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1. INTRODUCTION

A. SCOPE AND ROLE OF THE HOUSING ELEMENT

All too often housing plans are dominated by statistics: carefully assembled, classified
and tabulated data that, after manipulation through sophisticated analytic techniques, tells
us there is or is not a problem. What these analyses seldom do is relate housing to a
social purpose. Concern is focused on the number of new units or the mixture of unit
types instead of the basic human need for adequate shelter. As long as the housing
problem is described in terms of quantified data, the social implications of housing policy
will be poorly conceptualized. This Housing Element contains a substantial amount of
quantified information because, in part, California State Law requires it. At the same
time, the plan attempts to consider housing in a wider social context and in so doing
recognizes the diverse housing needs that exist in Daly City.

This Housing element provides a comprehensive analysis of the status of housing in Daly
city, and sets forth a goal, objectives, policies and programs to improve the quality of the
City’s housing stock and increase housing opportunities. It does so at a time when the
entire Bay Area faces an enormous housing crisis. The element provides a framework for
evaluating specific housing proposals; establishes a coordinated, realistic course of action
for dealing with Daly City’s concerns; and is intended to be a tool for decision-makers.

B. CITIZEN REVIEW AND PARTICIPATION

As indicated in Government Code Section 65583(c)(6)(B), Housing Element Law
requires public participation in a jurisdiction's formulation of its Housing Element.
Specifically, the law states that jurisdictions "...shall make a diligent effort to achieve
public participation of all economic segments of the community..." In compliance with
the law, Daly City has met with the central homeowners resident association and invited
input and comments about housing issues. Representatives from various communities
from throughout the City attended the meeting. Residents expressed concerns about
housing affordability and the negative impacts of secondary units.

In addition to this meeting, the City mailed out a survey to various social service
providers serving low income populations to gather input on the housing needs and issues
facing low income persons. Over 50 percent of survey recipients responded. The City
also held a Housing Element workshop to inform and receive input from the community.
The workshop was advertised on the City's government cable access channel and the
City's website. A press release announcing the workshop was issued to local newspapers,
and a mailing was sent to apartment building managers asking them to post the notice.

The City will continue its public participation effort until the Housing Element Update
has been adopted by the City Council. The draft Housing Element will be made available
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to City residents for comment and input while it is under review by the State. The draft
will also be distributed to various organizations and individuals who have expressed
interest in reviewing it. Public notice of the draft's availability will be issued in the local

paper.

C. CONSISTENCY WITH GENERAL PLAN

State law requires that a City’s Housing Element describe “the means by which
consistency will be achieved with other General Plan elements and community goals.”
By reviewing and bearing in mind the other General Plan elements (i.e., land use,
circulation) during the course of updating its Housing Element and receiving public
comments during various stages of the revision process, Daly City ensures consistency
with the other General Plan elements as well as community goals.

In 1993, all elements of the General Plan were evaluated for consistency as part of the
updating of the Housing, Land Use and Circulation Elements. The Housing Element
policies adopted in 1993 are largely carried forward to the 2001 update. The only
significant revisions affect the number of housing units needed to meet Daly City’s share
of regional housing needs to the year 2006. As an older community, housing
development opportunities will occur in existing neighborhoods as in-fill development.
The existing infrastructure, including arterials, will be sufficient to accommodate
projected growth.

Furthermore, the revised Housing Element is consistent with housing needs, priorities
and action steps displayed in its current Five-Year HUD Consolidated Plan. The Housing
Element and HUD Consolidated Plan are mutually inclusive and beneficial public
processes and documents. Both planning documents enable the City to develop and
implement short-term housing plans that address important citywide housing needs, while
meeting both State and federal requirements.
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2. HOUSING NEEDS ASSESSMENT

Prior to setting housing objectives and drafting policies to achieve them, it is necessary to
examine the City's existing housing situation and to conduct an assessment of its needs.
As required by Housing Element Law (California Government Code, Section 65583), this
section looks at data regarding the City's population, its households, and its housing units.
This analysis grounds and guides the goals, policies and objectives set forth later in this
Housing Element. The analysis of this data provides valuable information regarding the
City's residents, household characteristics and trends, housing conditions and market
characteristics. Also included is the regional housing needs determination as set by
ABAG.

The majority of demographic data provided for this housing element comes from the
1990 Census. Whenever possible, information received from the 2000 Census is
provided.

A. DEMOGRAPHICS AND EMPLOYMENT
POPULATION GROWTH TRENDS

The City of Daly City's population has been increasing for the past three decades. From
1970 to 1980, the population grew 17.3 percent; from 1980 to 1990 it grew by 17 percent;
and from 1990 to 2000 it grew by 12 percent. The City remains at about 14 percent of
San Mateo County's population, and it continues to be the largest city in the County in
terms of population. Table 2.1 compares the populations of the City and County from
1980 to 2000. The City's population has grown by more than that of the County.

Table 2.1: Population Growth, 1980 -2000

2000 1990 1980 % A'80-90 % A '90-00
City of Daly City 103,621 92,315 78,519 17.57 12%
San Mateo County 707,161 649,623 587,329 10.61 9%
City as % of County 14.65%  14.21% 13.37%

Source: 1990 Census

The Association of Bay Area Governments (ABAG) is the regional agency responsible
for producing economic and demographic projections for the nine county Bay Area
region. The table below depicts ABAG's Daly City population projections for 1990-
2020." Projections for both the City's jurisdictional boundary and its sphere of influence
are provided. The projections indicate that Daly City's population growth will slow in the

! Methodology for the ABAG projections are explained in Projections 2000: Forecasts for the San
Francisco Bay Area to the Year 2020. Projections apply to City of Daly City jurisdictional boundary.
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future. Between 2000 and 2020, it is projected that Daly City's population within its
jurisdictional boundary will grow by about 6 percent during this twenty year time period.
This projected growth is almost three times less than the growth the City experienced
between 1980 and 1990. The decline in the population growth rate reflects limitations in
land available for development and infrastructure constraints.

Table 2.2: ABAG Population Projections, 1990-2020
1990 1995 2000 2005 2010 2015 2020

Daly City, jurisdictional 92,088 98,900 106,200 109,100 110,400 111,900 113,000
% increase 7 7 3 1 1 1
Daly City, sph. of influence 96,639 104,000 112,600 115,900 117,200 118,900 120,000
% increase 8 8 3 1 1 1

Source: Projections 2000 jurisdictional boundary, ABAG

AGE COMPOSITION

Census 2000 reflects that Daly City's age composition closely mirrors that of the county
as a whole. Table 2.3 shows that the majority of the population for both geographic areas
is working adults between the ages of 18 and 64. Both make up about 65 percent of the
population. Youth between the ages of 5 and 17 make up the second largest segment of
the population, at 16 percent for the City and 17 percent for the County. Seniors and
children under five years old make up less than a quarter of the population at the City and
County levels. The median age for the City is 35.4 years.

Table 2.3: Age Composition and Comparison, 2000

Age Daly City County
Number Percent Number Percent

0to4 6,246 6% 45,374 6%
5t017 17,032 16% 116,726 17%
18 to 64 67,857 65% 456,976 65%
65 + 12,486 12% 88,085 12%
Total 103,621 707,161

Daly City population as % of County: 14 %

Source: 2000 Census

Figure 2.1 on the following page graphically compares the City's age composition in
1990 and 2000. The senior population for Daly City as a percentage of the total
population has increased from 10.7 percent to 12 percent. The number of persons
between the ages of 18 to 64 grew by 12 percent although it continues to be about 65
percent of the City's total population. The number of persons between 45 to 54 had the
greatest change in numbers. There are 4,221 more persons in this age group, an increase
of 42 percent. The population of persons 65 years and older increased by 2,609.
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Figure 2.1

Population by age groups, 1990 and 2000

85 years and over 58610’262
75to84 LIV,
6510 74 [ 0.00
60 to 64 M ¢ 77,
55 to 50 [HNLA 204 )

45 to 54 10,013

|

14,234

14,284 M 1990
o4 [ 2000

35 to 44

}

17,754
16,985

age (years)

25to0 34

I

7,451

20to 24 8101

J

6,179

J

5,591

10 to 14 6,449

|

6,283

5t09 6,615

]

6,507
6,246

- 5,000 10,000 15,000 20,000

Under 5

persons

12/21/01, 7:45 AM 10
Housing Element Update Draft



ETHNIC/RACIAL CHARACTERISTICS

As the most populated city in San Mateo County, Daly City is also one of the most
ethnically and racially diverse. Ethnic and racial data from the 2000 Census is presented
in Table 2.4. This information is not directly comparable with information from the 1990
Census because of changes in the way racial information is collected. The 2000 Census,
for the first time in census history, allowed persons to indicate more than one race.
Almost four percent of the City's population identified themselves as multi-racial.

Daly City is 50.3 percent Asian and 17.7 percent White (not Hispanic of Latino); in
contrast, the County is 49.8 percent White and 19.8 percent Asian. Filipinos make up the
dominant racial category in the City, comprising almost 32 percent of the population. In
the 1990 Census, they were 27 percent of the City's population. Hispanics or Latinos
comprise about 22 percent of the population, and Blacks or African Americans make up
less than five percent of the population for both the City and County.

Table 2.4: Hispanic or Latino and Race - Daly City and San Mateo County, 2000

Number Percent (%)
Daly City
Hispanic or Latino (of any race) 23,072 22.3
Not Hispanic or Latino 80,549 77.7
White 18,344 17.7
Black or African American 4,482 43
American Indian or Alaska Native 199 0.2
Asian 52,154 50.3
Native Hawaiian and other Pacific Islander 904 0.9
Some other race 414 0.4
Two or more races 4,052 39
San Mateo County
Hispanic or Latino (of any race) 154,708 21.9
Not Hispanic or Latino 552,453 78.1
White 352,355 49.8
Black or African American 23,778 34
American Indian or Alaska Native 1,546 0.2
Asian 140,313 19.8
Native Hawaiian and other Pacific Islander 9,112 1.3
Some other race 2,217 0.3
Two or more races 23,132 33

Source: 2000 Census

EMPLOYMENT

Normal employment growth in Daly City can be closely correlated with the increase in
population. Historically, Daly City has had a job deficit with 2.5 employed residents for
every job in the community. New employment opportunities will contribute to the
balance of jobs and housing. Table 2.5 identifies the civilian labor force for Daly City as
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presented in the 1990 census.
individuals over 16 years of age) are in the labor force.

Table 2.5: Employment Status in Daly City, 1990

Civilian labor force* Male Female Both
Employed 25,242 23,451 48,693
Unemployed 1,607 1,196 2,803
Not in labor force 8,023 13,104 21,127
TOTAL 34,872 37,751 72,623

* Civilian Labor Force = 16 yrs. +

Source: 1990 Census

The table shows that 48,693 persons (67 percent of

Daly City is part of the San Francisco Metropolitan Statistical Area (MSA). As the table
below indicates, 55 percent of Daly City's working residents work in the central city or
San Francisco. Thirty-six percent work in the remainder of the MSA (San Mateo and
Marin counties). The next table depicts ABAG's total jobs projections for 1990 to 2020.
Information for Daly City as well as San Mateo and San Francisco counties are provided

since the majority of Daly City residents work outside of the City.

Table 2.6: Place of Work - MSA/PMSA Level, 1990

out of MSA/PMSA

of residence

in MSA/PMSA

of residence

Central city 26,315 (55%)
Remainder of this MSA/PMSA 17,141 (36%)

1,651 (3%)
2,251 (5%)

Source: 1990 Census

Table 2.7: Total Jobs Projection

1990 2000 2005 2010 2015 2020
Daly City 20,530 26,030 28,170 29,860 32,280 34,260
SM County 326,670 380,370 402,570 413,840 432240 451,830
SF County 579,180 628,860 660,610 687,350 714,700 731,660
Total 926,380 1,035,260 1,091,350 1,131,050 1,179,220 1,217,750
Total % change 13.31 5.42 3.64 426 327
Daly City % change 16.83 8.22 6.00 8.10 6.13

Source: ABAG Projections 2000, using City sphere of influence #s

Daly City has three major shopping areas that provide retail jobs for its residents. Other
principal employers in the City include Seton Medical Center, Jefferson Elementary
School, City government, Jefferson High School District, and the Cow Palace.
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INCOME

The 1990 Census provides data on the total income received during calendar year 1989.
Table 2.8 shows that the household median income for 1989 was $41,533. Households
with between $30,000 and $44,999 comprised the largest income group at 22 percent of
all households.

Table 2.8: Household Income, 1989

Income Level ($) # of hh % of hh
0 to 14,999 3,826 13.1
15,000 to 29,999 5,544 19.0
30,000 to 44,999 6,503 22.3
45,000 to 59,999 5,277 18.1
60,000 to 75,000 3,732 12.8
75,000 to 99,999 2,714 9.3
100,000 + 1,552 53
Total households 29,148

1989 Household median income: $ 41,533

Source: 1990 Census

Table 2.9 approximates the number of households by income group. The data was
calculated by taking ABAG's definition of income groups and applying it to the 1990
household income data. San Mateo County's median household income, which is higher
than the City's median household income, was used to determine the four income groups.
The resulting figures estimate that 21.5 percent of households in Daly City are very low
income, compared to 19.3 percent of households for the County. Alternatively, 40.3
percent of households in the County are above moderate, compared to 32.8 percent of
households in the City. In general, Daly City is less affluent than the County as a whole.
Table 2.10 indicates that 7.1 percent of Daly City's population are below the poverty
level. This is more than double the 2.1 percent figure at the County level. For both
geographic areas, persons between the ages of 18 and 64 make up more than 50 percent
of the population below the poverty level, and seniors comprise below ten percent.
Children under 18 years of age are about 26 percent of the population below poverty
level in Daly City, and about 38 percent in San Mateo County.

Table 2.9: Estimated Existing Households by Income Group* - Daly City and San Mateo County,
1990

Income group Daly City % of DC County county %  DC as % of cty
Very Low (<50%) 6,254 21.5 46,724 19.28 2.6
Low (50%-80%) 6,547 22.5 46,842 19.33 2.7
Moderate (80%-120%) 6,795 233 51,165 21.11 2.8
Above Moderate (>120%) 9,552 32.8 97,617 40.28 3.9
all income groups 29,148 242,348

* Figures are close estimates using percentages of the 1989 SM county median household income.

Source: 1990 Census
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Table 2.10: Persons Below Poverty Level, 1990

Under 18 18 to 64 65+ Total Total as % of
area pop.
Daly City 1,710 4,199 651 6,560 7.1
County 5,057 7,898 354 13,309 2.1

Source: 1990 Census

B. HOUSEHOLD CONDITIONS

A discussion of household conditions involves looking at the housing situation in which
residents find themselves. Are they renters or owners? Are they paying more or less
than 30 percent of their monthly income on housing? Are they living comfortably in units
that are not overcrowded? The answers to these questions provide information that guide
the City on specific housing policies to ensure that persons of various income levels can
live comfortably in Daly City.

TENURE AND DWELLING UNIT TYPE

According to the 1990 Census, the majority of housing units in Daly City is owner-
occupied and single-family detached. Table 2.11 indicates that 58 percent of housing
units are owner-occupied and 42 percent are renter occupied. This breakdown in housing
tenure has remained consistent since 1980. Recent data from Census 2000 reports that
there are 18,396 owner-occupied housing units (59.8%) and 12,370 renter-occupied
housing units (40.2%). The percentages have shifted very slightly towards more
ownership housing since 1990.

Table 2.11: Housing Tenure Patterns by Housing Unit Type for Occupied Year Round
Units, 1990

Owner Occupied Renter Occupied

Unit Type 1990 1980 1990 1980 1990 Totals
1 SF Detached 11,563 11,696 2,756 1,880 14,319
1 SF attached 3,240 2,778 923 807 4,163
2 Units 98 204 531 392 629
3-4 Units 171 154 1,523 1,481 1,694
5+ Units 1,003 591 6,249 6,684 7,252
Mobile Home 537 385 67 64 604
Other 265 137 402
Totals 16,877 12,186 29,063
% of Totals 58% 42% 100%

Source: HUD Consolidated Plan 1998-2002, 1990 Census

Between 1980 and 1990 the number of residences with over five units that are owner
occupied has increased from 591 units to 1,003. This 40 percent increase reflects the
movement towards owner occupancies with increased densities. Another significant
increase in owner occupied units occurred in mobile homes. There was an increase of
155 mobile home units (or 35%) between 1980 and 1990, and only three of these were
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renter occupied. Mobile homes will continue to represent a very small portion of housing
in Daly City. The Franciscan Mobile Home Park is the only mobile home park in Daly
City and provides housing that is fairly affordable relative to the other types of housing
units in the City.

In addition to owner and renter occupied housing, some Daly City residents live in group
quarters. The Census defines group quarters as living arrangements such as nursing
homes or rooming houses, which are not households. Table 2.12 indicates that during the
1990 Census 886 persons lived in group quarters, and 65.6 percent of these were over 65
years of age. Census 2000 recently reported that a total of 790 individuals live in group
quarters, of which 532 are institutionalized and 258 are noninstituionalized.

Table 2.12: Persons in Group Quarters, 1990
Institutionalized persons.

Under 18 years 0
18 to 64 years 0
65 years and over 561
Other persons in group quarters:

Under 18 years 72
18 to 64 years 233
65 years and over 20

Source: 1990 Census

OVERPAYMENT

The Bay Area, in the new millennium, has become the most expensive metropolitan
expanse in the nation.” The California Association of Realtors (CAR) puts out a monthly
housing affordability index measuring the percentage of households that can afford to
purchase a median priced home in California and regions within the State. In its January
2001 affordability index report, San Francisco City and County was the least affordable
county in the State at 10 percent, followed by San Mateo County at 13 percent. The rest
of California, as well as the nation, had higher affordability indices of 37 percent and 57
percent, respectively.

Daly City, in general, is more affordable than the rest of the County. The San Mateo
County Association of Realtors (SAMCAR) compiles sales statistics for the sale of single
family homes and condominiums/townhouses. The data indicate that housing costs have
risen greatly in recent years. Between 1997 and 2000, the median price of Daly City
single family homes sold increased by 67%. The median price for
condominiums/townhomes increased by 84%. For the County during this three year
period, the median sale prices for single family homes and condominiums/townhomes
increased by 62 percent and 68 percent, respectively.

?Broderick Perkins, "San Francisco Bay Area Tops New Home Price Forecast," Realty Times July
19,2000.
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Table 2.13: Median Price of Daly City Home Sales ($)

1997 1998 1999 2000
Single Family
Daly City 240,000 275,000 329,000 400,000
County 370,000 418,444 475,000 600,000
Condominiums/Townhomes
Daly City 149,450 181,000 215,000 275,000
County 214,000 240,000 278,819 360,000

Source: San Mateo County Association of REALTORS

Not only have prospective homeowners suffered from the housing affordability crisis in
the region, renters have also faced high housing costs. The National Low Income
Housing Coalition reported in September 2000 that 58% of renters in San Mateo County
are unable to afford fair market rate (FMR) for a two bedroom apartment. Their annual
Out of Reach report calculates a housing wage (i.e., amount a worker would have to earn
per hour in a 40 hour work week to afford a two bedroom unit at the area's FMR).*> The
housing wage rate calculated for San Mateo County was $28.06. Using the minimum
wage rate in California of $5.75 per hour, the report also calculated that a worker earning
the minimum wage would have to work 195 hours per week in order to afford a two-
bedroom unit at the area's FMR. Given the lack of affordable housing in the Bay Area,
overpayment becomes a major issue for its lower income residents.

Overpayment involves the number of lower-income households, both owner and renter
occupied, that are paying more than 30 percent of their monthly income for housing. The
1990 Census figures for “income by gross rent” and “monthly housing costs as a percent
of income” were used to estimate the number of households that are overpaying. Gross
rent is the contract rent, plus the estimated average monthly cost of fuels and utilities if
these are paid by the tenant. Monthly housing costs for homeowners include mortgage
payment, insurance and property taxes.

Income data for Daly City reveal a growing housing affordability problem. Median
household income has not increased in line with housing costs. Between 1998 and 1999,
the HUD area median family income increased by 5.5 percent. During this time period,
the HUD FMR for a two bedroom rental unit increased by 18 percent. The average
growth rate for the HUD area median income from 1997 to 2001 is 5.5 percent, while the
average growth rate for the two bedroom FMR is 9.2 percent. According to Table 2.13
above for 1998 and 1999, the median price for a single family unit rose by almost 20
percent, while Condos/townhouses rose by almost 19 percent. Consequently, the two
bedroom FMR growth rate between 1998 and 1999 also significantly exceed the rate of
increase for the area median family income in this two year period.

3 National Low Income Housing Coalition, Out of Reach, September 2000.
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Table 2.14: HUD FMR and Area Median Family Income ($) for San Mateo County

1996 1997 1998 1999 2000 2001 growth

Area med. fam income 61,300 64,400 68,600 72,400 74,900 80,100

% change 5.06 6.52 5.54 3.45 6.94

Avg. growth rate 97-01 5.50
2 bd FMR 950 965 987 1,167 1,251 1,459

% change 1.58 2.28 18.24 7.20 16.63

Avg. growth rate '97-'01 9.18
Source: HUD

Tables 2.15 and 2.16 provide data on housing costs for homeowners and renters based on
information from the 1990 Census. The data reflects that overpayment is an issue for
more renters than homeowners. Twenty-nine percent of owner-occupied respondents
from all income groups spent greater than 30% of their household income on monthly
housing costs. In comparison, forty-three percent of rental respondents from all income
groups spent greater than 30% of their household income on housing costs. For both
homeowners and renters, the percentage of households facing overpayment decreased as
household income increased.

Table 2.15: Monthly Owner Costs of Households (HHs) as % of HH Income
by Income Group, 1989

Owner HH income > 30 % of HH < 30% of HH not computed
group income income
less than 10K 54% 20% 27%
10K to 19,999 42% 58% 0%
20K to 34,999 37% 63% 0%
35K to 49,999 35% 65% 0%
50K + 20% 80% 0%
all income groups 29% 69% 2%

Source: 1990 Census

Table 2.16: Gross Rent of Households (HHs) as % of HH Income by Income

Group, 1989
HH income group > 30% of HH < 30% of HH not computed
income income

less than 10K 74% 4% 22%
10K to 19,999 92% 5% 3%

20K to 34,999 62% 38% 0%

35K t0 49,999 18% 80% 2%

50K + 4% 95% 0%

all income groups 43% 53% 4%
Source: 1990 Census
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OVERCROWDING

HUD defines “overcrowding” as having more than 1.01 persons per room. Balconies,
porches, bathrooms, foyers, halls, utility rooms, unfinished attics, basements and other
spaces used for storage are not counted as rooms. According to the 1990 Census, the
City of Daly City had 5,563 overcrowded housing units or approximately 19% of all
occupied housing units in the City. Based on a population per household figure of 3.153
persons’, Daly City had an estimated total population of 17,540 persons living in
overcrowded households. This is a 121% increase from the estimated number based on
the 1980 Census which indicated 2.88 persons per household and 2,751 overcrowded
households. The number of persons per household in Daly City has increased and
continues to be greater than the persons per household figure for San Mateo County.
Recent data from Census 2000 indicates an average household size in Daly City of 3.34
persons (up from 3.15) and an average household size for the County of 2.74 (up from
2.64).

Table 2.17: Number of overcrowded units by census tract

Owner occupied Renter occupied
UNITS Census Total 1.01-1.5 1.5+ 1.01-1.5 1.5+ Total (%)
Tract units  persons per persons per persons per — persons
room room room per room
CITY-WIDE 29,063 1,402 1,045 1,332 1,784 5,563 (19.1%)
NEIGHBORHOOD
Bayshore 6002 864 73 81 47 51 252 (29.2%)
S. Hills 6003 1,132 22 77 9 14 122 (10.8%)
Crocker 6004 1,806 164 118 63 87 432 (23.9%)
Hillside 6005 1,906 140 142 103 155 540 (28.3%)
Vista Grande 6006 1,366 73 78 112 139 402 (29.4%)
Top of the Hill 6007 1,747 116 87 119 205 527 (30.2%)
Westlake Apts. 6008 2,851 8 5 259 349 621 (21.8%)
Westlake Terr. 6009 1,475 20 18 6 0 44 (3%)
Skyline 6010 2,009 97 34 24 42 197 (8.8%)
Westlake/Southgate 6011 1,961 69 28 25 15 137 (7%)
Civic Center 6012 760 13 0 100 173 286 (37.6%)
East Market/Colma 6013 1,717 62 41 149 147 399 (23.2%)
St. Francis — North 6014 1,750 109 82 64 58 313 (17.9%)
St. Francis — South 6015 2,761 157 8 135 179 479 (17.3%)
Franciscan MHP 6016.1 498 0 0 0 0 0
Serramonte — West 6016.2 2,811 136 204 103 96 539 (19.2%)
Serramonte — East 6016.3 1,649 143 42 14 74 273 (16.6%)

Source: 1990 Census

Table 2.17 above shows the number of overcrowded units by tenure and census tract.
Like the problem of overpayment recently discussed, overcrowding appears to be an
issue more common to renters than homeowners. Fifty-six percent of overcrowded units

* State of California, Department of Finance, City/County Population and Housing Estimates, 1991-2000,
with 1990 Census Counts. Sacramento, California, May 2000.
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are renter-occupied, and forty-four percent are owner occupied. Looking at the total
number of housing units, fourteen percent of owner-occupied housing are overcrowded,
and 26 percent of renter-occupied housing are overcrowded.

C. HOUSING UNITS
HOUSING TYPE AND VACANCY RATES

Single-family residences continue to be the predominant type of housing in Daly City.
The 1990 Census reflected that single family detached and attached units make up about
64 percent of all housing units, multi-family residences with at least three units comprise
31 percent, and mobile homes make up two percent. There was a seven percent increase
in occupied year round housing units between 1980 and 1990 (see previous Table 2.8).

Estimates for the total number of housing units, occupied units and household sizes for
the years 1995 to 2000 are presented in Table 2.18. This information from the State
Department of Finance shows that 96 percent of total housing units were occupied.
From the 1990 Census there were 29,063 housing units. The State Department of
Finance estimated that there were 31,963 housing units in 2000, reflecting almost a 10
percent (or 2,900 units) increase in housing units in the past decade.

Table 2.18: Estimates of Housing Units, % Vacancy, Persons per HH, 1995-2000

1995 1996 1997 1998 1999 2000
Single detached 14,483 14,588 14,693 14,723 14,775 14,800
Single attached 4,472 4,472 4,472 4,472 4,472 4,472
Multiple 11,539 11,710 11,896 12,010 12,058 12,064
Mobile Homes 612 612 613 619 621 627
Total Units 31,106 31,382 31,674 31,824 31,926 31,963
Occupied Units 29917 30,182 30,463 30,607 30,705 30,741
% Vacant 3.82 3.82 3.82 3.82 3.82 3.82
Persons per HH 3.253 3.279 3.315 3.354 3.372 3.373

Source: State of California, Department of Finance, City/County Population and Housing Estimates, 1991-2000, with 1990
Census Counts. Sacramento, California, May 2000.

Table 2.19 shows the actual housing units from Census 2000. According to Census 2000
the actual number of housing units was 31,311. Between 1980 and 1990, there was a 9.4
percent increase in housing units. The percent increase in housing units is less than the
percent increase in Daly City's population growth. This pattern has continued through
2000 where Daly City's population increased by 12 percent, but its housing units
increased by only 4 percent.
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Table 2.19: Daly City Housing Units 2000

Total housing units 31,311
Occupied housing units 30,775
Vacant housing units 536

For seasonal, recreational or occasional use 90
Homeowner vacancy rate 3
Rental vacancy rate 1.7

Source: 2000 Census

Vacancy rates serve as good indicators of existing housing need. The difference between
current vacancy rate and the optimal vacancy rates provides a good measurement of
whether the market is responding to overall housing needs. For rental housing, the
optimal vacancy rate is five-percent. With for-sale housing, a two-percent vacancy rate is
optimal. The vacancy rates from Census 2000 of .3 percent for for-sale housing and 1.7
percent for rental housing indicate a tight housing market and a significant need for
greater housing supply.

EXISTING HOUSING CONDITIONS AND REHABILITATION NEEDS

In June 2001, the Daly City Economic and Community Development Department
conducted a city-wide windshield survey of existing housing conditions. Daly City last
performed a housing condition survey in 1986. The results of the survey were organized
according to census tracts as defined under Census 2000.

The rating criteria for the survey are the same ones used in 1986. A scale of one to four
was employed as follows:

Rating Criteria
1 Housing structure is in sound condition and requires minimal
improvements
2 Housing structure is in need of minor rehabilitation
3 Housing structure demonstrates the need for major or substantial
rehabilitation
4 Housing structure is in critical condition that is beyond

rehabilitating or economically infeasible to fix.

The housing survey focused only on the exterior structural features visible from the
street such as walls, stairs, roofs, porches, windows, doors, garages, and miscellaneous
features (e.g., chimneys, gutters, fascias). As a result, the housing condition survey is
inherently limited in determining the problems within each housing unit in the City and,
therefore, does not represent the most accurate summary of housing conditions.

All existing housing structures, whether vacant, single family or multifamily, were
evaluated under the survey. As for multifamily housing, the survey methodology
generally assessed their conditions by building, not individual units. For instance, a
building containing 15 apartment units was evaluated as one structure. A total of 19,870
residential structures were surveyed.
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Table 2.20 displays the survey results for housing stock with minor, major or critical
problems. The housing stock surveyed and determined to be in sound condition were not
included in Table 2.20, which examines housing rehabilitation need, because they are not
in need of rehabilitation assistance. The quantity of housing by census tract or city-wide
in critical condition is negligible. Older neighborhoods east of Interstate 280 appear to
have greater housing improvement needs. The Bayshore, Crocker, Vista Grande, Top of
the Hill (i.e., Census tracts #6002, 6004, 6006, and 6007, respectively) according to Table
2.20 make up 43 percent of the City's housing stock in need of minor improvements, 69
percent requiring major rehabilitation, and 88 percent in critical condition. These four
census tracts contain some of the oldest housing in the City. Housing age, however,
should not be assumed to automatically correspond to housing conditions without
considering other factors such as regular and adequate maintenance.

Younger neighborhoods such as Skyline, St. Francis, and Serramonte (i.e., Census tracts
#6010, 6014, 6015.01, 6015.02, 6016.03, 6016.04, 6016.05) have a larger quantity of
housing in need of minor or major repairs than was revealed in the 1986 survey. One
explanation may be that the homes in these areas are showing the effects of aging and
insufficient maintenance. Also, homes situated near the coast face greater exposure to
moisture.

Table 2.20: Daly City Housing Conditions Survey Results, June 2001

Number of Structures & Percent of Total by Condition

Census Tract # Neighborhood Minor % Major % Critical %
6002 Bayshore 544 21 54 30 3 33
6003 Southern Hills 75 3 2 1 0 0
6004 Crocker 175 7 19 10 2 22
6005 Hillside 94 4 1 1 0 0
6006 Vista Grande 129 5 27 15 1 11
6007 Top of the Hill 257 10 25 14 2 22
6008 Westlake Apartments 15 1 1 1 0 0
6009 Westlake 108 4 5 3 0 0
6010 Skyline 287 11 20 11 0 0
6011 Westlake-Southgate 61 2 2 1 0 0
6012 Civic Center 27 1 9 5 0 0
6013 East Market 62 2 2 1 1 11
6014 St. Francis - North 191 7 8 4 0 0
6015.01 St. Francis - Southwest 181 7 0 0 0 0
6015.02 St. Francis - Southeast 22 1 2 1 0 0
6016.01 Franciscan Mobile Home Park 25 1 0 0 0 0
6016.03 Serramonte - Southeast 192 7 4 2 0 0
6016.04 Serramonte- North 0 0 0 0 0 0
6016.05 Serramonte - Southwest 138 5 0 0 0 0
Total 2,583 100 181 100 9 100

Note: reflect Census 2000 tract boundaries and numbers
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The primary difference between the current housing condition survey and the previous
one from 1986 is that results from the current survey show a larger number of housing
structures throughout the City in need of minor (i.e., 2,558 structures versus 931
structures in 1986) and major (i.e.,181 structures versus 97 in 1986) rehabilitation. The
combination of increased age and delayed upkeep seem to be possible factors justifying
the differences. However, the number of homes in critical condition, while very small,
decreased from 10 to nine between the 1986 survey and the most recently completed one.
The City’s existing housing rehabilitation programs and policies will continue to play an
important role in improving the City’s housing inventory.

Conversations with Code Enforcement personnel and a regional nonprofit agency
providing legal assistance with housing issues have expressed concerns about the
conditions of secondary units, particularly illegal secondary units. Both have cited cases
where tenants have been living in illegal secondary units that are not maintained and pose
health and safety issues. In response to this, the City adopted an ordinance requiring
property owners to provide relocation assistance to tenants forced to vacate their unit
because of code enforcement activity.

City-wide, the median year of the construction of housing units in Daly City is 1961.
Alternatively, the median age of Daly City's housing stock is 40 years old. An estimate
of the maximum housing rehabilitation need of the City is derived by looking at the
number and percentage of units built before 1960. This estimate of 14,478 units is 48%
of Daly City's housing stock.

Table 2.21: Age of Residential Structures

Year Built No. of Units % of total
1989 to March 1990 672 2.23
1985 to 1988 1,762 5.83
1980 to 1984 937 3.10
1970 to 1979 6,148 20.36
1960 to 1969 6,204 20.54
1950 to 1959 9,500 31.46
1940 to 1949 2,765 9.16
1939 or earlier 2,213 7.33
total units 30,201

Median year 1961

Source: 1990 Census

D. SPECIAL HOUSING NEEDS

"Special Needs" groups can be defined as persons with work disabilities, households with
persons over the age of 65, large households, farmworkers, female headed households
and households needing emergency shelter. This section looks at each of these groups
and assesses their housing needs.
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ELDERLY

The housing needs of the elderly are varied. Some elderly persons have substantial
retirement incomes and own their own homes, while others live on limited incomes in
substandard rental housing. The 1990 Census documented 9,877 persons to be 65 years
of age or older. This is 10.7 percent of Daly City's population. The percentage of the
senior population has declined since the 1980 Census when it comprised 18.3 percent of
the City's population. The most recent Census information from the year 2000
documents that there are 12,486 persons that are 65 years and older: 5,159 males and
7,327 females. Twenty-nine percent of all households or 8,872 households have
individuals that are 65 years and older.

Many of the elderly have unique housing needs such as poor health and infirmity, limited
income, and mobility difficulties. Daly City Community Development Block Grant
funds assist the elderly in several programs. Rehabilitation funds are available to provide
minor home repairs and handicap accessibility for disabled seniors. Many seniors take
advantage of this program because the additional income from renting the unit
supplements their limited retirement income. Groceries are provided to needy seniors
through Operation Brown Bag, a program of Second Harvest Food Bank. The Doelger
Senior Center offers a daily reduced price hot lunch for qualified seniors and provides a
place for seniors to congregate and take part in recreational activities.

Table 2.22 shows that twenty-four percent of the owner occupied housing units (4,112)
are elderly households, and 9.5 percent of rental housing units (1,163) are elderly
households. Data from the 1990 Census indicates that 1,807 seniors live alone (18% of
senior population), and 581 live in group quarters (6%).

Table 2.22: Tenure by Age of Householder

Age # of persons
Owner Occupied 16,877
15 to 24 years 137
25 to 34 years 2,085
35 to 44 years 3,791
45 to 54 years 3,333
55 to 64 years 3,419

65 + years 4,112
Renter occupied 12,186
15 to 24 years 911
25 to 34 years 4,142
35 to 44 years 3,025
45 to 54 years 1,782
55 to 64 years 1,163

65 + years 1,163

Source: 1990 Census
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FEMALE-HEADED HOUSEHOLDS

The 1990 Census documented 3,698 female-headed households in Daly City. This
number constitutes 13 percent of all households. Of these female headed households,
1,568 (42%) had children under 18 years of age. Female headed households with children
often have special housing needs because these households usually have lower earnings
than their male counterparts and are faced with the challenges of raising children on
limited income. These factors result in a need for lower priced housing and affordable
child care to be available in the community.

Daly City has established several programs to meet the needs of female headed
households. While not all of the programs listed below provide direct assistance for
housing, they cover other necessary costs which allow more income sources to go
towards housing costs. Child care costs can be almost as expensive as housing, and with
large families it can actually exceed housing costs.

The City Council has allocated Community Development Block Grant (CDBG) funds to
help meet an array of special needs. These include providing funds for local child care
programs, and housing and supportive services that assist homeless families find
permanent housing. The City's Community Service Center also provides information and
referral for emergency housing and food services, clothing and other social services.

Table 2.23 shows information on household type and presence of children. The data

indicates that there were 36 percent of total households with children in Daly City. This
percentage is roughly similar to the percentages for the County and the State.

Table 2.23: Household Type and Presence of Children, 1990

Household Type Total Percent
Household with children
Married couple w/ children 8,251
Male householder, no spouse, w/ children 608
Female householder, no spouse, w/ children 1,568
Total households w/ children 10,427 36%
County % 30%
State % 35%
Households w/out children
Married couple w/out children 8,156
Male householder, no spouse, w/out children 1,065
Female householder, no spouse, w/out children 2,130
Non-family households 7,370
Total households w/out children 18,721 64%
County % 70%
State % 65%

Source: 1990 census

The information from Census 2000 is not directly comparable with Census 1990 data
because the categories do not match. According to Census 2000 there were 23,089

12/21/01, 7:45 AM 24
Housing Element Update Draft



family households. Of these, 10,470 had their own children under 18 years. In addition,
there were 16,785 married couple families of which 8,160 had children. There were
4,364 female householders with no husband present and 1,694 female householders who
had their own children.

DISABLED

Another population group that typically has special housing needs is the disabled. The
San Mateo County Office of Aging and Adult Services, using the 1990 Census disability
prevalence estimates, projects that 19.4 percent of the county's total population have a
severe and/or non-severe disability. This figure is arrived at using the 1990 Census
disability prevalence estimates. Table 2.24 shows the percentages by age group of Daly
City's population projected to have a disability. These estimates are based on disability
prevalence figures from the 1990 Census applied to Daly City population figures from
the 1990 Census. The table reflects that the number of disabled persons increases in the
older age groups.

Table 2.24: Disability Projections by Age Group

Severe Disability Non-Severe Disability Severe and Non-Severe
Projections Projections Disability Projections
Age Group % of Age Number % of Age Number % of Age Number
Group Group Group

Under 18 4.5 984 1.3 286 5.8 1,270
18-44 52 2,192 8.4 3,542 13.6 5,734
45-64 15.3 2,813 13.9 2,557 29.2 5,370
65-74 25.3 1,518 19.3 1,158 44.6 2,676
75-84 41.5 1,252 22.2 670 63.7 1,922
85+ 68.4 588 15.8 136 84.2 724
All Age Groups 10 9,347 9 8,349 19 17,696

Source: 1990 Census, San Mateo County Aging and Adult Services

The Center for Independence of the Disabled (CID) is a nonprofit community agency that
provides assistance programs for disabled persons. According to CID, most disabled
households require accessible housing with special design features (e.g. appropriate
dimensional reach, shelf heights, floor finishes, barrier free entrances and floor plans, and
provision of turning radius for wheelchairs, etc.) The City provides support to CID's
Housing Accessibility Modification program designed to address home architectural
barriers that persons with disabilities face. The program provides a variety of relevant
modifications to make homes safer and more accessible for disabled persons of all ages.

Data are not available on the number of disabled persons who, because suitable housing
is not available, reside in housing that does not meet their special needs. The State
Department of Social Service's Inventory of Community Care Facilities indicates that in
January 1986, there were three residential care facilities in Daly City licensed for the care
of disabled persons. These three had a combined capacity of twenty-two persons. In
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1997, a new care facility with 49 beds was opened to care for persons with Alzheimer's
disease. Currently there are about 20 residential care homes in the City.

LARGE HOUSEHOLDS

The Department of Housing and Urban Development defines a large family as having
five or more persons. Table 2.25 indicates that approximately 21% of Daly City
households are large families. This is an increase of 4.3% from the 1980 Census. Large
families may require housing assistance due to increased household expenses and the
need for larger living quarters. Sixty-four percent of housing units with five persons or
more live in owner-occupied housing. Thirty-six percent live in rental housing units.

Table 2.25: Tenure by Persons in Unit

# of persons
Owner Occupied
1 person 2,814
2 persons 4,728
3 persons 2,862
4 persons 2,630
5 + persons 3.843
Renter Occupied
1 person 2,980
2 persons 3,033
3 persons 2,235
4 persons 1,755
5 + persons 2,183

Source: 1990 Census

FARMWORKERS

State Housing legislation has identified farmworkers as persons with special housing
needs. This is because the wages are typically very low and the work is often seasonal.
The 1990 Census reveals that less than 1% of the labor force are employed in agriculture
in Daly City, and it is likely that this figure has decreased since the remaining agricultural
land has been developed. There is not sufficient need for farmworkers housing in Daly
City to justify the establishment of special housing programs. It is believed that persons
in need of housing in this category will obtain assistance from programs available to all
low-income persons.

HOMELESS

The San Mateo County Human Services Agency Office of Housing recently conducted a
needs assessment of emergency shelter services in June of 2001. The report found that
for FY1999-2000, the seven homeless service providers in the County made 833 referrals
to emergency shelters and documented 828 individuals with unmet emergency shelter
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needs.’” The service provider in Daly City made 33 referrals and reported 20 unmet
shelter needs. The majority of the referrals and unmet shelter needs were reported in the
central and southern parts of the County. There is limited data on the actual number of
homeless in Daly City. The Daly City Community Services Center tracks its referrals for
emergency shelter and reports these to the County who has taken the lead in coordinating
services to the homeless in the County. The County's lead provides for a regional
approach to addressing homelessness.

In 2000, a winter homeless shelter recently opened in South San Francisco when the
shelter in San Mateo was closed. This northern location is closer to Daly City, making it
more accessible for Daly City residents in need of emergency shelter. The County
emergency shelter needs assessment made the recommendation that this shelter be open
year-round, thereby providing 90 additional shelter beds throughout the year.

A family transitional shelter operated by Shelter Network is located in Daly City. The
City provides financial support to this shelter as well as other shelters in the county. It
also supports an emergency food pantry which was set up as a hot food program for the
homeless.

E. AT-RISK HOUSING UNITS

California Government Code Section 65583 requires jurisdictions to evaluate the
potential for low-income housing projects to convert to non-low income housing and to
propose activities to preserve or replace the converted units. The following information
is required:

e An inventory of restricted low income housing projects in the City and
their potential for conversion;

e An analysis of costs for preserving and/or replacing the units at risk;

o An analysis of the organizational and financial resources available for
preserving and/or replacing the units at risk;

o Quantified objectives for the number of at-risk units to be preserved;

e Programs for preserving the at-risk units

The State requires that the analysis include projects that are at-risk of converting during
the next two five year planning periods under the Housing Element.

INVENTORY OF AT-RISK UNITS

This section identifies in Daly City the low-income units at-risk of converting to non low-
income units during the next ten years and evaluates the likelihood of conversion.

> San Mateo County Human Services Agency Office of Housing. Emergency Shelter Services Needs
Assessment, June 2001
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This inventory includes all multi-family units which are assisted under a variety of
federal, State, and local programs, including HUD programs, State and local bond
programs, redevelopment programs and local in-lieu fees, inclusionary housing polices,
density bonuses, and direct assistance programs. The inventoried units should be those
eligible to change to non low-income housing uses due to termination of subsidy contract,
mortgage prepayment, or expiring use restrictions. Within Daly City, there is only one
government assisted low-income housing project (see description below) at-risk of
converting to non low-income housing use during the next ten years.

Apartment Name: Villa Fontana
Owner: G&K Management Co., Inc.
5150 Overland Ave.
Culver City, CA 90230
Total No. Units: 120 (of which all are targeted to elderly and/or disabled

and 112 are Section 8 units)

Type of Mortgage: ~ HUD Section 236 Mortgage and Section 8 Agreement.
While the Section 236 Mortgage contract does not expire
until September 2016, the owner executed a HUD Mark
Up-to-Market agreement on October 1, 1999 that prevents
it from opting out of its project-based Section 8 contract
until September 30, 2004.

Amberwood Apartments in Daly City is no longer on the at-risk inventory for Daly City
because it opted out in July 1999. Amberwood contains 123 elderly units. This project
was originally funded with a HUD 221(d)(4) loan. All tenants in the complex now
receive Section 8 vouchers from the San Mateo County Housing Authority. Presently,
the owner of Amberwood Apartments is voluntarily participating in the Section 8
Voucher Program and has not indicated any intentions to discontinue program
participation in the near future.

If owners of at-risk housing complexes wish to prepay the HUD loan or terminate their
HUD contract, they must notify affected tenants and public agencies at least one year
prior to sale or termination under federal and State law. In addition, State law requires
that owners of at-risk multifamily buildings seeking to sell or end their HUD contract
provides qualified organizations interested in maintaining the affordability of the units
first right of refusal.

With the current state of high cost housing market in San Mateo County, it is difficult to
assess whether the City’s at-risk units will convert to market housing or not. However,
the Villa Fontana ownership appears to find its HUD subsidies satisfactory as evident
from its recently re-negotiated Mark Up-to-Market agreement for project-based Section
8. Meanwhile, Amberwood Apartments, which opting out in July 1999, continues using
HUD assistance by accepting tenant-based Section 8 vouchers. There has been no
noticeable discontent with HUD assistance from either Villa Fontana or Amberwood
Apartments. The City will monitor its at-risk units and work with and support the County
Housing Authority to make sure these units remain affordable.
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COST ANALYSIS OF PRESERVATION AND REPLACEMENT

The following analysis examines the cost of preserving the units at-risk and the cost of
producing replacement rental housing comparable in size and rent levels to the units
which might convert to non low-income use. In addition, this analysis will compare the
costs between preservation and replacement.

o Preservation Costs

Bay Area, including Daly City, housing prices have undergone dramatic increases
in recent years. A comparable apartment building in size and rents to Villa
Fontana Apartments was recently listed for sale at $11.2 million, or $112,000 per
unit. Applying this per unit estimate to Villa Fontana, with its 120 units, would
result in a market value of approximately $13.4 million. The costs of preserving
units discussed above factor in purchase, rehabilitation, and maintenance costs.
Maintenance costs are assumed to be low for Villa Fontana given its age and
excellent condition.

o Replacement Costs

The cost of developing new housing depends on a variety of factors such as
density, size of units, location and related land costs, and type of construction.
Land costs in the Bay Area are among the highest in the nation. The cost to
replace Villa Fontana Apartments has been estimated using average costs for land
and construction in Daly City. The per unit replacement cost is estimated to be
between $100,000 to $125,000 per unit. Consequently, the replacement cost for
the 120-unit Villa Fontana Apartments would range from $12 million to $15
million. Based on the present day housing market and its inflated prices, the
replacement cost for Villa Fontana is likely nearer the higher end of the range.

Under the earlier analysis of preservation costs, it was assumed that HUD Section
8 subsidies would be available annually for existing and future owners of Villa
Fontana Apartments. If Congress significantly cuts Section 8 appropriations in
the near future, the estimated preservation costs for Villa Fontana would increase
significantly. Based on the assessment of preservation and replacement costs,
preserving the City’s at-risk units appears to be the most cost-effective option.

RESOURCES FOR PRESERVATION

The types of resources available to preserve the at-risk low income housing units in Daly
City fall into two categories: 1) entities, such as public agencies or non-profits, with the
interest and capacity to purchase and/or manage at-risk units, and 2) financial resources
available to purchase existing units or develop replacement units.
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e Public and Nonprofit Agencies

As part of the research for this section, local and regional private, non-profit
housing organizations were contacted. They could not make a commitment to
purchase the at-risk units in the future because the need to assume ownership and
management of these units is speculative at this stage. They did state, though,
that they were interested and would be willing to work with Daly City to preserve
the long-term affordability of these units if necessary. The organizations
contacted were Mid-Peninsula Housing Coalition, Citizens Housing Corporation
and Mercy Charities Housing.

The State Housing and Community Development Department also maintains a list
of qualified organizations, including nonprofit housing developers, who are
interested in being given first right of refusal on any upcoming sale of federally-
subsidized at-risk rental units in order to keep the units affordable.

e Public Financing and Subsidies

As a result of the high cost of purchasing and developing housing, intense
competition for available funding, and restrictions on the use of funds, financing
for the preservation and/or replacement of at-risk units will likely come from
multiple sources. The following funding sources have been identified for use in
purchasing at-risk units in Daly City. Because new funding sources may become
available in the future, the list below should not be viewed as comprehensive.

1) Redevelopment Set-Aside Funds
State law requires redevelopment agencies to set-aside at least 20% of tax
increment revenues for increasing and improving the City’s supply of low
and moderate income housing. Presently, the City has two
Redevelopment Project Areas:  Mission Street/Junipero Serra and
Bayshore. Both Redevelopment Project Areas project positive revenue
over the next five years.

2) State Programs
The State provides several financial resources for housing development
activities, including the preservation or replacement of at-risk units,
through its various agencies. Since many of the State housing programs
have a competitive funding cycle, Daly City would, if the situation arose,
identify the amount of funding needed to preserve or replace at-risk units
and apply to the appropriate programs.

- State Housing and Community Development Funds
California Housing and Community Development Department (HCD)
offers a variety of loans and grants for housing development. One
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current program is the Multifamily Housing Program, which awards
deferred loans for acquisition, rehabilitation and new construction.

-CHFA Funds

The California Housing Finance Agency (CHFA) operates several
programs targeting both multifamily and single family housing.
CHFA's multifamily housing development programs offer a range of
loans to assist in the acquisition and development of affordable rental
units.

- Tax Credits

The California Tax Credit Allocation Committee, under the State
Treasurer’s Office, implements the federal and State low income
housing tax credit programs, which are available to eligible
acquisition, rehabilitation and/or new construction projects annually
through a competitive application cycle. State tax credits can only be
received upon approval for federal tax credits. Because of the highly
competitive nature of the funding process, projects awarded tax credits
are targeted to very low-income renters. Public or private developers
are eligible to apply.

3) CDBG Funds

Through the federal Community Development Block Grant (CDBG)
program, the City provides grants and loans to a wide range of housing
and neighborhood development activities. As an entitlement grantee, Daly
City receives CDBG funds directly from HUD each year. The City has
been averaging about $1.6 million in annual CDBG funding from HUD
over the last four years which is allocated to five funding categories:
general administration, housing, economic development, capital
improvements and public services.

Over the last four fiscal years, an average of $500,000 has been allocated
annually towards housing activities. However, the City commits the
majority of its annual CDBG funds for housing activities towards
residential rehabilitation. Under the City’s Residential Rehabilitation
Program, grants and low interests loans are available to eligible single
family and multifamily property owners.

4) HOME Funds

Daly City, in conjunction with several local jurisdictions in San Mateo
County and the County itself, form a consortium to receive Home
Investment Partnership Program (HOME) funds from HUD. Being a
consortium enables the participating jurisdictions to take a regional
approach to meeting housing needs, have consensus on prioritizing
proposed projects and allocations, and pool funds and human resources.
The County administers the HOME funds.
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Jurisdictions in the consortium apply to the County each year for HOME
dollars. Each jurisdiction within the consortium has an opportunity to
review and comment on all proposed applications. Daly City has focused
its HOME applications and received HOME funds in the last few years for
proposed acquisition and rehabilitation of multifamily units and for
homebuyer assistance to households with emergency needs.

5) Other HUD Funds
Subject to annual Congressional appropriations, HUD will provide most —
and in some cases all — of the financial incentives necessary for acquisition
or maintenance of federally subsidized at-risk projects with existing
owners or other public or private entities like non-profit organizations.
Some HUD funding sources include the following:

- Restructured and/or renewed Section 8 contracts between existing
owners and HUD to maintain or extend affordability of at-risk units.
Villa Fontana Apartments chose this option by participating in HUD's
Mark Up to Market Program and delaying any possibility of an opt out

for five years.

- Section 8 Vouchers are available to tenants in at-risk multifamily
units whose owners terminate their project-based Section 8 contracts
to prevent any displacements. These owners can then voluntarily
accept Section 8 tenant-based vouchers or else the tenants can seek
out another rental unit since the vouchers are portable. If the tenants
move, the vouchers will only pay up to the difference of the HUD rent
standard and 30% of the tenant's monthly income.

F. REGIONAL HOUSING NEEDS DETERMINATION

State law (Government Code 65583 (a)(1)) requires that a local Housing Element include
a projection of the housing units by income category. State law (Government Code
65584) requires that the Association of Bay Area Governments (ABAG) determine the
existing and projected regional housing needs of the Bay Area as well as each city’s share
of that regional need. Section 65584 of Article 10.6 of the Government Code states that:

...a locality’s share of the regional housing need includes that share of the
housing need of persons at all income levels within the area significantly affected
by the jurisdiction’s general plan.

The determination of existing and projected housing need takes into consideration the
following six factors: (1) market demand for housing; (2) employment opportunities; (3)
availability of suitable sites and public facilities; (4) commuting patterns; (5) type and
tenure of housing; and (6) housing needs of farmworkers. In addition to these factors,
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Government Code also requires that the distribution of regional housing needs “seek to
avoid further impaction of localities with relatively high proportions of lower income
households.” While the ABAG interpretation of this requirement is to avoid increasing
housing disparities in the Bay Area, the projections assume a continuation of the status
quo and, according to many, fail to adhere to a regional “Fair Share” concept. The table
below shows ABAG’s projection of housing needs for both Daly City for the 1999-2006.

Table 2.26: Projected Housing Needs by Income Group, 1999-2006

Income Group Proj. Need as percent
Very Low 282 20.3

Low 139 10.0
Moderate 392 28.2
Above Moderate 578 41.6

Total 1391

Source: ABAG RHND 2000

As the table indicates, Daly City will need to provide 1,391 new housing units for the
years 1999-2006 to meet the projected need as established by ABAG. This equates to
approximately 185 households per year. The City has disputed these figure with ABAG
arguing that the projection does not take into account the jobs-housing imbalance in the
City nor the fact that Daly City has historically provided some of the more affordable
housing in the Bay Area.

G. ENERGY CONSERVATION

Due to the current State energy crisis that has resulted in high energy costs in the form of
both gas and electricity, residents are aware of the need to conserve. Consequently, many
have become more aware of different energy conservation measures which are available
to offset and control these increasing utility costs. The use of alternative energy sources
such as solar energy help to reduce energy consumption in many new subdivisions in
cities all across California. Besides the use of solar energy, which is most advantageous
when incorporated n the design of new subdivisions, there are numerous other energy
conservation measures such as weatherproofing and insulation that can be “retrofitted”
into existing housing. Water conservation devices can also be installed in many houses
to reduce the amount of water consumption by restricting the volume of water flow.
These conservation measures are discussed briefly below.

Insulation and Weatherproofing - Even though a majority of the housing stock in Daly
City is fairly new, many homeowners can reduce their utility costs considerably be
weatherproofing and insulating their homes, particularly those who own houses
constructed prior to 1950. Most of these older houses were constructed at a time when
energy sources such as oil and natural gas were an inexpensive, seemingly unlimited
resource. Little attention was paid to making sure that doors, windows and other
openings were airtight when closed, as their primary function was to let light or air into
the home. This has resulted in houses which are energy intensive, as they do not retain
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heat well because most of it escapes through these fixtures. This results in higher utility
costs to the homeowner.

In order to conserve heat, a homeowner can install insulation in the attic and exterior
walls to help prevent heat loss. In addition to this, window and doors can be retrofitted
with airtight fittings, caulking and weather-stripping to minimize the amount of heat loss
to the outside. Water heaters and their pipes can also be insulated which can effectively
reduce the amount of heat loss.

The City of Daly City’s Residential Rehabilitation Program provides low interest loans to
homeowners for home improvements. The installation of new window and doors,
weather-stripping and insulation are eligible home improvements under this program.

Solar Energy - There are many different ways solar energy can be used to both heat and
cool a house. As previously mentioned, the use of solar energy is most effective when
designing new homes and subdivisions. However, solar energy devices such as solar
water heaters, can be retrofitted to existing houses to help reduce energy consumption.

Solar energy systems are available in two types: passive and active. In passive solar
energy systems, the building design and orientation play a major role in the effectiveness
of the system. Passive solar buildings are usually constructed of dense materials such as
concrete to better absorb the heat and have a southerly orientation in order to maximize
solar exposure. The use of glass on the southern side maximizes solar gain.

Active solar energy systems utilize solar panels of different types to collect and store
solar energy in the form of heated air or water. These systems use mechanical pumps to
circulate the heated water through the house either for direct use or into a heat exchanger
to heat swimming pools or hot tubs or other large masses of water.

While the use of solar energy is a cost effective and environmentally sound way of
heating and cooling a home, the use of both active and passive solar energy systems in
Daly City is limited by several factors. First, in order to effectively use passive solar
systems, subdivisions and new homes must be designed to maximize solar exposure.
Due to the nature of the existing housing in Daly City, it is difficult to design small, infill
style subdivisions to utilize passive systems and integrate them with the existing housing.
Second, there is a limited amount of vacant developable land that could accommodate
large subdivisions which could utilize passive designs. Third, the generally foggy
climate of the City detracts from the use of active solar systems year round.

While these constraints must be considered, there are still opportunities within Daly City
to utilize some forms of active and passive energy systems. As previously mentioned,
existing houses can be retrofitted with solar panels to heat water for domestic uses.
These can be cogeneration systems which allow for the use of a conventional water
heater to provide hot water when the solar panels cannot provide one hundred percent of
the heating. Also, passive solar design can be incorporated into that development which
acquire a Planned Development zoning designation. The Planned Development
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designation allows for alternative designs, which could not be developed under standard
zoning designations.

Water Conservation - Water conservation can also be considered a viable means of
energy conservation. Water conservation methods can result in the savings of thousands
of gallons of water per household per year. The installation of plumbing fixtures such as
low flow shower heads, faucets and toilets are inexpensive ways of conserving water.
Other water conservation methods include the use of drought resistant landscaping
around the house to reduce the need for irrigation and, as a result, water consumption.
The City has initiated a water conservation effort in an attempt to ease wastewater flows
to the North San Mateo County Sanitation District treatment plant.

H. SUMMARY OF FINDINGS

(NOTE: unless otherwise noted, data figures are from the 1990 Census)

Demographics and Employment

o Between 1990 and 2000, Daly City's population increased by 12%. Between 1980
and 1990, the population increased by 17%.

e The 2000 Census indicates that Daly City makes up 14% of San Mateo County's
population. It is the most populous city in the County.

« ABAG 2000 projections project that Daly City's population growth will begin to
decrease after the year 2000.

e According to Census 2000, the age composition of Daly City is similar to that of San
Mateo County. The median age of Daly City residents is 35.4 years.

o Census 2000 indicates that Hispanics or Latinos, Asians, and Whites make up 90% of

Daly City's population:

« Hispanic or Latino - 22%

e Asian (not Hipsanic or Latino) - 50%

o  White - 25.9%, White (not Hispanic or Latino) - 17.7%
Blacks make up 3.4% of the total population. Filipinos consist of 32% of the entire
Daly City population. Filipinos in Daly City constitute 55% of the County's Filipino
population.

« Historically, Daly City has had a job-housing imbalance, with 2.5 employed residents
for every job in the community.

» Fifty-five percent of Daly City's working residents are employed in San Francisco.

« Daly City is generally less affluent than San Mateo County as a whole. Daly City's
median income for 1989 was $41,533. The County median income was $46,437.
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o Seven percent of Daly City's population, according to 1990 Census, was below
poverty level. Twenty-two percent was estimated to be low income and 21 percent
was estimated to be very low income.

Household Conditions

o Census 2000 indicates that 59.8% of Daly City's housing units are owner-occupied
and 40.2% are rental.

o Household income has not increased in line with housing costs. HUD area median
family income grew at an average of 5.50% between 1997 and 2001. During this
time period, HUD fair market rate for a two bedroom increased by 7.32%.

e More renters face overpayment than homeowners. Twenty-nine percent of owner-
occupied residents spent greater than 30% of their income on housing costs, as
compared to 43% of renters.

o Census 2000 indicates an average household size of 3.34 persons.

e More renters are subject to overcrowding than homeowners. Fifty-six percent of
overcrowded units are rentals, and 44% are owner occupied.

Housing Units

e Census 2000 indicates that there are 31,311 housing units in Daly City. This is an
increase of 4% from 1990, and reflects that the housing supply is not keeping up with
population growth. Daly City population increased by 12% since 1990.

o Daly City has a tight housing market. Census 2000 reports that its homeowner and
rental vacancy rates (.3 % and 1.7 percent, respectively) fall below the optimal
vacancy rates of 2% and 5%, respectively.

o The median year for the construction of housing units in Daly City is 1961. Forty-
eight percent of Daly City's housing stock was built before 1960.

o The Housing Conditions Survey conducted in 2001 indicates that 2,583 housing
structures are in need of minor rehabilitation and 181 are in need of major
rehabilitation. The survey shows an increased need for housing rehabilitation since
the last Housing Conditions Survey was conducted in 1986.

Special Needs Housing
o The 2000 Census indicates that twenty-nine percents of all households or 8,872

households have individuals that are 65 years and older.
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The 2000 Census reports that there are 1,694 female headed households with
children.

Nineteen percent of Daly City's population is projected to have severe and non-severe
disabilities. Daly City has several licensed care facilities to serve disabled persons.
It also supports the Center for Independence of the Disabled, a nonprofit with various
programs for the disabled.

Twenty-one percent of Daly City households are large families. Sixty-four percent of
housing units with five persons or more are owner-occupied housing. The remaining

36% are rental units.

Daly City provides funding for a family transitional shelter in its jurisdiction, as well
as three other shelters located within the County.

There is not a need for farmworker housing in the City.

At-Risk Housing Units

Villa Fontana, with 120 affordable units, is the one at-risk housing development in
Daly City. It is estimated that it would cost $13.4 million to acquire the development
for preservation.

Funding resources for preservation are limited because of the need for such funds
exceeds supply. Fudning resources that may be available to Daly City include
Redevelopment Set-Aside Funds, Housing and Community Development funds,
CHFA, tax credits, CDBG, and HOME funds.

Regional Housing Needs Determination

The regional housing needs determination for Daly City projects a construction need
of 1,391 new units. Twenty percent of these units are to be affordable to very low
income persons, 10% to low income persons, and the remaining 70% to moderate and
above moderate income persons.

Energy Conservation

Due to increases in energy costs, the need for conservation has become increasingly
important.  Insulation and weatherproofing, use of solar energy, and water
conservation are means to cut down on energy costs.
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3. REVIEW OF 1993 HOUSING ELEMENT

As required by the California Government Code Section 65588, updates to the Housing
Element must include a "review and revise" evaluation of the previous Housing Element.
This evaluation consists of a three-step process involving a review of each of the
following:

1. Effectiveness of the element - review outcomes of the previous element's goals,
objectives, policies, and programs.

2. Progress in implementation - compare outcomes to what was projected and
analyze the difference.

3. Appropriateness of goals, objectives and policies - based on the above analysis,
describe how the updated element's goals, objectives, policies, and programs will
be changed to address the shortfalls and incorporate lessons learned.

Section A looks at the goals, objectives and policies of the previous Housing Element and
evaluates the effectiveness and progress in implementation. The 1993 goal and
objectives are stated in text boxes and followed by a discussion and analysis. Section B
discusses the appropriateness of goals, objectives and policies; and Section C provides a
review of the programs.

A. EFFECTIVENESS OF THE ELEMENT/PROGRESS IN
IMPLEMENTATION

GOAL

It is vitally important that locally responsible government institutions give priority
attention to preserving and enhancing Daly City’s residential environment, so persons of
all ages, races and incomes can choose to live here in safe, attractive and affordable
housing

This goal from the previous Housing Element is not readily evaluated because it is a
general statement of what the City of Daly City aims to accomplish. However, the goal
statement has adequately guided the City in setting its far-reaching policies and programs
that encourage safe, decent, attractive and affordable housing to all persons. In a broad
sense, this goal has been effective and achieved. On a more detailed level, however, it is
through the evaluation of the policies and programs below that this goal can be measured.

CONSTRUCTION OBJECTIVE

= Encourage development of approximately 210 units/year over next five years
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* Encourage development of 200 units/year in the following five years
= Twenty-six percent of units built each year will be affordable to lower income

households

The construction objective set in the previous housing element and as stated above was to
encourage the development of 2,050 housing units in a period of ten years. Twenty-six
percent of these units, or 533 housing units, were to be affordable to lower income
households.

Data on housing construction from 1991 to 2000 indicate that the City has not produced
the desired number of new housing units. Based on current data, the City produced 55%
of its new construction objective, or 1,122 housing units. In 1991, the City exceeded its
annual objective for construction by building 388 units. However, annual housing
construction did not reach 200 units in the years that followed. According to Table 3.1,
all new construction for moderate and above moderate income persons have been for
owner occupancy. Alternatively, almost all of the new construction for very low and low
income persons have been rental. The few exceptions to this pertain to mobile home
units.

Secondary units, for this analysis, are assumed to be affordable to very low income
persons. This assumption is based on observations that secondary units often house
extended family members and do not offer as many amenities as other rental units.
Between 1991 and 2000, there were 505 units affordable to very low and low income
persons built. This is about 45% of the total new construction during this ten year period.
Although affordable units did not comprise 26% of all units built annually, the units
affordable to lower income persons exceeded 26% of new construction over the ten year
period. About 30 percent of the affordable units were secondary units.

Table 3.1: Actual Housing Production, 1991-2000

1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 Total
91-00
Very Low* 34 21 13 8 10 12 16 12 10 10 146
Owner occupancy 0 0 0 0 0 0 0 0 0 0 0
Rental 34 21 13 8 10 12 16 12 10 10 146
Low 142 54 19 10 0 52 40 22 7 13 359
Owner occupancy 0 0 0 0 0 17 6 0 7 13 43
Rental 142 54 19 10 0 35 34 22 0 0 316
Moderate 114 12 21 10 0 0 0 0 0 1 158
Owner occupancy 114 12 21 10 0 0 0 0 0 0 157
Rental 0 0 0 0 0 0 0 0 0 1 1
Above Moderate 48 11 0 45 107 30 70 35 6 459
Owner occupancy 48 11 0 45 107 107 30 70 35 6 459
Rental 0 0 0 0 0 0 0 0 0 0 0
Total 338 94 53 74 117 171 85 104 42 21 1,122
* Secondary units are assumed to be affordable to very low income households
Source: City of Daly City Planning
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REHABILITATION OBJECTIVE

= Rehab 25 units/year over next five years

= Rehab 30 units/year in the following five years

=  Within next 10 years, correct 90% of residential buildings with major or critical
deficiencies as identified in Housing Conditions Survey

The rehabilitation objective set in the previous Housing Element was to rehabilitate 275
housing units over a ten year period through the City's Residential Rehabilitation
program. Many of these units to be rehabilitated were to have been those identified as
having major or critical deficiencies in the Housing Conditions Survey of 1986. Table
3.2 provides the number of units that have received rehabilitation assistance through the
City's program. The program offers several types of rehabilitation assistance (i.e.,
complete rehabilitation loan, senior minor home improvement grant, roof only loan, etc.),
and some units have received more than one type of assistance. Between 1991 and 2000,
there were 131 housing units that benefited from the City's Residential Rehabilitation
program. This is 48% of the rehabilitation objective.

Table 3.2: Units Receiving City Rehabilitation assistance, 1991-2000
1991 1992 1993 1994 1995 1996 1997 1998 1999 2000

# of units 20 7 7 12 10 10 19 20 13 13
TOTAL 131 units

Source: City of Daly City Residential Rehab Loan Program

Because the loan program is a voluntary program, it is difficult to directly affect the
number of residents that participate in the program. Program outreach is primarily done a
couple of times a year when information about the program is included with the mailing
of utility bills to every Daly City household. In addition, information about the program
has recently been made available on the City's web site.

Participants of the Residential Rehabilitation program must meet program requirements.
In fact, the majority of program participants have been very low income persons who
may not have otherwise had the financial means to do repairs to their homes. A large
number of homes that have participated in the City's Residential Rehabilitation program
are located in neighborhoods east of Interstate 280 which was identified in the previous
housing element as having the highest concentration of dilapidated units.

The City does not keep track of privately rehabilitated units and is therefore unable to
account for residential rehab that may be undertaken by households of moderate and
above moderate incomes. The previous housing element indicated that the Division of
Building Inspection estimated that about 2,400 units per year were privately rehabilitated
between 1987 and 1989. However, an updated estimate could not be provided by the
current Division of Building Inspection.
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CONSERVATION OBJECTIVE

= Conserve existing low income housing projects that have been identified as being "at-
risk": Amberwood Apartments (123 units) and Villa Fontana (120 units).

In addition to the objective stated above, the conservation objective of the previous
Housing Element also made reference to "avoid actions that would adversely affect
existing, sound dwellings... [maintain] a balanced housing supply by discouraging the
demolition of lower cost housing that would be replaced with more expensive
housing..."® These references are discussed in the policies review section since they
were incorporated into policies and not stated in quantifiable objective terms.

Since the adoption of the previous Housing Element, Amberwood Apartments has "opted
out" of its federal mortgage obligations by prepaying the balance of its HUD 221(d)(4)
loan. Consequently, its 123 units are no longer mandated to be at below market rate. The
City made contact with Amberwood Apartments prior to its opting out but received no
response. Presently, the owner of Amberwood Apartments is voluntarily participating in
the Section 8 Voucher program which allows its elderly low income residents to continue
residing there. The City is in contact with Amberwood Apartments and will monitor,
along with the San Mateo County Housing Authority, its Section 8 status.

Villa Fontana Apartments recently renewed its HUD contract to maintain its 120 units as

affordable. More information is provided on at-risk housing under Section E of Chapter
2.

REPLACEMENT OBJECTIVE

= Remove all buildings identified as not suitable for rehab: 15 units over 5 years, 30
units over 10 years.

The replacement objective of the previous Housing Element was based on the number of
demolition permits the City historically issued, which comes out to about three
demolition permits per year. Replacement is a means to remove dilapidated buildings
from the housing stock and stem the negative effects to neighborhoods of unsafe and
unsanitary buildings.

Table 3.3: Housing Units Lost

1991-1996 1997-2000 total

Housing Units Lost 15 30 45

Source: Daly City Planning & Building

Between 1991 to 2000, a total of 45 housing units were lost. Twenty-five of these units
were single family dwellings demolished in 2000. These units were homes were affected

6 Daly City Housing Element, adopted May 24, 1993, Section 4, p33
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by a landslide and deemed unsafe. = The City provided relocation assistance to its
residents.

POLICIES
1.1: Support infill housing on appropriate sites in existing neighborhoods.

As most of Daly City is already built out, many of the new units that have been built are
infill construction in existing neighborhoods. The housing units built in recent years
include two mixed-used developments on underutilized parcels along Mission Street
resulting in the creation of 71 units of housing.

Policy 1.2: Foster housing development on suitable, surplus public lands.

The previous Housing Element identified six parcels of surplus public land as possible
sites for housing development’. A total of 180 housing units have been built on these
parcels, and 36 units are under construction. The current status of these sites are
described in detail below:

1. Vista Grande School Site: A mixed use facility was completed on this site in
1996. Mercy Charities Housing, a nonprofit housing developer, worked with the
City to develop Vista Grande Family Apartments. In addition to serving as
developer, Mercy is the owner and property manager. Vista Grande Apartments is
a mixed use complex that has 24 rental units, all of which are affordable to lower
income households.

2. Savage School Site: The 109 single family market rate units built on this site
constitute the Traditions subdivision.

3. 87™ and Edgeworth: The City recently entered into a Development and
Disposition Agreement (DDA) with a developer to provide neighborhood-serving
commercial uses on this site. An automotive repair shop was recently completed
and is in operation.

4. Crocker School Site: The construction of 36 single family units is currently in
progress on this site.

5. Landmark: Development proposals for this site are currently under consideration.
Proposals are for a mixed use development, with the residential units containing
some affordable units.

6. St. Vincent de Paul: Mercy Charities Housing worked with the City to build a
new mixed use building that includes 47 affordable rental units, all of which are
affordable to lower income households

Policy 1.3: Continue to allow secondary units in single-family neighborhoods.

Secondary units continue to be allowed in single-family neighborhoods provided that
certain requirements are met. These requirements include that one of the two units shall
be occupied by the owner(s) of record, and that two off-street parking spaces shall be

" Ibid., p34

12/21/01, 7:45 AM 42
Housing Element Update Draft



provided for each secondary unit. Between 1991 and 2000, there were 146 new
secondary units built.

In addition to the new stock of secondary units, a total of 894 existing illegal secondary
units built prior to 1992 were legalized. Figure 3.1 shows the number of illegal
secondary units legalized per year. The large numbers of units between 1993 and 1996
reflect the impact of Project Homesafe, a program offered twice from 1992 to 1996, to
help legalize secondary units. Project Homesafe did not add to the existing housing
stock, but it did add to its stability and ensure that 894 Daly City households resided in
safe and sanitary living conditions.

Figure 3.1

Legalized Secondary Units
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Policy 1.4: Disapprove of housing in areas not suited for residential use.

The City has discouraged and, where appropriate, prohibited the development of new
housing in areas not suitable for residential use. The Planning Division reviews plans for
development and construction of housing to ensure that all residential developments are
safe and in compliance with the General Plan.

Policy 1.5: Assure that standards for new housing construction adequately
safeguard life and property.

The Uniform Building Code is intended to assure that new residential construction meets
or exceeds minimum standards. The City adopts the latest building codes and enforces
these. The standards are vigorously enforced through the review of plans and through
inspections at various stages of construction. The Building department conducts multiple
inspections for each new unit built.
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Policy 2.1: Establish zoning controls and density limits, which maintain the
prevailing character of existing neighborhoods.

This policy affects new housing development as well as modifications in the existing
housing stock. The Zoning Map was revised in 1998 and incorporated zoning controls
and density limits that complement existing neighborhoods. Zoning ordinance standards
are periodically reviewed and, where necessary, revised in light of this policy.

Policy 2.2: Encourage higher density residential development in areas where such
development will not have adverse effects.

Throughout the 1990s, Daly City has encouraged the development of new housing,
particularly in areas where underutilized and vacant properties exist. In the latter part of
the 1990s, Daly City worked with a non-profit developer to complete the development of
two, new mixed-use developments on underused parcels along Mission Street: Vista
Grande Family Apartments (1996) and School House Station Family Apartments (1997).
These projects have higher than average densities for Mission Street.

During the winter of 2001, the City marketed the Landmark property, which is 1.52 acres
and located in the Top-of-the-Hill neighborhood. A total of 4 proposals were received
and developer selection should be completed by August of 2001. This development will
eventually provide commercial space and approximately 80 residential units. It is
anticipated that about 15 percent of the new residential units will be made affordable to
lower income households.

Policy 2.3: Allow mixed residential/retail or office uses along the Mission St.
Corridor.

Two mixed-use developments have been completed along the Mission St. Corridor
within the last five years. See Policy 2.2.

Policy 3.1: Assure that existing housing is maintained in a decent, safe and
sanitary condition.

The City has a Code Enforcement Program that carries out this function. In 2000, the
City added a code enforcement technician to expand the City's code enforcement efforts.
During FY 1999-2000, 80 percent of code enforcement cases were closed within 30 to 45
days, a much faster process than in previous years. In addition to the Code Enforcement
Program, the Fire Department systematically inspects apartment buildings for safety.

Policy 3.2: Operate a residential rehabilitation loan program that meets the needs
of the low and moderate-income population.

The results of this program have been discussed in the preceding section under
Rehabilitation Objectives. The results indicate that a majority of participants in the
program have been very low income households.
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Policy 3.3: Establish an incentive program for voluntary housing rehabilitation.

The City offers several housing rehabilitation grant and loan programs. These programs
not only provide financial resources, but practical assistance with home inspection, work
write-ups, contractor selection, construction administration and contractor payment. In
addition, the City provides CDBG funds to several non-profit organizations that offer
home repair services free of charge to eligible residents.

Policy 3.4: Assure the timely correction of code violations.

The timely correction of code violations is a high priority. In FY 2000, a code
enforcement technician was added to the City staff, thus enabling the Code Enforcement
Program to address more cases in a more rapid fashion. During 1999-2000, eighty
percent (80%) of enforcement cases were closed in 30-45 days which is an improvement
from earlier years.

Policy 4.1: Establish incentives for the inclusion of low income units in new
residential developments.

The City adopted an inclusionary housing policy in the Mission Street/Junipero Serra
Redevelopment Project Area during the early 1990s. This policy complies with State
Redevelopment Law by having all developments of 27 or more units set aside at least 15
percent of the units as affordable to low income households and six percent of the total
units must be reserved for very low income households. Presently, the City is examining
the adoption of both an inclusionary housing policy in the Bayshore Redevelopment
Project Area and City-wide.

Policy 4.2: Use the financial resources available to the City to reduce the cost and
increase the amount of affordable housing.

Table 3.4 demonstrates that the City has used diverse financial resources to reduce the
development costs and increase the amount of affordable housing. It has allocated
CDBG monies, Redevelopment monies, HOME funds, low income housing tax credits
and bond issuances to meet its housing needs.
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Table 3.4: Utilization of Financial Resources for Housing

Project and Description

Funding Sources

Hillside Terrace: Acquisition/Rehabilitation, 18 unit
multifamily apartment complex. Completed in 2000.

Daly City CDBG: $100,000
HOME Consortium: $754,500
Bayview Bank Bridge Loan: $800,000

Schoolhouse Station:

New Construction, 47 unit e Daly City CDBG: $256,500
multifamily apartment complex with ground floor e Daly City Redevelopment Agency: $512,500
commercial space. Completed in 1998. e HOME Consortium: $600,000
e San Mateo County CDBG: $234,041
e Low Income Housing Tax Credit Equity:
$5,024,500
e Allied Irish Bank: $7,611,914 (construction loan
only)
e (California  Community  Reinvestment  Corp:
$2,961,000
Serramonte Ridge Apts: 396 unit development e $20,300,000 in Housing Revenue Refunding Bonds
refinanced with City-issued revenue bonds contingent on - Issue A
providing 79 units of BMR units. Bonds issued in 1996 e $9,000,000 in Housing Revenue Refunding Bonds -
and again in 1999. Issue B
Vista Grande Family Apts: New Construction, 24 unit e Daly City CDBG: $365,000
multifamily apartment complex with ground floor e Daly City Redevelopment Agency: $444,500
commercial space. Completed in 1997. e HOME Consortium: $250,000
e Low Income Housing Tax Credit Equity:
$2,443,458
e Allied Irish Bank: $3,121,862 (construction loan
only)

SAMCO: §1,025,000

Source: Daly City FY99-00CAPER, FY97-98 Action Plan/FY95-97 Three Year Plan

Policy 4.3: Allow construction of a variety of cost reducing, innovative housing

types.

Modular houses and mobile homes provide additional housing for low and moderate
income households. Daly City enacted a prefabricated housing ordinance pursuant to the

requirements of state law.

Policy 4.4: Streamline the permit process to expedite housing construction.

Over the last several years, Daly City has shown significant progress in streamlining its
building permit process. During 1999-2000, approximately 5,700 permits were issued
with over 89 percent issued the day an application was filed. The City also conducted
over 2,707 reviews of building plans submitted under 1,137 applications. Nearly 95
percent were reviewed in two weeks or less. Over 40 percent were reviewed the same

day, using the Express Plan Check service.

Policy 4.5: Make maximum use of available State and federal housing programs.

See Table 3.4
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Policy 4.6: Ensure that City amendments to and interpretations of construction-
related codes and ordinances do not unnecessarily increase the cost of
construction.

The City adopts the latest Uniform Building Codes which are updated every three years
to reflect changes due to factors such as technology. The Building Division regularly
reviews its local amendments to the building codes to ensure that such amendments do
not unnecessarily increase the cost of construction. In July 1999, in line with this policy,
the City eliminated local amendments that restricted wiring methods. This helped to
reduce the cost of construction in some areas.

Policy 4.7: Utilize a majority of the City's annual Community Development Block
Grant entitlement directly for housing and infrastructure programs that benefit low
and moderate income households.

As an entitlement community, the City receives a direct CDBG allocation from HUD
each year. Table 3.5 provides information on how much of our annual CDBG
allocation has been used for housing in recent years. Table 3.5 indicates that for the past
two fiscal years, the City has used 30 percent of its CDBG funds for housing. The
figures do not include capital improvements to parks located in low and moderate
income neighborhoods. Nor do the figures include how much has been spent towards
supporting homeless shelters with CDBG funds.

Table 3.5: CDBG Allocations for Housing

Fiscal Year Total CDBG Housing Allocation/
Available Percentage
1997-98 $1,936,054 $442,500/ 23%
1998-99 $1,836,763 $447,000/ 24%
1999-00 $1,824,526 $460,000/ 25%
2000-01 $2,128,903 $645,000/ 30%
2001-02 $2,041,010 $603,721/ 30%

Source: City of Daly City HCD

Policy 5.1: Prevent housing discrimination based on age, race, religion. sex or
ethnic background.

The City annually funds Project Sentinel to combat housing discrimination and educate
about fair housing. It also funds the Legal Aid Society and La Raza, nonprofits
providing legal assistance on a variety of landlord/tenant issues including housing
discrimination.

Policy 5.2: Promote adaptability and accessibility of residential units for disabled
occupants.

The City financially supports the Housing Accessibility Modification (HAM) program
sponsored by the Center for Independence of the Disabled. The HAM program provides
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modifications to residential units to make them more accessible to their disabled or
elderly occupants. Modifications include grab bars, ramps, shower heads, and hand rails.

Policy 5.3: Encourage economic integration in housing.

The City has encouraged economic integration in housing by working to ensure that
affordable housing developments not be concentrated in limited areas of the City, but
rather, that they be distributed throughout the City. The Daly City Redevelopment
Agency has implemented an inclusionary housing policy for the Mission/J.S.
Redevelopment Project Area requiring developers to set aside a portion of new units for
low and moderate income households. Also, allocation of units for low and moderate
income households and rent restrictions were a condition of the City’s bond issuance (and
subsequent bond refinancings) for the 398-unit Serramonte Ridge Apartment complex.

Policy 5.4: Support a balanced distribution of quality residential care facilities.

In 1997, a new 49-bed residential care facility to treat seniors with Alzheimer's disease
was approved and built in Daly City. There were only two other applications regarding
residential care facilities that were submitted between 1991 and 2000, and both were
approved. Residential care facilities with six patients or less do not require a use permit,
but these are inspected regularly by the Fire Department.

Policy 5.5: Provide financial assistance to lower income households in emergency
situations.

The Daly City Community Service Center provides emergency food, shelter,
transportation and other emergency needs including counseling, advocacy and
information and referral to a wide variety of human service programs in San Mateo
County. In 1999-2000, the Community Service Center assisted over 900 households. In
addition, the City provides funding to over 20 social service providers in the County who
offer services such as emergency housing, food, clothing, legal services and crisis
intervention.

Policy 5.6: Expand home ownership opportunities.

The City will be conducting its first set of homebuyer education seminars and counseling
sessions in Fall 2001. It continues to explore financial assistance possibilities to low and
moderate income households. It has recently engaged with other cities in San Mateo
County to coordinate a regional first-time homebuyer financial resource.

Policy 5.7: Support the development of rental housing.

As discussed previously, the City has helped finance and leverage financing for the
development of rental housing units, particularly rental housing for low and moderate
income households. See Table 3.4.
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Policy 6.1: Encourage the development of well-designed housing.

The City’s Planning Division devotes a significant portion of its time to the review of
plans and design of new housing. The goal is to ensure that all new housing is safe,
attractive and consistent with all relevant building codes. In addition, the Building
Division also conducts plan reviews.  The City's Design Review Committee also has
input into a wide range of residential projects. Also, the MissionSt./J.S. Blvd. and
Bayshore Redevelopment areas both have guiding urban design plans.

Policy 6.2: Assure housing is provided with adequate public improvements,
service and amenities.

The Planning and Building Divisions' review carried out prior to issuance of building
permits for new housing, routinely includes a consideration of adequate infrastructure,
access to public transportation and on-site amenities such as parking and open space. In
addition, the Water and Wastewater Resources Department provides input on all
proposed residential developments to assure that adequate infrastructure may be
provided.

Policy 6.3: Minimize the disruption caused by institutions expanding into or
adjacent to residential areas.

There have been no instances of institutions expanding into or adjacent to residential
areas since the last Housing Element update.

Policy 7.1: Educate the residents in energy conservation and heighten energy
awareness.

The City has included information in its quarterly newsletter about energy conservation
and awareness.

Policy 7.2: Actively enforce the Title 24 Energy Efficiency Standards.

The City has actively enforced these standards by requiring statements from development
applicants that their projects will comply with Title 24 Energy Efficiency Standards.
Inspections are conducted on-site to verify the statements.

Policy 8.1: Encourage the relocation of sound housing units that are threatened
by development activities or natural forces.

There have been very few housing units threatened by development activity because the
City discourages development that will result in the loss of housing units. In 2000, the
City determined that several homes in the Westline Drive neighborhood were no longer
habitable because the potential for a landslide disaster had been noticeably exacerbated as
a result of the 1998 El Nino storms and inclement weather the following years. The City
Council declared the area a local emergency in February of 2000. The City evaluated the
possibility of moving the homes to another area but concluded, based on the conditions of
the homes and hillside and the logistics of transporting the homes over steep terrain, that
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moving the housing units to another permanent location was economically infeasible. All
homeowners that were forced to evacuate their homes received relocation assistance.

Policy 8.2: Protect apartment dwellers who are affected by a proposed
condominium conversion.

There have been no proposed condominium conversions within the last ten years.

Policy 8.3: Provide relocation services where publicly financed actions cause
displacement

During the last ten years, there have been no publicly financed actions that have caused
displacement of Daly City residents aside from the mandatory relocation of residents
living on Westline Drive (see Policy 8.1 review above) due to safety concerns.
Relocation assistance was made available to all residents through FEMA, and those
residents income-eligible received some assistance through HOME funds.

Policy 8.4: Preserve the 223 existing low-income housing units, which are at risk
of being converted to market-rate housing.

See earlier discussion of Conservation Objective.

Policy 8.5: Require property owners to provide relocation assistance to renters
displaced where rental units in which they live were constructed or are maintained
in violation of the Daly City Municipal Code.

In June of 1996, the City Council adopted a resolution and amended the Housing Element
to incorporate the above policy. An ordinance was prepared and implemented to assist
prospectively displaced tenants living in substandard secondary units. City Code
Enforcement personnel and nonprofit organizations like La Raza Centro Legal inform
and counsel affected tenants about this policy and have enabled them to receive
relocation assistance.

B. APPROPRIATENESS OF GOALS, OBJECTIVES AND
POLICIES

The goal of the previous Housing Element continues to be a statement that guides and
provides direction to the City in its setting of housing policies and programs.
Consequently, the goal is still appropriate and remains unchanged in this Housing
Element Update.

The objectives are slightly different in that they are set for a five year planning period,
and not ten, as in the previous housing element. The Construction Objective is adjusted
to comply with the City's regional housing needs as determined by ABAG. The
Rehabilitation Objective of twenty-five units per year remains the same, and the
Conservation Objective is adjusted to reflect that a previously at-risk development has
already opted out and includes the number of units at Franciscan Mobile home Park.
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In general, the policies from the Housing Element adopted in 1993 continue to be
relevant and appropriate. The policies will be maintained in this Update, except for the
following changes:

e Policy 1.4: Disapprove of housing in areas not suited for residential use -- this
policy is removed because it is implied in the other policies. Only housing in areas
suitable for residential use will be approved. Policy 1.5 from the 1993 Housing
Element is now Policy 1.4 in this Update.

o Policy 4.5: Make maximum use of available State and federal housing programs --
this policy is removed and joined with Policy 4.2. Policy 4.6 from the 1993 Housing
Element is now Policy 4.5 in this Update.

o Policy 4.7: Utilize a majority of the City's annual Community Development Block
Grant entitlement directly for housing and infrastructure programs that benefit low
and moderate income households -- this policy is removed because it is already
implicit in Policy 4.2.

C. REVIEW OF PROGRAMS (1990-2000)

Following is a review of Housing Programs proposed in Daly City’s 1993 Housing
Element. Based on this review, programs in the updated 2001 Housing Element have
been streamlined to eliminate duplication found in the 1993 Housing Element. Several
of the following programs have been retained and subsumed into broader programs of
this Housing Element update as described in Chapter 6.

PROGRAM 1: HOUSING SITE ACQUISITION

In the 1993 Housing Element, the City indicated under this program that it would
examine three suitable sites in the Mission Street/Junipero Serra Boulevard
Redevelopment Plan Area for new housing construction of 15 new housing units. The
City worked with Mercy Charities Housing, a nonprofit housing developer, to assemble
land parcels to develop two affordable rental housing projects. As a result, the Vista
Grande Family Apartments containing 24 affordable rental units was built in 1996 and
School House Station Apartments with 47 affordable rental units was built in 1997. Both
apartments combined provide a total of 71 units, all of which are affordable to low
income households, and exceed the projected 15 new units. Mercy Services, the
nonprofit property management entity associated with Mercy Charities Housing, owns
and manages both apartments.

The challenge the City faces in acquiring land parcels in the future is from the local real
estate market itself. Vacant land is not plentiful in Daly City. In addition, the real estate
is expensive and competitive. The search for property, therefore, can take time and
putting together adequate financing may take even more time.
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This program is retained in Programs 2, 3, 5 and 6 of this Housing Element update.
PROGRAM 2: SURPLUS LAND DISPOSITION

The City has made available public land that is appropriate for residential uses. As
discussed above, DCRA property in the Mission Street/Junipero Serra Boulevard
Redevelopment Plan Area was sold to a nonprofit housing developer in order to develop
two new affordable rental housing projects. Additionally, a site of a former school in the
Crocker neighborhood has been developed into 36 units of market rate housing (See
Policy 1.2). The City has shared information and had discussions with the Jefferson
Union High School District (JUHSD) regarding the latter’s properties over the years.
However, to date, no JUHSD surplus land has become available for affordable housing
development.

The City has been marketing the Landmark site in the Top of the Hill neighborhood for
several years. Recently, the City initiated a new RFP and marketed the site for higher
density mixed use. The City received RFP responses from several interested developers
and is currently in the final selection process. Finalists are proposing up to 85 residential
units on the Landmark site.

This program is retained in Programs 2 and 3 of this Housing Element update.

PROGRAM 3: LOW INCOME HOUSING REQUIREMENT

In October 1991, the City Council approved an inclusionary housing policy for the
Mission Street/Junipero Serra Boulevard Redevelopment Plan Area. Under this policy,
any development activity that constructs or rehabilitates housing must make at least 15%
of the total housing units affordable for low income households and 6% of the total
housing units affordable to very low income households, except where 15% of the total
units constructed and rehabilitated is equal to or less than four units. This policy has
been effective in creating affordable rental housing units in the Mission Street/Junipero
Serra Boulevard Redevelopment Area.

This program is retained in Program 13 of this Housing Element update.

PROGRAM 4: REDEVELOPMENT HOUSING STRATEGY

In 1998, the DCRA created and adopted a redevelopment plan area in the Bayshore
neighborhood. ©— The Bayshore Redevelopment Plan Area is the City’s second
redevelopment area. Under the Bayshore Redevelopment Plan, the DCRA established a
housing strategy in accordance with State Redevelopment Law under AB 1290, which
was passed in 1993. The plan envisions assistance to a total of 10 households during the
first five years of the redevelopment project area (2000-2004). According to State
Redevelopment Law, the Bayshore Redevelopment Project housing strategy will be
updated prior to 2005.

In May of 2001, the DCRA adopted an updated Five Year Implementation Plan for the
Mission St./Junipero Serra Blvd. Redevelopment Project Area. As required by law, the

12/21/01, 7:45 AM 52
Housing Element Update Draft



Five Year Plan includes an affordable housing strategy. For the years 2001-2010, the
plan envisions development of 55 units during this ten year period.

This program has been completed.

PROGRAM 5: MULTI-FAMILY RENTAL HOUSING ACQUISITION

In partnership with the Housing Association for the Needy and Dispossessed (HAND), a
nonprofit housing developer and certified community housing development organization
(CHDO), an 18-unit apartment building, Hillside Terrace Apartments, in the Hillside
neighborhood was acquired in 1998. The rehabilitation was completed in 2000. Of the
18 units, at least four units are set-aside for households at 50% area median income or
less, ten units are for households at 60% AMI or less, and four units are at 100% AMI or
less. The funding sources for this project were HOME, CDBG and California Housing
Finance Agency (CHFA) funding. Human Investment Project (HIP), the umbrella
organization for HAND, owns and manages Hillside Terrace.

Acquisition and rehabilitation is a priority for the City as a means to preserve and
increase the supply of housing. With the significant appreciation in value of existing
residential buildings such as apartments and multiplexes throughout the Bay Area, local
governments will face an equally challenging task in any efforts to acquire existing
multifamily rental properties to create more housing.

This program is retained in Programs 2 and 3 of this Housing Element update.

PROGRAM 6: HOMEOWNER ASSISTANCE TO LEGALIZE SECOND UNITS

In 1992, the City created Project HomeSafe, which became a nationally recognized
program, to allow homeowners with illegal second units an opportunity to bring their
units in compliance with building and safety codes without penalty. In 1997, the
component of Project HomeSafe which allowed the legalization of illegal second units
expired. Through Project HomeSafe, the City was able to legalize over 700 second units.

The City’s Residential Rehabilitation Program previously made loans available to
homeowners seeking to legalize second units. Between FY 1990-91 and FY 1996-97,
only two loans were made to legalize second units. As a result of public concerns raised
about neighborhood impacts from second units such as parking and overcrowding and the
small volume of second unit rehab loans, marketing for second unit rehab loans was
discontinued in FY 1997-98.

The City’s Planning, Code Enforcement and Building Divisions continue to provide
technical assistance to homeowners who are interested in creating new second units or

who must bring their illegal second unit up to code.

This program is retained in Program 7 of this Housing Element update.
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PROGRAM 7: ESTABLISH AN INCLUSIONARY POLICY IN THE
REDEVELOPMENT AREA

In 1991, the DCRA approved an inclusionary housing policy for the Mission
Street/Junipero Serra Boulevard Redevelopment Plan Area as discussed above under
“Program 3: Low Income Housing Requirement.” The inclusionary housing policy is not
only an effective mechanism to help the DCRA meet its on-going housing obligations
under State Redevelopment Law, but also stimulate public-private partnerships in
producing affordable housing units city-wide. =~ Consequently, the updated Housing
Element discusses efforts underway to establish a similar inclusionary housing policy in
the newly created Bayshore Redevelopment Plan Area. Also, the City has been
researching and considering adoption of a city-wide inclusionary housing policy,
exclusive of the two redevelopment areas, for all new residential development.

This program is retained in Program 13 of this Housing Element update.
PROGRAM 8: NEW AFFORDABLE HOME OWNERSHIP UNITS

Housing developers have found the development of affordable ownership units a
particular challenge in Daly City. In FY 2000-01, the City implemented a First Time
Homebuyer Education Program to teach and provide direct counseling for households
that are interested in buying a home. The homebuyer education program will enable the
City to better gauge the demand for homeownership and need for homebuyer educational
and financial assistance. The City is continuing efforts to look for additional financial
resources for first time homebuyers. Since December of 2000, the City has been part of a
public-private regional workgroup addressing homebuying as a regional issue for San
Mateo County and the creation of a county-wide, streamlined homebuyer financial
resource.

Also, the finalists to develop the Landmark site described above have offered mixed use
proposals with ownership units. The Landmark site is located in the Mission
Street/Junipero Serra Redevelopment Area. Therefore, the inclusionary housing policy
will lead to the creation of several affordable ownership units for moderate income
households.

This program is retained in Program 2 of this Housing Element update.

PROGRAM 9: REHABILITATE HOUSING STOCK

Rehabilitation of the existing housing stock has been and continues to be a priority for
Daly City. The City not only includes this priority in its Housing Element, but in its
HUD Consolidated Plan and through the Redevelopment Agency as well.

The City’s Residential Rehabilitation Program, which is funded through CDBG, assists
low income homeowners with low interest loans or grants to make minor or major
improvements to their homes. From FY 1990-91 through FY 1999-2000, the Residential
Rehabilitation Program served 145 low income single family homeowners. The City,
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however, has in recent years begun more aggressively marketing the program by
outreaching to Daly City residents through direct mailings and coordination with local
social service agencies.

The City has adapted its Residential Rehabilitation Program appropriately to address
public safety concerns as they arise. Since FY 1996-97, the program has offered grants
of up to $1,500 to replace illegal and unsafe grills on bedroom windows and exterior
doors and provide smoke detectors and hallways to remove potential fire hazards.

The City also received funding from HUD’s Rental Rehabilitation Loan Program in the
early 1990s, which is when the program expired. Between FY 1990-91 through FY
1992-93, the HUD Rental Rehabilitation Loan Program supplemented larger loans from
the City’s CDBG-funded Residential Rehabilitation Program.

In addition to single family homeowners, the City’s Residential Rehabilitation Program
also assists owners of multifamily rental properties with low interest loans. These
property owners can qualify for a low interest loan if 51% or more of the rehabilitated
rental units will be occupied by low income households. From FY 1990-91 through FY
1999-2000, the City made loans to improve 32 rental units, of which 29 were occupied by
low income households.

The primary impact of the Residential Rehabilitation Program has been on single family
rehabilitation because the demand has been there over the years. Since FY 1993-94, the
City has only made two rental rehab loans, both in FY 1997-98. The strong demand for
rental housing in recent years may help explain why landlords may have less inclination
to apply for a rehabilitation loan because they could realize greater returns through higher
rents as opposed to restricting the majority of their units for low income households.
When vacancy rates begin to climb, landlords may eventually become more amenable to
applying for a rehabilitation loan. In the meantime, the City will continue to market its
rental rehabilitation loan services to multifamily property owners.

The City has awarded CDBG funds under its “Public Services” funding category to a
range of nonprofit organizations that provide home rehabilitation services to low income
households. Since the early 1990s, the City has annually funded the Center for the
Independence of the Disabled (CID), which provides home modifications for persons
with disabilities. CID is discussed and assessed in-depth under “Program 12” below.
North Peninsula Neighborhood Services has been working annually with the City since
the mid-1990s. Rebuilding Together, formerly Christmas in April, has been an occasional
CDBG applicant and subrecipient. They are able to help a few low income elderly, and
often disabled, homeowners with major and minor rehabilitation.

Along with the City’s Residential Rehabilitation Program, North Peninsula
Neighborhood Services, CID, and Christmas in April will all continue to be integral
components of the City’s comprehensive housing rehabilitation strategy. All four
rehabilitation programs supplement each other by enabling eligible households to
maximize the use of multiple financial resources for home improvement services and by
mutually promoting each programs' services to clients.
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This program is retained in Program 1 of this Housing Element update.

PROGRAM 10: RENTAL ASSISTANCE

The San Mateo County Housing Authority administers the Section 8 Voucher Program
for all cities and unincorporated areas in the County. Therefore, the City will continue to
support the County Housing Authority in maintaining the current levels of Section 8
vouchers and applying for new vouchers as increased HUD funding becomes available.
In 1993, there were 350 Daly City households using Section 8 vouchers and certificates.
Since then, the number of Daly City Section 8 voucher and certificate holders has
averaged over 400 annually.

This program is retained in Program 4 of this Housing Element update.
PROGRAM 11: CONSTRUCT NEW RENTAL UNITS

In its existing Housing Element, the City indicated that it would retain a qualified
nonprofit housing developer to construct a 20-unit affordable rental project in 1996. The
City has exceeded this goal. Vista Grande Family Apartments, with 24 units, and School
House Station, with 47 units, were completed in 1996 and 1997, respectively. All of the
units in both projects are affordable to low income households.

The scarcity in vacant land and the competitive real estate market makes new rental
housing construction more difficult to achieve in the City. However, the City remains
committed in its updated Housing Element to finding opportunities to construct new
rental units. Rental housing can meet more housing needs and is more cost effective than
the development of ownership housing.

This program is retained in Program 2 of this Housing Element update.
PROGRAM 12: RESIDENTIAL ACCESSIBILITY MODIFICATION PROGRAM

The Center for the Independence of the Disabled (CID) has been receiving CDBG funds
annually since FY 1991-92 and has helped 305 low income disabled and/or elderly
households through FY 1999-00. The City surpassed the existing Housing Element’s goal
of serving 115 households with disabilities. CID helps meet the critical needs for a
subpopulation, low income persons with disabilities, that may otherwise be unable to
afford needed home improvements and allows them to prolong their self-sufficiency.

This program is retained in Program 1 of this Housing Element update.
PROGRAM 13: SECONDARY UNITS

The City has reviewed the procedures and requirements, such as parking requirements,
under its Secondary Unit Ordinance and found them to be effective. As a result, no
changes have been made to it. Because second units represent an important type of
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affordable housing, the City has been researching the feasibility of implementing a policy
or ordinance to restrict newly legalized second units for low income households as
mentioned in the updated Housing Element. Between FY 1991-2000, there have been
146 secondary units constructed and 894 existing illegal secondary units built before
1992 that have been legalized.

This program is retained in Program 7 of this Housing Element update.
PROGRAM 14: ESTABLISH ALLOWABLE AND REASONABLE DENSITIES

Under the 1993 Housing Element, the City proposed to study residential density
requirements in residential neighborhoods in order to facilitate mixed-use development
projects. The City has assessed its residential density guidelines and determined they are
reasonable and do not hinder efforts to adequately increase its housing inventory.
Consequently, this program has not been added to the updated Housing Element.

This program is completed.

PROGRAM 15: FACILITATE MIXED USE DEVELOPMENT

The 1993 Housing Element included consideration of a zoning district or overlay zone
that would facilitate mixed-use projects in suitable areas. The most suitable locations in
the City for mixed-use development are its two redevelopment areas because they both
contain large commercial corridors. Any housing development along these corridors
would likely be part of a mixed use project. The City has determined it unnecessary to
create a mixed use zoning district or overlay zone because the current zoning in these two
commercial corridors do not pose an impediment to mixed use developments.

This program is more appropriately expressed as a policy. See Policy 2.3.
PROGRAM 16: MONITOR HOUSING CONDITIONS

As part of updating the Housing Element, the City conducted a new Housing Conditions
Survey. The previous survey was completed in 1986. The 2001 Housing Conditions
Survey was conducted through the windshield survey method involving a general rating
system. The survey serves as a general, yet useful, tool for the City to determine
residential rehabilitation and neighborhood revitalization needs. Furthermore, the City
has the capacity to map the survey results with available geographic information systems
software.

This program is completed.

PROGRAM 17: NEIGHBORHOOD REHABILITATION

This program under the 1993 Housing Element discussed the capital improvement
projects throughout the City that would enhance its neighborhoods. Capital improvement
activities included streets, sidewalk wheelchair ramps, and street landscaping. The City
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recently adopted a Five Year Capital Improvements Plan that will upgrade its parks and
recreation facilities to meet current and future needs. Improvements identified in the Plan
are now about 15% completed with construction and 60% in the design phase.

This program is completed.
PROGRAM 18: SHARED HOUSING OPPORTUNITY PROGRAM

Human Investment Project, a nonprofit social service agency, has received CDBG funds
annually for decades for its Shared Housing Program which matches renters seeking
housing and homeowners looking for boarders. The existing Housing Element proposed
to place a total of 200 families in shared housing situations. From FY 1990-91 through
FY 1999-2000, HIP had matched 309 households and placed them in shared housing.
The Shared Housing Program represents a limited, yet effective, means to provide
affordable housing as well as reduce the financial burdens of participating homeowners.

This program is retained in Program 8 of this Housing Element update.

PROGRAM 19: VOLUNTARY CODE CORRECTIONS - SINGLE FAMILY
RESIDENCES

Under the existing Housing Element, Project HomeSafe was created in 1992 to give
owners of illegal second units a chance to legalize these units without penalty. The
component of Project HomeSafe to legalize illegal second units expired in 1997. The
program received national recognition for its success. (See ‘“Program 6: Homeowner
Assistance to Legalize Secondary Units” above for additional discussion.)

This program is completed.
PROGRAM 20: RESIDENTIAL AIRCRAFT NOISE ATTENUATION

Daly City continues to operate its Residential Aircraft Noise Attenuation Program
through the Economic and Community Development Department. While the program
was funded by the Federal Aviation Administration (FAA) and the City of San Francisco
Airport Commission in the past, the program is currently financed completely by the City
of San Francisco. The program provides grants for noise abatement improvements to
homes in the flight path of the San Francisco International Airport. The existing Housing
Element indicated the program would help 230 homes by 1995 and over 3,000 homes
during the life of the program. By 1995, the program had approved retrofitting work for
353 homes. Since it started in Daly City in 1990, the program has helped 1,643 homes.

This program is retained in Program 15 of this Housing Element update.
PROGRAM 21: STREAMLINE PERMITTING PROCESSING

The City’s existing development database (e.g., permitting history, property ownership
data) has proven very accessible, useful and efficient in helping staff review construction
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or rehabilitation or renovation projects. City staff receives updates, produces reports and
monitors projects immediately through the database. The City will continue to assess and
to modify, as needed, the database in order to better streamline project reviews.

This program is retained in Program 20 of this Housing Element update.
PROGRAM 22: REVIEW CODE REQUIREMENTS

The City’s Code Enforcement Division has been undertaking proactive code enforcement
on properties that do not meet local building or other public safety codes. The City will
continue its effort to ensure property owners bring their building or parcels in compliance
with local codes and to evaluate and revise, as necessary, local development and safety
codes that are found to be barriers to affordable housing.

This program is retained in Program 17 of this Housing Element update.
PROGRAM 23: IMPROVED HOUSING DESIGN

As proposed in the existing Housing Element, the City created and published a
Residential Design Guideline manual that lays out ideas and methods to create more
attractive and well-integrated building designs. In addition, the Mission Street Urban
Design Plan and the Geneva Avenue Urban Design Plan, the latter which was recently
approved, will further guide design in the City’s two redevelopment areas.

This program is retained in Program 19 of this Housing Element update.
PROGRAM 24: FIRE SPRINKLER RETROFIT PROGRAM

This pilot program was completed and evaluated under the 1993 Housing Element. The
public education component was successfully implemented to ensure citizens understood
the benefits of the program. Therefore, this program is closed out and is not included in
the updated Housing Element.

This program is completed.

PROGRAM 25: PRESERVATION OF AT-RISK SUBSIDIZED AFFORDABLE
HOUSING

Of the two at-risk apartments, Villa Fontana and Amberwood Apartments, discussed
under the existing Housing Element, the latter opted out of its HUD agreement in 1999.
The San Mateo County Housing Authority, which administers public housing and Section
8 program countywide, was unable to convince Amberwood Apartments to renew its
HUD loan agreement. There were discussions with local nonprofit housing developers to
acquire and manage Amberwood Apartments, but a successful transfer of the property
was not accomplished. However, Amberwood Apartments is currently still participating
in the Section 8 Voucher Program so that its units remain affordable.
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As discussed in the updated Housing Element, the City will seek to maintain affordability
at Villa Fontana Apartments, which is a 120 unit complex for seniors and the disabled.
The City will continue monitoring Villa Fontana to ensure that it remains affordable.
Villa Fontana presently remains a participant in the HUD 236 Mortgage Program,
thereby ensuring that 100% of its units are below market rate

In addition, the City will continue to work with Franciscan Mobile Home Park’s owners
and residents to maintain affordability within this 500 unit park.

This program is retained in Program 16 of this Housing Element update.
PROGRAM 26: MONITOR UNITS AT-RISK

The City keeps in regular contact with the Villa Fontana owners and will continue this
ongoing communication with them, as well as Franciscan Mobile Home Park and
Amberwood Apartments, to make sure their units remain affordable for as long as
possible.

This program is retained in Program 16 of this Housing Element update.

PROGRAM 27: MAINTAIN A LIST OF RESOURCES AVAILABLE TO
PRESERVE AT-RISK PROJECTS

The City developed a list of nonprofit housing developers and financial resources
available to assist in preserving at-risk housing facilities if needed. These resources are
included in the updated Housing Element and will be maintained and updated as needed.

This program is retained in Program 16 of this Housing Element update.

PROGRAM 28: PRESERVATION OF PRIVATELY-OWNED, UNSUBSIDIZED
AFFORDABLE RENTAL HOUSING

Through it’s partnership with HAND, a nonprofit housing developer, Daly City was able
to achieve the goal of this program through the acquisition and the rehabilitation of the
18-unit Hillside Terrace Apartments. The acquisition of Hillside Terrace enabled the
City to preserve affordable units and stabilize rents.

This program is retained in Programs 3 and 16 of this Housing Element update.

PROGRAM 29: MAINTAIN AND ENFORCE THE PROVISION OF THE
CONDOMINIUM CONVERSION ORDINANCE

No conversions of rental units to “for sale” ownership units have occurred since the
ordinance was adopted in 1980. The City will continue enforcing this ordinance, which
limits these conversions.
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PROGRAM 30: PROVIDE FOR THE ESTABLISHMENT OF HOMELESS
SHELTERS

In the existing Housing Element, the City proposed to amend its zoning ordinance to
allow homeless shelters in C-1 and R-3 zoning districts pending approval of a use permit.
Reasonable standards to evaluate the development of shelters were also proposed as part
of this zoning amendment.

The City has been supporting and funding existing and new homeless facilities that
would best meet Daly City’s homeless needs. For instance, the City has annually
allocated CDBG funds to Family Crossroads, a transitional shelter for families in Daly
City, and Maple Street Shelter, an emergency and transitional shelter in Redwood City,
since the shelter opened in FY 1998-99. Also, the City gave $160,000 from CDBG in FY
2000-01 to build the recently opened Safe Harbor Winter Shelter in South San Francisco
and allocated CDBG dollars in FY 2001-02 for operation costs. In the updated Housing
Element, the City affirms its commitment to working with other local jurisdictions in the
County and providing a proportionate share of financial aid to well-designed homeless
facilities and services.

This program is retained as Program 5 of this Housing Element update.
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4. LAND USE INVENTORY & CONSTRAINTS
ANALYSIS

Housing production is analyzed in this section, including: an examination of recent
residential construction; land potentially available for housing; constraints to housing
production; and the potential to accomplish established goals. The results of a survey of
vacant land and current residential land use and zoning designations are also discussed.
This section also addresses the various constraints to housing production in Daly City,
including governmental and market constraints.

A. CONSTRUCTION TRENDS, 1995 -2000

As previously noted, Census data on the age of residential structures indicated that
14,478 units were constructed prior to 1960. Using the 2000 Census figure of 31,311
total housing units, housing constructed prior to 1960 represents 46% of the current
housing in Daly City. It is apparent that construction has slowed considerably over the
past five years. This trend can be seen in Table 4.1.

Table 4.1: Estimates of Housing Units Constructed Annually 1996-2000

1996 1997 1998 1999 2000
Single Family Homes 105 115 30 68 73
Multi-Family Homes 171 175 114 22 2
Mobile Homes 0 1 6 2 6
TOTAL UNITS 276 291 150 92 37

CONSTRUCTED

NOTE: Multi-Family includes Secondary Units
Source: State of California, Department of Finance, City/County Population and Housing Estimates, 1991-2000, with 1990
Census Counts. Sacramento, California, May 2000 and , City of Daly City, Building Permit Records.

As indicated by both Table 4.1, the number of permits issued between 1996 and 2000, for
both single and multi-family units, dropped considerably. It is important to note that a
majority of the single family permits issued in this timeframe were for detached single
family homes and not condominiums. Condominium construction during this five year
period has been minimal.

B. LAND ZONED FOR RESIDENTIAL USE

Daly City’s existing Zoning Ordinance and the General Plan’s Land Use Element
designations for residential development are discussed in this section. Also included in
this section is a synopsis of the results of the Vacant Land Survey which was conducted
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by the Department of Economic & Community Development during May and June, 2001.
An analysis of these two factors will determine if available land can sustain the projected
level and types of residential development needed to provide for the City’s “fair share” of
regional growth.

ANALYSIS OF LAND USE PLAN AND ZONING ORDINANCE

Daly City’s 1987 Land Use Plan contains five different residential classifications that
relate directly to single family and multi-family residences. These classifications are:
Open Space Residential, 0 to 2 dwelling units per acre; Low density, 2 to14.5 dwelling
units per acre; Medium-Low density, 14.6 to 20 dwelling units per acre; Medium density,
21 to 35 dwelling units per acre; High density, 35 to 50 dwelling units per acre; and Very
High density, >50 dwelling units per acre. Although these classifications are considered
high by most standards, they adequately reflect the existing densities in the city. Most of
the city that was developed prior to 1949 was done so on 2500 square foot lots with the
resulting densities being approximately 18 units per acre.

The Zoning Ordinance contains eight residential districts. The minimum lot area/unit and

resulting densities of these districts are presented in Table 4.2 below. It is important to
note that there is no land currently zoned R-4 in Daly City.

Table 4.2: Zoning District Designations and Densities

Zoning Designation Lot Area per D.U. (sq. ft.) Resulting Density
MHP Mobile Home Park 1/200 min., avg. ¥,500 17.4 D.U./Ac.
R-1 Single Family 1/3,000 14.5 D.U./Ac.
R-14 Single Family/Duplex 1/1,250 34.8 D.U./Ac.
R-2 Duplex 1/1,500 29.4 D.U./Ac.
R-2A4 Two Family Design 1/1,250 34.8 D.U./Ac.
R-3 Multiple Family 1/500 87.1 D.U./Ac.
BRM BART Multiple Family 1/1,750 25 D.U./Ac.
R-4 Multi-family/Professional 1/300 145 D.U./Ac.

Although the R-1 densities presented in Table 4.2 appear to allow only 14.5 dwelling
units per acre, in reality the densities are closer to 17.5 dwelling units per acre for those
subdivisions established prior to 1949. These higher density areas are in the portion of
the City that is east of Interstate 280. These areas will continue to be allowed to develop
at this density where a proposal is a resubdivision of an original subdivision. Any new
subdivision within the City will have to be developed at the lower 14.5 dwelling units per
acre density. Second units are allowed in all R-1 and R-1A zoned areas with the approval
of a second unit permit. The permit requires that the second unit cannot be located in an
area where the density, including the second unit, exceeds 16 dwelling units per acre.

Multi-family densities presented in the above table appear to be extremely high when, in
fact, under General Plan policies, they should generally not exceed 50 dwelling units per
acre. Most of the recent multi-family developments have acquired Planned Development
zoning prior to development. Planned Development zoning allows for flexibility in

12/21/01, 7:45 AM 63
Housing Element Update Draft



design in order to accommodate unique site or topographic features. Higher densities are
desirable near transit corridors and transit nodes, e.g. BART stations.

Most new multi-family development in the City does not reach the maximum density of
50 dwelling units per acre but usually is between 30 and 40 dwelling units per acre. The
City encourages development at the maximum density but development costs increase
significantly at higher densities. In some instances, the steep terrain, which characterizes
many areas of the City, reduces the maximum density that can be constructed
economically. On the other hand, new single family subdivisions in areas developed
prior to 1949 are often developed at the maximum of 18 dwelling units per acre. New
single family subdivisions in areas developed after 1949 often are developed at the
maximum density of 14.5 dwelling units per acre.

VACANT LAND SURVEY
The Planning Division conducted a survey of vacant land in June of 2001 in order to
identify those parcels which are vacant or underutilized and have potential for

development within the next ten years. Parcels which are underutilized include those
used for parking not specifically accessory to a business, existing greenhouses, etc.

Table 4.3: Vacant Lands Survey 2001-Vacant and Underutilized Parcels

Zoning Acres Number of Units
R-1 12.9 187
R-2 .85 30
R-3 53 461
C-1 19.4 970
Underutilized 3.23 117
Greenhouses 6.35 101
Total 1,866

Table 4.3 illustrates the number of parcels, total acreage and the number of units allowed
at maximum and minimum density. This table sets out maximum and minimum possible
residential development, including redevelopment of parcels not fully developed, based
on existing zoning in the City. All of these parcels are located within the urban service
limits of the city and have public facilities nearby. There is sufficient capacity available
to serve all projected future developments.

The previous table indicates that there is enough vacant and underutilized land currently
zoned and readily available for new housing construction in Daly City to provide a total
of 1,866 dwelling units at maximum density with 98% of these being multi-family units.
Much of the multi-family potential lies in future redevelopment of already developed
parcels. This may not prove economically feasible in the next five years. In addition
public rights-of-way (streets, easements, etc.) were included in the above calculation.
Public rights-of-way may account for approximately 20% of the total available acreage.
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The estimated capacity of currently zoned residential land in Daly City exceeds the
ABAG projected need of 1,391 units for the planning period 1999-2006.

While there is a limited amount of vacant land within Daly City, there have been several
projects which have been approved or are pending approval which represent a significant
number of new dwelling units. Many of the new projects are located in the Bayshore
neighborhood.

The ABAG's Regional Housing Needs Determination projects that Daly City will have to
provide a total of 1,391 units or approximately 231 units a year in order to meet its
housing need in 2006. The results of the vacant land survey indicated that, at maximum
density, vacant land zoned for residential construction support a total of a few thousand
new units. In addition to this total, projects which have been approved by the City will
provide a total of 1,866 units when completed. In addition there are likely to be
properties proposed for reuse that will result in even more units.

Lower-income housing needs will not be met unless the City establishes additional
programs to address this unmet need. ABAG has projected that the City would have to
make 813 units available to very-low, low and moderate income households in order to
meet its projected need for these income categories. The City, without significant federal
and state housing funds, will not be able to meet the projected need for these income
categories through new development. This Housing Element responds to these
constraints by proposing changes in local policy and, where possible, by advocating the
use of alternative mechanisms for meeting housing needs.

C. CONSTRAINTS TO RESIDENTIAL DEVELOPMENT

Constraints to the maintenance, improvement and construction of housing can generally
be divided into two categories - governmental and non-governmental. State law requires
analysis of actual and potential constraints and identification of ways to reduce or
overcome the constraints, where possible, to meet the identified housing needs. In many
instances constraints represent a balance between the need for housing and other
desirable goals. Where this is the case the balancing should be examined to make certain
the constraint is not unnecessarily severe.

GOVERNMENTAL CONSTRAINTS
Federal and State Actions

Various State and Federal policies can have significant impacts on housing affordability.
Most important of these policies are those Federal monetary policies which influence
interest rates. Interest rates affect both construction costs (construction loans) and long-
term mortgage costs, thereby having a significant direct impact on the affordability of
housing. Although interest rates are below the 13-14% range of the early 1980s, they are
not expected to return to the 5-6% range of the 1950s and 1960s.
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Changes in both State and Federal policy have severely limited the availability of low
interest rate loans, and of tax credits for rental housing development. The Federal
government has also significantly reduced its involvement in direct subsidy and
construction programs to meet the housing needs of low- and very-low income
households.

Local Governmental Actions

Actions by local governments may impede housing construction, maintenance and
improvement in a variety of ways. For example, excessive fees or improvement
requirements may discourage housing activity or possibly price housing above the level
some groups can afford. Environmental Impact Reports can be costly and create delays,
although by state Statute such analyses are mandatory. In some instances the lack of
available water and/or sewer facilities may temporarily diminish housing construction
activity. The governmental constraints to housing development include land use controls,
building codes, fees and dedications, site improvements, permit processing procedures,
and infrastructure constraints.

Land Use Controls

Private development of land can create costs (in the form of impacts) that are borne by
persons other than the developer. For example, an infill development may contribute to
the demand for on-street parking in an area already lacking parking. If the parking
provided in that development does not meet the demand for parking, the neighborhood’s
problem increases and each resident “pays” for that development. The land use controls
established by Daly City are often designed to minimize a development’s potential
impacts, e.g., provide off-street parking. In effect these controls prevent the builder from
passing certain “costs” on to the neighborhood or community and force the development
to pay its way. The principle is generally a sound one; however, the City should be
conscious of how these increase the cost of developing housing and avoid their
unnecessary use wherever possible.

The various development standards in the City’s Zoning Ordinance, such as minimum lot
size, lot coverage, parking, etc., limit the type and density of development on a site,
thereby increasing the per unit land cost. Inordinately high standards can discourage
housing development in the community. Daly City standards are similar to those found
in most other communities in the Bay Area.

The Daly City zoning code has been written to encourage new development in such a
way that the quality of life for existing and potential residents is maintained. Multi-
family densities are relatively high. Parking requirements for new residential
development are established for each type of residential use. In multi-family districts
these standards require one space for a studio, 1.5 spaces for one bedroom, and two
spaces for two bedroom units or larger. Reductions are allowed for low-income
developments. Projects for low-income elderly persons are required to provide only one
fourth of the parking indicated above.
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Building Codes

The 1997 Uniform Building Code, as amended by the City, has also established
construction standards which add to the cost of housing development. Local code
amendments have been significantly reduced in an effort to allow greater uniformity of
construction standards throughout the county. The remaining local amendments are
minor and do not add significantly to the cost of housing, but significantly increase the
long-term safety of residents, prevent fire spreading to adjoining homes, and improve
insurance rates.

Site improvements and exactions by the City, such as traffic signals or park in-lieu fees
increase the cost of development in Daly City. To better assure equity in the application
of fees related to new development, the City analyzed the needed public facilities
associated solely with new development and established a fee that allocates a ‘fair share’
of cost to new residential and commercial development. Most off-site improvements
needed to serve future growth are funded through the City’s Public Facilities Fees.

Fees and Dedications

All Bay Area cities charge fees in order to pay the costs to process, regulate and mitigate
the impacts of new development. Fees are also established to connect to the sewer and
water system. If fees are inordinately high or above those charged by other communities,
they can lead to higher cost housing that discourages housing development. However,
Daly City’s fees are average when compared to those found in other communities in the
Bay Area.

Fees, while important in offsetting the costs to the City in planning and regulating
development, can be limited to minimize the effects on the cost per unit of housing
developed. Fees are, therefore, set at a level which reflects most if not all of the costs to
the City. The most equitable method for reducing fees is to reduce costs. Table 4.4
shows the typical fees charged by the City of Daly City for a single-family dwelling
being constructed in 2001. The dwelling is assumed to cost $204,567 and Table 4.4
presents both site and construction fees. The site fees would only be applicable if the
home were being constructed in a new subdivision. An in-fill development would not
bear site costs but would be subject to construction fees.

Daly City impact fees are based on the costs of public facilities required by new
development and were the result of the State of California Assembly Bill 1600 (AB
1600) requiring cities in California to establish reasonable impact fees for new
development, as opposed to current deficiency. Public facilities funded through the
AB1600 fee include: police, library, fire, administrative facilities, roadways, water and
waste-water. The fees are charged on the basis of geographic benefit zones, each
differing cost bases. Therefore, the fee may range from $3,674 to $14,616 depending
upon the benefit zone in which new residential development occurs.
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TABLE 4.4: NEW RESIDENTIAL CONSTRUCTION FEES CHARGED BY DALY CITY

FEE TOTAL
Site Fees
Tentative Subdivision Map $600 + $50/1ot $650
Final Subdivision Map $200 + $75/lot $275
Grading Fee $78/1,000 cu. yds. $78
Fire Fee $50 + $5/D.U. $55
Inspection Fee 2%-4% $5,200
Construction Fees
Plan Check Fee $1,469
Building Permit Fee $8,553
Electrical Permit Fee $277
Mechanical Permit Fee and $99
Underutilized Parcels
Plumbing Permit Fee $145
Sewer Permit Fee $1,780
AB 1600 $5,813
Total $18,136

Source: Daly City Building Division

Site Improvements

In addition to processing fees charged by the city, a new subdivision may be required to
install improvements off-site, dedicate land for parks (or pay an in-lieu fee) or contribute
to the cost for services provided to the project. These are typical costs associated with
mitigating environmental impacts associated with a development and they vary on a case
by case basis depending upon the anticipated impacts. While these costs are necessarily a
part of new development in the City, the charges are carefully analyzed in each case in
order to avoid unnecessary requirements being placed on new residential development.

The subdivision of land often requires that new streets be constructed, including curbs,
gutters and sidewalks. The requirements set forth in the Subdivision Ordinance are
similar to those established in other neighboring communities and are based on minimum
standards to accommodate pedestrian and vehicular circulation and emergency access.

Permit Processing Procedures

Permit processing can be a lengthy process and delays to a development usually mean
increased costs. The Planning/Zoning permits, often the first step in project approval,
may include subdivision maps, environmental impact reports, Zoning Ordinance and
General Plan Amendments and use permits. The time necessary for completing the
Zoning and Planning approvals varies depending upon the complexity of the request. A
majority of the tentative subdivision applications reviewed by the City are acted upon
within 150 days of filing. Final Maps can take an equal amount of time and Building
Permits take 60-120 days to process.

In an attempt to better coordinate and streamline the Tentative and final Subdivision Map
review process. City staff have prepared an inter-departmental review manual that
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explains responsibilities and actions at each step of the subdivision process. Review
processes should be more thorough and more timely, as a result, and the subdivider is
made aware of issues and problems earlier in the process. In addition, all divisions
involved in the development process are represented at weekly Development
Coordinating Committee meetings.

Infrastructure Limitations

Since the vacant, residentially-zoned properties are either small or moderate in size and
are scattered throughout the City, it is unlikely that any development will create a serious,
additional demand on existing services and infrastructure (i.e., water, distribution lines,
sewer collection system, etc.).

The North San Mateo County Sanitation District completed a $23 million modification to
its treatment facility, increasing capacity from 8 million gallons per day to 10.3 million
gallons per day. This expansion, completed in 1990, was in response to a serious lack of
capacity that resulted in a sewer connection moratorium during 1986-87. The expanded
capacity will easily serve all projected new growth.

Daly City’s water system should also be adequate to serve future needs. Portions of the
system, including the Bayshore neighborhood, will need expanded storage capacity to
meet future fire flow requirement for residential development. In addition, Daly City is
working with the San Francisco Public Utilities Commission to address integrated
resource management issues associated with conjunctive use of supplemental surface
water to recharge groundwater supplies, and development of tertiary recycled water as an
irrigation source to local golf courses. These strategies are intended to extend available
resources to meet projected water needs, but none of these improvements are perceived to
pose a significant limitation to long-term residential growth

NON-GOVERNMENTAL CONSTRAINTS

Constraints attributable to the private market that affect the improvement, maintenance
and production of housing are generally categorized as non-governmental constraints.
The imbalance between housing supply and demand makes housing costs in the Bay Area
among the nation’s highest. The high costs of development, financing, and land are the
greatest barriers to the provision of affordable housing.

Land Costs

Daly City’s proximity to the San Francisco employment center and the rapidly increasing
job opportunities there have created an environment which makes Daly City a desirable
place to live. Market forces continue to push land costs upward resulting in an increase
in housing costs. As the cost of housing rises at a much greater rate than income, there is
a decreasing opportunity for home ownership to a growing proportion of Daly City
residents. Additionally, there is an increasing number of households who can barely
afford the home they purchased and, as a result, cannot afford expenditures on routine
maintenance and repair.

12/21/01, 7:45 AM 69
Housing Element Update Draft



Market Conditions

Another potential constraint to housing rehabilitation in some portions of Daly City is the
uncertainty some property owners may feel toward the long-term prospects for upgrading
a neighborhood. Areas where this could be a constraint are generally the older
neighborhoods east of Interstate 280.

Many of the current building condition problems stem from the inability of some Daly
City residents to pay for well maintained, standard housing. In this regard the housing
problem is basically a problem of poverty. A low-income family cannot pay prevailing
rents for decent housing without imposing a severe strain on the family budget. They
have two choices: spend an inordinately high percentage of income to get a standard unit,
or spend a more reasonable amount and accept substandard housing.

Landlords may face a similar dilemma. Revenues received from a building must match
the operating cost, including mortgage payments, taxes, insurance and basic upkeep. If
there are no tenants willing or able to pay the amount needed to maintain the building in
good condition, costs are usually reduced by cutting back on maintenance and repair.
Ignoring needed repairs causes the building to deteriorate and with it the neighborhood.

Construction Costs

Based on building cost estimator guides, the cost of constructing a woodframe, single-
family residence in the Bay Area has increased significantly since 1980 with lumber,
concrete and labor constituting the most rapidly rising components. The construction
cost, without considering land costs, financing, etc. for an average single-family home in
Daly City is approximately $200,000. The cost of a buildable, single-family lot varies
depending on the characteristics of the property (sloped, etc.) and location. A 2,500
square foot lot will cost from $80,000 to $140,000.

Availability of Financing

Financing costs reached an all-time high in the first part of this decade. The lack of
affordable financing has led to a proliferation of creative financing packages including
variable rate mortgages, balloon payments, interest-only loans, equity participation and
other techniques. The long-term outlook for interest rates is highly uncertain, and will be
influenced by such factors as deficit spending by the Federal Government, federal
housing policy, borrowing needs of businesses and individuals, and the monetary policy
of the Federal Reserve Board. These are all factors over which Daly City has little or no
influence. In the spirit of the overall Housing Goal, the City must recognize the
constraints in establishing realistic policies. The City has and should continue to sponsor
and/or administer interest rate reducing programs, e.g., Housing Revenue Bonds, the
Residential Rehabilitation Loan Program, etc., that benefit specific groups, e.g., low and
moderate income households, first-time home buyers, and other groups with special
needs.
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S. GOALS, OBJECTIVES & POLICIES

A. THE HOUSING GOAL

The previous sections have established the general nature of Daly City’s housing
situation — the character of the City’s housing stock, population and household data, the
housing needs of the City, and constraints to housing production and conservation. This
section of the Housing Element presents the overall goal, objectives and policies of the
City of Daly City.

The information, analyses, recommendations and programs offered in this Housing
Element are aimed at the accomplishment of a single housing goal, which is:

“It is vitally important that locally responsible government institutions give
priority attention to preserving and enhancing Daly City’s residential
environment, so persons of all ages, races and incomes can choose to live here
in safe, attractive and affordable housing.”

A number of points about this goal should be carefully considered. First of all, the goal is
directed toward “locally-responsible government institutions” (e.g., the City Council, the
Planning Commission and other advisory boards and commissions, the City’s staff, and
other elements of local government). In so doing, the housing goal directs housing
program responsibilities toward local officials and local solutions and away from groups
and/or forces which may traditionally have been areas of concern, such as federal policy
and funding, state legislation, economic trends, regional housing opportunity imbalances,
etc.

An example of this goal’s importance and how it might vary from previous approaches
can best be shown by comparing market forces and affordability. The need for housing
in Daly City, as is generally the case in the Bay Area, outstrips the rate of new
construction so basic principles of supply and demand become evident in a variety of
ways which are outlined below. Each of these housing problems is attributable, at least in
part, to the forces of supply and demand in the market place :

1) Housing costs soar (e.g., the average cost of a Daly City single-family home
nearly quadrupled in the 1970’s from $26,000 up to $100,381 and has increased
by almost 400% more in the 1990’s, up to $400,000 as of December 2000)

2) Families double and triple up in a single dwelling

3) lllegal apartments are added without City approval or permits and

4) Those who cannot afford decent and safe housing are crowded into pockets of
poverty..

In the Bay Area, spiraling housing demand, basically a function of population and
employment growth, household formation and household income, is primarily fueled by
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population increases that stem from the growth of job opportunities. For example,
according to ABAG 2000 projections, the City of San Francisco had an increase of about
50,000 jobs between 1990 and 2000. During this period, however, San Francisco
produced a total of 12,434 new housing units creating a shortfall in housing supply that
has driven up the cost of housing.® The shortfall that fuels the cost of housing in San
Francisco knows no geographical or political boundaries and, as a result, boosts the cost
of housing in Daly City, too. Although it is believed to be the single most significant
factor in causing extraordinary housing cost increases, realistically, there is nothing Daly
City can do to reduce the construction of high-rise office buildings in downtown San
Francisco. Neither should Daly City abandon efforts to secure an improved tax base
because the region faces a housing shortage. Daly City's efforts to assure an adequate
supply of decent, affordable housing treats the symptoms of soaring costs and not its
causes because these are factors over which the City has no control. In recognizing Daly
City's situation and what locally responsible government institutions can and cannot hope
to accomplish, the housing goal replaces rhetoric with reality.

A second point to consider about the goal is that it specifies "priority attention" be given
to housing problems. It communicates a sense of urgency because a continuing failure to
solve the housing crisis will manifest itself in a wider set of social and institutional
problems such as increased income disparity and greater inequality. After the 1906
earthquake and fire that destroyed 28,000 buildings in San Francisco, the move to Daly
City began. Subdividing lots could barely keep up with the need for new housing as
housing assumed priority attention. The housing goal indicates that to the greatest extent
possible this “priority”” on housing should continue in Daly City.

A third part of the goal to consider is the residential conservation advocated by
“preserving and enhancing" Daly City's stock. Just as important as adding new units,
this aspect of the goal implies that, where necessary, older residential neighborhoods
should be upgraded or maintained. Efforts that detract from the City's neighborhoods
and adversely affect residents of those areas are not in the City's best interest and the
Housing Goal cites the importance of preservation and conservation for this very
reason.

The goal identifies the three major components of desirable housing: "safe, attractive
and affordable." The United States Housing Act of 1937 is prefaced by a Statement of
Objectives which reads, in part, "Provide for the eradication of slums, for the provision
of decent, safe, and sanitary dwellings for families." Indeed, throughout this nation's
history, large numbers of urban families have occupied overcrowded, unsanitary, and
dilapidated dwellings. The gap between the cost of decent housing and the price people
can pay has, in some areas, led to reduced maintenance and, as a result, increased
deterioration. To a certain degree, there is a spiraling cycle where a lack of maintenance
detracts from the appearance of a neighborhood, which leads to the vandalization of
property and fosters a “Why bother to repair it?" attitude. The housing goal, if it is to be
met, requires that this cycle be broken.

¥ San Francisco Planning Department, 2001 Draft Housing Element
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The diversity of Daly City's population is recognized in the “persons of all ages, races
and in- comes" statement. The housing goal applies to each and every citizen that
lives or wishes to live in Daly City.

Finally, the housing goal seeks to allow a wider range of choices for those who have
few, if any choices. The housing goal promotes opportunities to choose a location
where they want to live, select a dwelling that meets their needs, both physically and
financially, and improve their living environment. An underlying theme in Daly City's
General Plan, which is especially true in the Housing Element, is that as each
individual is better off with more choices in any decision, so are we all.

The overall housing goal represents a destination, a final purpose that the community
seeks to attain. As the most general level of any policy the goal, by itself, is not very
helpful to decision-makers. Further refinement is necessary if the goal is to assist
Daly City residents, political leaders, business entrepreneurs and appointed officials
in reaching the destination. The first level of focusing and refining the housing goal
takes place as stated objectives, which are discussed below.

B. QUANTIFIED OBJECTIVES

A goal states an ideal condition, objectives further define the elements of the goal.
Objectives should provide a means for measuring progress toward realization of the
goal or ultimate purpose. For this reason a set of objectives should, to the extent
possible, be stated in quantitative terms. There are four quantified objectives for the
City of Daly City. These objectives identify the specific number of units to be
constructed, rehabilitated, replaced or preserved. The quantified objectives cited in
this Housing Element are defined for the years 1999 through 2006. Following the
discussion of quantified objectives, various housing policies that will guide the City’s
housing programs are presented.

The purpose of this Housing Element is to implement the objectives below, however, to a
certain degree, these are local objectives and they are not intended to reinforce the need
for Federal subsidies or State intervention. If this Housing FElement Update is
successfully implemented, the need for State or Federal action should decrease because
local initiatives have reduced such need.

CONSTRUCTION OBJECTIVE

In order to account for projected growth of the community as well as reasonable factors
for vacancy and replacement of the existing housing stock, Daly City will encourage the
development of an average of approximately 190 units per year over the planning period
from 1999-2006 (see Table 5.1 below). Daly City also seeks to assure a balanced supply
of new housing to meet the needs of both renters and buyers and for all ranges of income
under Table 5.1.
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Table 5.1: Housing Construction Objective (1999-2006)

Income Annual Percent
Group Number Total of Total
Very Low 38 268 20.2%
Other Low 19 133 10.1%
Moderate 53 373 28.2%
Above Mod. 79 549 41.5%
Total: 189 1,323 100.0%

Source: Daly City Department of Economic and Community Development, 2001

Daly City has set its Construction Objective in Table 5.1 to match the housing needs
established under ABAG’s Regional Housing Needs Determination. Given the lack of
suitable sites for new housing construction and limited financial resources for subsidizing
affordable housing, realization of new construction will be a significant challenge for the
City.

Daly City does not have a growth management ordinance and will continue to consider
innovative methods to encourage construction of new housing. Any site available for
residential development could accommodate lower income housing. The revised Vacant
Land Survey indicates that there is sufficient acreage available to meet ABAG’s Regional
Housing Needs Determination for the City.

REHABILITATION OBJECTIVE

In order to upgrade deteriorated dwelling units found throughout Daly City, the City will
work to complete the rehabilitation of 25 dwelling units per year for the years 1999
through 2006 (see Table 5.2). While it is not possible to specify precisely which units will
be rehabilitated, the quantified objective is, within the next 7 years, to correct 90% of the
residential buildings with major or critical deficiencies identified in the Housing
Conditions Survey. While the City’s Residential Rehabilitation Program is not targeted to
a specific area and property owners throughout the City may avail themselves of the
Program, the neighborhoods east of Interstate 280 have the highest concentration of
dilapidated units and may likely require a greater proportion of the residential
rehabilitation resources.

Table 5.2: Rehabilitation Objectives (1999-2006)

Income Level Rehabilitation
Very Low-Income 90
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Low-Income 75
Moderate-Income 205
Above Moderate 0

Source: Daly City Department of Economic and Community Development, 2001

This category also includes rehabilitation loans or grants to provide access for
handicapped persons. Eligible homes can be retrofitted with such modifications as ramps,
grab bars, lowered sinks and widened doorways. The City implemented the Senior Minor
Home Repair program in July 1990 which offers grants to seniors to make necessary
repairs to their homes, often deferring the cost of repair until the dwelling is sold. Also,
the City has annually allocated CDBG funds to a nonprofit, Center for the Independence
of the Disabled, to provide free home modifications for eligible households with disabled
members.

REPLACEMENT OBJECTIVE

The City will seek to remove by appropriate means all buildings identified as not suitable
for rehabilitation. A substandard building is considered not suitable for rehabilitation if
improvement costs to make it into decent, safe and sanitary housing exceeds the cost of
replacing it with a newly constructed building. Such units are, by definition, considered
to be in such a state of disrepair that rehabilitation is not feasible, and occupancy of these
units on a long-term basis poses a significant threat to health and safety of the occupants.

Recognizing the guidelines for replacement, it is nearly impossible to determine the
precise number of units not suitable for rehabilitation. In a few extreme cases, dilapidated
and structurally unsound buildings will require major work (e.g., new foundations,
structural modifications, new heating and plumbing) to the extent that demolition and
complete new construction would be more cost effective. The structural problems
associated with these properties usually go undetected in a windshield survey of building
conditions like the one completed in July of 2001. However, based on previous
demolition permits issued by Daly City a total of three such units per year is anticipated.
The Replacement Objective for the current planning period from 1999-2006 is, therefore,
21 units.

Preservation

In order to conserve the existing housing stock, the City should avoid actions that would
adversely affect existing, sound dwellings, such as rezoning to non-residential uses,
approving major demolition projects without adequate replacement housing. The
preservation objective also contributes to the provision of a balanced housing supply by
discouraging the demolition of lower cost housing that would be replaced with more
expensive housing, unless that housing complies with the previously cited housing
construction objectives. The San Mateo County Housing Authority, along with the City,
is presently monitoring the one at-risk rental property, Villa Fontana Apartments with
120 affordable units), in Daly City to ensure its long-term affordability.
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C. HOUSING POLICIES

The specific objectives discussed in the preceding section will be accomplished through
eight guiding principles. They are:

1. Encourage new residential development in suitable locations

2. Increase the supply of housing in a manner compatible with the character,
density and integrity of existing neighborhoods

3. Assure the quality of housing is continually maintained or upgraded
4. Provide housing affordable to all income groups
5. Insure housing opportunities for all people

6. Maintain and enhance the quality and diversity of Daly City’s
neighborhoods

7. Reduce unnecessary or wasteful energy practices and encourage more
energy efficient housing

8. Avoid or reduce the economic and social difficulties caused by
displacement.

The following sections present specific housing policies that will enable the City to abide

by these eight principles:

PRINCIPLE 1: ENCOURAGE NEW RESIDENTIAL DEVELOPMENT IN
SUITABLE LOCATIONS

Policy 1.1: Support infill housing on appropriate sites in existing
neighborhoods

By encouraging infill of existing residential areas where public service
infrastructure is in place, construction costs can be reduced and housing can be
more affordable. Appropriate sites would include the following: 1) vacant
property that is not designated for open space in the General Plan, 2) underutilized
property where residential development represents the highest and best use, 3)
sites in residential areas where non-conforming uses have been abandoned or
terminated and 4) property not subject to environmental hazards such as flooding,
slope instability, seismic land rupture, excessive noise, hazardous materials
handling, etc.
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Policy 1.2: Foster housing development on suitable, surplus public lands

The Vacant Land Survey identified a number of publicly owned properties that
may be suitable for housing. These sites are owned by a variety of public agencies
including the City, local school districts, Caltrans, etc. In some instances, these
public properties are no longer needed for the originally intended purpose, and
would be more appropriately leased or sold (and rezoned, if necessary ) for
housing development. The City may also acquire surplus federal or State land, if
funds are available, for eventual sale or lease, and where appropriate, make the
land available for housing.

Policy 1.3: Continue to allow secondary units in single-family
neighborhoods

In 1983, Daly City enacted a Secondary Unit Ordinance intended to establish
reasonable standards for allowing such units in all the City's single-family
neighborhoods, while minimizing red tape in the process. Secondary units
represent a cost-effective way to expand the housing supply. The concept
responds to the discrepancy between available housing characteristics (i.e., larger
homes built in response to the “baby boom”) and housing needs (e.g., seniors or
young professionals who, because of income or lifestyle, prefer smaller units).
The City should periodically evaluate the second unit requirements and
procedures to make certain this resource is used in the best possible manner .

Policy 1.4: Assure that standards for new housing construction adequately
safeguard life and property

In part, the Uniform Building Code, as amended by the City, is intended to
assure that new residential construction meets or exceeds minimum standards.
The City should continue to vigorously enforce these requirements and, when
possible, recommend additional safety measures applicable to individual
projects.

PRINCIPLE 2: INCREASE THE SUPPLY OF HOUSING IN A MANNER
COMPATIBLE WITH THE CHARACTER, DENSITY AND INTEGRITY OF
EXISTING NEIGHBORHOODS

Policy 2.1: Establish zoning controls and density limits that maintain the
prevailing character of existing neighborhoods

This policy affects new housing development as well as modifications in the
existing housing stock. As a general rule, development should reflect the
predominant intensity of the surrounding neighborhood. Building bulk, lot size
and pattern, unit size and building type should complement that of the
neighborhood. Prevailing densities are exceeded only when the scale and
character of the surrounding neighborhood will not be disrupted. Zoning
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Ordinance standards should be periodically reviewed, and where necessary
revised in light of this policy.

Policy 2.2: Encourage higher density residential development in areas
where such development will not have adverse effects

Higher residential densities are appropriate in locations where public services can
support the increased demand and adjoining land uses would not suffer adverse
impacts. This would include places where water and sewer capacity is sufficient
and mass transit service is readily available. Other factors to be considered in
locating higher densities include: availability of permanent open space; distance
from primary service facilities and activity centers; balanced growth within the
community; and compatibility with surrounding land uses. The General Plan was
amended previously to allow an increase in residential density from 50 to 65
dwelling units per acre in urban commercial locations. With densities of up to 50
dwelling units per acre in residentially designated areas, these higher densities
might be applicable to areas adjoining community and regional shopping areas,
employment centers, public parks and transit stations.

Policy 2.3: Allow mixed residential/retail or office uses along the Mission
Street Corridor

Mixed uses are allowed in this area with the granting of a use permit. The City
should also review all building code requirements that may create unnecessary
governmental constraints.  The City will evaluate potential mixed-use
development sites and provide assistance, where appropriate, in the assembly of
parcels suitable for development.

PRINCIPLE 3: ASSURE THE QUALITY OF HOUSING IS CONTINUALLY
MAINTAINED OR UPGRADED

Policy 3.1: Assure that existing housing is maintained in a decent, safe and
sanitary conditions

Residential units throughout the City should continue to meet housing code
standards. The systematic inspection of apartment buildings begun by the Fire
Department should be expanded to include the City's Building Division and cover
all aspects of the Uniform Housing Code. To the extent possible, code compliance
should be designed in a way that minimizes the hardship imposed on property
owners and protects tenants rights. The City should examine the costs and
benefits associated with mandatory code compliance for multi-family buildings
upon sale or transfer and enact such a requirement, if appropriate.

12/21/01, 7:45 AM 78
Housing Element Update Draft



Policy 3.2: Operate a residential rehabilitation loan program that meets the
needs of the low and moderate-income population

The City annually allocates a significant portion of CDBG funds to operate its
Residential Rehabilitation Program that targets low income households. For more
detailed discussion of the program, see “Program 1:Residential Rehabilitation
Programs,” under Chapter6 of this Housing Element.

Policy 3.3: Establish an incentive program for voluntary housing
rehabilitation

The decline of individual housing units is often associated with the general
decline of physical appearance of a neighborhood. As an incentive to voluntary
housing rehabilitation, the City should establish a coordinated effort to improve
neighborhood conditions by upgrading streets, gutters, sidewalks, street trees, etc.
The City should also establish incentives for retrofitting the existing housing
stock with automatic fire sprinklers, e.g. fee reductions, low interest loans, etc.

The City will continue to offer housing rehabilitation grants to eligible low
income homeowners through its Residential Rehabilitation Program (i.e., senior
minor home repairs, security bar replacement) and CDBG-funded nonprofits like
Center for the Independence for the Disabled and North Peninsula Neighborhood
Services.

Policy 3.4: Assure the timely correction of code violations

As the City's housing stock ages, it becomes increasingly important to require
maintenance and correction of code violations. In order to encourage the proper
maintenance and repair of residential buildings, the City will continue its Code
Enforcement Program, which includes regular inspections of multi-family
residential buildings and prompt enforcement activity wherever code violations
exist. In 2000, the City added a code enforcement technician to augment its code
enforcement activities.

PRINCIPLE 4: PROVIDE HOUSING AFFORDABLE TO ALL INCOME
GROUPS.

Policy 4.1: Establish incentives for the inclusion of low income units in new
residential developments

In 1991, the Daly City Redevelopment Agency adopted an inclusionary housing
policy for the Mission Street-Junipero Serra Boulevard Commercial Business
District Redevelopment Project.  The policy requires that any development
activity in the redevelopment area which results in the construction and/or
rehabilitation of dwelling units is required to make 15 percent of the total number
of dwelling units affordable to persons and households of low or moderate
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income. The policy applies to developments of 27 or more units. A similar
policy is currently under consideration for the Bayshore Redevelopment Area. A
Citywide inclusionary housing policy is also currently under consideration and
may be implemented.

The City also encourages inclusion of affordable housing through parking
variances, density bonuses and developer financial assistance.

Policy 4.2: Use the financial resources available to the City to reduce the
cost and increase the amount of affordable housing

In general, affordable housing requires one or more sources of subsidy financing
in order to be feasible. Potential sources of subsidy financing include federal
HOME and CDBG funds, State funds, tax credits, tax-exempt bonds, local
jurisdictional resources and private sources such as foundations. In 2000, the State
expanded its role in financing of affordable housing when Governor Gray Davis
signed the largest housing budget in the history of the State. Given the State’s
energy crisis and potential recession, the future of the State’s participation in
affordable housing finance is unclear. Daly City should monitor available federal,
State programs and other resources and secure its share of funds as programs are
implemented.

Like many California communities, Daly City has begun using tax-exempt
bonds to finance local housing projects. Single-family mortgage revenue bond
proceeds are used to make mortgage loans to first-time home buyers who can
put as little as five percent down and have interest rates below conventionally
available loans. Multi-family rental housing bonds require 20 percent of the
units be made available to lower income households at affordable prices. Other
sources for funding affordable housing should be explored and, where
appropriate, utilized by the City.

The City has offered Mortgage Credit certificates, via an arrangement with San
Mateo County, for first-time homeowners. Response was poor. The City
continued to explore possibilities to use tax-exempt bonds, new state housing
programs established via Propositions 77 and 84, private syndication to subsidize
affordable units, and other available subsidies.

The City has established a Community Reinvestment Act (CRA) task force to
take advantage of the federal legislation that evaluates local lending institutions'
(banks and thrifts) performance in making loans available to meet the credit
needs of their community, including low to moderate-income neighborhoods.
This program could potentially result in sanctions against regulated lending
institutions that fail to make loans in their communities. It could also encourage
lending to non-profit housing corporations to fund low-income housing projects.
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Policy 4.3: Allow construction of a variety of cost reducing, innovative
housing types

Modular houses and mobile homes can provide additional housing for low and
moderate-income households. Daly City has enacted a prefabricated housing
ordinance. This policy was adopted pursuant to the requirements of State law.

Policy 4.4: Streamline the permit process to expedite housing construction

Delays in project approval and issuance of building permits can add to housing
costs. The City should make every effort to insure that projects are reviewed and
acted on in the shortest possible time consistent with the City's interest in
complete review. Priority processing should be given to projects that include
housing affordable to low and moderate income households. The City should also
strive for consistent application of construction related code requirements.

Daly City has recently established one-stop permitting. Development permits are
submitted to the Planning/Building Division counter. Internal review of these
plans by various City departments is coordinated by a Planner /Building
Inspector thereby avoiding inconvenience to the applicant.

Policy 4.5: Ensure that City amendments to and interpretations of
construction-related codes and ordinances do not unnecessarily increase
the cost of construction

Traditionally, Daly City has adopted the State-wide construction related codes
(e.g., Uniform Building Code) with a number of local amendments. These
changes can add to the cost of construction and maintenance of housing. City
amendments to State codes should be carefully reviewed for their purpose and
added construction cost. Any amendments adding to construction costs should be
fully justified before approval. In interpreting the codes, City staff should
consider the cost implications of their decisions. While not sacrificing quality or
safety, interpretations should not be so narrow or restrictive that they
unnecessarily add to construction costs.

PRINCIPLE §: INSURE HOUSING OPPORTUNITIES FOR ALL PEOPLE.

Policy 5.1: Prevent housing discrimination based on age, race, religion. sex
or ethnic background.

To insure equal housing opportunity, the City should assist in the
implementation and enforcement of State and federal of fair housing and civil
rights laws. The City should make use of opportunities in its interaction with
real estate offices, businesses, and other groups or agencies to eliminate
housing discrimination. Where discrimination is suspected, the City should
vigorously pursue the matter and where discrimination is found, the City
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should either prosecute or assist other entitles in prosecuting the matter.
Through its CDBG Program the City annually funds public service agencies
like Project Sentinel, Legal Aid Society of San Mateo County, and La Raza
Centro Legal to help Daly City residents housing discrimination complaints.

Policy 5.2: Promote adaptability and accessibility of residential units for
disabled occupants

While Daly City has a greater number of accessible units than other San Mateo
County communities, the City should maintain an active role in expanding
accessibility and require all State and local handicapped codes to be met. Disabled
residents are less able to compete for scarce housing units because many units are
not accessible. The City currently funds several home repair programs which
residents can utilize to have various handicapped modifications constructed in and
around their home.

Policy 5.3: Encourage economic integration in housing

At present housing opportunities for low and moderate income households exist
throughout Daly City. This is due, in part, to City policies that promote balanced
growth. A pattern of economic segregation, where a few neighborhoods provide
a disproportionate amount of lower income housing, should not be allowed to
develop. As special efforts are made to expand housing opportunities for low and
moderate income households, the City should monitor housing patterns to insure
economic integration. The City has monitored housing development for the past
three years and found no signs of increasing economic segregation.

Policy 5.4: Support a balanced distribution of quality residential care
facilities

It is desirable that residential care facilities be distributed throughout the City so
people are offered a choice of locations. At the same time, dispersal will avoid
an overconcentration of such facilities in particular neighborhoods. State law
precludes the City from regulating homes for six or fewer persons, but larger
facilities are governed by zoning requirements. Proposed residential care
facilities should be evaluated for compliance with the dispersal concept as well
as proximity to community services, commercial areas, public transportation,
accessibility to open space/recreation opportunities and other suitable criteria.

Policy 5.5: Provide financial assistance to lower income households in
emergency situations

The Daly City Community Service Center presently operates the Housing
Assistance Program that grants eligible lower income families, seniors and
persons with disabilities money to cover housing related emergencies (e.g.,
security deposits, temporary difficulty meeting rent payments). The Center also
assists individuals and families with temporary emergency shelter needs. In
addition, the City annually funds Human Investment Project with CDBG dollars
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to coordinate shared home matches as a source of income to lower-income
homeowners and a source of affordable housing to those needing shelters.

Policy 5.6: Expand homeownership opportunities

Owner occupancy may assist in maintaining the housing stock. It is important
that buyers be ready and capable of assuming the financial responsibilities of
home ownership and maintenance. The City will work to expand the opportunity
for individuals and families to own their home. In June of 2001, the City
implemented its First Time Homebuyer Education Program to offer
comprehensive guidance to primarily low and moderate income homebuyers and
help enhance their skills and awareness as homebuyers and homeowners.

The City is committed to providing affordable homeownership opportunities,
however, housing costs pose enormous difficulties. To help residents overcome
this barrier the City will explore a variety of additional activities including
downpayment and closing cost payment assistance.

Policy 5.7: Support the development of rental housing

Despite low vacancy rates and high rents, rental housing production has not kept
pace with demand in Daly City. Market conditions, which are beyond Daly City's
control, have been cited as the principle constraint on rental housing construction.
Daly City should seek out financial and regulatory methods for stimulating rental
housing production.

In an effort to encourage the development of rental housing, Daly City maintains
107 acres of land in zoning for multi-family dwellings (R-3 zone). The City also
has a secondary unit ordinance that provides for the establishment of small rental
units in single-family homes, and, where appropriate, encourages mixed-use
projects that include moderate-to-high density residential components.

PRINCIPLE 6: MAINTAIN AND ENHANCE THE QUALITY AND
DIVERSITY OF DALY CITY'S NEIGHBORHOODS

Policy 6.1: Encourage the development of well-designed housing

All Daly City residents should be given an opportunity to live in a neighborhood
environment that includes well-designed houses. To ensure this, the City should
establish design guidelines to be used in the Planning and Building review
processes. The following should be used in evaluating new residential
construction and home improvements: relate the design, shape, setbacks, size and
landscaping of improvements to the character of surrounding buildings. Curb
cuts should be minimized and located so as to maximize on-street parking
opportunities. Building facades should be articulated through use of bay
windows, cornice details, entry details, and other variations of horizontal and
vertical planes; views and well-defined interior block open spaces should have
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impairment minimized; and barriers that insure private open spaces encouraged.
Building designs that encourage or allow significant opportunity to modify
occupancy by creating separate living units not allowed under the code should be
prohibited.

In addition, guidelines should assure adequate open space and natural light and
avoid significantly reducing sunlight available to adjacent properties. The City's
architectural and site improvement controls are administered at the staff level with
appeals being heard by the City Council, Planning Commission, or a Design
Review Committee established by ordinance.

The City imposed design review on all projects with residential components
receiving planning approvals during the previous planning period. The
development of guidelines should expedite project approval since it will alert
developers of the expectations concerning design. Design guidelines are being
used in many communities.

Housing projects can be designed to be an asset to the community while
maintaining construction costs to affordable levels. This policy will not impair
the ability of developers to construct affordable housing in Daly City. Most
communities in the Bay Area have design review requirements.

Quality design for all development types is an acknowledged principle for both of
the City’s redevelopment areas. Mission Street Design Guidelines were adopted
in 1990 and apply to mixed-use projects in the Mission Street area. In February
of 2001, the Daly City Redevelopment Agency approved the Bayshore Urban
Design Study. The plan provides guidelines for future development in the
Bayshore’s primary commercial corridor including guidelines for building design,
facade improvements, landscaping and street improvements.

Policy 6.2: Assure housing is provided with adequate public improvements,
service and amenities

A variety of factors contribute to the quality of Daly City's neighborhoods,
including access to open space and recreational opportunities, the quality of
schools, the full range of library services, the effectiveness of police and fire
protection, adequate street lighting, etc. Regular maintenance of streets and
sidewalks, provision of street trees, control and prevention of graffiti and litter,
protection from excessive traffic, and freedom from the nuisance of noise are all
important to neighborhood life, and all should be addressed by the City in
providing its citizens with a quality living environment.

The City conducted a comprehensive review of infrastructure needs and
instituted a single, equitable development fee on all commercial and residential
expansions and construction to finance infrastructure needed to support future
development. The City also supports an active citizen-based, anti-graffiti
campaign on Mission Street and has imposed litter-control measures on litter-
generating businesses requiring planning approvals.
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Policy 6.3: Minimize the disruption caused by institutions expanding into or
adjacent to residential areas

The expansion of educational, religious, governmental, public utility and medical
facilities may conflict with efforts to maintain or enhance the quality of life in a
residential neighborhood. Buildings may not be in scale with the area and traffic
and parking problems can be aggravated. To minimize potential disruption, the
City should require processes (e.g., use permits) that allow careful review of
expansion plans.

The needs of the neighborhood for housing, on-street parking, and safe, quiet
streets should be considered in addition to the needs of a particular institution.
Larger facilities should be required to submit master plans prior to any City
approvals of expansion requests. These plans should consider long-and short-term
improvements and alternatives for reducing neighborhood impacts, while meeting
the needs of the institution.

PRINCIPLE 7: REDUCE UNNECESSARY OR WASTEFUL ENERGY
PRACTICES AND ENCOURAGE MORE ENERGY EFFICIENT HOUSING

Policy 7.1: Educate_the residents in energy conservation and heighten
energy awareness

The current energy problems have made energy conservation and awareness a
high priority State-wide. The City shall ensure that conservation awareness
information is available to citizens, particularly those who are most vulnerable
to increased energy bills such as fixed income elderly. Coordination between
the City and the appropriate entities will be important in preparing useful
conservation literature or to conduct educational activities for the public.

Coordinating energy awareness and conservation efforts with the school districts
and PG&E, the City should reach out to the wide variety of ethnic groups in a
manner that will provide a wiser use of resources. The City could create an
energy awareness guide for residents and businesses and foster awareness
through awards and other such incentives. The City has also undertaken a water-
conservation education effort, which helps conserve energy.

Policy 7.2: Actively enforce the Title 24 Energy Efficiency Standards

At present the City of Daly City actively enforces the residential energy
efficiency standards (Title 24, California Administrative Code) for new
construction. These standards encourage energy efficient design and adapt
requirements to the climate experienced in Daly City. The City should evaluate
all new residential construction and continue its Title 24 enforcement efforts.
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PRINCIPLE 8 AVOID OR REDUCE THE ECONOMIC AND SOCIAL
DIFFICULTIES CAUSED BY DISPLACEMENT

Policy 8.1: Encourage the relocation of sound housing units that are
threatened by development activities or natural forces

Where public or private development activities would result in the demolition of
an existing housing unit that is in sound condition, or if the home is threatened
by natural forces, the City should encourage the relocating of that building to a
suitable vacant lot. While the preservation of a sound building is a positive end,
preserving an existing building should not create undue hardship that results in
an increased cost for new residential construction.

Policy 8.2: Protect apartment dwellers who are affected by a proposed
condominium conversion

The Subdivision Map Act and the City's Condominium Ordinance specify
procedures and guidelines intended to protect households who are to be
displaced because of a conversion of property into condominiums. More
specifically, Section 17.37.100 generally describes the relocation assistance a
subdivider is to provide to tenants affected by a conversion proposal. The City
should re-evaluate this general language and write specific standards for a
relocation program that include requirements for the following: 1) an on-site
relocation assistance office, 2) the return of all deposits and fees, 3) benefits for
voluntary relocation after conversion approval, 4) benefits for forced relocation,
5) first right of refusal for tenants wishing to purchase and 6) rent stabilization
during the entire conversion process.

Policy 8.3: Provide relocation services where publicly financed actions
cause displacement

The adopted relocation assistance policy of Daly City as well as State and federal
relocation requirements should continue to serve as a basis for residents relocated
because of publicly sponsored activities.

Policy 8.4: Preserve the 120 existing low-income housing units, which are
at risk of being converted to market-rate housing.

The City should monitor existing at-risk low-income housing units to determine
if the owners plan to file a notice of interest to prepay the mortgage obligation.
The prepayment would terminate the requirement that the units be rented to low-
income individuals. The City should maintain an up-to-date list of public and
private non-profit housing entitles who can and will be able to purchase the at
risk units should the necessity arise. The City should also maintain a current list
of available financial resources to fund the potential purchase of these units.
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Policy 8.5: Require property owners to provide relocation assistance to
renters displaced where rental units in which they live were constructed or
are maintained in violation of the Daly City Municipal Code.

The City requires that property owners who place renters in units that violate the
Municipal Code provide relocation assistance when the tenant must vacate the
premises due to code enforcement activity. This policy will serve to protect
particularly residents living in substandard illegal secondary units.

D. FINANCIAL RESOURCES

There are a variety of public and private financial resources available for financing
housing activities in Daly City. Potential sources of subsidy financing include Federal
HOME and CDBG funds, tax credits, local redevelopment agency funds and private
sources such as foundations. = With the passage of its 2000-01 budget, the State of
California is also an important potential funding source for affordable housing. How the
current energy crisis plays out will likely impact future State allocations for housing as
energy costs take up a bigger portion of the State's budget.

Generally, the housing developer takes the primary role for securing financing for
affordable housing development. Daly City, though, directly controls three key sources
of subsidy financing. These are federal HOME and CDBG funds and Redevelopment
Agency housing set-aside funds. Each of these is discussed in the sections below.

HOME Funds

Daly City is a member of the San Mateo County HOME Consortium, which
receives approximately $2 million in federal HOME funds annually for the
purpose of expanding and improving the supply of affordable housing in San
Mateo County. In order for eligible housing activities in Daly City to receive
funding, the City (or an applicant with a project in Daly City) must submit a
proposal to the Consortium. In recent years, Daly City has received allocations of
approximately $400,000 and the Consortium has allowed us to accumulate funds
over two or three years in order to finance projects of significant size.

CDBG Funds

In recent years, Daly City has received about $1.6 million annually through the
Community Development Block Grant Program. The primary objective of the
CDBG Program is the provision of decent housing, a suitable living environment
and economic opportunity. The CDBG Program has been a critical component of
several City projects including housing rehabilitation, economic development,
ADA accessibility projects, street beautification and a wide variety of public
services. Since FY92-94 the City has provided $721,500 in CDBG funds for the
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development and preservation of affordable housing including Vista Grande (24
units), School House Station (47 units), and Hillside Terrace (18 units).

Redevelopment Agency Set-Aside Funds

Under State Redevelopment Law, a community can accumulate housing set-aside
funds up to $1.0 million before penalties apply. Specifically, an agency whose
cumulative housing set-aside obligation exceeds $1 million can be prohibited
from encumbering funds or expending moneys derived from any source until it
has encumbered or expended sufficient funds for qualified affordable housing
activities.

Table 5.3 provides a forecast of our obligation to utilize tax increment for eligible
affordable housing activities for the years 1999-2000 through 2004-05. As Table
5.3 shows below, while our current housing set-aside obligation is minimal, the
use of these funds for eligible activities will be an important consideration within
the next three to four years.

Table 5.3: Forecast of DCRA housing Set-Aside Funds (FY2000- 2005)

Fiscal Year Mission/J.S. (3) Bayshore (3) Total (3)
2000-01 202,000 70,000 272,000
2001-02 266,000 91,000 357,000
2002-03 368,000 180,000 548,000
2003-04 422,000 237,000 659,000
2004-05 478,000 279,000 757,000
2005-06 511,000 294,000 805,000

Source: Daly City Redevelopment Agency
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6. HOUSING PROGRAMS

The housing programs below constitute an action plan describing how Daly City intends
to achieve the goals and objectives and implement the policies of the Housing Element
discussed in Chapter 5.

The City funds and administers many of the housing programs outlined below. However,
the ongoing reality of funding cuts or deficiencies for municipal housing and community
development programs requires partnerships and coordination to leverage human and
financial resources. There are a variety of creative combinations among and between the
public and private sectors (e.g., cities working with other cities or other level of
governments, cities uniting with the private sector, or cities sponsoring nonprofits) to
help cities meet their housing needs. The housing programs described below illustrate
some of the City’s effective partnerships.

Below is a summary of current and proposed housing programs or activities that are City-
funded, City-administered, or available to Daly City residents.

1. RESIDENTIAL REHABILITATION PROGRAMS
Timeframe: 1999-2006

Agencies: City of Daly City / Economic and Community Development
(ECD); North Peninsula Neighborhood Services; Center for the
Independence of the Disabled; Rebuilding Together (formerly
Christmas in April)

Performance Target: 220 Units
Policies: 3.1-3.4;7.1-7.2

In order to ensure that housing quality is continually maintained or upgraded, the City
provides funding and administrative support to several housing rehabilitation programs.
The City has administered a residential rehabilitation loan program for several years. In
addition, the City works with several non-profit partners to assist low and moderate
income households with a variety of home repairs. In order to encourage housing
rehabilitation in all neighborhoods, the City will continue to seek new funding sources,
employ innovative marketing methods and stay abreast of the latest technologies for
home improvements.

In order to understand housing rehabilitation needs, the City will monitor housing
conditions in all Daly City neighborhoods. The Housing Conditions Survey conducted
for this current Housing Element will be periodically updated and improved, particularly
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in regard to methodology guidelines and procedures. Survey data will be added into a
database for use with the City’s geographic information system (GIS).

Following is a summary of key home rehabilitation programs that will be available to
Daly City residents over the time frame indicated above:

Program 1.1 Daly City Residential Rehabilitation Program

The Residential Rehabilitation Program provides grants and low interest loans to
qualifying income homeowners city-wide. Through this program, low income
homeowners can make needed major or minor home improvements and bring
their homes into compliance with applicable building standards. The rehab grants
and loans target low income households (up to 80 percent of area median income)
who might not otherwise qualify for conventional loans or be able to afford home
repair costs. The funding source for this program is the City’s Community
Development Block Grant (CDBG) funds. As a result of using CDBG funds, low
income households are the primary beneficiaries of this program. In FY 2001-02,
the City allocated $550,000 for its Residential Rehabilitation Program. Between
FY 1996-97 and FY 2002, the Residential Rehabilitation Program has averaged
an annual CDBG allocation of over $420,000. In the last several years, the
program has provided loans or grants to an average of 17 households per year.

Under this program, the City makes the following loans: Complete Rehab Loans ,
Roof —Only and Paint-Only Loans, and Rental Property Loans. With the
Complete Rehab Loans, applicants can make more substantial home
improvements like installing a new roof, electrical and plumbing systems, and
floors, while the Roof-Only and Paint-Only Loans target specific rehabilitation
activities. The Rental Property Loans enable property owners to fix up their
buildings for use as affordable rental housing.

These grants are available to eligible homeowners: Senior Minor Home Repair
Grants and Security Grill Replacement Grants. To qualify for the Senior Minor
Home Repair Grants, applicants must be 60 years and over. The Security Grill
Replacement Grants help households remove illegal and unsafe grills and bars on
bedroom windows and exterior doors that pose as hazards in case of emergencies
and also cover the costs of installing smoke detectors in bedrooms and hallways.

The program helps eligible homeowners and landlords identify needed
improvements through inspections, prepare work write-ups and cost estimates,
and find qualified contractors. City staff monitors all projects to confirm
adequate completion of home improvement activities to low income households.
This program plays a central role in the City’s five-year and ten-year goals for
improving the existing housing stock.

The City is preparing to create an additional residential rehabilitation loan
program financed with RDA Housing Set-Aside funds. The program will be
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available to households in the Bayshore Redevelopment Project Area with
incomes of up to 110 percent of the area median income. The program will help
to achieve one of the primary goals of the Bayshore Redevelopment Plan:
revitalization and rehabilitation of residential neighborhoods.

Program 1.2 North Peninsula Neighborhood Services

Supplementing the City’s Residential Rehabilitation Program is North Peninsula
Neighborhood Services, a nonprofit social service agency located in South San
Francisco, which has been providing minor home repair services for low income
homeowners in Daly City. North Peninsula, which has received City CDBG
funds since FY 1995-96, offers grants of up to $1,500 for a broad range of minor
home improvements including repairing windows and doors, replacing plumbing
fixtures, and fixing floors, walls, and ceilings. Staff from North Peninsula
perform client intake, inspect the homes, complete work write-ups and cost
estimates, and do the rehabilitation work. North Peninsula serves an estimated 31
Daly City households each year. The City awarded $35,000 in CDBG funds to
North Peninsula in FY 2001-02.

Program 1.3 Center for the Independence of the Disabled

The Center for the Independence of the Disabled, Inc., (C.I.D.), offers free
disability modifications for eligible low income households with physical
disabilities. Like the City’s Residential Rehabilitation Program and North
Peninsula Neighborhood Services’ minor home repair program, CID serves as an
important home improvement assistance resource that helps enable Daly City
residents with mobility impairments to live independently in their own homes.

CID staff screens clients for eligibility based on income and disability status and
undertakes the needed modifications, which include installation of grab bars,
hand-held shower heads, and fixtures and building of interior or exterior ramps.
CID trains, if necessary, clients on how to use the newly installed disability
modifications and conducts outreach several times a year to advertise its available
services. CID has been a long-standing CDBG recipient and annually benefits an
average of 32 Daly City households. The City awarded CID with $15,000 in
CDBG funds for FY 2001-02.

Program 1.4 Rebuilding Together

In FY 1999-2000, Daly City awarded CDBG funds to Rebuilding Together,
formerly known as Christmas in April. As a nationally renowned nonprofit
residential rehabilitation service provider, Rebuilding Together assists low
income homeowners, particularly those who are elderly and disabled, in need of
major or minor home improvements through public and private in-kind and
financial donations and volunteer labor. In addition, Rebuilding Together
supports and practices sustainable design by accepting recycled building materials
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and appliances for use in eligible homes needing repairs.  Two (2) Daly City
households had their homes rehabilitated through Rebuilding Together in FY
1999-2000. The City funded this organization with $8,000 in CDBG funds in the
current FY 2001-2002.

2. HOUSING DEVELOPMENT
Timeframe: 1999-2006

Agencies: Economic and Community Development Department (ECD), Daly
City Redevelopment Agency (DCRA), nonprofit or private
housing development organizations

Performance Target: 1,323 units
Policies: 1.1-14;2.1-2.3;4.1-4.5;5.7;6.1- 6.3; 7.1- 7.2

During the winter of 2001, the City marketed the Landmark property, which is 1.52 acres
and located in the Top-of-the-Hill neighborhood. A total of 4 proposals were received
and developer selection should be completed by August, 2001. This development will
eventually provide commercial space and a substantial number of high quality residential
units. It is anticipated that approximately 15 percent of the new residential units will be
made affordable to lower income households.

The City will continue to explore opportunities for construction of new housing for all
income levels. As previously indicated in Chapter 4 (p. 64) there is sufficient land to
potentially meet the regional housing needs. Available land is currently zoned residential
or commercial, and commercially zoned areas already allow for housing with a use
permit. Staff will evaluate vacant, underutilized and other potential development sites for
their suitability for single-family, multi-family and mixed-use. Key sites include parcels
along the commercial corridors of the redevelopment areas where vacant and
underutilized land will be evaluated for possible acquisition and consolidation to build
housing for all income levels. To help revitalize neighborhoods socially and
economically and promote integrated living conditions, the City will continue facilitating
mixed use, mixed income infill development, particularly in its redevelopment areas and
near public transit facilities. The result will be to prevent sprawl, make more efficient
use of energy and utilities, reduce traffic congestion and parking problems, and create
vital pedestrian-scaled areas. Staff will provide technical assistance on planning and
development issues.

As part of the new construction program, the City will assess publicly owned land that
may become available and is suitable for housing development. The City will consider,
or negotiate with the appropriate public agency about, selling or donating the property to
development projects that address the City’s housing needs. The City will continue
pursuing both rental and ownership housing opportunities.
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To assist in the development of housing for lower income persons, the City will continue
to offer density bonus/parking reductions to housing developments that will be affordable
to seniors and families. The City will work closely with nonprofit housing developers to
facilitate the construction of housing to meet the needs of low and moderate income
households.

3. ACQUISITION/REHABILITATION OF RENTAL
HOUSING

Timeframe: 1999-2006

Agencies: City of Daly City / ECD, Daly City Redevelopment Agency
(DCRA), housing development organizations

Performance Target: 25 units
Policies: 3.1-3.4;4.2;5.2-5.3;7.1-7.2; 8.1

In 1998, the City provided a total of $854,000 in local jurisdiction funds to the Housing
Association for the Needy & Dispossessed, Inc. (HAND) to acquire and rehabilitate an
18-unit multi-family apartment complex, Hillside Terrace. By the end of 2000, over
$180,000 was spent on the rehabilitation of Hillside Terrance, including extensive
exterior improvements such as landscaping, window replacements and facade
improvements. Fourteen of the eighteen units at Hillside Terrace have rents restricted to
levels that are affordable to lower income residents.

The City will continue to investigate any private multifamily rental buildings that become
available for sale. The City will work with qualified developers to acquire and
rehabilitate the buildings and ensure that a portion of the units are rented to lower income
households at affordable rents. Multifamily properties that become available and are
either contiguous or within the same block can help stimulate neighborhood revitalization
efforts.

4. HUD SECTION 8 HOUSING ASSISTANCE
PROGRAM

Timeframe: 1999-2006
Agencies: Housing Authority of the County of San Mateo, Economic; City of
Daly City/ECD

Performance Target: Maintain 492 Section 8 Vouchers
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Policies: 42;53

The San Mateo County Housing Authority administers the HUD Section 8 Voucher and
Public Housing Programs throughout the County, including Daly City. The only public
housing complex in Daly City is Midway Village, which has 150 rental units, located in
the Bayshore neighborhood. Along with Midway Village, the County Housing Authority
owns and manages all the public housing apartments countywide.

The Section 8 Program provides eligible very low-income renters with rental assistance
subsidies and includes project-based Section 8 and tenant-based Section 8 (also known as
housing vouchers). Tenant-based Section 8 housing vouchers are portable, which means
tenants can continuing using them when they move, while project-based Section 8 stays
with the multifamily building as a development or operating cost subsidy. The City
strongly supports the Section 8 Program’s efforts to preserve affordable rental units in the
County and will continue to maintain a cooperative working relationship with the County
Housing Authority to preserve the program.

The County Housing Authority last opened its waiting list for Section 8 vouchers in May
1994 and took in 25,000 applicants. Currently, the waiting list countywide stands at
3,000 families. Because the waiting list is long and the available voucher slots are
limited, the Housing Authority cannot open the list more often. HUD determines the
number of households receiving assistance with Section 8 vouchers through an annual
contract with each housing authority. The limits on vouchers do not necessarily increase
each year depending on funding levels from Congress. When HUD does make additional
vouchers available through a notice of funding availability, housing authorities apply and
compete for them. Table 6.1 below displays a current overview of Daly City residents
who have Section 8 vouchers.

Table 6.1: San Mateo County Housing Authority Section 8 Voucher Program

Locality Families  Elderly/Disabled * Total Total as % of County
Daly City 248 244 492 16%
San Mateo County 1,388 1,689 3,077

*includes disabled or elderly

Source: San Mateo County Housing Authority, April 2001

5. HOMELESS ASSISTANCE
Timeframe: 1999-2006

Agencies: City of Daly City/ECD; Daly City Community Service Center;
Shelter Network, Clara-Mateo Alliance, Samaritan House, Center
for Domestic Violence Prevention, Mental Health Association of
San Mateo County, Sor Juana Ines, Youth and Family Assistance

Performance Target: Assistance to 100 households annually
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Policies: 42-43;5.5

Homelessness is a regional dilemma. Homeless individuals and families often have no
choice, but to go where shelter is available, even if it is beyond the city they presently
live in. The homeless facilities and services in San Mateo County bring in clients from
all parts of the County, if not from other nearby counties.

Homelessness is also a complex and diverse issue. The homeless population includes not
only single adults, but also households with children. In addition, there are many
homeless sub-populations ranging from abused women and children to persons with
mental health disabilities to the elderly. Each of these sub-populations requires
specialized services, such as counseling and case management, in addition to shelter.

Daly City supports, funds and works with several of the public and nonprofit social
service agencies county-wide to ensure homeless people, including those who claim Daly
City as their last place of residence, have access to needed housing and services.

The City will continue its regional approach to the issue of homelessness with other local
governments and nonprofit social service agencies in the Peninsula. The City will
support and provide its fair share of financing or other assistance for the improvement or
development of emergency or transitional homeless facilities that have services available
to homeless individuals and families who claim Daly City as their last place of residence.
The City will favor activities that demonstrate an innovative and cost-effective approach
to addressing homelessness.

Below are descriptions of transitional and emergency housing facilities and services for
families, individuals, abused women and children, persons with disabilities and youth that
are available to Daly City residents who become homeless.

Program 5.1 Transitional Housing Facilities for Families and Individuals
* Family Crossroads

Located in Daly City, Family Crossroads is an apartment complex that
offers transitional housing and supportive services from two to four
months for up to 12 homeless families at a time. Shelter Network of San
Mateo County, an established and experienced nonprofit homeless service
provider in the County, operates the facility, which was opened in 1988
and represents Shelter Network’s first and longest running program. Daly
City helped finance the development of Family Crossroads and continues
to support its operation through CDBG fund each year. Family
Crossroads received $20,000 in CDBG funds for FY 2001-02. In FY
1999-2000, Family Crossroads assisted 48 families from Daly City that
represented an estimated two-thirds of the total clientele.
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* Maple Street Shelter

Shelter Network developed Maple Street Shelter in Redwood City to
address the County’s need for both year-round emergency and transitional
housing, along with supportive services for homeless individuals. The
facility opened in 1998, since which Daly City has awarded it CDBG
funds to assist in its operations. For FY 2001-02, the City awarded Maple
Street $6,000 from CDBG. There are 44 transitional housing beds which
clients can use for up to six months. Maple Street assisted 30 Daly City
residents in FY 1999-2000. (See “Emergency Housing Facilities” section
below for a description of Maple Street’s emergency housing program.)

* Haven Family House

Haven Family House is another Shelter Network transitional housing and
supportive service facility for families. This facility was relocated to a
newly renovated building in Menlo Park in July 2000 and has one-and
two- bedroom apartments that can house up to 23 families. Families
usually stay from two to four months. A licensed child care facility is
housed in Haven Family House so clients can receive case management
and guidance on finding employment while their children are taken care
of.

* Redwood Family House

Shelter Network also has Redwood Family House, which provides
transitional housing and supportive services for families, in Redwood
City. This facility can house up to nine families at a time. Family stays
are limited to two to four months.

* Bridges

Shelter Network’s Bridges Program gives longer term transitional housing
for homeless individuals and families to enable them to become
financially self-sufficient for the long term and find permanent housing.
There is no one housing facility for Bridges. Clients, through rental
assistance payments from Shelter Network, stay in houses and apartments
(e.g., Haven Family House for families, East Palo Alto House for single
adults) all over the County. Bridges allows clients to receive assistance
for up to two years while they are in job training, school or other service
programs that teaches them job skills and leads to more stable
employment opportunities. Since its inception, over 90% of the clients
have found gainful employment and permanent housing.

Program 5.2 Emergency Housing Facilities for Families and Individuals
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* Safe Harbor Winter Shelter

In winter of 2000, the San Mateo County Office of Housing and Samaritan
House, a nonprofit homeless service agency, opened Safe Harbor as an
emergency winter shelter for homeless individuals. Safe Harbor, which is
in South San Francisco, replaced the Armory in San Mateo as the
County’s primary emergency winter shelter. The County served as project
sponsor and Samaritan House is the facility operator. The shelter is open
from November to March, but efforts are underway to transform it into a
year-round emergency shelter. Maximum capacity for the shelter is ninety
beds.

Daly City provided a substantial commitment of CDBG funds for the
development costs of Safe Harbor in FY 2000-01. The County Office of
Housing coordinated with Daly City and several other cities in the County
to finance the project and to reflect their commitments to addressing
homelessness as a regional problem. Daly City also awarded Safe Harbor
$10,660 in FY 2001-02 CDBG funds for operational costs.

* First Step for Families

Opened in November 1998, First Step for Families is an emergency shelter
for families that Shelter Network operates. The shelter is located in San
Mateo and has a maximum occupancy limit of 19 families. Families can
stay for up to 60 days. First Step’s primary goal is to move families from
emergency shelter into other housing opportunities such as transitional
housing programs or permanent housing.

* Maple Street Shelter

Shelter Network’s Maple Street Shelter facility in Redwood City offers
both transitional and emergency housing for homeless single adults. A
description of the transitional housing feature was summarized in the
previous section. The emergency housing component of Maple Street has
31 beds. Clients can stay up to 60 days.

* Clara-Mateo Alliance Shelter

Clara-Mateo Alliance Shelter is a year-round emergency and transitional
shelter for individuals and families. The shelter is located next to the VA
Hospital in Menlo Park and attracts clients from both San Mateo and Santa
Clara Counties. The facility has 63 beds: 18 emergency beds and 6
transitional beds for single adults and 39 beds for families. The shelter
seeks to transition its clients to independent living through supportive
services, including specialized care for persons with disabilities and case
management.
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Program 5.3 Emergency Housing For Abused Women and Their Children
* Battered Women'’s Shelter

The Center for Domestic Violence Prevention operates an emergency and
transitional shelter with comprehensive services in an undisclosed site in
the County for abused women and their children who need a safe haven
from their abusive partners. Shelter residents can stay up to 8§ weeks.
Because shelter space is limited to 17 emergency beds and 5 transitional
beds, CDVP refers individuals or families to shelters in other counties or
provides them with motel vouchers. In FY 1999-2000, CDVP had to turn
away 967 women because its shelter was full. Services available to clients
include crisis and legal counseling, emergency food and shelter, art
therapy for children and parenting education. Some emergency shelter
clients may become eligible to participate in CDVP’s transitional housing
facility.

CDVP and its shelter have received Daly City CDBG funds since FY
1998-99. The City awarded CDVP with $9,682 for the current FY 2001-
02. While hundreds of women and their children who claimed Daly City
as there last place of residence have benefited from CDVP’s services, the

emergency shelter has housed an average of nine Daly City women since
FY 1998-99.

* Sor Juana Ines Services for Abused Women

Sor Juana Ines Services for Abused Women is headquartered in San
Mateo and does not have a shelter facility for abused women and their
children. However, Sor Juana Ines gives motel vouchers or makes
referrals to clients for emergency shelter. Sor Juana Ines’s other vital
services include advocacy, crisis and peer counseling, legal assistance,
emergency food and clothing, and bilingual translation. Daly City began
awarding CDBG funds in FY 1995-96. Sor Juana received $5,660 in
CDBG funds for FY 2001-02. In the last three years, Sor Juana has
assisted an average of 80 Daly City households each year.

Program 5.4 Emergency and Transitional Housing Facilities for Persons with
Disabilities

* Spring Street Shelter

The Mental Health Association of San Mateo County operates the Spring
Street Shelter in Redwood City. The shelter represents the only year-round
emergency housing facility that exclusively serves individuals with serious
mental illnesses and has 15 emergency shelter beds. The shelter also has
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seven transitional housing beds. Most emergency shelter clients do not
stay beyond 45 days, while transitional housing clients cannot remain
beyond two years. Supportive services for the emergency shelter include
food and clothing, health care referral, transportation and medication.
MHA'’s intent is to lead their clients towards full integration into
mainstream living through self-sufficiency and permanent housing.

Spring Street Shelter has been funded annually with City CDBG funds to
assist with operating costs since FY 1990-91. In FY 2001-02, the City
granted Spring Street $5,000 from CDBG. The shelter annually helps
approximately 18 persons who claim Daly City as their last place of
residence.

Program 5.5 Emergency and Transitional Housing Facilities for Runaway

and Homeless Youth
* Your House South

Created and operated by the nonprofit, Youth and Family Assistance,
Your House South is the only emergency housing facility for runaway and
homeless youth ages 10-17 years old in San Mateo County. The facility
has six beds and is in Redwood City. Through an individually designed
two week program for each client, Your House South seeks to reunite
runaway youths with their families.

* Daybreak

Youth and Family Assistance also operates Daybreak, the only transitional
shelter for homeless and runaway shelter for runaway and homeless youth
ages 16-21 years old in San Mateo County. Daybreak has 10 beds and is
located in Redwood City. While Daybreak offers up to 18 months of
supportive services for clients, each client undergoes a six month program
including training, counseling and case management that will lead to
successful independent living. Some clients become eligible for up to a
year’s worth of subsidized rental housing assistance in the County upon
completion of the six month program as they progress towards self-
sufficiency.

6. HOUSING FOR RESIDENTS WITH SPECIAL NEEDS

Timeframe: 1999-2006

Agencies: City of Daly City/ECD; North Peninsula Neighborhood Services;
Center for the Independence of the Disabled; Rebuilding Together
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(formerly Christmas in April), Mental Health Association of San
Mateo County

Performance Target: 250 households annually
Policies: 1.1-1.4;4.1-42;5.2-5.4;5.7

The City will partner with other local governments and nonprofit social service agencies
in the Peninsula to address the housing needs of non-homeless special needs populations
(e.g., frail elderly, developmentally disabled, persons with mental illnesses). The City
shall support and contribute its fair share of financing or other assistance for the
improvement or development of affordable housing facilities available to Daly City
residents with special needs.

7. SECONDARY UNIT ORDINANCE
Timeframe: 1999-2006

Agencies: City of Daly City/ECD
Performance Target: 10 units annually

Policies: 1.3-1.4;2.1;5.3;6.2; 8.5

Secondary, or in-law, units can play an important role in supplying needed affordable
rental housing for localities. State planning law encourages the production of secondary
units as an alternative affordable rental housing option. In May 1983, Daly City adopted
an ordinance setting development standards and requirements for the creation of
secondary units.

The existence of illegal secondary units reflects a problematic aspect of secondary units.
In September 1992, the City created the nationally recognized program, Project
HomeSafe, to legalize secondary units and rooms down, the latter generally being living
or family rooms. Project HomeSafe gave property owners a window of time to bring
their illegal secondary units into compliance with City standards and offered incentives
such as reduced fees and more flexible development requirements without the penalty of
fines. In January of 1997, the legalization of illegal secondary units component of Project
HomeSafe expired. Through Project HomeSafe, the City legalized over 700 secondary
units.

While the City’s Building, Code Enforcement and Planning staffs continue to address
illegal second unit concerns, they also continue to work with homeowners who want to
build new secondary units. These homeowners often approach Planning staff first to
discuss their proposed plans/specifications. Planning staff can help the homeowners
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determine if their projects are feasible or not and what requirements their projects need to
meet.

To create affordable housing opportunities, the City is considering a policy or ordinance
to have all newly constructed or illegal second units made affordable to persons of very
low income for a 20 year affordability period. The illegal second units would first have
to become legalized in order to be habitable. City staff would annually monitor the units
for affordability.

Also falling under this program is an ordinance requiring property owners who have
placed renters in units that violate City municipal code (e.g., building and safety) to
provide relocation assistance to tenants who must vacate the premises due to code
enforcement activity. This program provides some protection to tenants and discourages
property owners from renting out units that are unsafe and unhealthy.

8. SHARED HOUSING PROGRAM

Timeframe: 1999-2006

Agencies: City of Daly City/ECD; Human Investment Project
Performance Target: 10 renter households annually

Policies: 4.3;5.3

Through its Shared Housing Program, the nonprofit social service agency, Human
Investment Project (HIP), offers an alternative rental housing option for low and
moderate San Mateo renters in small households. HIP places renters with homeowners
seeking boarders and renters looking for more affordable rents. The Shared Housing
Program, therefore, coordinates and fulfills the needs of both homeowners, such as the
fixed income elderly, and renters, who are priced out of the existing rental housing
market. Daly City has been allocating CDBG funds to this project since the early 1980s.
For FY 2001-02, HIP received $20,000 in CDBG funding. In FY 1999-2000, HIP
assisted 21 households: 13 were renters searching for housing and 8 were homeowners
wanting tenants.

9. FAIR HOUSING PROGRAM
Timeframe: 1999-2006

Agencies: City of Daly City/ECD; Project Sentinel, La Raza Centro Legal,
Legal Aid Society of San Mateo County

Performance Target: Assist 50 households annually
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Policies: 5.1; 8.2-8.3

Project Sentinel, a nonprofit organization based in Palo Alto, addresses and monitors
housing discrimination cases for several San Mateo County cities, including Daly City.
Project Sentinel’s staff experience and expertise in dealing with housing discrimination
complaints are an invaluable asset towards the City’s efforts to affirmatively further fair
housing. As a CDBG public service subrecipient since the mid-1980s, Project Sentinel
directly responds to citizen complaints and concerns about housing discrimination
through information and referral and phone consultations. For the current FY 2001-02,
Project Sentinel received $9,000.

In situations where complaints become more involved cases, Project Sentinel counsels
and has access to a Lawyer Referral Network for litigation purposes or refers their clients
to the appropriate government agency. Other types of services that Project Sentinel
provides are a hotline for questions or complaints, fair housing education workshops and
literature (e.g., apartment leasing staff, social service agencies), mortgage default and
delinquency counseling. In FY 1999-2000, Project Sentinel helped 24 Daly City
households: 17 were cases and 7 were phone consultations. Over 85% of the 24
households assisted were low income.

La Raza Centro Legal and Legal Aid Society of San Mateo County, which both primarily
offer free landlord/tenant legal counseling to eligible Daly City low income households,
are also fair housing service providers. (See “Housing Legal Assistance Program” section
below for additional descriptions of these two organizations.)

Recognizing that housing discrimination is a wide-ranging problem, Daly City has
coordinated in recent years with San Mateo County, several other cities in the County,
Project Sentinel, and Midpeninsula Citizens for Fair Housing to develop solutions. As
previously discussed, several Peninsula cities, including Daly City, and the County
contracted with Project Sentinel and Midpeninsula Citizens for Fair Housing to write the
“Analysis of Impediments to Fair Housing in San Mateo County, Californian” to address
federally mandated fair housing requirements during FY 1995-96. The report outlined
barriers to housing and suggested strategies for each city involved and the unincorporated
County.

In FY 1999-2000, Daly City met with staff from the cities of San Mateo, Redwood City,
and South San Francisco, San Mateo County, Project Sentinel, Midpeninsula Citizens for
Fair Housing and La Raza Centro Legal to create and to print user-friendly fair housing
brochures for mass public dissemination. The brochures covered the following topics
that were of major concern to all governmental entities involved in the project:
habitability and housing discrimination. Daly City will continue to participate in or
initiate regional fair housing initiatives whenever feasible.
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10. HOUSING LEGAL ASSISTANCE PROGRAM

Timeframe: 1999-2006

Agencies: City of Daly City/ECD, La Raza Centro Legal; Legal Aid
Society of San Mateo County

Performance Target: Assist 250 Households annually

Policies: 5.1; 8.2-8.3

To offer legal assistance specifically in the area of tenant and landlord disputes, Daly
City has been awarding CDBG funding annually to both La Raza Centro Legal and Legal
Aid Society of San Mateo County. Both organizations help meet the high demand of low
income renters in Daly City, and throughout the Peninsula, needing free legal advice.
Both organizations also aid in preventing homelessness by taking such actions as
invalidating illegal evictions, negotiating more time for tenants to find and move into a
new apartment, or having landlords make contractually required habitability
improvements.

La Raza has office hours in the Daly City Community Service Center twice a week and
offers clients advocacy, counseling and representation. In addition to housing or
landlord/tenant law, La Raza also addresses employment and immigration law and makes
educational outreach efforts to communities. For the current FY 2001-02, the City
awarded La Raza $20,000 from CDBG. In FY 1999-2000, La Raza benefited 283 low
income Daly City households.

Legal Aid Society of San Mateo County is located in San Mateo. Like La Raza, Legal
Aid primarily provides legal counseling and representation in housing law. In recent
years, there has been more attention to assisting tenants in apartments whose owners are
looking to terminate their participation in the Section 8 program. Legal Aid staff also
outreaches to a diversity of groups. In conjunction with the Filipino-American Bar
Association, Legal Aid gives annual legal clinics to Daly City Filipino residents. Other
areas of law which Legal Aid staff advises on include consumer issues and foreclosures.
Legal Aid received $5,500 from CDBG in FY 2001-02. In FY 1999-2000, Legal Aid
served 100 Daly City households.

11. DALY CITY COMMUNITY SERVICE CENTER

Timeframe: 1999-2006
Agencies: City of Daly City
Performance Target: Assist 800 Households annually
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Policies: 5.5

Established in 1974, the Daly City Community Service Center serves as one of the core,
or primary entry, social service agencies in the County. The Center’s mission is to
promote a better and improve the quality of life for the residents of Daly City, Colma and
Broadmoor through the provision of quality crisis intervention services, either directly or
by referral to the appropriate provider, thus empowering individuals and families to
achieve self-sufficiency. A vital housing-related service through the Center is the
distribution of motel vouchers to families and individuals who need temporary
emergency shelter. The Center is financed through the City’s General Fund.

12. OTHER CDBG-FUNDED PUBLIC SERVICES
Timeframe: 1999-2006
Agencies: Bayshore Child Care, Child Care Coordinating Council, Daly City

Emergency Food Pantry, Second Harvest Food Bank, Family
Service Agency, John’s Closet, Daly City Youth Health Center

Performance Target: Assist 1,500 households annually

Policies: 5.5:6.2

Each year, Daly City allocates CDBG funding to eligible public services beyond those
mentioned above that provide essential services for low income households. These

services complement housing activities and help to stabilize the lives of lower income
residents.

Public service applicants compete through an open competition for the available CDBG
public service dollars, which are federally capped based on a HUD formula. The City
uses the competition to determine the service providers who can best address its

community service needs. The services offered include childcare, emergency food,
crisis counseling, clothing and health services.

13. INCLUSIONARY HOUSING PROGRAM
Timeframe: 1999-2006

Agencies: City of Daly City/ECD

Performance Target: 30 affordable units

Policies: 1.1-1.4;4.1; 5.3
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Under State Redevelopment law, at least 15% of the total privately developed or
rehabilitated housing in a redevelopment area must be available to low to moderate
income tenants and a minimum of 6% of these units must be set-aside for very low
income households. In 1993, the DCRA adopted an inclusionary housing policy for the
Mission Street/Juniper0 Serra Blvd. Redevelopment Area that requires any new
construction or rehabilitation project in the Redevelopment Area to make 15% of the total
units available to low to moderate income households and 6% of the total units available
to very low income households. The project unit threshold for the policy is 27 or more
units and the affordability restriction is the life of the Mission/JS Redevelopment Area.

The Daly City Redevelopment Agency is in the process of adopting a similar
inclusionary housing policy for the newly created Bayshore Redevelopment Project. The
City is also considering adoption of a citywide inclusionary housing policy. The City-
wide policy would apply to all new residential development, except for those in the
redevelopment areas and would stipulate that for projects over a certain threshold size, at
least 10% of a project’s units be set aside for lower income residents. The City-wide
inclusionary housing policy will be presented to Council for review and consideration by
March 2002.

14. HOMEBUYER PROGRAMS

Timeframe: 1999-2006

Agencies: City of Daly City/ECD; San Mateo County, First Home, Inc.
Performance Target: 300 individuals trained

Policies: 5.6

The City will implement a homebuyer education program that includes free workshops
followed by one-on-one counseling for prospective low income households. The goal of
the program is to help residents become mortgage-ready and to prepare themselves for
the process of purchasing and owning a home.

In addition, the City will continue seeking funding sources for the financial assistance
component of a Homebuyer Assistance Program targeting first time homebuyers.
Presently, the City has been involved in the Countywide Home Investment Partnership
(CHIP). CHIP is a public (e.g., San Mateo County and cities in the County) and private
(e.g., financial institutions, realtors, mortgage brokers) partnership seeking a regional
solution to affordable homeownership through the creation of uniform loan documents
and pooling of third party funding sources.

The Mortgage Credit Certificate (MCC) Program, administered by the San Mateo County
Office of Housing, provides financial assistance to eligible first-time homebuyers looking
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for a single family home in the County. The MCC Program allows approved homebuyers
to earn annual tax credits, or dollar-for-dollar reductions, on federal income taxes based
on a percentage of their mortgage interest payments. MCCs can be used with most types
of conventional loans. Applications to the program must be made through the County.

15. AIRCRAFT NOISE AND SOUNDPROOFING

Timeframe: 1999-2006

Agencies: City of Daly City/ECD, Federal Aviation Administration
Performance Target: 150 homes annually

Policies: 6.1

Through funding from the Federal Aviation Administration (FAA) and the City of San
Francisco, Daly City has been able to provide noise attenuation rehabilitation to owner-
occupied residential units in a targeted area within San Francisco International Airport’s
(SFO) flight path. Presently, San Francisco is covering 100% of the rehabilitation cost.

These homes are subject to unacceptable noise levels due to aircraft take-off noise from
SFO. The program started in 1990.

16. PRESERVE AT-RISK HOUSING
Timeframe: 1999-2006

Agencies: San Mateo County Housing Authority; City of Daly City/ECD;
nonprofit or private housing organizations

Performance Target: Maintain affordability at Villa Fontana and Franciscan Mobile
Home Park

Policies: 8.4

The City will monitor the status of the affordable housing stock that is at risk for
conversion to market rate or substantially higher rents. Two important examples are
Villa Fontana and Franciscan Mobile Home Park.

Villa Fontana Apartments is a 120-unit apartment complex in Daly City that was
originally financed with a HUD Section 236 mortgage. At one time, the owner of the
complex showed an interest in pre-paying the HUD-subsidized mortgage, an action that
would have terminated the owner’s obligation to restrict rents to affordable levels.
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Prepayment of the Section 236 mortgage or termination of the project-based Section 8
could result in the loss of 120 affordable elderly housing units.

Franciscan Mobile Home Park is the site of 500 mobile homes. Housing costs for
residents of the park are among the lowest in Daly City. The park is operated by an
organization which leases the underlying land from three different property owners.
When these leases expire over the next 10 years, there is a risk that site rents could
increase dramatically.

A key housing goal for Daly City is the enduring affordability of Villa Fontana and
Franciscan Mobile Home Park. The City will work with property owners and residents to
realize this goal. If the opportunity arises for Villa Fontana or Franciscan Mobile Home
Park to be transferred to non-profit ownership, the City may evaluate the benefits of
providing local jurisdiction funds or tax-exempt financing to facilitate the transfer.

17. CODE REQUIREMENTS
Timeframe: 1999-2006

Agencies: City of Daly City/ECD
Performance Target: Close 800 cases per year
Policies: 31,34

Many code-enforcement related problems exist in older, lower-income and multi-family
areas of Daly City. These problems have a detrimental impact on quality of life from the
standpoint of substandard living conditions as well as neighborhood quality. The City
will continue to provide proactive code enforcement activities, particulaly in older
neighborhoods.

The City will also evaluate and revise, as necessary, the development and construction-
related codes (e.g., building, fire) that are discovered to be barriers to affordable housing
by making construction or rehabilitation costs prohibitive. Especially of concern are
local amendments to and interpretations of state or national codes. All local amendments
should be evaluated and justified prior to re-adoption for reasonableness and uniformity.

18. EXPAND NON-PROFIT HOUSING DEVELOPMENT
CAPACITY

Timeframe: 1999-2006
Agencies: City of Daly City/ECD
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Performance Target: Work with non-profits to gain HUD CHDO Certification
Policies: 1.1; 5.7

Both for-profit and non-profit organizations play an important role in the implementation
of affordable housing programs described above. In recent years, it has been difficult to
find or to bring qualified affordable housing development expertise to Daly City to carry
out various development and rehabilitation activities. To address this problem, the City
will work with existing organizations to increase organizational capacity. In addition, the
City will facilitate the creation of a new non-profit organization. As envisioned, the
organization will focus on the particular housing opportunities and challenges in Daly
City. The City will assist interested and qualified nonprofits to gain certification as
HUD-approved community housing development organization. Such organizations are
eligible to compete for the 15% set-aside reserved for them from the County’s annual
HOME Consortium entitlement grant.

19. MAINTAIN QUALITY HOUSING DESIGN
Timeframe: 1999-2006
Agencies: City of Daly City/ECD

Performance Target: All housing construction activity shall comply with applicable
design guidelines

Policies: 2.1; 6.1

The City will continue to ensure that all housing development, rehabilitation or
renovation is aesthetically compatible with the surrounding neighborhood and in
compliance with all applicable building and zoning requirements. The City has a
residential design guideline manual that is available to the public and outlines how to
visually integrate new construction, additions and other home improvements into their
locations. Housing activity in the City’s Mission St/Junipero Serra Blvd. Redevelopment
Project Area shall comply with the Mission St. Urban Design Plan, while building
activity in the Geneva Avenue Corridor shall comply with criteria established in the
Geneva Avenue Urban Design Plan soon.

20. STREAMLINE PERMITTING PROCESS

Timeframe: 1999-2006
Agencies: City of Daly City/ECD
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Performance Target: Complete all needed revisions to approval process

Policies: 4.4

To expedite housing construction, the City will continue to evaluate and revise as needed
its entire development and construction approval process (e.g., computerized database
and tracking system, zoning and subdivision review, final map processing, building plan
check, and inspection processes). The existing database system will be used as a basis
for identifying delays, provide management information for reducing backlogs and verify
staffing needs in the process, thereby improving project review efficiency.

12/21/01, 7:45 AM 109
Housing Element Update Draft



	General Plan
	City of Daly City
	1.INTRODUCTION6A.Scope and role of the housing element6B.Citizen Review and Participation6C.Consistency with General Plan72.  HOUSING NEEDS ASSESSMENT8A.DEMOGRAPHICS AND EMPLOYMENT8Population Growth Trends8Age Composition9Ethnic/Racial Characteristics11E
	A.SCOPE AND ROLE OF THE HOUSING ELEMENT
	B.CITIZEN REVIEW AND PARTICIPATION
	C.CONSISTENCY WITH GENERAL PLAN

	2.  HOUSING NEEDS ASSESSMENT
	A.DEMOGRAPHICS AND EMPLOYMENT
	POPULATION GROWTH TRENDS
	AGE COMPOSITION
	ETHNIC/RACIAL CHARACTERISTICS
	EMPLOYMENT
	INCOME

	B.HOUSEHOLD CONDITIONS
	TENURE AND DWELLING UNIT TYPE
	OVERPAYMENT
	OVERCROWDING

	C.HOUSING UNITS
	HOUSING TYPE AND VACANCY RATES
	EXISTING HOUSING CONDITIONS AND REHABILITATION NEEDS

	D.SPECIAL HOUSING NEEDS
	ELDERLY
	FEMALE-HEADED HOUSEHOLDS
	DISABLED
	LARGE HOUSEHOLDS
	FARMWORKERS
	HOMELESS

	AT-RISK HOUSING UNITS
	INVENTORY OF AT-RISK UNITS
	COST ANALYSIS OF PRESERVATION AND REPLACEMENT
	RESOURCES FOR PRESERVATION

	F.REGIONAL HOUSING NEEDS DETERMINATION
	G.ENERGY  CONSERVATION
	H.SUMMARY OF FINDINGS

	3.  REVIEW OF 1993 HOUSING ELEMENT
	A.  EFFECTIVENESS OF THE ELEMENT/PROGRESS IN IMPLEMENTATION
	GOAL
	CONSTRUCTION OBJECTIVE
	REHABILITATION OBJECTIVE
	CONSERVATION OBJECTIVE
	REPLACEMENT OBJECTIVE
	POLICIES
	1.1: Support infill housing on appropriate sites in existing neighborhoods.
	Policy 1.2: Foster housing development on suitable, surplus public lands.
	Policy 1.3: Continue to allow secondary units in single-family neighborhoods.
	Policy 1.4: Disapprove of housing in areas not suited for residential use.
	Policy 1.5: Assure that standards for new housing construction adequately safeguard life and property.
	Policy 2.1: Establish zoning controls and density limits, which maintain the prevailing character of existing neighborhoods.
	Policy 2.2: Encourage higher density residential development in areas where such development will not have adverse effects.
	Policy 2.3:  Allow mixed residential/retail or office uses along the Mission St. Corridor.
	Policy 3.1: Assure that existing housing is maintained in a decent, safe and sanitary condition.
	Policy 3.2: Operate a residential rehabilitation loan program that meets the needs of the low and moderate-income population.
	Policy 3.3: Establish an incentive program for voluntary housing rehabilitation.
	Policy 3.4: Assure the timely correction of code violations.
	Policy 4.1: Establish incentives for the inclusion of low income units in new residential developments.
	Policy 4.2: Use the financial resources available to the City to reduce the cost and increase the amount of affordable housing.
	Policy 4.3: Allow construction of a variety of cost reducing, innovative housing types.
	Policy 4.4: Streamline the permit process to expedite housing construction.
	Policy 4.5: Make maximum use of available State and federal housing programs.
	Policy 4.6: Ensure that City amendments to and interpretations of construction-related codes and ordinances do not unnecessarily increase the cost of construction.
	Policy 4.7: Utilize a majority of the City's annual Community Development Block Grant entitlement directly for housing and infrastructure programs that benefit low and moderate income households.
	Policy 5.1: Prevent housing discrimination based on age, race, religion. sex or ethnic background.
	Policy 5.2: Promote adaptability and accessibility of residential units for disabled occupants.
	Policy 5.3: Encourage economic integration in housing.
	Policy 5.4: Support a balanced distribution of quality residential care facilities.
	Policy 5.5: Provide financial assistance to lower income households in emergency situations.
	Policy 5.6: Expand home ownership opportunities.
	Policy 5.7: Support the development of rental housing.
	Policy 6.1: Encourage the development of well-designed housing.
	Policy 6.2: Assure housing is provided with adequate public improvements, service and   amenities.
	Policy 6.3: Minimize the disruption caused by institutions expanding into or adjacent to residential areas.
	Policy 7.1: Educate the residents in energy conservation and heighten energy awareness.
	Policy 8.1: Encourage the relocation of sound housing units that are threatened by development activities or natural forces.
	Policy 8.2: Protect apartment dwellers who are affected by a proposed condominium conversion.
	Policy 8.3: Provide relocation services where publicly financed actions cause displacement
	Policy 8.4: Preserve the 223 existing low-income housing units, which are at risk of being converted to market-rate housing.
	Policy 8.5: Require property owners to provide relocation assistance to renters displaced where rental units in which they live were constructed or are maintained in violation of the Daly City Municipal Code.


	B.APPROPRIATENESS OF GOALS, OBJECTIVES AND POLICIES
	C.REVIEW OF PROGRAMS (1990-2000)
	PROGRAM 1: HOUSING SITE ACQUISITION
	PROGRAM 2: SURPLUS LAND DISPOSITION
	PROGRAM 3: LOW INCOME HOUSING REQUIREMENT
	PROGRAM 4: REDEVELOPMENT HOUSING STRATEGY
	PROGRAM 5: MULTI-FAMILY RENTAL HOUSING ACQUISITION
	PROGRAM 6: HOMEOWNER ASSISTANCE TO LEGALIZE SECOND UNITS
	PROGRAM 7: ESTABLISH AN INCLUSIONARY POLICY IN THE REDEVELOPMENT AREA
	PROGRAM 8: NEW AFFORDABLE HOME OWNERSHIP UNITS
	PROGRAM 9: REHABILITATE HOUSING STOCK
	PROGRAM 10: RENTAL ASSISTANCE
	PROGRAM 11: CONSTRUCT NEW RENTAL UNITS
	PROGRAM 12:  RESIDENTIAL ACCESSIBILITY MODIFICATION PROGRAM
	PROGRAM 13: SECONDARY UNITS
	PROGRAM 14: ESTABLISH ALLOWABLE AND REASONABLE DENSITIES
	PROGRAM 15: FACILITATE MIXED USE DEVELOPMENT
	PROGRAM 16: MONITOR HOUSING CONDITIONS
	PROGRAM 17: NEIGHBORHOOD REHABILITATION
	PROGRAM 18: SHARED HOUSING OPPORTUNITY PROGRAM
	PROGRAM 19: VOLUNTARY CODE CORRECTIONS – SINGLE F
	PROGRAM 20: RESIDENTIAL AIRCRAFT NOISE ATTENUATION
	PROGRAM 21: STREAMLINE PERMITTING PROCESSING
	PROGRAM 22: REVIEW CODE REQUIREMENTS
	PROGRAM 23: IMPROVED HOUSING DESIGN
	PROGRAM 24: FIRE SPRINKLER RETROFIT PROGRAM
	PROGRAM 25:  PRESERVATION OF AT-RISK SUBSIDIZED AFFORDABLE HOUSING
	PROGRAM 26:  MONITOR UNITS AT-RISK
	PROGRAM 27: MAINTAIN A LIST OF RESOURCES AVAILABLE TO PRESERVE AT-RISK PROJECTS
	PROGRAM 28: PRESERVATION OF PRIVATELY-OWNED, UNSUBSIDIZED AFFORDABLE RENTAL HOUSING
	PROGRAM 29:  MAINTAIN AND ENFORCE THE PROVISION OF THE CONDOMINIUM CONVERSION ORDINANCE
	PROGRAM 30: PROVIDE FOR THE ESTABLISHMENT OF HOMELESS SHELTERS


	4.  LAND USE INVENTORY & CONSTRAINTS ANALYSIS
	A.CONSTRUCTION TRENDS, 1995 -2000
	TOTAL UNITS CONSTRUCTED
	B.LAND ZONED FOR RESIDENTIAL USE
	ANALYSIS OF LAND USE PLAN AND ZONING ORDINANCE
	VACANT LAND SURVEY

	C.CONSTRAINTS TO RESIDENTIAL DEVELOPMENT
	GOVERNMENTAL CONSTRAINTS
	Federal and State Actions
	Local Governmental Actions
	Land Use Controls
	Building Codes
	Fees and Dedications


	TABLE 4.4:  NEW RESIDENTIAL CONSTRUCTION FEES CHARGED BY DALY CITY
	FEE
	TOTAL
	
	Site Improvements
	Permit Processing Procedures
	Infrastructure Limitations


	NON-GOVERNMENTAL CONSTRAINTS
	Land Costs
	Market Conditions
	Construction Costs
	Availability of Financing



	5. GOALS, OBJECTIVES & POLICIES
	A.THE HOUSING GOAL
	B.QUANTIFIED OBJECTIVES
	CONSTRUCTION OBJECTIVE
	
	Table 5.1:   Housing Construction Objective (1999-2006)


	REHABILITATION OBJECTIVE

	Table 5.2:  Rehabilitation Objectives (1999-2006)
	REPLACEMENT OBJECTIVE
	Preservation


	C.HOUSING POLICIES
	PRINCIPLE 1:ENCOURAGE NEW RESIDENTIAL DEVELOPMENT IN SUITABLE LOCATIONS
	Policy 1.1: Support infill housing on appropriate sites in existing neighborhoods
	Policy 1.2: Foster housing development on suitable, surplus public lands
	Policy 1.3: Continue to allow secondary units in single-family neighborhoods
	Policy 1.4: Assure that standards for new housing construction adequately safeguard life and property

	PRINCIPLE 2:INCREASE THE SUPPLY OF HOUSING IN A MANNER COMPATIBLE WITH THE CHARACTER, DENSITY AND INTEGRITY OF EXISTING NEIGHBORHOODS
	Policy 2.1: Establish zoning controls and density limits that maintain the prevailing character of existing neighborhoods
	Policy 2.2: Encourage higher density residential development in areas where such development will not have adverse effects
	Policy 2.3: Allow mixed residential/retail or office uses along the Mission Street Corridor

	PRINCIPLE 3:ASSURE THE QUALITY OF HOUSING IS CONTINUALLY MAINTAINED OR UPGRADED
	Policy 3.2: Operate a residential rehabilitation loan program that meets the needs of the low and moderate-income population
	Policy 3.3: Establish an incentive program for voluntary housing rehabilitation
	Policy 3.4: Assure the timely correction of code violations

	PRINCIPLE 4:PROVIDE HOUSING AFFORDABLE TO ALL INCOME GROUPS.
	Policy 4.1: Establish incentives for the inclusion of low income units in new residential developments
	Policy 4.2: Use the financial resources available to the City to reduce the cost and increase the amount of affordable housing
	Policy 4.3: Allow construction of a variety of cost reducing, innovative housing types
	Policy 4.4: Streamline the permit process to expedite housing construction
	Policy 4.5: Ensure that City amendments to and interpretations of construction-related codes and ordinances do not unnecessarily increase the cost of construction

	PRINCIPLE 5:INSURE HOUSING OPPORTUNITIES FOR ALL PEOPLE.
	Policy 5.1: Prevent housing discrimination based on age, race, religion. sex or ethnic background.
	Policy 5.2: Promote adaptability and accessibility of residential units for disabled occupants
	Policy 5.3: Encourage economic integration in housing
	Policy 5.4: Support a balanced distribution of quality residential care facilities
	Policy 5.5: Provide financial assistance to lower income households in emergency situations
	Policy 5.6: Expand homeownership opportunities
	Policy 5.7: Support the development of rental housing

	PRINCIPLE  6:MAINTAIN AND ENHANCE THE QUALITY AND DIVERSITY OF DALY CITY'S NEIGHBORHOODS
	Policy 6.1: Encourage the development of well-designed housing
	Policy 6.2: Assure housing is provided with adequate public improvements, service and amenities
	Policy 6.3: Minimize the disruption caused by institutions expanding into or adjacent to residential areas

	PRINCIPLE 7:REDUCE UNNECESSARY OR WASTEFUL ENERGY PRACTICES AND ENCOURAGE MORE ENERGY EFFICIENT HOUSING
	Policy 7.1: Educate the residents in energy conservation and heighten energy awareness
	Policy 7.2: Actively enforce the Title 24 Energy Efficiency Standards

	PRINCIPLE  8AVOID OR REDUCE THE ECONOMIC AND SOCIAL DIFFICULTIES CAUSED BY DISPLACEMENT
	Policy 8.1: Encourage the relocation of sound housing units that are threatened by development activities or natural forces
	Policy 8.2: Protect apartment dwellers who are affected by a proposed condominium conversion
	Policy 8.3: Provide relocation services where publicly financed actions cause displacement
	Policy 8.4: Preserve the 120 existing low-income housing units, which are at risk of being converted to market-rate housing.
	Policy 8.5: Require property owners to provide relocation assistance to renters displaced where rental units in which they live were constructed or are maintained in violation of the Daly City Municipal Code.


	D.FINANCIAL RESOURCES

	HOUSING PROGRAMS
	1.RESIDENTIAL REHABILITATION PROGRAMS
	2.HOUSING DEVELOPMENT
	3.ACQUISITION/REHABILITATION OF RENTAL HOUSING
	4.HUD SECTION 8 HOUSING ASSISTANCE PROGRAM
	5.HOMELESS ASSISTANCE
	
	
	
	Program 5.1Transitional Housing Facilities for Families and Individuals
	Program 5.2Emergency Housing Facilities for Families and Individuals
	Program 5.3Emergency Housing For Abused Women and Their Children
	Program 5.4Emergency and Transitional Housing Facilities for Persons with     Disabilities
	Program 5.5Emergency and Transitional Housing Facilities for Runaway and Homeless Youth




	6.HOUSING FOR RESIDENTS WITH SPECIAL NEEDS
	7.SECONDARY UNIT ORDINANCE
	8.SHARED HOUSING PROGRAM
	9.FAIR HOUSING PROGRAM
	10.HOUSING LEGAL ASSISTANCE PROGRAM
	11.DALY CITY COMMUNITY SERVICE CENTER
	12.OTHER CDBG-FUNDED PUBLIC SERVICES
	13.INCLUSIONARY HOUSING PROGRAM
	14.HOMEBUYER PROGRAMS
	15.AIRCRAFT NOISE AND SOUNDPROOFING
	16.PRESERVE AT-RISK HOUSING
	17.CODE REQUIREMENTS
	18.     EXPAND NON-PROFIT HOUSING DEVELOPMENT CAPACITY
	19.MAINTAIN QUALITY HOUSING DESIGN
	20.STREAMLINE PERMITTING PROCESS


