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February 28, 2022

Mr. Tristan Lanza

Ms. Melinda Coy

California Department of Housing and Community Development
2020 West ElI Camino Avenue, Suite 500

Sacramento, CA 95833

RE: City of La Quinta Adopted Housing Element Update
Dear Tristan and Melinda:

On February 15, 2022, the City Council adopted the attached Housing Element. It
contains all of the changes we discussed with Tristan under informal review. No
additional changes were made. For your convenience, | have attached:

1. The certified Resolution, which includes the Housing Element as Exhibit A
(pages 4 through 197 of the attached PDF). The Safety Element update was also
adopted by that same resolution, and is included as Exhibit B, although not part of
your review.

2. The changes that were made and submitted for informal review in December
(Housing Element) and January (AFFH), and reviewed by Tristan prior to our
City Council meeting, so that you can easily correlate the 2" Draft modifications
that were made to address your letter of November 24, 2021.

We will also send the same materials via overnight mail.

We have emailed the sites inventory in HCD’s required format on this date, and will be
forwarding the adopted Element to our water provider this week.

Please feel free to contact me if you have any questions. We look forward to receiving
confirmation of conformance with State law.

Sincerely,

ifep

Nicole Sauviat Criste
Principal

Cc: Cheri Flores
Danny Castro

42635 MELANIE PLACE, SUITE 101, PALM DESERT, CA 92211 (760) 341-4800
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B.

Housing Needs, Resources and Constraints

Note: Responses to Finding B.1. relating to AFFH are provided below.

Comment 1:

Racial/Ethnic Areas of Concentration of Poverty (R/IECAP): While the element identifies

a R/ECAPs in the City, the element must include analysis of the area such as trends,
conditions and past efforts and their effectiveness in combination with concentrated areas
of affluence.

Response 1:

Integration and Segregation Patterns
To assess patterns of segregation and integration, the City analyzed four characteristics:

race and ethnicity, income, disability, and familial status.

Race and Ethnicity

The diversity index was used to compare the racial and ethnic diversity within the City and
surrounding communities. Diversity Index ratings range from o to 100, where higher
numbers indicate higher diversity among the measured groups. As shown in Exhibit 1l-15
Diversity Index, the City exhibits a range of diversity ratings. The Cove and Village area, the
southern end of the City, the area just north of Highway 111, and an area on the eastern
boundary adjacent to the City of Indio and unincorporated Riverside County have
relatively high diversity (70-85). Portions of the northwestern and southeastern City have
lower diversity (below 40). The remaining areas are rated mid-range (40-70) on TCAC’s
diversity index. The surrounding areas have comparable diversity ratings as La Quinta,
though areas of higher diversity are found in City of Indio to the east. According to the
2015-2019 American Community Survey, over half (57.3%) of La Quinta residents identify
as White, non-Hispanic, whereas over half (64.2%) of the Indio residents to the east identify
as Hispanic. The City of La Quinta can be viewed as a demographic transition point from
the west to east Coachella Valley, with the proportion of White, non-Hispanic population
between those in Indio (34.7%) to the east and Bermuda Dunes (58.5%) to the north, Palm
Desert (66%) and Indian Wells (88.1%) to the west.

The southern end of the City designated a TCAC Area of High
Segregation and Poverty in 2020 and 2021, and is also
a racially or ethnically concentrated area of poverty (R/ECAP) by HUD (2009-2013) (Exhibit
11-4417).

This area, as part of Census Tract
456.05, is in a Hispanic Majority Tract with a predominant gap >50% between Hispanic and
other race/ethnicity groups (Exhibit 11-16). ore urban areas in the City fall
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in White Majority Tracts (predominant gap >50%). Similarly, much of the lower diversity
areas in the Cities of Indian Wells and Palm Desert are also in White Majority Tracts.

A close examination of the HCD AFFH maps and the R/ECAP area in La Quinta reveals that
the designation is leasts likely due to demographics within the area, but rather its location
in Census Tract 456.05, which spans a large area of unincorporated Riverside County in the
east Coachella Valley. As shown in Exhibits 1l-16 and IlI-17, from a data granularity
perspective, the R/ECAP and Hispanic Majority Tract designations the
entire Tract 456.05 does not tell any difference within the tract. Similarly,
the Area of High Segregation and Poverty (2020 and 2021) designations are specific to
lock which covers more unincorporated Riverside
County area than La Quinta City area . The area
in La Quinta is roughly bounded by Avenue 60 on the north, and
consists of vacant land, Coral Mountain Golf Club and Trilogy La Quinta, a retirement
community. Based on local knowledge and property values at Coral Mountain and Trilogy,
this area of the City is not an area with concentrated poverty. This area will be further
analyzed in Income subsection below for any potential for segregation

HCD has not published the adjusted Racially Concentrated Areas of Affluence (RCAA)
methodology for California as of August 2021. While no data has been released on RCAA,
the national metric may be referenced for general considerations here: RCAA is defined as
census tracts where 1) 80% or more of the population is white, and 2) the median
household income is $125,000 or greater (slightly more than double the national the
median household income in 2016). As shown in Exhibit 11-18, Census Tract 456.08 along
the eastern City boundary (roughly between Avenue 54 and Avenue 60) has a median
income greater than $125,000. Census data reveals that this tract has 89.6% white
population that is not Hispanic. The area may have the potential to be a RCAA. While
another area to the north also has a median income greater than $125,000, it is in a tract
with fewer than 80% white, non-Hispanic population and may not qualify as a RCAA.

Income

The City also assessed the concentrations of households below the poverty line across the
City to analyze access to adequate housing and jobs. As shown in Exhibits 11-18 and 1119,
the bulk of the City has a very low percentage of residents (less than 10%) who fall below
the poverty line ($26,500 for a family of four in 2021), and the central and northern portions
of the City as well as the southern Cove area have a low percentage (10%-20%) of residents
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below the poverty line. Note that the southern end of City,

as part of Tract 456.05 , shows a higher percentage (38.2%) of
residents below the poverty line, but this percentage represents the entire tract rather
than just the portion in La Quinta.

The poverty status trend saw some minor changes from 2014 to 2019. The percentage of

residents who fall below the poverty line in the northern Cove and Village area and an area

on the eastern City boundary (north of Avenue 54) have lowered over time from 10-20% to

below 10%, while the percentage in the northern City increased from below 10% to 10-20%.

The southern end of City as part of Tract 456.05, showed 42% of residents below the

poverty line , though this percentage captures the entire tract and does not
indicate any change within the La Quinta

The HUD Low to Moderate Income Population maps at Tract and Block Group levels
(Exhibit 11-20a and b) illuminate how data granularity affects interpretation. The map in

Exhibit 1l-20a at tract level is less refined, showing the percentage of low to
moderate income population for entire census tracts; in contrast, the map in Exhibit lI-20b
has a finer resolution , showing the percentages

for each block group, which is a smaller geographical unit than the census tract. Census
Tract 456.05 consists of a portion of City of La Quinta which includes vacant land, a private
golf club and a private retirement community, and rural agricultural communities in
unincorporated Riverside County. The southern end of La Quinta is part of Block Group 4
of Census Tract 456.05. Block Group 4 shows 42% of low-moderate income
population, whereas Tract 456.05 shows 79% of population. This
can be attributed to the demographical
difference between the La Quinta portion and the remaining unincorporated County area.
The unincorporated County area skews the percentage of
population to the higher side.

In summary, while currently available data are not specific to the southern end of the City
of La Quinta and are inconclusive on the area’s potential for segregation

, based on local knowledge and judgment, the area in southern
La Quinta is least likely to experience segregation based on low income
or qualify as an Area of High Segregation and Poverty or R/ECAP.
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As shown in Table 11-16 of this Housing Element, the City of La Quinta has a vacancy rate of
7.4% for rental units and 5.0% for ownership units. Correcting for seasonal or recreational
units, which are considered vacant by the Census but are not available or used for
permanent occupancy, the overall vacancy rate is 6.5%. These vacancy rates are quite low
and may indicate limited room for mobility and high demand for affordable units.

Comment 2:
Displacement: While the element provides the overall rate of overcrowding, it must also

include an analysis of patterns and trends at a local and regional level and address
displacement risks.

Response 2:

Disproportionate Housing Need and Displacement Risk
The AFFH Guidance for All Public Entities and for Housing Elements (April 2021 Update)

defines ‘disproportionate housing needs’ as ‘a condition in which there are significant
disparities in the proportion of members of a protected class experiencing a category of
housing need when compared to the proportion of members of any other relevant groups,
or the total population experiencing that category of housing need in the applicable
geographic area.” Disproportionate housing needs may include things like overcrowding,
overpayment, housing conditions disproportionately affecting protected classes,
including displacement risk.

Overcrowding
As discussed under Community ProfileHousing Needs (Table 11-27), overcrowding is not a

significant issue in the City of La Quinta. As of the 2014-2018 ACS, 3.7% of all occupied units
in the City are considered overcrowded, which include primarily renter units (82.7%, 477
units) rather than owner units (17.3%, 100 units). 10.9% of all renter households experience
overcrowding. The overall overcrowding rate (3.7%) in La Quinta has increased from 2.3%
in 2014; specifically, overcrowding has improved slightly for owners but worsened for
renters. Compared to an overcrowding rate of 6.9% in the Riverside County (2018),
overcrowding in La Quinta is less significant. The renter overcrowding rate (10.9%) is only
slightly lower than that of the County (11.8%). Households with lower incomes may permit
overcrowding to derive additional income, or there may be insufficient supply of housing
units in the community City to accommodate the demand, especially rental units. Unit size
and affordability can be key contributors to overcrowding, and the City may need more
affordable rental units of various sizes to meet the need of the community.

Homelessness
In 2020, there were 3 unsheltered homeless persons in La Quinta according to the PIT
Count for Riverside County. The City allows homeless shelters in the Regional Commercial
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and Major Community Facilities zones with a conditional use permit. Single-room
occupancy units are also conditionally allowed in the Regional Commercial zone in the City.
Program H-5.4.a and H-5.4.b commit the City to bring its Zoning Ordinance in compliance
with AB 101 for Low Barrier Navigation Center requirements on homeless shelters, and
with state law for emergency shelters, transitional and supportive housing.

The median rent in La Quinta can be out of reach for lower income households with two
or more persons; however, as shown in Exhibit 1l-22, La Quinta has less prevalent
overpayment by renters (<60% of renter households City-wide) in 2019 compared to
surrounding jurisdictions, which have areas with over 60% of renter households
overpaying. Overpayment is considered a chronic issue that needs to be addressed both
locally and regionally. As is shown in Table [I-25 (Overpayment by Income Category and
Tenure), as of the 2012-2016 CHAS, between both renters and owners, 71.4% of lower
income households in La Quinta pay at least 30% of their income toward housing costs.
Regionally, overpayment among renters is especially prevalent (>80%) in the north side of
the City of Palm Springs, south side of Desert Hot Springs, and adjacent unincorporated
areas of Riverside County as well as the south side of the City of Coachella.

The overpaying rate more than doubles for lower-income owners (76.2 percent) than that
of all owner households (36.5%). Overpayment increases the risk of displacement for
residents who are no longer able to afford their housing costs. Geographically speaking,
overpayment among homeowners is more prevalent than among renters in the City of La
Quinta, although the reverse is true for the region. As shown in Exhibit 11-23, most of La
Quinta has a homeowner overpayment rate between 40%-60%, and the area north of
Highway 111 has a lower overpayment rate below 40%. Regionally, overpayment among
homeowners is below 80% except a small area in the City of Coachella, and areas with
between 60%-80% homeowner overpayment are found in the cities of Rancho Mirage,
Cathedral City, Palm Springs, Desert Hot Springs and the adjacent unincorporate Riverside
County area as well as the City of Coachella. The City has included Programs H-1.1.a, H-2.1.b,
H-2.3.b to incentivize development of affordable housing and has included an action in
Program H-5.2.a to connect minority populations to lending programs for
homeownership.

In La Quinta, less than a third (28.6%) of the housing stock is older than 30 years, and less
than 5% is over 50 years old. Older homes are typically found in the Cove area. After 30
years homes generally require major rehabilitation, such as a new roof or updated
plumbing. As discussed earlier, a 2007 City-wide housing conditions survey found that the
majority of 59 units in need of minor or moderate rehabilitation were in the Cove area. The
Code Compliance staff track property maintenance and planned for a housing conditions
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survey in fiscal year 2021/2022. The repair costs can be prohibitive such that the owner or
renter live in unhealthy, substandard housing conditions or the renter is displaced if the
house is designated as uninhabitable and the owner does not complete repairs. To prevent
these situations, the City offers programs that assist homeowners and apartment complex
owners with home maintenance and repair costs. Homeowners interested in reducing
their utility bills through upgrades now have an alternative to tapping their mortgage for
home equity loans. Through partnership with the City of La Quinta, HERO and Ygrene offer
a wide array of home energy products at low-fixed interest rates with flexible payment
terms of up to 20 years (see Programs H-4.4.a through H-4.4.d).

Mortgage Loan Indicators
[Subsection omitted here; no edits were made.]

Displacement Risk

The Urban Displacement Project (UDP) is a research and action initiative of the University
of California Berkeley and the University of Toronto. UDP conducts community-centered,
data-driven, applied research toward more equitable and inclusive futures for cities, and
contributed the Sensitive Communities map to HCD’s AFFH Data Viewer. Communities are
designated sensitive if “they currently have populations vulnerable to displacement in the
event of increased redevelopment and drastic shifts in housing cost.” The following
characteristics define vulnerability:

e Share of very low-income residents is above 20%; and
e The tract meets two of the following criteria:

@ Share of renters is above 40%,

@ Share of people of color is above 50%,

0 Share of very low-income households (50% AMI or below) that are severely rent
burdened households is above the county median,

0 They or areas in close proximity have been experiencing displacement
pressures (percent change in rent above County median for rent increases), or

o Difference between tract median rent and median rent for surrounding tracts

above median for all tracts in county (rent gap).

The Sensitive Communities — Urban Displacement Project map (Exhibit 1I-24) shows that
two areas in the City are designated as vulnerable: the northern Cove area (Tract 451.20)
and a small area in southeastern City (part of Tract 456.09). Tract 451.20 has 25%-50% low
to moderate income (LMI) population (Exhibit 11-20a), but the Village area (Block Group 3
in Tract 451.20) has 50%-75% LMI population, higher than the average tract (Exhibit II-20b).
Sites 2 & 3 in the Vacant Land Inventory (Table 11-50) are located within Block Group 3 of
Tract 451.20 which will increase affordable housing supply in this area and help alleviate
displacement risks for lower income households.
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The entire Tract 456.09 is designated as vulnerable, which spans large areas in the City of
Coachella and unincorporated County and only a tiny portion in the City of La Quinta. As
shown in Exhibit 11-24, the portion within La Quinta consists of vacant land only, and is thus
not considered a sensitive community nor subject to displacement.
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Source: Housing and Community Development, 2021 A |
r City of La Quinta General Plan Exhibit
L 4 TERRA NOVA' Sensitive Communities - Urban Displacement Project 11-24

PLANNING & RESEARCH, ING. La Quinta, California GENERAL PLAN
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Comment 3:

Site Inventory: While the element has an analysis of sites in relation to affirmatively
furthering fair housing (AFFH), the element must contain an identification and evaluation
of sites relative to the full scope of assessing fair housing ( e.g., segregation and
integration, racially and ethnically concentrated areas of poverty and affluence,
disproportionate access to opportunity), the site inventory must contain an identification
and analysis of selected sites with accompanying maps that indicated the number of
projected units for each site and represent the assumed affordability (i.e., lower, moderate
and above moderate) with an evaluation of each site to socio-economic patterns. This
analysis should cover all income levels and assess the extent to which projected
development of sites will wither further exacerbate or further ameliorate existing patterns
of segregations and/or exclusion of members of protected classes.

Response 3:

Sites Inventory

The City extends into the Santa Rosa Mountains in the west and south, and much of the
area in the southwestern City is designated as Open Space — Natural on the General Plan
and not available for development. The City is largely built out, and future housing
development will occur as mainly infill projects and on the south side of the City where
there are larger vacant parcels. The City identified sufficient sites to meet the RHNA in La
Quinta’s sixth cycle inventory (see Exhibit II-254 and Table lI-50). The vacant land inventory
only includes parcels that the City has identified as having the potential to develop during
the 2022-2029 planning period. Sites 1-3, 7-9, 11 and 13 are identified for lower income units,
Sites 10 and 12 are identified for moderate income units, and Sites 15 through 20 are
identified for above moderate income units.

As shown in the inventory map (Exhibit 1l-254), the sites identified for future housing
development are located in different parts of the City in various zoning districts and
dispersed to the greatest extent possible with available lands, which will encourage a mix
of household types across the City. Most of the sites identified for this Housing Element,
primarily those located along the Highway 111 corridor and near the Cove area, will result
in small-lot development and housing affordable to lower-income households. Above
moderate income units will be built in the southern City on larger lots. The vacant sites
that are zoned suitably for multiple income categories are distributed in the central and
north sides of the City, which combat potential segregation and concentration of poverty
by providing a variety of housing types to meet the needs of residents in these areas.

Integration and Segregation: Race and Income
Sites in the inventory are dispersed in areas ranging from lowest to highest diversity
ratings (Exhibit 11-15), although some of the sites south of the Highway 111 and near the
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Cove area are in areas with lower median incomes (<$55,000, see Exhibit II-18). However,
these areas are also High Resource areas due to location within the Highway 111 corridor
and proximity to the Village area. The vacant land inventory will increase housing supply
for lower and moderate income households in the High Resource areas, and is not
expected to exacerbate any existing patterns of segregation based on race and income.

The City examined the opportunity area map prepared by HCD and TCAC (Exhibit 11-14) and
identified inaccurate designations for the southern end of the City. The area is generally
bounded by Avenue 60 on the north and Monroe Street and City boundary on the other
sides. This area consists of vacant land, Coral Mountain Golf Club and Trilogy La Quinta (a
retirement community). As discussed above, it is-desigratedshows as “High Segregation
& Poverty” most likely due to its location in a larger census tract that includes primarily
unincorporated rural/agricultural communities. Based on local knowledge and data, the
area in southern La Quinta is least likely to experience segregation based on low
race/income or qualify as Area of High Segregation and Poverty. Sites 17-20 are located in
or adjacent to this area and designated for above moderate income units. The vacant land
inventory will increase housing supply in the southern end of the City. The City has
considered this area for affordable housing development, but local knowledge of its lack
of access to transit, services or jobs, makes it unlikely to develop as such in the planning
period. As development expands in this area in the future, however, there may be
opportunities for greater variety in housing types in the south end of the City.

Racially/Ethnically Concentrated Areas of Poverty and Affluence

As noted, the R/ECAP is designated at census tract level for Tract 456.05, which spans a
large area of unincorporated Riverside County and a small portion in the City of La Quinta
(Exhibits 11-16 & [I-17). Due to data granularity reasens-and local knowledge discussed
above, this designation is most likely inaccurate for the small area in La Quinta. Consisting
of vacant land, Coral Mountain Golf Club and Trilogy La Quinta, a retirement community,
tthis area should be designated as ‘“Moderate Resource” or better, with potential
drawbacks being its distance from job opportunities and schools. Sites 17 and 18 in this
area are designated for above moderate income units. As the R/ECAP designation most
likely does not apply to this area of the City, the vacant land inventory will not change
existing conditions regarding R/ECAP.

There is one potential RCAA in the City, Census Tract 456.08 along the eastern City
boundary (Exhibit 11-18) with a median income greater than $125,000 and 89.6% non-
Hispanic white population. Sites 15, 16, 19, and 20 in this area are designated for above
moderate income units. Based on the opportunity area map (Exhibit 1I-14) and local
knowledge and data, Census Tract 456.08 is not in the Highest Resource area of the City,
is mostly built out with retirement communities, and offers very limited opportunities for
education, employment, services/amenities, and transit. Therefore, the City has prioritized
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providing more affordable housing in areas that offer ample opportunities such as the
northern City.

Access to Opportunity

The opportunity area map designates the majority of the City as “Highest Resource” or
“High Resource”, which indicate areas whose characteristics have been shown by
research to support positive economic, educational, and health outcomes for low-income
families—particularly long-term outcomes for children. As discussed above, local
knowledge and data indicate that the appropriate designation for the southern end of the

Using the statewide opportunity area map, local knowledge, and indicators of
segregation, displacement risk, and access to opportunity as overlays to the City’s vacant
land inventory, the City was able to identify sufficient sites for affordable units in La
Quinta’s sixth cycle inventory (See-see Exhibit [I-254 and Table [I-5450) in areas identified
by TCAC/HUD as either “Highest Resource” or “High Resource” with the highest Jobs
Proximity Index scores. Part-ofSites 17 and 18 designated for above moderate income
unitss falls in the “High Segregation & Poverty” area, which is an inaccurate designation
as discussed above and in fact the area qualifies for “Moderate Resource” or better. Sites

Several sites identified for affordable housing are located along the Highway 111 corridor,
which offers a variety of resources and amenities. Two bus routes serve the area, which
provide local and regional connectivity in the City, Coachella Valley and San Bernardino
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County (a commuter route). The Highway 111 corridor area features walkable streets and
neighborhoods, and provides walking access to retail, restaurants, grocery and personal
services. There are elementary and high schools and public parks nearby. Similarly, the
sites in the inventory near the Village area also have easy access to the various retail, dining
and services there, as well as La Quinta Library, Civic Center Park and La Quinta Museum.
There are two elementary schools and one preschool in the Village area and vicinity.
SunLine Bus Route 7 serves the Village area. These future housing sites affirmatively
further fair housing through their proximity to jobs, education and transit, neighborhood
retail and services, all of which can reduce the overall cost of living for lower-income
households. The stores, restaurants and offices in both the Highway 111 and Village
commercial districts provide various job opportunities.

The City analyzed environmental constraints, including wildfire zones, 100-year special
flood hazard areas and geological hazard zones, and confirmed that none of the sites
identified are within or near any identified hazard zones that cannot be mitigated with
standard construction techniques. With the implementation of standard requirements
such as site-specific geotechnical studies, the sites identified in the vacant land inventory
will not subject future residents to any environmental hazards. Evidence provided by the
HUD tables and maps reveal there are no disparities in access to environmentally healthy
neighborhoods, except that the southern City area has an inaccurate designation for less
positive environmental outcomes due to its location in a larger tract. When compared with
the east Coachella Valley and areas north of the Interstate-10, the City scores higher in the
environmental domain. Overall, the vacant land inventory is expected to improve access
to opportunities for households in need by increasing affordable housing stock in high and
highest resource areas.

Disproportionate Housing Needs

The fair housing assessment identified that there is likely demand for units with at least
two bedrooms for family and non-family households based on the household makeup of
the City. Among the areas that over 40% of renters and owners experience overpayment,
Tract 451.20 is further designated as vulnerable/sensitive community regarding
displacement risk. Tract 451.20 has a relatively high (25%-50%) low to moderate income
(LMI) population (Exhibit 1I-20a), with the Village area (Block Group 3 in Tract 451.20)
having 50%-75% LMI population.

The City completed the La Quinta Village Build-Out Plan and EIR in 2017. Projects in the
Village area are encouraged to implement the standards and incentives of Municipal Code
Section 9.140.090, the mixed use overlay, which encourages development on lot
assemblages or lots greater than one acre and facilitates the development of mixed use
projects that include both multifamily residential and commercial components. Per
Section 9.140.090.F, mixed use development can benefit from density bonuses, modified
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parking requirements, expedited permit processing, and fee reductions. Sites 2 & 3 in the
vacant land inventory will be able to take advantage of the mixed use overlay incentives
and increase affordable housing supply in the Village area.

The City also intends to apply the Affordable Housing Overlay to all sites identified in the
vacant land inventory (Program 1.1.b.), including sites in the Village area and along the
Highway 111 corridor. These measures are expected to expand housing options for various
income levels and foster a more economically diverse community.

The City is also implementing traffic improvements including new roundabouts in the
Village area, where pedestrian, bicycle, golf cart, and automobile traffic exist. The new
roundabouts will help accommodate non-vehicular traffic, making roadways safer and
more accessible to pedestrians and bicycles in the area and meeting the transportation
needs of all segments of the community.

Comment 4:

Goals, Priorities, Metrics, and Milestones: The element must be revised to add or modify
goals and actions based on the outcomes of a complete analysis as listed above. Goals
and actions must specifically respond to the analysis and to the identified and prioritized
contributing factors to fair housing issues and must be significant and meaningful enough
to overcome identified patterns and trends. Actions must have specific commitment,
metrics and milestones as appropriate and must address housing mobility enhancement,
new housing choices and affordability in high opportunity areas, place-based strategies
for community preservation and revitalization and displacement protection.

Response 4:

Note: The programs that were date-sensitive have been revised to provide specific
commitment, metrics and milestones, please see separate response letter for the Housing
Element. The following are additional revisions for AFFH requirements.

¢ Policy H-1.1

Identify adequate sites to accommodate a range of product types, densities, and prices
to address the housing needs of all household types, lifestyles, and income levels.
Provide new housing choices by increasing affordable housing supply in high opportunity
areas, and improve housing mobility through encouraging various housing options such
as accessory dwelling units and creative housing solutions.

¢ Policy H-2.1
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Increase housing choices for lower and moderate income households. Address
disproportionate housing needs and alleviate disproportionate cost burdens on lower
and moderate income households by providing more affordable housing units.

¢ Policy H-4.4

Enhance neighborhoods that presently provide affordable housing with drainage,
lighting and landscape amenities, and parks and recreation areas. Employ government
and non-government resources to preserve and revitalize neighborhoods and
communities and thereby provide protection against disinvestment-based displacement.

Program H-5.2.a: Collaborate and coordinate with government agencies (e.g. Fair
Housing Council of Riverside County) and nonprofit groups (e.g. Habitat for Humanity) to
support outreach and expansion of lending programs for homeownership among
minority populations. Advertise workshops and webinars held by these organizations on
financial resources for homeownership on the City website, under News page and
Directory of Services (see Program H-5.2.c).

§ Timing: Annually with adoption of budget, subject to available funding.
§ Funding Source: General Fund
§ Responsible Agency: City Manager’s Office/Housing
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A. Review and Revision

While the revised element referenced the programs serving the special needs populations
in the 5th cycle, it did not an provide an explanation of the effectiveness of goals, policies,
and related actions in meeting the housing needs of those populations.

As described in the evaluation of Policies and Programs below, the City continued to
assist households with special needs, including seniors, disabled residents and persons
experiencing homelessness (see evaluation of Policies 5.3, 5.4 and 5.5; and Programs
4.4.b,5.5.3, and 5.5.b below).

B. Housing Needs, Resources and Constraints

Note: Finding B.1. relating to AFFH will be responded to separately. This section addresses
the items in finding B.2. only.

Approved Projects: The revised element states that Sites 15-20 (p. 142), and Site 10 (p.
147) are part of approved housing projects but does not include information on those
projects, including when they were entitled, if any additional entitlements are needed prior to
completion or when construction is expected to be completed. In addition, Table 11-50
appears to indicate that these are vacant sites available for development. The element
should clarify the status of these sites and clearly indicate if these sites have projects that
have approvals. A complete site inventory on the forms developed by HCD mentioned
above will assist in this analysis.

Sites Inventory: The revised draft element provides data on the City’s site inventory in Table
[1-50. However, the data is insufficient to determine the adequacy of all sites since the
inventory aggregates available sites by Map Keys and APNs. The inventory must provide a
parcel listing of sites by APN, along with parcel size, zoning, general plan designation,
describing existing uses for any nonvacant sites and include a calculation of the realistic
capacity of each site.
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Table lI-1
Vacant Land Inventory
Map . Existing Projected | Projected
Key APN Acres Existing GP Zoning Density Yield
Very Low, Low and Moderate Income Sites
1 646-070-016 13.84 MHDR RMH (AHO) 20 280
VC VC 14
2
MC/VC MC/VC 14
3 (City
Owned)
7 604-032-042 1.88 MHDR RMH 12 22
. 600-030-010
8 (City 2.72 MHDR RMH 19 52
Owned)
9 600-390-024 15.14 CG CP/CR 18 273
MHDR RM 10
10*
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Table lI-1
Vacant Land Inventory
Map . Existing Projected | Projected
Key APN Acres Existing GP Zoning Density Yield
11 643-020-025 4.81 CG CR 26 126
MHDR RM 8
12%*
13(City | 600.020-057 6.42 CG CR 18 116
Owned)
Total Very Low, Low and Moderate Income Sites 1,072
*Moderate income site
Above Moderate Income L. Existing Projected | Projected
Sites Acres Existing GP Zoning Density Yield
15 Various 40.76 LDR/OS-R RVL/PR 3 90
16 Various 37.43 LDR RL/PR 3 60
17 Various 29.56 LDR RL 3 94
18 Various 20.72 LDR RL 3 57
19 Various 33.07 LDR RL 3 85
20 Various 28.76 LDR RL 3 70
Total Above Moderate Sites 456
Total All Sites 1,528

Lot Consolidation: The revised draft element now include analysis relative to the

consolidation of city-owned sites within the inventory. However, it does not include analysis
for those non city-owned sites that are identified to accommodate the need for lower-income
comprised of multiple parcels (e.g. Site 1,2,7,9 and 11). For example, the analysis should
describe the City’s role or track record in facilitating small-lot consolidation by affordability
level, policies or incentives offered or proposed to encourage and facilitate lot consolidation,

conditions rendering parcels suitable and ready for redevelopment, recent trends of lot
consolidation, and information on the owners of each aggregated site.
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without further City processes. The owner has been finalizing building plans and
construction is expected in 2022. As shown in Table 111-49, market rental rates in the City
are affordable to moderate income households. Therefore, these units have been
included for moderate income households.

Affordable Housing Overlay (AHO): The revised element states that the Affordable Housing
Overlay will be applied at densities up to 30 units per acre on the sites listed in Table 1I-50.
While the element describes an Affordable Housing Overlay which allows affordable
housing at higher densities within commercial zones. To demonstrate the adequacy of the
AHO, the element must include a complete description and analysis of the Overlay,
including affordability requirements and development standards. The elements must also
clarify if the 30 units per acre is considered the base density for purposes of calculating
density bonus and demonstrate the appropriateness of proposed development standards
and incentives to encourage and facilitate the development of housing affordable to lower-
income households.

In the past, the City has applied the Affordable Housing Overlay to specific inventory
sites which were zoned for non-residential uses. This strategy is being modified (see
Program 3.1.a) to apply to all inventory sites, and to increase the AHO density to 30
units per acre, even though, as demonstrates above, affordable housing projects in the
region are being built at lower densities. The 30 unit per acre density will be the base on
which density bonus provisions will be applied, as described in Program 3.1.a. Units built
using the AHO must be affordable to lower income households, unless they are
identified as moderate income sites in Table 11-50. As provided in Program 3.1.3, the
AHO will allow three story construction (consistent with the existing High Density
Residential Zone), and shall be analyzed to assure that development standards are
sufficient to allow the 30 unit per acre density.

= Program 3.1.a: All properties listed in the Affordable Housing Inventory for
extremely low, very low and low income units shall have the Affordable Housing
Overlay applied. Further, the AHO text shall be amended to allow 30 units per
acre: and to allow 3 story development. The analysis that accompanies the Zone
text amendment shall demonstrate that the development standards being
applied to the AHO, including setbacks, height and parking requirements, allow a
density of 30 units per acre. Consistent with Government Code Section
65583.2(h) and (i), the AHO will permit owner-occupied and rental multifamily
residential use by right for developments in which at least 20 percent of the
units are affordable to lower income households during the planning period.
These sites shall be zoned with minimum density and development standards
that permit at least 16 units per site.

* Timing: 262126220ctober 2022 for Zoning Map and text amendments
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* Funding Source: General Fund
* Responsible Agency: Planning Division

Zoning for a Variety of Housing Types (Emergency Shelters): While the element states that
emergency shelters are permitted by-right in all nonresidential districts except Village
Commercial, it does require an approval of a site development permit. It is unclear whether
site development permit process is considered a discretionary permit. The element must
analyze this process for consistency with the Government Code section 65583, subdivision
(a)(4), where zoning must allow emergency shelters as a permitted use without
discretionary action.

The City’s zoning permits emergency shelters by right in all nonresidential districts
except Village Commercial. The non-residential zones, including Neighborhood
Commercial, Community Commercial and Regional Commercial, are all located on major
arterial roadways, and close to transit stops. This allows for easy access to services and
transport. Emergency shelters proposed in an existing building would require no
permitting other than building permits for tenant improvements (if any). If an
emergency shelter were to be proposed as a new building, it would be subject to
approval of a Site Development Permit, which would be approved by either the Director
or the Planning Commission (Director approval is allowed for buildings under 10,000
square feet on pads within existing commercial centers).

The findings for a Site
Development Permit require consistency with the General Plan and Zoning Ordinance;
conformance with CEQA; and compatibility of site design, landscaping and architecture
to surrounding buildings. The Site Development Permit addresses only zoning standards,
and does not address land use. Therefore, the use of the building is not considered, and
the permit is based on an analysis of setbacks, building heights and parking spaces.
There are no parking requirements for emergency shelters. Program H-5.4.b. has been
added to assure that emergency shelters are added to the parking table, and that
parking only be required for employees. There are over 380 acres of vacant commercial
land in the City (Land Use Element, Table 1I-3). Transitional shelters for homeless
persons or victims of domestic abuse are conditionally permitted in Regional
Commercial and Major Community Facilities zoned districts.

C. Housing Programs

The revised element did not address this finding. The element must provide discrete timing
for all programs (e.g., month and year) to account for how often the action will occur as well
as to ensure a beneficial impact in the planning period and quantify objectives where
feasible. Please see the prior review for additional information.
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Note: The programs that were date-sensitive have been revised as shown below. Programs
that are not date-sensitive, such as ongoing programs or programs that are tied to projects
being submitted have not been amended.

Program 1.1.a: To address the City’s RHNA allocation for extremely low income
households, 15% of units on the City’s land on Highway 111 (site #13) will be assigned to
extremely low income households. The City shall negotiate very low income units for
all other projects on sites identified in the Vacant Land Inventory (Table II-1)
individually to reach the target of 210 units during the planning period.

* Timing: 2025 for Highway 111 project, as projects are constructed for
additional units

* Funding Source: Private Funding, Tax Credit Financing, Other sources as identified

* Responsible Agency: City Manager’s Office/Housing

Program 1.1.b: The City will merge its parcels in the Village (as listed in Table 11-51) to
facilitate the consolidation of these lots for sale through the Surplus Land Act.

*= Timing: for lot mergers. 2024 for RFPs and land sales.
* Funding Source: General Fund
* Responsible Agency: City Manager’s Office/Housing

Program 1.1.c: To encourage the development of housing for extremely low, low and
special needs residents, the City will develop a program of incentives for the
subdivision of larger sites, to include application fee waivers, DIF fee reductions and
expedited processing. The City will contact the owners of the three sites listed in Table
lI-50 and encourage that they subdivide the land and take advantage of the City’s
incentive program.

* Timing: 2022 for development of program. 2023 for initial
contacts with land owners, and annually thereafter.

* Funding Source: General Fund

* Responsible Agency: Planning Division, City Manager’s Office/Housing

Program H-2.1.a: Accessory Dwelling Units (ADU)

The City will modify its Zoning Ordinance to comply with State law regarding ADUs and
JADUs and provide for the reduced parking standards, setbacks and other incentives
included in the law. The City shall establish a program to encourage the building of ADUs
and JADUs, and monitor their development to gauge if they are affordable alternatives
for housing. The program will include tracking annual permits, an annual survey of rents
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in ADUs, and whether any ADUs are accepting housing subsidy or restricting their units
to very low or low income households.

* Timing: Zoning amendments 2022. Monitoring program beginning
2023.

* Funding Source: General Fund

= Responsible Agency: Design and Development Department

Program H-2.1.b: City-owned Lots

Aggressively pursue development of the City’s central-city properties (sites 8 and 13) to
generate up to 168 units of extremely low, very low and low income units on these
parcels. To implement this program, the City will establish a schedule for Requests for
Proposals and include incentives. These incentives may include elimination of
Development Impact Fees, financial assistance in the form of land contributions, and
density bonuses as provided in the Zoning Ordinance. In addition, the City will consider
affordable housing for other City-owned lots in the Village when marketing the land for
development, including mixed use projects that combine retail and residential uses.
Wherever possible, include 15% affordable units in these projects

* Timing: Annually, beginning with 2023.
* Funding Source: General Fund
* Responsible Agency: City Manager’s Office/Housing

Program H-2.1.c: Creative Housing Solutions

In order to expand the variety of housing options for extremely low and low income
households in the City, study, research and pursue the amendments to the Zoning Code
and subdivision ordinance that would be required to allow creative housing solutions,
including “tiny homes,” prefabricated or “kit” homes, shipping container conversions,
and other options available in the market as they arise. Present the findings of the
research to the Planning Commission and Council for their consideration.

* Timing: Research 2024. Planning Commission and City Council Study
Session no later than 2025.

* Funding Source: General Fund

= Responsible Agency: Design and Development Department

Program H-2.2.a: Density Bonus Amendments
Revise the Zoning Ordinance to ensure compliance with Assembly Bill (AB) 2345 as it

pertains to Density Bonus requirements.

*  Timing: 2022 regular Zoning Ordinance update
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* Funding Source: General Fund
= Responsible Agency: Design and Development Department

Program H-2.3.b: Mixed Use in the Highway 111 Corridor

In order to take advantage of the high density residential permitted in the Mixed Use
overlay, develop a menu of incentives, including reduction in development fees, density
bonuses and other provisions for the inclusion of affordable housing units in Mixed Use
projects within the Highway 111 Plan area.

* Timing: Menu of incentives, 2023. As projects are proposed
* Funding Source: General Fund
* Responsible Agency: City Manager’s Office/Housing

Program H-2.3.c: Affordable Housing Renter-to-Owner Transition
There are many resources that the City, nonprofits, or for-profit developers may utilize
to subsidize the construction and maintenance of affordable housing. Some of the most
prominent resources are described below.

* Timing: Update website with funding information and partnership opportunities
2022, and every six months thereafter.

* Funding Source: General Fund

* Responsible Agency: City Manager’s Office/Housing

Low Income Tax Credits

Low Income Housing Tax Credit (LIHTC) provides federal tax credits for private
developers and investors that agree to set aside all or a portion of their units for low
income households. A minimum of 20 percent of the units must be affordable to low
income households and 40 percent of the units must be affordable to moderate income
households.

Community Reinvestment Act

The Community Reinvestment Act provides favorable financing to affordable housing
developers. The Redevelopment Agency, development community, and local, regional,
and national banks are encouraged to work together to meet their obligations pursuant
to the Community Reinvestment Act.

California Housing Finance Agency Program

The California Housing Finance Agency (CHFA) has three single-family programs for
primarily moderate and middle income homebuyers: the Home Ownership Assistance
Program and the Affordable Housing Partnership Program. Each provides permanent
mortgage financing for first-time homebuyers at below-market interest rates.
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HOME Funds

HOME is the largest Federal block grant distributed to state and local governments for
the creation of lower income housing. Cities apply when Notices of Funding Availability
are issued.

Neighborhood Stabilization Program

HUD’s Neighborhood Stabilization Program makes emergency assistance grants
available to local governments for the acquisition, redevelopment, and renting or resale
of foreclosed properties at-risk of abandonment.

Riverside County First-Time Homebuyers Program

Continue participation in the Riverside County First-Time Homebuyers Program for low
and moderate income households.

Mortgage Credit Certificate

The Riverside County Mortgage Credit Certificate Program is designed to assist low and
moderate income first time homebuyers. Under the Mortgage Credit Certificate
Program, first-time homebuyers receive a tax credit based on a percentage of the
interest paid on their mortgage. This tax credit allows the buyer to qualify more easily
for home loans, as it increases the effective income of the buyer. Under federal
legislation, 20 percent of the funds must be set aside for buyers with incomes between
75 and 80 percent of the county median income.

Finance Agency Lease-Purchase Program

Riverside/San Bernardino County Housing Finance Agency Lease Purchase Program
provides down payment assistance and closing costs for eligible households up to 140
percent of the area median income.

Housing Choice Voucher (formerly Section 8) Referrals

Housing Choice Vouchers allow lower income households to use rental subsidies
anywhere in the County, including La Quinta.

Program H-4.4.a: Housing Condition Monitoring
an inventory of housing conditions (updated approximately every
five years) to enable the City to properly target Code Compliance and rehabilitation
resources. To better understand the City’s housing needs the quality and condition of
the housing stock must be inventoried on a regular basis. The inventory should focus on
older neighborhoods, such as those south of Calle Tampico, west of Washington Street,
and north of Highway 111.

* Timing: Complete by June3¢;2023
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* Funding Source: General Fund
= Responsible Agency: Design and Development Department

Program H-4.4.b: Habitat for Humanity Residential Rehabilitation Program

Complete the Memorandum of Understanding with Habitat for Humanity to implement
the “Brush with Kindness” program. The program will be implemented by Habitat
volunteers who will donate time for repair and maintenance programs, including yard
work, weed abatement, window replacements, roof repairs, and air conditioning repair.
Residents will be prioritized to focus on seniors, veterans, the disabled, low and very low
income residents, and those in affordably-designated homes. The first-year City
contribution will be $40,000, and the annual amounts will be reviewed every year based
on the success of the program.

* Timing: MOU 2022, assist 6 households annually through the planning
period

* Funding Source: General Fund

* Responsible Agency: Habitat for Humanity, City Manager’s Office/Housing

Program H-5.2.a: Collaborate and coordinate with government agencies and nonprofit
groups to support outreach and expansion of lending programs for homeownership
among minority populations.

* Timing: Annually with adoption of budget, subject to available funding.
* Funding Source: General Fund
* Responsible Agency: City Manager’s Office/Housing

Program H-5.4.a: Low Barrier Navigation Centers

Review and revise, as necessary, the Zoning Ordinance to ensure compliance with
Assembly Bill (AB) 101 as it pertains to Low Barrier Navigation Centers. Modify the
definition of “homeless shelter” to include this use.

*= Timing: 2022 at regular Zoning Ordinance update
* Funding Source: General Fund
= Responsible Agency: Design and Development Department

* Program H-5.4.b: Zoning Amendments for Emergency Shelters, Transitional and
Supportive Housing
Revise the Zoning Ordinance to require that homeless shelters only be required to
provide parking for employees; and that Transitional and Supportive Housing be
permitted uses in the Medium, Medium-High and High density residential zones.

*= Timing: 2022 at regular Zoning Ordinance update
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* Funding Source: General Fund
= Responsible Agency: Design and Development Department

Program 3.1.a: The revised element now indicates that to demonstrate the adequacy of the

zoning for sites to accommodate the lower-income RHNA, the Affordable Housing Overlay
(AHO) will be applied to the sites on Table II-50. However, as this program is addressing a
shortfall of adequate sites to accommodate the RHNA for lower, it must commit to meet all
the requirements of GC. 65583.2, subdivisions (h) and (i).

D.

= Program 3.1.a: All properties listed in the Affordable Housing Inventory for
extremely low, very low and low income units shall have the Affordable Housing Overlay
applied. Further, the AHO text shall be amended to allow 30 units per acre- and to allow
3 story development. The analysis that accompanies the Zone text amendment shall
demonstrate that the development standards being applied to the AHO, including
setbacks, height and parking requirements, allow a density of 30 units per acre.
Consistent with Government Code Section 65583.2(h) and (i), the AHO will permit
owner-occupied and rental multifamily residential use by right for developments in
which at least 20 percent of the units are affordable to lower income households during
the planning period. These sites shall be zoned with minimum density and development
standards that permit at least 16 units per site.

* Timing: 262126220ctober 2022 for Zoning Map and text amendments
* Funding Source: General Fund

* Responsible Agency: Planning Division

Public Participation

The draft element includes a revised summary of the public participation process (p. 30),
which now states that the city held an additional study session on the housing element.
However, it does not demonstrate that diligent efforts were made to involve all economic
segments of the community in the development of the housing element, especially low- and
moderate-income groups, nor does it address the availability of materials in multiple
languages, surveys, or other efforts to involve such groups and persons in the element
throughout the process. In addition, the revised element now states that “comments and
questions led to amendments and additions to policies and programs” (p. 30) but does not
summarize what those comments were and how they were incorporated.

The comments and questions led to amendments and additions to policies and
programs which are included in this Element. The amendments included changes to
programs to develop incentives, including fee reductions and development standard
concessions for affordable housing projects, and working closely with the development
community to secure funding from all available sources.
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The participants’ concerns were considered in the preparation of the goals, policies and
programs, including additions and changes that further commit the City to partnering
with affordable housing developers in the development of projects in the future; the
City’s recent actions to limit short term vacation rentals; and including inventory sites of
varying sizes and locations close to services, transit, schools and job centers.

The Element was posted on the City’s website, and a public comment period provided
from September 10 to 24, 2021. The public comment period was advertised through
Facebook and Instragram posts, and a Nextdoor announcement from the City, and an
email blast to all those invited to the community workshops (see Appendix A). City
received no comments during the comment period.

State Review and Public Hearings

The Draft Element was submitted to the California Department of Housing and
Community Development (HCD) for review and certification. The City has received and
responded to review comments from HCD to address its concerns.

hearing. The posting was advertised on the City’s website, on its Facebook page, and
individual emails sent to all of the housing advocates, developers and residents who
participated in the City’s workshops (see Appendix A).
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