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Agenda

* 6:05 p.m. Introductions
*6:10 p.m. Project Overview and Background
* 6:30 p.m. Open Discussion

* 7:45 p.m. Wrap up
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Presenter
Presentation Notes
The intent of this presentation is to inform residents, property owners, and other interested parties about the potential changes to the General Plan and the Zoning ordinance. We are here to answer questions and receive public comments. 
 
We are early in the process. The intent for this evening is to provide a high-level overview of the potential changes and to hear initial feedback. We will have additional community outreach later when the draft policy changes are more developed.



Affordable housing is . ..

Housing that a household can pay for, while still having
money left over for other necessities like food,
transportation, and health care. That means that what’s
considered “affordable” depends on a household’s income

Income Category m Average Rent m Average Rent

1-Bedroom 2 - Bedroom

Extremely Low-

Income (30% AMI) »37,900 S 742650 295
Ver‘stg;: ;'\L‘E.‘ime $63,200 51416  $71,100 21,592

L?;\(r);) n;iﬂn:)e $89 750 $2,266 $100,950 $2,548
'V'Of(ifc;gz/fl f&;f)me $113,300 $2,832 $127,450 $3,185
Moderate-Income $135 900 $3,399 $152,900 $3,822

(120% AMI)
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Presenter
Presentation Notes
AMI or “Area Median Income” is a term that comes from the Federal Department of Housing and Urban Development and is used to determine eligibility of applicants for affordable housing. 



SAN%E What is displacement?

CAPITAL OF SILICON VALLEY

Who does it impact the most?
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Presenter
Presentation Notes
87% of today's displacement areas align with formerly redlined neighborhoods. 

77% percent of Black residents in the Bay Area reported a time when they did not have $400 in savings, compared to just 18% of White residents. Black and Latinxs residents are overrepresented in San José’s homeless counts, Latinx residents experience higher levels of overcrowding and housing quality problems, and Black, Latinxs, and Vietnamese residents experience higher housing cost burden. Its important to note that displacement also impacts our South East Asian communities, but the lack of disaggregated racial data for Asians can hide this experience. 

Understanding this context helps us understand why addressing displacement supports the City’s obligation to affirmatively further fair housing and to reduce further harm to San José’s low-income residents, particularly the Black and Latinx community. 

Images: SJSU Civil rights rally 1964, John Lewis Vigil in DTSJ, Just cause eviction rally 2017



Definitions

Displacement is when a household must move out of
their home for reasons outside of their control.

Gentrification is when a historically disinvested
neighborhood changes through real estate investment
& new higher-income residents move in. Gentrification
is often associated with displacement.
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Presenter
Presentation Notes
DISPLACEMENT is when a household must move from their home for reasons outside their control. For example, displacement can be physical such as when a building deteriorates, or economic for example, as the cost of living rises. Residents may also become displaced because of natural disasters (COVID-19), domestic violence, or other reasons. Multiple types of displacement can also overlap.
 
GENTRIFICATION in when a historically disinvested neighborhood experiences new investment and higher income residents move in. Gentrification is often associated with displacement. Our goal is to make sure that development and investment is done in a way that avoids displacement of residents from their homes and from San Jose. Our focus population is lower income renters, because research shows that the bulk of displaced residents are lower income, and the negative consequences of displacement are most severe for lower income renters



Displacement has negative impacts
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Presenter
Presentation Notes
Research shows that Displacement causes harm to many areas of a person's life. Children in displaced households have more absences, a lower likelihood of finishing school, and a greater risk of educational delays or behavior problems; Displacement can hurt family finances because moving is expensive. Research shows that people who have been evicted are also more likely to experience job loss or increased commute time and transportation costs. We were told of residents moving to Sacramento, Lathrop, Modesto, and even Newman and continuing to commute to work, go their church, and attend other community events in San Jose. 
 
Mothers who experienced an eviction were more likely to report depression and some studies have found that housing loss can increase suicide risk. Housing loss can also be especially precarious for seniors on fixed incomes, and their health can be compromised due to highly stressful moves. 
Following displacement, studies show that lower-income people are more likely to move into Neighborhoods with Fewer Opportunities with higher rates of poverty and crime, and lower access to good paying jobs or health care. Who gets to live in the Bay Area is fundamentally changing, resulting in new patterns of poverty and segregation. In our region, this phenomenon being called the re-segregation of the Bay area. 



3 P’s: Production, Preservation, Protection

1.Production of new affordable homes

2.Preservation of existing affordable
homes, and

3.Protection of residents in rapidly-
changing neighborhoods.

OOOOOOOOOOOOOOOOOOOOOO


Presenter
Presentation Notes
Displacement is a complicated phenomenon, caused by many different factors. Our research indicates that a COMBINATION of several types of strategies has the best chance of helping to mitigate significant displacement, rather than one big strategy. We absolutely need to focus on PRODUCTION of affordable housing (and market-rate) 
1. But because PRODUCTION of new affordable housing takes TIME and is always in SHORT SUPPLY, production alone is not enough -  
2. We also need TO PRESERVE residents' opportunities to STAY IN PLACE in the near-term – 
3. And because we know how dire it is out there for thousands of residents - we know low-income residents are on the edge of being displaced every day, - and the housing market is not perfect so low-income residents do NOT have a lot of options - we need to CONTINUE to find more ways to PROTECT and stabilize residents in their homes and neighborhoods.



Strategies in Progress

Production of new affordable housing:
* Adopted an Inclusionary Housing Ordinance

» Established a production goal of 10,000 new affordable
homes goal in five years

* Passed Measure E, a new funding source for the
development and preservation of affordable housing
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Strategies in Progress

Preservation of existing affordable housing:

* Adopted affordable housing underwriting standards for
long-term ground leases with land owned by the City or
County

* Funded limited proactive Enhanced Code Enforcement in
Project Hope neighborhoods
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Strategies in Progress

Protection of residents in rapidly-changing neighborhoods:
* Updated the Apartment Rent Ordinance

 Established the Tenant Protection Ordinance

* Established the Ellis Act Ordinance

* Established the Housing Equality Payment Ordinance

BUILDING GREAT PLACES INVESTING IN PEOPLE PROVIDING HOUSING FOR ALL 10






Project Objective

e Amend the General Plan and Zoning Ordinance to allow the development
of 100% deed restricted Affordable Housing on land that is designated as
Public/Quasi-Public, if the site is occupied by Assembly Use and meets
other specific criteria.

e Add or update definitions related to Assembly uses

e Other minor edits for conformance and clarity

e Link to General Plan Map

Images are for illustrative purposes only
www.sanjoseca.gov/planning

For technical issues email: Counter.Public@sanjoseca.gov


Presenter
Presentation Notes
In August 2020, the City council approved a Citywide Residential Anti-Displacement Strategy that included 10 key recommendations, including the proposed ordinance change outlined in this presentation to allow affordable housing development on land designated as Public/Quasi-Public. The Citywide Residential Anti-Displacement Strategy seeks to develop policies and programs to prevent, mitigate, and decrease residential displacement for low-income residents in San Jose. 
 
The Citywide Residential Anti-Displacement Strategy is based on extensive community engagement and research of anti-displacement practices across the nation; an analysis of gaps in San Jose’s current anti-displacement policies and programs; an assessment of past discriminatory practices and policies which contribute to displacement; and ongoing housing policy developments at regional and state levels.



https://www.sanjoseca.gov/your-government/departments/planning-building-code-enforcement/planning-division/citywide-planning/envision-san-jos-2040-general-plan/land-use-map

General Plan Zoning Ordinance

* Envision San Jose 2040, current * Original Zoning Ordinance adopted
General Plan adopted in 2011 in 1929, and amended overtime

* Constitution for Development, * Sets development standards such
determines where, when and how as building heights and setbacks

development occurs
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Presenter
Presentation Notes
This policy change would affect sites which have a General Plan Designation of Public/Quasi-Public, even if they are currently zoned for something else. Some background on the difference between the General Plan and Zoning:
The General Plan serves as the constitution for development in our community and it sets the stage for how, when, and where development can occur, and provides general guidance regarding how the zoning ordinance should regulate development. The General Plan includes a land use map and planned growth area map which lays out where most growth will occur throughout the city. 
The Zoning Ordinance, also referred to as Title 20 of the Municipal Code, implements the General Plan by setting the specific standards for development on each property. Every property in San José is assigned a zoning district and that zoning district provides controls on the form and placement of buildings on individual parcels, some examples of those controls are building height, setbacks, and private open space requirements.  



100% Deed Restricted Affordable

* This refers to sites where the deed for the property includes
language which require all residential units to be sold or rented at
specific levels of affordability for a specific period of time. The
affordability levels are set either by the state or the funding

source.
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Assembly Uses

* This is a land use where people can come together for a common
purpose.

* Examples of assembly uses are places of worship, private clubs or
lodges, and theaters.

&
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Presenter
Presentation Notes
There are other uses that could be considered an Assembly use, however, for the purposes of this scope of work we are primarily focused on these uses. One of the reasons assembly use sites are identified as potential sites is because they often have excess land, such as parking lots or lawn areas, which is particularly true for many places of worship. School sites are not included as part of this definition, there is a separate update to allow affordable housing on school sites.



Public/Quasi-Public (PQP)

* This is a land use designation in the Envision San Jose 2040
General Plan. Sites with this designation primarily have a public-
serving use and may be operated as a commercial business or as a
public service or institution.

* This includes schools, libraries, museums, airports, fire stations,
convention centers, governmental offices, and other similar public-
oriented or institutional land uses.

&
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https://www.sanjoseca.gov/your-government/departments/planning-building-code-enforcement/planning-division/citywide-planning/envision-san-jos-2040-general-plan

PQP Land in San Jose

541sites
designated as PQP

General Plan Designated Public/Quasi-Public



Presenter
Presentation Notes
This map is mean to provide a general idea of where the PQP land is located. You can see on the map that our PQP land is spread throughout the city, there are 541 different sites, and many of these sites that you might see in your own neighborhood are likely schools or places of worship.



237

PQP Land in San Jose % 7
;.’ Y 0'::. * . s '.
203 Sites T e A 85 L A 20
with an Assembly use ] (it b Tl Pl nih )
s % L .

- Public/Quasi-Public with Assembly Use
General Plan Designated Public/Quasi-Public

5 N
4 8 | IMiles A



Presenter
Presentation Notes
Of the 541 sites 203 of them currently operate an Assembly use such as a Social club or lodge, a place of worship, or a theater. These sites are what we are interested in with respect to this General Plan and Ordinance update as they would potentially be eligible for affordable housing development. These are sites that may potentially be eligible, it is up to the assembly use operator to determine if they interested in building affordable housing or if they have enough land to build affordable housing. 
 
We are not mandating that these sites build affordable housing, it would be completely voluntary. Also, we are not saying all these sites will develop affordable housing, we are simply saying that these sites would potentially be eligible. For reference, the anti-displacement strategy estimated that this could result in 300-500 affordable housing units. Based on the limited outreach so far, it does appear that places of worship would be the most likely sites to take advantage of this update. 



Citywide Residential Anti-Displacement Strategy #8

* Amend the General Plan and zoning ordinance to allow deed-restricted
affordable housing under the Public Quasi Public (PQP) General Plan land use
designation and zoning district, when such residential uses are developed as a
secondary use in conjunction with the primary use of the property as an
assembly use.
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Presenter
Presentation Notes
This text is taken directly from the Citywide Residential Anti-Displacement Strategy and based on council direction, the assembly use is required to be maintained on site “as a primary use” and that affordable housing may be developed as a “secondary use”. The idea behind this policy is not for assembly uses to sell their land for affordable housing and move somewhere else, this update is meant to allow an assembly use that has extra space to build affordable housing. 



Citywide Residential Anti-Displacement Strategy #8

Issues for staff to develop further if this strategy is pursued include:

1.

2
3.
4

defining minimum restricted affordability criteria to qualify for this rule;
defining terms such as ‘primary use’ and ‘secondary use’ of the property;
defining minimum and maximum densities for PQP;

tailoring this rule for properties with multiple uses (for instance, childcare spaces
as part of religious space or standalone);

ensuring on-site parking requirements are adequate to discourage excessive street
parking and preserve an adequate community supply of parking if housing is
developed on surface parking lots;

CITY OF ﬂ
CAPITAL OF SILICON VALLEY
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Presenter
Presentation Notes
When we say affordability, we are really talking about income levels, so rents in an affordable housing development are based on certain income levels 
This refers back to what I was saying with regards to the assembly use continuing to operate on site. The affordable housing development should be thought of as complementary or secondary to the assembly use. And we will look at ways to define that.
What this means is that we  are looking to set parameters for the scale and density of affordable housing development, as we saw on the map PQP land is spread throughout the city and touches many of our neighborhoods, so we want to provide direction on the best ways to integrate into existing neighborhoods. 
We will be looking at ways to facilitate assembly use sites that operate other uses in conjunction with their primary use in order to preserve valuable neighborhood assets like childcare spaces.
Parking is always a hot topic with any development, and we will be looking at ways to minimize parking impacts as much as possible. 



Citywide Residential Anti-Displacement Strategy #8

Issues for staff to develop further if this strategy is pursued include (continued):

6. defining a minimum period of time for an organization to own its property, to
discourage abuse by developers that could purchase properties and either
‘convey’ in name only to faith organizations, or that could purchase properties and
then file for some religious designation to take advantage of the rule;

7. researching alternatives the City could pursue if the sponsoring owner ceases
operations during the period of affordability; and,

8. whether land use entitlements could legally dictate that the site would need to be
transferred to another nonprofit organization.
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Presenter
Presentation Notes
6.  This is a little more confusing here, but this is really trying to address any potential abuse from developers to take advantage of this update.
7. Again, we will be researching this and looking at other models to provide direction on how to deal with the hopefully, unlikely event that an assembly use ceases to operate.
8. Here we are looking to understand what types of agreements will be made between assembly use sites and affordable housing developers. 



Project Timeline:

Focus Group — Assembly Use Sites August 9, 2021
Focus Group — Affordable Housing Developers August 12, 2021
First Community Meeting August 19, 2021
Follow-up Community Meeting (Tentative) November 2021
Airport Land Use Commission Referral (Tentative) Fall 2021
Planning Commission (Tentative) Fall 2021
City Council (Tentative) Early 2022

Images are for illustrative purposes only
www.sanjoseca.gov/planning
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Contact Information:

Follow up with any questions or comments

Project Manager: Brent Carvalho
Email: brent.carvalho@sanjoseca.gov
Phone: (408) 535 - 6862

Informational Website: Affordable Housing on Sites with Assembly Use

Images are for illustrative purposes only
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mailto:brent.carvalho@sanjoseca.gov
https://www.sanjoseca.gov/your-government/departments-offices/planning-building-code-enforcement/planning-division/ordinances/proposed-ordinance-updates/affordable-housing-on-sites-with-assembly-use-proposed-ordinance
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