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INTRODUCTION

BACKGROUND

Healthy and strong neighborhoods with an adequate supply of quality
and affordable housing are fundamental to the well-being of Riverside
and its residents. Beyond simply fulfilling a basic need for shelter,
adequate and affordable housing provides many more benefits.
Studies show that children in stable housing do better in school and
are less likely to experience disruption in their education due to
moves. Living in decent, affordable housing also provides individuals
and families with a sense of economic security and the ability to focus
on their needs.

An adequate supply of a variety of housing types and prices is also
important to Riverside’s employment base and its economic vitality. A
mix of homes affordable to a range of income levels can attract and
help retain a diverse employment base in the community, support the
local workforce so they can live close to their jobs, and support
economic development objectives. Shorter commutes allow workers
to spend more time with their families while benefitting from
reductions in traffic congestion, air pollution, and expenditures on
roads.

Healthy and strong neighborhoods also depend on supportive
services. Parks, recreation, and open spaces beautify neighborhoods
and improve property values. Complete sidewalks and bicycle routes
encourage walking and exercise, which improve the health of
residents. A complementary mix of community amenities-medical
facilities, commercial uses, and various service agencies-provide
residents with their daily needs. Community centers offer places for
residents to socialize and strengthen a sense of community.

As required by state law, Riverside prepares a housing element as part
of the Riverside General Plan 2025 to provide objectives, policies, and
programs to facilitate the development, improvement, and
preservation of housing. It is intended to create livable neighborhoods
that offer a high quality of life, facilitate a diversity of housing choices
for different lifestyles, increase housing opportunities for very low, low
and moderate income households, and support the provision of
adequate housing and supportive services for those with special
needs.

Taken together, the Housing Element plays a fundamental role in
achieving Riverside’s vision of a greater city. By providing quality
housing  opportunities  for Riverside’s diverse  population,
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strengthening the quality of neighborhoods, and assisting residents
and the workforce of all income levels, Riverside will continue to be
denoted as one of the most livable and sought-after communities in
the nation.

CONTENT OF ELEMENT

State law provides broad parameters for the objectives and policies
that should be contained in the Housing Element. According to state
law, the Housing Element must: 1) identify adequate sites for a range
of housing opportunities; 2) assist in the development of adequate and
affordable housing; 3) address constraints to meeting the City’s
housing needs; 4) conserve and improve the condition of housing; and
5) promote housing opportunities for all residents.

California Housing Element law also prescribes the scope and content
of the housing element. Pursuant to Section 65583 of the Government
Code, the Riverside Housing Element contains five parts.

<> Housing Needs Assessment-demographic, social, and housing
characteristics; current housing needs; and future housing
needs due to population growth and change.

2
¢

Constraints Analysis-analysis of potential constraints that
affect the development, maintenance, and improvement of
housing for all income groups and people with disabilities.

X4 Housing Resources-inventory of available land for housing,
financial resources, and administrative capacity to manage
housing programs that address the City’s housing needs.

2
¢

Program Evaluation-evaluation of accomplishments of current
housing programs, their success in meeting housing needs,
and continued appropriateness for the present planning
period.

<& Housing Plan-objectives, policies, and implementation
programs to address the development, improvement, and
conservation of housing in Riverside.

Riverside’s Housing Element is organized into three complementary
documents-the Housing Technical Report, this present Chapter of the
General Plan, and the Implementation Plan. The Housing Technical
Report is a background report that contains the analysis of the City’s
housing needs, constraints, and resources. The second document, the
Housing Element chapter of the General Plan, contains a summary of
the Technical Report’s major findings and a series of objectives and
policies with respect to the development, maintenance, and
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improvement of housing and neighborhoods in Riverside. The third
and final document, the Housing Implementation Plan, contains
programs that will be implemented to address the City’s housing
needs.

PUBLIC OUTREACH

California law requires that local governments make a diligent effort
to achieve participation from all economic segments of the public in
the development of the housing element. As part of the 2014-2021
Housing Element update, the City of Riverside conducted an extensive
public engagement program to solicit views from a broad range of
community interests. The City held the following forums to solicit input
for the Housing Element.
< Farmers’ Market. The City solicited input from residents at the
Kaiser Permanente Farmers’ Market on July 19, 2013. The City
provided information about the Housing Element and
residents shared their thoughts on housing constraints and
opportunities.

< Neighborhood Conference. The City also had an information
booth at the Neighborhood Conference on October 19, 2013.
The City provided information about the Housing Element and
asked for input on housing challenges and opportunities.

K2
4

Citizen’s Advisory Committee. The City Council appointed a
Citizens  Advisory Committee (CAC) composed of
representatives from the development industry, special needs
groups, City commissions, fair housing representatives, and
other parties. The City formed a CAC to discuss housing needs,
the role of the Housing Element, and potential policy and
programmatic responses to addressing Riverside’s needs.

R?
¢

Planning Commission Workshop - May 18", Morning. City
staff presented the Draft 2014-2021 Housing Element to the
Planning Commission on May 18, 2017. The workshop,
provided the Commission the opportunity to discuss and
receive public comment on the Draft 2014-2021 Housing
Element and the Housing Element Rezoning Program. Affected
property owners were notified of the meeting, which was
open to the public.

R?
¢

Public Workshop - May 18", Evening. On May 18, 2017,
following the Planning Commission Workshop held earlier in
the day, City staff conducted a second workshop held in the
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evening to discuss the Draft 2014-2021 Housing Element and
proposed Rezoning Program with the community. The
community workshop was intended to provide property
owners and the public in general the opportunity to give
feedback, and to ask questions about the Housing Element
update process and the required rezoning effort.

Notification for both May 18" workshops (morning Planning
Commission and evening public workshop) was sent to all
owners of property identified as a candidate site for the
Rezoning Program (approximately 300 owners). Twenty (20)
people who attended the evening workshop provided
comment on the rezoning effort.

The Housing Technical Report provides a summary of the comments
received during the above noted events beginning with initial public
input in 2013 and concluding with the Housing Element workshops
held on May 18, 2017. These comments are incorporated into the
Housing Needs Assessment and the policies and tools that will guide
the implementation of the Housing Element.

Public Outreach for Housing Element Implementation Efforts -
General Plan Land Use Amendments, Rezoning, University Avenue
Specific Plan Amendment, and Zoning Code Amendment

<> Planning Commission Discussion Meetings. Two Planning
Commission “discussion” meetings provided the opportunity
for the Planning Commission to discuss and receive public
input on the 2014-2021 Housing Element implementation
actions (August 10, 2017, and a special evening meeting on
September 14, 2017). The implementation components
included General Plan land use map amendments and
rezoning of sites; an amendment to the University Avenue
Specific Plan; and Zoning Code text amendments to
implement the Housing Element Rezone Program and reduce
barriers to the development of housing.

Public Notification for these meetings was provided to all
owners of candidate rezone sites, and owners of property
within a 300-foot radius of the candidate rezone sites. In total,
over 4,000 property owners within the City were notified of
these meetings.

Planning Commission Public Hearing. On September 21, 2017, the
Planning Commission recommended City Council approval of the
Housing Element implementation effort. The City Council
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subsequently held a public hearing and approved the 2014-2021
Housing Element on October 10, 2017.

MID-CYCLE UPDATE PUBLIC OUTREACH

The Mid-Cycle Update to the 2014-2021 Housing Element was
initiated soon after the City’s adoption of the 5" Cycle 2014-2021
Housing Element on October 10, 2017, and a draft document was
completed following the adoption of the 5" Cycle Housing
Element implementation efforts (i.e., rezoning) on January 9, 2018.
Because of its short timeline following the adoption of the 5™ Cycle
Housing Element, the Mid-Cycle Update is limited to revisions that
reflect progress towards implementing the 5" Cycle Housing
Element. The outreach for the Mid-Cycle is to inform the public
that a draft update has been completed and is available for public
review. This has been provided as follows:

¢ City Website. The Draft Mid-Cycle Housing Element update is
available for public review on the City’s website at:

www.riversideca.gov/planning/

+ City Planning Commission. A one-eighth page notice of
public hearing was published in the Press Enterprise on April
6, 2018 for the Planning Commission’s consideration of the
Mid-Cycle Housing Element update on May 3, 2018.  The
Planning Commission agenda, staff report, and Draft Mid-
Cycle Housing Element will be available for public review on
Friday, April 20, 2018.

< Community Stakeholders. In addition to the press notice
above, the Planning Commission hearing notice is being
provided to community stakeholders that were provided
notice of the 5" Cycle, 2014-2021 Housing Element. This
includes members of the Citizens Advisory Committee for the
5" Cycle update.
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RELATED CITY PLANNING EFFORTS

The 2014-2021 Housing Element is a broad housing policy plan that is
related to other community planning and housing plans. These plans
are briefly described below.

R0
%

K2
¢

2
¢

City Vision (Visioning Riverside: A Report from the
Community - Appendix B of the General Plan 2025). The
General Plan 2025 is founded on specific guiding principles
and a community vision for Riverside. The City’s vision governs
how Riversiders create a livable community by fostering
economic opportunities and preserving parks and open space,
how we live together in neighborhoods, how people get
around the City, how we work, and how we achieve quality
education for all. These principles, coupled with the City’s
statement of inclusiveness, also underpin the Housing Element
update.

General Plan 2025. State law requires that a General Plan be
internally consistent so that objectives, policies, and
implementation measures in the General Plan Elements are
consistent and support one another. The Housing Element
builds on and is consistent with the other elements in the
General Plan. To maintain and emphasize consistency, the
Housing Element references supporting policies in other
chapters of the General Plan. The City will continue to
maintain consistency between General Plan elements by
ensuring that proposed changes in one element will be
reflected in other elements when amendments of the General
Plan are necessary.

Specific Plans and Overlay Zones. Riverside utilizes
implementation tools-specific plans, overlay zones, and other
plans-to guide future development in focused areas. These
include more than a dozen specific plans and a variety of
different overlay zones. The Housing Element is an
overarching document that bridges specific plans with the
objectives and policies in the General Plan. Whereas the
Housing Element provides a framework for housing Citywide,
implementation tools provide guidance for specific areas of
the City.

Housing Implementation Plans

The City implements other plans that relate to the Housing Element.
The Consolidated Plan guides the expenditure of federal funds for
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housing and community development activities, particularly low and
moderate income households and persons with special needs.

Up until January 31, 2011, the Redevelopment Housing
Implementation Plan governed the expenditure of tax increment funds
to support the rehabilitation, construction, and improvement of
housing. The Redevelopment Housing Implementation Plan had a
coherent approach consistent with the Housing Element. The
Riverside Redevelopment Agency was dissolved in 2012, consistent
with the dissolution of redevelopment agencies statewide. The
Housing Authority of the City of Riverside is the Successor Housing
Agency.

COMMUNITY CONTEXT

This section provides a synopsis of key issues in the community that
help define the City’s housing opportunities and challenges. These
include demographic, economic, housing, and special needs
characteristics of residents and the workforce. A more in-depth
discussion of topics is provided in the Housing Technical Report.
These characteristics also provide the setting for the objectives,
policies, and programs that are intended to address the City’s housing
needs.

DEMOGRAPHIC CHARACTERISTICS

Population Growth

The City of Riverside ranks as the 12" most populous city in California
with approximately 311,955 residents as of 2013. In Riverside’s recent
history, population growth has been a steady constant, adding
approximately 40,000 new residents each decade since the 1960s.
Even during times of economic recession, Riverside has continued to
grow. Riverside’s constant population growth has been the result of
the quality of life offered by the community-its strategic location,
industrious and visionary leaders, environmental benefits, world-class
educational institutions, rich culture, history, and affordable housing.

The City of Riverside is anticipated to continue increasing in
population. According to the General Plan 2025 EIR, the City of
Riverside has a projected population of 383,077 at the ultimate
buildout of the City. Of that total, the General Plan 2025 projects a
population of 346,867 within current incorporated boundaries of
Riverside and 36,209 residents within the City’s sphere of influence. In
past decades, migration patterns-in part due to more affordable
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housing-fueled population growth in Riverside. In contrast, Riverside’s
future growth will come from residents living in the City today.

Riverside’s anticipated population growth and demographic changes
will bring many housing challenges and opportunities to the City. What
types of housing are best suited to meeting the new generations of
residents who will soon call Riverside home? How do we
accommodate the housing and service needs of the aging baby boom
generation? Where should the City grow to accommodate housing in
a responsible manner consistent with smart growth principles? How
should housing be designed to support sustainable neighborhoods?
The remainder of this section explains the demographic, economic,
housing, and other factors that set the stage for this policy discussion.

Race and Ethnicity Characteristics

Like much of southern California, Riverside’s population is becoming
more diverse in race and ethnicity. According to the 2011 American
Community Survey (ACS), Hispanics comprise 52 percent of the
population followed by Whites (32 percent), and Asians and Blacks (6
percent each). These patterns are similar to county averages and those
of central cities in the region. In recognition of this diversity, in 2001
the City adopted the “Building a More Inclusive Riverside Community”
statement. This statement affirms the opportunities and challenges of
building an inclusive community and the responsibilities of residents,
businesses, institutions, and policymakers in Riverside’s future.

According to the Public Policy Institute of California, the most striking
demographic change in the Inland Empire and, by extension Riverside,
will occur among Latino and Asian young adult (20-34 years of age)
populations. Currently, the large majority of these young adults are
first-generation immigrants. However, by 2015, the majority will have
been born in the United States. These changes will result from the
large growth in the number of second-generation children of
immigrants. After several decades of strong and sustained flows of
immigrants, the children of those immigrants will reach adulthood in
Riverside.

Age Characteristics

Resident age characteristics in Riverside also affect housing needs.
Although variations exist, younger adults typically prefer apartments
because they are more affordable, allow for greater mobility, and are
easier to maintain. As young adults become more established, they
seek starter homes or smaller townhomes that are more affordable.
Middle-aged adults tend to prefer larger homes to accommodate
families and children. Meanwhile, seniors prefer condominiums,
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smaller single-family homes and, in many cases, senior housing options
that offer more affordable housing and are easier to maintain.

Riverside’s central location and the presence of four major colleges
and universities mean that young adults will always comprise a
substantial proportion of the population whatever the broader
demographic trends. From 2000 to 2011, young adults ages 18-24
increased by approximately 27 percent and young adults ages 25-34
increased by 16 percent. The only age group to decrease was adults
age 35 to 44. Much like the broader region, the numbers of middle-
aged adults age 45 to 64, and older adults (65+) also showed
considerable increases. Due to continued strong growth in the young
adult population and middle-aged population (45-64), the City can
expect significant increases in the number of residents under age 18
and a growing elderly population.

Household Characteristics

Household types also influence housing preferences and needs. For
instance, single-person households often occupy smaller apartments
or condominiums, such as one-bedroom units. Couples with children
often prefer larger single-family homes to accommodate their needs.
These patterns underscore the need to provide a diversity of housing
opportunities suitable for all types of households. Table H-1 shows
various household characteristics in Riverside.

As of 2010, the City of Riverside has approximately 91,932
households, a 12 percent increase since 2000. Family households
(which consist of married couples and/or related members) account
for 72 percent of all households.
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TABLE H-l
HOUSEHOLD CHARACTERISTICS
Household Type | Number Percent of Total

Total Households | 91,932 100%
Married w/child 25,532 28%
Married no child 19,866 22%
Other Families 20,217 22%
Nonfamilies 26,317 29%

Source: US Census, 2010.

The City of Riverside’s average household size was 3.18 persons in
2010, which is slightly higher than in 2000. However, the composition
of households has changed somewhat. Since 2000, the fastest growing
segments are single-person households, three-person households, and
large households with five or more members. This diversity has led to
the average household size remaining constant.

As of 2011, residents age 25 to 34 comprised 15 percent of the overall
population, residents age 35 to 44 comprised 13 percent, and
residents age 45 to 54 comprised 13 percent. These groups are those
of typical home buying age. The fastest growing groups have been the
55 to 64 and 18 and 24 age groups. According to the Public Policy
Institute of California, by 2015, seniors will significantly increase as the
baby boom age group reaches 55-59 years and the leading edge of
the baby boom generation reaches 69 years. The Inland Empire will
also see an increase in echo boomers (adults 20-34 years).

ECONOMIC CHARACTERISTICS

Industry and Occupations

According to the Southern California Association of Governments
(SCAQ), the City of Riverside had approximately 141,081 jobs in 2012.
In 2012, the Education sector was the largest job sector accounting
for 28.1 percent of total jobs in the city. Professional jobs are the next
largest sector at 12.9 percent, followed by the Retail sector at 11.7
percent and Public at 8.4 percent. Riverside’s job base is anticipated
to grow to 198,000 jobs by 2020.

Table H-2 shows the jobs held by residents and their median wages.
Nearly one third of the workforce holds jobs that pay a median wage
above $60,000. These include Management, Business, Science, and
Arts occupations. The next tier-Sales/Office and Natural Resources/
Construction/Maintenance occupations-employ over a third of the
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workforce and pay a median wage of $35,660-40,188. The third tier
of jobs held by Riverside residents-Service occupations and
Production/Transportation/Material Moving occupations-employ the
last third of the workforce and pay wages of $25,202 to $31,860.

TABLE H-2
JoBS HELD BY RIVERSIDE RESIDENTS
Subiect Total Percent of Full-time V?/,Le(g?gr
) Employment | Work Force Employment FgTE

Management, business,
science, and arts 40,623 32% 27,658 $63,814
occupations

Sales and office

. 32,005 25% 20,002 $35,660
occupations
Service occupations 21,390 17% 10,890 $25,202
Production, transportation,
and material moving 20,282 16% 14,371 $31,860
occupations
Natural resources,
construction, and 14,747 11% 10,272 $40,188
maintenance occupations
Total Employment 129,047 100% 83,193 $40,545

Source: ACS 2007-2011.
Note: Percentages are rounded.
FTE=Full Time Equivalent

Household Income

As the historic seat of the County of Riverside, the City of Riverside’s
demographics are diverse, and display a wide range of income levels.
The City’s median household income of $65,000 generally mirrors
patterns throughout the County of Riverside. Yet as is common for
most central cities throughout Southern California, Riverside is known
for its diverse population of families, seniors, students, and special
needs groups. Each group has different incomes and housing needs.

To provide a basis for determining housing need, the State
Department of Housing and Community Development (HCD) creates
household income categories based on the median family income
(MFI) in Riverside County (which was $65,000 for a four-person
household as of 2013). This translates into the following income
thresholds.

Extremely Low: earning below 30 percent of MFI or $19,500
Very Low: earning 31 to 50 percent of MFIl or $32,500

Low: earning 51 to 80 percent of MFl or $52,000

Moderate: earning 81 to 120 percent of MFl or $78,000
Above Moderate: earning over 120 percent of MFI

% o% % % %
LS X IR X IR X i X4
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For purposes of Housing Element law, extremely low income and very
low income are often combined into one income category, referred
to as very low income. In other cases, the extremely, very low, and
low income categories are combined into one category, called lower
income. These terms are used interchangeably in the Housing Element
depending on the subject discussed. HUD reports the number of
households in each income category in its CHAS data. Table H-3
shows the income distribution of Riverside households, using income
levels based on the MFI for the years in preparation 2006-2010 HUD

CHAS data.
TABLE H-3
HOUSEHOLD INCOME
Total Households
Income Group Income Levels Number % of Total
Extremely Low Less than $20,100 9,995 11%
Very Low $20,101 to $33,500 10,585 12%
Low $33,501 to $53,600 15,980 18%
Moderate $53,601 to $78,000 10,095 11%
Above Moderate Above $78,000 44,210 49%
Total 90,865 100%

Source: 2006-2010 HUD CHAS, Table 7

HOUSING AND NEIGHBOR HOODS

For more information on

Neighborhoods, see “Our Neighborhoods
Neighborhoods” in the Land

Use & Urban Design Element. Riverside is noted for its strong residential neighborhoods-a tradition

that distinguishes it from other large central cities in southern
California. The City has 28 distinct neighborhoods, each with its own
history, architecture, housing types, and amenities. Many of these
established neighborhoods are well maintained and contain historical
resources. The diverse urban, suburban, and rural fabric of many of
these neighborhoods has been woven over time and reflects the land
use and development policies implemented over the City’s history.

Table H-4 lists the 28 neighborhoods that comprise Riverside. Detailed
information on the history of each neighborhood is found in the Land
Use and Urban Design Element.
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RIVER SIDE NEIGHBOR HOODS

Airport Casa Blanca La Sierra Acres Presidential Park

Alessandro Heights | Downtown La Sierra Hills Ramona
Sycamore Canyon

Arlanza Eastside La Sierra South Park
Sycamore Canyon
Business
Park/Canyon

Arlington Grand Magnolia Center Springs

Arlington Heights Hawarden Hills Mission Grove University

Hunter Industrial
Arlington South Park Northside Victoria
Canyon Crest La Sierra Orangecrest Wood Streets

Riverside’s neighborhoods offer a range of different lifestyle options.
Residents can choose the agricultural and open space character of
Arlington Heights and other areas, which date back to the late 1880s.
One of the City’s newest neighborhood, Orangecrest, offers a modern
suburban environment distinguished by single-family homes on cul-de-
sacs and long, curvilinear streets. The community of Casa Blanca
typifies the citrus colonia established by Mexican immigrants during
the early twentieth century. The University neighborhood offers the
option of living in close proximity to the UCR campus. The Land Use
and Urban Design Element describes other neighborhoods in greater
detail.

Housing Type

A certain level of diversity in Riverside’s housing stock is an important
quality in providing adequate housing opportunity to meet the diverse
needs of Riversiders. This includes single-family homes, townhomes,
apartments, and special needs housing. A more diverse housing stock
also helps to fulfill the City’s statement of inclusiveness and ensure that
all households, regardless of their particular income level, age group,
or family size, have the opportunity to find housing that is best suited
to their needs. A diverse housing stock provides a variety of housing
opportunities for a diverse workforce, who attract new employers.

As is the case with most inland communities, single-family homes
comprise the majority (69 percent) of Riverside’s housing stock.
Within this general category, single-family homes can range from
smaller detached homes or attached products with two to four units
to larger estate homes. During the housing boom, the City approved
a substantial number of planned residential developments (PRDs).
Multiple-family  units, primarily apartment projects, comprise

Small Lot New Homes Oriented
Around a Common Area Park
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approximately 29 percent of the housing stock. Mobile homes
comprise approximately 2 percent of housing in Riverside. The City of
Riverside has a substantial number of units for seniors (both
independent and group), students, and people with disabilities.

Homeownership Rates

Homeownership is a key principle expressed in the City’s vision
because it can provide financial independence, economic stability,
and personal safety. Home investment and pride in homeownership
are perceived to contribute to neighborhood quality and stability.
Changes in federal housing and lending policies have opened up
homeownership to a much larger portion of society-particularly the
working and middle classes. The 2010 Census reports that 56 percent
of households own a home, which is relatively high given that 69
percent of all homes in Riverside are detached and attached single-
family homes.

At the same time, volatility in the housing market and economy
resulted in unprecedented levels of foreclosures and displacement of
residents and businesses in Riverside since the mid-2000’s. The crisis
originated with subprime lending, loosening of credit terms of financial
institutions, overproduction of housing, and precipitous decline in the
economy.

Housing Prices and Affordability

Recent years have seen unparalleled volatility in the housing market.
From 1998 to 2006, the housing market soared, with single-family
home prices increasing by more than 200 percent to an all-time high.
Single-family homes were selling for a median price above $500,000.
In 2012, the average sales price for existing homes was approximately
$212,000 for a single-family home, which includes planned residential
developments. Condominiums now sell for an average of $137,000
and mobile homes for $44,400. New homes are still priced at higher
levels, but the difference between existing and new homes has
considerably narrowed.

Apartments and rental housing has fared much better during the past
eight years, increasing at a slower but more predictable rate.
According to Real Facts, apartment rents increased by only 19% in
inflation-adjusted dollars from 2000 to 2010. Apartment rent increases
have generally mirrored changes in the cost of living during that
period. As of 2013, apartment rates averaged $755 for a studio, $969
for a one-bedroom unit, and $1,221 for a two-bedroom unit. Three-
bedroom units are in shorter supply and rent for an average of $1,480.
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Tables H-5 and H-6 show the average price and rent for housing in
Riverside and the affordability of each type of housing. As shown, the
average single-family home is affordable to low income households for
resale homes. The average condominium is affordable to very low
income households. The average apartment rent for a 2-bedroom unit
is also affordable to lower income households.

TABLE H-5
AFFORDABLE HOUSING PRICE
Maximum Affordable Housing Price by
Household Size
Household and Unit Two Person Four Person Five Person
Size 1 bdrm 2 bdrm 3 bdrm

Household Income

Extremely Low $87,000 $103,000 $118,000
Very Low $145,000 $182,000 $196,000
Low $233,000 $291,000 $315,000
Moderate $339,000 $424,000 $458,000
Notes:

1. 2013 HCD Income Limits for a four-person household.
2. Assumes a 30-year fixed mortgage, 5% interest rate, standard housing expenses,
and maximum payment of 35% of income toward housing.

TABLE H-6
RENTAL HOUSING PRICES AND AFFORDABILITY

Maximum Affordable Payment by Household Size

1-person 2 person 3 person 4 person 5 person
Household Income (Studio) (1 bdrm) (2 bdrm) (2 bdrm) (3 bdrm)
Extremely Low $353 $403 $453 $503 $544
Very Low $586 $670 $754 $838 $905
Low $939 $1,073 $1,206 $1,340 $1,448
Moderate $1,365 $1,560 $1,755 $1,950 $2,106
Notes:

1. Based on 2013 HCD Income Limits calculated by HUD for Riverside County.

2. Housing cost burden (rent to income ratio) of 30%.

HOUSING NEEDS

Existing Housing Needs

Although housing in Riverside is substantially more affordable than
coastal regions of Southern California, there are still significant housing

problems in the community,
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overpayment, and housing in need of rehabilitation or replacement.
These housing problems are defined and shown in Table H-7.

<> Overcrowding refers to a household where there are more
members than habitable rooms in a home. Overcrowding falls
into two groups: moderate (1.0 to 1.5 persons per room) and
severe (more than 1.5 persons per room).

X Overpayment refers to a household that pays more than 30
percent of income toward housing. According to federal
definitions, overpayment falls into two categories: moderate
(pays 30-50 percent) and severe (pays more than 50 percent
of income) toward housing.

K2
¢

Substandard Housing refers to a home with significant need
to replace or repair utilities (plumbing, electrical, heating, etc.)
or make major structural repairs to roofing, walls, foundations,
and other major components.

As is the case in cities across California, the market downturn
increased the percentage of households overpaying for housing. In
Riverside, households overpaying rose from 41% in 2000 to 49% by
2011. Homeowners overpaying for housing increased from 33% in
2000 to 44% by 2011. The percentage of overpaying renter
households increased from 48% in 2000 to 56% in 2006. The
prevalence of overcrowding actually declined during this time.

TABLE H-7
HOUSING PROBLEMS IN RIVERSIDE

Overpayment Overcrowding

Owner | Renter Total Owner | Renter Total
Households Hhlds Hhlds Hhlds Hhlds Hhlds Hhlds

Total Households | 53,174 | 37,072 | 90,246 | 3,633 5,353 8,986

Housing Problems

None 56% 44% 51% 93% 86% 90%

Moderate 5% 11% 7%
44% 56% 49%

Severe 2% 4% 3%

Source: ACS 2007-2011
Special Housing Needs

Certain households in Riverside have greater difficulty finding decent,
affordable housing due to their special circumstances. Special
circumstances typically relate to one’s income-earning potential,
family characteristics, physical or mental disabilities, age-related health
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issues, and other factors. These groups often have lower incomes and
higher rates of overpayment or overcrowding. As a result, these
household groups have special housing needs relative to the general
population.

State Housing Element law defines “special needs” groups to include
senior households, disabled persons, large households, female-headed
households, single-parent families, farmworkers, and people who are
homeless. Due to their numbers in Riverside, college students are also
considered to have special housing needs. In keeping with state law
and the City’s priority to build an inclusive community, this section
provides a summary of needs for each group and the availability of
resources to address their needs. Table H-8 summarizes the magnitude
and trends of special needs groups in Riverside from 2000 to 2010.

TABLE H-8
SPECIAL NEEDS GROUPS IN RIVERSIDE
2000 2010
Percent of Percent of

Special Need Group Number Total Number Total
Senior Households' 14,036 17% 26,517 9%
Persons with Disabilities? N/A N/A 24,818 40%
Female-Headed Hhlds? 12,090 15% 21,465 23%
Single Parents* 10,138 12% 11,757 11%
Large Households® 15,201 19% 19,668 21%
Homeless Persons® N/A N/A 178 <1%
College Students” 24,206 14% 33,167 14%
Farmworkers® 2,194 1% 683 .8%
Source: US Census Bureau 2000 and ACS 2011 unless otherwise noted.

Notes:

1. Senior households have a householder 65 years or older.

2. Persons with disabilities includes persons 16 years or older. Census 2000 figures are not
provided because the definition is not comparable to 2012.

3. Female indicated as the head of a household.

4. Single parent refers to adult living with related children.

5. Large households refer to family with five or more members.

6. Riverside County Homeless Count 2013; Year 2000 data is not provided since the
definition and methodology for the count is not comparable to 2013.

7. US Census of residents enrolled in college, graduate, or professional school.

8.  Employment Development Department 2002 and 2011 ACS.
Housing Construction Needs

California law requires that local governments plan for projected
population and employment growth. To assist in that effort, SCAG
prepares housing construction goals for each city in southern
California as part of the Regional Housing Needs Assessment (RHNA)
authorized by the California Government Code. Jurisdictions are
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required to develop proactive policies and programs to facilitate new
housing construction commensurate with assigned housing goals.
SCAG determines total housing need for each community based on
the number of housing units needed to accommodate future
population and employment growth. In addition, a city’s housing need
is calculated by the number of units needed to replace housing units
demolished over the planning period. The RHNA includes a “vacancy
calculation” to ensure a general balance between the price and
availability of housing. Finally, student housing needs are also
considered for jurisdictions that have a large student population.

California law states that the RHNA is required to avoid or mitigate the
overconcentration of income groups in a jurisdiction in order to
achieve its objective of increasing supply and mix of housing types,
tenure, and housing affordability in an equitable manner. In practice,
jurisdictions with a smaller proportion of lower income units are
required to provide a larger share of those units as part of their
construction need to compensate for less affluent jurisdictions that
already accommodate more than their fair share of affordable housing.

Table H-9 indicates the City’s allocation by income category for the
Housing Element planning period.

TABLE H-O
RIVERSIDE 2014-2021 RHNA
Income as a Percent of Allocation
Income Level Median Family Income (MFI) Units Percent
Very Low 0 to 50% of MFI 2,002 24%
Low 51% to 80% of MFI 1,336 16%
Moderate 81% to 120% of MFI 1,503 18%
Above Moderate Above 120% of MFI 3,442 42%
Total 8,283 100%

Source: SCAG 2012
Publicly-Assisted Housing

Riverside has a significant amount of affordable housing that receives
public subsidies in return for long-term affordability controls. Typically,
these projects provide units affordable to extremely low, very low, and
low income households, including persons with special needs. The
majority of projects are restricted for 15-55 years, after which they
can begin charging market rate rents. The City of Riverside has an
estimated 3,298 assisted affordable housing units.
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Table H-10 provides a summary of the City’s inventory of affordable
housing that has received public assistance. This includes all projects
that have received public subsidies and are deed restricted to be
affordable to lower income households in Riverside.

TABLE H-10
PUBLICLY ASSISTED AFFORDABLE HOUSING
Total Housing Affordable Deed
Project Type Projects Total Units Restricted
Family Housing 31 2,058 1,712
Senior Housing 12 1,845 1,586
Total 43 3,903 3,298

Source: City of Riverside, 2013.

Six projects are at risk of conversion during the next 10 years (through
2023) - Sierra Woods, Whispering Fountains, Tyler Springs, Mount
Rubidoux, Cambridge Gardens and Canyon Shadows-totaling 188
family units and 696 senior units.

The Housing Technical Report contains an analysis of various options
for preserving the remaining units at risk of conversion by 2023. Total
costs for preserving the 696 senior and 188 family projects housing
units in Riverside range from $53 to $74.2 million depending on
whether the units require rehabilitation, acquisition, or both. The
Housing Technical Report analyzes affordable housing preservation
strategies and the Implementation Plan proposes various programs to
address this need.
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HOUSING PLAN

The Housing Plan provides a statement of the community’s goals,
objectives, and policies relative to housing production, rehabilitation,
conservation, and assistance for all residents in Riverside. This section
builds on the earlier sections, which defined the housing challenges
facing the community, the vision and mission of the City and General
Plan, and the priorities identified by the entire Riverside community
through the General Plan and Housing Element update process.

Riverside aspires to be a national model of an inclusive and livable
community and the historical and economic center of Inland Empire.
An inclusive community is one where all Riverside residents and its
workforce, regardless of income level, cultural heritage, age, and/or
household characteristics, are able to find a distinctive, special place
to live. A livable community is one that offers a diversity of housing
products, consistent with smart growth principles.

The Housing Plan section of the Housing Element outlines the City’s
broad approach to achieving its long-term housing objectives through
the pursuit of four objectives:

X4 Create neighborhoods that offer distinctive, special places to
live that are safe and well served by community amenities, and
encourage community involvement in local decision making.

2
¢

Facilitate the development of a diversity of housing types and
prices that are high quality, built in a sustainable manner, and
meet the varied housing needs of residents.

2
¢

Increase the opportunities for low and moderate income
residents and workforce to find suitable ownership and rental
housing in the community.

R?
¢

Provide adequate housing and supportive services that assist
in meeting the varied needs of residents with special housing
needs.

The Housing Plan also sets forth a comprehensive menu of housing
programs to implement the above policy direction. The programs
consist of existing programs, programs that have been modified based
on what has been learned over the past few years, and new programs
that are designed to address new priorities or needs of the community.
Quantified and qualitative targets are also indicated for each program.
These programs, implemented along with others in the General Plan
2025, further the objectives and policies in the Housing Element.
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NEIGHBOR HOOD LIVABILITY

A foundation of the City’s vision is the preservation of its strong
network of neighborhoods. The City of Riverside is renowned for its
28 distinct neighborhoods. The identity of each neighborhood is
evident to the casual visitor. Each residential neighborhood is
distinguished by its history, architecture, housing types, street patterns,
and community life. Neighborhoods define our quality of life; they are
where residents feel safe, where friendships and social ties develop,
where traditions are passed to new residents, and how people identify
with the City.

History and Culture

As early as 1927, Charles Cheney, Riverside’s first city planner and
author of the first master plan, called for a preservation ethic when he
wrote, “The city needs protection from disfigurement, and the
preservation of old buildings, of natural beauty, and architectural
monuments.” Nearly 80 years later, Riverside has one of the most
active historical preservation programs in California. As of 2010, the
City of Riverside had 122 City Landmarks, more than 1,000 Structures
of Merit, 13 Historic Districts, four Neighborhood Conservation Areas,
and twenty National Register of Historic Places properties.

Riverside’s history and culture are distinguishing qualities that provide
a link to the past and an important identity for each of its
neighborhoods. The Housing Element, Historic Preservation Element,
and the Arts and Culture Element all recognize the importance to the
community of Riverside’s historic  structures, landscapes,
neighborhoods, and traditions and set forth a series of objectives,
policies, and programs to preserve and integrate features of Riverside’s
past into the present neighborhood fabric. Moreover, these visible
reminders of Riverside’s past embody in some way the traditions of
residents in each neighborhood.

Housing and Neighborhood Improvement

As a well-established community, Riverside’s neighborhoods date
back many generations. Many residential neighborhoods are in
excellent condition as evidenced by well-maintained housing, streets
with adequate sidewalks and trees, and adequate physical
infrastructure. In some cases, some neighborhoods are stable, but are
beginning to show signs of deterioration and could benefit from
neighborhood improvement. Still other neighborhoods require
significant reinvestment in housing, infrastructure, parks and open
space, and public services. The City supports a multifaceted approach

Example of Riverside historic home
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to neighborhood improvement and preservation (e.g., historic
preservation, neighborhood planning, parks/open space, and traffic
management, etc.) to improve the physical environment and build
community.

Parks, Open Space, and Recreation

Riverside’s unique natural setting is cherished by the community. The
surrounding hills, the Santa Ana River, and the arroyos and citrus
groves buffer Riverside from adjoining communities and reinforce a
unique sense of place. Open spaces provide natural habitat and
protection for species, unique natural and cultural resources, and
critical habitat linkages throughout the community. These open
spaces, which include trails and parkways, also enable natural outdoor
experiences for residents in close proximity to the neighborhoods in
which they live.

Andulka Park

City parks, trees, parkways, medians, and other landscape amenities
contribute to this network of open spaces and offer aesthetic,
recreational, and health benefits. Green spaces, healthy trees, and
landscaping help to soften housing tracts, reduce the heatisland effect,
and beautify neighborhoods. Along with parks and recreational
amenities, the City is making each neighborhood more attractive for
walking and bicycling by establishing sidewalks, bicycle routes, and
other routes for residents to access a range of community services.

Neighborhood Involvement

The City of Riverside supports active and representative community
involvement in improving residential neighborhoods. As active
partners in the community, residents provide valuable leadership,
energy, and commitment in helping the City to maintain and improve
the quality of life in neighborhoods. To support neighborhood
involvement, the City’s Housing and Neighborhood Division provides
neighborhood-organizing support and community leadership training.
The Division also serves as a liaison/advocate for neighborhood
organizations at City Hall.

The Housing and Neighborhood Division implements an Asset-Based
Community Development (ABCD) approach to neighborhood
improvement. Instead of focusing on a community’s needs,
deficiencies, and problems, ABCD helps communities become
stronger and self-reliant by discovering, mapping, and mobilizing
untapped, unconnected local assets. Programs include an annual
Neighborhood Conference and Neighborhood Leadership Academy,
and award programs.
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The Housing and Neighborhood Division supports the Riverside
Neighborhood Partnership (RNP). The RNP Board is composed of a
mix of neighborhood association representatives (15), business (3),
non-profits/community of faith (3), educational institutions (3), and
one member of the City Council. The RNP actively supports the
formation, organization, and strengthening of neighborhood
associations, works in partnership with other agencies and City Hall,
and collectively collaborates in neighborhood sustainability and
improvement.

Public Facilities and Infrastructure

The City recognizes that well-designed and -maintained infrastructure
enhances the quality of life in residential neighborhoods. Moreover,
physical infrastructure (sewer and water lines, communication
networks, streets, etc.) must be sufficient to accommodate the present
and future needs of the community. The City’s public investments are
intended to ensure that Riverside is a “city of choice” for generations
to come and serve as a catalyst for private investment, which enhances
the wealth of the City and ensures Riverside’s position as the
economic, governmental, and cultural capital of inland Southern
California.

The City has aggressively worked and continues to work to keep
Riverside a great place to live for the next generation. The Riverside
Renaissance is undeniably one of the most crucial investments the City
of Riverside will make in the 21st Century. Approved by the City
Council in 2006 and substantially completed in 2011, the five-year
$1.57 billion project has been responsible for improving traffic flow,
replacing aging infrastructure, and improving public facilities such as
police/fire stations, parks and libraries, touching every ward in the City.
As of May 2011, 271 projects were completed, 85 projects were
under construction, five projects were out to bid, and 36 projects were
in the design phase.

Completed Projects
Riverside Avenue Underpass

The Riverside Avenue Underpass Project included construction of a
railroad underpass at the Riverside Avenue/Union Pacific railroad at-
grade crossing. Major elements of the project included lowering
Riverside Avenue from Merrill Avenue to about 300 feet north of
Elizabeth Street, constructing a cul-de-sac at Elizabeth Street and
Tipperary Way, constructing a new street (Mono Drive) to connect
Trinity Court to Sunnyside Drive, and constructing a two-track railroad
bridge to carry train traffic. Construction was completed in late 2015.

See the Circulation and Community
Mobility Element under “Safe Routes
to School” and “Walking and Biking;”
the Public Facilities Element under
“Pedestrian and Bicycling Safety;” the
Education Element under “Ensuring
Safe Routes to School;” and the Air
Quality Element under “Business
Mass Transit.” In particular, review
Policies CCM-8.2, CCM-8.6,
Objective CCM-10, and Policies ED-
4.3, ED-4.6, ED-4.8, and AQ-1.8.
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Van Buren Boulevard and Market Street Improvements

In order to preserve two important City corridors, various repairs were
made to Van Buren Boulevard and Market Street as part of the
Citywide pavement rehabilitation and preservation program.

This included  rehabilitation of deteriorating roadway, new
landscaped medians and widening of Van Buren Boulevard between
Audrey Avenue and Wells Avenue. The project resurfaced 0.35 miles
of Market Street and applied slurry seal to 0.65 miles of the roadway.
The work included reconstruction of damaged concrete curb, gutter,
sidewalk, driveways, and rehabilitation of the existing asphalt
pavement. Additionally, the seven non-conforming wheelchair ramps
were reconstructed as part of the City’s ongoing effort to comply with
the American with Disabilities Act.

Pavement Rehabilitation and Preservation Program

On April 24, 2012, the City Council approved a 3-year Pavement
Rehabilitation and Preservation Program. The $32 million dollar
pavement rehabilitation component of the program will fund
pavement rehabilitation as well as new wheelchair ramps and repairs
to curb, gutter, and sidewalks along 50 miles of the City’s streets. The
program anticipates rehabilitating about 24 miles of arterial highways
and 26 miles of local streets.

The pavement preservation component of the program is funded
annually by the City’s Gas Tax and Measure A sales and use tax
revenues. The program proposes to use slurry seal or Asphalt Rubber
Aggregate Membrane (ARAM) to treat between 50 and 75 miles of
roadway. The treatments are intended to preserve existing streets and
extend their useful life before full resurfacing is required. Additionally,
the Streets Maintenance Division has increased its focus on pavement
repair and preservation such as routine crack filling, slurry seals, and
utility patch and trench repair to maintain the roadways.

Community Centers

Community centers provide places for residents to gather and
participate in various recreational or social programs within each
neighborhood. Community centers thus provide opportunities to
strengthen the social ties of residents within a neighborhood. The City
offers nine community centers, three senior centers, and other similar
facilities, including facilities such as the Arlanza Youth and Family
Resource Center, Casa Blanca Library and Family Learning Center, and
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Youth Service Agency. There are also numerous other nonprofit and
faith-based centers in neighborhoods throughout Riverside.

The General Plan contains policies to provide every neighborhood
with easy access to recreation and service programs by decentralizing

community centers and programs and promoting the development of

shared facilities and satellite offices in each Riverside neighborhood.
In addition, the City supports making youth and teenager activities and
programs available and accessible in all neighborhoods. For residents
who depend on public transit, the City works cooperatively with the
Riverside Transit Agency to improve transportation services for
seniors, the disabled, and students to access community centers.

Objective H-1:

Policy H-1.1:

Policy H-1.2:

Policy H-1.3:

Policy H-1.4

Policy H-1.5

To provide livable neighborhoods evidenced by
well-maintained housing, ample public services,
and open space that provide a high quality living
environment and instill community pride.

Housing Conditions. Promote the repair,
improvement, and rehabilitation of housing to
enhance quality of life, strengthen neighborhood
identity, and instill community pride.

Code Enforcement. Maintain and improve the
quality of rental and ownership housing through
adoption and enforcement of housing and
property maintenance standards and involvement.

Historic Preservation. Facilitate and encourage
the preservation and restoration of residential
structures possessing historical or architectural
merit and preserve and protect the historic districts
and neighborhood conservation areas.

Parks and Recreation. Enhance neighborhood
livability and sustainability by providing parks and
open spaces, planting trees, greening parkways,
and maintaining a continuous pattern of paths that
encourage an active, healthy lifestyle.

Public Facilities and Infrastructure. Provide
quality community facilities, physical
infrastructure, traffic management, public safety,
and other public services to promote and improve
the livability, safety, and vitality of residential
neighborhoods.

See the Land Use and Urban Design
Element under “Community Facilities;”
the Public Facilities and Infrastructure
Element under “Health Care Facilities
and Recreational Centers;” and the Air
Quality Element under “Housing
Strategies and Land Densities” for
more information on community
centers. In  particular,  review
Objectives LU-26, PF-9, PF-10, and
Policies AQ-1.9 and AQ-1.26.
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Policy H-1.6 Neighborhood Identity. Maintain and strengthen
programs that ensure each neighborhood has a
unique community image that is incorporated and
reflected in its housing, public facilities,
streetscapes, signage, and entryways.

Policy H-1.7 Neighborhood Involvement. Encourage active
and informed participation in neighborhood
organizations to help identify local needs and
implement programs aimed at the beautification,
improvement, and preservation of neighborhoods.

Policy H-1.8 Neighborhood Livability. Enhance and preserve
the character and neighborhood livability of
existing single-family neighborhoods in proximity
to major college campuses while working with
college campuses to identify affordable housing
options for students on and off campus.

HOUSING DIVERSITY

According to the 2014-2021 RHNA, the City of Riverside has been
allocated a total housing production need of 8,283 housing units. The
City of Riverside clearly recognizes that a fundamental principle in
building a livable community is to facilitate and encourage the
production of an adequate supply of housing for all its residents. A
broad housing stock includes a range of housing types-single-family
housing, townhomes, apartments, mixed use, senior housing, student
housing, and special needs housing. This allows residents of all income
levels and types to live in the same community.

Housing Production
Student Housing

As home to the University of California at Riverside, California Baptist
University, La Sierra University, and Riverside Community College, the
City has a large number of students, faculty, and workforce living in
the community. These institutions collectively enroll over 40,000
students each year and employ thousands more. Recognizing the
importance of education to Riverside and its impact on housing in the
community, the City supports the production of housing for students,
faculty, and employees of educational institutions.

RIVERSIDE GENERAL PLAN 2025
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Senior Housing

The City of Riverside has a large and growing senior population and
has been active in encouraging and facilitating new senior housing.
Notable affordable senior housing in the City includes TELACU Las
Fuentes (75 units), TELACU El Paseo (75-units), and the Raincross

Senior Living Village, which includes 168 apartments, 22 for-sale ¥8

cottages, predominantly affordable to lower income seniors and a 106
bed assisted living facility, including beds for Alzheimer patients.
Assisted living facilities are affordable to above moderate income
households. Recent City approved senior housing and assisted living
facilities includes the 37-unit Grand Villas senior apartments and the
Canyon Springs Healthcare Campus, which includes 234-unit senior
living, and a 290-bed, independent living/memory care assisted living
and skilled nursing facility in the Canyon Springs Specific Plan area of
Riverside.

Family Housing

The City of Riverside continues to be active in approving housing
projects suited to residents of a variety of lifestyles. This includes
families, couples, and individuals who have entered the workforce.
Housing options for this category include small studio units, larger
apartments and condominiums, townhomes, and single-family
detached housing. The City’s smart growth policies encourage the
combination of housing with excellent access to transit services, a
movement that is well-suited for transit-oriented development.

Riverside has successfully used its Planned Residential Development
permit process to incentivize the creative and imaginative design of
single-family homes. The PRD permit allows increased development
densities and flexible development standards to improve the efficiency
of land uses, preserve environmentally sensitive areas, and
accommodate new housing.

Providing quality apartments continues to be a key housing strategy.
Notable apartment projects, include the Cypress Springs Apartments
which provide 101 units affordable for very low income families. On-
site amenities include childcare, computer learning center,
recreational amenities, and the Blindness Support Training Center.
More recent developments include, the 102-unit Cedar Glen
Apartments (51-unit 1* Phase completed) providing units affordable to
low and very low income families, and the recently approved Fair
Housing Council/Civil Rights Institute, 72-unit mixed use project in
Downtown Riverside, which will provide 60 units affordable to low
income families, and 11 extremely low-income units for veterans. On
the higher priced spectrum, other projects approved in Riverside’s

Grand Villas Senior Apartments

Imperial Lofts Downtown
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Downtown include the 71-unit Imperial Lofts, 36-unit Main & 9™ Lofts,
and 165-unit Stalder Plaza. These projects offer highly amenitized
living close to shopping, entertainment, and universities. The City
remains active in facilitating quality apartment living at different price
levels.

Special Needs Housing

In June of 2003, the City of Riverside adopted the “Riverside
Community Broad-Based Homeless Action Plan.” Since its adoption,
the City has aggressively pursued 30 action-based strategies within the
plan as well as other initiatives in partnership with the County of
Riverside and a broad range of nonprofit organizations, social service
agencies, faith-based institutions, and others working together under
the umbrella of the Riverside Homeless Care Network. A key
e i component of this plan is the City’s multi-service campus, Hulen Place
Home Front at Camp Anza that is based on nationally acclaimed best practices, such as “Housing
Housing Homeless Veterans First” and other rapid rehousing approaches. The Hulen Place campus
contains a multi-service access center, emergency shelter, safe haven
supportive housing center, and transitional shelter that is operated in
partnerships with nonprofits, County agencies, and service agencies.

Housing Design

The design of residential structures is of utmost concern to Riversiders
because it affects the quality of life we experience every day. In a
broader way, the physical image of Riverside reflects the City’s
prosperity, well-being, sense of aesthetics, and how we value
community aesthetics. The designs of the City’s residential
neighborhoods reflect the City’s eclectic history and culture, the
different eras they were built in, and the values embodied in their
design. The City is thus committed to preserving the unique residential
designs in neighborhoods and sensitively integrating new forms of
residential development into existing and new neighborhoods.

Residential design includes more than the design of the building, but
also its layout and orientation, quality of materials, the thoughtful
integration of landscaping, and other features of the home. Through
the implementation of design guidelines, new housing will include the
latest in creative designs, parks and open space, and site planning
techniques. Increasing effort will go into designing housing that is
accessible and suitable to people of all abilities and ages. Housing will
incorporate sustainable practices in its design, site planning, and
construction. These features will help ensure the provision of quality
housing pro ducts.
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Creative Tools

Facilitating high quality housing products in today’s housing market
requires the development and effective use of creative and flexible
tools. The City of Riverside presently offers developers a range of
regulatory concessions and financial incentives, where feasible, to
encourage the construction of new housing. These include but are not
limited to flexible means to adjust parking requirements, density
bonuses for affordable units and senior housing, and other such
incentives. The City of Riverside has also used the Planned Residential
Permit process to allow for the development of small-lot housing
projects that demonstrate excellence and creativity in design.

Like most central cities, the City of Riverside is essentially built out with
a diminishing number of undeveloped sites of land available for new
housing. As available undeveloped land diminishes, there will be a
greater need to stimulate the revitalization or recycling of present uses
to accommodate housing. The City thus supports the extension of its
infill and incentives program to encourage the more productive use of
its underutilized land. These include the exploration of an Eastside Infill
Program and incentives, such as graduated densities, to encourage the
voluntary consolidation of underutilized lots and production of
housing that exemplifies excellence in design and compatibility.

Downtown

HOUSING SITES

As the economic, cultural, and historical heart of the Inland Empire,
the City of Riverside will continue to experience significant population
growth in the near future. A primary challenge facing the City is how
to accommodate housing, employment, and population growth that
benefits the community, while providing adequate infrastructure and
services, managing increasing demands on the transportation system,
and preserving valued open space. Riverside remains committed to
meeting this challenge in a responsible and sustainable manner.

The General Plan 2025 incorporates “smart growth” principles into
planning and development decisions affecting its corridors and activity
centers. The Land Use and Urban Design Element focuses
development in more urbanized areas and along major corridors
rather than spreading growth to urban fringes. This approach reduces
urban sprawl, better utilizes existing infrastructure, and protects the
established character of neighborhoods. Opportunities for mixed-use
and higher density housing exist along the L Corridor which connects
four major specific plan areas (Magnolia Avenue, Downtown,
Marketplace and the University Avenue Specific Plans). The City is
currently beginning the process of developing a Citywide Smart Code
that will encompass these planning areas and areas beyond where
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smart growth principles will be applied to over 8,000 acres of land
Citywide.

Regional Housing Needs Share

The City had an unaccommodated RHNA need of 2,739 lower
income units for the 2006-2014 planning period. Based on the
provisions of AB 1233, the City must identify sites that are
appropriately zoned, or will be appropriately zoned within the first
year of the new planning period to accommodate the
unaccommodated need from the 2006-2014 planning period. This
requirement is in addition to the requirement to identify other sites to
accommodate the RHNA allocation for the 2014-2021 planning
period of 8,283 units.

Prior to 2017, after accounting for projects-in-the-pipeline and
available sites with zoned for residential development, the City has a
remaining RHNA need of 4,767 units for lower-income households.
To accommodate the remaining RHNA need, the City needed to
rezone a minimum of 191 acres to allow for residential development
at a minimum density of 25 du/ac. Sites needed to be large enough to
accommodate at least 16 units per site. State law required that at least
half of the remaining lower income units be accommodated on sites
exclusively for residential uses. Of the remaining 4,767 units, a
minimum of 2,384 units needed to be accommodated on sites zoned
for residential-only. Table H-11 summarizes the City’s RHNA need
prior to 2017.

TABLE H-lI
RHNA SUMMARY

Affordability Levels

Very Above
Low Low Mod. Mod Total

Total RHNA Need (2006-2014

Unaccommodated Need + 6,077 2,077 | 4,610 | 12,764
2014-2021 RHNA Need)
Projects in the Pipeline 311 3,557 3,868

Sites Currently Zoned for

Residential Development 999 0 999

Remaining RHNA Need 4,767 3,130 7,897

Source: City Planning Division, 2017.

At the end of 2017/beginning of 2018, the City completed multiple
Housing Element implementation efforts including implementation of
the Rezoning Program. These included adoption of General Plan land
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use amendments, amendments to the University Avenue Specific Plan,
rezoning (change of zone), and extensive Zoning Code text
amendments to accommodate this additional housing need. The City
rezoned 57 sites comprised of 308 acres to either Mixed Use or
Multiple-Family zones. Further, the Rezoning Program provided a
minimum of 16 dwelling units per site. The Rezoning Program
identified sites, which permit owner-occupied and rental multi-family
residential uses by right pursuant to California Government Code
Section 65583.2(h). At least 50 percent of the remaining 4,767 DU
(2,384 DU) were accommodated on sites zoned exclusively for
residential uses.

The City now has a surplus of 1,831 units that are affordable to lower-
income households. Table H-12 summarizes the surplus of housing
units affordable to lower-income households after the 2017 Rezone
Program.

TABLE H-12
RHNA SUMMARY AFTER 2017 REZONE PROGRAM

Affordability Levels
Very Low LOW
Total Remaining RHNA Need 4,767
Sites Zoned for Residential Development
in 2017 Rezone Program 6,598
Surplus RHNA 1,831

Source: City Planning Division, January, 2018
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Objective H-2: To provide adequate diversity in housing types
and affordability levels to accommodate housing
needs of Riverside residents, encourage
economic development and sustainability, and
promote an inclusive community.

Policy H-2.1: Corridor Development. Focus development
along the L Corridor connecting the University
Village, Downtown, Magnolia, and Market Place
Specific Plans to create vibrant mixed-use and
mixed-income environments that support the
downtown, are transit-oriented, and strengthen
the economy.

Policy H-2.2: Smart Growth. Encourage the production and
concentration of quality mixed-use and high
density housing along major corridors and infill
sites throughout the City in accordance with
smart growth principles articulated in the General
Plan.

Policy H-2.3: Housing Design. Require excellence in the design
of housing through the use of materials and
colors, building treatments, landscaping, open
space, parking, sustainable concepts, and
environmentally sensitive building and design
practices.

Policy H-2.4: Housing  Diversity. Provide development
standards and incentives to facilitate live-work
housing, mixed-use projects, accessory dwellings,
student housing, and other housing types.

Policy H-2.5: Entitlement Process. Provide flexible entitlement
processes that facilitate innovative and
imaginative housing solutions, yet balance the
need for developer certainty in the approval
process, governmental regulation, and oversight.

Policy H-2.6: Collaborative Partnerships. Seek, support, and
strengthen collaborative partnerships of nonprofit
organizations, the development community, and
local government to aid in the production of
affordable and market rate housing.

Policy H-2.7: Housing Incentives. Facilitate the development of
market rate and affordable housing through the
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provision of regulatory concessions and financial
incentives, where feasible and appropriate.

HOUSING ASSISTANCE

Where should we live? Should we live near work or family? What kind
of housing can we afford? How long will it take to save a down
payment? Does this neighborhood, size of home, quality of home best
meet the needs of our family and children? All of us ask these
questions at some time-when our children move out on their own, as
we have families, and as we contemplate retirement. The answers to
these housing questions have significant implications for Riverside’s
economic competitiveness, the well-being of its residents, and the
importance of assisting residents in meeting their housing needs.

Homeownership Assistance

The pursuit of liberty and happiness for families is often intertwined
with the attainment of homeownership. Homeownership carries with
it independence and freedom, economic stability and success, and
personal safety and security for families. Homeownership commits
one to a long-term investment with the home, resulting in increased
investment in the property, which in turn increases property values. A
key goal of the City of Riverside’s General Plan 2025 Vision is to
promote and preserve the varied homeownership opportunities in the
community to improve the quality of life for individuals and families.

In past years, Riverside has seen significant escalation in housing
prices, with prices soaring to more than $500,000 for a single-family
home. Recent declines in the housing market have significantly
reduced prices and made homes more affordable to residents and the
workforce. Moderate income households can afford condominiums
and above moderate income households can afford single-family
homes. However, affording a down payment is still a hurdle for many
working families. The City of Riverside is committed to investigating
and retooling programs to help residents attain homeownership in the
community.

The same housing market forces that led to soaring housing prices
have also led to unprecedented levels of foreclosures in Riverside and
the rest of the Inland Empire, and state of California. The City of
Riverside, through the Fair Housing Council of Riverside County and
other agencies, works with homeowners to preserve their homes and
avoid foreclosure. The City is aggressively pursuing strategies to
preserve and stabilize its residential neighborhoods.
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Rental Assistance

Riverside provides a diverse number of well-paying jobs. Still, many
young adults working full-time earn wages of $8 to $15 per hour, or
$17,920-%$31,200 annually. These individuals fill critical jobs in
Riverside’s service, retail, production, and other industries. The
prevailing wages earned from these jobs are extremely low, very low,
and low income. At these wages, a household could afford about $910
per month in rent. With average rents for a one-bedroom apartment
at $969 and average rents of $1,221 for a two-bedroom apartment,
many young adults have difficulty affording housing.

Due to the difficulty of affording housing during this economic
downtown, many households must weigh the option of doubling up
with other families, overpaying for housing, or moving out of the
community to more affordable locations. The Riverside County
Housing Authority (RCHA) assists in meeting renter needs by
providing vouchers to extremely low and very low income households
residing in Riverside. In addition, the City has over 1,700 family
apartment units that are deed-restricted as affordable to lower income
households. The City also continues to support the mobile home rent
stabilization program.

Affordable Housing Preservation

Publicly assisted housing provides the largest supply of affordable
housing in Riverside. Preserving the availability and affordability of
publicly subsidized housing is thus a key City housing strategy. The
City of Riverside currently has 43 rental projects that provide
subsidized housing for about 3,300 family and senior households
earning lower income. These projects provide long-term affordable
housing options that are deed restricted. Six residential projects
(totaling 188 family units and 696 senior units) are potential
candidates for conversion to market rents between the time period of
2013 and 2023.

California housing law requires all communities in preparing housing
elements to include an analysis of multiple-family affordable housing
projects (see Housing Technical Report) assisted by governmental
funds regarding their eligibility to change from low income housing to
market rates by 2023. Given the cost of building new housing versus
the relatively low cost of preserving existing housing and the value of
publicly subsidized housing to our seniors, the City of Riverside is
committed to providing technical and financial assistance to
developers and property owners, where feasible, to maintain these
affordable units.
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Collaborative Partnerships

Riverside enlists the assistance of collaborative partnerships to provide
a broad array of housing assistance, economic development, and
human services to residents in the community. The City of Riverside
provides millions of dollars in funding and grants each year to a wide
range of nonprofit human service and housing development
organizations that implement community programs. These programs
assist households, families with children, and others to find housing
and appropriate supportive services. Funding is provided annually,
contingent upon the continuation of adequate local, state, and federal
funds. Some of the organizations include:

Service Agencies Housing Agencies

«» Casa Blanca Home of <&
Neighborly Service

«» Eastside Child Care <&

« Carolyn E. Wylie Center for ¢

Children, Youth & Families

Fair Housing Council of
Riverside County

CORE

Riverside Housing
Development Corporation

« Care Connexxus < Habitat for Humanity
% Youth Service Activities < TELACU
+ Arlanza Family Center % Whiteside Manor

Fair Housing

Riverside is committed to becoming an inclusive 21%-century city.
Noted for its considerable racial, ethnic, religious, and other diversities,
the City of Riverside has etched a complex history with a number of
events contributing to and detracting from diversity. However, as they
move into the 21* century, Riversiders face opportunities and
challenges related to the City’s growing diversity. Critical underlying
factors include not only economic and educational disparities, but also
housing. It is increasingly imperative that Riversiders embrace the
varied challenges and seize the opportunities created by our diversity.
The City of Riverside’s Statement of Inclusiveness embodies this
commitment.

Riverside’s Statement of Inclusiveness relates directly to housing.
Riverside contracts with the Fair Housing Council of Riverside County
to provide fair housing services for residents in the community.
Services include landlord-tenant information and mediation, a wide
range of education and enforcement activities to prevent housing
discrimination or enforce housing rights, training and technical
assistance, administrative hearings for Public Housing Authority tenant
grievance, and Section 8 hearings. In recent years, homeownership
preservation has become a critical issue in Riverside. The Fair Housing

What is Fair Housing?

Fair housing is often associated with
discriminatory practices and costly legal
action. However, the goal of fair housing is
far broader. The goal of fair housing is to
support and promote inclusive, diverse
communities of choice. These communities
are marked by opportunities for families to
live in neighborhoods of their choice: where
there is a wide variety of housing types;
where schools are stable and well
supported; where jobs are accessible; and
where people of all races, ethnicities, ages,
and disabilities are an integral part of the
larger community (National Commission on
Fair Housing and Equal Opportunity, 2008).
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Council offers homeownership classes, services to prevent or navigate
foreclosures, and other assistance to help residents meet their housing

needs.

Objective H-3:

Policy H-3.1:

Policy H-3.2:

Policy H-3.3:

Policy H-3.4

Policy H-3.5:

Policy H-3.6:

Policy H-3.7:

To increase and improve opportunities for low
and moderate income residents to rent or
purchase homes.

Homeownership  Assistance. Support and
provide, where feasible, homeownership
assistance for lower and moderate income
households through the provision of financial
assistance,  education, and  collaborative
partnerships.

Homeownership  Preservation.  Aggressively
work with governmental entities, nonprofits, and
other stakeholders to educate residents and
provide assistance, where feasible, to reduce the
number of foreclosures in the community.

Rental Assistance. Support the provision of rental
assistance to extremely low, low, and very low
income households, including emergency rental
assistance for those in greatest need.

Preservation of Affordable Housing. Assist in the
preservation of affordable rental housing at risk of
conversion by working with interested parties,
offering financial incentives, and providing
technical assistance, as feasible and appropriate.

Collaborative Partnerships. Collaborate and/or
facilitate collaboration with nonprofit
organizations,  developers, the  business
community, special interest groups, and state and
federal agencies to provide housing assistance.

Community Services. Support the provision of
employment training, childcare services, rental
assistance, youth services, and other community
services for each neighborhood that enable
households to attain the greatest level of self-
sufficiency and independence.

Fair Housing. Prohibit discrimination and enforce
fair housing law in all aspects of the building,
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financing, sale, rental, or occupancy of housing
based on protected status in accordance with
state or federal fair housing law.

Policy H-3.8: Preservation of Affordable Housing - Anti-
Displacement Policy. Preserve and prevent the
displacement of affordable housing units in
compliance with AB 2556, by requiring
development proposed on sites that have existing
rental dwelling units affordable to low and very
low income households, or have had such units
within the past five years that have been vacated
or demolished, to replace such units on a one-for-
one basis at the same lower income level as the
existing or pre-existing unit.

SPECIAL HOUSING NEEDS

Certain households in Riverside have greater difficulty finding decent,
affordable housing. State law defines “special needs” groups to
include senior households, persons with disabilities, large households,
female-headed households, single-parent families, farmworkers, and
people who are homeless. Due to their numbers in Riverside, college
students are also considered to have special housing needs.

Senior Households

Riverside has 14,579 senior-headed households, comprising 16
percent of all households. Senior housing needs are due to a higher
prevalence of disabilities, limited incomes, and greater housing
overpayment. A large proportion of seniors need affordable housing,
transportation, and support services. As the baby boom generation
ages, the City will see an increased demand for all types of senior
housing.

The City recognizes the importance of providing services to enable
seniors to “age in place,” that is, to maintain their current residences
for as long as possible. A model for senior housing does not exist, as
no single model is right for every individual. Senior housing vary from
assisted living, to aging in place, to an elder fraternity approach in
which several seniors live in one home and pool their resources. Table
H-13 summarizes senior housing opportunities in Riverside.

— - =

TELACU Las Fuentes
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TABLE H-13
SENIOR. HOUSING IN RIVERSIDE
Housing Options Number of Projects Units Available
Apartments 12 1,586
Assisted Living 61 1,287
Mobile homes 3 760

Source: Riverside County Network of Care, various rental listings.

The City, County, and other organizations provide transit services for
seniors. Senior activities are offered at six park and recreational
facilities, including the Janet Goeske Center. To provide an ongoing
voice for senior concerns, the City’s Commission on Aging makes
recommendations to the City Council on issues to enhance the quality
of life for seniors. In 2004, the Commission recommended the
construction of new senior units, more flexible zoning standards, the
provision of services, and the implementation of universal design
standards in new housing in the “Seniors Housing Task Force Report.”

Persons with Disabilities

The City of Riverside is home to a number of people who have
personal disabilities that prevent them from working, restrict their
mobility, or make it difficult to care for themselves or live fully
independent lives. Disabilities include sensory, physical, mental, self-
care, or homebound. Of the non-institutionalized population living in
Riverside, approximately 8 percent of the population between the
ages of 18 and 64 reported a disability versus 33 percent of residents
older than 65 years. An additional number of residents are disabled
and live in group settings.

Providing sufficient quantity and quality of housing for people with
disabilities is a significant challenge. Meeting this challenge requires a
comprehensive strategy that focuses on facilitating independent living
through in-home modifications, providing suitable housing through
land use and zoning practice, enforcing current state and federal
accessibility laws, increasing the supply of affordable housing, and
facilitating a range of supportive services. In other cases, specialized
supportive services are necessary. Table H-14 shows the range of
housing types available to people with disabilities in Riverside.
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TABLE H-14
RIVERSIDE CARE FACILITIES

Facilities with six or | Large Facilities serving
fewer residents 7 or more
Type of Facility Clientele No. Capacity No. Capacity

Family/Group Home Children 13 56 1 17
Adult Day Care Adults 0 0 13 760
Adult Residential Adults 74 406 4 164
Elderly Residential Adults 43 240 18 1,047
Alcohol/Drug Rehab All ages 9 36 6 146
Total 139 738 42 2,134

Source: California Community Care Licensing Division; California Office of Alcohol and Drug
Programs; varied other sources.

The City of Riverside has established a Commission on Disabilities to
advise the City Council on policy, programs, and actions affecting
persons with disabilities in the City and help create a public awareness
of the needs in areas such as housing, employment, and
transportation. Other organizations providing services to people with
disabilities include the Community Access Center, Inland Regional
Center, County of Riverside, and other nonprofit organizations.
Riverside’s Annual Action Plan lists agencies funded each year.

Family Households

Riverside has long had a strong commitment to its families and has
been awarded the distinction of being in the top 100 best
communities nationwide for children. Led by the National League of
Cities, the 2008 Mayors’ Action Challenge for Children and Families
focuses on four priorities every child needs: “Opportunities to learn
and grow; a safe neighborhood to call home; a healthy lifestyle and
environment; and a financially fit family in which to thrive.” Assisting
residents in securing and affording a home is a key strategy.

Providing decent and affordable housing for families (e.g., female- Cedar Glen Apartments
headed families, single parents, and large families) is an important goal

for Riverside. Their special needs status is due to lower incomes, the

presence of children and need for financial assistance, and the lack of

adequately sized housing. Lower income families have the most

difficulty in finding affordable housing and many must overpay or live

in overcrowded conditions. Table H-15 summarizes the number of

deed-restricted units affordable to lower income families.
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TABLE H-15
FAMILY HOUSING IN RIVERSIDE
Number of Total Units Affordable to
Housing Projects Lower Income

Apartments 31 1,712
Market Rate Mobile homes 15 2,040
Housing Vouchers - 1,961

Projects/Units

Available 46 5,713

Source: City of Riverside.
Housing voucher totals are estimated and may overlap with some of the assisted family
apartments.

The City offers several programs to help lower income single-parented,
large, and female-headed families secure housing. The City is
facilitating new rental, ownership, and mixed use housing. As noted
by the Annie E. Casey Foundation, the shortage of affordable family
housing detracts from family well-being, education, and health. Where
existing housing needs improvement, the City is actively involved in
the rehabilitation and/or acquisition of these properties, such as the
Indiana Apartments. Homeownership assistance is also offered by
several programs. Finally, the Consolidated Plan lists a number of
supportive services funded by the City of Riverside that benefit families
in Riverside.

Homeless Persons

As with most large urban communities, the City of Riverside is faced
with the challenge of addressing the needs of its homeless population.
This includes not only Riverside residents who become homeless, but
also individuals and families with children who become homeless in
other cities and come to Riverside seeking resources. In January 2013,
the Riverside County Homeless Count and Subpopulation Survey
found that 571 individuals were identified as homeless in the City.

The 2013 Riverside County Homeless Count and Subpopulation
Survey indicated that the majority of homeless adults in the City of
Riverside are single (97%) male (72%), and white (54%). The 2013
Count indicated a decrease in the percent of persons in families with
children. Unaccompanied youth made up 0.3 percent of the homeless
count. Approximately 23% of homeless people reported that they
were currently experiencing mental illness. Moreover, 28% reported
experiencing alcohol and drug abuse. Approximately 26% of those
surveyed reported a physical disability and 12% reported a
developmental disability that significantly limits a person’s ability to
speak, hear, see, walk, learn, etc. Many homeless people have
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experienced difficult life experiences- 11% were veterans and 20%
experienced domestic violence.

In 2003, the City of Riverside adopted the “Riverside Community
Broad-Based Homeless Action Plan.” Since its adoption, the City has
implemented 30 strategies, including hiring a homeless services
coordinator and street outreach workers, opening a new emergency
shelter, developing a homeless services access center, expanding
funding for community-based service agencies, identifying funding for
prevention strategies, strengthening collaboration with faith-based
service providers, and creating more affordable housing.

The City of Riverside and partner organizations work together to help
provide the services required to address the needs of homeless
people. In addition, as shown in Table H-16, there are numerous
accommodations for people who are homeless in Riverside.

TABLE H-16
HOMELESS SHELTER R ESOURCES
Clientele
Facility Persons in
Facility Sites Individuals Families Youth Total
Emergency Shelter 3 414 193 172 779
Transitional Housing 8 180 0 25 205
Perman(.ent . 3 34 3 6 43
Supportive Housing
Total 14 628 196 203 1,027

Source: City of Riverside, 2012.

COLLEGE STUDENTS

Riverside is known for its quality educational institutions. Some of the
larger institutions are Riverside Community College, University of
California at Riverside, California Baptist University, and La Sierra
University. Other educational institutions include the California School
for the Deaf, Riverside (one of only two state-run schools) and
Sherman Indian High School (the only off-reservation high school in
California).

Because educational institutions in Riverside play an important role in
the history, economy, and community life of Riverside, it is important
to ensure that the significant housing needs of current and future
students, faculty, and employees are addressed.
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Objective H-4:  To provide adequate housing and supportive
services for Riverside residents with special needs
that allow them to live fuller lives.

Policy H-4.1: Senior Housing. Support the development of
accessible and affordable senior rental and
ownership housing that is readily accessible to
support services; and provide assistance for
seniors to maintain and improve their homes.

Policy H-4.2: Family Housing. Facilitate and encourage the
development of larger rental and ownership units
appropriate for families with children, including
the provision of supportive services such as child
care.

Policy H-4.3: Educational Housing. \Work in cooperation with
educational institutions to encourage the
provision of housing accommodations for
students, faculty, and employees that reflect their
housing needs.

Policy H-4.4: Housing for Homeless People. Support adequate
opportunities for emergency, transitional, and
permanent supportive housing through the
implementation of land use and zoning practices
and, where feasible, financial assistance.

Policy H-4.5: Housing for People with Disabilities. Increase the
supply of permanent, affordable, and accessible
housing suited to the needs of persons with
disabilities; provide assistance to persons with
disabilities to maintain and improve their homes.

Policy H-4.6: Supportive Services. Continue to fund the
provision of supportive services for persons with
special needs to further the greatest level of
independence and equal housing opportunities.

QUANTIFED OBJECTIVES

The objectives and policies of the 2014-2021 Riverside Housing
Element are implemented through a variety of programs designed to
encourage the maintenance, improvement, development, and
conservation of housing and neighborhoods in the community. The
Housing Implementation Plan lists each of these programs, specific
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actions to accomplish an objective or policy, agency responsible for
its administration, funding source, and timeline for implementation.

Table H-17 provides a summary of the quantified objectives that the
City will pursue to show progress in meeting its housing needs.

TABLE H-17
QUANTIFIED HOUSING GOALS

Affordability Level
Extremely Very Above
Households Low Low Low | Moderate | Moderate

Housing Construction 171 171 341 683 1,875
Home Rghabllltatlon and 16 64 120
Preservation
Preservation of Publicly
Subsidized Units 18 93 »30
Rental Assistance
(County and City) 5426 4270 12
Homeowner Assistance 0 7 28

Source: City of Riverside, 2014.

The Housing Implementation Plan (please refer to the General Plan
2025 Implementation Plan Appendix A) provides a description of the
housing programs from which the quantified objectives are derived.

Method for Determining Housing Construction for the 2014-2021
HE Planning Period

Based on last 3 years DOF Unit Surveys (2013, 2014 & 2015) building
permit finals were issued for the following number of units:

¢

% Single-Family detached dwellings: 298 units
% Multiple Family dwellings: 512 units
s Total: 810 units

Averaging these units over the three year time frame this would be:

+ Single-Family detached dwellings:
< Multiple Family dwellings:
% Total:

99 units/year
171 units/year
270 units/year

Due to an improving economy and anticipated increase in housing
production from prior years, a realistic assumption could be made
construction of units increase by an average of 50 percent for the
entire 8-year planning period (2014-2021). If so, these numbers could
increase as follows for annual average:
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% Single-Family detached dwellings: 149 units/year
% Multiple Family dwellings: 256 units/year
% Total: 405 units/year

Multiplying these figures by 8 would provide a good estimate of units
that would be constructed over an eight-year timeframe which is
projected to be as follows:

% Single-Family detached dwellings: 1,192 units
% Multiple Family dwellings: 2,048 units
< Total: 3,240 units

Based on the assumption that nearly all of the single-family detached
units would only be affordable to above moderate and that the
multiple-family units would have approximately 1/3 of the total units
in each of the three main affordability categories (low, moderate and
above moderate income). It is realistic to project, and establish
housing production goals for new units constructed over the planning
period broken down by each affordability category as follows:

* Low Income: 683 units

(1/4 Extremely Low: 171, V4 Very Low: 171

& /2 Low: 341)

< Moderate Income: 683 units
< Above Moderate Income: 1,875 units
< Total: 3,240 units
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