing
affordable housing. During that time period the City of Oakland-funded new construction there
were 237 extremely low-income units.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOFAs as funding is available.
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2.10.6 Coordinate Actions and Policies for
the Extremely Low Income

Implementation: The City of Oakland's Department of Human Services (DHS) and Department
of Housing and Community Development (DHCD) continues to be involved with Alameda
County-wide collaboration on seeking ways to provide housing affordable to extremely low
income households. Additionally, it is an ongoing goal of the City to increase income
opportunities and prevent homelessness. Collectively DHS and DHCD maintained memberships
and/or supported the following agencies: National Alliance to End Homelessness; Housing
California; Corporation for Supportive Housing; EveryOneHome and other federal and state
initiatives to end homelessness.

Effectiveness: DHS and DHCD Staff believe that this policy goal is effective to publicly state the
City's involvement and support of regional efforts.

Appropriateness: DHS and DHCD will continue to support collaboration among City
Departments and other regional, state and federal efforts.

2.10.7 Advocate Policies for the Extremely
Low Income and the Homeless

Implementation: The City of Oakland's Department of Human Services continues to be an active
participant in the goal to end homelessness. In collaboration with the EveryOne Home Plan and
County-Wide Agencies, the City advocates and helps to develop polices to assist individuals
experiencing homelessness in the City.

Effectiveness: DHS Staff believe that this policy goal is effective to publicly state the City's
involvement and support of Citywide efforts.

Appropriateness: DHS will continue to support collaboration among City Departments and with
other City agencies including the Oakland Housing Authority.

Policy 2.11: Promote an Equitable
Distribution of Affordable Housing
Throughout the Community

2.11.1 Provide Incentives for Location of
City-Assisted Developments in Areas of
Low Concentration of Poverty

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for both affordable housing new construction and rehabilitation/preservation of existing
affordable housing. During that time period the City of Oakland-funded new construction of
housing include 271 units that were located in areas with a low concentration of poverty.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOFAs as funding is available.
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2.11.2 Reduce Concentrations of Poverty in
Large Public Housing Developments

Implementation: OHA has reduced the number of public housing units in its portfolio to 1,605
units. During the 2007-2014 period, Tassafaronga, a former 87-unit public housing site, was
replaced with project-based Section 8 and Tax Credit units. There are no public housing units at
the site. Phase 5 of Lion Creek Crossings, the final phase, is under construction with 128 units of
Senior units, no public housing. All public housing units at Lion Creek Crossings have been
rebuilt.

Effectiveness: Tassafaronga is completed and has 150 units. Lion Creek Crossings has 4 of 5
phases completed resulting in 439 units, 157 of which are public housing. These formerly public
housing sites now are mixed-income.

Appropriateness: There is no new HOPE VI financing available for reconstruction of public
housing with the goal of reducing the concentration of poverty in large public housing
developments. Given the lack of federal funding to redevelop public housing sites, OHA will
focus on operating and maintaining high quality public housing at the remaining large
developments in its portfolio.

2.11.3 Continue to Use Section 8 Vouchers
to Assist Very Low Income Families
Obtain Housing In a Wider Range of
Neighborhoods

Implementation: OHA strengthened outreach efforts to people in all areas of the city by
facilitating quarterly property owner workshops and by partnering with Eden I&R, Inc., which
has a broad reach in connecting landlords and program participants to resources. The Authority
also uses Go Section 8 in order to provide clients with information regarding rental listings
throughout the city of Oakland in efforts to assist tenants with locating housing, especially in
areas with lower concentrations of poverty.

Effectiveness: OHA employs a variety of methods to encourage families to obtain housing in all
areas of Oakland. Mapping data is not available at this time.

Appropriateness: OHA will continue to research methods of expanding housing choice for
families in Oakland.

64

EVALUATION OF 2007-2014 PROGRAMS




CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 2.12: Affordable Housing Preference
for Oakland Residents and Workers

2.12.1 Oakland Resident and Worker
Housing Preference Policy Resolution

Implementation: The implementing regulations for the Oakland Resident and Worker Preference
Policy for Affordable Housing were approved by the City Administrator in early 2010. City-
funded developers are provided both the Policy and the Certification in the City’s marketing and
management planning documents that are attached as exhibits to the regulatory agreement. As a
part of the final review/approval of a developer’s marketing and management plans, property
management are required to comply with this policy to the extent that other funding sources for
the housing project permit such a policy.

Effectiveness: Department of Housing and Community Development, Housing Development
Services, Project Management staff enforce this policy during initial lease-up of units.

Appropriateness: City staff believe that this is an appropriate policy and will continue its
enforcement.
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Goal 3: Remove Constraints to the Availability and Affordability of Housing for All Income Groups

Policy 3.1: Expedite and Simplify Permit
Processes

3.1.1 Allow Multifamily Housing

Implementation: 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.

Effectiveness: Oakland's Planning Code has permitted multi-family housing, particularly on
certain commercial streets, for decades. The zoning is effective: there have been numerous
multi-family developments built in Oakland.

Appropriateness: Multi-family housing development is a long-standing policy of the City of
Oakland, and that is an appropriate policy to enact the Oakland General Plan's policy of
concentrating new multi-family housing on the commercial streets and corridors.

3.1.2 Special Needs Housing

Implementation: In 2013, staff prepared a Reasonable Accommodations ordinance (to permit
flexibility in the application of development standards for people with disabilities) that was
adopted in July, 2014. Additionally, staff prepared an ordinance to clarify that the City regulates
transitional and supportive housing (with fewer than six occupants) in the same manner as
permanent residential uses. Further, an ordinance was adopted in July, 2014 identifying in eight
locations for emergency shelters to be built as of right, along with objective development
standards, that are anticipated to be adopted in July, 2014.

Effectiveness: The Reasonable Accommodations policy and procedure will formalize the process
for persons with disabilities to seek exceptions to the zoning rules to promote equal access to
housing. The zoning text amendments to the definitions for transitional and supportive housing
will facilitate clarity during the development review process for these types of activities. Finally,
permitting emergency shelters by right will assist with providing housing opportunities for
Oakland's homeless population.

Appropriateness: The Reasonable Accommodations policy, modified definitions for transitional
and supportive housing and changes to the zoning rules to permit emergency shelters by-right
will assist with providing housing opportunities for all Oakland residents.
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3.1.3 Discretionary Permits

Implementation: In the years 2007-2014, the City's Planning division continued to use standard
checklists for design review of all new housing (and other discretionary permit processes). In
2014, at the time of this writing, the Oakland City Council was considering text amendments to
the Oakland Planning Code which would clarify that supportive and transitional housing for less
than six residents is considered a residential use, and not subject to a conditional use permit.

Effectiveness: Planning staff routinely uses the design review and other checklists when
approving projects, and will continue to do so. These checklists are given to the public in
advance of a project application, so they are also a tool for informing applicants about the
standards and expectations of the City Planning division. If the City Council adopts the proposed
ordinance to clarify that transitional and supportive housing (for six people or fewer) is a
residential use, then applicants for transitional and supportive housing would not be required to
obtain a conditional use permit, if their facility houses less than six people.

Appropriateness: To ensure a consistent set of design principles which apply to new residential
development citywide, it is appropriate to have standard checklists for staff to review projects. It
is appropriate to amend the Oakland Planning Code to specifically clarify that the provisions of
SB2 with regards to transitional and supportive housing apply to the Oakland Planning Code.

3.1.4 “One-Stop” Permit Process

Implementation: _ The City provided the coordinated review of residential development
applications across permitting departments, such as Planning and Building Services.

Effectiveness: The production of new multi-family housing decreased during the years 2007-
2014, as compared to the previous Housing Element; this reduced production meant coordination
between the permitting departments could be maintained.

Appropriateness: It is appropriate for Planning and Building staff to coordinate permitting on
multi-family developments, and the City will continue to do so in the 2015-2023 Housing
Element period.
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3.1.5 Assign Priority to Affordable Housing

Implementation:  This program continues to be implemented. Permit applications for affordable
housing developments, as with other multi-family projects, are "deemed complete" within 30
days of submittal.

Effectiveness: Planning staff coordinates with the City's Housing staff on design review and
land use permitting details for affordable housing projects.

Appropriateness: Planning staff is appropriately assigning priority to affordable housing
projects, when they are submitted for entitlements.

3.1.6 Expedite Environmental Review

Implementation: (1) Staff continued to update the City’s Standard Conditions of Approval
which are requirements applied to development projects that have the effect of reducing potential
environmental impacts, thereby streamlining environmental review. A comprehensive update is
expected to be completed in 2014. (2) Staff participated with the State Office of Planning and
Research to development more modern methodologies for evaluating potential transportation
impacts during the CEQA process. Staff submitted written comments and attended workshops,
for a streamlined approach to the review of transportation impacts. (3) By 2014, Staff had
substantially completed, the Specific Plans for Lake Merritt, West Oakland, and Broadway-
Valdez, which provide EIR analysis and CEQA coverage for future development in those
neighborhoods.

Effectiveness: The City is continually evaluating its standards, procedures and permit processes
to allow development of multi-family, market rate and affordable housing, within the restrictions
of CEQA.

Appropriateness: City staff considers streamlined environmental review, within the restrictions
of CEQA, to be an appropriate ongoing project for staff.
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3.1.7 Secondary Units

Implementation: The City expedites the creation of legal, secondary units ("in-law apartments")
by relaxing parking standards for units which are 500 sf or less, and making the permitting
process easier (with over-the counter review).

Effectiveness: Some single-family houses are constrained by lot size or configuration and can't
meet the Planning code requirement of one additional parking space for secondary units. The
City is considering further relaxing this parking requirement from current code requirements in
the West Oakland Specific Plan. After a period of review (should that provision be adopted as a
Planning Code Amendment), the City will consider altering the parking provisions for secondary
units citywide.

Appropriateness: It is appropriate for staff to review planning and building regulations to
continue to permit and to legalize secondary units in Oakland.

Policy 3.2: Flexible Zoning Standards

3.2.1 Alternative Building Code Standards

Implementation: During the 2007-2014 Housing Element planning period, the City continued
the use of alternative accommodations and equivalent facilitation of the California Building
Codes to address the special housing needs of persons with disabilities and to facilitate the
rehabilitation of older dwelling units. Separately, Strategic Planning staff worked with
stakeholders to create a reasonable accommodations procedure for the Planning Code, which is
likely to be adopted in July, 2014.

Effectiveness: No analysis has been done to date to evaluate whether persons with disabilities
are successful in gaining alternative accommodations from provisions of the California Building
Code for accommodation.

Appropriateness: The City will continue to review processes and procedures to assist persons
with disabilities.
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3.2.2 Planned Unit Development Zoning

Implementation: During the 2007-2014 Housing Element period, the City continued to review
applications for PUD developments (see Section 17.142.020 of the Oakland Planning Code),
which permits "large, integrated development adhering to a comprehensive plan and located on a
single tract of land of sixty thousand (60,000) square feet or more, or on two (2) or more tracts of
land equaling sixty thousand (60,000) square feet or more in total which may be separated only
by a street or other right-of-way." No changes were made to the lot size provision of the PUD
regulation, and no study of whether such a change would be effective was begun.

Effectiveness: PUD applications are rare and uncommon in Oakland, due to the changing
economy and relative lack of large parcel(s) which could take advantage of these PUD
regulations.

Appropriateness: It is appropriate for the Oakland Planning Code to have PUD provisions, to
allow for flexibility on the largest residential developments in the City. Whether those
regulations are in need of amendment or revision will have to be considered during the 2015-
2023 planning period.

3.2.3 Flexible Parking Standards

Implementation: In 2011, City staff began the parking regulations study, which continued in
2012 with stakeholder interviews and area-wide best practices review; by June, 2014, staff had
yet to finalize the study, and did not yet have recommendations for revising the parking
regulations of the 1965 Planning Code.

Effectiveness: The parking study is not complete, but will be given priority in the 2015 staff
workload for the Strategic Planning Division.

Appropriateness: Because Oakland's parking regulations have not been comprehensively
updated since 1965, it is appropriate for staff to review best-practices, hear from stakeholders,
and consider whether to make amendments to the Oakland Planning Code. This action will be
kept in the 2015 Housing Element.
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3.2.4 Flexible Open Space Standards

Implementation: This revision was completed in the 2009 Central Business District zoning, an
amendment to the Oakland Planning Code which created four new zones for downtown Oakland,
which included changes to the open space regulations.

Effectiveness: Because of the changing economy, few new multi-family residential buildings in
downtown Oakland were entitled since 2009, and this provision (which allows more flexibility in
where open space can be built) has not been evaluated by staff with developers applying for
entitlements in downtown Oakland, to rate its effectiveness.

Appropriateness: This action is not being included in the 2015 Housing Element, as it is
considered accomplished, through the 2009 Central Business District zoning.

Policy 3.3: Development Fees and Site
Improvement Requirements

3.3.1 Project Review Process and
Development Agreements

Implementation: Individual development applications are routinely reviewed by Planning staff
for CEQA and other neighborhood impacts, and in addition to any project-specific conditions,
the City's Standard Conditions of Approval are imposed on all projects.

Effectiveness: In 2014, the City is reviewing the Standard Conditions of Approval, and might
consider changes to those conditions after studying their effectiveness in reducing neighborhood

and citywide impacts from new construction.

Appropriateness: This action is still appropriate for the 2015-2023 Housing Element period.

3.3.2 Development Fees

Implementation: During the 2007-2014 Housing Element planning period, no Housing Impact
fees were studied (in a "nexus study"), or were adopted.

Effectiveness: In June, 2013, the City Council authorized budget for a "nexus study" to be
completed for Oakland, which would be the precursor for any possible impact fee (including a
fee for affordable housing production). The Request for Proposals, seeking a developer for that
study, was expected to be issued as of July, 2014.

Appropriateness: City Council has directed staff to prepare a "nexus study" for impact fees on
new development in Oakland, and staff will do so; this will be kept as an action for the 2015
Housing Element.
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Policy 3.4 Intergovernmental Coordination

3.4.1 Multiple Agency Reviews

Implementation: When necessary, the City provided the coordinated review of residential
development applications across different governmental agencies. In several of the Specific
Plans, such as West Oakland, and Lake Merritt, numerous public agencies participated in the
planning processes, such as BART, East Bay Municipal Utility District, and AC Transit.

Effectiveness: The Planning and Zoning division has generally been effective coordinating
among different governmental agencies on complex new residential developments.

Appropriateness: It is appropriate for Planning and Building staff to coordinate permitting
among different governmental agencies on multi-family developments, and to include public
agencies in the Specific Planning processes, and the City will continue to do so in the 2015-2023
Housing Element period.

Policy 3.5: Financing Costs

3.5.1 Access to Low-Cost Financing for
Development

Implementation: See affordable housing programs under Goal 2, Policy 2.1. Department of
Housing and Community Development staff collect data on funds leveraged by the developments
that are supported by the City's annual NOFA but that data is incomplete and hard to analyze.

Effectiveness: This policy was relatively ineffective in that data was not collected to the extent
that was sufficient to understand DHCD's NOFA program's impact in leveraging other sources of
funding.

Appropriateness: DHCD staff will keep this policy in the next planning period and will work to
implement a strategy to collect this data in a more systematic way.

3.5.2 Access to Low-Cost Financing For
Home Purchase

Implementation: See affordable housing programs under Goal 2, Policy 2.2. Department of
Housing and Community Development staff have not been collecting data on funds leveraged by
the first-time homebuyer program lending.

Effectiveness: This policy was relatively ineffective in that data was not collected to the extent
that was sufficient to understand DHCD's first time homebuyer program's impact in leveraging
other sources of funding.

Appropriateness: DHCD staff will keep this policy in the next planning period and will work to
implement a strategy to collect this data in a more systematic way.
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Policy 3.6: Environmental Constraints

3.6.1 Remediation of Soil Contamination

Implementation: The City had offered the CalReUse loan fund for environmental assessment
and the Brownfield loan fund for cleanup in 2012, but no new loans were made in 2013. The
USEPA awarded Oakland brownfields assessment grants for the years 2009-2011. Work was
completed in 2012 on three site assessments. No new EPA grant funds were awarded in 2013.

Effectiveness: When funds are available, the City has staff which works with land owners and
developers on site remediation and testing.

Appropriateness: This policy will remain in the 2015-2023 Housing Element, should funds
become available during the planning period, to further assist more land being remediated for
housing.

Policy 3.7: Community Outreach and
Education

3.7.1 Community Outreach Program

Implementation: City of Oakland's Department of Housing and Community Development staff
regularly attend meetings hosted by housing advocacy organizations (East Bay Housing
Organizations and EveryOneHome) in support of educating the public about DHCD program and
policy efforts.

Effectiveness: DHCD staff has a very good working relationship with these and other housing
organizations.

Appropriateness: DHCD staff will keep this policy in the next planning period and will continue
to work fostering a collegial relationship with these partner organizations.
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Goal 4: Conserve and Improve Older Housing

and Neighborhoods

Policy 4.1: Housing Rehabilitation Loan
Programs

4.1.1 Rehabilitation Loan Programs for
Owner-Occupied Housing

Implementation: The City's Department of Housing and Community Development continues to
implement owner-occupied rehabilitation loan programs for both single family units and 2 to 4
unit buildings. For the Housing Element Program planning period from calendar years 2007 to
date a total of 1,300 projects were completed. Rehabilitations include: major and minor
rehabilitation, energy retrofits, and seismic retrofits access improvements for the disabled.

Effectiveness: Staff of the Residential Lending Section of the Department of Housing and
Community Development believe that this program is effective given its accomplishments during
this planning period.

Appropriateness: DHCD will continue to support the residential rehabilitation loan program for
both owner-occupied (both for single family homes and 2-4 unit homes) as resources are
available.

4.1.2 Rehabilitation Loans for Owner-
Occupied Buildings With 2 To 4 Units

Implementation: The City's Department of Housing and Community Development continues to
implement owner-occupied rehabilitation loan programs for both single family units and 2 to 4
unit buildings. For the Housing Element Program planning period from calendar years 2007 to
date a total of 1,300 projects were completed. Rehabilitations include: major and minor
rehabilitation, energy retrofits, and seismic retrofits access improvements for the disabled.

Effectiveness: Staff of the Residential Lending Section of the Department of Housing and
Community Development believe that this program is effective given its accomplishments during
this planning period.

Appropriateness: DHCD will continue to support the residential rehabilitation loan program for
both owner-occupied (both for single family homes and 2-4 unit homes) as resources are
available.
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4.1.3 Vacant Housing Acquisition and
Rehabilitation Program (West Oakland
Only)

Implementation: The dissolution of the Redevelopment Agency forced the City to discontinue the
implementation of the Vacant Housing Acquisition and Rehabilitation Program for West
Oakland.

Effectiveness: There were no housing rehabilitations completed by this program.

Appropriateness: This program will not be present in the next Housing Element planning period
for 2015-23.

Policy 4.2: Blight Abatement

4.2.1 Anti-Blight Programs

Implementation: The number of complaints for blight throughout the City has been fairly
consistent over the Housing Element 2007-14 program period. However, there has been a
significant reduction in the number of properties that the Building Services Department has been
able to clean over this period. This is due to significant reductions in staff and funding to the
programs starting in 2010. The programs cannot be maintained without adequate staff and
funding.

Effectiveness: The program is effective with the proper resources.
Appropriateness: The City's Building Services department will continue the programs and look

for additional resources and the department is beginning to add more staff with help from the
city’s general fund.

4.2.2 Housing Code Enforcement

Implementation: The number of housing complaints throughout the City has been fairly
consistent over the program period. The City's Building Services Department responds to every
complaint but due to significant reductions in staff and funding its code enforcement efforts had
to be modified. Building Services staff starts the complaint process with a Courtesy Notice which
has reduced the number of inspections that are performed.

Effectiveness: Given current methods of program execution, at the moment only the most
egregious cases need enforcement efforts.

Appropriateness: The Building Services Department will continue this program and continue to
look for more effective and efficient methods of addressing housing violations in the city.
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4.2.3 Problem Properties Program Implementation: While the City's Building Services Department continues to conduct SMART
inspections under this program (Strategic Multi-Agency Response Team), there has been a
significant reduction in the number of properties that the department has been able to clean over
the program period. This is due to significant reductions in staff and funding that started in 2010.
The program cannot be maintained without adequate staff and funding. We will continue the
program and look for additional sources of funding. We are beginning to add more staff with
help from the city’s general fund.

Effectiveness: The program is effective with the proper resources.
Appropriateness: The City's Building Services department will continue the programs and look

for additional resources and the department is beginning to add more staff with help from the
city’s general fund.
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4.2.4 Vacant Building Registration
Program

Implementation Status: The Foreclosed and Vacant Building Registration Program for bank-
owned properties (REOs) was implemented in 2010 and amended in 2012 to include properties
with a recorded Notice of Default (NOD) and occupied properties that were either NOD or REO.
An on-line registry was developed to administer the Program more efficiently. If a property is in
default but determined to be vacant and abandoned by the owner, the lender is required to
maintain the property. Since the amendment of this ordinance in September 2012, over 2,300
properties have been registered. As of March 2014, there were 1,167 properties with active
registrations, of which 188 were bank owned. In addition, a new ordinance was adopted and a
new registry was implemented in March 2013 for non-owner occupied purchases of formerly
defaulted properties. This ordinance requires an inspection to confirm building code compliance.
There have been 42 investor registrations to date.

Effectiveness: The Foreclosed and Vacant Building Registry enables building services to respond
quickly and effectively to complaints regarding blight and property conditions and monitor
monthly inspection reports completed by property managers. Despite the decrease in the number
of foreclosures that end up in bank ownership, defaults persist. The inclusion of defaulted
properties in the registry has become a critical part of the program's success. The non-owner
occupied NOD/REO properties registration program helps to prevent building health and safety
issues from persisting for new occupants of formerly distressed homes. Proactive spot
inspections of 1,073 properties were completed in 2012, over 500 inspections in 2013, and 100
inspections in the first quarter of 2014.

Appropriateness: The goals set forth in the previous Housing Element were critical to the
development of successful foreclosure mitigation strategies that were in great need and that have
been successfully implemented. The goals have been met and expanded with regard to the
properties in the City that have been directly affected by foreclosure. As a result of the new
systems put into place, efforts to track all abandoned properties in the City are under discussion,
as is restoring the receivership program to help facilitate abandoned properties back to productive
use.
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4.2.5 Tax Default Foreclosure Sales
Program

Implementation: Department of Planning, Building, and Neighborhood Preservation and
DHCD’s Strategic Initiatives Section are continuing to work with the Alameda County Tax
Collector to auction properties which have been tax-defaulted for 10 years or more. Details about
disposition strategies are currently being finalized between the City of Oakland and Alameda
County.

Effectiveness: About 75 properties went to auction and 22 sold under this program during the
Housing Element planning period 2007-14. The City is working to develop an affordable housing
strategy on the remaining properties that did not sell in the auction. Efforts to settle long-
standing questions on how to make this program work have proceeded so that Staff is confident
that this program will progress in the next Housing Element planning period.

Appropriateness: The City's Building Services department and DHCD's Strategic Initiatives
section will continue implementing this program.

Policy 4.3: Housing Preservation

4.3.1 Property Relocation Assistance

Implementation Status: The City's Planning and Building Department require a good-faith effort
to move any buildings displaced by new development. Three efforts to relocate individual older
houses broadly classified as “historic” were in progress at the end of 2013. Work is entirely in the
private sector as there are no City funds available to support these efforts financially. The main
obstacles include finding available land, purchasing that land, and approving a complicated array
of permits quickly.

Effectiveness: In follow up to the 1999-2006 Housing Element, in 2009 a sub-committee of the
Landmarks Preservation Advisory Board worked to develop property relocation procedures,
design guidelines and an assistance program to implement the Policy ‘Property Relocation Rather
Demolition.” Efforts to adopt these new policies were put on-hold in 2011-12 and never re-
started.

Appropriateness: Building moves occur very rarely, unless there is a major dislocation such as
the 980 freeway construction that sent houses to both Preservation Park (museum and office
uses) and to Oak Center (residential) under Redevelopment’s auspices in the 1980s. This is an
appropriate way to conserve housing stock, but will never affect a large number of units.
Regardless, the City will continue to keep this policy as a program under the auspices of the
Historic Preservation section in the Planning Department.
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4.3.2 Housing Repairs for Seniors and
People with Disabilities

Implementation: The City CDBG contracts with a local organization to provide home repairs and
safety modifications for seniors and disabled homeowners. During the Housing Element planning
period from 2007-14, CDBG granted Rebuilding Together Oakland a total of $422,692 that was
used to conduct repairs on 176 housing units for low income seniors and persons with
disabilities. The City of Oakland contracts with Alameda County to coordinate the Minor Home
Repair Program (MHRP). The limit on repairs for the MHR program is $2499 per property. The
City also has an Access Improvement Program that will assist in repairs to homes owned by
persons with disabilities or renting to persons with disabilities. The Access Improvement
Program (AIP) has an expenditure limit of $24,000 per property. Expenditures for the Minor
Home Repair Program are only available for the years 2010-14 from the last Housing Element
planning period. The Minor Home Repair Program loaned a total of $1,016,367 that was used to
conduct repairs on 594 housing units for low income seniors and persons with disabilities.
During the Housing Element planning period from 2007-14, the Access Improvement Program
received 198 applications, grants were approved for 153 projects and 134 projects were
completed for grants totaling $2,406,580.

Effectiveness: CDBG and Residential Lending Sections of the Department of Housing and
Community Development believe that this program is effective given its accomplishments during
this planning period.

Appropriateness: DHCD will continue to support the programs that provide housing repairs to
seniors and people with disabilities as resources are available.

4.3.3 Senior Counseling Programs - Home
Equity Conversion

Implementation: During the 2007-14 Housing Element planning period the City's Department of
Housing and Community Development Department, CDBG Section contracted with a local
organization to provide counseling to seniors considering Home Equity Conversions. During this
time period the CDBG Section granted a total of $190,860 that provided in-depth counseling
services to 259 senior citizens in addition to information and referral services and educational
seminars on the subject. In 2013, the City's contract to provide counseling to seniors considering
Home Equity Conversions lapsed and was not renewed.

Effectiveness: City staff is evaluating the effectiveness of this program and may move to a fee for
service contract.

Appropriateness: DHCD has decided to remove this program as a policy goal in the next Housing
Element planning period from 2015-2023.
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4.3.4 Access Improvement Program Implementation: The City's Department of Housing and Community Development continues to
implement the Access Improvement Program which provides repairs for seniors and disabled
persons. For the Housing Element Program planning period from calendar years 2007 to date 198
applications were received, 153 grants were approved and 134 projects were completed.

Effectiveness: Staff of the Residential Lending Section of the Department of Housing and
Community Development believe that this program is effective given its accomplishments during
this planning period.

Appropriateness: DHCD will continue to support the Access Improvement Program as resources
are available.

4.3.5 Acquisition and Rehabilitation of Implementation: The City has worked with the Oakland Community Land Trust (OCLT) to
Foreclosed Properties (Neighborhood implement the HUD Neighborhood Stabilization Program to rehabilitate foreclosed properties.
Stabilization Program) By the middle of 2014, the status of OCLT activities was: 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, 13 are for sale and 3 of them have been sold.

Effectiveness: DHCD staff believe that this program is effective in promoting homeownership
opportunities for very low-income homebuyers.

Appropriateness: DHCD will continue to support the efforts of the OCLT as resources are
available and if programming is feasible.

4.3.6 Continuing Implementation of Mills Implementation: The year 2010 was the first year of a permanent Mills Act Program, following a
Act Contracts successful two year pilot program in the City of Oakland. As of 2013, the sixth year of the
program, there are 25 residential properties with recorded Mills Act Contracts approved to
receive a property tax reduction in exchange for a long-term contract to put the property's tax
savings into the rehabilitation of the building. The property must be a Designated Historic
Property; the designation process can occur concurrently with the Mills Act application.

Effectiveness: This program exceeded its goal of 20 Mills Act contracts for the 2007-2014
Housing Element Policy Period.

Appropriateness: This program is an appropriate way to conserve housing stock though it will
never affect a large number of units. Program participation requires a fairly high level of
planning and building/contracting sophistication and long-term commitment.
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Goal 5: Preserve Affordable Rental Housing

Policy 5.1: Preservation of At-Risk Housing

5.1.1 Monitoring and Preservation

Implementation: DHCD Staff maintain a database of all affordable housing units that are at-risk
of converting to market-rate housing. Staff work closely with California Housing Partnership
Corporation (CHPC) to vet data that they receive from HUD and the California Tax Credit
Allocation Committee. DHCD Staff provided CHPC with additional data on those units not
present in their HUD and CTCAC database and are trying to understand the vulnerability of any
high-risk properties (with regulatory agreements expiring in 2014).

Effectiveness: DHCD and CHPC staff work closely and have an effective partnership.

Appropriateness: DHCD will continue to monitor at-risk properties and this program will be
present in the next Housing Element planning period for 2015-2023.

5.1.2 Contact With Owners of At-Risk
Buildings

Implementation: DHCD staff have contacted the owners of various properties listed in Chapter 3,
Table 3-54. There are a few properties where staff did not receive a response from the property
owner, therefore there are three properties that DHCD staff consider possibly at-risk of being lost
to the supply of affordable housing (with regulatory agreements expiring in 2014).

Effectiveness: DHCD staff believe that this program is important to maintain. It is not clear how
effective it is given the decreased resources to support the rehabilitation of the current affordable
housing stock.

Appropriateness: DHCD will include this program in the next Housing Element planning period
for 2015-2023.

5.1.3 Financial Assistance for Preservation
Projects

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for the rehabilitation/preservation of existing affordable housing. During that time period the City
of Oakland awarded $45,838,781 for rehabilitation/preservation projects.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOFAs as funding is available.
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5.1.4 Project Based Section 8 Assistance

Implementation: Over a seven year period, OHA awarded 1,497 project-based vouchers, 1,093 of
which are under contract.

Effectiveness: OHA effectively provided project based assistance to 37 projects.

Appropriateness: OHA will continue to invest MTW funds as available into its project-based
voucher properties and will continue the assistance as funding permits.

Policy 5.2: Support for Assisted Projects 5.2.1 Advocacy for State and Federal
with Capital Needs Financing

Implementation: The City's Department of Housing and Community Development staff responds
to requests for analysis on State or Federal legislative activities related to affordable housing.

Effectiveness: Is not clear the impact of these efforts on the outcome of various legislations
related to affordable housing.

Appropriateness: DHCD staff will continue to advocate for State and Federal financing of
affordable housing. It is especially important to the City given the February 2012 dissolution of
Redevelopment and the related elimination of the Redevelopment tax-increment financing for
affordable housing.

5.2.2 Funding for Capital Needs

Implementation: Housing Development Services circulated a NOFA each year from 2007-2014
for the rehabilitation/preservation of existing affordable housing. During that time period the City
of Oakland awarded $45,838,781 for rehabilitation/preservation projects.

Effectiveness: The NOFA was circulated annually as planned and achieved what it set out to do
as stated in the Housing Element's policy guidance.

Appropriateness: City staff has determined that this program is effective and will continue to
circulate annual NOFAs as funding is available.
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Policy 5.3: Rent Adjustment Program

5.3.1 Rent Adjustment Ordinance

Implementation: The Rent Adjustment Program's goal is to stabilize rents in the City of Oakland.
During the Housing Element planning period of 2007-14 the program enforced the provisions of
the Rent Ordinance by receiving petitions from landlords and tenants, conducting administrative
hearings and meditations, and bringing appeals before the Residential Rent and Relocation
Board. The Rent Adjustment Program continues to effectively resolve disputes between
residential renters and property owners that arise under the Ordinance.

Effectiveness: The Rent Adjustment Program has a significant number of users of their services--

both renters and owners--and is considered an effective program.

Appropriateness: This program will continue into the next Housing Element planning period
2015-2023.

5.3.2 Just Cause for Eviction Ordinance

Implementation: The Rent Adjustment Program continued to enforce the Just Cause for Eviction
Ordinance. The purpose of this Ordinance is to protect tenants against arbitrary, unreasonable, or
retaliatory evictions.

Effectiveness: The Rent Adjustment Program Just Cause for Eviction program has a significant
number of users of their services and is considered an effective program.

Appropriateness: This program will continue into the next Housing Element planning period
2015-2023.

5.3.3 Ellis Act Protections Ordinance

Implementation: The Rent Adjustment Program continued to enforce the Ellis Act Protections
Ordinance. The purpose of this Ordinance is to enact procedures for withdrawal of units from
the rental market as one of the allowable reasons for eviction.

Effectiveness: The Rent Adjustment Program Ellis Act Protections Ordinance program is
considered an effective program.

Appropriateness: This program will continue into the next Housing Element planning period
2015-2023.

EVALUATION OF 2007-2014 PROGRAMS

83




CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

Name of Program

Objective

--Progress in Implementation
--Effectiveness of Policy/Program
--Appropriateness of Goals/Objectives/Policy/Program

Policy 5.4: Preservation of Single Room
Occupancy Hotels

5.4.1 Project Based Section 8 Assistance

Implementation: OHA does not operate a traditional SRO program. HUD approved an OHA
request to create a project-based voucher program specific to SRO/residential hotel units. OHA
received approval to implement the “SRO-project-based voucher” program, but did not assist any
projects under this authorization.

Effectiveness: Due to funding challenges, OHA did not implement this policy goal so there are
no measurable results at this time.

Appropriateness: OHA continues to examine the use of this policy in various supportive housing
models.

5.4.2 Residential Hotel
Conversion/Demolition Protections

Implementation: This regulation, in the Planning Code at 17.102.230, was not changed in the
planning period 2007-2014. The regulation requires a conditional use permit and tenant
assistance before conversions or demolitions of SRO units are permitted.

Effectiveness: It is not known if this regulation in the Planning Code reduced the number of
converted or demolished SRO units in Oakland.

Appropriateness: Staff considers this regulation appropriate, and it will continue to be an action
in the 2015-2023 Housing Element.

Policy 5.5: Limitations on Conversion of
Residential Property to Non-Residential Use

5.5.1 Residential Property Conversion
Ordinance

Implementation: This regulation, in the Planning Code at 17.102.230, was not changed in the
planning period 2007-2014. The regulation requires a conditional use permit and tenant
assistance before conversions of residential units into non-residential space is permitted. In
2007-2014, the City did not review this Planning Code procedure and permit history to determine
if revisions are needed to reduce the potential for conversion of residential uses.

Effectiveness: It is not known if this regulation in the Planning Code reduced the number of
converted residential units into non-residential space in Oakland.

Appropriateness: Staff considers this regulation appropriate, and it will continue to be an action
in the 2015-2023 Housing Element. Strategic Planning staff will add an analysis of this Planning
Code provision and the permitting history to the 2015 staff workload, to determine if the current
regulation remains effective.
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Policy 5.6: Limitations on Conversion of
Rental Property to Condominiums

5.6.1 Condominium Conversion Ordinance

Implementation: Discussions of a revision to Oakland's Condominium Conversion Ordinance has
come up repeatedly during the 2007-2014 Housing Element planning period with no official
proposal introduced at the City Council.

Effectiveness: Although this policy has not had any progress in the last Housing Element
planning period, there are a number of interested parties that would like to see some negotiated
changes be implemented.

Appropriateness: This policy will be carried into the next Housing Element planning period. Staff
will seek to standardize the collection of data on any condominium conversions that happen
annually.

Policy 5.7: Preserve and Improve Existing
Oakland Housing Authority-Owned Housing

5.7.1 Redevelopment of Large Public
Housing Developments

Implementation: OHA has reduced the number of public housing units in its portfolio to 1,605
units. Tassafaronga was a former §7-unit public housing site and was replaced with project-
based Section 8 and Tax Credit units. There are no public housing units at the site. Phase 5 of
Lion Creek Crossings, the final phase, is under construction with 128 units of Senior units, no
public housing. All public housing units at Lion Creek Crossing have been rebuilt.

Effectiveness: Tassafaronga is completed and has 150 units. Lion Creek Crossings has 4 of 5
phases completed resulting in 439 units, 157 of which are public housing. These formerly public
housing sites now are mixed-income.

Appropriateness: There is no new HOPE VI financing available for redevelopment of large sites.
OHA will explore other options, as needed, and will invest MTW funds as available to operate
and maintain high quality units.

5.7.2 Disposition and Rehabilitation of
Scattered Site Public Housing

Implementation: OHA completed disposition of 1,615 scattered site units and has an ongoing
rehabilitation program for these units. In 2010, OHA submitted an application to HUD for
disposition of 383 units in five senior properties. HUD continues to review this application in
2014.

Effectiveness: OHA met the intent of this goal and through the rehab and preservation of the
units in the Oakland Affordable Housing Preservation Initiatives portfolio, extends their long-

term viability as an affordable housing resource.

Appropriateness: OHA will continue to invest MTW resources to rehabilitate properties.
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Goal 6: Promote Equal Housing Opportunity

Policy 6.1: Fair Housing Actions

6.1.1 Funding for Fair Housing
Organizations

Implementation: Until June 2013, the City funded a grant that provided funding to five
organizations providing tenant/landlord counseling and fair housing services. In July 2013, that
contract was renewed with four of those organizations.

Effectiveness: Details of the Fair Housing program implementation can be found in the City's
Annual Action plan that is adopted and submitted every May to the Federal Department of
Housing and Urban Development.

Appropriateness: The City will continue to fund Fair Housing services as required by Federal
regulations that dictate a portion of CDBG expenditures for the implementation of the Fair
Housing Act.

6.1.2 Housing Search Assistance for People
with Disabilities

Implementation: During the Housing Element planning period from 2007-14, the City maintained
a contract with a local organization to provide housing search assistance and counseling for the
disabled population. In 2013, the City's contract with this organization to provide housing search
assistance and counseling for the disabled population was not renewed.

Effectiveness: Although this contract was not renewed in 2013, it was not based on performance
of the contractor.

Appropriateness: Future funding of these services will be considered in the next 2-year CDBG
contract round starting July 2015.

6.1.3 Affirmative Fair Marketing

Implementation: The City rewrote its Affirmative Fair Marketing Procedures guidelines in 2010.
City-funded Housing Projects are required to submit marketing plans for review for compliance
with the procedures.

Effectiveness: This policy is effective in that it underscores the City's compliance with Federal
regulations.

Appropriateness: The City will revise this document in parallel with the drafting of the 5 Year
Consolidated Plan to HUD in June 2015.
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Policy 6.2: Reasonable Accommodations

6.2.1 Incorporate Reasonable
Accommodations

Implementation: The City of Oakland’s ADA Programs Division continues to coordinate
compliance with the Americans with Disabilities Act (ADA) Title II for State and Local
Government services (excluding employment). It does this by ensuring programmatic access to
City programs, activities and services and by facilitating physical access improvements for City-
owned buildings and facilities. The ADA office investigates and mediates complaints of
disability discrimination that fall within the City’s jurisdiction. ADA Programs facilitates access
for City customers by managing a centralized budget for Auxiliary Aids and Services, and by
providing annual training opportunities to City staff and vendors. The City's Design, Engineering
and Construction Division coordinates on-demand construction or reconstruction of curb ramps,
repairs of sidewalks, and installation of on-street disabled parking zones to provide access to
residences and other essential facilities for qualified individuals with disabilities. In addition,
ADA Programs staffs the Mayor’s Commission on Persons with Disabilities (MCPD) and the
joint Access Compliance Advisory Committee of the MCPD and Mayor’s Commission on
Aging.

Effectiveness: This program is considered effective.

Appropriateness: This program will be continued into the next Housing Element planning period
2015-23.

6.2.2 Develop and Publicize Administrative
Procedures (for Reasonable
Accommodations)

Implementation: City Planning staff did not bring a Reasonable Accommodations ordinance to
City Council until 2014, after the planning period for the 2007-2014 Housing Element.

Effectiveness: The Reasonable Accommodations ordinance, (adopted in July 2014) was
developed with the assistance of the City’s ADA Programs staff and thoroughly vetted by
representatives from the Disability Rights of California organization, therefore, the ordinance is
anticipated to be effective in providing people with disabilities fair access to housing.

Appropriateness: On July 15, 2014, the City Council is expected to adopt a Reasonable
Accommodations ordinance, which, if adopted will become effective on August 15, 2014.
Strategic Planning staff is preparing the public education materials for the Reasonable
Accommodation application procedure, which will be available at the City's website, and at the
Planning and Zoning counter.
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Policy 6.3: Promote Regional Efforts to
Expand Housing Choice

6.3.1 Regional Housing Needs Allocation

Implementation: The City actively advocated for a more equitable distribution of affordable
housing through its participation in the Sustainable Communities Strategy (SCS) process and its
participation on the Housing Methodology Committee that determined the allocation process for
the 2015-23 Housing Element cycle. The RHNA process was completed in 2012.

Effectiveness: City Staff was involved in the crafting of the final methodology and was satisfied
with the RHNA outcomes.

Appropriateness: Depending on resources and staffing availability, City Staff will participate in
future Regional Housing Needs Allocation process. This policy will remain active in the next
Housing Element planning period for 2015-23.

Policy 6.4: Fair Lending

6.4.1 Community Credit Needs Assessment

Implementation: In 2011 three community credit needs assessments were completed by David
Rosen and Associates: 1) "Foreclosure and Delinquency" that examined mortgage default and
foreclosure data and risks for the City of Oakland Community Development Districts; 2) "Small
Business Credit Demand Analysis" that estimated, by applying prevailing banking industry
measures and ratios as published for 2010 by The Risk Management Association (RMA,
formerly Robert Morris and Associates), the gross receipts tax base of Oakland as derived from
City business license tax data; 3) "Single-Family Purchase Loan Demand" that estimated the
aggregate community credit demand in any given year. This aggregate credit demand figure is
then used to determine the performance of individual banks operating in the City.

Effectiveness: Data collected and summarized in these reports informs City Staff and City
Council to better understand what the needs are of the City's 7 Community Development
Districts.

Appropriateness: City ordinance requires periodic community credit needs assessments so this
policy will remain in the next Housing Element planning period for 2015-2023.
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6.4.2 Community Reinvestment Activities
Linked to Banking

Implementation: In June 2012, the City Council adopted a resolution certifying the banks that
met their Fair Share Goals and those banks that participated in the survey but did not meet those
goals. Fair Share Goals is the proportional amount of loans made in the community relative to
their annual deposits received from the community. These determinations of whether banks met
Fair Share Lending standards were based on a Linked Banking Services Survey conducted in
November 2011. In July 2012 the city adopted a resolution revising and updating the City's
Linked Banking Ordinance by specifying changes to the annual survey.

Effectiveness: Data collected and summarized by enforcement of the Linked Banking Ordinance
informs City Staff and City Council to better understand the banking needs of the City's
residents.

Appropriateness: City ordinance requires periodic linked banking surveys so this policy will
remain in the next Housing Element planning period for 2015-23.

6.4.3 Predatory Lending Controls

Implementation: City Staff focused on addressing the foreclosure crisis through events, outreach,
counseling and partnerships with community organizations. The City has used Federal CDBG
resources to contract with an agency to provide workshops to homeowners facing possible
foreclosure. Additionally, in October 2012 the City adopted a resolution supporting foreclosure
prevention and mitigation activities. Those activities include 1) allocation of funds for a
foreclosure prevention loan fund, 2) community services including door-to-door outreach, 3)
homeownership legal advocacy, 4) homeowner counseling and loan modification advocacy, and
5) tenant counseling and legal services. To address the post-foreclosure crisis lending market
issues, the City is funding counseling and legal services to protect residents and potential
homebuyers from predatory lending practices.

Effectiveness: The Department of Housing and Community Development Strategic Initiatives
Section has been effective in implementing above-noted predatory lending prevention strategies.

Appropriateness: This program will be continued into the next Housing Element planning period
2015-23.
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Goal 7: Promote Sustainable Development and Sustainable Communities

Policy 7.1: Sustainable Residential 7.1.1 Promote Green Building Design for
Development Programs Private Development

Implementation: The City's continues to staff the Green Building Resource Center, and enforces
the Oakland Green Building Ordinance at the Planning and Zoning counter, through the Basic
Application for Design Review. The City's website continues to provide green building
information to developers and home owners: www?2.oaklandnet.com/GreenBuilding/index.htm

Effectiveness: The City's planning and buildings staff enforce the Oakland Green Building
Ordinance. The City's adopted Energy and Climate Action Plan encourages the construction of
new and largely renovated buildings with energy efficient techniques and materials.

Appropriateness: The City is committed to promoting Green Building for private development,
and retains this action for the 2015 Housing Element.

7.1.2 Remove Barriers to Green Building
Design for Private Development

Implementation: A multi-year public review process led to the adoption, in October 2010, of the
Oakland Green Building ordinance, which removes barriers to green building techniques and
requires new housing construction to follow Build it Green or LEED for Homes guidelines.

Effectiveness: The City's planning and buildings staff enforce the Oakland Green Building
Ordinance. The City's adopted Energy and Climate Action Plan encourages the construction of
new and largely renovated buildings with energy efficient techniques and materials.

Appropriateness: The City considers the adoption, and renewal of the Green Building Ordinance
to have successfully accomplished this action, and it is not continued in the 2015 Housing
Element.
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7.1.3 Consider Requiring Green Building
Design for Private Development

Implementation: In October, 2010, Oakland adopted a wide-ranging Green Building ordinance
for residential development. New multifamily construction and renovations over 1,000 square
feet must follow the standards and best practices from Build it Green, and LEED for Homes. See
website: http://www2.oaklandnet.com/GreenBuilding/index.htm

Effectiveness: The City's planning and buildings staff enforce the Oakland Green Building
Ordinance. The City's adopted Energy and Climate Action Plan encourages the construction of
new and largely renovated buildings with energy efficient techniques and materials.

Appropriateness: The City considers the adoption, and renewal of the Green Building Ordinance
to have successfully accomplished this action, and it is not continued in the 2015 Housing
Element.

7.1.4 Require Green Building Design
requirements for City-funded Development

Implementation: 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. Projects scoring higher in the Green Point Checklist
evaluation are given preference in the NOFA scoring process.

Effectiveness: The City's planning and buildings staff enforce the Oakland Green Building
Ordinance. The City's adopted Energy and Climate Action Plan encourages the construction of

new and largely renovated buildings with energy efficient techniques and materials.

Appropriateness: This action will be continued in the 2015 Housing Element.

Policy 7.2: Minimize Energy Consumption

7.2.1 Energy and Climate Action Plan

Implementation: The Oakland City Council adopted the Energy and Climate Action Plan
(ECAP) in December 2012, establishing Oakland Greenhouse Gas reduction plans and target. It
can be reviewed, with the implementation reports, at the City's website:
http://www?2.oaklandnet.com/Government/o/PWA/s/SO/OAK025294.

Effectiveness: Oakland has made progress on many of the 100+ actions in the ECAP. See the
implementation report for more details.

Appropriateness: Because the ECAP has been adopted, this action will not be in the 2015
Housing Element.
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7.2.2 Alternative Energy Production Implementation: In October, 2010, Oakland adopted a wide-ranging Green Building ordinance
for residential development. New multifamily construction and renovations over 1,000 square
feet must follow the standards and best practices from Build it Green, and LEED for Homes,
which includes alternative energy production. In addition, the City continues to permit
installation of photovoltaic arrays on residential buildings (the "SE" permit through the Buildings
division).

Effectiveness: In the 2007-2014 Housing Element planning period, there have been 1,600
permits for photovoltaic arrays in Oakland. It is not currently known what amount of alternative
energy these solar panels generate (or offset from traditional electricity sources from the Grid).

Appropriateness: The City will continue its recognized leadership in sustainability measures,
such as alternative energy production, and this action will be continued in 2015-2023.

7.2.3 Technical Assistance Implementation: Technical assistance is available from City staff at the Green Building
information center, as well as from StopWaste.org.

Effectiveness: Staff at the Green Building assistance center help dozens of people every week in
complying with the current codes and ordinances for Green Building techniques and measures.

Appropriateness: The Department of Planning and Building considers this to be an important
service for the public, and will continue to staff this position in the Green Building information
center. The action will be continued in the 2015 Housing Element.

Policy 7.3: Encourage Development that 7.3.1 Infill Planning Code Requirements Implementation: The Citywide Zoning update, adopted in 2011, revised property development
reduces Carbon Emissions standards, particularly infill sites on or near the commercial corridors, with an aim to encourage

infill development.

Effectiveness: During the planning period, (2007-2014), the national economic downturn
reduced the number of projects which were built. Without a sufficient number of projects to
evaluate, it is difficult to measure the effectiveness of the Planning Code updates and the
provision for mini-lot subdivisions in the Planning Code, in terms of increasing the ability to
build on in-fill lots.

Appropriateness: This action will be incorporated in the 2015 Housing Element into Action
7.3.3: "Implement SB 375 provisions, direct new housing to be built in Priority Development
Areas."
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7.3.2 Transit Proximity

Implementation: The Citywide Zoning update, adopted in 2011, revised property development
standards to conform to the Land Use and Transportation Element, and in some cases, increased
densities on sites near transit stops.

Effectiveness: "MacArthur Station," a 600-unit development at the parking lots at MacArthur
BART station, started construction in 2012. The first phase is "Mural", a 90- unit affordable
housing development by Bridge housing, expected to open in Spring, 2015.

Appropriateness: This policy is fundamental to the Oakland General Plan and to "Plan Bay Area"
regional planning efforts, and, in the 2015 Housing Element, the policy will be edited to include
the Priority Development Areas.

7.3.3 Mixed Use Development Incentives

Implementation: The Citywide Zoning update, adopted in 2011, permitted mixed use
development in nearly all commercially zoned areas (except the Hegenberger Corridor). Even in
high density residential areas, ground floor commercial is permitted. In several commercial
zones, ground floor commercial activities are required, and new design standards for the
appearance of ground floor commercial encourages pedestrian activity.

Effectiveness: The effectiveness of this action is not yet known, as few new housing
developments in downtown Oakland were constructed in the 2007-2014 planning period.

Appropriateness: In 2014, the City will conduct a "nexus study" to evaluate development impact
fees and incentives. This action is continued in the 2015 Housing Element.

7.3.4 Transit-Oriented Development

Implementation:  City staff worked with ABAG and MTC, developing the region's Sustainable
Communities Strategy, required by SB 375, which resulted in "Plan Bay Area" -- a coordinated
plan for accommodating the region's housing needs, while reducing greenhouse gas emissions.

Effectiveness: The City's Specific Plans underway in the 2007-2014 planning period (Lake
Merritt BART, West Oakland, and Coliseum Area Specific Plan) are all located in close
proximity to BART stations, and all seek to encourage higher density housing around these
stations. Each plan has proposals for new zoning, unique to the plan area, that could amend or
replace the existing S-15 zoning (mapped at West Oakland and Coliseum BART stations).

Appropriateness: This policy is continued in the 2015 Housing Element.
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7.3.5 Implement SB 375 provisions when
adopted

Implementation:  City staff worked with ABAG and MTC, developing the region's Sustainable
Communities Strategy, required by SB 375, which resulted in "Plan Bay Area" -- a coordinated
plan for accommodating the region's housing need while reducing greenhouse gas emissions.

Effectiveness: "Plan Bay Area" was adopted in July, 2013.
Appropriateness: The City will continue to encourage new housing development in Priority

Development Area (PDA's) as identified in "Plan Bay Area." This action will be continued into
the 2015 Housing Element.

Policy 7.4: Minimize Environmental Impacts
from New Housing

7.4.1 Compact Building Design

Implementation: The new Central Business District zoning regulations include compact
development requirements including tower siting regulations and the provision that parking must
be structured (no surface parking allowed).

Effectiveness: The effectiveness of this action is not yet known, as few new housing
developments in downtown Oakland were constructed in the 2007-2014 planning period.

Appropriateness: The policy is still appropriate for the types of new development envisioned by
the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.

7.4.2 Water Conservation

Implementation: The Oakland Green Building Ordinance has provisions to reduce water
consumption, through the application of the Green Point Rated and LEED for Homes
checklists. Both systems award points for water efficient landscaping, fixtures, and plumbing
systems.

Effectiveness: The effectiveness of this action has not been calculated.
Appropriateness: The policy is still appropriate for the types of new development envisioned by

the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.
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7.4.3 Waste Reduction

Implementation: The City requires Construction and Debris recycling through the building
permit process, and household waste recycling. In addition, the Oakland Green Building
ordinance checklists give points for waste reduction efforts.

Effectiveness: The effectiveness of this action has not been calculated.
Appropriateness: The policy is still appropriate for the types of new development envisioned by

the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.

7.4.4 Foster Healthy Indoor Air Quality

Implementation: The Oakland Green Building Ordinance has provisions to improve indoor air
quality, through the application of the Green Point Rated and LEED for Homes checklists. Both
systems award points for low-VOC materials and reduction of formaldehyde in interior finishes.

Effectiveness: The effectiveness of this action has not been calculated.
Appropriateness: The policy is still appropriate for the types of new development envisioned by

the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.

7.4.5 Recycled content of Building
Materials

Implementation: The Oakland Green Building Ordinance has provisions for the use of building
materials with recycled content in the construction of new multi-family housing, through the
application of the Green Point Rated and the LEED for Homes checklists.

Effectiveness: The effectiveness of this action has not been calculated.
Appropriateness: The policy is still appropriate for the types of new development envisioned by

the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.
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7.4.6 Re-Use of Building Materials

Implementation: The Oakland Green Building Ordinance has provisions for the reuse of
building materials in the construction of new multi-family housing, through the application of the
Green Point Rated and the LEED for Homes checklists.

Effectiveness: The effectiveness of this action has not been calculated.
Appropriateness: The policy is still appropriate for the types of new development envisioned by

the City's Planning Code and the new Specific Plans, so it is included in the 2015 Housing
Element.

Policy 7.5: Promote Household Health and
Wellness by Conducting Health Impact
Assessments

7.5.1 Health Impact Assessments and
Specific Planning Processes

Implementation:  The principles, if not the form, of health impact assessments are part of the
City's 2012 specific planning efforts, in the Central Estuary Area Plan, where buffers for new
residential uses and existing industrial uses were created and new safe bike and pedestrian ways
are proposed; and in Lake Merritt Station Area Plan where a separately funded Health Risk
Assessment informed future iterations of the Plan. Previously, in 2011, the International
Boulevard Transit Oriented Development Plan included a chapter about public health of the
community.

Effectiveness: It is not known how effective this measure has been in improving the health of the
residents of these areas.

Appropriateness: This action is not continued in the 2015-2023 Housing Element.

7.5.2 Health Impact Assessments and the
City’s Standard Conditions of Approval

Implementation: In 2011, staff incorporated principles from Health Impact Assessments, related
to air quality, into an update of the City's Standard Conditions of Approval, mitigating health
impacts from either existing uses on new development or impacts from new development.

Effectiveness: It is not known how effective this measure has been on the health of residents in
these areas with new development.

Appropriateness: This action is not continued in the 2015-2023 Housing Element.
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7.5.3 Health Impact Assessments and the
Zoning Update

Implementation:  The Citywide zoning update was completed in 2011, and did not include
Health Impact Assessments. Beginning in March, 2014, a series of meetings began between the
City, Alameda County and non-profit organizations representing East Bay Building Healthy
Communities, to develop "healthy development guidelines." This work is ongoing through 2015.

Effectiveness: This measure was not adopted in the 2007-2014 planning period, and its
effectiveness is not known.

Appropriateness: This action is not continued in the 2015-2023 Housing Element.

Goal 8: Increase Public Access to Information through Technology

Policy 8.1: Electronic Document 8.1.1 Document Access
Management System

Implementation: Over 50,000 records have been scanned from the Planning and Zoning division;
and over 200,000 records in Building Services. In 2011, this information is available only to City
staff; at some point after 2014, it is intended to be made available to the public.

Effectiveness: The Department of Planning and Building is transitioning from using the software
program Stellant as its document storage and retrieval system to the program Accela, which is the

permit tracking and issuing program used by the Department. .

Appropriateness: Public records should be easily accessed by the public.

8.1.2 Permit Processes and Code
Enforcement

Implementation: Some basic building and planning permit application forms are currently
available online. Staff tested and developed the Accela software system during 2013, which
went live to Planning and Building staff in January 2014. Accela, an internet-based software
program, replaces a main-frame based DOS software program in use by the City to track permits
for 25 years.

Effectiveness: Accela software is intended to better coordinate planning, building and code
enforcement staff.

Appropriateness: Use of Accela is an appropriate current technology for the City of Oakland's
Planning and Building division.
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8.1.3 E-Government Services

Implementation: Some basic building and planning permit application forms are currently
available online. Staff tested and developed the Accela software system during 2013, which
went live to Planning and Building staff in January 2014. Accela, an internet-based software
program, replaces a main-frame based DOS software program in use by the City to track permits
for 25 years.

Effectiveness: Accela software is intended to better coordinate planning, building and code
enforcement staff. It will be more effective when, at some point after 2014, it is available to the
public, for viewing with an internet connection.

Appropriateness: Use of Accela is an appropriate current technology for the City of Oakland's
Planning and Building division.

8.1.4 Customer Relationship Management
System

Implementation: Some basic building and planning permit application forms are currently
available online. Staff tested and developed the Accela software system during 2013, which
went live to Planning and Building staff in January 2014. Accela, an internet-based software
program, replaces a main-frame based DOS software program in use by the City to track permits
for 25 years.

Effectiveness: Accela software is intended to better coordinate planning, building and code
enforcement staff. It will be more effective when, at some point after 2014, it is available to the
public, for viewing with an internet connection.

Appropriateness: Use of Accela is an appropriate current technology for the City of Oakland's
Planning and Building division.
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Policy 8.2: On-Line Access to Information

8.2.1 Public Notices and Documents

Implementation: In 2010, the City redesigned the Planning and Building Division website (along
with the rest of the City's public website), to improve clarity and make it more easily accessible
for people with disabilities. New and additional information, such as public notices and
documents, continue to be added and updated regularly. Further, for larger planning efforts such
as Specific Plans, staff use Gov Delivery email list serves to broadcast information to interested
parties. The City also launched "Engage Oakland.com", a civic dialogue website, and opened a
Housing policy discussion for the 2015 Housing Element.

Effectiveness: The City is committed to use its website, Gov Delivery, and online tools such as
Engage Oakland, to effectively disseminate information to the public.

Appropriateness: Staff considers the use of internet-based notifications, such as the City's
website, and social media tools like Engage Oakland and Twitter.com accounts to be appropriate
means to reach the public.

8.2.2 Housing & Community Development
Web Site

Implementation: In 2010, the City redesigned the Department of Housing and Community
Development website (along with the rest of the public website), to improve clarity and make it
more easily accessibility for people with disabilities. New and additional information for the
public continues to be added and updated regularly.

Effectiveness: The City redesign of its public website was effective in that it made access by City
staff to edits and updates easier.

Appropriateness: The structural updates to the City's website (including DHCD's website) are
complete. Given this accomplishment, this policy is no longer necessary.

Policy 8.3: Geographic Information System

8.3.1 Update GIS Parcel Layer

Implementation: City GIS staff update the GIS Parcel layer from the Alameda County Tax
Assessor's office twice a year.

Effectiveness: Staff's regular updates of this Parcel layer ensure that the City, and the public, are
able to view the most current data, when using GIS programs on the website, and internally.

Appropriateness: City staff will continue to update the Oakland GIS with new parcel data from
the Alameda County Tax Assessor's office on a regular basis. It is not needed as a Housing
Element policy for 2015-2023, as it will be accomplished as routine work, by staff.
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8.3.2 Web-Based GIS Implementation: A revised, web-based interactive GIS program launched on the City's website in
2012 (http://mapgis.oaklandnet.com/planmap/index.aspx). In addition, a GIS system with
additional capabilities (such as parcel permit information) is expected to be available for the
public on the City's website in 2015, through the Accela software system.

Effectiveness: Planning and zoning information accessible to the public, through an interactive
mapping and data website, is a basic function of the Planning and Zoning division. Making
information available in this way also reduces the number of phone calls and inquires the City
receives from the public about zoning and planning at specific locations.

Appropriateness: The Planning and Zoning division commits to making zoning, general plan,
and other pertinent information available to the public through interactive internet-based tools,
such as Accela. This will not be needed as a Housing Element policy for 2015-2023, as it will be
accomplished as routine work, by staft.
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3. EXISTING CONDITIONS/OPPORTUNITIES

This chapter of the Housing Element analyzes population and housing characteristics, identifies
special housing needs among certain population groups, evaluates housing conditions, and provides
other important information to support the goals, policies, and programs to meet the needs of current
and future Oakland residents.

This chapter of the Housing Element has been revised according to California Housing and
Community Development Department’s Housing Element Streamlined Update Guidance. The
guidance for this update specifies a "Requisite Analysis for changes to only certain housing needs,
thus not all language, tables and figures have been changed from the prior published Housing
Element. The primary source of data for the updated analysis is derived from the 2010 Census.
Exceptions to this are noted in the text or table references.’

Chapter 3 is divided into 11 sections, as follows:

A. Population and Household Characteristics — provides general information on population
and household characteristics, such as ethnicity, age, household composition, income,
and household size.

B. Housing Characteristics — describes general housing characteristics such as the number of
housing units by type, tenure, and vacancy.

C. Age and Condition of Housing Stock — describes the age and condition of the City’s
housing stock and provides an estimate of the number and percentage of dwelling units in
need of rehabilitation.

D. Housing Cost — compares rental housing costs and housing prices in Oakland with
surrounding communities and analyzes the affordability of housing in Oakland in relation
to local incomes.

E. Foreclosures — summarizes the impacts on City of Oakland residents as a result of the
housing market bubble and resulting economic crisis.

" The current American Community Survey (ACS) Census product is only used in some tables as required by California
state Department of Housing and Community Development. The 2010 Census and the American Community Survey (ACS)
continue to be evaluated by City of Oakland staff. Comparing these data to other sources used by the City (e.g.: 2000
Census, California State Department of Finance, and USPS 90-day Vacancy data), there is clear evidence that there are
problems with the ACS sampling. Specifically, the ACS data in question is an under count of the population and over count
of the vacancy rate. City staff are considering an appeal to the US Census bureau for a re-evaluation of these figures.
Specifically, there are discrepancies with the 2010 Census showing a population decrease of 8,842 from 2000 Census
population count yet an increase of 12,202 housing units. The population decrease could be explained partially by those
Oakland households who lost their homes due to foreclosure though all foreclosed homes between 2006-2009 would have
needed to be vacant simultaneously with the Census count to explain the magnitude of population loss reported. (See section
on Foreclosures for detail on ownership units lost during the height of the crisis.) The housing unit increase is supported by
building completions data as reported to the State of California Department of Finance during the same time period.
Additionally, according to the 2010 Census the vacancy rate more than doubled to 9.38% over what was reported in the
2000 Census. This could explain the discrepancy between the population and housing unit count differences but again it is
not supported by other similar data. The USPS 90-day Vacancy Data shows a vacancy rate of 2% reported March 31, 2010 -
- much lower than the 2010 Census. It is conceivable but unlikely that the Census 2010 vacancy rate is attributable to the
foreclosure crisis. If that were the case, again, all homeownership units lost due to foreclosure from 2006-2009 would need
to have been vacant at the time the 2010 Census was taken in addition to other types of vacancies (e.g. 2000 Census vacancy
rate) in order to reach the magnitude of the vacancy rate reported in 2010.
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F. Households Overpaying for Housing — describes the number and percentage of
households paying more than 30 and 50 percent of their incomes for housing by
household type and income level.

G. Overcrowding — analyzes the number and percentage of households by tenure with more
than one person per room.

H. Special Housing Needs — describes the characteristics and housing needs of particular
sub-groups of the City’s population (seniors, large families, female-headed households,
farm workers, persons with disabilities, and persons in need of emergency shelter)
identified in state law as groups with special housing needs.

I. Assisted Rental Housing — describes the characteristics of publicly assisted private rental
housing and public housing in Oakland.

J. Analysis of Assisted, At-Risk Housing Projects — identifies privately owned, subsidized
rental housing developments that may be at risk of converting to market rate rental
housing, creating a loss of affordable rental housing in Oakland.

K. Population and Employment Trends — summarizes population and employment trends in
Oakland as they relate to future housing needs and demand.

A. POPULATION AND HOUSEHOLD CHARACTERISTICS
Population

The City of Oakland had a population of 390,724 in 2010 and was, according to the U.S. Census
Bureau, the eighth largest city in California. The City was home to 153,791 households.
Approximately 8,138 Oakland residents lived in group quarters such as college dormitories, nursing
homes, correctional facilities, and other shelter facilities not constituting individual dwelling units.

The last three decades have brought significant changes to Oakland. Before 1980, Oakland had
experienced three decades of population decline due to changes in the local economy, migration to
suburban communities, and other factors. Since 1990, Oakland has experienced growing interest as a
place to live and work. In recent decades the San Francisco Bay Area has been the focal point of
significant economic development and investment in the technology sector. In the early 2000s this
resulted in significant constraints on housing in areas located near Silicon Valley (San Mateo County
and San Francisco City and County). The bursting of the housing bubble and resulting foreclosure
crisis and economic slowdown after 2008 saw a decline in housing demand and costs both in rental
and ownership units in Oakland. Resurgence in the technology sector in recent years has resulted in
another period of high housing demand that has spilled over to other regional cities including
Oakland. One indicator of the regional nature of housing demand is the “Google Bus” phenomenon.
Information technology companies provide free luxury coach bus shuttles from area cities to their
corporate campuses in Silicon Valley. Those busses now have pick-up locations at four Oakland
locations (including three BART stations). Murmurs of the regional impact of housing demand on
the City of Oakland are starting to become visible in the demand and costs of rental and ownership
housing in the City. See the section on Housing Cost, Housing Prices for Owner-Occupied Housing
for detail on region median home sales prices as an illustration of how significantly less expensive
East Bay housing prices are and how that might be influencing regional housing choice and the
increase in demand for housing in Oakland.
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The housing policy implications of Oakland’s historic and projected population growth are discussed
in subsequent sections of this chapter.

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. However, 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, non-Hispanic 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 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. This change in the composition of the City’s population
may have implications for future housing needs (as discussed below in the section on household
characteristics), because the family composition, living preferences and patterns, and economic
decisions of these new arrivals to Oakland may be different than those of previous residents of the
City.

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.

Table 3-1 compares population changes in Oakland, Alameda County, and the State of California in
1990, 2000 and 2010 and compares the composition of Oakland’s population with the countywide
and statewide populations.
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Table 3-1
Population by Race, City, County, and State (1990, 2000 and 2010)

Race/ Oakland Oakland Oakland Alameda County State
Ethnicity 1990 2000 2010
Race Number Percent | Number Percent | Number Percent 1990 2000 2010 1990 2000 2010
Non-Hispanic/Latino
White (Not
Hispanic/ 105,927 28% 93,953 24% 101,308 26% 53% 41% 34% 57% 46% 40%
Latino)
Black or
African 160,640 43% 140,139 35% 106,637 27% 17% 15% 12% 7% 6% 6%
American
Native 1,695 <1% 1,471 <1% 1,214 <1% <1% <1% <1% <1% 1% <1%
American
Asian/Pacific

53,818 14% 62,259 16% 67,208 17% 14% 21% 27% 9% 11% 13%
Islander
Other Race 895 <1% 1,229 <1% 1,213 <1% 7% <1% <1% <1% <1% <1%
EXZ? More | \ya N/A 12,966 3% 14,076 4% N/A 4% 4% NA | 3% 3%
Hispanic/Latino (any race)
Hispanic or o N N o N o N o 38%
Latino 49,267 14% 87,467 22% 99,068 25% 14% 19% 23% 26% 32%
Total 372,242 100% 399,484 100% 390,724 100% -- - -- -- --

Source: U.S. Census Bureau, 1990, 2000 and 2010.
'This is a 2000 Census category only.
Note: Percentages may not add to 100 due to rounding.
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Geographic Concentrations of Race and Ethnicity

Despite a great deal of diversity at the City level, neighborhoods are still segregated by race and
ethnicity. While Whites constitute 35 percent of the population and Black, Asians and Hispanics each
constitute less than 30 percent, there are numerous areas of the City where more than 50% of the
residents belong to a single racial/ethnic group. In addition, each racial/ethnic group has distinct
patterns of concentration where the percentage in a neighborhood is either 1.5 times the citywide
average, or less than half the citywide average, as illustrated on the following pages.
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Figure 3-1
Areas of Racial/Ethnic Majorities
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Figure 3-2
Areas of High and Low Concentration of Black Population
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Figure 3-3
Areas of High and Low Concentration of White Population
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Figure 3-4
Areas of High and Low Concentration of Hispanic Population
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Figure 3-5
Areas of High and Low Concentration of Asian Population
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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.

If the population changes over the past decade continue during the next 10 to 20 years, the City may
be home to a significantly large number of older adults and retirees who are looking for housing
suited to their changing lifestyles and physical needs. Table 3-2 compares the age composition of
Oakland’s population in 1990, 2000 and 2010 with that of Alameda County and the State of
California.

Table 3-2
Age Distribution (1990, 2000 and 2010)
Alameda | Alameda
Oakland | Oakland | Oakland | County County California | California

Age 1990 2000 2010 2000 2010 2000 2010
Under 5 years | 8% 7% 7% 7% 6% 7% 7%
5to 19 years | 20% 21% 17% 21% 19% 23% 21%
20 to 34 years | 26% 25% 24% 24% 22% 22% 22%
35to 54 years | 27% 30% 29% 31% 30% 29% 28%
55 to 64 years | 9% 7% 12% 8% 11% 8% 11%
65 and over 10% 11% 11% 10% 11% 11% 11%
Median age 32 33 36 35 37 33 35

Source: U.S. Census Bureau, 1990, 2000 and 2010
Note: Percentages may not add to 100 due to rounding.

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 Oakland households consist of single persons, and
about 30 percent consist of two people. More than a third (36 percent) of Oakland households have
more than three people (mostly family households). The high percentage of smaller households in
Oakland may be due, in part, to the relatively low proportion of housing units with more than two
bedrooms compared to the surrounding suburban areas. According to the 2000 Census, nearly 70
percent of Oakland’s housing stock has two or fewer bedrooms, compared to 54 percent countywide.

The 2010 Census reported an increase in the number of households in the City. Of those households,
54 percent were family households (households with related individuals). This percentage was
substantially below countywide figures. Even though the number of households has grown, there has
been a decline in the average household and family size. The average household size has declined
from 2.6 in 2000 to 2.49 in 2010. Similarly, the average family size also decreased, from 3.38 to 3.27.
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These trends are 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.
These changes in household size might be a reflection of the nationwide trend away from traditional
family structures. The number of family households have scaled down from 86,347 in 2000 to 83,718
in 2010. Similarly, there has been a 10% decline in the number of family households with children
between 2000 and 2010. White and Black households, which declined as a percentage of all
households, have smaller average household sizes (2.21 and 2.25 in 2010 respectively) compared to
Hispanic and Asian-origin households (3.76 and 2.66 in 2010 respectively).

Of Oakland’s family households with children, about 10% are single-parent households. The number
of single-parent female-headed households declined from 14,932 in 2000 to 12,173 in 2010. In
comparison, the number of single-parent male-headed households increased from 3,298 in 2000 to
3,627 in 2010. Although the number of single-parent households is small relative to the City’s total
population, it still represents about 4% of the City’s population and will increase the need for housing
accessible to childcare and other supportive services geared to support single parents.

Overcrowding increased between 1990 and 2000 (see Section G). Even though household and family
size are trending downward, large households (3+ persons per household) are still significant (37% of
total household population) and suggest that Oakland should plan for more housing to address the
shortage of both affordable housing for large families (who need homes with three or more bedrooms)
and the overall shortage of affordable housing that may cause smaller households to share homes.

Tables 3-3, 3-4, and 3-5 compare household size and composition by household type and provide
information on household characteristics.

About two percent of the City’s population did not live in households in 2010. The “group quarters”
population increased from 7,175 in the 2000 Census to 8,138 in the 2010 Census—a 13% increase.
This demographic is broken-down into two general categories: institutional and non-institutional
populations. Interestingly, the institutional population decreased from 2,894 in 2000 to 2,463 in 2010.
These residents include inmates of correctional facilities, nursing home residents, and persons in other
health care facilities that have no usual home elsewhere. Significantly, the non-institutional
population increased by 33% from 4,281 in 2000 to 5,675 in 2010. These residents include college
students in dormitories and persons in other non-institutional group quarters. Of this non-institutional
group quarters population, 4,310 persons (a majority--53% of the total group quarters population)
were in “other non-institutional facilities,” that reflects an increase of 15% over 2000. Other non-
institutional facilities include: emergency transitional shelters or persons experiencing homelessness,
group homes intended for adults, residential treatment centers for adults, religious group quarters, and
job corps housing centers. Unfortunately, the Census does not further breakdown the populations per
these facility types to understand the housing needs of these very distinct populations. Further
analysis of special needs housing (including housing needs for persons with disabilities and the
homeless population) is included in Section H.
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Table 3-3
Number of Persons per Household (2010)
Owner Renter Total
Households Percent Households Percent Households
1 Person 16,540 26% 35,563 39% 52,103
2 Persons 21,046 33% 24,517 27% 45,563
3 Persons 10,235 16% 12,137 13% 22,372
4 Persons 8,045 13% 8,388 9% 16,433
5 Persons 3,531 6% 4,925 5% 8,456
6 Persons 1,641 3% 2,426 3% 4,067
7 + Persons 2,104 3% 2,693 3% 4,797
Total 63,142 41% 90,649 59% 153,791
Source: U.S. Census Bureau, 2010
Note: Percentages may not add to 100 due to rounding.
Table 3-4

Average Household Size by Race (2010)

Population Group (Race)

Average Household Size

Pacific Islander 4.56
Other (One Race) 4.30
Hispanic or Latino 3.76
Native American 3.03
Asian Origin 2.66
Two or More Races 2.60
Black 2.25
White (not Hispanic/Latino) 2.21

Source: U.S. Census Bureau, 2010
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Table 3-5
Changes in Household Type (1990 — 2010)
Household by Type 1990 Percent | 2000 Percent | 2010 Percent
Total Households 144,521 100% 150,790 100% 153,791 100%
Average Household Size 2.52 -- 2.60 -- 2.49 --
Household Population
Family Households (families) 83,823 58% 86,347 57% 83,718 54%
Married-Couple Family 49,906 35% 51,332 34% 50,797 33%

With Children N/A N/A 24,838 16% 22,818 15%
resent Female Householder, no spouse 26,723 18% 26,707 18% 24,122 16%

With Children 18,815 13% 14,932 10% 12,173 8%
resent Male Householder, no spouse 6,691 59, 8.040 50, 8,799 6%

With Children 2,571 2% 3,298 2% 3,627 2%

Average Family Size 3.28 -- 3.38 -- 3.27 --

Non-family Households 60,698 42% 64,443 43% 70,073 46%
Households with one or more non-relatives | 21,456 15% 25,945 17% 38,940 25%
Households with no non-relatives 123,065 85% 124,845 83% 114,851 75%
Group Quarters (Non Household Population)
Total Group Quarters 7,175 <2% 27,735 <2% 8,138 2%
Institutionalized persons 2,894 <1% 13,214 <1% 2,463 1%
Other persons in group quarters 4,281 1% 14,521 1% 5,675 1%

Source: U.S. Census Bureau, 1990, 2000 and 2010

Note: Percentages represent percentage of all households. Percentages may not add to 100 due to rounding.

Income

Between 1990 and 2000, Oakland’s median household income increased from $27,095 to $40,055, an

increase of nearly 48 percent. The median income for families increased from $31,755 to $44,384

(approximately 40 percent), while median income for non-family households increased from $20,713
to $34,075 (approximately 70 percent). Table 3-6 shows the distribution of income for families and

for households from the American Community Survey 5 year Sample from 2007-2011. These
estimates show continued significant increases in median income over the year 2000 for both

households and families.
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Table 3-6
Household and Family Income (2011)
Total Margin Total Margin
Income Range Households | of Error Percent | Families of Error Percent
Total 154,537 +/-1,547 100% 81,882 +/-1,177 100%
Less than $10,000 12,259 +/-799 8% 5,164 +/-551 6%
$10,000 to $14,999 11,744 +/-668 8% 4,114 +/-390 5%
$15,000 to $24,999 18,313 +/-962 12% 9,454 +/-678 12%
$25,000 to $34,999 15,109 +/-889 10% 8,169 +/-599 10%
$35,000 to $49,999 18,187 +/-817 12% 9,018 +/-634 11%
$50,000 to $74,999 24,713 +/-997 16% 12,086 +/-721 15%
$75,000 to $99,999 16,347 +/-809 11% 8,887 +/-624 11%
$100,000 to $149,999 18,740 +/-859 12% 11,576 +/-683 14%
$150,000 to $199,999 8,499 +/-562 6% 5,521 +/-450 7%
$200,000 or more 10,626 +/-695 7% 7,893 +/-561 10%
Median Income (dollars) $51,144 +/-845 -- $58,237 +/-1,815 --
Mean Income (dollars) $76,867 +/-1,322 -- $90,362 +/-2,164 --

Source: American Community Survey 5-Year Sample 2007-2011

Between 2000 and 2011 a divergent trend occurred with respect to incomes in Oakland relative to
incomes for the entire county. The median income for all households in Oakland as a percentage of
the countywide median income continued to remain about the same as was reported in the last
Housing Element (72 percent). The median income of families experienced a small decline as a
percentage of the countywide median family income. Median income of non-family households
(singles and unrelated individuals sharing housing) has increased dramatically. This change in income
can be attributed to the in-migration of more affluent singles and non-family households.

Lower-Income Households

Much of the focus of the Housing Element is on the needs of households by income level. Incomes
are defined as a percentage of the median income for the Oakland metropolitan statistical area
(MSA), comprising Alameda and Contra Costa counties. Five categories are typically used to
compare incomes. These categories are “extremely low-income,” “very low-income,” “low-income,”
“moderate-income,” and “above-moderate-income.” Table 3-7 summarizes the definitions of these
income groups. Table 3-8 shows the dollar thresholds for these income levels by household size
according to HUD’s 2013 income guidelines. These guidelines are used by most agencies for
defining who is “low-" or “moderate-" income for participation in various government programs.
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Table 3-7

Definitions Used for Comparing Income Levels

Income Definitions

Extremely Low-Income

30 percent or less of the Oakland MSA median income

Very Low-Income

31 to 50 percent of the Oakland MSA Median Income

Low-Income

51 to 80 percent of the Oakland MSA Median Income

Moderate-Income

81 to 120 percent of the Oakland MSA Median Income

Above-moderate-Income

More than 120 percent of the Oakland MSA Median Income

Table 3-8
2013 Income Limits, Oakland PMSA?®

MSA INCOME LIMITS

Oakland Household Size

Median

Family

Income

Fiscal 1 2 3 4 5 6 7 8
Year

2013

$89,200

wemely 161,750 |$21,400  [$24,100 | $26,750 $28,900 $31,050 $33,200 $35,350
VemLow 1$31,250  [$35,700  [$40,150 | $44,600 $48,200 $51,750 $55,350 $58,900
Low Income | $45,100  |$51,550  [$58,000 | $64,400 $69,600 $74,750 $79,900 $85,050
Medan1662,500  |$71,400  |$80,300 | $89,200 $96,400  [$103,500  |$110,700  |$117,800
Moderate 674,950 |$85,650  |$96,350  [$107,050  |$115,600  [$124,150  |$132,750  |$141,300

Source: HUD, http://www.huduser.org/datasets/il/il2013/2013summary.odn?inputname=METR041860MM5775*0Oakland-
Fremont%2C+CA+HUD+Metro+FMR+Area&selection_type=hmfa&year=2013

Table 3-9 compares the proportion of the City’s population at each income level in 2000 based on the
Oakland PMSA median income (HUD 2000 estimate).

8 Oakland MSA = Alameda and Contra Costa counties.
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Table 3-9
Percent of Oakland Households by Income (2010)

Income Category Percent of Households
Extremely Low Income 23%
Very Low 14%
Low 15%
Moderate

48%
Above Moderate

Source: U.S. Department of Housing and Urban Development: CHAS Data Book, based on 2006-2010 5-Year Average Data.

Over half of the City’s households are extremely low-, very low- and low-income, virtually
unchanged from 1990 and 2000. This is significantly above the countywide average of approximately
40 percent. According to Table 3-9, HUD’s 2006-2010 5-year Average from the CHAS Data Book
for the City of Oakland, the extremely-low income population is approximately 23%. The lack of
significant change in income distribution is consistent with the previous discussion regarding the
income gap between residents in Oakland and countywide. The lack of change also means that socio-
economic and housing trends in Oakland in the late 1990s and 2000s did not greatly influence the
income distribution of City residents by the year 2010.

If this income trend continues, the City will experience a growing demand for assisted rental housing
and first-time homebuyer assistance among low- and moderate-income family households, while non-
family households may be better able to pay market costs for housing.

The larger percentage of lower-income households in Oakland is also reflected by the percent of
households with public assistance incomes. Households receiving public assistance generally have
extremely low-incomes. According to American Community 5-year Survey 2011, about 5.3 percent
of all households in Oakland received public assistance, compared to 3.6 percent of households
countywide. Although the percent of households with public assistance incomes declined by more
than half between 2000 and 2011, the percentage of the Oakland population with such incomes is still
significantly higher than the countywide percentage.

Although the number of families on public assistance in Oakland declined between 2000 and 2011,
there is an increase in the poverty rate among families with children. Despite the movement of many
families off welfare, the movement of these families into low-paying jobs did not raise their incomes
above the poverty level (see discussion below on poverty rates).

Geographic Concentrations of Low Income Population

As is the case for race and ethnicity, Oakland has clear geographic patterns of concentration by
income. As seen in the maps on the following pages, in most of the neighborhoods in the flatland
areas of the City, at least 51 percent of the population qualifies as “low and moderate income” under
guidelines established by the U.S. Department of Housing and Urban Development. These federal
definitions correspond to the terms “low” and “very-low” income as used in the Housing Element.
Within those areas, there are neighborhoods with percentages that are more than 1.5 times the
citywide average, while in the hill areas, most neighborhoods have concentrations less than half the
citywide average.
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Figure 3-6
Areas With a Majority of Very-Low and Low Income Persons (2010)
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Figure 3-7
Areas of High and Low Concentration of Very-Low and Low Income Persons
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Income and Family Status

The trend of income and family status in the 1990 and 2000 Census and the 2011 ACS indicates that
the gap between household, family and non-family household incomes in Oakland and those
countywide is about the same as reported in the last Housing Element. Oakland’s family income as a
percentage of County income narrowed considerably from 1990 to 2000 and stayed about the same in
2011. Family households did not fare as well, however. The median family income in Oakland
decreased between 1990 and 2000. In 2011, Oakland families still only earned just 67 percent of
families countywide. Oakland non-family incomes in 2011 were about 91% of Alameda County non-
family incomes.

One explanation for this divergent trend is that Oakland has experienced an influx of relatively more
affluent single- and two-person non-family households since the 1990s. The City also experienced an
increase in the number of families who migrated to the United States between 1990 and 2000 and
who tend to have lower incomes than the population as a whole.

Unless the income trend for family households improves, Oakland will face a growing demand for
affordable family housing for those earning less than the median income, particularly those with
incomes less than half the median income.

Table 3-10 and Table 3-11 compare median household, family, and non-family incomes and the gap
between incomes in Oakland and those countywide in 1990 and 2000, and 2011 (respectively).

Table 3-10
Median Incomes in Oakland and Alameda County

(1990 and 2000)

Oakland Income

Oakland Alameda County | as a Percent of

County Incomes

1990 2000 1990 2000 1990 2000
Median

Household | $27,095 | $40,055 | $37,544 | $55,946 | 72% 72%
Income
Median

Family $31,755 | $44,384 | $45,073 | $65,857 | 71% 67%
Income
Median

Non- $20,713 | $34,075 | $24,984 | $37,290 | 83% 92%
Family
Income

Source: U. S Census Bureau 1990 and 2000
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Table 3-11
Median Incomes in Oakland and Alameda County
(2011)
Oakland Income
Oakland Alameda County as a Percent of
County Incomes
2011 | Margin fogyy [ Margin ) on1p
of Error of Error
Median
Household $51,144 | +/-845 $70,821 +/-789 72%
Income
?edlan Family | 558237 | 41,815 | $87.012 | +-1,086 | 67%
ncome
Median Non- 1 ¢) 454 | 4121215 | $45,756 | 930 | 91%
Family Income

Source: American Community 5-Year Survey 2007-2011
Note: Margin of Error for American Community Survey 2007-2011 data represents the degree of uncertainty
for an estimate arising from sampling variability.

Income and Tenure

As indicated in Table 3-12a, renters were more likely than homeowners to have low incomes. Nearly
one-third (32 percent) of renters in Oakland had extremely low-incomes in 2000 (30 percent or less of
median income), and about half earned 50 percent or less of median income. In contrast, about ten
percent of homeowners had extremely low-incomes in 2000, and about 20 percent earned 50 percent
or less of median income. Both of these trends continued in 2010 (see Table 3-12b).

Similar to 2000 Census data, in 2010 homeowners had earned more than twice the median income of
renters.

Households earning 50 percent or less of median income, especially those earning 30 percent or less
are most likely to require rental assistance. The large percentage of renters with extremely low and
very low incomes suggests a growing need for rental assistance because these households are unlikely
to achieve homeownership or benefit from homeownership assistance programs. Incomes for these
households are unlikely to keep pace with rising rents as evidenced in Section D, Housing Cost.

There are also a significant number of owner households with extremely low-, very low- and low-
incomes (nearly 30% of the ownership population). Households earning less than 50 percent of
median income are especially vulnerable to financial problems that can make it difficult to meet
housing expenses and properly maintain their homes. Many of these households (particularly those
who have not paid off their home loans) may need assistance in paying energy bills, and refinancing
to reduce interest costs, and home maintenance and repairs.
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Table 3-12-a
Income by Tenure (1990 and 2000)
Renters Oowners

e ] 1990 2000 1990 2000

Extremely Low 26,325 32% 27,539 32% 6,314 10% 6,234 10%
Very Low 15,114 18% 15,858 18% 6,497 11% 5,759 9%
Low 13,378 16% 14,578 17% 7,640 12% 7,499 12%
lng\zfﬁgderate 28,260 34% 28,878 33% 41,241 67% 41,484 68%
Total 83,074 100% 86,583 100% 61,692 100% 60,976 100%

Sources: U.S. Department of Housing and Urban Development: 1990 and 2000 CHAS Data Books, derived from 1990 and 2000 Census.
Note:  Percentages may not sum to 100% due to rounding

Table 3—12-b
Income by Tenure (2010)

Renter Owner
Income Level 0 0

Number % of all Number el

renters owners

Extremely Low 30,250 34% 5,615 9%
Very Low 15,245 17% 6,540 10%
Low 15,355 17% 8,110 12%
Moderate/ o o
Above Moderate 28,370 32% 45,380 69%
Total 89,220 100% 65,645 100%

Sources: U.S. Department of Housing and Urban Development CHAS Data based on
American Community Survey 2006-2010 5 year Average Data
Note: Percentages may not sum to 100% due to rounding

Income and Race/Ethnicity

There are also significant differences in income by race and ethnicity in Oakland. Households of
White origin, who saw significant population gains between 2000 and 2011, had the highest incomes
in the City. Households of Asian or Hispanic or Latino origin saw modest population gains, however
these households have significantly lower incomes. In the time period between 1990 and 2000, the
migration of these population groups to the City could explain much of the growing disparity in
family income between Oakland and the rest of Alameda County, because a larger percentage of
these residents tend to live in family households than the population as a whole. Black/African
American households, though their proportion of the population has declined, have among the lowest
incomes in the City.
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Table 3-13 compares median income levels by race and ethnicity in 2011, and Table 3-14 compares
income categories by race and ethnicity in 2000. Family status and culture could be important
indicators of whether these residents will have different housing preferences and needs compared to
other population groups. The City may need to consider the characteristics of low-income Black,
Asian and Hispanic or Latino households in its planning for affordable housing and implementation

of housing programs.

Table 3-13

Median Household Income by Race/Ethnicity (2011)

Race/Ethnicity

Median Income

Margin of Error

White (not Hispanic/Latino) $81,884 +/-2,961
Black/African American $34.928 +/- 1,488
Native American $34,702 +/- 18,755
Asian Origin $43.834 +/-3,248
Pacific Islander $44.020 +/-10,392
Other Race $41.482 +/- 2,406
Two or More Races $51.167 +/- 5,138
Hispanic or Latino $45.233 +/-2,159
Median Household Income $51,144 +/- 845

Source: American Community 5-Year Survey 2007-2011. Median Household Income in the Past 12 months (In 2011 Inflation Adjusted

Dollars)
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Table 3-14
Income Distribution by Race/Ethnicity (2000)

Number and Percent of Households
Income Category . : Native Pacific : .

All White Black Asian e I Hispanic
Very Low (<50% AMI) 55,390 10,405 26,255 9,125 249 173 8,855

37% 21% 47% 47% 45% 43% 43%
Low (50-80% AMI) 22,077 5,735 9,150 2,650 55 69 4,305

15% 12% 16% 14% 10% 17% 21%
Moderate and Above 70,362 32,870 20,185 7,675 253 164 7,564
Moderate (>80% AMI) 47% 67% 36% 39% 45% 40% 36%
Total 150,748 49,010 55,590 19,450 557 406 20,724

100% 100% 100% 100% 100% 100% 100%

Sources: U. S. Census Bureau, 2000

Note: Totals for racial/ethnic groups to do not sum to the total for all households because “Other” race is not
included.

Poverty Rate

The poverty rate is another relative measure of financial well-being. The poverty level is a federally
defined measure of the minimum income needed for subsistence living. The poverty level is an
important indicator of severe financial distress, and the rate of poverty in a community (proportion of
the population with poverty level incomes or less) provides important information about individuals
and families who have the greatest financial need. The dollar threshold for poverty is adjusted by the
federal government for household size and composition, but not by region, and tends to understate the
true extent of poverty in high cost areas such as the San Francisco Bay area.

According to the 2000 Census, approximately 19.4 percent of the City’s population was below the
poverty level, compared to 11 percent countywide. Despite an improving economy between the mid-
1990s and 2000, poverty in Oakland remained a significant problem and actually rose slightly.
Families with children in Oakland had high poverty rates and were twice as likely to live in poverty
as those countywide. Female-headed households with children had the highest poverty rates, twice or
more the poverty rate than among the general population. Female-headed households with children
were 50 percent more likely than female-headed households countywide to live in poverty. Single
mothers with children under five were more at risk of poverty than any other population group—43
percent of these households live in poverty in Oakland.

In contrast, seniors had significantly lower poverty rates, although seniors in Oakland were more
likely to live in poverty than seniors living elsewhere in the county.

The persistently high poverty rate in Oakland, particularly among families and single parents,
suggests that Oakland will continue to experience a high demand for subsidized rental housing and
financial assistance for home repairs and utility payments among homeowners who live in poverty.
Low-cost family housing will continue to be an urgent need in Oakland. Access to childcare and
supportive services for families, particularly single parents, will also be a high priority need.
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Table 3-15 compares poverty rates for the City of Oakland and Alameda County according to the
2000 Census. Table 3-16 provides Federal Poverty Thresholds for 2014.

Table 3-15
Poverty Rates (2000)
Alameda
Oakland County
Total Population 19% 11%
All Adults 17% 10%
65 and Over 13% 8%
Related Children 28% 14%
All Families 16% 8%
Families with Children 23% 11%
Households with Female Householders 30% 20%
Female Headed Families with Children 37% 26%

Source: U. S. Census Bureau, 2000
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Table 3-16
Federal Poverty Thresholds (2014)
Persons in Family/Household Income
One Person $11,670
Two Persons $15,730
Three Persons $19,790
Four Persons $23,850
Five Persons $27,910
Six Persons $31,970
Seven Persons $36,030
Eight Persons $40,090

For families/households with more than 8 persons, add $4,060 for
each additional person.

B. HOUSING CHARACTERISTICS
Housing Composition

Oakland experienced a net gain of over 13,113 housing units between 2000 and 2013, according to
the California Department of Finance (DOF). 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.

The overall mix of housing did not change considerably between 2000 and 2013, according to the
California Department of Finance. In 2013, approximately 47 percent of the City’s housing stock
consisted of single-family homes, 33 percent was in multifamily dwellings in structures of five or
more units, and 19 percent was in multifamily dwellings in structures of two to four units.

The increase in multifamily housing construction can be attributable to the City’s “10K” plan'® and
other housing initiatives. Both rental and condominium development along with some townhome
units have dominated the number of units constructed in the 2000’s. Single family detached units
account for a relatively small percentage of new units. City records on housing units constructed or
under construction since 1999, pending projects, and housing opportunity sites suggests that the
majority of homes constructed during the next decade will continue to be multifamily structures (such
as townhomes, condominiums, apartments, and lofts).

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

19 per Wikipedia: “The 10K Plan was an urban planning doctrine for Downtown Oakland to attract 10,000 new residents to
the city's downtown and Jack London Square areas...Former Oakland Mayor Jerry Brown continued his predecessor Elihu
Harris' public policy of supporting downtown housing development in the area defined as the Central Business District in
Oakland's 1998 General Plan. Since Brown worked toward the stated goal of bringing an additional 10,000 residents to
Downtown Oakland, his plan was known as "10K." ... The 10k plan has touched the historic Old Oakland district, the
Chinatown district, the Uptown district, and Downtown.”
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Table 3-17 shows the changes in the housing stock for the City of Oakland between 1990 and 2013,
and the California Department of Finance’s estimate of dwelling units as of 2013.

Table 3-17
Housing Estimates, City of Oakland (1990 through 2013)
1990 2000 1990 to 2000 2013 2000 to 2013
Change Change

Type Number | Percent |Number |Percent | Number | Percent [Number [ Percent | Number | Percent
Single
Family
Detached | 68,702 [44% 71,424 145% 2,722 4% 74,084  143% 2,660 4%
Attached |5,736 4% 6,645 4% 909 16% 6,884 4% 239 4%
Multiple
2t04 29,388 |19% 28,972 |18% -416 -1% 32,625 |19% 3,653 13%
5Plus  [48,847 [32% 50,008 |32% 1,161 2% 56,470  [33% 6,462 13%
Mobile
Homes [186 <1% 364 <1% 178 96% 555 <1% 191 52%
Other 1,878 1% 92 <1% -1,786  |-95% n/a n/a n/a n/a
Occupied | 144,521 [93% 150,787 |96% 6,266 4% 154,614 |91% 3,827 3%
Total 154,737 |100% 157,505 |100% 2,768 2% 170,618 |100% 13,113 8%

Sources: California Department of Finance, City/County Population and Housing Estimates (E-5 Report); 2000 Census and 2011-13
with 2010 Census Benchmark.

Note: The 2000 Census count of occupied housing units varies by three dwelling units from the household count in Table—they come
from different census reports.

Housing Occupancy
Vacancy

As noted in the footnote at the beginning of this chapter, in the Census 2010 for Oakland, the vacancy
rate more than doubled to 9.38% over what was reported in the 2000 Census. Also noted in this
footnote, the 2010 Census showed a population decrease of 8,842 from 2000 Census population count
yet an increase of 12,202 housing units. The vacancy rate could explain the discrepancy between the
population and housing unit count differences but it is not supported by other similar data. The USPS
90-day Vacancy Data shows a vacancy rate of 2% reported March 31, 2010 -- much lower than the
2010 Census. It is conceivable but unlikely that the Census 2010 vacancy rate is attributable to the
foreclosure crisis. If that were the case, all homeownership units lost due to foreclosure from 2006-
2009 would need to have been vacant at the time the 2010 Census was taken in addition to other types
of vacancies (e.g.: 2000 Census vacancy rate) in order to reach the magnitude of the vacancy rate
reported in 2010.

Table 3-18 compares occupancy and vacancy rates in Oakland and Alameda County for 1990, 2000
and 2010. Additionally, in an attempt to understand the discrepancy in vacancy rates from 2000 to
2010, maps of vacancy rate by Census tract and by tenure were made to understand where Census
data shows hot spots of high vacancies. See Figure 3-8 and Figure 3-9.
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Table 3-18
Housing Occupancy (1990, 2000 and 2010)
Oakland Alameda County
1990 Percent 2000 Percent | 2010 Percent | 1990 Percent | 2000 Percent | 2010 Percent

Total housing units 154,737 100% 157,508 | 100% 169,710 | 100% 504,109 | 100% 540,183 | 100% 582,549 | 100%

Occupied units | 144,521 93.3% 150,790 | 95.7% 153,791 | 90.6% 479,518 | 95.1% 523,366 | 96.9% 545,138 | 93.6%

Vacant units 10,216 6.7% 6,718 4.3% 15919 | 9.4% 24,591 4.9% 16,817 3.1% 37,411 | 6.4%
Vacant — seasonal,
migrant, recreational, 159 0.1% 474 0.3% 633 0.4% 592 0.1% 2,084 0.4% 2,292 0.4%
occasional use
Rented or Sold, 1,142 0.7% 760 | 05% | 795 | 05% | 2532 | 05% |2227 |04% |2316 | 04%
Awaiting Occupancy
Other Vacant' 2,389 3.1% N/A -- 4,090 2.4% 4,752 0.9% N/A -- 9,862 1.7%
Net Vacant Units 6,526 4.5% 5,475 3.5% 10,401 | 6.1% 16,715 3.3% 12,506 | 2.3% 22,941 | 3.9%
Effective Vacancy Rate

Owners 1.6% 2.0% 3.0% 1.1% 3 1.1% 3 1.8%

Renters 6.7% 3.0% 8.5% 3,8% 2.6% 6.4%

Source: U. S. Census Bureau, 1990 and 2000

'This is a 1990 Census category only.
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Figure 3-8
Homeowner Vacancy Rate (By 2010 Census Tracts)
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Figure 3-9
Rental Vacancy Rate (By 2010 Census Tracts)
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Tenure

A majority of Oakland households are renters, about 57 percent in 1990, 59 percent in 2000, and 59%
in 2010. Oakland’s homeownership rate stayed the same between 2000 and 2010. Only non-
Hispanic White households had a majority of homeowners in 2010, and then only a small majority
(52 percent in 1990, 56 percent in 2000, and 50 percent in 2010). Other racial and ethnic groups had
homeownership rates between 28 percent for Native Americans (representing a large decline from
2000 data) to 41 percent for Asian/Pacific Islanders. Table 3-19 compares tenure by race in 1990,
2000, and 2010.
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Table 3-19
Tenure by Race and Hispanic Origin (1990, 2000 and 2010)
owners Renters Percent Owners Percent Renters

Race 1990 2000 2010 1990 2000 2010 1990 2000 2010 1990 2000 2010
Non-Hispanic or Latino

White 27,391 25,613 | 30,690 | 25,754 | 23,411 30,418 | 52% 56% 50% 48% 42% 50%
Black 21,760 20,214 | 16,093 | 39,763 | 35,985 | 31,049 | 35% 36% 34% 65% 64% 66%
Native American 196 269 277 485 596 714 29% 50% 28% 71% 50% 72%
Asian/Pacific Islander 6,435 8,168 10,139 | 9,418 11,821 14,712 | 50% 41% 41% 50% 59% 59%
Other' 95 5,577 5,943 153 11,515 13,756 | 38% 33% 30% 62% 67% 70%
Hispanic or Latino

Hispanic or Latino 4,345 6,898 8,268 8,729 13,816 | 17,069 | 37% 41% 33% 63% 59% 67%
Total 60,222 62,489 | 63,142 | 84,368 | 88,301 90,649 | 43% 41% 41% 57% 59% 59%

Source: U. S. Census Bureau, 1990, 2000 and 2010.
'Other category includes two or more races, reported only for the 2000 Census.
Note: Total number of households may not equal totals in other tables because tenure by race and ethnicity is not based on a 100 percent count.
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Homeownership is closely related to incomes. According to the American Community Survey, in
2011 (and detailed in Table 3-13), White households had the highest median income, nearly $82,000
(with a margin of error under $3,000). The next highest median income was for the population of
persons who self-identified as two or more races who had an income of just over $51,000 (with a
margin of error of just over $5,000). African Americans had close to the lowest median income of just
under $35,000 (with a margin of error of under $1,500). The difference between the highest median
income and the range of income for other Race/Ethnicity groups (not accounting for the margin of
error) is between nearly $31,000 and $47,000 (Black, Hispanic, Asian households and households of
other races or more than one race). Given this disparity of household incomes, there is still relatively
high ownership for households of Black, Asian/Pacific Islander, and Hispanic origin. This might
indicate a particular need to provide continued support of low-income ownership households in the
form of loans to improve aging housing stock anti-predatory lending efforts.

The fallout of the foreclosure crisis can also be illustrated in Table 3-19 though thankfully it is not as
dramatic as expected. Homeownership rates have decreased across all Race/Ethnicity categories with
the exception of those of Asian/Pacific Islander origin whose homeownership rate stayed the same as
in 2000.

Much of the growth in Oakland’s population from 2000 to 2010 consisted of populations who cannot
afford to purchase homes. Among other reasons for the high proportion of renters may be the losses
due to the foreclosure crisis—cumulatively from 2006-2012 there were 10,863 units lost to
foreclosure (see Table 3-35 for details).

The trend in housing tenure has several possible policy implications for the City:

1. The City can continue to facilitate the construction of rental housing for those who cannot,
and probably would not be able to, purchase homes (even with financial assistance), very
low-income households most at-risk from rising rental rents, and households that do not seek
homeownership but can afford market rents. Increasing the rental housing stock will ease
difficulties associated with the rising rental rates and availability.

2. The City can seek to increase homeownership by facilitating and providing assistance to
projects that provide low- and moderate-income homeownership opportunities.

3. The City can continue to improve, and facilitate private investment in, the existing housing
stock to better meet the needs of Oakland’s changing population.

4. The City could create programs that would permit renters to purchase homes that they rent.

In contrast to the last Housing Element and, again, another example of the repercussions of the
foreclosure crisis, the homeownership rate in Oakland decreased in all but one age category for
homeowners when compared to 2000 Census data. Only homeowners from ages 60-64 had the
highest increase in rate of ownership at 61% in 2010. As was anticipated in 2000, in 2010 for those
75 years and older ownership rate decreased by 7%. Many older seniors either have declining
incomes, forcing them to sell their homes, or choose to live in non-owned housing that better meets
their changing lifestyle, physical, and supportive services needs.

Since about half of the homeowners in the City are over the age of 55 years, this may suggest an
increasing need for financial assistance to lower-income seniors to make modifications for greater
accessibility and mobility within and around the home, energy efficiency, and other home repairs and
improvements that will allow seniors to live longer, independent lives in their present locations. For
older adults wishing to move to housing specifically designed for seniors, programs that provide more

EXISTING CONDITIONS/OPPORTUNITIES 133



CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

housing choices for this age group may be indicated. If seniors are “trapped” in their homes due to
financial or other circumstances, turnover in the housing market will be affected. By providing
seniors with more housing options, the City can facilitate homeownership for younger households
who wish to purchase homes.

Table 3-20 compares homeownership rates by age.

Table 3-20
Homeownership Rates by Age, Oakland (2010)

Age Owners Renters Ownership Rate Rental Rate
15t0 24 413 5,570 2% <16%
25t0 34 4,979 24,496 <15% <3%
35 to 44 12,364 20,139 <5% <4%
45 to 54 13,844 15,859 <14% 0%
55t0 59 7,568 6,799 24% 58%
60 to 64 7,531 5,433 61% 61%
65 to 74 8,608 6,235 10% 14%
75 and over 7,835 6,118 <7% <7%

Total 63,142 90,649 41% 59%

Source: U. S. Census Bureau, 2010
Note: Total number of households may not equal totals in other tables because tenure by age is not based on a 100
percent count.

C. AGE AND CONDITION OF HOUSING STOCK

Is Housing Improving or Deteriorating in Oakland?

The age and condition of the housing stock provide additional measures of housing adequacy and
availability. Based on the 2000 Census data, the last time the decennial Census measured the age of
the housing stock, more than one-third of Oakland’s housing was built prior to 1940. Older homes are
generally less energy-efficient and, unless upgraded, will have older electrical, plumbing, and heating
systems that are likely to suffer from deferred maintenance or deterioration. In addition, these older
homes present other challenges to health and safety, from lead-based paint and asbestos to structural
and seismic deficiencies.

In 2014, the City hired BAE Urban Economics, Inc. to conduct at Housing Conditions survey for the
2015-2023 Housing Element. The survey instrument is included in Appendix A. The survey looked
at approximately 1,700 residential structures in Oakland, representing about 18,000 housing units,
and the findings are reported in the “Sample Survey of Housing Conditions” section, below.

Some of the indicators of substandard housing, such as an aging housing stock and the number of
dwelling units lacking complete facilities, indicate that the City’s housing stock may have
deteriorated since 1990. Other indicators, such as the rehabilitation of earthquake-damaged
residential hotels and the increase in private investment in many residential neighborhoods, suggest
that housing conditions in Oakland may be improving. Long-term trends from the 1960s indicate that
housing conditions may have improved, if for no other reason than thousands of older, often
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substandard dwelling units were removed during the 1960s and 1970s to make way for public works
and redevelopment projects followed by the recent developments of new housing in the downtown
area and investments in housing improvements by non-profit affordable housing providers and the
Oakland Housing Authority.

According to the 2000 Census, approximately 2,200 dwelling units had no heating systems, over
1,600 dwelling units lacked complete plumbing, and nearly 2,100 dwelling units lacked complete
kitchen facilities. Each of these measures showed a higher incidence than in 1990"". It should be
noted that a significant percentage of these housing units are in single-room occupancy buildings that
do not have private bath and kitchen facilities for individual dwelling units.

The National Center for Healthy Housing, in its 2009 analysis of the American Housing Survey of
Health-related Housing Problems, found that out of 45 metropolitan areas studied, the Oakland
Metropolitan Area ranked 33™ for basic housing and in last place at 45" for healthy housing.
Deficiencies found to be most unhealthy included open cracks or holes in walls, broken
plaster/peeling paint, water leaks from inside and outside, roofing, siding and window problems.

Health hazards, such as presence of asbestos, lead-based paint, or asthma triggers can also be an
indicator of housing condition. The City estimates up to two-thirds of the housing units in Oakland
could contain lead-based paint. The large percentage of homes constructed before the 1960s
increases the probability of lead-based paint and lead hazards in these homes since this type of paint
was commonly used up to that time.

Oakland has the highest rate of asthma in Alameda County, which itself has the third highest rate of
asthma in the state. Oakland children require hospitalization for severe asthma attacks at a rate four
times higher than the state average. Asthma causes school absences, raises health care costs for
treatment and emergency room visits, leads to work absences and limits children’s activities and
impacts their quality of life. According to the Federal Healthy Homes Work Group publication
Advancing Healthy Housing: A Strategy for Action, an estimated 39% of children under six with
asthma nationwide are impacted by exposure to indoor air hazards in their homes. Poor housing
conditions including mold and moisture, pest infestations, and poor ventilation are asthma triggers
and contribute to high rates of emergency room visits and hospitalizations of children and adults with
asthma, an indicator of housing conditions in Oakland.

The City of Oakland’s Housing Rehabilitation programs address substandard housing conditions
including lead-based paint and other health and safety issues as well as providing accessibility
improvements, primarily for low-income homeowners. The Alameda County Community
Development Agency’s Healthy Homes Department provides education, lead-safety skills training,
and on-site consultations for Oakland property owners and carries out lead poisoning prevention and
asthma trigger interventions for Oakland residents. The ACHHD has remediated lead hazards in 266
Oakland housing units since 2009 and works with the Oakland Housing Authority to educate owners
of housing units participating in the Section 8 program about lead-based paint, mold, and other
healthy housing issues to promote safe and healthy property maintenance.

Whether or not housing conditions in Oakland are improving overall, they remain a problem by any
of the measures discussed above. Housing conditions in the City’s oldest, poorest neighborhoods
with the highest proportion of renters and high foreclosure rates are likely to suffer the most from
substandard housing conditions. According to the City of Oakland’s Consolidated Plan (2010-2015),

" According to the 1990 Census, approximately 1,300 dwelling units lacked heating, nearly 2,000 dwelling units lacked
complete plumbing, and nearly 1,300 dwelling units did not have complete kitchen facilities.
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over 89% of large low-income families (5 or more) in Oakland who rent have at least one housing
problem: cost burden, physical defects in the housing unit and/or overcrowding.

Local government can help ensure that the local housing stock is maintained and improved in a safe
and healthy manner by providing financial and technical assistance to properties occupied by low
income households and by carrying out appropriate code enforcement programs. These programs can
also support the community by reducing neighborhood blight and preserving property values. Rental
units are more likely to have unhealthy housing conditions than the overall housing stock as shown by
five key indicators of unhealthy housing in the 2011 American Housing Survey (mold, musty smells,
moderate-to-severe physical problems, excess cold, and lack of a working carbon monoxide alarm).
Rental units make up approximately 59% of Oakland’s housing stock. For these reasons, it is likely
that the City will need to continue its active role in housing code enforcement and providing financial
assistance to property owners who cannot afford to maintain or repair their homes.

Age of the Housing Stock as an Indicator of Housing Condition

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. More than one-third (35 percent) of housing units were constructed before 1940 and are
over 60 years old. Table 3-21 summarizes the age of the housing stock in Oakland. Figure 3-10,
Figure 3-11, and Figure 3-12 illustrate housing stock age across the City of Oakland.

Table 3-21
Age of Housing Units (2000)
Year Number of Units Percentage
1939 or earlier 55,339 35%
1940 to 1959 47,698 30%
1960 to 1969 22,092 14%
1970 to 1979 16,862 11%
1980 to 1989 7,713 5%
1990 to March 2000 7,801 5%
Total 157,505 100%

Source: U.S. Census Bureau, 2000
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Figure 3-10
Age of Structure Built: Pre-1970 (2000 Census)

EXISTING CONDITIONS/OPPORTUNITIES 137



CITY OF OAKLAND
HOUSING ELEMENT 2015-2023

Figure 3-11
Age of Structure Built: 1970-1999 (2000 Census)
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Figure 3-12
Age of Structure Built: 1999-2000 (2000 Census)
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2014 Sample Survey of Housing Conditions

In 2014, the City conducted a housing conditions survey for the 2015-2023 Housing Element'?. The
survey instrument is included in Appendix A". The survey looked at approximately 1,700 randomly
selected residential structures in Oakland, representing about 18,000 housing units. The survey
evaluated a number of measures, such as structure type, windows, doors, roofing and siding. The
sample size of 1,700 structures were evenly distributed across nine planning areas throughout the
City." At a 95 percent confidence level, this means that the results of this survey are accurate with a
margin of error of plus or minus seven residential units.

The 2014 Oakland Housing Conditions Survey was a survey of exterior housing conditions,
sometimes referred to as a “windshield survey.” This means that housing surveyors were only able to
evaluate the physical conditions of a residential structure and its immediate surroundings as visible
from the public right-of-way. This survey did not include any evaluation of interior housing
conditions or any other physical condition not detectable from the street. Based on the results of this
survey of exterior housing conditions, BAE estimates the following profile of housing conditions
among an estimated total of 170,825 housing units in Oakland:

e Over three quarters (78 percent) of Oakland’s housing units are estimated to be in
sound condition. These estimated 134,000 units show no signs of exterior damage or
deferred maintenance on the portions of the structures visible from the public right-of-way.

e 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.

e Moderate to substantial rehabilitation or repair is needed for an estimated 2,600
housing units in Oakland. These units (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.

e A small number of units are completely dilapidated and in need of replacement or
complete rehabilitation. In Oakland, an estimated 260 housing units show signs of
excessive neglect and appear to require demolition or major rehabilitation to become

habitable.

This survey method is valuable in that it can provide a snapshot evaluation of the basic structural and
exterior conditions of the City’s housing stock in a cost-effective and timely manner that respects the
privacy of residents. However, the “windshield” survey method is limited in that housing
deficiencies requiring close examination to detect are excluded from the survey results and generally
result in an under-estimation of the number of units in a given geography with structural deficiencies
that may merit repair or rehabilitation. This is particularly true in dense urban environments such as

2 The City hired BAE Urban Economics, Inc. to conduct the survey.
'3 The full BAE report, analyzing the survey results, will be included in the final Housing Element, in Fall, 2014.
' The Port of Oakland and Oakland International Airport are excluded from the survey.
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Oakland, where residential structures are typically close together and allow for very limited
evaluation from the public-right-of-way.

The results of this survey should be used in conjuncture with other sources of information regarding
the condition of the City’s housing stock that are readily available to the City. These sources include
the estimated age of the housing stock, foreclosure and vacancy records, data and results from past
rehabilitation programs, and code compliance and enforcement records.

Presence of Lead-Based Paint

The presence of lead-based paint in housing can also be an indicator of unsafe housing conditions,
particularly for households with children. Extrapolating from the 2008-2012 American Housing
Survey 5 year estimates, over 80%, or approximately 142,000 units of Oakland housing were built
before 1978, the year lead-based paint was banned from residential use. Lead-based paint becomes
more hazardous as the older layers break down and become deteriorated over time, including normal
wear and tear on friction surfaces. Unsafe painting and renovations on these homes can also create
lead dust hazards and specialized training and lead safe work practices are now required under
Federal and State law for most work disturbing lead-based paint. According to the Centers for
Disease Control (CDC) and California’s Childhood Lead Poisoning Prevention Branch, lead paint is
the primary cause of lead exposure for children who live in older homes. The California Legislature
has declared that “childhood lead exposure represents the most significant childhood environmental
problem in the state today” (California Health & Safety. Code, § 124125). Dwelling units constructed
before the 1960s are most likely to contain hazardous lead paint conditions.

Childhood lead poisoning is a significant public health problem in California. ACHHD reports that
lead poisoning is particularly prevalent in the San Antonio, Fruitvale, and East Oakland areas, which
have a confluence of low household incomes, low rents, concentrations of older housing (much in
deteriorated condition), and concentrations of families with children under the age of six. The
ACHHD reports that within Alameda County, both high risk areas and cases of lead poisoning are
more prevalent in Oakland than in other jurisdictions.

Table 3-22 summarizes the estimated number of housing units in Oakland with lead-based paint that
could potentially present a hazard.

It should be noted that care must be used in interpreting these numbers as these figures are based on
national averages that could vary by region. Also the presence of lead-based paint does not
automatically indicate that serious lead hazards exist. Serious lead hazards exist when conditions such
as chipping, peeling, cracking or paint-disturbing work or activities cause lead to be released from the
paint and result in lead exposure to persons in and around the affected housing unit.
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Table 3-22
Incidence of Lead-Based Paint (1990)

Renter-Occupied Units Owner-Occupied Units
Year Built Total Low Moderate Total Low Moderate
Pre-1940 25,326 10,006 10,373 29,290 1,635 2,186
(with lead) (22,793) (9,005) (9,336) (26,361) (1,471) (1,967)
1940 - 1959 | 25,399 9,166 11,741 20,431 997 1,830
(with lead) (20,319) (7,333) (9,393) (16,345) (798) (1,464)
1960 - 1979 26,128 9,728 10,903 8,129 177 256
(with lead) (16,200) (6,031) (6,760) (5,040) (110) (159)

Sources: Oakland Consolidated Plan. Data from U.S. Department of HUD; U.S. Census Bureau, 1990

D. HOUSING COST

The Bay Area is one of the most expensive housing markets in the country. In Oakland, 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 considerably 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.

Comparing 1990 and 2000 Census data and American Community Survey (ACS) data on Median
Home Values and Rents'®, the widening gap between housing costs and incomes is especially acute
for family households, whose incomes lagged in the 1990s, 2000s and through 2010 and who
represented a large share of Oakland’s population growth during that period. According to the ACS
2011 5-year survey data, the widening gap between housing costs and incomes continued. Increases
in overpayment and overcrowding in the 1990s and 2000s (though in 2010 the number of persons per
household has decreased slightly) are further indicators of the problems faced by lower-income
households, especially family households, and those with very low-incomes. Table 3-23 compares
this data.

The following sections evaluate both ownership and rental housing in light of the gap between
housing costs and income. Looking both at recent sales prices and market rental rates, data indicate
that the widening gap trend continues into the second decade of the millennium. The construction of
subsidized rental housing also continues to be a challenge as the subsidy cost per unit assumption
continues to climb resulting in more challenges to provide more deeply affordable units.

!5 Comparing Census and American Community Survey is typically not recommended. This comparison was done per
guidance from California Housing and Community Development Department, Housing Element Requisite Analysis.
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Development trends in Oakland (see Chapter 4, Land Inventory) suggest that market rate housing
constructed, under construction, or approved since 2007 contains, or will contain, some housing units
affordable to moderate-income small households and families. By contrast, units affordable to very
low- and low-income households are not mandated in market rate projects and require a significant
amount of financial assistance. If these trends in housing costs and incomes continue in Oakland, the
City may need strategies to:

1. increase the supply of affordable housing for lower-income households, especially very low-
income households and large families;

2. address cost increases in rental housing and an increasing need for rental assistance;

3. facilitate the continued construction of market-rate rental housing affordable to moderate-
income households; and

4. seek new sources of funding for affordable housing.

Table 3-23
Median Value/Rent (1990 to 2011)
1990 to 2000 to
1990to | 2000 ACS 2000 to | 2011
2000 Percent ACS Margin 2011 Percent

Value/Rent | 1990 2000 Change | Change 2011 of Error | Change | Change

Median

Home Value | 177,440 | 235,500 | 58,060 33% 492,200 | +/-7,585 256,700 109%
Median
Gross Rent 485 696 211 44% 961 +/-9 265 38%

Source: American Community 5-Year Survey 2007-2011 and U.S. Census 1990, 2000.

Note: Margin of Error for American Community Survey 2007-2011 data represents the degree of uncertainty for an estimate arising from
sampling variability.

Also note: Comparing Census and American Community Survey is typically not recommended. This comparison was done per guidance
from California Housing and Community Development Department, Housing Element Requisite Analysis.

Housing Prices for Owner-Occupied Housing

Oakland remains relatively affordable compared to other centrally located Bay Area communities.
Housing prices in most Oakland neighborhoods are significantly lower than the median Bay Area
housing price of $666,890 as reported by the California Association of Realtors® in December
2013.'° In Table 3-24 below, the median home sales price in 2013 shows that Oakland continues to
rank among the lowest in ownership cost 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. Table 3-24 shows the
median home sales price changes for some Bay Area cities for 2000, 2008, and 2013.

'S As per California Association of Realtors website: http://www.car.org/marketdata/data/countysalesactivity/
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Table 3-24
Selection of Bay Area Cities Median Home Sales Prices
2000, 2008"" and 2013

Alameda $359,000 $625,000 $588,000 64%
Albany $335,000 $500,000 $603,000 80%
Berkeley $420,000 $735,000 $730,000 74%
Castro Valley $356,500 $518,500 $534,500 50%
Emeryville $191,000 $307,500 $350,000 83%
Fremont $382,000 $564,000 $605,000 58%
Hayward $255,000 $360,000 $360,000 1%
Oakland $211,500 $401,000 $390,000 4%
Redwood City | $560.000 $800,000 $890,000 59%
Richmond $160,000 $245,000 $210,000 31%
San Francisco $485,000 $760,000 $830,000 1%
San Jose $400,000 $560,000 $570,000 43%
San Leandro $265,000 $391,000 $380,000 43%
San Mateo $517,000 $710,000 $735,000 42%
Santa Clara $425,000 $589,000 $635,000 49%
Sunnyvale $510,000 $716,250 $765,000 50%

Source: DataQuick

According to DataQuick, median home sales price data obtained by the City show that in the past
thirteen years housing prices in Oakland increased on average 84%. Expanding the time range to
twenty five years from 1988 to 2013, there is a dramatic increase in median home prices—an average
increase of 207%. Figure 3-13 charts the Oakland median sales price trends over a 25 year period
(Note that prices are not adjusted to current year values which skews the real values over time. This is
done with the understanding that people do not do these adjustments when considering historical
data.).

'7 This is data is from the previous Housing Element and only covers January — July 2008—what was available at the time
that report was written.
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Figure 3-13
Oakland Median Home Sales Prices 1988 to 2013
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Focusing on Oakland neighborhoods, the following Table 3-25 shows variations in house sales prices
by Oakland zip codes and price changes over time. The table illustrates the magnitude of price
variation between zip codes. For example, the 2013 median sales prices has a high of $840,000 in zip
code 94618 and a low of $153,000 in zip code 94621 (i.e. almost a fifth of the price). This table also
illustrates the progressive increase in median home sales prices over time with recent 13 year price
increases between 17 and 224%.

Table 3-25
Median Home Sales Prices by Zip Code
Oakland (Selected Years, 1990-2013)

% % %
Ghae |19 [2000 | oG9 | 2013 19607 | 2000°

2000 2013 2013
94601 $124,000 | $160,000 | 29% $240,000 94% 50%
94602 $210,000 | $325,000 | 55% $560,000 167% 72%
94603 $88,000 $142.250 | 62% $172,250 96% 21%
94605 $130,000 | $194,000 | 49% $300,000 131% 55%
94606 $130,000 | $170,000 | 31% $309,000 138% 82%
94607 $94,500 $160,000 | 69% $320,000 239% 100%
94609 $165,000 | $280,000 | 70% $559,000 239% 100%
94610 $142,500 | $266,500 | 87% $580,000 307% 118%
94611 $270,000 | $465,000 | 72% $730,000 170% 57%
94612 $109,000 | $139,000 | 28% $450,000 313% 224%
94618 $296,000 | $520,000 | 76% $840,000 184% 62%
94619 $170,000 | $260,000 | 53% $425,100 150% 64%
94621 $83,500 $130,500 | 56% $153,000 83% 17%
Average of
Median
Sales $154,808 | $247,096 | 57% $433,719 178% 78%
Prices per
Zip Code

Source: DataQuick

Overall, since 2000, home sales prices have increased for all neighborhoods in Oakland. From about
2008 to just recently, the financial crisis and resultant foreclosure crisis significantly impacted median
home sales prices in all neighborhoods. The collapse in home sales prices during that period was due
to the flood of housing inventory, the tightening of the credit market, and the further decline of
already struggling communities due to predatory lending practices (and resulting foreclosures) and
job loss. In an analysis obtained by the City of Oakland, the first quarter of 2008 had the lowest home
sales volume since 2000. By 2009 the home sales volume increased significantly but did not result in
an increase in median sales prices.' In 2007 and 2008, in all but one zip code (94618), median home
sale prices experienced dramatic decreases. In five (out of thirteen) zip code areas, the one-year
decrease from 2007 to 2008 was greater than one third. Figure 3-13 illustrates these market price
fluctuations using Oakland’s citywide median home sales price. According to DataQuick, as of 2013,

18 City of Oakland Home Sales History (1/1/2000 to 3/31/2010), HdL Coren & Cone; Data Source: Alameda County DataQuick Property
Data
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median sales prices by zip code area ranged from $153,000 to $840,000.With the exception of five
(out of thirteen) zip code areas (94602, 94609, 94610, 94611, 94618) in Oakland with moderately to
significantly higher prices, the median cost of housing in Oakland is lower than most other East Bay
cities. The highest cost communities in the immediate region were Alameda, Albany, Berkeley,
Castro Valley, Fremont, Redwood City, San Francisco, San Jose, San Mateo, Santa Clara, and
Sunnyvale. The lowest cost communities were Emeryville, Hayward, Oakland, Richmond and San
Leandro. “Low cost” in the context of other East Bay cities means median home prices ranging from
$210,000 to $390,000. Tt is not clear if the lower-cost units are in standard condition. Additionally,
some low cost units are likely to be found in neighborhoods in at least two of these cities (Oakland
and Richmond) that have been greatly impacted by the concentration of foreclosed properties and in
some cases neglect and abandonment of foreclosed properties.

Ownership Affordability

Given Oakland’s relative affordability compared to other Bay Area cities, homeownership is difficult
for moderate-income households and all but impossible for lower-income households. Ownership
remains difficult as housing costs have increased to levels that are well beyond what annual salaries
for many of the jobs located in the East Bay region will support. A household can typically qualify to
purchase a home that is three times its annual gross income, depending on the down payment, the
level of other long-term obligations (such as a car loan), and interest rates. In practice, the interaction
of these factors allows some households to qualify for homes priced at more than three times their
annual income, while other households may be limited to purchasing homes less than three times their
annual income. For a quick, back-of-the-envelope calculation, a median income renter household
earning approximately $80,000'° would be able to purchase a home valued at $240,000 to $266,500
under customary lending assumptions. According to DataQuick market sales data through 2013,
there are only three zip codes in Oakland where homes can be purchased in this price range (see
Table 3-25).

Another way to look at housing affordability is by occupations available in the immediate area.
According to the California State Department of Labor (DOL) statistics for the Oakland-Fremont-
Hayward metropolitan division, the average annual wage paid for the highest number of population
employed in this area is $43,231. Table 3-26 gives a breakdown of those DOL top five occupation
categories and their respective mean annual wage.

Table 3-26
Top 5 Occupations of Population Employed & Mean Annual Wages
Oakland-Fremont-Hayward Metro Division (First Quarter 2013)

March 2013 % of March 2013
2013-
3 Total Mean Annual
population :
Population Wage

employed
Office and Administrative Support Occupations | 159,950 16.5% $43,231
Sales and Related Occupations 98,230 10.1% $45,801
Food Preparation and Serving Related
Occupations 79,330 8.2% $22,940
Education, Training, and Library Occupations 62,120 6.4% $61,125
Management Occupations 61,270 6.3% $128,829

Source: California Department of Labor Statistics.

' Per City of Oakland2013 Income Limits for of moderate income household of 3 persons.
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Next, Table 3-27 shows the Median Home Sales Prices for 2013 and the annual income required
paying the principle and interest on a loan for those home prices. Assumptions for this table are as
follows: 20% down payment, 4.75% interest rate for a 30 year fixed mortgage, one-third of income
toward principle and interest payments. This calculation does not factor payment of taxes and
insurance. Note that in many cases for low income homebuyers (according to 2013 HUD income
limits, the annual salaries of 3 of the top 5 occupations represents more than 2/3 of population of
persons employed in the area in Table 3-26 above) a 20% down payment would be very difficult to
save. For the largest population of those working in the Oakland-Fremont-Hayward region (Office
and Administrative Support Occupations), again, only three of the zip codes are affordable to those
workers.

Table 3-27
Median Home Sales Prices 2013 and
Income Required for Mortgage Principal & Interest

Zip sl I_—Iome Monthly Yearly Income
Code celze Aee Payment Required
(2013)
94601 $240,000 $1,002 $36,420
94602 $560,000 $2,337 $84,981
94603 $172,250 $719 $26,139
94605 $300,000 $1,252 $45,526
94606 $309,000 $1,290 $46,891
94607 $320,000 $1,335 $48,561
94609 $559,000 $2,333 $84,829
94610 $580,000 $2,420 $88,016
94611 $730,000 $3,046 $110,779
94612 $450,000 $1,878 $68,288
94618 $840,000 $3,505 $124,472
94619 $425,100 $1,774 $64,510
94621 $153,000 $638 $23,218

Source: DataQuick

Notes: Loan assumptions: 20% down payment, 4.75% interest rate for a 30 year fixed mortgage, one-third of
income toward principle and interest payments. Other costs that should be considered when considering
purchasing a home include property taxes and insurance.

Oakland’s relative affordability given other Bay Area Cities and its central location—especially its
proximity to downtown San Francisco connected by the regional commuter BART train—creates
demand pressures that are increasing housing costs. These housing cost increases have the potential to
impact rents and in general decrease housing affordability for low- and moderate-income households.
If home sales prices continue to increase, homeownership for low- and moderate-income households
will be all but impossible except under privately sponsored, state, or federal programs targeted to this
income group. Financial assistance for low- and moderate-income homeownership is extremely
limited under most targeted programs. As a result, expansion of the rental housing stock for
households earning less than the median income may be a necessity.
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Rental Costs

Rental costs are usually evaluated based on two factors: rents paid by existing occupants of rental
units and advertised rents for vacant units. When the housing market is tight, rents increase rapidly.
Under these conditions, advertised rents for vacant units are often significantly higher than rents paid
by existing tenants. The difference between rents for occupied units versus vacant units is magnified
by the presence of rent control in Oakland. Property owners typically increase rents to market levels
when they become vacant, creating a large gap between rents for occupied and vacant units.

Rental costs are often evaluated based on the “gross rent” paid by tenants, which includes utility
payments, versus the contract rent for the dwelling units only. According to HUD, Comprehensive
Housing Affordability Strategy (CHAS) data based on the American Community Service 5-year data
from 2006-2010 (ACS 5-year data for 2010), the percentage of renter households paying more than
30 percent of income for housing increased from what was reported in the last housing element
(approximately 40 percent) to 50% of renter households. Market rent increases seem to have had a
disproportionate effect on very low-income renter households (those earning less than 50 percent of
the countywide median income). Nearly 78 percent of these renter households paid more than 30
percent of their incomes for housing expenses according to the ACS 5-year data for 2010.

Following are findings from a 2012 Rent Survey conducted by City of Oakland. This section gives an
overview of advertised rents and rental trends in Oakland.

Advertised Rents

The City of Oakland has tracked rental housing cost information in the City since 1980 through an
annual rent survey. During the 1980°s and 1990’s, the City was able to get consistent data from
available print and rental housing advertising agencies. In 2008, given the demise of these local print
sources, the methodology of the annual rental survey changed. City staff began to collect data for the
annual rental survey every year on July 15th from listings of vacant apartment units advertised online
at Craigslist.org. This data is compiled by number of bedrooms and geographic area within Oakland.
The geographic areas include: Downtown, East Oakland, Oakland Hills/Mills, Lake Merritt/Grand,
North Oakland/Temescal, Piedmont/Montclair, Rockridge and West Oakland. The City’s survey
measures increases in rents on vacant units; tenants in place are not necessarily experiencing rent
increases of this magnitude, particularly because Oakland’s Residential Rent Adjustment Ordinance,
which limits rent increases to much lower rates (rent increases are set each year). There are
limitations to this data in that there is no way to filter out duplicate listings. This limitation could
potentially increase rental rate average estimates.

In 2012, Citywide median rent data remained relatively flat or experienced only slight changes over
2011; studios and three-bedroom units remained flat, one-bedroom units experienced a slight
increase, and two-bedroom units experienced a slight decrease. Notable with Citywide median rents
in all unit types is, with a few exceptions, most all have recovered to well above relatively high 2008
median rent levels.

2012 Citywide data on rents hide some variation among neighborhoods:

e For studios, the median rent had no change over 2011, but had more dramatic increases in
some neighborhoods: Downtown with a 37% increase, Lake Merritt/Grand Avenue
neighborhood with a 14% increase, and Piedmont/Montclair with a 19% increase. The
remaining neighborhoods had insignificant decreases or single digit percentage increases with
the exception of East Oakland that experienced a 15% decrease in median rents for studios.
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For one-bedroom units, the median rent increased by 4% citywide over 2011, and had
dramatic increases in three neighborhoods: Downtown with a 36% increase, North
Oakland/Temescal with a 19% increase, and Rockridge with a 15% increase. All other areas
of the city had single digit percentage increases over 2011 rents except for the Hills/Mills
neighborhood, which saw a 9% decrease in rents.

For two-bedroom units, median rent had a slight decrease of 3% citywide. Although there
was a slight decrease in median rents citywide, half of the surveyed neighborhoods had
dramatic increases: Downtown with a 25% increase, East Oakland with a 12% increase, Lake
Merritt/Grand Avenue with an 11% increase and Piedmont/Montclair with a 15% increase.
Two of the surveyed neighborhoods had dramatic decreases in median rents that might
explain the decrease in citywide median: Rockridge had an 11% decrease and West Oakland
had a 15% decrease in median rents. This might be attributable to a market adjustment over
2011’s dramatic increases in rents for both these same neighborhoods.

For three-bedroom units, the median rent decreased 3% citywide. What is notable in this
category of units is that the Rockridge neighborhood experienced a significant increase in
median rents, an increase of 72%.

Table 3-28 shows Estimated Citywide Median Advertised Rents in Oakland 2008- to 2012.

Table 3-28
Estimated Citywide Median Advertised Rents
Oakland 2008 to 2012

Studio 1 Bedroom 2 Bedroom 3 Bedroom

Year Median 1-year Median 1-year Median 1-year Median |1-year
Rent change Rent change Rent change |Rent change

2008 $800 - $1,150 - $1,500 - $1,968 -
2009 $825 3% $1,030 -10% $1,425 -5% $1,750 -11%
2010 $795 -4% $1,050 2% $1,395 2% $1,725 -1%
2011 $850 7% $1,025 2% $1,395 0% $1,798 4%
2012 $850 0% $1,095 7% $1,350 -3% $1,750 -3%

After large increases in the number of studio, one-, two- and three-bedroom units listed from
2008 to 2009, in 2010 the number of listings for available units declined and continued to
decline in 2011 and 2012. Notable is that in 2012 the count of listings for studios and one
bedrooms fell well below the listing count of 2008—the year that the City started conducting
the Craigslist analysis. These decreases in unit availability may explain continued increases
in rents.
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Table 3-29
Number of Listings for Rental Units, 2008-2012
Studio One-Bdrm Two-Bdrm Three-Bdrm Total 0-3 Bdrm
. #_of' % #_of' % #'of_ % #'of_ % #_of' %
Listings |Change|Listings |Change |Listings |[Change|Listings |Change |Listings |[Change

2008 121 - 381 - 350 - 154 - 1,006 -

2009 261 116% |742 95% 578 65% 249 62% 1,830 82%
2010 168 -36% 728 2% 555 -4% 190 -24% 1,641 -10%
2011 165 2% 466 -36% 421 -24% 198 4% 1,250 -24%
2012 89 -46% 244 -48% 372 -12% 159 -20% 864 -31%

The citywide decrease in number of listings hides variation across neighborhoods. There was
an increase in listings in only one neighborhood for all units (0-3 bedroom): East Oakland’s
number of rental listings increased by 3% from 2011 to 2012. In all but one of the remaining
neighborhoods there were significant double digit decreases in rental listings: Downtown (-
34%,), Lake Merritt/Grand Avenue (-54%), North Oakland/Temescal (-38%),
Piedmont/Montclair (-42%), Rockridge (-58%), and West Oakland (-51%).

As reported in Oakland’s last Housing Element, rent levels and increases during the 1990 and
2000s have varied among Oakland’s neighborhoods. North Oakland, Montclair, areas above
MacArthur Boulevard, and Lake Merritt experienced the largest increases in median rents.
Areas below MacArthur have the lowest rents. According to Craigslist data, the same
locational trends occur in rents with the exception of the Downtown neighborhood. Since
2004, Downtown Oakland median advertised rents have experienced a dramatic increase
compared to other neighborhoods.

The annual rental survey was not completed in 2013. Recent anecdotal evidence indicates
that market rents have increased in Oakland according to an article in the San Francisco
Chronicle* and based on data from RealFacts (a company that aggregates market rental data
nationally). It is reported that the average rental rates for Oakland increased 10.3% from
2012 to 2013 to an average of $2,124 (the type of unit was not noted in the article though it is
assumed that it is an average of all types of units). RealFacts.com data is limited to a very
specific market area that may not tell the story for what is happening in the entire City. Regardless, it
is an indicator of an alarming trend of increased rental costs”!

Because household income increases have not kept pace with advertised rent increases, rental
affordability continues to be a major problem for many of Oakland’s renters.

20 Qaid, Carolyn, “Rents Soaring Across Region,” San Francisco Chronicle, October 25, 2013.
2l RealFacts data is based on 19 market rate buildings with 50 or more units located in the following zip codes: 94606,
94607, 94609, 94610, and 94612.
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Gross Rents

According to the 2000 Census, the median gross rent™ in Oakland for all rental occupied rental units
was $696, compared to $852 countywide (see Table 3-30). The Census bureau measures rents as
reported by existing occupants of all rental units (including subsidized rental units) (Table 3-30 and
Table 3-31), in contrast to advertised rents for rental units shown in Table 3-28. Existing residents
typically pay lower rents, on average, than new occupants of rental units, particularly because of rent
control. According to the ACS 5-year data for 2011 median gross rent for Oakland increased to
$1,042, compared to $1,228 countywide. Comparing 2000 (Table 3-30) and 2011 (Table 3-31) gross
rents data, there are distinct changes of percentage of units by gross rent range—data skews to the
higher gross rents in the most recent data, again, indicating the general increase in gross rents being
paid by Oakland renter residents.

Table 3-30
Gross Rents for Occupied Housing Units (2000)
Percent of Units Percent of Units
Gross Rent Oakland Alameda County
Less than $200 5% 3%
$200 - $299 5% 3%
$300 - $499 13% 8%
$500 - $749 35% 25%
$750 - $999 24% 26%
$1,000 - $1,499 13% 25%
$1,500 or more 5% 9%
No Cash Rent 2% 2%
Median Rent $696 $852

Source: U. S. Census Bureau, 2000

Note: Percentages may not equal 100 due to rounding.

22 “Gross Rent”, as defined by U.S. Census Bureau, is the amount of the contract rent plus the estimated average monthly
cost of utilities (electricity, gas, and water and sewer) and fuels (oil, coal, kerosene, wood, etc.) if these are paid for by the
renter (or paid for the renter by someone else). Gross rent is intended to eliminate differentials which result from varying
practices with respect to the inclusion of utilities and fuels as part of the rental payment.
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Table 3-31
Gross Rents for Occupied Housing Units (2011)
Percent of Units Percent of Units
Gross Rent Oakland Alameda County
Less than $200 1% 1%
$200 - $299 5% 3%
$300 - $499 5% 3%
$500 - $749 10% 6%
$750 - $999 24% 17%
$1,000 - $1,499 33% 37%
$1,500 or more 19% 30%
No Cash Rent 3% 3%
Median Rent $1,042 $1,228

Source: American Community Service 5-Year Survey 2007-2011

Fair Market Rent

Oakland rental rates can be compared to a measure of rental housing cost used by the federal
government in the administration of rental housing assistance programs for very low- and low-income
households. This measure is called the “Fair Market Rent”* and establishes the payment standard by
which public housing authorities determine the amount they will pay to property owners on behalf of
low-income tenants. Based on these rents, it is clear that very low-income households (those earning
less than 50 percent of the area median income) are unable to afford 