HOUSING ELEMENT UPDATE
COUNTY OF ALAMEDA

PUBLIC REVIEW DRAFT
August 2023




This page is intentionally blank



Alameda County Housing Element Public Review Draft - August 2023

Contents

Section | 1] 1o To 18 o3 1o o PSP UURRPRPPRPIN 4
I.A ComMMUNILY CONTEXE ...ttt eeenenneeee 4
I.B Housing EIement PUIMPOSE .......cocuuiiiiii e 4
I.C Organization of the Housing Element..................iiiiiiiiiiiiiiie 5
I.D Data Sources and Methods.............oooiiiiiiiiii e 7
I.E Summary of Public Participation ..............ccccoiiiiiiiiicc e 8
I.F Consistency with Other General Plan Elements...............cccooiiiiiiiiiiiiiiiiis 10
I.G Other Statutory ReqUIrEMENtS.........ccooiiiiiiiiii e 11

Section I Projected Housing Need ... 11
I.A Introduction/Overview of ABAG Methodology ... 11
1.B Alameda County Income LimitS..........uoeiiiiiiiiiie e 12
I.C Regional Housing Needs Allocation ... 13

Section 1l HOUSING RESOUICES......uuiiiiiii e e e e e et e eeeaaans 14
LA 1] (oo 18 o 1o o P 14
1.B LaNd RESOUICES.......oeiiiiiiii e eee et e e e e e ettt e s e e e e e e e eeesta e e e eeeeeennnes 14
l.c Analyzing Sites Through a Fair Housing Lens.............ccoooviiiiiiiiiiiiiceeeeee 16
.D Financial and Administrative RESOUICES .............ceiiiieiiiiiiiiiiice e 16
lH.E Opportunities for Energy Conservation ...............ccccceoueeemmmmeimeieeiiiiiiieeennnnnnnnennnnns 16

Section IV HOUSING Plan ... 17
IV.A Goals, Policies, and Programs ........ccooeeeeiieeiiiiieee e eeeeeeeees 17

Goal 1: Zone sites suitable for housing development to accommodate a range of housing
type by size, location, and tenure and income levels in accordance with the
County’s Regional Housing Needs Allocation (RHNA). ..........ccooiiiiiiiiiiii. 17

Goal 2: Ensure a wide range of housing types to accommodate the housing needs of
moderate- and lower-income residents and households in the Unincorporated

LoTo] 101 0 010 01 1= PSR 24
Goal 3: Mitigate constraints to housing development and affordability.................ccccoonine 29
Goal 4: Create housing opportunities for people with special needs and preserve units at

risk of losing their affordability restrictions. ... 32
Goal 5: Conserve and improve the existing housing stock to enhance quality of life and

provide greater housing stability.............ccoovviiiiiiiiiiii 37
Goal 7: Minimize the adverse environmental impacts of new residential development. ....... 45

2023-2031 Housing Element County of Alameda | 2



Alameda County Housing Element Public Review Draft - August 2023

Appendix A: Housing Needs Assessment

Appendix B: Sites Inventory and Methodology

Appendix C: Housing Constraints

Appendix D: Existing Programs Review

Appendix E: Public Participation Summaries

Appendix F: Affirmatively Furthering Fair Housing Assessment

Appendix G: Housing Resources

3 | County of Alameda

2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

Section | Introduction

LA Community Context

Alameda County was established in 1853 and is located in northern California, across the Bay
from San Francisco. Historically, the land on which the County is located has experienced many
iterations: from Native American tribal lands to Spanish and then Mexican ranches; then from
Californian farms, ranches, and orchards to the urban Bay Area cities (including Oakland, the
County Seat) and suburbs that exist today.” Much of what is now an intensely urban region was
initially developed as a trolley car suburb of San Francisco in the late 19th and early 20th
centuries.

Unincorporated Alameda County includes six Census Designated Places: Ashland, Castro Valley,
Cherryland, Fairview, San Lorenzo, and Sunol. Unincorporated Alameda County also includes
other communities located in the foothills of the Coastal Range and in the eastern part of the
County. Unincorporated Alameda County prides itself on its growing, diverse population of almost
150,000 people and its wealth of natural resources.

I.B Housing Element Purpose

The State of California has stated that the availability of decent and suitable housing for every
California family is “a priority of the highest order” (California Government Code §54220). This
objective has become increasingly urgent in recent years as communities across the State,
including Alameda County, struggle to meet the housing needs of all their residents. State
Housing Element Law, established in 1969, recognizes the vital role local governments play in
the supply and affordability of housing and requires all cities and counties in California to establish
a long-range plan to meet their fair share of regional housing needs. Cities and counties are
charged with planning for the welfare of their citizens, including ensuring that the existing and
projected demands for housing are adequately met.

" For an in-depth review of the history of housing in Alameda County, see Section F.6 in Appendix F.
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High housing costs — and related housing instability issues — increase health care
costs (for individuals and the State), decrease educational outcomes (affecting
individuals, as well as the State’s productivity), and make it difficult for California
businesses to attract and retain employees.

— State of California 2025 Statewide Housing Assessment

The Housing Element is the primary tool used by the State to ensure local governments are
appropriately planning for and accommodating enough housing across all income levels. This
Housing Element covers the planning period 2023-2031. The Housing Element is a mandatory
part of a jurisdiction’s General Plan, but differs from other General Plan elements in two key
aspects. The Housing Element must be updated every eight years for jurisdictions within a
metropolitan planning organization (MPO) that is on a four-year regional transportation plan (RTP)
cycle, such as the Association of Bay Area Governments (ABAG). The Housing Element must
also be reviewed and approved (i.e., certified) by the California Department of Housing and
Community Development (HCD) to ensure compliance with statutory requirements. Certification
also ensures that the County remains eligible for various State and federal funding sources.

In practical terms, the Housing Element provides the County with an opportunity to assess its
housing needs and to develop policies and actions that effectively respond to those needs.
Amongst other groups, the Housing Element affects teachers in our schools, employees in our
local businesses, older residents on fixed incomes, parents and their adult children who want to
remain in or return to Alameda County, and young persons wishing to live in the community.
Ultimately, the supply and cost of housing affect the entire Bay Area economy and people’s quality
of life in the region.

At the time of publication, the COVID-19 crisis has impacted the Bay Area in significant ways.
The pandemic has made the issue of housing security even more acute as residents face job loss,
housing cost pressures, and disparate health impacts from the pandemic. This Housing Element
has had to respond to these conditions by transitioning the public outreach process to reflect the
limitations brought on by COVID-19. These actions are detailed in this report.

I.C Organization of the Housing Element
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Per California Government Code §65580-65589, a housing element must consist of the following
components:

o Existing Programs Review: An evaluation of the results of the goals,
policies, and programs adopted in the previous Housing Element that .
compares projected outcomes with actual achieved results. I:l.l:l

o Housing Needs Assessment: An analysis of the existing and projected
housing needs of the community. It provides a profile of socio-demographic
information, such as population characteristics, household information,
housing stock, tenure, and housing affordability. The assessment also N
considers local special housing needs, such as seniors, farmworkers,
homeless, large households, and female-headed households.

o Sites inventory and Methodology: An inventory listing adequate sites that
are suitably zoned and available within the planning period to meet the
County’s fair share of regional housing needs across all income levels.

£
o Housing Resources: An identification of resources to support the ﬁ

development, preservation, and rehabilitation of housing.

e Housing Constraints: An assessment of impediments to housing
production across all income levels covering both governmental (e.g.,
zoning, fees, etc.) and nongovernmental (e.g., market, environmental, etc.)
constraints.

o Affirmatively Furthering Fair Housing Assessment: AB 686 requires

cities and counties to take deliberate actions to foster inclusive communities, -$
advance fair and equal housing choice, and address racial and economic , e
disparities through local policies and programs. The goal of AB 686 is to //
achieve better economic and health outcomes for all Californians through //

equitable housing policies. The assessment of affirmatively furthering fair
housing documents compliance with AB 686.

2023-2031 Housing Element County of Alameda | 6
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¢ Goals, Policies, and Programs: This Section provides a statement of
the community’s goals, quantified objectives, and policies to maintain,
preserve, improve, and develop housing, as well as a schedule of
implementable actions to be taken during the planning period to achieve
the goals, objectives, and policies. Quantified objectives for new construction,
rehabilitation, and conserved units by income category (i.e., very low, low, moderate, and
above moderate) are included to make sure that both the existing and the projected
housing needs are met, consistent with the County’s share of the Regional Housing Needs
Allocation (RHNA).

This Section | provides an overview to the Housing Element and relevant regulation. Section Il
provides a summary of the projected housing need. Section Ill summarizes the adequacy of
housing sites and housing resources with reference to relevant appendices. Section IV contains
goals, policies, and actions related to housing in Alameda County. The comprehensive research
and analysis supporting the development of Section IV, are compiled in appendices to this
Housing Element. These appendices contain the full set of information used to inform the County’s
goals, policies, and programs:

e Appendix A: Housing Needs Assessment

¢ Appendix B: Sites Inventory and Methodology

e Appendix C: Housing Constraints

o Appendix D: Existing Programs Review

e Appendix E: Public Participation Summaries

e Appendix F: Affirmatively Furthering Fair Housing Assessment

e Appendix G: Housing Resources

I.D Data Sources and Methods

This Housing Element was updated in accordance with California Department of Housing and
Community Development (HCD) guidelines for the 6th Housing Element Cycle, incorporating
additional considerations required under new State housing-related legislation. Specific
documents are referenced throughout the Housing Element, including but not limited to the Eden
Area General Plan, Castro Valley General Plan, and East County Area Plan and Alameda County
Municipal Code. The analyses and findings in this document relied on data compiled from various
sources, including:

e US Census Bureau (American Community Survey, Longitudinal Employer-Household
Dynamics)

7 | County of Alameda 2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

e California Department of Housing and Community Development (HCD)
e California Department of Finance (DOF)

o US Department of Housing and Urban Development (HUD)

e Consumer Financial Protection Bureau (CFPB)

e Association of Bay Area Governments (ABAG) pre-certified data

This document was also informed by information provided by residents, housing developers and
service providers, local institutions, County staff, and County officials.

I.LE Summary of Public Participation

Public participation is crucial in shaping Alameda County’s housing strategy. Understanding the
needs of the community enables the development of housing strategies that are most appropriate
and effective. Public outreach also allows the County to identify concerns unique to certain
interest groups and service providers that may not have been initially apparent. As part of the
development of this Housing Element, the County’s public participation program included... For
detailed public outreach summaries, please see Appendix E.

[This Section will be updated as public participation is ongoing.]

Website
The County’s website hosted a dedicated Housing Element Update webpage
(https://www.acgov.org/cda/planning/housing-element/housing-element.htm) to provide

information on the Housing Element update process and timeline, resources (e.g., reference
material, draft documents, etc.), meeting notices and materials, and County contact information.
Any person could sign up to receive email notifications about upcoming meetings and availability
of information.

Public Outreach and Events, including Affirmatively Furthering Fair Housing
(AFFH)-Targeted Outreach

Online Office Hours

From November 2022 to January 2023, County staff held online office hours to discuss Housing
Element questions with a variety of groups.

Ashland Cherryland Healthy Community Collaborative

County staff presented information regarding the Housing Element at the November and
December 2022 meetings of the Ashland Cherryland Healthy Community Collaborative (ACHCC)
as a means of (1) educating attendees about why the County was going through the Housing
Element process, (2) inviting attendees to further discuss their organizations’ needs in relation to
housing, and (3) advertising open surveys.
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Interviews
County staff reached out to the following organizations to discuss the Housing Element and met
with all except for the Eden Community Land Trust and Community Resources for Independent
Living:

o Eden Community Land Trust

e East Bay Housing Organizations (EBHO)

e The Supportive Housing Community Land Alliance (SHCLA)

o REACH Ashland Youth Center

e Resources for Community Development (RCD)

e My Eden Voice (MEV)

e DSAL

o Community Resources for Independent Living

o Alameda County Probation

Public Workshop

On February 9, 2023, the County hosted a workshop for property owners of sites in the sites
inventory to explain what the Housing Element is and why their properties were included in the
inventory. Workshop attendees were also encouraged to participate in the Housing Element
survey, share their housing story, and to sign up for emails on the project website.

Online Survey and Housing Story

The County provided an online survey to residents that included 12 questions and was available
in English and Spanish. In addition, to add personal context to the history of fair housing in
Alameda County (described in more detail in Appendix F) the County solicited resident feedback
by asking residents to share their written housing stories.

Municipal Advisory Council Meetings

County staff presented to the Fairview, Eden Area, and Castro Valley Municipal Advisory Councils
(MACs), the Sunol Citizens’ Advisory Council (Sunol CAC), and the Agricultural Advisory
Committee (AAC) to both inform members and to solicit feedback from members and the public
on the Housing Element. Initial presentations were made by staff at meetings held from July to
October 2022. Additional meetings also took place as follows:

e Fairview MAC — February 7, 2023

e Eden Area MAC — February 14, 2023

e Castro Valley MAC — February 27, 2023

e Agricultural Advisory Committee — May 23, 2023

Attendees were encouraged to participate in the Housing Element survey, share their housing
story, and to sign up for emails on the project website.

Planning Commission
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County staff presented updates on the status of the Housing Element to the Planning Commission
on December 5, 2022 and February 21, 2023. The intent of the meetings was to provide
opportunities for Planning Commission and public input and discussion for incorporation into the
draft Housing Element. Attendees were also encouraged to participate in the Housing Element
survey, share their housing story, and to sign up for emails on the project website.

Board Unincorporated Services Committee

County staff presented updates on the status of the Housing Element to the Unincorporated
Services Committee on July 27, 2022 and February 22, 2023. The intent of the meetings was to
provide opportunities for Unincorporated Services Committee and public input and discussion for
incorporation into the draft Housing Element. Attendees were also encouraged to participate in
the Housing Element survey, share their housing story, and to sign up for emails on the project
website.

Board of Supervisors

[This Section will be updated as public participation is ongoing.]

Summary of Public Comments

A summary of key themes from public comments is presented below. Please see Appendix E for
comprehensive summaries regarding the above community engagement events.

[This Section will be updated as public participation is ongoing.]

Integration of Comments into the Housing Element

The comments provided have been incorporated and addressed in the updated Housing Element,
specifically through the Housing Needs Assessment (Appendix A), the Sites Inventory and
Methodology (Appendix B), Affirmatively Furthering Fair Housing (Appendix F), and through
programs. Additionally, the County expanded outreach efforts to directly target underrepresented
populations and populations disproportionately impacted by fair housing issues based on
comments received early in the process. Various programs that address comments include the
following:

[This Section will be updated as public participation is ongoing.]

I.LF Consistency with Other General Plan Elements

The Housing Element is one of the elements of the County’s General Plan, which in fact comprises
three long-range planning documents that provide guidance for future development in Alameda
County: the Eden Area General Plan, Castro Valley General Plan, and East County Area Plan.
For the General Plan to provide effective guidance on land use issues, the goals, policies, and
programs of each element must be internally consistent with other elements. This Housing
Element builds upon the existing General Plan and is consistent with its goals and policies.
Various Housing Element programs require Zoning Code amendments, and some will require
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amendments to the General Plan for consistency. As those Housing Element programs are
implemented, the General Plan will be amended concurrently to ensure consistency across
planning documents. In the event an element of the General Plan is amended, the County will
consider the impacts of the amendment on the other elements to maintain consistency across all
documents.

.G Other Statutory Requirements

Water and Sewer Priority

Government Code §65589.7 requires each public agency or private entity providing water or
sewer services to grant a priority for the provision of these services to proposed developments
that include lower income housing units. In Alameda County, water service is provided by East
Bay Municipal Utilities District and Zone 7 Water Agency, while sewer services are provided by
Castro Valley Sanitary District, the Cities of San Leandro and Hayward, and the Union and Oro
Loma Sanitary Districts. A discussion of water and sewer infrastructure and availability is included
in Appendix C (Housing Constraints), Section C.4.2. The County has not denied, applied
conditions, or reduced the amount of sewer service for a development that includes housing
affordable to lower-income households consistent with State law. As part of this Housing Element,
the County will adopt written policies and procedures that grant a priority for sewer hook-ups and
service to developments that help meet Alameda County’s share of the regional need for lower-
income housing (see Program 2.J).

Government Code §65589.7 also requires adopted housing elements to be immediately delivered
to all public agencies or private entities that provide water or sewer services for municipal and
industrial uses, including residential. The County will provide the adopted Housing Element to the
East Bay Municipal Utilities District (EBMUD), Zone 7 Water Agency, Castro Valley Sanitary
District, the Cities of San Leandro and Hayward, and the Union and Oro Loma Sanitary Districts.

Section i Projected Housing Need

ILA Introduction/Overview of ABAG Methodology

State Housing Element law (Government Code §65580 et. seq.) requires regional councils of
governments to identify for each member jurisdiction its "fair share allocation" of the Regional
Housing Needs Assessment provided by the California Department of Housing and Community
Development (HCD). In turn, each city and county must demonstrate the capacity to
accommodate their local share of regional housing needs in the community’s housing element.
Each jurisdiction’s responsibility for meeting the overall regional housing need is established as
a Regional Housing Needs Allocation (RHNA).

The Association of Bay Area Governments (ABAG), the council of governments with jurisdiction
over Alameda County’s RHNA, adopted its final 6" Cycle RHNA allocation methodology in
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December 2021. ABAG considered several factors in preparing the methodology, which weighed
both projected and existing need. Projected need was informed by the target vacancy rate, the
rate of overcrowding, and the share of cost-burdened households, future vacancy need, and
replacement need, while existing need considered transit accessibility and job accessibility. The
distribution of the RHNA across the four income categories factored in a social equity adjustment,
which allocated a lower proportion of lower-income RHNA to jurisdictions that already had a high
concentration of such households in comparison to the County, as well as the goal to Affirmatively
Further Fair Housing (AFFH), which adjusted the distribution of RHNA in jurisdictions considered
either very low or very high resource areas. Since Unincorporated Alameda County has a
relatively more racially diverse population and lower relative household incomes, the equity
adjustment reduced Unincorporated Alameda County’s RHNA by 47 units (30 very low-income
units and 17 low-income units). Please see Table II-2: 6" Cycle RHNA for Unincorporated
Alameda County’s final RHNA numbers by income category.

I.B Alameda County Income Limits

The projected housing needs are broken down by income category based on definitions in the
California Health and Safety Code (§50079.5). HCD calculates “acutely low”, “extremely low”,
“very low”, “low”, “median”, “moderate”, and “above moderate” income limits, and publishes these
limits at the county level. Alameda County’s 2021 income limits for households of one to four
persons are shown in Table |I-1. See Appendix A, Table A-7, for a table listing income limits for

households of up to eight persons.

Table 11-1: Alameda County 2021 Income Limits

Number of Persons in Household 1 2 3 4

Extremely Low (0-30% of AMI) $28,800 $32,900 $37,000 $41,100
Very Low (30-50% of AMI) $47,950 $54,800 $61,650 $68,500
Low (50-80% of AMI) $76,750 $87,700 $98,650 $109,600
Median (80-120% of AMI) $87,900 $100,500 $113,050 $125,600
Moderate (120% of AMI) $105,500 $120,550 $135,650 $150,700

Source: Department of Housing and Community Development, 2021

2023-2031 Housing Element
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I.C Regional Housing Needs Allocation

The RHNA for Unincorporated Alameda County is shown in Table 1I-2. The County has a total
allocation of 4,711 units for the 2023 to 2031 planning period.

Table 1I-2: 6th Cycle RHNA

Unincorporate Alameda Alameda County ABAG
County
Income Number of Percent Number of | Percent Number of Percent
Units Units Units
Total 4,711 100% 88,997 100% 441,176 100%
Extremely Low and Very 1,251 27% 23,606 27% 114,442 26%
Low 721 15% 13,591 15% 65,892 15%
Moderate 763 16% 14,438 16% 72,712 17%
Above Moderate 1,976 42% 37,362 42% 188,130 42%

' “Extremely Low” included in “Very Low” Category, assumed to be 50% of the Very Low allocation.

Source: ABAG, LWC

The County is not responsible for the actual construction of these units (i.e., the County is not a
housing developer). The County is, however, responsible for creating a regulatory environment in
which developers are allowed and encouraged to build housing, including both market rate units
and below market rate units. The County creates this regulatory environment through General
Plan policies, zoning standards, County programs, and/or economic incentives to encourage the
construction of various types of units. The programs in Section IV (Housing Plan) are intended to
encourage the production of housing in the County.
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Section Il Housing Resources

I.A Introduction

There are a variety of resources available to support the County in the implementation of its
housing strategy, landowners and developers seeking to provide affordable housing, and
residents in need of housing assistance in Alameda County. This Section provides a summary of
land resources available to accommodate future housing in the County. The detailed housing
capacity analysis and methodology is contained in Appendix B. This Section also includes a list
of local, regional, State, and federal programs that provide financial and related assistance to
support the County in meeting its housing goals.

1.B Land Resources

A critical part of the Housing Element is the sites inventory, which identifies a list of sites that are
suitable for future residential development. State law mandates that each jurisdiction ensure
availability of an adequate number of sites that have appropriate zoning, development standards,
and infrastructure capacity to meet its fair share of regional housing need (i.e., RHNA) at all
income levels. The inventory is a tool that assists in determining if the jurisdiction has enough
land to meet its RHNA given its current regulatory framework.

Identification of Sites Suitable for Housing

The sites identified in the site inventory (Appendix B) are comprised of parcels
located in various areas and zones within Alameda County.

Each site has undergone an assessment to determine development potential
and residential unit capacity given existing zoning standards, potential capacity under new zoning
regulations, and development trends. For detailed information, please see Appendix B.

Summary of Adequate Sites

Tables IlI-1 and 1llI-2 summarize the County’s methods for satisfying its RHNA. Based on
accessory dwelling unit (ADU) projections, approved/entitled projects, and available land (i.e., 6"
Cycle sites), the County does not have enough capacity in any income categories to meets its
RHNA obligations. Therefore, the County proposes Program 1.A to rezone sufficient sites to
accommodate its RHNA at all income levels.

Assumptions and methodology for this determination and a detailed list of sites are included in
Appendix B.

2023-2031 Housing Element County of Alameda | 14
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Table lll-1: Residential Development Potential and RHNA — WITHOUT REZONING

Extremely Above
Moderate Moderate

RHNA See Very Low 1,251 721 763 1976 4,711
ADUs See Very Low 99 99 98 32 328
Entltled/Proposed Projects 0 0 187 27 522 736
(new net units)’
Sum of ADUs and
Entitled/Proposed Projects See Very Low 99 286 125 554 1,064
Remaining RHNA See Very Low 1,152 435 638 1,422 3,647
Site Inventory (new net units) See Very 358 311 640 1,309

Low/Low
Surplus / (Shortfall) See Very (1,229) (327) (782) (2,338)

P Low/Low ’ ’

1. Approved/Entitled Projects describe projects that are under review, have current preliminary applications, have
been approved, or are under construction.

Source: County of Alameda

Table Ill-2: Residential Development Potential and RHNA — WITH REZONING

Extremely Above
Low Low Moderate Moderate
RHNA See Very Low 1,251 721 763 1,976 4,711
ADUs See Very Low 99 99 98 32 328
Entitled/Proposed Projects
] 0 0 187 27 522 736
(new net units)’
Sum of ADUs and
Entitled/Proposed Projects See Very Low 99 286 125 554 1,064
Remaining RHNA See Very Low 1,152 435 638 1,422 3,647
. . See Very
Site Inventory (new net units) 358 311 640 1,309
Low/Low
Rezoning - 1,427 440 794 2,661
. See Very
Total Proposed Units 2,170 876 1,988 5,034
Low/Low
See Very
Surplus / (Shortfall) Low/Low 198 113 12 323
1. Approved/Entitled Projects describe projects that are under review, have current preliminary applications, have
been approved, or are under construction.
Source: County of Alameda
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l.c Analyzing Sites Through a Fair Housing Lens

Throughout California, amenities and access to opportunities are not always readily accessible
or attainable due to different social, economic, or cultural barriers in society. Because of this
imbalance, it is important to ensure that sites for housing, particularly lower-income units, are
distributed to improve access to amenities and opportunities, rather than concentrated in areas
of high segregation and poverty. To ensure this, the County assessed accessibility to jobs,
transportation, and good education and health services relative to the land resources, or housing
sites, identified in this Housing Element. Appendix F provides a more detailed fair housing
assessment to affirmatively further fair housing (AFFH). It compares the sites inventory to several
of these indicators to determine how the inventory affects fair housing conditions and access to
opportunity.

l.D Financial and Administrative Resources
Appendix G provides a list of financial, administrative, and other resources at the s
local, regional, state, and federal levels to help the County address its housing 'a"n'

needs. Availability of these resources is dependent on governmental priorities,
legislation, and continued funding, which may be subject to change at any time.

lLE Opportunities for Energy Conservation

The cost of energy can greatly impact housing affordability, as energy costs can constitute a
significant portion of total housing costs. High energy costs also particularly impact low-income
households that are less likely to have the ability to cover increased expenses. Please refer to
Appendix G to see a list energy conservation programs available at the local, regional, State, and
federal levels.
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Section IV Housing Plan

IV.A Goals, Policies, and Programs

The Housing Plan of the Housing Element serves as the County’s strategy for
addressing its housing needs. This Section describes the housing goals, policies,
and programs of the Housing Element for Alameda County.

Goals are aspirational purpose statements that indicate the County’s direction

and intent on housing-related needs. Each goal encompasses several policies,

which are statements that describe the County’s preferred course of action among a range of
other options. Each goal also includes programs, which provide actionable steps to implement
the County’s goals and to further the County’s progress towards meeting its housing allocation.
Some programs contain quantified objectives, which represent measurable outcomes that can be
used to benchmark the success of each program.

This Housing Element contains actions intended to significantly increase the amount and types
of housing for all income levels in Alameda County. These efforts are expected to be initiated
throughout the planning period, which is from January 31, 2023, to January 31, 2031. In
accordance with State law, the County will also evaluate the progress and effectiveness of
Housing Element programs on an annual basis. Together, these actions reflect the County’s
commitment to increasing affordable housing and improving existing housing conditions.

The following list of goals, policies, and programs includes a combination of strategies, including
a continuation of existing successful policies and programs as well as new policies and programs
to tackle emerging opportunities and constraints, address changes in State law, and provide
innovative approaches to accommodate the larger RHNA.

Goal 1: Accommodate a range of housing for persons of all income levels in
accordance with the County’s Regional Housing Needs Allocation (RHNA).

Policies

Policy 1.1: Utilize Public Land for Affordable Housing to Provide a Range of Housing

Consider all County-owned and other public lands for their suitability as housing sites and adopt
and support land use plans, disposition agreements and development programs to provide a
range of housing on appropriate sites.
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Policy 1.2: Maintain Sites Inventory

Maintain an inventory of land that is appropriately zoned for a mix of housing types, including
multi-family and single-family, rental and sale housing which is consistent with the demand for
these types of units and the County’s RHNA.

Policy 1.3: Annual Progress Reports

Provide timely reports on the status of housing development in the Unincorporated County to the
Planning Commission, Board of Supervisors and State HCD.

Policy 1.4: Revise Zoning to Increase Densities

Review underutilized potential residential development sites and revise zoning, as appropriate, to
increase densities while ensuring compatibility with surrounding uses.

Policy 1.5: Accessory Dwelling Units
Support the development of Accessory Dwelling Units.
Policy 1.6: Support Mixed-Use Residential and Commercial Development

Review and, as appropriate, revise or create zoning districts and regulations, and site
development and planned development district standards and guidelines to support appropriate
mixed-use residential/commercial development.

Policy 1.7: High-Density Residential Development in Transit Corridors

Identify areas adjacent to or in close proximity to transit and transportation corridors that are
appropriate for high-density residential development. Re-zone as appropriate to increase
densities.

Policy 1.8: Support Research for Data Collection

Encourage and support research to enable more rapid data collection and analysis in the field of
housing.

Programs

Program 1.A: Rezone Sites to Meet RHNA

Rezone sites to increase maximum allowable densities to accommodate the County’s
Regional Housing Needs Assessment (RHNA) of 4,711 units, as specified in Appendix B.
Consistent with SB 166 (No Net Loss) (Government Code §65863), monitor housing sites
to ensure adequate sites to accommodate the remaining unmet RHNA by each income
category are maintained at all times throughout the planning period (January 31, 2023 —
January 31, 2031).

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund
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Time Frame: Rezone sites January 2024. Maintain adequate sites throughout the
planning period (January 2023 - January 2031)

Quantified Objective: Rezone sites to accommodate RHNA of 4,711 units as described
in Appendix B.

Program 1.B: San Lorenzo Village Specific Plan Priority Development Area Grant

Apply for Priority Development Area (PDA) Grants to update the San Lorenzo Village Center
Specific Plan to (1) allow for increased density and the number of housing units in the Specific
Plan area, and (2) allow mixed-use to encourage commercial and residential uses in downtown
San Lorenzo. As part of this program, the County will remove the cap on residential development
within the SLVCSP to facilitate the construction of housing.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: Metropolitan Transportation Commission PDA Grant

Time Frame: February 2025.

Quantified Objective: Administer grant (received spring 2023)

Geographic Targeting: San Lorenzo Village Specific Plan

Program 1.C: Facilitate Housing at Bay Fair and Castro Valley BART Sites

Adopt zoning standards consistent with the Bay Area Rapid Transit (BART) Transit Oriented
Development (TOD) Place Type: Neighborhood/Town Center for AB 2923-eligible parcels within
a half-mile of the Bay Fair and Castro Valley BART stations. This includes requiring a minimum
of 75 dwelling units per acre, minimum five stories, minimum floor-to-area ratio (FAR) of 3.0, no
minimum parking, maximum 1.0 parking spaces per residential unit or lower, maximum 2.5
parking spaces per 1,000 square feet of office space or lower, allowing shared parking (neither
prohibited or required), and minimum one secure bike parking space per residential unit or higher.

Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame:

o Amend the Eden Area General Plan and Castro Valley General Plan,

respectively, for these sites and rezone the site to facilitate development of
below-market-rate housing by January 2024.

e Coordinate with BART and (for Bay Fair Station) San Leandro staff to develop
RFPs and enter into exclusive negotiating agreement with selected development
partners.

e At time of writing, Planning staff have requested a 2026 development date for
Bay Fair Station and a 2029 development date for Castro Valley Station
regarding BART’s next work plan.

Geographic Targeting: Bay Fair and Castro Valley BART Sites

19 | County of Alameda 2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

Program 1.M: Facilitating Sheriff’s Radio Facility Development

The Alameda County Sheriff Department will dispose of its radio dispatch site at 2000

150™ Ave, San Leandro (APN 080A015301200) in 2028 to promote the development of housing
at this site. In preparation for the disposition of this site, the County will amend the Castro Valley
General Plan for this site and rezone approximately 5.6 acres of the 7-acre site to facilitate
development of below-market-rate housing. In addition, the County will issue a request for
proposals for the identification of regulations, programs, infrastructure projects, feasibility, and
financing measures necessary to develop below-market-rate housing at the site. The County will
then enter into an exclusive negotiating agreement with development partners to build 301
lower-income units at the site. See Section B.3.2 in Appendix B for more information.

Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame

e Amend the Castro Valley General Plan for this site and rezone the site to
facilitate development of below-market-rate housing by January 2024.

e Coordinate with Alameda County General Services Agency to develop an
RFP and enter into exclusive negotiating agreement with selected
development partners by December 2026.

e Issue building permits by December 2028.

Quantified Objective: Designate this site in the Castro Valley General Plan or prepare
a new specific plan for this site to accommodate at least 301 lower-income units.

Geographic Targeting: Sheriff's Radio Site.

Program 1.E: Web Based Zoning and Planning Information

Continue to update the Public Access Map to provide a centralized, accessible, web-based
information service for each parcel in Unincorporated Alameda County to reflect planning and
zoning updates.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Ongoing

Program 1.F: Online Permitting and Streamlining

Continue to accept building and land use permit applications online via Maintstar system to
streamline the permitting process for housing projects.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Ongoing
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Quantified Objective: Launch specific permit types on Maintstar by August 2024.

Program 1.G: Lower-Income Sites Modifications to Address Shortfall

Because the standards are not in place to accommodate the RHNA obligation at the time of
Housing Element adoption, the County has a shortfall of sites. Consistent with California
Government Code Section 65583.2(h) and (i), sites identified in the sites inventory for lower-
income units will also be modified to:

1. Allow owner-occupied and rental multi-family use by-right for developments in
which 20 percent or more of the units are affordable to lower-income households;

2. Accommodate a minimum of 16 units per site;

3. Establish a minimum density of 20 units per acre; and

4. Require residential use occupancy of at least 50 percent of the total floor area of

any mixed-use project on these sites.
Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame: Amend the Zoning Ordinance as described above by January 2024.
Geographic Targeting: Lower-income units in the sites inventory.

Program 1.H: General Plan Consistency

To ensure consistency between the County’s Eden Area General Plan, Castro Valley General
Plan, and East County Area Plan and the Zoning Ordinance, the County will amend the Eden
Area General Plan, Castro Valley General Plan, and East County Area Plan to allow the uses and
densities as proposed under the Housing Element in Programs 1.A, as specified.

Objective: Maintain consistency in County regulatory and policy documents.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Amend the Zoning Ordinance as described above by January 2024.

Program 1.1: Monitor and Facilitate Pipeline Housing Projects

Monitor progress of the entitled or proposed (i.e., pipeline) projects identified in Table B-4 of
Appendix B: Sites Inventory & Methodology and coordinate with applicants to facilitate remaining
approvals and permits to ensure completion of these projects within the planning period (by
January 31, 2031). If a pipeline project is not approved, the County will ensure adequate capacity
for the remaining RHNA is provided through monitoring of no net loss during annual reporting and
rezone if necessary to comply with State law (see Program 1.J).

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund
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Time Frame: Annual review and assessment of no net loss by April 1; if rezoning action
is necessary to comply with no net loss, the County will take rezoning action within the
time period specified in State law.

Quantified Objective: 736 units as described in Appendix B.

Geographic Targeting: Entitled or proposed (i.e., pipeline) projects identified in Table B-
4 of Appendix B

Program 1.J: Rezone 5™ Cycle Lower-Income Housing Sites

Under AB 1397, certain rezoning requirements apply if a lower income housing site identified in
the sites inventory (Appendix B) was identified as a housing site (for any income level) in a
previous housing element’s site inventory. The following vacant and nonvacant lower income sites
are subject to the rezoning requirements:

Vacant lower income sites that have been included in at least two consecutive housing
element sites inventories.

Nonvacant lower income sites that have been included in a prior housing element sites
inventory.

The County will make necessary zoning amendments to allow development by right pursuant to
Government Code §65583.2(i) when 20 percent or more of the units are affordable to lower
income households on sites identified in Table IV-1. These identified sites meet the density
requirements for lower-income households and allow at least 30 units per acre.

Table IV-1: Previous Housing Element Cycle Sites to be Rezoned

Lower Income

A Parcel Si
feress arcel Size (ac) Units Capacity
Dermody Ave San
Leandro 94578 80D-563-17 0.88 RS-D15 21
Wagner St San
Lorenzo 94580 80D-565-29 1.99 RS-D15 47
Wagner St San
Lorenzo 94580 80D-565-30 1.17 RS-D15 28
Wagner St San
Lorenzo 94580 80D-568-30 1.57 RS-D15 38
Wagner St San
Lorenzo 94580 80D-568-31 1.60 RS-D15 37
Wilbeam Ave Castro
Valley 94546 84A-60-14-2 0.75 CVCBD-CVBD-S08 15
'All of the parcels in Table IV-1 are mixed-income rezone sites that are BART parking lots subject to
Program 1.C.
Source: Alameda County, LWC

Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame: Amend the Zoning Ordinance as described above by January 2024.
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Geographic Targeting: Lower-income 5" cycle BART sites

Program 1.K: ADU Ordinance Compliance

Revise the County’s ADU ordinance for compliance with State law to address any issues that the
California Department of Housing and Community Development (HCD) raises upon review of the
County’s ordinance. The County anticipates that HCD will be providing comments to the County
on its current ordinance.

Objective: Encourage the creation of accessory dwelling units by adopting an ordinance

that is compliant with State law.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Amend the Zoning Ordinance as described above by January 2024.

Quantified Objective: Permit 328 ADUs throughout the planning period.

Program 1.L: Update Castro Valley Business District Specific Plan

Update the Castro Valley Business District Specific Plan to allow for additional multi-family and
mixed-use residential opportunities.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: July 2025.

Geographic Targeting: Castro Valley Business District Specific Plan

Program 1.M: Senate Bill 9 Compliance

Senate Bill (SB) 9, adopted in 2021, requires proposed housing developments containing no more
than two residential units within a single-family residential zone to be considered ministerially,
without discretionary review or hearing, if the proposed housing development meets certain
criteria. SB 9 also requires local agencies to ministerially approve a parcel map for an urban lot
split subject to certain criteria. The County will adopt an ordinance to allow up to four housing
units in single-family zones consistent with SB 9 (in the case of a qualifying “urban lot split”),
including allowing missing middle housing typologies.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Amend the Zoning Ordinance as described above by July 2025.

Geographic Targeting: Single-family zones.

Program 1.N: Allow Religious Institution-Affiliated Housing

Amend the Zoning Ordinance to allow religious institution-affiliated housing development projects
by right as accessory to permitted religious institution uses, consistent with Assembly Bills 1851

23 | County of Alameda 2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

and 2244. The California legislature passed AB 1851 in 2020 and AB 2244 in 2022, which
encourage the use of religious facility sites (including parking lots) for housing developments and
prohibit jurisdictions from requiring replacement parking when used for qualified development.
State law defines “religious institution affiliated housing” as housing that is on religious institution
property and is eligible for a State density bonus, meaning it has elements of affordability.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund.

Time Frame: January 2026.

Geographic Targeting: Religious institution sites.

Goal 2: Ensure a wide range of housing types to accommodate the housing needs
of moderate- and lower-income residents and households.

Policies

Policy 2.1: Countywide Affordable Housing Assistance

Use existing and develop new methods of providing economic assistance for the provision of
affordable housing for persons residing in the County.

Policy 2.2: Affordable Housing Trust Fund Program

Identify key projects to support with the Affordable Housing Trust Fund Program (funded from
Residual Tax Increment / former Redevelopment Funding “Boomerang”).

Policy 2.3: Incentives for Affordable Housing Development

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

Policy 2.4: State and Federal Housing Program Participation

Leverage State and Federal housing programs to advance the production and sustainability of
new affordable housing units.

Policy 2.5: Local Funding Resources

Research and develop and promote local funding mechanisms to finance affordable housing
development such as boomerang funds.

Policy 2.6: Community Reinvestment Act

Continue to support the Community Reinvestment Act to encourage financial institutions to
provide loans in high-risk areas and for affordable housing developments.
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Policy 2.7: Assist Housing Developers in Identifying Sites for Affordable Housing
Development

Assist housing developers in identifying and consolidating suitable sites for the development of
housing affordable to a wide range of households.

Policy 2.8: State Funding Resources

Pursue State funding sources, such as tax-exempt bond and low-income tax credit allocations, to
ensure that the County receives its fair share of statewide funding. Coordinate with developers
and other partners to maximize the competitiveness of County supported affordable housing
project applications.

Policy 2.9: Support Legislation for Affordable Housing

Sponsor and support legislation to provide and expand funding for affordable housing; including
a replacement for tax increment funding (former redevelopment set aside funding), continued
support for federal tax incentive programs like Low Income Housing Tax Credits, Mortgage Credit
Certificates, and tax-exempt financing, as well as new programs that may be proposed.

Policy 2.10: Coordination with Water and Sewer Providers

Coordinate planning efforts with local water and sewer providers, particularly for lower-income
housing developments.

Policy 2.11: Monitor Retention of Existing Federally Subsidized Housing

Monitor and encourage Federal and State efforts to ensure retention of existing federally
subsidized housing stock.

Policy 2.12: Evaluate Feasibility of Local Resource Allocation

Evaluate the feasibility of allocating local resources to preserve existing affordable housing units
and prevent the displacement of low- and moderate- income households.

Policy 2.13: Research Impacts of Public and Private Projects

Evaluate potential impacts of public and private projects on the existing housing supply. Restrict
development or require that adequate replacement housing be provided when projects will result
in substantial losses of low and moderate cost housing units.

Policy 2.14: Maintain System for Tracking Affordable Housing

Continue to maintain a system for keeping track of all subsidized low and moderate-income units.
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Programs

Program 2.A: Density Bonus

Consistent with AB 2345, amend the Zoning Ordinance to increase the density bonus from 35
percent to 50 percent for qualifying projects and ensure the density bonus ordinance complies
with State law.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: January 2025.

Program 2.B: Small Lot Consolidation

Modify Density Variable (DV District) incentives to promote lot consolidation to facilitate housing
development for lower-income units on sites greater than 0.5 acres but smaller than 10 acres.
Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame: Ongoing.
Geographic Targeting: Parcels zoned RS-DV in Cherryland, Hayward Acres, and San
Lorenzo.

Program 2.C: ADU One-Stop-Shop

Continue to partner with Hello Housing to operate the ADU one-stop-shop. Hello Housing
provides free feasibility and project management support for residents of Unincorporated
Alameda County. This includes property evaluations and guidance in locating professionals and
navigating the permitting process.

Responsible Party: Community Development Agency (CDA) - Housing and Community

Development

Funding Source: General Fund

Time Frame: Ongoing.

Program 2.D: Park Fee Waiver

Continue to waive the park fee for affordable housing projects to support their financial feasibility.
Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame: Ongoing.

Program 2.E: AC Boost First Time Homebuyer Down Payment Assistance

Continue to provide shared appreciation loans of up to $210,000 to first-time homebuyers who
live, work in, or have been displaced from Alameda County. Provide other resources and
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periodically update the County website as new information and programs become available for
first-time homebuyers. The website includes links to both state and federal homeownership
resources, as well as information on predatory lending and financial literacy. Measure A-1 funding
served 157 first-time homebuyers Countywide as of 2023. This program is administered by the
non-profit organization Hello Housing, on behalf of Alameda County Housing & Community
Development Department.

Responsible Party: Community Development Agency (CDA) - Housing and Community

Development, Hello Housing

Funding Source: Measure A-1.

Time Frame: Ongoing.

Quantified Objective: Serve 5 first-time homebuyers during the planning period.

Program 2.F: Affordable Housing Trust Fund “Boomerang” Program

Continue to use the Boomerang Fund to provide services throughout the planning period. The
Boomerang Fund provides approximately $5 million annually to develop and implement housing
policies to support low-income households and homeless persons. Services provided include a
the AC affordable housing web portal, AC housing secure tenant legal support, a downtown
streets team, tiny homes, expanded winter shelters, a safe parking program, and a navigation
center. The County will continue to use the Boomerang Fund to provide these services throughout
the planning period.

Responsible Party: CDA - Housing and Community Development
Funding Source: General Fund
Time Frame: Ongoing.

Program 2.G: Measure A-1 Funding

Continue to support the use Measure A-1 funds to support household rehabilitation/preservation,
the construction of rental units serving people with specific housing needs, homebuyers with down
payments, and programs and services for people experiencing homelessness. Measure A-1 funds
have added 3,054 affordable units to the County pipeline, as part of the 3,800 rental unit goal
throughout Alameda County. County-wide, as of 2023, 83 families have received home
preservations help (through the program RenewAC) and 157 households have received down
payment assistance (through the program AC Boost).

Responsible Party: CDA - Housing and Community Development
Funding Source: Measure A-1.
Time Frame: Ongoing.
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Program 2.H: Provide Sewer Priority for Lower-Income Housing

The County will adopt written policies and procedures that give priority for sewer hook-ups and
service to lower-income housing developments. The County will also increase coordination with
utility companies regarding projects in the development pipeline to adequately plan for utilities
early in the development process.

Responsible Parties: Community Development Agency (CDA) — Planning, Public Works

Agency

Funding Source: General Fund

Time Frame: January 2025.

Quantified Objective: Meet biannually in June and December with Ora Loma Sanitation

District, Castro Valley Sanitation District, EBMUD, Zone 7, PG&E, and Public Works to

inform them of projects that require utility services to facilitate housing development.

Program 2.I: Community Development Block Grant (CDBG) and HOME Funding

Continue to participate in the CDBG, HOME and related programs. CDBG funds may be used to
provide a suitable living environment by expanding economic opportunities and providing decent
housing to low-income households. Eligible uses of HOME funds include tenant-based rental
assistance; housing rehabilitation; assistance to homebuyers; and new construction of rental
housing. HOME funding may also be used for site acquisition, site improvements, demolition,
relocation, and other necessary and reasonable activities related to the development of non-
luxury housing.

Responsible Party: CDA - Housing and Community Development
Funding Source: CDBG, HOME funding.
Time Frame: Ongoing

Program 2.J: ADUs with Multi-Family Developments

Encourage the construction of ADUs as part of multi-family housing developments.
Responsible Party: Community Development Agency (CDA) - Planning
Funding Source: General Fund
Time Frame: July 2026.

Program 2.K: Preserve At-Risk Housing

Continue to preserve the affordability of housing at-risk of conversion to market rate by various
means:
¢ Maintain a database of subsidized housing units in order to monitor the status of units at
risk of conversion;
e Pursue funding from private, State and Federal programs to assist in preserving at risk
housing;
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¢ Provide assistance via the Section 8 Housing Choice Voucher Program to households
displaced due to the expiration of affordability restrictions;

e Discuss preservation options with at-risk project owners;

¢ Contact nonprofit housing developers to collaborate on projects that preserve units at risk;

e Provide financial assistance to nonprofit housing developers to either acquire or
rehabilitate units at risk of conversion;

o FEvaluate the feasibility of allocating other local resources to preserve existing affordable
housing units and prevent the displacement of low- and moderate- income households.

o Ensure that property owners comply with State laws requiring them to notify tenants one
year in advance of their intent to terminate their subsidy contract or affordability covenants;
and

¢ Provide technical assistance to tenants to access other affordable housing resources.

Also see Section A.5.4 of Appendix A for more information regarding at-risk housing.

Responsible Party: Community Development Agency — Housing and Community
Development and Housing Authority of the County of Alameda

Funding Source: General Fund, Housing and Urban Development, HOME, and Section
8

Time Frame: Ongoing.

Quantified Objective: Preserve 128 at-risk units as identified in Table A-24 of Appendix
A that are at moderate and high risk of conversion in the next 10 years.

Geographic Targeting: At-risk households throughout Unincorporated Alameda County,
including renter and senior households, but especially those housing development
identified in Table A-24 of Appendix A that are at-risk of conversion in the next 10 years.

Program 2.L: Protect Existing Affordable Housing Units

Study the legal and programmatic feasibility of amending the Zoning Code to limit the
redevelopment of existing affordable housing projects to other uses and to require that adequate
replacement housing be provided when projects will result in substantial losses of low- and
moderate-income housing units.

Responsible Party: Community Development Agency - Planning
Funding Source: General Fund.

Time Frame: January 2026.

Goal 3: Mitigate constraints to housing development and affordability.
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Policies

Policy 3.1: Identify Constraints

Review ordinances and requirements that may unnecessarily increase the cost of housing or
impede implementation of the Housing Element.

Policy 3.2: Clear Objective Development Standards and Approval Procedures

Maintain and administer clear development standards, and approval procedures for residential
development.

Policy 3.3: California Environmental Quality Act

Seek strategies to streamline or expedite the environmental review process required under the
California Environmental Quality Act (CEQA).

Policy 3.4: Intergovernmental Coordination

Promote intergovernmental coordination in review and approval of residential development
proposals when more than one governmental agency has jurisdiction.

Policy 3.5: State-Level Affordable Housing Policies
Pursue policy changes at the State level to remove barriers to the production of affordable housing.
Policy 3.6: Modular and Mobile Homes

Enforce provisions of the County Zoning Ordinance and the County Building Code which permit
the placement of pre-1976 modular homes and mobile homes on a permanent foundation to be
located on any site on which a conventional dwelling unit is permitted.

Policy 3.7: Height Limit Modification

Increase the height limit to be consistent with BART TOD in transit-oriented mixed-use
development districts and high-density residential districts to ensure that multi-family housing can
be effectively built. Allow exceptions to this maximum through the use of Conditional Use Permits.

Policy 3.8: State and Regional Housing Designations

Pursue program and policy changes to successfully qualify for programs like the HCD Pro-
Housing Designation or comply with policies such as the MTC Transit-Oriented Communities
Policy to increase access to funding for housing.

Programs

Program 3.A: Streamline Parking Requirements

Incorporate parking rates established by the Residential Design Standards and Guidelines
(adopted in 2014) into the Zoning Code for all base zoning districts and Specific Plans to remove
unnecessary costs to housing projects. See Appendix C for more information.
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Responsible Party: Community Development Agency - Planning
Funding Source: General Fund
Time Frame: January 2025.

Program 3.B: Planning Commission Streamlining Subcommittee

In 2022, the Planning Commission created a Permit Streamlining subcommittee tasked with
looking at various regulations that are considered hinderances to development projects. A
subcommittee of three Planning Commissioners developed the following list of items they believe,
if implemented, would streamline development projects. Below is a summary of the items, subject
to review at the community level.
1. Site Development Review (SDR)
a. Recommendation: Only require an SDR when a project does not comply with the
General Plan, Specific Plan, Design Guidelines.

i. Expedited approval of projects that comply with standards.
i. Greater reliance on approved Plans, Standards, Guidelines and
Ordinances.
iii. More efficient use of staff time.
iv. Shows Alameda County is taking proactive steps to address the housing
crisis.

2. Lot size consistency
a. Recommendation: Eliminate Lot Size Consistency and defer to zoning for
minimum lot sizes.

i. Resolve the “lot size consistency” during the pre-application meeting. This
is too important an issue to be left to the formal review phase. Provide
guidelines and examples to applicant on how to prepare a lot size
consistency analysis for the County’s review and approval during the pre-
application meeting phase.

3. Private Streets
a. Recommendation: Require Public Streets when a project has greater than a
certain number of parcels.

i. Private roads may be allowed by Public Works Agency when a public street
requirement would have a detrimental effect on the development yield.

These changes proposed by the Planning Commission Permit Streamlining Subcommittee can
be implemented programmatically within the Housing Element document. It is expected that these
recommendations would be discussed at the community level at the various advisory bodies, to
determine final language and approaches to implementation.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund

Time Frame: Intermittent meeting schedule; complete task by 2025

Quantified Objective: Bring recommendations to the public by August 2024.
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Program 3.C: Allow Residential Care Facilities and Community Care Facilities Consistent
with State Law

Amend the Zoning Code to permit residential care facilities and community care facilities in the A,
R-1, and SD zoning districts to be compliant with State law. Additionally, all Specific Plans should
be revised to ensure compliance with State law, referring back to the Zoning Ordinance where
appropriate.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund.

Time Frame: January 2026.

Quantified Objective: Permit one residential care facility and community care facility with
the goal of providing facility capacity for 10 persons during the planning period.

Program 3.D: SB 35 Processing and Permit Streamlining

California Senate Bill 35 (SB 35) (Government Code Section 65913.41) became effective January
1, 2018. The intent of SB 35 is to expedite and facilitate construction of affordable housing. SB
35 requires cities and counties that have not made sufficient progress toward meeting their
affordable housing to streamline the review and approval of certain qualifying affordable housing
projects through a ministerial process. The County complies with the requirements of SB 35 as
part of project review as projects are proposed. The County will adopt local procedures consistent
with SB 35 to ensure continued compliance and to facilitate the review process.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund.

Time Frame: January 2026.

Quantified Objective: Create an SB 35-specific process within Maintstar by January
2026.

Program 3.E: Objective Design Standards
California state laws, including SB 35 (2017), SB 330 (2019), and SB 8 (2021) require housing
development projects to be reviewed against objective design standards. Staff will develop and
propose for adoption

Responsible Party: Community Development Agency — Planning,

Funding Source: General Fund

Time Frame: December 2024

Goal 4: Create housing opportunities for people with special needs.
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Policies

Policy 4.1: Special Needs Housing Development

Facilitate housing development for special needs households, including seniors, farmworkers,
persons with disabilities and the homeless through unit set-asides in County supported projects
and programs.

Policy 4.2: Emergency Shelters

Continue to allow emergency shelters without a conditional use permit or other discretionary
permit in the R-4 Zone subject to appropriate development standards pursuant to Government
Code Sec. 65583.a.4.

Policy 4.3: Accessible Design

Encourage the use of “accessible design” existing residential units, and ensure that new units
comply with accessibility standards subject to applicable ordinances.

Policy 4.4: Permanent Supportive Housing Development

Support and encourage the development of permanent supportive housing including affordable
housing opportunities for households with incomes less than 30% of area median income (AMI).

Policy 4.5: Accessibility Inprovements

Continue to provide accessibility improvements under housing rehabilitation programs to increase
the ability of physically disabled people to a) obtain and retain appropriate housing, and b) live
independently.

Policy 4.6: Supportive Housing
In accordance with State law, require that supportive housing be treated as a residential use.
Policy 4.7: Remove Constraints to Housing for Persons with Disabilities

Remove governmental constraints upon the development, maintenance, and improvement of
housing for persons with disabilities.

Policy 4.8: Programs for Persons with Disabilities

Develop programs that remove constraints or provide reasonable accommodations for housing
designed for persons with disabilities.

Policy 4.9: Private Sector Coordination

Coordinate with the private sector in the development of affordable and special needs housing for
rental and homeownership. When appropriate, promote such development through incentives.

33 | County of Alameda 2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

Programs

Program 4.A: Emergency Shelters

The Zoning Code permits emergency shelters, defined as housing with minimal supportive
services for homeless persons that is limited to occupancy of six months or less. Government
Code Section 65583(a)(4) requires cities to identify a zone or zones where emergency shelters
are allowed as a permitted use without a conditional use or other discretionary permit that have
sufficient capacity to accommodate the need for emergency shelters in the community. The
County allows emergency shelters by-right in the R-4 zoning district but, most of the parcels zoned
R-4 are nonvacant. As described in Appendix C, the parcels in the R-4 district do not have
sufficient capacity to meet the need for emergency shelters. Therefore, the County will rezone
additional parcels that have sufficient capacity to be (re)developed into emergency shelters into
the R-4 district to accommodate the need, consistent with State law.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund.

Time Frame: June 2025.

Quantified Objective: Amend the Zoning Map to accommodate sufficient emergency

shelter capacity.

Program 4.B: Low Barrier Navigation Centers

The Zoning Code does not address low barrier navigation centers (LBNCs), defined as Housing
First, low-barrier, service enriched shelters focused on moving people into permanent housing
that provide temporary living facilities while case managers connect individuals experiencing
homelessness to income, public benefits, health services, shelter, and housing (Government
Code Section 65660). State law requires LBNCs to be permitted by-right in areas zoned for mixed-
use and nonresidential zones permitting multi-family uses provided they satisfy the provisions
established by AB 101 (see Government Code Section 65662). Therefore, the County will amend
its Zoning Code to allow Low Barrier Navigation Centers in the following zoning districts:

o Base residential zoning districts: MU

e ACBDSP zoning districts: DMU, BC, CMU-C, CMU-R, and CN-C, CN, and R
e CVBDSP zoning districts: subareas 2 and 4-11

e SLVCSP zoning districts: entire plan area

Responsible Party: Community Development Agency - Planning
Funding Source: General Fund.
Time Frame: June 2025.

Program 4.C: Transitional and Supportive Housing

Transitional and supportive housing must be allowed in all zones that allow residential uses and
are subject to the same development standards that apply to other residential uses of a similar
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type within these zones. They are also allowed by-right in all zones where single-family, multi-
family, and mixed-use developments are permitted, with the exception of the A, R-1, and SD
zoning districts. Therefore, the County will amend its Zoning Code to permit transitional and
supportive housing for up to six persons by-right in the A, R-1, and SD zoning districts to be in
compliance with State law. Additionally, all Specific Plans will be revised to be in compliant with
State law, referring back to the Zoning Code when appropriate.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund.

Time Frame: June 2025.

Program 4.D: Farmworker/Employee Housing

Remove the Site Development Review requirement in the A zoning district for agricultural
employee housing so that it is allowed by-right, consistent with State law. See Appendix C for
more information.

Responsible Party: Community Development Agency - Planning
Funding Source: General Fund
Time Frame: January 2026.

Program 4.E: Farmworker Housing Analysis

The County Agricultural Advisory Committee shall meet with agricultural organizations and other
stakeholders to discuss the need for farmworker housing, determine whether the pursuit of
funding for this type of housing is needed, and identify opportunities for collaboration and
resource sharing.

Responsible Party: Community Development Agency - Planning
Funding Source: General Fund
Time Frame: June 2024

Program 4.F: Require Americans with Disabilities Act-Compliant Housing Units

Continue to require that a minimum percentage of units that conform to ADA standards be built
for each housing project: projects using HOME require that 10 percent of units be physically
accessible, 3 percent of units be vision accessible, and 3 percent of units be hearing accessible.

Responsible Party: Community Development Agency — Housing and Community
Development

Funding Source: General Fund

Time Frame: January 2026.
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Program 4.G: Assist Seniors and Disabled Persons to Maintain and Rehabilitate their
Homes

Seek, maintain, and publicize a list of resources or service providers to help seniors maintain
and/or rehabilitate their homes. In addition, the County will create Universal Design standards to
be usable by all people without the need for adaptation or specialized design. This allows for
equitable use, flexibility in use, and simple and intuitive use. Examples could include no step entry,
one-story homes, wide doorways and hallways, extra floor space, floors and bathtubs with non-
slip surfaces, etc.

Responsible Body: Community Development Agency — Housing and Community
Development; Community Development Agency — Planning

Funding Source: General Fund

Time Frame: January 2026.

Program 4.H: Housing Opportunities for Persons with Disabilities

Encourage the development of supportive housing for persons with disabilities, including
developmental disabilities, through the following actions:
e Enforcing building code provisions requiring accessible design;
o Seeking State and Federal monies for permanent supportive housing construction and
rehabilitation;
¢ Providing regulatory incentives, such as expedited permit processing and fee waiver, to
projects targeted for persons with disabilities;
¢ Reaching out to developers of supportive housing, and as funding becomes available;
o Encouraging development of projects targeted for persons with disabilities; and
o Working with local resource agencies to implement an outreach program informing
families of housing and services available for persons with disabilities.
Responsible Party: Health Care Services Agency, Regional Centers, Community
Development Agency — Housing and Community Development, Community Development
Agency — Planning, and Community Development Agency — Economic and Civic
Development
Funding Source: General Fund
Time Frame: Ongoing.

Program 4.1: Housing Opportunities for the Homeless
Promote the availability and increase the supply of housing opportunities for homeless persons
by:
e Continuing to provide assistance as described in the County’s 10-Year Plan to End
Homelessness and Continuum of Care program; and
o Facilitating housing opportunities for homeless persons.
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EveryOne Home is a collective impact initiative and Alameda County’s Continuum of Care that
unites the efforts of city and county government partners, nonprofit service providers, individuals
with lived experience, and community members to address homelessness in Alameda
County. Also see Programs 4.A and 4.B above for information on other ways the County is
seeking to help homeless persons.

Responsible Party: Community Development Agency — Housing and Community

Development, Community Development Agency — Planning, Behavioral Health Care

Services, EveryOne Home

Funding Source: General Fund.

Time Frame: Annually.

Program 4.J: Accessibility Grants

Continue to provide accessibility grants to qualified seniors or persons with special needs to install
ramps, railings, doorways, counter height modifications, etc. Tenants and/or property owners may
apply for assistance.

Responsible Party: Community Development Agency — Healthy Homes Department,

Community Development Agency — Housing and Community Development

Funding Source: CDBG

Time Frame: Ongoing.

Program 4.K: Community Benefits Agreements (CBAs)
Complete research of and adopt policy for a community benefits agreement process. Facilitate
process of bringing relevant stakeholders together to create and implement CBAs as is required
by the policy.
Responsible Party: Community Development Agency — Planning, Community
Development Agency — Housing and Community Development
Funding Source: General Fund
Time Frame: Propose policy by 2025.

Goal 5: Conserve and improve the existing housing stock to enhance quality of life
and provide greater housing stability.

Policies

Policy 5.1: Provide Support for Community Improvement

Stimulate neighborhood and community improvement by providing financial and technical
assistance in the form of capacity building grants, low interest loans, technical assistance, and
code enforcement.
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Policy 5.2: Support Programs for Rehabilitating Deteriorated Units

Continue to support programs designed to rehabilitate deteriorated units and encourage the
maintenance and minor repair of structurally sound housing units to prevent their deterioration.

Policy 5.3: Enforcement of Housing and Building Codes
Enforce applicable provisions of the housing and building codes.
Policy 5.4: Support Legislation for Funding Housing Rehabilitation Programs

Sponsor and support legislation that would increase funding available to low- and moderate-
income housing rehabilitation programs.

Policy 5.5: Neighborhood Preservation Ordinance

Enforce the Neighborhood Preservation Ordinance.
Policy 5.6: Capital Improvement Program

Continue to provide ongoing infrastructure maintenance in existing residential neighborhoods
through the capital improvement program (CIP).

Programs

Program 5.A: Minor Home Repair

Continue to provide rehabilitation grants to qualified lower income homeowners. Alameda
County provides grants for emergency repairs of plumbing, carpentry, electrical, railings, grab
bars, toilets, water heaters, furnaces, doors, locks and more. The applicant must be the owner
of record and the combined income of the household must meet program requirements (i.e.,
lower-income households).

Responsible Party: Community Development Agency — Housing and Community
Development, Community Development Agency —Healthy Homes Department,
Community Development Agency — Economic and Civic Development

Funding Source: CDBG

Time Frame: Ongoing.

Quantified Objective: Assist 4 lower-income homeowners during the planning period.

Program 5.B: Renew AC Rehabilitation Loans

Renew AC provides low-income homeowners in Alameda County with one percent interest rate
loans of $15,000 to $150,000 to complete home improvement projects ranging from correcting
health and safety hazards to accessibility upgrades and structural rehabilitation. No monthly
payments are required. Renew AC is operated by Habitat for Humanity East Bay/Silicon Valley,
on behalf of Alameda County Housing & Community Development Department and funded by
Measure A-1.
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Responsible Party: Community Development Agency — Housing and Community
Development, by Habitat for Humanity East Bay/Silicon Valley

Funding Source: Measure A-1

Time Frame: Ongoing.

Quantified Objective: Assist 50 lower-income homeowners during the planning period.

Program 5.C: Code Enforcement

Continue to enforce the Alameda County Municipal Code and other State and federal codes to
promote safe housing conditions. The Code Enforcement Division is responsible for
enforcement of the Zoning Ordinance, the Neighborhood Preservation Ordinance, the
Abandoned Vehicle Abatement Ordinance, the Building Code, the Housing Code, and sections
of the Fire Code, as well as land use regulations. Complaints usually derive from an illegal
activity on or use of a property, such as operating a business in a residential district or an illegal
dwelling unit. Investigations of violations occur on a complaint basis.

Responsible Party: Community Development Agency — Planning, Code Enforcement
Division

Funding Source: General Fund and Planning Fees

Time Frame: Ongoing.

Program 5.D: Rental Inspection Pilot

Code Enforcement will collect data through a complaint-based rental inspection pilot. Code
Enforcement staff will respond to tenant complaints of habitability and substandard conditions in
the Unincorporated Alameda County and inspect corresponding housing units. Staff will follow
enforcement and abatement procedures from Ordinance 6.65 of the Neighborhood Preservation
Ordinance and/or Chapter 15.28 of the Building Code.

Responsible Party: Community Development Agency — Planning, Code Enforcement

Division

Funding Source: American Rescue Plan Act Funds

Time Frame: 2023-2025

Quantified Objectives: Submit yearly reports to the Board of Supervisors Transportation

and Planning committee regarding efficacy of pilot.

Program 5.E: Condominium Conversion

Continue to enforce the Condominium Conversion Guidelines. The County’s apartment housing
stock represents an important source of affordable housing to lower and moderate-income
households. Loss of apartment housing due to conversion to common interest developments
(such as condominiums) compromises the County’s ability to address rental housing needs.

However, condominiums may also provide affordable housing opportunities. In response to these
concerns, in 1979 the County drafted guidelines to regulate the condominium conversion process.

39 | County of Alameda 2023-2031 Housing Element



Alameda County Housing Element Public Review Draft - August 2023

The guidelines list specific performance standards that must be met prior to conversion which
include requirements for parking, open space, and energy efficiency. The guidelines also
establish provisions for protecting the rights of tenants currently residing in units that are approved
for conversion. These provisions include specific purchasing rights for tenants, as well as eviction
clauses to which the owners must adhere.

Responsible Party: Community Development Agency — Planning, Public Works Agency

— Development Services

Funding Source: Planning and Permit Fees, General Fund

Time Frame: Ongoing.

Goal 6: Ensure fair housing opportunity for all persons without discrimination in
accordance with State and federal law.

Policies

Policy 6.1: Prevent Exclusionary Housing Actions

Prevent exclusionary housing actions that promote fair housing policies.
Policy 6.2: Analysis of Fair Housing Impediments

Continue to develop analysis of impediments to fair housing.

Policy 6.3: Support Fair Housing Organizations

Continue to support organizations that are active in fair housing education and counseling and
housing discrimination investigation.

Policy 6.4: Education for Fair Housing Rights

Facilitate the education of residents about their fair housing rights and of the process to make
appropriate referrals for fair housing complaints.

Policy 6.5: Community Engagement for Housing Solutions

Encourage participation at the neighborhood level towards housing solutions through seminars,
community meetings and dialogue with local officials.

Policy 6.6: Alleviate Homeownership Issues

Continue to support efforts to alleviate individual and community issues associated with
foreclosures to preserve homeownership and promote neighborhood stability.

Policy 6.7: Information on Rental Housing Availability

Maintain and update information on area rental housing availability in assessing demand for
rentals.
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Policy 6.8: Education on Affordable Housing

Provide information and education on the need for affordable housing as a means of changing
ingrained attitudes against the provision of housing for low and moderate-income households.

Programs

Program 6.A: Housing Outcomes Analysis

Developing a Housing Outcomes Analysis to direct Alameda County HCD’s policymaking in
support of affirmatively further fair housing. This program will support the 2020 County of Alameda
Regional Analysis of Impediments to Fair Housing Choice. HUD requires that every five years,
grant recipients conduct an analysis of impediments to fair housing choice to assess fair housing
issues and develop strategies to address them.

Responsible Party: Community Development Agency (CDA) - Housing and Community

Development

Funding Source: Housing and Urban Development, General Fund

Time Frame: Ongoing.

Program 6.B: Fair Housing Referrals (ECHO Housing)

Continue to refer discrimination complaints to Eden Council for Hope and Opportunity (ECHO)
Housing, a Countywide non-profit agency. If mediation fails and enforcement is necessary,
tenants may be referred to the State Department of Fair Employment and Housing or HUD,
depending on the complaint. Alameda County HCD maintains a dedicated website to refer
discrimination complaints to ECHO Housing.
Responsible Party: Community Development Agency (CDA) - Housing and Community
Development, Community Development Agency (CDA) — Planning, ECHO Housing
Funding Source: General Fund
Time Frame: Ongoing.
Objective: Continue the County’s referral arrangement with ECHO Housing on fair
housing issues and discrimination complaints.

Program 6.C: Rent Review Program
Continue to require owners of residential rental properties of three or more units or of any rented
mobile homes in Unincorporated Alameda County to include specified language on the availability
of rent mediation services on rent increase notices to tenants.
Responsible Party: Community Development Agency (CDA) - Housing and Community
Development, Community Development Agency (CDA) — Planning, ECHO Housing
Funding Source: General Fund
Time Frame: Ongoing.
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Program 6.E: HACA Section 8 Housing Program

Refer prospective applicants to the Housing Authority of the County of Alameda for access to
Section 8 Housing Choice Voucher and Project-Based Voucher programs, as well as the Family
Self-Sufficiency program.

Responsible Party: Community Development Agency (CDA) - Housing and Community

Development and Planning, Housing Authority of the County of Alameda

Funding Source: Housing and Urban Development — Section 8

Time Frame: Ongoing.

Quantified Objective: Refer 10 households during the planning period.

Program 6.F: HIV/AIDS Housing and Services

Continue to provide assistance to low-income persons with HIV/AIDS and their families. Funded
services include affordable housing development, tenant-based rental assistance, short-term
housing and housing placement. Measure A1 funding served 32 individuals county-wide as of
2020.
Alameda County’s HIV/AIDS housing and service system is supported primarily by two federal
programs: the Housing Opportunities for Persons with AIDS (HOPWA) program of the U.S.
Department of Housing and Urban Development, and the Ryan White Comprehensive AIDS
Resources Emergency (CARE) Act, a program of the Health Resources and Services
Administration of the U.S. Department of Health and Human Services. Locally, HOPWA funds are
administered by the Housing and Community Development Department of the Alameda County
Community Development Agency, and Ryan White funds are administered by the Office of AIDS
Administration in the Alameda County Public Health Department.

Responsible Party: Community Development Agency (CDA) — Housing and Community

Development, Public Health Department

Funding Source: Measure A-1, Housing Opportunities for Persons with AIDS, Ryan

White Comprehensive AIDS Resources Emergency (CARE) Act

Time Frame: Ongoing.

Quantified Objective: Serve 5 persons with HIV/AIDS during the planning period.

Program 6.G: Displacement Protection

Provide tenants at risk of eviction or displacement with services through Alameda County Housing
Secure, a collaborative of legal service providers partnering to prevent the displacement of
community members throughout Alameda County. Bay Area Legal Aid, Centro Legal de la Raza,
East Bay Community Law Center, Eviction Defense Center, Legal Assistance for Seniors, and
Housing and Economic Rights Advocates provide free legal services to low-income tenants and
homeowners disproportionately impacted by the region’s housing affordability crisis and County
residents who are vulnerable to displacement to stabilize their housing.

2023-2031 Housing Element County of Alameda | 42



Alameda County Housing Element Public Review Draft - August 2023

Responsible Party: Community Development Agency (CDA) — Planning, Community
Development Agency (CDA) — Housing and Community Development

Funding Source: General Fund

Time Frame: Ongoing.

Program 6.H: Fair Housing Services

Continue to support tenants through Alameda County Housing Secure (ACHS) to reduce housing
discrimination through fair housing education. ACHS now serves as the primary outreach platform
for tenant education and hosts monthly “know your rights” trainings for tenants and coordinates
outreach campaigns with local community-based organizations and tenant organizations. ACHS
provides outreach, capacity building, training, and legal services (see Program 6.F above).
Responsible Party: Community Development Agency (CDA) — Planning, Community
Development Agency (CDA) — Housing and Community Development
Funding Source: General Fund
Time Frame: Ongoing.

Program 6.1: Alameda County Housing Portal

Continue to operate the Alameda County Housing Portal to help lower-income households,
seniors, persons with developmental disabilities, and other special needs households, such as
households experiencing or at risk of homelessness, find high-quality, affordable housing
opportunities located throughout Alameda County. The Alameda County Housing Portal is a
County-wide affordable housing rental registry that promotes housing mobility.

Responsible Party: Community Development Agency (CDA) — Housing and Community

Development

Funding Source: General Fund

Time Frame: Ongoing.

Program 6.J: Mobile Home Rent Stabilization Ordinance

Continue to enforce the Mobile Home Rent Stabilization Ordinance, which limits the annual
standard increase in space rent to a maximum of four percent, requires sufficient notice for tenants
of all proposed rent increases, and establishes other procedures for rent increases for mobile
home park spaces in the unincorporated areas of the County.

Responsible Party: Community Development Agency (CDA) — Housing and Community
Development, Community Development Agency (CDA) — Planning

Funding Source: General Fund

Time Frame: Ongoing.
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Program 6.K: Inclusionary Housing

Adopt an inclusionary housing ordinance to promote new housing choices and affordability.
Inclusionary housing requires provision of affordable housing on-site or off-site, or payment of an
affordable housing in-lieu fee, as part of an otherwise market-rate housing development. The
County will evaluate establishing inclusionary housing requirements for new multi-family housing
development, which would require affordable housing development. The County should also
consider alternatives, such as land dedication and/or payment of an in-lieu fee, with the fee
adequately calibrated to be equivalent to the cost of constructing an affordable unit.

Responsible Party: Community Development Agency (CDA) — Housing and Community
Development, Community Development Agency (CDA) — Planning

Funding Source: General Fund

Time Frame: July 2026.

Program 6.L: Translate Housing and Development Applications

The County will translate housing and development applications to Spanish, Cantonese, Tagalog,
and other languages as appropriate to create a more inclusive development process for non-
English speakers.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: July 2026

Program 6.M: Innovative and Unconventional Housing Types Ordinance

Continue to allow tiny homes and other home types affordable to lower-income households. On
September 24, 2019, the Board of Supervisors approved amendments to the County Zoning
Ordinance to permit and regulate the development of innovative or unconventional housing types,
such as tiny homes, to expand the County’s ability to address the homelessness crisis in the
unincorporated area. The zoning ordinance amendments facilitated implementation of a pilot
program at First Presbyterian Church in Castro Valley which included the development of six tiny
homes to house homeless members of the community on the church site.

Responsible Party: Community Development Agency (CDA) - Planning

Funding Source: General Fund

Time Frame: Ongoing

Program 6.N: Foreclosure Prevention

Provide up to date information about avoiding and dealing with foreclosure. Alameda County HCD
hosts resources about preventing foreclosure. In addition Housing and Economics Rights
Advocates (HERA) operates a County-awarded CDBG funded Foreclosure Prevention Program
that provides mortgage support to low income homeowners. The County will refer
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Responsible Party: Community Development Agency (CDA) — Housing and Community
Development, Community Development Agency (CDA) — Planning

Funding Source: CDBG, General Fund

Time Frame: Ongoing.

Goal 7: Minimize the adverse environmental impacts of housing and encourage
sustainability measures.

Policies

Policy 7.1: Vehicle Miles Traveled and Greenhouse Gas Emission Policies

Evaluate current policies to ensure consistency and compliance with statewide efforts to reduce
vehicle miles traveled and greenhouse gas emissions.

Policy 7.2: Supportive Strategies for Adaptive Reuse

Support innovative strategies for the adaptive reuse of residential, commercial, and industrial
buildings to provide for a variety of housing types and residential uses.

Policy 7.3: Develop Programs for Environmental Resources

Continue specific policies and guidelines for development in areas of significant environmental
resources and hazards.

Policy 7.4: Development of Infill Housing

Work with cities, community organizations and neighborhood groups to facilitate infill housing
development in conjunction with neighborhood revitalization.

Policy 7.5: Review and Revise Development Fees and Assessments

Review and, as appropriate, revise service-related development fees and assessments to
encourage development in areas where minimal improvements to infrastructure would be required.

Policy 7.6: Enforce Subdivision Map Act

Enforce requirements of the Subdivision Map Act and "Title 24" of the State Building Code and
any other requirements providing for solar access and energy conservation.

Programs

Program 7.A: Healthy Homes Program

Continue to integrate healthy homes messages into education and outreach and to train public
healthy home visitors and housing program staff in the principles of a healthy home. Education
includes topics such as pests, mold, ventilation issues causing asthma triggers, fire and carbon
monoxide detectors, lead paint, and other safety hazards.
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Responsible Party: Community Development Agency — Healthy Homes Department
Funding Source: Housing and Urban Development, Environmental Protection Agency,
Centers for Disease Control, Department of Health Services

Time Frame: Ongoing.

Program 7.B: Environmental Review Streamlining

Continue the use of CEQA exemptions (e.g., Class 32 Categorical CEQA exemptions) for housing
when appropriate to support housing development, particularly infill/lhousing near transit, and to
streamline the entitlement process. Due to the County’s urban growth boundary, most
construction in the County is infill.

Responsible Party: Community Development Agency - Planning

Funding Source: General Fund

Time Frame: Ongoing.

Program 7.C: Update the Community Climate Action Plan

Implement the policies of the 2023 Community Climate Action Plan, especially as they relate to
housing, the built environment, and transportation, to support the County’s greenhouse reduction
goals.

Responsible Party: Various County Agencies.

Funding Source: General Fund

Time Frame: Ongoing.

Quantified Objective: Adopt Community Action Plan in 2024.

IV.B Quantified Objectives

Table V-2 presents the County’s quantified objectives for construction, preservation, and
rehabilitation for the 2023 — 2031 planning period that will be achieved through the policies and
programs described above.

Table IV-2: Quantified Objectives

Above
Moderate Total
Moderate

Extremely

Program Type/Affordability

Very Low Low

New Construction 625" 626 721 763 1,976 4,711
Rehabilitation 6 6 6 0 0 18
Conservation/Preservation 0 128 0 0 0 128
Total 631 760 727 763 1,976 4,857
" The County estimates 50% of the very low households would qualify as extremely low income.
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Section A.1 Introduction and Summary

A11 Introduction

This Appendix forms the foundation for understanding Unincorporated Alameda
County’s housing needs. It analyzes a range of demographic, economic, and
housing-related variables to determine the extent and context of the County’s
housing-related need. Information gathered through this section provides a basis
from which to build housing goals, policies, and programs to address those needs.

This needs assessment includes an analysis of the County’s population, special needs groups,
employment, housing stock, and housing affordability.

The main source of data used to form the majority of this section is HCD pre-certified local housing
data provided by ABAG, which relies primarily on the American Community Survey (ACS) 2015-
2019, California Department of Finance (DoF), and HUD’s Comprehensive Housing Affordability
Strategy (“‘CHAS”) data.

A.1.2 Summary

Housing needs are determined by a County’s population and its existing housing stock and
provide context for developing housing policy, such as which types of housing and its affordability
levels are most needed in the community. The following summarizes key data from this housing
needs assessment.

e Unincorporated Alameda County has a lower income population than Alameda County
(County). Unincorporated Alameda County’s 2019 median household income was
$91,653, 8.5 percent lower than the County ($99,406) as a whole. 14.1 percent of

A-2 | Unincorporated Alameda County Appendix A: Demographics and Housing Needs Assessment



Alameda County Housing Element Public Review Draft - August 2023

households in Unincorporated Alameda County are extremely low-income, and 41.1
percent of Unincorporated Alameda County households are low-income households (earn
less than 80 percent of Area Median Income [AMI]).

e Home prices are higher in Unincorporated Alameda County than in the County.
Households must earn $150,700 (over 120 percent of AMI) to be able to afford to buy an
average-priced home in the area. A household must have an annual income of $68,500
(50 percent of AMI) to be able to afford market rent in Unincorporated Alameda County.

o Approximately 28.9 percent of Unincorporated Alameda County homeowners and 51.5
percent of renters are cost burdened, meaning they spend 30 percent or more of gross
income on housing costs, Additionally, 26.3 percent of renters spend 50 percent or more
of their income on housing, compared to about 10.6 percent of homeowners.
Unincorporated Alameda County has a slightly higher proportion of cost-burdened
households (37.5 percent) compared to the County (37 percent).

o Renter householders are more likely to be living in overcrowded conditions than owner-
occupied households. In Unincorporated Alameda County, 4.5 percent of households that
rent are severely overcrowded (more than 1.5 occupants per room), compared to 1
percent of households that own. 9.9 percent of renters experience moderate overcrowding
(1 to 1.5 occupants per room), compared to 3.7 percent for those who own.

e Unincorporated Alameda County’s population is 31.6 percent White, 30.5 percent
Hispanic or Latinx, 23.6 percent Asian or Pacific Islander, 9.2 percent Black or African
American, 4.7 percent Other Race or Multiple Races, and 0.3 percent American Indian or
Alaska Native. People of color comprise a higher proportion of Unincorporated Alameda
County’s population compared to the Bay Area. Black or African American-identified
residents experience the highest rates of poverty in Unincorporated Alameda County.

o Unincorporated Alameda County’s median age is 40.0, two years higher than the County
(38 years). Seniors (65 years and above) make up approximately 14.7 percent of the
population. Out of the total senior population, 36.8 percent are cost burdened. Seniors are
designated a special needs population under housing element law. Seniors can face
higher levels of housing insecurity because they are more likely to be on a fixed income
while requiring higher levels of care.

¢ Unincorporated Alameda County’s other special housing needs populations include
persons with a disability that may require accessible housing (10.6 percent of residents)
and female-headed households who are often at greater risk of housing insecurity (13.2
percent of households).

e Unincorporated Alameda County has 6,476 large households (five or more people), which
are generally served by three-bedroom or larger units. Unincorporated Alameda County’s
housing mix of three-bedroom or larger units (29,884 units) can sufficiently accommodate
the number of larger families.
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e Avariety of housing types is important to meet the needs of all members of the community.
Over 75.1 percent of Unincorporated Alameda County’s housing stock is single-family
(attached and detached). Multifamily homes have experienced the most growth over the
last decade.

o The rate of housing production is relatively slow, with only 423 units permitted in the past
10 years. The largest proportion of Unincorporated Alameda County’s housing units was
built from 1940 to 1959. This represents an aging housing stock.

Section A.2 Population Characteristics

A.21 Population

The Bay Area (Region) is the fifth-largest metropolitan area in the nation and has seen a steady
increase in population since 1990, except for a dip during the Great Recession that began in 2007.
Many cities in the Region have experienced significant growth in jobs, wages and population.
While these trends have led to a corresponding increase in demand for housing across the Bay
Area, the regional production of housing has largely not kept pace with job and population growth.

In 2020, the population of Unincorporated Alameda County was estimated to be 148,452 (see
Table A-1), which accounted for 8.9 percent of Alameda County. From 1990 to 2000, the
Unincorporated County population increased by 13.1 percent. Since 2000, Unincorporated
Alameda County’s population increased by 9.4 percent, which is below the 14.8 percent increase
experienced by the Region as a whole during the same period (see Figure A-1).

In Unincorporated Alameda County, approximately eight percent of its population moved during
the past year, which was lower than the regional rate of 13.4 percent.

Among the Census Designated Places (CDPs) within Unincorporated Alameda County, San
Lorenzo experienced the fastest growth from 2000 to 2020, growing at a rate of 34.8 percent. All
other CDPs in Unincorporated Alameda County also grew during this period expect Sunol, which
experienced a population decline of 31 percent. The population outside of the CDPs also
decreased during this time, shrinking by 62.6 percent (see Table A-2).

Table A-1: Population Growth Trends 1990-2020

‘ 1990 1995 ‘ 2000 ‘ 2005 ‘ 2010 2015 2020
Unincorporated
Alameda 120,020 123,628 135,717 138,806 141,266 147,777 148,452
County
Alameda 1,276,702 1,344,157 1,443,939 1,498,963 1,510,271 1,613,528 1,670,834
County
Bay Area 6,020,147 6,381,961 6,784,348 7,073,912 7,150,739 7,595,694 7,790,537

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Finance, E-5 series)
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Figure A-1: Population Growth Trends 1990-2020
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year. For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census counts.

DOF uses the decennial census to benchmark subsequent population estimates.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Finance, E-5 series)
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Table A-2: Population Growth Trends in Unincorporated Alameda County CDPs 2000, 2010, 2020

% Growth 2000

2010 2020 to 2020

Ashland 20,766 21,925 23,823 15%
Castro Valley 57,410 61,388 66,441 16%
Cherryland 13,782 14,728 15,808 15%
Fairview 9,574 10,003 11,341 18%
San Lorenzo 21,947 23,452 29,581 35%
Sunol 1,340 913 922 -31%
Other Unincorporated Alameda County 11,198 8,857 4,191 -63%
Unincorporated Alameda County 136,017 141,266 152,107 12%
Note: Population totals for Unincorporated Alameda County differ from Table A-1 due to use of different sources.
ggggje: 2000, 2010, 2020 U.S. Decennial Census, Table DP1 (year 2000), Table P1 (years 2010 and
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A.2.2 Age

The distribution of age groups in a County influences the types of housing the community may
need in the near future. An increase in the older population may mean there is a developing need
for more senior housing options, while higher numbers of children and young families can point
to the need for more family housing options and related services. Trends indicate an increased
desire to age-in-place or downsize in order to stay within their communities, which can mean more
multifamily and accessible units are also needed.

In Unincorporated Alameda County, the median age in 2000 was 36 years. By 2019 the median
age increased to around 40 years. For the entire Alameda County, the median age was around
38 years old in 2019 (see Figure A-2).

The population of seniors (65 years and above) in Unincorporated Alameda County increased by
26.1 percent from 2010 to 2019 and makes up an estimated 14.7 percent of the total population.
Conversely, the Unincorporated Alameda County population of children under the age of 15
decreased by four percent between 2010 and 2019.

Looking at the senior and youth population by race can add an additional layer of understanding,
as families and seniors of color are even more likely to experience challenges finding affordable
housing. People of color (all non-white racial groups) make up 36.7 percent of seniors and 60
percent of youth under 18 years of age (see Figure A-3).

Figure A-2: Population by Age, 2000-2019, Unincorporated Alameda County

25,000 oo

e 20,000 o | --- R B -------- Q- mm oo
L
5

a2 15000 1 T e —
)
o
5

2 10,000 4o - -

5,000 I I I fffffffffffff

Age 0-4 Age 5-14 Age 15- Age 25- Age 35- Age 45- Age 55- Age 65- Age 75- Age 85+

24 34 44 54 64 74 84
m2000 =2010 =2019

Notes:

Universe: Total population

Source: ABAG 2021 Pre-certified Housing Needs Data ((U.S. Census Bureau, Census 2000 SF1, Table P12; U.S.
Census Bureau, Census 2010 SF1, Table P12; U.S. Census Bureau, American Community Survey 5-Year Data
(2015-2019), Table B01001)
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Figure A-3: Senior and Youth Population by Race, 2019, Unincorporated Alameda County
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In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, and an
overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the stacked bar chart.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B01001(A-G))

A.23 Race/Ethnicity

Understanding the racial and ethnic makeup of a County and Region is important for designing
and implementing effective housing policies and programs. These patterns are shaped by both
market factors and government actions, such as exclusionary zoning, discriminatory lending
practices and displacement that have occurred over time and continue to impact communities of
color today.

In Unincorporated Alameda County, 31 percent of residents identify as Hispanic or Latinx, a
higher share than the County (22 percent) and Region (24 percent). A smaller share of
Unincorporated Alameda County residents (24 percent) identify as Asian or Pacific Islander
compared to the County (31 percent) and Region (27 percent) (see Figure A-4).
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Figure A-4: Population by Race and Ethnicity, 2019, Unincorporated Alameda County
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racial/ethnic group represents those who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group.
All other racial categories on this graph represent those who identify with that racial category and do not identify with
Hispanic/Latinx ethnicity.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, Census 2000, Table P004; U.S.
Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B03002)

There is a wide range of racial and ethnic distributions in communities within Unincorporated
Alameda County. Cherryland, Ashland, and San Lorenzo have comparatively large shares of
Hispanic or Latinx populations, and Sunol, Castro Valley, and Fairview have relatively large
shares of Non-Hispanic White populations. In 2019, the Hispanic or Latinx population accounted
for 55 percent of residents in Cherryland, 45 percent of residents in Ashland, and 41 percent of
residents in San Lorenzo. In 2019, the Non-Hispanic White population accounted for 81 percent
of residents in Sunol, 43 percent of residents in Castro Valley, and 35 percent of residents in
Fairview (see Figure A-5).
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Figure A-5: Population by Race and Ethnicity, 2019, CDPs in Unincorporated Alameda County
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Note:

Data for 2019 represents 2015-2019 ACS estimates.

The Census Bureau defines Hispanic/Latinx ethnicity as separate from racial categories. For this graph, the “Hispanic or Latinx”
racial/ethnic group represents those who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group.
All other racial categories on this graph represent those who identify with that racial category and do not identify with
Hispanic/Latinx ethnicity. The Non-Hispanic American Indian or Alaska Native population accounts for less than one percent of
residents in Alameda County, and the Bay Area. In Sunol, individuals identifying as Black or African American, Non-Hispanic
account for less than one percent of the total population.

Source: (U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B03002)

Since 2000, the percentage of residents in Unincorporated Alameda County identifying as Non-
Hispanic White decreased while the percentage of residents of all other races and ethnicities has
increased by 22.7 percentage points (see Figure A-6). The Hispanic or Latinx population
increased the most while the Non-Hispanic White population decreased the most.
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Figure A-6: Population by Race and Ethnicity, 2000-2019, Unincorporated Alameda County
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Hispanic/Latinx ethnicity.

The values above do not add up to 100% as they are rounded to the nearest one-tenth.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, Census 2000, Table P004; U.S.
Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B03002)

A.24 Employment

A city or county houses employed residents who either work in the community where they live or
work elsewhere in the region. Conversely, a city or county may have job sites that employ
residents from the same jurisdiction, but more often employ workers commuting from outside of
it. Smaller jurisdictions typically will have more employed residents than jobs there and export
workers, while larger jurisdictions tend to have a surplus of jobs and import workers. To some
extent, the regional transportation system is set up for this flow of workers to the region’s core job
centers. At the same time, as the housing affordability crisis has illustrated, local imbalances may
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be severe, where local jobs and worker populations are out of sync at a sub-regional scale. This
imbalance burdens employees who must travel greater distances between their home and place
of employment, which also strains the transportation system and has environmental implications.

In 2019, Unincorporated Alameda County had an estimated 27,643 jobs, which represented 3.4
percent of the 807,173 jobs in the County (see Figure A-7). An estimated 13.6 percent of people
employed in Unincorporated Alameda County also lived in the area (Longitudinal Employer-
Household Dynamics).

Unincorporated Alameda County has experienced little job growth in recent years. From 2011 to
2019, Unincorporated Alameda County experienced a net increase of 585 jobs, a growth rate of
two percent and a rate much slower than the overall County, which grew by a rate of 23 percent
during the same period.

Figure A-7: Total Jobs, 2011-2019, Unincorporated Alameda County
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Notes:

Universe: Jobs from unemployment insurance-covered employment (private, state, and local government) plus United States Office
of Personnel Management-sourced Federal employment

The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census block level.
These are crosswalked to jurisdictions and summarized.

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2011-2019.

Castro Valley is the largest employment center within Unincorporated Alameda County. In 2019,
Castro Valley had 12,647 jobs (see Table A-3), which accounted for 46 percent of total jobs in
Unincorporated Alameda County. Ashland and San Lorenzo have the next large concentrations
of employment with each containing around 3,200 jobs. Although Castro Valley has a large
concentration of jobs in Unincorporated Alameda County, since 2011, Castro Valley’s
employment declined by six percent. From 2011 to 2019, Other Unincorporated Alameda County,
Cherryland, and Ashland experienced the most job growth at rates of 27 percent, 23 percent, and
22 percent respectively.
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Table A-3: Total Jobs, 2011-2019, Unincorporated Alameda County CDPs

2013 2014 2015

Ashland 2619 | 2,464 | 2453 | 2539 | 2,815 | 2,989 | 2,962 | 3,059 | 3,196
Castro Valley 13,476 | 13,609 | 12,794 | 13,088 | 13,823 | 11,220 | 12,142 | 12,596 | 12,647
Cherryland 1,301 1339 | 1,355 | 1502 | 15509 | 1,536 | 1,570 | 1,573 | 1,600
Fairview 716 677 2,601 781 812 699 691 690 858
San Lorenzo 3,923 | 3513 | 3455 | 3,869 | 3659 | 3,285 | 3,340 | 3,155 | 3,170
Sunol 529 574 562 494 510 427 414 451 450
Other

Unincorporated 4494 | 3,862 | 4348 | 4545 | 4766 | 4983 | 5025 | 4897 | 5722
Alameda County

Unincorporated 27,058 | 26,038 | 27,568 | 26,818 | 27,894 | 25139 | 26,144 | 26,421 | 27,643
Alameda County

Alameda County | 656,385 | 671,397 | 691,401 | 716,374 | 751,240 | 782,101 | 793,317 | 813,406 | 807,173

Notes:

Universe: Jobs from unemployment insurance-covered employment (private, state, and local government) plus United States Office
of Personnel Management-sourced Federal employment

The data is tabulated by place of work, regardless of where a worker lives.

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, 2011-2019.

Figure A-8 shows the balance when comparing jobs to workers, broken down by different wage
groups, offering additional insight into local dynamics. A community may offer employment
opportunities for relatively low- income workers but have relatively few housing options for those
workers. Conversely, it may house residents who are low-wage workers but offer few employment
opportunities for them. Such relationships may cast extra light on potentially unmet demand for
housing in particular price categories. A surplus of jobs relative to residents in a given wage
category suggests the need to import those workers, while conversely, surpluses of workers in a
wage group relative to jobs means the community will export those workers to other jurisdictions.
Such flows are not inherently bad, though over time, sub-regional imbalances may appear.

Unincorporated Alameda County has more low-wage residents (16,898) than low-wage jobs
(9,246), where low-wage refers to jobs paying less than $25,000. At the other end of the wage
spectrum, the area has more high-wage residents than high-wage jobs (where high-wage refers
to jobs paying more than $75,000) (see Figure A-8)." The number of workers by wage category
was supplied by ABAG and was sourced from the 2019 American Community Survey.

! The source table is top-coded at $75,000, precluding more fine grained analysis at the higher end of the wage
spectrum.
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Figure A-8: Workers by Earnings, Residents and Workers in Unincorporated Alameda County, 2019,
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data 2015-2019, B08119, B08519)

Figure A-9 shows the balance of Unincorporated Alameda County’s resident workers to the jobs
located there for different wage groups as a ratio instead — a value of 1 means that a County has
the same number of jobs in a wage group as it has resident workers — in principle, a balance.
Values close to 0 indicate a jurisdiction will need to export workers for jobs in a given wage group.
At the regional scale, this ratio is 1.04 jobs for each worker, implying a modest import of workers
from outside the Region.
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Figure A-9: Jobs-Worker Ratios, by Wage Group, 2002-2018, Unincorporated Alameda County
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The ratio compares job counts by wage group from two tabulations of LEHD data: Counts by place of work relative to counts by
place of residence. See text for details.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, Longitudinal Employer-Household
Dynamics, Workplace Area Characteristics (WAC) files (Jobs); Residence Area Characteristics (RAC) files
(Employed Residents), 2010-2018)

Such balances between jobs and workers may directly influence the housing demand in a
community. When there is high demand for housing relative to supply at different income levels,
workers will compete for a limited supply. As already shown, many workers in Unincorporated
Alameda County may be unable to afford to live where they work, particularly when housing
growth has been in higher-income markets. This dynamic not only means many workers will need
to prepare for long commutes and time spent on the road, but in the aggregate, it contributes to
traffic congestion and time lost for all road users.

If there are more jobs than employed residents, it means a County is relatively jobs-rich, typically
also with a high jobs-to-household ratio (over 1.0). The jobs-household ratio in Unincorporated
Alameda County has remained fairly constant over time, from 0.54 in 2002 to 0.52 jobs per
household in 2018 (see Figure A-10). Unincorporated Alameda County’s ratio is significantly lower
than both Alameda County (1.43) and the Region (1.47), suggesting the County has a low number
of jobs relative to households.
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Figure A-10: Jobs-Household Ratio, 2002-2018
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Notes:

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state, and local government) plus
United States Office of Personnel Management-sourced Federal employment; households in a jurisdiction

The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census block level.
These are crosswalked to jurisdictions and summarized. The ratio compares place of work wage and salary jobs with households,
or occupied housing units. A similar measure is the ratio of jobs to housing units. However, this jobs-household ratio serves to
compare the number of jobs in a jurisdiction to the number of housing units that are actually occupied.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, Longitudinal Employer-Household
Dynamics, Workplace Area Characteristics (WAC) files (Jobs), 2002-2018; California Department of Finance, E-5
(Households))

Health and Educational Services is the largest industry in which Unincorporated Alameda County
residents work (see Figure A-11). In 2019, 29 percent of Unincorporated Alameda County
residents were employed in Health and Educational Services jobs. Health and Educational
Services is also the largest industry sector in the County and the Region.
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Figure A-11: Resident Employment by Industry, 2019
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The data displayed shows the industries in which jurisdiction residents work, regardless of the location where those residents are
employed (whether within the jurisdiction or not). Agriculture and Natural Resources accounts for less than one percent of resident
employment in Unincorporated Alameda County, Alameda County, and the Bay Area.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data [2015-2019], Table C24030)

In Unincorporated Alameda County, there was a 4.4 percentage point decrease in the
unemployment rate between January 2010 and January 2021 (see Figure A-12). Jurisdictions
throughout the Region experienced a sharp rise in unemployment in 2020 due to impacts related
to the COVID-19 pandemic, with a general improvement and recovery in the later months of 2020.
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Figure A-12: Unemployment Rate, 2010-2021
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Source: ABAG 2021 Pre-certified Housing Needs Data (California Employment Development Department, Local
Area Unemployment Statistics (LAUS), Sub-county areas monthly updates, 2010-2021)
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Section A.3 Household Characteristics

A.3.1 Household Size

In Unincorporated Alameda County, the largest share of households (31 percent) consists of
households with two people, while the lowest share of households (13 percent) consists of five-
or-more persons (see Table A-4). According to the California Department of Finance,
Unincorporated Alameda County had an average household size of 3.0 in 2021. For additional
information on household size, see Section A.3.2 (Overcrowding) and A.3.4 (Special Housing
Needs).

Table A-4: Household Size, 2019, Unincorporated Alameda County

Owner % Owner Renter % Renter

Occupied Occupied Occupied Occupied
1-person household 5,106 17.6% 4,514 25.4%
2-person household 9,595 33.1% 5,054 28.4%
3-person household 5,569 19.2% 2,998 16.9%
4-person household 5,223 18.0% 2,701 15.2%
5-or-more person household 3,484 12.0% 2,519 14.2%
Total occupied housing units 28,977 100.00% 17,786 100.00%
Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American
Community Survey 5-Year Data (2015-2019), Table B25009)

A.3.2 Overcrowding

Overcrowding occurs when the number of people living in a household is greater than the home
was designed to hold. There are several different standards for defining overcrowding, but this
report uses the Census Bureau definition, which is more than one occupant per room (not
including bathrooms or kitchens). Additionally, the Census Bureau defines units with more than
1.5 occupants per room to be severely overcrowded.

Overall, Unincorporated Alameda County has a higher rate of overcrowding than the rest of the
Region. 8.5 percent of Unincorporated Alameda County residents face overcrowded conditions,
compared to eight percent of Alameda County residents and seven percent of Bay Area residents
(see Figure A-13).
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Figure A-13: Overcrowding Severity, 2017
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The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms and
kitchens), and units with more than 1.5 persons per room are considered severely overcrowded.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

Within Unincorporated Alameda County, Cherryland, and Ashland have the greatest shares of
residents that experience overcrowding. In 2019, 17 percent of residents in Cherryland
experienced overcrowding and 15 percent of residents in Ashland experienced overcrowding (see
Figure A-14).
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Figure A-14 Overcrowding Severity, 2017, Unincorporated Alameda County CDPs
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Note: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded.

Source: Table 3 U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability
Strategy (CHAS) ACS tabulation, 2013-2017 release

Overcrowding is often related to the cost of housing and can occur when demand in a city or
region is high. In many cities, renters are more likely to experience overcrowding. In
Unincorporated Alameda County, 10 percent of households that rent experienced overcrowding
(1 to 1.5 occupants per room), compared to four percent for those that own, and five percent of
households that rent are severely overcrowded (more than 1.5 occupants per room) compared to
one percent of households that own (see Figure A-15).
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Figure A-15: Overcrowding by Tenure and Severity, 2017, Unincorporated Alameda County
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The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms and
kitchens), and units with more than 1.5 persons per room are considered severely overcrowded.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

Overcrowding often disproportionately impacts low-income households. In 2019, 34.7 percent of
households (2,322 households) earning 80 percent AMI or less experienced overcrowding and
11.1 percent of households (739 households) experienced severe overcrowding (see Figure A-
16). Among households earning 30 percent AMI or less, 12 percent of households (807
households) experienced overcrowding, and 4.2 percent (280 households) experienced severe
overcrowding. Five percent of households earning above 100 percent of the AMI experienced
overcrowding, and 1.2 percent experienced severe overcrowding.
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Figure A-16: Overcrowding by Income Level and Severity, 2017, Unincorporated Alameda County
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The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms and
kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. Income groups are based on HUD
calculations for Area Median Income (AMI). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is
located.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

People of color tend to experience overcrowding at higher rates than Non-Hispanic White
residents. In Unincorporated Alameda County, two percent of Non-Hispanic White residents
experience overcrowding compared to three percent of Black or African American residents
(Hispanic and Non-Hispanic), 20 percent of Hispanic or Latinx residents, and 11 percent of Asian
residents (Hispanic and Non-Hispanic) (see Figure A-17).

A-22 | Unincorporated Alameda County Appendix A: Demographics and Housing Needs Assessment



Alameda County Housing Element Public Review Draft - August 2023

Figure A-17: Overcrowding by Race, 2019, Unincorporated Alameda County
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Universe: Occupied housing units

The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms and
kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. For this table, the Census Bureau
does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the white racial group is also reported for white
householders who are not Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may have very different
experiences within the housing market and the economy from those who identify as white and non- Hispanic/Latinx, data for
multiple white sub-groups are reported here.

The racial/ethnic groups reported in this table are not all mutually exclusive. Therefore, the data should not be summed as the sum
exceeds the total number of occupied housing units for this jurisdiction. However, all groups labeled “Hispanic and Non-Hispanic”
are mutually exclusive, and the sum of the data for these groups is equivalent to the total number of occupied housing units.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25014)

A.3.3 Household Income

Household income is a critical component of housing affordability. Income impacts the decision
to rent versus own, unit size, and the location of housing. Overall, household income in
Unincorporated Alameda County is somewhat lower than that of Alameda County.
Unincorporated Alameda County’s median household income in 2019 was $91,653, which is 8.5
percent lower than the County’s median income of $99,406 (see Table A-5). The mean income in
Unincorporated Alameda County ($115,077) is 13.6 percent lower than in Alameda County
($130,710).

Incomes are generally lower in Ashland and Cherryland compared to other communities in
Unincorporated Alameda County. In 2019 the median income was $63,406 in Ashland and

Appendix A: Demographics and Housing Needs Assessment Unincorporated Alameda County | A-23



Alameda County Housing Element Public Review Draft - August 2023

$69,721 in Cherryland. In Unincorporated Alameda County, Sunol has the highest median income

at $129,231 (see Figure A-18).

Table A-5: Median Household Income, Unincorporated Alameda County, 2019

Unincorporated Alameda County

Median Income

$91,653

Alameda County

$99,406

Mean Income

$115,077

$130,710

Source: ACS 5-year estimates (2019), S1901

Figure A-18: Median Household Income, 2019, Unincorporated Alameda County CDPs
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The Regional Housing Needs Allocation (RHNA) includes specific income categories defined by
their respective proportion of the County area median income (AMI). Table A-6 defines these

income categories.

Table A-6: Income Categories as a Percentage of AMI, 2021,
Unincorporated Alameda County

% of AMI

Extremely Low 0-30%
Very Low 30-50%
Low 50-80%
Moderate 80-120%
Above Moderate >120%

Source: Department of Housing and Community Development, 2021
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Table A-7 shows the 2021 income limits for these income categories in Alameda County. The
above moderate category includes all households earning above the upper limit of the moderate-
income category.

Table A-7: Annual Income Limits by Household Size, 2021, Alameda County

Number of Persons in Household:

Extremely Low | 28,800 | 32,900 | 37,000 | 41,100 | 44,400 | 47,700 | 51,000 | 54,300
Alameda Very Low Income | 47,950 | 54,800 | 61,650 | 68,500 | 74,000 | 79,500 | 84,950 | 90,450
Count

v Low Income 76,750 | 87,700 | 98,650 |109,600|118,400|127,150|135,950| 144,700
Area Median Income:
$125,600 Median Income | 87,900 |100,500 113,050 |125,600 135,650 | 145,700 | 155,750 | 165,800

Moderate Income |105,500|120,550|135,650|150,700(162,750|174,800| 186,850 | 198,900

Source: Department of Housing and Community Development, 2021

Despite the economic and job growth experienced throughout the Region since 1990, the income
gap between high and low-income households has continued to widen. California is one of the
most economically unequal states in the nation, and the Bay Area has the highest income
inequality between high- and low-income households in the State.

In Unincorporated Alameda County, 49 percent of households earn more than 100 percent of AMI,
and 14 percent (7,052 households) make less than 30 percent of AMI, which is considered
extremely low-income (see Figure A-19). Regionally, more than half of all households make more
than 100 percent AMI, while 15 percent make less than 30 percent AMI. Among Unincorporated
Alameda County households, 41 percent (20,543 households) are lower income (earning 80
percent of AMI or less), while around 38.5 percent of households in the County and Bay Area are
lower income. Many households with multiple wage earners, including food service workers, full-
time students, teachers, farmworkers, and healthcare professionals, often fall into lower AMI
categories due to relatively stagnant wages in many industries.
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Figure A-19: Households by Household Income Level, 2017
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Universe: Occupied housing units

Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan
areas, and the nine-county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-
Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo
Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction
is located. The data that is reported for the Bay Area is not based on a regional AMI but instead refers to the regional total of
households in an income group relative to the AMI for the county where that household is located.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

Throughout the region, there are disparities between the incomes of homeowners and renters.
Typically, the number of low-income renters greatly outpaces the amount of housing available
that is affordable for these households. In Unincorporated Alameda County, most households that
own their home earn more than the area median income (see Figure A-20). Among households
earning 30 percent of AMI, 4,951 households (70 percent) are renters and 2,101 households are
homeowners (30 percent), and among households earning between 31 and 50 percent of AMI,
3,672 households (58 percent) rent their home and 2,658 households (42 percent) own their home.
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Figure A-20: Household Income Level by Tenure, 2017, Unincorporated Alameda County
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Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan
areas, and the nine-county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont
Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties),
San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-
Fairfield Metro Area (Solano County).

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

A3.4 Special Housing Needs

Large Families

Large households (defined as those containing five or more persons) often have different housing
needs than smaller households. If a city’s housing stock does not include units with enough
bedrooms, large households could end up living in overcrowded conditions and overpaying for
housing. Of all households in Unincorporated Alameda County, 13.1 percent (6,476 households)
are large households, which is somewnhat higher than in the County (11 percent) and the Region
(11 percent) (see Figure A-21). As noted previously in Table A-4, 59.2 percent of large households
in Unincorporated Alameda County live in owner-occupied housing.
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Figure A-21: Household by Household Size, 2019
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25009)

In 2017, 13 percent of all households (6,711 households) were extremely low-income, earning 30
percent or less than AMI (see Figure A-22). Among large households, a slightly larger share, 14
percent, (771 households) were extremely low-income.
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Figure A-22: Household Size by Household Income Level, 2017, Unincorporated Alameda County
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Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability
Strategy (CHAS) ACS tabulation, 2013-2017 release

The unit sizes available in a community affect which households can live in a community. Large
families are generally served by housing units with three or more bedrooms, of which there are
29,884 units (60 percent of all units) in Unincorporated Alameda County (see Table A-8 and
Figure A-23). Among units with three or more bedrooms, 17 percent are renter-occupied, and 83
percent are owner-occupied. Compared to the number of large households, the housing mix of
Unincorporated Alameda County is considered adequate to accommodate larger household sizes.
However, the limited supply of rental housing for large families is a constraint.
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Table A-8: Housing Units by Number of Bedrooms, 2019, Unincorporated Alameda County

Number of Owner Occupied Renter Occupied Total
Bedrooms

‘ Number Percent Number Percent Number
0 Bedrooms 135 12% 985 88% 1,120
1 Bedroom 437 1% 3,555 89% 3,992
2 Bedrooms 5,030 35% 9,433 65% 14,463
3-4 Bedrooms 23,336 82% 4,951 18% 28,287
5 Or More Bedrooms 1,461 91% 136 9% 1,597
Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American
Community Survey 5-Year Data (2015-2019), Table B25042)

Figure A-23: Housing Units by Number of Bedrooms, 2019, Unincorporated Alameda County
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25042)

Senior Households

Senior households often experience a combination of factors that can make accessing or keeping
housing affordable a challenge. They frequently live on fixed incomes and are more likely to have
disabilities, chronic health conditions, and/or reduced mobility. Seniors who rent their home may
be at even greater risk for housing challenges than senior homeowners due to housing cost
differences between these groups.

In Unincorporated Alameda County, 42 percent (1,307 households) of senior households that rent
are extremely low-income (earning 0-30 percent of the AMI), compared to only 12 percent (1,056
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households) of senior households that own their home (see Figure A-24). Extremely low- and very
low-income seniors (both renters and owners) are more likely to be cost burdened than higher-
earning seniors. 63 percent (4,430 households) of extremely low and low-income senior
households are cost burdened (see Table A-9).

Figure A-24: Senior Households by Income and Tenure, 2017, Unincorporated Alameda County
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Universe: Senior households

For this graph, senior households are those with a householder who is aged 62 or older. Income groups are based on HUD
calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine-county Bay
Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda and
Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose- Sunnyvale-Santa
Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano
County).

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)
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Table A-9: Cost-Burdened Senior Households by Income Level, 2017, Unincorporated Alameda County

0%-30% of Income S G S @l
Income Level o e . Income Used  Income Used

Used for Housing . :

for Housing for Housing

0%-30% of AMI 680 502 1,181 2,363
31%-50% of AMI 976 478 613 2,067
51%-80% of AMI 1,253 620 290 2,163
81%-100% of AMI 686 227 99 1,012
Greater than 100% of AMI 4,161 432 69 4,662
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability
Strategy (CHAS) ACS tabulation, 2013-2017 release

Female-headed Households

Households headed by one person are often at greater risk of housing insecurity, particularly
female-headed households, who may be supporting children or a family with only one income. In
Unincorporated Alameda County, most households are married-couple family households (53
percent), followed by single-person households (21 percent). Female-headed family households
make up 13 percent of all households (see Figure A-25).

Figure A-25: Household Type, 2019
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Notes:

For data from the Census Bureau, a “family household” is a household where two or more people are related by birth, marriage, or
adoption. “Non-family households” are households of one person living alone, as well as households where none of the people are
related to each other.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B11001)
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Female-headed households with children may face particular housing challenges, with pervasive
gender inequality resulting in lower wages for women. Moreover, the added cost and need for
childcare can make finding a home that is affordable more challenging. Among female-headed
households in Unincorporated Alameda County, 59 percent (3,846 households) have children.
20 percent (768 households) of female-headed households with children are below the federal
poverty line compared to six percent (149 households) of female-headed households without

children (see Figure A-26).
Figure A-26: Female-Headed Households by Poverty Status, 2019, Unincorporated Alameda County
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Notes:

The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not
correspond to Area Median Income.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year Data (2015-
2019), Table B17012)

Persons with Disabilities

Persons with disabilities face additional housing challenges. Encompassing a broad group of
individuals living with a variety of physical, cognitive, and sensory impairments, many people with
disabilities live on fixed incomes and require specialized care, yet often rely on family members
for assistance due to the high cost of care.

When it comes to housing, people with disabilities are not only in need of affordable housing but
accessibly designed housing, which offers greater mobility and opportunity for independence.

Unfortunately, the need typically outweighs what is available, particularly in a housing market with
such high demand. People with disabilities are at a high risk for housing insecurity, homelessness,
and institutionalization, particularly when they lose caregivers (such as parents or family
members) due to aging. Overall, 15,576 residents in Unincorporated Alameda County (11
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percent), have a disability of any kind. Figure A-27 shows the rates at which different disabilities
are present among residents of Unincorporated Alameda County.

Figure A-27: Disability by Type, 2019, Unincorporated Alameda County
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These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one
disability. These counts should not be summed. The Census Bureau provides the following definitions for these
disability types: Hearing difficulty: deaf or has serious difficulty hearing. Vision difficulty: blind or has serious difficulty
seeing even with glasses. Cognitive difficulty: has serious difficulty concentrating, remembering, or making
decisions. Ambulatory difficulty: has serious difficulty walking or climbing stairs. Self-care difficulty: has difficulty
dressing or bathing. Independent living difficulty: has difficulty doing errands alone such as visiting a doctor’s office
or shopping.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B18102, Table B18103, Table B18104, Table B18105, Table B18106, Table B18107)

State law also requires Housing Elements to examine the housing needs of people with
developmental disabilities. Developmental disabilities are defined as severe, chronic, and
attributed to a mental or physical impairment that begins before a person turns 18 years old. This
can include Down’s Syndrome, autism, epilepsy, cerebral palsy, and mild to severe mental
retardation. Some people with developmental disabilities are unable to work, rely on
Supplemental Security Income, and live with family members. In addition to their specific housing
needs, they are at increased risk of housing insecurity after an aging parent or family member is
no longer able to care for them.
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In Unincorporated Alameda County, children and teens (under the age of 18) account for 53
percent of residents with a developmental disability, while adults account for 47 percent (see
Table A-10). The most common living arrangement for individuals with developmental disabilities
in Unincorporated Alameda County is the home of a parent, family member, or guardian (see
Table A-11).

Table A-10: Population with Developmental Disabilities by Age, 2020, Unincorporated Alameda County

Age Group Number of People with a Developmental Disability

Age Under 18 944
Age 18+ 850
Notes:

Universe: Population with developmental disabilities

The California Department of Developmental Services is responsible for overseeing the coordination and delivery of services
to more than 330,000 Californians with developmental disabilities including cerebral palsy, intellectual disability, Down
syndrome, autism, epilepsy, and related conditions. The California Department of Developmental Services provides ZIP code
level counts. To get jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block
population counts from Census 2010 SF1 to determine the share of a ZIP code to assign to a given jurisdiction.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Developmental Services,
Consumer Count by California ZIP Code and Age Group (2020))

Table A-11: Population with Developmental Disabilities by Residence, 2020, Unincorporated Alameda County

Residence Type Number of People with a Developmental Disability

Home of Parent/Family/Guardian 1,471
Community Care Facility 156
Independent/Supported Living 85
Other 37
Foster/Family Home 30
Intermediate Care Facility 29
Notes:

The California Department of Developmental Services is responsible for overseeing the coordination and delivery of services to
more than 330,000 Californians with developmental disabilities including cerebral palsy, intellectual disability, Down syndrome,
autism, epilepsy, and related conditions. The California Department of Developmental Services provides ZIP code level counts. To
get jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block population counts from
Census 2010 SF1 to determine the share of a ZIP code to assign to a given jurisdiction.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Developmental Services, Consumer
Count by California ZIP Code and Age Group (2020))
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Residents Living Below the Poverty Level

The federal poverty level is an estimate of the minimum annual income a household would need
to pay for essentials, such as food, housing, clothes, and transportation. This level considers the
number of people in a household, their income, and the state in which they live. In Unincorporated
Alameda County, 9.0 percent of the total population (12,488 residents) is below the poverty line,
slightly lower than the rate of poverty in Alameda County (9.9 percent) (see Table A-12).

Table A-12: Poverty Status, 2019

‘Unincorporated Alameda County Alameda County

% of Population Below Poverty Level 9.0% 9.9%

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019) Table S1701

As mentioned above, female-headed households with children experience poverty at a
disproportionately higher rate than those without children or the overall population, with 20 percent
of female-headed households with children living below the federal poverty level in
Unincorporated Alameda County.

People of color are more likely to experience poverty and financial instability as a result of federal
and local housing policies that have historically excluded them from the same opportunities
extended to White residents. These economic disparities also leave communities of color at
higher risk for housing insecurity, displacement, or homelessness. In Unincorporated Alameda
County, Black or African American (Hispanic and Non-Hispanic) residents experience the highest
rates of poverty (see Figure A-28).
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Figure A-28: Poverty Status by Race, 2019, Unincorporated Alameda County
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Notes:

Universe: Population for whom poverty status is determined

The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not correspond
to Area Median Income. For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However,
data for the white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as
white and Hispanic/Latinx may have very different experiences within the housing market and the economy from those who identify as
white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in this table are
not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the population for whom poverty status is
determined for this jurisdiction. However, all groups labeled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the
data for these groups is equivalent to the population for whom poverty status is determined.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B17001(A-1))

Farmworkers

The California Department of Housing and Community Development (HCD) identifies
farmworkers as having special housing needs due to their limited income and the unstable nature
of their employment.? Farmworkers are some of the lowest-paid workers in the U.S., according to
a 2021 report from The Economic Policy Institute. On average, farmworkers in 2020 earned
about $14.62 per hour, “far less than even some of the lowest-paid workers in the U.S. labor force.’
Farmworkers are also more likely to have temporary and changing housing needs. Over the past
two decades, along with efforts to assure overtime pay and a decent wage, there has been a shift
to a more permanent workforce for many farms. This trend has shifted the bulk of the housing
need from seasonal housing for migrant workers to permanently affordable housing for low-wage
working families. Farmworkers commuting to their place of work often experience long commutes,
75 miles on average according to the U.S. Department of Agriculture.

2 California Department of Housing and Community Development, Farmworkers.
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According to the U.S. Department of Agriculture Census of Farmworkers, the number of
permanent farm workers in Alameda County has decreased since 2002, totaling 305 in 2017. The
number of seasonal farm workers has also decreased, totaling 288 in 2017 (see Figure A-29).

Although publicly available data does not provide an estimate specifically for the number of
farmworkers in Unincorporated Alameda County, less than one percent of residents work in the
agriculture and forestry industry according to 2019 ACS data (see Figure A-11).

Figure A-29: Farm Operations and Farm Labor by County, 2002-2017, Alameda County
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Notes:
Universe: Hired farm workers (including direct hires and agricultural service workers who are often hired through labor contractors)

Farm workers are considered seasonal if they work on a farm less than 150 days a year, while farm workers who work on a farm
more than 150 days are considered to be permanent workers for that farm.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Agriculture, Census of Farmworkers
(2002, 2007, 2012, 2017), Table 7: Hired Farm Labor)

In Unincorporated Alameda County, the migrant worker student population totaled 36 students in
the 2019-20 school year and has decreased by 51 percent since the 2016-17 school year. Across
the Bay Area, the student migrant worker population declined by 2.4 percent since the 2016-17
school year, and County experienced a 9.6 percent decrease in the number of migrant worker
students since the 2016-17 school year (see Table A-13).
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Table A-13: Migrant Worker Student Population, 2016-2020

Academic Year ‘ Unincorporated Alameda County Alameda County Bay Area
2016-17 73 874 4,630
2017-18 91 1,037 4,607
2018-19 44 785 4,075
2019-20 36 790 3,976
Notes:

Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 30),
public schools

The data used for this table was obtained at the school site level, matched to a file containing school locations, geocoded
and assigned to jurisdiction, and finally summarized by geography.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Education, California Longitudinal Pupil
Achievement Data System (CALPADS), Cumulative Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019,
2019-2020))

People Experiencing Homelessness

Homelessness remains an urgent challenge in many communities across California, reflecting a
range of social, economic, and psychological factors. Rising housing costs result in increased
risks of community members experiencing homelessness. Far too many residents who have
found themselves housing insecure have ended up unhoused or homeless in recent years, either
temporarily or longer term. Addressing the specific housing needs of the unhoused population
remains a priority throughout the Region, particularly since homelessness is disproportionately
experienced by people of color, people with disabilities, those struggling with addiction, and those
dealing with traumatic life circumstances. Of the 8,022 reported homeless persons in Alameda
County, most are in households without children and are unsheltered (6,276 persons, or 84
percent). Among those experiencing homelessness in households with children, 497 are
sheltered in an emergency shelter or transitional housing (see Table A-14).
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Table A-14: Homelessness by Household Type and Shelter Status, 2019, Alameda County

People in People in People in
Variable Households Households Households
Composed Solely of with Adults without Children

Children Under 18 and Children Under 18
Sheltered — Emergency Shelter 16 322 825
Sheltered — Transitional Housing 4 175 368
Unsheltered 9 27 6,276
Totals 29 524 7,469
Notes:

This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC
Homeless Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless
persons on a single night during the last ten days in January.

Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level.

Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC)
Homeless Populations and Subpopulations Reports (2019)

As noted previously, people of color are more likely to experience poverty and financial instability
as a result of federal and local housing policies that have historically excluded them from the
same opportunities extended to White residents. Consequently, people of color are often
disproportionately impacted by homelessness, particularly Black or African American residents of
the Bay Area.

In Alameda County, Black or African American (Hispanic and Non-Hispanic) residents represent
the largest proportion of residents experiencing homelessness and account for 47.3 percent of
the homeless population while only making up 10.6 percent of the overall population (see Figure
A-30).
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Figure A-30: Racial Group Share of General and Homeless Populations, 2019, Alameda County
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This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless Assistance
Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the last ten
days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per HCD’s
requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing
homelessness. HUD does not disaggregate racial demographic data by Hispanic/Latinx ethnicity for people experiencing
homelessness. Instead, HUD reports data on Hispanic/Latinx ethnicity for people experiencing homelessness in a separate table.
Accordingly, the racial group data listed here includes both Hispanic/Latinx and non-Hispanic/Latinx individuals.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Continuum of Care (CoC) Homeless Populations and Subpopulations Reports (2019); U.S. Census Bureau,
American Community Survey 5-Year Data (2015-2019), Table BO1001(A-I))

In Alameda County, Hispanic or Latinx residents represent 17.3 percent of the population
experiencing homelessness, while Hispanic or Latinx residents comprise 22.5 percent of the
general population (see Figure A-31).
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Figure A-31: Latinx Share of General and Homeless Populations, 2019, Alameda County
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Universe: Population experiencing homelessness

This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless Assistance
Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the last ten
days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per HCD’s
requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing
homelessness. The data from HUD on Hispanic/Latinx ethnicity for individuals experiencing homelessness does not specify racial
group identity. Accordingly, individuals in either ethnic group identity category (Hispanic/Latinx or non-Hispanic/Latinx) could be of
any racial background.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Continuum of Care (CoC) Homeless Populations and Subpopulations Reports (2019); U.S. Census Bureau,
American Community Survey 5-Year Data (2015-2019), Table BO1001(A-I))

Many of those experiencing homelessness are dealing with severe health and safety issues
including mental illness, substance abuse, and domestic violence, which are potentially life
threatening and require additional assistance. In Alameda County, there are many homeless
individuals challenged by severe mental iliness (2,590 residents). Among those experiencing
homelessness with a mental iliness, 78.3 percent are unsheltered (see Figure A-32), which adds
to the difficulty of providing regular care or access to vital services for these individuals.
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Figure A-32: Characteristics for the Population Experiencing Homelessness, 2019, Alameda County
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This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless Assistance
Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the last ten
days in January. Each Bay Area County is its own CoC, and so the data for this table is provided at the county-level. Per HCD’s
requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing
homelessness. These challenges/characteristics are counted separately and are not mutually exclusive, as an individual may
report more than one challenge/characteristic. These counts should not be summed.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Continuum of Care (CoC) Homeless Populations and Subpopulations Reports (2019))

In Unincorporated Alameda County, the student population experiencing homelessness totaled
451 during the 2019-20 school year (see Table A-15). Across the Bay Area, there were 13,718
students experiencing homelessness. Since the 2016-17 school year the Unincorporated
Alameda County student population experiencing homelessness decreased by 13.1 percent, and
the Bay Area population of students experiencing homelessness decreased by 8.5 percent.
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Table A-15: Students in Local Public Schools Experiencing Homelessness, 2016-2020

Unincorporated Alameda

Academic Year County Alameda County Bay Area
2016-17 519 3,531 14,990
2017-18 571 3,309 15,142
2018-19 495 3,182 15,427
2019-20 451 2,870 13,718

Notes:

Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1
to June 30), public schools

The California Department of Education considers students to be homeless if they are unsheltered, living in
temporary shelters for people experiencing homelessness, living in hotels/motels, or temporarily doubled up
and sharing the housing of other persons due to the loss of housing or economic hardship. The data used
for this table was obtained at the school site level, matched to a file containing school locations, geocoded
and assigned to jurisdiction, and finally summarized by geography.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Department of Education,

California Longitudinal Pupil Achievement Data System (CALPADS), Cumulative Enroliment
Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020))

Emergency Shelters/Transitional Housing

Emergency shelters and transitional housing facilities that serve domestic violence victims and
formerly homeless individuals and families located in Unincorporated Alameda County are listed
in Table A-16. The Governmental Constraints section (Appendix C) discusses how the County’s
zoning code permits emergency shelters.
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Table A-16: Services and Housing Resources for Persons and Families Experiencing
Homelessness in Unincorporated Alameda County Homeless Facilities

Location

Capacity

Services

Lorenzo Creek

22198 Center
St, Castro Valley

9-unit permanent supportive housing for
individuals and families with mental
illness, chronic substance abuse, or
health issues (entire development is 28
units)

Permanent supportive
housing assistance

IAlameda County
Impact Program

N/A

Permanent supportive housing for
individuals with history of chronic
homelessness or law enforcement

Permanent rental subsidies

Banyan House

21568 Banyan

24-bed transitional housing units for 8

Housing services

Housing

Transitional Housing[St, Hayward families with children in Cherryland

Bessie Coleman 2520 Barbers  [52-unit permanent supportive housing |Case management,
Court/Alameda Point Road, development for formerly homeless support groups, community
Point Transitional  |Alameda survivors of domestic violence. gatherings, clothing and

household items, and life
skills training

Southern Alameda
County
Housing/Jobs
Linkages Program

224 Winton Ave
#108, Hayward

Seven agency collaborative program led
by Alameda County Housing and
Community Development Agency
serving 47 families at one time

ITransitional housing
subsidies, job preparation
and placement, case
management

Realignment
Housing Program

Multiple provider
locations

Long-term housing assistance for
individuals on probation supervision
under Criminal Justice Realignment

Housing case management
and assistance

Reciprocal
Integrated Services
for Empowerment
Project

224 Winton Ave
#108, Hayward

IAgency collaboration providing
supportive services to 155 individuals
and families per year

Home service visits,
permanent housing
assistance

Eden Information 570 B St, 2-1-1 telephone hotline for healthcare |Fair Housing counseling
and Referral Hayward and human services and referrals and investigation services
Family Emergency [21455 Birch St. |Operates shelters for 60 homeless Family needs assessment,
Shelter Coalition #5, Hayward individuals/families per year case management

Seventh Step

475 Medford

32-bed shelter for men currently serving

[Transitional housing

Independent Living

Foundation Ave, Hayward [parole transitioning from prison system [services

Spectrum 2621 Barrington [Meal services for low-income individuals [Meal and nutrition services
Community Services|Ct, Hayward and families

Community 439 A St, Services individuals with disabilities Independent living support
Resources for Hayward services

Hope 4 the Heart

22035 Meekland
Ave, Hayward

Food and household resources for
families experiencing food insecurity

Meal and grocery services

Building
Opportunities for
Self Sufficiency

1918 University
Ave #2A,
Berkeley

Housing and support services for
homeless and low-income individuals
and people with disabilities

Shelter Plus Care program,
transitional and permanent
housing services

IAbode Services

40849 Fremont
Blvd, Fremont

Transitional and permanent housing
provider, homelessness prevention

Housing and
homelessness services

Churches

\Various

\Varies

Lodging and meals

Source: Alameda County, 5" Housing Element Cycle
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Resources for People Experiencing Homelessness

The Alameda County Continuum of Care (CoC), whose lead agency is EveryOne Home, is a
network of private and public sector homeless service providers, designed to promote community-
wide planning and the strategic use of resources to address homelessness. EveryOne Home
manages the County’s coordinated entry service to ensure equitable access to services for
persons experiencing homelessness. The CoC seeks to improve access to and effect utilization
of mainstream programs by people who are experiencing or are at-risk of becoming homeless.
These services include emergency shelters, transitional and permanent housing, homeless
prevention rental assistance, and general wraparound supportive services. Additionally, the CoC
seeks to improve and expand the collection of data across the County, develops performance
measurements, and allows for each community to tailor its program to the particular strengths
and challenges within that community.

Non-English Speakers

California adopted a bilingual state constitution in 1849 and has long been an immigration
gateway to the United States, which means that many languages are spoken throughout the Bay
Area.? Since learning a new language is universally challenging, it is not uncommon for residents
who have immigrated to the United States to have limited English proficiency. This limit can lead
to additional disparities if there is a disruption in housing, such as an eviction because residents
might not be aware of their rights or they might be wary to engage due to immigration status
concerns.

In Unincorporated Alameda County, nine percent of residents five years and older identify as
speaking English not well or not at all, which is a slightly higher share than in Alameda County
and the Region (see Figure A-33).

% The provision for bilingual publication of laws, decrees and regulations was removed in the subsequent
California Constitution of 1878
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Figure A-33: English Proficiency—Population Over Five Years of Age, 2019
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B16005)

A.3.5 Displacement

Because of increasing housing prices, displacement is a major concern in the Bay Area.
Displacement has the most severe impacts on low- and moderate-income residents. When
individuals or families are forced to leave their homes and communities, they also lose their
support network.

The University of California, Berkeley has mapped all neighborhoods in the Bay Area, identifying
their risk for displacement. As communicated in Figure A-34, they find that in Unincorporated
Alameda County, 24 percent of households live in neighborhoods that are susceptible to or
experiencing displacement, and 3.5 percent live in neighborhoods at risk of or undergoing
gentrification.

Equally important, some neighborhoods in the Bay Area do not have housing appropriate for a
broad section of the workforce. UC Berkeley estimates that 17 percent of households in
Unincorporated Alameda County live in neighborhoods where low-income households are likely
to be excluded due to prohibitive housing costs.
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Figure A-34: Households by Displacement Risk and Tenure, 2019, Unincorporated Alameda County
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Displacement data is available at the census tract level. Staff aggregated tracts up to jurisdiction level using census 2010
population weights, assigning a tract to jurisdiction in proportion to block level population weights. Total household count may differ
slightly from counts in other tables sourced from jurisdiction level sources. Categories are combined as follows for simplicity: At risk
of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive At risk of or
Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification Stable Moderate/Mixed
Income: Stable Moderate/Mixed Income Susceptible to or Experiencing Displacement: Low- Income/Susceptible to Displacement;
Ongoing Displacement Other: High Student Population; Unavailable or Unreliable Data.

Source: Urban Displacement Project for classification, American Community Survey 5-Year Data (2015-2019),

Table B25003 for tenure.
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Section A4 Housing Stock Characteristics

A.41 Housing Type and Vacancy

In recent years, most housing produced in the Region and across the State consisted of single-
family homes and larger multi-unit buildings. However, some households are increasingly
interested in “missing middle housing” — including duplexes, triplexes, townhomes, cottage
clusters, and accessory dwelling units (ADUs). These housing types may open up more options
across incomes and tenure, from young households seeking homeownership options to seniors
looking to downsize and age in place.

In 2020, 67 percent of Unincorporated Alameda County’s housing stock was made up of single-
family detached homes, eight percent of single-family attached homes, six percent of multifamily
homes with 2 to 4 units, 17 percent multifamily homes with five or more units, and two percent
mobile homes (see Figure A-35). The housing type that experienced the most growth in
Unincorporated Alameda County between 2010 and 2020 was multifamily housing with two to
four units (see Table A-17).

Figure A-35: Housing Type Trends, 2010 and 2020, Unincorporated Alameda County
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Table A-17: Housing Type Trends, 2010 and 2020, Unincorporated Alameda County

2010 2020 Unit Change % Change

2010-2020 2010-2020

Single-Family Home: o
Attached 4,126 | 4,136 10 0.2%
Single-Family Home: 34,474 (34,524 50 0.1%
Detached

Multifam'ily Housing: Two to 3116 | 3,263 147 4.7%
Four Units

Multlfamlly Housing: Five- 8341 | 8,537 196 2.3%
plus Units

Mobile Homes 965 968 3 0.3%
Total 51,022 |51,428 406 0.8%
Source: California Department of Finance, E-5 series

The Census Bureau classifies a unit as vacant if no one is occupying it when census interviewers
are conducting the American Community Survey or Decennial Census. Vacant units classified as
“for recreational or occasional use” are those that are held for short-term periods of use throughout
the year. Accordingly, vacation rentals and short-term rentals like AirBnB are likely to fall into this
category. The Census Bureau classifies units as “other vacant” if they are vacant due to
foreclosure, personal/family reasons, legal proceedings, repairs/renovations, abandonment,
preparation for being rented or sold, or vacant for an extended absence for reasons such as a
work assignment, military duty, or incarceration. In a Region with a thriving economy and housing
market like the Bay Area, units being renovated/repaired and prepared for rental or sale are likely
to represent a large portion of the “other vacant” category. The need for seismic retrofitting in
older housing stock could also influence the proportion of “other vacant” units in some jurisdictions.

Vacant units make up three percent of the overall housing stock in Unincorporated Alameda
County, compared to five percent in the County and six percent in the Region. Of the 1,704 vacant
units in Unincorporated Alameda, there are 383 vacant units available for rent, 148 available to
buy, and 795, or 47 percent, are classified as ‘other vacant’. This is consistent with County and
regional trends, which illustrate a variety of vacancy types. (see Figure A-36).4

4 The vacancy rates by tenure is for a smaller universe than the total vacancy rate first reported, which in principle
includes the full stock (2.5 percent). The vacancy by tenure counts are rates relative to the rental stock (occupied and
vacant) and ownership stock (occupied and vacant) - but exclude a significant number of vacancy categories, including
the numerically significant “other vacant”.
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Figure A-36: Vacant Units by Type, 2019
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25004)

A.4.2 Housing Tenure

The number of residents who own their homes compared to those who rent their homes can
help identify the degree of potential housing insecurity or instability, meaning the number of
persons or households that may lose access to housing for a variety of reasons, including
overpayment, overcrowding, or lack of housing options. Generally, renters may be displaced if
rental prices increase. In Unincorporated Alameda County, there are a total of 49,459 housing
units, and fewer residents rent than own their homes (39 percent versus 61 percent) (see Figure
A-37). By comparison, 46 percent of households in Alameda County are renters and 44 percent
of Bay Area households rent their homes.

More households in Ashland and Cherryland rent their home compared to other communities in
Unincorporated Alameda County. In Cherryland, 75 percent of households are renters, and in
Ashland 64 percent of households are renters.
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Figure A-37: Housing Tenure, 2019
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Figure A-38: Housing Tenure, 2019, Unincorporated Alameda County CDPs
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Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003

In many cities and counties, homeownership rates for households in single-family homes are
substantially higher than the rates for households in multi-family housing. In Unincorporated
Alameda County, 82 percent of households in detached single-family homes are homeowners,
while seven percent of households in multi-family housing are homeowners (see Figure A-38).
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Figure A-39: Housing Tenure by Housing Type, 2019, Unincorporated Alameda County
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Within Unincorporated Alameda County, housing typologies and their respective tenure reflect
the percentage of the population that rent or own their residence (see Figure A-39). Owner
occupied detached single-family homes comprise the largest percentage of occupied residences
in all but two CDPs, Ashland and Cherryland. These CDPs, with 64 percent and 75 percent
respectively of all residences being renter occupied, have a plurality of households residing in
renter occupied multi-family residences. Ashland has 46 percent and Cherryland has 31 percent
of households renting multi-family housing (see Table A-18).
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Table A-18: Housing Type by Housing Tenure, 2019, Unincorporated Alameda County CDPs

Detached Single- Attached Single- Multi-Family _ Boat, RV, Van, or
. . i Mobile Homes
Family Family Housing (0]{,1-1¢

Owned @ Rented Owned Rented | Owned Rented Owned Rented Owned Rented

Ashland 73% 27% 42% 58% 2% 98% | 61% | 39% 0% 100%
3:3;‘;7 88% 12% 65% 35% 1% 89% | 59% | 41% | 100% 0%
Cherryland | 42% 58% 18% 82% 7% 93% | 35% | 65% | 100% 0%
Fairview 91% 9% 55% 45% 12% 88% n/a n/a n/a n/a
fg:‘enzo 83% 17% 59% 41% 1% 99% | 75% | 25% 0% 100%
Sunol 81% 19% 14% 86% n/a n/a 50% 50% n/a n/a

Notes: Due to rounding, not all columns may add up to 100%.
Universe: Occupied housing units

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25032

Homeownership rates often vary considerably across race/ethnicity in the Bay Area and
throughout the country. These disparities not only reflect differences in income and wealth but
also stem from federal, state, and local policies that limit access to homeownership for
communities of color while facilitating homebuying for white residents. While many of these
policies, such as redlining, have been formally disbanded, the impacts of race-based policy are
still evident across Bay Area communities.

In Unincorporated Alameda County, 27.7 percent of Black or African American households owned
their homes, while homeownership rates were 77.5 percent for Asian or Pacific Islander
households, 43.4 percent for Hispanic or Latinx households, and 66.1 percent for White
households (see Table A-19). Notably, recent changes to state law require local jurisdictions to
examine these dynamics and other fair housing issues when updating their Housing Elements.
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Table A-19: Housing Tenure by Race of Householder, 2019, Unincorporated Alameda County

o, 0,
Occupied IS Occupied

Total # of
Households

Owner
Occupied

Racial/Ethnic Group

American Indian or Alaska

Native (Hispanic and Non- 184 50.0% 184 50.0% 368
Hispanic)

ﬁlss'z'; ! igp' (Hispanic and Non- | g g5 77.5% 2,339 22.5% 10,404
Black or African American o o

(Hispanic and Non-Hispanic) 1,478 27.7% 3,850 72.3% 5,328
Hispanic or Latinx 5,006 43.4% 6,530 56.6% 11,536
Other Race or Multiple Races 2,236 40.9% 3,237 59.1% 5,473
(Hispanic and Non-Hispanic)

mggrfi':'fpa”": and Non- 18,436 66.1% 9,450 33.9% 27,886
White, Non-Hispanic 15,020 72.4% 5,712 27.6% 20,732
Notes:

Universe: Occupied housing units

For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the
white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as
white and Hispanic/Latinx may have very different experiences within the housing market and the economy from those who
identify as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups
reported in this table are not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total
number of occupied housing units for this jurisdiction. However, all groups labeled “Hispanic and Non-Hispanic” are
mutually exclusive, and the sum of the data for these groups is equivalent to the total number of occupied housing units.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey
5-Year Data (2015-2019), Table B25003(A-1))

The age of residents who rent or own their home can also signal the housing challenges a
community is experiencing. Younger households tend to rent and may struggle to buy a first home
in the Bay Area due to high housing costs. At the same time, senior homeowners seeking to
downsize may have limited options to move or downsize in an expensive housing market.

In Unincorporated Alameda County, 55 percent of householders between the ages of 25 and 44
are renters compared to 24 percent of householders over 65 years of age. 90 percent of
householders aged 15 to 24 are renters (see Figure A-40).
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Figure A-40: Housing Tenure by Age, 2019, Unincorporated Alameda County
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A43

Housing Units Permitted

Between 2015 and 2019, 512 housing units were issued permits in Unincorporated Alameda
County. Of these housing units permitted, 47 percent were for above moderate-income housing,
7 percent were for moderate-income housing, and 46 percent were for low- or very low-income

housing (see Table A-20).
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Table A-20: Housing Permitting, 2020, Unincorporated Alameda County

Income Group Number of Units

Above Moderate-Income Permits 241
Moderate-Income Permits 120
Low-Income Permits 116
Very Low-Income Permits 35
Notes:

Universe: Housing permits issued between 2015 and 2019

HCD uses the following definitions for the four income categories: Very Low Income: units affordable to
households making less than 50% of the Area Median Income for the county in which the jurisdiction is
located. Low Income: units affordable to households making between 50% and 80% of the Area Median
Income for the county in which the jurisdiction is located. Moderate Income: units affordable to households
making between 80% and 120% of the Area Median Income for the county in which the jurisdiction is located.
Above Moderate Income: units affordable to households making above 120% of the Area Median Income for
the county in which the jurisdiction is located.

Sources: ABAG 2021 Pre-certified Housing Needs Data (California Department of Housing and
Community Development (HCD), 5th Cycle Annual Progress Report Permit Summary (2020))

A4.4 Housing Age and Condition

The age of housing stock is a key indicator of the community’s overall housing condition. As
homes get older, there is a greater need for maintenance, repair, and/or replacement of key
infrastructure systems. If not properly addressed, an aging housing stock can represent poorer
living standards, incur more expensive repair costs and, under certain conditions, lower overall
property values.

Production has not kept up with housing demand for several decades in the Bay Area, as the total
number of units built and available has not yet come close to meeting the population and job
growth experienced throughout the Region.

In Unincorporated Alameda County, the largest proportion of the housing stock was built between
1940 to 1959, with 20,280 units constructed during this period, which is approximately 39.6
percent of housing units (see Figure A-41). The housing stock in Alameda County as a whole is
newer, with the largest portion of units built between 1960 and 1979. Of Alameda County's
housing stock, 39.2 percent was built before 1960 while 45.8 percent of Unincorporated Alameda
County’s housing stock was built before 1960. Only 423 units, or 0.8 percent of the current
housing stock, was built after 2010. In Alameda County, 3.2 percent of housing units were built in
2010 or later. Figure A-42 displays the housing stock age for each CDP within Alameda County,
all of which had the largest share of homes built between 1940 and 1959, with the exception of
Sunol. In Sunol, most homes were built in 1939 or earlier.
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Figure A-41: Housing Units by Year Structure Built, 2019, Unincorporated Alameda County
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Figure A-42: Housing Units by Year Structure Built, 2019, Unincorporated Alameda County CDPs
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Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25034

Substandard Housing

Housing costs in the Region are among the highest in the country, which could result in
households, particularly renters, needing to live in substandard conditions in order to afford
housing. Generally, there is limited data on the extent of substandard housing issues in a
community. However, the Census Bureau gathers data to gain a sense of some of the
substandard conditions that may be present, including lack of kitchen facilities or lack of plumbing.
In Unincorporated Alameda County, 1.4 percent of renters reported lacking a kitchen and 0.6
percent of renters lack plumbing, compared to 0.3 percent of owners who lack a kitchen and 0.2
percent of owners who lack plumbing (Source: ABAG 2021 Pre-certified Housing Needs Data
(U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019)).
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Since 2020, 79 code enforcement cases regarding substandard housing conditions have been
filed with the County®. These cases mostly involved unpermitted construction and conversion of
garages into ADUs, fire damage to property, and unsafe structures such as hazardous wiring and
plumbing. The County works diligently with property owners to address these issues and currently
has approximately seven active cases related to substandard housing conditions.

The County’s Code Enforcement and Building Division staff estimate that 515 units in Alameda
County require major rehabilitation. This estimate is based on the data on units experiencing
substandard housing issues provided by ABAG, which comes from the American Community
Survey 5-Year Data (2015-2019). The County will continue to implement its code inspection and
enforcement program to address substandard housing conditions (Program 5.C.).

Section A.5 Housing Costs and Affordability

A.5.1 Ownership Costs

Home prices reflect a complex mix of supply and demand factors, including an area’s
demographic profile, labor market, prevailing wages and job outlook, coupled with land and
construction costs. In the Bay Area, the costs of housing have long been among the highest in
the nation. The typical home value in Unincorporated Alameda County was estimated at $902,180
as of December 2020, per data from Zillow (see Figure A-43). By comparison, the typical home
value is $951,380 in Alameda County and $1,077,230 in the Bay Area. In Unincorporated
Alameda County, the largest share of owner-occupied homes was valued at $500k-$750k (see
Figure A-44).

The region’s home values have increased steadily since 2000, besides a decrease during the
Great Recession. The rise in home prices has been especially steep since 2012, with the median
home value in the Bay Area nearly doubling during this time. Since 2001, the typical home value
has increased 147.6 percent in Unincorporated Alameda County from $364,320 to $902,180 (see
Figure A-43).

5 This information is current through March 31, 2023.
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Figure A-43: Zillow Home Value Index (ZHVI), 2001-2020
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Source: Zillow Home Value Index (ZHVI)
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Figure A-44: Home Values of Owner-Occupied Units, 2019
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25075)

Home values are significantly higher in Sunol compared to other communities in Unincorporated
Alameda County. In 2020, the Zillow home value index (ZHVI) was $1,276,418 for Sunol, which
was $374,234 or 41 percent more than for all of Unincorporated County (see Figure A-45). Homes
in Cherryland, Ashland, San Lorenzo, and Fairview are all below the Unincorporated Alameda
County ZHVI of $902,184. In 2020 Cherryland had the lowest ZHVI at $660,283, which was
$241,901 or 27 percent less than the Unincorporated Alameda County ZHVI.
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Figure A-45: Zillow Home Value Index (ZHVI), 2020, Unincorporated Alameda County CDPs
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For unincorporated areas, the value is a population weighted average of unincorporated communities in the county matched to
census-designated population counts. Data for Castro Valley, San Lorenzo, and Sunol is taken from ZHVI city level data. Data for
Cherryland and Fairview is taken from ZHVI neighborhood level data. Due to due to irregular and overlapping zip code boundaries,

Ashland is approximated by zip code 94578 taken from ZHVI zip code level data

Source: Zillow Home Value Index (ZHVI)
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Table A-21: Housing Values, 2019, Unincorporated Alameda County CDPs

. Castro .. San

Housing Values Ashland Valley Cherryland Fairview Lorenzo

Less than $100,000 5% 2% 2% 1% 2% 0%
$100,000 to ) - - - - :
$199.999 4% 1% 4% 1% 1% 0%
ggggggg © 7% 1% 5% 1% 1% 2%
ggggggg © 14% 3% 15% 5% 5% 2%
3388’888 o 20% 8% 27% 16% 19% 5%
ggggggg © 42% 36% 36% 46% 62% 16%
%33’383 to 6% 33% 11% 19% 8% 15%
21 ’288'888 © 1% 14% 0% 7% 1% 17%
gl 'ggg'ggg © 0% 1% 0% 1% 0.3% 6%
$2,000,000 or more 1% 1% 0% 2% 0.5% 38%

Notes:

Universe: Owner-occupied units

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25075

A.5.2 Rental Costs

Similar to home values, rents have also increased dramatically across the Bay Area in recent
years. Many renters have been priced out, evicted, or displaced, particularly communities of color.
Residents finding themselves in one of these situations may have had to choose between
commuting long distances to their jobs and schools or moving out of the region, and sometimes,
out of the State.

Based on U.S. Census data, which often lags market valuations, 34.8 percent of rental units in
Unincorporated Alameda County rented for more than $1,500-2,000 per month, followed by 28.9
percent of units renting in the $1,000-$1,500 per month category (see Figure A-46). This is
consistent with the Region, where a majority of units are available at rents between $1,500-$2,000
per month.
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Figure A-46: Contract Rents for Renter-Occupied Units, 2019
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Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25056)

Appendix A: Demographics and Housing Needs Assessment Unincorporated Alameda County | A-65



Alameda County Housing Element Public Review Draft - August 2023

According to U.S. Census data, since 2009, rent increases in Unincorporated Alameda County
have outpaced the County but were less than for the Bay Area. From 2009 to 2019, median rent
increased by 49.5 percent in Unincorporated Alameda County, from $1,180 to $1,580 per month
(see Figure A-47). In Alameda County, the median rent has increased 36 percent, from $1,240 to
$1,690. The median rent in the Region has increased significantly during this time from $1,200 to
$1,850, a 54 percent increase. In 2019, the median rent in Unincorporated Alameda County was
$1,589 per month, 6 percent lower than the County ($1,692) and 16 percent lower than the Region
($1,849). Castro Valley ($1,698), San Lorenzo ($1,655), and Fairview ($1,652) all have rents
greater than the Unincorporated Alameda County median, whereas Cherryland ($1,575), Ashland
($1,511), and Sunol ($1,411), all fall below the median (see Figure A-48).

Figure A-47: Median Contract Rent, 2009-2019
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Universe: Renter-occupied housing units paying cash rent
For unincorporated areas, the median is calculated using distribution in B25056.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data releases, starting with 2005-2009 through 2015-2019, B25058, B25056 (for unincorporated areas). County and
regional counts are weighted averages of jurisdiction median using B25003 rental unit counts from the relevant year)
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Figure A-48: Unincorporated Alameda County CDPs Median Contract Rent, 2019
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Notes:
Universe: Renter-occupied housing units paying cash rent
Source: U.S. Census Bureau, American Community Survey 5-Year Data release, Table B25058

A.5.3 Overpayment

A standard measure of housing affordability can be determined by comparing the cost of market-
rate housing to the price residents can afford to pay for housing based on their income levels. A
household is considered “cost-burdened” if it spends more than 30 percent of its monthly income
on housing costs, while those who spend more than 50 percent of their income on housing costs
are considered “severely cost-burdened.” Low-income residents are the most impacted by high
housing costs and experience the highest rates of cost burden. When a household is overpaying
for housing costs, the household has less income for other necessities, including health care,
food, and clothing. Spending such large portions of their income on housing puts low-income
households at higher risk of displacement, eviction, or homelessness. In the event of unexpected
circumstances, such as loss of employment and health problems, lower-income households with
burdensome housing costs are more likely to become homeless or be forced to double up with
other households, which can lead to overcrowded conditions.
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Unincorporated Alameda County has a similar proportion of cost-burdened households compared
to the County and the Bay Area. Of Unincorporated Alameda County’s households, approximately,
21 percent are cost burdened and 16 percent are severely cost burdened. In the County, 20
percent are cost burdened, and 17 percent are severely cost burdened (see Figure A-49).

Figure A-49: Cost Burden Severity, 2019
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Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities).
For owners, housing cost is "select monthly owner costs", which includes mortgage payment, utilities, association fees, insurance,
and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25070, B25091)

Renters are often more cost-burdened than owners. While the housing market has resulted in
home prices increasing dramatically, homeowners often have mortgages with fixed rates,
whereas renters are more likely to be impacted by market increases. When looking at the cost
burden across tenure in Unincorporated Alameda County, 25 percent of household renters spend
between 30 percent and 50 percent of their income on housing compared to 19 percent of
households that own their home (see Figure A-50). Additionally, 26 percent of household renters
spend 50 percent or more of their income on housing, compared to 10 percent of household
owners. In total, 29 percent of household homeowners and 52 percent of household renters
experience some level of cost burden.
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Figure A-50: Cost Burden by Tenure, Unincorporated Alameda County, 2019

100%
m Not Computed
90%
u50%+ of Income Used for
80% Housing
o
1 30%-50% of Income Used
for Housing
. 70%
3 ® 0%-30% of Income Used
§ 60% for Housing
=]
o
T
s 50%
=
@
S 40%
o
30%
20%
10%
0%
Owner Occupied Renter Occupied
Notes:
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Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities).
For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance,
and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Census Bureau, American Community Survey 5-Year
Data (2015-2019), Table B25070, B25091)
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In Unincorporated Alameda County, the share of household income spent on housing varies
greatly across income categories (see Figure A-51). Lower-income households are more likely to
be housing cost-burdened than higher-income households. For example, 71 percent (4,748
households) of Unincorporated Alameda County households making less than 30 percent of AMI
spend 50 percent or more income on housing, while 14 percent (948 households) spend 30
percent to 50 percent. For Unincorporated Alameda County residents making more than 100
percent of AMI, just two percent are severely cost-burdened, and 87 percent of those making
more than 100 percent of AMI spend less than 30 percent of their income on housing.

Figure A-51: Cost Burden by Income Level, 2017, Unincorporated Alameda County
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Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities).
For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance,
and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income. Income
groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and
the nine-county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)
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Currently, people of color are more likely to experience poverty and financial instability as a result
of federal and local housing policies that have historically excluded them from the same
opportunities extended to White residents. As a result, they often pay a greater percentage of
their income on housing, and in turn, are at a greater risk of housing insecurity.

In Unincorporated Alameda County, Non-Hispanic Black or African American residents are the
most cost burdened with 27 percent spending 30 percent to 50 percent of theirincome on housing,
and Non-Hispanic American Indian or Alaska Native residents are the most severely cost
burdened with 38 percent spending more than 50 percent of their income on housing (see Figure
A-52).

Figure A-52: Cost Burden by Race, 2017, Unincorporated Alameda County
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Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities).
For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance,
and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income. For this
graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having Hispanic/Latinx ethnicity and may also
be members of any racial group. All other racial categories on this graph represent those who identify with that racial category and
do not identify with Hispanic/Latinx ethnicity.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)
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Large family households often have special housing needs due to a lack of adequately sized
affordable housing available. The higher costs required for homes with multiple bedrooms can
result in larger families experiencing a disproportionate cost burden than the rest of the population
and can increase the risk of housing insecurity.

In Unincorporated Alameda County, 19 percent of large family households spend between 30
percent to 50 percent of their income on housing, while 17 percent of large households spend
more than half of their income on housing. Approximately 21 percent of all other households have
a cost burden of 30 percent to 50 percent, with 17 percent of households spending more than 50
percent of their income on housing (see Figure A-53).

Figure A-53: Cost Burden by Household Size, 2017, Unincorporated Alameda County
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Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities).
For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance,
and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)
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When cost-burdened seniors are no longer able to make house payments or pay rent,
displacement from their homes can occur, putting further stress on the local rental market or
forcing residents out of the community they call home. Understanding how seniors might be cost-
burdened is of particular importance due to their special housing needs, particularly for low-
income seniors. In total, nearly one-third of seniors in Unincorporated Alameda County are cost
burdened. Among seniors making less than 30 percent of AMI, 71 percent (1,683 households)
are cost-burdened, spending 30 percent or more of their income on housing, and 50 percent
(1,181 households) are severely cost-burdened. For seniors making more than 100 percent of
AMI, 89 percent are not considered cost-burdened and spend less than 30 percent of theirincome
on housing (see Figure A-54).

Figure A-54: Cost-Burdened Senior Households by Income Level, 2017, Unincorporated Alameda County
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Universe: Senior households

For this graph, senior households are those with a householder who is aged 62 or older. Cost burden is the ratio of housing costs
to household income. For renters, housing cost is gross rent (contract rent plus utilities). For owners, housing cost is “select
monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance, and real estate taxes. HUD defines
cost-burdened households as those whose monthly housing costs exceed 30% of monthly income, while severely cost-burdened
households are those whose monthly housing costs exceed 50% of monthly income. Income groups are based on HUD
calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine-county Bay Area
includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda and Contra
Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose- Sunnyvale-Santa Clara
Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County).
The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located.

Source: ABAG 2021 Pre-certified Housing Needs Data (U.S. Department of Housing and Urban Development
(HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release)

Appendix A: Demographics and Housing Needs Assessment Unincorporated Alameda County | A-73



Alameda County Housing Element Public Review Draft - August 2023

Housing Costs Compared to Ability to Pay

The ability to pay for housing is a function of housing costs and other essential living expenses in
relation to household income. Since above moderate-income households do not generally have
problems in locating affordable units, affordable units are frequently defined as those reasonably
priced for households that are low to moderate-income.

Table A-22 shows the 2021 income limits and compares these income limits to affordable (no
more than 30 percent of gross income) rent and purchase prices. The median gross rent ($1,710)
in Unincorporated Alameda County is generally affordable for households earning 50 percent or
more of the Alameda County median income ($99,406) but is not affordable for very low or
extremely low-income households. The median purchase price of a home in Unincorporated
Alameda County ($902,180); households must earn at least 120 percent of AMI, or about
$150,700, to be able to afford to buy a home in the area.

Table A-22: 2021 Alameda County Ability to Pay for Housing and Fair Market Rent and Purchase Prices

Number of Persons in Household

Extremely Low (0-30% AMI)

Annual Income Limit $28,800 $32,900 $37,000 $41,100
Monthly Income $2,400 $2,742 $3,083 $3,425
Max. Monthly Gross Rent' $720 $823 $925 $1,028
Max. Purchase Price 5% down? $125,250 $145,000 $165,000 $185,000
Max. Purchase Price 20% down? $164,000 $190,000 $215,750 $241,750
Very Low (30-50% AMI)

Annual Income Limit $47,950 $54,800 $61,650 $68,500
Monthly Income $3,996 $4,567 $5,138 $5,708
Max. Monthly Gross Rent' $1,199 $1,370 $1,541 $1,713
Max. Purchase Price 5% down? $217,750 $250,750 $283,750 $317,000
Max. Purchase Price 20% down? $285,000 $328,250 $371,500 $414,500
Low (50-80% AMI)

Annual Income Limit $76,750 $87,700 $98,650 $109,600
Monthly Income $6,396 $7,308 $8,221 $9,133
Max. Monthly Gross Rent' $1,919 $2,193 $2,466 $2,740
Max. Purchase Price 5% down? $356,500 $409,500 $462,250 $515,000
Max. Purchase Price 20% down? $467,000 $536,000 $605,000 $674,000
Median (100% AMI)

Annual Income Limit $87,900 $100,500 $113,050 $125,600
Monthly Income $7,325 $8,375 $9,421 $10,467
Max. Monthly Gross Rent’ $2,198 $2,513 $2,826 $3,140
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Table A-22: 2021 Alameda County Ability to Pay for Housing and Fair Market Rent and Purchase Prices

Number of Persons in Household

1 2 3 4
Max. Purchase Price 5% down? $388,000 $449,000 $476,951 $508,420
Max. Purchase Price 20% down?® $506,000 $566,430 $630,000 $704,800
Moderate (80-120% AMI)
Annual Income Limit $105,500 $120,550 $135,650 $150,700
Monthly Income $8,792 $10,046 $11,304 $12,558
Max. Monthly Gross Rent' $2,638 $3,014 $3,391 $3,768
Max. Purchase Price 5% down? $495,500 $568,000 $640,500 $713,250
Max. Purchase Price 20% down? $648,250 $743,250 $838,500 $934,750
120-150% AMI
Annual Income Limit $131,850 $150,750 $169,575 $188,400
Monthly Income $10,988 $12,563 $14,131 $15,700
Max. Monthly Gross Rent! $3,296 $3,769 $4,239 $4,710
Max. Purchase Price 5% down?2 $559,400 $646,200 $732,400 $818,700
Max. Purchase Price 20% down? $754,000 $871,300 $987,500 $1,104,000
150-180% AMI
Annual Income Limit $158,220 $180,900 $203,490 $226,080
Monthly Income $13,185 $15,075 $16,958 $18,840
Max. Monthly Gross Rent’ $3,956 $4,523 $5,087 $5,652
Max. Purchase Price 5% down? $682,600 $786,900 $890,600 $994,500
Max. Purchase Price 20% down? $917,400 $1,057,600 $1,197,000 $1,336,900
180-200% AMI
Annual Income Limit $175,800 $201,000 $226,100 $251,200
Monthly Income $14,650 $16,750 $18,842 $20,933
Max. Monthly Gross Rent' $4,395 $5,025 $5,653 $6,280
Max. Purchase Price 5% down? $763,300 $879,300 $994,700 $1,110,100
Max. Purchase Price 20% down? $1,026,000 $1,181,700 $1,336,910 $1,492,000
Notes:
130% of income devoted to maximum monthly rent or mortgage payment, including utilities, taxes, and insurance
2 Assumes 95% loan (i.e., 5% down payment) @ 2.875% annual interest rate and 30-year term
3 Assumes 80% loan (i.e., 20% down payment) @ 2.875% annual interest rate and 30-year term
Source: LWC
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A.5.4 At-Risk Housing Assessment

While there is an immense need to produce new affordable housing units, ensuring that the
existing affordable housing stock remains affordable is equally important. Additionally, it is
typically faster and less expensive to preserve currently affordable units that are at risk of
converting to market-rate than it is to build new affordable housing.

State law requires that jurisdictions identify the number of existing assisted housing units that are
at risk of conversion from below market-rate to market-rate due to the expiration of affordability
restrictions during the next 10-year review period (2021-2031). Assisted housing units are defined
as multi-family, rental units that receive government assistance under any federal, state, or local
programs or any combination of rental assistance, mortgage insurance, interest reductions, or
direct loan programs and are eligible to convert to market-rate units. There are three general
cases that can result in the conversion of assisted units:

Prepayment of HUD Mortgages: Section 221(d) (3), Section 202, and Section 236 —
Section 221 (d) (3) is a privately owned project where HUD provides either below-market
interest rate loans or market-rate loans with a subsidy to the tenants. With Section 236
assistance, HUD provides financing to the owner to reduce the costs for tenants by paying
most of the interest on a market-rate mortgage. Additional rental subsidies may be
provided to the tenant. Section 202 assistance provides a direct loan to non-profit
organizations for project development and rent subsidy for low-income elderly tenants. It
also provides assistance for the development of units for physically handicapped,
developmentally disabled, and chronically mentally ill residents.

Opt-outs and Expirations of Project-Based Section 8 Contracts: Section 8 is a federally
funded program that provides subsidies to the owner of a pre-qualified project. Subsidies
make up for differences between what the tenants are able to pay, and the actual cost of
contract rent. Opt-outs occur when the owner of the project decides to opt-out of a contract
with HUD by pre-paying any remaining mortgage. Usually the likelihood of opt-outs
increases as market rents exceed contract rents.

Other: Expiration of the low-income use period of various financing sources which may
include one or more of the following: Low-income Housing Tax Credit (LIHTC), bond
financing, density bonuses, California Housing Finance Agency (CalHFA), Community
Development Block Grant (CDBG), and HOME funds. Generally, bond-financing
properties expire according to a qualified project period or when the bonds mature.

At-Risk Units

According to the Housing Partnership’s Preservation Database, there are 1,299 assisted units in
Unincorporated Alameda County (see Table A-23). Among these units, 108 are at moderate risk
of being converted to market-rate housing by 2033, and 20 are at very high risk of being converted
to market-rate housing by 2033. The at-risk units are subsidized, deed-restricted units located in
six different residential developments (see Table A-24).
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Table A-23: Assisted Units at Risk of Conversion, 2022 Unincorporated Alameda County

Unincorporated

Risk Level for Conversion Alameda County Alameda County Bay Area
Low 1,171 23,040 110,177
Moderate 108 167 3,375
High 0 189 1,854
Very High 20 106 1,053
Total Assisted Units in Database 1,299 23,502 116,459
Notes:

Universe: HUD, Low-Income Housing Tax Credit (LIHTC), USDA, and CalHFA projects. Subsidized or assisted developments that
do not have one of the aforementioned financing sources may not be included.

While California Housing Partnership’s Preservation Database is the State’s most comprehensive source of information on
subsidized affordable housing at risk of losing its affordable status and converting to market-rate housing, this database does not
include all deed-restricted affordable units in the State. Consequently, there may be at-risk assisted units in a jurisdiction that are
not captured in this data table. Housing Partnership uses the following categories for assisted housing developments in its
database:

Very-High Risk: affordable homes that are at-risk of converting to market rate within the next year that do not have a known
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer.

High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a known overlapping
subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer.

Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not have a known
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven developer.

Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a large/stable non-profit,
mission-driven developer.

Source: ABAG 2021 Pre-certified Housing Needs Data (California Housing Partnership, Preservation Database
(2020); California Housing Partnership, 2022.

Table A-24: Assisted Units at Risk of Conversion to Market Rate Housing by 2033

Earliest
_ Assisted Total Funding : Risk
Project Name Address . i Date of
Units Units Program L. Level
Expiration
Eden Commons 1456 Plaza Dr 2 2 Local 2029 Moderate
Wittenberg Manor 657 Bartlett Ave 95 95 HUD 2029 Moderate
Ashland 1 Plaza Dr. MHSA 1480 Plaza Drive 3 3 CalHFA 2030 Moderate
Ashland 2 Linnea Ave MHSA 759 Linnea Ave 4 4 CalHFA 2031 Moderate
Ashland 3 Thrush Ave MHSA 1563 Thrush Ave 4 4 CalHFA 2032 Moderate
Peppertree Village 328 Sunset Blvd 20 29 Local 2023 Very High
Total Units 128 137
Note: Wittenberg Manor contains elderly units. Moderate Risk: affordable homes that are at-risk of converting to market rate
in the next 5-10 years that do not have a known overlapping subsidy that would extend affordability and are not owned by a
large/stable non-profit, mission-driven developer.
Source: California Housing Partnership, 2022
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Preservation and Replacement Cost Analysis

The following section provides an analysis of the estimated cost to preserve or replace the units
that are at risk of conversion to market-rate. The analysis compares the costs of providing rent
subsidies, acquiring and rehabilitating the units, and constructing new units.

Rent subsidies are a potential option for preserving affordable housing units. Rent subsidies
function similarly to housing choice vouchers (Section 8), which fund the difference between the
affordable rent and fair market rent. The County would fund the rent subsidies and could leverage
a variety of sources to do so. Table A-25 shows that the estimated total rent subsidy to preserve
the 128 at-risk units is $700,416 per year. Assuming the difference between the affordable rents
and fair market rents remains constant, then the total cost to maintain the units for the next 55
years would be $38,522,880 ($300,960 per unit).

Table A-25: Estimated Rent Subsidies

At-Risk Low-Income Rent  Fair Market Per Unit Monthly
Units’ (50-80% AMI)? Rent® Subsidy

128 $2,740 $3,196 $456
Total Annual Subsidy $700,416

Note:
" Assumes all at-risk units are 3-bedroom units.

2 Calculated based on 30% of the 2021 Alameda County 2021 Area Income Limits. 3-
bedroom units are assumed to equal to a 4-person household.

3HUD 2021 Fair Market Rents for Alameda County by bedroom size.
Source: 2021 Alameda County Area Income Limits; HUD, 2021.

Purchasing and transferring the ownership of at-risk units to be managed by a non-profit or for-
profit housing organization is another potential method for preserving the units’ affordability status.
Acquired assisted units, particularly older units, may also require rehabilitation to update the units
and extend the life of their use. The estimated costs for acquiring and rehabilitating at-risk units
are shown in Table A-26. According to recent California Tax Credit Allocation Committee
(CTCAC) applications in Alameda County, the average per-unit cost for acquisition and
rehabilitation is $524,536. The total cost to acquire and rehabilitate the 128 at-risk units would be
$67,140,608.
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Table A-26: Estimated Acquisition and Rehabilitation Costs

CTCAC
Project Name Application Units Total Development Cost .per
Year Cost Unit
Rosefield Village Alameda 2020 92 $76,149,615 $827,713
Frank G Mar Apartments Oakland 2020 119 $72,920,842 $612,780
Harriet Tubman Terrace Apartments | Berkeley 2020 91 $47,040,757 $516,931
Adcock Joyner Apartments Oakland 2020 50 $24,074,615 $481,492
Leisure Terrace Apartments Hayward 2019 68 $24,904,194 $366,238
Noble Tower Apartments Oakland 2019 195 $127,666,257 $654,699
Bermuda Gardens San Leandro 2019 79 $41,760,685 $528,616
Glen Haven Apartments Fremont 2019 81 $30,917,471 $381,697
Granite Pointe Apartments Oakland 2019 99 $38,211,577 $385,976
Madison Park Apartments Oakland 2018 98 $48,972,022 $499,715
Empyrean Harrison Renovation Oakland 2018 147 $77,484,593 $527,106
Faith - Tennyson Hayward 2018 158 $111,719,554 $707,086
Oak Grove North & South Oakland 2018 152 $120,968,356 $795,844
Park Manor Apartments Hayward 2018 81 $21,147,551 $261,081
Westlake Christian Terrace West Oakland 2018 200 $103,807,961 $519,040
San Pablo Hotel Oakland 2018 144 $47,024,856 $326,562
G:ietraqe Cost per $524,536

Note: Cost estimates are based on applications approved by governing bodies and are not certified total development costs.
Source: CTCAC, 2022.

Constructing new units could also replace the at-risk units. Table A-27 shows the estimated cost
of new construction of below market-rent units. Based on recent California Tax Credit Allocation
Committee (CTCAC) applications in Alameda County, the average cost to build a new assisted
unit is $708,628. Using this per-unit estimate, the total replacement cost for the 128 at-risk units
would be $90,704,382.

Table A-28 compares the costs of the preservation and replacement methods and shows that
building new units is the most expensive option. Providing rent subsidies is the least expensive
method, however, this option does not allow for physical updates to the units and does not allow
for the leveraging of private-sector financing. It is also important to note that none of the estimates
are precise calculations and are only intended to demonstrate the relative magnitude of need.
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Table A-27: Estimated Replacement Costs

CTCAC Total
Project Name Application  Units Development
Year Cost

34320 Fremont Family Apartments Fremont 2021 54 $46,829,491 $867,213
Depot Community Apartments Hayward 2021 125 $79,415,515 $635,324
Maudelle Miller Shirek Community Berkeley 2021 87 $84,051,499 $966,109
Osgood Apartments Fremont 2021 112 $75,387,333 $673,101
MacArthur Studios Oakland 2021 193 $67,433,729 $349,398
Villa Oakland Oakland 2021 105 $44,858,501 $427,224
Avance Livermore 2020 45 $28,980,114 $644,003
Granite Ridge Apartments Fremont 2020 73 $46,405,741 $635,695
Irvington Senior Apartments Fremont 2020 90 $62,755,106 $697,279
Foon Lok West Oakland 2020 130 $108,705,279 | $836,194
1601 Oxford Berkeley 2020 35 $25,741,602 $735,474
Hayward Mission Family Apartments Hayward 2020 140 $65,339,604 $466,711
Alameda Point Family Alameda 2020 70 $57,369,613 $819,566
LakeHouse Commons Affordable Apartments | Oakland 2020 91 $64,184,307 $705,322
Fruitvale Transit Village Phase 11B Oakland 2020 181 $129,259,095 $714,139
95th & International Apartments Oakland 2020 55 $44,896,702 $816,304
Parrott Street Apartments f‘:;‘n dro 2019 62 $41,954,941 | $676,693
County Center Apartments Fremont 2019 60 $41,124,641 $685,411
3268 San Pablo Oakland 2019 51 $35,126,609 $688,757
Coliseum Place Oakland 2019 59 $53,393,465 $904,974
EE:'sF;ngope Center Permanent Supportive | go ol 2019 53 $39,116,352 | $738,044
BRIDGE Berkeley Way Affordable Berkeley 2019 89 $66,317,472 $745,140
Aurora Apartments Oakland 2019 44 $38,692,188 $879,368
NOVA Apartments Oakland 2019 57 $39,878,863 $699,629

Averade Cost | 73,628
Note: Cost estimates are based on applications approved by governing bodies and are not certified total development costs.
Source: CTCAC, 2022.
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Table A-28: Summary of Preservation and Replacement Costs

Method Estimated Total Estimated
Cost per Unit Cost

Rent Subsidy $300,960 $38,522,880

Acquisition and Rehabilitation $524,536 $67,140,608

New Construction $708,628 $90,704,382

Qualified Entities to Acquire and Manage Affordable Housing

There are several non-profit and for-profit organizations in the region that could facilitate the
acquisition and management of assisted units in Alameda County. HCD maintains a list of pre-
approved organizations that are interested in the acquisition and management of assisted units.
As of December 2021, there are 12 qualified organizations in Alameda County (see Table A-29).

Table A-29: HCD Qualified Entities in Alameda County Available for Projects Located in Unincorporated

Areas
Organization ‘ Address City
Housing Authority of County of Alameda 22941 Atherton St Hayward
Affordable Housing Associates 1250 Addison St., Ste. G Berkeley
East Bay Asian Local Development Corporation 310 Eighth Street, Ste. 200 Oakland
Bay Area Community Services 629 Oakland Ave Oakland
Satellite Affordable Housing Associates 1835 Alcatraz Ave. Berkeley
Christian Church Homes of Northern California, Inc. 303 Hegenberger Road, Ste. 201 Oakland
Northern California Land Trust, Inc. 3122 Shattuck Avenue Berkeley
Alameda County Allied Housing Program 224 W. Winton Avenue, Room 108 Hayward
ROEM Development Corporation 1650 Lafayette Circle Santa Clara
Alameda Affordable Housing Corporation 701 Atlantic Ave Alameda
Housing Authority of the County of Alameda 701 Atlantic Ave Alameda
L + M Fund Management LLC 1869 Palmer Ave Westchester
Source: HCD, 2022.

Funding Sources to Preserve or Replace Assisted Units

Potential funding sources to preserve or replace assisted units are provided in the list below.
These resources include federal, state, and local funding programs and are described in Appendix
G (Housing Resources).

¢ HOME Investment Partnerships Funds
e Community Development Block Grant Program (CDBG)
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¢ Section 108 Loan Guarantee Program

¢ Housing Choice Voucher (Section 8) Program

¢ Low Income Housing Tax Credits

e Section 811 Project Rental Assistance Program
e California Housing Finance Agency (CalHFA)

¢ Alameda County Housing Authority’s Public Housing Program
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Section B.1 Introduction

B.1.1 Overview and Purpose

California Government Code §65580-65589 states that the Housing Element must include an
inventory of adequate sites that are zoned and available within the planning period to meet the
jurisdiction’s fair share of regional housing needs across all income levels. Together with the
anticipated accessory dwelling units (ADUs) and entitled or in process development projects,
the sites inventory helps to inform whether the jurisdiction has adequate developable land to
meet its Regional Housing Needs Allocation (RHNA), given its current regulatory framework and
market conditions. This Appendix details the sites inventory and supporting analysis
methodology and assumptions.

B.1.2 Regional Housing Needs Allocation

Every jurisdiction needs to identify sufficient land to accommodate housing for every economic
segment of the community. To comply, a jurisdiction must demonstrate adequate capacity for
development through appropriate development regulations and land use policies. Every
jurisdiction is assigned a set number of housing units to accommodate through the Regional
Housing Needs Allocation (RHNA), which projects the housing need for the whole region.

The Association of Bay Area Governments (ABAG), a regional planning agency, is responsible
for distributing the RHNA to each jurisdiction within its nine-county Bay Area region, which
includes unincorporated Alameda County. The RHNA is distributed by income category. For the
2023-2031 Housing Element update, unincorporated Alameda County has 4,711 units to
accommodate.

Table B-1: 61" Cycle RHNA

Very Low Income Low Income Moderate Income Above Moderate Total
Income

1,251 units 721 units 763 units 1,976 units 4,711 units

During the January 31, 2023 to January 31, 2031 planning period, the County must ensure the
availability of adequate residential sites to accommodate these 4,711 units. This Appendix
provides an overview of the methodology used to evaluate the adequacy of sites within
unincorporated Alameda County and identifies such sites for future residential development to
fulfill the County’s share of regional housing needs.

B.1.3 Data

The sites inventory analysis used data provided by the County, such as GIS data and building
permit/entitiement information. The following is an overview of the data used:
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- County-level parcel GIS data, including General Plan land use designation, zoning
districts, ownership, ages of buildings, improvement values, land values, existing
number of units, etc.

- Alameda County Assessors data

- Business licenses

- ADU building permits issued

- Entitled projects and projects in the entitlement phase

- Prior Housing Element site inventories

- Annual Progress Reports to HCD during the 5th Cycle

- Zoning Code, General Plan, and Specific Plan allowed density per acre and minimum lot
sizes

- Satellite imagery from Google and other services

County staff also relied on site visits.

Section B.2 Future Residential Development
Potential
B.2.1 Accessory Dwelling Units

Since 2018, there have been significant changes to state laws that have eased the development
standards and streamlined the approval process for Accessory Dwelling Units (ADUs). As a
result, the number of ADU building permits issued, and overall production, has increased. Table
B-2 shows the number of building permits issued for ADUs in unincorporated Alameda County
from 2018 through 2022.

Table B-2: ADU Building Permits Issued (2018-2022)

Year Permitted ADUs

2018 109
2019 21
2020 44
2021 47
2022 83
Total 205
Annual Average 41

There have been, on average, 41 ADU permits issued per year and 30.8 ADUs completed. The
County anticipates maintaining the average of 41 ADUs per year over the planning period.
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Alameda County last updated the code of ordinances regarding ADUs in 2017; since then,
California has passed a number of related laws.

ABAG analyzed ADU affordability throughout the Bay Area to enable local governments to

accurately assign projected ADUs to income categories. The ADU affordability assumptions
identified by ABAG for communities with affirmatively furthering fair housing concerns were
applied to ADUs projected over the planning period in Table B-3.

B.2.2

Table B-3: Affordability per ABAG ADU Survey

Income Level Percent ADU Projections
Very Low 30% 99

Low 30% 99

Moderate 30% 98

Above Moderate 10% 32

Total 328

Source: ABAG, County of Alameda

Entitled and Proposed Developments

Since the RHNA projection period for the 2023-2031 Housing Element begins on June 30, 2022,
housing developments that (1) were proposed or received entitlement after June 30, 2022; (2)
were not issued a certificate of occupancy until July 1, 2022 or after; and (3) are anticipated to
be completed before January 31, 2031 can be credited toward the RHNA. Table B-4 lists those
projects that meet those criteria and can be credited toward the 6th Cycle RHNA.

Table B-4: Entitled and Proposed Projects

Units by Income Level

Existing/ Initial -
e . ow
Address Existing Pre_w?us FAR Improvement Above and
LS Building to-land-value Mod.
Age Mod. Very
Low
Building
nd
1707162 Ave, | oo it vacant N/A 0.60 233 2
San Leandro
Issued
Madrone . Commercial
Terrace Housin Building and
USING | permit - 1939 245 0 79
& Community residential
Issued
Center. uses
Entitlement
approved —
16490 E 14th St, e 0.97R
San Leandro no Bu.lldlng Restaurant 1969 0.25C 0.05 15
Permit
submitted
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Table B-4: Entitled and Proposed Projects

Units by Income Level

Existing/ . e
Existin Previous Initial Low
Address Status 9 oy FAR Improvement Above and
Use Building -to-land-value Mod.
Age Mod. Very
Low
Entitlement
approved —
TheLofts ONE. |\ 'Building | Religious | | 247 & 1.14 0.23 36
14th . 1965
Permit
submitted
Building 0.19A
lg?;:zﬁv’ San Permits vacant - 0.21B 0 3
Approved 0.31C
Miramar View In P!annlng vacant i Varies 0 19
Estates Review
Building
166th Av, San Permit vacant - 0.44 0 1
Lorenzo .
pending
Building 0.24A
f\?/ilufre”a permit Duplex - 0.26B 1.19 17
pending 0.14C
84C-625-1-3 —
Boulevard Building Previous 0.18
permit mobile 0.8 | 84C-625-2-5 — 71
Commons .
pending home park 0
4652 Malabar Building
Ave, Castro Permit vacant - 0.4 0 1
Valley pending
18681 Brickell Building
Way, Castro Permit vacant - 0.2 0 2
Valley issued
4562 Edwards In E’Iannmg Slnglg family 1958 i 23 3
Ln Castro Valley | review dwelling
4831 Proctor Building 0
Rd, Castro Permit vacant - 0.3 4
Valley issued
4628 Gordon Building
Rd, Castro Permit vacant - 0.3 0.92 1
Valley issued
4868 Proctor Building Sinale famil
Rd, Castro Permit ge lamiy | 4973 - 0 1
. dwelling
Valley issued
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Table B-4: Entitled and Proposed Projects

Units by Income Level

Existing/

A rF - Initial Low
E P
Address Status xisting re_vu.)us FAR Improvement Above and
Use Building -to-land-value Mod.
Age Mod. Very
Low
Entitlement
approved — . .
4738 Proctor Rd No Building Slnglg family 1956 i 0.57 10
Castro Valley . dwelling
Permits
submitted
4683 Proctor Building
Rd, Castro Permit vacant - 0.4 0 1
Valley issued
Building
Jensen Rd, Permit in vacant - 0.9 0 2
Castro Valley :
review
Terrace View at | Entitlement
. vacant - - 0 25
Five Canyons approved
5427 Jensen Building
Rd, Castro Permit vacant - 0.06 0 2
Valley pending
412-39-1-3 —
. - 0.05 0.09
Village Green Building Comm 412-39-4-2 —
Mixed Use Multi- | Permit vacant - ' 2.9 138
Family Housing | pending 412-39-2-0
0-5Res | 41242113 -
0
0.1
- duplex
2219 Grove Building
Permit vacant - 1.59 3
Way, Hayward endin 0.05
P 9 Single
Home
Building
Ruby Street Permit vacant - 0.62 0 72
Apartments .
pending
Building
21980 Redwood | vacant - 0.34 1.46 1
Rd, Hayward .
pending
. Building
24577 Karina St, Permit vacant - 0.45 0 1
Hayward .
pending
Building
Clover Rd, Permit vacant - 0.06 0 1
Hayward .
pending
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Table B-4: Entitled and Proposed Projects

Units by Income Level

Existing/

A q Initial Low
E P
Address Status xisting re_vu.)us FAR Improvement Above and
Use Building -to-land-value AEEk
Age Mod. Very
Low
. Building
Fairview Ave, Permit vacant - 0.02 0 1
Hayward .
issued
Building
24355 Israel Ct, Permit vacant - 0.33 0 1
Hayward .
pending
Building
24366 Israel Ct, Permit vacant - 0.2 0 1
Hayward .
pending
145 Medford Building
Ave, San Permit vacant - 0.25 1.08 1
Lorenzo pending
21855 Planning Single famil
Hathaway Ave | Review getamiy | 0.1 0.67 12
. dwelling
Hayward pending
Arroyo Lago Planning
Residential Review vacant - - 0 194
Project pending
. 507 27 187
Totals Units
721

B.2.3 Assumptions

Density
Table B-5 below describes densities throughout Urban Unincorporated Alameda County.

Table B-5: Density for Zones that Allow Residential

Building Type Appropriate Zones Minimum Maximum Net
Building Site Density
(square feet) Per | (Dwelling Units
Dwelling Unit Per Acre)
Single-Family R-1 5,000 8.7
Subdivision R-1-B Combining 8,000 - 40,000 1.1-5
R-1 5,000 8.7
o R-1-B Combining 8,000 - 40,000 1.1-5
Hillside R-1 - Hillside (CV GP) 5,000 - 40,000 4-87
Development S —
Fairview Specific Plan 5,000 - 1 acre 1-6.0
Madison Area Specific Plan 5,000 - 40,000 1.1-87

County of Alameda
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. R-S 5,000 8.7
Small-Lot Single =5 135 3,500 12.4
Family
R-S-DV 3,500 12.4
R-S-D35 3,500 12.4
R-S-DV 3,500 12.4
Two-Story R-S-D3 2,500 - 3,500 17.4
Townhomes
R-S-D25 2,500 17.4
R-2 2,500 17.4
R-S-D25 2,500 17.4
R-2 2,500 17.4
Three-Story R-S-D3 2,000 - 2,500 21.8
Townhomes R-S-D20 2,000 21.8
R-S-DV 2,000 21.8
R-3 2,000 21.8
R-S-D20 2,000 21.8
R-3 2,000 21.8
R-S-DV 2,000 21.8
R-S-D15 1,500 29
R-S-D3 1,500 - 2,000 21.8-29.0
Ashland Cherryland Central Business 15-25
Multi-Family District (ACBD) - Residential/Commercial
Residential (RC)
Medium Density
CVCBD Land Use Group D Subareas 4, 5, | 2,500 17.4
6, 7, 11 Not allowed along Castro Valley 2,000 21.8
Boulevard in Subareas 5, 6, 7 Subarea 7 20-40
Limitations: Allowed along side street
frontage depending on factors such as
specific use, design, adjacent uses, etc.
Not allowed along Redwood.
R-4 1,250 - 1,000 34.5-43.5
CVCBD Land Use Group E, Subareas 8, 40-60
Multi-Family 9. Subarea 9 Limitations: Allowed on
Residential High | Parcels west of Redwood Road only
Density CVCBD Land Use Group E, 40-60
Subareas 8, 9. Subarea 9 Limitations: Allowed
on parcels west of Redwood Road only

R-1 Single Family Residential is Unincorporated Alameda County’s most common zoning type.
R-1 has a maximum density of 8.7 dwelling units to the acre and has a minimum building site
area (MBSA) of 5,000 sq. ft. R-1-HO stands for single family residential with a hillside overlay.
These districts are common throughout the Castro Valley Hills. These districts have a maximum
density that varies from 1.1 to 8.7 dwelling units per acre and the MBSA also varies from 5,000
sq. ft. to 1 acre.
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R-S Suburban Residential District is common in the Cherryland Area. It has a density of 8.7
DU/Acre and a MBSA of 5,000 sq. ft. The RS District can be pared with many different
combining districts including RS-D20, D15, D35 to name a few. These combining districts spell
out the density. For example, RS-D15 allows one dwelling unit per every 1,500 sq. ft. and the
RS-D35 allows one dwelling unit per every 3,500 sq. ft. The different types of RS-Districts allow
for different housing types. RS, RS-D35, and RS-DV allow for small lot single family, there are
several districts that allow two story town homes including RS-D35, DV, D3, D25, and R2.

R2 Two Family Residence District. This zoning type allows two homes per 5,000 sq. ft. with a
density of 17.4 DU/acre. Certain types of zoning allow three story town homes including RS-
D25, D3, D20, DV, R-2 and R-3. R-3 stands for Four Family Dwelling Districts which allows one
dwelling unit per 2,000 sq. ft. and 21.8 DU/Acre.

In the multifamily residential medium family category there are multiple types of zoning districts
that allow this type of construction, including RS-D20, DV, D15, D3, R-3, the Ashland
Cherryland Business District, and the Castro Valley Central Business District (CVCBD) in the
sub areas of 4, 5, 6, 7, and 11. In the CYCBD multi-family housing is not allowed along the
boulevard for sub areas 5, 6, and 7, and for sub area 7 it is allowed along the side streets.

Multi-family residential high density is allowed in R-4, and in CVCBD land use group E in sub
areas 8 and 9. In sub area 9 this type of residential is only allowed on parcels west of Redwood
Rd. Multi-family residential high density allows the density of 34.5 to 43.5 for R-4 properties and
40-60 for the land use group E parcels that are applicable. Much of this type of housing is
located near the downtown portions of Castro Valley Blvd. The R-4 zoning district is more rare
and is scattered through the unincorporated areas.

Table B-6 shows developments in Unincorporated Alameda County from the 5" Housing
Element Cycle. There were 7 moderate- to high-density developments. The projects profiled
demonstrate the demand for a variety of densities in new developments in Unincorporated
Alameda County. Four of the developments, located in Castro Valley and San Lorenzo, have
densities lower than 20 units per acre and are examples of Missing Middle housing. The recent
higher density projects, located in San Lorenzo and Ashland, show how developers can
successfully build projects of more than 35 units per acre.

One site (Bishop Ridge development) was initially vacant; all other developments were
underutilized non-vacant land. Those uses include parking, commercial buildings, and different
forms of residences. As described later in this chapter, many nonvacant sites proposed as parts
of the sites inventory have similar existing uses.

Given the limited number of residential developments that have been recently constructed in the
Unincorporated Area and the wide range of densities allowed by zoning in the various
unincorporated communities, the County has determined that data from recent projects does not
provide adequate information across the range of allowed densities to make assumptions
regarding the likely capacity of future developments. To estimate the realistic capacity for future
residential development on sites inventory properties, the County assumed that each property
will be developed at 70% of the maximum density allowed under existing or, in the case of
parcels to be rezoned, proposed zoning regulations. The only exception to this assumption was
single family homes, which were assumed to be developed at 100%. The assumption of 70% of
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full capacity accounts for additional zoning standards such as parking, open space, and setback
requirements that may affect the number of units that can be accommodated on a parcel. The
density percentages achieved in Tables B-6, B-7, and B-13 range from 17% to 495%, with a
median of 99.5%. This shows the density assumption of 70% to be conservative

Table B-6: Medium and High Density developments since 2015 in Unincorporated Alameda County.

Max
Possible
Units

Percent
Achieved

Max
Density,
du/acre

Year Acre
Complete | s

Initial Zone Prior Use

Project

Project
Density,
du/acre

Name

Madrone 80- Ashland Commercial Under 0.88 86 89" 103% 75 79
Terrace 57-41 | Cherryland Construct-
Ashland Central ion
Business
District -
District Mixed
Use (DMU)
Ashland 80C- PD at the Residential & 2016 | 2.21 43 38.4 89% 95 85
Place 479- time, now Commercial
Ashland 26-1 ACBD-CMU-
C
San Lorenzo | 412- San Lorenzo Public Facility 2017 | 1.37 272 56.4 209% 19.66 77
Village 34-37 | Village (Post Office)
Senior Apts Specific Plan
San Lorenzo - Subarea 2
San Lorenzo | 411- PD-2209 Parking 2017 | 3.87 13.69 13.69 100% 53 53
Townhomes | 92-56
San Lorenzo
Jamison 84A- R-S-D-15 Residential (5 2018 | 1.88 29 14.4 50% 54 27
Way 76- units) 5
Townhomes | 20-1
Castro
Valley
Delaney 84A- CVCBD - SP Residential 2020 | 1.13 40 17.9 45% 45 20
Court 16-33 | - Subarea (Unoccupied)
Castro 11W
Valley
Bishop 80A- PD Vacant 2021 | 4.73 13.5 13.5 100% 56 56
Ridge 239-2 | (PLN2013-
Castro 214)
Valley
" These are density bonus units
2 Overall density: 19.66 units per acre for entire Specific Plan area; total Specific Plan area is 29.5 acres

In addition to recent local development projects in unincorporated Alameda County, Table B-7
identifies other development projects in the greater Bay Area that justify the use of a 70 percent
realistic capacity assumption. In fact, the table below shows that a 70 percent realistic capacity
assumption may indeed be a conservative assumption, given the high demand for housing
throughout the Bay Area.
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Finally, Table B-13, discussed further in the Development Trends and Market Analysis section,
describes recent projects in neighboring San Leandro and Hayward. Achieved densities range
from 17% to 495% for these projects, with a median of 82%. This is larger than assumed 70%
achieved density for sites in the inventory.

Table B-7: Density and Capacity Project Examples

: : Site Size Allowed Density . AChieved e rdable Percent
Project City Units Density . .
(acres) (max du/ac) Units?  Achieved
(CIVETS)
350 24th St. 0.04 | 97 (450 sfiunit) | 3 75 N 77%
711 Walker Ave. 021 | 54 (800 sfiunit) | 14 66 N 122%
4429 :\'/deont Oakland | 47 | 79 (550 sfiunit) | 10 58 N 73%
4395 Piedmont 0.30 79 26 89 N 113%
Ave.
107G St.  |San Rafael| 0.17 44 10 59 N 135%
270 E Empire St. |Santa Clara| 1.70 56 96 56 Y 100%
1309 Mission Rd. | S0t San | 4 4g 50 20 42 N 83%
Francisco
B.2.4 Methodology

To identify adequate sites for the sites inventory, the County used a detailed process to select
and screen parcels for development during the 8-year planning period. Each phase of the
process is described below. Note that while staff compared the 6" cycle sites inventory to sites
identified during the 4" and 5™ cycles, there was no specific step in the process where staff
explicitly added vacant or underimproved sites from the previous cycles to the latest sites
inventory list.

1. Vacant Sites that Allow Residential

The County identified all vacant parcels that allow residential uses (see Table B-25). Staff
initially identified vacant parcels as those with assessed land improvement values of zero and
confirmed their vacancy with aerial imagery (primarily Google Maps) and firsthand local
knowledge. Staff also used aerial imagery to locate additional vacant parcels not captured in the
Assessors’ data. All parcels smaller than 2500 square feet were removed from the process
since this is the minimum lot size in most communities in unincorporated Alameda County.

As noted in Table B-25, approximately two thirds of identified vacant residential parcels in are
currently zoned for single family residential use. Exactly three identified vacant sites are
currently zoned as mixed use. All identified sites have access to infrastructure and utilities.
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Parcels were removed from consideration at this stage if:

- The parcel had an existing residence or has an approved permit for one;

- The parcel has a 30% slope or more;

- A creek or road took up a significant amount of space making development infeasible;
- Orthere was no access to a road.

2. Nonvacant Sites that Allow Residential with Development Potential

The majority of residential land in unincorporated Alameda County is already developed, so
nonvacant sites have also been included the sites inventory.

Staff began review of nonvacant sites by considering each parcel assessed with a land value
greater than its improvement value. Parcels were generally removed from consideration at this
stage if:

- There was local knowledge of a thriving business

- Existing buildings were well maintained and/or built after 1993 (less than 30 years of
age);

- The existing business’s business license has been registered to the parcel’s address for
more than a decade;

- Orthe present land use has a recent or approved permit for significant improvements.

The following current uses were also removed from consideration:

- Parcels with auto-oriented businesses located in the Auto Overlay, defined in the
Ashland Cherryland Business District Specific Plan;

- Rights-of-way, railways, waterway, or utilities;

- Gas stations;

- Chain restaurants;

- And other publicly owned parcels with no near-term redevelopment potential.

Staff specifically looked for parcels occupied by closed businesses; with very large parking lots in
comparison to business size; or adjacent to residential development.

Nonvacant sites were then added to the initial list based on building age, local knowledge, and
interest from property owners.

The majority of nonvacant sites found are currently mixed use or commercial, but 10 parcels were
identified with existing residential use. These parcels have been included in the sites inventory
with the intent that additional housing would be added adjacent to existing residences. They are
listed in Table B-24.

3. Initial Categorization and Possible Consolidation

At this stage, all parcels were categorized using existing zoning descriptions into income
categories using the following densities.

Table B-8: Densities used in Unit Projections

Density Allowed by Zone Income Level
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Generally < 20 dwelling units/acre Above Moderate

Generally 20 — 29 dwelling units/acre | Moderate

> 30 dwelling units/acre Low and Very Low

Source: HCD, LWC

Per HCD guidance, sites accommodating lower-income housing should be between 0.5 and 10
acres. All sites originally considered lower income, but whose lot size is smaller than 0.5 or larger
than 10 acres were categorized for moderate income housing.

Abutting sites with similar development potential were consolidated into groups. 34 different site
groups are proposed through the sites inventory. 6 site groups are pipeline projects: G13 and
G25 in Ashland; G10, G16, and G30 in Castro Valley; and G31 in San Lorenzo. They are
marked in Table B-9. These projects demonstrate site consolidation is possible in
Unincorporated Alameda County.

As described in Table B-9, 31 site groups have 1 owner each. The remaining 3 site groups are
described below.

- Group G7 consists of 4 lots in Fairview. One 3.39 acre lot has frontage (426-160-91).
The other three lots do not have any frontage. They are 426-170-16 (.36 acres), 426-
170-14-2 (.38 acres), and 426-170-13 (1.08 acres). The three lots without frontage are
also owned by different members of the same family. All parcels are large enough to
construct new units under the existing zoning (minimum 6,000 square feet per unit);
however, development of the sites without frontage is only possible through pairing with
that with frontage (426-160-91).

- Group G14 consists of 2 lots in Fairview. One .41 acre lot (416-180-61) has frontage,
and the other .51 acre lot (416-180-10-3) does not have frontage. All parcels are large
enough to host new units at the current zoning (minimum 5,000 square feet per unit).
However, development of the sites without frontage is only possible through pairing with
that with frontage (416-180-61).

- Group G15 consists of 3 lots in Fairview: one 1.38 acre vacant lot with frontage (416-
180-1) and 3 additional lots that are .34-.35 acres in size without frontage (416-180-12;
416-180-14). All parcels are large enough to host new units at the current zoning
(minimum 5,000 square feet per unit). However, development of the sites without
frontage is only possible through pairing with that with frontage (416-180-1).

Table B-9: Consolidated Sites

Income . # of Rezone Pipeline
Group APN Address Category Units Acres Owners Y/N YN
G1 426-50-10 MADEIROS AVE, Above 1 0.27 1 N N
HAYWARD Moderate
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Table B-9: Consolidated Sites

Group APN

Address

Income

Units

# of
Owners

Rezone
Y/N

Pipeline
Y/N

Category

426-50-11 MADEIROS AVE, Above 1 0.17 N N
HAYWARD Moderate
426-50-12 25583 MADEIROS Above 1 0.65 N N
AVE, HAYWARD Moderate
84A-240-2 20396 JOHN DR Above 1 0.13 Y N
CASTRO VALLEY Moderate
94546
G2 84A-250-9-3 20338 JOHN DR Above 26 3.05 1 Y N
CASTRO VALLEY Moderate
94546
84A-250-9-4 20396 JOHN DR, Above 12 1.53 Y N
CASTRO VALLEY Moderate
429-50-5-2 576 WILLOW AVE, Above 1 0.08 N N
G3 HAYWARD Moderate 1
429-50-6-1 WESTERN BLVD, Above 3 0.23 N N
HAYWARD Moderate
84D-1275-16-1 REDWOOD RD, Above 3 0.47 N N
CASTRO VALLEY Moderate
84D-1275-22 REDWOOD RD, Above 3 0.48 N N
G4 CASTRO VALLEY Moderate 1
84D-1275-23 REDWOOD RD, Above 3 0.54 N N
CASTRO VALLEY Moderate
84D-1275-24 REDWOOD RD, Above 3 0.56 N N
CASTRO VALLEY Moderate
84D-1250-14-2 | ALMOND RD, Above 4 0.74 N N
CASTRO VALLEY Moderate
84D-1250-15-4 | EWING RD, CASTRO | Above 5 0.86 N N
G5 VALLEY Moderate 1
413-23-43-3 16600 ASHLAND AVE Moderate 18 1.28 N N
SAN LORENZO 94580
G6 413-23-67-4 205 ANO AVE SAN Above 8 0.59 1 N N
LORENZO 94580 Moderate
413-23-43-4 16550 ASHLAND AVE, | Moderate 17 1.16 N N
SAN LORENZO
426-170-16 EAST AVE, Above 2 0.36 N N
HAYWARD Moderate
426-170-14-2 EAST AVE, Above 2 0.38 N N
G7 HAYWARD Moderate 3
426-170-13 EAST AVE, Above 5 1.08 N N
HAYWARD Moderate
426-160-91 WEIR DR, HAYWARD | Above 17 3.39 N N
Moderate
417-220-11-1 D ST, HAYWARD Above 3 1.11 N N
Gs Moderate 1
417-220-12-1 3216 D ST HAYWARD | Above 7 2.50 N N
94541 Moderate
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Table B-9: Consolidated Sites

Address

Income
Category

Units

# of
Owners

Rezone
Y/N

Pipeline
Y/N

414-21-60 20095 MISSION BLVD | Low and 13 0.21 Y N
HAYWARD 94541 Very Low

414-21-61 20097 MISSION BLVD | Low and 53 0.89 Y N
HAYWARD 94541 Very Low

G9 414-21-78 20095 MISSION BLVD | Low and 51 0.84 1 Y N
SAN LORENZO 94580 | Very Low

414-21-79 20095 MISSION BLVD | Low and 19 0.32 Y N
HAYWARD 94541 Very Low

414-21-80 20095 MISSION BLVD | Low and 11 0.19 Y N
HAYWARD 94541 Very Low

85A-6000-10 5319 HILLTOP RD Above 1 1.00 N Y
CASTRO VALLEY Moderate

85A-6000-11 5289 HILLTOP RD Above 1 1.81 N Y
CASTRO VALLEY Moderate

85A-6000-12 5262 HILLTOP RD Above 1 1.06 N Y
CASTRO VALLEY Moderate

85A-6000-13 5276 HILLTOP RD Above 1 1.00 N Y
CASTRO VALLEY Moderate

85A-6000-14 5290 HILLTOP RD Above 1 1.02 N Y
CASTRO VALLEY Moderate

85A-6000-15 5306 HILLTOP RD Above 1 1.02 N Y
CASTRO VALLEY Moderate

85A-6000-16 5318 HILLTOP RD Above 1 1.83 N Y
CASTRO VALLEY Moderate

85A-6000-17 5332 HILLTOP RD Above 1 2.22 N Y
CASTRO VALLEY Moderate

85A-6000-18 5346 HILLTOP RD Above 1 2.59 N Y
CASTRO VALLEY Moderate

85A-6000-19 5360 HILLTOP RD Above 1 3.04 N Y

G10 CASTRO VALLE Moderate 1

85A-6000-20 5376 HILLTOP RD Above 1 3.09 N Y
CASTRO VALLEY Moderate

85A-6000-21 5388 HILLTOP RD Above 1 2.80 N Y
CASTRO VALLEY Moderate

85A-6000-22 5402 HILLTOP RD Above 1 2.73 N Y
CASTRO VALLEY Moderate

85A-6000-23 5416 HILLTOP RD Above 1 1.92 N Y
CASTRO VALLEY Moderate

85A-6000-24 5430 HILLTOP RD Above 1 2.39 N Y
CASTRO VALLEY Moderate

85A-6000-25 5446 HILLTOP RD Above 1 3.04 N Y
CASTRO VALLEY Moderate

85A-6000-26 5458 HILLTOP RD Above 1 3.28 N Y
CASTRO VALLEY Moderate

85A-6000-27 5472 HILLTOP RD Above 1 3.58 N Y
CASTRO VALLEY Moderate

85A-6000-28 5486 HILLTOP RD Above 1 1.32 N Y
CASTRO VALLEY Moderate

85A-6000-3 FAIRVIEW AVE Above 0 3.60 N Y
CASTRO VALLEY Moderate
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# of Rezone
Owners YIN

Pipeline
Y/N

85A-6000-4 5499 HILLTOP RD Above 1 2.88 N Y
CASTRO VALLEY Moderate
85A-6000-5 5469 HILLTOP RD Above 1 1.44 N Y
CASTRO VALLEY Moderate
85A-6000-6 5439 HILLTOP RD Above 1 3.69 N Y
CASTRO VALLEY Moderate
85A-6000-7 5409 HILLTOP RD Above 1 1.77 N Y
CASTRO VALLEY Moderate
85A-6000-8 5379 HILLTOP RD Above 1 1.00 N Y
CASTRO VALLEY Moderate
85A-6000-9 5349 HILLTOP RD Above 1 1.03 N Y
CASTRO VALLEY Moderate
412-14-39-2 15776 HESPERIAN Above 21 0.50 Y N
BLVD SAN LORENZO | Moderate
G11 94580 1
412-34-2-6 HESPERIAN BLVD Above 5 0.12 Y N
SAN LORENZO 94580 | Moderate
417-210-100 MAUD AVE, Above 1 0.25 N N
HAYWARD Moderate
417-210-101 MAUD AVE, Above 1 0.24 N N
HAYWARD Moderate
417-210-95 MAUD AVE, Above 1 0.31 N N
HAYWARD Moderate
G12 417-210-96 MAUD AVE, Above 1 0.11 1 N N
HAYWARD Moderate
417-210-97 MAUD AVE, Above 1 0.11 N N
HAYWARD Moderate
417-210-98 MAUD AVE, Above 1 0.12 N N
HAYWARD Moderate
417-210-99 MAUD AVE, Above 1 0.11 N N
HAYWARD Moderate
80A-112-4-4 173RD AV, SAN Above 1 0.10 N Y
LORENZO Moderate
80A-112-16-3 172ND AV SAN Above 0 0.05 N Y
LORENZO 94580 Moderate
80A-112-21 172ND AV SAN Above 0 0.04 N Y
LORENZO 94580 Moderate
80A-112-2-2 173RD AV, SAN Above 1 0.08 N Y
LORENZO Moderate
G13 80A-112-3-3 173RD AV, SAN Above 0 0.08 1 N Y
LORENZO Moderate
80A-112-4-3 173RD AV, SAN Above 0 0.08 N Y
LORENZO Moderate
80A-112-5-1 173RD AV, SAN Above 0 0.07 N Y
LORENZO Moderate
80A-112-6-1 173RD AV, SAN Above 0 0.03 N Y
LORENZO Moderate
80A-112-7-1 173RD AV, SAN Above 1 0.00 N Y
LORENZO Moderate
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Table B-9: Consolidated Sites

Group APN

Address

Income

Units

# of
Owners

Rezone
Y/N

Pipeline
Y/N

Category

416-180-61 22866 MANSFIELD Above 2 0.41 N N
G14 AVE, HAYWARD Moderate 2
416-180-10-3 KELLY ST, HAYWARD | Above 3 0.51 N N
Moderate
416-180-12 KELLY ST, HAYWARD | Above 2 0.35 N N
Moderate
416-180-14 KELLY ST, HAYWARD | Above 2 0.34 N N
G15 3
Moderate
416-180-1 MANSFIELD AVE, Above 9 1.38 N N
HAYWARD Moderate
80A-197-1-6 PAGE ST, SAN Above 8 1.35 N Y
G16 LORENZO Moderate 1
80A-199-1-6 MIRAMONTE AVE, Above 11 1.79 N Y
SAN LORENZO Moderate
414-21-64-4 HAMPTON RD, Above 0 0.06 N N
HAYWARD Moderate
414-21-83-1 924 HAMPTON RD Above 1 0.10 N N
G17 HAYWARD 94541 Moderate 1
414-21-83-4 876 HAMPTON RD, Above 5 0.49 N N
SAN LORENZO Moderate
414-21-87-3 876 HAMPTON RD, Above 0 0.08 N N
SAN LORENZO Moderate
84C-697-10-4 19521 CENTER ST Above 6 0.94 N N
CASTRO VALLEY Moderate
84C-697-11-6 19539 CENTER ST Above 0 0.11 N N
G18 CASTRO VALLEY Moderate 1
84C-697-11-7 CENTER ST CASTRO | Above 2 0.35 N N
VALLEY Moderate
84C-697-11-9 19527 CENTER ST Above 4 0.61 N N
CASTRO VALLEY Moderate
414-21-3 | 19687 MISSION BLVD, | Low and 8 0.28 N N
HAYWARD Very Low
414-21-4 | 19895 MISSION BLVD, | Low and 2 0.06 N N
G19 SAN LORENZO Very Low 1
414-21-6-1 | HARMONY DR, Low and 2 0.07 N N
HAYWARD Very Low
414-21-85 | 968 HARMONY DR, Low and 3 0.10 N N
HAYWARD Very Low
84A-112-12-2 | CASTRO VALLEY Low and 2 0.09 N N
BLVD, CASTRO Very Low
G20 VALLEY 1
84A-112-13 3180 CASTRO Low and 19 0.68 N N
VALLEY BLVD, Very Low
CASTRO VALLEY
413-15-33-5 177 LEWELLING BLVD Mixed 191 | 3.17 Y N
G21 SAN LORENZO 94580 Income 1
413-15-34-3 85 LEWELLING BLVD Mixed 63| 1.05 Y N
SAN LORENZO 94580 Income
G22 80-71-38 16404 E 14TH ST, SAN | Moderate 3 0.11 1 N N
LEANDRO
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# of
Owners YIN

Rezone

Pipeline
Y/N

80-71-46 16410 E 14TH ST SAN | Moderate 8 0.28 N N
LEANDRO
80D-563-17 Dermody Ave SAN Mixed 36 0.88 1 Y N
LORENZO 94580 Income
80D-565-29 WAGNER ST SAN Mixed 83 1.99 1 Y N
LORENZO 94580 Income
G23 80D-565-30 WAGNER ST SAN Mixed 49 1.17 1 Y N
LORENZO 94580 Income
80D-568-30 WAGNER ST SAN Mixed 66 1.57 1 Y N
LORENZO 94580 Income
80D-568-31 WAGNER ST SAN Mixed 67 1.60 1 Y N
LORENZO 94580 Income
84A-60-14-2 WILBEAM AVE Mixed 27 0.75 Y N
CASTRO VALLEY Income
94546
84A-64-12-9 21013 REDWOOD RD | Mixed 32 0.89 Y N
CASTRO VALLEY Income
94546
84A-68-9-8 21049 REDWOOD RD | Mixed 121 3.30 Y N
G24 CASTRO VALLEY Income 1
94546
84A-68-9-9 21091 REDWOOD RD | Mixed 148 4.05 Y N
CASTRO VALLEY Income
94546
84A-72-8-5 21048 WILBEAM AVE Mixed 96 2.63 Y N
CASTRO VALLEY Income
94546
80-57-16-2 15910 E 14TH ST, SAN | Low and 12 0.22 1 N Y
G25 LEANDRO Very Low
80-86-3 15950 E 14TH ST, SAN | Low and 24 0.46 1 N Y
LEANDRO Very Low
80B-300-8-1 16563 E 14TH ST, SAN | Moderate 4 0.14 1 N N
G26 LEANDRO
80B-300-8-2 16563 E 14TH ST, SAN | Moderate 3 0.12 1 N N
LEANDRO
80-76-33 16550 E 14TH ST SAN | Low and 4 0.16 N N
LEANDRO Very Low
80-76-34 16520 E 14TH ST SAN | Low and 4 0.12 N N
G27 LEANDRO Very Low 1
80-76-35 16500 E 14TH ST SAN | Low and 8 0.26 N N
LEANDRO Very Low
80-76-36 1414 165TH AVE SAN | Low and 6 0.20 N N
LEANDRO Very Low
80C-479-1 16130 ASHLAND AVE | Moderate 9 0.20 1 N N
G28 SAN LORENZO
80C-479-2 | 16140 ASHLAND AVE, | Moderate 9 0.20 1 N N
SAN LORENZO
G29 80A-109-10 17144 E 14TH ST, Moderate 3 0.11 1 N N
HAYWARD
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Table B-9: Consolidated Sites

Group APN Address Ig:tzrgsry Units g\?vfners sleNz one $;Eellne
80A-109-21-1 17156 E 14TH ST, Moderate 3 0.11 1 N N
HAYWARD
84C-625-1-3 3765 CASTRO Above 51 1.60 N Y
VALLEY BLVD Moderate 1
CASTRO VALLEY
G30
84C-625-2-5 3789 CASTRO Above 20 0.65 N Y
VALLEY BLVD Moderate 1
CASTRO VALLEY
412-39-1-3 HESPERIAN BLVD Above 138 1.54 1 N Y
SAN LORENZO Moderate
412-39-2 HESPERIAN BLVD Above - 0.16 1 N Y
SAN LORENZO Moderate
412-39-3 HESPERIAN BLVD Above - 0.28 1 N Y
G31 SAN LORENZO Moderate
412-39-4-2 HESPERIAN BLVD Above - 0.25 1 N Y
SAN LORENZO Moderate
412-42-112 596 PASEO GRANDE Above - 0.21 1 N Y
SAN LORENZO Moderate
412-42-113 HESPERIAN BLVD Above - 1.63 1 N Y
SAN LORENZO Moderate
414-41-30 967 HAMPTON RD Low and 12 0.21 1 Y N
HAYWARD 94541 Very Low
414-41-31 981 HAMPTON RD Low and 11 0.19 1 N N
G32 HAYWARD 94541 Very Low
414-41-32 20513 MISSION BLVD | Low and 17 0.29 1 N N
HAYWARD 94541 Very Low
414-41-33 20525 MISSION BLVD | Low and 18 0.30 1 Y N
HAYWARD 94541 Very Low
412-31-92 507 PASEO GRANDE Moderate 70 1.68 11Y N
G33 | 412-31-93 587 PASEO GRANDE | Moderate 23| 0.55 1Y N
SAN LORENZO 94580
412-14-36-2 15740 HESPERIAN Above 10 0.24 Y N
BLVD SAN LORENZO Moderate
94580
G34 412-14-37-3 5744 PEACH DR SAN | Above 6 0.15 1 Y N
LORENZO 94580 Moderate
412-14-38-2 15772 HESPERIAN Above 18 0.42 Y N
BLVD SAN LORENZO Moderate
94580
Total Units 1918
Total Above Moderate 702
Income Units
Total Moderate Income 892
Units
Total Low and Very 324
Low Income Units
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Two recent projects involving site consolidation in Unincorporated Alameda County are described
in Table B-10. These example projects demonstrate that site consolidation involving multiple land
owners is feasible in Unincorporated Alameda County.

Table B-10: Examples of Site Consolidation in Recent Projects

Previous
Project # of parcels use(s) of | Initial # of Project Initial
Address Consolidated | parcels owners # of units  Status zoning
3621-3633 4 residential | 4 13 units Approved PD-2214
Lorena built April 2023 and RMX-
Avenue CSU-RV
3544 5 residential | 5 27 units Approved in R-S-D-15
Jamison built 2017;itis
Way built.

4. Selecting Sites to Rezone

Previously identified sites were not adequate to accommodate the RHNA. Based on local
knowledge, the County prepared an initial list of potential rezone areas and parcels. Staff
considered vacant and nonvacant land for rezoning. They included the following:

- Previously considered nonvacant parcels that were zoned General Commercial or a
Castro Valley Business District Specific Plan designation not currently allowing
residential uses

- Inone case (parcel 413 001503302) a business owner’s property was previously mis-
zoned as Public; the owner has expressed a desire to close his business and transition
the parcel to residential use, requiring rezoning.

- Larger sites previously considered for projects, such as Cherryland Place. By increasing
the density of allowable residential use, the County will commit to making these sites
more viable

- Large parking lots

- Publicly held land, where agencies have notified the Alameda County Planning
Department of their intent to sell it during the planning period.

Sites are proposed for zones that either match nearby residential uses or enable higher densities
such that the lots can be used for lower income densities. Parcels proposed for rezoning were
discussed at MAC meetings and on the Housing Element update website while the draft was
being written. Sites will further be discussed throughout the public comment period. For more
details on public engagement, see Appendix E.

On February 9, 2023, some landowners met with staff to discuss rezoning opportunities. The
properties of owners who made clear that they were uninterested in developing housing on their
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land during the planning period (in the next 8 years from 2023 to 2031) were removed from the
sites inventory.

Proposed rezones were further analyzed pursuant to the California Environmental Quality Act
(CEQA).

Parcels proposed for rezone are listed in table B-23, and table B-11 below describes the
categories parcels will be zoned to.

Table B-11: Overlay Densities for rezonings

_ Density (du/ac) Community Used

HE-RSL 8-17 Castro Valley

HE-MDR 10-22 Ashland Cherryland Business District Specific
Plan, Fairview Area Specific Plan

HE-RMXD15 22-29 Castro Valley Business District Specific Plan ,
Fairview Area Specific Plan

HE-MHDR 22-43 Ashland Cherryland Business District Specific
Plan, Fairview Area Specific Plan

HE-RMU40 20-40 Castro Valley Business District Specific Plan

HE-RMU30-60 30-60 Castro Valley, Castro Valley Business District
Specific Plan, San Lorenzo Village Specific Plan

HE-HDR 43-86 Ashland Cherryland Business District Specific
Plan, Castro Valley

HE- HDR BART (+ AB2923 75-86 Bay Fair & Castro Valley BART stations

standards)

5. Addition of Substantial Sites for Mixed Income Use

Further reflection by staff on the sites inventory revealed a need for more above moderate units
in order to meet RHNA. After confirming with HCD staff that higher density sites can have units
assigned to multiple income categories, staff identified the following sites proposed for rezones
to be explicitly for mixed income uses.
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Table B-12: Mixed Income sites

Site and Group Unit Density Address Acreage
name After Rezoning

Crunch fitness site | 413-15-33-5 43-86 units per 177 Lewelling Blvd San Lorenzo
(G21) acre 94580
413-15-34-3 85 Lewelling Blvd San Lorenzo 1.05
94580
Bayfair BART 80D-563-17 43- 86 units per Dermody Ave San Lorenzo 94580 0.88
Parking Lot (G23)  80D-565-29 acre (existing Wagner St San Lorenzo 94580 1.99
80D-565-30 ~ ZOning)&  \yagner St San Lorenzo 94580 1.17
80D-568-30  compliance with  yy 06t St San Lorenzo 94580 157
80D-568-31 AB 2923 Wagner St San Lorenzo 94580 1.60
Castro Valley 84A-60-14-2 75 units per acre |~ Wilbeam Ave Castro Valley 0.75
BART Parking Lot & compliance 94546
(G24) 84A-64-12-9 with AB 2923 21013 Redwood Rd Castro Valley 0.89
94546
84A-68-9-8 21049 Redwood Rd Castro Valley 3.30
94546
84A-68-9-9 21091 Redwood Rd Castro Valley 4.05
94546
84A-72-8-5 21048 Wilbeam Ave Castro 2.63
Valley 94546
Lucky grocery store | 84A-60-4-3 30-60 units per 3443 Castro Valley Blvd, Castro 210

and parking lot in
strip mall

acre

Valley

Units at these sites were apportioned in the following proportions: 30% Above Moderate Income
units, 15% Moderate Income units, and 55% Low and Very Low Income units.

B.2.5

Suitability of Nonvacant Sites

Residential land in unincorporated Alameda County is generally already built out, so the sites

inventory includes nonvacant sites. After proposed rezonings, nonvacant sites comprise greater
than 50% of combined Low- and Very Low-Income RHNA. Therefore, the County has
conducted an analysis to ensure that existing uses on nonvacant sites are not impediments to
residential redevelopment during the planning period (2023-2031).

Current uses for nonvacant sites are listed in table B-24, and those that are proposed for rezone
are included in table B-23.
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Criteria for Nonvacant Sites

The following criteria were used in selecting nonvacant sites. Properties that meet these criteria
have the corresponding number listed in the ‘Criteria Met’ column:

1. An improvement-to-land value ratio of less than 1: A parcel’'s improvement-to-
land value ratio can identify properties that are potentially underutilized. A value
ratio of less than 1.0 indicates that the real estate market values the land itself
more highly than what is currently built on that land. These underutilized parcels
represent opportunities for property owners and developers to invest in more
improvements that increase the overall value of the property and to densify
housing.

2. Expressed interest in development: Developer or property owner interest in
constructing housing on a particular site is a useful indicator that there is feasible
development potential on a parcel.

3. A structure listed as 30 years or older: The age of a structure identifies sites that
may be likely to develop. Structures over 30 years of age may no longer suit the
needs of the uses on the site or may need improvements due to deterioration.
The sites inventory has been compared with the most recent Historical Register.
There is no overlap (none of the nonvacant sites in Tables B-23 or B-24 are also
historic properties).

These criteria are used in tables B-24 (nonvacant sites) and B-23 (vacant and nonvacant sites
proposed for rezoning). Sites in table B-23 that are vacant are marked with a ‘v.’

County staff conducted analysis using assessors’ data, specifically the age of existing structures
on the properties and the ratio between built improvements and the value of the land, called the
Improvement/Land or I/L ratio. Generally, any parcel with an I/L ratio less than 1 indicates an
underutilization of land, while an I/L ratio of greater than 1 (and certainly if it's 2 or higher)
indicates the improvements on the land, like buildings, are more valuable than the land and are
unlikely to be demolished to make way for a new housing project. An I/L ratio of less than 1
would suggest an investment opportunity ripe for new development with housing as the likely
project.

Of the nonvacant sites not proposed for rezones, only 12 sites in Table B-24 have I/L ratios
greater than 1. The following are descriptions of each site with I/L ratios above 1 (those marked
with an asterisk after the address and without a ‘1’ in the Criteria column):
- 416-40-44: This site is actively pursuing development
- 426-130-11, 429-46-6: Excess land on residential sites can be developed into additional
units through existing zoning and potential lot splitting. See Program 1A:Rezone Sites to
Meet RHNA for details on expedited lot splitting.
- 84C-697-11-6, 84C-697-11-9: structures appear to be unoccupied and abandoned-
looking residences. ‘Improvements’ in I/L refer to abandoned-looking buildings
- 80-31-32-2, 414-76-24, 414-81-3, 429-64-32: 50% or more of the lot zoned for mixed
use is paved, suggesting that it is underutilized and could be replaced with housing.
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- 414-21-2-2: buildings on this parcel are held through different leases. The projected
number of units refer to approximately 1 acre of the 1.84 lot; the remaining .84 acres are
held by a national fast-food chain. The relevant acre of the lot is comprised of older (30+
years) buildings and more than 50% of it is paved, suggesting that it is underutilized and
could be replaced with housing.

- 80-76-36: this parcel is in group G27. It is owned by the same person as adjacent lots in
sites group G27, which do have I/L ratios of less than 1.

Development Trends and Market Analysis

Non-vacant sites in the unincorporated area are a unique challenge that may not exist is
incorporated cities. Many long-time residents view parcels occupied by tax-generating
businesses as the necessary economic engine if incorporation as a new city were to occur.
These commercial locations comprise about 69% of nonvacant sites listed, including nonvacant
sites proposed for rezones. Commercially zoned properties located along major thoroughfares
in urban unincorporated communities are viewed by some residents as in finite supply and as
something to be maintained if at all possible to protect the opportunity for incorporation, should
the prospects of becoming a city improve.

In July 2023 the Local Agency Formation Commission (LAFCO) of Alameda County released a
draft report analyzing the feasibility of incorporating Castro Valley and other parts of Urban
Unincorporated Alameda County. The report explains that, at current taxation rates with existing
residential and business communities, no configuration of incorporation would have a fully
balanced budget and reasonable annual reserves in funding. Nevertheless, possible
incorporation was considered when looking at non-vacant sites, especially those with
commercial uses.

About 78% of the nonvacant sites identified in the County’s sites inventory are located in
business districts. This requires the County to consider the viability of these sites to convert to
housing. The County has a track record over the 5" Housing Element cycle of developing
housing, particularly affordable housing, on nonvacant sites. Given programs to facilitate the
development of housing in the Housing Element, however, staff anticipates a higher number of
sites transitioning to partial or full residential use.

Tables B-6, B-7 and B-13 show recently entitled and constructed projects in Unincorporated
Alameda County, the greater Bay Area region, and neighboring Hayward and San Leandro,
respectively. Each table shows the percentage of density allowable by zoning achieved by the
project. Achieved densities range from 17% to 495%, with a median of 99.5%. This shows the
density assumption of 70% to be conservative

Table B-6 and B-10 also describe previous uses. Proposed nonvacant sites (listed in tables B-
23 and B-24) have similar uses as those of the previous projects. Previous uses include:
agricultural, auto sales and repairs, occupied and unoccupied residential, educational and
community places, commercial uses, offices, and parking lots and paved lots. Therefore, there
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is a history of similar conversions to residential in the Central Alameda region and documented,
decreasing interest in maintaining the previous uses of these sites.

Some identified nonvacant sites have existing residential units, but these are low intensity
developed parcels where additional units could be added without demolishing the existing units
or where existing residential units could be demolished for a project with a larger number of
units. Identifying these parcels as potential housing sites does not mean existing units will be
demolished (e.g., some parcels can accommodate additional units while retaining existing
structures/units).

Despite the desire of some residents to maintain retail, analysis and the experiences of the
Alameda County office of Economic and Civic Development agree that, with the exception of
parts of Castro Valley, there is an over-supply of retail and commercial spaces and very little
demand.

With a low demand for retail, mixed use projects generally have to rely on the housing portion of
the project to subsidize the ground floor retail. The experiences of developers who spoke with
Planning Department staff agree with this sentiment, citing existing requirements for the
construction of commercial ground floor uses as barriers to housing construction. Without
demand for new retail and commercial spaces, it is onerous to successfully fill required
commercial spaces. See Appendix E for further details on engagement.

The COVID-19 pandemic and access to retail shopping, the growing prevalence of online
shopping, and COVID-related restrictions on store operations have accelerated the demise of
certain retail businesses. This is especially true for local small businesses, which have fewer
financial resources to adapt than larger national chains do. Due in part to this, many nonvacant
commercial sites available in the County do not represent likely new projects.

Further, there is little expectation of office uses in the urban unincorporated area. The Eden
Area and Castro Valley have not historically been strong office markets compared to other
areas of Alameda County, like Oakland and Fremont.

One exception to the above market constraints is unincorporated Castro Valley which is
attracting food-centered businesses that are moving into renovated spaces and feeding off the
success of the CV Marketplace. The focus on high quality food and unique dining experiences is
likely to be successful in Castro Valley, and the nonvacant sites located there tend to be outside
the downtown core or at large catalyst sites such as the BART station and other large sites that
seem ripe for redevelopment during the 6" Cycle. Staff see the sites in the Castro Valley
business district as a more successful location for mixed use development because of the areas
continued commercial success and agree that the active commercial district ultimately makes
downtown Castro Valley an attractive place to live.

Sites Inventory and Methodology
County of Alameda | B-25



Table B-13: Development on Vacant and Nonvacant Sites in the Central Alameda County

City: Hayward

APN/Address

Site Size

(acres)

Previous Use

Unit #

Affordable

Max
Density
(du/ac)

Density
Bonus?

Built
density
(du/ac)

Percent
Achieved

Parcel 28816 Mission 7 (28.5 | Agricultural 176 174 | 12 y 2021 24.8 207%
Group 3 -La | Blvd total) | (Barns) approved
Vista
Residential
Legacy at 28168 Mission 1.8 | Auto 97 0 | unknown unknown | 2022 54 -
Hayward Bivd (Accessories) completed
Mission 25501 Mission 7.3 (9.6 | Auto (Sales) 140 0 | unknown unknown | 2022 19 -
Crossings Bivd total) completed
Alta Mira 28925 Mission 1.9 | BART Parking 152 152 | unknown unknown | Completed | 80 -
Blvd 2016

Bellera 1200 A St. 1.5 | Commercial 157 01| 110 n 2021 under | 102 93%

(bank) constructio

n

Mission 411 Industrial 5.7 for | Commercial 72 0135 n 2017 18 51%
Village Parkway housing | (former approved

bowling alley)
Mission 28870 Mission 0.91 | Commercial 110 110 | 100 y 2021 120.8 121%
Terraces Bivd (labor union approved

building)
Maple and 428-61-61-4 3.93 | Education 314 19 | unknown y 2022 79.8 -
Main Campus approved

(Everest

College)
Mirza-True 29212 Mission 11.37 for | Light industrial 189 0| 100 n 2019 16.62 17%
Life Bivd housing | (gas station) approved
Lincoln 22301 Foothill 11.5 | Offices 476 01| 110 n 2017 41.3 38%
Landing Bivd approved
Mission 29312 Mission 5.58 | Residential 203 0| 100 y 2017 41.6 42%
Seniors Bivd (SFH, other approved

vacant

buildings)
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Table B-13: Development on Vacant and Nonvacant Sites in the Central Alameda County

APN/Address  Site Size | Previous Use | Unit# Affordable Max Density Built Percent
(acres) Density Bonus? density Achieved
(du/ac) (du/ac)
Abode 2595 Depot 3.1 | Residential 125 125 | unknown y expected 40 -
Road (supportive completion
housing) 2023
Parcel 21502 Foothill 1.56 | vacant 96 96 | 38.4 y 2022 61.5 160%
Group 8 Bivd approved
Mission 28000 Mission 1.9 | vacant 76 75 | 100 y 2018 421 42%
Paradise Blvd approved
Hayward 29497-29553 2.21 | Vacant 140 140 | 221 y 2019 63.3 29%
Mission Mission Blvd approved
Family
Apartments
Pimental 22634 Second 0.87 | Vacant 57 57 | 110 n 2021 65.5 60%
Place St. approved
SOHAY 29504 Dixon 21.6 | Vacant 472 20 | unknown unknown | 2021 25 -
Street completed
Cadence 28850 Dixon 2.9 | Parking 206 0| 65 unknown | Completed | 71 109%
St 2017
Centra 1188 E. 14th 1.6 | Commercial 196 0] 100 y constructio | 122 122%
Callan St. n
903 Manor 903 Manor 2.3 | Commercial 39 6| 24 unknown | Approved 17 71%
Boulevard Boulevard (former 2020
o bowling alley)
2 | E. 14th st. 110 E. 14th St. 1.12 | Commercial 221 221 | 40 n Approved 198 495%
§ Housing (furniture
= warehouse)
f,;“ Alvarado- 899 Alvarado 5.72 | Community 687 0| 100 y permit 100 100%
= Antonio St. nonprofit review
O (music
conservatory)
Washington | 15101 1 | Vacant 72 72 | unknown n expected 60.5 -
Ave. Apts. Washington completion
Ave. 2023

Sites Inventory and Methodology
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Table B-13: Development on Vacant and Nonvacant Sites in the Central Alameda County

APN/Address  Site Size | Previous Use | Unit# Affordable Max Density Status Built Percent

(acres) Unit # Density Bonus? density Achieved
(du/ac) y/n (du/ac)
0.46 | Vacant 62 62 | 100 n completed 135 135%

Loro 1604 San
Landing Leandro Blvd.
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Programs

To incentivize housing construction over the planning period and beyond, the Community Development
Agency of Alameda County currently offers or will implement the following programs and policies:

¢ Incentives — Program 2.B Small Lot Consolidation and Program 4.H: Housing Opportunities for Persons
with Disabilities

e Fast -tracking — Program 1.F: Online Permitting and Streamlining, Program 3.A: Streamline Parking
Requirements, Program 3.B: Planning Commission Streamlining Subcommittee, Program 3.D: SB 35
Processing and Permit Streamlining, Program 7.B: Environmental Review Streamlining

¢ Assembling parcels — Program 1.A: Rezone Sites to Meet RHNA, Program 1.B: San Lorenzo Village
Specific Plan Priority Development Area Grant, Program 1.G: Lower-Income Sites Modifications to
Address Shortfall, Program 2.B: Small Lot Consolidation

e Quroverlay / any other rezoning — Program 1.C: Facilitate Housing at Bay Fair and Castro Valley BART
Sites, Program 1.M: Facilitating Sheriff's Radio Facility Development, Program 1.H: General Plan
Consistency, Program 1.1.1: Monitor and Facilitate Pipeline Housing Projects, Program 1.J: Rezone 5th
Cycle Lower-Income Housing Sites, Program 1.L: Update Castro Valley Business District Specific Plan

These programs are discussed further in the main body of the element. As described throughout this section,
nonvacant sites proposed for residential uses are generally underutilized, and the county has a variety of
programs to encourage their development as housing. Based on local market trends and recent examples of
similar uses redeveloping as housing in neighboring jurisdictions, nonvacant uses are likely to discontinue
during the planning period and help meet RHNA.

Section B.3 Adequacy of Residential Sites in Meeting
RHNA

B.3.1 Summary

The following table summarizes the County’s methods for satisfying its RHNA (Table B-14). Based on ADU
projections, entitled projects, and available sites, the County has a shortfall in all income categories. However,
given the County’s rezoning of the parcels in table B-23 in accordance with Program 1.A: Rezone Sites to
Meet RHNA, the County has a surplus in all income categories as shown in table B-15.

Sites Inventory and Methodology
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Table B-14: Residential Development Potential and RHNA

Extremely Above
Low Very Low Low Moderate Moderate Total
RHNA See Very Low 1,251 721 763 1976 4,711
ADUs See Very Low 99 99 98 32 328
Entltled/Propos1ed Projects 0 0 187 27 522 736
(new net units)
Sum of ADUs and
Entitled/Proposed Projects See Very Low 9 286 125 554 e
Remaining RHNA See Very Low 1,152 435 638 1,422 3,647
Site Inventory (new net units) See Very 358 311 640 1,309
Low/Low
Surplus / (Shortfall) See Very (1,229) (327) (782) (2,338)
o Low/Low ’ ’
1: Approved/Entitled Projects describe projects that are under review, have current preliminary applications, have
been approved, or are under construction.
Source: County of Alameda

Table B-15: Residential Development Potential and RHNA — WITH POTENTIAL REZONING

Extremely Above
Low Very Low Low Moderate Moderate Total

RHNA See Very Low 1,251 721 763 1,976 4,711
ADUs See Very Low 99 99 98 32 328
Entitled/Proposed Projects
) 0 0 187 27 522 736
(new net units)’
Sum of ADUs and
Entitled/Proposed Projects See Very Low 99 286 125 554 1,064
Remaining RHNA See Very Low 1,152 435 638 1,422 3,647
Site Inventory (new net units) | >°° V&Y 358 311 640 1,309
. Low/Low ’
Rezoning - 1,427 440 794 2,661
. See Very
Total Proposed Units 2,170 876 1,988 5,034
Low/Low
See Very
Surplus / (Shortfall) Low/Low 198 113 12 323
': Approved/Entitled Projects describe projects that are under review, have current preliminary applications, have
been approved, or are under construction.
Source: County of Alameda
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B.3.2 Housing Sites Maps — Rezoning

Figure B-1 shows the location of every site proposed for rezones. The following pages include
more in-depth considerations of larger sites proposed for rezoning.
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Sheriff Radio

Background and Description:

This site is a single parcel near Foothill
Boulevard and Fairmount Drive. There are
currently 5 different structures and 1.75
acres of pavement for parking.

Key Considerations and Feasibility
for Site Development:

Alameda County CDA staff were alerted
that the County Sheriff Department will be
leaving their existing radio dispatch facility
at this location by approximately 2030;
planning staff intend to initiate the planning
process before the property is vacated.

Figure B-2. Sheriff Radio Site

This site is on the same parcel as Hillcrest Park. It's within .5 miles of 4 bus routes and .1 miles
of a highway on-ramp. The site is in a neighborhood rated Moderate Resource in the 2023

HCD/TCAC Opportunity Map.

Table B-16

APNs
Address

Current General or Specific Plan
Designation

Current Zoning Designation
Proposed Rezoning

New units/acre range

Unit Capacity

Lot size

Site Constraints

080A015301200
2000 150" Ave, San Leandro, 94578

Public Facilities

Public Facilities

High Density Residential

43-86 units per acre

301 units

7.08 acres total; 5.6 acres available for housing

The Alameda County General Services Agency has

committed to selling the property by 2028; see
Program 1.M: Facilitating Sheriff’'s Radio Facility
Development regarding creating a specific plan for the
site before 2028.,

Sites Inventory and Methodology
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Former Cherryland Place

Background and Description:

This site consists of five parcels at
the corner of Mission Boulevard and
Hampton/Mattox Road in the
Cherryland neighborhood. These
sites were previously under contract
to become a commercial and
community space with 56 market-rate
rental units. That project was unable
to proceed, and the parcels continue
to stay in the ownership of the county
as legacy sites from the former

Figure B-3. Former Cherryland Place
Redevelopment Agency. J v

Key Considerations and Feasibility for Site Development:

Two bus lines pass by this site, and it is .5 miles from entrances for highways 580 and 238. A
community garden is located nearby. The site is rated Low Resource in the 2023 HCD/TCAC
Opportunity Map. These parcels are among those proposed for rezoning to a higher density of
units. Staff anticipate that this, coupled with the requirement to allow 100% residential housing
in mixed-use zones, will allow for a financially viable project.

Table B-17

APNs 414 002106100, 414 002107900, 414 002108000, 414 002107800,
414 00210600

Address 20095 Mission Blvd, Hayward, 94580

20097 Mission Blvd, Hayward, 94541

Current General or Specific | General Commercial with Medium High Density Residential overlay
Plan Designation

Current Zoning Designation | District Mixed Use

Proposed Rezoning High Density Residential
New units/acre range 43-86 units per acre
Unit Capacity 147 units

Lot size 2.23 acres total
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Site Constraints There is a small PG&E facility (3,974 square feet) located in between
414 002106100 and 414 002107800. It is highlighted in green with a
large black arrow pointing at it in the small map below, figure B-4.
Former Cherryland Place is outlined in orange.

Figure B-4. Cherryland Place parcel map
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Castro Valley Lucky’s Parking Lot

Background and Description:

This parcel is occupied by Lucky Grocery
store and part of its parking lot. It is located
on the south side of Castro Valley Boulevard

near Redwood Road.

Key Considerations and Feasibility for

Site Development:

The site is 0.4 miles from Bart and 0.1 miles
from AC Transit. The site is in downtown

Castro Valley and is directly adjacent to

goods and services. One consideration is
that to develop this site a parking garage
may have to be built to accommodate the
Lucky’s store. The site is in a neighborhood

rated Moderate Resource in the 2023

HCD/TCAC Opportunity Map.

Table B-18

Figure B-5. Lucky’s Parking Lot

APN
Address

Current General or Specific Plan
Designation

Current Zoning Designation

Proposed Rezoning
New units/acre range
Unit Capacity

Lot size

Site Constraints

B-36 | County of Alameda
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84A-60-3-7
3443 Castro Valley Blvd.

Castro Valley Central Business District CBD-5 Core
Pedestrian Retail

Castro Valley Central Business District Sub Area 7
Intensive Retail Core

Sub 7 at 30-60 du/acre
30-60 du/acre

96

2.1 acres

May need to save a portion for parking.



Castro Valley BART Station

Background and Description:

Castro Valley BART Opened on May 10,
1997, it served as an extension to the
Dublin/Pleasanton station. It has 11.62

acres of surface parking.

Key Considerations and Feasibility for

Site Development:

This site is directly adjacent to BART and AC

Transit. This site is also very close to

downtown only 0.19 miles away. Which would
enable inhabitants to be able to access goods
and services very easily and efficiently. The

general plan of this site CBD-TOD-R&O

stands for transit-oriented development and
this is exactly what we see happening here. Figure B-6. Castro Valley BART Station

For housing to be developed a parking

structure will need to be created for BART to accommodate their need for parking. The site is in
a neighborhood rated Moderate Resource in the 2023 HCD/TCAC Opportunity Map.

Table B-19

APNs

Address

Current General or Specific Plan
Designation

Current Zoning Designation

Proposed Rezoning
New units/acre range
Unit Capacity

Lot size

Site Constraints

Sites Inventory and Methodology
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84A-68-9-9, 84A-68-9-8, 84A-72-8-5, 84A-64-12-9, 84A-60-
14

21091, 21049, 21013 Redwood Rd. 21048 Wilbeam

Castro Valley General Plan Central Business District Transit
Oriented Development-R&0O

Castro Valley Central Business District, Sub Area 8 and Sub
Area 9

75 units/acre min

75 units/acre min

476

11.62 acres; 5.69 acres for housing

The site will need to accommodate future parking needs.



Bay Fair BART Station
Background and Description:

The site consists of four properties
that are currently used as parking for
BART patrons. The four parcels
boarder single-family homes and are
adjacent to the City of San Leandro,
particularly the northern half of the
station.

Key Considerations and Feasibility for
Site Development:

The Bay Fair BART station parking is
accessible via a major arterial road,
Hesperian Blvd. AB 2923, encourages
transit-oriented development at a density of 75 units per acre. The site is nearby
the Bayfair Shopping Mall, a former major shopping mall for residents of the Eden
Area and the center of significant redevelopment attention in San Leandro.
Groceries stories, gas stations, restaurants and more are located within 1 mile of
the subject site. The BART Station itself is located directly east of the site.

Figure B-7. Bay Fair BART Station

Staff from BART, San Leandro, Alameda County, and other relevant agencies have
already begun meeting and considering possible steps forward in order to facilitate
the development of both halves of the station.

APNs 80D-565-29, 80D-568-31, 80D-568-30, 80D-565-30
Address Wagner Street, San Lorenzo, 94580
Current General or Specific Eden Area General Plan — High Density Residential

Plan Designation

Current Zoning Designation Suburban Residential, 1,500 square feet minimum building
site area

Proposed Rezoning 75 units/acre min

New units/acre range 75 units/acre min

Unit Capacity 301

Lot size 7.02 acres; 3.44 acres for housing

Site Constraints The site will need to accommodate future parking needs.

B-38 | County of Alameda
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Crunch Fitness

Background and Description:

The site consists of two properties
owned by the same developer on the
north side of Lewelling Boulevard in
Ashland. The existing building is
occupied by a Crunch Fitness and a
restaurant store, and the remainder
of the lots are paved for parking.

Key Considerations and

Feasibility for Site
Development:

Figure B-8. Crunch Fitness

The site is less than .5 miles from nearby grocery stores and adjacent to a local high school and
other neighborhoods. Initial conversations with the property owners demonstrated interest in
developing housing. The owners of 165 Lewelling Blvd, located behind the gym, is also interested
in redeveloping into housing.

Table B-21

APNs

Address

Current General or
Specific Plan
Designation

Current Zoning
Designation

Proposed Rezoning
New units/acre range
Unit Capacity

Lot size (or portion of
property proposed for
development)

Site Constraints

Sites Inventory and Methodology

413-0015-033-05, 413-0015-034-03

1177 LEWELLING BLVD, 85 LEWELLING BLVD SAN LORENZO
94580

Eden Area General Plan — Public, General Commercial

Public, Ashland Cherryland Business District Specific Plan — District
Commercial

43-86 units/acre min
43-86 units/acre min
254

4.22 acres

The site will need to accommodate future parking needs.
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B.3.3

Housing Sites Table

The following 3 tables describe the sites inventory in full. Table B-23 describes all sites proposed for rezoning. Table B-24 describes
all nonvacant sites. Table B-25 below shows details about all vacant properties included in the sites inventory.

Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Address

Parcel

Group | Size

Existing

(VI

General Plan
Designation

Zoning
Designation

New Rezone
Category?

Criteria
Met

(acres)

20396 John Dr 84A-240-2 | G2 0.13 | Vacant Above 1| RSL RSL-CSU-RV HE-RSL v, 1,3
Castro Valley 94546 (back of lot) | Moderate

20338 John Dr 84A-250- G2 3.05 | Vacant Above 26 | RSL RSL-CSU-RV HE-RSL v, 1
Castro Valley 94546" | 9-3 Moderate

20396 John Dr 84A-250- G2 1.53 | Vacant Above 12 | RSL RSL HE-RSL v, 1
Castro Valley 94546 ' | 9-4 Moderate

15776 Hesperian 412-14- G11 0.5 | Parking Above 21 | SLVSP SLVSP-C2 HE-RMU30-60 1
Blvd San Lorenzo 39-2 Moderate

94580

Hesperian Blvd San | 412-34-2- | G11 0.12 | Parking Above 5 | SLVSP SLVSP-C2 HE-RMU30-60 1
Lorenzo 94580 6 Moderate

15740 Hesperian 412-14- G34 0.24 | Parking Above 10 | SLVSP SLVSP-C2 HE-RMU30-60 3
Blvd San Lorenzo 36-2 Moderate

94580

5744 Peach Dr San 412-14- G34 0.15 | Parking Above 6 | SLVSP SLVSP-C2 HE-RMU30-60 1
Lorenzo 94580 37-3 Moderate

15772 Hesperian 412-14- G34 0.42 | Commercial | Above 18 | SLVSP SLVSP-C2 HE-RMU30-60 1
Blvd San Lorenzo 38-2 (Tool rental) | Moderate

94580

15787 Washington 411-24-5 0.36 | Auto Above 5| GC C1 HE-MDR 1,3
Ave San Lorenzo Moderate

94580

1294 Bockman Rd 411-91-2 0.65 | Vacant Above 10 | GC-MDR PD-1209 HE-MDR v, 1
San Lorenzo 94580 Moderate

Peach Dr San 412-14- 0.34 | Parking Above 14 | SLVSP SLVSP-C2 HE-RMU30-60 1
Lorenzo 94580 35-3 Moderate
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Parcel

. Existing General Plan | Zoning New Rezone Criteria

Address Group | Size . . . .
(VET) Designation Designation Category? Met
(acres)

Peach Dr San 412-14-77 0.41 | Parking Above 17 | SLVSP SLVSP-C2 HE-RMU30-60 1
Lorenzo 94580 Moderate
15800 Hesperian 412-34-39 0.53 | Commercial | Above 22 | GC C1 HE-RMU30-60 1,3
Blvd San Lorenzo Moderate
94580
16020 Hesperian 412-39- 0.98 | Commercial | Above 41 | GC C1 HE-RMU30-60 3
Blvd San Lorenzo 24-3 Moderate
94580"
19390 Hesperian 412-87- 0.97 | Vacant Above 14 | C1 GC-MDR HE-MDR v, 1,2
Blvd Hayward 94541 71-2 Moderate
165 Lewelling Bivd 413-15- 2.39 | Light Above 36  PUB P HE-MHDR 1,3
San Lorenzo 94580 33-2 Industrial Moderate
East Ave Hayward 425-170-2 0.8 | Vacant Above 6 | FASP C1 HE-MDR v, 1
94541 Moderate
2637 East Ave 426-140- 2.39 | Commercial | Above 36 | CN CN HE-MDR 1,3
Hayward 94541 9-2 Moderate
19510 Hesperian 432-4-28- 0.89 | Commercial | Above 13 | GC C1 HE-MDR 1,3
Blvd Hayward 94541 6 (Restaurant) | Moderate
16290 Foothill Blvd 80A-188- 0.71 | Vacant Above 10 | CNM and PD HE-HDR v, 1
San Leandro 94578 2-7 Moderate RLM
166th Av San 80A-209-4 0.09 | Vacant Above 1 RH R1 HE-RSL v, 1
Lorenzo 94580 Moderate
2625 Castro Valley 84A-12-2- 1.69 | Auto Above 33 | CBD - CD-2 Sub 2 HE-RMU40 1,3
Blvd Castro Valley 2 (Repair) Moderate
94546
2659 Castro Valley 84A-12-3 0.3 | Auto (Sales) | Above 5 | CBD-3 CVBD-S02 HE-RMU40 1,3
Blvd Castro Valley Moderate
94546
20860 Wilbeam Ave 84A-60- 0.32 | Parking Above 13 | CBD-5 CvBD-S07 HE-RMU30-60 1
Castro Valley 94546 13-3 Moderate
2515 Castro Valley 84A-7-4 0.28 | Commercial | Above 5 CBD-CD-2 Sub 2 HE-RMU40 3
Blvd Castro Valley (Vet office) Moderate
94546
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Address

Parcel

Group | Size

(acres)

Existing

Use

General Plan
Designation

Zoning
Designation

New Rezone
Category?

Criteria
Met

2610 Norbridge Ave

84A-7-5

2.63

Commercial

Above

73

CBD - CD-2

Sub 2

HE-RMU40

Castro Valley 94546 (Car Moderate

Dispatch)
2495 Castro Valley 84A-7-6 1.36 | Commercial | Above 26 | CBD-CD-2 CVBD-S02 HE-RMU40 1,3
Blvd Castro Valley (Lumber) Moderate
94546
20095 Mission Blvd 414-21-60 | G9 0.21 | Paved lot Low and 13 | GC DMU HE-HDR 1,2
Hayward 94541 Very Low
20097 Mission Blvd 414-21-61 | G9 0.89 | Paved lot Low and 53 | GC DMU HE-HDR 1,2
Hayward 94541 Very Low
20095 Mission Blvd 414-21-78 | G9 0.84 | Paved lot Low and 51| GC DMU HE-HDR 1,2
San Lorenzo 94580 Very Low
20095 Mission Blvd 414-21-79 | G9 0.32 | Paved lot Low and 19  GC DMU HE-HDR 1,2
Hayward 94541 Very Low
20095 Mission Blvd 414-21-80 | G9 0.19 | Paved lot Low and 11 | GC DMU HE-HDR 1,2
Hayward 94541 Very Low
967 Hampton Rd 414-41-30 | G32 0.21 | Residential | Low and 12 | GC RS HE-HDR 1,3
Hayward 94541 (Excess Very Low

land on

residential

lot)
20525 Mission Blvd 414-41-33 | G32 0.3 | Commercial | Low and 18 | GC-MHDR ACBD-DMU HE-HDR 1
Hayward 94541 Very Low
20102 Mission Blvd 414-16-22 0.52 | Commercial | Low and 31| GC DMU HE-HDR 1,3
Hayward 94541 (Restaurant) | Very Low
2889 Kelly St 416-180- 0.65 | Church Low and 26 | FASP FASP-R1 HE-MDR 1,2,3
Hayward 94541 20 Very Low
2490 Grove Way 416-30- 4.19 | Parking Low and 260 | CC D20 HE-RMU30-60 3
Hayward 94546 14-3 Very Low
2000 150th Ave San 80A-153- 7.08 | Public Low and 301 | PF RS HE-HDR 2
Leandro 94578 12 facility Very Low
20910 Redwood Rd 84C-618- 0.68 | Commercial | Low and 8 CBD-TOD-O | CVBD-S09 HE-RMU30-60 1,3
Castro Valley 94546 5-8 (Restaurant) | Very Low

B-42 | County of Alameda

Sites Inventory and Methodology




Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Address

Parcel

Group | Size

(acres)

Existing
(VET)

General Plan
Designation

Zoning
Designation

New Rezone
Category?

Criteria
Met

177 Lewelling Blvd 413-15- G21 3.17 | Commercial | Mixed GC ACBD-DC HE-MDR 3
San Lorenzo 94580 33-5 Income:
Total # 191
Above 57
Moderate
Moderate 28
Low and 106
Very Low
85 Lewelling Blvd 413-15- G21 1.05 | Commercial | Mixed GC ACBD-DC HE-HDR 1
San Lorenzo 94580 34-3 Income:
Total # 63
Above 18
Moderate
Moderate 9
Low and 36
Very Low
Dermody Ave San 80D-563- | G23 0.88 | Parking Mixed HDR-GC RS-D15 HE- HDR 1
Leandro 94578 17 Income: BART
Total # 36
Above 10
Moderate
Moderate
Low and 21
Very Low
Wagner St San 80D-565- | G23 1.99 | Parking Mixed HDR-GC RS-D15 HE- HDR 1
Lorenzo 94580" 29 Income: BART
Total # 83
Above 24
Moderate
Moderate 12
Low and 47
Very Low
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Parcel

. Existing General Plan | Zoning New Rezone Criteria
Address Group | Size . . . .
(VET) Designation Designation Category? Met
(acres)
Wagner St San 80D-565- | G23 1.17 | Parking Mixed HDR-GC RS-D15 HE- HDR 1
Lorenzo 94580" 30 Income: BART
Total # 49
Above 14
Moderate
Moderate 7
Low and 28
Very Low
Wagner St San 80D-568- | G23 1.57 | Parking Mixed HDR-GC RS-D15 HE- HDR 1
Lorenzo 94580" 30 Income: BART
Total # 66
Above 19
Moderate
Moderate 9
Low and 38
Very Low
Wagner St San 80D-568- | G23 1.6 | Parking Mixed HDR-GC RS-D15 HE- HDR 1
Lorenzo 94580" 31 Income: BART
Total # 67
Above 20
Moderate
Moderate 10
Low and 37
Very Low
Wilbeam Ave Castro 84A-60- G24 0.75 | Parking Mixed CVGP-CBD- CvCBD-CVBD- | HE- HDR 1
Valley 94546' 14-2 Income: TOD-R S08 BART
Total # 27
Above 8
Moderate
Moderate 4
Low and 15
Very Low
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Address

Parcel

Group | Size

(acres)

Existing
(VET)

General Plan
Designation

Zoning
Designation

New Rezone Criteria
Category? Met

21013 Redwood Rd 84A-64- G24 0.89 | Parking Mixed CVGP-CBD- CvCBD-CVBD- | HE- HDR 1
Castro Valley 94546 12-9 Income: TOD-R S08 BART
Total # 32
Above 9
Moderate
Moderate 4
Low and 19
Very Low
21049 Redwood Rd 84A-68-9- | G24 3.3 | Parking Mixed CBD-TOD-O CvCBD-CVBD- | HE- HDR 1
Castro Valley 94546 8 Income: S09 BART
Total # 121
Above 36
Moderate
Moderate 18
Low and 67
Very Low
21091 Redwood Rd 84A-68-9- @ G24 4.05 | Parking Mixed CVGP-CBD- CvCBD-CVBD- | HE- HDR 1
Castro Valley 94546 9 Income: TOD-R S08 BART
Total # 148
Above 44
Moderate
Moderate 22
Low and 82
Very Low
21048 Wilbeam Ave 84A-72-8- @ G24 2.63 | Parking Mixed CVGP-CBD- CvCBD-CVBD- | HE- HDR 1
Castro Valley 94546 5 Income: TOD-R S08 BART
Total # 96
Above 28
Moderate
Moderate 14
Low and 54
Very Low
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

Parcel

. Existing General Plan | Zoning New Rezone Criteria
Address Group | Size . . . .
(VET) Designation Designation Category? Met
(acres)
3443 Castro Valley 84A-60-4- 2.1 | Parking Mixed CBD-5 CVBD-S07 HE-RMU30-60 1,3
Blvd Castro Valley 3 Income:
94546 Total # 96
Above 28
Moderate
Moderate 14
Low and 54
Very Low
507 Paseo Grande 412-31-92 | G33 1.68 | Commercial | Moderate 70 | SLVSP SLZSP-C1 HE-RMU30-60 1
San Lorenzo 94580
587 Paseo Grande 412-31-93 | G33 0.55 | Commercial | Moderate 23 | SLVSP SLZSP-C1 HE-RMU30-60 1
San Lorenzo 94580
15600 Lorenzo Ave 411-21-5- 0.61 | Residential Moderate 18 | MDR R3 HE-MHDR 3
San Lorenzo 94580 2 (Excess
land on
residential
lot)
15601 Washington 411-21-5- 0.4 | Commercial | Moderate 11 | GC C1 HE-MHDR 1
Ave San Lorenzo 4
94580
15800 Hesperian 412-34-36 4.99 | Parking Moderate 73 | SLVSP SLZSP-C1 HE-RMU30-60 3
Blvd San Lorenzo
94580
18600 Hesperian 412-87- 0.45 | Vacant Moderate 13 | GC C1 HE-MHDR v, 1
Blvd Hayward 94541 79-2
221 E Lewelling Bivd | 413-63-6- 0.31 | Commercial | Moderate 9 GC CN HE-MHDR 3
San Lorenzo 94580 3
75 E Lewelling Blvd 413-67-5- 0.5 | Parking Moderate 14 | GC cC HE-MHDR 1
San Lorenzo 94580 2
98 Lewelling Blvd 413-70-6- 0.33 | Broken Moderate 9 GC DC HE-MHDR 1
San Lorenzo 94580 4 Pavement
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Table B-23: Vacant and Nonvacant Parcels Proposed for Rezoning

P.arcel Existing General Plan | Zoning New Rezone Criteria
Address Group | Size . . . .
(VET) Designation Designation Category?
(acres)
268 Lewelling Blvd 413-93-2- 0.27 | Commercial | Moderate 8 | GC DC HE-MHDR 3
San Lorenzo 94580 2 (Empty
Building)
21180 Mission Blvd 414-81-7 0.31 | Commercial | Moderate 9 | MDR AO-CMU-R HE-MHDR 1
Hayward 94541°
21222 Mission Blvd 414-81-8 0.38 | Commercial | Moderate 11 | MDR AO-CMU-R HE-MHDR 1,3
Hayward 94541°
2701 East Ave 425-170-1 0.25 | Vacant Moderate 5 | FASP PD-1656 HE-RMXD15 v, 1
Hayward 94541
770 Bartlett Ave 432-4-30- 0.2 | Residential Moderate 5 | MDR RS-DV HE-MHDR 1,3
Hayward 94541 2 (Excess
land on
residential
lot)
2746 Castro Valley 84A-160- 0.33 | Commercial | Moderate 6 | CBD-CD-2 Sub 5 HE-RMXD15 1,3
Blvd Castro Valley 7-1 (Florist)
94546
Total 2,661
T | Above
S 794
8 Moderate
£ Moderate 440
> Low and
Very Low 1.427
Notes
': These parcels were listed in the 5" Cycle Sites Inventory.
2: Rezone categories are described in table B-11.
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address Parcel Existing Use Income General Zoning Criteria Met Max 70%
Size Level Plan Designation Density | Density
(acres) Designation
205 Ano Ave 413-23-67-4 G6 0.59 | Residential Above 8 | MDR ACBD-R2 1,3 22 15.4
San Lorenzo (Excess land on | Moderate
94580 residential lot)
16600 Ashland 413-23-43-3 G6 1.28 | Residential Moderate 18 | MDR ACBD-R2 1,3 22 15.4
Ave San Lorenzo (Excess land on
94580 residential lot)
D St, Hayward 417-220-11-1 | G8 1.11 | vacant Above 3 | FASP R1-BE 1 4.356 3.0492
Moderate

3216 D St 417-220-12-1 | G8 2.5 | Residential Above 7 | FASP R1 1,3 4.356 3.0492
Hayward 94541 (Excess land on Moderate

residential lot)
19539 Center St | 84C-697-11-6 | G18 0.11 | Residential Above 0 R1 R1 3 8 5.6
Castro Valley (unoccupied) Moderate
94546*
19527 Center St | 84C-697-11-9 | G18 0.61 | Residential Above 4  R1 R1 3 8 5.6
Castro Valley (unoccupied) Moderate
94546*
19521 Center St | 84C-697-10-4 | G18 0.94 | Residential Above 6 | R1 R1 1,3 8 5.6
Castro Valley (unoccupied) Moderate
94546
Center St Castro | 84C-697-11-7 A G18 0.35 | Residential Above 2 | R1 R1 1 8 5.6
Valley 94546 (unoccupied) Moderate
19687 Mission 414-21-3 G19 0.28 | Auto (Sales) Low and 8 | GC CMU-C 1,3 43 30.1
Blvd Hayward Very Low
94541
19895 Mission 414-21-4 G19 0.06 | Auto (Sales) Low and 2| GC CMU-C 1 43 30.1
Blvd San Very Low
Lorenzo 94580
Harmony Dr 414-21-6-1 G19 0.07 | Auto (Sales) Low and 2 | GC CMU-C 1 43 30.1
Hayward 94541 Very Low
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address Parcel Existing Use Income General Zoning Criteria Met Max 70%

Size Level Plan Designation Density | Density
(acres) Designation

968 Harmony Dr | 414-21-85 .1 | Auto (Sales) Low and

Hayward 94541 Very Low

3180 Castro 84A-112-13 G20 0.68 | Grocery Low and 19 | CVGP- CBD-5 1,3 40 28
Valley Blvd, Very Low CBD-5

Castro Valley

16404 E 14th St | 80-71-38 G22 0.11 | Commercial Moderate 3| GC CMU-C 1,3 43 301
San Leandro (Retail)

94578

16410 E 14th St | 80-71-46 G22 0.28 | Auto (Sales) Moderate 8 | GC CMU-C 1,3 43 301
San Leandro

94578

16563 E 14th St | 80B-300-8-1 G26 0.14 | Nonresidential Above 4| GC CMU-C 1 43 30.1
San Leandro structure Moderate

94578

16563 E 14th St | 80B-300-8-2 G26 0.12 | Commercial Above 3| GC CMU-C 1,3 43 30.1
San Leandro Moderate

94578

16500 E 14th St | 80-76-35 G27 0.26 | Auto (Sales) Low and 8 | GC CMU-C 1,3 43 30.1
San Leandro Very Low

94578

16130 Ashland 80C-479-1 G28 0.2 | Parking Above 9| GC DMU 1 43 30.1
Ave San Lorenzo Moderate

94580

16140 Ashland 80C-479-2 G28 0.2 | Paved (drive Above 9| GC DMU 1 43 30.1
Ave San Lorenzo way) Moderate

94580

17144 E 14th St | 80A-109-10 G29 0.11 | Commercial Moderate 3| GC CMU-C 1,3 43 301
Hayward 94541

17156 E 14th St | 80A-109-21-1 | G29 0.11 | Commercial Moderate 3| GC CMU-C 1 43 301
Hayward 94541

981 Hampton Rd | 414-41-31 G32 0.19 | Parking Low and 11 | GC DMU 1,3 86 60.2
Hayward 94541 Very Low
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address

(acres)

Existing Use

Income
Level

General
Plan

Designation

Zoning

Designation

Criteria Met

Max
Density

70%
Density

20513 Mission 414-41-32 Parking (Car Low and
Blvd Hayward Rental) Very Low
94541
D St Hayward 426-20-3 0.46 | Nonresidential Above FASP R1 1 8.712 6.0984
94541 structure Moderate
Fairview Ave 425-20-5-7 4.11 | Agriculture Above FASP R1 1 2178 1.5246
Hayward 94542 Moderate
122 Sunset Blvd | 429-64-35-2 0.47 | Residential Above MDR RS 1,3 22 15.4
Hayward 94541 (Unoccupied) Moderate
130 Sunset Blvd | 429-64-36 0.44 | Vacant (Storage) | Above MDR RS 1,3 22 15.4
Hayward 94541 Moderate
15715 Hesperian | 412-14-34-2 0.63 | Vacant Above LDR PD-1468 1 9 6.3
Blvd San (construction Moderate
Lorenzo 94580 staging)
19356 Meekland | 429-10-24 0.18 | Light industrial Above LMDR RS 1,3 12 8.4
Ave Hayward Moderate
94541
1875 East Ave 426-170-1 1.21 | Residential Above FASP FASP-R1- 1,3 7.26 5.082
Hayward 94541 (Excess land on Moderate BE-6000

residential lot)
21098 Mission 414-81-2 0.18 | Vacant (Storage) | Above MDR CMU-R 1 22 15.4
Blvd Hayward Moderate
94541
21106 Mission 414-81-3 0.25 | Vacant (Storage) | Above MDR-GC AO-CMU-R 3 22 15.4
Blvd Hayward Moderate
94541*
21120 Mission 414-81-4 0.17 | Vacant (storage) | Above MDR-GC AO-CMU-R 1,3 22 15.4
Blvd Hayward Moderate
94541
21235 Meekland | 429-46-6 0.31 | Residential Above MDR RS-D3 3 22 15.4
Ave Hayward (Excess land on Moderate
94541* residential lot)
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address Parcel Existing Use Income General Zoning Criteria Met Max 70%
Size Level Plan Designation Density | Density
(acres) Designation

2246 East Ave 426-130-11 Residential Above FASP-R1-
Hayward 94541* (Excess land on | Moderate BE-6000

residential lot)
22538 Bayview 417-50-99 1.7 | Residential Above 6 | FASP R1 1,3 8.712 6.0984
Ave Hayward (Excess land on Moderate
94541 residential lot)
23420 Maud Ave | 417-210-72 249 | SFH Above 3 FASP-R1 1 4.356 3.0492
Hayward Moderate
23932 Madeiros | 426-10-60 0.82 | Residential Above 3 | FASP R1-BE 1,3 7.26 5.082
Ave Hayward (Excess land on Moderate
94541 residential lot)
24694 Fairview 417-261-10 2.98 | Residential Above 6 | FASP FASP-R1- 1,3 4.356 3.0492
Ave Hayward (Excess land on | Moderate BE-6000
94542 residential lot)
25270 2nd St 426-140-21 1.66 | Residential Above 7 | FASP FASP-R1- 1,3 7.26 5.082
Hayward 94541 (Excess land on Moderate BE-6000

residential lot)
2652 Vergil Ct 416-40-44 5.4 | Closed School Above 32 | S SCV-CSU- 2 8.5 5.95
94546* Moderate RV
3849 Castro 84C-627-1 0.24 | Office Above 10 | CBD-RMU CVBD-S10 1,3 60 42
Valley Blvd Moderate
Castro Valley
94546
879 Grant Ave 412-22-7-2 9.9 | Vacant field Above 57 | MDR R1 Relevant 22 15.4
San Lorenzo behind school Moderate land: v
94580* (3.76 acre)
Lamson Rd 84D-1173-24 0.24 | Residential Above 1| RH R1 1 8.712 6.0984
Castro Valley (Excess land on Moderate
94546 residential lot)
1050 Mattox Rd 414-46-57-2 2.8 | Parking Low and 62 | GC DMU 1,3 86 60.2
Hayward 94541 Very Low
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address Parcel Existing Use Income General Zoning Criteria Met Max 70%
Size Level Plan Designation Density | Density
(acres) Designation
15350 E 14th St | 80-31-32-2 0.6501377 | Commercial Low and EAGP-GC-
San Leandro* Very Low MHDR
16611 E 14th St | 80B-300-11 0.65 | Auto (sales) Low and 19  GC CMU-C 1,3 43 30.1
San Leandro Very Low
94578
17000 E 14th St, | 80A-108-11-1 0.28 | Auto Sales Low and 8 | EAGP-GC- | CMU-C 1 43 30.1
San Lorenzo Very Low MHDR
17066 E 14th St, | 80A-108-9 0.22 | Auto Sales Low and 7 | EAGP-GC- | CMU-C 1 43 30.1
Hayward Very Low MHDR
18551 Mission 414-21-2-2 1.84 | Commercial Low and 30 | GC-MHDR | ACBD-CMU- 3 43 30.1
Blvd San Very Low C
Lorenzo 94580*
20634 Patio Dr 84A-80-16-8 1 | Parking Low and 42 | CBD-5 CVvBD-S07 1,3 60 42
Castro Valley Very Low
94546
20871 Redwood | 84A-64-27-2 1.25 | Commercial Low and 52 | CBD-5 CVvBD-S07 1,3 60 42
Rd Castro Valley (Retail) Very Low
94546
E 14th St San 80A-102-35-2 0.34 | Auto (Sales) Moderate 10  GC CMU-C 1 43 30.1
Lorenzo 94580
E 14th St San 80B-302-7-1 0.12 | Parking Moderate 3| GC CMU-C 1, ldentified 43 30.1
Lorenzo 94580 on HCD
Affordable
Housing
Opportunities
Sites Map
1475 162nd Ave | 80-57-38-5 0.25 | Commercial Moderate 5 | MDR RS 1 29.04 20.328
San Leandro
16035 E 14th St | 80C-476-1 0.2 | Commercial Moderate 12 | GC DMU 1 86 60.2
San Leandro
94578
16043 E 14th St, | 80C-476-3 0.16 | Commercial Moderate 9| GC DMU 1,3 86 60.2

San Leandro?
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address

16151 E 14th St
San Leandro
94578

80C-476-11-1

Parcel
Size

(acres)

Existing Use

Commercial

Income
Level

Moderate

General
Plan
Designation

Zoning
Designation

Criteria Met

Max
Density

70%
Density

16233 E 14th St
San Leandro
94578

80C-479-4

0.49

Commercial
(Retail)

Moderate

14

GC

DMU

1,3

43

30.1

16265 E 14th St
San Leandro
94578

80C-479-6-2

0.22

Auto (Repair)

Moderate

13

GC

DMU

1,3

86

60.2

17043 Melody
Way San
Lorenzo 94580

80B-306-5-1

0.11

Residential

Moderate

MDHR

CMU-C

43

30.1

19648 Mission
Blvd Hayward
94541

414-11-5

0.32

Commercial

Moderate

GC

CMU-C

1,3

43

30.1

20857 Redwood
Rd Castro Valley
94546

84A-64-25-2

0.43

Commercial

Moderate

CBD-5

CvBD-S07

1,3

60

42

20925 Mission
Blvd Hayward
94541

414-61-33

0.34

Commercial

Moderate

10

GC

DMU

1,3

43

30.1

21050 Mission
Blvd Hayward
94541

414-56-23-1

0.21

Commercial

Moderate

MDR

DMU

1,3

22

15.4

21123 Meekland
Ave Hayward
94541

429-46-4

0.74

Light Industrial

Moderate

11

MDR

RS

22

15.4

21177 Mission
Blvd Hayward
94541~

414-76-24

0.15

Office

Moderate

GC-MHDR

ACBD-AO-
CMU-C

43

30.1

21391 Mission
Blvd, Hayward

414-76-49

0.1445243

Commercial

Moderate

GC-MHDR

CMU-C

43

30.1

719 WA St
Hayward 94541

432-20-9-2

0.26

Parking

Moderate

GC

PD

43

30.1
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Table B-24: Nonvacant sites, Previous uses, and Criteria Met

Address Parcel Existing Use Income General Zoning Criteria Met Max 70%
Size Level Plan Designation Density | Density
(acres) Designation
21495 Mission 414-76-57 Commercial Moderate
Blvd Hayward
94541
21780 Meekland | 429-64-32 0.41 | Commercial Moderate 6 | MDR C1 3 22 15.4
Ave Hayward
94541*
3410 Castro 84A-80-19-1 0.09 | Commercial Moderate 3 | CBD-5 CVBD-S07 1,3 60 42
Valley Blvd
Castro Valley
94546
727 W A St San 432-20-10-2 0.23 | Commercial Moderate 6 | GC PD-1487 1,3 43 301
Lorenzo 94580
Total
w | Units 771
§ Above
8 Moderate 194
T | Moderate | 187
> Low and
Very Low | 390
Notes

*: These sites have Improvement-to-Land-Value ratios of greater than 1 and are discussed in section B.2.5 Suitability of Nonvacant Sites
1: These parcels were listed in the 5th Cycle Sites Inventory.
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Table B-25: Vacant Housing Sites (Under Existing Zoning)
ZIP Code

Address

APN

GPLU Acres

5th

Income

Unit
#

Group Max

70%

cycle

Category

Density

Density

Madeiros Ave, Hayward 94541 426-50-10 FASP-R1-BE 0.27 Above 11| G1 7.26 5.082
10000 Moderate
Madeiros Ave, Hayward 94541 426-50-11 FASP-R1-BE 0.17 Above 1| G1 7.26 5.082
10000 Moderate
25583 Madeiros Ave, 94541 426-50-12 FASP-R1-BE 0.65 Above 1| G1 7.26 5.082
Hayward 10000 Moderate
576 Willow Ave, Hayward | 94541 429-50-5-2 RS-D35 MDR 0.08 Above 1] G3 22 154
Moderate
Western Blvd, Hayward 94541 429-50-6-1 RS-D35 MDR 0.23 Above 3|G3 22 154
Moderate
Redwood Rd, Castro 94546 84D-1275-16-1 R1-BE-CSU-RV- RH 0.47 Above 3| G4 8.712 6.0984
Valley HO Moderate
Redwood Rd, Castro 94546 84D-1275-22 R1-BE-CSU-RV- RH 0.48 Above 3| G4 8.712 6.0984
Valley HO Moderate
Redwood Rd, Castro 94546 84D-1275-23 R1-BE-CSU-RV- RH 0.54 Above 3| G4 8.712 6.0984
Valley HO Moderate
Redwood Rd, Castro 94546 84D-1275-24 R1-BE-CSU-RV- RH 0.56 Above 3| G4 8.712 6.0984
Valley HO Moderate
Almond Rd, Castro Valley | 94546 84D-1250-14-2 R1-BE-CSU-RV- RH 0.74 Above 4| G5 8.712 6.0984
HO Moderate
Ewing Rd, Castro Valley 94546 84D-1250-15-4 R1-BE-CSU-RV- RH 0.86 Above 5| G5 8.712 6.0984
HO Moderate
16550 Ashland Ave, San | 94580 413-23-43-4 ACBD-R2 MDR 1.16 Moderate 17 | G6 22 154
Lorenzo
Weir Dr, Hayward 94541 426-160-91 FASP-R1-BE 3.39 Above 17 | G7 7.26 5.082
Moderate
East Ave, Hayward 94541 426-170-13 FASP-R1-BE 1.08 | Yes Above 5| G7 7.26 5.082
Moderate
East Ave, Hayward 94541 426-170-14-2 FASP-R1-BE 0.38 Above 2| G7 7.26 5.082
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Group Max 70%
cycle Category | # Density Density

East Ave, Hayward 94541 426-170-16 FASP-R1-BE 0.36 Above 2| G7 7.26 5.082
Moderate

Maud Ave, Hayward 94541 417-210-100 FASP-R1 0.25 Above 1] G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-101 FASP-R1-BE 0.24 Above 1] G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-95 FASP-R1 0.31 Above 11]G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-96 FASP-R1 0.11 Above 11]1G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-97 FASP-R1 0.1 Above 1] G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-98 FASP-R1 0.12 Above 1] G12 8.712 6.0984
Moderate

Maud Ave, Hayward 94541 417-210-99 FASP-R1 0.11 Above 11]1G12 4.356 3.0492
Moderate

Kelly St, Hayward 94541 416-180-10-3 FASP-R1 0.51 | Yes Above 3| G14 8.712 6.0984
Moderate

22866 Mansfield Ave, 94541 416-180-61 FASP-R1 0.41 | Yes Above 2| G14 8.712 6.0984

Hayward Moderate

Mansfield Ave, Hayward | 94541 416-180-1 FASP-R1 1.38 Above 9| G15 8.712 6.0984
Moderate

Kelly St, Hayward 94541 416-180-12 FASP-R1 0.35 Above 2|1 G15 8.712 6.0984
Moderate

Kelly St, Hayward 94541 416-180-14 FASP-R1 0.34 Above 2| G15 8.712 6.0984
Moderate

Hampton Rd, Hayward 94541 414-21-64-4 PD-2226 LMDR 0.06 Above 0| G17 12 8.4
Moderate

924 Hampton Rd 94541 414-21-83-1 PD-2226 LMDR 0.10 Above 11 G17 12 8.4

Hayward 94541 Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address

ZIP Code

APN

Acres

5th

Income

Unit  Group

#

Max

70%

cycle

Category

Density

Density

876 Hampton Rd, San 94580 414-21-83-4 PD-2226 LMDR 0.49 Above 5| G17 12 8.4
Lorenzo Moderate

876 Hampton Rd, San 94580 414-21-87-3 PD-2226 LMDR 0.08 Above 0| G17 12 8.4
Lorenzo Moderate

Castro Valley Blvd, 94546 84A-112-12-2 | CVGP-CBD-5 CBD- 0.09 Low and 2|1 G20 40 28
Castro Valley 5 Very Low

Alden Rd, San Lorenzo 94580 413-51-54 RS-SU LMDR 0.14 Above 1 12 8.4
Moderate

Alden Rd, San Lorenzo 94580 413-51-55 RS-SU LMDR 0.14 Above 1 12 8.4
Moderate

Almond Rd, Castro Valley | 94546 84D-1162-1-12 R1-BE-CSU-RV- RH 0.13 Above 1 8.712 6.0984
HO Moderate

Almond Rd, Castro Valley | 94546 84D-1250-79 R1-BE-CSU-RV- RH 0.36 Above 2 8.712 6.0984
HO Moderate

Almond Rd, Castro Valley | 94546 84D-1250-80 R1-BE-CSU-RV- RH 0.38 Above 2 8.712 6.0984
HO Moderate

Audrey Dr, Castro Valley | 94546 84C-905-98 R1-CSU-RV-HO RH 0.20 Above 1 8 5.6
Moderate

Aurelia Way, San 94578 79-10-17 R1-HO RH 0.13 Above 1 8 5.6
Leandro Moderate

Aurelia Way, San 94578 79-10-20 R1-HO RH 0.12 Above 1 8 5.6
Leandro Moderate

Bains Ct, Castro Valley 94546 84C-885-29-5 MASP-R1-BE- RR 0.25 Above 1 2 14
CSU-RV Moderate

Bains Ct, Castro Valley 94546 84C-885-30-3 MASP-R1-BE- RR 0.26 Above 1 2 14
CSU-RV Moderate

Bains Ct, Castro Valley 94546 84C-885-31-3 R1-BE-CSU-RV RR 0.31 Above 1 2 14
Moderate

Bains Ct, Castro Valley 94546 84C-885-32-2 R1-BE-CSU-RV RR 0.26 Above 1 2 14
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Group Max 70%
cycle Category | # Density Density
Bains Ct, Castro Valley 94546 84C-885-34-2 MASP-R1-B40- RR 0.56 Above 1 2 14
CSU-RV Moderate
Bayview Ave, Hayward 94541 417-299-31 FASP-R1 0.14 Above 1 8.712 6.0984
Moderate
Birch St, Hayward 94541 414-51-25 R1 LMDR 0.23 Above 1 12 8.4
Moderate
Birch St, Hayward 94541 414-56-11 R1 LMDR 0.62 Above 5 12 8.4
Moderate
Blossom Way, Hayward 94541 414-76-17 RS-D35 MDR 0.19 Above 2 22 154
Moderate
Blossom Way, Hayward 94541 429-10-70-1 RS-D35 MDR 0.16 Above 2 22 15.4
Moderate
Cambrian Dr, San 94580 80A-174-1-4 R1-RV-HO RH 2.60 Above 15 8.712 6.0984
Lorenzo Moderate
Canyon Dr, Hayward 94541 417-151-5-2 PD-2037-B40 RR 2.47 Above 1 1.089 0.7623
Moderate
Carol PI, Hayward 94541 417-200-29 FASP-R1 0.27 Above 1 8.712 6.0984
Moderate
Cherry Way, Hayward 94541 429-10-83 RS-SU LMDR 0.16 Above 1 12 8.4
Moderate
Clover Rd, Hayward 94542 425-50-22-1 FASP-R1-L-BE 2.68 Above 1 0.2 0.14
Moderate
Clover Rd, Hayward 94542 425-50-23-3 FASP-R1-L-BE 3.02 Above 1 0.2 0.14
Moderate
Clover Rd, Hayward 94542 425-50-24-3 FASP-R1-L-BE 2.1 Above 1 0.2 0.14
Moderate
Clover Rd, Hayward 94542 425-50-25-2 FASP-R1-L-BE 2.57 Above 1 0.2 0.14
Moderate
Clover Rd, Hayward 94542 425-80-12 FASP-R1-L-BE 1.20 Above 1 1 0.7
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address

ZIP Code

APN

GPLU Acres

5th

Income

Unit
#

Group Max

70%

cycle

Category

Density

Density

Common Rd, Castro 94546 84C-895-40 MASP-R1-B40- RR 0.83 Above 1 2 14
Valley CSU-RV Moderate

Concord Ave, San 94580 414-41-61 RS-SU LMDR 0.19 Above 1 12 8.4
Lorenzo Moderate

D St, Hayward 94541 417-240-1-2 FASP-R1-BE 1.45 Above 4 4.356 3.0492
Moderate

D St, Hayward 94541 417-240-5-3 FASP-R1-BE 1.05 Above 3 4.356 3.0492
Moderate

D St, Hayward 94541 417-240-6-1 FASP-R1-BE 1.67 Above 1 4.356 3.0492
Moderate

E St, Hayward 94541 426-120-17 FASP-R1-BE 0.68 Above 3 7.26 5.082
Moderate

East Ave, Hayward 94541 425-90-44 FASP-R1-BE 0.25 Above 1 7.26 5.082
Moderate

East Ave, Hayward 94541 425-90-45 FASP-R1-BE 0.25 Above 1 7.26 5.082
Moderate

East Ave, Hayward 94541 425-90-46-2 FASP-R1-BE 1.41 Above 4 7.26 5.082
Moderate

East Ave, Hayward 94541 426-170-9 FASP-R1-BE 0.92 | Yes Above 4 7.26 5.082
Moderate

East Ave, Hayward 94541 426-180-51 FASP-R1-BE 0.32 Above 1 7.26 5.082
Moderate

Ehle St, San Lorenzo 94580 80A-205-6-2 RSL-RV RSL 0.08 Above 1 8 5.6
Moderate

Ewing Rd, Castro Valley 94546 84D-1250-34-4 R1-BE-CSU-RV- RH 0.20 Above 1 8.712 6.0984
HO Moderate

Ewing Rd, Castro Valley 94546 84D-1255-39 R1-BE-CSU-RV- RH 0.25 Above 1 8.712 6.0984
HO Moderate

Fairview Ave, Castro 94542 85A-6100-13-4 R1-L-BE RH 0.25 Above 1 8.712 6.0984
Valley Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)
ZIP Code

Address

APN

GPLU Acres

5th

Income

Unit Group Max 70%

cycle

Category

# Density

Density

Fairview Ave, Hayward 94542 417-260-4 FASP-R1-BE10 7.58 | Yes Above 23 4.356 3.0492
Moderate

Fairview Ave, Hayward 94542 417-270-3 FASP-R1-BE 1.11 Above 3 4.356 3.0492
Moderate

Fairview Ave, Hayward 94542 417-270-9 FASP-R1-BE 2.43 Above 7 4.356 3.0492
Moderate

Fairview Ave, Hayward 94542 425-10-6 FASP-R1-BE 0.74 Above 1 2178 1.5246
Moderate

Grove Way, Hayward 94541 414-71-76 R1 MDR 0.18 Above 1 10 7
Moderate

Grove Way, Hayward 94541 428-16-9 R1 LMDR 0.19 Above 1 12 8.4
Moderate

Grove Way, Hayward 94541 429-23-62 RS-D35 MDR 0.31 Above 2 12 8.4
Moderate

Haviland Ave, Hayward 94541 429-28-81-1 RS-D35 MDR 0.53 Above 4 12 8.4
Moderate

Howe Dr, San Leandro 94578 79-5-16 R1-HO RH 0.16 Above 1 8 5.6
Moderate

Jensen Rd, Castro Valley | 94546 85-5475-2 PD-1489 RR 0.28 Above 1 1.089 0.7623
Moderate

Jensen Rd, Castro Valley | 94546 85-5475-3 PD-1489 RR 0.31 Above 1 1.089 0.7623
Moderate

Kelly St, Hayward 94541 417-140-50-1 FASP-R1 0.20 Above 1 8.712 6.0984
Moderate

Kelly St, Hayward 94541 417-140-51-2 FASP-R1 0.20 Above 1 8.712 6.0984
Moderate

Kelly St, Hayward 94541 417-140-52-2 FASP-R1 0.21 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-211-25 R1-RV-HO RH 0.1 Above 1 8.712 6.0984
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)
ZIP Code

Address

APN

GPLU Acres

5th

Income

Unit
#

Group Max 70%

cycle

Category

Density

Density

Lomita Dr, San Lorenzo 94580 80A-215-14-4 R1-RV-HO RH 0.22 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-10 R1-RV-HO RH 0.19 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-11 R1-RV-HO RH 0.20 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-12 R1-RV-HO RH 0.18 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-13 R1-RV-HO RH 0.18 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-14 R1-RV-HO RH 0.17 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-15-1 R1-RV-HO RH 0.18 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-7 R1-RV-HO RH 0.12 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-8 R1-RV-HO RH 0.14 Above 1 8.712 6.0984
Moderate

Lomita Dr, San Lorenzo 94580 80A-216-9 R1-RV-HO RH 0.16 Above 1 8.712 6.0984
Moderate

Lone Oak PI, Castro 94546 84C-810-36 PD-1376 R1 0.1 Above 1 8.712 6.0984

Valley Moderate

Los Banos St, Hayward 94541 80A-118-10-6 R1 LDR 0.08 Above 1 9 6.3
Moderate

Lux Ave, Castro Valley 94546 84B-568-27 R1-CSU-RV R1 0.17 Above 1 8 5.6
Moderate

Madeiros Ave, Hayward 94541 426-10-64 FASP-R1 0.16 Above 1 8.712 6.0984
Moderate

Madison Ave, Castro 94546 84C-885-33-4 R1-BE-CSU-RV RR 0.42 | Yes Above 1 2 14

Valley Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Group Max 70%
cycle Category Density Density

Massachusetts St, Castro | 94546 84B-510-24 R1-CSU-RV-HO RH 0.14 Above 1 8 5.6

Valley Moderate

Meekland Ave, Hayward 94541 429-10-28 RS-SU LMDR 0.21 Above 1 12 8.4
Moderate

Meekland Ave, Hayward 94541 429-10-30 RS-SU LMDR 0.21 Above 1 12 8.4
Moderate

Midland Rd, San Leandro | 94578 79-3-9 R1-HO RH 0.16 Above 1 8 5.6
Moderate

Miramonte Ave, San 94580 80A-199-1-5 PD-1762 RMN 2.83 Above 11 11 | n/a

Lorenzo Moderate

Miramonte Ave, San 94580 80A-204-2-7 RS-D20 RLM 0.80 Above 9 21.78 15.246

Lorenzo Moderate

Moreland Dr, Castro 94546 84D-1212-1-3 R1-CSU-RV-HO RH 0.12 Above 1 8 5.6

Valley Moderate

President Dr, San 94580 80A-221-40 R1-RV-HO RH 0.25 Above 1 8.712 6.0984

Lorenzo Moderate

Proctor Rd, Castro Valley | 94546 84C-965-5-8 R1-CSU-RV-HO RH 0.14 Above 1 8 5.6
Moderate

Proctor Rd, Castro Valley | 94546 84D-1190-5-2 R1-BE-CSU-RV- RH 0.49 | Yes Above 3 8.712 6.0984

HO Moderate

Prosperity Way, San 94580 80A-191-54 R1-RV-HO RH 0.65 Above 3 8.712 6.0984

Lorenzo Moderate

Ralston Way, Hayward 94541 417-80-1-2 FASP-R1 2.22 Above 1 8.712 6.0984
Moderate

Reamer Rd, Castro 94546 84D-1158-8-2 R1-BE-CSU-RV- RH 0.21 Above 1 8.712 6.0984

Valley HO Moderate

Robey Dr, San Lorenzo 94580 80A-221-24 R1-RV-HO RH 0.1 Above 1 8.712 6.0984
Moderate

Saratoga St, San Lorenzo | 94580 80A-202-12-19 RS-D20 RLM 0.23 Above 3 21.78 15.246
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address

ZIP Code

APN

GPLU Acres

5th

Income

Unit
#

Group Max

70%

cycle

Category

Density

Density

Saturn Dr, San Leandro 94578 79-6-28-4 R1-HO RH 0.18 Above 1 8 5.6
Moderate

Saturn Dr, San Lorenzo 94580 80-8-4-1 R1-HO RH 0.19 Above 1 8 5.6
Moderate

Shadow Ridge Dr, Castro | 94546 85-1600-2-75 R1-BE-CSU-RV- RH 0.64 Above 3 8.712 6.0984
Valley HO Moderate

Standish Ave, Hayward 94541 413-51-14-1 RS-SU LMDR 0.18 Above 1 12 8.4
Moderate

Stanton Ave, Castro 94546 84B-375-4-2 R1-BE-RV-HO RH 0.15 Above 1 8 5.6
Valley Moderate

Sydney Way, Castro 94546 84B-396-61-1 R1-BE-CSU-RV- RH 0.17 Above 1 8.712 6.0984
Valley HO Moderate

Tracy St, San Lorenzo 94580 413-11-22 ACBD-R1 LDR 0.14 Above 1 9 6.3
Moderate

Upland Rd, San Leandro | 94578 79-2-20 R1-HO RH 0.09 Above 1 8 5.6
Moderate

Vineyard Rd, Castro 94546 84D-1107-71 R1-BE-CSU-RV- RH 0.58 Above 3 8.712 6.0984
Valley HO Moderate

Vineyard Rd, Castro 94546 84D-1155-35 R1-BE-CSU-RV- RH 0.28 Above 1 8.712 6.0984
Valley HO Moderate

Walnut Rd, Castro Valley | 94546 84D-1168-26 R1-BE-CSU-RV- RH 0.22 Above 1 8.712 6.0984
HO Moderate

Walnut Rd, Castro Valley | 94546 84D-1168-7-2 R1-BE-CSU-RV- RH 0.15 Above 1 8.712 6.0984
HO Moderate

Western Blvd, Hayward 94541 414-66-72 RS-SU LMDR 0.19 Above 1 12 8.4
Moderate

Wilma Way, Hayward 94541 426-120-18 FASP-R1-BE 0.33 Above 2 7.26 5.082
Moderate

1440 172nd Ave, 94541 80A-112-22-1 | EAGP-LDR LDR 0.08 Above 1 9 6.3
Hayward Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Max 70%
cycle Category | # Density Density

145 Medford Ave, San 94580 429-10-94 RS-SU LMDR 0.19 Above 1 12 8.4

Lorenzo Moderate

14625 Midland Rd, San 94578 79-4-11-2 R1-HO RH 0.15 Above 1 8 5.6

Leandro Moderate

1500 173rd Ave, San 94580 80A-117-9-7 R1 LDR 0.21 Above 1 9 6.3

Lorenzo Moderate

1505 167th Ave, San 94578 80-78-18 R3-BE MDR 0.24 Above 3 22 154

Leandro Moderate

1515 168th Ave, San 94578 80A-100-7-1 R2-BE MDR 0.19 Above 2 22 154

Leandro Moderate

15536 Tracy St San 94580 413-15-41 AC-P LDR 0.18 Above 1 9 6.3

Lorenzo 94580 Moderate

16239 Ashland Ave, San | 94580 80C-495-337 R1 MDR 0.15 Above 1 10 7

Lorenzo Moderate

162nd Av, San Lorenzo 94580 80-63-29-4 RS-D15 MDR 0.08 Above 1 29.04 20.328
Moderate

16485 Kent Ave, San 94580 80C-484-115 RS-D25 MDR 0.23 Above 1 22 154

Lorenzo Moderate

16661 Kent Ave, San 94580 80C-486-13-4 R1 LDR 0.1 Above 1 9 6.3

Lorenzo Moderate

16674 Winding Blvd, San | 94578 80A-212-35 R1-RV-HO RH 0.08 Above 1 8.712 6.0984

Leandro Moderate

16881 Robey Dr, San 94578 80A-220-12 R1-RV-HO RH 0.12 Above 1 8.712 6.0984

Leandro Moderate

17124 Los Banos St, 94541 80A-120-29 R1 LDR 0.10 Above 1 9 6.3

Hayward Moderate

17823 Madison Ave, 94546 84C-955-9-8 MASP-R1-B40- RR 1.53 Above 1 2 14

Castro Valley CSU-RV Moderate

18134 Knight Dr, Castro 94546 84D-1108-50 R1-BE-CSU-RV- RH 0.18 Above 1 8.712 6.0984

Valley HO Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address

ZIP Code

APN

GPLU Acres

5th

Income

Unit
#

Max 70%

cycle

Category

Density

Density

1831 East Ave, Hayward | 94541 426-180-48 FASP-R1-BE 0.20 Above 1 7.26 5.082
Moderate

18338 Carlton Ave, 94546 84B-472-67 R1-CSU-RV R1 0.17 Above 1 8 5.6

Castro Valley Moderate

18348 Carlton Ave, 94546 84B-472-68 R1-CSU-RV R1 0.14 Above 1 8 5.6

Castro Valley Moderate

18351 Carlton Ave, 94546 84B-405-43 R1-CSU-RV-HO RH 0.45 Above 2 8 5.6

Castro Valley Moderate

19065 Standish Ave, 94541 413-51-60 RS-SU LMDR 0.12 Above 1 12 8.4

Hayward Moderate

19271 Santa Maria Ave 94546 | 84B-570-123-3 R1-CSU-RV R1 0.25 Above 1 8.712 6.0984
Moderate

19388 Lake Chabot Rd, 94546 84B-529-88 R1-CSU-RV R1 0.20 Above 1 8 5.6

Castro Valley Moderate

19388 Lake Chabot Rd, 94546 84B-529-89 R1-CSU-RV R1 0.17 Above 1 8 5.6

Castro Valley Moderate

19430 Center St Castro 94546 84C-1061-18 RSL-CSU-RV RSL 1.34 Above 8 9 6.3

Valley Moderate

19515 Center St, Castro | 94546 84C-697-25 R1-CSU-RV R1 0.12 Above 1 8 5.6

Valley Moderate

19628 Lake Chabot Rd, 94546 84B-553-1-4 R1-CSU-RV R1 0.12 Above 1 8 5.6

Castro Valley Moderate

19672 Lake Chabot Rd, 94546 84B-553-16 R1-CSU-RV R1 0.14 Above 1 8 5.6

Castro Valley Moderate

2000 Strang Ave, San 94578 80A-187-1 R1-RV-HO RH 0.13 Above 1 8.712 6.0984

Leandro Moderate

20109 San Miguel Ave, 94546 84A-120-16 RMX-D25 RMX 0.48 Above 5 17.424 | 12.1968

Castro Valley Moderate

20646 Center St, Castro | 94546 84C-1053-107 R1-CSU-RV R1 0.19 Above 1 8 5.6

Valley Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN Income Unit Group Max 70%
Category | # Density Density

20940 Francis St, Castro | 94546 84A-51-53 CvCBD-CVBD- CBD- 0.23 Above 1 10 7

Valley S11W R-1 Moderate

21347 Locust St, 94541 414-86-95 R2-BE LMDR 0.20 Above 1 12 8.4

Hayward Moderate

21406 Oak St, Hayward 94546 415-160-14 R4 RLM 0.17 | Yes | Above 2 22 15.4
Moderate

21407 Locust St, 94541 414-86-72 R2-BE LMDR 0.19 Above 1 12 8.4

Hayward Moderate

21408 Oak St, Hayward 94546 415-160-16 R4 RLM 0.17 Above 2 22 15.4
Moderate

21420 Oak St, Hayward 94546 415-160-15 R4 RLM 0.17 | Yes | Above 2 22 15.4
Moderate

21454 Oak St, Hayward 94546 415-160-18 R4 RLM 0.17 | Yes | Above 2 22 15.4
Moderate

2149 167th Ave, San 94580 80A-215-12-1 R1-RV-HO RH 0.13 Above 1 8.712 6.0984

Lorenzo Moderate

22653 Woodroe Ave, 94541 417-70-59 FASP-R1 0.12 Above 1 8.712 6.0984

Hayward Moderate

227 Willow Ave, Hayward | 94541 429-64-24-2 RS-D35 MDR 0.38 | Yes | Above 3 12 8.4
Moderate

22888 Valley View Dr, 94541 417-140-48-3 FASP-R1-BE1AC 0.52 Above 1 1 0.7

Hayward Moderate

23470 Maud Ave, 94541 417-220-40 FASP-R1-BE 0.88 Above 1 4.356 3.0492

Hayward Moderate

23730 Maud Ave, 94541 417-220-42 FASP-R1-BE 0.54 Above 1 4.356 3.0492

Hayward Moderate

239 Blossom Way, 94541 429-32-12-2 RS-D35 MDR 0.23 Above 3 22 15.4

Hayward Moderate

24065 Quinn Ln, 94541 426-100-130 FASP-R1-BE 0.27 Above 1 7.26 5.082

Hayward Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)
ZIP Code

Address

APN

GPLU Acres

5th

Income

Unit
#

Group Max 70%

cycle

Category

Density

Density

24082 Madeiros Ave, 94541 426-50-64 FASP-R1-BE 0.27 Above 1 4.356 3.0492

Hayward Moderate

24351 Arendal Ct, 94541 426-110-84 FASP-R1-BE 0.22 Above 1 7.26 5.082

Hayward Moderate

24391 Israel Ct, Hayward | 94541 426-180-44 FASP-R1-BE 0.51 Above 1 7.26 5.082
Moderate

24412 Karina St, 94542 417-261-31 FASP-R1-BE 0.30 Above 1 4.356 3.0492

Hayward Moderate

24426 Karina St, 94542 417-261-30 FASP-R1-BE 0.44 Above 1 4.356 3.0492

Hayward Moderate

24438 Karina St, 94542 417-261-29 FASP-R1-BE 0.26 Above 1 4.356 3.0492

Hayward Moderate

24443 Karina St, 94542 417-261-32 FASP-R1-BE 0.24 Above 1 4.356 3.0492

Hayward Moderate

24466 Karina St, 94542 417-261-27 FASP-R1-BE 0.23 Above 1 4.356 3.0492

Hayward Moderate

24485 Karina St, 94542 417-261-52 FASP-R1-BE 0.28 Above 1 4.356 3.0492

Hayward Moderate

24545 Karina St, 94542 417-261-54 FASP-R1-BE 0.29 Above 1 4.356 3.0492

Hayward Moderate

24552 Karina Ct, 94542 417-261-46 FASP-R1-BE 0.24 Above 1 4.356 3.0492

Hayward Moderate

24579 Karina Ct, 94542 417-261-39 FASP-R1-BE 0.32 Above 1 4.356 3.0492

Hayward Moderate

24580 Karina Ct, 94542 417-261-45 FASP-R1-BE 0.24 Above 1 4.356 3.0492

Hayward Moderate

24590 Karina St, 94542 417-261-17 FASP-R1-BE 0.44 Above 1 4.356 3.0492

Hayward Moderate

24611 Karina St, 94542 417-261-56 FASP-R1-BE 0.28 Above 1 4.356 3.0492

Hayward Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address
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5th

Income

Unit

#
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70%

cycle
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Density

Density

24636 Karina Ct, 94542 417-261-43 FASP-R1-BE 0.31 Above 1 4.356 3.0492

Hayward Moderate

24830 Fairview Ave 94542 | 417-270-6 R1-BE 3.10 Above 9 4.356 3.0492

Hayward Moderate

25024 Fairview Ave, 94542 417-270-29 R1-BE RR 0.25 Above 1 2 1.4

Hayward Moderate

2754 Sydney Way, 94546 84B-396-66-5 R1-BE-CSU-RV- RH 0.17 Above 1 8.712 6.0984

Castro Valley HO Moderate

2760 Somerset Ave, 94546 84B-525-61 R1-CSU-RV R1 0.13 Above 1 8 5.6

Castro Valley Moderate

3093 Grove Way, Castro | 94546 417-10-17-2 PD-1408 RSL 0.46 Above 5 17.424 | 12.1968

Valley Moderate

3115 Grove Way, Castro | 94546 417-10-16-2 PD-1408 RSL 0.42 Above 3 17.424 | 12.1968

Valley Moderate

3129 Grove Way, Castro | 94546 417-10-15-2 PD-2166 RSL 0.93 Above 11 17.424 | 12.1968

Valley Moderate

3143 Grove Way, Castro | 94546 417-10-14-5 PD-2166 RSL 0.25 Above 3 17.424 | 12.1968

Valley Moderate

320 Medford Ave, San 94580 413-39-28-3 RS-SU LMDR 0.12 Above 1 12 8.4

Lorenzo Moderate

3203 Carol PI, Hayward 94541 417-200-28 FASP-R1 0.17 Above 1 8.712 6.0984
Moderate

3232 Hollow Ln, Hayward | 94541 417-140-11 FASP-R1 0.54 Above 1 8.712 6.0984
Moderate

3450 Bridle Dr, Hayward | 94541 425-90-14 FASP-R1-BE 0.22 Above 1 7.26 5.082
Moderate

346 Smalley Ave, 94541 431-12-138 RS-DV MDR 0.11 Above 1 22 15.4

Hayward Moderate

3588 Sarita St, Hayward | 94542 417-261-33 FASP-R1-BE 0.23 Above 1 4.356 3.0492
Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Group Max 70%
cycle Category | # Density Density

3606 Sarita St, Hayward | 94542 417-261-51 FASP-R1-BE 0.26 Above 1 4.356 3.0492
Moderate

396 Medford Ave, 94541 413-39-81 RS-SU LMDR 0.22 Above 1 12 8.4

Hayward Moderate

4175 Seven Hills Rd, 94546 84D-1342-83 R1-CSU-RV R1 0.14 Above 1 8 5.6

Castro Valley Moderate

4177 Seven Hills Rd, 94546 84D-1342-84 R1-CSU-RV R1 0.14 Above 1 8 5.6

Castro Valley Moderate

4179 Seven Hills Rd, 94546 84D-1342-85 R1-CSU-RV R1 0.12 Above 1 8 5.6

Castro Valley Moderate

4622 Crow Canyon Rd, 94552 84C-1067-9-1 R1-BE-CSU-RV RR 0.30 Above 1 2 1.4

Castro Valley Moderate

4652 Malabar Ave, 94546 84C-905-119 R1-CSU-RV-HO RH 0.24 Above 1 8 5.6

Castro Valley Moderate

4663 Proctor Rd, Castro | 94546 84D-1403-4-14 R1-BE-CSU-RV- RH 0.27 Above 1 8.712 6.0984

Valley HO Moderate

4666 James Ave, Castro | 94546 84C-810-25 R1-CSU-RV R1 0.11 Above 1 8 5.6

Valley Moderate

4674 Ewing Rd, Castro 94546 84D-1255-41 R1-BE-CSU-RV- RH 0.24 Above 1 8.712 6.0984

Valley HO Moderate

4683 Ewing Rd, Castro 94546 84D-1250-20-3 R1-BE-CSU-RV- RH 0.13 Above 1 8.712 6.0984

Valley HO Moderate

4701 Ewing Rd, Castro 94546 84D-1250-21-3 R1-BE-CSU-RV- RH 0.33 Above 2 8.712 6.0984

Valley HO Moderate

4748 Mira Vista Dr, 94546 84D-1265-21 R1-BE-CSU-RV- RH 0.27 Above 1 8.712 6.0984

Castro Valley HO Moderate

4748 Mira Vista Dr, 94546 84D-1265-22 R1-BE-CSU-RV- RH 0.29 Above 1 8.712 6.0984

Castro Valley HO Moderate

4748 Mira Vista Dr, 94546 84D-1265-23 R1-BE-CSU-RV- RH 0.36 Above 2 8.712 6.0984

Castro Valley HO Moderate
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Max 70%
cycle Category Density Density

4829 Proctor Rd, Castro | 94546 84D-1190-20 R1-BE-CSU-RV- RH 0.23 Above 1 8.712 6.0984

Valley HO Moderate

4837 Proctor Rd, Castro | 94546 84D-1190-18 R1-BE-CSU-RV- RH 0.52 Above 3 8.712 6.0984

Valley HO Moderate

4838 Proctor Rd, Castro | 94546 84D-1270-33-2 R1-BE-CSU-RV- RH 0.44 Above 2 8.712 6.0984

Valley HO Moderate

4915 Proctor Rd, Castro | 94546 84D-1196-14-6 R1-CSU-RV-HO RH 0.18 Above 1 8 5.6

Valley Moderate

4980 Jensen Rd, Castro | 94552 85-5450-54 PD-1566 R1 0.52 Above 3 12.44571 8.712

Valley Moderate

5202 Proctor Rd, Castro | 94546 84C-965-5-5 R1-CSU-RV-HO RH 0.15 Above 1 8 5.6

Valley Moderate

5231 Canyon Hill Ct, 94546 84C-910-12 MASP-R1-B40 RR 0.97 Above 1 2 1.4

Castro Valley Moderate

5300 Proctor Rd, Castro | 94546 84C-960-72 R1-CSU-RV-HO RH 0.27 Above 1 8 5.6

Valley Moderate

5427 Jensen Rd, Castro | 94552 85A-6436-3 PD-1876 RR 0.90 Above 1 1.089 0.7623

Valley Moderate

5427 Jensen Rd, Castro | 94552 85A-6436-5 PD-1876 RR 0.92 Above 1 1.089 0.7623

Valley Moderate

6132 Greenridge Rd, 94552 85-1613-1 R1-BE-CSU-RV- RH 0.68 Above 2 8.712 6.0984

Castro Valley HO Moderate

764 Galway Dr, San 94580 80D-566-36-1 PD-1997 LDR 0.89 Above 10 15 10.5

Lorenzo Moderate

Coelho Dr San Leandro 94578 80C-500-8 R1 LDR 0.12 Above 1 9 6.3
Moderate

Cherry Way, Hayward 94541 414-76-3 R2 LMDR 0.14 Moderate 2 22 154

Liberty St, San Lorenzo 94580 80-69-4-1 RS-D15 MDR 0.1 Moderate 2 29.04 20.328

Miramonte Ave, San 94580 80A-202-12-13 RS-D20 RLM 0.21 Moderate 3 21.78 15.246

Lorenzo
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Table B-25: Vacant Housing Sites (Under Existing Zoning)

Address ZIP Code APN GPLU Acres 5th Income Unit Group Max 70%
cycle Category Density Density
Miramonte Ave, San 94580 80A-202-12-18 RS-D20 RLM 0.13 Moderate 2 21.78 15.246
Lorenzo
Ocean View Dr, Hayward | 94541 414-81-67 R3-BE LMDR 0.35 Moderate 5 21.78 15.246
16222 Lindview Dr, San 94578 80A-188-6 RS-D20 RLM 0.20 Moderate 3 21.78 15.246
Leandro
16432 Saratoga St, San 94578 80A-200-3-3 RMF-D3 RMN 1.05 Moderate 21 29 20.3
Leandro
16790 E 14th St San 94578 | 80A-100-32-5 EAGP-GC-MHDR GC 0.40 Moderate 12 43 30.1
Leandro
21789 Princeton St, 94541 429-59-19-1 RS-D3 MDR 0.53 Moderate 8 22 154
Hayward
346 Smalley Ave, 94541 431-12-137 RS-DV MDR 0.21 Moderate 3 22 15.4
Hayward
346 Smalley Ave, 94541 431-12-139 RS-DV MDR 0.14 Moderate 2 22 15.4
Hayward
398 Medford Ave, 94541 413-39-82 RS-SU LMDR 0.14 Moderate 2 22 154
Hayward
Total 538

« | Units

§ Above 454

O | Moderate

'E Moderate 82

- Low and 2

Very Low
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Section C.1 Introduction and Summary

Cc11 Introduction

This Appendix covers local governmental, non-governmental, environmental, and
infrastructure constraints to housing production in Alameda County.

CA1.2 Summary

County policies and regulations, such as the Zoning Ordinance, as well as market factors outside
of the County’s control affect the quantity and type of residential development that occurs in
Alameda County. The following summarizes key governmental and nongovernmental constraints
to housing development as detailed in this Appendix.

e Base residential zoning districts (e.g., R-1, R-2, R-2, R-3) limit residential development to
single-family homes or duplexes/triplexes.

e The lack of detail in the County’s parking requirements could pose a constraint to the
development of studio and 1 bedroom housing units by requiring 2 spaces for each unit.

e Due to various legislative updates, zoning provisions for certain residential uses are not
consistent with State law (e.g., Low Barrier Navigation Centers, ADUs/JADUSs).

e Specific Plans regulate land uses, parking, etc. in an inconsistent manner and in certain
cases not compliant with State law.
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Section C.2 Governmental Constraints

c.21 Introduction

Local policies and regulations can affect the quantity and type of residential development. Since
governmental actions can constrain the development and the affordability of housing, State law
requires the housing element to "address and, where appropriate and legally possible, remove
governmental constraints to the maintenance, improvement, and development of housing"
(Government Code Section 65583(c)(3)).

The County’s primary policies and regulations that affect residential development and housing
affordability include: the Zoning Ordinance, Specific Plans, the General Plan/Area Plans,
development processing procedures and fees, on and off-site improvement requirements, and
the California Building and Housing Codes. In addition to a review of these policies and
regulations, this Section includes an analysis of the governmental constraints on housing
production for persons with disabilities.

C.2.2 Land Use Controls

This section provides an overview of the County’s land use controls and their relation to the
County’s housing supply.

General Plan Land Use Designations

The Alameda County General Plan is comprised of several different documents, including
countywide elements addressing housing, conservation, open space, noise, recreation, safety,
scenic routes, and climate action. These documents generally govern the unincorporated portions
of the County only, as the incorporated areas are covered by municipal General Plans for the
County’s 14 cities. Three “area plans” have been developed to address land use and
transportation issues. These cover East County (the unincorporated areas around Dublin,
Pleasanton, and Livermore), Eden Township, and Castro Valley.

East County Area Plan (ECAP) (1994, amended 2000)

The East County (formerly called the Livermore-Amador Valley Planning Unit) encompasses 418
square miles of eastern Alameda County and includes the cities of Dublin, Livermore, Pleasanton,
and a portion of Hayward, as well as surrounding unincorporated areas. The Area Plan outlines
goals, policies, and programs for land use, transportation, public services and facilities, and
environmental health and safety.
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The land use policies are designed to support
goals that preserve open areas and agriculture,
supply community facilities, produce housing,
promote economic development, and promote
compact communities that contain a diverse
economic base, affordable housing, and a full
complement of public facilities and amenities. The
Amended ECAP included the implementation of
the voter approved Urban Growth Boundary
(UGB) as part of Measure D or the “Save
Agriculture and Open Space Lands” Initiative. The
Initiative also resulted in the addition, deletion, and
revision of more than 60 policies and programs of the previously applicable ECAP, as well as
establishment of and changes to the UGB and the Land Use Diagram.

Source: Alameda County

Eden Area Land Use Plan (2010)

The Eden Area General Plan serves as the County
General Plan for unincorporated Eden Township, an area
that includes the communities of Ashland, Cherryland,
Hayward Acres, San Lorenzo, and Fairview. The largest
period of growth in the Eden Area occurred during the post-
WWII housing boom, and since then, residential, public,
commercial and industrial development has continued.
Today, single-family residential is the predominant land
use.

The Area Plan describes the Eden Area as a growing set
of communities with interdependent economies that
consist of large household sizes, a low median age, and a
low median income. However, it also explains that the
economy at the time was growing more slowly than the
County overall, particularly in high technology, research
and development, and other Bay Area economic activities.
The Area Plan includes goals that seek to improve
neighborhoods through transportation, infill development,
expansion of the urban forest, and improvement of
buildings in disrepair; transform corridors from features
that divide the community into areas that bring people
together in a safe, multi-modal environment of diverse miX Source: Alameda County
of uses at higher densities; and create new districts that
emphasize a pedestrian- and transit-oriented environment.
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Castro Valley General Plan (2012)

Castro Valley’s Planning Area encompasses

6,880 acres, with 54 percent devoted to

residential uses, of which single-family

residential accounts for about 3,000 acres.

Commercial uses are concentrated along Castro

Valley Boulevard, along Redwood Road and

Grove Way, and in several neighborhood

shopping centers. Public and quasi-public uses

are spread throughout the area. Action items in

the General Plan’s Land Use Element specify

changes that need to be made to the existing

Zoning Code, Subdivision Code, and project Source:Alameda County

review processes to implement the policies. Because new growth will happen through smaller
infill development projects, the policies are detailed and specific to certain neighborhoods, districts,
and building types. The overarching goal for land use and development is to continue to allow
infill housing and add new retail, restaurants, services, and employment, while preserving and
enhancing Castro Valley’'s small-town character. The Castro Valley General Plan’s Land Use
Element includes a land use plan and goals regarding residential development; civic uses and
community facilities; economic development; professional-medical district; other commercial
districts; and special planning areas. Furthermore, the Castro Valley General Plan establishes
policies for the central business district that are further detailed in the Castro Valley Central
Business District Specific Plan.

The three plans described above include 30 land use designations that allow a range of residential
development types (see Table C-1), at a variety of densities.

Table C-1: General Plan Residential Land Use Designations

Name Description

East County Area Plan

Applies to areas appropriate for low intensity agriculture, grazing, and
related uses and certain residential uses. Typical residential uses
include single family homes, farmworker housing, and related accessory
buildings.

Large Parcel Agriculture

Applies to areas appropriate for single family residential lots and related
limited agricultural uses. Additionally, single family detached homes,
secondary residential units, limited agricultural, public and quasi-public,
and similar and compatible uses may be allowed.

Rural Density Residential

Applies to areas appropriate for residential uses. Typical residential land
uses include single family detached and attached homes, and

Low Density Residential secondary residential units. Additionally, certain public and quasi-public,
limited agricultural, community and neighborhood commercial,
neighborhood support, and similar and compatible uses may be allowed.
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Table C-1: General Plan Residential Land Use Designations

Name Description

Applies to areas appropriate for residential uses. Typical residential land
uses include single family lots, single family detached and attached
homes, multiple family residential units, and group quarters. Additionally,
certain public and quasi-public, limited agricultural, community and
neighborhood commercial, neighborhood support, and similar and
compatible uses may be allowed.

Medium Density Residential

Applies to areas appropriate for residential uses. Typical residential land
uses include townhouses, single family detached and attached homes,
Medium/High Density Residential multiple family residential units, and group quarters. Additionally, certain
public and quasi-public, community and neighborhood commercial,
neighborhood support, and similar and compatible uses may be allowed.

Applies to areas appropriate for residential uses. Typical residential land
uses include single family detached and attached homes, multiple family
residential units (i.e., townhouses, condominiums, and apartment
buildings), and group quarters. Additionally, certain public and quasi-
public, community and neighborhood commercial, neighborhood support
uses, and similar and compatible uses may be allowed.

High Density Residential

Applies to areas appropriate for residential uses. Typical residential land
uses include single family attached homes, multiple family residential
units (i.e., condominiums and apartment buildings), and group quarters.
Additionally, certain public and quasi-public, community and
neighborhood commercial, neighborhood support, and similar and
compatible uses may be allowed.

Very High Density Residential

Applies for sites where the area is appropriate for a mix of residential,
office, industrial, and general commercial uses. Certain office, light

Mixed Use industrial, retail and wholesale commercial, high density residential,
public and quasi-public, and similar and compatible uses may be
allowed.

Eden Area Land Use Plan

Applies to areas appropriate for the development of single-family and

Low Density Residential (LDR) detached housing units

Applies to areas appropriate for a mix of residential uses. Typical
residential land uses include single-family, detached housing, and
duplexes and triplexes. Additionally, multi-unit and mobile home parks
may be allowed.

Low-Medium Density Residential (LMDR)

Applies to areas appropriate for the development of a mix of single-

Medium Density Residential (MDR) family, duplex, triplex, townhouse. Additionally, mobile home parks may
be allowed.
Medium-High Density Residential Applies to areas appropriate for the development of townhouses and
(MHDR) multi-family buildings.
Applies to areas appropriate for the development of highly urbanized
High Density Residential (HDR) residential uses. Typical residential uses include multi-family residential
buildings.

Applies to areas appropriate for certain commercial uses. Additionally,

General Commercial (GC ; h
(GC) residential uses as a secondary use may be allowed.

Research and Development/Office

(R&DIO) Applies to areas appropriate for the live/work use.

San Lorenzo Village Specific Plan Area Applies to a mix of residential, commercial, and public and institutional
(SLZVSPA) uses allowed in the San Lorenzo Village Center Specific Plan. Typical
residential uses include multi-family and mixed-use uses. Additionally,
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Table C-1: General Plan Residential Land Use Designations

Name Description

certain stores, public facilities, cultural, outdoor spaces and attractive
streetscape environment uses may be allowed.

Applies to lands that are intended as a school and the school district
determines the area is no longer needed for educational purposes. The
school district may allow applicable schools to be redeveloped as
residential uses.

School (S)

Castro Valley General Plan

Applies to areas appropriate for rural residential and agricultural uses.
Typical residential uses include very low density, one-family detached

Rural Residential housing. Additionally, certain secondary residential uses related to
agricultural uses (i.e., crops, orchards, and gardens, and limited animal-
keeping) may be allowed.

Applies to areas suitable for residential uses in the vicinity of steep
Hillside Residential slopes and/or high fire hazard areas. Typical residential uses include
single-family detached dwellings.

Applies to areas appropriate for single-family dwellings and related
Residential - Single Family accessory residential uses. Additionally, certain community facilities may
be allowed.

Applies to areas appropriate for a mix of housing types on smaller
Residential - Small Lot subdivision lots. Typical residential land uses include single-family
detached, duplexes, townhouses, and rowhouses.

Applies to areas appropriate for multi-family residential uses. Typical

Residential - Low Density Multi-family residential uses are townhouses

Applies to areas appropriate for multi-family residential uses. Typical

Residential - Medium Density Multifamily residential uses include apartments and condominiums.

Applies to areas appropriate for a mix of housing types near certain
commercial uses. Typical residential uses include single-family
dwellings, duplexes, townhomes, and two-story multi-family residential
uses.

Residential - Mixed Density

Applies to the downtown area suitable for a mix of residential and
Residential - Downtown Mixed Use commercial uses. Typical residential uses include multi-family homes.
Additionally, certain commercial uses may be allowed.

Applies to the downtown specific plan area suitable for residential uses.
Residential - Downtown Low Density Typical residential uses include single-family detached dwellings and
duplexes.

Applies to the downtown area suitable for a mix of residential housing
Residential - Downtown Medium Density types. Typical residential uses include townhouses, condominiums, and
apartments.

Applies to publicly-owned or operated educational facilities of all sizes,
as well as school-related sites, serving all age groups. Sites designated

Schools as ‘School’ may also be developed as residential uses at a density
comparable to surrounding uses if they are no longer needed for
educational purposes

Applies to areas where the primary purpose is for neighborhood serving
Neighborhood Commercial retail and commercial service uses. Typical uses include convenience
stores, small restaurants, hair salons, and fitness studios.

Applies to areas primarily appropriate for commercial uses and allows
Core Pedestrian Retail multi-family residential houses. Typical commercial uses include retail,
service, offices, park, and parking uses.
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Table C-1: General Plan Residential Land Use Designations

Description

Applies to areas adjacent to the Castro Valley BART station suitable for

BART Transit Village a mix of residential, office, retail, and parking structure uses.

Source: Alameda County

Specific Plans

The County’s area plans explicitly defer to several Specific Plans where such plans have provided
goals, policies, and zoning regulations tailored to their defined geographical area. Four Specific
Plans are considered relevant for the 6" Cycle Housing Element and are described in greater
detail below. Excluded from this section are the Little Valley Specific Plan (1997) and the Madison
Area Specific Plan (2006). The Specific Plans included were selected due in part to their status
as Census Designated Places (CDPs) within Alameda County by the U.S. Census Bureau.

Fairview Specific Plan (1997, updated 2021)

The unincorporated Community of Fairview is
north and east of Hayward, south of Castro Valley,
and west of Palomares Canyon. The Planning
Area encompasses approximately 1,800 acres
(2.8 square miles), almost all of which is within the
Alameda County Urban Growth Boundary.

Although Fairview is served by the Eden Area
General Plan, the Eden Area Plan explicitly defers
to the Fairview Specific Plan as the source of
“goals, policies, and zoning regulations that apply
to this area.” In the past this created a policy gap,
as the 1997 Specific Plan was structured as a
regulatory document rather than a collection of
policies included in the updated Specific Plan
adopted in 2021. Land use regulations in the plan
include a Land Use Map and definitions of land use
categories. This chapter also addresses policies
preserve the natural environment, retain open space, reduce hazards, maintain neighborhood
character, address traffic congestion and parking, and ensure quality community services.

Source: Alameda County
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Castro Valley Central Business District Specific Plan (1993, update in-progress)

The Castro Valley Central Business District Specific

Plan (CVBDSP), adopted in 1993, takes the general

policies which the Castro Valley Plan establishes

for the downtown commercial area of the

community, expands on them, and puts them into

regulatory form. Additionally, it provides for specific

implementation measures and programs not

included in the General Plan. The CVBDSP is

guided by goals to make the Central Business

District an attractive focal point of the community ¢ ... County

that promotes businesses, commerce,

employment, multi-modal transportation, generates tax revenue, and conserves historic and
natural resources. The CVBDSP identifies 11 subareas and outlines development objectives,
allowed uses, and design policies for each.

Ashland and Cherryland Business District Specific Plan (1993, updated 2015)

The Ashland and Cherryland Business District

Specific Plan (ACBDSP) was adopted in December

2015 and most recently amended on May 8, 2018.

Chapter 6 (Development Code) of the plan

establishes the zoning standards that implement

the ACBDSP and promotes the public health,

safety, comfort, convenience, and general welfare

of the community and implements the Eden Area

General Plan. The Code in Chapter 6 applies to all

subject property in the zoning map for land use source: Alameda County
activity, new development, and improvements/modifications of existing development.
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San Lorenzo Village Center Specific Plan (2004)

The San Lorenzo Village Center Specific Plan

(SLVCSP) applies to approximately 29 acres and

consists of those contiguous, non-residential

properties located on both sides of Hesperian

Boulevard, from the 1-880 overpass on the north to

Via Mercado on the south. The SLVCSP calls for

the Village Center to become the economic,

commercial, and cultural heart of San Lorenzo. In

this pedestrian and transit-friendly environment,

interconnected walkways will link stores, the

community center, parking, and transit stops, and

will provide comfortable spaces to socialize, eat and

rest. The SLVCSP’s overarching land use approach

is to establish a balanced mix of diverse uses,

including a range of small to large retail stores and

services, civic, institutional, and residential uses, as  Source: Alameda County

well as encourage mixed retail/residential uses throughout the plan area. Land Use Goal 4
specifically address residential uses and states: in order to support a lively and desirable public
environment, encourage development having residential uses above ground floor retail, office, or
civic uses throughout the plan area.

Zoning Districts

The Zoning Ordinance is Title 17 of the Alameda County Code of Ordinances. The Zoning
Ordinance and Zoning Map are available on the County’s website, consistent with Government
Code Section 65940.1(a)(1)(B). This section analyzes all zoning districts that allow residential
uses in some capacity in both the Zoning Ordinance and in the Specific Plans described above.

Table C-2 lists the zoning districts that allow residential development established in Chapters
17.06 through 17.51 of the Zoning Ordinance. Also included are “combining zoning districts” which
modify use and/or development standards in conjunction with other districts. Proceeding Table
C-2 are subsections that describe the zoning framework of individual Specific Plans.

Table C-2: Residential Zoning Districts

District
Name

Description

Base Zoning Districts

Established to conserve and protect existing agricultural uses and to provide space for and
A Agricultural encourage such uses in places where more intensive development is not desirable or necessary
for the general welfare.
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District District

Code Name
Single-
R-1 Family
Residence
Two-Family
R-2 Residence
Suburban
R-S Residence
Mixed-Use
M-U Residential
Commercial
R-3 Four-F_amin
Dwellings
Multiple
R-4  Residence
Sunol
SD Downtown
PD Planned

Development
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Table C-2: Residential Zoning Districts
Description

Established to provide for and protect established neighborhoods of one-family dwellings, and to
provide space in suitable locations for additional development of this kind, together with
appropriate community facilities and allowance for restricted interim cultivation of the soil
compatible with such low-density residential development.

Established to provide for the protection of established neighborhoods in which duplex dwellings
are located, and generally to provide a transitional area between single- and multiple-residence
districts or between single-residence districts and areas of light commercial use, for additional
development of this kind.

Established to regulate and control the development in appropriate areas of relatively large
building sites at various densities in harmony with the character of existing or proposed
development in the neighborhood, and to assure the provision of light, air and privacy, and the
maintenance of usable open space in amounts appropriate to the specific types and numbers of
dwellings permitted.

Established to provide for and protect the development of a limited type of multiple dwelling in
areas found to be suitable for such use.

Established to provide for larger types of multiple dwellings in relatively small areas generally near
business uses or in the vicinity of major thoroughfares, together with appropriate community
facilities and compatible types of group living quarters.

Established to provide for larger types of multiple dwellings in relatively small areas generally near
business uses or in the vicinity of major thoroughfares, together with appropriate community
facilities and compatible types of group living quarters.

Established to implement the provisions of the East County Area Plan and control development of
combined residential and commercial uses on a building site within the downtown area of the
community of Sunol so as maintain the economic viability of such uses to the greatest extent
possible. The district is established to recognize the existence of established residential and
commercial uses that have coexisted in the same neighborhood for many years and form a
cohesive neighborhood of buildings that have had a history of mixed residential and commercial
retail or small manufacturing uses, and the existence of buildings that may be historically
significant.

Established to encourage the arrangement of a compatible variety of uses on suitable lands in
such a manner that the resulting development will:
A. Be in accord with the policies of the General Plan of the county;

B. Provide efficient use of the land that includes preservation of significant open areas and
natural and topographic landscape features with minimum alteration of natural land forms;

C. Provide an environment that will encourage the use of common open areas for neighborhood
or community activities and other amenities;

D. Be compatible with and enhance the development of the general area;
E. Create an attractive, efficient and safe environment.

Castro Valley Zoning Districts

Residential
RSL " Small Lot
Residential
Medium
Density
Family

RMF

Established to support infill projects of duplexes, small lot single-family detached units, and
townhouses. The RSL district implements and is consistent with the residential small lot land use
classification of the Castro Valley General Plan.

Established to support medium density multi-family residential development in Castro Valley. The
RMF district implements and is consistent with the residential medium density multifamily land use
classification of the Castro Valley General Plan.
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Table C-2: Residential Zoning Districts

District District

Code Name Description

Residential Established to support a mixture of single-family and multi-family residential development in areas
RMX Mixed close to the commercial business district. The RMX district implements and is consistent with the
Density residential mixed density land use classification of the Castro Valley General Plan.

Combining Zoning Districts

Established to be combined with other districts in order to modify the site area and yard
requirements, and thereby to vary the intensity of land use so as to give recognition to special
conditions of topography, accessibility, water supply or sewage disposal, and to provide for
development pursuant to adopted plans.

—B Building Site

Established to be combined with R-S districts in order to provide for variations in the intensity of
-D Density development and thus to create, maintain and protect patterns of residential use in conformance
with adopted plans concerning the ratio of dwelling units to land area.

Established to be combined with the R-S districts in order to provide for variations in the intensity
of development to act as incentive to combine narrow parcels into larger, more regular parcels

—DV Der_15|ty associated with better site development. The intent is to create patterns of residential development
Variable . - ) ) X . .
in conformance with adopted plans concerning the ratio of dwelling units to land area while
promoting superior development standards.
Seconda Established to be combined with residential districts which are characterized by lot sizes, parking
—SuU Unit ry areas, street improvements, public utilities, and other residential support systems which can best

accommodate them.

Recreational Established to be combined with residential districts which are characterized by lot sizes, yards,
—RV Vehicle and parking such that properties in these districts can accommodate the parking and storage of
personally owned recreational vehicles.

Source: Alameda County Zoning Ordinance, Chapters 17.06 — 17.51

Fairview Specific Plan

The Fairview Specific Plan uses zoning designations that apply throughout Alameda County, as
well as special development standards that respond to local conditions in Fairview. About 88
percent of all parcels in Fairview have a base zone of R-1, meaning they are intended for single
family homes. Of these single-family parcels, 58 percent are subject to a combining zone that
establishes further limitations, primarily related to development standards such as lot size and
building area (e.g., R-1-B-E-6,000). About 11 percent of Fairview’s parcels (roughly 400
properties) have PD—or Planned Development—zoning. These properties are contained in
subdivisions where variations from conventional single-family zoning were allowed to make the
project more feasible and preserve sensitive natural areas on the site. The remaining one percent
of the community’s parcels have base zones of Agriculture, Commercial, or Suburban Residential.
Development standards are discussed in the proceeding section.

Castro Valley Central Business District Specific Plan

The CVBDSP does not utilize base zoning districts and is instead divided into 11 subareas. Within
each subarea, specific land uses are permitted or prohibited, described both individually and
collectively in terms of general Land Use Groups. Land Use Group D (High Density Residential
Development) is the only exclusively residential Group and is generally permitted directly adjacent
to the CVBDSP’s commercial core (i.e., Subareas 2 and 4 through 10). It includes multi-family
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residential development (generally 20-40 du/ac, with exceptions as determined through Site
Development Review), senior housing, congregate care facilities, affordable housing, and
daycare facilities. However, these uses are generally limited by subarea to only be located on
upper stories or on towards the rear of parcels as part of a mixed-use development.

An exception is Subarea 11, which is physically separated into two parts by Subareas 8 and 9
along Redwood Road. It consists of parcels historically zoned for residential development
between Castro Valley Boulevard and the 1-580 freeway, as well as several parcels formerly
zoned for commercial development but developed as residential. In addition to all Land Use Group
D uses, single-family residences, duplexes, and triplexes are permitted, as well as mobilehomes.
Where there is one (and only one) dwelling unit on the property, an ADU is allowed with a CUP.

Ashland and Cherryland Business District Specific Plan
The goals and policies of the ACBDSP are implemented by Chapter 6 (Development Code) of
the Specific Plan, which utilizes a set of form-based transect zones described in Table C-3.

Table C-3: Ashland and Cherryland Business District Specific Plan — Residential Zoning Districts

District
Code

District Name Description

Provides a vibrant, walkable urban main street mixed-use commercial environment
that supports public transportation alternatives and provides locally and regionally-
serving commercial, retail, and entertainment uses, as well as a variety of urban
housing choices.

DMU District Mixed-Use

Provides a vibrant, walkable urban main street commercial environment that serves
DC District Commercial as the focal point for the surrounding neighborhoods and provides locally- and
regionally-serving commercial, retail, and entertainment uses.

Provides a vibrant mixed-use environment adjacent to public transit that
BC Bayfair Corridor strengthens present and future commercial opportunities, serves daily needs of
surrounding neighborhood residents, and accommodates growth and infill.

. . Provides an urban form that can accommodate a very diverse range of uses,
Corridor Mixed-Use ry g

CMU-R . . including mixed-use and commercial services, to encourage revitalization and
- Residential . .
investment. Commercial allowed as a secondary use.
Corridor Mixed-Use Supports neighborhood-serving commercial uses on small and medium-sized lots
CMuU-C - in various structures, including house form building types. Residential allowed as a
- Commercial
secondary use.
Corridor Supports neighborhood-serving commercial uses on small and medium-sized lots
CN-C Neighborhood - in various structures, including house form building types. Residential allowed as a
Commercial secondary use.

Accommodates a variety of uses appropriate in a neighborhood setting such as

CN Neicﬁg::;::)od medium density housing choices and a limited amount of retail,
9 commercial, and office uses as allowed in the Eden Area General Plan.
. . Preserves existing and allows new small-to-medium lot detached homes and
R Residential

reinforces their role within a walkable neighborhood.

Source: Ashland and Cherryland Business District Specific Plan (2018)

San Lorenzo Village Center Specific Plan
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The SLVCSP does not utilize base zoning districts, instead implementing a unique set of
regulations most similar to the County’s C-1 (Retail Business) district. Residential uses are
permitted by-right when part of a mixed-use project that includes commercial development. “Other
residential uses” are allowed with a conditional use permit (CUP) and site development review,
and any use not listed in the SLVCSP is explicitly stated to be not permitted in Section V.A.3 (Use
and Building Controls). In addition, the SLVCSP limits the number of residential units allowed
within its boundaries to 580 units, functioning as a stringent constraint to residential development.
The County is implementing Program 1.B - San Lorenzo Village Specific Plan Priority
Development Area Grant to remove this cap on residential development within the SLVCSP to
facilitate the construction of housing.

Development Standards

Development standards can constrain new residential development if they make it economically
infeasible or physically impractical to develop a particular lot, or when it is difficult to find suitable
parcels to accommodate development meeting the criteria for building form, massing, height, and
density in a particular zoning district.

Through its Zoning Ordinance, the County enforces minimum site development standards for
new residential uses. Table C-4 summarizes these standards for base zoning districts that allow
residential development.
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Table C-4: Development Standards in Base Zoning Districts that Allow Residential Development

sf = square feet | ft = feet | ac = acre | Res/R = residential | du = dwelling unit

Min Building Site Max Height of Main

Max Lot Dimensions Misetbacksitt) Structure

District | Area/Unit (sf) |[Coverage (%) N

Min Building

Separation (ft)

20

20

35

20

206

Min Open
Space/Unit (sf)

600

200

600
600
500
400

_ _ _ 50 5 1 2
R-1 5,000 comer: 60 20 Corner: 10 20 25 2
50 5
- — — - 3 1
R-2 5.000° comer: 60 2 20 Corner: 10 20 25 2
Site 50
R-S B B area/5,000 sf 5000 cormer: 60 20 10 20 25 2
. 0 0
Res site 50 . .
M-U - - 5,000 . Abutting R 0 Abutting R - -
area/3,500 sf Comer: 60 pistrict: 20 District: 20 4
1/2,000 sf 50 5
R-3 - - Max 4 du 5,000 Corner: 60 20 5 20 25 2
1,250 40
Lot coverage
1,200 35 Site area/ 60 >30%: 45
R-4 1,100 30 1,250 sf 6.000 " omer: 70 20 10 20 Lot coverage -
1,000 20 <30%: 75
Res site area 50 0 0 0 Residential: 25
S-D - - (/40,000 40000 comer o Abutting - Abutting - Abutting oo o cial 35 2
res: 10 res: 5 res: 10
1 Rear yard may be as little as 10 feet if compensated elsewhere. See Section 17.08.080.
2Up to 30 feet on large lots. See Section 17.08.100.
3 Except for mobilehome parks. See Chapter 17.52, Sections 1000 — 1060.
4 Additionally, the building profile shall fit within a 45-degree angle measured at grade from the common property line.
5 At least one side yard shall have a width of at least 15 feet.
8 Plus three feet for every 10 feet in height above 35 feet.

Source: Alameda County Zoning Ordinance, Chapters 17.06 — 17.17
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In addition to base zoning districts, the Zoning Ordinance establishes minimum site development
standards for residential uses in zoning districts only utilized within the Castro Valley Urbanized
Area (excluding the Castro Valley Business District; see discussion of CVBDSP above). Table C-
5 summarizes these standards for Castro Valley zoning districts that allow residential
development.

Table C-5: Development Standards in Castro Valley Zoning Districts that Allow Residential Development

sf = square feet | ft = feet

Zoning Min Building Site Dimensions Min Setbacks (ft) Min Building

. . Max Units/Acre -
R e il
4 15

RSL 17 2,500 401 15 25
50 5

RMF 29 5,000 Corner: 60 0 comer: 10 1° %
50 5

RMX 29 5,000 Corner: 60 10 Corner: 10 10 4

1 If a small lot single-family home (with an attached, double-loaded garage in front of the main building) complies
with the parking location and design requirements in the Residential Design Standards and Guidelines for
Unincorporated Communities of West Alameda County, a lot width of 35 feet is allowed. The lot width may be
reduced to 30 feet if garages are the width of a single car, detached, and/or accessed from an alley.

Source: Alameda County Zoning Ordinance, Chapter 17.51 (Castro Valley)

Also established in the Zoning Ordinance are “combining zoning districts” that modify use and/or
development standards in conjunction with base residential zoning districts. The combining
zoning districts which allow or relate to residential development are described above in Table C-
2. As stated there, the B combining district can be combined with any residential zoning district to
modify building site area requirements, while the D and DV combining districts are specifically
used with the R-S district to provide for variations in density and intensity. Meanwhile, the SU and
RV combining districts are intended to alter land use standards to allow accessory dwelling units
and recreational vehicles respectively.

Table C-6 summarizes combining zoning districts by the development standards they modify.

Table C-6: Development Standards in Combining Zoning Districts that Allow Residential Development

sf = square feet | ft = feet

Combining Min Lot Min Site Max Units Max Building
District Areal/Unit (sf) | Area (sf) |Coverage Site Width (ft) m Hei
B-8 - 8,000 - - 80 25 10 -
o B-10 - 10,000 - - 100 30 15 -
g B20 - 20,000 - - 150 30 15 -
B-40 - 40,000 - - 150 30 20 -
B-E As specified in the amendment creating the district
. D-35 3,500 - - - - - - -
Density
D-25 2,500 - - - - - - -
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Table C-6: Development Standards in Combining Zoning Districts that Allow Residential Development

sf = square feet | ft = feet

Min Setbacks (ft)

Combining Min Site | Max Lot Max Units Max Building Max
District Area/Unit (sf) | Area (sf) |Coverage Site Width (ft) mm Height (ft)
D-20 2,000 - - - - - - -
D-15 1,000 - - - - - - -
D-3 1,500 - - - - - - -
Density _ _ _ 1 _ _ _ _
Variable DV 1/2,000 sf
Secondary _su 50% of existing dwelling living area, 1 ADU _ 10 (from existing 15
Unit or 640 sf (whichever is less) dwelling)
Recreational
Vehicle RV - - - - 30 - - "
T Only for lots less than 20,000 square feet in area and with an average lot width of at least 100 feet. For all other lots,
the density shall be one dwelling per 3,500 square feet. See Section 17.25.040.

Source: Alameda County Zoning Ordinance, Chapters 17.22 — 17.30
Lastly, the County’s Specific Plans also establish various development standards for residential

uses which differ from base zoning districts. Table C-7 summarizes Specific Plan districts by the
development standards they modify.
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Table C-7: Development Standards in Specific Plan Areas that Allow Residential Development

sf = square feet | ft = feet | ac = acre | R = residential

Min Building Site

Zoning Min Site Max Lot Max D Min Setbacks (ft) Max. Height Min. Bldg.

Min Open

District ArealUnit (sf) | Area (sf) | Coverage (%) | Units/ac . . . Separation (ft) Space/Unit (sf)
Area (sf) Width (ft) Front Side Feet Stories

Fairview Specific Plan

R-1-B-E-5 - 5 acres 20 1.0 - - 30 20
R-1-B-E-1 - 1 acre 20 1.0 - - 30 20
R-1-B-E- 15
20,000 - 20,000 25 4.3 - - 30 Corner: 20
R-1-B-E- 1
10,000 - 10,000 27.5-30 4.3 - - 30 15 _
7-10 20 25 2 1,000
R-1-B-E-6,000 - 6,000 40 8.7 - - 20 Corner:
10-152
50 5
R-1 - 5,000 - 8.7 5,000 Corner: 20 .
Corner: 10
60
R-S-B-E-D-3 1,500 29.0 50
- - 5000 Corner: 20 10 20
R-S-B-E-D-25 2,500 17.4 60

Castro Valley Business District Specific Plan
Set by Site Development Review, based on the Zoning Ordinance for the corresponding district or type of use and consistent with the overall goals and policies of the CVBDSP.

Ashland-Cherryland Business District Specific Plan

S 3
DMU/DC - - 90 86 - - - Adj to R: 15 75 5 - -
5 5
BC - - 90 43 - - 4 - Adj to R: 15 55 4 - -
CMU-R/ -R: 12 5 5
CMU-C - - 75 -C: 43 - - - Aditor:10 ¥ 4 - -
CN/CN-C - - 70 22 - - - 20 35 2.5 - -
R-1:9
R - - 60 R-2: 22 - - -6 5 20 35 2.5 - -
R-3: 43
San Lorenzo Village Center Specific Plan
- - - 19.66 7 - - -8 -9 - 50 10 - - 150

1 Maximum lot coverage is 27.5% for lots 15,000-19,999 square feet in area and 30% for lots 10,000 to 14,999 square feet in area.
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2 Scales with lot width from 80 feet to 100 feet or more.

3 Additional stories allowed with a CUP.

4 See ACBDSP Section 6.3 (Frontage Standards).

5 Up to 5 stories allowed with a CUP.

8 Average of the setbacks of the two adjacent properties.

7 Total not to exceed 580 units for entire Plan Area.

8 Along Paseo Largavista and residential portions of Via Arriba, setback to match residential standard.
9 At boundary adjacent to a residential zone, setback to match residential standard.

10 Heights limits along Paseo Largavista and residential portions of Via Arriva not to exceed 30 feet.

Source: Ashland and Cherryland Business District Specific Plan (2018), Castro Valley Business District Specific Plan (2015), San Lorenzo Village Center Specific Plan (2004)
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Development Standards Analysis

Though relatively compact in area, residential development in Alameda County may occur in a
wide variety of settings: adjacent to urbanized incorporated areas, at the wildland urban interface,
or within the most populous unincorporated area in California (Castro Valley). In terms of area,
the vast majority of unincorporated land utilizes large lot, single-family districts (e.g., A, S-D) due
to steep hillside conditions or distance from population centers. The County’s General/Area Plans
prioritize resource conservation and the protection of agricultural lands outside of established
urban areas, and thus these development standards are appropriate and do not unnecessarily
constrain likely sites for residential development.

Opportunities for denser housing are primarily located in zoning districts established specifically
for Castro Valley (RSL, RMF, RMX) and within the Specific Plans established for the commercial
centers of Castro Valley, Ashland-Cherryland, and San Lorenzo. Otherwise, the remaining base
residential zoning districts (e.g., R-1, R-2, R-2, R-3) limit residential development to single-family
homes or duplexes/triplexes through 25-foot height limits, 20-35-foot building separation
requirements, and density limitations inherent to their General/Area Plan land use designations.
Though the R-4 zoning district allows building heights from 45-75 feet, the district is only applied
to a small number of parcels countywide and limits lot coverage, at max, to 40 percent of site area.
These development standards are typical methods for controlling density and land use intensity
in residential zoning districts.

Design Standards and Guidelines

Design standards and guidelines are evaluated as they have the potential to increase
development costs and extend the permitting process. Senate Bill 330 (Housing Accountability
Act, Government Code Section 65589.5) precludes jurisdictions from denying or reducing the
permitted density of a housing development project based on subjective development and design
standards.

Alameda County adopted the Residential Design Standards and Guidelines (RDSG) in 2014 to
establish provisions for the design of new residential construction and redevelopment projects in
unincorporated areas. The Standards establish metrics for new development, while the
Guidelines are more qualitative and descriptive.

Development standards for residential projects (i.e., single-family dwellings, townhomes, multi-
family dwellings) are established in RDSG Chapter 2, while development standards for residential
mixed-use projects are described in RDSG Chapter 4. Both chapters include detailed diagrams
illustrating the major development standards established in the Zoning Ordinance (see Table C-
3) while also adding objective standards related to a building’s relationship to the street, parking
location/design, site landscaping, and more. Furthermore, the RDSG development standards
supersede development standards for residential and residential/commercial mixed-use
development in the Zoning Ordinance; this includes a variety of crucial development standards
such as parking rates. Special multi-family residential standards are also described for such
developments in the ACBD and CVCBD Specific Plan areas. The specificity and quantitative
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nature of the RDSG’s standards satisfy the State’s requirements that development and design
standards be objective in nature and do not significantly constrain housing production.

In Specific Plan areas, the RDSG apply unless they would conflict with the provisions of a
particular Specific Plan, in which case the Specific Plan governs. On topics where Specific Plans
are silent, the RDSG controls. Table C-8 summarizes which sets of design standards are
applicable in the four Specific Plan areas discussed in this Appendix.

Table C-8: Applicability of Design Standards and Guidelines in Specific Plan Areas

Specific Plan Applicability \
RDSG applies to all new residential construction, additions, and remodels unless
Fairview Specific Plan they conflict with the Specific Plan’s unique development standards tailored to
single-family hillside development.
Castro Valley Business RDSG establishes special provisions for multi-family residential projects and
District Specific Plan mixed-use development projects in the Castro Valley Central Business District.

ACBDSP Chapter 6 (Development Code) replaces RDSG Chapter 4

Ashland-Cherryland Business (Development Standards for Residential Mixed-Use Projects). However, RDSG

District Specific Plan Chapter 5 (Design Guidelines for Residential Mixed-Use Projects) remains
applicable (except for Section K or when in conflict with ACBDSP Chapter 6).

San Lorenzo Village Center Detailed parcel-specific General Design Guidelines with illustrations provided in
Specific Plan Chapter IV (Design).

Source: Fairview Specific Plan (2021), Ashland and Cherryland Business District Specific Plan (2018), Castro
Valley Business District Specific Plan (2015), San Lorenzo Village Center Specific Plan (2004)

Parking Requirements

The regulation of parking and loading spaces occurs in Sections 17.52.750 through 17.52.950 of
the Zoning Ordinance. The number of parking spaces required for residential uses is described
in Section 17.52.910 (Parking Spaces Required — Residential Buildings). Additional parking
regulations are outlined in the Residential Design Standards and Guidelines (RDSG) and relevant
Specific Plans. Required parking rates for residential uses from all sources are shown in Table
C-9 and organized by the geography they affect.

Table C-9: Residential Parking Rates

Residential Use Required Number of Spaces

Base Zoning Districts

Slnglt_a-famlly dwellings, duplexes, triplexes, multi-family 2 per dwelling unit

dwellings

Accessory dwellings units (ADUs)' 1 per unit or bedroom

Single-room occupancy (SRO) facilities 2

Residential care facilities, transitional and supportive housing 2, plus 1 for each 6 beds

Mobilehome park 2 per mobllehome site; plqs 1 for each 10
mobilehome sites
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Table C-9: Residential Parking Rates

| Residential Use Required Number of Spaces

Emergency shelter 3, plus 1 for each 10 individual beds
Agricultural employee housing 1 per unit, or 1 for each 4 beds

Fairview Specific Plan

New dwelling units 2
4-5 bedrooms 3
6+ bedrooms 4
Other uses Consistent with Zoning Ordinance

Castro Valley Business District Specific Plan

Set by Site Development Review, based on the Zoning Ordinance for the corresponding district or type of use and
consistent with the overall goals and policies of the CVBDSP.

Ashland-Cherryland Business District Specific Plan

Single-family dwellings

DMU, DC, BC, CMU-C Districts 1 per dwelling unit

CMU-R, CN, CN-C, & R Districts 2 per dwelling unit
Multi-family dwellings

DMU, DC, BC Districts 1 per dwelling unit

CMU-C & CN-C Districts 1.5 per dwelling unit

CMU-R, CN, & R Districts 2 per dwelling unit
Guest parking? 0.25 per dwelling unit
San Lorenzo Village Center Specific Plan
Standard Housing 2 per unit
Senior housing As determined by parking demand study
Guest parking As determined by parking demand study

Residential Design Standards and Guidelines for Unincorporated Communities of West Alameda County

Multifamily (Medium Density Residential and High Density
Residential)®

Studio 1

One Bedroom 1.5

2+ Bedrooms 2
Guest Parking (space per unit) .5in all zones

Townhome*

All units 2
Guest Parking (units <= 1,000 sq ft) 0.5
Guest Parking (units >= 1,000 sq ft) 1

Small Lot Single Family®
All Units 2
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Table C-9: Residential Parking Rates

| Residential Use Required Number of Spaces

Guest Parking (units <= 1,000 sq ft) 0.5

Guest Parking (units >= 1,000 sq ft) 1
Single Family Subdivision®

All Units 2

Guest Parking (per dwelling unit) 1

"On-site parking is not required for an accessory dwelling unit in any of the follow instances:
1. Located with one-half mile of a public transit facility.
2. Located within an architecturally and historically significant district.
3. Located entirely within the existing primary residence or an existing accessory structure.
4. When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.
5. When there is a car share vehicle facility located within one block of the accessory dwelling unit.

2Only applicable in CMU-R, CMU-C, CN, CN-C, and R districts.

3 Minimum of one space must be covered. Tandem parking allowed for up to 25 percent of the units. For CVBD, lots
consisting of more than eight spaces must provide at least 25 percent but not more than 50 percent compact spaces

4Minimum of one space must be covered. Tandem parking allowed for up to 25 percent of the units. Space along the
public street frontage of a building site can be counted toward guest parking requirements. However, guest spaces
may be required to be on the building site if there is existing congestion, as defined by the Planning Director, on the
street. A parking study may be required to determine existing parking congestion. Driveway aprons may be counted
for the required guest parking.

5 Minimum of 2 spaces must be covered spaces in a garage or carport. Space along the public street frontage of a
building site can be counted toward guest parking requirements. However, guest spaces may be required to be on
the building site if there is existing congestion, as defined by the Planning Director, on the street. A parking study
may be required to determine existing parking congestion. Driveway aprons may be counted for the required guest
parking.

Parking Requirements Analysis

For all typical residential dwelling units in Alameda County, barring those that are subject to an
Area Plan, the County requires two parking spaces, as described in the first row of Table C-9.
With the exception of requiring an additional space to accommodate rooms allocated for paying
guests (i.e., apartment hotels), there are no additional requirements detailed in the Alameda
County Code of Ordinances that are universally applicable.

The RDSG, ACBDSP, Fairview Specific Plan, and the SLVBDSP provide additional parking
guidelines. In most instances, the parking requirements detailed in these Specific Plans require
at least two parking spaces per dwelling unit with the exception of studios in the RDSG and some
dwelling units in DMU, DC, BC, CN-C, and CMU-C zones in the ACBDSP.

Overall, the County’s residential parking requirements lack clarity and could pose a constraint to
development of housing. The base zoning district requirement that all single- and multi-family
dwellings provide two parking spaces is particularly concerning, as applying the same parking
rate regardless of unit type and bedroom count could limit the total number of units built and
discourage smaller units. A preferrable approach is the one described in the RDSG,
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To streamline the County’s approach to parking requirements, Program 3.A — Streamline Parking
Requirements directs the County to adopt the more tailored parking rates established by the
RDSG as the standard for all base zoning districts and Specific Plans.

Provisions for a Variety of Housing

The County has adopted provisions in its Zoning Code that facilitate a range of residential
development types. Table C-10 provides a list of housing types and the zoning districts in which
they are permitted, require a conditional use permit, or are not permitted.

Table C-10: Residential Uses Permitted by Base Zoning District

P = Permitted | CUP = Conditional Use Permit required | — = Use not allowed

Base Residential Zoning Districts Castro Valley

| A_| R1[R2|RS| MU' R3|R4| SD_ RSL|RMF| RNX
Single-family dwelling P P P P CuUP P P P P — P
Duplex - - P P CUP P P - P P P
Triplex - — CUP P CUP P P — P P P
Multi-family dwelling — — — P CuUP P2 P — P P P
Mixed-use - - - - P - - - - - -
ADU/JADUs P — — - — — — — — — —
Mobilehome P P P P CUP P P P P P P
Mobilehome park — CUP CUP CUP CUP CUP CUP CUP CUP CUP CUP
Farm_workerlemployee _ = _ _ _ _ _ _ _ _ _ _
housing (<36 beds/<12 units)
Farm_workerlemployee _ CUP _ _ _ _ _ _ _ _ _ _
housing (37+ beds/13+ units)
Residential care facility (<6) — — P P CUP P P — P P P
Residential care facility (7+) — CUP CUP CUP CUP CUP CUP CUP CUP CUP CUP
Transitional housing (<6) - - P P CupP P P - P P P
Supportive housing (<6) - - P P CuP P P - P P P
Transitional housing (7+) — CUP CUP CUP CUP CUP CUP CUP CUP CUP CUP
Supportive housing (7+) — CUP CUP CUP CUP CUP CUP CUP CUP cCUP CUP
Emergency shelter - - - - - - P - - - -
SRO - - - - - — | CUP - - - CUP
:ote: Unless noted otherwise, the Board of Zoning Adjustments (BZA) is the review authority for the CUPs indicated

ere.

1 Unless legally created prior to August 6, 2005, no residential use is permitted by-right in the MU zoning district. See
Section 17.13.040.
2Up to a total not to exceed four dwelling units. See Section 17.14.020.

Source: Alameda County Zoning Ordinance, Chapters 17.06 — 17.17
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The County’s Specific Plans also contain provisions which regulate a variety of housing types and
where residential uses are permitted, require a conditional use permit, or are not permitted. Table
C-11 summarizes the provisions of three of the Specific Plans; the Fairview Specific Plan is
excluded due to its use of base zoning districts.
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Table C-11: Residential Uses Permitted in Specific Plan Areas

P = Permitted | CUP = Conditional Use Permit required | — = Use not allowed

Ashland-Cherryland Business District Castro Valley Business District San Lorenzo

| DMU | DC | BC | CMU-C| CMU-R | CN-C| CN | R | Subareas2,4-10" | Subarea11 | Village Center
- - | - P P P P P - P

Single-family dwelling CUP
Duplex P — P P P P P P — P CUP
Triplex P — P P P P P P — P CUP
Multi-family dwelling P - P P P P P P P P CUP
Mixed-use P — P P P P — — P P P
ADU/JADUs P - P P P P P P — CUP CUP
Live/work unit P - P P P P P — — — CUP
Mobilehome — — — — — — — — — =) CuP
Mobilehome park - - - - — - — - - — CUP
Residential care facility (<6) P P P P P P P P P P —
Residential care facility (7+) | CUP A CUP CUP  CUP - CUP CUP CUP P P -
Transitional housing (<6) P P P P P P P P P —
Supportive housing (<6) P P P P P P P P P -
Transitional housing (7+) P P P P P P P P P —
Supportive housing (7+) P P P P P P P P P —
Emergency shelter CUP CUP  CUP CuUP - CUP | CUP — - - —
SRO P - P P P - — - — — -
Note: Unless stated otherwise, the Board of Zoning Adjustments (BZA) is the review authority for CUPs.

1 Land Use Group D (High Density Residential) is generally permitted directly adjacent to the Castro Valley Business District Specific Plan area's commercial
core (i.e., Subarea 2 and 4 through 10). It includes multi-family residential development (20-40 du/ac), senior housing, congregate care facilities, affordable
housing, and daycare facilities. However, these uses are generally limited by subarea to only be located on upper stories or towards the rear of parcels as part
of a mixed-use development.

Source: Ashland and Cherryland Business District Specific Plan (2018), Castro Valley Business District Specific Plan (2015), San Lorenzo Village Center
Specific Plan (2004)
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Multi-Family Dwellings

The County regulates the permitting of residential developments based on the number of dwelling
units they contain. Chapter 17.04 (Definitions) specifically defines one-family dwellings (or single-
family dwellings), two-family dwellings (or duplexes), multiple dwellings (or multi-family dwellings),
and dwellings groups. Multi-family dwellings are technically defined as any building containing
three or more dwelling units, but are distinguished from “triplexes” in this Appendix to better
describe regulatory nuances. In this subsection, only duplexes, triplexes, and multi-family
dwellings are discussed.

Duplexes are allowed by-right in the R-2, R-S, R-3, and R-4 base zoning districts. Triplexes are
allowed by-right in the R-3 and R-4 districts base zoning districts. Multi-family dwellings are
allowed by-right in the R-S, R-3, and R-4 zoning districts. All multi-family use types are allowed
by-right in Castro Valley’'s RSL, RMF, and RMX zoning districts. Residential developments
containing more than four dwelling units in the R-3 zoning district are explicitly prohibited in
Section 17.14.020 (Permitted Uses) and Section 17.14.040 (Density Limitations), except in Castro
Valley, where residential density is limited to one dwelling unit per 2,000 square feet of lot area.

In the R-4 zoning district, all uses permitted in the R-3 district are permitted by reference, plus the
following additional provisions:

o In Section 17.16.020 (Permitted Uses), site development review is required for every
dwelling in a multi-family dwelling or dwelling group on a building site with an area that
equals or exceeds “five times the area for one dwelling unit.”

e In Section 17.16.040 (Density Limitations), the maximum number of dwelling units
permitted on any lot in the R-4 district is calculated by dividing the area of the building site
by 1,250.

Specific Plan Areas

All multi-family use types are allowed by-right in ACBDSP’s DMU, BC, CMU-C, CMU-R, CN-C,
CN, and R zoning districts.

In the CVBDSP area, multi-family residential developments are permitted by-right in Subareas 2
and 4 through 10, with additional provisions (in specific subareas) that limit these and other uses
in Land Use Group D to upper stories or towards the rear of parcels as part of a mixed-use
development. Duplex and triplexes are not allowed. In Subarea 11, all multi-family use types are
allowed by-right.

In the SLVCSP, multi-family residential development is only allowed when part of a mixed-use
project.

Accessory Dwelling Units (ADUs)

In Government Code Section 65852.150, the California Legislature found and declared that,
among other things, allowing accessory dwelling units (ADUs) in zones that allow single-family
and multi-family uses provides additional rental housing, and are an essential component in
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addressing California’s housing needs. In recent years, ADU law has been revised to improve its
effectiveness at creating more housing units by streamlining approval processes and expanding
capacity to accommodate the development of ADUs and junior accessory dwelling units (JADUSs).

In Alameda County, ADUs are only explicitly permitted in the A zoning district on parcels 25 acres
in size or larger that are zoned for not more than one dwelling and no more than one dwelling unit
on the parcel. ADUs in the A district are also subject to a number of additional requirements, such
as needing to be within the same building envelope as the primary unit and being subject to site
development review.

The Ordinance also establishes an SU combining district (see Tables C-2 and C-5) in Article IV
(Combing SU Districts). The intent of this combining district is to limit the construction of ADUs to
residential districts characterized by lot sizes, parking areas, etc. which can best accommodate
them. The Ordinance makes no mention of junior accessory dwelling units (JADUS).

These regulations are not compliant with State laws regulating the permitting, construction, and
development review of ADUs and should be comprehensively updated to permit both attached
and detached ADUs/JADUs in all zoning district permitting residential uses without discretionary
review. The County has already acknowledged that its existing ADU regulations are out of
compliance with State law and has prepared interim ADU guidelines based on community input
received since its last update to ADU regulations in mid-2017. The latest version of these interim
guidelines was released in June 2022 and is available on the County’s website.

Program 1.J - ADU Ordinance compliance directs the County to adopt its interim guidelines as
amendments to the Zoning Ordinance and commit to regulating ADUs/JADUs in a manner
compliant with State law. Additionally, all Specific Plans should be revised to ensure compliance
with State ADU law, referring back to the Zoning Ordinance where appropriate.

Mobile and Manufactured Homes

Government Code Section 65852.3 requires cities to allow and permit manufactured and mobile
homes on a permanent foundation in the same manner and in the same zone as a conventional
stick-built structure, subject to the same development standards that a conventional single-family
home on the same lot would be subject to. As manufactured homes that meet certain
requirements must be permitted in mobile home parks and are frequently regulated by
jurisdictions together, they are discussed here jointly.

Mobile homes in Alameda County are only explicitly permitted in the A zoning district. However,
the County’s definition of “dwelling unit” includes single-family mobile homes constructed after
July 15, 1976, issued an insignia of approval by the U.S. Department of Housing and Urban
Development, and permanently located on a foundation system. Given this definition, mobile
homes are technically permitted by-right in all base zoning districts except the MU district, where
they require a CUP. They are also permitted by-right in all Specific Plan zoning districts which
allow single-family homes by-right.
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Mobile home parks, meanwhile, are allowed with a CUP in all base zoning districts except the A
district, where they are not allowed. Development standards for mobilehome parks are provided
in Sections 17.52.1000 — 17.52.1065.

Manufactured homes are defined by the Zoning Ordinance as factory-assembled structures in
one or more sections that are built on a permanent chassis and designed to be used as a dwelling
unit with or without a permanent foundation. They are also mentioned as part of the definitions of
“agricultural caretaker dwelling” and “secondary (or accessory) dwelling unit.” This definition is
nearly identical to that provided for mobilehomes. Given the regulatory approach to mobilehomes
described above, manufactured homes on permanent foundations can be understood to be
permitted as “dwellings” in the same fashion.

Farmworker/Employee Housing

State law provisions related to farmworker housing (also called employee housing) derive from
Health and Safety Code Section 17021.5 and Section 17021.6. Section 17021.5 generally
requires employee housing for six or fewer persons to be treated as a single-family structure and
residential use. Section 17021.6 generally requires that employee housing consisting of no more
than 36 beds in group quarters designed for use by a single family or household to be treated as
an agricultural use. No conditional use permits, zoning variances, or other zoning clearance are
to be required.

The County defines “agricultural employee housing” as:

“any living quarters or accommodations of any type, including mobilehomes, which comply
with the building standards in the State Building Standards Code or an adopted local
ordinance with equivalent minimum standards for building(s) used for human habitation,
and buildings accessory thereto, where accommodations are provided by any person for
individuals employed in farming or other agricultural activities, including such individuals'
families. The agricultural employee housing is not required to be located on the same
property where the agricultural employee is employed.” (Section 17.04.010)

Agricultural employee housing of not more than 36 beds (in group quarters) or 12 units/spaces
(designed as single-family dwellings) is allowed in the A zoning district, subject to Site
Development Review as described in Section 17.06.090 (Site Development Review — When
Required) and Section 17.60.100 (Agricultural Districts — Agricultural Employee Housing). Since
Site Development Review functions as a discretionary permit, the County is implementing
Program 4.D - Farmworker/Employee Housing to remove the Site Development Review
requirement so that agricultural employee housing is allowed by-right, consistent with State law.
Agricultural employee housing for 37 or more beds (in group quarters) or 13 units/spaces
(designed as single-family dwellings) is allowed in the A zoning district subject to a CUP.

As shown in the Needs Assessment (Appendix A, Table A-29), as of 2017 an estimated 305
permanent farm workers and 288 seasonal farmworkers were employed in all of Alameda County.
Although publicly available data do not provide an estimate of the specific number of farmworkers
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employed in unincorporated Alameda County, less than one percent of residents work in the
Agriculture and Forest Industry according to 2019 ACS data (Appendix A, Figure A-11).

Supportive and Transitional Housing

In addition to emergency shelters, transitional and supportive housing are used to further facilitate
the movement of homeless individuals and families to permanent housing. They can serve those
who are transitioning from rehabilitation or other types of temporary living situations (e.g.,
domestic violence shelters, group homes, etc.).

Transitional housing is defined in Government Code Section 65582 as buildings configured as
rental housing developments, but operated under program requirements that call for the
termination of assistance and recirculation of the assisted unit to another eligible program
recipient at some predetermined point in the future, which shall be no less than six months. Health
and Safety Code Section 50675.14 defines supportive housing as housing with no limit on length
of stay, that is occupied by a target population, and that is linked to an on-site or off-site service
that assists residents in retaining the housing, improving their health, and maximizing their ability
to live and (where possible) work in the community.

Transitional and supportive housing must be allowed in all zones that allow residential uses and
subject to the same development standards that apply to other residential uses of a similar type
within these zones. Furthermore, AB 2162 (Government Code Section 65650-65656) requires
supportive housing to be allowed by-right in zones where multi-family and mixed-uses are
permitted, including nonresidential zones that allow multi-family uses, if the proposed
development meets certain criteria (e.g., deed restricted for 55 years to lower income households,
serving “target population” of homeless individuals, minimum area dedicated for supportive
services, etc.).

Alameda County permits both transitional and supportive housing by-right for up to six persons
per unit in the R-2, R-S, R-3, and R-4, RMX, RSL, and RMF zoning districts. The County requires
a CUP for both transitional and supportive housing for seven or more persons in the R-1, R-2, R-
S, R-3, R4, RMX, RSL, and RMF zoning districts. Program 4.C - Transitional and Supportive
Housing is proposed to permit transitional and support housing for up to six persons by-right in
the A, R-1, and SD zoning districts to be compliant with State law. Additionally, all Specific Plans
should be revised to ensure compliance with State law, referring back to the Zoning Ordinance
where appropriate.

Emergency Shelters/Low Barrier Navigation Centers

California Health and Safety Code Section 50801 defines an emergency shelter as housing with
minimal supportive services for homeless persons that is limited to occupancy of six months or
less. Additionally, Government Code Section 65583(a)(4) requires cities to identify a zone or
zones where emergency shelters are allowed as a permitted use without a conditional use or
other discretionary permit. The identified zone or zones must also include sufficient capacity to
accommodate the need for emergency shelters in the community.
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The County allows emergency shelters by-right in the R-4 zoning district and with a CUP in the
ACBDSP area in the DMU, DC, BC, CMU-C, CN-C, and CN zoning districts. Emergency shelters
are subject to the additional regulations and development standards of Section 17.52.1165
(Emergency Shelter — Regulations). Objective development and performance standards are as
follows:

No emergency shelter shall have more than 60 beds;

Each resident shall be provided a minimum of 50 gross square feet of personal living
space, not including space for common areas;

No individual or family shall reside in an emergency shelter for more than 180 consecutive
days;

The operation of buses or vans to transport residents to or from off-site activities shall not
generate vehicular traffic substantially greater than that normally generated by residential
activities in the surrounding area, to the satisfaction of the planning director;
Arrangements for delivery of goods shall be made within the hours that are compatible
with and will not adversely affect the livability of the surrounding properties;

The facility's program shall not generate noise at levels that will adversely affect the
livability of the surrounding properties, and shall at all times maintain compliance with the
county noise ordinance;

On-site management shall be provided 24 hours a day, seven days per week. All facilities
must provide a management plan to the satisfaction of the planning director that shall
contain policies, maintenance plans, intake procedures, tenant rules, and security
procedures;

No emergency shelter shall be closer than 300 feet to any other emergency shelter unless
findings can be made that an additional facility would not have a negative impact upon
residential activities in the surrounding area;

On-site parking shall be provided at the rate of three spaces plus 1 for each 10 individual
beds (see Zoning Ordinance Section 17.52.910);

The facilities shall provide exterior lighting in the parking lot, on building exteriors, and
pedestrian accesses. All exterior lighting shall be down-cast and shall not illuminate above
the horizontal. No light source shall be exposed above the horizontal, nor visible from
neighboring residential use properties;

Required yards shall conform with R-4 zoning district requirements (see Table C-3); and
A waiting and client intake area of at least 100 square feet shall be provided inside the
main building.

Emergency shelters are otherwise subject to the same development standards as residential and
commercial uses in the R-4 zoning district and the objective standards comply with those allowed
by Government Code Section 65583(a)(4). The number of required parking spaces for an
emergency shelter is lower compared to that required for multi-family uses elsewhere in the
County, and though parking spaces are not specifically set aside to accommodate staff, there is
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no evidence that this constitutes a constraint to the management or development of emergency
shelters.

According to the 2022 Point-in-Time (PIT) Count, there were an estimated 510 persons
experiencing homeless in unincorporated Alameda County, 91 (17.8 percent) sheltered and 419
(82.2 percent) unsheltered. Considering the 60-bed limit, approximately seven emergency
shelters would be needed to accommodate 419 unsheltered individuals. Conservatively assuming
600 gross square feet per bed (including space for offices, infrastructure, etc.), each emergency
shelter would require approximately 36,000 square feet of floor area, or 252,000 square feet to
satisfy the County’s unmet emergency shelter need. The R-4 zoning district is assigned to 11
parcels in the Castro Valley, Ashland-Cherryland, and San Lorenzo areas, many with existing
multi-family developments and totaling approximately 173,827 square feet.! Program 4.A —
Emergency Shelters directs the County to identify parcels that have capacity to be (re)developed
into emergency shelters and rezone them accordingly to the R-4 zoning district.

Additionally, the Zoning Ordinance does not address low barrier navigation centers (LBNCs),
defined as Housing First, low-barrier, service enriched shelters focused on moving people into
permanent housing that provide temporary living facilities while case managers connect
individuals experiencing homelessness to income, public benefits, health services, shelter, and
housing (Government Code Section 65660). State law requires LBNCs to be permitted by-right in
areas zoned for mixed-use and nonresidential zones permitting multi-family uses provided they
satisfy the provisions establish by AB 101 (see Government Code Section 65662). This would
allow LBNCs in the following zoning districts:

o Base residential zoning districts: MU

o ACBDSP zoning districts: DMU, BC, CMU-C, CMU-R, and CN-C, CN, and R
o CVBDSP zoning districts: subareas 2 and 4-11

e SLVCSP zoning districts: entire plan area

Under Program 4.B — Low Barrier Navigation Centers, the County will amend the Zoning
Ordinance to allow LBNCs in the appropriate zoning districts consistent with AB 101.

Single-Room Occupancy Units

A single-room occupancy (SRO) unit is considered a small, affordable housing unit that can serve
as an entry point into more stable or long-term housing for people who have previously
experienced homelessness. They can also help jurisdictions meet their projected housing need
for acutely and extremely low-income households.

Section 17.04.010 (Definitions) of the Alameda County Zoning Code defines an “SRO unit” as a
room that is used, intended or designed to be used by no more than two persons as a primary

' Alameda County Open Data, Zoning (updated November 1, 2022)
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residence, but which lacks either or both a self-contained kitchen or bathroom. Meanwhile, an
“SRO facility” is defined as a building containing six or more SRO units or guestrooms, designed
for occupancy of no more than two persons, and which is intended, designed, or is used as a
primary residence by guests.

All SRO facilities are subject to the regulations and development standards detailed in Section
17.54.134 (Conditional Uses — Single Room Occupancy (SRO) Facilities). SRO facilities are
allowed by-right in the ACBDSP area in the DMU, BC, CMU-C, and CMU-R zoning districts. They
are allowed with a CUP in the R-4 and RMX base zoning districts.

Residential/Community Care Facilities

Health and Safety Code Section 1502 defines community care facilities as “any facility, place, or
building that is maintained and operated to provide nonmedical residential care, day treatment,
adult daycare, or foster family agency services for children, adults, or children and adults,
including, but not limited to, the physically handicapped, mentally impaired, incompetent persons,
and abused or neglected children.” This definition includes a wide variety of facilities, including
foster family homes, small family homes, and group homes.

Health and Safety Code Section 1569.2 defines residential care facilities for the elderly as “a
housing arrangement chosen voluntarily by persons 60 years of age or over, or their authorized
representative, where varying levels and intensities of care and supervision, protective
supervision, personal care, or health-related services are provided, based upon their varying
needs, as determined in order to be admitted and to remain in the facility. Persons under 60 years
of age with compatible needs may be allowed to be admitted or retained in a residential care
facility for the elderly.”

State law requires local governments to treat both facility types with six or fewer residents as a
residential use and subject to the same development standards as a single-family dwelling.
Furthermore, no conditional use permit, zoning variance, or other zoning clearance shall be
required of a community/residential facility that serves six or fewer persons that is not required of
a family dwelling of the same type in the same zone. The residents and operators of a residential
care facility shall be considered a family for the purposes of any law or zoning ordinance that
relates to the residential use of property. However, “six or fewer persons” does not include the
operator, operator’s family, or persons employed as staff.

Facilities serving six persons or less are permitted by-right in the R-2, R-S, R-3, and R-4 zoning
districts. They are also permitted by-right in the RMX and RSL districts of Castro Valley. Facilities
serving seven or more persons are allowed with a CUP in the R-1, R-2, R-S, MU, R-3, R-4, RSL
(Castro Valley) and RMX (Castro Valley) zoning districts. Program 3.C - Allow Residential Care
Facilities and Community Care Facilities Consistent with State Law directs the County to also
permit residential/community care facilities in the A, R-1, and SD zoning districts to be compliant
with State law. Additionally, all Specific Plans should be revised to ensure compliance with State
law, referring back to the Zoning Ordinance where appropriate.
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Housing for Persons with Disabilities

Persons with disabilities normally have certain housing needs that include accessibility of dwelling
units, access to transportation, employment, and commercial services; and alternative living
arrangements that include on-site or nearby supportive services. The Lanterman Developmental
Disabilities Services Act (Sections 5115 and 5116) of the California Welfare and Institutions Code
declares that mentally and physically disabled persons are entitled to live in normal residential
surroundings. This classification includes facilities that are licensed by the State of California to
provide permanent living accommodations and 24 hour primarily non-medical care and
supervision for persons in need of personal services, supervision, protection, or assistance for
sustaining the activities of daily living. It includes hospices, nursing homes, convalescent facilities,
and group homes for minors, persons with disabilities, and people in recovery from alcohol or
drug addictions. The use of property as a licensed residential care facility for the care of six or
fewer persons must be considered a residential use that is permitted in all residential zoning
districts. No local agency can impose stricter zoning or building and safety standards on these
homes than otherwise required for homes in the same district.

In Chapter 17.60 (Reasonable Accommodation), Alameda County details the zoning policy to
accommodate access to housing for persons with disabilities. In Chapter 17.60, "disabled,"
"disability," and other related terms are defined as in the Federal Americans with Disabilities Act
of 1990, the California Fair Employment and Housing Act, or their successor legislation.

Reasonable Accommodation

Both the federal Fair Housing Act and the California Fair Employment and Housing Act direct local
governments to make reasonable accommodations (i.e., modifications or exceptions) in their
zoning laws and other land use regulations when such accommodations may be necessary to
afford disabled persons an equal opportunity to use and enjoy a dwelling. For example, it may be
reasonable to accommodate requests from persons with disabilities to waive a setback
requirement or other standard of the Zoning Ordinance to ensure that homes are accessible for
the mobility impaired. Whether a particular modification is reasonable depends on the
circumstances. Per Chapter 17.60 (Reasonable Accommodation) of the Code of Ordinances, it is
the policy of Alameda County to provide reasonable accommodation for exemptions in the
application of its zoning laws to rules, policies, practices, and procedures for the siting,
development, and use of housing, as well as other related residential services and facilities, to
persons with disabilities seeking fair access to housing. The purpose of this section is to provide
a process for making a request for reasonable accommodation to individual persons with
disabilities, to be applicable to individual residential units.

As outlined in Section 17.60.020 (Application), any person who requires reasonable
accommodation because of a disability in the application of a zoning law which may be acting as
a barrier to fair housing opportunities, or any person acting on behalf of or for the benefit of such
a person, may request such accommodation on a form to be provided by the planning director.
Section 17.60.070 (Grounds for Reasonable Accommodation) explains that in making a
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determination regarding the reasonableness of a requested accommodation, the following factors
shall be considered:
A. Special need created by a disability;
B. Potential benefit to current and/or potential residents and/or visitors that can be
accomplished by the requested modification;
C. Alternative accommodations which may provide an equivalent level of benefit to
residents;
D. Potential impact on surrounding uses;
Whether the requested accommodation would impose an undue hardship on the
immediate surrounding neighbors;
F. Physical attributes of the property and structures, including consistency of design
with the immediate surrounding neighborhood; and
G. Whether the requested accommodation would impose an undue financial or
administrative burden on the county.

m

Incentives for Affordable Housing

Chapter 17.106 (Density Bonus) implements State Density Bonus Law (Government Code
Section 65915 et seq.) and establishes requirements developers must meet when applying for a
density bonus. Table C-12 summarizes the County’s affordability categories and how density
bonus units are calculated.

Table C-12: Calculation of Density Bonus by Income Group

Additional Bonus
Density Bonus per 1% Increase in

% Units Req. for Max.

H 0, . -
Income Group Min. % Qualifying

Units Qualifying Units HEiie
Very Low-Income 5% 20% 2.5% 11%
Low-Income 10% 20% 1.5% 20%
Moderate Income o o o o
(Condo or PD only) 10% 5% 1% 40%
ﬁenlo_r Citizen 100% 20% _ _
ousing

Source: Alameda County Zoning Ordinance, Section 17.106.050 (Density Bonus Calculations)

In 2020, the adoption of AB 2345 increased the allowed density bonus from 35 percent to 50
percent for qualifying development projects and altered a variety of minor density bonus
requirements. Program 2.A — Density Bonus directs the County to amend the Zoning Ordinance
to update its density bonus provisions to be in compliance with State law.

Urban Growth Boundary

The East County Area Plan (ECAP) established an Urban Growth Boundary for Alameda County.
Following a countywide vote, Measure D or the “Save Agriculture and Open Space Lands”
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Initiative took effect on December 22, 2000. By May of 2002, the County completed and adopted
its corresponding amendments to the applicable Alameda County General Plan, in this case the
ECAP. The ECAP defines the Urban Growth Boundary as follows:

This defines areas generally suitable for urban development and areas generally
suitable for long-term protection of open space, natural resources, agriculture and other
productive resources, recreation, buffers between communities, and public health and
safety. The Urban Growth Boundary is intended to be permanent and to define the line
beyond which urban development shall not be allowed.

Measure D, Section 7 (County Housing Obligations), specifically addresses housing obligations
from State law by clarifying that “nothing in this ordinance shall be applied to preclude County
compliance with housing obligations under State law. To the maximum extent feasible, the County
shall meet State housing obligations for the East County Area within the County Urban Growth
Boundary. In providing required housing, the County shall protect environmental values, enhance
the quality of life of affected persons, and comply with policies and programs of this ordinance to
the maximum extent feasible.”

Consequently, Policy 26 of the ECAP reads, “If State-imposed housing obligations make it
necessary to go beyond the Urban Growth Boundary, the voters of the County may approve an
extension of the Boundary. The Board of Supervisors may approve housing beyond an Urban
Growth Boundary only if:

1. It is indisputable that there is no land within the Urban Growth Boundary to meet
a State housing requirement either through new development, more intensive
development, or redevelopment;

2. No more land is used outside the Urban Growth Boundary than is required by the
affordable housing necessary to meet a State obligation;

3. The area is adjacent to the Urban Growth Boundary, or to an existing urban or
intensive residential area;

4. The percentage goals for low- and very low-income housing in Policy 36 will be
met in any housing approved;

5. There will be adequate public facilities and services for the housing; and

6. The development shall not be on prime agricultural lands, or lands designated, at

least conditionally, for intensive agriculture, unless no other land is available
under this policy.”
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Other Local Ordinances

The County does not have other ordinances, such as inclusionary housing or replacement policies,
that directly impact the cost and supply of residential development.

C.23 Building and Housing Codes and Enforcement

Alameda County has adopted by reference the 2019 California Building Standards Code (Code
of Regulations, Title 24) as the Building Code of Alameda County. All codes that constitute the
2019 Buildings Standards Code are referenced in Title 15 (Buildings and Construction) of the
Municipal Code. The standards may add material and labor costs but are necessary minimums
for the safety of those occupying the structures.

In many cases, amendments to the State Code have been incorporated to reflect issues of local
concern in Chapter 15.08 (Building Code). For example, the County amended the 2019 California
Residential Code for one- and two-unit family dwellings for standards including foundations, roof
assemblies, and tiny houses. Additionally, the County amended the 2019 California Green
Buildings Standards Code (Code of Regulations, Title 24, Part 11) to adopt definitions contributing
towards the County’s Green Building Program in Section 15.08.185 (CBC Ch. 4, Special Detailed
Requirements Based on Use and Occupancy {See CBC}, Section 470, Construction And
Demolition Debris Management) and provides mandatory green building standards for new and
rebuilt construction (also called Tier 1 measures). These standards may increase initial
construction costs, but over time will benefit the health, welfare, and resilience of current and
future residents.
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The County’s Code Enforcement Division is responsible for monitoring Code compliance. Code
enforcement practices occur under the supervision of the Director of Public Works (see Municipal
Code Article VIII) when a complaint is made.

c.24 Permits and Procedures

Permits and Procedures

The intent of Alameda County’s development review process is to ensure a comprehensive,
inclusive process in the least practical amount of time. is the County’s experience that processes
which actively encourage citizen participation and input into new development projects have a
higher likelihood of approval without risk of legal challenge that further delays project
implementation. The time required to process a project varies greatly from one entitlement to
another and is directly related to the size and complexity of the proposal, as well as the number
of actions or approvals needed to complete the process. Tables C-13 and C-14 identify approvals
and/or permits that could be required for planning entitlements, their corresponding approval body,
and the typical or estimated approval timeline. It should be noted that each project would not have
to obtain each permit/approval.

Table C-13: Typical Approval Timelines for Single-Family and Multi-Family Projects

Project Type Typical Approval Timeline

Four or fewer dwelling units over-the-counter = one day to one week; discretionary permit (such
as an SFD in an Agriculture zoning district) = 4 months

Multi-Family (5-25 units) discretionary permit = 4 to 6 months
Multi-Family (26-100 units) discretionary permit = 6 months
Multi-Family (100+ units) discretionary permit = 6 months

Source: County of Alameda

Table C-14: Estimated Approval Timelines

) Approval Authority Estimated Approval
Permit/Approval Type
PP yp Timelines '
Zoning Approval Planning Director over-the-counter = one
day to one week

Site Development Board of Zoning Adjustments, Fairview Municipal Advisory | discretionary permit = 4 to

Review Council, or Castro Valley Municipal Advisory Council 6 months

Re5|d_ent|al Cluster Planning Commission N/A (we never get those)

Permit

Conditional Use Permit Planning Commission discretionary permit = 4 to
6 months

Building Plan Check

ADU and Single- XX over-the-counter = one
Family/Duplex day to week
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Table C-14: Estimated Approval Timelines

) Approval Authority Estimated Approval
P t/A IT
IR Tl Timelines '
Multi-family and Mixed- XX over-the-counter = one
Use day to one week
Notes

All permit/approvals are assumed to be subject to a Mitigated Negative Declaration/Negative Declaration or lower-level
environmental review.

1 Typical approval timeline is from date of application submittal. Applicant work periods to provide a complete application or other
applicant delays that are not within the County’s control are reflected in these timelines.

Source: County of Alameda

Additionally, the time lapse between project approval and building permit issuance varies. This
variation depends on many factors, including the project’'s complexity, which can affect the time
to prepare a full set of construction plans

Development Review Process

The County is currently consulting with an outside management team tasked with assessing and
making recommendations on the County’s development review process. The consultant team
will be presenting their findings and recommendations in the summer of 2023, and this document
will be updated if possible, to reflect the consultant input. There has been concern about
efficiencies, timeliness, accuracy and coordination between the various County agencies, all who
have a role in reviewing and approving a project.

The Planning Department is also implementing an online permit application portal where
applicants can submit material completely online, which is currently in its second phase (building
permits was the first phase). The focus for the Planning Department is on the user experience
so that applicants can not only learn about the process as they submit an application, but they
have the ability to track it once in process. The online permit portal requires coordination between
the software consultant developing the application, as well as numerous County agencies that
will have a role in reviewing a project, with a specific task of approving some aspect of the project
(i.e. Fire Dept, Septic Systems, Grading etc.). County leadership is very supportive of this effort
to create a centralized portal for all permits needed for development, and it is expected that its
functionality will continue to approve during the planning period.

Planning Commission Permit Streamlining Subcommittee

In the 2022 the Planning Commission created a Permit Streamlining subcommittee tasked with
looking at various regulations that are considered hinderances to development projects. A
subcommittee of three Planning Commissioners developed the following list of items they believe,
if implemented, would streamline development projects. Below is a summary of the items, subject
to review at the community level.

(1) Site Development Review (SDR)
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Recommendation: Only require an SDR when a project does not comply with the General Plan,
Specific Plan, Design Guidelines

Expedited approval of projects that comply with standards.

Greater reliance on approved Plans, Standards, Guidelines and Ordinances.
More efficient use of staff time.

Shows Alameda County is taking proactive steps to address the housing crisis.

(2) Lot Size Consistency

Resolve the “lot size consistency” during the pre-application meeting. This is too

important an issue to be left to the formal review phase. Provide guidelines and examples to
applicant on how to prepare a lot size consistency analysis for the County’s review and approval
during the pre-application meeting phase.

Recommendation: Eliminate Lot Size Consistency and defer to zoning for minimum lot sizes.
(3) Private Streets

Develop a clearer policy on Public vs. Private roads. Need clear guidelines on how to resolve this

issue - a “performance” based approach is suggested.

Recommendation: Require Public Streets when a project has greater than a certain number of
parcels. Private roads may be allowed by the Public Works Agency when a public street
requirement would have a detrimental effect on the development yield.

These changes proposed by the Planning Commission Permit Streamlining Subcommittee can
be implemented programmatically within the Housing Element document. It's expected these
recommendations would be discussed at the community level at the various advisory bodies, to
determine final language and approaches to implementation. See Program 3.B - Planning
Commission Streamlining Subcommittee.

Zoning Approval

As described in Section 17.54.010 (Zoning Approval), "zoning approval" or "approved as to
zoning" refers to and means an official notation by the planning director or his authorized
representative upon a building permit, occupancy permit, or license, or upon a written request
certifying that the use, building, or structure specified thereon is in conformance with the
regulations and provisions of this title. Zoning approval shall be obtained for every new use of
land, new building or structure that exercises a variance, conditional use, cluster permit,
residential planned development district, quarry, or site development review. The zoning approval
shall include reference to any limitations in conditions to which the approval is subject. Any
application for a permit or license may be referred to the planning department for a report as to
conformity with the regulations and provisions of this title.

C-40 | Alameda County Appendix C: Housing Constraints


https://library.municode.com/ca/alameda_county/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.54PR_17.54.010ZOAP

Section 17.54.020 (Zoning Approval—Lapse) explains that zoning approval shall lapse and
become void whenever the permit or license upon which it is given either lapses or is revoked
(per section 17.54.030). A zoning approval authorized for a variance or from a conditional use
shall lapse and become void if not exercised within one year, unless otherwise specified in the
authorizing action.

Site Development Review

Sections 17.54.210 — 17.54.290 (Site Development Review; Site development review—Plan
modifications) of the Municipal Code details the purpose, procedures, and applications of the Site
Development Review. Most relevant for residential uses is Section 17.45.225 (Site development
review for garage conversions—Applications), which details the components needed for a site
development review for a garage conversion. However, site development review shall not be
required for garage conversions when the purpose of the conversion is to create a new secondary
unit within the space of an existing attached or detached garage, compliant with Section
17.30.110 (SU combining district—Permitted uses), concerning secondary units. The county
board of zoning adjustments shall hold a public hearing and render a decision on the application.

The Fairview Specific Plan and the Castro Valley Business District Specific Plan address site
development review. In the Fairview Specific Plan area, floor area ratio (FAR) limits are used to
establish thresholds for discretionary action. Site Development Review and a noticed public
hearing by the Fairview Municipal Advisory Council would be required for improvements on
parcels zoned R-1, R-1-L, and R-1-B-E that exceed the following maximum FAR:

e Smaller than 5,000 sf: 0.55 FAR

e 5,000 —9,999 sf: 0.15, plus 2,000 sf

e 10,000 sf or larger: 0.10, plus 2,500 sf
e [see Fairview Specific Plan, p.3-23]

In Castro Valley all new construction, expansion, or remodeling which involves changes to the
facade of an existing building and which requires a building permit is subject to Site Development
Review as provided under Section 8-95.0 et seq. of the Zoning Ordinance. However, Site
Development Review shall not be required for residential construction which would not be subject
to Site Development Review under the Zoning Ordinance. Site Development Review applications
shall be reviewed by the Castro Valley Municipal Advisory Council, which shall hold a public
hearing on the application and make a recommendation on the application to the Planning
Director.

Residential Cluster Permit

Section 17.54.300 (Single-family residence—Cluster permit) and subsequent sections address
cluster permits. A cluster development of single-family residences is permitted only in R-1 (single-
family residence) districts, and R-1 combining districts upon issuance of a cluster permit. A single-
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family residence cluster development is intended to encourage the arrangement of single-family
residences on suitable lands in such manner that will:

e Be in accord with the general plan of the county;

o Provide efficient use of the land that includes preservation of significant amounts of open
areas and natural and topographic landscape features;

e Provide an environment that will encourage the use of common open areas for community
activities and other amenities;

o Provide variety in the siting of residences and the design of access and circulation
facilities;

o Be compatible with and enhance the development of the general area.

Per Section 17.54.420, all building permits issued within the boundaries of an approved cluster
development shall conform to the provisions of the approved cluster permit until such time as said
cluster permit expires or the property owner has filed with the planning commission notification in
writing of his intent to abandon this permit which notification shall render said permit null and void.

It's worth noting the clustering provision of the zoning code rarely is utilized by developers, for
reasons not apparent to County staff.

SB 35 Processing

Senate Bill 35 (SB 35) (Government Code Section 65913.4) became effective January 1, 2018.
The intent of SB 35 is to expedite and facilitate construction of affordable housing. SB 35 requires
cities and counties that have not made sufficien