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5.1 Introduction

The purpose of the Housing Element is to identify local housing issues within the broader
regional context, determine associated housing needs and set forth a housing strategy which will
address those needs, consistent with adopted goals and policies. The Housing Element is a
mandatory component of a jurisdiction’s general plan, and upon certification by the Department
of Housing and Community Development (HCD), will comply with State law.

Over the past several decades, the State Legislature has increased attention on housing-related
issues in California. This attention is due to the State’s continued population growth, particularly
in the State’s urban areas. This significant growth has placed increased demands on the existing
housing resources and has accelerated the need for new housing, especially affordable housing.
As one of the fastest growing regions in the country, California has among the highest housing
costs compared to other regions of the nation. California has also led the rest of the nation in
recognizing the need for long-range planning to determine how this growth may be
accommodated.

A. Legality of the Housing Element

California State Housing Element Law requires that local jurisdictions present community
housing needs, constraints to meeting those needs, and actions proposed to address those needs
over a five-year period. In 1981, Article 10.6 of the Government Code was enacted to better
define the scope and content of local housing elements, including: an assessment of housing
needs; an inventory of housing resources; the identification of those constraints that may impede
the development of new housing; a statement of goals, policies and objectives; and a five-year
housing plan. More recent revisions have focused on the need to facilitate the provision of
housing for extremely low income households and those with special needs, including persons
with disabilities.

State law is very specific concerning the scope and contents of housing elements. The State
Legislature understands the importance of local housing elements in implementing statewide
goals for providing decent and suitable housing for all persons. The Legislature also recognizes
the importance of providing affordable housing for those low or moderate income households.
State law makes it clear that the provision of affordable housing is the responsibility of all local
governments and, using vested powers, local government should make a conscious effort to see
that there are housing opportunities for all income groups.?

Additionally, in accordance with other State requirements, the Association of Bay Area
Governments (ABAG) allocated a “fair share housing need” that the City must consider in the
development of the Housing Element. The fair share need is an estimate of the number of new
units that the City must plan for to meet anticipated demand over the planning period of the
Housing Element.

State of California Government Code § 65581 as amended.

2 State of California Government Code § 65580 as amended.
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Format of the Housing Element

The City of Hayward Housing Element is comprised of the following key components that
together fulfill the State’s housing element requirements:

C.

A background analysis that serves as the basis for the development of housing policy.
Key topics considered include the City’s demographic characteristics, the characteristics
of the existing housing stock, household characteristics and socioeconomic
characteristics.

An analysis of those issues that could constrain the development and/or maintenance of
housing, especially affordable housing. Constraints considered include: governmental
constraints; market constraints; and environmental constraints.

A discussion of resources available to address the City’s identified housing needs.

A housing plan for accommodating existing and projected housing needs through new
construction, rehabilitation, preservation, and provision of assistance.

Relationship to Other General Plan Elements

The Elements that comprise the Hayward General Plan are required by State law to be internally
consistent. Together these Elements provide the framework for the development of facilities,
services and land uses necessary to address the needs and desires of City residents. To ensure
that these needs are addressed throughout the General Plan, the Elements must be interrelated
and interdependent. This Housing Element is most directly related to the Land Use Element,
since it is the Land Use Element that designates the location and extent of residential
development throughout the City.

With respect to the City’s existing adopted General Plan, the following findings of the
conformity may be made:

This Housing Element does not propose any changes in land uses or in zoning that would
result in any inconsistencies with the adopted Land Use Element and other General Plan
Elements, or with other specific plans and development plans;

This Housing Element will not change the adopted land use and/or development
standards included in the Land Use Element or other specific plans and development
plans;

Chapter 5: Housing
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= This Housing Element does not promote or propose any land use changes requiring the
installation of any new street or infrastructure not already anticipated in the General
Plan® and

= Finally, this Element updates important background information used in the evaluation
and/or formulation of housing policy.

D. Public Participation
The City of Hayward values public input in the development of its community development

goals and objectives, including in the provision of decent and adequate housing. Public outreach
conducted during this Housing Element process includes the following components:

1. Housing Element Webpage and Weblog

The City of Hayward created a separate webpage on the City’s official website to disperse
information relating to the Housing Element update:

http://www.hayward-ca.gov/webware/Default.aspx?Message=476&t=-1

The webpage provides a copy of the current Housing Element, information on upcoming
meetings, opportunity to respond to the Housing Needs Survey online (discussed below),
requirements of the Housing Element, and other related resources. In addition, a weblog was
created to facilitate discussions of housing-related issues. The weblog can be accessed at:

http://www.hayward-ca.gov/housingelementupdate/

2. Housing Needs Survey

The City conducted a Housing Needs Survey as part of the Housing Element update. The survey
was available in English and Spanish. The City distributed the survey to service providers, made
the survey available at various public counters throughout City Hall, the public libraries and
several facilities operated by the Hayward Area Park and Recreation District, community
meetings, and accommodated online responses on the City’s website. The survey was also
advertised on-line and in print in the Vision Hispana newspaper. A copy of the survey and a
summary of the survey responses are provided in Appendix A.

In general, residents were satisfied with housing situations in Hayward. However, neighborhood
safety issues, rehabilitation of multi-family structures, new construction of mixed use housing in

The 238 Conceptual Land Use Plan contemplates new streets (extension of 2" Street and off Carlos Bee
Boulevard below the University campus). However, as the 238 Conceptual Land Use Plan is not yet adopted,
this Housing Element uses the General Plan designations for the 238 Study Area. For the selection of preferred
alternative and adoption of the Conceptual Land Use Plan, the City will re-evaluate its ability to meet the
RHNA.
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downtown and transportation corridors, and housing programs for the elderly and disabled have
surfaced as key housing needs expressed by survey respondents.

3. Work Sessions

On December 9, 2008, the City conducted a joint Planning Commission and City Council Work
Session to kick off the Housing Element update. During the work session, the Planning
Commission and City Council were briefed regarding key components of the Housing Element,
statutory requirements, and potential challenges for Hayward. On March 3, 2009, the City
Council conducted a work session to discuss the Draft Housing Element. On March 5, the
Planning Commission held a work session to review the Draft Housing Element. During a work
session on May 12, 2009, the City Council reviewed a revised Draft Housing Element.

4, Stakeholders Interview

On December 15, the City of Hayward conducted two sessions of focused group interviews with
housing developers, service providers, and other community stakeholders. The following groups
attended the meetings:

4C’s of Alameda County

Citation Homes

Community Resources for Independent Living
Bay East Association of Realtors

ECHO Housing

Eden Housing

Hayward Area Planning Association

Housing Consortium of the East Bay
Resources for Community Development
Senior Services Foundation

Unable to attend the meeting, the Bay Area Youth Center submitted comments on housing needs.
Comments received during these interviews are summarized in Appendix B. In general,
stakeholders are concerned with housing for persons with special needs, especially those who are
seniors, with disabilities, and with child care needs. Opportunities for homeownership through
purchased of foreclosed properties and affordable rental housing were expressed as key
concerns. Increasingly limited funding for affordable housing construction is another obstacle in
this current housing market.

5. Community Workshops

On December 15, 2008, the City conducted a Community Workshop to kick off the Housing
Element update. A notice of the meeting was published in the Daily Review. Invitations were
sent to housing developers, non-profit housing service organizations, members of the City’s
commissions and committees, members of neighborhood task forces, and community
stakeholders. Comments received during the Community Workshop are summarized in
Appendix C.
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Also, on March 9, 2009, a second Community Workshop was held on the Draft Housing
Element. Comments received during the workshop are included in Appendix C.

6. Other Commissions and Committees

In addition, City staff made presentations to various commissions and committees to solicit input
on housing issues and recommendations, and comments on the Draft Housing Element. These
include:

Citizen’s Advisory Commission - December 17, 2008 and March 18, 2009
Human Services Commission — March 4, 2009

Hayward Community Action Network — March 23, 2009

Hayward Economic Development Committee — June 1, 2009

1. Public Hearings

Public hearings will be held for both the Planning Commission and City Council prior to
adoption of the Housing Element.
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5.2 Community Profile

A. Overview of the City of Hayward

In 1851, a frustrated gold miner named William Hayward opened a general store on (what is
now) the corner of “A” and Main Streets. Located in southern Alameda County on the east shore
of San Francisco Bay, Hayward was incorporated on 1876 and essentially remained a small town
with an agrarian economy on the urban fringe of San Francisco and Oakland until the end of
World War II.

Since that time, Hayward has undergone substantial changes. Between 1950 and 1960, and
typical of many cities throughout the nation, Hayward’s population increased over 400 percent.
This post World War Il population boom created a demand for single-family detached housing.
More than 70 percent (approximately 15,000 units) of Hayward’s single-family detached homes
were built between 1950 and 1960. From 1960 to 1990, only 3,411 units of single-family
housing were developed. Between 1990 and 2000, an increase in the rate of development
occurred, where approximately 2,930 units of single-family housing were developed — only 500
fewer than the total number of units developed in the preceding 30 years.

Prior to 1960, there were relatively few (approximately 1,400) multi-family housing units in
Hayward. To accommodate the substantial population increase and minimize the costs to extend
City water, storm drain, and sewer throughout Hayward, developers began to focus on creating
multi-family housing. Between 1960 and 1970, approximately 7,000 units of multi-family
housing were built. In the next two decades, approximately 10,000 units of multi-family housing
were developed. As a result of the post-war housing construction boom, Hayward was
transformed into suburban bedroom community.

During the late 1960s and 1970s, Hayward experienced a surge in industrial development that
created numerous employment opportunities, balancing to some extent the housing that was
developed earlier.

Hayward’s character remains in transition as the City evolves from a suburban community to a
more urbanized older city. The downtown core is undergoing revitalization as over 700 housing
units and retail stores have been added to create transit-oriented developments within walking
distance of the Hayward BART station. A Cannery Design Plan was adopted in 2001 to
redevelop the old Hunt’s Cannery area just west of downtown, involving mixed use, high density
residential development, including between 800 and 1,000 new units, a new elementary school,
and a rebuilt and expanded community park. Approvals have also been granted for up to 785
new units in the Hayward Hills and approximately 530 units south of State Route 92.

Hayward today is a city of approximately 149,205 people.* It is one of the oldest cities within
the San Francisco-Oakland-San Jose area, a region with a population of approximately 7.5

* According to the California Department of Finance, Population and Housing Estimates, May 1, 2008.
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million people.> Although Hayward is an employment center, substantial commuting occurs
throughout Hayward, and between Hayward and other major employment centers and outlying
satellite communities. This is primarily due to the high cost of housing in the Bay Area; many
people cannot afford to live in the type of housing they desire near their site of employment.

Prior to 1998, the sales prices of new homes in Hayward were less expensive than in most other
cities in Alameda County. According to the Bay East Association of Realtor’s Multiple Listing
Services data, over the two-year period from September 1998 to September 2000, the sales prices
of single-family homes increased more than 53 percent. However, from 2007 to 2008 there was
a 26-percent decrease in home prices countywide. Hayward’s home prices decreased 32 percent
during the same time period. In October 2008, the median home price in Hayward was
$290,000. Prices of existing homes and rentals were still low compared to surrounding cities.

B. Sources of Information

The primary source of information used in the compilation of demographic, housing and
socioeconomic information used in the supporting technical analysis herein includes data
collected by the U.S. Bureau of the Census. This baseline population, housing and
socioeconomic data for cities and counties is collected every ten years as part of the national
Census. The most recent Census was collected in year 2000 and served as an additional source
of data.

The Census Bureau utilizes a separate mechanism, the American Community Survey (ACS), to
compile interim data between censuses. The ACS, however, represents averaged data over three
years and is collected from a small sample. Averaged data does not offer a good snapshot of the
community or recognize the changes in that community over time. Furthermore, a small sample
results in margins of errors that may not be acceptable for describing specific socioeconomic
characteristics.

The 2000 Census data is supplemented with population and housing estimates by the State
Department of Finance and Association of Bay Area Governments (ABAG), employment data
by the State Employment Development Department, as well as current housing market data by
other sources, such as the California Association of Realtors, Home Mortgage Disclosure Act
data, and Dataquick.

> According to the California Department of Finance, Population and Housing Estimates, May 1, 2008.
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C. Demographic Characteristics

1. Population Growth Trends

Population in Hayward and Alameda County has been steadily growing since incorporation.
Following Hayward’s explosive growth during the 1950s when the population expanded by more
than 400 percent (from 14,000 to over 72,000), the level of increase slowed during the 1960s to
28 percent and nearly halted during the 1970s. Between 1980 and 1990, the City’s population
increased nearly 20 percent, similar to the level of growth experienced by Alameda County
during the decade (Table 5-1). However, population growth in the City outpaced countywide
growth between 1990 and 2000. According to the State Department of Finance, the City’s total
population was 149,205 as of January 1, 2008. This represents a nearly seven-percent increase
from 2000, equivalent to the increase in Alameda County over the same period of time.

Among the neighboring cities, the City of Dublin had the most growth with nearly 57 percent.

The cities of Oakland and Fremont had a five-percent increase in population and San Leandro
had only a three-percent increase between 2000 and 2008 (Table 5-2).

Table 5-1: Population Trends

Population Estimated Population Counts Percent change
1980 1990 2000 2008 1980-90 | 1990-00 | 2000-08
Hayward 93,058 | 111,498 | 140,030 | 149,205 19.8% 25.6% 6.6%
Fremont 131,945 | 173,339 | 203,413 | 213,512 31.4% 17.3% 5.0%
Union City 39,406 53,762 66,869 713,402 36.4% 24.4% 9.8%
Alameda County | 1,073,183 | 1,279,182 | 1,443,741 | 1,543,000 19.2% 12.9% 6.9%

Sources:

1. U.S. Census, 1980, 1990 and 2000.

2. California Department of Finance, Population and Housing Estimates, May 1, 2008.

Table 5-2: Population Comparison

City 2000 Population 2008 Population Percent Change
Dublin 29,973 46,934 56.6%
Fremont 203,413 213,512 5.0%
Hayward 140,030 149,205 6.6%
Livermore 73,345 83,604 14.0%
Oakland 399,484 420,183 5.2%
Pleasanton 63,645 69,388 9.0%
San Leandro 79,452 81,851 3.0%
Union City 66,869 73,402 9.8%
Sources:

1. U.S. Census, 2000.
2. California Department of Finance, Population and Housing Estimates, May 1, 2008.

5-8

Chapter 5: Housing




Hayward General Plan

2. Age Characteristics

One of the more significant indicators Table 5-3: Age Characteristics

of population growth trends is the age % of % of %

composition of residents. Table 5-3 | Age 1990 00 2000 °% | Change
.. Total Total .

charts age characteristics of the in #s

City’s population in 1990 and 2000. | Under5 8,990 8.1% | 11,011 7.9% 22.5%

The greatest amount of growth during | 5to 14 14,858 13.3% | 20,952 15.0% 41.0%

the 1990s occurred among the |15to17 3,851 3.5% 5,536 4.0% 43.8%

population over age 80 while those | 181021 6,689 6.0% 8,302 5.9% 24.1%

aged 60 to 69 declined by ten percent 22 to 29 17,810 16.0% | 19,470 13.9% 9.3%

during this same period. Other age |30t039 | 20,342 | 18.2% | 23,932 17.1% 17.6%

groups that saw substantial increases |40t049 | 13,207 | 11.8% | 19,298 | 13.8% | 46.1%

during the 1990s include the middle |50 to 59 9226 | 8.3% | 12,933 9.2% | 40.2%
aged popu|ati0n (40 to 59) and 60 to 69 8,871 8.0% 8,024 5.7% -9.5%

children (5 to 17). This suggests that | 70to 79 5280 | 4.7%| 6,832 4.9% | 29.4%

the number of C|ty households 80+ 2,374 2.1% 3,740 2.7% 57.5%
comprised of families with children  Source: U.S. Census, 1990 and 2000.

was increasing. This trend is coupled with small increases in the number of pre-school and
younger children and younger adults, ages 30 to 39, suggesting that although the number of
young families was increasing in Hayward, this demographic grew less than other population
groups, a sign of unaffordable housing for younger families. Finally, a small increase of only
nine percent was observed among young adults ages 22 to 29.

3. Race and Ethnicity

Changes in the racial/ethnic composition of a population may have implications on housing
needs. Traditionally, some cultures (such as Asians and Hispanics) are likely to live with
extended family members. These households, therefore, tend to be larger and require large
homes to accommodate their needs.

Table 5-4 shows some significant changes in the racial makeup of residents in Hayward in recent
years. The number of Hispanic residents grew by approximately 80 percent and those who
identified themselves as Asian or Pacific Islanders increased by 76 percent between 1990 and
2000. These numerical increases were accompanied by a substantial decrease among non-
Hispanic White residents (-28 percent). As a result, whereas Whites comprised more than 51
percent of Hayward’s population in 1990, this racial/ethnic group made up only 29 percent of the
population in 2000. The proportion of the population that classified themselves as Hispanic
increased from 24 percent of the population in 1990 to 34 percent in 2000. Similarly, Asian and
Pacific Islanders increased from 15 percent of the population to nearly 21 percent of the
population during the same time period. These changes comprise large proportionate shifts in
race and ethnic demographics; however, there are some smaller numerical changes that are also
significant. From 1990 to 2000, the number of Black/African American residents grew by 42
percent whereas the American Eskimo and Native American populations decreased by 22
percent. Table 5-5 compares Hayward’s demographics to nearby communities. Hayward’s race
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demographics share some similarities with Oakland, also an older established community of
ethnic diversity.

Table 5-4: Race/Ethnicity Trends

Race/Ethnicity 1990 2000 % Change
White 57,005 40,869 -28.3%
Black 10,440 14,846 42.2%
American Eskimo and Indian 735 570 -22.4%
Asian and Pacific Islander 16,299 28,700 76.1%
Other 348 692 98.9%
Two or more races' -- 6,476 --
Hispanic 26,671 47,850 79.4%
Total 111,498 | 140,030 25.6%

Note: The category of “Two or More Races” was not available in 1990 Census.
Source: U.S. Census, 1990 and 2000.

Table 5-5: Race and Ethnic Comparison

Race/Ethnicity Hayward | Livermore | Dublin | Oakland A:;:::f:
White 29.2% 74.4% | 62.3% | 23.5% 40.9%
Black 10.6% 1.5% | 10.0% | 35.1% 14.6%
American Indian 0.4% 0.4% 0.5% 0.4% 0.4%
Asian/Pacific Islander 20.5% 59% | 10.5% | 15.6% 20.9%
Other 0.5% 0.3% 0.2% 0.3% 0.3%
Two or more races 4.6% 3.1% 3.0% 3.2% 3.9%
Hispanic/Latino 34.2% 14.4% | 135% | 21.9% 19.0%
Total 100.0% 100.0% | 100.0% | 100.0% | 100.0%

Source: U.S., Census, 2000.

q, Educational Attainment

Education attainment is an important indicator of income level and therefore, ability to afford
housing. A college education is a strong indicator of earning potential and the lack of one can
limit housing opportunities. The percentage of the population with no formal education is low
(around three percent) in the City, County, and the State. However, as shown in Figure 5-1,
compared with the State and Alameda County, Hayward had the highest proportion of residents
with less than a ninth grade education, some high school and high school graduates (including
GED). Conversely, compared with the State and Alameda County, Hayward had the lowest
proportion of residents with higher education, including Associates, Bachelor’s and advanced
degrees.
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Figure 5-1: Educational Attainment for the Population Age 25 and Over
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No <%th So.me High Some Advanced
Education Grade High School College AA BA Degree
School Graduate 9 9
H California 3.2% 8.2% 11.7% 20.1% 22.9% 7.1% 17.1% 9.5%
= Alameda County 2.4% 5.6% 9.6% 19.0% 21.6% 6.8% 21.2% 13.7%
Hayward 2.8% 8.5% 13.6% 25.8% 22.7% 6.7% 14.4% 5.4%

Source: U.S Census, 2000.

D. Household Characteristics

According to criteria established by the U.S. Bureau of the Census, a household consists of the
occupants of a housing unit. A household may consist of one individual, a family or a number of
unrelated individuals. A “family household” is defined as a household consisting of two or more
individuals related by blood, marriage or adoption. Hayward saw a 16-percent increase in the
number of families from 1990 to 2000 and a 12- percent increase in the number of households
during the same time period (Table 5-6).

Table 5-6: Household Demographics

% Change

1990 2000 2008 1990-2000 | 2000-2008
Population 111,498 | 140,030 | 149,205 25.6% 6.6%
Dwelling Units 42,216 | 45,922 | 48,273 8.8% 5.1%
Families 27,611 | 31,931 -- 15.6% --
Households 40,117 | 44,804 | 47,098 11.7% 5.1%
Average Household Size 2.75 3.08 3.12 12.0% 1.1%
Sources:

1. U.S. Census, 2000.
2. California Department of Finance, Population and Housing Estimates, May 1, 2008.
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As mentioned before, increases in certain racial/ethnic groups may be accompanied by an
increase in the average household size. The City’s average household size has continued to
increase since 1990, although leveling off somewhat since 2000. Owner-occupied units in
Hayward in 2000 had a slightly larger household size than renter-occupied units (Table 5-7).

Table 5-7: Tenure and Household Size

Tenure Population | % of Total Houg‘éfl:)a:geSize
Owner-Occupied 23,824 53.2% 3.13
Renter-Occupied 20,980 46.8% 3.02
Total Occupied Housing Units 44,804 100.0% 3.08

Source: U.S. Census, 2000.

E. Household Income

Household income is an important consideration when evaluating housing and community
development because lower income typically constrains a household’s ability to secure adequate
housing or services. While housing choices, such as tenure (owning versus renting) and location
of residences are very much income-dependent, household size and type often affect the
proportion of income that can be spent on housing.

For purposes of determining eligibility for housing assistance, the State Department of Housing
and Community Development (HCD) has established the following income groups based on the
Area Median Income (AMI) of a Metropolitan Statistical Area (MSA):

= Extremely Low Income: 0-30 percent AMI

= Very Low Income: 31-50 percent AMI

= Low Income: 51-80 percent AMI

= Moderate Income: 81-120 percent AMI

= Above Moderate Income: >120 percent AMI

Collectively, households with Extremely Low, Very Low and Low incomes are referred to as
lower income households.

According to the 2000 Census, the median household income in Hayward in 1999 was $51,177,
lower than the County and most neighboring cities except the City of Oakland.
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Figure 5-2: Median Household Income Comparison (1999)
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Source: U.S. Census, 2000.

Table 5-8 presents household income by income group and household type based on the
Comprehensive Housing Affordability Strategy (CHAS) data prepared for the U.S. Department
of Housing and Urban Development (HUD) using Census data. According to the CHAS data, 43
percent of the City’s households could be classified as having lower incomes and 57 percent had
moderate or above moderate incomes in 2000. Lower income households are disproportionately
renters (60 percent) than owners (40 percent).

Table 5-8: Household Type and Income Level

Renter Owners
Income Eiderly | -9 | Total | Elderly Large Total | ot

Families Families
Extremely Low 799 570 3,793 984 134 1,600 | 5,393
Very Low 435 869 3,543 1,349 420 2576 | 6,119
Low 333 835 4,213 1,155 780 3,444 | 17,657
All Lower Income 1,567 2,274 11,549 3,488 1,334 7,620 | 19,169
Moderate/Above Moderate 443 1,625 9,372 2,344 3,399 16,317 | 25,689
Total 2,010 3,899 20,921 5,832 4,673 23,937 | 44,858

Note: Data based on sample Census data (Summary File 3) and therefore total household figures may differ from the 100%

count (Summary File 1).

Source: Comprehensive Housing Affordability Strategy (CHAS), HUD, 2005.
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F. Housing Characteristics

A community’s housing stock is defined as the collection of all residential dwelling units located
within the jurisdiction. The characteristics of the housing stock, including growth, type, age and
condition, tenure, vacancy, costs, and affordability are important in determining the housing
needs for the community. This section details Hayward’s housing stock characteristics in an
attempt to identify how well the current housing stock meets the needs of current and future
residents of the City.

1. Housing Unit Types

According to the most recent estimates prepared by the State Department of Finance (2008),
there were 48,273 housing units in the City (Table 5-9). The distribution of unit types in
Hayward and Alameda County are similar. Alameda County and Hayward had similar
proportions of single-family and multi-family homes. However, Hayward had a larger
proportion of multi-family complexes with five or more units than the County. Mobile homes
also constituted a larger portion of the City’s housing stock than in the County. Approximately
50 percent of the City’s housing structures were single-family detached homes and 31 percent of
units were in multi-family structures with five or more units. Nearly five percent of housing
units were mobile homes, a considerable proportion given the urbanized nature of the City.

Table 5-9: Housing Unit Types

. Alameda Count Hayward
Unit Type Number Perc‘:ant Numheryw Percent
Single-Family Detached 303,613 53.2% 24,223 50.2%
Single-Family Attached 39,742 7.0% 3,578 1.4%
2-4 Units 62,584 11.0% 3,462 1.2%
5+ Units 157,025 27.5% 14,709 30.5%
Mobile Homes 7,655 1.3% 2,301 4.8%
Total 570,619 100.0% 48,273 100%

Source: State Department of Finance, Population and Housing Estimates, May 1, 2008.

Table 5-10 displays the trends in residential development within the City that had occurred over
the past 20 years. The Census statistics are shown for 1990 and 2000, while Department of
Finance estimates were used for 2008. Examination of these statistics reveals that the City’s
housing stock has remained predominately single-family. Single-family housing increased six
percent from 2000 to 2008 while multi-family housing increased three and four percent,
depending on the size of the structure. Mobile home parks and other types of housing
experienced a slight increase from 1990 to 2000 but have remained stable at five percent of
housing units since 2000.
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Table 5-10: Housing Unit Changes

Changes

Unit Type 1990 2000 2008 2000-29008

# % # % # % # %
Single-Family | 23,591 56.4% | 26,174 56.9% | 27,801 57.6% 1,627 6.3%
2-4 Units 2,985 7.1% | 3,352 71.3% | 3,462 1.2% 110 3.3%
5+ Units 12,945 31.0% | 14,133 30.8% | 14,709 30.5% 576 4.1%
Other 2,286 5.5% 2,301 5.0% | 2,301 4.8% 0 0.0%
Total 41,807 | 100.0% | 45,960 | 100.0% | 48,273 | 100.0% 2,313 5.0%

Sources:
1. U.S. Census, 2000.
2. California Department of Finance, Population and Housing Estimates, May 1, 2008.

2. Housing Tenure

According to Census data, Hayward is nearly equally split in tenure (53 percent owner-occupied
units versus 47 percent renter-occupied units). Between 1990 and 2000, the proportion of
owner-occupied households increased slightly, a result of the City’s efforts in promoting
homeownership opportunities in the community.

Table 5-11: Housing Unit Tenure

Change
Tenure 1990 2000 1 990-2%00
# % # % # %
Owner 20,667 | 51.5% | 23,824 | 53.2% | 3,157 | 15.3%
Renter 19,450 | 48.5% | 20,980 | 46.8% | 1,530 | 7.9%
Total Occupied Housing Units | 40,117 | 100.0% | 44,804 | 100.0% | 4,687 | 11.7%

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

3. Vacancy

Vacancy rate is often a good indicator of how effectively for-sale and rental units are meeting the
current demand for housing in a community. Vacancy rates of five or six percent for rental
housing and one to two percent for ownership housing are generally considered optimum, where
there is a balance between the demand and supply for housing. A higher vacancy rate may
indicate an excess supply of units and therefore price depreciation, while a low vacancy rate may
indicate a shortage of units and escalation of housing prices.

Census data indicated that the housing market in Hayward was tight with an overall 2.4 percent
vacancy rate in 2000. The homeowner vacancy rate was 0.6 percent in 2000 and the rental
vacancy rate of 2.6, indicating that the housing demand in the City outweighed supply. By 2008,
the overgll vacancy rate had remained at 2.4 percent, according to the State Department of
Finance.

®  State Department of Finance, Population and Housing Estimates, May 1, 2008.
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4. Housing Unit Conditions

Generally, housing older than 30 years of age will require minor repairs and modernization
improvements. Housing units over 50 years of age are more likely to require major rehabilitation
such as roofing, plumbing and electrical system repairs. Table 5-12 depicts the statistics on the
age of the housing units in Hayward. An estimated 74 percent of the housing units in the City
are over 30 years of age and 38 percent are over 50 years of age.

Table 5-12: Housing Unit Age

Year Structure Built Number Percent

of Total
2000 (March) — 2008 (Jan.) 2,313 4.8%
1990 — 2000 (March) 4,263 8.8%
1980 — 1989 5,994 12.4%
1970-1979 9,215 19.1%
1960 — 1969 8,160 16.9%
1950 — 1959 12,992 26.9%
1940 — 1949 3,327 6.9%
1930 and earlier 2,009 4.2%
Total 48,273 100.0%
30 years or older 35,703 74.0%
50 years or older 18,328 38.0%

Sources:

1. U.S. Census, 2000.

2. California Department of Finance, Population and Housing Estimates, May 1,
2008.

An important indicator of the existing condition of the housing supply is the number of
structurally substandard units, or units needing rehabilitation or replacement. While the majority
of the housing units within the City are in relatively good condition, as the existing stock ages,
the number of housing units needing rehabilitation is expected to increase. According to the
City’s Code Enforcement staff, no units are estimated to be in need of substantial rehabilitation
and none are in need of replacement in the City. The recent housing boom, through resales and
refinances, has resulted in many homes being upgraded or improved. In addition, through the
City’s Community Preservation and Rental Housing Inspection programs, the City has addressed
any housing units that are in need of rehabilitation.
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G. Employment and Economic Characteristics

According to the 2000 Census, 67,579 Hayward residents over the age of 16 were in the labor
force. Of these residents, 63,270 were employed yielding an unemployment rate of 3.3 percent.
However, with the downturn of the economy, the State Employment Development Department
reported a significantly increased unemployment rate of 8.2 percent as of November 2008, up

from the 6.7 percent just two months earlier.

Table 5-13 tabulates occupations held by Hayward residents according to the 2000 Census and
provides corresponding wage scales in Alameda County as of 2008. Among the employed
residents, about 11 percent held construction and maintenance occupations, which command a
moderate salary. Approximately 30 percent of residents were employed in retail sales and office
support occupations which are usually lower paid. Close to 27 percent of the employed residents
held managerial and professional occupations, which command the higher pays in the County.

Table 5-13: Occupations and Wage

. % of Alameda Coun

Occupation # Employed Mean Wagety
Management and Profession 16,881 26.7% $114,436
Service 8,524 13.5% $29,819
Sales and Office 19,001 30.0% $40,775
Farming, Fishing, and Forestry 136 0.2% $25,194
Construction, Extraction, and Maintenance 6,912 10.9% $54,175
Production, Transportation 11,816 18.7% $36,743
Total 63,270 100.0% $52,438
Sources:

1. U.S. Census, 2000.

2. California Employment Development Department, Labor Market Statistics, First Quarter 2008.
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H. Housing Costs and Affordability

Housing affordability is a major consideration in providing suitable housing. The cost of
housing itself is not a problem, unless households in the area cannot find adequately sized units
at an affordable price. Affordability is defined as paying 30 percent or less of gross monthly
household income on housing costs, based on both State and federal standards.

1. Rental Housing

rental
in December 2008,

According to listings on

the

Table 5-14: Rental Prices

WWW'Craqu“.St'Om . Apartments Average Rent | Median Rent
average rent in Hayward is $1,415 (Table 5-14). Studio $1.000 $1.063
Apartments in Hayward rent for significantly 1 Bedroom $1'037 $1’025
less than homes and condominiums. The 2 Bedroom $1’340 $1’273
average monthly rent of a single-family home is 3+ Bedroom — —
$1,726 while the average apartment rent is Total Apartment Rent $1214 $1.195
$1,214. Homes for Rent Average Rent | Median Rent
. 1 Bedroom $1,238 $1,238

2.  For-Sale Housing 2 Bedroom $1,478 $1,450
3 Bedroom $1,856 $1,825

Table 5-15 summarizes the units listed for-sale | 4+ Bedroom $2,450 $2,600
in Hayward in December 2008. Given the | Total Home Rent $1,726 $1,550
current market conditions, larger homes in | Total Overall Rent $1,415 $1,275

Hayward have been selling for less than asking
price. On average, three- and four-bedroom
units, which tend to be more expensive homes, were selling for less than the asking prices,
indicating a dampened demand for homes in the higher price range. In contrast, smaller homes
in the lower price range were selling for more than the asking prices. This may reflect the trend
that first-time homebuyers and moderate income households were seizing the opportunity of the
current market to achieve homeownership. However, according to real estate professionals,
some of these transactions were also made by investors who purchased the homes for rentals
until the market improves in the future.

Source: www.craigslist.org, Accessed December 8, 2008.

Table 5-15: Homes Sales Data — 2008

Bedrooms Average Listing Price | Median Sale Price | $/sq. ft. | # Sold | #Listings
2 Bedrooms $190,000 $240,000 $264 205 100
3 Bedrooms $336,000 $297,250 |  $249 500 200
4 Bedrooms $407,000 $381,705 | $227 105 75
Overall Median N/A $329,000 N/A 810 375

Source: www.trulia.com, Accessed December 11, 2008. Data reflects units sold in 2008.

Table 5-16 shows home price trends in Hayward from December 2007 to December 2008. This
period reflects a time of significant changes in the housing market as the lending market
collapsed and home prices saw significant decreases. Double-digit decreases in median sale
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prices were recorded throughout the City. These lower than normal home prices allowed for a
large increase in the number of homes sold.

Table 5-16: Hayward Home Price Trends

Zip Code # Sales % Change Median Price % Change High Price $/sq. ft. % Change
94541 67 148.1% $252,750 -34.4% $560,000 $224 -30.1%
94542 17 30.8% $475,000 -37.5% $808,000 $219 -13.4%
94544 71 294.4% $260,000 -35.8% $475,000 $227 -30.7%
94545 46 228.6% $301,000 -53.9% $737,500 $222 -34.9%

Notes: Data is presented for December 2008, Percent Change data is compared to December 2007 and Price per Square
Foot is based on Single-Family homes re-sales only.

Source: www.dqnews.com, Accessed February 9, 2009. http://www.dgnews.com/Charts/Monthly-Charts/SF-Chronicle-
Charts/ZIPSFC.aspx

Table 5-17 compares home sale prices in Hayward to neighboring communities as well as all of
Alameda County. Every jurisdiction (except Pleasanton) in Alameda County experienced a
significant decline in median prices from December 2007 to December 2008. Hayward saw a
38-percent decline in median home price.’

Table 5-17: Median Home Sale Comparisons

Jurisdiction # Sold October 2008 October 2007 % Change
Castro Valley 40 $455,000 $612,000 -25.7%
Fremont 136 $437,500 $598,000 -26.8%
Hayward 192 $265,000 $429,000 -38.2%
Livermore 74 $402,500 $528,000 -23.8%
Oakland 296 $224,955 $470,000 -52.1%
Pleasanton 36 $738,750 $810,000 -8.8%
San Leandro 83 $320,000 $475,000 -32.6%
Union City 47 $402,000 $549,000 -26.8%
Alameda County 1,108 $335,500 $543,500 -38.3%

Notes: Homes sales recorded in December 2008. % Change is from the same month the previous year.
Source: www.dgnews.com, Accessed February 9, 2009.
http.//www.dgnews.com/Charts/Monthly-Charts/CA-City-Charts/ZIPCAR.aspx

3. Foreclosures

With low interest rates, “creative” financing (e.g., zero down, interest only, adjustable loans),
and predatory lending practices (e.g. aggressive marketing, hidden fees, negative amortization),
many households nationwide purchased homes that were beyond their financial means during the
peak of the real estate market (2005 to 2006). Under the assumptions that refinancing to lower
interest rates would always be an option and home prices would continue to rise at double-digit

The large decreases in median home prices are misleading to some extent. According to real estate
professionals, the decreases were caused partially by the lowering of home prices (devaluation) but also
partially due to the types of homes being sold. In this market, smaller, lower end homes are being sold more
quickly than larger, higher end homes. These transactions would result in lower median sales prices but not
necessary lower values of the homes.

Chapter 5: Housing
5-19




Hayward General Plan

rates, many households were unprepared for the hikes in interest rates, expiration of short-term
fixed rates, and decline in prices that set off in 2006. Suddenly faced with significantly inflated
mortgage payments, and mortgage loans that are larger than the worth of the homes, foreclosure
was the only option available to many households.

In the region covered by the Bay East Association of Realtors®, 3,473 active foreclosures were
recorded as of January 16, 2009 (Table 5-18). The City of Hayward had the highest number of
active foreclosures recorded in this region.” Specifically, about three-quarters of the foreclosures
in Hayward are single-family homes, with the remaining one-quarter being condominiums and
townhomes. However, proportionally fewer active foreclosures in Fremont resulted in Real
Estate Owned (REOs) or Potential Short Sales (PSS).

Table 5-18: Active Foreclosures

REOQs Potential Short Sales
. Average Average
Active Number Listin% % ?f Number Listin% % Pf
Foreclosures . Active . Active
Price Price
Detached Homes
Hayward 553 177 | $300,387 32.0% 265 | $340,641 47.9%
Fremont 313 47 | $463,726 15.2% 75 | $481,586 24.0%
Livermore 277 49 | $477,852 17.7% 76 | $497,210 27.4%
Pleasanton 190 12 | $876,100 6.3% 20 | $621,624 10.5%
Castro Valley 160 21| $462,417 13.1% 32| $511,164 20.0%
San Leandro 217 49 | $278,656 22.6% 89 | $319,628 40.0%
Total 2,549 489 | $516,586 19.2% 831 | $527,714 32.6%
Condominiums and Townhomes
Hayward 182 66 | $183,776 36.3% 83 | $210,867 45.6%
Fremont 192 56 | $246,658 29.2% 66 | $287,950 34.4%
Livermore 52 16 | $278,138 30.8% 26 | $277,375 50.0%
Pleasanton 43 10 | $311,310 23.3% 11| $349,149 25.6%
Castro Valley 24 6 | $354,900 25.0% 7| $388,849 29.2%
San Leandro 60 19 | $194,268 31.7% 25 | $224,652 41.7%
Total 924 245 | $268,501 26.5% 355 | $303,862 38.4%
Notes:
1. An REO (Real Estate Owned) is a property that goes back to the mortgage company after an unsuccessful foreclosure
auction.

2. A short sale is a sale of real estate in which the proceeds from the sale fall short of the balance owed on a loan
secured by the property sold.
Source: Bay East Association of Realtors.

The East Bay Association of Realtors covers the following communities: Alameda; Castro Valley; Danville;
Dublin; Fremont; Hayward; Livermore; Newark; Pleasanton; San Leandro; San Lorenzo; San Ramon; and
Union City.

Another 395 pending foreclosures were recorded in Hayward during the same period.
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4. Housing Affordability

Housing affordability can be estimated by comparing the affordable housing cost of owning or
renting a home in the City with the maximum affordable housing cost for households at different
income levels. Together, this information can show who can afford what size and type of
housing and which households are most likely to experience overpayment and overcrowding.
Table 5-19 shows the affordable housing cost guidelines established in Section 50052.5 and
50053 of the California Health and Safety Code. The guidelines are based on the median income
calculated by the California Department of Housing and Community Development (HCD)
income limits.

Table 5-19: Housing Cost Limits by Area Median Income Level

Income Level Income Limit For Sale Rental
Extremely Low | 0-30% AMI 30% of 30% of AMI | 30% of 30% of AMI
Very Low 31-50% AMI | 30% of 50% of AMI | 30% of 50% of AMI
Low 51-80% AMI | 30% of 70% of AMI | 30% of 60% of AMI
Moderate 81-120% AMI | 35% of 110% of AMI | 35% of 110% of AMI

Note: Affordability levels should be adjusted for household size.

Based on the rental and home sale prices presented in Table 5-14 and Table 5-15, most lower
income households would not be able to afford housing in Hayward, except some low income
households may be able to afford rents for smaller units. However, moderate income households
can potentially afford to rent homes and apartments in Hayward. Older condominiums and
townhomes are also within reach to some moderate income households.

.  Housing Problems

1. Overpayment

Overpayment, also known as cost burden, is defined as households spending more than 30
percent of their gross household incomes on housing costs. HUD’s Comprehensive Housing
Affordability Strategy (CHAS) data provides information on housing overpayments by income
group (Table 5-20).

Overall, 35 percent of households in the City experienced housing overpayment in 2000.
Housing overpayment impacted certain groups more severely than others. Particularly,
overpayment was prevalent among the following groups:

= Nearly 62 percent of lower income households overpaid for housing.

= A majority of all extremely low income households overpaid for housing, however,
nearly all extremely low income large family renters faced a housing cost burden.

= Among very low income households, 77 percent of renters overpaid for housing and 85
percent of large family owners overpaid for housing.

= About half of all elderly low income renters overpaid for housing.
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Table 5-20: Housing Overpayment

Renters Owners
Large Total Elder| Large Total Total
Families | Renters v Families | Owners

Household by Type, Income and Housing
Problem Elderly

Extremely Low Income 799 570 | 3,793 984 134 | 1,600 5,393

With cost burden >30% 554 545 | 3,088 654 104 | 1,107 4,196
0

69.3% | 95.6% | 81.4% | 66.5% | 77.6% | 69.2% 11.8%

469 440 | 2,814 455 100 870 3,592

H 0,
With cost burden >50% 58.7% | 77.2% | 74.2% | 46.2% | 74.6% | 53.4% | 66.6%

Very Low Income 435 869 | 3,543 | 1,349 420 | 2,576 6,119

With cost burden > 30% 306 609 | 2,732 374 355 | 1,301 4,032
0

384% | 127% | 71.1% | 27.7% | 84.5% | 50.5% 65.9%

167 110 992 179 180 788 1,781

H 0,
With cost burden >50% 38.0% | 12.7% | 28.0% | 13.3% | 42.9% | 30.6% | 29.1%

Low Income 333 835 4,213 | 1,155 780 3,444 7,657

. 178 | 165| 1917 | 305| 485 1,705| 3622
O I I I
With cost burden >30% 53.5% | 19.8% | 455% | 26.4% | 62.2% | 49.5% | 47.3%

. 54 0 139] 146 0| 544 881
0,

With cost burden >50% 16.2% | 0.0% | 3.3%| 12.6% | 9.0% | 158%|  8.9%

All Lower Incomes 1567 | 2274 11549 | 3488 | 1334 | 7.620 | 19,169

1,038 1,319 | 7,736 | 1,333 944 | 4,113 11,850

H 0,
With cost burden >30% 66.2% | 58.0% | 66.9% | 38.2% | 70.8% | 53.9% | 61.8%

690 550 | 3,945 180 350 | 2,203 6,054

H 0,
With cost burden >50% 10.0% | 20.2% | 38.2% | 22.0% | 26.3% | 28.9% | 31.6%

Total 2010 | 3,899 | 5,693 5,832 4,673 | 23,937 | 44,858

. 1101 | 1.330 | 2237 1.662| 1.547| 7.301| 15521
0 I I I I I I I
With cost burden >30% 54.8% | 34.1% | 39.3% | 28.5% | 33.1% | 305% |  34.6%

689 550 | 1,048 846 388 | 2,585 6,460

H 0,
With cost burden >50% 34.3% | 181% | 18.4% | 145% |  8.3% | 10.8% | 14.4%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2000.
Notes: Data presented in this table are based on sample Census data (Summary File 3 — Long Form Census). The number of
households in each category usually deviates slightly from the 100.0% count (Summary File 1 — Short Form Census).

2. Overcrowding

Overcrowding is typically defined as those housing units containing more than one person per
room (including living and dining rooms but excluding bathrooms and kitchen) and units with
more than 1.5 persons per room are considered as severely overcrowded.

In 2000, nearly 20 percent of occupied units in the City were classified as overcrowded and 11
percent were severely overcrowded. Overcrowding in renter-occupied units was more than
double than in owner-occupied units. Approximately 28 percent of renter-households were
overcrowded compared to 12 percent of owner-households. Severe overcrowding was also
significantly higher in renter-occupied housing units.
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Table 5-21: Overcrowding

Owner- Renter- Total
Occupied Occupied Occupied Units
Occupied Units 23,955 20,947 44,902
% Overcrowded (> 1.0 persons/room) 2,930 (12.2%) | 5,874 (28.0%) 8,804 (19.6%)
% Severely Overcrowded (> 1.5 persons/room) 1,639 (6.8%) | 3,369 (16.1%) 5,008 (11.2%)

Source: U.S. Census, 2000.

Overcrowding was less prevalent in the County or in Fremont, compared with Hayward.
Specifically, 12.2 percent of the households in Alameda County and 11.8 percent in Fremont
were considered overcrowded, with 5.2 percent in the County and 5.9 percent in Fremont being
severely overcrowded. While overcrowding also impacted more renter-households than owner-
households in the both the County and in Fremont, the extent of overcrowding was not as
significant as in Hayward. Approximately 6.9 percent of the owner-households and 18.7 percent
of the renter-households countywide were overcrowded. In Fremont, 6.2 percent of the owner-
households and 22.0 percent of the renter-households were overcrowded.

J.

Special Needs Populations

Local housing elements must include an analysis of special housing needs. Under State law,
special needs refer to those households that contain seniors, persons with
households, female-headed households, homeless, and farmworkers.

Table 5-22: Special Needs Population

disabilities, large

Number of % of Total
Special Needs Households or Owners Renters Households or

Persons Population
Households w/ senior member1 9,934 - - 22.2%
. 6,179 2,040 0
Senior-Headed Households 8,219 (75.2%) (24.8%) 18.3%
. .. 2,168 1,252 0
Seniors Living Alone 3,420 (63.4%) (36.6%) 7.6%
Persons with Disabilities 29,251 - - 20.9%
4,772 3,957 0
Large Households 8,729 (54.7%) (45.3%) 19.5%
5,127 3,957 0
Female Headed Households 11,429 (44.9%) (45.3%) 19.5%
) 738 2,536 0
Female Headed Households w/ Children 3,274 (22.5%) (77.5%) 7.3%
Farmworkers 103 - - 0.1%
Residents Living in Poverty 13,805 -- -- 9.9%

Source: U.S. Census, 2000.
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1. Senior Households

In 2000, 11,910 Hayward residents (approximately 11 percent of the City’s population) were 65
years of age and over. Senior households are households headed with a member aged 65 or over.
The housing needs of seniors, especially frail elderly, are often related to a disability and limited
mobility. Senior households on fixed or with lower incomes may also have greater difficulty
affording constant increases in rents and major home repairs. Other senior housing needs
include providing options for active seniors, such as housing with space for arts and hobby, and
easy access to recreational programs.

The 1990 Census reported 7,188 householders aged 65 years and over in the City, representing
18 percent of all households. By 2000, the number of senior-headed households increased to
8,219, but their share of all households remained steady at 18 percent.

The California Community Care Licensing Division reports 55 residential care homes for the

elderly that can serve a total of 884 residents in Hayward (Table 5-23). These homes range in
size from four beds to 140 beds. Most of the facilities are for six people.

Table 5-23: Residential Care Facilities in Hayward

Type of Facility Number of Facilities | Number of Beds
Adult Day Care 9 338
Adult Residential Care 60 839
Group Home 7 40
Residential Care for the Elderly 55 884
Small Group Homes 1 6

Source: California Community Care Licensing Division, Accessed January 5, 2009.
2. Persons with Disabilities

Persons with physical, visual, hearing and mental disabilities have special housing needs. These
needs can include ramps instead of stairs, elevators for units with two or more stories, modified
bathrooms, wider doorways, lower shelves, etc. Recent changes in State law require all new
construction to be accessible to persons with disabilities, but existing housing units are often not
accessible or designed for the disabled. Many persons with disabilities also have fixed incomes,
which can limit housing options.

According to the 2000 Census, 29,251 residents reported having one or more disabilities,
representing 21 percent of the City’s population. As shown in Table 5-24, mental disabilities
affected 68 percent of the youth 15 years of age or younger who reported a disability. For those
of working age (16-64 years of age), mobility (going-outside) and employment disabilities were
the most prevalent disabilities. Seniors were more frequently affected by physical and mobility
disabilities.
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Table 5-24: Persons with Disabilities

Disability Age 5-15 Age 16-64 Age 65+ Total
Number of Persons 952 22,107 6,192 29,251
Sensory Disability 16.6% 1.5% 30.4% 12.7%
Physical Disability 17.5% 22.9% 63.6% 31.4%
Mental Disability 68.7% 13.3% 27.1% 18.1%
Self Care Disability 27.9% 8.0% 22.5% 11.7%
Go-Outside-the Home Disability - 46.3% 56.1% 46.9%
Employment Disability -- 70.9% -- 53.6%

Source: U.S. Census, 2000.
Note: A person can report multiple disabilities; therefore, totals within each age group may exceed 100%.

The City of Hayward has a number of residential care facilities to serve disabled residents. The
California Community Care Licensing Division reports the facilities and number of beds
available, displayed in Table 5-23.

3. Large Households

Based on State Housing Element law, a “large household” refers to that with five or more
persons. The increase in the number of household members does not proportionately increase
the earning power of the household. Often, it means an additional dependent child or elderly
parent. Large households often require larger dwelling units, but the availability of adequately
sized and affordable units is usually limited, resulting in overcrowding and/or overpayment
among large households.

The number of large households in Hayward increased from 5,421 households (14 percent) in
1990 to 8,729 households (20 percent) in 2000. This trend is reflected in the increase in average
household size over the past decade (Table 5-7). In terms of tenure, there was a larger
proportion of owner-occupied (55 percent) large households than renter-occupied (45 percent)
large households.

4, Single-Parent and Female Headed Households

Single-parent households tend to have lower incomes because there is only one working adult to
support children. Female single-parent households are even more likely to be in poverty. Based
on Census data, families with females as heads of households increased from 5,236 (13 percent)
to 11,429 (20 percent) in 2000. Of Hayward’s 11,429 female-headed households, 990 (three
percent of all families) were living in poverty. This compares to only 279 single male-headed
households making up nearly one percent of all families. These figures bear importance in
relation to social service needs, such as child care, recreation programs, and health care, which
are of special concern to these households.

As stated in the Community Facilities and Amenities element of the General Plan, child care is a
vital resource for Hayward residents, employers, and the economy, there is a shortage of quality
licensed child care, and creative solutions and partnerships are needed. Hayward will strive to
provide housing in balanced residential environments that combine access to employment
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opportunities, transportation, child care and other community services. Both family child care
and child care centers are desirable and key components of a strong child care system.

b. Farmworkers

Farmworkers are considered a special housing group because of the seasonal nature of their work
and the low wages for these employees. Farmworkers include employees of nurseries, stables,
and agricultural and livestock operations. Farmworkers generally have limited and seasonable
incomes, which present a need for affordable housing near their places of work on a seasonal
basis. The 2000 Census indicated only 103 Hayward residents were employed in farming,
forestry, and fishing occupations. It is likely that these residents are employed in occupations
associated with landscaping nurseries, landscaping services and gardens in the East Bay Area or
they commute to other areas for farming-related jobs.

6. Homeless Persons

Two categories of need should be considered in discussing the homeless: 1) transient housing
providing shelter only and usually on a nightly basis; and, 2) short-term housing, usually
including a more comprehensive array of social services to enable families to re-integrate
themselves into a stable housing environment. The issue of homeless emerged as a major issue
in 1990 during the severe economic recession that California was undergoing at that time. While
the region has experienced a dramatic economic rebound between 2000 and 2007, those
conditions that typically contribute to homelessness have not significantly changed.
Furthermore, the current recession led by the mortgage crisis is likely to have resulted in a new
wave of individuals and families made homeless due to loss of employment or their homes. As a
result, homelessness within California continues to be a problem.

The Alameda Countywide Shelters and Services Survey found over 5,000 homeless persons in
the County. Various circumstances that may lead to homelessness include the following:

Single adult transients passing through the City on the way to some other destination;

= Seasonal and/or migrant homeless individuals seeking seasonal employment in the City;

= The chronically homeless, single adults, including non-institutionalized, mentally
disabled individuals, alcohol and drug abusers, seniors with insufficient incomes and
others who voluntarily, or due to financial circumstances, are forced o live on the streets;

= Minors who have run away from home;

= Lower income families who are temporarily homeless due to financial circumstances or

are in the process of searching for a home (single-parent families, mostly female-headed ,

are especially prevalent in this group); and

=  Women (with or without children) who are escaping domestic violence.
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The Alameda Countywide Homeless Continuum of Care Council (HCCC) relies on a
“community-defined” definition of homeless. This includes the HUD-defined chronic homeless
population as a subset of the County’s overall homeless population. Community-defined
homelessness includes people staying in emergency shelters or transitional housing, living on the
street or in a car, and people who will lose their housing within a month and have nowhere to go.

Assessing a region’s homeless population is difficult because of the transient nature of the
population. In 2001, Congress directed HUD to require communities receiving McKinney-
Vento Act Programs (now called Homeless Assistance Grants) to begin to collect counts of
homeless populations by Continuum of Care jurisdictions. For Alameda County, the Continuum
of Care jurisdiction is the County as a whole. This HUD mandate called for the establishment of
two things: a biennial point-in-time “street count” of homeless populations and the establishment
of a Homeless Management Information System (HMIS). HMIS is primarily a database to
collect demographic information on homeless individuals and families receiving housing and
services. These two activities comprise the best data on homeless populations in Alameda
County

Beginning in 2003, Alameda County has conducted a point-in-time biennial homeless count as
per the HUD directive. The 2003 Count and subsequent counts have relied on a statistical
sampling methodology that has been proven to be the most effective in enumerating homeless
populations. However, one of the drawbacks to this methodology is that it requires a relatively
large survey sample to be statistically relevant. In the 2003 Count, the sample sizes were large
enough in Berkeley and Oakland to enumerate those cities individually. The other cities were
placed into two “sub regions”—“North and other mid-county” and “South and East County.”

The 2003 Count required a vast amount of resources to conduct, but produced a large amount of
meaningful data. In January 2009, the full count replicating the 2003 Count was conducted.
Unfortunately, final data from that count will not be available prior to the Housing Element
deadline.

Since 2003, Alameda County has implemented a County-wide HMIS system. To date, more
than 10,000 unduplicated clients have been entered from 200+ users at 24 agencies in Alameda
County. This database collects a large amount of demographic data on homeless populations.
While this data is the most current data available, there are limitations to this data. First, it only
contains information from those homeless agencies that enter data into the system. Many
homeless providers who are not mandated by funding to participate in HMIS elect not to
participate. Also Domestic Violence providers do not participate in HMIS since the passage of
the Violence Against Women Act (VAWA) and children under the age of 18 are not tracked as
thoroughly as adults. Second, HMIS only collects data on those homeless populations that
receive services from one of the HMIS participating agencies. Homeless populations which do
not receive services are not included in HMIS. These populations are included in the Homeless
Count enumeration. Third, the number of homeless counted in the 2003 census and the number
of homeless in the HMIS system do not match, and there is no way to compare the different sets
of data.
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Given the limitations to both data sources listed above, the County was able to come up with a
methodology of assigning the 2003 Homeless Count numbers to each jurisdiction using data
gathered from the HMIS. The homeless population in Hayward is estimated at 478 persons.
Characteristics of this homeless population are described below:

Race: 35 percent Black and 42 percent White (Hispanic is not a race but an ethnicity;
most Hispanics are probably classified as White)

Employment: 18 percent employed; 74 percent unemployed

Disability: 55 percent have at least one disability

The following programs and facilities serve homeless in Hayward and surrounding communities:

Supportive Services

Food Delivery to Homeless Shelters/Alameda County Food Bank: Delivery of food
provided by the Food Bank for the provision of healthy, nutrient-rich meals at six local
homeless shelters.

Roving Housing Resource Program/Eden I&R: The Roving Housing Resource
Specialist assists individuals and families in obtaining housing. Specialized services
include housing readiness activities as well as placement and will be provided on-site at
each of the participating local homeless shelters.

Housing Counseling and Support Services (ECHO Housing): Consultation and
workshops on the topics of tenant/landlord rights and responsibilities are provided
quarterly and as requested.

Emergency Shelters

Family Homeless Shelter: This 24-bed facility provides shelter, case management, and
other support services to homeless families.

Domestic Violence Shelter: This 38-bed confidentially located facility provides shelter,
counseling, case management, and other support services to female survivors of domestic
violence and their children.

Single Women’s Shelter (Women on the Way): Women receive shelter, drug and
alcohol recovery counseling, and other support services at this facility
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Transitional Housing

= Male Parolees’ Transitional Housing Program (7th Step Foundation): Provides
housing for 32 adult male parolees.

= Magnolia House: A six-bed residence where residential and support services are
provided to homeless, addicted women.

= Bay Area Youth Centers and Project Independence: These programs provide
transitional Housing and support services for emancipated youth (those who are no longer
served by the foster care system).
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K. Inventory of Affordable Rental Housing and At-Risk Status

The City of Hayward has 28 affordable rental housing developments with 1,715 units that are

made affordable either with subsidy contracts,
Some development are set to lose their affordability covenants or subsidy

agreements.’®

deed

restrictions,

contracts as early as 2009 while some are not set to expire until 2065.

and/or development

A total of 13 developments are considered at risk of converting to market-rate housing due to
expiration of subsidy contracts or affordability covenants within the next ten years (by 2019).**
These 13 developments total 679 subsidized units.

Table 5-25: Affordable Rental Housing Developments

Project Name Total | Affordable Funding Source Affordability
(Owners) Units Units 9 Expiration

Villa Springs
(Eden Housing, Inc./Villa Springs, LLC) 66 66 | RDA 2065
C & Grand Senior Housing .
(Eden Housing, Inc./Grand/C LLC) 60 60 | Inclusionary/RDA 2064
The Majestic Apartments
(The Pacific Companies/Hayward Pacific 81 81 | Bond/RDA 2063
Associates, L.P.)
Walker Landing .
(Eden Housing, Inc./Saklan Avenue, L.P.) 8 78 | Inclusionary/Bond 2062
Huntwood Commons
(Eden Housing, Inc./Huntwood Commons 40 40 | HOME 2061
Associates)
Josephine Lum Lodge 150 150 Bond/Tax Credit 2060
(Eden Housing, Inc./Josephine Lum Lodge, L.P.) Section 8 12/31/2025
Lord Tennyson
(Volunteers of America) 252 252 | Bond 2060
Sara Conner Court
(Eden Housing, Inc.) 57 57 | HOME/RDA/TC 2059
Park Manor Apartments .
(Pacific American Properties, Inc.) 81 81 | Tax Credit 2056
742 Harris Court
(Eden Housing, Inc./Harris Court Associates) 4 4 | HOME 2054
Harris Court Apartments
(Eden Housing, Inc./Harris Court Associates) 20 20 | HOME 2053
Glen Berry
(Eden Housing, Inc.) 50 50 | HOME/RDA 2048
Glen Eden 36 36 | RDA 2047

10 An affordable rental housing development is one where all or a portion of the units are set at affordable levels to

extremely low, very low, and low income tenants based on local, State, or federal standards.

State Housing Element law requires this “at-risk” housing analysis to cover a ten-year planning period. For the
2009-2014 Housing Element cycle, the at-risk housing analysis therefore covers the period of July 1, 2009
through June 30, 2019.

11
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Table 5-25: Affordable Rental Housing Developments

Project Name Total | Affordable Funding Source Affordability
(Owners) Units Units g Expiration
(Eden Housing, Inc./Glen Eden Associates)
. RDA 2046
E.C. Magnolia -
: 21 21 | Section 202/
(Eden Housing, Inc.) Section 8 7/30/2012
Las Casitas .
(Citizens Housing Corporation/Las Casitas, Ltd.) 61 61 | Bond/Tax Credit 2035
Eden Issei Terrace Section 202/
(Eden Housing, Inc.) o o Section 8 Ul
Cypress Glen
(Eden Housing, Inc./Cypress Glen Associates) & 30| el AUy
Waterford Apartments
(Bay Waterford Inc.) 544 109 | Bond 2014
The Timbers
(Santa Clara Associates, LLC) e 2 | Bt Al
Huntwood Terrace
(Huntwood Terrace Associates) e 8| e Al
Olive Tree Plaza 26 26 HUD 202 2026
(Eden Housing, Inc.) Section 8 5/31/2011
Tennyson Gardens Bond/HOME 2056
Preservation Partners/ Tennyson (Preservation 96 94 :
Limited Partnership) i sl
Montelena
(Fairfield Residential, LLC) 188 38 | Bond 2010
Sycamore Square 26 26 CalHFA 2031
(Fairfield Residential, LLC) Section 8 2009
BRI UL 78 78 | 221d4/Section 8 10/31/2010
(Hayward Villa)
Mayten Manor .
(K. Wayne Rice) 40 30 | Tax Credit 2009
SUBITHIIER . 50 50 | 221d4/Section 8 8/31/2009
(Montgomery Plaza Associates)
Total 2,495 1,715 | -- --

Note: Projects in shading are those considered at-risk of converting to market-rate housing due to expiration of subsidy

contracts, deed restrictions, or development agreements.
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1. Preservation Options

To maintain the existing affordable housing stock, the City works to preserve the existing
assisted units or facilitate the development of new units. Depending on the circumstances of at-
risk projects, different options may be used to preserve or replace the units. Preservation options
typically include: 1) transfer of project to non-profit ownership; 2) provision of rental assistance
to tenants using other funding sources; and 3) purchase of affordability covenants. For purposes
of compliance with Government Code Section 65583, the following describes actions the City
could take to preserve the affordability of at-risk units.

Transfer of Ownership

Transferring ownership of an at-risk project to a non-profit housing provider is generally one of
the least costly ways to ensure that the at-risk units remain affordable for the long term. By
transferring property ownership to a non-profit organization, low income restrictions can be
secured indefinitely and the project would become potentially eligible for a greater range of
governmental assistance. This option applies only to the projects that are owned by for-profit
development. At least three of the at-risk developments (E.C. Magnolia, Eden Issei Terrace, and
Olive Tree Plaza) are non-profit owned and therefore transferring ownership is unnecessary. The
costs of transferring these units vary substantially depending on the age and condition of the
buildings and market conditions. According to Multiple Listing Services (MLS) listing of multi-
family rental apartments for sale, the average cost to purchase an apartment rental unit is
approximately $180,000 for projects with at least five units.

Rental Assistance

Rental assistance using non-Section 8 funding sources can be used to maintain affordability of
the 838 at-risk units. These rent subsidies could be structured to mirror the Section 8 program.
Under Section 8, HUD pays the difference between what tenants can pay (defined as 30 percent
of household income) and what HUD estimates as the fair market rent (FMR) for the unit.

The feasibility of this alternative is highly dependent upon the availability of a sustainable
funding source to make subsidies available and the willingness of the property owner to
participate in the program. As indicated in Table 5-26, the total cost of subsidizing the rents for
all 679 at-risk units is estimated at $263,876 per month or $3.2 million annually. Over the
course of 20 years, the long-term costs are estimated at approximately $78 million or an average
of approximately $115,000 per unit over 20 years."

2 Assuming an annual inflation rate of 2.5 percent, the future value of rent subsidies over 20 years is estimated at

approximately $78 million.
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Table 5-26: Rental Subsidies Required

Fair Very Low Income’?
Unit Total Mar:(et Household Affordable Affordable Monthly per Total Monthly
Size Units Rent' Size Housing Cost— Unit Subsidy Subsidy
Cost’ Utilities*

Studio 38 $905 1 $754 $69 $220 $8,360
1-br 370 $1,093 2 $861 $86 $318 $117,660
2-br 202 $1,295 3 $969 $103 $429 $86,658
3-br 69 $1,756 5 $1,163 $149 $742 $51,198
Total 679 $263,876
Notes:

1. Fair Market Rent (FMR) is determined by HUD.

2. Section 8 rental assistance is only available to very low income households.

3. Alameda County 2008 Area Median Household Income (AMI) limits set by the California Department of Housing and
Community Development (HCD).

4.  Affordable Cost = 30% of household income minus utility allowance.

Purchase of Affordability Covenants

Another option to preserve the affordability of the at-risk project is to provide an incentive
package to the owners to maintain the projects as affordable housing. Incentives could include
writing down the interest rate on the remaining loan balance and/or supplementing the Section 8
subsidy received to market levels. The feasibility of this option depends on whether the projects
are too highly leveraged.

Construction of Replacement Units

The construction of new lower income housing is a means of replacing the at-risk units should
they be converted to market-rate units. The cost of developing housing depends upon a variety
of factors, including density, size of the units (i.e. square footage and the number of bedrooms),
location, land cost and type of construction. According to recent affordable housing projects by
a nonprofit developer, the average cost of an affordable senior unit is approximately $200,000
and the average cost for an affordable family unit is approximately $300,000, inclusive of land
costs (see discussion on construction cost later in the Market Constraints section that starts on
page 5-35). Assuming an average of $250,000, the cost to replace the 679 units is estimated at
close to $170 million.

2. Cost Comparison

The most costly option is new construction of affordable units. With increased requirements in
local, State, and federal government requirements, particularly relating to environmental review,
the time and costs involved in new construction are far more extensive than purchasing existing
units and converting them into affordable housing, or than providing rent subsidies. Providing
rental assistance requires the least upfront costs. However, a sustainable funding source must be
identified.
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3. Resources for Preservation

Available public and non-profit organizations with the capacity to preserve assisted housing
developments in Hayward include:*®

= Alameda County Allied Housing Program

= BRIDGE Housing

= Community Housing Developers

= Eden Housing

= Housing Authority of the County of Alameda

= Nehemiah Progressive Housing Development Corporation
= Satellite Housing Inc.

B These agencies have previously expressed interest in preserving at-risk housing in Alameda County, according

to the State Department of Housing and Community Development.
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5.3 Housing Constraints

Constraints to the provision of adequate and affordable housing are posed by market,
governmental, infrastructure, and environmental factors, among others. These constraints may
increase the cost of housing, or may render residential construction economically infeasible for
developers. Housing production constraints can also significantly impact households with low
and moderate incomes and special needs.

A. Market Constraints

1. Land Costs

Hayward is an almost entirely “built-out” city and there are no longer large quantities of vacant
parcels available for residential development. The cost of residential land in the City has
typically been lower than in surrounding areas, but the intense development demand of the late
1990s has increased the price of vacant land substantially. In December 2008, 42 undeveloped
residential land parcels were listed for sale in the City.** These vacant parcels ranged in price
from $125,000 to $5,000,000. High land costs have represented the overriding factor affecting
the affordability of residential development in the City; however, this has changed with the
decline in land prices in recent months. The prices of land vary depending on zoning (number of
units allowed) and availability of improvements. According to recent appraisals prepared for the
City, the cost of vacant and underutilized land in Hayward is between $20 and $30 per square
foot; land zoned for medium or high-density housing is generally more expensive.

The cost to clear an acre of land for redevelopment significantly increases the cost of
development, as do the local, State, and Federal policies relating to relocation and replacement of
low income housing. Depending on the existing improvements that must be removed to
redevelop a site, the total cost to acquire a parcel, relocate occupants, and possibly mitigate
hazardous materials can be quite expensive. This can pose a problem for development if
Hayward rents or sales prices cannot support the higher cost development.

2. Construction Costs

Construction costs are the largest component of total cost of a single-family detached unit,
accounting for 30 to 40 percent of the finished sale price. According to RS Means Residential
Square Foot Costs (2008)," construction costs for a typical two-story single-family home (2,000
square feet of living area), built of stucco on wood frame, average about $106.8 per square foot
in the Hayward area. According to the Home Builders Association of Northern California®,
construction costs multi-family attached units typically cost 25 to 30 percent more (on a per
square foot basis) than a comparable two-story detached single-family home. Density bonuses
for senior and affordable housing can help to offset this per-unit cost premium for multi-family

14
15

www.realtor.com, accessed December 9, 2008.
RSMeans is an online resource for construction books and other related products.
16 Letter from Home Builders Association of Northern California dated April 13, 2009.
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developments. A reduction in amenities and quality of building materials could result in lower
costs and sale prices; however, high quality design and sufficient tenant amenities are necessary
to maintain minimum health and safety standards.

3. Availability of Financing

Development Financing

Financing is available from a variety of sources including financial institutions, insurance
companies, and pension plans (such as CalPERS). The decline in the U.S. economy and the
recent credit crisis, however, will likely limit the amount of financing available to potential
developers.

The cost of developing affordable units varies according to a number of factors, including the
size of the project, cost of land, the quality of design and construction, and the population served.
Based on the development costs of recent affordable projects in the City, it is estimated that
affordable units in the City cost approximately:

= $306,700 per unit for an affordable family project
= $262,000 per unit for an affordable senior project
= $412,900 per unit for an affordable project for persons with disabilities

With the increased costs of housing development, packaging financing for affordable housing is
increasingly challenging. Typically, multiple sources are required to finance an affordable
housing project. Typical sources of funding for affordable housing include;

= A first mortgage from a lending institution

= Low Income Housing Tax Credits and/or tax exempt mortgage bonds

= Redevelopment Agency Low and Moderate Income Housing Fund monies
= Community Development Block Grant

= HOME Investment Partnership funds

= State of California Proposition 1C funds

= California Housing Finance Agency

Depending on the type of financing used (tax credits, bonds, federal funds, etc), other
requirements, such as the inclusion of certain accessibility accommodations and the use of
prevailing wage versus Davis-Bacon'’ wage, can affect development costs significantly.

Proposition 46, the Housing and Emergency Shelter Trust Fund Act of 2002, was intended to
make it easier for non-profit developers to secure financing for their affordable projects.
Proposition 46 funds are awarded twice annually (in June and October) to organizations that
build workforce housing. Special preference is given to those building affordable housing for
large families. In 2006, Eden Housing, Inc. received an award of $6.3 million for its 78-unit

7 The Davis-Bacon Act of 1931 is a federal law which established the requirement for paying prevailing wages

on public works projects. All federal government construction contracts, and most contracts for federally
assisted construction over $2,000, must include provisions for paying workers on-site no less than the locally
prevailing wages and benefits paid on similar projects.
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Saklan Family Housing project (Walker Landing) in the City of Hayward.’® By March 20086,
Alameda County had received a total of $126,404,897 in Proposition 46 funds for the production
of 2,824 homes.” In 2006, the California voters authorized Proposition 1C, which significantly
expanded the funding availability for affordable housing. In upcoming years, the State HCD will
issue Notices of Funding Availability (NOFA) for Proposition 1C funds. For example, the
NOFA for Infill and Transit-Oriented Development funds is due April 1, 2009. Another
component of the Proposition 1C funds anticipated for releasing a NOFA in 2009 is the Housing
Related Parks program.

Mortgage Financing

The availability of financing affects a person’s ability to purchase or improve a home. Under the
Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose
information on the disposition of loan applications by the income, gender, and race of the
applicants. This applies to all loan applications for home purchases, improvements and
refinancing, whether financed at market rate or with government assistance.

Home Purchase Financing: Table 5-27 summarizes the disposition of loan applications
submitted to financial institutions in 2007 for home purchase, refinance, and home improvement
loans in Hayward.”® Included is information on loan applications that were approved and
originated®!, approved but not accepted by the applicant, denied, withdrawn by the applicant, or
incomplete.

Table 5-27: Disposition of Home Purchase Loan Applications (2007)

Total Applicants Approved Denied Other
Home Purchase Loans
Government-Backed 2 1(50%) 1 (50%) 0 (0%)
Conventional 3,150 1,847 (59%) 924 (29%) 379 (12%)
Home Improvement 953 493 (52%) 352 (37%) 108 (11%)
Refinance 8,113 4,204 (52%) 2,596 (32%) 1,313 (16%)

Source: Home Mortgage Disclosure Act (HMDA), 2007.
Note: “Other” includes applications approved but not accepted, files closed for incompleteness, and applications
withdrawn.

In 2007, a total of 3,150 Hayward households applied for conventional loans to purchase homes.
The overall loan approval rate was 59 percent and 29 percent of applications were denied. Only
two applications were submitted for the purchase of homes in Hayward through government-
backed loans (e.g. FHA, VA) in 2007. To be eligible for such loans, applicants must be lower
and moderate income and the purchase price must meet the cap established by the program.
However, 2007 was still at the peak of the California housing market, most homes available for
sale at the market far exceeded the home value cap.

18
19

http://www.hcd.ca.gov/news/release/Total _Awards_June 30 2006.pdf

Making the Bay Area a More Affordable Place to Live: Progress Report on Proposition 46, the Housing and
Emergency Shelter Trust Fund Act of 2002, (May 2006).

HMDA data is aggregated by census tract, not by municipal boundary. HMDA data presented in this Housing
Element is based on the census tracts that approximate the geographic coverage of the City of Hayward.

An originated loan is one that is approved by the lender and accepted by the applicant.
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To expand affordable homeownership opportunities, the City offers downpayment assistance to
lower and moderate income households.

Home Improvement Financing: Hayward residents were more likely to be denied for home
improvement loans than for any other types of loan applications. About 37 percent of the
applicants were denied, while 52 percent were approved by lending institutions in 2007. The
large proportion of home improvement loan denials may be explained by the nature of these
loans. Home improvement loans are usually second loans; the debt-to-income ratio may be too
high for some homeowners to qualify for additional financing.

To address potential private market lending constraints and expand homeownership and home
improvement opportunities, the City of Hayward offers and/or participates in a variety of
programs. These include the:

= Housing Rehabilitation Loan Program

= Disability Access Grant and Loan Program
= Minor Home Repair Grant Program

= Mobile Home Improvement Program

Such programs assist lower and moderate income residents by increasing access to favorable
loan terms to purchase or improve their homes.

Refinancing: Relatively low interest rates and a high prevalence of interest-only, adjustable-rate,
and balloon-payment mortgages led Hayward residents to file 8,113 applications for home
refinance loans in 2007. A little over one-half (52 percent) of these applications were approved,
while 32 percent were denied. Refinancing activities are expected to fall, however, with the
recent credit crisis that began in 2007 and heightened in 2008.* Along with the decreased
opportunities in refinancing came increases in foreclosures. The extent of foreclosures was
discussed previously.

B. Governmental Constraints

Local policies and regulations can impact the price and availability of housing and, in particular,
the provision of affordable housing. Land use controls, site improvement requirements, fees and
exactions, permit processing procedures, among other issues may constrain the maintenance,
development and improvement of housing.

In general, Hayward’s land use controls, design guidelines, codes and enforcement, required site
improvements, fees and permit processing procedures have been developed, in part, to correct
development problems that have become evident over time. For example, in the early 1990s, the
City Council adopted design guidelines for various types of development to ensure that
development within Hayward met a minimum quality standard and that developers were
provided with consistent information from staff. This section discusses potential governmental
constraints in Hayward.

22 HMDA data for 2008 will not be available until late 2009.
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1. Land Use Controls

Hayward’s General Plan, adopted in 2002, is intended to guide development in the City through
the Year 2025. The City’s General Plan and Zoning Ordinance provide for a wide range of
housing types and densities, ranging from 0.2 units per acre in Rural Estate Density areas to a
maximum of 110 units per acre in the Downtown City Center. In addition, the City allows a
density bonus for developments that qualify under State Law. Table 5-28 lists the residential land

use categories included in the Land Use Element of the City’s General Plan.

Table 5-28: Relationship Between General Plan and Zoning

Density
General Plan Designation (in dwelling units Zoning District
per acre)
Rural Estate Density 0.2-1.0 | RSB40
Suburban Density 1.0-4.3 | RSB10, RSB20, RSB40
Low Density 4.3-8.7 | RS, RSB6, RSB8, RSB10
Limited Medium Density 8.7-12.0 | RSB4, RMB4, RMB3.5, (RS, RSB6, RSB8, RSB10)
. . RSB4, RMB4, RMB3.5, RM, (RS, RSB6, RSBS,
Medium Density 8.7-17.4 RSB10, RO, CN-R)
Mobile Home Park 8.7-12.0 | MHP
High Density 17.4-34.8 | RH, RHB7, (RSB4, RMB4, RMB3.5, RM, CN-R)
Downtown City Center 40.0-110.0 | CC-R, (RH, RHB7, RO)
Mission Boulevard Residential 34.8-55.0 | MBR
Station Area Residential 75.0-100.0 | SAR

() = Potentially consistent. Must consider compatibility with other uses and overall densities in the area.
Sources:

1. City of Hayward General Plan, 2002.

2. Hayward Municipal Code, 2008.

2. Planned Development District

The Hayward Zoning Ordinance provides for a Planned Development (PD) District to foster well
designed residential and nonresidential development by encouraging projects incorporating a
variety of housing types or combinations of residential and nonresidential uses. The PD District
allows diversification in the relationship of uses, buildings, architectural design, lot sizes, yard
areas, and open spaces that may not be achievable under other zoning districts. The City
encourages developers to use PD zoning for a creative or innovative project that may involve a
mixture of uses or housing types or where the terrain or natural features of the property are such
that make development difficult. The PD zone can provide flexibility in terms of site layout and
encourages excellent design and enhanced site amenities. An application to establish a PD
district must be reviewed by the Planning Commission and approved by the City Council, since
it involves a rezoning of property.
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3. Specific/Area Plans

Since 2000, the City of Hayward has adopted several key specific and area plans. In 2001, the
City adopted the Cannery Area Design Plan for the Burbank Neighborhood, one of the oldest
areas in Hayward. The Plan has resulted in the reconstruction of Cannery Park and the
construction of a new Burbank Elementary school, which opened in the fall of 2008.. The Plan
also proposes the separation of regional and neighborhood traffic and the redevelopment of
underutilized industrial land into neighborhood services. The Area Plan has a residential capacity
of 800 to 950 new dwelling units, consisting primarily of high density multiple-family housing,
including townhouses, apartments and lofts. The City has approved several tracts in the Cannery
Area totaling 575 housing units. Two additional tracts are currently under consideration that
would provide an additional 219 units.

The South Hayward BART/Mission Boulevard Concept Design Plan was adopted in June 2006.
The City hopes to encourage transit-oriented development around the South Hayward BART
Station, as well as along the Mission Boulevard corridor, with the implementation of this Design
Plan. The Plan focuses development on seven sub-areas along the Mission Boulevard corridor
between Harder Road and Industrial Parkway. The planning area, which is adjacent to the South
Hayward BART station, includes a variety of residential land use designations ranging from
Medium Density Residential (up to 17.4 units per acre) to Station Area Residential (up to 100.0
units per acre). Overall, the South Hayward BART/Mission Boulevard Concept Design Plan has
the capacity to add an additional 1,845 to 3,225 new housing units to the City. The City is also
contemplating development of a Form Based Code, which would incorporate Smart Growth
principles, in the area around the South Hayward BART station to further the principles in the
Concept Design Plan and to provide more clarity in terms of building form and land use, which
would benefit developers in the future.

The City is currently in the process of developing a land use plan for the Route 238 Bypass study
area. A detailed Existing Conditions Report was completed in February 2008, and the City
Council met in June 2008 to discuss three possible land use alternatives for the planning area. It
is anticipated that amendments to the General Plan and rezoning of certain properties in the study
area will likely occur as a result of the study, which is anticipated to occur before July of 2009.
The Council is expected to select the preferred alternative after review of the draft
Environmental Impact Report in June 2009.

4, Smart Growth

During the update of the General Plan, the City paid particular attention to “smart growth”
principles being promoted throughout the country. While there is no single definition of “smart
growth” that everyone embraces, there are certain common elements. Typically, smart growth
fosters development that revitalizes central cities and suburbs, supports and enhances public
transit, and preserves open spaces and agricultural lands. Smart growth creates communities that
are more livable by developing efficiently within the already built environment. Smart growth
advocates argue that the problems of both the cities and the suburbs can be addressed through
more infill development, more concentrated development and more redevelopment, especially in
areas served by transit or close to major employment centers. The basic concept is to make more
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efficient use of existing developed areas so that the need to accommodate growth through
unfettered expansion of a developed area is minimized. The basic principles can be summarized
as follows:

=  Mix land uses

= Take advantage of compact building design

= Create a range of housing opportunities and choices

= Create walkable neighborhoods

= Foster distinctive, attractive communities with a strong sense of place

= Preserve open space, farmland, natural beauty, and critical environmental areas
= Strengthen and direct development towards existing communities

= Provide a variety of transportation choices

= Make development decisions predictable, fair and cost-effective

= Encourage community and stakeholder collaboration in development decisions

Hayward has already undertaken various planning efforts that serve to implement smart growth
principles. Examples include: establishment of redevelopment areas to revitalize the Downtown
as a major focal point of the city; participation in the Hayward Area Shoreline Planning Agency
to plan for the protection of the bay shore; adoption of a Historic Preservation ordinance to
protect historic sites and structures; adoption of the South Hayward BART/Mission Boulevard
Concept Design Plan and possible adoption of a Form Based Code to promote transit-oriented
development and smart growth principles; reduction in parking ratio requirements in the
downtown and areas near transit stations; and adoption of Urban Limit Lines (ULLS) to preserve
the shoreline and the hills. The City’s General Plan incorporates policies and strategies that
continue to encourage the use of smart growth principles in long-range planning and
development well beyond the Housing Element planning period. Such policies and strategies
seek to reduce the City’s dependence on the automobile, create pedestrian friendly
neighborhoods, make efficient use of remaining land, preserve open space, and foster distinctive
neighborhoods with a sense of place.

The City’s ULL preserves the shoreline and the hills from development. Along the shoreline, the
land adjacent to and outside of the ULL is in public ownership and a plan has been developed to
restore and/or maintain its natural habitat. The hill area outside the ULL has never been
considered for affordable housing because of its topographic and geologic constraints. The ULL,
therefore, is not a constraint on the development of affordable housing.

5. Residential Development Standards

The City regulates the type, location, density, and scale of residential development primarily
through the Zoning Ordinance. In general, the City’s zoning regulations are designed to balance
the goal of providing affordable housing opportunities for all income groups while protecting the
health and safety of residents and preserving the character of existing neighborhoods. The City’s
Zoning Ordinance allows residential uses in the following districts:

= Residential Natural Preserve (RNP): The purpose of the RNP District is to allow for
the development in areas where topographic configuration is a major consideration in
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determining the most suitable physical development for the land. This district allows
development only where it is subservient to and compatible with the preservation of
major natural features, such as the tree line.

Single-Family Residential (RS): The RS District is intended to promote and encourage a
suitable environment for family life. It is to be used primarily for single-family homes
and the community services related to this use.

Medium Density Residential (RM): The RM District is intended to promote a
compatible mingling of single-family and multiple-family dwellings.

High Density Residential (RH): The RH District is intended to promote and encourage
a suitable high density residential environment through the development of multiple-
family dwellings.

Mission Boulevard Residential (MBR): The MBR District encourages the development
of multiple-family dwellings at high densities along Mission Boulevard, in order to
provide opportunities for higher density housing near a major transit corridor.

Residential Office (RO): The purpose of the RO District is to protect the residential
amenity of areas with a mix of residential and office use.

Station Area Residential (SAR): The SAR District requires the development of
multiple-family dwellings at high densities, along with neighborhood serving businesses
and public facilities in proximity to the South Hayward BART Station, in order to
provide opportunities for transit-oriented development with ready access to shops and
transit.

Mobile Home Park (MH): The MH District is intended to promote and encourage a
suitable living environment for the occupants of mobile homes.

Neighborhood Commercial-Residential (CN-R): The CN-R District includes a mixture
of neighborhood serving businesses and residences along portions of certain arterials in
order to provide housing with ready access to shops and transit. The CN-R District
encourages joint development of lots along arterials in order to minimize curb cuts and
maximize architectural continuity. The CN-R District adjusts parking and open space
requirements to reflect the characteristics of mixed-use development along arterials.

Central City-Residential (CC-R): The purpose of the CC-R Subdistrict is to establish a
concentration of multi-family and complementary uses in order to provide a quality
central city living environment and to provide market support for Central City businesses.

Development standards specific to each zone district are designed to protect and promote the
health, safety, and general welfare of residents as well as implement the policies of the General
Plan. These standards also serve to preserve the character and integrity of existing
neighborhoods. Specific residential development standards are summarized in Table 5-29.
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Generally, development standards can limit the number of units that may be constructed on a
particular piece of property. These include density, minimum lot and unit sizes, height, and open
space requirements. Limiting the number of units that could be constructed would mean higher
per-unit land costs and, all other factors being equal, result in higher development costs that
could impact housing affordability.

Table 5-29: Residential Development Standards

. Min. Lot Area (sq.
e | Soback () I e
Interior | Corner Front Rear Side
RS : : 30 0
RM 5,000 5914 20 20 52 “ 40%
RH 7,500 20 65%
RNP 20° 30’
o 44 feet adjacent to Mission
Boulevard
MBR 20,000 o 20 feet adjacent to other public 55 90%
streets
o 10 feet for other areas
RO 5,000 | 5,914 10 | 20 | 5 40 50%
e 20 feet along Dixon Street
o f2a50if|§3t adjacent to bus transfer 60 (f” 30 ft..if in
compliance with the
SAR 40,000 * 10 feet {for ground-fioor Minimum Designand | 90%
nonresidential) or 16 feet (ground- Performance
floor residential) adjacent to Mission St
Boulevard andards)
o 10 feet for other areas
MH 7 acres 20 10 10 40 40%
10,000 (or 20,000 40 (or 60 ft. SD6
CN-R in SD6 Special 10 20 0’ Special Design 90%
Design District) District)
CC-R None - ° 0* 52 None
Notes:

1. Although the minimum lot size for newly created lots is 5,000 square feet, the lot area per dwelling unit varies as a
ratio of lot frontage to lot depth.

2. Or 10 percent of the lot width at the front setback line whichever is greater up to a maximum of 10 feet.

Except where entrances or windows face the side lot line, then 10 feet is required.

4. Except 15 feet shall be required for residential uses or other uses abutting residential or open space zones or
residentially developed property.

5. Setback to be in compliance with Downtown Hayward Design Plan.

Or 30 feet from a tree line.

7. Combined, with no one side yard of less than 10 feet.

w

S
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6. Parking Requirements

Parking requirements for residential uses in Hayward are summarized in Table 5-30. These
requirements are similar to parking standards for density bonus eligible projects as established in
State and therefore, do not present a significant constraint on the production of housing.
Furthermore, parking standards can be reduced, on a case-by-case basis, when a project is
located near the BART station or when the project is catered toward seniors. Residential
development projects with reduced parking requirements are shown in Table 5-31.

In addition to these parking standards, the City offers reductions in required parking spaces for
proximity to public transportation facilities, housing for senior citizens and/or persons with
disabilities, and for projects using transportation systems management programs.

Table 5-30: Parking Standards for Residential Development

Use

Parking Spaces Required

Single-Family

2.0 covered spaces per unit

I a lot abuts a public or private street that has no parking lane
on either side of the street or is posted for no parking on both
sides of the street

2.0 covered spaces per unit plus 2.0 open
spaces per unit

If a dwelling with a single car garage was built prior to March
24,1959

1.0 covered space per unit

Multiple-Family*

Studio

1.0 covered and 0.5 open spaces per unit

One-bedroom

1.0 covered and 0.7 open spaces per unit

Two or more bedrooms

1.0 covered and 1.1 open spaces per unit

Mobile Homes

2.0 per mobile home space, plus 1.0
guest parking space per three mobile
home spaces

Second Units

Primary unit must have 2.0 covered
spaces

Central Parking District (multi-family for elderly)

0.5 space per unit

South Hayward BART Concept Plan Area

(Parking spaces for the following Zoning districts are maximum parking requirements)

SAR Studio or One-Bedroom 1.0 space
Two or More Bedrooms 1.3 spaces

VBR Studio or One-Bedroom 1.3 spaces
Two or More Bedrooms 1.5 spaces

CN-R Studio or One-Bedroom 1.5 spaces
Two or More Bedrooms 2.0 spaces

* = 10 percent of multiple-family parking spaces are to be designated as visitor's parking, and at least 70 percent must
accommodate standard size vehicles. When less than 10 spaces are required, a minimum of one parking space is to be

designated as visitor's parking.
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1. Zoning Overlays

In addition to development standards established for the residential and mixed use base zone
districts, overlay districts of the Zoning Ordinance provide additional regulations for residential
development. The following zoning overlays apply to residential development in portions of the
City:

The “B” Street Special Design Street Car District

This district has some of the oldest housing in Hayward. It consists of the five blocks of B Street
from Grand Avenue, west of City Hall, to Meekland Avenue. Architecture and materials used in
this district must be sympathetic to original Victorian, Colonial Revival, or Craftsman styles.
Untrimmed openings, garish colors, and plywood siding are generally not acceptable.

The Mission Corridor Special Design District

This district runs from Jackson Street along Mission Boulevard to Harder Road. The design
theme for this district is Spanish ranch, compatible with the early history of Mission Boulevard
as a connection between Spanish ranches and missions on the California coast. The theme is
intended to support a friendly, neighborhood character with relatively low, spreading rooflines,
warm earth textures and colors, and attractive exterior spaces for pedestrians, workers, and
residents.

The Cottage Special Design District

This district is the smallest special design district, one block in length, along Montgomery Street.
This overlay district allows a historic pattern of small lot, single-family cottage development
near town and transit which would otherwise be precluded by contemporary lot size, front
setback, and parking requirements. The Cottage District development pattern was established
before cars, and suits households with one or no motor vehicles. New cottage development
would need to continue the architectural themes of horizontal wood siding, hip or gable rooflines
of medium pitch, and a front entry porch that is expansive relative to the size of the cottage.

The Cannery Special Design District

This District contains older industrial uses that are surrounded by residential areas. The purpose
of the Cannery Area Special Design District is to implement policies embodied in the Cannery
Area Design Plan. The Design Plan envisions conversion of the industrial uses to commercial
uses, residential uses, or mixed uses, as appropriate.

Mission-Garin Area Special Design District

The purpose of the Mission-Garin Area Special Design District (SD-5) is to ensure the orderly
development of the Mission-Garin Area. The clustering of residential development is encouraged
in this area, with development located so as to avoid geologic hazards, minimize grading and
preserve significant natural site features, such as rock outcroppings, nature trees, natural drainage
courses and scenic views. Preferred hillside development includes clustering of dwelling units,
whether single-family or multi-family, separated by inter-connected natural open space or
greenbelt corridors.
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South Hayward BART/Mission Boulevard Special Design District

The purpose of this district is to implement policies embodied in the South Hayward
BART/Mission Boulevard Concept Design Plan. The Concept Design Plan envisions
development of high density transit-oriented development along the Mission Boulevard transit
corridor generally between Harder Road and Industrial Parkway, and a transit village with high
density residential development with a variety of neighborhood-serving retail and public uses in
proximity to the South Hayward BART Station.

The B Street and Cottage districts are quite small and built-out. The remaining four districts,
however, are much larger. Each area has a design plan or an overlay district intended to create a
unifying theme to improve the overall appearance of that portion of the City and attract new
businesses and residents. These special design districts have the potential to increase the cost of
development within them, if the developer had not previously planned to build to the quality of
construction and design inherent in the standards. However, most developers do build to that
standard in order to assure that their product will sell or lease quickly.

8. Residential Development Trends

The City’s residential development standards are established to facilitate the development of a
range of housing options. Recent developments in the various higher density residential districts
demonstrate that the City’s development standards allow for projects at a wide range of densities
and product types. Specifically, many projects achieved densities that exceed 80 percent of the
maximum permitted densities. The City’s development standards are reasonable and do not
constitute a constraint to housing development.

Table 5-31: Recent Residential Developments

Density (Units/Acre) Reduced
Project General Plan Zoning ) ) Parking
Permitted Achieved (Y/N)
Walker Landing High Density RH 34.8 22.2 Y
Cé& G_rand Senior High Density CC-C/ CC- 50.0 13.0 Y
Housing R
. Downtown City Center —
City Walk High Density CC-R 65.0 29.0 N
Grand Terrace Downtown City Center — | CC-R/ CC- 50.0 34.9 N
High Density P
Sara Conner Place High Density RH 34.8 31.0 Y
Renaissance Walk Downtown City Center CC-R 30.0 215 N
Studio Walk Downtown City Center CC-R 25.0-50.0 35.0 N
C & Main Condos Downtown City Center SC_C/ cC- 30.0 - 65.0 55.0 N
Mission Paradise Mixed Use CN-R/ SD6 27.0-55.0 43.2 N
Wittek/Montanna Station Area Residential | SAR 75.0-100.0 76.0 N
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9. Airport Approach Zoning Regulations

The Hayward Executive Airport is a general aviation facility utilized by a multitude of diverse
aircraft ranging from business and corporate jets to small privately-owned aircraft. Pursuant to
State law, all General Plan amendments, Zone Code amendments, and projects proposed within
the Airport Influence Area (AIA) must be reviewed by the Alameda County Land Use
Commission. The Airport Land Use Commission has 60 days for the review. However, the City
Council has the authority to override the review with a four-fifth vote if it can make certain
findings. Since this requirement is applicable to all jurisdictions located near airports/airfields,
this requirement is not unique to the City of Hayward and does not constitute a constraint to
housing development.

10.  Green Building Requirements

In November 2008, the City adopted a Green Building Ordinance, which establishes green
building requirements for private developments. This Ordinance took effect on January 1, 2009.
The Ordinance applies to all privately funded construction projects for which an application for a
building permit is received after August 1, 2009. Projects entitled with vesting tentative maps by
December 31, 2008 are exempt from the requirements of the ordinance. Under this new
ordinance, all new residential construction in the City must be GreenPoint rated to receive a
Certificate of Occupancy. To become GreenPoint rated, a home is required to meet minimum
standards in landscaping, foundation, plumbing, exterior finishes, appliances, insulation, and
heating and cooling, and score at least 50 points as verified by an independent, certified
GreenPoint Rater.

The Green Building Ordinance is just one example of Hayward’s commitment to promoting and
implementing environmental sustainability policies and practices. Green buildings are sited,
designed, constructed, and operated to enhance the well-being of their occupants and support a
healthy community and natural environment. Green building strategies will also conserve natural
resources, protect air and water quality, enhance indoor air quality for occupants, and provide
potential economic benefits by reducing maintenance and replacement requirements, reducing
utility bills, and lowering the cost of home ownership, and increasing property and resale values.

Green building standards can also increase the cost of new housing, the cost of making
improvements to existing housing, and the time it takes a project to be approved by the City.
However, such features will ultimately reduce energy consumption costs in the long term.
Furthermore, the City offers a Housing Rehabilitation Loan Program for homeowners who need
to make home repairs that cost over $2,000. Energy conservation features are eligible
improvements. In addition, City staff has plans to meet with developers to discuss possible
incentives to offset any costs and/or obstacles that may potentially arise as a result of the City’s
Green Building Ordinance.
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11. Density Bonus

State law requires the provision of certain incentives for residential development projects that set
aside a certain portion of the units to be affordable to lower and moderate income households.
The City implements State law through its density bonus ordinance. Under current State law,
jurisdictions are required to provide density bonuses and development incentives on a sliding
scale, where the amount of density bonus and number of incentives vary according to the amount
of affordable housing units provided. The City of Hayward offers a density bonus to developers
who agree to construct any of the following:

= Ten percent of total units for lower income households

= Five percent of total units for very low income households

= A senior citizen housing development or a mobile home park
= Ten percent of total units for moderate income households

The amount of density bonus granted varies depending on the percentage of affordable units
provided and ranges from five to 35 percent. To obtain a density bonus in Hayward, the
developer must submit a Density Bonus Application as well as an Affordable Housing Unit Plan
and Agreement to the City.

12.  Inclusionary Housing Ordinance

One of the City’s most significant affordable housing policies is its Inclusionary Housing
Ordinance. Hayward’s Inclusionary Housing Ordinance requires that a certain percentage of
new residential units be made affordable to low and moderate income households. This
requirement applies to both ownership and rental housing developments consisting of 20 or more
units. The current requirements are summarized below. However, due to the current downturn
in the economy, the City may be considering allowing the payment of an in-lieu fee by right as
an option for fulfilling the inclusionary housing requirements.

Requirements

Affordable Rental Units:

= 7.5 percent of the units must be affordable to households earning no more than 50 percent
of the Area Median Income (AMI);

= 7.5 percent of the units must be affordable to households earning no more than 60 percent
of the AMI,

= Monthly rent, plus an allowance for utility costs, must not exceed 30 percent of the
maximum eligible monthly income;

= All affordable units must reflect the number of bedrooms provided in the development as
a whole, and shall not be distinguished by design, construction, or materials.

Affordable Ownership Units:
= 15 percent of the units must be made affordable to households earning no more than 120
percent of the AMI for a term of no less than 45 years;
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= Affordable housing costs (mortgage payment, taxes, utilities, insurance, and condo fees,
if applicable) must not exceed 35 percent of 110 percent of the AMI, adjusted for house
size;

= Affordable housing units should be dispersed throughout and be integrated with housing
development as a whole; and

= Unit mix of affordable units must reflect the unit mix of the entire housing development.

Incentives and Alternatives

In residential development projects consisting solely of for-sale units, the applicant may request
a waiver of the requirement to build affordable units in exchange for the payment of an
affordable unit in-lieu fee. The waiver request requires City Council approval. In addition, the
ordinance provides economic and land use benefits when the following conditions are met:

= Density Bonus: The City Council, upon request, may approve an increase in the number of
units per acre permitted in a proposed project when such an increase in density is consistent
with State Density Bonus law.

= Off-Site Construction: City policy is that affordable units must be integrated within the
project to the extent possible. Where affordable units are required, an applicant may instead
construct units not physically contiguous to the development (off-site) if the City Council
determines that:

(1) Off-site construction will further affordable housing opportunities in the City to a greater
extent than construction of the required units as part of the proposed residential project;

(2) A schedule for completion of the off-site units concurrently with completion of the
related market-rate units is provided and agreed upon as a condition of approval for the
project;

(3) The off-site units are at least equal in size and amenities to affordable units which would
be allowed in the project, or any comparative deficiency in size or amenities is
compensated for by additional units, larger units or affordability to households with
lower incomes; and

(4) If the original development is located in the redevelopment agency project area and the
off-site location is located outside of the redevelopment project area, for every one unit
that is required to be built in the original location, two units shall be developed in the
off-site location.

= Modified Development Standards to Increase Density:

(1) In a residential project that contains single-family detached homes, the affordable
units may be attached units rather detached homes. In a residential project that
includes attached multi-story dwelling units, the affordable units may contain only
one story;
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(2) When a residential project is on a major transportation route, the applicant may
request that City Council reduce the number of parking spaces required for the
development based on the assumption that some households will take public
transportation to their jobs. This will allow for increased density within the
development.

= Combination of Alternatives: The City Council may choose to accept any combination
of on-site construction, off-site construction, in-lieu fees, and land dedication that at least
equal the cost of providing the affordable units on-site as would otherwise be required.

= Expedited Processing: Expedited processing of development approvals and permits will
be available for projects with affordable units.

= Technical and Financial Assistance: Upon request, information shall be provided to
developers, builders or property owners regarding design guidelines and financial
subsidy programs for residential development projects.

The Inclusionary Housing Ordinance has resulted in many affordable housing opportunities for
Hayward residents. However, given the current market conditions, residential construction
activities have slowed. The City will evaluate the Inclusionary Housing Ordinance and make
appropriate temporary and/or permanent adjustments as appropriate to foster residential
development (see Program 18 in the Housing Plan section).

13.  Provisions for a Variety of Housing Types

Housing Element law specifies that jurisdictions must identify adequate sites to be made
available through appropriate zoning and development standards to encourage the development
of a variety of housing types for all economic segments of the population. This includes single-
family homes, multi-family housing, second units, mobile homes, homeless shelters, and
transitional housing, among others. Table 5-32 below summarizes the various housing types
permitted within the City’s zoning districts.
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Table 5-32: Housing Types Permitted by Zone

:I\sll/’ RM | RH | MBR | RO | SAR | MH | CN-R CC-R CO|CN|CG|CL| CB CC-P Ccc-C
Single-Family P P | A P A
Condos/Townhomes P P P P P P
Multiple-Family P P P P P P2A! P P2l pr|p|pP| 7 P’ C'P2
Mobile Home Park P
Manufactured Housing P P A P P P
Second Units P P P P A
Small Group Home
(6 or fewer residents) P P P P P
Large Group Hpme C C C C c c
(7 or more residents)
Artist’s (Live/Work) Loft P P
Mixed Use A*/P
Emergency Shelter C

P = Permitted C = Conditional Use Permit A = Administrative Use Permit
*Ground-level units require Administrative Use Permit

Notes:
1. Must be ground level

2. Must be above commercial

Source: Hayward Municipal Code, 2008.
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Single-Family
A “single-family dwelling” is defined in the Hayward Zoning Ordinance as a detached building
containing only one dwelling unit. Single-family dwellings are permitted in the RS, RNP, and
RM zones. An Administrative Use Permit is required for single-family housing units in the RH
and CO zones.

Condos/Townhomes
Condominiums and townhomes are permitted in the City’s RM, RH, MBR, RO, and SAR zones.

Multiple-Family

Multiple-family housing made up 38 percent of the City’s housing stock in January 2008.
Hayward’s Zoning Ordinance provides for multiple family developments in the RM, RH, MBR,
RO, SAR, and CC-R zones. The maximum densities in these zones range from 8.7 units per acre
in the RM to 110 units per acre in the CC-R zone. Ground level multiple-family units are also
permitted in the CO zone and in the CB, CC-C, and CC-P zones with a Conditional Use Permit.
Multiple-family housing above commercial uses is permitted in the City’s CO, CN, CG, CL, CB,
and CC-C zones.

Mobile Home Parks

Manufactured housing and mobile homes can be an affordable housing option for low and
moderate income households. According to the California Department of Finance, in 2008, only
about five percent of Hayward’s housing stock was made up of mobile homes. Pursuant to State
law, a mobile home built after June 15, 1976, certified under the National Manufactured Home
Construction and Safety Act of 1974, and built on a permanent foundation may be located in any
residential zone where a conventional single-family detached dwelling is permitted subject to the
same restrictions on density and to the same property development regulations, provided that the
mobile home has received approval of the Planning Director or Planning Commission and
receives a Certificate of Compatibility. Hayward provides for mobile home parks within its MH
zone.

Second Units

A “second unit” is defined as a unit attached to an existing owner-occupied single-family
dwelling which may be rented and contains no more than 640 square feet and no more than one
bedroom. Second units may be an alternative source of affordable housing to lower income
households and seniors. In Hayward, second units are permitted in the RS, RNP, RM, RH, RO,
and CC-R zones, subject to the following standards:

= An attached second dwelling unit can only be added to an existing detached single-family
dwelling on a parcel containing no other dwellings, and which has at least two covered
parking spaces, with at least one common wall between the attached second dwelling unit
and the living or garage area of the existing dwelling;

= An attached second dwelling unit can contain no more than one bedroom. The unit must
have a minimum area of 400 square feet and cannot be larger than 640 square feet in
area;
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= An attached second dwelling unit must conform to all required lot, yard, and height
requirements;

= An attached second dwelling unit cannot be located within the garage area or a converted
garage area of the existing dwelling unless adequate substitute two-car garage parking is
provided outside required front, side, and side street yards.

An Administrative Use Permit is required for the construction of second units in the CO zone. In
2007, four second units were permitted in the City.

Group Homes/Residential Care Facilities

Residential care facilities licensed or supervised by a Federal, State, or local health/welfare
agency provide 24-hour non-medical care of unrelated persons who are handicapped and in need
of personal services, supervision, or assistance essential for sustaining the activities of daily
living or for the protection of the individual in a family-like environment.

In Hayward, small group homes, serving six or fewer clients, are treated like a traditional single-
family use and are permitted in the RS, RNP, RM, RH, RO, CC-R, and CO zones. Large group
homes, serving seven or more clients, are conditionally permitted in the RS, RNP, RM, RH, RO,
CC-R, and CO zones. According to the State Department of Social Services, Community Care
Licensing Division, seven licensed group homes with 40 beds and 60 licensed adult residential
facilities are located in Hayward.

Live/Work Lofts

A Live/work unit is an integrated housing unit and working space, occupied and utilized by a
single household in a structure, either single-family or multi-family, that has been designed or
structurally modified to accommaodate joint residential occupancy and work activity. Live/work
units are permitted in the CC-R and CC-P zones.

Mixed Use

Mixed use projects combine both nonresidential and residential uses on the same site. Mixed use
development can help reduce the effects of housing cost burden by increasing density and
offering opportunities for reduced vehicular trips by walking, bicycling or taking public
transportation. Mixed use residential developments with multiple family units located above a
ground floor commercial use are allowed in the CN-R zone. Ground level multiple family units
require approval of an Administrative Use Permit within this zone.

Emergency Shelters

State law requires that local jurisdictions strengthen provisions for addressing the housing needs
of the homeless, including the identification of a zone or zones where emergency shelters are
allowed as a permitted use without a conditional use permit. The statute permits the City to apply
limited conditions to the approval of ministerial permits for emergency shelters. The identified
zone must have sufficient capacity to accommodate at least one year-round shelter and
accommodate the City’s share of the regional unsheltered homeless population. Section 50801 (e)
of the California Health and Safety Code defines emergency shelters as housing with minimal
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supportive services for homeless persons that is limited to occupancy of six months or fewer by a
homeless person.

The City’s Zoning Ordinance conditionally permits emergency shelters in its CG zone. Pursuant
to State law, the City will amend its Zoning Ordinance within one year of adoption of the
Housing Element to permit homeless shelters by right without a discretionary approval process
within the General Commercial (CG) zoning district. Properties in this zone are located along
transportation corridors and with easy access to social and supportive services. As shown in the
sites inventory later in this Housing Element, this zone contains adequate vacant and
underutilized properties to accommodate the estimated homeless population of 1,064 persons in
the City.

In updating the Zoning Ordinance, the City will establish objective performance standards for
regulating emergency shelter use. Pursuant to State law, the City may establish standards for the
following:

= Maximum number of beds;

= Proximity to other shelters;

= Length of stay;

= Security and lighting; and

= Provision of on-site management.

Transitional Housing

Transitional housing is a type of housing used to facilitate the movement of homeless individuals
and families to permanent housing. Residents of transitional housing are usually connected to
supportive services designed to assist the homeless in achieving greater economic independence
and a permanent, stable living situation. Transitional housing can take several forms, including
group quarters with beds, single-family homes, and multi-family apartments and typically offers
case management and support services to help return people to independent living (often six
months to two years).

Currently, the Hayward Zoning Ordinance does not explicitly address transitional housing
facilities. The City will amend the Zoning Ordinance to differentiate transitional housing in the
form of group quarters versus multiple-family rental housing developments. For transitional
housing facilities that operate as multi-family rental housing developments, such uses will be
permitted by right where multi-family housing is permitted. For transitional housing facilities
that operate as group quarters, such facilities will be permitted as group homes/residential care
facilities. Potential conditions for approval of large group homes (for more than six persons) as
transitional housing may include hours of operation, security, loading requirements, noise
regulations, and restrictions on loitering. Conditions would be similar to those for other similar
uses and would not serve to constrain the development of such facilities.

Supportive Housing

Supportive housing links the provision of housing and social services for the homeless, people
with disabilities, and a variety of other special needs populations. California Health and Safety
Code (Section 50675.2) defines “supportive housing” as housing with no limit on length of stay,
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that is occupied by the low income adults with disabilities, and that is linked to on-site or off-site
services that assist the supportive housing resident in retaining the housing, improving his or her
health status, and maximizing his or her ability to live and, when possible, work in the
community.

Similar to transitional housing, supportive housing can take several forms, including group
quarters with beds, single-family homes, and multi-family apartments. Currently, the Hayward
Zoning Ordinance does not explicitly address supportive housing facilities. The City will amend
the Zoning Ordinance to differentiate supportive housing in the form of group quarters versus
multiple-family rental housing developments. For supportive housing facilities that operate as
multi-family rental housing developments, such uses will be permitted by right where multi-
family housing is permitted. For supportive facilities that operate as group quarters, such
facilities will be permitted as group homes/residential care facilities. Potential conditions for
approval of large group homes (for more than six persons) as supportive housing may include
hours of operation, security, loading requirements, noise regulations, and restrictions on
loitering. Conditions would be similar to those for other similar uses and would not serve to
constrain the development of such facilities.

Single Room Occupancy (SR0)

SRO units are one-room units intended for occupancy by a single individual. They are distinct
from a studio or efficiency unit, in that a studio is a one-room unit that must contain a kitchen
and bathroom. Although SRO units are not required to have a kitchen or bathroom, many SROs
have one or the other. The Hayward Zoning Ordinance does not contain specific provisions for
SRO units. The City will amend the Zoning Ordinance to facilitate the provision of SROs,
consistent with SB 2 enacted in 2007. SROs will be permitted conditionally in the General
Commercial (CG).

14. Housing for Persons with Disabilities

Both the federal Fair Housing Amendment Act (FHAA) and the California Fair Employment and
Housing Act direct local governments to make reasonable accommodations (i.e. modifications or
exceptions) in their zoning laws and other land use regulations when such accommodations may
be necessary to afford disabled persons an equal opportunity to use and enjoy a dwelling. An
analysis was conducted of the zoning ordinance, permitting procedures, development standards,
and building codes to identify potential constraints for housing for persons with disabilities. The
City’s policies and regulations regarding housing for persons with disabilities are described
below.

Zoning and Land Use

Under State Lanterman Developmental Disabilities Services Act (aka Lanterman Act), small
licensed residential care facilities for six or fewer persons must be treated as regular residential
uses and permitted by right in all residential districts. Small group homes, serving six or fewer
clients, are permitted in the RS, RM, RH, RO, and CC-R zones. Large group homes, serving
seven or more clients, are permitted in the CC-R zone and conditionally permitted in the RS,
RM, and RH zones.
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The City has adopted a spacing requirement for large group homes. A large group home cannot
be located within 500 feet of the boundaries of a parcel containing another group home, unless a
conditional use permit is issued on the basis that waiver of such separation requirement would
not be materially detrimental or injurious to the property, improvements or uses in the immediate
vicinity.

Definition of Family

Local governments may restrict access to housing for households failing to qualify as a “family”
by the definition specified in the Zoning Ordinance. Specifically, a restrictive definition of
“family” that limits the number of and differentiates between related and unrelated individuals
living together may illegally limit the development and siting of group homes for persons with
disabilities, but not for housing families that are similarly sized or situated.?® The Hayward
Zoning Ordinance defines a family as “one or more persons living together as a single
housekeeping unit, as distinguished from a group living in a boarding house, hotel, motel, or
group or institutional living quarters such as a group home, day care home, or convalescent
home.” This definition is not considered restrictive.

Building Codes

The City actively enforces 2007 California Building Standards Code provisions that regulate the
access and adaptability of buildings to accommodate persons with disabilities. No unique
restrictions are in place that would constrain the development of housing for persons with
disabilities. Government Code Section 12955.1 requires that 10 percent of the total dwelling
units in multi-family buildings without elevators consisting of three or more rental units or four
or more condominium units subject to the following building standards for persons with
disabilities:

= The primary entry to the dwelling unit shall be on an accessible route unless exempted by
site impracticality tests.

= At least one powder room or bathroom shall be located on the primary entry level served
by an accessible route.

= All rooms or spaces located on the primary entry level shall be served by an accessible
route. Rooms and spaces located on the primary entry level and subject to this chapter
may include but are not limited to kitchens, powder rooms, bathrooms, living rooms,
bedrooms, or hallways.

= Common use areas shall be accessible.

22 California court cases (City of Santa Barbara v. Adamson, 1980 and City of Chula Vista v. Pagard, 1981, etc.)

have ruled an ordinance as invalid if it defines a “family” as (a) an individual; (b) two or more persons related
by blood, marriage, or adoption; or (c) a group of not more than a specific number of unrelated persons as a
single housekeeping unit. These cases have explained that defining a family in a manner that distinguishes
between blood-related and non-blood related individuals does not serve any legitimate or useful objective or
purpose recognized under the zoning and land use planning powers of a municipality, and therefore violates
rights of privacy under the California Constitution.
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= If common tenant parking is provided, accessible parking spaces is required.

Building Plan Checkers review development plans to ensure, among other items, that new
developments meet the requirements of Title 24, Chapter 11, Volume 1 of the California
Building Code. Major changes to existing residential, commercial or industrial buildings are
subject to review by the Planning and Building Departments. During the plan check process for
Building Code compliance, Plan Checkers check for Title 24 compliance. Plan checkers also
review commercial buildings for disabled access.

Reasonable Accommodation

The City’s Department of Library and Neighborhood Services provides ongoing assistance to
complete rehabilitation work for single-family properties and public facilities to install necessary
accommodations, including installation of accessibility ramps and railings to meet handicapped
accessibility. The City offers Disability Access Grants and Loans to disabled tenants and to low
income homeowners who need to make accessibility modifications for themselves or a disabled
household member. This program increases the availability of accessible housing stock
throughout the City. Funds provided through this program may be used for services and
materials required to make the dwelling accessible to a disabled person. Both structural and non-
structural modifications for accessibility are permitted. Where financially feasible, modifications
will follow the California Disabled Accessibility Guidebook (CalDAG). Necessary
improvements to enhance accessibility, however, may result in conflicts with Zoning Ordinance
standards.

Both the Federal Fair Housing Act and the California Fair Employment and Housing Act direct
local governments to make reasonable accommodations (i.e. modifications or exceptions) in their
zoning laws and other land use regulations when such accommodations may be necessary to
afford disabled persons an equal opportunity to use and enjoy a dwelling. For example, it may be
reasonable to accommodate requests from persons with disabilities to waive a setback
requirement or other standard of the Zoning Ordinance to ensure that homes are accessible for
the mobility impaired. Whether a particular modification is reasonable depends on the
circumstances.

There is currently no established process in place and reasonable accommodations are granted on
a case-by-case basis. The City will amend the Zoning Ordinance to implement a reasonable
accommodation procedure to address reasonable accommodation requests. The Reasonable
Accommodation Ordinance will specify eligibility, type and extent of standards that the City will
grant reasonable accommodation, criteria for determining reasonableness, review and approval
procedure and body, fees (if any), and other provisions that will provide consistency in the
granting of reasonable accommaodation.

Permits and Fees
As there is no established procedure in place, no specific permits or fees are required for
reasonable accommodation requests.
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15. Development Review Process

The processing time needed to obtain development permits and required approvals is commonly
cited by the development community as a prime contributor to the high cost of housing.
Depending on the magnitude and complexity of the development proposal, the time which
elapses from application submittal to project approval may vary considerably. Factors that can
affect the length of development review on a proposed project include: rezoning or general plan
amendment requirements, public hearing required for Commission/Council review, or a required
Negative Declaration or Environmental Impact Report (EIR).

The residential development process in Hayward is comprised of a number of stages. Stages in
the planning process may include: obtaining appropriate zoning, approval of parcel or
subdivision map, site plan review, and environmental reviews. State law governs the processing
time for planning applications, although the applicant can waive these time limits. The length of
processing time also depends upon the knowledge, expertise, and ability of the development
team; their ability to prepare plans in accordance with City requirements; to make timely
submissions (and resubmissions); and to revise plans based on feedback received.

Development Application

A development application is required for any of the following: administrative use permits,
conditional use permits, general plan amendments, lot line adjustments, lot mergers, parcel maps,
site plan reviews, tentative maps, variances, and zone changes. The planning approvals process
for some of these actions is summarized in Table 5-33.

Site Plan Review

Site Plan Review is not required in RS, RM, or RH districts unless the Planning Director
determines that a project materially alters the appearance and character of the property or area or
may be incompatible with City policies, standards, and guidelines. This determination is made by
considering whether or not a proposal takes into account on-site and surrounding structures and
uses, physical and environmental constraints, and traffic circulation. The development must
contribute to an attractive City and be compatible with surrounding development. The Planning
Director may also waive the requirement for site plan review if the proposed project meets all
design and performance standards. Waiving this requirement can reduce the application review
process by between four to six weeks. The Planning Director does require site plan review when
the scope of the project is such that the public should be aware of it and have an opportunity to
have public input.

Precise Plan

Tentative Tract Maps that involve rezoning to a Planned Development District are required to
submit a Preliminary Development Plan along with the Tentative Map. The City Council
approves the Tentative Map, the Preliminary Development Plan and the rezoning at one time.
Subsequently, an applicant is required to submit a Precise Development Plan, which includes
more detailed architectural plans, landscape plans and draft improvement plans. The Precise
Development Plan is reviewed and approved by City staff and the review process typically takes
between three and nine months. The Precise Development Plan must be approved before the City
will accept applications for building permits or submittal of improvement plans. The time
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required to complete the Precise Development Plan review process can be considered a
governmental constraint. City staff are in the process of reviewing procedures and ordinance
requirements to reduce the time and cost associated with the review of the Precise Development
Plan.

Processing Timeframe

The City of Hayward has a “one stop” permit processing center where an applicant can obtain
information and feedback on plans from planners, plan checkers, fire prevention staff and
engineers. Handouts, that describe requirements, time sequence, and checklists for all phases
and types of development, are available to the public. Table 5-34 presents the City’s current
processing times for single-family and multi-family building permits.

The City conducts Pre-Application and Code Assistance meetings to assist developers in
preparing applications that meet City guidelines and can be processed quickly. When staff learns
of a large or complex project, the developer and professional consultants, such as architects and
engineers, are encouraged to meet with staff to describe the project and obtain feedback from
planning, building, fire, traffic, engineering, utilities, and any other staff who may be likely to
work on the project. This gives developers the opportunity to meet those likely to work on the
project and learn about the City’s experience with and requirements for projects of this type.
This also gives staff the opportunity to learn about and gain familiarity with proposed projects in
the pipeline, which can reduce the amount of time it takes to review plans once they are
submitted. At these meetings, representatives from each department discuss the codes and other
regulations that pertain to the proposed project and make suggestions that, if accepted by the
developer, can reduce application processing time and may, subsequently, reduce development
costs. Feedback from developers has been very favorable about the utility of Pre-Application
meetings and subsequent Code Assistance meetings (more detailed follow-up with fire,
hazardous materials, and building) and improvements in processing time and activities. Due to
improvements in the City’s development process, the processing of residential applications does
not appear to be a constraint to the provision of housing.
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Table 5-33: Development Processes and Approvals

Administrative Use
Permit

Conditional Use Permit

Variance

Site Plan Review

Tentative Tract Map

Tentative Parcel Map

Step Review of zoning and Review regulations with | Determine where the Review applicable Determine what Determine what
#1 other regulations that a Planner project varies from regulations and regulations apply and regulations apply and
relate to intended use regulations and identify | submittal material with | materials needed with materials are needed
how the project could Planner the Development with the Development
be designed to comply Review Engineer Review Engineer or
or identify special Specialist
circumstances that
might apply to the
property
Step Submit a completed Submit a completed Submit a completed Submit a completed Submit a completed Submit a completed
#2 application, filing fee, application, filing fee, application, fee and application, filing fee application, filling fee, application, filing fee,
and other required and other required other required and other required and other required and other required
documents documents documents documents documents documents
Step Within 30 days, staff Proposal referred for Review is done by a Within 30 days, staff Within 30 days, staff Within 30 days, staff
#3 will notify whether further review to other Planner, and other will notify whether will notify whether will notify whether

submittal needs
additional information or
revised plans, or is
complete

departments, agencies,
property owners, and
residents

Within 30 days, staff
will notify whether
submittal needs
additional information or
revised plans, or is
complete

departments and
agencies as needed
Within 30 days, staff
will notify whether
submittal needs
additional information or
revised plans, or is
complete

submittal needs
additional information or
revised plans, or is
complete

submittal needs
additional information or
revised plans, or is
complete

submittal needs
additional information or
revised plans, or is
complete
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Table 5-33: Development Processes and Approvals

Administrative Use
Permit

Conditional Use Permit

Variance

Site Plan Review

Tentative Tract Map

Tentative Parcel Map

Step After review, the Application is either If a variance is Once the project review | Preliminary meeting Preliminary meeting is
#4 application is either approved or denied by warranted and the is complete, the scheduled with all scheduled to review
administratively the Planning variance request is Planning Director will involved parties to project and its potential
approved or denied, or Commission minor in nature, it is decide whether to review the project and impact to the
referred to the Planning referred to the Planning | administratively its potential impact to neighborhood and the
Commission Planning Director for an approve the project or the neighborhood and environment
Director action may be administrative decision | refer it to the Planning the environment.
appealed within 15 days to approve or deny Commission
to the Planning Planning Director action | Planning Director action
Commission may be appealed within | may be appealed within
15 days to the Planning | 15 days to the Planning
Commission Commission
Step Planning Commission Planning Commission Otherwise, the variance | Planning Commission Project presented at the | Planning Director will
#5 action can be appealed | action can be appealed | request is considered at | decisions may be Planning Commission make the decision or
to City Council (in to City Council within a public hearing of the appealed to City Council | for a decision or refer to Planning
writing within 10 days 10 days Planning Commission within 10 days recommendation to City [ Commission for
after decision made). for a decision Council decision
Planning Commission
action may be appealed
within 10 days to the
City Council
Step Decision of Planning Decision of Planning
#6 Commission may be Commission may be
appealed to City appealed within 10 days
Council. to City Council
Total Administrative: 3-8 Administrative: 3-8 Administrative: 3-8 Administrative: 3-8 3 - 6 months 10-12 weeks
Time weeks weeks weeks weeks

Planning Commission:
12-14 weeks

Planning Commission:
12-14 weeks

Planning Commission:
12-14 weeks

Planning Commission:
12-14 weeks
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Table 5-34: Development Review Processing Time

Application/Action Time
Building Permit Application submittal to first punch list provided to developer | 25 working days
Re-submittal of application for corrections to items on first punch list 10 working days
Plans for model homes in subdivision 10 working days

16.  On- and Off-Site Improvements

In the mid-1990s, the City reviewed all development requirements with an eye toward
simplifying and speeding the process. At that time, City staff discovered conflicts between the
requirements of a number of departments. All conflicts have now been resolved (with public
safety as the highest priority) and the City has a single standard for infrastructure that is applied
uniformly. Public Works Engineering staff works with applicants to identify the development
requirements that apply to their projects.

The City of Hayward requires on-site infrastructure improvements to be constructed by the
builder in accordance with City standards when a new residential project is approved.
Improvements include:

= The construction of curbs, gutters, sidewalks, street lighting, and street paving to meet the
existing street pavement;

= Undergrounding existing overhead wires;

= The dedication of land, the payment of an in-lieu fee, or a combination of both, for park
and recreational purposes; and

= The construction of water, sewer, storm drainage, and utility systems.

Completed improvements are typically dedicated to the City or privately maintained by a
Homeowners Association. The City has not adopted any requirements above and beyond those
authorized by the State Subdivision Map Act. Site improvement requirements on small infill
sites, where interior streets are not required, are usually minimal. Such projects typically include
curb and gutter replacements, street tree planting and sidewalk repair. The City’s site
improvement requirements do not pose a development constraint, since the conditions required
by Hayward are no greater than conditions for like subdivisions throughout Alameda County.

Minimum street widths are established in the City’s Zoning Ordinance. Most streets are required
to have a minimum width of 24 or 28 feet. However, the City has identified approximately 65
street segments whose specific street widths, ranging from 50 to 110 feet, are detailed in the
Zoning Ordinance.

The City has also established guidelines for site development, including: tree preservation,
drainage, outdoor space, circulation, architectural design, and landscaping. These standards are
specified in Hayward’s Design Guidelines and performance standards contained in the Zoning
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Ordinance. These guidelines are basic and reasonable principles that most architects would
regularly incorporate into their plans and are not considered a constraint.

17. Development and Planning Fees

In addition to improvements and dedication of public land, developers are subject to a variety of
fees and exactions to process permits and provide necessary services and facilities as allowed by
State law. In general, these development fees can be a constraint to the maintenance,
improvement, and development of housing because the additional costs borne by developers
contribute to overall increased housing unit cost. However, the fees are necessary to maintain
adequate planning services and other public services and facilities in the City. The City’s permit
processing fee schedule for residential development is displayed in Table 5-35.

New housing is typically charged for site plan review fees, sewer and water connection fees, plan
checking and building permit fees, park in-lieu fees, and school impact fees. If the development
is a subdivision, there are additional fees for processing the tentative and final maps. In addition,
the developer may have to pay the cost of preparing environmental reports, traffic studies, and
soils reports.

Fees to construct a 1,500-square-foot single-family home in Hayward total approximately
$44,032,% which represents 12.0 percent of the average price of $365,000 for a new 1,500-
square-foot home in April 2009.° If school fees were subtracted from the total, planning and
development fees would be $39,389 or 10.8 percent of the average cost of a new home.

Fees to construct a multi-family development comprised of 50 units would total approximately
$1,622,934 if each unit were 1,000 square feet. These fees represent approximately 11 percent
of a $15 million dollar project. These fees include school fees, collected for the Hayward Unified
School District or the New Haven School District, and park dedication fees. When considering
development impact fees alone, the City of Hayward’s fees are modest compared to other
communities in the County (Table 5-36).

Whether a housing development is affordable or market rate, the impacts are quite similar. The
City does not waive fees for affordable housing (except a partial fee waiver for the park in-lieu
fee) since these fees are intended to mitigate significant public facilities impacts. If the fees
create all or part of a financing gap, then City policy has been to provide the appropriate amount
of Community Development Block Grant (CDBG), HOME Investment Partnership (HOME), or
Redevelopment Housing Set-Aside funds to bridge that gap. Nevertheless, in light of the current
market conditions, the City will also consider deferring the park dedication in-lieu fee and
supplemental building construction improvement tax and possibly modifying the park dedication
in-lieu fee.

24
25

These fees include park in-lieu fees, water and sewer connection fees, and school fees.
Based on the average price of a new 1,500-square-foot single-family home; www.trulia.com, accessed April 7,
20009.
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Table 5-35: Planning and Development Fees

Type Deposit Fee

Administrative Use Permit $2,500 Time and Materials
Conditional Use Permit $5,000 Time and Materials
Site Plan Review

Single-Family (Administrative Approval) $3,435

Single-Family (Planning Commission Referral) $5,037

Single-Family Residential Hillside (Administrative Approval) $3,732

Single-Family Residential Hillside (Planning Commission Referral) $5,870

Multi-Family Residential Hillside (Including Multiple SFRs) —

. 4 $4,805
Administrative Approval
Multi-Family Residential Hillside — (Including Multiple SFRs)
. o $5,565

Planning Commission Referral
Variance (Administrative Approval) $1,790
Variance (Planning Commission Referral) $4,440
Zone Change and Pre-Zoning $15,000 Time and Materials
General Plan Amendment $15,000 Time and Materials
Final Map $5,000 Time and Materials
Parcel Map $3,000 Time and Materials
Tentative Tract Map $15,000 Time and Materials
Development Agreement

Application Filing Fee $256

Review and Processing $5,000 Time and Materials

Annual Review $700 Time and Materials
Amendment Processing $5,000 Time and Materials
Tree Preservation

Annual Pruning Certification $174

Tree Removal/Pruning $193

Sewer Connection Fee

$5,472-$6,148 per unit

Water System Facilities Fee

$4,610

Rent Stabilization Fees

$0.81/residential unit
$0.89/mobile home space

School District Fees

$2.62/ft of habitable space
$0.42/ft of non-habitable

space
Building Construction & Improvement Tax
One Family Dwelling (less than 1,500 sq. ft.) $600/unit
One Family Dwelling (more than 1,500 sq. ft.) $750/unit
Multiple Family Dwelling (less than 800 sq. ft.) $300/unit
Multiple Family Dwelling (more than 800 sq. ft.) $450/unit
Mobile Home $300/unit
Park Dedication In-Lieu Fee
Single-Family $11,953
Single-Family, attached $11,395
Multiple-Family $9,653

Source: City of Hayward, November 15, 2008.
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Table 5-36: Comparison of Development Impact Fees

Single-Family Detached Single-Family Attached Multi-Family
Hayward $25,106.00 $24,548.00 $20,548.00
Fremont $36,694.00 $30,608.00 $27,067.00
Alameda $11,294.00 $17,887.00 $11,134.00
Newark $8,000.00 $6,683.00 $5,002.00
San Leandro $16,373.09 $14,487.98 $7,163.23

Source: Fee Survey conducted by the City of Fremont, 2008.
18. Building Codes and Enforcement

In addition to land use controls, local building codes also affect the cost of housing. The City of
Hayward adopted the 2007 California Building Code in January 2008 with various amendments,
including the following:

= Creation of the Building Division of the Development Services Department as an
enforcement agency.

= Automatic sprinkler system installation is required in all new buildings of 5,000 square
feet or greater, regardless of occupancy classification.

= Automatic sprinkler system installation is required in existing buildings when cumulative
additions, repairs, or alterations are made to the building and such additions, repairs, or
alterations meet any of the following conditions:

1. Additions, repairs, or alterations are valued at 50 percent or more of the current
assessed value of the building.

2. Any addition or additions to the original building which will add 10 percent or more
of the total floor area of the existing building and the resulting floor area is 5,000
Square Feet or more, except where the occupancy classification for the building is
Group S, division 1 in which case, the resulting total floor area required is 3000,
square Feet or more.

3. Additions where items 1 or 2 do not apply that will result in total floor area that
exceeds the maximum floor area allowed by the Building Code, under which the
building was originally constructed,

4. Additions, repairs, or alterations that will result in a change of occupancy or use shall
comply with the most current CBC edition.

= Class I standpipe outlets are required to have added outlets located in enclosed corridors
adjacent to enclosed stairway access doors at each level of every required stairway.
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= Roof coverings are required to be a minimum Class “C” classification or better. All
wood, shake, and shingle roof covering must be fire retardant treated wood with a
minimum Class “C” classification, or Class “A” classification in areas designated as
Hazardous Fire Areas.

= Non-classified roofing is not allowed in the City.

= All structures must be separated from adjoining structures according to maximum
inelastic response displacement.

= Every building three stories or more in height must be provided with at least one
standpipe for use during construction.

The City has also adopted the 2006 International Code for Property Maintenance, the 2007
California Existing Building Code, and Part 10 of Title 24 of the California Building Code of
Regulations as supplemental codes to the City of Hayward’s Building Code.

Except for the requirement for fire sprinklers, the City’s building code requirements do not
adversely impact the cost of construction. The requirements address basic health and safety
considerations. The requirement for fire sprinklers is a life safety requirement for residences in
the Hayward Hills due to the high fire danger.

C. Environmental and Historic Preservation Constraints

A community’s environmental setting affects the feasibility and cost of developing housing.
Environmental issues range from the availability of water to the suitability of land for
development due to potential exposure to seismic, flooding, wildfire and other hazards. If not
properly recognized and accommodated in residential design, these environmental features could
potentially endanger lives and property. The potential significance of a site or setting as it relates
to an historic person, event, or period of time can also limit development and redevelopment
opportunities. This section summarizes these potential constraints in Hayward.

1. Geologic and Seismic Hazards

Hayward is located in a seismically active area. The Hayward Fault runs through the City near
Mission Boulevard and along the base of the hills. Liquefaction hazards exist in most flatter
areas of the City. In the Alquist-Priolo Special Studies Zone, which extends 500 feet on either
side from known fault traces, geologic hazard investigations are required before development
can be approved. Minimum setback for construction near the Fault is 50 feet.

2. Flooding

Very little new development in Hayward is located in a flood plain. If located in a flood plain,
appropriate mitigation measures must be implemented so that the site meets applicable FEMA
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standards before the development can be constructed. None of the vacant or underutilized sites
listed in the Sites Inventory is located in a flood plain.

3. Hazardous Materials

The presence of hazardous materials in the soil and/or groundwater is another potential
development constraint. Hazardous materials investigations are required prior to site
development and remediation measures must be implemented where necessary. This will
increase the cost of development and, more importantly, the length of time from acquisition to
project completion. There are a number of ways to remediate hazardous materials, depending
upon their type; however, some of the least expensive ways, for example to remediate petroleum
products, take time. Since time is a critical component of development, the presence of
hazardous materials on a site is a constraint to development. In the Redevelopment Area, the
Agency can facilitate the remediation process. None of the parcels listed on the vacant Sites
Inventory have hazardous materials contamination. Parcels on the Inventory of Sites with
Redevelopment Potential may have some hazardous materials contamination that would require
remediation activities; however, information to date indicates that there is nothing that would
preclude residential development.

The City of Hayward Fire Department has had a Hazardous Materials Office since 1984. The
Office inspects and regulates all hazardous materials/waste use and storage facilities within the
City. In addition, that Office enforces the Hazardous Materials Storage Ordinance for the City
and is the designated Certified Unified Program Agency for the Hayward area. This Office also
identifies contaminated sites and works with various agencies including the California Regional
Water Quality Board and the state Department of Toxic Substance Control to investigate, clean-
up and close these sites.

4, Historic Preservation

The City of Hayward has a rich and diverse history dating back to 1843 when Mexican Governor
Michaeltorefio rewarded Guillermo Castro, for his past military and civil service, by granting
him “El Rancho San Lorenzo,” 27,000 acres of land now known as Hayward and Castro Valley.
Castro constructed an adobe house where the historic Hayward City Hall is located and his
corrals were in the area now occupied by the City’s current Library and Post Office. By 1852,
Don Castro had laid out the town of San Lorenzo, four blocks square, on the area surrounding his
rancho adobe and rodeo plaza. Although Don Castro named what is now downtown Hayward
“San Lorenzo,” many people referred to the town as “Hayward’s Place” or “Hayward’s” because
of the famous Hayward Hotel.

The protection, enhancement, perpetuation, and use of structures and districts of historical and
architectural significance located within the City of Hayward are of cultural and aesthetic benefit
to the community. The economic, cultural, and aesthetic standing of the City will also be
enhanced by respecting the heritage of the City. The City adopted a Historic Preservation
Ordinance to:

Chapter 5: Housing
5-67



Hayward General Plan

= Designate, preserve, protect, enhance, and perpetuate those historic structures, districts,
and neighborhoods which contribute to the cultural and aesthetic heritage of Hayward;

= Foster civic pride in the beauty and accomplishments of the past;

= Stabilize and improve the economic value of certain historic structures, districts, and
neighborhoods;

= Develop and maintain appropriate settings for such structures; and
= Enhance the visual and aesthetic character, diversity, and interest of the City.

All development permit applications affecting a historical structure or site are to be reviewed by
the Development Services/Planning Director. Additions and/or alterations will be approved as
long as they do not adversely affect the exterior architectural characteristics or the historical or
aesthetic value of the historical structure or site. The Planning Commission will review all
development permit applications for proposed new construction and alterations that may
substantially affect the style, scale, or bulk of a historic district or site. In making its decision the
Planning Commission will consider the siting, landscaping, architectural style, design, materials,
color, and all other pertinent factors of the proposed development project. The City is currently
developing a Preservation Plan, conducting a resources survey, and updating its ordinance; these
efforts are anticipated to be completed by not later than the fall of 2009.
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5.4 Housing Resources

This section analyses the resources available for the development, rehabilitation, and
preservation of housing in Hayward. This analysis includes an evaluation of the availability of
land resources for future housing development, the City’s ability to satisfy its share of the
region’s future housing needs, the financial resources available to support housing activities, and
the administrative resources available to assist in implementing the City’s housing programs and
policies.

A. Regional Housing Needs Allocation

State Housing Element law requires that a local jurisdiction accommodate a share of the region’s
projected housing needs for the planning period. This share, called the Regional Housing Needs
Allocation (RHNA), is important because State law mandates that jurisdictions provide sufficient
land to accommodate a variety of housing opportunities for all economic segments of the
community. Compliance with this requirement is measured by the jurisdiction’s ability in
providing adequate land to accommodate the RHNA. The Association of Bay Area
Governments (ABAG), as the regional planning agency, is responsible for allocating the RHNA
to individual jurisdictions within the region.

The RHNA is distributed by income category. The income allocation method gives jurisdictions
that have a relatively higher proportion of households in a certain income category a smaller
allocation of housing units in that same category. Conversely, jurisdictions that have a lower
proportion of households in an income category would receive a larger allocation of housing
units in that same category. Under this formula, the income distribution within each jurisdiction
moves closer into alignment with the region-wide distribution of household income.

For the 2009 Housing Element update, the City of Hayward is allocated a RHNA of 3,393 units
as follows:

= Extremely Low/Very Low Income (up to 50 percent of AMI): 768 units (22.6 percent)®®
= Low Income (51 to 80 percent of AMI): 483 units (14.2 percent)

= Moderate Income (81 to 120 percent of AMI): 569 units (16.8 percent)

= Above Moderate Income (more than 120 percent of AMI): 1,573 units (46.4 percent)

2 The City has a RHNA allocation of 768 very low income units (inclusive of extremely low income units). Pursuant to new

State law (AB 2634), the City must project the number of extremely low income housing needs based on Census income
distribution or assume 50 percent of the very low income units as extremely low. According to the CHAS data developed
by HUD using 2000 Census data, the City had 11,512 households with incomes at or below 50 percent AMI (5,393
extremely low (46.8 percent) and 6,119 very low income (53.2 percent)). Therefore, the City’s RHNA of 768 very low
income units may be split into 359 extremely low and 409 very low income units. However, for purposes of identifying
adequate sites for the RHNA, State law does not mandate the separate accounting for the extremely low income category.
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1. Progress toward RHNA

Since the RHNA uses January 1, 2007 as the baseline for growth projections for the Housing
Element planning period of 2009-2014, jurisdictions may count toward the RHNA any new units
built, under construction, or approved since January 1, 2007.

Units Completed/Under Construction

Since January 2007, 414 housing units have been constructed or under construction in Hayward.
These units have the following income distribution: 59 very low-income units, 49 moderate-
income units, and 306 above moderate-income units (see Table 5-37).

Garden Walk and Eden Shores are affordable ownership housing projects developed under the
City’s inclusionary housing program. Units are deed restricted as affordable housing for
moderate income households for 45 years.

C & Grand Senior Housing is an affordable rental housing project. Redevelopment housing set-
aside and inclusionary housing fees were used to make these units affordable. Units are deed
restricted as affordable housing primarily for very low income households for 55 years (see
further details in Table 5-25).

Units Approved/Entitled

The 575-unit Cannery Place project has been approved by the City Council but not yet under
construction. This project located in the Cannery Area Design Plan area consists of 575 market-
rate ownership units.

Furthermore, in June 2008, the City Council approved an 82-unit apartment project in the South
BART Station Specific Plan area. In addition, in March 2009, the Council approved a 788-unit
planned development also in the South BART Station Specific Plan area. As part of this
development, 206 housing units will be affordable to very low income households:

= 125 units - Affordable family apartments to be designed, constructed, and managed by
Eden Housing. Eden will develop a combination of two- and three-bedroom units
affordable to households earning between 20 and 60 percent of Alameda County Area
Median Income, as adjusted for family size. Rents would range from approximately
$354 to $1,078 per month (2008 levels).

= 81 units - Affordable senior apartments, also to be designed, constructed, and managed
by Eden Housing. Eden will develop one-bedroom units affordable to senior households
earning between 30 and 50 percent of Alameda County Area Median Income. Rents
would range from approximately $460 to $780 per month (2008 levels).
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2. Remaining RHNA

With units constructed, under construction, and approved, the City of Hayward has already met a
portion of its RHNA. For the 2009-2014 Housing Element period, the City has a remaining
RHNA of 1,534 units, for which it must provide sufficient land to accommodate: 553 very low
income units; 433 low income units; 520 moderate income units; and 28 above moderate income
units.

Table 5-37: Credits Towards RHNA

Affordability Level
Above

Very Low Low Moderate Moderate Total

0-50% AMI | 51-80% AMI | 81-120% AMI >120% AMI
Units Completed/Under Construction since January 1, 2007
C & Grand Senior Housing 59 0 1 0 60
Garden Walk 0 0 8 0 8
Eden Shores 0 0 40 0 40
Market-Rate Units' 0 0 0 306 306
Subtotal 59 0 49 306 414
Units Approved/Entitled
Cannery Place 0 0 575 575
Apartments in S. BART 0 0 0 82 82
Planned Development in S. BART? 156 50 0 582 788
Subtotal 156 50 0 1,239 1,445
Total Credits 215 50 49 1,545 1,859
RHNA 768 483 569 1,573 3,393
Remaining RHNA 553 433 520 28 1,534
Notes:

1. Market-rate units include units finaled and permitted in 2007 and units permitted in 2008. According to City Annual
Housing Element Progress Report for 2007, 213 market-rate units were completed. In addition, City permit records
indicate 88 single-family homes on tract lots and 5 scattered single-family homes were permitted in 2008.

2. The exact income distribution of the 125 affordable family apartments is not known at this time. Given that the target
group is expected to be between 20 and 60 percent AMI, the majority of the households are expected to be very low
income households not exceeding 50 percent AMI. Therefore, for this analysis, 75 units are allocated to very low
income households and 50 units are allocated to low income households.

B. Residential Sites Inventory

The City of Hayward is a community with many established neighborhoods. The City’s goal is
to maintain the integrity of established neighborhoods with emphasis on improvements in these
areas. New residential development is expected to occur primarily in the areas covered by the
following plans:

= Mount Eden Neighborhood Plan
= Cannery Area Design Plan
= South Hayward BART/Mission Boulevard Concept Design Plan

Chapter 5: Housing
5-71




Hayward General Plan

= 238 Study Area

A detailed sites inventory is provided in Appendix D.

1. Methodology

Vacant and underutilized sites were first identified using GIS data from the City. Improvement-
to-land value was calculated for each parcel. Only properties with improvement-to-land ratio of
less than 1.0 (i.e. the improvements on site are worth less than the land) are considered for
inclusion in this inventory. The selected parcels are further evaluated for existing uses on site,
parcel size, adjacency to other vacant and underutilized residential properties. In most cases,
parcels with potential for fewer than five units are excluded, with the exception of the following:

= Vacant subdivided lots that can accommodate one unit per lot
= Vacant and underutilized properties that are located close to other groups of vacant and
underutilized properties

2. Cannery Area Design Plan

A total of 575 units will be constructed as the Cannery Place project in the Cannery Area. These
units have been accounted for under “Units Approved/Entitled” above. As a result of the City’s
Inclusionary Housing Ordinance, this project will result in the construction of 25 very low
income senior units (currently planned for the corner of B Street and Grand Avenue) and
approximately $2 million deposited into an affordable housing trust fund. In addition, the City is
currently considering two projects in the Cannery Area that would result in an additional 219
units.

3. Mount Eden Neighborhood Plan

The Mt. Eden Neighborhood Plan was adopted in 1990. One of the objectives of this
Neighborhood Plan is to provide new housing for a variety of housing needs with qualities that
encourage long-term residency. As an older neighborhood in the City, the area is developed with
a variety of uses, including single-family homes, mobile homes, and some commercial uses.

To identify residential development in the Mt. Eden area, vacant and underutilized residential
properties are included in the analysis. For underutilized properties, only parcels developed with
older single-family homes or marginal commercial uses but are designated for higher intensity
uses, and are of adequate size to accommodate at least five units are included. For vacant
parcels, only lots that can accommodate at least five units per lot are included. Therefore, this
analysis represents a conservative estimate of development potential because it does not account
for smaller parcels with consolidation potential.

There were five islands of unincorporated land in the Mt. Eden neighborhood. In 2007, the Mt.
Eden Annexation Phase 1 annexed three of the islands into the City. The remaining two islands
(Phase 2) are currently being considered by the City and annexation is anticipated for fiscal year
2009 - 2010. The Phase 1 annexation area was found to have a development potential of 475 new
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housing units. In 2006, a 149-unit, 12.5-acre project was approved for KB Home and was
conditioned upon the area being annexed into the City. Of the 149 units, 45 have been
constructed as of January 1, 2009. The Phase 2 is estimated to have a development potential of
54 new housing units. This sites inventory includes only properties that are located within City
limits as of January 2009.

Table 5-38: Residential Development Potential in Mt. Eden Area

. . Potential
L . # of Density Mid-Range Units
Residential Land Use Zoning Acres Parcels Permitted Density (Average
(du/ac) (du/ac)’ .
Density)
Underutilized Land
Low Density RS 0.00 0 4.3-8.7 6.5 0
Medium Density RM 6.66 11 8.7-17.4 13.1 81
Subtotal 6.66 11 81
Vacant Land
Low Density RS 5.34 4 4.3-8.7 6.5 33
Medium Density RM 6.61 9 8.7-17.4 13.1 82
(“Qﬁf,hu.ﬂ d[;‘z'i"f:t‘g)z RM/PD | 1011 156 | 8.7-17.4 15.4 156
Subtotal 22.06 169 271
Total 40.82 180 352
Notes:

3. Mid-range densities are used for estimating capacity, except for subdivided lots where actual densities are
calculated based on one unit per lot.

4.  Subdivided lots include remaining vacant lots for KB Homes, a Planned Unit Development, and other subdivided
lots.

4. South Hayward BART/Mission Boulevard Concept Design Plan

This Concept Design Plan was adopted in 2006 and envisions development of high density
transit-oriented development along the Mission Boulevard transit corridor generally between
Harder Road and Industrial Parkway, and a transit village with high density residential
development with a variety of neighborhood-serving retail and public uses in proximity to the
South Hayward BART Station.

The Plan encompasses 240 acres of land. Selection of properties to include in this Plan was
based on proximity to the BART Station and a detailed assessment of opportunities. The Plan
area is primarily developed with older residential and retail uses. At the time of Plan adoption,
the area contains more than 45 acres of vacant properties (more than half of the vacant acreage is
owned by Caltrans). With the adoption of the Plan, which introduces high density residential
uses in the area, many properties offer excellent opportunities for lot consolidation and
redevelopment. Vacant and underutilized properties within the Design Plan Area can
accommodate approximately 975 units (Table 5-39).
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Table 5-39: Residential Development Potential in South Hayward BART Station Area

. . Potential
e . # of Density Mid-Range Units
Residential Land Use Zoning Acres Parcels Permitted Density (Average
(du/ac) (du/ac) .
Density)
Underutilized
Limited Medium Density RH 414 1 8.7-12.0 10.4 43
Medium Density RM 0.00 0 8.8-17.4 13.1 0
Commercial/High Density CN-R 0.79 4 17.4-34.8 26.1 20
High Density RH 22.19 20 17.4-34.8 26.1 607
Mission Boulevard MBR 0 0 34.8-55.0 449 0
Station Area Residential SAR 0 0 75.0-100.0 87.5 0
Subtotal 27.12 25 670
Vacant
Limited Medium Density RH 2.45 1 8.7-12.0 10.4 25
Medium Density RM 0.00 0 8.8-17.4 13.1 0
Commercial/High Density CIIEIHH{ 0.63 5 17.4-34.8 26.1 15
High Density RH 117 10 17.4-34.8 26.1 182
Mission Boulevard MBR 1.87 2 34.8-55.0 449 83
Subtotal 12.12 18 305
Total 39.24 43 975

Note: Mid-Range densities are used in estimating capacity.

5. 238 Bypass Land Use Study Area

Over 40 years ago, the State of California purchased 354 acres of vacant, commercial and
residential land in the City of Hayward and unincorporated Alameda County, in preparation for
the construction of a Route 238 Bypass. Through a series of legal actions initiated by Hayward
community members, the project was stopped, although the parcels have remained in the State’s
ownership. The area surrounding these parcels has been developed primarily with residential
subdivisions, multi-family housing, and institutional uses. In 2007, the City of Hayward received
a grant from the State Department of Transportation (“Caltrans”) to complete a conceptual land
use study of the Route 238 Bypass parcels. This study is being conducted in preparation for the
transfer of State-owned parcels to new ownership, and is anticipated to be completed by July of
2009.

Because the entire area is State-owned, the existing land use information in the Assessors
database indicates “State-Owned Land.” As part of the Conceptual Land Use Study, an existing
land use report was prepared in 2008 using aerial photos and site visits. The 354-acre State-
owned area is approximately 80 percent vacant and without structures. Most of the developed
parcels have old single-family homes, with a few multi-family buildings dispersed among them.
There are 364 housing units in the study area, of which, 308 are located in the City of Hayward
and 56 are in unincorporated areas. There are 170 single-family homes and 138 multi-family
units on Caltrans parcels located in the City. Of the 308 units in the City portion of the study
area, approximately 100 are currently are uninhabitable and are boarded up. Several single-
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family parcels owned by Caltrans have been cleared of the built structures, leaving just the
foundations. Given the lack of parcelized existing land use data and that the majority of this area
is vacant, with a small number of parcels being only developed with older and marginal uses, for
purposes of this sites inventory, no distinction between vacant and underutilized properties is
made.

Commercial uses on the Caltrans properties are few, primarily facing Foothill and Mission
Boulevards. There are a couple of small offices in old, single story structures on Grove Way; a
sliver of land on Foothill Blvd that serves as a drive-through lane for a Taco Bell franchise; and a
couple of auto-related businesses on Mission Blvd.

Four of the residential structures in the study area, located in the 1400 block of B and C Streets
and along Chestnut Street, are considered potentially historic and appear eligible for listing in the
National Register of Historic Places, according to an analysis done in the late 1980s as part of the
Environmental Impact Report/Statement (EIR/EIS) prepared for the formerly proposed bypass
freeway. The City of Hayward is in the process of conducting a Historic Resources Survey that
encompasses all areas of the City but focuses on the downtown and older portions of Hayward,
including the area that contains the residential properties identified above.

The City is in the process of developing the preferred conceptual land use plan that will be the
basis for amendments to the General Plan and rezoning of properties. Three alternatives are
being evaluated as part of that process, as presented in Table 5-40. Between 566 and 2,912 units
are provided for in these alternatives, based on low and average estimates.

Table 5-40: 238 Conceptual Land Use Plan Alternatives

Alternative A Alternative B Alternative C
Potential Low Average Low Average Low Average
General Plan Allows 2,222 3,220 874 1,182 1,209 1,775
Existing units 308 308 308 308 308 308
Pot. New Units 1,914 2,912 566 874 901 1,467

As adoption of the preferred conceptual land use plan is not expected until summer of 2009, for
purposes of this Housing Element, the current adopted General Plan land use designations and
zonings are being used for the evaluation of residential development potential in the study area.
Before the Conceptual Land Use Plan is adopted, the City will evaluate its continued ability to
meet the RHNA against the preferred alternative.

Based on existing General Plan designation and mid-range densities, and including only parcels
that can accommodate at least ten units (not yet accounting for lot consolidation potential), an
estimated 1,536 units can be accommodated in the study area. Discounting the existing 308
units, this would result in a potential net increase 1,228 units. When lot consolidation of smaller
parcels (feasible as all parcels are owned by the State) is considered, or a high density factors are
used, the potential can be much higher.
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Table 5-41: Residential Development Potential in 238 Study Area

. . Potential
N . # of Density Mid-Range Units
Residential Land Use Zoning Acres Permitted Density

Parcels (du/ac) (du/ac) (Aver?ge

Density)
Low Density RS 24.94 9 4.3-8.7 6.5 157
Limited Medium Density RM 15.10 3 8.7-12.0 9.0 135
Medium Density RM 41.34 5 8.8-17.4 13.1 538
Commercial/High Density CN-R 9.74 10| 17.4-34.8 26.1 250
High Density RH 13.35 141 17.4-34.8 26.1 336
Mission Boulevard MBR 2.72 3| 34.8-55.0 44.9 120
Total 107.19 44 1,536

Notes:

1. County Assessor data is not available for existing land use by parcel. County Assessor database identifies this
area as “State-Owned Properties” for existing land use. However, given previous field survey/aerial photo reviews,
at least 80 percent of the total acreage is vacant.

2. Mid-range densities are used for estimating capacity.

6. Adequacy of Sites Inventory in Meeting RHNA

Pursuant to State law (AB 2348), land use designations that permit residential development at 30
units per acre, by default, are considered to be adequate to facilitate the development of housing
affordable to lower income households. Overall, vacant and underutilized residential properties
in the Mt. Eden neighborhood, South Hayward BART Station area, and 238 Bypass Land Use
Study Area can accommodate 2,863 units, including 1,613 units at higher densities that can
facilitate the development of housing affordable to lower income households (Table 5-42). The
City’s sites inventory exceeds the remaining RHNA in all income/affordability levels, with a
surplus capacity for 1,329 units (Table 5-43).

In addition to the sites in the Mt. Eden neighborhood, South Hayward BART Station area, and
238 Bypass Land Use Study Area, three projects are under consideration in the Cannery Area. A
senior housing development with at least 25 units for very low income housing is being
considered for the site at the corner of B Street and Grand Avenue. These units are off-site
inclusionary housing units for the 575-unit Cannery Place already approved by the Council. In
addition, two projects totaling 219 units are being evaluated by the City. Combining these 244
additional units with the sites inventory, the City has a surplus of 1,573 units in sites.
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Table 5-42: Total Residential Development Potential

Land Use Potential Units
Mt. Eden | BART Station | 238 Study Area | Total
Underutilized
Low Density 0 0 0 0
Limited Medium Density 0 43 0 43
Medium Density 81 0 0 81
Commercial/High Density 0 20 0 20
High Density 0 607 0 607
Mission Boulevard 0 0 0 0
Subtotal 81 670 0 751
Vacant
Low Density 33 0 157 190
Limited Medium Density 0 25 135 160
Medium Density 238 0 538 776
Commercial/High Density 0 15 250 265
High Density 0 182 336 518
Mission Boulevard 0 83 120 203
Subtotal 271 305 1,536 2,112
Total 352 975 1,536 2,863
Table 5-43: Adequacy of Sites to Meet RHNA
Very Low,
Land Use Extlyemeh; Low Moderate MAbove Total
Low oderate
Low Density 0 0 190 190
Limited Medium Density 0 0 203 203
Medium Density 0 857 0 857
Commercial/High Density 285 0 0 285
High Density 1,125 0 0 1,125
Mission Boulevard 203 0 0 203
Total Site Capacity 1,613 857 393 2,863
Remaining RHNA 986 520 28 1,534
Sites (+ Surplus/-Deficit) +627 +337 +365 +1,329
Additional Projects under
Consideration in Cannery 25 0 219 244
Design Area

5-77
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C. Capacity for Emergency Shelters

The City has identified the General Commercial (CG) zoning district as an appropriate district
for emergency shelters for the homeless. Properties in the zoning district are located along
transportation corridors, and therefore with easy access to services and public transportation. A
review of capacity within this zoning district indicates that the City has 114 parcels zoned CG,
totaling approximately 54 acres that are considered either vacant or underutilized.”” Therefore,
capacity exists either in the form of new construction and adaptive reuse of existing buildings to
accommodate the estimated homeless population of 1,064 persons.

D. Financial Resources

A variety of existing and potential funding sources are available for affordable housing activities
in Hayward. Primary sources of funding include the City’s Redevelopment Set-Aside Fund and
the federal Community Development Block Grant program.

1. Redevelopment Housing Set-Aside

The Redevelopment Housing Set-Aside fund is one of the primary sources of financing used for
the preservation, improvement, and development of affordable housing. The Hayward
Redevelopment Agency sets aside 20 percent of the tax increment revenue generated from its
Project Area (which encompasses the City’s commercial center, as well as several governmental
and cultural facilities, including Centennial Hall, the main library, the Hayward Little Theatre,
and Japanese Gardens) for the purpose of increasing and improving the supply of housing for
low and moderate income households. The Agency’s Project Area was expanded in 1998 and
again in 2001 to include the Burbank/Cannery area west of downtown and the Mission/Foothill
Boulevard corridor.

Until FY 2003-2004, increases in tax revenue in redevelopment project areas were anticipated to
generate an annual average of approximately $500,000 in tax-increment funds for affordable
housing. Due to expansions of the Redevelopment Area, tax increment set aside funds from
redevelopment project areas have increased. As of January 2009, the Agency has a balance of
$9.84 million in Set-Aside funds, with another $2 million expected for FY 2009. These funds
can be used for the acquisition, construction, and rehabilitation of all types of housing serving
very low, low, and moderate-income households. Hayward has used these funds as gap
financing to create affordable rental housing for very low income households and for the first-
time homebuyer program.

2" Underutilized commercial properties are defined as properties with improvements that are at least 30 years old

and improvement-to-land value ratio below 1.0 (i.e. the structures are worth less than the land). Many
economists have used a building structure age of 15 years and improvement-to-land value ratio of 0.5 to identify
underutilized commercial properties.
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2. Inclusionary Housing In-Lieu Fee

The City’s Inclusionary Housing Ordinance represents an effective mechanism to create
affordable housing in the community. As discussed earlier, developers of for-sale only
residential projects can request a waiver of providing affordable housing on site, which is subject
to City Council approval. In exchange the developers must pay an in-lieu fee of equivalent
value. No developer has utilized this option yet. However, because of the current market
conditions and many residential development proposals being on hold, the City will consider
allowing the payment of in-lieu fees by right and will conduct an analysis of the in-lieu fee
amount (Program 18).

3. Community Development Block Grant (CDBG) Funds

The City of Hayward receives an annual allocation of U.S. Department of Housing and Urban
Development (HUD) Community Development Block Grant (CDBG) funds. The CDBG
program allows the City to use federal funds to address specific local housing and community
development needs. To be eligible for CDBG funds, organizations must be nonprofit or
governmental, serve lower income Hayward residents, and submit projects for funding that assist
lower income Hayward residents in one or more CDBG priority areas.

For FY 2008-09, an Entitlement Grant of $1,693,616, $430,700 in re-programmable funds from
prior years, and projected program income of $200,000 were available to the City, for a total of
$2,324,316 in CDBG funds.

4, HOME Investment Partnership Act (HOME)

The HOME program provides federal funds for the development and rehabilitation of affordable
rental and ownership housing for households with incomes not exceeding 80 percent of area
median income. The program gives local governments the flexibility to fund a wide range of
affordable housing activities through housing partnerships with private industry and non-profit
organizations. HOME funds can be used for activities that promote affordable rental housing
and homeownership by low-income households.

The City of Hayward receives funding from the HOME Investment Partnership through its
participation in the Alameda County HOME Consortium. HOME funds can be used to acquire,
rehabilitate, finance and construct affordable housing. During FY 2008-09, the City received
$576,231 in HOME funds to help make affordable housing available to low income Hayward
residents.

5. Section 8 Housing Choice Vouchers

The federal Section 8 program provides rental assistance to very low income households in need
of affordable housing. The Section 8 program assists a very low income household by paying
the difference between 30 percent of the gross household income and the cost of rent. Section 8
assistance is structured as vouchers; this allows the voucher recipients to choose housing that
may cost above the fair market rent as long as the recipients pay for the additional cost. The City
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contracts with the Housing Authority of Alameda County to operate the jurisdiction’s share of
the Section 8 program. The Housing Authority manages an allocation of approximately 2,400
vouchers for people living in Hayward.

E. Administrative Resources

1. City of Hayward Development Services Department

The mission of the Development Services Department is to manage the future development of
Hayward, in order to assure the economic and environmental health of the community and a high
quality of life for its residents, protect the health and safety of the community through building
inspection and enforcement of standards of the existing rental stock, and provide new housing
opportunities for the residents of the City. The Development Services Department consists of the
Planning and Building divisions.

The Planning Division is responsible for the review of building permit applications related to
planning/design, landscape, and development review issues as well as the processing of
applications for land development. The Building Division performs plan checking for
compliance with City and State codes and ordinances, responds to complaints about code
violations, and provides building code related information to Hayward citizens and contractors.

2. Economic Development and Redevelopment

The Economic Development Division, as part of the City Manager’s Office, provides business
attraction, retention, and expansion services. This Division offers loans to qualified businesses in
Hayward in order to create job opportunities for low and moderate income Hayward residents
and provides technical assistance and financing mechanisms for business development. And,
finally, the Housing and Redevelopment Agency provides affordable housing assistance within
and outside the Redevelopment Area, in support of the Redevelopment Plan, the Hayward
General Plan Housing Element, and other City policies and ordinances.

3. Department of Library and Neighborhood Services

The Department of Library and Neighborhood Services manages Community Preservation,
Community Development Block Grant, Social Services, and Paratransit divisions. Rehabilitation
programs offered by this department include Minor Home Repair Grants, Housing Rehabilitation
Loans, and Disability Access Grants and Loans.

4. Housing Authority of the County of Alameda

The Housing Authority of County of Alameda (HACA) administers the Section 8 Housing
Choice Voucher Program (HCVP) for the City of Hayward. HCVP participants can also apply to
HACA's Family Self-Sufficiency Program (FSS). The objective of the FSS program is to reduce
or eliminate the dependency of low income families on welfare assistance and on Section 8,
public assistance, or any Federal, State, or local rent or homeownership program. HACA
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measures the success of its FSS program by the number of FSS families who have become
welfare free, obtained their first job or a higher paying job, obtained a diploma or higher
education degree, or similar goals that will assist the family in obtaining economic
independence.

5. Non-Profit Housing Developers

Eden Housing is an affordable housing developer whose mission is to build and maintain high-
quality, well-managed, service-enhanced affordable housing communities that meet the needs of
lower income families, seniors and persons with disabilities. Since being founded in 1968, Eden
has created nearly 5,000 affordable housing units that have provided homes for thousands of
people. In the mid-1990s, Eden expanded the scope of affordable housing development to
include the provision of free onsite support services and programs for its residents. Although
Eden Housing’s initial home base for development is the City of Hayward in Alameda County,
Eden's charter calls for the organization to work wherever there is a need for affordable housing
in California. Eden has so far partnered with twenty cities in six counties, including San Mateo,
Santa Clara, and Contra Costa counties. The organization has already developed nearly a dozen
affordable housing projects in the City of Hayward, including:

Sara Conner Court Apartments
B Street Bungalows

Glen Eden Apartments

E.C. Magnolia Court

Olive Tree Plaza

Tyrell Gardens

Sparks Way Commons
Josephine Lum Lodge

Walker Landing

C & Grand Senior housing

Habitat for Humanity East Bay is considering acquiring three irregular, underutilized infill sites
located at 645, 687 and 29239 Olympic Avenue to develop duet-style homes affordable to low
income families. Habitat estimates being able to build 25-28 homes in the 2.21 acres comprising
the three lots.

Satellite Housing is a non-profit affordable housing developer who has its own property
management affiliate and places heavy emphasis on supportive services for seniors, particularly
ESL and transportation/van services (Satellite administers the paratransit system for the City of
Newark). Satellite is currently under a purchase contract to acquire a currently vacant, 1.7 acre,
infill flat site located at 25906 Gading Road in the Harder-Tennyson Neighborhood to build 34-
38 affordable rental apartments for seniors.

In addition, there are several non-profit developers who operate in the Bay Area. Community
Housing Partnership (CHP) is a San Francisco-based nonprofit organization that develops and
operates permanent housing for formerly homeless people with on-site support services, job
training, leadership development and employment opportunities. While CHP has traditionally
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built housing within the City of San Francisco, they often partner in their development ventures
with organizations, like Mercy Housing, that operate all over California.
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5.5 Housing Plan

The City of Hayward’s long-term housing goal is to provide housing that fulfills the diverse
needs of the community. In the short term, this will be accomplished with the objectives,
policies, and programs set forth in this Housing Plan. The goals, policies, and programs in the
Plan build upon the identified housing needs in the community, constraints confronting the City,
and resources available to address the housing needs, and will guide City housing policy through
the 2009-2014 planning period.

Goals are statements of community desires, which are broad in both purpose and aim, but are
designed specifically to establish direction. Policies provide specific standards and/or end
statements for achieving a goal. Essentially, goals represent desired outcomes the City seeks to
achieve through the implementation of policies. Further articulation of how the City will achieve
the stated goals is found in the programs. Programs identify specific actions the City will
undertake toward putting each goal and policy into action. Quantified objectives identified in
particular programs are estimates of assistance the City will be able to offer, subject to available
financial and administrative resources.

To make adequate provision for the housing needs of all economic segments of the community,
the programs in the Housing Plan aim to:

= Conserve and improve the condition of the existing affordable housing stock;

= Assist in the development of housing for low and moderate income households;

= |dentify adequate sites to encourage the development of a variety of types of housing for
all income levels;

= Address and, where appropriate and legally possible, remove governmental constraints to
the maintenance, improvement, and development of housing; and

= Promote housing opportunities for all persons.

A. Conserve and Improve the Existing Housing Stock

Conserving and improving the housing stock helps maintain investment in the community and
keeps existing housing affordable. Because the majority of the housing stock is more than 30
years old, significant rehabilitation needs are anticipated. A number of factors can cause
residential units to become unsafe or unhealthy to live in. Preventing these problems from
occurring and addressing them when they do occur protect the safety and welfare of residents
and assist in meeting housing needs throughout Hayward. The City will focus its efforts on
rehabilitation, code enforcement, rental housing inspection, and preserving existing affordable
units to take a proactive approach to conserving the current housing stock.

GOAL 1.0 Maintain and enhance the existing viable housing stock and neighborhoods
within Hayward.

Policy 1.1 Enforce adopted code requirements that set forth the acceptable health and safety
standards for the occupancy of housing units.
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Policy 1.2 Preserve existing single-family housing stock occupied by lower income
households by rehabilitating single-family owner-occupied conventional and
mobile homes.

Policy 1.3 Administer residential rehabilitation programs that assist lower income
households to ensure the safety and habitability of the City's housing units and the
quality of its residential neighborhoods.

Policy 1.4 Work with property owners and nonprofit housing providers to acquire and/or
preserve existing housing for low and moderate income households.

Program 1: Housing Rehabilitation Loan Program (HRLP)

The Housing Rehabilitation Loan Program provides eligible lower income homeowners with
below market-rate deferred loans to correct major health and safety deficiencies and make
needed accessibility modifications. This program is intended for larger rehabilitation projects,
where necessary repairs cost $5,000 or more. Loans can be used for the following repair work:

= Repairs needed to bring the property up to building and housing code standards. Code
violations will be corrected.

= General property improvements including painting, flooring and kitchen and bathroom
remodeling.

= Roof replacement, electrical and plumbing repairs.

= Accessibility renovations and improvements for people who have disabilities or mobility
impairments.

= Room additions where overcrowding is identified.

Timeframe and Objectives:
= Continue to provide rehabilitation loans to qualified lower income homeowners.
= Disseminate information to homeowners regarding rehabilitation standards, preventive
maintenance, and energy conservation.
= Assist 20 lower income households annually.

Responsible Agency: Department of Library and Neighborhood Services
Funding Source: CDBG

Program 2: Minor Home Repair Grant (VIHRP)

The Minor Home Repair Program offers grants up to $5,000 for minor home repairs to low
income elderly and/or disabled homeowners in order to address health and safety problems,
correct code deficiencies, and improve the outward appearance of homes. Grants can be used to
pay for minor repairs such as correcting leaky faucets, sinks, toilets, and replacing water heaters.
Priority is given to work that corrects health and safety issues, and to accessibility modifications
for people who have disabilities.
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Timeframe and Objectives:
= Continue to provide rehabilitation grants to qualified lower income elderly and disabled
homeowners.
= Disseminate information to homeowners regarding rehabilitation standards, preventive
maintenance, and energy conservation.
= Assist 50 lower income households annually.

Responsible Agency: Department of Library and Neighborhood Services
Funding Source: CDBG

Program 3: Disability Access Grant and Loan Program

The Disability Access Grant and Loan Program provides below market-rate deferred loans and
grants to lower income homeowners for the removal of architectural barriers in a residence to
improve accessibility for persons with disabilities.

Timeframe and Objectives:
= Continue to provide rehabilitation grants and loans to qualified lower income
homeowners.
= Disseminate information to homeowners regarding rehabilitation standards, preventive
maintenance, accessibility requirements, and energy conservation.
= Assist 20 lower income households annually.

Responsible Agency: Department of Library and Neighborhood Services
Funding Source: CDBG

Program 4: Residential Rental Inspection Program

The purpose of the Residential Rental Inspection Program is to safeguard the stock of safe,
sanitary rental units within the City and protect persons entering or residing in rental units
through systematic inspection of rental housing throughout the City. The program focuses
attention on rental housing in higher density areas with the goal of inspecting these units every
three to four years. Properties outside the focus area are inspected less frequently, unless they are
the subject of a complaint. All rental units are subject to inspection. In addition to an annual, per-
unit fee, fees are charged for every unit in which a violation is found. Penalties are also assessed
for lack of timely correction of violations.

Timeframe and Objectives:
= Continue to perform inspections on residential rental units Citywide.
= Disseminate information to residents about the mandatory rental inspections, as well as
up-to-date information on the City’s building, mechanical, plumbing, electrical, and
housing codes.
= |Inspect approximately 3,000 rental units annually.

Responsible Agency: Development Services Department
Funding Source: General Funds
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Program 5: Graffiti Abatement “Buster” Program

The Graffiti Buster vehicle offers graffiti abatement services on a one-time courtesy basis for
retail/commercial businesses and residential fences and retaining walls that abut the public
sidewalk. Staff removes graffiti from municipal property, pedestrian and vehicular overpasses,
BART columns, sidewalks, traffic control boxes, and the Amtrak Station. Residents who wish to
remove existing graffiti in their neighborhoods can also obtain paint from the Facilities Division
to paint over graffiti. Paint is available in six basic colors.

Timeframe and Objectives:
= Continue to provide graffiti abatement services Citywide.
= Disseminate information to and get feedback from residents on community appearance,
including weeds, signs, junk, graffiti, and vehicles.

Responsible Agency: Department of Library and Neighborhood Services
Funding Source: General Funds

Program 6: Crime Free/Crime Prevention through Environmental Design
The City seeks to provide a safe and decent living environment for all residents. Specifically, the
City will promote a crime-free environment through the following efforts:

= The Development Services Department will continue to include the Police Department in
the review of all development projects to adequately address crime and safety, and to
promote the implementation of Crime Prevention through Environmental Design
(CPTED) strategies.

= Prepare an ordinance that requires CPTED strategies for all new multi-family
developments and requires owners of new multi-family rental properties to participate in
the Hayward Police Department’s Crime Free Multi-Housing program.

= When providing funding to existing affordable rental housing, require participation in the
Hayward Police Department’s Crime Free Multi-Housing program.

Timeframe and Objectives:
= Prepare ordinance on CPTED strategies for new multi-family developments in 2010.
= Disseminate information on the City’s Crime Free Multi-Housing Program and CPTED

strategies.
Responsible Agency: Police Department
Funding Source: General Funds
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B. Assistin the Development of Affordable Housing

Providing affordable housing is essential for a healthy community. In addition to a diverse mix
of housing types, it is necessary to make available housing for residents of all income levels.
Seeking funding from varied sources increases the opportunities for development of affordable
housing units. The Redevelopment Agency actively works with both non-profit and for-profit
developers in the production of affordable for-sale and rental housing. Recognizing that
homeownership plays a significant role in establishing strong neighborhoods and a sense of
community pride, the City supports programs that make purchasing a home a realistic option for
lower income households.

GOAL 2.0

Policy 2.1

Policy 2.2

Policy 2.3

Policy 2.4

Policy 2.5

Assist in the provision of housing that meet the needs of all socioeconomic
segments of the community.

Encourage the development of ownership housing and assist tenants to become
homeowners to reach a 70 percent owner-occupancy rate, within the parameters
of federal and state housing laws.

Use density bonuses and other incentives to facilitate the development of new
housing for extremely low, very low, and low income households.

Avoid the loss of assisted housing units and the resulting displacement of low
income residents by providing funds to non-profit developers to be used for the
acquisition of subsidized housing developments at risk of converting to market
rate.

Address the housing needs of special populations and extremely low income
households through emergency shelters, transitional housing, supportive housing,
and single-room occupancy units.

Promote sustainable housing practices that incorporate a ‘whole system’ approach
to siting, designing, and constructing housing that is integrated into the building
site, consumes less water and improves water quality, reduces energy use, and
other resources, and minimizes its impact on the surrounding environment. (This
policy will be implemented through existing ordinances and guidelines such as
the Green Building Ordinance, the recently adopted Environmentally Friendly
Landscape Guidelines (with an implementing ordinance expected to be adopted in
the spring of 2010), the Water Efficient Landscape Ordinance, and the Alameda
County Clean Water Program.)
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Program 7: Preservation of At-Risk Housing

Thirteen assisted housing developments, with a total of 679 affordable housing units, in the City
are considered at risk of converting to market-rate housing during the planning period of this at-
risk analysis (July 1, 2009 through June 30, 2019). The City will monitor all units considered at
risk of conversion to market rate and assist property owners in maintaining the affordability of
these units.

Timeframe and Objectives:

= Annually monitor status of the 679 affordable housing units that are at risk of converting
to market rate between 2009 and 20109.

= Encourage the sale or transfer of rent-restricted residential developments to non-profit
organizations which will agree to maintain the affordability restrictions for the life of the
project.

= As funding permits, provide financial assistance to nonprofit housing developers in the
acquisition/rehabilitation of at-risk projects.

Responsible Agencies: Office of the City Manager (Housing); Housing Authority of the
County of Alameda
Funding Sources: Redevelopment Housing Set-Aside; HOME; Inclusionary Housing

In-Lieu Fees; Section 8 Rental Assistance; and other HUD and
State Housing Preservation funds

Program 8: Foreclosure Prevention and Counseling

Hayward is one of the Alameda County jurisdictions with the largest number of foreclosures,
subprime loans, and delinquencies — behind Oakland and Unincorporated Alameda County.
Among all the jurisdictions in Alameda County, Hayward had the highest ratio of foreclosures to
the total number of outstanding mortgage loans.

Timeframe and Objectives:

= Include information about foreclosure prevention resources in the housing programs
section of the City’s website. Post information about the programs available for
refinancing at-risk loans, and contact information for legal services agencies and HUD-
approved counseling organizations in the area.

= Provide funds to ECHO Housing (ECHO) or another HUD-approved counseling
organization to fund a foreclosure counselor to serve Hayward.

= Mail residents who receive Notices of Default (NOD’s) relevant information about
resources available for homeowners facing the loss of their home.

Responsible Agencies: Office of the City Manager (Housing); Department of Library and
Neighborhood Services; ECHO
Funding Sources: CDBG; HOME; Neighborhood Stabilization Program (NSP) funds
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Program 9: Purchase, Rehabilitation, and Sale of Foreclosed Properties

Given the high rate of foreclosures in Hayward, the City is in the process of developing a
program to acquire, rehabilitate, and resell foreclosed properties to lower and moderate income
households. The program will likely target properties in ZIP Code 94544 where there is a
concentration of foreclosed properties.

Timeframe and Objectives:
= Establish program in 2009.
=  Work with nonprofit housing developers such as Habitat for Humanity and Eden Housing
to implement program.
= Subject to funding availability, acquire and rehabilitate between five and ten foreclosed
properties annually.

Responsible Agencies: Office of the City Manager (Housing and Redevelopment);
Nonprofit Housing Developers
Funding Sources: Neighborhood Stabilization Program (NSP) funds; Redevelopment

Housing Set-Aside

Program 10: First Time Homebuyer Program

The First Time Homebuyer Program provides assistance to first-time low and moderate income
homebuyers by offering loans up to $20,000 for downpayment assistance and closing costs. The
loan is a 30-year fully amortized loan with an interest rate based on the Federal Home Bank. The
City also requires participants to attend a City-approved First-Time Homebuyers Seminar in
order to receive funds.

In response to the current market conditions, City staff is proposing changes to the First-Time
Homebuyer Program. Proposed changes include:

=  Fix the interest rate to 3.5 percent, as opposed to tying the interest rate to the 11" District
Cost of Funds Index;

= Allow a five-year loan payment deferral period; and

= Increase the loan amount.

Timeframe and Objectives:
= Continue to provide loans to potential low and moderate income homeowners.
= Restructure the program features in 2009 to take advantage of current market conditions
and expand assistance to increased number of households.
= Provide 15 to 20 loans annually.

Responsible Agency: Office of the City Manager (Housing and Redevelopment)
Funding Sources: Redevelopment Housing Set-Aside; Inclusionary Housing In-Lieu
fees
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Program 11: Mortgage Credit Certificate

The Mortgage Credit Certificate (MCC) program provides the income eligible buyer with an
opportunity to reduce the amount of federal income tax otherwise due by an amount equal to 15
percent of the mortgage interest payments at a dollar-for-dollar credit. The remaining 85 percent
can be taken as the usual allowable deduction of the itemized return. The result increases the
household’s overall income and ability to qualify for a mortgage loan. The MCC program
provides assistance to first-time homebuyers for the purchase of owner-occupied single-family
homes, duplexes, townhomes, and condominiums.

Timeframe and Objectives:
= Continue to participate in the MCC program.
= Assist the County in promoting the program to eligible homebuyers.

Responsible Agency: County of Alameda Housing and Community Development
Department; Office of the City Manager (Housing)
Funding Sources: MCC Allocation

Program 12: Tenant-Based Rental Assistance for Emancipated Youth

The City provides funding to Project Independence, a program implemented by ABODE
Services to assist emancipated youth in Alameda County (youth from 18 to 24 who have aged
out of the foster care system). In addition to affordable housing, the program provides the youth
and their children (if applicable) with comprehensive supportive services. Program participants
live in subsidized apartments at scattered rental complexes and participate in case management,
education and vocational training, employment placement, financial literacy training, mental and
physical healthcare, and other supportive programs.

Timeframe and Objectives:
= Continue to support Project Independence.
= Work with ABODE Services to provide a continuum of supportive services for
emancipated youth.

Responsible Agency: ABODE Services; Office of the City Manager (Housing)
Funding Sources: HOME

Program 13: Affordable Housing Development

The City will work with developers to facilitate affordable housing development. Specifically,
as funding permits, the City will provide gap financing as a local match to State (e.g. Proposition
1C), federal, and other public affordable funding sources. Gap financing will focus on rental
housing units affordable to lower income households and households with special needs (e.g.
seniors and disabled), especially projects that promote the City’s goals relating to transit-oriented
development and jobs/housing balance.

Timeframe and Objectives:
= Assist in the development of transit-oriented housing units affordable to lower income
and special needs households through gap financing.
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= Provide developers with technical support in the application for State, federal, and other
funding programs.

Responsible Agency: Office of the City Manager (Housing and Redevelopment)
Funding Sources: Redevelopment Housing Set-Aside; Proposition 1C funds

Program 14: Density Bonus

State law requires the provision of certain incentives for residential development projects that set
aside a certain portion of the units to be affordable to lower and moderate income households.
The City implements State law through its density bonus ordinance. Under current State law,
jurisdictions are required to provide density bonuses and development incentives on a sliding
scale, where the amount of density bonus and number of incentives vary according to the amount
of affordable housing units provided. The City of Hayward offers a density bonus to developers
who agree to construct any of the following:

= Ten percent of total units for lower income households

= Five percent of total units for very low income households

= A senior citizen housing development or a mobile home park
= Ten percent of total units for moderate income households

The amount of density bonus granted varies depending on the percentage of affordable units
provided and ranges from five to 35 percent. To obtain a density bonus in Hayward, the
developer must submit a Density Bonus Application as well as an Affordable Housing Unit Plan
and Agreement to the City. In 2005, the City granted a density bonus of 5 units (10 percent) to
the Olson Company for its 56-unit condominium development, Garden Walk.

Timeframe and Objectives:
= Continue to use the Density Bonus Ordinance to encourage the development of
affordable housing.
= Develop a brochure describing the Density Bonus Ordinance and distribute to potential
developers in order to promote affordable housing development.

Responsible Agency: Development Services Department and Office of the City Manager
(Housing and Redevelopment)
Funding Source: None required

Program 15: Green Building Ordinance

Green building refers to a whole systems approach to the design, construction, and operation of
buildings and structures that helps mitigate the environmental, economic, and social impacts of
construction, demolition and renovation. Green building practices recognize the relationship
between natural and built environments and seek to minimize the use of energy, water, and other
natural resources and provide a healthy, productive indoor environment. Under the Green
Building Ordinance, new structures and additions or remodels of over 500 square feet are
required to be Green Point Rated in order to receive a Certificate of Occupancy.
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Timeframe and Objectives:

= Continue to enforce the Green Building Ordinance.

= Develop possible incentives for affordable housing developers to offset any additional
costs that the Green Building Ordinance may add to the cost of housing development.
Incentives will be offered as part of the overall incentive package for housing
development by the end of 2009.

= Develop possible incentives for voluntary compliance with the Green Building Ordinance
for exempt projects by the end of 20009.

Responsible Agency: Development Services Department
Funding Source: None required

C. Provide Adequate Sites

A major element in meeting the housing needs of all segments of the community is the provision
of adequate sites to facilitate the development of all types, sizes and prices of housing. Persons
and households of different ages, types, incomes, and lifestyles have a variety of housing needs
and preferences that evolve over time and in response to changing life circumstances. Providing
an adequate supply and diversity of housing accommodates changing housing needs of residents.
The Hayward General Plan, Zoning Ordinance, and various design/concept plans establish where
and what types of housing may locate. To provide adequate housing and maximize use of
limited land resources, new development should be constructed at appropriate densities that
maximize the intended use of the land.

GOAL 3.0 Provide suitable sites for housing development which can accommodate a range
of housing by type, size, location, price, and tenure.

Policy 3.1 Implement land use policies that allow for a range of residential densities and
products, including low-density single-family uses, moderate-density town
homes, and higher-density apartments, condominiums, and units in mixed-use
developments.

Policy 3.2 Encourage transit-oriented developments that take advantage of the City’s
convenient access to the BART station.

Policy 3.3 Encourage development of residential uses in strategic proximity to employment,
recreational facilities, schools, neighborhood commercial areas, and transportation
routes.

Policy 3.4 Encourage compatible residential development in areas with recyclable or
underutilized land.

Policy 3.5 Allow flexibility within the City’s standards and regulations to encourage a
variety of housing types.
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Policy 3.6 Enforce the City’s Inclusionary Housing Ordinance to ensure that a certain
percentage of new residential developments units will be made affordable to low
and moderate income households.

Program 16: Provision of Adequate Sites

Through the City’s General Plan, Zoning Ordinance, and various concept/design plans, the City
offers opportunities for a diverse range of housing options. Specifically, the City maintains an
inventory of vacant and underutilized residential and mixed use sites that can accommodate the
City’s Regional Housing Needs Allocation (RHNA) of 3,393 units.

With units constructed, under construction, and approved, the City of Hayward has already met a
portion of its RHNA. For the 2009-2014 Housing Element period, the City has a remaining
RHNA of 1,534 units: 553 very low income units; 433 low income units; 520 moderate income
units; and 28 above moderate income units. The City will ensure adequate sites are available to
accommodate this remaining RHNA. The City is in the process of developing a new conceptual
land use plan for the 238 Bypass Land Use Study Area. The City will ensure that the selected
land use plan for this area help meet the City’s RHNA.

Timeframe and Objectives:

= Maintain a residential sites inventory that can accommodate the City’s remaining RHNA
of 1,534 units. Update the inventory annually to monitor the consumption of residential
and mixed use properties and continued ability to fulfill the RHNA.

= Pursue adoption of the 238 Bypass Conceptual Land Use Plan in 2009 and ensure that the
alternative selected help fulfill the City’s RHNA and obligations associated with the
previously pursued Route 238 Bypass.

= Assist in land consolidation by providing sites information to interested developers and
provide gap financing assistance to nonprofit housing developers.

Responsible Agency: Development Services Department; Office of the City Manger
(Housing and Redevelopment)
Funding Sources: Redevelopment Housing Set-Aside; Inclusionary Housing In-Lieu

Fees; HOME funds

D. Remove Governmental Constraints

Pursuant to State law, the City is obligated to address, and where legally possible, remove
governmental constraints affecting the maintenance, improvement, and development of housing.
Removing constraints on housing development can help address housing needs in the City by
expediting construction, and lowering development costs.

GOAL 4.0 Mitigate any potential governmental constraints to housing production and
affordability.

Policy 4.1 Review and adjust as appropriate residential development standards, regulations,
ordinances, departmental processing procedures, and residential fees that are
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determined to be a constraint on the development of housing, particularly housing
for lower and moderate income households and for persons with special needs.

Program 17: Inclusionary Housing Ordinance

Hayward’s Inclusionary Housing Ordinance requires that a certain percentage of new residential
developments units be made affordable to low and moderate income households, depending on
whether the project is intended as ownership or rental housing. Specifically:

Affordable Rental Units:

= 7.5 percent of the units must be affordable to households earning no more than 50 percent
of the Area Median Income (AMI);

= 7.5 percent of the units must be affordable to households earning no more than 60 percent
of the AMI,

Affordable Ownership Units:
= 15 percent of the units must be made affordable to households earning no more than 120
percent of the AMI for a term of no less than 45 years;

Timeframe and Objectives:
= Continue to enforce the Inclusionary Housing Ordinance.
= Monitor market conditions and development trends and as necessary and appropriate,
modify the Inclusionary Housing Ordinance to facilitate affordable housing development.
Potential modifications to be considered by July 2010 include allowing the payment of an
in-lieu fee by right and an analysis of the in-lieu fee amount.

Responsible Agency: Office of the City Manager (Housing)
Funding Source: None required

Program 18: Development Fees and Processes

The City of Hayward charges a variety of fees to offset the costs of providing infrastructure
improvements, public facilities, and services to serve new residential development. Fees are
necessary to ensure that new residents are adequately served. However, they may also impact
the feasibility of residential development especially during the current difficult market
conditions. The City will consider deferring the payment of certain fees until the close of
esCrow.

Applicants for Tentative Tract Maps that involve rezoning to a Planned Development District are
required to submit a Preliminary Development Plan along with the Tentative Map. The City
Council approves the Tentative Map, the Preliminary Development Plan and the rezoning at one
time. Subsequently, an applicant is required to submit a Precise Development Plan, which
includes more detailed architectural plans, landscape plans and draft improvement plans. The
Precise Development Plan is reviewed and approved by City staff and the review process
typically takes between three and nine months. Subsequent to approval of the Precise
Development Plan, fully developed improvement plans are then submitted and reviewed. The
time required to complete the Precise Development Plan/Improvement Plan review process can
be considered a governmental constraint.
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Timeframe and Objectives:

= |In 2009, consider allowing payment of certain development impact fees to be deferred to
close of escrow. Potential fees to consider being deferred include the park dedication in-
lieu fee and the supplemental building and construction improvement tax.

= Re-evaluate the park dedication in-lieu fee ordinance including the fee amount and
whether or not affordable housing projects should be exempt.

= Hold public meetings in 2009 with builders and developers to obtain input on improving
the Precise Development Plan process.

= As appropriate, amend the Zoning Ordinance and/or City procedures to establish a new
Precise Development Plan process within six months of the adoption of the Housing

Element.
Responsible Agency: Development Services Department
Funding Source: General Fund

Program 19: Extremely Low Income and Special Needs Housing

Extremely low income households and households with special needs have limited housing
options in Hayward. Housing types appropriate for these groups include: emergency shelters,
transitional housing, supportive housing, and single-room occupancy (SRO) units. Pursuant to
State law, the City of Hayward’s Zoning Ordinance must make provisions for such housing.

Timeframe and Objectives: The Zoning Ordinance will be amended, within one year of the
adoption of the 2009-2014 Housing Element, to address the following:

= Emergency Shelters: Amend the Zoning Ordinance to permit homeless shelters with a
ministerial permit within the General Commercial (CG) zoning district. Pursuant to State
law, the City may establish standards such as:

Maximum number of beds;
Proximity to other shelters;
Length of stay;

Security and lighting;

Counseling services; and
Provision of on-site management.

O o0o00O0Oo

The City will ensure that standards established work to facilitate the development of
emergency shelters.

= Transitional Housing: Amend the Zoning Ordinance to differentiate transitional housing
in the form of group quarters versus multiple-family rental housing developments.
Transitional housing facilities that operate as multi-family rental housing developments
will be permitted by right where multi-family housing is permitted. Transitional housing
facilities that operate as group quarters will be permitted as group homes/residential care
facilities.
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Supportive Housing: Amend the Zoning Ordinance to differentiate supportive housing in
the form of group quarters versus multiple-family rental housing developments.
Supportive housing facilities that operate as multi-family rental housing developments
will be permitted by right where multi-family housing is permitted. Supportive housing
facilities that operate as group quarters will be permitted as group homes/residential care
facilities.

Group Homes/Residential Care Facilities: Amend the Zoning Ordinance to explicitly
identify group homes/residential care facilities for six or fewer persons as a regular
residential use and permitted by right where residential uses are permitted.

Single Room Occupancy (SRO): Amend the Zoning Ordinance to permit SROs in the
General Commercial (CG) zoning district.

City staff will establish relationships with the State agencies that regulate group homes,
emergency shelters, and transitional and supportive housing facilities to encourage:

0 Educational opportunities for City staff to learn about how various housing
facilities are regulated; and

o Training managers/operators of housing facilities in the City’s Crime Free Multi-
Housing Program.

Responsible Agency: Development Services Department
Funding Source: None required

Program 20: Child Care Services and Facilities

The City will consider amending the Zoning Ordinance and/or General Plan to address child care
needs associated with new residential development. Specifically, the City will consider the
following:

For residential projects over 100 units, estimate expected children and consult with a
child care intermediaries such as the Child Care Coordinating Council of Alameda
County on corresponding area supply and need for child care.

Encourage the inclusion of child care space, particularly in affordable housing
developments. City staff shall consult with child care intermediaries such as the Child
Care Coordinating Council of Alameda County when initiating new proposals for
publicly funded projects to develop added incentives for projects that review need for
child care.

Support the provision of child care centers in residential neighborhoods and in new
residential projects through policies, planning and coordinated staff support and practice.

To the extent feasible, encourage applicants for publicly financed projects to consider
need for child care and pursue supportive corresponding strategies if warranted, by
working with child care intermediaries such as the Resource and Referral agencies.
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= Consider offering incentives for child care inclusion in other projects such as: parking
reductions and density bonuses and consider creative mechanisms for supporting the
financing of new housing linked child care such as development agreements for child
care, public funding of the child care component, and/or other strategies.

Timeframe and Obijectives:
= Develop for consideration new requirements, incentives, and policies to facilitate the
provision of adequate child care facilities and services associated with new residential
development in 2010.

Responsible Agency: Development Services Department
Funding Source: None required

E. Promote Housing Opportunities for All Persons

The City recognizes the importance of extending equal housing opportunities for all persons,
regardless of regardless of race, religion, sex, family status, marital status, ancestry, national
origin, color, age, physical or mental disability, sexual orientation, source of income, or any
other arbitrary factor.

GOAL 5.0 Promote equal access to housing by educating City residents about fair housing
and lending laws.

Policy 5.1:  Support services and programs that eliminate housing discrimination.

Policy 5.2:  Promote housing along with supportive services for households with special
needs, including seniors, persons with disabilities, single-parents, and the
homeless.

Program 21: Fair Housing Services
The City of Hayward contracts with ECHO to provide fair housing and tenant/landlord services.

= Fair Housing Counseling and Education: ECHO's Fair Housing Counseling Program
conducts site investigations and enforcement in response to reports of housing
discrimination complaints, performs audit-based investigations to determine degrees of
housing discrimination existing in designated areas, and provides fair housing education
for members of the housing industry including managers, owners, and realtors.

= Tenant/Landlord Counseling and Mediation: ECHO's Tenant/Landlord Counseling
Program provides information to tenants and landlords in Southern Alameda County on
their housing rights and responsibilities. Additionally, ECHO has trained mediators to
assist in resolving housing disputes through conciliation and mediation. The primary
objective of the program is to build awareness of housing laws and prevent homelessness.
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Timeframe and Objectives:

= Promote the dissemination of information to alert homeowners about predatory lending
practices.

=  Work with Bay East Association of Realtors to ensure that residential real estate agents
and brokers adhere to fair housing laws and regulations.

= Work with tenants, tenant advocates, and rental housing owners and managers to
eradicate housing discrimination and to ensure that Hayward's supply of rental housing is
decent, safe and sanitary.

= Promote training for property owners and managers to ensure that they are
knowledgeable of the requirements of Federal, State and local real estate, housing
discrimination, tenant protection, housing inspection and community preservation laws;
and promote training of tenants in the requirements of Federal, State, and local laws so
that they are aware of their rights and obligations.

Responsible Agency: Department of Library and Neighborhood Services
Funding Source: CDBG

Program 22: Universal Design Principles

With 18 percent of the City’s household being headed by an elderly person and 21 percent of the
population has one or more disabilities, there is a need for accessible housing in the community.
However, over 85 percent of the City’s housing stock was constructed prior to 1990, before the
passage of the Americans with Disabilities Act. Therefore, a significant portion of the City’s
housing stock is not accessible to persons with disabilities. The City will explore the feasibility
of promoting the use of Universal Design Principles in new construction and rehabilitation of
housing.

Universal Design is the creation of products and environments meant to be usable by all people,
to the greatest extent possible, without the need for adaptation or specialization. The intent of
Universal Design is to simplify life for everyone by making products, communications and the
built environment more usable by as many people as possible at little or no extra cost. Universal
Design benefits people of all ages and abilities.

Timeframe and Objectives:
= Develop an ordinance that promotes the use of Universal Design Principles in new
construction and/or rehabilitation of housing by the end of 2010.

Responsible Agency: Development Services Department
Funding Source: None required
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F. Summary of Quantified Objectives

Table 5-44 summarizes the City’s objectives in housing production, preservation, and assistance
based on the level of funding anticipated.

Table 5-44: Five-Year Quantified Objectives

Extremely

Above

Low Very Low Low Moderate Moderate Total

New Construction
(RHNA) 359 409 483 569 1,573 3,393
Rehabilitation 150 150 150 450
Preservation
(At-Risk Units) 339 340 679
Assistance

Section 8 1,200 1,200 2,400

Homebuyer Assistance 35 40 75

Foreclosed Properties 15 10 25

5-99
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