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Overview
« What isthe Housing Policy Toolkit?
« How to usethe Toolkit

« What isthe link to Affirmatively Furthering Fair Housing

(AFFH)?




WHAT IS THE HOUSING
POLICY TOOLKIT?



Background
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Anti-Displacement Research

Policies in this toolkit were identified in:

White Paper on Anti-Displacement Strategy
Effectiveness prepared for the California Air
Resources Board (CARB)

A Multi-Dimensional Approach to Affordable
Housing Policy: Learning from Climate Change
Policy

Transit-Oriented Displacement or Community
Dividends: Understanding the Effects of
Smarter Growth on Communities

Various public agency and advocacy resources

TABLE 1: LITERATURE REVIEW SUMMARY TABLE

Literature | Potential to Timeframe to
. Market | Implementation
Category Policy Name Coverage Prevent —— Scale Prevent
Level Displacement* Displacement
Production Housing Production HIGH HIGH+ Strong Local, State Long-term
) Inclusionary Zoning +
Producti MEDILNM MEDIUM Stro L Stat Lang-t
reduction Developer Incentives "8 cal, = n-term
Production ':If::sm" Lo ST Low MEDIUM | Neutral | Local, State Lang-term
Production Impact + Linkage Fees MEDIUM LOW Strong Local Lang-term
Meighborhood
Production | Housing Owerlay Zones |  LOW MEDIUM | Strong EIE'L::;I * | Long-term
Production Land Value Recapture LOW LOW Strong Local, State Long-term
. Unsubsidized
Preservation ffordable Housing LOW HIGH Neutral Local, State Short-term
Preservation ﬁ‘::‘:’“':““t:"e e | MEDIUM MEDIUM M/& | Local, Federal | Short-term
Preservation | Housing Rehabilitation | MEDIUM LOW N/A . S::Ite' Short-term
Coendominium
Conversion Restrictions
Preservation | + MEDIUM MEDIUM Strong Local Short-term
Tenant Opportunity to
Purchase
Preservation | _ommunity Centrol of Low HIGH Nautral | NEEhbmhood, | term
Land Local
Neighborhood | o\ contral HIGH MEDIUM | Strong |  Local, State Short-term
Stabilization
Neighborhood | Community Benefits Neighborhood,
Stabilization | Agresments MEDILIM Low Stong | ) cal, State tang: femn
Neighborhood | Rental Assistance
Stahilizatian P . MEDIUM HIGH Neutral Local Short-term
Neighborhoad | el e el N M E LR HIGH Neutral | LO€3l State, Shart-term
Stabilization Federal
Neighborhood | Tenant Right to
stabilization Counsel MEDIUM HIGH Strong Local Short-term
Neighborhood | ) ) Cause” Evictions | MEDIUM HIGH Strong Local Shart-tarm
Stabilization
* Potentizl: Af we adopt this palicy, bow Dkely is it that displocement will be reduced divectly or indirechy

** Far some palicies, @ shrong movket is necessavy for feasibility, whie for athers, it mokes them move & ffectie.

+ Although bath market-rate ond

development deperds an Ms cowtext and soake.

hausing pre

may

fuy redice indirect displacement, Hhe effsctivensss of o particular

5
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HOW TO USE THE TOOLKIT



HOW TO USE THE TOOLKIT

This menu is intended for SJICOG member jurisdictions to identify new strategies that can address -
displacement concerns and strengthen or improve existing policies to support housing security.

The matrix for this toolkit has been broken down into the following categories

TIMEFRAME FOR

3 P’'s OF HOUSING

POLICY SCALE

EFFECTIVENESS POLICY TYPE

Which category of housing What is the timeframe for a At what level can a policy How will a policy be

does a policy address? policy to have an impact on be implemented? implemented or managed?
residents or the

* Protection community? * Neighborhood » Policy

* Preservation « City e Planning

* Production e Short  County  Program
*  Medium * Funding
* Long
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Community, Diversity, and Displacement Study

Housing Policy Toolkit

Strategy Name

Proactive Code Enforcement

Rental Registry

Eviction Expungement

Eviction Diversion Program

Just Cause Evictions

Rental Assistance Program

Tenant Right to Counsel Ordinance
Tenant Opportunity to Purchase
Community Opportunity to Purchase

Strategy Name

Asset Building

Condominimum Conversion Restrictions
Foreclosure Prevention Program
Homeownership Program

Housing Rehab Program

Mobile Home Protections

One-for-one Replacement
Project-Based (Section 8) Site Preservation
Rent Board

Rent Control

Permit Streamlining/Fee Reduction

Fee Deferral

Site Acquisition

Single Resident Occupancy Preservation
Strategy Name

Accessory Dwelling Units
Affordable Housing Overlay Zones
Community Benefit Agreements
Community Land trusts

Housing Elements

Inclusionary Zoning + Developer Fees
Land Value Recapture

Bonds for Housing Construction
Housing Trust Fund

Public Land Dispaosition

Reduced Parking Reguirements
Station Area Plans

Protection

Protection

Protection

3 P’s of Housing
Preservation

Preservation

Preservation

Production

Production

Production

Strategy Scale
Neighborhood City
Short-Term
Neighborhood City
Medium-Term
Neighborhood City
Long-Term

County

Policy

Fb[icy

Policy

Strategy Type
Planning Programming
-
Planning Programming
Planning Programming

Funding/Fee

Funding/Fee

_Fundlnx/Fee
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SJCOG WEBSITE DEMO


https://www.sjcog.org/580/Community-Diversity-and-Displacement-Stu

Example: Eviction Diversion Program

Protection

MATRIX BREAKDOWN

Which category of housing does a policy
address?

 Protection

What is the timeframe for a policy to have an
impact on residents or the community?

* Short
At what level can a policy be implemented?
« City and/or County

How will a policy be implemented or managed?

« Program

" Enterprise | 13



Example: Proactive Code Enforcement

Preservation

MATRIX BREAKDOWN
Which category of housing does a policy Fl‘eS .
address?

e Preservation

: T

What is the timeframe for a policy to have an A A u [ @

impact on residents or the community? FEIE - n § (= .
« Short & ! -~

s U

At what level can a policy be implemented? OUR FRO DOOR O :
e City and/or County

How will a policy be implemented or managed?
* Planning (could also be a program)
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Example: Housing Trust Fund

Production

MATRIX BREAKDOWN

Which category of housing does a policy
address?

State and Local Housing Trust Funds 2022

e Production

What is the timeframe for a policy to have an
impact on residents or the community?

* Long-term
At what level can a policy be implemented?

« City and/or County . _ !
. : : - m " * ] sieee bousngpinst funds
How will a policy be implemented or managed?

I:I Sate hirorid g Brus? durd wdth re funading

* Funding/Fee i AT LAY AT T TH3 Musber of kel Rousing rust Tusds
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WHAT IS THE LINK?



What isthe link?

Affirmatively Furthering Fair Housing

Action areas to AFFH may include, but not limited to:

Enhancing housing mobility strategies

Encouraging development of new affordable housing

in high resource areas

Improving place-based strategies to encourage
community conservation and revitalization, including
preservation of existing affordable housing

Protecting existing residents from displacement

Chart 1: Summary of AB 686 Requirements

AB 686

Outreach

A diligent efion must be made 1o
equitably include all communiny
stakeholders in the housng
element public participation
ProCess

Sites Analysis
p Local jursdiciions must evaluate
and addiess how particular sines

avalable for develapment of
hiowsing will rreet the needs of househalds a1
all income levels and will AFFH by replacing
segrogated lning pattens with thuly integrated
and balanced living patterns, transforming
racially and ethnically concentrated areas of
poverty into areas of opportunity.

Mew Housing

. 2 Element Requirements

Assessment of
Fair Housing

All housing elements must include

an assessment of fair housing
within the hiousing needs section, This
assessment should include an analysis of fair
howsing ssees inthe jursdiction including
existing segregation and inthusion trends and
cumrent fair housing practices

Priorities, Goals,
and Actions
Based on findings from the nesds

amessment and the ste
inventory anabysis with respect to AFFH, local
jurisdictions will assess contributing factors to
fair housing barriers and adopt policies with
programs that remediate identified far housing
issues andfor further promate fair housing.
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What isthe link?

Components of the Housing Element
Assessment of Fair Housing

An assessment of fair housing must identify and analyze

atterns, trends, conditions, and practices that result in
ess fair housing choice and must address all of the
following assessment components.

1 Summary of fair housing enforcement and outreach
capacity;

2. Integration and segregation patterns, and trends
related to people with protected characteristics;

3. Racially or ethnically concentrated areas of poverty;

4. Disparities in access to opportunity for people with
protected characteristics, including persons with
disabilities; and

5. Disproportionate housing needs within the jurisdiction,
including displacement risk.

Gentrification and Displacement Assessment for San Joaquin County

FFV

d Displacement Assessment tor San Joaquin Coun

LA
5

ty

Slsic0G
2
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You

Brenda Amboy, Program Fellow
bamboy@enterprisecommunity.org
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San Joaquin Council of
Governments

6™ RHNA Cycle !
Draft Methodology Report

Thomas Pogue, Executive Director
Center for Business and Policy Research
Pacific.edu/CBPR

PACIFIC



Assessment Component

6th Cycle RHNA

Income Category Income Limits

Housing Unit Need

le Regional Housing Needs
Assessment (RHNA)

% of Total Need

Very Low <50% AMHI

Low 50%-80% AMHI

Moderate 80%-120% AMHI

Above Moderate >120% AMHI

Projected Households Needs 2023-2031 28,664 54%
Vacancy Adjustment 8,177 16%
Overcrowding Adjustment 10,186 19%
Replacement Adjustment 1,377 3%
Cost Burden Adjustment 4,315 8%
52,719 100%
Housing Income Income Housing
Percent Unit Need Categor Limits Percent Unit Need
25.2% 13,293
’ Lower| <80%
W > | 41.0% 21,637
15.8% 8 344 Income| AMHI
17.5% 9,231 .
’ High >80%
eher ° 59.0% 31,082
41.4% | 21,851 Income|  AMHI

Total




RHNA Objectives

1. Increasing the housing supply and mix of housing types,
tenure, and affordability

2. Promoting infill development and socioeconomic equity,
protecting environmental and agricultural resources, and
encouraging efficient development patterns

3. Promoting an improved intraregional relationship between
jobs and housing

4. Balancing disproportionate household income distributions

5. Affirmatively furthering fair housing




Base RHNA Allocation: RTP/SCS Forecast
Jurisdictional Households Growth 2023-2031

Addresses RHNA Objectives

1. Increasing the housing supply and mix of housing types,
tenure, and affordability

2. Promoting infill development and socioeconomic equity,
protecting environmental and agricultural resources, and
encouraging efficient development patterns

Jurisdictions are allocated shares of lower income (multi-
family) and higher-income (single family) RHNA units equal
to county-wide shares.



Base RHNA Allocation: RTP/SCS Forecast
Jurisdictional Households Growth 2023-2031

Description

e Uses forecasted household growth by jurisdiction during the 2023-2031
period based on the RTP/SCS forecast

* Ensures consistency between planning efforts

 Promotes similar pattern of affordability

* Protects the environment, encourages efficient development patterns,
and accounts for forecasted housing growth explicit in RTP/SCS

e Provides basic determination, but then need to account for additional
factors=>



Jobs-Housing Fit Adjustment Factor

Addresses RHNA Objectives

3. Promoting an improved intraregional relationship
between jobs and housing

Jurisdictions with a higher-than-average number of low-wage jobs
per affordable housing unit receive an upward adjustment of lower
income (multi-family) RHNA units and those with a lower-than-

average ratio receive a downward adjustment of lower income
(multi-family) RHNA units.



Jobs-Housing Fit Adjustment Factor

Description

e Uses ratio of low-wage jobs to affordable housing units

* Improves equity more than jobs-housing balance because of
focus on affordable housing and lower paid employment in a
jurisdiction

e Growth of transportation & warehousing jobs is significant in

this factor



Regional Income Parity Adjustment
Factor

Addresses RHNA Objectives

4. Balancing disproportionate household income distributions

Jurisdictions with a less-than-average share of low-income /
households receive an upward adjustment of lower income /
RHNA units and those with a higher-than-average share receive
a downward adjustment of lower income RHNA units.



Regional Income Parity Adjustment
Factor

Description

e Uses share of lower income households in jurisdiction
compared to the county as a whole

/

* Promotes similar household incomes across the county by
putting more affordable housing in higher income jurisdictions



Aflirmatively Furthering Fair Housing
Adjustment Factor

Addresses RHNA Objectives
5. Affirmatively furthering fair housing

Jurisdictions with a higher-than-average share of high opportunity
housing units have an upward adjustment of lower income (multi-
family) RHNA units and those with a lower-than-average share of high
opportunity housing units receive a downward adjustment of lower
income (multi-family) RHNA units.



Aflirmatively Furthering Fair Housing
Adjustment Factor

Description

 |dentifies each jurisdiction’s high and highest resourced areas,
then estimates the number of housing units in those areas
and compares that share to the county-wide share to adjust
each jurisdiction’s number of affordable housing units
accordingly

* Addresses disparities in housing needs and in access to
opportunity, such as employment, higher performing schools,
health care, and transportation.



Jurisdictions’ Factor Adjustment
Allocations

(0-80%)

Factor Adjusted Lower Income

Factor Adjusted Higher

Income (80+%)

Base RHNA Allocation

146 221
3,884 4,518
1,533 2,377
3,654 4,651

565
4,014
4,873

2,969




Production: Recent Performance

Multi-Family Units (Lower Income) Single Family Units (Higher Income) Total
T 9 9 0
Jurisdiction Pro-Rated Diffef;nce Pro-Rated Diffef)ence Pro-Rated Diffef)ence
Actual 5th Cycle (Actualvs.  Actual 5th Cycle (Actualvs.  Actual 5th Cycle (Actual vs.
2014-2021 RHNA RHNA) 2014-2021 RHNA RHNA) 2014-2021 RHNA RHNA)
Escalon 0 135 -100% 63 205 -69% 63 340 -81%
Lathrop 148 1,422 -90% 2,571 2,702 -5% 2,719 4,125 -34%
Lodi 374 662 -44% 1,175 882 33% 1,549 1,545 0%
Manteca 182 1,294 -86% 4,578 2,226 106% 4,760 3,521 35%
Ripon 154 418 -63% 317 766 -59% 471 1,184 -60%
Stockton 828 4,129 -80% 2,061 5,330 -61% 2,889 9,459 -69%
Tracy 1,006 1,348 -25% 2,988 2,633 13% 3,994 3,981 0%
Unincorporated 241 3,378 -93% 4,187 4,755 -12% 4,428 8,134 -46%
San Joaquin County Totals 2,933 12,788 -T7% 17,940 19,500 -8% 20,873 32,288 -35%
Note: Construction Industry Research Board data on issued building permits from 01/2014 to 12/2021 used to estimate actual dwelling units constructed

/

Multi-Family Single Family
Units Units
(Lower Income) (Higher Income)

367 2,243

Annualized
Production

Average 2014-2021

5th Cycle RHNA
6th Cycle RHNA

1,599
2,546

2,438
3,657

Total Units



uction: Affordability

Share of San Joaquin County listings that are

affordable by income bracket*

100% 0-0%
19 0%
90% 0-1% °
o !
£ 80% 7%
S ?
S = 70%
59 . ® -10%
S 2 60%
o ©
o
£ 9 50%
o @ 0-18%
< 2 20%
5 2
- QO
B x 30% 92016 92019
m —
e 20%
(Vp]
10% I
90 9%
o — 82" i
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Source: National Association of Realtors. *=

Household Income Bracket
Inventory as of December of each year.
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Go to www.menti.com and use the code 9409 0037
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Day 2: Regional Housing Symposium

oo
i
[m];: 4

Oruse QR code

Go to
www.menti.com

Enter the code

9409 0037




| iEnterprise

Regional Early
Action Planning

Grants
(REAP 2.0)

February 23,2022




PROGRAM OVERVIEW

REAP 2.0

 The 2021state budget allocated $600 million for Regional Early Action Planning Grants
Program 2.0 (REAP 2.0), which will provide planning and implementation grants to help
regions (MPOs) plan for and meet their goals under their Sustainable Community

Strategies (SCS)

 Funding must be used for “housing, planning, infrastructure investments supporting infill
housing, and other actions that enable meeting housing goals that also result in per
capita vehicle miles traveled reductions, including accelerating infill development,
supporting residents through realizing multimodal communities, shifting travel behavior
through reducing driving, and increasing transit ridership.”

* In November 2021, the State released a framework paper that explored program design
and solicited feedback from stakeholders. They are incorporating this feedback into
draft guidelines, which are expected to be released in March or April 2022 for public
comment. The NOFA is expected to be released in May 2022.

" Enterprise |39


https://www.hcd.ca.gov/grants-funding/active-funding/reap/reap2.0frameworkpaper.pdf
https://www.hcd.ca.gov/grants-funding/nofas.shtml

PROGRAM OVERVIEW

REAP 2.0 — Eligible Costs

. Technicalassistance, planning, staffing, consultant needs for planning documents, andother
actions that accelerate infill housing production

- Administration costs

. Staffing or consultant needs

- Accelerating infill development through various planning and investment

- Realizing multimodal communities through programs, plans and implementation actions

. Shifting travel behavior by reducing driving through programs, ordinances, funds,andother
mechanisms

. Increasing transit ridership through funding, implementation actions and planning

" Enterprise |40



THE OPPORTUNITY

REAP 2.0 offers an opportunity toadvance
affordable housing solutions that also reduce the
need for people to drive by creating and preserving
high-quality affordable housing near public transit
and job centers.

These investments can provide stability and
opportunity to lower-income Californians —who are
disproportionately people of color —while also
reducing greenhouse gas emissions.
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PROGRAM EXAMPLES

The following are examples of the types of strategies that could accelerate affordable housing production and preservation while
alsoreducing VTM and GHG emissions. These examples are not an exhaustive list, but rather a starting point for conversations.

Program design will ultimately need to fit within the REAP 2.0 program guidelines, which are currently under development by The
California Department of Housing and Community Development (HCD) and are expected to be released in April 2022.

P Enterprise |42



Regional TOD Gap Financing Program

Targeted local gap financing to unlock transformational investments in affordable housing near transit

« Affordable housing developments often must seek funding from
multiple sources. Even with funding from state and federal
programs, gaps remain that can stall otherwise "shovel-ready"
affordable housing developments for years.

« The need for “local match”is crucial — yet many jurisdictions do
not have available sources for local affordable housing funding.

« REAP 2.0 funding could be used to create aregional program that
provides local match gap financing, with a focus on infill, transit-
oriented development (TOD).

 Funds could advance and/or expedite affordable housing projects
that reduce VMT and GHG emissions and prioritize projects in
areas with high frequency transit service and/or job centers.

« MPOs could create a regional program that selects
competitive, transformative affordable developments from
across the region that would have the greatest impact on
reducing VMT.
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Regional Public Lands Predevelopment Accelerator Program

Jump-starting affordable housing developments on public lands in transit- and opportunity-rich areas

e Public lands, including those owned by transit agencies, are often
located in dense, infill locations such as central business districts
(CBDs)and/or near high quality transit. Many transit agencies are
actively planning how to develop these sites, in partnership with
local jurisdictions and affordable housing developments.

o These sites, however, often come with more complicated and costly
pre-development costs that cannot be easily financed with existing
housing finance tools. This barrier can further delay development in
these areas.

 REAP 2.0 could be used to fund important pre-development costs
such as community engagement, master planning, and engineering
studies.

e The funding could be deployed through a regional program,
potentially in partnership with transit agencies who could plan for
predevelopment costs system-wide for even greater cost savings.

e Using funds in this way would be especially powerful when paired
with planned investments in regional transit.
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Regional Transit-Oriented Acquisition and Preservation Fund

Preventing displacement to curb super-commutes and keep down VMTs

» Preservation of unsubsidized affordable housing (also known as "naturally
occurring affordable housing” or NOAH) involves the acquisition and
rehabilitation of existing homes that currently have more affordable rents
to keep them permanently affordable, preventing the displacement of
current tenants by bringing the housing under non-profit stewardship.

* Preservation canreduce greenhouse gas emissions by preventing families
from being displaced and forced to commute long distances to jobs and
services.

« Forexample,in 2019 the Metropolitan Transportation Commission
launched the Bay Area Preservation Pilot (BAPP) with a $10M seed
investment. BAPP provides financing for the acquisition and preservation
of affordable, transit-oriented housing in neighborhoods.

 The preservation of unsubsidized affordable housing has been found to
have a high potential to prevent displacement (Chapple,2021) and can
also often be completed in a matter of months, is less likely to face local
opposition,and tends to be cost effective.
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Regional Infrastructure Program to Support Affordable Infill

Funding new and needed infrastructure upgrades to support additional demand

o Supporting infill development often comes with costs tied to
upgrading or replacing existing municipal infrastructure (e.g.
sewer and water lines, etc.)to support the new demand tied to
housing development.

« The Sacramento Council of Governments (SACOG) recently
launched a program, “Green Means Go” — a multi-year pilot that
aims to lower GHG emissions by accelerating infill development
through funding infrastructure improvements in designated
“green zones” which are neighborhoods and corridors identified
as having infill capacity.

« The cost of these improvements can often run millions of dollars
and can stall important efforts to increase housing production. By
supporting infill needs for sustainable housing projects, these
efforts can help increase mobility and reduce vehicle emissions.

 Programs like Green Means Go can be implemented in regions
across the state. It provides a good model for other MPOs to
replicate to help support sustainable, affordable development
models that work to reduce greenhouse gas emissions.
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