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1. Executive Summary

¢CKS /AGe 2F 9 Y 08k Koudsing Benant dedcribésthdusing needs and conditions in the
city and establishes goals, policiesgdamplementation actions to improve future housing

opportunities. The Housing Element update serves as an important opportunity to address identified
needs and outline strategies to improve the quality of living environments in Emeryville. The Housing
Elenment serves several important functions:

f 1aaSaasSa GKS O2yRAGAZ2Y 2F GKS OAGeQa K2dzaAy3d |
9 Establishes a roadmap for accommodating projected housing unit demand for existing and
future residents over the next eight years
i Establishesitywide goals, policiesind implementation actions (programs) relatedhtousing.
1 Presentshow the City will meet demand for housing at all income levels, per State law.

The City of Emeryville is committed to improving access to safe andjbality housing for residents

FONR&da +Fff AyO2YS fS@Stad ¢KS |1 2dzaAy3a 9ftSySyda fI e
production to countetidentified housing shortaggé | Yy R KSf LJA Sy ads2NB GKFG GKS /
AKFENB¢ 2F FTFF2NREFEOES YR YFENJ SO NIXGS K2dzaAAy3Id t NP
feasibility of development of infill and underused sites throughout the city, and focusingehéegt

amount of new housingt all income levelgsear transit and jobs are some of the strategies needed for

the City to meet its housing commitment and continue to affirm that housing is a basic human right for

all residents.

1.1 Chapter 2. Introduction
The purpose of the Introduction i® establish the framework of the Housing Element with the following
information.

111 3%#4)q 8#Hp - - 5. )#H 9 4 %8 4

This section includes a brief overview of the city, its location, and its current economic and business
climate.

1.1.2 3%#4)q 8,¢"' '#/ . 4 %8 4

The20232031Housing Elementis& | dZA NBR a St SYSy (¢ 2NJ OKFLIISNI 2F GK
HousingHementis intendedto achieve several overarching goals, including: Accommodating projected

housing demand, as mandated by the State; Increasing housing production to meet this demand,;

Improving housing affordability; Preserving existing affordable housing; Improvingfeétg, spuality;

and condition of existing housing; Facilitating the development of housing for all income levels and

household types, including special needs populations; Improving the livability and economic prosperity

of all city residents; and Promotirigir housing choice for all.

Executivesummary
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1.1.3 3%#4)q¢ 8 ®%. %20, ! # . 3) 34%. #9

As described in this sectio8tate law requires that the General Plan and all of its elements comprise an
integrated, internally consistent, and compatible statement of policiéss Hoging Element builds

upon the current General Plan and is consistent with its goals, policies, and implementation actions.

1.1.4 3%#4)q 806" , | #42 %! #(

This section is a brief overview of tloitreach campaigthat the City conductedor this Housing
Element to gather information regarding housing needs, issues, and preferences in the comngeety
Appendix B for a detailed summary of the outreach activities and the tiatitvas gathered.
Throughout the update process, input was considered and incorpdratto the Housing Element.

1.15 3%#4)q 8U53)% %- %/2a' ! .):14)].

The Housing Element is organized as follows:

Chapter 3. Housing Needs Assessmefit LINB FAE S 2F GKS O2YYdzyAdGes AyOf
population, housing characteristics, employment and income trends, and special housing needs.

Chapter 4. Potential ConstraintsA review of potential governmental, market, and environménta
constraints that may inhibit housing development.

Chapter 5. Assessment of Fair Housingnalyses of segregation, integration, disparities in access to
opportunity, and disproportionate housing needs.

Chapter 6. Housing Resourceé\n evaluation of théand, programmatic, and financial resources
FgrAflrofS G2 YSSO 9YSNEGAffSQa K2dzaAy3ad ySSRao
Chapter 7. Summary of Review of the 202823 Housing Elemert Asummary ofmeasures taken to
implement policies and programs from the Z82023Housing Elemen{Full review in Appendix A.)

Chapter 8. Goals, Palicies, and Progragm® housing plan with goals, policies, and programs to address
O9YSNEGAff SQa K2 @23ipanyin§ feRall. T2 NJ GKS wn

Appendix A. Review of the 2018023 Housing Elemerg A fullreview ofmeasures taken to implement
policies and programs from the 28-2023Housing Elementncludingaccomplishments toward

meeting objectives, and the continued appropriateness of each policy and program for the upcoming
planning period(Summary irChapter 7.)

AppendixB. Summary of Public Inpug A description of outreach activities and input from the public
and stakeholders ohousing needs, issues, and preferences in the community.

AppendixC Glossaryg Definitions of key terms used in this docem.

Executivesummary
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1.2 Chapter 3: Housing Needs Assessment

The purpose of the Housing Needs Assessment chapter is to pewgidentification and a descriptive

analysis of thé A (eRisiiriy and projected housing needs ahd resources available to address these
needsltisalINE FAE S 2F (KS O2YYdzyAdteszs AyOfdzRAY3I Iy |yl fe
characteristics, employment and income trends, and special housing ridedsing needs are
RSGSNXY¥AYSR o0& | OAlGe Q& L2 Lidteseidatifled nekdg etheli &8 SEA&GAY
foundation for the goals, policies, and programs in Chapter 8.

Chapter 3 contains the following information.

121 3%#4)0 8% 4S%3#2) 04) /.

A description of the data sources used in the analysis.

122 3%#4)0 8%%- /"' 21 0( )@ 33B(/#($2! #4%2) 34) #3
This section containgiaanalysis opopulation trends and projectionsiousehold size and composition;
and age, racial and ethnic characteristics.

Key findings include:

91 Population projections estimate th&meryville will almost triple in size between 2021 and
2040, indicating that it must proactively plan for this population expansion.
1 The city is demographically diverse, with a 40 percent of the population Whitélispanic,
and 28 percent Asiapopulation, followed by 15 percent Black/African American, and 10
percent Hispanic.
T hyteée ¢ LISNOSyid 2F 9YSNROAT{SQa LRLMzZFiA2y Aa |
Albany, Berkeley, and Oakland, where the population aged 19 and younger isiapgely a
guarter of the total population.
1 The overall age composition in Emeryville shifted older between 2010 and 2019.
9YSNEGATf SQa YSRAlIY K2dzaSK2fR &A1 S Aa modoywm LIS2
1 The city is a desirable place for household$iwithe labor force age range, yet may not offer
adequate housing opportunities for families withildren.

=

123 3%#4)0 8(F 53)#('! 2! #4%2) 34) #3

This sectionealuatesO K NI} OG SNRaGAOa 2F 9YSNBEOAftSQa SEA&GAYS
houséhold composition, renter and homeowner tenure, availability of vacant units, household and

dwelling unit size, and households experiencing overcrowding. This section also analyzes housing age

and condition to establish the potential need for renovation aeditalization efforts. Finally, the

section identifies affordable units at risk of conversion to market rate and presents options available to

retain the units as affordable.

Executivesummary
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Key findings include:

1 Since 2000, predominant housing type developmeatterns of medium-to high-density
housing and mixedisedevelopments that includeousinghave resulted in multifamily housing
comprising 88 percent of the Emeryville housing stock, the majority of which, 64 percent, are
studio and onebedroom units.

 OfEmeryvil SQa K2dzASK2f R&AX cc LISNOSyd FINBE NBYGISNEX
percent, reflecting the prevalence of multifamily units. Renters tend to spend a greater
proportion of their income on housing and experience overcrowding at a greatecoatpared
with homeowners. Community members expressed a desire to create more opportunities for
homeownership at all income levels and household sizes.

1 As of 2019, e city ha arental vacancy rate of 3.4 percent and a homeowner rental vacancy
rate of 14 percent.These are relatively low vacancy rates, indicakiigip demandwhich
typicallyresults in upward price pressures.

f 'fGK2dzAK cT1 LISNOSYyld 2F 9YSNROAfE SQa K2dzaAy3a ai
considered well maintained and spprted by housing programs to address rehabilitation and
repair.

1 Two properties have assisted units that are at risk of converting to market rate in tiyedrO
period from 2021 to 2029This includes 6 units reserved for households with veryitmames
at Ocean Avenue Court add. units reserved for households with moderate incomeBaltery
Lofts landIl. Preservation options typically include: (1) construction of replacement units, (2)
transfer of project to nonprofit ownership, (3) provision of rerdigkistance to tenants using
nonfederal funding sources, and (4) purchase of affordability covenants.

124 3%#4)0 8%/ ./ - ) #). #./$)%$) #! 4/ 23

This section esentseconomic and income factors, including employment and unemployment,
jobs/housing balancesducation, and income characteristics, which establish benchmarks for
affordability thresholds, with focused analysis on extremely-iogome households the most at risk of
displacement.

HUD has defined income categories for purposes of analysis agohpnajualification. Categories are
based on the percentage afea median incomeAMI) and are defined as:

1 Extremelylow income: less than 30 percent of AMI
1 Very low income: 30 to 50 percent of AMI
1 Low income: 51 to 80 percent of AMI
1 Moderate income: 81 to 120 percent of AMI
1 Above moderatencome: more than 120 percent of AMI
CKS USNNYyORYBENRAE 2F0Sy dzaSR (2 NBFSNI (G2 | O2YO0AY

80 percent of AMI.
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Key findings include:

1 Jobs/housing ratio of 3.77, more than double that of Alameda County (1.43) and the ABAG
region (147), indicates a jobech community with a shortfall of housing units.

T Seventy2y S LISNOSyYyid 2F 9YSNEOGAfES NBXaARSyda | 3S
degree, which is much higher than Alameda County overall at 47 percent.

1 As of 2019, the median household income in Emeryville was $102,725, which is 47 percent mo
than it was in 2011 ($69,724).

9 About 35 percent of the households in Emeryville are considered lower income, earning less
than 80 percent of the AMI.

1 Extremely lowincome households earning below 30 percent of the AMI can face great difficulty
in secuing housing, particularly housing that is affordable and large enough to accommodate
the household size. Extremdiyw-income households face incidences of overpayment and
overcrowding and are at a high risk for homelessnagproximately threefourths o
households with extremely low incomes are renters.

125 3%#4)0 88U 53)#'343 h&a& 2%!"),) 49

This section includes an assessmainturrent market rates for rental and ownership units and an
evaluation of the affordability of market rate housing fmach income category. The section also reports
the incidence of overpayment by households in the dyousehold is considered to be overpaying for
housing and cost burdened if it spends 30 to 50 percent of its gross income on housing (including a rent
or mortgage payment and utility costs). A household is considered severely cost burdened if it spends
morethan 50 percent of its gross income on housing costs.

Key findings include:

1 Without subsidies or rent restrictions to unitmostrental and forsalehousing in Emeryville is
unaffordable to households with lower incomes but generally within reach for households with
moderate incomes.

1 Households with lower incomes are far more likely to overpay for housing compared to
households with moderate and abewnoderate incomes, although renters at all levels of
income experience overpayment.

1 Fortytwo percent of renter households experienced a cost burden compared to 29 percent of
owner households.

1.2.6 3%#4) @ 830 %#)(1/,53) . %%$ 3

Certain groups have greatdifficulty in finding acceptable, affordable housing due to special
circumstances relating to employment and income, household characteristics, and disabilities, among
others. This section describes groups in Emeryville with a range of special houssgpaortive

service needs, consisting of agricultural workers, large families, felneglded households, the elderly,
persons withdisabilitiesand developmental disabilitiesind peopleexperiencing homelessness. In
addition, analysis of persons livingtvHIV/AIDS is included because this is a population of concern in
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Emeryville. This section also includes several groups that are a particular areas of focus to the City,
includingfamilies with children, lowncome households or families, and seniorsdiéidnally, the City
values supporting the ability of artists, Ciagnd Emery Unified School District (EUSD) employees to live
in the city.

Key findings include:

1 There are significant housing needs among specific groups, including seniors, people with
disabilities, singlgoarent households, and homeless persons. The community has committed to
implementation of programs that emphasize and prioritize the need to house households with
children, seniors, artists, and civic employees, as well as a variebusing types affordable to
lower-incomehouseholds to reduce the risk of displacement and homelessness and to meet and
exceed the Regional Housing Needs Allocation (RHNA) at all income levels.

1 As of 2019, only 8 percent of Emeryville homes had three aerhedrooms and there were no
homes with five or more bedrooms. During outreach activities for the preparation of this
Housing Element, community members and Housing Committee members expressed concern
that the style, size, and cost of housing in Ememgyialiforcing out existing and potential family
households.

T 1a 2F HampX 1 LISNOSyid 2F 9YSNRBOAfESQa FlLYAfe K
46 percent of these femaleeaded families included children under the age of 18 (216 families).

1 Appraximately 9 percent of all family households and ferdaéaded households without
children were living below the poverty line, and approximately 40 percent of all feheslded
households with children were living below the poverty line.

 OutofEmeryvill@d | Rdzf § OAGAt ALY y2yAyaldAadGdzZiazyltAl SR
10 percent (1,068 people) had one or more disabilities.

1 Findings indicate a higher concentration of persons living with HIV in Emeryville than in the rest
of Alameda County.d®ple with HIV and AIDS encounter significant housing problems, similar to
those of the elderly and disabled persons.

1 The February 2022 homeless peinitime count found 9,747 homeless persons in Alameda
County, an approximate2 percent increase ove,022 homeless estimated in the 2019
count. Ninetyone of the 9,747 homeless persons counted in February 2022 were in Emeryville.

1.27 3%n#4)0 82 )/ .(V,53).%%s$!3 ,/#14pH2( . ! Q
In this section, the @jected housing needs in the RHNA are describethbome categoriesas
presented by Tablé&-1.

Executivesummary
ES6



City of Emeryville 20232031 Housing ElementHCD First SubmittalDraft

Table 1-1. 202372031 RHNA by Income Category

Income Category Number Of Units Percentage Of Total
Extremely low 225 14%

Very low 226 14%

Low 259 16%

Moderate 308 19%

Above moderate 797 50%

Total 1,815 100%

Source: ABATD232031RHNA2021.

1 Number of units for ExtremeNromme households was calculated by assuming half of the allocatioinfuoraery Low
households

1.3 Chapter 4. Constraints

The purpose of this chapter is to analyze thetors that encourage or constrain the development,
maintenance, and improvement of the housing stock in the Gityaddress identified constraints, the

City has included a number of programs to assist prope homebuyersvith acquiing housing,

encourage prospective developers to move forward on development proposals and/or acquire land with
funding assistance programs, and explore initiatives to promote construction of accessory dwelling units
(ADU). In addition, the City will aim tavk with stakeholders ta@ontinue toidentify nongovernmental
constraints or other circumstances that may impede the construction of housing in Emeryville and work
collaboratively to find strategies and actions that can eliminate or reduce identified regmtst

Chapter 4 contains the following information:

1.31 3%#4)T1 B)ps2/ $5#4) I

This sectiomprovides an overview of the chapter. It lists the types of potential constraints that are
reviewed and analyzd in the chapter, includind,) potential governmentakonstraints consisting of:

land use and zoning regulations, design review requirements, building code standards, permit
processing procedures, development fees, and exactiorsndonmental and infrastructuta

constraints and 3) nongovernmental consints, such as physical geography, land availability, land cost,
construction costs, and market prices, which may also impact the availability and price of housing.

1.32 3%#4)71 80¢ 4%. 4)N6%2. - %HA. 342! ). 43

This section analyzes land use regulatiomhich are the policies, standards, requirements, and actions
imposed by various levels of government upon land and housing ownership and development, including
the general plan, area plans, the municipal code, and zoning districts that accommodateghousi
residential development standards and parking requirements; State Density Bonus for Affordable
Housing provisions; permits and processing procedtirascan add time constraints and contribute to
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barriers to developing affordable housing; fees andotivas that can add cost constraints that
contribute to barriers to developing affordable housing; site improvement requirements; and local
ordinances.

Key findings include:

f ¢KS DSYSNYft tfly 5SyairitArAsSa al LJQ&d &l &4S RSyaiaidaAs
requirements of other residential development standards, including setbacks, unit size, parking
requirements, and open space, indicating that residential development regulations are not
considered a constraint to the provision of housing.

1 Without consideing density bonuses (to be revised in accordance with recent density bonus
law), existing policies allow residential densities ranging from 20 units per acre in the eastern
neighborhoods to 85 units per acre in the Powell/Christie core, therefore accomumgdigher
density development typically required to develop affordable housing.

9 If a public benefit can be demonstrated, the City offers bonuses for floor area ratio (FAR),
height, and/or residential density.@lifying community benefits include opepace, public
improvements, utility undergrounding, zero net energy, small businessgsRexible
community benefis¢ 8 dzOK & dzyA@GSNAELFIE RSaA3ady FSFddzNBa 08
building codeswith special emphasis additional familyfriendly (larger)units.

T 9YSNRBGATESQa T2yAy3a LISNX¥AG LINRPOS&aa Aa 3ISYSNIf¢
cities, with no design or historical review boards. Analysis associated with CEQA can prolong
project review, but many projects are eligible farban infill exemption. However conditional
use permits (CUP), depending on complexity, can add to the cost and processing timeline.

1 Emeryville is subject to the SB 35 streamlined ministerial approval process for proposed
developments with at least 50 peent affordability, and to comply, will establish a written
policy or procedure and other guidance as appropriate to promote the streamlining approval
process and standards for eligible projects.

1 The City collects three development impact fees: Afford&tlesing, Parking and Recreation
Facilities, and Transportation Facilities. The affordable housing impact fee has a significant
impact on rental projects, althougltisool facilitiesdevelopment fees are waived for
developments that provide affordable hougj setaside units. Additionally, to relieve any undue
burden on developers who are required to provide moderaigome setaside units under the
Affordable Housing Séiside Program, the City of Emeryville may subsidize the cost of any
traffic fees, builihg fees, and other City fees applicable to theasitle units.

9 The City has an inclusionary housing ordinance for which it offers a number of options to
mitigate potential hardships in compliance. The City also has a-tdrantrental ordinance.

These & not considered a constraint on housing, but have helped the City address critical
housing needs.
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This section evaluates the impact of environmental regulations, toxic cleanup programs, noise pollution,
and infrasructure availabilitywhich are intended to ensure that housing is safe and appropriate for the
community yet may act as barriers to housing production at all income levels and improvement by
inhibiting the feasibility of housing projects.

Key findings idude:

T 9YSNROATESQa SYy@ANRYYSyiGlf O2yOSNya N8B fAYAGS
from previous industrial uses and intermittent and continual noise. The Brownfield Program to
use grant funds to clean up Gityvned land and to distributassessment and cleanup loans to
private property owners has been, and will continue to be, instrumental in expediting
contamination cleanup.
1 Availability of utilities and infrastructure systems is not a constraint to residential development
in the city.

1.34 3%#4)1 8.7 ."' /| 6%2. - %.-Up+%H . 342! ) .43
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existing vacant or underutilized land resources, home sales costs, and the availability of financing, which

can all act as constraints on the development of housing at a range of price points, unit types, and sizes.

Key findings include:

1 Thetypicalannual cost of living (including food, utilities, transportation, housing, healthcare,
and miscellaneous expenses<cluding state and federal income }d&r a married couple with
children is $128,285As of 2019, the median household income (for all hoosdkizes) in
Emeryville was $102,725his indicates that the salaries for many jobs to not match the basic
cost of living.

1 While the City can allow, facilitate, and encourage housing development, ultimately, the
decision to develop a property remains with the property owner.

1 Lack of available land (including vacant land and nonvacant land that is suitable for
redevelopment) an act as a constraint on the development of housing. Land costs can act as a
constraint on the development of housing if a prospective developer sees the land costs as an
impediment to developing a profitable product.

1 Construction costs, including for mesials and labor, cabe a financial constraint for a
development project.

9 The cost and availability of financifrom private and governmental sourcean impact a
RS @St abiligtNdedelop a multifamily project.
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1.4 Chapter 5: Assessment of Fair Housing

The purpose of this chapter is meet thssembly Bill (AB) 686 requinent that all housing elements

due after January 1, 2021, contain an Assessment of Fair Housing (AFH) consistent with the core

elements of the analysis required by the federal Aféitively Furthering Fair Housing (AFFH) Final Rule

of July 16, 2018JnderCaliforniaf 4= ! CCl YSIya aGdF1Ay3 YSFEyAy3aFdZ |
discrimination, that overcome patterns of segregation and foster inclusive communities free from

bariSNE G KIFd NBAGNAROG | O0Saa G2 2 LiCerbldledagnisinéuded I a SR 2
analyses of segregation, integration, disparities in access to opportunity, and disproportionate housing

needs.

Although displacement of lower income housdii®has not been a significant factor in Emeryville,

action measures to address barriers to economic mobility for lewgf 02 YS NBaAR®Bw-Ga Ay (F
resourcearea have been identified, emphasizing plased revitalization strategieslso, though

integration of a variety of housing types is necessary throughout thelawyresourceneighborhoods,

particularly in the vicinity of San Pablo Avenue, have been identified as priorityfargdacebased

revitalization and investment. To ensure thatia/ethnic background does not present a barrier to fair

housing, the City will continue to partner with regional organizations to ensure underserved populations

are made aware of affordable housing opportunities.

Chapter 5 covers the following informatio

141 3%#4)0 8/® 42 % #(

The first step in complying with this legislation was conducting a community outreach program to
ascertain the perspective of housing service providers and the public as to community needs and
strategies to address them.

Key findigs include:

9 Fair housing provider feedback identified disabitijated fairhousing violations as the issue
they encountemost.

9 A fair housing provider communicated that their organization has received an increasing
number of complaints from lonand malerate-income homeowners who are struggling to
maintain and improve their older households, indicating potential displacement risk.

91 Public survey and workshop respondents favored:

o Improving housing choice thorough improvements to the below market rateRBM
program, creation of an inclusionary housing program for BMR rental units, and the
acquisition of additional affordable housing in mixed income developments.

0 Supporting placdased conservation and revitalization through targetedestment in
areas ofmost need to improve community assets, social service programs, parks, streets,
active transportationand infrastructure

o Implementing antidisplacement efforts such as fair housing counseling, rent review board
and/or mediation, foreclosure assistan@d multilingual tenant legal counseling services.
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ES10



City of Emeryville 20232031 Housing ElementHCD First SubmittalDraft
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The purpose of this sectiontis analyze racially or ethnically concentrated areas of poverty, disparities
in access to opportunity, and disproportionateusing needs, including displacement ri€lalifornia Tax
CreditAllocation Committee (TCAC) a@dliforniaDepartment of Housing and Community
DevelopmentHCD have developed annual maps of access to resources such agayigiy job
opportunities proficient schoolssafe and clean neighborhoodand other healthy economic, social,

and environmental indicators to provide evidersased research for policy reconendations. This
STT2NI KIFIa 0SSy Rdzo06SR G2LIIRNIdzyAide YILWLAyYy3IE | yR
opportunities within their communityTCAC/HCD categorized census tracts into high, moderate, or low
resource areas based on a compositere of economic, educational, and environmental factors that
can perpetuate poverty and segregation, such as school proficiency, median income, and median
housing prices.

Key findings include:

9 According to the HCD/TCAC Opportunity Miiggre 51), the southeast portion of the city
(which includes the San Pablo Corridor, Triangle, and East BayBridge neighbpramods
considered lowNBS & 2 dzZNDOS | NBlF a3 ¢gKAES GKS NBad 2F GKS O
moderateresource areas.

1 The lowresource area &s the highest percentage of Housing Choice Voucher (HCV) use.

T ¢KS YI22NARGe 2F GKS OAadeqQa wmnmx: FFF2NRIGES K2d
is concentrated along San Pablo Avenue, which runs gohdzii K K NB dz3r&souick S OA G &
area. Howeverthis concentration occurred organicaligcausemore sites of adequate size
were available in that location at a time when funding for affordable housing was available.

Transit availability helped ensure project funding for these affordablestmy projects on
separate applications.

143 3%#4)V 80044%2. 3 4/ 2! 4) /3% 1298 ! 4) /

The purpose of this section is tssess patterns of segregation and integrationluding historic
segregation patterns, diversity, median income, poverty status, feinasled households, and persons
with a disability.

Key findings include:

9 Like other cities in the East Bay, Emeryville was ratdd" (hazardoud)y the FederaHome
Owners ban Corporation, a discriminatory practice to guide investment referred to as redlining.
However, unlike other cities in the East Bay that had significant residential development prior to
and while redlining was commoBmeryvillewas primarilyindustrialduring this time. Thus,
redevelopment of the city to residential uses predominantly occurred on formerly industrial
sites.However, lomeownership opportunities available to families of color within Emeryville
would not appreciate in value in the same wagt homes in white neighborhoods would,
continuing the disparity of wealth and depressing investment in Emeryville neighborhoods.
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WSRS@GSt2LIVSYy(d 2F F2NNSNJI AYRdAzZAGUNALFE LINBLISNIASA:Z
responsibility of individual delopers to remediate potential groundwater contamination, has

served as the principal means of the provision of housing at all income levels.

Emeryville continues to support mixéacome neighborhoods through maintaining housing

affordable to moderateandlower-income households in addition to housing affordable to

above moderate households, which may have been a significant contributor to preventing

displacement in Emeryville.

¢CKS /AGeQa STF2NIa (2 FR2LIJ LINE I NgshtodadGel K2 YS2 g
a4 F2NBOf2adz2NB yR S@AOGA2Yy NRIKGA |yR LINRGSON
marginalized homeowner and renter communities in areas experiencing gentrification, including

for a growing Black population. However, over the pasi tiecades, significant increases in

rental and sale asking prices continue to disproportionately affect communities of color.
9YSNEGAT f SQa Yy SA 3K oresolke #eRsishow kondérirgtiony & RS NI (G S
predominantly Asian and White neiispanic neighorhoods. As of 2019, Whites are the
LINBR2YAYLFY(G LRLHzZ FGA2Yy Ay (GKS NBad 2F 9YSNEBOAC
neighborhoods, including the moderatesource neighborhoods between Doyle Street and

+ ff S22 { i ND S-esourgeRea hakehe Bighést mofortibreopBlack populations.

The City does not contain angcially or ethnically concentrated areas of poverty (R/ECAPs

racially concentrated areas of affluence (REAFhere is one census tract containing a

concentration ofpersons experiencing poverty in Emeryville, although this was not a historically

redlined neighborhood. The concentration of persons experiencing poverty is likely associated

gAGK GKS SEAAGSYOS 2F | YI22NA(etheld®dtniokS OAleQa
decades in the vicinity of San Pablo Avenue, which, due to the proximity to transit and social

services, allowed the projects to receive funding.

There is a concentration of femateS I RS R K2 dzia SK 2 f-iesburck greail KS OA G & Q&
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This section discusses the contributing factors toTRRAC/HCD Opportunity Ardasignations,
including educational opportunities, employment opportunities, mobility, housing for persons with
disabilities, and environmental health.

Key findings include:

1

2 KAETS GKS OAleQa aokdad drealwhdte residefisedxpaRteditoy) G KS 2
have the least positive outcomes for educational attainment, all students in Emeryville have

access to the same public schools. Therefore, any differences in observed educational

attainment may be due to differing poverty levels and/or otli@ctors rather than access to

schools.

Prevalence of poverty is the most significant difference between low and moderate employment
opportunities resource areas in Emeryville. Notably, eage workers across Emeryville,

Ay Of dZRAY 3 rés6uRe MR 12 D0 P STAG FTNRY Oft2aS 220 LINEP
proximity index.
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1 Emeryville residents have access to a variety of public transit options providing convenient
connection within the city and across the Bay Area. Also, the City offers numerousapaitat
options for seniors and persons with disabilities as an alternative to the standard public transit
lines through the Emeryville Senior Center.

1 Although there are a number of housing options available to leweome persons with
disabilities in Emewville, participants of the community surveys and live polling during a
community workshop identified that supporting affordable and senior housing developers was
the most important housing objective for the City.

i Based on CalEnvirocsreen#.8 tool that lses environmental, health, and socioeconomic
indicators to map the potential for long term health impacts from environmental conditions
several census tracts in Emeryville qualify as disadvantaged communities TDAOACS in
Emeryville are in the Eashafbridge, San Pablo Corrigand Triangle neighborhoods.

145 3%#4)v 8R) 302/ 0/ 24X/ 58B2%%%$ '$)BO, ! #%- %. 4
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This section includes an analysis of households experiencing overcrowding and overpayment, housing

conditions, and persons experigng homelessness.

Key findings include:

1 Overcrowding is not a significant issue in Emeryville, likely due to the majorityndamily
households and prevalence of ofte two-bedroom housing units.

1 Almost 75 percent of loweincome households are cost burdened, and a majority of very low
income households are severely cost burdened.

1 Emeryville residents largely do not expmarce substandard housing, reflecting the findings by
the Building Department that only a very small proportion of homes in older neighborhoods are
in need of repair or rehabilitation.

9 The February 2022 homeless peinitime count found 9,747 homeless perss in Alameda
County, an approximately 22 percent increase over 8,022 homeless estimated in the 2019
count. Ninetyone of the 9,747 homeless persons counted in February 2022 were in Emeryville.

146 3%#4)V BUPp &/ 2# %- %. A542 %! H# (0! #) 49

As describedni this section, he City enforces fair housing and complies with fair housing laws and
regulations through a twofold process: review of City policies and code for compliance with State law
and referring fair housing complaints to appropriate agencies.

Keyfindings include:

1 Emeryville residents are served by multiple fair housing service providers, including Eden Council
for Hope and Opportunity (ECHO) Housing. ECHO provides housing counselingasaalvices
tenant/landlord services, conducts fair housingdstigations, and operates periodic fair
housing audits throughout Alameda County, Contra Costa County, and Monterey County,
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including unincorporated areas. Additionally, ECHO provides counseling and assistance for first
time homebuyers and lowancome howseholds seeking housing

1 Among East Bay cities, per capita, Emeryville has the highest number of fair housing inquiries
received by ECHO.

1 In Emeryville, of fair housing complaints reported to ECHO, those based on disability status and
race were the most@mmon.

1 In Emeryville, of fair housing cases reported to ECHO, resolution through counseling was the
most common result.

1 TheCitydemonstrates compliance or intention to comply with fair housamgl other related
laws.

1.47 3%#4)V 83 46 %. 4/129 ,93) 3

This sectioranalyzethe location of sitedy distribution of projected units by income categoig
relationto fair housingndicators including TCAGHUDopportunity areas, median income,
predominant population, disability rates, educational score/immmental health, and overpayment.

Key findings include:

T h¥ GKS /AledQa umM ARSYUAFTFASR K2dzAAy3 2LILR2 NIdzy A
income units and three sites will suppa@it lower income units. All other sites are assumed to
support a mixture of units within low, moderate, and above moderate income categories.

1 Residents across the city experience similar access to economic mobility and environmental
conditions. While the distribution of units at each affordability level will crefate a discrepancy
in access or perpetuate existing barriers to access, the City has identified programs to support
access to economic mobility and positive environmental conditions.

9 Access to proficient schools is not a differing factor between rescaneas in Emeryville.

Poverty status has been determined to be the most important factor to improve in order to
address discrepancies in access to educational attainment, therefore suggesting that introducing
additional lower income units in moderatesouce areas is a key housing mobility strategy for
improving educational opportunity for lower income households.

 Situating the majority of lowetand moderateA y O2 YS dzy A (14 A yresduicé OA G & Qa
areas is a key housing mobility strategy to provideenopportunity for communities of color.

1 Approximately 62 percent of the lowdéncome unit capacity is identified in areas with lower
poverty rates and where the median income exceeds $87,100, while construction of lower
income units in existing higher perty areas will help to alleviate existing patterns of
overpayment and encourage plabt@sed revitalization by redeveloping underutilized parcels
and providing new, safe housing.

9 Locating units affordable to loweand moderateincome residents in and aund the mixeause
commercial centers in moderateesource neighborhoods will help to improve access for and
accommodate the needs of persons living with disabilities, who benefit from close access to
services, amenities, and transit. It affirmatively hets fair housing by increasing the supply of
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lower income housing citywide rather than reinforcing the concentration of persons with
disabilities.

1 Development on landhventory sites are expected to be mixed income with the intent of
increasing the supplgf affordable housing citywide for all income categories, thus reducing risk
of displacement due to overpayment for all Emeryville residents, particularly indsaurce
areas with the highest rates of overpaynien

148 3wn#4)v B8AD. 42) "58&)# 4/ 23

This gctionsummarizegactors that contribute to fair housing issuesiimeryville identified through
discussions witlstakeholdersfair housing advocates, andistassessment of fair housing issues
including listing the four strategiemnd associated programs that the City committed to in order to
affirmatively further fair housing.

I Themost pressing issues are tpesvalence of poverty, which can impact educational
attainment and economic mobility; patterns of concentration of lovierome households,
including femaleheaded households; and higher rates of overpayment, predominantly
NELINBASY(iSR -tespurde Kréas.OA e Qa f 25

9 Additional housing issues identified includeamcentration of femaleheaded households in
low-resourcearea, shortage of larger housing units affordable to lower income households, lack
of permanent housing options for extremely low income households, limited access to outdoor
spaces, proximity to environmental hazards such as air pollution, fair housingatiaggsg
discrimination on the basis of disabiliggst of repairs or rehabilitation especially for older
housing units, lack of landlord education on fair housing laws and requirements, and limited
affordable housing appropriately designed for personthwlisabilities.

1.5 Chapter 6. Housing Resources

The purpose of this chapter is to describe the land resources as well as financial and administrative
resources available to support the continued development, preservation, and rehabilitation of housing
in Emeryville The chapter includes summary offacant andunderutilizedlandthat issuitably zoned
andavailable within the planning period to meet tiRegional Housing Needs Allocation (RHIda\well

as alist of federal, state, and local prograrasd other resourceshat provide supporto the City in

meeting its housing goals

Chapter 6 covers the following information.

151 3%#4)0802/ "' 2%k ! 22 ( . !

This section provides a paregdecific inventory of suitable and appropriately zoned sites for the
provision of housing for all income categories, reviews sites subject to the provisions of Assembly Bill
1397, identifies how the land inventory will meet lowiecome housing need, provides an overview of
planned and approved residential projects, and ara$ythe development capacity of vacant and
underutilized sites.
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Relevant findings include:

1 Emeryville has ample sites available to facilitate new housing development, meet identified
housing production targets in the RHNA as presented in TlaBJeand acommodate 150
percent of the RHNA, at each income level. All identified sites are adequately served by transit,
services, infrastructure, and amenities.
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Table 1-2. Capacity to Accommodate the 20 2372031 RHNA

Planned and Approved Residential Developments
150% écgl)cfr AKA The The Und P Surpl Surpl
° | Baker . Emery | Emery | 65th Street . Planned nder ici rogress | surplus urpius
Income | pHNA | of Bayview | sperwin | (Sherwi et | Nellie vacant | yiizeq | Anticiated |y ards | at 100%| at 150%
Category Metal | - e | (Sherwin | (Sherwin | Multi-Unit | - | and Sites : ADUs
RHNA | | jvers wille | williams) | Williams) | Residential Approved Sites RHNA | of RHNA | of RHNA
Apartments o o . Gateway
Work Building | Building | Project Total
(the Nady c D
site)
Extremely | 55 | 338 |- - - - - 29 29 188 199 - 416 101 78
Low
Very Low | 226 339 - 8 4 6 1 30 49 188 205 - 442 216 103
Low 259 389 - - 5 13 1 30 49 188 209 10 456 197 67
Moderate | 308 462 - - 12 12 2 - 26 187 549 10 772 464 310
Above
797 1,196 | 17 178 101 153 20 1 470 187 1,566 10 2,233 1,436 1,037
Moderate
Total 1,815 | 2,723 | 17 186 122 184 24 90 623 938 2,728 30 4,319 2,504 1,595

Source: Association of Bay Area Governments 22181 Regional Housing Neefidocation 2021; City of Emeryville Planning and Building 2021.
1 Plannedapproved sites capacity and affordability levels are based on specific development propgsadsited development plans.

2 Vacant/underutilized capacity @alculatedusing base allowed density, adjusted in most cases toeBfentof the base maximum in consideration of potential site constraints and anticipa
mixeduse development. While not counted here, densities above base allowed are achieved with bonus points for community Whigfits common in Emeryville. The numbéunits
that are appropriate for the lowek y 02 YS wl b! Aa o6l aSR 2y RSyaiideée yR (GKS /AdGeQa AyOft dsor SteswihiEenditisdjoti2k
or more units are assumed to accommodate loverome housing development. All sites in Emeryville that allow residential uses meet the default density requirement. Additionally
OYSNEGATE SQa AyOfdzaA2y | NB K2dzaAy3d NBJdANBYSyd GeLAOFfte NBldzANBa my LISNOSyd 27
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152 3%#4)@8'¢$)4)//.00,245. ) 4) DBH3I RS H. 4) !,
$%6 %, / 0- %. U& &/. %! (/, 33 ) .

As described in this section, Emeryville has a strong track record of developing housing and creating
affordable housing in addition to those units identified in its Housing Element Site amyédyt:

9 Adding accessory dwelling units (ADU).

1 Increasing the density of developed properties in the RM and Mikesl zones by adding more
dwelling units.

9 Using unique opportunities to increase affordable housing, such as preservation of existing
units.

5SalLIAGS GKS /AGeQa LINRBGSY GNIY O] NBO2NR 2F I RRAyYyS3
methods, in an effort to maintain a conservaigount and methodology for RHNA, the only types of
these units that are included in Tablel6Capacity to Accommodate the 202831 RHNAare ADUs.

153 3%#4)0 8% 6) 2/ .- %#H413) $%2!4)/ .3

This section analyzes toxic cleanup and hazards that may inhgafgasibility of development. Hazards
analyzed include tsunamis, liquefaction, dewel riseJandslidesand floodplains. None of the hazards
were found to preclude development on the sites in the inventory.

154 3%#4)Q8& #),) 4) %3&21.3425#452 %

This section provides an overview of how infrastructure, including water supply, wastewater treatment,
and dry utilities, can affect the provision of housing. All sites in the inventory have access to facilities and
infrastructure, adequate water and sewemd dry utilitiesWhere there is insufficient localized capacity

to serve proposed development, upgrades or installations are required as conditions of project approval.

1.55 3%#4) @ 82%0 2 %3 %. 402/) *6%e 4 3

This section presents examples of projects éoesswvith similar conditions as those in the land inventory

to show that Emeryville has a strong track record for the type of development envisioned in the Housing
Element. As a small urban community, the City of Emeryville is uniquely skilled in the aadiew

facilitation of nonvacant and small sites because nearly all development in the city takes place on

y2y @l OFryd yR avltt aadadSao ¢KS /AdeéQa DSYSNIft tfl
redevelopment in mind generally, and particularly dergeNbD 'y NB RS @St 2 LIYSyido® ¢KS /
process for development is streamlined and minimizes the number of public meetings required to issue
development permits, and the City does not have a separate design review board, no historic districts,

and no secial commissions/committees with land use or development approval authority. Additionally,

with regard to affordable housing, the City has significant financial resources available to facilitate
redevelopment.

Executivesummary
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156 3%n#4)08& . ! . #) ! 1$1) $) 3422%3362% %3
This section presents financial and administratiesources available to support the continued
development, preservation, and rehabilitation of housing in Emeryville

Significant City programs include:
T ¢KS /AdeQa Hnum ! FT2dRonaidExpenditdra Rlaf Bescritkynaw | RY A Y A
the City will leverage:

o Physical resources (four properties), including housing successor assets amar@ity
assets.

o Financial Resources, including Measure C Affordable Housing Bond Fundmd.ow
Moderate-lncome Housing Asset Funds (LMIHAF), Affordable Housing Fund, Affordable
Housing Impact Fee, and Measure Al (Alameda County). These total approximately
$64,000,000 in financial resources.

o Of particular significancehé object and purpose of issuiMeasureCbonds is to finance
the costs of providing and/or enhancing the acquisition or improvement of real property to
provide affordable housing for extremely lewery low, low-, and middleincome
individuals and families, including vulnerable populatighss addressing fair housing
barriers experienced by these populations.

1 The City adopted a Homelessness Strategy in 2018gHdasigned tgorovide financial
resources taddress the problems of homelessnesg&imeryvilleand to work with existing
funders,providers, and neighboring jurisdictions to provide a coordinated response to
homelessnessand a Residential Landlord and Tenant Relations Ordinance in 2017 to ensure the
rights and stability of tenants residing in Emeryville are protected, with idedtffupporting
funding resources.

The administrative and financial resources described in this section include:
T 9YSNROGATESQA t NRINI Ya Tl Regiona@ Prgdrayh©ang Fhancing

0 Homeless Prevention and o Alameda County Mortgage Credit
Mitigation Programs Certificates

o Tenant Protection Policies and o0 Alameda County Down Payment
Programs Assistance Progna

o Affordable Housing Bond 0 Measure Al
Administration and Exgnditure 0 Renew &£
Plan 0 AC Secure

o Below Market Rate Ownership o /2dzyieQa ! FTF2NRIFIo6fS | ;
Program o Priority Area Designation

0 Firsttime Homebuyer Loan i State and Federal Financing Sources
Program

o Affordable Housing and Sustainable

0 Housing Rehabilitation Program Communities (AHSC)

Executivesummary
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0 Alameda County MeasureA 0 Lead Based Paint & Lead Hazard
Housing Bond Control (LBPLHC)
o CalHOME 0 Low Income Housing Tax Credits
o California Emergency Solutions and (LIHTC)
Housing (ESH) 0 Multifamily Housing Program
0o Community Development Block (MHP)
Grant (CDBG) o National Housing Trust Fund
o Farmworker Housing Grant 0 No Place Like Home
Program (FWHG) 0 Permanent Local Housing Allocation
0 Golden State Acquisition Fund (PLHA)
(GSAF) 0 Project Basd Vouchers (PBV)
o HOME American Rescue Plan o Veterans Housing and
Program (HOMRRP) Homelessness Prevention Program
o HOME Investment Partnership (VHHP)
Program
0o Homekey 1 Nongovernmental Resources
o Housing Choice Voucher (HCV) o Developers
o Infill Infrastructure Grant Program o Lenders
(I1G) 0 Advocacy Organizations

157 3%#4)@8/0/ 245. ) 4)%6%28H2 3 %26! 4) /

This section idcusses programsarimizing eprgy efficiencyincorporating green building features into

new and existing buildingand reducinglependence on automobildbat reduce costs for

homeowners and renters arichprove community healthThe City promotes energy and resource

efficiency by poviding education and referrals to resources and financing programs at City Hall and on

GKS /AGeQa 6S0aAiAiliSz SyO2dzNI IAyasedeNdogndeatthrowtd S | yR F
land use policies and development standards, and implementing greiatiiy standards through the

California Green Building Code.

1.6 Chapter 7. Achievement of 2015 -2023 Housing Goals

¢CKAA& OKFLIISNI adzYYF NAT Sa (KS /AdeqQa FOKAS@GSYSyida A
from the 201%,2023 Housing Element. The City made significant progress in addressing housing needs
through the development of new units, including units affable to lowerincome and special needs
K2dzaSK2f RaAd ! O2YLX SGS NBOASH 2c2023pklBies/aid pragiagns LINE 3 N.
is provided as Table-Ain Appendix A.

1.7 Chapter 8. Goals, Policies and Programs

The purpose of thishapter is topresent the Cityf Emeryvill@ & K2 dzaAy 3 321+t ax L2t AOA
for the 2@3to 2031 planning periodo maintain, preserve, improve, and develop housiGgals

establish the ideal future and purpogeolicies are statements to guide cisionmaking regarding

housing issuesand programs are actions that the City will take to implement the policies to achieve the

Executivesummary
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goals. The department(s) primarily responsible for program implementation, relevant review authority,
time frame, and fundingource are identified for each program.

Chapter 8 includes the following.

1.71 3n#4)Pw8p!, 3 0/..,%) #) %3
Goals establish the ideal future and purppaead policiesre statements to guide decisionaking
regarding housing issue$he City will pursue thiellowing housing goals:

H-1. New Housing DevelopmenEacilitate the construction of a wide variety of housing types, for
various income levels, in a manner that promotes environmental responsibility anddaong
sustainability.

H-2. PreservationConseve and improve the condition of the existing housing stock to enhance the
livability of neighborhood(s) for all residents.

H-3. Housing NeedsEnsure housing is accessible and affordable to-ewy, low-, and moderate
income residents, with a priorityf those with special needs.

H-4. Fair HousingEnsure community members have equitable access to safe, sgr@itataffordable
housing as protected under State and Federal Fair Housing Laws.

H-5. Address Constraint®2educe or remove governmental and igawernmental constraints to the
development, improvement, and maintenance of housing, where feasible.

1.72 3%#4)w80@/ ' 2! -3

This section provides details on thetions that the City will take to implement the policies to achieve
the/ A (i @ Q & go&lLAdianswe informed by the technical assessments conducted throughout the
Housing Element updat@cludingthe housing needs assessment, governmental and nongovernmental
constraints assessment, and review of the prior Housing Element plieategies weg also informed by
successfubest practices as well as feedback gathered from community members, local stakeholders
and advocacy groups

The City will undertake the following programs:

A. Housing Development Regulatory I.  Acquisition of BMROwnershipUnits
programs J. Foreclosure Prevention Program
B. Streamlining Planning Processes K. Special Needs Housing Incentive
C. Objective Design and Development Program
Standards L. New Funding Opportunities
D. Accessory Dwelling Units M. Homebuyer Assistance Program
E. Adaptive Reuse N. Affordable Housing Water/Sewer
F. Impact Fee Priority Programs
G. City Sponsored Development Fund O. Housing foPersons with Disabilities
H. Development Opportunity Fund P. Live/Work Units.
Executivesummary
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Q. Housing for Artists/Cradpersons GG. Economic Mobility

R. Family Friendly Housin HH. Schoolsand Child Care Centers

S. Brownfield Remediation Loans Il.  Transportation

T. Renewable Energgnd Reach Codes JJ. Site Inventory

U. GreenPoint/LEED Requirements KK. Site Inventory

V. Energy Programs LL. PlanningRegulation Amendments

W. Priority Development Area MM.Monitor Changes in Federal and State

X. Homeowner Rehabilitation and Repair Housing, Planning, and Zoning Laws
Prograns NN. Review Nongovernmental Constraints

Y. Rental Preservation Program Impeding Residential Development

Z. Energy Conservation Remodels 0O0. Housing for Seniors

AA. Conversion of AREk BMR Rental PP. Affirmative FaiHousing Marketing
Units Plan

BB. Housingand Supportive Services for QQ. Tenant Displacement Measures
Homeless and Formerly Homeless RR. Affordable Housing Platforms

CC. Section 8 Rental Assistance SS. Pro-housing Designation

DD. Fair Housing Counseling TT. Demolition Program

EE. Resident Engagement UU. Universal Design

FF. Access to Information

1.7.3 3%#4)P8Ile! . 4) &) %P# 4) 6 %3

This section identifiehe number of new units that may potentiallyelzonstructed over th@lanning
period, the number of existing units that can be expected to be rehabilitated, and the conservation of
existing affordable housing stockhe quantified objectives are linked to programs.

1.8 Appendix A: Review of Previous Progr ams

2 KAETS /KFELWGSNI 1 adzYYFENAT Sa GGKS /AdGeQa I OKASGSYSyi
from the 201%,2023 Housing Element, Appendix A provides a complete, pregygonogram review of

GKS / AG@Qa LINP I NBRR3 pblifieshdptdgr&. Sy G Ay 3 Hamp

1.9 Appendix B: Summary of Public Input

As described in this section, the City conducted an outreach campaign to educate the public and to
gather information regarding housing needs, issues, and preferences in the community. Throughout the
update process, input was considered and incorporated into the housing element.

Appendix Bovers the following information.

191 3%#4)7 B8/m42% #(-0!)"

This section lists the activities of the outreach campaign, including two community workshop, fair

housing and service provider consultations, and a series of public meetings with the Housing Committee,
Planning Commission, and City Council. The Citydadvwhformation regarding the update on a
RSRAOIFIGSR LI 3IS 2F GKS /AGeQa ¢So0araidsS FyR 2FFSNBR
polling during two community workshops and one of the Housing Committee meetings, and a dedicated
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email addess for comments and questions. The City made a concerted effort to reach people with
extremely low incomes and limited access to technology by advertising the two community workshops
with printed flyers and posters in locations throughout the city, pafady the library anéit ECAP
(Emeryville Citizens Assistance Program), which provides food and other resources to low income and
unhoused individualsThe City made a concerted effort to reach fiemglish speakers for the two
community workshop by adveasing them in Spanish and English and by offering translation services for
any language if people requested it on the meeting registration form.

192 3w#4)"18#/ . 35,41 4)/ .3
'a RSAONAOGSR Ay (GKA& aSOGA2YyZI Tl A& &Kkedmpoyid | yR
input on the 20232031 Housing Element Update wiae-on-one interviewsor email.

QX

Stakeholders were from the following organizations:

Regional Center of the East Bay (RCEB)

Housing Authority of the County of Alameda

Eden Council for épe and Opportunity (ECHO)
Centro Legal de la Raza

OperationDignity

EveryOne Home/Continuum of Care (CoC)
Housing and Economics Rights Advocates (HERA)

=4 =4 =4 4 -4 -4 4

Key findings include:

1 Sakeholders expressed several challenges and barriers to housing in Emeryuville.
Overwhelmingly, the consultation process revealed that Emeryville (and many other Bay Area
jurisdictions) face an insufficient stock of affordable housing.

1 The cityneedsmore permanent supportivdousing with servicesn-site (case management,
behavior ad medical services, etdd meet the needs othose living with developmental,
intellectual, and physical disabilities

9 Stakeholders want leaders to continue to assess whether the existing tenant protections do
Sy2dzakK IyR f22171 G2 iohlavsbday é&ample for@ypanding profdsRoisS O

1 Onestakeholder suggested changing application processebidingbackground check
requirements which carestrict certainapplicantsfrom housing access.

1 A fair housing provider received many complaiintsn low- and moderateincome homeowners
because they are struggling to make housing paymantstomaintain and improveheir older
homes.

91 A fair housing provider stated that their clients believe that leamvner associations can be a
hostile environment to new homeowners.

91 A fair housing provider identified disabilitglated fair housing violations as the most common
type of complaint that their organization receives, potentially due to the visibility bifagh O} y i & Q
disabilities.
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1.93 3%#4)'1 83526 %93 ,)6@ , b ). "

As described in this sectiomput from members of the public was gathered through surveys that were

g AflrofS 2y GKS /AdeQa 6So0aAidsS | yR Wweke@Sdthl2f t Ay 3
inform the drafting of this Housing Elemeittis section presents several tables that synthesize the

responses from two online surveys and live polling at two community workshops and one Housing
Committee meeting.

Key findings include:

1 People in the 35to 54-yearold range were the most frequent participants, followed by people
aged 550 74.

1 People who identify as Black or African American were the most frequent participants, followed
by people who identify as White (nedispanic).

1 Houselold incomes in the $25,001 to $50,000 range were most frequentiyreptfrted by
participants, followed by household incomes in the $50,001 to $75,000 range.

1 When asked to describe their role in Emeryvil@reater proportion of participants were
renters compared with homeowners. While a much smaller perageof participants vere
unhoused or @ not have permanent housing, any percentage of respondents in that category is
noteworthy. Some of the participants were advocates or representatives from caritynu
organizations and some own a business in Emeryville.

1 People residing in rental apartments were the most frequent participants, followed by people
residing in condominiums that they own.

1 Approximately half of the respondents stated their homes weréinameed of rehabilitation
however, for some of those respondents, the common spaces in the multiunit building where
they live were in need of maintenance or repairs. Among the other half of the respondents,
most said their home was in need of minor réggaand a few said their home needed major
repairs.

1 The type of housing that participants would most like to see built in Emeryville are rental
apartments, followed by singlamily homes and duplexes. There was also strong support for
assistediving and townhomes/row homes.

9 Participants strongly felt that the City should assist with securing state or federal funding for
projects for seniors, affordable housing, supportive housing, transitional housing, and/or
emergency shelters. Participantsalexpressed the importance of the City encouraging more
opportunities for homeownership at all income levels and the development of housing with
three or more bedrooms to accommodate larger families.

1 Participants overwhelmingly expressed that lemcomehouseholds or families are the most
underserved population for housing in Emeryville. Participants also ranked seniors, educators,
artists and service or retail workers among the most underserved.

1 Participants were asked toigk thethree actionsthat would have the most impact on
promoting housing supply, choices, and affordabilityd removing barriers that limit
K2dzaSK2f RaQ loAfAde (2 Y20S Ragicipaks$eltfich A 3 Ko 2 NK2 2
improving the existing BMR program for ownershiptsiiaind developing a BMR program for
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rental units would have the most impact on improving housing choice. Several other actions
were also considered highly impactful, including acquisition of additional affordable housing
units in mixedincome developmentssitywide affordable rental registries, and targeted mixed

income strategies.

1 Participants were asked to pick thieree actions that would have the most impact on
conserving and improving assets in existing neighborhoods and promoting high quality
amenities throughout the city, particularly where lowi@come households livéarticipants
overwhelmingly felt that targetethvestment in areas of most need to improve community
assets, social service programs, parks, streets, active transportatidrinfrastructure would
make the most impact for pladeased conservation and revitalization. Participants also
overwhelmingly epressed the importance of addressing negative environmental,
neighborhood, housingnd health impacts associated with certain land uses. Several other
actions were also considered highly impactful, including recruiting residents from areas of
concentratedpoverty to serve on boards, committees, task for@sd other local government
decisionmaking bodies and a proactive code enforcement program.

9 Participants were asked toigk thethree actionsthat would have the most impact on
preveningthe displacemat of existing residents from their homes and communittesveral
actions were considered highly impactful, particularly, creating a rent review board and/or
mediation program, foreclosure assistance, or multilingual tenant legal counseling services.
Participants also expressed that displacement could be prevented if the City implements a rent
stabilization program beyond what is required by California Civil Code 1946.2. Participants also
supported increased outreach in the existing multilingual tenarallegunseling program to
advertise the availability of multiple languages.

1.94 3%#4)"1 B# - - %. 43 &%Whd) ! F 8M2) 44 %.
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These sections are organized by presenting comments received ahead of the release of the Public
Review Draft Housinglement and comments received in response to the Public Review Draft Housing
Element.

The City hosted several meetings ahead of the release of the Public Review Draft Housing Element to
share initial findings and obtain input. These included two Commuibrkshops, on@lanning
Commissiorstudy Session, orgity Council Study Sessj@md fiveHousing Committee Meeting$he
common themes from these nine meetings, as well as comments received by email include:

f Concerns about the location of affordabledm A y 3 Ay (KS OAleés FyR | aSy
concentrated in one area

9 Desire for more opportunities for homeownership at all income levels, including BMR homes

9 Interest in having BMR homes with more bedrooms for larger families (3+ bedrooms) and more
opLI2 NI dzy AGASE. F2NI FNLIA&AGaQ t2Faa

1 Interest in supporting the renovation of unused office buildiagd unused ground floor retalil
into housingand/or retail and services to serve the residents on the floors above.
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1 Seniors and lovincome populations considedemost underservedwvould like to see more

support for these types of development

Need for accessible units, both new and modifications to existing units.

LGiQa +ty AaadzsS GKFdG gl AGtArada INB Fftglea FdzZt F
People need case managementdces.

Concern for safety in the public realm.

Ideas for programs:

=A =4 =4 4 =4

Seek funding sources for ADU construction

Finetune First Time Homebuyer Loan program

Expedite conversion of singtamily homes to duplexes

Ensure equitable access to parks

Whereduplexes are allowed, consider upzoning to allow quadplexes

Consider upzoning transit corridors to maximize climate change goals and TDM
(transportation demand management).

Prevent displacement

Encourage rehabilitatian

Preserve Naturall{ccurring Affordable Housing (NOAH)

Consider participating in the CalHFA program to spur production of modaredene
housing.

O O O O 0O O

O O O O

To launch the Public Review Draft Housing Element, City staff provided presentations at one
meeting each of thé&lanning Comméson, City Counciind Housing Committe. Common themes
from these meetings, as well as comments received by email, included:

Support and admiration of the ambitious plan.

Interest in how people can find out about housing opportunities.

In favor of thevariety of program approaches included to improve the BMR program

Appreciation that multiple programs in the draft Housing Element address the need for

affordable ownership units, as well as for improved access to affordable housing information

through cmrdinated online portals in Alameda County and the Bay Area.

1 Support for programs, including restructuring the housing committee, applying for prohousing
designation, encouraging homes with four bedrogmsdadaptive reuse of parking structures.

1 Suggestias for:
o Encouraging public recreation sites as a part of new developments, particularly making use

of rooftops.

Exploring ways to speed up actual construction time.

Prioritizing access to mass transit near affordable housing.

Including ways to eliminatizes that are burdens to twdo four-unit buildings.

Creating objective standards and conditions for demolition, including evidence of

compliance with landlord tenant act.

o0 Looking closer at thenvironmental impact of air pollution and embedded carbon in
concrete and glass

= =4 =4 =

o O O O
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o Eliminating the potential financial and physical constraint of requisegpnd stairwedi for
purposes of egressuch as by makirguilding code amendmentige other jurisdictions
have doneo allow up to six stories with single gtg with mitigations for fire, lifeand
safety.

195 3%#4)7@35--129(/7R). 05yB). #/ 20/ 2! 4 %$
Highlights of public input and the programs that address it is proviidéiis section
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2. Introduction

2.1 Community Context

Emeryville is located in the San Francisco Bay Area at the gateway to the East Bay. Emeryville is one of
the smallest cities in the BaArea, covering an area of just 1.2 square miles. It is lo¢atéthmeda

County between Berkeley (to the north), Oakland (to the south), and the San Francisco Bay (to the
west). Emeryville is located at the eastern end of the Bay Bridge, a majongrbstiveen the East Bay

and San Francisco.

Emeryville was incorporated in 1896 as a city of industry and business at transportation crossroads.
Today, Emeryville is a bustling mixesk city that includes a vibrant arts community, hkigbh

industries sul as software, animation, and biotechnology, retail and entertainment destinations, and a
variety of housing, from older singfamily neighborhoods to converted live/work lofts and higher
density apartments and condominiums.

2.2 Legal Context

The Housing Eteent isone of thestate-mandated elements of the General Plan. It is the only General

tfly StSYSyd GKFG Aa adzoaSO0 G2 NBDASE yR OSNILAT
last adopted and certified in 2@1

State requirements for housg elements are more detailed and specific than for other general plan

elements. This Housing Element meets the requirements of housing law specified in California

Government Code Sections 65580 through 65589.8. The law emphasizes the availabilityraf asasi

statewide priority and requires participation from regional and local governments as well as the private
aSOG2N® {GFrGS ¢ area GKIG GKS K2dzaAy3d StSYSyid a
and projected housing needs anstatement of goals, policies, quantified objectives, and scheduled
LINEPANF Y& F2NJ GKS LINBASNDIGAZ2Y S AYLINRGSYSYyidz FyR R

2.3 General Plan Consistency

State law requires that the General Plan and all of its elements comprise an integragedaliy

consistent, and compatible statement of policies. The other elements of the Emeryville General Plan

(Land Use; Transportation; Parks, Open Space, Public Facilities, and Services; Urban Design;

Conservation, Safety, and Noise; and Sustainabiligyg\adopted in 2009 and amended several times

AaAyO0S (UKSy® ¢KS DSYSNrft tfly FYyR I RSaAONARLIIAZzY 27
2019 the City adopted the 2018024 Local Hazard Mitigation Plan.2016 the City adopted the Climate

Action Plan 2.0This Housing Element builds upon the current General Plan and is consistent with its

goals, policies, and implementation actions. The City will continue to review the General Plan for

internal consistency as amendments are proposed and adbpte
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mapping tool, several census tracts in Emeryville qualiflissdlvantaged communitig®ACsjdefined

as "an area identified by the Califorriimvironmental Protection Agency pursuant to Section 39711 of

the Health and Safety Code or an area that is aifm@me area that is disproportionately affected by
environmental pollution and other hazards that can lead to negative health effects, expasure

environmental degradation.)The DACs in Emeryville are in the East Baybridge, San Pablo Corridor and
Triangle neighborhoodsGovernment Code section 65302(h), states that, after 2018, citiesiwitBs

are required to include an environmental justielement when two or more elements are amended.

The City of Emeryville has not amended two or more elements since 2018, and only anticipates updating

the Housing Element in the near future.

2.4 Public Outreach

The City conducted an outreach campaign to gathfermation regarding housing needs, issues, and
preferences in the communityrhroughout the update process, input was considered and incorporated
into the housing element.

Outreach events includetlvo community workshop, fair housing andgervice provideconsultations

and a series of public study sessions and hearings with the Housing Committee, Planning Commission,

YR /AGe /2dzyOAt ® ¢KS /AGe LINRPOARSR AYTFT2NN¥NIGAZ2Y N
website and offered opportunities fanput throughtwo online surveg. Participation opportunities

GSNB | ROSNIAASR 2y (KS [/ A &posters displaygdinil®a busiredé®sdza K T
and viadirectanailtolLJIS2 LX S ¢ K2 LINSQOA2dzaf & & A 3 yiiicRtiordistland 2 G KS  /
stakeholders, including local property managers, developers, community groups, honprofit service
organizations, residents, and elected officials.

See Appendix B for a summary of outreach activities and input.

2.5 Housing Element Organizat ion
This Housing Element is organized as follows:

Chapter 3. Housing Needs Assessmerdt profile of the community, including an analysis of the
OAGeQa LRLzZ A2y K2dzaAy3a OKIFNIOGSNRaGAOasx SY
needs.

Chapter4. Potential Constraintg A review of potential governmental, market, and
environmental constraints that may inhibit housing development.

Chapter 5. Assessment of Fair Housmgnalyses of segregation, integration, disparities in
access to opportunityand disproportionate housing needs.

Chapter 6. Housing Resource#é\n evaluation of the land, programmatic, and financial
NBEaz2dzNOSa gFAtlrofsS G2 YSSO 9YSNEBOAft SQa K2dzaA

Introduction 2



City of Emeryville 20232031 Housing ElementHCD First SubmittalDraft

Chapter 7. Summary of Review of the 202823 Housing Elemergt Asummary ofmeasures
taken to implement policies and programs from thel8@2023Housing ElementFull review in
Appendix A.)

Chapter 8. Goals, Policies, and Progragns housing plan with goals, policies, and programs to
I RRNBaa 9YSNEOAT { 2008 20R1Dpldrhiagypdtiody SSRa T2 NJ (GKS

Appendix A. Review of the 2018023 Housing Elemerg A full review ofmeasures taken to
implement policies and programs from the Z82023Housing Elementcluding
accomplishments toward meeting objectives, and the continugigrapriateness of each policy
and program for the upcoming planning perig8ummary in Chapter 7.)

AppendixB. Summary of Public Input A description of outreach activities and input from the
public and stakeholders dmusing needs, issues, and preferences in the community.

AppendixC. Glossaryc Definitions of key terms used in this document.

Introduction 3
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3. Housing Needs Assessment

3.1 Data Description

This section of the Housing Element providaamfification and descriptive analysis of existing and
projected housing neds and resources available to address these neBds.information provided

below is derived primarily from datasets prepared by the Association of Bay Area Government (ABAG)
and approved by HCD. These datasets rely on data reported by American Commuvaty(8CS),
California Department of Finance (DOF), California Economic Development Department, U.S.
Department of Housing and Urban Development (HUD) Comprehensive Housing Affordability Strategy
(CHAS), and the Department of Agriculture Agricultural @en&here more current information is
available, it has been provideBlease note that numbers for the same type of data (e.g., households)
may not exactly match in different tables and sections because of the different data sources and
samples used.

TheCity of Emeryville, a population of approximately 12,000 people, is small in comparison to more
populated cities in Alameda County and the rest of the Bay Area. Due to the relatively small population
size, differences between categories of informatiorcbanges over time that are expressed as precents
may seem to have an exaggerated significance. These instances occur infrequently and have been
documented as part of the analysis.

3.2 Demographic and Housing Characteristics

321 0/ 05, ! 442%. $3 02./% %#4)/ . 3

As illustrated inTable3-1> | OO2NRAYy 3 (2 GKS [/ FTEAF2NYALF 5SLI NLYSY
increased significantly since 1970. Between 2010 and 2020 Emeryville grew approximately 22 percent,

from 10,080 to 12,298 persons. The Associationayf Brea Governments (ABAG) projects continued

ANRPGUK AY 9YSNEGAfES (GKNRBRAzZAK WHannnX 4 6KAOK GAYS

Table 3-1. Population Trends and Projections, 1950 to 2040

Year Population Percentage Change
1950 2,889 T
1960 2,686 -7%
1970 2,681 -<1%
1980 3,714 39%
1990 5,740 55%
2000 6,882 20%
2010 10,080 46%
2020 12,298 22%
2030* 16,050 31%
2040* 34,130 113%

Sources: California Department of Finance Historic Populat?ii) ABAG Data Profiles for Housing Eleme2@21;, ABAG
Projections2021
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* ABAG Projection
As shown imable3-2, growth in Emeryville significantly outpaced growth in nearby cities and in

Alameda County as a whole.

Table 3-2. Population Growth Comparison, 2010 to 2019

Jurisdiction 2010 Population 2019 Population Percentage Change
Emeryville 10,080 11,899 18%

Oakland 390,724 425,097 9%

Berkeley 112,580 121,485 8%

Alameda County 1,510,271 1,656,754 10%

Sources: US Census 20Aferican Community SurveyYear Data (2012019)

322 (/1 53%(/3) $% #/.-30/ 3) 4) |

The US Census defines a householdomsisting of all the people who occupy a housing unit. A
household includes the related family members and all the unrelated people, if any, such as lodgers,
foster children, wards, or employees who share the housing unit. A person living alone inrrghousi

or a group of unrelated people sharing a housing unit, such as partners or roomers, is also counted as a
household. The US Census defines a family as a group of two or more people (one of whom is the
householder) related by birth, marriage, or gdimn and residing togethehe definition of family in

0KS [/ A G &wbi2) ad ;hdreSperdols occupying a dwelling unit and living together as a single
housekeeping unit and sharing common living, sleeping, cooking and eating facilities. Menders of
family need not be related by blood but are distinguished from a group occupying a hotel, club,
fraternity or sorority house. This is compliant with California fair housing law. The US Census defines a
family household as a household maintained by adetwlder who is in a family (as defined above) and
includes any unrelated people (unrelated subfamily members and/or secondary individuals) who may be
residing there. The number of family households is equal to the number of families. However, the count
of family household members differs from the count of family members in that the family household
members include all people living in the household, whereas family members include only the
householder and his/her relative$he US Census defing®up quarers as places where people live or
stay in a group living arrangement that is owned or managed by an organization providing housing
and/or services for the resident&roup quarters include such places as college residence halls,
residential treatment cerdrs, skilled nursing facilities, group homes, military barracks, prismals

worker dormitories.

As of 2010, nearly all Emeryville residents were part of the household population, with only 73 people (1
percent of the total population) residing in groupayters. In 2019, the percentage in group quarters

was less than 1 percent (5 total residents). As such, with rounding, the percentage of the population in
K2dzaSK2f Ra KIR STFSOUA@QSte IANRgyYy (2 wmnn LISNDOSy
populaion was split approximately evenly between those residing in family households (52 percent) and
those in nonfamily households (48 percent). As showT able3-3, while there was growth in family

and nonfamily households and a decline in the populatiorgroup quarters from 2010 to 2019, there

was limited change in the overall composition (based on percentage of total populafime)rend in
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less residents residing in group quarters could indicate a need to alleviate a constraint to developing
more goup quarters for extremely lovncome peopleRrogram L).

Table 3-3. Household Population and Composition, 20 10 and 2019

2010 2019
Percentage
Number of % of Total Number of % of Total Change
Persons Population Persons Population
Householdgoopulation 10,007 99% 11,894 100% 19%
In family households 4,910 49% 6,146 52% 25%
In nonfamily households 5,097 51% 5,748 48% 13%
Population in group quarters| 73 1% 5 <1% -93%
Total population 10,080 100% 11,899 100% 18%

Sources: US Census 20Aénerican Community SurveyYear Data (2013019)

As 0f2019 the average household size in Emeryville u&4 persons. As shown ihable3-4, the
averagehousehold size in Emeryville was low in comparison to Alameda County and statewide averages
of 2.82and2.95 respectively. Similarly, the average family siz2.66persons in Emeryville was low in
comparison to Alameda County and the State of Califomiach had averages of 3.and 353,

respectively.

Table 3-4. Household and Family Size, 2019

Jurisdiction Average Household Size Average Family Size
Emeryville 181 2.56
Alameda County 2.82 3.37
State of California 2.95 3.53

SourceAmerican Community SurveyYear Data (2013019)

323 ' (! 21 #4%2) 34) #3

The median age of Emeryville resideintsreased slightly between 2010 and 2019, fr8&to 35.8 years
of age This waslightly younger thathe statewide median 2019, which was 36.5 yeand
comparable to the median age in Alameda County, which wa 37

As shown irmable3-5, while there was growth in the Emeryville population at all age levels, the overall
age compositiorshifted older between 2010 and 2019. While there was an increase in the number of
residents aged four and younger (from 424 in 2010 to 446 in 201peacent increase), all other age
groups aged 24 and younger experienced a decrease in population.efidenfage of the population

aged 25 to 34 increased from 29 to 33 percent (from 2,937 in 2010 to 3,922 in 2019eacdt

increase). The percentage of the population aged 65 and older increased from 10 to 13 percent (from
1,006 in 2010 to 1,527 in 2018 52percent increase). This trend indicates that there could be a need
for more housing suitable for seniors or for residents to continue to age in (Paograms G, R,,>)CC,

00, and UY
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2010 and 2019

2010 2019
Age Range Number of % of Total Number of % of Total Percentage
Persons Population Persons Population Change
4 and younger 424 4% 446 4% 5%
5to 14 486 5% 421 4% -13%
15to 19 281 3% 242 2% -14%
19 and younger 1,191 12% 1,109 9% -7%
20to 24 904 9% 718 6% -21%
2510 34 2,937 29% 3,922 33% 34%
35t0 44 1,738 17% 2,240 19% 29%
45to 54 1,266 13% 1,250 11% -1%
55to 64 1,038 10% 1,133 10% 9%
20 to 64 7,883 78% 9,263 78% 18%
6510 74 614 6% 889 7% 45%
7510 84 292 3% 365 3% 25%
85 andolder 100 1% 273 2% 173%
65 and older 1,006 10% 1,527 13% 52%
Total Population 10,080 100% 11,899 100% 18%

SourcesUS Census 2010, American Community Surwéges Data (20122019)

As of 2019, the percentage of the population aged 19ymthger in Emeryville was markedly lower
than that of nearby jurisdiction®s shown ifTable 36, this age group represented 9 percent of the

Emeryville population in 2019, whereas in Albany, Berkeley, and Oakland, it accounted for between 22

and 27 percent of the overall populatioDue to the low percentage of the population under age 19

residing inEmeryville, compared to the region, the City will implement a variety of programs to ensure
developers create units to address the needs of families of all sizes and the City expands its outreach to

target households with school age childré&trggrans R, HH).

Table 3-6. Comparison of 19 and Under Population, 2019

Jurisdiction Total Population 19 and Under Population | Percentage of Population
Alameda County 1,656,754 382,964 23%

Albany 19,804 5,376 27%

Berkeley 121,485 26,180 22%

Emeryville 11,899 1,109 9%

Oakland 425,097 92,725 22%

SourceAmerican Community SurveyYear Data (2013019)

3.24 21 #) |
Table 3702 Y LI NB &

0 ( SWHE! 2! #4%2) 34) #3
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number of individuals iall racial and ethnic groups in Emeryville increased, with the exception of
American Indian/Alaska Native and Native Hawaiian/Pacific Islafileroverall population remained
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relatively stable in terms of race and ethnic posfions and continues to be predominantly non

Hispanic 90 percent). Whites comprise the largest racial group at 40 percent of the total population,
Asians are the secoHrdrgest groupZ8 percent), and Blacks or African Americamsde upthe third (15
percent) largest. In terms of growth, the Asian population has experien@XHparcent increase as a
measure of the total population and themerican Indian and Alaska Native population has experienced

a decrease of 21 percent, to total less than 1 percdnhe population.The total population change for

the American Indian and Alaska Native population may seem drastic but the decline in population is
from 19 individuals to 15 individuals, a population change of four. This data comparison is an example of
how percentile change in this analysis should be evaluated with demographic context in mind.

Table 3-7. Race and Ethnicity, 2010 and 2019

2010 2019
Race or Ethnicity Number of Percenta Number of (P;ﬁr:: netage
Persons 9€ | persons Percentage g
NonHispanic 9,153 91% 10,760 90% 18%
White 4,057 40% 4,794 40% 18%
Black or African American 1,733 17% 1,752 15% 1%
American Indian and Alaska Native | 19 <1% 15 0% -21%
Asian 2,756 27% 3,388 28% 23%
Native Hawaiian, and Pacific Islande| 16 <1% 60 1% 275%
Other race 44 <1% 47 0% 7%
2 or more races 528 5% 704 6% 33%
Hispanic 927 9% 1139 10% 23%
Mexican 554 5% 525 4% -5%
Puerto Rican 66 1% 160 1% 142%
Cuban 23 <1% 23 0% 0%
Other Hispanic or Latino 284 3% 431 4% 52%
Total Population 10,080 100% 11,899 100% 18%

SourcelUS Census 2018merican Community SurveyYear Data (20:2019) ABAG Data Profiles for Housing Elements
2021))

3.3 Housing Characteristics

3.31 (/53)490 %3

Prior to 1970, singiéamily homes and small apartmehuildingsin the eastern neighborhoods typified

residential housing in the city. In the 1970s and 1980s, two large residential projects (Pacific Park Plaza

and Watergate) together added 1,830 units. In 2000, these two projects represented 30 perceat of th
OAGeQa (20Kt K2dzaAy3a aia201® Ly ( «éhsity qigeaudesand 2 y & i Nz
singleuse residential projects typified development. Since 2000, this pattern of adding metdiumgh-

density housing and mixegsedevelopmentghat includehousing has continued.
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From 2010 to 2020, the number of housing units in Emeryville increased by approximately 56 percent.
As shown imable 38, while there was growth in housing units of all structure types, the majority of
units were in muifamily structures of five more units. As of 2020, the majority of the Emeryville
housing stock (88 percent or 6,509 units) was in multifamily housing.

Table 3-8. Housing Units by Structure Type, 2010 and 2020

2010 2020
Percentage

Structure Type Number of Percentage | NUMPer O | percentage | Change

Units 9 Units 9
Singlefamily, attached or detached 821 13% 819 11% -<1%
Multifamily, 2 to 4 units 751 11% 756 10% <1%
Multifamily, 5 or more units 5,038 76% 5,753 78% 14%
Mobile homé 36 1% 36 <1% 0%
Total housing units 6,646 100% 7,364 100% 11%
Permitted Liveaboard Boats in the 38 i i
Emeryville Marira

SourcesCalifornia Department of Finance 20ABAG Data Profiles for Housing Elements, 2021

1 While the Department of Finance reports theesence of 36 mobile homes in Emeryville, City staff are unaware of any
is possible that the permitted livaboard boats in the Emeryville Marina were counted as mobile homes by the
Department of Finance.

2t SNJ GKS [/ Al e liviedbdardWyas ar@consitlefedl ve€s&8Srather than housing units and so have not bee
added to the total number of housing units above. However, use of permitteeghbeoed boats as permanent residences
allowed. The San Francisco Bay Conservatiorbavelopment Commission, which regulates-amard permits, has
limited the number of permits to 10 percent of the total number of berths or 38 berths, whichever is less.

3.32 (/1 53)4%. 52%

Housing tenure refers to the occupancy of a unithether it is owne-occupied or rentetoccupied. As

shown inTable 39, as of 2019, approximately 66 percedt322 unitsp ¥ G KS OAGe Qad 2 OO0dzLJA
units were renteroccupied. As compared with Emeryville, homeownership is more common in Alameda

County as a whole, whey as of 2019, approximately 46 percep68,286 unitsp ¥ (1 KS O2dzy & Qa
occupied housing units were renteccupied. In both Emeryville and Alameda County, the proportion of

owner- and renteroccupied homes remained approximately the same from 2010 to 2B&th

Emeryville and Alameda County experienced an increase of total occupied housing units between 2010

FYR HAMpPd | 26SASNE 9YSNEBGATESQa G2t 200dzLIASR K2
cIpcyuvI gKAES ! {1 YSRI indunitzifidreagedby 6 @eicdnt (froh 46,8380 SR K 2 dz
577,177).

During outreach activities for the preparation of this Housing Element, community members expressed
concerns regarding housing tenure and a desire to create more opportunities for homeowneraHip at
income levelsPrograms A, HI, M, P,l, andJcommit the City to actions to improve homeownership
opportunities.
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Table 3-9. Housing Tenure, 2010 and 2019

2010 2019
Percentage

Tenure Number of % of Total Number of % ofTotal Change

Units Units Units Units
Emeryville
Owneroccupied 2,013 35% 2,246 34% 12%
Renteroccupied 3,681 65% 4,322 66% 17%
Total occupied housing units 5,694 100% 6,568 100% 15%
Alameda County
Owneroccupied 291,242 53% 308,891 54% 6%
Renteroccupied 253,896 47% 268,286 46% 6%
Total occupied housing units 545,138 100% 577,177 100% 6%

SourcelUS Census 2010, American Community Surwégab Data (2013019) ABAG Data Profiles for Housing Elements,
202))

333 (/53)5")3) : % [##50! . #9

As shown iTable 310, studioandon®® SRNRB 2Y dzyAida | OO02dzyd F2NJ I fI NBS
stock (approximately 64 percent or 4,169 units.) As of 2019, only 8 percent of Eméxgywiiehousing

stockhad three or more bedrooms and there were lhemeousing unitawith five or more bedrooms.

During outreach activities for the preparation of this Housing Element, community members expressed
concerns regarding housing sizes and a desire to create more opportunities for housing for larger

families at all income levels.

Table 3-10. Bedrooms per Unit, 2019

Number of Bedrooms Number of Units* Percentage
0 bedroom (studio) 1,087 17%

1 bedroom 3,082 47%

2 bedrooms 1,905 29%

3-4 bedrooms 494 8%

5 or more bedrooms 0 0%

Total housing units 6,568 100%

Source American Community SurveyYear Data (20:3019) (ABAG Data Profiles for Housing Elements, 2021)

*The number of units presented in this table varies from previous tables due to the data source. The ACS has a high
of error for smaller communities sh as Emeryville.

As shown ifmable 34, as of 2019, average household size in Emeryville was 1.81 pefsonan be

expected given the data regarding household sizes, and bedrooms pealamisthalf of occupied units

(47 percentin Emeryvillevere home to one persoin 2019 Table 311). The number of homes

occupied by one person increased by eight percent between 2010 and 2019, however as a share of the
total occupied housing units, those occupied by one person decreased (from 50 percent in 2010 to 47
percent in 2019). Twgerson occupiednits had the greatest change since 2010, increasing by over
one-third. An additional39 percentwere two-person householdsAs shown ifmable 311, there were
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Members of the public and elected officials expressed concern at the lack of housintargetenough

to accommodate larger familie3 hey expressed concern that the lack of availability of these units may
contribute to displacement of current residents as their families grow and aesgr families from
moving to Emeryvidl ProgramRcommits the City to encouraging developers to provide larger units in

new developments.

Table 3-11. Persons per Occupied Housing Unit, 2010 and 2019

2010 2019

Number of Persons per Unit Nu_mber of Percentage Nu_mber of Percentage ZEZ;f;;age
Units* Units*

1 person 2,871 50% 3,092 47% 8%

2 persons 1,910 34% 2,559 39% 34%

3 persons 551 10% 618 9% 12%

4 persons 230 4% 185 3% -20%

5 or more persons 132 2% 114 2% -14%

Total occupied housing units 5,694 100% 6,568 100% 15%

SourceAmerican Community SurveyYear Data (2022019) ABAG Data Profiles for Housing Elements, 021
*The number of units presented in thiable varies from previous tables due to the data source. The ACS has a high m:

of error for smaller communities such as Emeryville.

3.34 6! #! . #9

As shown imable 312, ascompared to Alameda County as a whole, Emeryville has a slightly higher
vacancy rate (8 percent in Emeryville, 5 percent in Alameda County). Most of the vacancy in Emeryville is

NEfI G§SR (2

LINE LISNII A S &
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According to the 201:2019American Community SurvexC$, the city hal arental vacancy rate of 3.4
percent and a homeowner rental vacancy rate of 1.4 percent. A vacancy rate of about 6 percent is
generally considered to indicatehealthy market, one in which there is adequate housing available to
allow for mobility but not so much as to depress the market. A low vacancy rate indicates high demand
and results in upward price pressures.

Housing NeedAssessment
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Table 3-12. Vacant Units by Type, 2019

Gty of Emeryville Alameda County
Type Number Percentage Number Percentage
Occupied 6,568 92% 577,177 95%
Vacant 572 8% 30,919 5%
For rent 155 2% 7,998 1%
For sale 32 <1% 1,961 <1%
Rented/sold, not occupied 73 1% 3,499 <1%
Forseasonal/recreational or occasional use | 104 1% 3,892 <1%
All other, including migrant workers 208 3% 13,569 2%
Total Housing Units 7,140 100% 608,096 100%
Rental Vacancy Rate 3.4% percent 2.9%
Homeowner Vacancy Rate 1.4%percent 0.6%

SourceAmerican Community SurveyYear Data (2012019), TableB25004and DPO4(ABAG Data Profiles for Housing
Elements, 20211

335 /e6%2#2/7%) ."

h@dSNONRBSRSR dzyAGldax Fa RSTAYSR o0& GKS ! { [/ Syadza . dz
2 @S N NERn#sth8vR mhore than 1.5 persons per room. Overcrowding can affect public facilities and
services, reduce the quality of the physical environment, and create conditions that contribute to

deterioration. As shown ifiable 313, approximatelyl percent ofowner-occupiedhousing unitsand 3

percent of renteroccupied housing unitwere estimated to be overcrowdedn additional 2 percent of
owner-occupied units and 6 percent of renteccupied units were severely overcrowded.

Approximately71 percent of overoowded households were renters.

O9YSNEGATf SQa 2FSNONRGRAYI NIXdS 41 a t26SN GKIy GKI
of occupied housing units were overcrowded. While overcrowding is not a major issue, this Housing

Element includes prograsito promote the supply of largesized family units with three and more

bedroomsby encouraging developers to include larger units sizes and evaluateo@itplled sites for

potential redevelopment as affordable familsiendly housingPrograns G andR).

Table 3-13. Overcrowded Housing Units, 2013-2017

OwnerOccupied Units RenterOccupied Units
Number of Units % of Total Units | Number of Units % of Total Units
Total overcrowded units 230 4% 565 9%
Overcrowded units 79 1% 204 3%
Severely overcrowded units 151 2% 361 6%
Total occupied housing units 6,568

Source20132017 CHASABAG Data for Housing Elements, 2021

* The number of occupied units presented in this table varies from previous tables due to the year and thewle¢éa The

ACS has a high margin of error for smaller communities such as Emeryville.

Housing NeedAssessment
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An indication of the quality of the housing stock is its general age. Typically, housing over 20 years old is
likely to have only minor repair needs, while housing over 40 years old is likely to have more major
rehabilitation needs that may include plumbinroof repairs, foundation work, and other repairs. As

shown inTable 314.-enly-skthirty-three percent of the housing stoekas-builtsince2013 2040 years

old and approximately 34 percent of the housing stock is over 40 years old. This typicaily ane

moderate amount of repairs are needed in the community. Howev&n eesult of code inspection

efforts, numerous residences were repaired and conserved. In Z82d Community
DevelopmenBuildingDepartmentBuilding Division inspected over 500 $afamily and multifamily
homesin2021and estimated that 2% or 11 residencies were identified to need maintenance or repairs.
The Triangle neighborhood had the highest number and percentage of minor, low repair or maintenance
issues including the greatiesumber of roof issues.

Table 3-14. Age of Structure by Year Built, Emeryville, 2019

Year Built Number of Units* Percentage
1939 or earlier 540 8%

1940 to 1959 465 7%

1960 to 1979 1,394 20%

1980 to 1999 2,366 33%

2000 to 2009 1,943 27%

2010 or later 432 6%

Total housing units 7,140 100%

Source: American Community Surveyé&ar Data (2012019),Table B25034ABAG Data Profiles for Housing Elements,
2021)

*The number of units presented in this table varies from previous tables due to the data source. The ACS has a high
of error for smaller communities such as Emeryville.

The City oEmeryville Building Division entered a partnership with the Alameda County Healthy Homes
Department in 2017 to host ant@ur Renovation, Repair and Painting Rule (RRP) Training course for
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the public. Approximately 23 people attended the training, inclgdinoperty managers, painting
contractors, and other interested parties. Attendees received a certification as required by the Federal
EPA rules to conduct any renovation, repair, or painting worked for compensation dr9p8

buildings.

As discussed iAppendix B a question about housing conditions was asked during three outreach
activities, including live polling exercises at the two virtual community workshops (June 29, 2021 and
February 23, 2022) and an online surtlegt was available from July 6 dovember 19, 2021
Approximately half of the respondents stated theomes were not in need of rehabilitation, however,
for some of thoseespondents the common spaces in the multnit building where they livevere in

need ofmaintenance orepairs.Among the other half of the respondents, most said their home was in
need of minor repairs and a few said their home needed major repairs.

Policy -1} RRNBa&aSa NBKFIoAfAGlIGAZY 2F (GKS /AGeqQa SEAA
increase the useful life and accessibility for all residents. Programs that support this policy include the
following activities:

1 Continuing to support housing repair and/or rehabilitation programs for leinmeome
households in partnership with other ganizations®Program X.

1 ldentifying areas of concentrated rehabilitation need, including through outreach to
Homeowners Associations managing condominium developmentg(am X.

1 Continuing to promote home maintenance educatiérggram X.

f Establishing wSydlf tNBaAaSNBIFGAZ2Y LINPINIYSEZ 4 RSaAaONRO
Bond Administration and Expenditure Pl&rggram Y.

1 Encouraging energy conservation and green building materials in residential remodel projects
(Program Z

337 1&&/12%$!'5., 98 23+ # &6 %23) [-.! 24/%4 4 %

A variety of programs have provided incentives for the development of affordable rental housing in
Emeryville. Programs are administered by the US Department of Housing and Urban Development

(HUD), insured by thieederal Housing Administration (FHA), financed by Multifamily Revenue Bond
AdadzZd yOS 2N GIE ONBRAGAS 2N 4dzo2S00 G2 I-Askie dza Ay 3
Ordinance. Through these programs, units are restricted for periods aj 6p years. Once the term of

the contract is up, the owner of the rental units can raise rents to market rate. This can have the effect

of displacing lowand very lowincome tenants who cannot afford increased rents.

Table 3154 lists assisted housing @ects in the City of Emeryville and identifies their current contract
expiration dates after which conversion to markate housing is possible. According to the California
Housing Partnership Corporation (CHPC), two properties have assisted unitethatisk of

converting to market rate in the I@ear period from 2021 to 2029: Ocean Avenue Court (3665855

Ocean) and Bakery Lofts | & Il (1010 46th Street or 4600 Adeline) (State law requires that Housing
Elements examine units at risk for a-y€ar perod from the beginning of the planning period.) Ocean

Avenue Court is assisted by HOME Rental Assistance, and the agreement expires in June 2026. However,
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because Ocean Avenue Court is owned by the Housing Authority of Alameda County, there is a low risk
of losing the affordable units. Bakery Loft | & Il was assisted with a $250,000 loan from the Emeryville
wSRS@St2LIYSyid ! 3Sydé YR CSRSNIf wSKIFI® ¢l E / NBRAG
units expires in June 2028. The Bakery Loft | &opegnty is owned by Madison Park, a fsdirvice real
estate development company that is based in Oakland, California. As a private, full service real estate
firm, its unclear if Madison Park will continue affordability of the at risk units dmeeequirement to

do so expires.

Table 3-154. Assisted Housing Units at Risk of Conversion, 2021

Assisted Assisted

Proiect Name & Location Government _ Financial Fype | Total Elder] Non Overall

I Assistance Units my Elderly | Expiration Date

— Units

Ocean Avenue Court .

126569 Ocean Avenue HOME Rental Assistance 6 06 6 6/18/2026

Bakery Lofts | & Il Local Affordable Housing Fun

4600 Adeline Federal Rehab Tax Credits 41 08 8 6/02/2028
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Table 3-165. Assisted Housing Units Not at Risk of Conversion, 2021

Project Name & Location Total Units Assisted
3900 Adeline3900 Adeline 101 12
Ambassador Housing610 Peralta Street 69 68
Artistry (Archstone) Emeryvil@401 Shellmound Street 261 52
Avalon Senior Apartment3850- 72 SarPablo Avenue, 67 66
Avenue 646399 Christie Avenue 224 23
Bay Bridge Apartment$034 36th Street 6 6
Bay Street Apartments / AVE Emeryville at Bay S&&®4 Bay Street 284 57
Bridgecourt Apartmentd.325 40th Street 220 88
TheCourtyards1465 65th Street 331 61
Emeryvilla4320 San Pablo Avenue 50 50
Emme 6350 ChristidAvenue 190 29
Estrella Vista83706 San Pablo Avenue 87 86
Icon at Parkl401 Park Avenue 54 3
Magnolia Terracet001 Adeline Street 5 5
Parc orPowel| 1333 Powell Street 172 21
The Courtyards 465 65th 331 63
Triangle Court, 1068069 45th Street 20 20
MarketplaceParcel DShellmound Street 223 25
MarketplaceParcelC2,62nd and Shellmound 66 7
The Intersection Mixed Use "Ma3800 SarPablo Avenue 108 11
Total 2,869 753

Notes:City of Emeryville202

To maintain the existing affordable housing stock, the Gityeither preserve the existing assisted units
or facilitate the development of new units. Depending on the circumstancesridlaprojects, different
options may be used to preserve or replace the units. Preservation options typically include: (1)
construction of replacement unitg2) transfer of project to nonprofit ownershif3) provision of rental
assistance to tenants using néederal funding sourcesind @) purchase of affordability covenants.
These options are described herein.
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The construction of new affordable housing units is a means of replacing-tigkainits should they be
converted to marketate units. The cost of developing housing depends on a variety of factors,

including density, size of the ita (i.e., square footage and number of bedrooms), location, labor,
materials and land costs, and type of construction. As showialohe 3176, based on four recent

projects at various stages of planning or completion, average cost to constuliitamily housing in
Emeryville (not including land costs) is estimated to be $437.50 per square foot. The four representative
projects include one completed in 2020, and as of August 2021, one under construction, one proposed,
and one entitled.

Table 3-176. Example Projects, Construction Costs, 2021

Project | Type Project Status E(::?sl Affordable g::?;ﬂ::znpggts lztralqu:;/reelo;(;gtent Cos
1 100% Affordable | Completed 2020 87 87 $258 $360

2 MixedIncome Underconstruction | 186 8 $405 Unknown

3 100% Affordable | Proposed TBD 100% $531 $843

4 100% Affordable | Entitled TBD 100% $556 $908

Average $43

Source: City of Emeryville, 2021

At an average size of 1,000 square feet per, $#87.50 per square foot, the cost to replasach unit
would be approximately437,500. At this rate, the approximate cost for building 14 replacement units
would be$6,125,000, in addition to the cost of land.

3372 40AT OFEAO 1T &£ | x1 AOOEED

Transferring ownersp of an atrisk project to a nonprofit housing provider is generally one of the least
costly ways to ensure that aisk units remain affordable for the long term. By transferring property
ownership to a nonprofit organizatiomhose mission includes affdable housingthe risk of losing the
low-income restrictiongs minimized and the project would become potentially eligible for a greater
range of governmental assistance.

The current market value amits in Emeryvill@rojects was estimated using infoation from

Ydzft GAFFYAT @ &alftSa fAatAay3da ogAGKAY 9YSNEQGATT SQa
development was $380,615 per unit (based on four sales listings for multifamily properties on real
estate websites in August 2028)Ithoughthese are list prices, rather than sale prices and it is a small
sample size, it is still useful for this comparisbhere are 14 units at risk of converting to market rate
within the current planning cycle. Using the average cost of $380,615 per wnigstimated cost of

acquiring 14 units would be $5,328,610.

3.3.7.3 2A1 6A1 ' OOEOOAT A

Rental subsidies using ndederal (state, local, or other) funding sources can be used to maintain
affordability of the 14 atisk affordable units. These rent subsidies carstsuctured to mirror the
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federal Housing Choice Voucher (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 on the unit. Ashown inTable 31821, in 2021, fair market rent for the Oaklasktemont

Metro area was determined to be $1,595 for an efficiency unit, $1,934 for ebedeoom unit and

$2,383 for a twebedroom unit. According to a rent study of 23 cities in the Bay peztormed by

Zumper, median rents for orleedroom units in Emeryville in June 2021 were higher than all but six

cities in the study and were above the state average. Therelable 3187 also uses rental listings in
Emeryville surveyed in June 2021 olfoi.com. Those listed rents averaged $2,169 for an efficiency

unit, $2,400 for a ondedroom unit, and $3,187 for a twloedroom unit.

The affordable units at Bakery Loft | & Il are currently reserved for households earning moderate
incomes (120 percent adhe Area Median Income [AMI]). The federal Housing Choice Voucher (Section
8) program is only available for households earning 50 percent of AMI or less. If the City designed a
program that mirrored the approach of the Housing Choice Voucher programdarate-income level
could be incorporated. However, in the calculation showhable 318%, both the fair market rents
calculated by HUD for the OaklafRgiemont Metro area and the average rents from the survey of listings
on Zillow.com are affordable to mderateincome households and would not require a subsidy.
Therefore, preservation of Bakery Loft | & Il is not calculated in this scenario.

For the units reserved for Very Ldncome households @cean Avenue Coura larger subsidy would
be needed if riying on the listings found for rentals in Emeryville, as compared witlfieihenarket
rents calculated by HUr the OaklaneFremont Metro areaAll 6 units atOcean Avenue Couare
reserved for very lovincome households. There are 2 thedroom unitsand 4 threebedrooms units,
Using Fair Market Rents calculated by HUD, preserving these unitd vequire an annual estimated
subsidy 020,202 for the two twebedroom units and $71,208 for the four thrddroom units The
estimated total subsidy fobcean Avenue Court would be $91,410.

The feasibility of this alternative is highly dependent on the availability of other funding sources
necessary to make rent subsidies available and the willingness of property owners to accept rental
vouchers if they &n be provided.

Table 3-187. Rental Assistance Required, 2021

Unit Size Fair Market H_ousehold Very Low Income Af_fordable_(_:pst Mo_nthly per Anpual per
Rentl Size (50% AMI) Without Utilities3 | Unit Subsidy | Unit Subsidy
Efficiency $1,595 1 $47,950 $1,199 $396 $4,755
1-bedroom | $1,934 2 $54,800 $1,370 $564 $6,768
2-bedroom | $2,383 3 $61,650 $1,541 $842 $10,101
3-bedroom | $3,196 4 $68,500 $1,713 $1,484 $17,802
Unit Size N_Ie(_iian Rents H_ousehold Very Low Income Af_fordable_(_:pst Mo_nthly per Anpual per
Listing8 Size (50% AMI) Without Utilitie$  Unit Subsidy ~ Unit Subsidy
Efficiency 2,169 1 $47,950 $1,199 $970 $11,643
1-bedroom | 2,400 2 $54,800 $1,370 $1,030 $12,360

Housing NeedAssessment
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2-bedroom 3,187 3 $61,650 $1,541 $1,646 $19,749
Unit Size FairMarket H_ousehold Moderate Income Af.fordablel(lipst Mo.nthly per Anpual per
Rent Size (80% AMI) Without Utilitie$ | Unit Subsidy | Unit Subsidy
Efficiency $1,595 1 $105,500 $2,638 $0 $0
1-bedroom | $1,934 2 $120,550 $3,014 $0 $0
2-bedroom | $2,383 3 $135,650 $3,391 $0 $0
Unit Size N_Ie(_iian Rents H_ousehold Moderate Income Af_fordable_(_:gst Mo_nthly per Anpual per
Listing8 Size (80% AMI) Without Utilitie$  Unit Subsidy  Unit Subsidy
Efficiency $2,169 1 $105,500 $2,638 $0 $0
1-bedroom | $2,400 2 $120,550 $3,014 $0 $0
2-bedroom | $3,187 3 $135,650 $3,391 $0 $0

1 Fair market rent is determined by HUD for different jurisdictions/areas across the United States on an annual Hasis
FMRdor the OaklandFremont, CA HUD Metm@realisted.

2 Surveyof listings for available rental properties in Emeryviflédfiow, June 21, 2021.
3 Affordable cost = 30% of household monthly income

3374 0OOAEAOA 1T &£ ' £F OAAAEI EOU #1 OAT A1 0O

Another option to preserve the affordability of-sisk projects is to provide an incentive package to the
owners to maintain the projects as affordable housing. Incentives could inbhirsigingdown the

interest rate on the remaining loan balance, pramglloans for capital improvementand/or
supplementing subsidies. The feasibility of this option depends on whether the complex is too highly
leveraged. By providing lump sum financial incentives or ongoing subsidies in the form of rents or
reduced mortgge interest rates to the owner, the City can ensure that some or all of the units remain
affordable. There are too many variables to estimate specific costs for this scenario.

3375 #1 00 #1101 PAOEOITO

The above analysis estimates the cost of preserving thislatunits under various options. The highest
priced option would be constructing 14 replacement units, for approximately $6,12%5:0@8age of
$437,500per unit). However, this option is constrained by a variety of factors, including graseargity
of land, rising land costs, and potential community opposition. The second highiestl option would
be acquiring 14 replacement units for approximately $5,328(@d@rage of $380,615 per unit)

In comparison, the annual costs of providingtedrsubsidies required to preserve tibeof thel4
assisted units are relatively low at approximat$81,410 (average of $15,235 per unit, per year)
However, longerm affordability of the units may not be able to be ensured in this manfiee. cost
estimates for the various methods for preserving therigk units offer a useful reference for

O2YLI NRa2y> K2gSOSNJ GKSe R2y Qi | 002dzyd F2NJ |
the existing buildings or buildings where replacement uodsld be purchased. The cost of providing
rental subsidies is $15,235 per unit year one, however as conditions change each year (fair market rents
and income limits), the amount of subsidy required will fluctuate.

tt Tt
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3.3.7.6
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Potential nonprofit developers and housing assistance organizations that may be interested in

purchasing atisk units or assisting in tenant relocation are listedable 318. The City is committed to

working proactively to retai existing subsidized unitB{ogramAA) and is already working with
property owners to determine intent and examine potential scenarios for preservation or tenant
placement for both identified properties.

Table 3-198. Organizations Interested in Preservi ng At-Risk Housing, 2021

Organization

Address

Phone Number

Bay Area Community Services

629 Oakland Ave, Oakland, CA 94611

(510) 4990365

Alameda Affordable Housing Corporatig

701 Atlantic Ave, Alameda, CA 94501

(510) 7474343

Satellite Affordable Housing Associates

1835 Alcatraz Ave, Berkeley, CA 94703

(510) 6470700

Northern California Land Trust, Inc.

3122 Shattuck Avenue, Berkeley, CA 94705

(510) 5487878

Resources for Community Development

2220 Oxford StBerkeley, CA 94702

(510) 8414410

Affordable Housing Associates

1250 Addison St., Ste. G, Berkeley, CA 94702

(510) 6498500, ext. 14

Alameda County Allied Housing Prograr

224 W. Winton Avenue, Room 108, Hayward, CA 94

(510) 6765404

Christian Church Homes of Northern
California, Inc.

303 Hegenberger Road, Ste. 201, Oakland, CA 946

(510) 6326712

BRIDGE Housing Corporation

345 Spear Street, Suite 700, San Francisco, CA 941

(415) 9891111

Eden Housing, Inc.

22645 Grandtreet, Hayward, CA 94541

(510) 5821460

Source: California Department of Housing and Community Development, 2020

3377 01 OA1 OEAI
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The funding sources that can potentially be used to presaffardable housing are listed hereiflso
see sectior6.6. Financial and Administrative Resources

33771 (I i A
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The Federal HOME program was created as a result of the Cra@stmralez National Affordable

Housing Act of 1990. Logatisdictions may use HOME funds to develop and support affordable rental
housing and homeownership affordability through acquisition and to provide assistance to homebuyers.

This includes new construction; reconstruction or rehabilitation of-howry fousing with suitable

amenities, including real property acquisition, site improvements, conversion, demolition, and other

0 0AOAOOA

| AL

expenses, such as financing costs; and relocation expenses of any displaced people, families, businesses,
or organizations. HOME fundsay also be used to provide tenabased rental assistance. Housing
developed with HOME funds must serve {@md verylow-income households.

33772 #1 i i 61 EOU $AOGAI T PIiAT O "I
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Through the Federal CDBG program, HUD provides funding for a racg@minity development
activities. The primary objectives of the CDBG program are decent housing, suitable living environments,

YR SELI YyRSR S02y2YAO 2LIRNIdzyAdGASa
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defined as household income at 8ércent or less of AMI and includes the local and State definition of
GOSNE 26 AyO2YSé0® /5. D FdzyRa IINB | ¢ NRSR T2NJ K2
rehabilitation, homebuyer assistance, economic development, homelessness services, and public

services. CDBG funds are subject to certain restrictions and generally cannot be used for new housing
construction.

33773 3AAOEI T pnw , 1T AT ' OAOAT OAA 0071 COAI

The Section 108 Loan Guarantee Program is the loan guarantee provision of the CDBG program. This
provision provides communities with a source of financing for various housing and economic
development activities. Rules and requirements of the CDBG program apply, and therefore, projects and
activities must principally benefit people with low and moderateomes, aid in the elimination or
prevention of blight, and/or meet urgent needs of the community. Activities eligible for these funds
include economic development activities eligible under CDBG; acquisition of real property; rehabilitation
of publicly ownedproperty; housing rehabilitation eligible under CDBG; construction, reconstruction, or
installation of public facilities; related relocation, clearance, or installation of public facilities; payment of
interest on the guaranteed loan and issuance costsulilic offerings; debt service reserves; and public
works and site improvements.

33774 (1 60ET c #ET EAA 61 OAEAO j 3AAOETT ¢qgq 00T COAI
The Federal Housing Choice Voucher (Section 8) Program provides rental assistance to lower income
households earning up to 80 peraeof the County AMI. 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 fairmarket rent on the unit.

33775 , 1 x YT AI i A (I O60ET C 4A0 #OAAEOO

The CTCAC administers the Howome Housing Tax Credit (LIHTC) program to encourage private

investment in affordable rental housing for households meeting certain income requirements. Credits

are available for new construction projects or existing properties undergoing rehabilitaiem types

of Federal tax credits are available and are generally referred to as 9 percent and 4 percent credits,
respectively. The competition for each type is fierce. Because 9 percent credits are so desirable and in

limited supply, the CTCAC awardsrththrough a competitive process twice per year. Projects compete

2y LRAY(G a02NAy3I>S o6dzi 06SOINdzAS Y2al LINRP2SOGa NBOSA
FT2NXdzZA I ISySNIftfte RSOARSE (KS 2dzidO2vSoftakl E ONBRA
exempt bond authority allocated by the California Debt Limit Allocation Committee (CDLAC). The

California Legislature authorized a State LIHTC program to augment the Federal LIHTC program. Because
State LIHTCs are also in limited supply, the Ca@Afcs them competitively. In total, 85 percent of the

State LIHTCs are integrated into 9 percent tax credit projects, while the remainder are reserved for 4

percent tax credit projects. As of 2020, the trend has been that an award of 9 percent tax eaits

feasible for projects that do not include some component of permanent supportive housing. Thus,

projects focused on lovncome units or a mix of vefipw- and lowincome units, are now applying for 4

percent tax credits, which represent significlgriess funding. Overall, the demand for this significant
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funding source critical to the development of lowiecome housing greatly outweighs the supply of
funding.

3.4 Economic and Income Indicators

341 % 0,/ 9- %. 4

Housing needs are influenced by employment ttenSignificant shifts in employment opportunities in

or around the city can lead to growth or decline in the demand for housing. According to ABAG, there

were 24,378jobs in Emeryville as @018 ABAG projects growth in jobs in Emeryville through 204D an

estimates a 4€percent increase by 2040 to 34,030 jobsp employers in Emeryville include Pjxar

ZymergenAC TransjtOaks Card ClyiGrifols Diagnostics SolutionKEA  t SSG Qa / 24ifFSS 3 ¢ §
Bar & Companyand Stanford Health Care

As shown irmable 32019, as of 2019, 7,885 Emeryuville residents aged 16 and older were employed. Of
those 7,885, the largest percentage, 27 percéhnl{5 people)was employed in the professional,
scientific, management, administrative, and waste managenindustries. The number of residents
employed in this industry grew 76 percent from 2011 to 2019. Another 22 pertéfd4 peopleyere
employed in the education, health, and social services industry in 2019. The industries with the most
significant ireases in number of employees residing in Emeryville between 2011 and 2019 were
information, professional, scientific, management, administrative, and waste management and
construction and transportation, warehousing, and utilities. Nearly all industgasan increase in
numbers of employees residing in Emeryville between 2011 and 2019 except wholesale trade,
manufacturing, and retail trade, which experienced a decrease.
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Table 3-2019. Employed Residents by Industry, 2011 and 2019

2011 2019
Industry Number Number Percentage

of Percentage | of Percentage | Change

Residents Residents
Agriculture, forestry, hunting, fishing and mining 0 T 10 0% T
Construction 138 2% 220 3% 59%
Manufacturing 465 7% 419 5% -10%
Wholesale trade 169 3% 81 1% -52%
Retall trade 708 11% 646 8% -9%
Transportation, warehousing, and utilities 183 3% 277 4% 51%
Information 233 4% 614 8% 164%
Finance, insurance, real estate, and rental and leaj 522 8% 591 7% 13%
Z;zft:\;s;ﬁgi,;ﬂ;zﬂi;:nanagemeidministrative, 1221 19% 2.145 27 76%
Education, health, and social services 1,671 27% 1,744 22% 4%
Arts, recreation, accommodation, and food service| 600 10% 682 9% 14%
Other services (except pubidministration) 192 3% 254 3% 32%
Public administration 170 3% 202 3% 19%
Total employed civilian population (16 years and o| 6,272 100% 7,885 100% 26%

SourceSource: 2002011 AC20152019 ACS

342 5 %-0,/9- %. 4

AsoflJanuary 2021 G KS OAG & Qa dzy SYLX 2&2p&ckitacddididgSahes | a
California Employment Development Department. The unemployment rate in Emeryville was lower than
in Alameda County as a whole, which had a raté.Bpercent, and theBay Area aa whole had an
unemployment rate of 6.6 percenthese trends may be influenced by the response to CQYIBor
example, the California unemployment rate was 3.9 percent in December 2019, prior to the-C®DVID
pandemic, 9.3 percent in December 2020, wiiile pandemic remained ongoing and 3.8 percent in
February 2022 when the pandemic was waning and most restrictions were lifted (such as requirements
to wear masks indoors for people who were vaccinatedw unemployment translates to greater

consumer cofidence, spending power, and demand for new or improved housing. This spending power
and demand has manifested in low vacancy rates and increasing rental and home salagpficgher
discussed in Sectidh4, Housing Costs and Affordability.

343 * "E(5B8."!,! . #%

The analysis of jobs/housing balance is used to assess the degree to which communities and subregions
are inducing commuter travel. A community with a balance of jobs and housing has as many jobs as
homes to accommodate local workers. A higttgwed jobs/housing ratio means that either residents

must leave the community to reach employmeat many people must live outside of the city and

commute to reach their employer.
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As of 2018, Emeryville had a jobs/housing ratio of 3.77 (2WIB; Califrnia Department of Finance; E

5 (Households)). In comparison, Alameda County as a whole had a jobs/housing ratio of 1.43 in the same

period, and the Bay Area had a jobs/housing ratio of 1.47. Thus, the data indicates that Emeryville has

anabundanceof@a > NBf I GAGBS (2 K2dzZAAy3Id ¢KAA Aad y20 &dzNLJ

and industrial activity. While the Jobs/Housing ratio for Emeryville may be high in comparison to
Alameda County and the Region, it should be noted that the aver@genate time for Emeryville
residents (31 minutes) similar to those that reside in Alameda County (32 minutes) and the Bay Area
Region (31 minutegyVital Signs, MTC, 2022As stated ifProgramW, the City will continue to promote
housing within its Prioty Development Area, which covers the majority of the dityat is well served

o8 NI yaAd YR KFa GKS YlFI22NxdGe 2F GKS OAGeQa
continue to improve equitable access to transportation options that doraqtiire personal vehicle
ownership for Emeryville residentBrogram Il)and develop strategies to connect low and moderate
income residents to job opportunities with good pay from local employeregram GG

344 Yss#l 4) ] ) # $H! 2! #4%2) 34) #3
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shown inTable 3210, more than twathirds of the population age 25 years and older held at least a
o OKStf 2NNR& RSAINBS 071 mertddtMBlSnyedaCbunt@@vafallr NER 6 A ( K

Table 3-210. Educational Attainment for Residents Aged 25 Years and Older, 2015 -2019

Emeryville Alameda County
Education Level Number of % of Population | Number of % ofPopulation
Residents Age 25+ Residents Age 25+
Less thant grade 155 2% 69,534 6%
Some high school, no diploma 163 2% 65,990 6%
High school graduate 896 9% 205,980 18%
Some college, no degree 1,106 11% 201,377 17%
Associate degree 555 6% 73,676 6%
. OKSt 2Nna RS3INB| 4,283 43% 320,319 27%
Graduate or professional degree 2,914 29% 235,786 20%
Total population 25 years and over | 10,072 100% 1,172,662 100%

SourceAmerican Community SurveyYear Data (20:3019)

Emeryville is home t8ABD E Q LINB & & an@l hie Sai Francseb$ aw Schdl is located in close

proximity to the University of California, Berkeley, and other learning institutions. College students often

seekmediumterm rental housing, and some may leave the community or area after compligig
program to return to their homes or find employment.
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As shown imable 3221, as of 2019, the median household income in Emeryville was $102,725, which is
47 percent more than it was in 2011 ($69,724). In 2011 Ameryville median income was slightly

below that of Alameda County as a whole, which had a median household income of $70,821 in 2019.
However, between 2011 and 2019, the median household income in Alameda County grew at a slower
rate (40 percent) resultimin a median household income of $99,406 as of 2019.

Table 3221 compares Emeryville and Alameda County household income levels in 2011 and 2019. At
both the city and county levels, striking growth can be observed in the higlaesing categories.
Duringthis period, the number of Emeryville households earning $100,000 per year or more increased
93 percent, increasing households at this income level to 51 percent of the population, up from 32
percent in 2011.

Table 3-224. Household Incomes, 2011 and 2019

2011 2019 Percentage

Number Percentage Number Percentage Change
Emeryville
Less than $24,999 1,267 23% 1,093 17% -14%
$25,000 to $49,999 797 14% 727 11% -9%
$50,000 to $74,999 961 17% 616 9% -36%
$75,000 to $99,999 740 13% 756 12% 2%
$100,000 or more 1,747 32% 3,376 51% 93%
Total households 5,512 100% 6,568 100% 19%
Median household income | $69,724 $102,725 47%
Alameda County
Less than $24,999 97,829 18% 75,395 13% -23%
$25,000 to $49,999 96,437 18% 75,942 13% -21%
$50,000 ta$74,999 87,039 16% 71,982 12% -17%
$75,000 to $99,999 66,324 12% 66,584 12% 0%
$100,000 or more 188,531 35% 287,274 50% 52%
Total households 536,160 100% 577,177 100% 8%
Median household income | $70,821 $99,406 40%

Source: American CommuniBurvey 5Year Data (2062011 and 2012019)

HUD has defined income categories for purposes of analysis and program qualification. Categories are

based on the percentage of AMI and are defined as follows:

=A =4 =4 =
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Extremely low income: less than 30 percent of AMI
Very low income: 30 to 50 percent of AMI
Low income: 51 to 80 percent of AMI

Moderate income: 81 to 120 percent of AMI
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1 Above moderate income: more than 120 percent of AMI

Table 3232 provides detail on household income by category and tenure in Emeryville in 2017. Analysis
of tenure shows that over half of renter and owner households are albovderate income. Just over

one quarter of renter households (27 percent) and 20 percenoofidowner households are very low
income. It is not unusual for homeowners to have higher incomes than renters, as saving for a down

payment can be more affordable to highieicome households. There is not a substantial level of
income disparity between taire groups.

Table 3-232. Households by Income Category and Tenure, 2017

Renter Household Homeowner Household Total

Number of Percentage Number of Percentage Number of Percentage
Income Category Households Households Households
+ SNE f 2 6AMY XKp %2 | 1,125 27% 469 20% 1,594 24%
Low (5180% of AMI) 490 12% 235 10% 725 11%
Moderate (8%120% of AMI) 255 6% 170 7% 425 6%
Above moderate (>120% of AM| 2,315 55% 1,489 63% 3,804 58%
Total households 4,185 100% 2,363 100% 6,548 100%

Source: HUTHAS Dat20132017.

3451 %@OOAT AR UAJTA (1T OOAETI AO

Lowerincome households generally have a higher incidence of housing problems and tend to overpay
for housing (paying 30 percent or more of their monthly income toward housing costs). Households that
earn 30 percent or less thalamedal 2 dzy (1 @ Q & onMeSud kolBY,10a8fof &four-person
householdand $32,900 for a two person househaid2021, based on HCD Income Limits) are
O2yaARSNBR 4 §FDO2 Bl dBwintothehouseholds can face great difficulty in

securing housing, particularly hsing that is affordable and large enough to accommodate the

household size. Extremely lewwcome households face incidences of overpayment and overcrowding
and are at a high risk for homelessness.

I O0O2NRAY3I (2 1!5Qa /| ! {5pdicenidf Endednalé HO6Ehold8GILINE EA Y I (G St
households) were extremely low income a6f.7 (CHAS 2042017) ELI households represent a
similarpercentage of households Emeryvillewhen compared to the County as a whole, where ELI
householdsalsocompriseabout 15 percent of the total number of household$5.5 percent)

In EmeryvilleELI households are more likely to be renters than owaeasin Emeryville approximately

23 percent of housing units occupied by ELI households are homeowners and 77 perecentens

based on 2012017 CHAS dat&LI| households comprid® percent of owneroccupied houmg units

(2300f 2,340total homeowner households compared to comprising8 percent of renteroccupied

housing unitg760of 4,200total renter household$. In Emeryville, ELI households experience housing
problems (ncomplete kitchen facilities, incomplete plumbing facilitiegercrowding andoverpayment)

at a high rate of incidence, with 76 percent of housing units occupied by renting ELI households and 67
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percent of housing units occupied by homeowner households experience at least one of the housing
problems.ELI households are particularly susceptible to cost burden, or paying at least 30 percent of
gross monthly income toward housinglated costs, redaing the ability for households to have money
available for other necessities and emergency expenditures. Severe cost burden, or paying at least 50
LISNODSYy G 2F Y2y iKte AyO2YS (246 NR K2dzaAy3d O2aidaxz
necessiies while maintaining housing. Cdsirdened ELI households are particularly vulnerable to
displacement and experiencing homelessness. When looking at rates of cost burden in housing units
occupied by ELI households, approximai#percent of housing uks occupied by ELI households pay

at least 30 percent of monthly income toward housing costs. Among ELI households incmsupied
housing unitsg7 percent (55 units) are occupied with households experiencing cost burden. Of these
units, 70 percent (L10 units) are severely cofturdened, paying at least 50 percent of monthly income
toward housing costs. Again, ové3 percent of ELI households in renteccupied units overpay for
housing costs560 units), with79 percentof these units experiencing severe cost burdéa5units).

In the past 10 years, the City undertook the following actions to support extremelintne
households, including senigriarge families, and persons with disabilities

1 The City adopted the Affordable Housing Administration and Expenditure Plan in February 2021,
which guides the expenditure of $50,000,000 in Measure C Affordable Houmidghds, as
well as approximately $14,000,000 in additional affordable housing resources available to the
City, for a total investment of over $64,000,000. The object and purpose of issuing the bonds is
to finance the costs of providing and/or enhancthg acquisition or improvement of real
property in order to provide affordable housing for extremely low, very low, low and middle
income individuals and families, including vulnerable populations such as veterans, seniors, local
artists, the disabled, cuent or former foster youth, victims of abuse, people experiencing
homelessness and individuals suffering from mental health or substance abuse illnesses.

1 nr-2020-The Cityapproeved committed over $16 Million t@n-alta 100%affordablehousing
projectin-2020locatedat 3600 San Pablo Awvghere all of the units will be affordable to D%

AMI and at least 20% of the units will be reserved for formerly homeless households, that
include a member living with a severe mental illness.

1 In 2020, the City rebsed a Request for Qualifications/Proposals for the development of a 100%
affordable Intergenerational Housing Development for seniors and transitaed youth and
negotiated with the selected developer to have all units affordable to households [&€ébv
AMI and over half of the unit affordable to Extremely I:Imwome householdsanel—negeﬂa%ed

A-- me . na I a a¥a . I alda i .

ermporary

eme#geng—shehe#m—mspense—te—@@%qgln 2020, the Cltv partnered Wlth the City of Oakland

to open a temporary emergency shelter in Emeryville for up to 25 unhoused families.
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1 The City made updates to the Planning Regulations to increase the mix of unitrsizeing
adopting the Family Friendly Guidelinessteaceuragstimulatethe development of larger units
appropriately sized for large families with children.

9 Throughout the planning period, the City worked with ECHO Housing (Eden Council for Hope
and Oppotunity) to provide tenant/landlord and fair housing counseling and to administer the
/I AGeQa Wwdzad /I dzaS 9@AO0GA2Y hNRAYlIyOSo® LY F RRA
Community Law Center) and HERA (Housing and Economic Rights Advocates3sayne

1 The City worked to expand access to resources and housing information through publishing the
City Renter's rights information in each City Activity Guide; making information on services
available at City Hall, City website anddwvs; and launchig a new housing notification email
system.

A G2 0a L0084 LYIINRBSYSYH t NEINELY FdzyRSR | 0052
1 The Citypartnered with local transit agencies to ensure that Emeryville residents are adequately

served by public transit.

The extremely lowncome housing need is projected to b25Aunits, which is derived from presuming
50 percent of the very lovincome housig need 451 units) from the Regional Housing Need
AssessmenfTheCity has includethe following programso further provide assistance to ELI
households

1 Program Alncrease the creation of affordable rental housing units for extremely low and very
low-incomepeople living with physical and/or developmental disabilities by amending Section
9-5.407 of the Planning Regulations.

1 ProgramG. Support affordable housing delepment to develop extremely lovwvery low,
and/or low-income housing in Citgssisted development projects whenever feasible. This
includes the projects planned 3600 San Pablo Ave (will include units affordable extremely low
to low-income households ahpermanent supportive housing) and 4300 San Pablo Ave (will
include units for extremely lowand very lowincome seniors and transitional aged youth). Work
with affordable housing developers to identify and leverage local, state, and federal funding
programs to maximize the number of affordable units available to-Jaery low, and extremely
low-income households, whenever possible.

1 ProgramO. Encourage the inclusion of extremely loand very lowincome affordable units for
people living with physicalna/or developmental disabilities and the inclusion of SheRéus
Care units (renassisted units for dually diagnosed people with mental illness, substance abuse,
and/or AIDS&elated illnesses) in residential projectshoderate-resourceAreas. Work wh the
unit sponsor to ensure a plan is in place to provide ongoing support services to tenants of these
units.

1 ProgramR Promote housing designs to attract families with children by encouraging developers
to include larger unit sizes (twathree-, and bur-bedroom units) as well as other eite
amenities such as usable outdoor open space, play equipment for a variety of ages, community
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rooms, and multipurpose rooms that can be utilized for atehool homework clubs,
computer, art, or other resident &iwities.

1 ProgramX Continue to support housing repair and/or rehabilitation programs that assist lower
income households occupying housing in need of repair through funding partnerships with local
non-profits, Alameda County programs that serve Emegyvékidents and other applicable
programs as available.

1 Program BBEncourage developers to saside affordable units for the unsheltered population
and those with extremely low income.

1 Program CCRartner with the Housing Authority of Alameda Countyptovide referral services
for the Housing Choice Voucher Program and increase Section 8 Voucher acceptance rates in
Emeryville.

1 Program GGDevelop strategies to expand the income earning potential of kewincome
residents by expanding low barrierwakill job opportunities within the City.

9 ProgramLL To and remove barriers to housing for speciakds groups, including extremely
low-income households, the City will amend its Planning Regulations to allow to permit group
residential uses with seven or more residents through a ministerial process thte requiring
a CUP to address the needs of extremely-loeome households and expanding affordable
housing opportunities. Additionally, the City veifplerepursueadoptioninga group residential
preservation ordinance to maintain existing housingitable to extremely lowncome
households.

1 Program OOTo support senior residents, the City will seek funding to support a Housing
Counselor to assist Seniors in navigating and applying for affordable housing opportunities and
evaluate the feasibility ofreating a Shared Housing Program.

3.5 Housing Costs and Affordability
351 2%. 41-,1 2+ %4 343

According to a rent study of 23 cities in the Bay Area performed by Zympéianrents forone-

bedroom units in Emeryville in June 2021 were higher than all buit&x i the study and were above

the state averageEmeryville rents are higher thadjacent citiesn the EasBay, whichmay be

FGOGNROdzGF 0t S (G2 GKS OAGeQa GGNYOGAGS t20F0GA2Y AY
the style anl amenities in Emeryville developments and their relatively recent construdiiccording

to the Zumper study, onbedroom rents were similar in Emeryville, Berkeley and Oakland at $2,200,

$2,190 and $2,000, respectively. The state median rent fortmtueoom homes at the time was
FLIWNREAYLFGSt& pPmZynnd / 2YLI NBR (2 MN&wamaenth&dS & S NJ
decreased by 12 percent. By comparison, rents in Berkeley decreased by 8 percent in Berkeley during

the same time and 7 percent @akland. According to the Zumper study, the median rent fortwo

bedroom apartments in Emeryville in June 2021 was $3,200, a decrease of 5.3 percent over the prior

year. In Berkeley, the median rent for units of this size was $3,000 and in Oakland it, 52 $2
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A June 2021 survey using Zillow.com found rental listings in Emeryville to be comparable to the rents
cited by Zumper. As shownTrable 3243, average rents in Emeryville ranged from $1,700 for a studio
to $4,900 for a thredbedroom home as of Jurz021.
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Table 3-243. Median Monthly Rental Price and Rental Range by Unit Size, 2021

Number of Bedrooms Rent Range Median Rent
Studio 1,7002,600 2,169
1 bedroom 1,7503,300 2,400
2 bedrooms 2,0503,500 3,187
3 bedrooms 3,2004,900 3,578

Source: Zillow, June 21, 2021.

According to the 2012019 ACS, the city has a rentatancy rate 08.4 percentand a homeowner

rental vacancy rate of 1.4 percerf vacancy rate of about 6 percent is generally considered to indicate
a healthy market, ne in which there is adequate housing available to allow for mobility but not so much
as to depress the market. A low vacancy rate indicates high demand and results in upward price
pressures.

Assuming that the household spent 30 percent of its monthlgrime on housing costs (the standard for
affordability set by HUDhased on State Income Limits 2021:

1 $2,193 is the maximum affordable rent for a tperson, lowincome household, which is
adequate to afford a studio but not a oner two-bedroom unit,

1 $2,740 is the maximum affordable rent for a fqperson, lowincome household, which is
adequate to affod a onebedroom but not a tweor three-bedroom unit,

1 $3,014 is the maximum affordable rent for a tperson, moderatancome household, which
would be adequate for a one or twlmedroom unit,

1 $3,768 is the maximum affordable rent for a fepgrson, modeate-income household, which
would be adequate for a twar three-bedroom unit

Without subsidies or rent restrictions to unitsostrental housing in Emeryville is unaffordable to
extremely low, very low, and lowincome households

Duringoutreachactivitiesfor the preparation of this Housing Elemeitcluding public meetingsnd
through the online housing survemembers of the public expressed strong concerns regarding rental
home affordability for households at all income levels.

To address rentaffordability issues, the City will work proactively to protect existing affordable rental
units at risk for converting to market rate uniBrpgram AA, offer a density bonus for developments
that include affordable units in compliance with State [&w@gram A, assist in the development of

new affordable unitsRrogramG), provide financial incentives for the restriction of additional below
market rate units for the special needs populatiGtiqgram K, and continue to partner with the

Housing Authoty of Alameda County on providing Section 8 Rental Assist&nogram CL
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In 202Q the median home sales price in Emeryville wa80$000 according to a real estate market

report prepared by Caldecott Properties. Compared to 2019, the median sales price decreased by 11.37
percent in 2020; however, the COVID pandemic is likely to have influenced home sales. The majority

of homes std in Emeryville in 2020 were ofmdroom units.

The median sales price in Emeryville has been consistently lower than that in Berkeley, Albany, Oakland,
and Alameda County as a whakecording to Redfin, the median sale price in Berkeley in December

2020 was $1,560,000 and in Oakland the median sale price was $780,000 during the sameTjasiod.

is likely because unit sizesEmeryvilleare smaller and most home sales in Emeryville are

condominiums, in which the costs of some amenities are reflectedonthly homeowner association

dues, rather than in the sale prices of individual units.

Assuming a house payment of no more than 30 peresata 30year fixedrate mortgage(note that

this includescosts such as private mortgage insurance paymeproperty taxes, home insurance, and
homeowner association duesd lowincome household of two could afford a purchase price of
$191,821 and a moderatmcome household of two could afford a purchase price of $420,026. With the
median home sale price 530,000, it is unlikely that a leilmcome household of two would be able to
access homeownership. A moderateome household of two might be able to access homeownership,
especially if they are prepared to complete repairs and upgradesoderateincomehousehold of four
could afford a home priced at%0,419 Thus, homeownership may be an affordable option for some
moderateincome householdsf four. However, the median sale price of $530,000 was derived from all
home sales in Emeryville. 50 percen@o¥ SNE @A f f SQ& K detodmyusits @and an@ter | NB
17 percent are studios, so the median sale price of $530,000 likely represents a smaller home than a
household of four would be looking fddowever, a fouperson lowincome household could only

afford a home priced at#24,120 This household would kextremelyunlikely to find a home of

suitable sizeand conditionpriced at an affordable levéh Emeryville

Emeryville resident&/ho participated in the community worksh@mphasized the desir® see

increased homeownership in the city. Homeownership can stabilize monthly costs and may encourage
longer residency in the city and greater civic engagement. The City will implement a variety of programs
to increase homeownership opportunities. Theéy@vill evaluate the feasibility of increasing the number

of new affordable ownership residential units required under the Affordable Housing Program by
reducing the requirement for the overall number of residential units within a project required to lgomp
(ProgramA), acquire Below Market Rates Ownership Units at risk of foreclosure for resale to a new
affordable homeownerRrogram ), offer down payment assistance to leand moderateincome
householdsRrogramM), and encourage the development and cersion of Live/Work units as

affordable homeownership option$fograns P andM).
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A household is considered to be overpaying for housing and is cost burdened if it spends 30 to 50
percent of its gross income on housing (including a rent atgage payment and utility costs). A
household is considered to be severely cost burdened if it speraate than 50 percent of its gross

income on housing costs. Overpayment for housing can result in insufficient income available for other
basic needs anservices, including food, childcare, and medical attention.

As shown irmable 3245, over onethird of Emeryville households were overpaying for housing as of
2017. Approximately 37 percent of households were cost burdened, and 17 percent were sevstrely co
burdened. Overpayment was problematic for both renter and owner households. However, 42 percent
of renter households experienced a cost burden as compared to 29 percent of owner households.

Approximately52 percent of very lowincome households were severely cost burdened. Among low
income households]4 percent were cost burdened and anoth@® percent were severely cost
burdened. As previously discussed, maskae housing prices in Emeryville are unaffable to lower
income households. The City will work to create greater affordable housing opportunities for these
households, as stated Programs A, D, G, H, K, M, O, BB, CC, and OO

Table 3-254. Housing Cost Burden, 2017

Renter Households | Owner Housholds | Total Households

+SNE [26 LYyO2YS Xpm: ! g 1130 460 1,590
Percentage with cost burden 7% 62% 73%
Percentage with severe cost burden 57% 40% 52%
Low Income 5480% AMI 495 230 725
Percentage with cost burden 34% 74% 74%
Percentage witlsevere cost burden 28% 61% 39%
Moderate Income and above >81% AMI 2,580 1,645 4,225
Percentage with cost burden 20% 13% 17%
Percentage with severe cost burden 1% 0% 1%
Total households with cost burden 1,765 675 2,440
Percentage with cost burden 42% 29% 37%
Total households with severe cost burden 815 325 1,140
Percentage with severe cost burden 19% 14% 17%
Total households 4,205 2,335 6,540

Source: HUD CHAS 2aA@®1L7
Note: Due to differences in margins of error, table totals using QtdfsSmay not be consistent between tables in the
Housing ElemenAMI is Area Median Income.
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3.6 Special Housing Needs

This section describes groups in the City of Emeryville with a range of housing and supportive service

needs, including groups defined itate housing element law as having special needs. These groups

consist of agricultural workers, large families, ferdladmded households, the elderly, persons with
disabilities, and peoplexperiencing homelessnegSee the end of section 3.3 for an arsidyof
extremely lowincome household$

3.6.1

12" 53%(/, $3
Large households are identified as a specedds population because they may have difficulty locating

adequately sized affordable housing. Large households are defined by the US Census as households

containing five or more persons (related or unrelated.previously discussed, Emeryville has a small
household size (average 1.81 persons) and few large households. As shiattei325, only 2 percent

of Emeryville households have five or more people. As shovalite 310, studio and onébedroom

unitsk OO 2 dzy
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of 2019, only 8 percent of Emeryville homes had three or more bedrooms and there were no homes
with five or more bedrooms. As shownTable 3265, the mgority of large households are renters, but

this is primarily due to the higher percentage of renters in the city overall.

iKS OAlU&Qa

Members of the public and elected officials expressed concern at the lack of housintargetenough
to accommodate larger famike They expressed concern that the lack of availability of these units may
contribute to displacement of current residents as their families grow andaassr families from
moving to Emeryvil.

The City will work to create greater opportunities for largpeuseholds by encouraging developers to

provide larger unit size®(ogram R

Table 3-265. Household Size by Tenure, 2019

OwnerOccupied RenterOccupied Total

Household Size Number of Percentage Number of Percentage Number of Percentage
Households Households Households

1to 4 persons 2,226 99% 4,228 98% 6,454 98%

5 or more persons | 20 1% 94 2% 114 2%

Total households 2,246 4,322 6,568

SourceAmerican Community SurveyYear Data (2013019)

3.6.2 &%- ! AWo! $ARY 53%(/, $3
Femaleheaded households are considered a spec&dds group because of the comparatively low
rates of homeownership, lower income levels, and disproportionately high poverty rate experienced by
this group. In addition, fematkeaded households with chilen can face housing discrimination. As
shown inTable 3276, as of 2019, 7 percent of Emeryville households (474 families) were female

headed, and 46 percent of femaleaded families included children under the age of 18 (216 families).
The 20152019 AC8@stimated that 73 percent of singlgerson householders in Emeryville were female.
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Table 3-276. Household Types by Family Subtype, 2019

Household Type Population Percentage of Total Household
Family Households 2,335 36%
With Own Children 663 10%
Married Couple Families 1,686 26%
With Own Children 415 6%
Female Householders 474 7%
With Own Children 216 3%
Male Householders 175 3%
With Own Children 32 0%
Nonfamily Households 4,233 64%
Total Households 6,568 100%

Source: America@ommunity Survey-¥ear Data (2012019

The Federal Poverty Level (FPL), also known as the "poverty line," is the amount of annualized income
earned by a household, below which they would be eligible to receive certain welfare benefits, as
computed annully by the US Census Bureau. In 2019, the poverty line was $12,490 for a household of
one plus $4,420 for each additional household member. The poverty line for-péoson household

was $25,750. Amounts are somewhat higher for 2021; however, 2019gskmivn sinc&able 327

contains data from 2019. As shownTiable 328%, while approximately 9 percent of all family

households and femaleeaded households without children were living below the poverty line,
approximately 40 percent of all femaleeaded households with children were living below the poverty
line.

This group may benefit from City efforts to provide affordable family housing. As staBedgnamR,
the City will work to encourage additional housing that includes multigeneratiorak®mamenities and
multipurpose rooms that can be used for afi&rhool homework clubs and other resident activities.
Additionally, the City will work with Emery Unified School District to promote affordable housing
opportunities for atrisk families Program HHL

In addition to economic problems, singi@other families may be vulnerable to displacement due to
domestic violenceAccording to the 201&veryOne Homeeport prepared by a Countywide
collaborativeof homeless services providers af2018, 175 emergencghelter bedsand 47 units of
Rapid ReHousingere available exclusively for women escaping domestic violenc82heds in
transitional housingvere availablespecifically for victims of domestic abuse in Alameda County
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Table 3-28%. Femde-Headed Households by Poverty Status, 2019

Above Poverty Level Below Poverty Level
Group Totals
Number Percent Number Percent
FemaleHeaded Households 355 74.9% 119 25.1% 474
with Children 146 59.6% 99 40.4% 245
with No Children 209 91.3% 20 8.7% 229
TotalFamily Households 2,111 90.4% 224 9.6% 2,335

US Census Bureau, American Community Surses Data (20£3019), Table B17012

3.6.3
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Seniors are considered to have special needs because they are more likely to have fixed incomes,
making it difficult to afford rent increases or home maintenance costs. As of 2019, approximately 16
percent of householders in Emeryville were 65 years ofaagdder. The largest cohort among renters
and owners were between 65 and 74 years. As showWrable 3298, the ownership rate among senior
households is greater than that of the city as a whole.

Table 3-298. Senior Households by Tenure and Age, 2019

Renters Owners Total
Household Age Number of Percentage Number of Percentage Number of Percentage
Households Households Households
65 to 74 years 278 6% 350 16% 628 10%
75 to 84 years 93 2% 172 8% 265 4%
85+ years 81 2% 91 4% 172 3%
TotalHouseholds with Senior 452 10% 613 27% 1,065 16%
Householder
Total Households 4,322 - 2,246 - 6,568 -

Source: American Community SurveYé&ar Data (2013019)

Many senior households live on limited incomes. As showrable 33029, as of 2019, approximately
38 percent of Emeryville senior households had an annual income of less than $30,000. Low annual

Ayoz2ySa OFy AYLI OG0 &Sy A ddFoOpay far hakidsérdicesi 2 LI & NAAAY 3
Table 3-3029. Senior Households by Income, 2019

Annual Income Number Percentage

Less than $30,000 401 38%

$30,000 to $49,999 225 21%

$50,000 to $74,999 164 15%

$75,000 to $99,999 93 9%

More than $100,000 182 17%

Total 1,065 100%

SourceAmerican Community SurveyYear Data (2013019)
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Two apartment buildings in Emeryville are reserved for veryitmeme seniors: Emery Villa (50 units)
and Avalon Senior Apartments (66 unit&jatermarkprovides30independent living units, 63 assisted
living units, and 44 memory care units, ratirketrate, with a capacity to accommodate 175 seniors

The Alameda County Area Agency on Aging is the local arm of the national aging network that works to
advance the social and economic health of elders (age 60 and over) in the colfigblithe agency

completed a FoulYear Plan on Agin@s of July 2021his was still the most current plan). TReurYear

Plan on Aging includes data and surveys identifying issues facing seniors residing in the North County
(Alameda, Albany, Berkeley, Emeryville, Oakland, and Piedmont). Tnat¢oloconcern from survey

respondents was having adequate money for living experieiswed by having adequate money to

plan and saven public outreach performed as part of developing the Féeaar Plan, all focus groups

indicated transportation access as a major concern andesged a desire to have more affordable

housing integrated into marketate, mixedage housing. Access to information about available
NE&2dz2NOSa gta Ffaz2 AYyRAOFGSR Fa | OKFffSyasS o& LI

The need for affordable sesti housing was noted in community workshop polls, in the online survey,

and at hearings during the preparation of this Housing Element (See Appendix B). In addition to housing
that is affordable, seniors need housing that is accessible and within walktagck to services and
amenities, such as pharmacies and grocery stores. As staBddnans G, W, and OQhe City will

support the development of affordable senior housing facilities.

364 0%23/ .3 F)AI("),) 4) %3

A disability is defined broadly by théS Census as a physical, mental, or emotional condition that lasts

over a long period of time and makes it difficult to live independently. Special needs for access and
affordability can make it difficult for persons with disabilities to find adequate imgug\ccording to the
20152019 ACS, there were no Emeryville residents aged 17 or younger with one or more disabilities.

| 26 SAGSNE RdzS G2 avlfft alryLisS aiaiSaz GKAa Yle yz2i
noninstitutionalized population (1192 people), approximately 10 percent (1,068 people) had one or

more disabilities. Among the 1,068 adults that reported having one or more type of disability, the

instances of each type of disability are showable 3310. They are ranked in order of fyaency.

Table 3-310. Disabilities by Type, 2015 -2019

Disability Number of Instances Percentagé
With an ambulatory difficulty 666 62.4%
With an independenliving difficulty 436 40.8%
With a cognitive difficulty 372 34.8%
With a hearinglifficulty 310 29.0%
With a selfcare difficulty 292 27.3%
With a vision difficulty 195 18.3%

Source: American Community SurveYéar Data (2012019),
ABAG Data Profiles for Housing Elements, 2021

1 Among the 1068 adults reporting one or more type of disabiliince people may have more than one type of disability
type, percentages do not equal 100.
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The cost of housing is a significant barrier. Many with disabilities depend on Supplemental Security
Income (SSI) as their sole source of income and would be considered extremely low income. According
to the 20152019 ACS, the mean SSI for households in Emeryville receiving assistance was $8,498 per
year ($708 per month). SSI payments alone leave redfprear the poverty level, established at

$12,490 per year in 2019 for a operson household (US Department of Health and Human Services
poverty guidelines).

1 The City is committed to ensuring housing is usable and accessible for all people, including thos
with disabilities and will look to support those with disabilities throlRgbgram K, O, X and UU

Mental lllnessPeople with behavioral health problems, including mental illness and/or substance abuse,

face substantial challenges obtaining andintaining stable housingn 2019, 9.7 percent of Alameda

| 2dzy e NBaAARSyida afA1Sfte KFIra KIFIR &aSNR2dza Lla@OK2f 2
of Alameda County residencies who needed assistance for mental/emotional and/or alcolgol/dru

issues, received assistance. Also, Alameda County has a ratio of 160 residents per 1 mental health

provider?

3.65 0%23/ .3 $%6a%, / 0- %$)431," ), ) 4) %3
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disahlity that originates before an individual attains age 18 years, continues or can be expected to

continue indefinitely, and constitutes a substantial disability for that individual, which includes

intellectual disabilitycerebral palsy, epilepsy, and arti. This term also includes disabling conditions

found to be closely related timtellectual disabilityor to require treatment similar to that required for

individuals withintellectual disabilitiedut does not include other handicapping conditions the

solely physical in nature.

Many developmentally disabled persons can live and work independently in a conventional housing
environment. More severely disabled individuals require a group living environment where supervision

is provided. The most sewady affected individuals may require an institutional environment where

medical attention and physical therapy are provided. Because developmental disabilities exist before
adulthood, the first issue in supportive housing for the developmentally disabldggbitransition from

0KS LISNE2yQa fAQGAYy3 aAildz GAz2y Fa I OKAtR G2 Iy I L

The California Department of Developmental Services (DDS) provides combyasety services to
approximately329,002persons with developmaal disabilities and their familigas of 2020}hrough a
statewide system of 21 regional centedsjevelopmental centers, an2lcommunitybased facilities.

The Regional Center of the East Bay (RCEB) serves Alameda and Con@au@tieta The centeis a
private, nonprofit community agency that contracts with local businesses and organizations to offer a
range of services to individuals with developmental disabilities and their families.

1 Behavioral Health Services, Alameda County. August 3, 2021 (adopted). Mental Health Services Act Annual Plan Update, Fiscal
Year 2022022, pg. 40.
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According to data provided by the RCEB, in collaboration WéhHousing Consortium of the East Bay
(HCEB), there were 66 persons with development disabilities in the 94p@®de, which is primarily
located in Emeryville, as of 20Zable 3321 provides an estimate of developmentally disabled
residents by age. Apoximately 61 percent of developmentally disabled residents were aged 18 years
or older.

Table 3-32%. Developmentally Disabled Residents by Age, 2020

Age Range Number of Persons Percentage
18 years and younger 26 39%

18 and older 40 61%

Total 66 100%

Source: California Department BevelopmentaBervices, Consumer Count by California ZIP Code and Age Group (20
ABAG Data Profiles for Housing Elements, 2021

A variety of housing types are appropriate for people living with a developmental disability: rent
subsidized housing with services thaiaiccessible and close to transit and community resources, tax
credit-financed speciaheeds housing, licensed and unlicensed modified sifagtely homes (typically
three to five bedrooms), inclusionary units within larger developments, Section 8 vouchers
homeownership through financial assistance programs, and housing specially modified for the medically
fragile (Senate Bill 962 homes). Affordability is a particular concern, as many persons with
developmental disabilities live on extremely low fixed imes.

The City is committed to facilitating the development of housing appropriate for persons with
developmental disabilitiedn 2020, the City studied the potential for expanding housing for residents
with supportive services needs using a Master Lgmsgram. The City also continues to support
Rebuilding Together East Bay and the Alameda County Health Homes Program to provide accessibility
grants that can help lovincome households make necessary accessibility alterations to their home.

To improve acess to housing for those with developmental disabilities, this Housing Element includes
ProgramOto evaluate the feasibility of providing developers an option of setting aside affordable rental
unit for people living with developmental disabilities by gogcing a smaller percentage of affordable

units than requiredProgram kKcommits the City to providing a financial incentive for restricting
additional Below Market Rate units for the disabled in existing or new developments beyond what is
required under he Affordable Housing Program. In addition, the Cityamitiourage the development

of a variety of housing types that can accommodate persons with disabilities, such as-pheltre

units and care facilities for those with severe disabilitsogram O).

3.6.6 0%23/,)36)7)4()6F! ) $3

According to the report, HIV in Alameda County, 20079 by Alameda County Public Health

Department, HIV Epidemiology and Surveillance Urigfe2019, an estimated total of 6,350 persons

were living with HIV/AIDS #Wlameda County, per the Alameda County Public Health Department. The
majority were male (83.8 percent), and the racial/ethnic group with the highest proportion of cases was
African American (38.4 percent). The City of Emeryville had the highest HIV poevai¢hin the
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county, which was most densely concentrated in the southern and eastern neighborhoods of the city.

This concentration correlates with the location of majority of affordable and assisted housing. According

to Figure32-1, census tracts in theorthern portion of Emeryville (land north of Standford Akaye
approximately410 to 729 cases of people living with HIV per 100,000 people. Census tracts in South
Emeryville are much more concentrated at an approximate case of 1,229 to 2,287 perQLpédjide.

Even though Emeryville does not have the highest concentration of people living with HIV, the data must

0S AYUGSNIINBGSR gAGK 9YSNEGATESQa avYlff SN LI2LzE I GA
result, these findings indicate a highamcentration of persons living with HIV than the rest of Alameda

County.

Figure 32-1: People Living with HIV, Oakland & Surrounding Area, Year -End 2019
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People with HIV and AIDS encounter significant housing problems, similar to those of the elderly and
disabled persons. This can be becaokkmited incomes or the structural capacity of the housing supply
to accommodate their physical needs. In Emeryville, Baybridge Apartments, Ambassador Housing and
Estrella Vista offer housing reserved for households living with HIV/AHR&-3
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As of 2@1, the Alameda County HIV/AIDS housing and service systatinued to besupported by two
FSRSNIf LINPINIYAY | ! 5Q4 |1 2dzaAy3d hLILR2NIdzyAGASE F2N
White CARE Act. HOPWA funds are used for the development of erogrgamsitional, and

permanent housing. According to the US Health Resources and Services Administration (HRSA), Ryan

White funds cannot be used for permanent rental or ownership housing, and the use of HOPWA for

services should be limited to 35 percerittbe total grant amount in a given project.

Alameda County has offeredshort-term rent, mortgage, and utilitgubsidy program for people living
with HIV/AIDS since 199A&dditionally,Project Independence provides partial rent subsidies, support
servicecoordination, and accessibility improvements to people living with HIV/AIDS who are at risk of
homelessness.

3.6.7 0%2 3/ %830 %2) %.(#)-.%, %3 3. %33

Homelessness and housing instability have waleging negative impacts. Persons or families who are
homeless or at risk of becoming homeless are often unable to reach their full potential at home, at
work, at school, or in the community. Homelessnesssgnaptom of a wide range of challenges. The

high cost of housing in Alameda County increases cases of homelessness and presents a barrier to its
prevention.

Alameda County has made a significant investment in affordable housing and services related to
homelessness, behavioral health, and HIV/AIDS. In May 2022, the Alameda County Board of Supervisors
SYR2NASR (KS 12YS ¢23SGKSNJ HaHce [/ 2YYdzyAGe ttly of
Plan isa Syear strategic initiative that sets forth the strateg, activities and resources needed

to reduce homelessness in Alameda County. The Home Together Plan has four goals:

1 Preventing homelessness for residents
1 Connecting people to shelter and direct resources
1 Increasing housing solutions

Strengthening coordination, communication, and capacity.

36.711 (I i AT AGO #1 010

Every two years, EveryOne Home completes a goitime count of the homeless population in

Alameda County. The count was most recently completed in February-202@reliminary esults

were released in May 202#hd -heweverthefull resultswere will-not-bepublisheduntil in July2022.

As shown immable 3332, the February 2022 count found 9,747 homeless persons in the county, an
approximately 22ercent increase over 8,022 meless estimated in the 2019 count. Due to the small
size of its staff, the City of Emeryville does not directly collect data on the number of homeless persons
in the city. As of the 2022 poum-time count, there were 0 sheltered residents and@ishelered

residents experiencing homelessness in Emeryville.
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Table 3-332. Alameda- County--Homeless Count, 2009-202219

Year Homeless Population Percentage Change
2009 4,341 1

2011 4,178 -4%

2013 4,264 2%

2015 4,040 -5%

2017 5,629 39%

2019 8,022 43%

2022 9,747 22%

Source: Alameda Countywide Homeless Count and Survey Report, 2019; AlamedaH@elittiomeless Poirin-Time
Count and Survegare-Services-Agen@)22

As shown irTable 3343, in 2@219 no homeless households with children were identified in Emeryville.

the-majority-of homelesspersons-were-ad@fshe 91 homeless adults, 10 percent were2dByears
old and 90 percent werever the age of 25q—heusehelds—vmheut—eh4d¥en—under—the—age—e#—l8 (84

Whem—we.te—sheb;e#edCountdee five percent (486) of homeless individuals were 18 years old or

younger.

Table 3-343. Homeless Households With and Without Children, 20 2219

Emeryville Alameda County
Age Range Count Percentage Count Percentage
0to18 0300 0%4% 486 5%
In households with 18 to 24 035 0% 69 1%
children
25+ 0389 02% 289 3%
In households without | 18 t0 24 9H8 109% 735 8%
children 25+ 826,751 9084% 8,071 84%
Total 917,993 100% 9,650 100%
SourceAlamedaCounty Poinin-Time Count and SurvéSpunbypwide-Homeless
Countand-Survey-Reppl2219

As shown immable 335, Ffthe 2219 count foundthat 2721 percent-ofth@,612 shelterechomeless
individualsin Alameda Countgincluding the cities and unincorporated Coumtgye-sheltered This
percentagdsa 53 percent increase as compared watwn-by611 percentfronthe 20193 count,
which found451,710percent-of-theshelteredhomelessndividuals countywide. The number of
unsheltered homeless individuals mcreased by 13 percent 6@12 in 2019 to 7135 in 2022.

BBandLL)
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Table 3-354. Sheltered and Unsheltered Homeless Population, 201 93 and 202219

20193 202219 Percentage
Count Percentage | Count Percentage | Change
Total sheltered 1,710,927 21%45% 2,612.710 271% 53-11%
Emergeney 914 21% 1163 149 2%
Fransitenal 1013 24% 547 +% -46%
Unsheltered 6,312,337 79%65% 7,13%;312 739% 13170%
Total Homeless Population 8,0224.264 100% 9,747,022 100% 22%

Source AlamedaCounty Poinin-Time Count and Surve@@2Alameda-CeountywideHomeless-Count-and-Survey-Report

2019;:ABAG Data-Profiles-for Housing-Elements-2021

As shown imable 3365, the 2019 count found an increased number of peapién severe mental
illnessexperiencing homelessness (2,590 individuals, or 32 perfaht total homeless populatign

with-severe-mentalillnessompared to the 2013 count, which identified 1,106 indualsor 26 percent

of the total homeless populatiarDuring the same time period, the 2019 homeless count found a
increase in the number of homeless individuadsing chronic substance abuse problems (from 1,289 to
1,897); however, as a percentageatifhomeless individuals, those with chronic substance abuse

problemsdecrease from 30 percent to 24 percedty/— 4 K-S LISNDSy G+ 3S 2 F | |
sopulation bevdno chyonic cusotapes sbtce prablems,

YSRI

Table 3-365. Homeless with Special Needs, 2013 and 20192%

2013 2019

With severe mental illness 1,106 2,590
As percentage of total homeless population 26% 32%

With chronic substance abuse 1,289 1,897
As percentage of total homeless population 30% 24%

Source: Alameda Countywide Homeless Count and Survey Report, Now8hBghkBAG Data Profiles for Housing
Elements, 2021

Alameda Conty Behavioral Health Care Services (BHCS) operates a housing assistance program, called
EveryOne Home Fund, for adults with serious mental illness or children with a BHCS provider. The

program can fund shotterm rental assistance to prevent homelessnass longefterm rental
assistance for BHCS program clients.

3.6.71.2 ., 1 AAi

2A01 BOAAO
In addition to the resources described herein, see 6.2 Financial and Administrative Resources for more

details. Due to the small size of its staff, the City of Emeryville daedineatly collect data on the

number of homeless persons in the city. In February 2022, the County Continuum of Care, Everyone
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I 2YS> SR ! f I YSrRme (PEJASB@hA poiintttidelcyuint, there were 0 sheltered
residents and 91 unshelted residents experiencing homelessness. Currently, the City of Emeryville has
a contract with Operation Dignity, an Emeryviliased homelessness outreach and housing navigation
services provider, through 2023. The City continues to participate in theefla@ounty Urban County
Technical Advisory Committee and the HOME Technical Advisory Committee. In 2017, the City joined
Berkeley and Albany in the North County Homeless Hub. The City adopted a Homeless Strategy in 2018
which sets forth goals and implemextion measures intended to address homelessness. At that time,
the City approved a total of $305,000 in funding for homeless services, a substantial increase over
previous years. The City is actively working with various governmental angavennmental grtners

on identifying ways to support those who are homeless and to implement efforts to prevent and end
homelessness. The City is also supporting the development of permanent supportive housing through
the 3600 San Pablo Avenue project, which will cr@&tgpermanent supportive housing units for very
low-income households upon completion.

In 2019 the City approved a temporary emergency shelter for families at the former City Recreation
Center located at 4300 San Pablo Avenue, in the MUR zone. The prageoperated by the East

Oakland Community Project (EOCP). The site had been previously earmarked fim@hoe senior

housing project. The developer selection, planning entitlement, and building permit processes for such a
project would be expected ttake abouttwo years, during which time the site was able to be used for

the temporary emergency family shelteks of May 2022, the City had selected a developer and was in

the process of negotiating a Lease Disposition and Development Agreement (LEFDWAEmi

As is shown ifable 3367, within Alameda County, almost tathirds of all yearound homeless

housing resources (65 percent of all beds) in the county are for adults only, including the majority of
emergency shelter beds. An additional 34 percent are available to families. \tidsia beds, 95
emergency shelter beds and 699 beds of permanent supportive housing are available to veterans.

Table 3-376. Homeless Housing Resources in Alameda County, 2020

Family Units| Family Beds g\:glst-omy ;%tjrll;(er ds Seasonal 8;3::,?:/
Emergency Shelter 109 391 974 1,383 160 33
Safe Haven 0 0 32 32
Transitional Housing 50 163 454 617
Permanent Supportive Housing| 441 1,205 2,325 3,545
Rapid RéHousing 102 353 278 633
Total 702 2112 4,063 6,210 160 33
Source: Alameda County Continuum of Care Report, HUD, 2020
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The Cityprovides funding to the Emeryville Community Action Program (ECAP), which collects food
donations and provides hot meals to community members in need. This volunieeservice continues
throughout the year with additional special holiday programs. E@&#des more than 300 food bags
every day on Monday through Saturday. According to a November 2020 memo to the Emeryville City
Council, ECAP provided approximately 289,614 distributions of food (including duplicates) annually
based on their 2019 annualpert. While ECAP does not collect data on how many of these clients are
housed versus homeless, it is likely that a fair number of the clients are homeless or extremely low
income. The high demand for this program is evidence of a large number of peapkr¢hiving with

very little means and need emergency food assistance.

Another major support service location for the homeless is located one mile south of Emeryville on the
San Pablo Avenue corridothe Society of St. Vincent de Paul of Alameda Cos¥gP). According to a
November 2020 memorandum to City Council, the City of Emeryville in partnership with the City of
Oakland has supported shelter beds annually since FY-2I& The initial fiscal support was $15,000
annually but has risen to $30,0@dnually in recent years.

¢KS /AGe Ffa2 LINRPGARSE |y lyydzt € 2Housiogh 2y 2 F
Management Information System (HMIS). Since 2005, this program has been used to track the number
of homeless individuals receiving housing and service throughout Alameda County.

3.6.72 ! COEAOI OOOA&A Tl OEBBIO O

According to the 2012019 ACS, onli0 Emeryville residents work in the agriculture or natural
resources industries. Thus, Emeryville does not need special housing for agricultural workers. The 2017
Department of Agriculture (USDA) Agricultural Census estimates there are approximatelyeslo3 h
farmworkers in Alameda County, with 305 estimated to be permanent labor and 288 estimated to be
seasonal workers. Increasing the supply of housing affordable to lower income households could
potentially benefit farmworkers. fierefore, he City is comiitted to increasing the supply of affordable
housing for low, very low, and extremely lowncome householdsRrograns A, G, H, I, and)Y

Additionally, the City will amend the Planning Regulations to comply with Health and Safety Code
Section 17021.5 ahwill establish a definition of employee housing and ensure permitting requirements
are compliant{Program L).

368 ,/#!1/ 00/ 245."24%03

Based on community input, the City has identified several groups that are a particular area of focus.
These local gportunity groups are families with children, lemwcome households or families, and
seniors. Additionally, the City values supporting the ability of artists, City and Emery Unified School
District (EUSD) employees to live in the city.

3681 &AiEI EAO GKIOE #EEI A
According to the US Census, approximalé€lpercent of Emeryville householdsg3 households) were

families with children under 18. In Alameda County, Oakland, and BerB8l&4, and19 percent of
households were families with children, respectyel
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Duringoutreachactivitiesfor the preparation of this Housing Element, community memlzard

Housing Committee membeexpressed concern that the style, size, and cost of housing in Emeryville is
forcing out existing and potential family households. Families move to seek housing with more child
friendly amenities, homes with multiple bedrooms, and more affordable rengiochase prices.

Thus, the community would like to promote famfljendly housing for all income levels, and
particularly seek opportunities to provide housing that is affordable to Exwd moderateincome
families. According to th20152019ACS, apprxamately24 percent ofchildren under 18 ifemeryville
were living below the poverty lin®y comparison, around 12 percent of residents between 18 and 64
and around 17 percent of residents 65 or over were living below the poverty line.

TheCityhastakeB FF2NIia G2 LINRPY23GS FTFF2NRIFI0fS K2dzAaAy3a 2 LIk
Affordable Housing Séiside (AHSA) Ordinance requires that a preferdacexisting Emeryville

residents and/or employeese applied in the lotteries for new belemarket-rate (BMR) housing, which

enables Emeryville families to have an opportunity to apply for and obtain affordabsafeBMR

housing.

ProgramRspecifically commits the City to continued actions to encourage the development of family
oriented afforddle housing. The City will promote housing that includes larger units, usable outdoor
open space, community rooms, and other cHiigndly amenities.

3.6.82 ! OOEOOO

Emeryville is well endowed with artists, and the community places great value in the artan€heriie

Artist CeOp consists of 56 live/work units that are affordable to d@wd moderateincome artists. It
provides some space for resident artists, but not nearly enough to support the sizeable community. The
City continues to recognize the artistsrrently living in Emeryville and encourages the growth of artist
community in the city.

Many projects in Emeryville include live/work units, and additional live/work units are planned and
under constructionPrograms P and Q commit the City to engageith the artist and craftperson
community to assess their housing needs, continuing to encourage the development of livefveads
andensure that those projects that contain affordable live/work units conduct targeted marketing to
the artist and craftsprson community.

3683 #EOU AT A 3AEI Tl $EOOOEAO %i DI T UAAO

It is within the public interest for City and school district employees to live in Emeryville. Workers who
live nearby spend less time and energy commuting, and essential service employees such as Police
Department personnel are closer in case of emergency.

To encourage City and EUSD employees to live in Emeryville, the City has special assistance available
through its FirsfTime Homebuyer Program for both markeitte units and BMR units for these groups.

In addition, the City waives its firitne homebuyer requirement and program income limits, although
applicants purchasing BMR units must have incomes that do not exceed the mede@tee limits.
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The City will continue to offer the First Time Homehuyeogram Program M to City and EUSD
employees.

Opportunities for City and EUSD employees are also available through the AHSA Ordinance, which gives
lottery preference for BMR units to persons who work in Emeryville (second only to persons who are
already Emeryville residentgProgram QQ. As stated ifProgram FFthe City will establish a

communication channel with EUSD to market all affordable housing opportunities in Emeryville.

3.7 Regional Housing Needs Allocation

State law CaliforniaGovernment Codeestion 65580 et seq.) requires the California Department of
Housing and Community Development (HCD) to project statewide housing needs and allocate the
anticipated need to each region in the state. For the Bay Area, including Emeryville, HCD provides the
regional need tAABAG which then distributes the Regional Housing Needs Allocation (RHNA) to the
cities and counties within the ABAG region.

Projected housing needs in the RHNA are described by income categories as established by HCD: very
low, low, modeate, and above moderate. Additionally, recent state housing element legislation

requires jurisdictions to project housing needs for extremely-ioeome households, which is assumed

to be half of the very lovincome allocation.

9YSNEGJATt f S 0GR3ta 20B1NRENAZASTL, 816 Kirfifable 3387 provides a breakdown of units
by income category.

Table 3-38%. 202372031 RHNA by Income Category

Income Category Number Of Units Percentage Of Total
Extremely low 225 14%

Very low 226 14%

Low 259 16%

Moderate 308 19%

Above moderate 797 50%

Total 1,815 100%

Source: ABATD232031RHNA2021

1 Number of units for ExtremeNromme households was calculated by assuming half of the allocatioinfooraery Low
households

Local governments can employ a variety of strategies to meet RHNA housing production goals, as
provided inCaliforniaGovernment Code Section 65583(c)(1), including vacant land zoned for residential
uses, development of second units, and the potentialrémtevelopment of underutilized sites. As
described in the sites inventory section in ChafieiHousing Resources, Emeryville has sites zoned for
residential development at a range of densities to exceed the RHNA for all income categories.
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4. Constraints

4.1 Introduction

Government policies, such as land use and zoning regulations, design review requirements, building
code standards, permit processing procedures, development fees and exactions, and environmental
regulations, are intended to ensure that housing is safeaputopriate for the community. However,

these requirements may act as barriers to housing production and improvement by inhibiting the
feasibility of housing projects. Negpvernmental constraints, such as physical geography, land
availability, land costonstruction costs, and market prices, may also impact the availability and price of
housing. This chapter examines these potential constraints under current conditions in Emeryville.

4.2 Potential Governmental Constraints

421 ' . H3RB% 5, !'4)/ . 3

Governmentatonstraints are policies, standards, requirements, or actions imposed by the various
levels of government upon land and housing ownership and development. Although federal and state
agencies play a role in the imposition of governmental constraints, thgsacies are beyond the

influence of local government and are therefore not addressed in this docurAsrappropriate, e

City will monitor federal and State legislation that could impact housing and suppattaoge

additions to existing legislatiohe City will update the Planning Regulatiasneededto comply

with any new housing related planning or zoning laws enacted by the State during the Cycle 6 Planning
Period(Program MM.

4211 ' AT AOAT o1 Al

Each city and county in California must prepammaprehensive longterm General Plan to guide its

future. The Land Use Element of the General Plan establishes the basic land uses and density of
development within each jurisdiction. Under state law, the General Plan elements must be internally
consistenE | YR SI OK 2dz2NAaARAQGA2YyQa T 2yAy3d Ydzad 6S O02ya
Element must provide suitable locations and densities to implement the policies of the Housing Element.

The Emeryville General Plan was adopted in 2009 and raoshtly amended in 2019. The General Plan
LINE BARSA& | FNIXYSE2N] F2N) RS@St2LISyld YR Aa AyaSy
industrial center to a diverse and vibrant community.

Density, building intensity (or floor area ratio [FARI)d building height are established in the Land Use

Element and implemented by the Municipal Code. As discussed in context of the General Plan, density,

FAR, and building height are not directly correlated with land use designations and zoning digtricts an

are instead established by the General Plan Floor Area Ratios Map, GeneiMbRigumBuilding

HeightMap, and General Plan Residential Densities Map.2 NBFSNJ 2 (GKSasS Yl LAz i
Use Element.) Each map designates a base maximum F&® énd density) or limit (height) per area

and a maximum development bonus ratio/limit that may be conditionally permitted for projects
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demonstrating a significant public benefit, such as public open space, {faimilgly housing, or

sustainable design.

Table4-1 provides an overview of land use categories that allow residential development as well as the
corresponding zoning districts. As density is not established by land use classifications, descriptions only

include general explanation of residentiade types typified in the land use classification.

Without considering density bonuses, existing policies allow residential densities ranging from 20 units

per acre in the eastern neighborhoods to 85 units per acre in the Powell/Christie core. Theitieslens
can be achieved along with:

1. Building intensities that range from 0.5 to 3.0 FAR without a bonus and up to 6.0 FAR with a

bonusin the Powell/Christie core.

2. Building heights that range from 30 to over 75 feet without a bonus, and over 10Wfinet
bonusin the Powell/Christie core

Table 4-1: Residential Land Use Classifications

Land Use Classification

Implementing Zoning District

Description

High Density Residential

High Density Residential (RH)

Mid- or highrise residentiatievelopment.

Medium
Residential

High Density

Medium High Density Residential (RM

Residential development generally at maximi
FARSs ranging from 1.0 to 1.6.

Medium Density Residential

Medium Density Residential (RM)

Residential development at FARSL@f or less.
Singlefamily units and dupless are permitted
uses; multifamilyhousing types require either
major or minor conditional use permit, subject
the Municipal Code.

Mixed Use with Residential

Mixed Use wh Residential (MUR) an
Mixed Use with Residential Sou
(MURS)

One or more of a variety of residential ai
nonresidential uses. On larger sites of over
acre, a mix of residential and nonresidential u:
is required; on smaller sites, a single use n&ay
permitted.

Mixed Use with Nonresidentia

Mixed Use with Nonresidential (MUN

Not generally a residential classificatic
however, live/work units are permitted.

Industrial

Light Industrial and Hea

Industrial (INH)

(INL)

Not generally a residentialclassification;
K26SOSNE af AJKGE fAD!
of Hollis and Horton Street industrial areas, ¢
aKSI ge¢ t AGSkg2N] |
manufacturing, welding, and assembly)

allowable in the industrial area west of Hollis.

Source: City of Emeryville Genera2@fan,
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and comprehensive update to the Municipal Code. The area plans have been developed for specific
neighborhoods to guide streetscape design and/or development projects through tailored development
standards and policies. These plans are intended to preserve and enhance neighborhood character and
establish a cohesive aesthetic that strengthens neighbodhidentity and fosters a sense of community.

The General Plan amendments and comprehensive update to the Municipal Code incorporated some of
the suggested changes identified in the area plans, most notably codifying portions of the North Hollis
Overlay @ne and the Park Avenue Overlay Zofikeese plans have also been used to implement new
public amenities such as the sidewalks and street trees on Park Avenue (Park Avenue District Plan) and
the creation of the Emeryville Greenway (North Hollis Area Urlesigh Program).

As of December 2021, the City, has been formulating objective design and development standards and

plans to adopt them in mi@023. As a part of this effort and to comply with the requirements of the

Housing Accountability Act, Senate BIB) 330, and SB 35, the City is reviewing the design regulations

and guidelines for multifamily and residential mixed use set forth in the area plans. The City, will identify
unique guidelines specific to districts to retain, key design principles thad thave citywide

applicability, and redundant or obsolete guidelines that should be removed. Guidelines from some of

GKS FTNBF LIXlya gAftf 0SS AYyO2NLERNIGSR Ayd2 GKS [/ AdGe
June 2020 with its awarded 3@rant funding and will complete before the end of 2@RBogramCO.

The North Hollis Area Urban Design Program, San Pablo Avenue Urban Design Plan, and Park Avenue
S5AAGNROG tfly IINB FT@FAfFIofS 2y (GKS /éfilg Qa ¢Soairdas
AYLX SYSYGSR FyYyR y2i LRatSR 2y (KS /AieQa 6So0ariasSo
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The North Hollis Area Urban Design Program is implemented through the North Hollis Overlay Zone. The
plan covers the northeast corner of the city and calls for infill residential uses that complement the
existing neighborhood. The plan is also intendedtimulate use of the greenway, discourage through
traffic, balance automobile access with other transportation modes, provide sufficient public parking,

and encourage private development that enhances neighborhood character and promotes pedestrian
improverrents of the area. Sections of the North Hollis Area Urban Design have been successfully
implemented, including design guidelines for sidewalks . However, some design standards, including
FAR, have been made obsolete through General Plan amendments ampeebensive update to

Municipal Code.

42122 3A1 0AAIT 1 OAT ORA 5 OAADOLAOEQLTQl Al
The San Pablo Avenue Urban Design Plan outlines a phased strategy for the development of San Pablo
Avenue into an active, attractive neighborhood retail center. Theudment targets land use for a few
specific catalyst projects, establishes goals for public circulation and streetscape improvements, and
provides design guidelines for new development. The plan was written in 199Menthjority of it has
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already been imlemented The design guidelines support lalgnsity commercial and are largely
2dzi R 6 SR TNRY (i K$8setommerdaandbigiedsidy yesidential éostaxt.
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The South Bayfront Desi@suidelines cover the area south of PoweteSt between the railroad and
Interstate 80 {80). The plan outlines eight highvel site design principles for the development of the
district and presents three conceptual models. These guidelines were isbidbin 1997 3nce that
time, much of the South Bayfront area has been developed accordhrglygh the Bay Street
redevelopment

42124 0AOE ! OAT OA S EADDBAD QiAbh(Q
The Park Avenue District Plan establishes incentives and development guideknegdihto create a

vibrant, mixeduse neighborhood. It seeks to preserve the &eamall parcels and historic buildings and
encourages private development of live/work housing, sreadlle businesses, pedestrian and bicycle
accessibility, and 24our comnunity uses. Public investments, such as an arts center, community open
space, and improved sidewalkgill complement this improved districBidewalks and streetscape along
Park Avenue, west of Hollis Street, has been successfully built out in accovddndas area plan.
However, design guidelines for FAR and height have been made obsolete through General Plan
amendments and the comprehensive update to the Municipal Code.

4213 - Ol EAEPAI #1T AA j:11TETCQ
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establiskeszoning districts thaimplementthe General Platand useclassificationsTable4-2 shows

residential uss, the zoning districtsn whichthey are permitted, and whether thegre permitted by

right (without discretionary action) or with a conditional use pern@B. This flexible approach allows

residential permitting orapproximately57 percet of the land in Emeryville. The Municipal Code is
F@FrAflrofS 2ytAyS 2y GKS /AdGeQa ¢SoariaSo

Table 4-2: Zones Where Residential Uses Are Permitted

Residential Use RM RMH RH MUR MURS |MUN INL INH
Single unit P T T T I I8 I8 T
Two units P T T T IS T T T
Multi-unit CM P P P P I8 I8 T
_Acc;essory dwelling un.its (ADUS) / P P P P P

junior accessory dwelling units (JADUS)

Domestic violence shelter C C C C C I8 I8 T
Lowbarrier navigation center CIMR P2 P2 P2 P2

Emergency shelter T T I8 C P C C T
FactoryBuilt Housing (lnufactured P

homeg>®
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Residential Use RM RMH RH MUR MURS |MUN INL INH

Group residential, including singlaom occupancy (SR®parding houses, and dormitories

Small (six or fewer persons) P P P P P T T T
Large (seven or more persons) C C C C C T T T
Mobile home park C T T T T T T T

Residential care facility

Limited (six or fewer persons) P P P P P T T T

General (seven or more persohs) C C C C C T T T

Supportive housing

Single unit or two units P T T T T T T T

Multi-unit CM P P P P T T T

Transitional housing

Single unit or two units P T T T T T T T

Multi-unit CM P P P P T T T

Live/work unit

Heavy T T I T T I I CM
Light C C C C C C C T
Employee housirig T T T T T T T T

Source: Emeryvilleunicipal Code2021

1 The City commits to revising ti\dunicipal Codéo permit limited and general residential care facilities using the same

standards, both without conditional use permits.

The City commits to revising tiMdunicipal Codeo permit low-barrier navigation centers in any zone where multifamily uses
permitted, in accordance with gsemblyBill 101.

The City commits to revising tiMunicipal Code¢o permit employee housing that serves six or fewer persons as other single
family uses of the same type in the same zaweoss all zones that allow singlmily residential uses in compliance with
the California Employee Housing Act (Health and Safety Code Sections 17021.5 and IrPéagr&nLL).

While multifamily is a permitted use, p&ection 93.303(b)(2)ba CURs requiredfor anydevelopment on sites of-% acresn
the MUR/MURS zones. The CUP is not considered a constraint on housing and the process ensures ihse aéxetiopments
incorporate adequate housing. The residential use itself is not discretionary.

4.

Mobile/Manufactured Planning Regulation Amendment: Planning Regulations will be updated to require mobile and
manufactured homes the same approval processes as siagiiy residential uses, in compliance with California Governmer
Code Section 65852.3ithin 3 yeargProgram L)

Key: permitted (P), conditionally permittedth a majorconditionaluse permit(C) normally requiring a rimor conditional use
permit (CM)and prohibited ( ).
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9YSNEGDAT t SQais cardastentQuithLtite IGenéral Righ and provides ample opportunities for

residential development. With standard housing developments permitted by right and less common use
GellSa Fft206SR O2yRAGAZ2Y I ffer GKS kelvirietaihodsB@ dzt G A 2
types and are not considered a constraint to housing production.

The City, is committed to providing a variety of housing opportunities to members of the community,

AyOf dzZRAY3a (GK2aS gAGK &LISOALIl f def BraRaiieby obhwiSinghy@es,f t SQa
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barriers to establishing group homes, allow emergency shelters by right, and provide opportunities for
transitional and spportive housing.

42141 3ETRAREI U AT A -0OiI OEEATEI U

Emeryville has no lowdensity residential zones because there are no neighborhoods exclusively zoned
for singlefamily housing, such as a residential {density zoning district. Singlenit and twounit

residences are allowed by right in the RM zoning district but are not permitted in any other zoning
district that allows residential uses. Single units consist of one dwelling unit on a single lot, whether that
be detached from or attached to dwelling unib® abutting lots. Two-unit development consists of two
dwelling units on a single lot that may be either attached or detached. This use type is distinguished
from anaccessory dwelling unit (ADWyhich is an accessory residential unit as definegdig law.

Multi-unit (three or more units) residences are allowed by right in the RMH, RH, MUR, and MURS zoning
districts and with a CUP in the RM zone. Muiiit residential development can be attached or

detached, with ypical uses includgtownhouses, condminiums, and apartment buildings.

42142 . EOATY71 OE 51 EOO

Live/work units ombine a workspace and incidental residential occupancy that is occupied and used by
a single household in a structure that has been constructed for such use or is converted from
commercial or industrial use and altered to accommodate residential occupancy and work activity
Live/work units are further defined as Heavy and Light. Heavy indisatdsactivitythat may be
objectionable because it produces offensive order, dastse, bright lightsor vibration or involves the
storage of hazardous materials or products, including activities such as manufacturing, waiding
assemblyLight refers to any live/work unit not classified as heavy. Heavy live/work units are allowed
only in the INH zoning district subject to an approved minor CUP. Light live/work units are allowed in the
RM, RMH, RH, MUR, MURS, MUN, and in the INL districts with an approved major CUP.

42143 ., EOAAAT AOA 0AOIEOCO EI O "1TAOGO

Within the Municipal Code, boats anet considered residences. However, per the regulations of the
San Francisco Bay Conservation and Development Commission (BCDC), the lesser of 10 percent of
vessels at the Emeryville Marina, or 38 vessels, may be issued liveaboard permityy@aone
increments. Community members holding these permits may elect to use their vessels as primary
residences. Permitted boats must be of a type designed for active navigation and may not include
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complaints from residents of the Emeryville Marina that they were being displaced due to increasing slip
rents and evictions issued by the private entity managing the marina. While this may create a housing
challenge for displced residents, because of the nature of liveaboard permitting and the BCDC
regulations governing the marina, the City does not have a basis to interfere in these evictions so long as
the managing entity complies with state law. As noted \Wittble 38, whle the Department of Finance

reports the presence of 36 mobile homes in Emeryville, City staff are unaware of any. It is possible that
the permitted liveaboard boats in the Emeryville Marina were counted as mobile homes by the
Department of Finance. P&rk S/ A (& ! (i (i ;boirShbdisiare 2ohstdarélSassels vatdes

than housing units. However, use of permitted {afgord boats as permanent residences is allowed. The
San Francisco Bay Conservation and Development Commission, which regudatleedrd permits, has

limited the number of permits to 10 percent of the total number of berths or 38 berths, whichever is

less

42144 | KAROOI OU $xAl1ETC 51EGO j1$56Qq7 *OTEI O | KAA
ADUs (previously referred to as second units) aréngefin the Municipal Code (see Secti®A.702b))

as an attached or detached residential dwelling uthitit provides complete independent living facilities

for one or more personAn ADU may be within the same structure as the primary unit, in an atthch

structure, or in a separate structure on the same parcel. State legislation requires jurisdictions to allow

ADUs that meet certain standards by right anywhere that sifagigly or multifamily uses are allowed.

JADUs, that is, smaller units (up to 5@0are feet) located entirely within an existing sinfgenily

primary unit, are also allowed under state law.

Emeryville permits ADUs by right in all zoning districts where sfagidy and multiplefamily

residential is permitted, in addition to the MURd MURS zoning districts, subject to the provisions of
the Municipal Code (Sectidh5.14). Emeryville allows detached and attached ADUs up to 1,200 square
feet or the same square footage dfe largest principal unitwhichever is greater. Emeryvillealls one
ADU and one JADU on lots with an existing or proposed single unit. On lots witimitw@r multiunit
residentials, Emeryville permits:

1 Within portions of existing two unit or multinit structures that are not used as livable space,
including but not limited to, storage rooms, boiler rooms, passageways, attics, basements and
garages, ondDUor 25percentas many units as exist on the site, whichever is more, is/are
allowed

1 Detached from, or attached to but not within, existing structures, #WoUsare allowed.

ADUs are reviewed ministerially and permitted through an approved zoning compliance review permit,
requiring review by the Community Development Directorgonsultation with the Chief Building
Official and Fire Marshal
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The City adoged updates to the ADU ordinance in 2021 to comply with state law. During the planning
period, the City will implement the ADU ordinance and update it to comply with any new state
requirements . Additionally, the City watkploreproposeinitiatives to pranote ADU development as an
affordable housing option, including considering establishing a loan program for homeowners for ADUs,
marketing ADU guidance materials, and creating a frequeagkedquestions (FAQs) webpage for ADUs
2y (KS [/ ABrdgaaD).g S6aAiGS o
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Mobile homes or factorpuilt housing offer an affordable housing option to many{awd moderate
income households. California Government Code Section 65852.3 requires cities to treat certified
mobile homes (manufdared homes) on a permanent foundation for permanent occupancy the same
as singléamily dwellings. They may not be excluded from lots zoned for sfagldy dwellings and are
subject to the same rules as sibeilt homes, except for certain architectuna@quirements. Further, a

city may not require an administrative permit, planning or development process, or requirement that is
not imposed on a conventional singfemily dwelling.

Factorybuilt homes in Emeryville are expressly treated the same asasitt homes, per Sectiof&-
5.2050f the Municipal Coddractorybuilt housing on residential lots not constructed within a mobile
home park must conform to the same development standards applied tebgsitehomes with regards
to setbacks, parking, plament, and other standards, but have additional specific architectural
requirements related to exterior finish and roofing material to blend factouijt housing with sitebuilt
housing. Mobile home units may also be used as rental ADUs subject to @amainuction standards
(e.g., National Mobile Home Construction and Safety Standards of 1974), and architectural
requirements. These standards do not impose a constraint on the placement of mobile homes or
unreasonable cost burdens on mobile homeownengasinew factorsbuilt homes normally comply with
GKS / AG2dQa NBIldZANBYSyda gAlGK f bilthéuSingzNidefRilized2 RA FA O
in the city.While the Department of Finance reports the presence of 36 mobile honteseryville
(Table 38), City staff are unaware of any. It is possible that the permitteddb@ard boats in the
Emeryville Marina were counted as mobile homes by the Department of Finance.

Mobile home parks are permitted in the RM zone with an apprové®.(Emeryville does not have any
mobile home parks within the city limitRlanning Regulations will be updated to require mobile and
manufactured homes the same approval processes as diagiiy residential uses, in compliance with
California Governmerntode Section 65852.3 within 3 ye@dPsogram LL)

42146 2A0EAAT OEAI _#AOA &AAEI EOEAO

Health and Safety Code Sections 1267.8, 1566.3, and 1568.08 require local governments to treat

licensed group homes and residential care facilities with six or fewer residerdsferently than other
by-rightsinglef I YAf & K2dzaAy3 dzaSaod a{AE 2NJ FS6SNJ LISNB2YaE
family, or persons employed as staff. Local agencies must allow these licensed residential care facilities

in any area zonetbr residential use and may not require licensed residential care facilities for six or

fewer persons to obtain CUPs or variances that are not required of other family dwellings. Group homes
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and residential care facilities should not be subject to anyri@®ns (e.g., occupancy limit) that are not
imposed on similar dwellings (e.g. sinfgenily homes, apartments).

In Emeryville, limited residential care facilities (providing care for six or fewer persons) are permitted by
right in the RM, RMH, RH, MUidd MURS zones. General residential care facilities (providing care for
seven or more persons) are conditionally permitted in the RM, RMH, RH, MUR, and MURS zones. In
ProgramLL, the City commits to revising the Municipal Code to allow general residesatialfacilities to

be permitted in the same way as limited residential care facilities.

42147 01 6P 2AO0EAAI OEAI 50A0 (71 ADERC( EDOABBDAAOAT
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basis consisting of shared living quarters or singtam occupancy (SRO) housing with more than one

room or unit sharing kitchen and/or bathroom faciliti€sroup residential useisclude boarding houses

and dormitories Similar to residential care ¢dities, Emeryville has separate zoning requirements for

group residential uses with six of fewer residents (small) and group residential uses with seven or more
residents (large).

Small group residential uses are treated the same as other diagiy (singleunit) uses and are

permitted by right in the RM, RMH, RH, MUR, and MURS zoning districts. Large group residential uses
are conditionally permitted in the abowaentioned zones. IRrogramLL, the City commits to revising

the Municipal Code to allovarge group residential uses to be permitted in the same way as small group
residential uses. The City, does not impose separation requirements for group residential uses, allowing
for the integration of group residential uses with other residential uses.

SRO units and similar use types are an important source of affordable housing for extremielgdoe
households. Extremely loimcome households typically comprise persons with special housing needs,
including, but not limited to, persons experiencimgmelessness or at risk of homelessness and persons
with substance abuse problems. Assembly Bill (AB) 2634 (Lieber 2006) requires the quantification and
analysis of existing and projected housing needs of extremeljrioeme households. Housing

Elements mst also identify zoning to encourage and facilitate supportive housing and SRO units. In
Programs A, G, H, K, L, O, Y, BB, CC, GG, anté¢dCity, commits to addressing the needs of

extremely lowincome households, including expanding affordable houspmprtunities. As a part of

this effort, the City, will amend the Municipal Code to permit group residential uses with seven or more
residents through a ministerial process rather than requiring a @ddgj{am LL).

42148 %i b1 T UAA AT A &AQI xT OEAO (1 OO0ET C

No land within Emeryville is designated for agricultural use. According to 2019 American Community
Survey (ACSHyear estimatesTable 32019), there are 10 persons in Emeryville employed in

agriculture, forestry, fishing and hunting, and mining occupations. These persons may work outside of
Emeryville. Therefore, Emeryville has no specific need for farmworker housing. The 2017 Department of
Agiculture (USDA) Agricultural Census estimates there are approximately 593 hired farmworkers in
Alameda County, with 305 estimated to be permanent labor and 288 estimated to be seasonal workers.

Constraints 56



City of Emeryville 20232031 Housing ElementHCD First SubmittalDraft

Increasing the supply of housing affordable to lower incdrmeseholds could potentially benefit
farmworkers.Therefore, the City is committed to increasing the supply of affordable housing far low
very low, and extremely lowncome household@Prograns A, G, H, I, and)Y

Emeryville permits an employee housiNgs f  § SR dzaS Fa Iy | O0OS&aaz2NE NB&AI
guarters, defined in Sectiod2.702f) as adwelling unit in connection with a principal nonresidential

use on the same lot, to be occupied by a person who must be present on the site fogenahar

security reasons and who is the owner, lessee, or an employee of the owner or lessee of the

nonresidential useThe City commits teevising theMunicipal Coddo permit employee housing that

serves six or fewer persons as other sidgimily use of the same type in the same zone across all

zones that allow singi&amily residential uses in compliance with the California Employee Housing Act

(Health and Safety Code Sections 17021.5 and 170@r&jramLL).

Planning Regulationsill be updated toboth streamline andiefine agricultural worker housing his
includesministerialy approvingof agricultural worker housing that meets the requirements of Health

and Safety Code Section 17021T8e updated definitins willidentify that any agricultural worker
housingmade upof lessthan 36 beds in a group quarter or 12 units or spa@sbe classified as
agricultural land use and permitted in the same manner as agricultural uses consistent with Health and
SafetyCode Section 17021.6. Modifications, if approved will be implemented in 3 (Rragram L)L

42149 40A1T OEQCETT AL AT A 30bpbi OOEOGA (1 OOET ¢

Supportive housing is defined by Section 50675.14 of the Health and Safety Code as housing with linked
on- or off-site servtes with no limit on the length of stay and which is occupied by a target population,

as defined in Health and Safety Code Section 53260 (i.eintamne person with mental disabilities,

AIDS, substance abuse, or chronic health conditions, or persongwlsabilities originated before the

age of 18). Services linked to supportive housing usually focuses on assisting people with retaining their
housing, and living and working in the community, and/or health improvement.

Transitional housing is defined $ection 50675.2(h) of the Health and Safety Code as rental housing for
stays of at least six months but where the units are recirculated to another program recipient after a set
period. It may be designated for a homeless individual or family transigiaieipermanent housing.

This housing can take many structural forms, such as group housing and multifamily units, and may
include supportive services to allow individuals to gain necessary life skills in support of independent
living.

Pursuant to Califorai Government Code Section 65583, transitional and supportive housing types are
required to be treated as residential uses and subject only to those restrictions that apply to other
residential uses of the same type in the same zone. Transitional and siwegoousing, as defined in

the Health and Safety Code, are permitted by right without a CUP in residential zones.

The City allows tansitional and supportive housingubject only to those restrictions that apply to other
residential dwellings of the samgpe in the same zonélore specifically, singtanit or two-unit
transitional housing and supportive housing are permitted by right in the RM zone, andumitilti
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projects are conditionally allowed in the RM zone and permitted by right in the RMH, R§{,anid
MURS zoning districtepnsistent withCaliforniaGovernment Code Sections 65583 and 65650.

42141081 i AOCOEA 6EI 1 AT AA 3EAI OAO

Emeryville allows domestic violence shelters with an approved major CUP in the RM, RMH, RH, MUR,
and MURS zoning districts. Per Sec8e¢h2090f the Municipal Code, domestic violence shelters are
defined as dacility where victims of domestic violence gexual abuse are provided temporary housing,
food, and other specialized services in compliance with California Welfare and Institutions Code Section
18290

421.411%1 AOCAT AU 3EAI OA0O o

The California Health and Safety Code (Section 50801[e]) defines an emeigrtsyf G SNJ | & & K2 dza A
minimal supportive services for homeless persons that is limited to occupancy of six months or less by a
homeless person. No individual or household may be denied emergency shelter because of an inability

G2 LI & o¢

In 2019, the Cit approved a temporary emergency shelter for families at the former City Recreation
Center at 4300 San Pablo Avenue, in the MUR zone. The project was operated by the East Oakland
Community Project (EOCP). The site had been previously earmarked foiredome senior housing

project. The developer selection, planning entitlement, and building permit processes for such a project
would be expected to take about two years, during which time the site was able to be used for the
temporary emergency family shefteAs of May 2022, the City had selected a developer and was in the
process of negotiating bease Disposition and Development Agreem{@mDA) with them.

¢CKS /AGeQa adzyAOALIE /2RSS lftft2sa SYSNASyOe akKStds
approval of a zoning compliance review application by the Community Development Director, with
consultation from the Chief Building Official and Fire Marshal. Emergency shelters are also conditionally
permitted in the MUR, MUN, OT (Office/Technology),[@T Dffice/Technology Doyiklollis North,

and INL Kight Industrigl zoning districts, requiring an approved major CUP. Sites in the MURS, MUR,

MUN, OT, OT/DH, and INL zoning districts are well served by transit, services, and amenities. As shown

in Table4-3, there are a total of 29 parcels on 9.54 acres where emergency shelters could potentially be

built.

To facilitate the production of emergency shelters, the City will consider removing the CUP on
emergency shelters in the MUR zofiRrogramLL).
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Table 4-3: Capacity for Emergency Shelters

Vacant Underutilized
Zone

Number of Parcels Acres Number of Parcels Acres
INL 0 0 6 1.55
MUR 6 3.75 15 3.94
MURS 0 0 2 0.3
TOTAL 6 3.75 23 5.79
TOTAL Parcels 29
TOTAL Acres 9.54

Source: City dEmeryville, 2021

The City adopted objective managerial standards to encourage and facilitate the developraerg\of
emergency shelteor conversion of a building with another use for use as an emergency stigdter
Section9-5.18040f the Municipal Codedevelopment standards for emergency shelter&meryville

include

1
1

Number of BedsAn emergency shelter may have up to 60 beds.

Waiting Area.A waiting and intake area with a minimum of 10 square feet per bed shall be
provided.

Outdoor Activities.Outdoor activities, including, but not limited to, esite waiting, client intake
areas, and charitable food distribution, may only be conducted between the hours of 8:00 a.m.
to 6:00 p.m. and shall be screened from public view to the extent feasible.
LocationRequirement.No emergency shelter shall be established within 300 feet of any other
emergency shelter. The distance between any two emergency shelters shall be measured in a
straight line, without regard to intervening structures, from the closest proplmty of each

shelter.

Lighting.Adequate external lighting for security shall be provided.

Security Parking and outdoor facilities shall be designed for security for residents, visitors, and
employees.

Management PlanThe shelter operator shall have aitten management plan including
provisions for staff training, neighbor relations, security, screening of residents to ensure
compatibility with services provided at the facility, and programs for residents.

OnSite Staffing A minimum of one staff membayer 20 beds shall be on duty and awake when
the facility is in operation.

Compliance with Federal, State, and Local Regulatidasergency shelters shall comply with

all federal, state, and local licensing requirements.

Compliance with Life SafetiRegulations Emergency shelters shall comply with all applicable
building, fire, and health and safety codes, including maximum occupancy restrictions.
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Emeryville does not require a minimum number of parking spaces and relies on an estimated parking
demand ratio to determine the maximum number of parking spaces allowed. While emergency shelters
are not required to provide any parking spaces, the estimaim#ting demand ratio to determine the
maximum parking spaces allowed is listed as to be determined (TBD) in #aB@49%f the Municipal

Code. Per Section9404, where emergency shelters are permitted with ministerial approval (MURS
zone),the Communiy Development Director determines thestimated parking demand based on the
characteristics of the specific use in question and other similar Wgksre emergency shelters are

permitted with discretionary approval (the MUR, MUN, OT, OT/DH, and INL zoa&danning

Commission or City Council shall determine the estimated parking demand based on a recommendation
from thedirector.

To comply with Californi@overnment Codeésection65583(a)(4)the City commits to updating its
parking standards to estabh a parking standard that provides sufficient parking to all emergency
shelter staff ando reviewingthe emergency sheltestandards and revising as needed to be consistent
(ProgramLL).

421412, T AOOEAO . AGECAOETT #A1T OAOO

As part ofProgramLL, the City wilamend itsMunicipal Codeo allow LowBarrier Navigation Centers by
right in mixeduse zones and nonresidential zones permitting multifamily uses if it meets specified
requirements in compliance wit@alifornia Government Code Sections 65660, 6566465666

C2NJ I yI@A3alidAaz2y OSyGaSNI (G2 06S O2yaARSNBR aft2g ol N
reduce barriers to entry, which may include, but is not limited to, the following:

1 Permitting the presence of partners if it is not a popigda-specific site, such as for survivors of
domestic violence or sexual assault, women, or youth

1 Pets

Ability to store possessions

1 Providing privacy, such as private rooms or partitions around beds in a dormitory setting or in
larger rooms with multiple éds.

=
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California Government Code Section 65583 requires that the Housing Element analyze potential and
actual constraints on the development, maintenance, and improvement of housing for persons with
disabilities and demonstratiocal efforts to remove governmental constraints that hinder the locality
from meeting the need for housing for persons with disabilities (California Government Code, Section
65583(a)(4)). The element must include programs that remove constraints or pneadonable
accommodations for housing designed for persons with disabilities (California Government Code,
Section 65583(c)(3)). This section &rdgram Caddress these requirements.
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State law requires residential care féals serving six or fewer persons to be (1) treated the same as
any residential use; (2) allowed by right in all residential zones; and (3) subject to the same standards,
fees, taxes, and permitting procedures as those imposed on the same type of hmugirgsame zone.
These laws ensure that housing opportunities are available for people with disabilities and that such
uses are not discriminated against. The City currently permits residential care facilities serving six or
fewer persons by right in aksidential zoning districts (RM, RMH, RH, MUR, and MURS zones).
Residential care facilities include the subcategory of Residential Care Facility for the Elderly, which are
care facilities that serve persons 60 years of age and older, as defined by Seziinof the Municipal
Code. To expand the use of care facilities for any number of occupants, the City has iRchgleanLL

to amend the Municipal Code to allow stdieensed residential care facilities for seven or more persons
only subject to thos restrictions that apply to residential uses in the same zone. Emeryville does not
impose any separation requirements for limited (six or fewer residents) residential care facilities or
general (seven or more residents).

42152 | AAAOGOEAT A O0AOEET C

While the Cityupdated its site development regulations for parking in 2020 to eliminate minimum
required parking standards, it maintains required number of accessible parking stalls, which are
regulated by Title 24 of the California Building Standards Code. Undeethearking regulations in

Section 94.403 of the Municipal Code, all new development that elect to provide standard parking stalls
must provide accessible parking stalls and existing development that reduce parking must maintain its
existing accessible gang. New construction with an estimated parking demand of greater than 25
spaces is required to provide accessible parking even if no other parking is proposed (typically applying
to new commercial projects of 10,000 square feet or more). For residersied serving persons with
disabilities, the estimated parking demand ratio per Section 9.404 of the Municipal Code is as follows:

1 General residential care facilities (seven or more resideri)5 spaces per bed

9 Large group residential (seven or morsigents)- 0.25 spaces per bed

9 Limited residential care facilities (six or fewer residents), small group residential facilities (six or
fewer residents), and senior housing developments andifi@me housing developments0
spaces required

42153 "OEI AERQG #T A

This section discusses building codes as related to persons with disabilities. A broader discussion of
building codes can be found in the Permits and Procedures subsection later in this clipteity
enforces Title 24 of the California Code of Rations, which regulates the access and adaptability of
buildings to accommodate persons with disabilitiEee City enforces federal and state accessibility laws
through the building plan check and permit proceste Titypermits existing and new homes be
retrofitted or fitted for features that provide for accessibility and independent living for persons with
disabilities.
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Further, the City maintains an Americans with Disabilities Act (ADA) Coordinator within the Public Works
Department. The ADA Coonditor for Emeryville is responsible for supervising city compliance with the
ADA. This includes:

1 Implementing accommodation, auxiliary aid, and barrier removal requests

1 Resolving ADA grievances filed by citizens

1 Creating and maintaining blue curbs asttier handicapped parking places with the Public
Works Department

42154 s AZET EQCETT 1T &£ &AITEI U
Fair housing laws prohibit restrictive definitions of family that discriminate against households based on
the number, personal characteristics, or the relationship@fupants to one another.

I 2yaraidsSyid gAGK aidl GdS two @por moke Persorts dcupyn@ Fdwgllidgs I FI Y
unit and living together as a single housekeeping unit and sharing common living, sleeping, cooking and
eating facilities. Memérs of a family need not be related by blood but are distinguished from a group

occupying a hotel, club, fraternity or sorority hodsé I a & i | 8-&2R60fkthé M{nBigaliCodey

¢KS / AG@ TFdzNI KS NI &lPérsbns Shimccupy & divelldm ubikas thek fisudl glace of
residence(Sectiord-8.208.
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Pursuant to thedderal Fair Housing Amendments Act, iBA,and the California Fair Employment and
| 2dza Ay 3 | O iVEnichar Soddsernionof7.80a arovides for reasonable accommodation by
allowing modifications tahe applicationof land use policies arebning regulations for persons with
disabilities.These provigons are intendedo provide aclearprocess fothe submittal and processing of
requests for reasonable accommodatidRequests for accommodation areviewed by the ADA
coordinator and theéPlanning and Building Director, who mustus a decision within 45 days. The
determination to approve, conditionally approve, or deny a requestased on the following findings:

1 The person who is the subject of the request for reasonable accommodation is protected under
federal and state fair housing laws.

1 The requested accommodation is necessary to make specific housing available to anahdivid
protected under the federal and state fair housing laws.

1 The requested accommodation does not impose an undue financial or administrative burden
upon the City.

1 The requested accommodation does not require a significant alteration of the planninggzoni
and development laws and procedures of the City.

1 There are no alternatives aside from the requested exception accommodation for the benefit of
the applicant.
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Any person can appeal to the decision of the Director of the Planning Comntigsiiting he appeal of
decision of fair housing accommodation request provided by the Departresistance in filing an
appealis available througkthe Departmentto ensure that the appeal process is accessible to the
applicantand will need to contain a statemenh reasons for appeal.

In summary, the City of Emeryville continues to institute accessible procedures to ensure that people of
all abilities have opportunities to secure housing in the community.
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Residential development standards and parking requirements are intended to maintain and preserve
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such as structure heights, yard setbacks, and op@cepequirements. They are not meant to limit

residential development; instead, they are aimed at creating attractive and inviting buildings at
FLILINBLINRFGS aoFrtSa FyR Ay O2yaARSNIGAz2y 2F | R2l OS
standardsaré @I Af I 6t S 2y GKS [/ A& QGBoerantedt@oddb&ctiondlgN®ldzl vy i G 2
(@)(1)(B)).
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Density, building intensity (or FAR), and building height are established in the Land Use Element and
implemented bythe Municipal Code. As discussed in context of the General Plan, density, FAR, and

building height are not directly correlated with land use designations and zoning districts and are

instead established by th@eneral Plan Floor Area RatMap, General Rn MaximumBuildingHeight

Map, and General Plan Residential DéasiMap.6 ¢ 2 NBFSNJ 42 GKS&aS Yl LaAsx &4SS
Element.)Each map designates a base maximum ratio (FAR and density) or limit (height) per area and a
maximum development bonus tia/limit that may be conditionally permitted for projects

demonstrating a significant public benefit, such as public open space, {faimilgly housing, and

sustainable design. The community benefit bonus requires an approved CUP.

FAR expresses the ratbf building square footage to land square footage and allows for flexibility in

design as long as other development standards (such as height and setbacks) are compliant. As shown in
Table4-4, Emeryville permits base FAR ranges from up to 0.5 to @@tdntensities are low in the

eastern residential neighborhoods and the western end of the peninsula, gradually increasing to the
highest values at the Powell Street/Christie Avenue core area. With exception to areas with a permitted
base FAR of 1.0, th®nus FAR permitted is twice the allowed base AAR.City will permit by right-3

and 4unit multi-unit projects in the RM district with no density requirement, as long as it is in

compliance with FAR and height limits. Base FAR will also be incteds@dand Bonus FAR will be
eliminated in the RM Zone. Modifications, if approved will be implemented in 3 y@aosgyram L)
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Table 4-4: Maximum Floor Area Ratio

Map Designation Maximum Permitted Building Intensity (FAR)
Base Bonus
0.5/1.0 Up t00.5 Upto 1.0
1.0 Upto 1.0 None
1.0/1.6 Upto 1.0 Upto 1.6
1.5/3.0 Upto 1.5 Up to 3.0
2.0/4.0 Up to 2.0 Up to 4.0
3.0/6.0 Up to 3.0 Up to 6.0

Source: EmerwvillMunicipal Code2021

As shown irmmable4-5, maximum base height ranges from 30 to 75 feet. Similar to FAR, allowed height
gradually increases from east Emeryville, typified by older residential neighborhoods, to the Powell
Street/Christie Avenue area, supporting a higge core within this aredMaximum height, coupled with

FAR, was specifically determined on a neighborhood basis to character and scale, either to preserve
existing neighborhoods (such as the historic Park Avenue) or encouragadeiglevelopment (such as

the Powell Street Core)Vith exception to areas with a map designation of 30, development projects in
all other areas can be awarded a bonus height. In the 40/75, 50/100, and 75/100 map designations, the
maximum bonus height is more than double the base allowable height.

Table 4-5: Maximum Height

Maximum Permitted Height
Map Designation General Associated Neighborhoods
Base Bonus

30 Up to 30 None Triangle and Doyle Street neighborhoods

North HollisandPark Avenue areas

30755 Upto 30 Upto 35 Watergateresidential complex

40/75 Up to 40 Upto 75 Transitional areas between lenge and highiise neighborhoods
50/100 Up to 50 Up to 100 Sherwin Williams, East Bay Bridge, and sites west of the railr
75/100+ Upto 75 75 to over 100 |Powell StreeCore

Source: Emeryville Municipal Code and General Plan, 2021

Overall, the allowable base FAR and height support-tiegisity development citywide.dhsity is one of

the most important factors that affestthe feasibility of housing that is affordable to households with
lower incomesPer Californig&sovernment Code Section 65583.2(c)(3){Bg default density applicable

to Emeryville presumed to be suitable for lowiacome housing is 20 units per acre,iel within

Emeryuville is the lowest allowable base density. This indicates that affordable housing can be
accommodated anywhere in the city without need of the community benefit bonus to achieve higher
densities. However, should a development project neegursue a higher density through a

community benefit bonus, a bonus density is available in any of the map designations (unlike height or
FAR, where bonuses are only available to some map designations).
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Table4-6 shows the base densities and bonus ddes that correspond with the designations on the

/I AGeQa al EAYdzZYy wSaARSyGAlLt 5SyardrasSa al L) 6asSs [y
on areas where the underlying General Plan land use classification allows residential uses. This includes

the older neighborhoods in east Emeryville (Triangle and Doyle Street neighborhoods) that permit the

lowest density (20 units per acre), along San Pablo Avenue, Park Avenue, and Hollis Street permitting
moderate density (between 35/60 to 50/100 units pesre) and the higlilensity corridor between-80

FYR GKS NIAENRIFIR&as LISNX¥YAGOIOAYT GKS /AGeQa KAIKSaED
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permit residential uses: Mixedse with Nonresidential and Industrial. The corresponding zoning

districts (MUN and INL and INH, respectively) only permit emergency shelters and live/work units; no

other residential uses are permitted.

Table 4-6: Maximu m Density

. . Maximum Permitted Density
Map Designation
Base Bonus

20/35 Up to 20 Up to 35
35/60 Up to 35 Up to 60
50/100 Up to 50 Up to 100
70/135 Up to 70 Up to 135
85/170 Up to 85 Up to 170

Source: EmeryvillMunicipal Codend General Plan, 2021

While the General Plan Densities Map only establishes a maximum residential density, development
proposals in the city are typically for projects close to or in excess of the base maximum density. This
indicates the base density can be achieved while meggttie requirements of other residential
development standards, including setbacks, unit size, and open spaiske4-7 describes these

residential development standards.

42211 2APOAOGAT OAOEOGA 001 EAADGO
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FAR significantly higher than the base allowed. As shoWabie 65, recent examples include:

1. The Intersection MixedUse Project (Maz Sitedesulted in 105 units (11 of the 105 are BMR) on
a 1.1 acres. This isd@nsity of 95.5 units per acre, in an area with a base maximum density of 50
units per acre and a bonus maximum density of 100 units per acre. The project FAR is 2.24, in an
area with a base maximum FAR of 1.5 and a bonus maximum FAR of 3.0.

2. SherwinWilliams Buildings B1 and B2, resulted in a combined 194 units (33 of the 194 are BMR)
on two acres. This is a density of 97 units per acre, in an area with a base maximum density of
50 units per acre and a bonus maximum density of 100 units per acre. TleetdéjRs are 3.42
for Building B1 and 2.79 for Building B2, in an area with a base maximum FAR of 1.5 and a bonus
maximum FAR of 3.0.
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Zone Unit Type
. . . Mixed Use with
High Density 'I\DA::;T;; High 'g::;?tr; Residential Mixed Use Residential ACCESSO
Residential ) . . . (MUR), not (MUR), abutting other oSOTy Live/Work Multi-Unit
Residential Residential . . . Dwelling Unit
(RH) abutting residential zones
(RMH) (RM) . .
residential
Front yard setback (minimum)
If the two Average of Average of Average of
adjacent lots are| adjacent font | adjacent front adjacent front
developed yards yards yards
Same as front | Same as front | Same as front
If only one of the| yard on yard on yard on When street frontage _ Pursuant to
adjacent lots is | developed lot | developed lot | developed lot abuts a lotin a Subjectto the | Pursuanttothe . .~ "
developed but not less but not less than| but not less None residential zone, setbac| same setbacks & zone in which | e
than 5 feet 5 feet than 10 feet shall be the same as existing the unit is unit is
- required on the adjaceny structures located located
If neither of the residential lot
adjacent lots are| 5 feet 5 feet 10 feet
developed
For all comer 5 feet 5 feet 10 feet
lots
Other setlacks (minimum)
When street frontage
abuts alotina Subject to the
Street side 3 feet 3 feet 3 feet residential zone, setbac| same setbacks a
shall be the same as existing
required on the adjacen{ structure$ Pursuant to the| ursuant to
residential lot sone invhich | the zonein
None o which the
10 feet plus an Subject to the the unitis unit is
additional 2 feet for located
Interior side 3 feet 3 feet 3 feet each 1 foot by which the Zigﬁnzetba(:ks a located
height of the building on| stryctures
the nonresidential lot
Rear 15 feet 15 feet 15 feet exceeds 30 feet 4feet
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Zone Unit Type
. . . Mixed Use with
High Density 'I;A:r?;?tr; High 'g::;?tr; Residential Mixed Use Residential ACCESSO
Residential ) . ) . (MUR), not (MUR), abutting other SOy Live/Work Multi-Unit
Residential Residential . : : Dwelling Unit
(RH) abutting residential zones
(RMH) (RM) . .
residential
Minimum Lot Area and Width
Minimum Lot
Area (square T T 2,500 T T T T T
feet)
Minimum Lot
Width T T 25 feet T T T T T
Unit size
Minimum T T 500 T T 150 750 T
(square fee
1,200 or greater
than the largest
Maximum principal unit its
(square feet) t t t ! ! associated with, 2,000 !
whichever is
greater
Open space
Usable open
space per unit T T T T T 200 60 60

(square feet)

Source: City of EmeryvilMunicipal Code2@1

1 Detached garages and accessory buildings shall not be considered in determining existing front setbacks.
2 Where a lot has frontage on two streets, and both such frontages are adjacent to property in a residential zone, thefreetbtek street line @ each frontage shall be
the same as required on the adjacent residential lot.

w

IN

and/or privately owned public open spa¢POPOS) that totals at least 5% of the gross floor area. Single unit anditwesidential uses are exempt from this

requirement.
No setback is required if a garage, carport, or other existing structure is converted to or replaced by an adeesBogyunit.

(4]

Constraints

Minimum dwelling unit area is not prescribed by thieinicipal Coddor any zones except the RM zones. However, all dwelling units shall comply with applicable builc
coderequirements in Title 8 of the Municipal Code.
For all other residential uses other than multiit uses, new buildings or additions that exceed 10,000 square feet shall provide a minimum area of common open s
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The purpose of the PUB to encourage the creative development of large sites so aetmit flexibility

in physical design, achieve attractive designs which encouragedaade site planning, and ensure that

the applicable provisions of the General Plan are established early in the formation of such development
proposalsThe creation ba PUD isonsidered by the City Council with a recommendation from the
Planning Commissido adopt a preliminary development plan and subsequent final development

plans. A preliminary development plamdfinal development plamay also be processed arurrently,
howeveri KS t f I yyAy 3 [ 2YY AMaahderlgpmant daislcaEhgent tporeCiy (1 K S
Council approval of thpreliminary development plan.

The proposed PUD and adoption of a preliminary development plan must be consistent wikerkeal

Plan, including its development standards and land use designation of the site, and not have significant
adverse impacts on the environment. The proposed site may be no less than one acre, suitable for the
uses permitted, compatible with the surrading area, and comply with any overlay zones. A PUD must
provide public benefit to qualify for bondkor area ratio, height, and/or residential density.

4223 0AOEET C 2ANOEOAI AT OO

In 2020, the City updated its parking requirements to eliminate parking minsneffectively removing

the requirement for providing parking (with the exception of accessible parking, previously described).
Additionally, existing parking spaces established prior to updating the parking requirements may be
reduced or eliminated entidg, per Section €1.403(a)(1). This includes parking spaces that were

required as a condition of approval for discretionary projects, which can be reduced or eliminated with
an approved minor CUP. The Municipal Code retains allowable maximum parkingmeepits, limiting

the maximum number of parking spaces a project can provide to 10 percent more than the estimated
parking demand (included dsble4-8). Estimated parking demand is determined by use type, number
of units, and number of bedrooms. Projects that propose parking spaces exceeding the maximum
allowable require an approved CUP and must demonstrate that (1) the additional parking is required to
meet the anticipated demand of the proposed use, and (2) the additional parking will not result in an
overdependence on automobiles and/or adversely impact transit, bicycle, or pedestrian access to the
site or other adjacent uses. The City further mingsithe requirements for parking within specific

districts of the city to reduce reliance on vehicles: the maximum parking allowances are reduced 50
LISNOSY G F2NJ LINP2SOG & LINR LR &SR A yseridg8seOnithiadgfess ¢ NI vy &
floor area of 5,000 square feet or less are exempt frorrstfet parking and loading provisions.

Discretionary projects that provide less parking spaces than the estimated parking demand may be
conditioned by the hearing authority to include measures tteatuce parking demand, such as
promoting use of public transit, bicycling, and walking, and/or allowing modified working hours or
telecommuting. The City does not have the ability to impose conditions on ministerial projects.

As parking requirements foratdard parking are effectively removed, required parking does not pose a
constraint on housing development in Emeryuville.
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Table 4-8: Residential Parking Standards

Residential Use

Estimated Maximum
Parking Demand

Single it

1 space

ADUS

No parking required

Two units and muHiinit
Resident parking
Guest parking (for 5+ units)

1 space/unit
0.2 spaces/unit

Two units and multi-unit (senior and low-income housing?)
Resident parking
Guest parking (for 5+ units)

0.5 spaces/unit
0.2spaces/unit

Domestioviolence shelter

0.25 spaces/bed

Groupresidential
Small
Large

None
0.25 spaces/bed

Mobile homepark

1 spacefobilehome

Live/workunit

158

Residentiatarefacility

Limited No Requirement
General 0.25spacethed
Supportivehousing 0.25spacethed

Transitionahousing

0.25spacethed

Emergency sheltet,5

TBD

Source: City of Emeryville Municipal Code, 2021

1 If parking is provided for an ADU, that parking can be provided in tandem with parking for existing residential parkir
spaces and/or provided in required setback. If a garage or carport is converted to or replaced by an ADU, no replac
parking is reqired.

2 Senior housing means housing that is restricted to older adults, in which at least one resident of each unit must be
GaSyA2N) OAGAT Sy zé | & RS T50.¢ Bowindorye hbubirig ingasNiguking that As @eatricted t@
low, very low, or extremely low income households, as defined for Alameda County by the California Department o
Housing and Community Belopment.

3 Estimated parking demand for live/work units can be calculated as either 1.5/spaces per live/work unit or 1.5 space
1,000 gross feet, whichever is greater.

4 The estimated parking demand is to be determined (TBD), deems the estimatedgpdemand shall be determined
based on the characteristics of the specific use in question and other similar uses.

5 TheCity commits to updating its parking standards to establish a parking standard that provides sufficient parking tc
emergency sélter staff and to reviewing the emergency shelter standards and revising as needed to be consistent
(ProgramBB).
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If a public benefit can be demonstrated, the Qiffers bonuses for FAR, height, and/or residential

density. Qualifying community benefits include open space, public improvements, utility

undergrounding, zero net energy, additional fariyNA Sy Rt &8 dzyAGaxX avYl ff odzaAyS

Constraints 69


http://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=CIV&sectionNum=51.3

community benefi¢

City of Emeryville 20232031 Housing ElementHCD First SubmittalDraft

F2NI Ly dzyRSTAYSR O2YYdzyAadie

0SYSTAl

design features beyond those required by applicable building codasg)lifying community benefitare
approved by the Planning Commissiéiexible benefits arapproved bythe City Council with

recommendation from the Planning Commission.

y2i

The City previously adopted Universal Design as a community benefit option for obtaining development

bonuses. Universal Design standards make homes more usable and accessible forglipgogding
people with disabilities. The City will evaluate how to incorporate Universal Design features into the

Planning Regulations beyond what is currently being implemeriRrdgram UU).

An approved community benefit bonus is the only availgdgdemit type that allows a project to exceed

the maximum base FAR, height, and residential density. While Emeryville has other permits that allow

deviation from development standards (e.g., variances and exception to standards), per Setiioa 9

(Variane Applicability) and Section®802 (Exception to Standards Applicability), FAR, height, and
density are not applicable standards that can be considered. Further, applicants that apply for a
community benefit bonus cannot receive a density bonus throinghState Density Bonus.

While community benefits must clearly exceed normal requirements, the qualifying community benefits

are specifically stated with objective standards to determine the bonus awarded based on a point
system (Section-2.204(e)). To quport the development of affordable housing, at least half of the
bonus points are required to be earned through providing affordable housing units. This applies to

nonresidential projects and residential projects, with nonresidential projects requirpdy@an

additional affordable housing impact feehd number of bonus points awarded shall be determined for
providing affordable units at various income levels in accordanceeithe4-9 below.

Table 4-9: Bonus Points for Affordable Units in Project

Bonus Points Rental Projects (F?rwo?eecrtsship
Awarded
TOTAL Very Low Income | Low Income Moderate Income| Moderate Income

5 12.5% 12.5% 12.5% 12.5% 12.5%

10 13.0% 2.9% 4.5% 5.5% 21.0%

15 13.5% 3.1% 4.7% 5.8% 21.5%

20 14.0% 3.2% 4.9% 6.0% 22.0%

25 14.5% 3.3% 5.0% 6.2% 22.5%

30 15.0% 3.4% 5.2% 6.4% 23.0%

35 15.5% 3.5% 5.4% 6.6% 23.5%

40 16.0% 3.6% 5.6% 6.8% 24.0%

45 16.5% 3.7% 5.7% 7.0% 24.5%

50 17.0% 3.9% 5.9% 7.2% 25.0%

SourceCityof Emeryville Municipal Code®204(d)(1), 2021
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family-friendly units are particularly important to offer mosppropriately sizedhousing units for

families. Emeryville offers five points for each additional 5 percent of total units that have two or more
bedroomsin addition to those required by SectiorB92003 of which at least 1 percent must have three

or more bedrooms. The projeatustalsocomply withthe applicable provisions of the Emeryville Design
Guidelines pertaining to famifyiendly residential unit design.

To approve a community benefit bonus for FAR, height, or density, the City Council must make the
following findings per Section4.204(f)

1. Inthe RM Medium Density Residential zone:

1 That the proposed project is compatible with the surrounding neighborhood with regard to
building scale, form, materials, and street orientation.

1 That the proposed project has been designed to minimize the appearance from the street of
driveways, parking spaces, maneuvering aisles, and garage doors as much as possible given
the size and shape of the lot, and that at le@8ipercent of the street fontage is devoted
to active nonparking uses, except that a driveway of udlwfeet in width shall be allowed.

2. In all other zones:

9 That the proposed project will provide community benefits sufficient to earn the number of
points required for thebonus amount requested, pursuant to subsections (c),&iadl (e) of
Section 94.204.

1 That the proposed community benefits for the project are significant and clearly beyond
what would otherwise be required for the project under applicable code provisions,
conditions of approval, and/or environmental review mitigation measures.

1 That the proposed community benefits for the project are acceptable and appropriate in
this case and will provide tangible benefits to the community.

3. Bonus height over 100 hundreddie

1 That the proposed project will provide community benefits sufficient to earn at least 100
points pursuant to subsections (d) and (e) of Sectidn2®4.

1 That the proposed project will minimize impacts on public views, wind, and shadows at the
street level.

9 That the proposed project will be adequately separated from other buildings Id@feet
tall, with consideration given to solar access.

423 341 488. 3)"49 53 k&&/ 23! (/,38) .

In compliance with California Government Code Section 65915, therGitides density bonuses for
residential development projects that agree to provide affordable housing units. Density bonuses can
reach up to 35 percent and are based on both the type and amount of benefits provided. The following
types of projects are glible for a density bonus:
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1 A-residential development project that agrees to construct at least 10 percent of its units for
low-income households

1 A-residential development projects that agrees to construct at least 5 percent of its units for
very lowincomehouseholds

1 A senior citizen housing development or mobile park that limits residency based on age

1 Aresidential development project where 10 percent of its units are in a common interest
development for persons and families of moderate income, providedl ali units in the
development are offered to the public for purchase

1 Aresidential development project that donates land to the City

1 A-residential development project that includes childcare facilities

1 A condominium conversion project

Note that density bnuses for affordable housing are distinguished from the community benefit
bonuses. Developers may apply for a density bonus or the community benefit bonus, but not both
(Section %.501).

ABs 2753, 2372, 1763, 1227, and 2345 were passed in 2018, 2d13)2Mhand revisedensity bonus

law to provide additional benefits for qualifying projeciiscluding increasing the maximum percentage
density bonus from35t08) ¢ 2 Sy addz2NB GKS / AGeQa RS@OSt 2LIVSyi
state law, the @y will reviewChapter 5, Article 5 of the Municipal Coide compliance with ABs 2753,
2372,1227, 1763, and 2345 and to provide requirements withilMbaicipal CodeRrogramA).
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As a small cityd Y S NB Zohifgtp&mitiprocess is generally less time consuming than that of many
East Bay cities. Staff is able to provide a higher level of customer service than seen in larger cities.

Administrative planning approvals, including stiaffel (minor) design rewe, sign permits, and other

small projects take about three days to three weeks to process. Planning Commission approvals (use
permit, design review, variance, sign permit, subdivision) take about two months for simple projects,
once the application is confgte. Appeals to the City Council may add up to two months. A request for a
planned unit development, an amendment to the Zoning Ordinance, or a General Plan Amendment will
likely take longer due to required hearings by the Planning Commission and QitgilCiche City will
investigate the ability to eliminate the need for a Public Meeting to determine if the case warrants an
Appeal Hearing. The elimination of this Public Meeting will accelerate the time for a project to be
approved. Program B

For largemprojects, the developer is asked to meet with neighbors prior to seeking approval from the
Planning Commission. Informal study sessions with the Planning Commission, City Council, or both are
also recommended for larger projects prior to filing an appiica Study sessions are beneficial to the
applicant because any concerns by the Planning Commission and City Council can be aired prior to large
investment into design. Likewise, applicants receive preliminary review by staff to determine
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conformance withzoning and the General Plan and to identify the permits required. By the time the
project appears before the Planning Commission, significant issues have been addressed.

OYSNEGATf SQa LISNN¥AG LINRPOSRAzZNBa& | NBicalraviel hodrésii T2 NI | N.
Analysis associated with the California Environmental Quality Act (CEQA) can prolong project review, but
many projects are eligible for urban infill exemption.

Building permits and the related reviews (energy, electrical, plumbingharecal, fire) are processed

together. For a migsize, uncomplicated project with complete drawings and other submittal

requirements, it generally takes about six weeks to produce first comments and two to three weeks to
NEBALRYR (2 (KS FR® ool &f we iNddrde nmolhE LIRGEISYRAY I 2y (KS R
response timelLarger, more complex projects can take several additional months to receive building

permits.
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As shown ifmmable4-10, between 2016 and 2020, the average number of days between an approval of
entitlements and the submission of a building permit application for sifagiely projects was 182 and

for multifamily projects was 426.

Table 4-10: Time Between Entitlements and Bui Iding Permits

SingleFamily Project Name Entitlement Approved Building Permit App Submitted # of Days
1056 45th Street, Unit C 2/25/2016 4/21/2016 56
5876 Beaudry Street 8/25/2016 10/13/2016 49
1271 64th Street 12/8/2016 12/7/2017 364
Oceanview Townhomes 7/24/2018 4/9/2019 259
Average # Days 182
Minimum # Days 48
Longest # Days 364
Multifamily Project Name Entitlement Approved Building Permit App Submitted # of Days
The Intersection 8/22/2013 12/24/2013 124
Estrella Vista 1/22/2015 9/26/2016 613
Marketplace (C ) 5/28/2015 11/24/2015 180
Marketplace (D) 6/25/2015 11/13/2015 141
Bayview Emeryville 3/24/2016 719/2020 1568
Sherwin Williams (B1/B2) 2/22/2018 8/6/2018 165
Sherwin Williams (C/D) 2/22/2018 9/24/2018 214
Nellie Hannon Gateway 10/20/2020 11/30/2021 406
Average # Days 426
Minimum # Days 124
Longest # Days 1,568

Source: City of Emeryville, 2021
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As identified irProgram NNthe Citywill continue to track residential development projects and make
diligent efforts to contact applicants that have not pulled building permits or final maps have not been
obtained to discover why units have not been constructed within 2 years.

4243 2ANOAOCGKEION AO ,1 xAO $A1T OEOCEAO

As stated earlier, Emeryville has no ldensity residential zones because there are no neighborhoods
exclusively zoned for singtamily housing, such as a residential {density zoning district. Singleit

and two-unit residences are allowed by right in the RM zoning district but are not permitted in any other
zoning district that allows residential uses. Requests from developers during the were

consistent with these requirements.
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SB 35equires jurisdictions that have failed to meet thé&egional Housing Needs Allocati®@HNAto

provide streamlined, ministerial entittiement process for housing developments that incorporate

affordable housingAccording to the California Departmentof Ho0d | YR / 2YYdzy Al & 5SS @S¢
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subject to the streamlined ministerial approval process for proposed developments with at least 50

percent affordability.

As of October 2021, Emeryville has processed one project under SB 35 (San Pablo Affordable
Apartments), permitting a 9Qnit, 100percent affordable housing project through a ministerial process.

To comply with the requirements of SB 35, the City wiklelssh a written policy or procedure and other
guidance as appropriate to promote the streamlining approval process and standards for eligible
projects, as set forth under California Government Code Section 65FRgram B).

4245 #11 AEOETT Al 50A 0AOi EOQO
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irregularities, complex environmental conditions, amdjeeent industrial or commercial land uses.

The Cityhas a minor CUP to reduce costs and processing times for certain qualifying projects, such as
conditionally permitted uses in existing buildings (except in RM zones) and the preservation and reuse of
a significant or residential structure. The fee for man CUP is $57%.a major CUP is required because

the project goes over base FAR, units per acre, or height bus is less than three residential units, then the
project requires a deposit of $2,000arger projects require a $3,000 deposit and are chaoyed cost
recovery basis. The processing time, depending on the size and complexity of the project and
environmental review, can range from two months for simple projects up to the better part of a year for
complex projects requiring redesign and an eorinental impact report.
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listed here, are based on standard findings provided by the state Office of Planning and Research:

9 The proposed use is consistenith the General Plan.

1 The location, size, coverage, density, desaéga operating characteristics of the proposed use
will be compatible with, and will not adversely affect, the surrounding area, including
neighborhood character, street design angaaity, safety, noise, and lighting.

9 The proposed use is consistent with the capability of the water supply, wastewater disposal, fire,
and police systems to operate adequately and cost effectively.

I The proposed use at its proposed location will provadgervice or facility that will contribute to
the general wetbeing of the surrounding neighborhood or community.

9 The proposed use complies with all applicable standards and requirements ldiuihieipal
Code
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The Municipal Cde establishes a design review procedure for development proposals that involve
construction or exterior alterations to ensure development is consistent with the Emeryville Design
Guidelines and/or design guidelines in applicable area pidaglf Hollis Aea Urban Design Program,

San Pablo Avenue Urban Design Plan, South Bayfront Design Guidelines, Park Avenue District Plan, and
Shellmound Design Guideline®esign review is a discretionary process, with minor design review
projects processed administragly requiring approval by the Community Development Director and

major design review projects requiring approval from the Planning Commission during a public hearing.
Singleunit and twounit residential projects qualify for minor design review process eam be

processed administratively. Any residential project that does not qualify for minor design review (or is
exempt, such as ADUSs) requires major design review and approval from the Planning Commission, such
as new multiunit residential projects. Dégn review applications are reviewed concurrently with any
applicable use permit, variance, or Planned Unit Development (PUD) application.

The applicable review authority can approve, conditionally approve, or deny a design review project
based on the fdbwing findings (applicable to both minor and major design review):

1. The design of the project is consistent with the General Plan, including, but not limited to, its
urban design goals and policies.

2. The design of the project conforms to the Emeryvilleies&uidelines and any other applicable
design guidelines or criteria. If strict compliance with the provisions of such design guidelines or
criteria is not achieved, the applicant must convincingly demonstrate that the intent of the
guidelines or criterids met.

3. The project is of a high design quality that is compatible with, and will not adversely affect, the
surrounding area.
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For minor design review, the fee is $575. Major design review requires a $3,000 deposit and is charged
on a cost recovery basiBor minor design review, the processing times generally range from 14 to 30
days. With larger projects that are more complex, processing times vary and can sometimes take up to a
year.

In 2021, the City has begun reviewing the Emeryville Design Geisl@limn effort to create objective
design and development standards for multifamily and residential missdprojects to comply with

the requirements of the Housing Accountability Act, SB 330, and S8 8& Il as to resolve ambiguity in
the Family Friedly Guidelines(See ProgranC)

The City conducts zoning compliance review for all construction and new uses to ensure they comply
with applicable provisions of the Municipal Code. Zoning compliance review is a ministerial application
required before theCity can issue a design review permit or building permit. An approved zoning
compliance review is required for ADUs and emergency shelters (where allowed by right). As this permit
is ministerial, there are no associated findings for approval and conditiannot be applied.
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The mission of the Emeryville Building Division is to provide information and assistance to those
planning a construction project in Emeryville, as well as providing timely services for projeattyalre

under construction. Project design teams are encouraged to meet with the building official, the plan
check engineer, and Fire Department staff in the early stages of the project to discuss significant code
issues that will impact the project. By worginut potential problems early, applicants can usually

proceed more efficiently through the plan review stage of a project. On January 1, 2020, the 2019
California Building Code went into effect in California. The City of Emeryville has transitionexdnevihi
code. Every three years, the State of California adopts new codes that contain the latest advances in
construction practices and engineering concepts. The California Building Standards Commission adopts
GKS /TEAT2NYAL . dATRAGARS 2 RIGNP RIZASR @8 IKWINRRSIaA2Y |
agencies must adopt these codes, but may make amendments to address geological, climatic, or
topographical conditions provided the modifications are no less restrictive than the state standards.

The Adopted Building Codes in effect January 1, 2020 as follows:

2019 California Building Code Part 2; Volume 1 and 2
2019 California Residential Code

2019 California Green Building Standards Code

2019 California Mechanical Code

2019 Californid?lumbing Code

2019 California Energy Code

2019 California Electrical Code

2019 California Fire Code

=A =4 =4 =4 -4 4 -8 -4
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The City of Emeryville adopted the 2019 California Building Code through two ordinances. The first
repealed and replaced ChapterlD of Title 8of the ESNE GAf £ S adzy AOALI f [/ 2RSS G&. «
The amendments include Standards for Construction Fire Safety. The standards are intended to

prescribe minimum safeguards for new building construction projects to provide safety from

combustible materialsThe Plumbing code was amended to require shffitvalves to decrease the

chances of a fire or explosion in the event of earthquake. Similar code provisions have been adopted in

the East Bay region. The second replaced and repealed Chapter 5 of theoT ithe £meryville
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sprinklers to all new structures (1) in all new structures that are at least 3,000 square feet in floor area,

35 feet in height, or threstories tall irrespective of height; (2) in all existing buildings of 3,000 square

feet or more if the building is subdivided into metkinant spaces or condominiums, or there is a change

in use or occupancy; and (3) in all renovated buildings or condomianits if the value of the

improvements is equal to or greater than 50% of the replacement cost of the building or condominium

unit. The City adopted a residential-alectric reach code for new construction that applies to

residential buildings and sidential occupancies in mixage construction. In addition, the City

F R2LIWGSR | NBIJANBYSYyG GKFG NBAARSYGAIFf dzLd G2 4GSy
defined in Title 24 (the state code requires identifying the solar zone U tstories but only requires

installation up to three stories). No specific requirements for existing buildings or appliance types were
made. AHelectric construction has been shown to be ceffective, and in most residential scenarios it

is less expasive to construct than mixefliel. City staff have not received negative comments from

developers or found any data suggesting that there is any delay associated veitiactdic construction.

These local amendments have historically been adopted byZityeof Emeryville. They are part of the

current Emeryville Building Regulations and Fire Code.

The City has made some minor modifications to the building codes. Local amendments are minimal and
related to safety procedures and energy savings. Such amenidrmay materially increase the cost of
residential construction, however not significantly. Similar amendments have been adopted in
jurisdictions throughout the county. The City has not imposed any building codes other than those
mentioned previously. Térefore, the new building codes do not present a potential or actual constraint

to the development, maintenance, and improvement of housing

The code enforcement program focuses on enforcing ordinances and laws that require abatement to
properties that aredangerous to the public or are a public nuisance. Building inspectors respond to
complaints, issuing notices of violations and informing property owners about rehabilitation programs.
However, qualifying for assistance through the rehabilitation progranbssed on the income of the
owner. Building owners are given a reasonable period of time to correct code violations, and the
buildings are reinspected. If violations are not corrected, the owners can be cited or nuisance
abatement proceedings can be iaitied.

In response to construction issues in large multifamily projects with modern design features, the

Building Division now requires thighrty testing at key stages in the development process. While this
requirement adds to construction costs, it halseady proven effective in preventing potentially

significant issues that would later impact project owners and residents. While added costs may constrain
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development, this has been determined to be an important and successful method for ensuring quality
constructionand creating longeterm stability in multifamily housing.

425 &n3 B $#4)/ .3

The City charges planning and building fees and impact fees to cover staff costs and ensure new

development contributes to the added costs of providing necessamjcas and amenities. Fee

schedules are updated regularly and are in alignment with fees typical of jurisdictions in the East Bay.

¢CKS /AGeQa LXFyyAy3 FTSSa INB GeLAOlrtfte fSaa GKIy
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fee amounts ProgramFcommits the City to evaluating how it collects impact fees for new housing and
modifying its practices as needed to ensure that smaller, mdoeddble units are not unfairly

penalized with higher costs and that impact fees do not inadvertently incentivize larger, more expensive
projects. The program also commits the City to complying Adétsembly Bill (AB) 6023 (G NJ y & LI NBy O¢
requirements.

Planring application fees are due at the time of filing. For cost recovery, a deposit is required up front
and billings will be made as costs incur. Building permit and impact fees are collected in three phases.
Plan review fees and energy fees are due at plaeck submittal. At the time the permits are issued, the
following fees are due: building, electrical, plumbing, and mechanical permit fees, Fire Department fees,
general plan maintenance fee, sewer connection fees, development impact fees, traffic fiegmcand

school and public art fees. Any business license fee, as well as any remaining planning fee, are due with
the final inspection.

The City collects planning and subdivision fieesover the costef providing community services. New
housing typially requires payment of the following fees: school impact, sewer connection and, building
permit. These fees comprise a significant part of housing costs in thefGtyeryville In addition,
subdivisions and multifamily projects may incur the costreparing environmental impact reports,

traffic studies, soils reports, and filing fees for tentative and final maps. Such fees are typically based on
the hourly rates of City employees a hired consultant.
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Table 4-11: Planning and Application Fees

Plannngand Subdivision Fees

ACTION

CITY FEE

ADDITIONAL INFORMATION/FEES

Environmental Review

Negative Declaration or Mitigated
Negative Declaration, including Initial
Study

At Cost, charged per formdla

Deposit full contract amount for
environmental

consultant prior to start of work.

Environmental Impact Report, including

initial study if required

At Cost, charged per formdla

Deposit full contract amount for
environmental consultant

prior to start of work.

Notice of Determination dXotice of $97
Exemption

Negative Declaration $2,480.25
Environmental Impact Report $3,445.25

Construction Development Permits

Building Permit

0.80% of construction valuati®n

Includes Sign and Demolition.

$ 167 minimum Phase@onstruction

Applicant requests to proceed with
first Full permit fee, including all
permit types phase of construction
prior to issuance of all building
permits.) and plan check fees, plus
25%, due at issuance of first permit.

Permit Renewal $ 167 Expired Permits requiring 1 inspectio
for final
Temporary Occupancy Permit $254 Building/tenant space not classified f

assembly use (new

Variances

At Cost, charged per formdla

$1000 deposit

Conditional Use Permit

Major Conditional Use Perngit-lat Fee

$575

Major Conditional Use Permit®eposit
Residential, up to 3 units

At Cost, charged per formdla

$2,000 Deposit

Demolition of significant or residential
structure

At Cost, charged per formdla

$5,000Deposit

All other

At Cost, charged per formdla

$3,000 Deposit

Temporary Use Permits

$575

General Plan Amendment

At Cost, charged per formdla

$3,000 Deposit

Rezoning

At Cost, charged per formdla

$3,000 Deposit

Site Plan Review

65% ofBuilding Permit Fee

50% of Building Permit Féer
Residential under $100,000.00:

Architectural Review

Planned Unit Development

At Cost, charged per formdla

$5,000 Deposit

Specific Plan

Development Agreement

At Cost, charged per formdla

$3,000 Deposit
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Planningand Subdivision Fees

ACTION CITY FEE ADDITIONAL INFORMATION/FEES

Subdivision

Major Subdivisions, including residential| At Cost, charged per formdla $3,000 Deposit plus cost of any

condominium conversions technical assistance such as engineg
review

Minor Subdivisions includimgsidential $1,143
condominium conversions

Lot Line Adjustments $1,143
Parcel Mergers $1,143
Certificate of Compliance $1,143
Impact Fees
Sewer Connection $1,499 Per single family dwelling equivalént
All other Uses $298 Per plumbing Trap
Traffic Fees for Traffic Impact, Art in Public

Places, or Bay/Shellmound Assessm
District may apply For guidelines and
calculations of these fees, consult the
Building Division

Source: City of Emeryville Master Feghedule, 2021

1 Planning Staff charged at calculation of direct salary, fringe benefits plus 45.76% overhead rate Consultants charged at Cost
plus 10% administrative fee

2 Construction valuation shall be determined by the Chief Buil@fiizial, and shall be based on the valuation declared by the
FLILIE AOLFyidzZ 2N 2y (GKS YvY2aid NBOSyid a.daAafRAy3 /2ad LYRSEE L)z
Francisco Bay Area, whichever is higher

3 Single Family Dwelling Equivalémtefined in Emeryville Municipal Code Sectio8.305 as follows: "Each singfmily
living unit in a multipldamily dwelling, apartment house, condominium, or any other multfjplaily structure shall be
considered one (1) SFDE, except units whictiago two (2) rooms or less or one (1) bedroom or less. Each living unit which
contains one (1) bedroom or less or not more than two (2) rooms total shall be considereehalb(®2) SFDE

4 These fees have been established by and are collected onfldlaher departments or agencies, are listed here for
reference only, and are subject to change. Please consult Building Division to determine current fees.

The City collects three development impact fees: Affordable Housing, Parking and RecreatitigsFacil
and Transportation Facilities. The fee amounts vary per use type and are calculated on eithana per
basis, by square foot, or bed. In addition to the impact fees outlindabie4-11, Emeryville Unified
School District assesses school imgaes for residential units that are 500 square feet or more at $4.08
per square foot and for live/work units at $2.37 per square foot.
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Table 4-12: Residential Development Impact Fees

. . Affordable Park anq Transportation
Residential Use Housing Rec_rgatlonal Facility Total Impact Fees
Facility
Single Unit $0 $4,399 $2,950 $7,349 / dwelling unit
Two Unit and Multi Unit
Rentalg Apartment $31,032 $4,236 $1,829 $37,097 / dwelling unit
In Transit Hub Overlay $31,032 $4,236 $1,770 $37,038 /dwelling unit
Owner¢ Condominium $0 $4,236 $1,532 $5,768 / dwelling unit
In Transit Hub Overlay $0 $4,236 $1,476 $5,712 / dwelling unit
Owner¢ Townhome $0 $4,339 $1,532 $5,931 / dwelling unit
In Transit Hub Overlay $0 $4,339 $1,476 $5,875 /dwelling unit
Domestic Violence Shelter $0 $1,657 $651 $2,308 / bed
Group Residential $0 $1,657 $651 $2,308 / bed
Mobile Home Park
Rental $31,032 $4,236 $1,829 $37,097 / dwelling unit
Owner $0 $4,339 $1,532 $5,931 / dwelling unit
Residential Care Facility $4.71 $6.40 $2.20 13.31/ square foot
Supportive Housing $0 $1,657 $651 $2,308 / bed
Transitional Housing $0 $1,657 $651 $2,308 / bed
Live/Work Unit $4.71 $1.79 $1,917 $6.50 / square foot + $1917 / unit
EmergencyBhelters $0 $1,657 $651 $2,308 / bed

Source: City of Emeryvi/l2021

Based on the fees outlined Trable4-12, a 2,008squarefoot singlefamily home (single unit) would
require development impact fees (inclusive of school fees) of $15,509. The estimated development
impact fees for a rental 2Qnit multifamily project (multiunit) with 800squarefoot units wouldbe
$403,610 for the whole project ($40,361 per unit). The affordable housing impact fee has a significant
impact on rental projects; a condominium multifamily project with 10-8@0arefoot units would incur

a total development impact fee of $90,320 (92 per unit).

School facilitieslevelopment fees are waived for developments that provide affordable housing set
aside units. Additionally, to relieve any undue burden on developers who are required to provide
moderateincome setaside units under the Adrdable Housing Seiside Program, the City of

Emeryville may subsidize the cost of any traffic fees, building fees, and other City fees applicable to the
setaside units.

To illustrate the cumulative effect of fees on a project, four examples are mowdlrable43-13.
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Table 4-13: Sample Fee Scenarios

Apartments: 3900 Adeline 101 units
Construction Cost $22,065,943
Building Permit and Other Fees $1,040,679
Approximate Planning Fees $40,585
Total Fees $1,081,264
Total Fees per Unit $10,706
Construction Cost per Unit $218,475
Proportion of Fees to Development Costs 5%
Apartments: Ave at Bay StreglParcel D 223 units
Construction Cost $55,890,683
Building Permit and Other Fees $3,228,168
Approximate Planning Fees $65,699
TotalFees $3,293,867
Total Fees per Unit $14,771
Construction Cost per Unit $250,631
Proportion of Fees to Development Costs 6%
Apartments: Estrella Vista 87 units
Construction Cost $44,394,026
Building Permit and Other Fees $1,947,069
Approximate Planning Fees $22,952
Total Fees $1,970,021
Total Fees per Unit $22,644
Construction Cost per Unit $510,276
Proportion of Fees to Development Costs 1%
Apartments: The Intersection 108 units
Construction Cost $20,759,614
Building Permit and Other Fees $1,114,674
Approximate Planning Fees $52,092
Total Fees $1,166,766
Total Fees per Unit $10,803
Construction Cost per Unit $192,219
Proportion of Fees to Development Costs 6%

Source: City of Emeryville, 2021

As indicated in these examples, planning and building fees are a small percentage of the total cost of

developing housing in Emeryville.
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Because many sites are small and being reused, improvements consist of upgradindgraiosnand

water and sewer lines if needed for intensification of use and placing utilities underground. The City uses
standard conditions of approval that are applied to projects as warranted. Public improvements may
also be required to improve the safeand livability of the city. These include curbs, gutters, and

sidewalks, street trees, street reconstruction, bicycle facilities, traffic signals, utility lines, street furniture
and park and greenway improvements.

427 1 #11,2%) .1 . # %3

The City has an indionary housing ordinance and a shtm rental ordinance, which are not
considered to be a constraints on housing. These are described herein. The City does not have any
moratoriums on new housing.
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In 1990, the City of Eenyville adopted the Affordable Housing S&dide Ordinance (now referred to as
the Affordable Housing Program), an inclusionary housing ordinance, which is part of the Emeryville
Municipal Code. Previously, the Affordable Housing Program ordinance rédhatall projects with 30
or more units set aside 20 percent of inventory for affordable housing to modénatame households,
which was expanded to include very lomcome households in June 2008.2014 the Ordinance was
adopted and renamed the Affdable Housing Program (AHPhe Affordable Housing Program is
implemented through the City of Emeryvillommunity Development DepartmeB&eenomic
Developmentand-Housing-Divisiand currently requires the following inclusionary levels in residential

dewelopments:

1 In ownership residential developments of 10 or more units, 20 percent of units must be set
aside for and affordable to moderaiacome households. The City imposes resale conditions for
45 years after recordation of each grant deed to keefis in the Affordable Housing Program
and maintain affordability for moderatancome households.

1 New rental residential projects (both new construction and conversion) can either pay
FFF2NRFIOES K2dzaAy3a AYLI OG TS Sneediopaffordebler 31 S (G KS
housing in the city (se€able 38) or elect to provide 12 percent of dwelling units assite
affordable rental units. Of the affordable rental units, 8 percent of units must be affordable to
low-income households and 4 percent affalile to very lowincome households. The
affordablerental units will be provided for a minimum period of 55 years.
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Much of the residential development built in Emeryville dgrthe 1990s was the result of public

private partnerships between developers and the City through its former Redevelopment Agency. The

agency provided financial assistance through itsH{aowd Moderatelncome Housing Fund for several

residential projectsleveloped by private, feprofit and nonprofit residential developers, and in one

case, the Alameda County Housing Authority. Some of these developments did not exceedittie 30
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threshold in place during that time, while others provided a percentagdfofdable units greater than
the inclusionary requirement by leveraging Agency assistance with other federal, state, and private
sources.

BMRUnits subject to the requirements of the Affordable Housing Program have been created through a
variety of mechaismsbetween 2014 and 202 cluding:

1 3900 Adeline, Parc on Powell and The Emery (currently under construsgoapubject tothe
Affordable Housing Program Ordinance auttled33 very low, 20 low, and 55 moderate
AyO2YS dzyAla ¢S NdfordateR&singdtéck 6 KS / A& Qa
1 Geated voluntarily Avalon Public Market and The Intersection added 25ilms@me units and
My Y2RSNIGS AyO02YS dzyAida oSNB | RRSR G2 GKS OAd
1 Created mder the State Density Programayview (currently under constructioajided 11 very
low-incomeuitsd (12 GKS OAGeQa ;I FF2NRIoftS K2daAaAiy3d aidz20
1 Due toCity-provided financial assistaneg Emme, Estrella Vista, and Nellie Hannon Gateway
(building permit pending), 150 vetgw and 54 lowA y 02 YS dzyAGda 6SNB | R
affordable housing stock.
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The inclusionary units provided through the Affordable Housing Program have helped the City address
critical housing needs and are discussed further in Ch&iteGiven the significant amount of
development in Emeryville over the past decade, it is dleatrthe ordinance has not acted as a

constraint on housing development.

The City offers a number of options to mitigate potential hardships in complying with the Affordable
Housing Program. These include:

1 To avoid undue economic burden or cost to #plicant providing affordable units, the
developer can apply for a density bonus to allow up tepBfcent density increase or apply for
the community benefit bonus to increase the maximum FAR, height, and density, but not both,
per Section %.412.

1 To nitigate the burden on developers providing affordable units, the City may subsidize the cost
of traffic impact fees, building permit fees, and any other fees/exactions required, per Section 9
5.414.

91 If the developer can show economic hardship in providifigrdable units, the developer can,
with City approval, reduce the amenity level and square footage of the affordable units below
that of the marketrate units, providing all units meet the applicable building and housing codes,
per Section $.413.

1 Theapplicant may apply for a reduction, adjustment, or waiver of the Affordable Housing
Program requirements if the applicant can demonstrate the requirements would result in
unconstitutional taking of property or any other unconstitutional result, per Sacdi6.417.

1 The developer, with City approval, has the option of transferring credit for affordable units
constructed at one location within the city to satisfy the ordinance requirement, per Section 9
5.402(f).
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If a developer proceeds with an economiadihip claim, in practical terms the manner in which it is
processed is the following: The developer is required to share its financial pro forma with City staff so
that the City can review it to determine whether the AHP requirements make the projectcfadly
unviable. Thaleveloperis able topresent this case to th€ity Council whichmay take actiorto reduce

the impacts of the ordinance through one of the measures cited previously.

The City Council has approved projects where a lesser inclusipaamgntage was required in exchange
for deeper affordability. In these cases, City staff worked with the developer to determine-aauatsal
point at which the provision of units at lewr very lowincome levels, in lieu of moderatacome units,
would not negatively impact the development costs.

In addition to the incentives and concessions outlined in the Affordable Housing Program directly, the
City commits staff time and financial resources to facilitate implementation of the Affordable Housing
Program in the following ways:

T {GFFF LINILHAOALI GS& FOUAGStEe ¢6A0GK GKS RS@Sf 2LISN
marketing plans for théelow-market rate (BMR) units aimed at successfully leasing up or
selling the BMR units.

1 The City provides delopers with its mailing list of over 7,000 people who have expressed
interest in Emeryville housing to assist in marketing outreach.

1 The City participates in open houses and information workshops for prospective tenants and
purchasers of BMR units withihe developments.

1 The City actively markets new BMR units (including serving as a distribution point for BMR unit
FLILX AOFGA2yao 4G GKS /7 AGe 1FHEtE AYyF2NXIEGAZ2Y | NB
and through citywide mailings.

1 If the develogr is unable to selome or all of the BMR ownership units at the end of the
marketing period, the City can purchase the units or allow the owner to sell the unit to an over
income household with an affordable resale requirement.

4.27.2 3ET @OORAT GOAET AT AA

The City adopted their shoterm rental (STR) ordinance in 2017. These regulations can be found in

Article 21 to Chapter 5, and Chapters 2, 3, and 7, of Title 9 of the Municipal Code regardirtgramort

rental of all or partofadwellB® { ¢ wQa | NB LISuvdetdches Rouses/dndonlygsam A y 3£ ¢

accessory use for fewer than 30 days. The City found it necessary to establish such requirements to
regulate STRs in the interest of public health, safety, and other impacts ondarathd housing.

Regulations were put on STRs to address concerns on land use impacts that may results in loss of
residential character and exacerbate the shortage of affordable housing stock within the city. Impacts of
STR as it related to housing issuecludes use of residential space for commercial use and reduction of
housing supply driving up rent§he City will continue to monitor the impacts of STRs on-teng

housing options.
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4.3 Environmental Considerations
431 (!:12%$3

The sites in the Housing Elent land inventory were screened for potential hazards, including
Tsunams, Liquefication, Sea Level Rise (SLR), Landslides and Flootb{se®). None of these

potential hazards preclude development in Emeryville. More detailed information is pobindée
Resources Section.

432 % 6)2/.-m2wl5,14)/ .3

Environmental review, in compliance with state and federal requirements, runs concurrent with other
aspects of the local development approval process. Pursuant to CEQA, if a project has no significant
impacts or the impacts can all be mitigated to a {#sm-significant level, an initial study and mitigated
negative declaration is adequate. This process usually takes two to three months. If the project has
potentially unavoidable significant impactsréquires an environmental impact report (EIR), which can
take four to six months and sometimes longer. Use of an exemption for urban infill housing projects is
often used to expedite environmental review if there are no identified impacts. As a small city
O9YSNEGATf SQa SY@ANRYYSyidGlrf O2yOSNya IINB fAYAGSR
the entire city is on flat terrain. The city is not in a flood hazard zane ,ismicity issues are addressed

by building codes. Sensitive biologic resources are confined to bayshore areas that are designated and
zoned for parks and open space. Toxic contamination from previous industrial uses has been a key
environmental concern. Nse is also a localized problem associated with the location of sensitive
receptors relative to commercial and light industrial uses and the existence of freeways and a major rail
line.

433 4/ 8)H %! . 50

Site characterization, health risk assessment, atedremediation in accordance with state mandates

can present major development expenses. The City has implemented and will continue to implement a
Brownfield Program to use grant funds to clean up-Gityied land and to distribute assessment and
cleanup l@ns to private property owners. This program has been instrumental in expediting the cleanup
of many sitesaand will remain important(SeePrograms)

434 ./ ) 3%

The 180 and 1580 freeways and the Union Pacific and Amtrak rail facilities continue to be a major
source of noise in the western and southern portions of Emeryville. With a growing residential
population in a mixedise environment, there is an increasing awareness of noise from nonresidential
uses, including newer higiech uses. The Emeryville Mumpial Code prohibits excessive and annoying
noises from all sources and limits the hours for construction and other noisy activities. However, some
noises occur on a continual or continual but intermittent basis, such as freeway and train noise, and is
emitted by mechanical equipment, such as heating and cooling facilities. The Conservation, Safety, and
Noise Element of the General Plan contains policies and actions to address noise.
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Public facilities and infrastructure have a directinflénc2y | OA (e Qa FoAfAGE G2 | C
growth. As described in the Resources section, all sites in the inventory have access to facilities and
infrastructure, including dry utilitieslo comply with SB 1087, the City will immediately forward its

adopted Housing Element to EBMUD so they can grant priority for water and sewer service allocations

to proposed developments that include units affordable to loweome households. (Sé&ogramN.)

4351 7A0ARA0 3A0O0EAA

TheEast Bay Municipal Utility District§IUD) supplies water and provides wastewater treatment to

areas of Alameda and Contra Costa counties, including Emeryville. EBMUD owns, operates, and

maintains the water distribution system that brings Sierra Nevada snowmelt and seasonal runoff

through a distribution and treatment system to Emeryville. Every 10 years, EBMUD performs a

comprehensive demand projections study to understand water demand and supply projections for a 30

year horizon. The most recent update was completed in 2020 and projectedrdeend required

adzLJLJ @ GKNRdAzZZK Hnanpnd !'a NBLRNISR Ay 9. a!5Q&8 HAHN
forecasting methodology relied on losigrm planning documents approved and adopted by the local

FYR NBIAZ2YLIf flyR @ANBIHEKSYDREOIARIYEA ANVOIOE ad 5 Q& T
reflection of planned landise changes and redevelopment projects forecasted by the local and regional
flryR dzaS F3SyOASa¢ 69.a!5 ! Nbly 2FGSN)alyl3aSySyi
Water Management Plan, EBMUD shows adequate capacity to accommodate demand through 2050

through a diversified and resilient portfolio that includes recycled water and conservation programs.

9.a!5Qa .2FNR 2F 5ANBOG2NA | LILING GrBdw water belvibe2 o dn T X
O2yySOUGA2Yy & RANAY3I NBAGNAROGAGS LISNA2Ra Aa 3IAQSyYy
service area that include housing units affordable to loimeome households in accordance with

California Government Code Secti®bb89.7. Policy 3.07 also states that EBMUD will not deny an

application for services to a proposed development that includes affordable housing unless certain

specific conditions are met, which could include a water shortage emergency condition, orUCEBM

subject to a compliance order by the Department of Public Health that prohibits new water connections.

As an older city, Emeryville has had a water supply system in placafgryearsThe former industrial

users demanded large quantities of waterserve their businesses, so the system was built to
accommodate large capacities. The system is regularly maintained and upgraded to serve densification.
Currently the water supply system has capacity for growth. Where there is insufficient localseitya

to serve proposed development, upgrades or installations are required as conditions of project approval.

4352 3AxA0O 3AOOEAA

a4 NBLR2NISR AY 9. a!5Qa&8 HAHN. d!NDQF &HABNS lald SNIFLINELES
(known as Special District No. 1,3iB1) treats domestic, commercial, and industrial wastewater for

several East Bay cities, including Emeryville. Each of these communities operates sewer collection
aeaidsSvya GKFG RAaOKI N&ve interfeptarsTReyCHoperates Bdiicip® . a ! 5

sanitary sewer collection system that conveys wastewater from Emeryville and portions of Oakland.
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Exceptér one pump stationand aforéé Ay |G GKS 9YSNEBGATES al NAYylF X (F
collection system is generally a gravigg systemgonsisting of over 15 miles of sanitary sewer mains
ranging in sizefrodi 2 on AYyOKSa®d ! RRAGAZ2YIffe:r GKS /AdGeqQa O
approximately 11 miles of sanitary sewer collection system owned and maintained by the City of

Oakhnd.9 YSNE @A f £ SQa O2ff SOUA2Y aeéaidsSY Aa RAGARSR Ayi;
the EBMUDnorth sanitary sewer interceptor, which is generally located along the east side of Interstate

80. The EBMUD interceptor carries sewer flows fioldS 9 ad . & O2YYdzyAdiASaQ Oz
wastewater treatment plant. The plant provides secondary treatment for a maximum flow ahiléén

gallons per daynfgd). Primary treatment can be provided for up to a peak flow of 320 nigd.average

dry weather flow from 2010 to 2019 was approximately 54 MGD. Thehtbginated wastewater is

discharged through an outfall 1.2 miles off the East Bay shore into the San Francisco Bay. Solids are

pumped to digesters for stabilization and are then dewatesied hauled offsite. Methane generated by

the digesters is used to produce renewable enetgyaddition to the main wastewater treatment plant,

EBMUD operates three weveather treatment facilitiesThese facilities we constructed in the late

198Gs to handle all the wet weather flows generated franfiltration andinflow (I1&1) into thesatellite
agenciesrollection systems. The volume of wet weather flow is generally as high as 13hines

average dry weather flonDuring periods of wet weather, theet weather facilities are designed to

provide primary treatment to the wet weather sewage flow prior to discharge $da FranciscBay.

4353 $0U 50EI EOEAO
Dry utilities are readily available throughout the city from the following companies:

1 Cable Xfinity, DISHNetwork, DIRECTV, AT&T, Sonic
1 Phone: Xfinity, Verizon, AT&T
1 Internet services: Xfinitywerizon, AT&T

4.4 Non-Governmental (Market) Constraints
This section evaluates nagovernmental factors that may impact the affordability and supply of
housing.

441 -1 #2] %#/ .1 -9

One constraint to housing construction that is frequently cited by economists and developers is the
large gap between household income and housing costs. Many Emeryville residents on average earn
wages that are perilously close towell below the expected annual cost of living. The expected annual
cost of living (includingpod, utilities, transportation, housing, healthcare, andoellaneougxpenses)

for a married couple with children is $128,288Aw.zerodown.comC2ER (Council for Community and
Economic Researghgccessed January 26, 2022). This does not include state or federal incoseeofax.
2019 the median household incon{éor all household size&) Emeryville wa$102725While
9YSNEGALE SQa S O2 y-payiRg jobsirdchizbldgyandbiotgahnolédy, fit filso includes
many lowpaying jobs in retail, services, and tourism.
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The decision to develop a property remawith the property owner, though the City controls land use
through zoning and related regulations. Private property owners can constrain the market when they
wait to develop or sell their land in anticipation of an increase in value through markegebam up
zoning.The City cannot require residential development on land permitted for other uses, unless an
applicant wishes to use a housing density bor8eszeral Programs are included to encourpggperty
owners to develop their properties includigogramsA, B, C D,E F, H, andL

443 ,! . $/ 3413. §61 ), 1 "), )49

Factors affecting the costs of land include overall availability within a given subregion;
environmental site conditions and constraints; public serviceiafrdstructure availability;
aeshetic considerations, such as views; the proximitamaenities and parcel sizéAn online survey
of available vacant land on Zillow.com, Redfin.com, and Landwatch.com completed in November
2021 did not identify any vacant parcels for sale in Emerytitleiever, as shown ihable 414, the
CoStar Group (a company that specializes in real estate data} theckale of vacant (and nonvacant)
parcels. The five vacant parcelsTiable 414 were sold in 2020 and 2021. Thegve an average sales
price of $16,765,191 pexcre ($384.88 per square foo)f the four apartment building sales Trable 4
14,the average sale price was $2,162,500 with an average price per unit of $27B)&0d.is limited
vacant land in Emeryvilleand acquisition costs generally include the purchase of an existing
commercial or residential structurewn inTable 414, several multifamily apartment buildings sold in
2020 and 2021.

Lack of available lan@hcluding vacant land and nonvacant lahat is suitable for redevelopmentan
act as a constraint on the development of housibgnd costs can act as a constraint on the
development of housing if a prospective developer seeddhd costsas an impediment to developing a
profitable product.To address teseconstraints, the Cityhas includedPrograms E and.D

444 (/-9 , % 343

As demonstrated in the Housing Needs Assessment, the median home salexf prdigidual
condominiums and townhomeaa Emeryville in 2020 was $530,000 according to hastate market
report prepared by Caldecott Properties.market analytics report frorthe CostarGroupthat was

prepared in January 2022 also reported $530,000 asrtheket price forhomed y (G KS a9 YSNE OA f f

ddzo NB3AA 2y ¢ BEneAd&andoyhEafeds®&and its borderés shown imable 414,
several condominiums sold in 2020 and 2021. Of the six condominium salaislén414, the average
sale price was $683,833 with an average price per square foot of $456.17. To assist prospective
homebuyes in making homeownership more affordable, the City will implenirograns|, M, and P
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Table 4-14: Sample of SalesComparables, 2020-2021

Type Address Size Price Price/Area \E:E;tr
Apartments 1051 48th St 4 Units $1,495,000 $373,750/Unit | 1956
Apartments 4327 Essex St. 5 Units $1,220,000 $244,000/Unit | 1900
Apartments 1034 47th St. 15 Units $4,925,000 $328,333/Unit | 1918
Apartments 1032 47th St 6 Units $1,010,000 $168,333/Unit | 1909
Auto Repair 5315 San Pablo Ave 1,650 SF $480,000 $291/SF 1958
Distribution 1307 66th St 9,170 SF $3,600,000 $393/SF 2001
Flex Condo Industrial Condo, 4080 Watts S| 4,200 SF $1,000,000 $238/SF 1959
CondoSale
. New Season's Market, 6201 $13,914,367
Freestanding Shellmound St 38,725 SF Partof Portfolio $359/SF 2017
The Public Market
Freestanding 59036005 Shellmound 135,197 SF ﬁiff;fgbﬁfilio $316/SF 1988
Emeryville, CA 94608
Industrial Condo | Bessler Building, 4053 Harlan § 1,742 sSF | 230,000 $534/SF 1945
CondoSale
Industrial Condo Flex Condo, 1175195 Park Ave| 3,612 SF $985,000 $273/SF 1912
CondoSale
Land 12841302 67th St 0.912 AC $1,913,330 . $2,097,565/AC | -
Partof Portfolio
Multi-Property Sale, 5900 $10,787,093
Land Shelmound St 0.38 AC Partof Portfolio $28,386,744/AQ -
The Public Market, 5900 $46,624,415
Land Shellmound St 1.64 AC Partof Portfolio $28,429,681/AQ -
Land Sherwin St 0.591 AC $13,500,000 $22,828,416/AQ -
$937,596
Land 1230 67th St 0.45 AC Partof Portfolio $2,083,547/AC | -
Loft/Creative Space | 4070 Hubbard St 8,202 SF $2,775,000 $338/SF 1948
Manufacturing 6200 Hollis St 16,600 SF $4,200,000 $253/SF 1958
Office 6101 Christie Ave 15,290 SF $6,900,000 $451/SF 1948
Office 1255 Powell St. 10,077 SF $5,600,000 $556/SF 1983
' $84,566,874
Office Bldg B, 1480 64th St 90,594 SF Partof Portfolio $933/SF 2002
Office/Retail Condo | 3801 San Pablo Ave 591 SF $318,000 $538/SF 2009
CondoSale
. $44,933,126
R&D Bldg A, 6401 Hollis St 137,102 SF Partof Portfolio $328/SF 1945
Restaurant 9 Anchor Dr 11,006 SF $376,000 $34/SF 1973
Retail Condo 3996 San Pablo Ave 842 SF $365,000 $433/SF 2005
CondoSale
Retail Condo 13521366 Powell St 700 SF $505,000 $721/SF 2004
CondoSale
Showroom 1309 66th St 7,743 SF $1,825,000 $236/SF 1984
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Type Address Size Price Price/Area ;ﬁﬁtr
Telecom Hotel/ 64406490 Bay St 11,264 SF | $5,850,000 $519/SF 1960
Data Hosting

Warehouse 53255333 Adeline St 14,044 SF $2,650,000 $189/SF 1959

445 #/ . 3425#%#)343

Construction costs vary from site $ite and may increase or decrease depending on project size,
construction type (wood frame versus steel), the numbefuoidingsources involveddeveloper
capacity, and the level of amenities or services begirovided in the developmentabor costs aralso
a significant factor and can be a financial constraint for a development project.

4451 -O01 OEEATEI U (1T1# &#0d OOOOAQET 1
As shown ifmable 3176, based on four recent projects at various stages of planning or completion,
average cost to construct multifisily housing in Emeryville (not including land costs) is estimated to be

$437.50 per square fooh hard costsThe four representative projects include one completed in 2020,
and as of August 2021, one under construction, one proposed, anétitkd.

These high costs can be viewed as a constraint to affordable housing development because the cost of
the units far exceeds the revenue potential from the affordable units. As statesbgrds A, E, F, H.,

and Wthe City will work with affordale housing developers to identify and maximize available funding
assistance programs.

446 le!t ), 1 ") &49 ./#8 .
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necessary maintenance and repairs. ghown infable4-15, conventional mortgage loans for homes

range between 2 and 4 percent for a standard fixatk loan with a 3@/ear term. In recent years,

interest rates have decreased, reaching historic lows, but are starting to increase. Incremseest

rates can have a dramatic impact on housing affordability. For example, for a home loan for $200,000

and a 26percent down payment ($40,000), the difference in the monthly payment between-a 3.5

percent interest rate ($718) and a 4prcent inteest rate ($811) is nearly $100. The difference paid

over the life of the loan (assuming a-g6ar, fixedrate loan) exceeds $33,00B0r a larger loan, the

difference in monthly payments for loans with these interest rates would be even more pronounced.
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