December 20, 2022

Department of Housing and Community Development
Division of Housing Policy Development

Attn: Melinda Coy

2020 W. El Camino Avenue, Suite 500

Sacramento, CA 95833

SUBJECT: CITY OF SAN RAFAEL 6th CYCLE HOUSING ELEMENT UPDATE
Dear Ms. Coy:

The City of San Rafael is pleased to submit its Draft 6" Cycle Housing Element for HCD review.
The Element was initially published on November 4, 2022 and was circulated for 30 days.
Following the close of the 30-day period, the City provided 10 business days to review all public
comments and make appropriate edits. These edits responded to public input, including
changes suggested by the Planning Commission and City Council at meetings on November 15
and December 5, 2022. At its December 5 meeting, the City Council unanimously
recommended that staff submit the Draft for HCD review.

This transmittal includes the following attachments:

e A PDF version of the Housing Element
o A PDF version of the technical appendices
e A PDF version of the Housing Element checklist

A paper copy will also be sent to the address above by US Mail.

The City is committed to working with HCD through the certification process and looks forward
to receiving your comments as soon as possible. Should you have any questions during the
review period, please do not hesitate to call me at (415) 485-3423.

Sincerely,

Ql/“/ v v‘?/t,/ dﬂ/wq(‘/{/@\/

Barry Miller, FAICP
Consulting Project Manager

CC: Alicia Giudice, Community Development Director

CITY OF SAN RAFAEL | 1400 FIFTH AVENUE, SAN RAFAEL, CALIFORNIA 94901 | CITYOFSANRAFAEL.ORG
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A. Overview

In 2017, the Governor signed Assembly Bill 686, adding a requirement that local housing
elements address each community’s obligation to “affirmatively further fair housing.” AB 686
defined this is as:

“...taking meaningful actions that, taken together, address significant disparities in
housing needs and in access to opportunity, replacing segregated living patterns
with truly integrated and balanced living patterns, transforming racially and
ethnically concentrated areas of poverty into areas of opportunity, and fostering
and maintaining compliance with civil rights and fair housing laws.”

In April 2021, the California Department of Housing and Community Development issued its
formal guidance memo on how local governments should address this new requirement in their
housing elements. The guidance memo indicates the ways in which the AFFH mandate affects
outreach and community engagement, data collection and analysis, the site inventory,
identification and prioritization of “contributing factors,” and the goals, policies, and programs of
the housing element. It also includes data sources and other resources for local governments.

Chart A-1 summarizes the AFFH mandate; the requirements are extensive. As a result, the City
of San Rafael has provided this appendix to address the mandatory components rather than
including this information in the body of the Housing Element. The findings of this assessment
have informed the policies and programs in the Housing Element and cross-references are
provided as appropriate.

B. Analysis Requirements and Sources

The remainder of this report provides the data that is generally referred to as the Fair Housing
analysis. This includes trends and patterns related to segregation, racially or ethnically
concentrated areas of poverty, disparities in access to opportunity (including persons with
disabilities), and disproportionate housing needs. The analysis must address patterns at a
regional and local level and patterns over time. It also must compare the locality to nearby
communities at the county or regional levels for the purposes of promoting more inclusive
communities.

The City used a variety of data sources for the assessment of fair housing at the regional and
local levels. These include:

e Housing Needs Data Packets prepared by the Association of Bay Area Governments
(ABAG), which rely on 2015-2019 American Community Survey (ACS) data by the U.S.
Census Bureau for most characteristics.

o Note: The ABAG Data Packets also referenced the U.S. Department of Housing and
Urban Development (HUD) Comprehensive Housing Affordability Strategy (CHAS)
reports (based on the 2013-2017 ACS)

APPENDIX A: Fair Housing Analysis Page A-1
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Chart A-1:
Summary of AB 686 Requirements

* AB 686

Expands and protects duty to affirmatively
further fair housing (AFFH) in CA

All public agencies required to
administer programs and activities
relating to housing and community

New Housing
cose 2 Element Requirements

development in a manner to AFFH
and take no action that is materially
inconsistent with this obligation

sesscssssssannsee

Outreach Assessment of

A diligent effort must be made to Fair Housing

equitably include all community Al housing elements must include

stakeholders in the housing 3n assessrﬁem of fair housing

element public participation within the housing needs section. This

process assessment should include an analysis of fair
housing issues in the jurisdiction including
existing segregation and inclusion trends and
current fair housing practices

Sites Analysis Priorities, Goals,

Local junsdictions must evaluate and Actions

and address how particular sites Based on findings from the needs

available for development of assessment and the site

housing will meet the needs of households at inventory analysis with respect to AFFH, local

allincome levels and will AFFH by replacing jurisdictions will assess contributing factors to

segregated living patterns with truly integrated fair housing barriers and adopt policies with
. . 4 |

and balanced living patterns, transforming programs that remediate identified fair housing

racially and ethnically concentrated areas of issues and/or further promote fair housing

poverty into areas of opportunity.

Source: HCD, April 2021
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e Marin County Analysis of Impediments to Fair Housing Choice: January 2020 (2020 Al).
e Local Knowledge

Some of these sources provide data on the same topic, but because of different methodologies
or base years, the resulting data differ. For example, the decennial census and ACS report
slightly different estimates for the total population, number of households, number of housing
units, and household size. This is in part because ACS provides estimates based on a small
survey of the population taken over the course of the whole year. ' Because of the survey size
and seasonal population shifts, some information provided by the ACS is less reliable. For this
reason, the readers should keep in mind the potential for data errors when drawing conclusions
based on the ACS data used in this chapter. The information is included because it provides an
indication of possible trends. The analysis makes comparisons between data from the same
source during the same time periods, using the ABAG Data Package as the first source since
ABAG has provided data at different geographical levels for the required comparisons. As such,
even though more recent ACS data may be available, 2015-2019 ACS reports are cited more
frequently (and 2013-2017 for CHAS data).

The City also used findings and data in the 2020 Marin County Analysis of Impediments to Fair
Housing Choice (2020 Al) to supplement its local knowledge discussions as it includes a variety
of locally gathered and available information, such as surveys, local history and events that have
affected or are affecting fair housing choice. In addition, the California Department of Housing
and Urban Development (HCD) has developed a statewide AFFH Data Viewer. The AFFH Data
Viewer consists of map data layers from various data sources and provides options for
addressing each of the components within the full scope of the assessment of fair housing. The
data source and time frame used in the AFFH mapping tools may differ from the ACS data in the
ABAG package. The City tried to the best of its ability to ensure comparisons between the same
time frames but in some instances, comparisons may have been made for different time frames
(often different by one year). As explained earlier, the assessment is most useful in providing an
indication of possible trends.

For clarity, this analysis will refer to various sections of the County as North Marin, West Marin,
Central Marin, and Southern Marin. San Rafael is part of Central Marin. These designations are
shown in Figure A-1 and include the following communities and jurisdictions:

¢ North Marin: Black Point-Green Point, Novato, Lucas Valley-Marinwood

o West Marin: Dillon Beach, Tomales, Inverness, Point Reyes Station, Nicasio, Lagunitas-
Forest Knolls, San Geronimo, Woodacre, Bolinas, Stinson Beach, Muir Beach

o Central Marin: Sleepy Hollow, Fairfax, San Anselmo, Ross, Santa Venetia, San Rafael,
Kentfield, Larkspur, Corte Madera

e Southern Marin: Mill Valley, Tiburon, Strawberry, Tamalpais-Homestead Valley, Marin
City, Belvedere, Sausalito

! The American Community Survey is sent to approximately 250,000 addresses in the United States monthly (or 3
million per year). It regularly gathers information previously contained only in the long form of the decennial census.
This information is then averaged to create an estimate reflecting a 1- or 5-year reporting period (referred to as a “5-
year estimate”). 5-year estimates have a smaller margin of error than the 1-year estimates due to the longer reporting
period and are used throughout the AFFH. The 5-year period cited here is 2015-2019 (Jan 1 2015 through Dec 31
2019).
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C. Fair Housing Outreach and Enforcement

C.1 Overview

The City of San Rafael works in partnership with Fair Housing Advocates of Northern California,
(FHANC), a non-profit agency whose mission is to actively support and promote fair housing
through education and advocacy. FHANC is the only HUD-certified Housing Counseling Agency
in Marin County, as well the only fair housing agency with a testing program in the county. They
provide fair housing services, including fair housing counseling, complaint investigation, and
discrimination complaint assistance to San Rafael’s homeowners and renters. FHANC’s service
area includes Marin County as well as Sonoma County (except Petaluma), and the cities of
Fairfield and Vallejo in Solano County.

FHANC also provides fair housing workshops in English and Spanish. Workshops educate
tenants on fair housing laws and include information on discriminatory practices, protections for
immigrants, people with disabilities and families with children, occupancy standards, and
landlord-tenant laws. FHANC also provides educational workshops on home buying and
affordable homeownership and hosts an annual fair housing conference in Marin County.

Fair Housing Advocates of Northern California (FHANC) provides free services to residents
protected under federal and state fair housing laws. FHANC helps people address discrimination
they have experienced, increases housing access and opportunity through advocacy, and
requires housing providers to change discriminatory policies. FHANC provides the following
services:

(1) Housing counseling for individual tenants and homeowners;

(2) Mediations and case investigations;

(3) Referral of and representation in complaints to state and federal enforcement agencies;

(4) Intervention for people with disabilities requesting reasonable accommodations and
modifications;

(5) Fair housing training seminars for housing providers, community organizations, and
interested individuals;

(6) Systemic discrimination investigations;

(7) Monitoring Craigslist for discriminatory advertising;

(8) Education and outreach activities to members of protected classes on fair housing laws;

(9) Affirmatively Furthering Fair Housing (AFFH) training and activities to promote fair housing
for local jurisdictions and county programs;

(10) Pre-purchase counseling/education for people in protected classes who may be victims of
predatory lending; and

(11) Foreclosure prevention.
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Figure A-1: Marin County Communities
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C.2 Fair Housing Enforcement Capacity
C.2.1 Regional Trends

The City of San Rafael and FHANC work collaboratively to address compliance with fair housing
laws, such as investigating complaints, obtaining remedies, and engaging in fair housing testing.
Data on fair housing enforcement and discrimination is available through the 2020 Al for Marin
County. The data reflects discrimination complaints from in-place and prospective tenants,
which are filed with FHANC, the Department of Housing and Urban Development (HUD), or the
Department of Fair Employment and Housing (DFEH).

As indicated in Table A-1, a total of 301 housing discrimination complaints were filed with
FHANC from 2020 to 2021 and 14 were filed with HUD from 2018 to 2019. Table A-1 indicates
complaints by protected classes; the data is for all of Marin County, including San Rafael, the
other 10 cities, and the unincorporated area. A maijority of complaints, including 78 percent of
complaints filed with FHANC and 57 percent of complaints filed with HUD, were related to
disability status. This finding is consistent with federal and state trends. According to the 2020
State Al, 51 percent of housing-related complaints filed with DFEH between 2015 and 2019
were filed under disability claims, making disability the most common basis for a complaint.

Table A-1 Discrimination Complaints by Protected Class — Marin County, 2018-2021

FHANC (2020-21)(*) HUD/ DFEH (2018-19)
Protected Class Complaints Percent of total Complaints Percent of total
Disability 235 78% 8 57%
National Origin 38 13% 4 29%
Race 22 7% 3 21%
Gender 19 6% 2 14%
Familial Status 13 4% 1 7%
Source of Income 28 9% -- --
Total 301 100% 14 100%

Sources: Marin County Analysis of Impediments to Fair Housing, 2020; Fair Housing Advocates of Northern California (FHANC), 2020-21.

(*) Note: Numbers in columns sum to larger numbers than the “total” as some complaints are from members in multiple protected
classes. In addition to the FHANC totals shown here, there were also 4 complaints on the basis of age, 3 on the basis of sex, 2 on
the basis of color, 1 on the basis of sexual orientation, and 1 on the basis of marital status.
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Historically, FHANC’s fair housing services have been especially beneficial to Latinos, African-
Americans, people with disabilities, immigrants, families with children, female-headed
households (including survivors of domestic violence and sexual harassment), and senior
citizens. Approximately 90 percent of clients are low-income. FHANC’s education services are
also available to members of the housing, lending, and advertising industry. Providing industry
professionals with information about their fair housing responsibilities is another means by which
FHANC decreases incidences of discrimination and helps to protect the rights of members of
protected classes.

FHANC also provides assistance to client requests for reasonable accommodation, which is
defined as “a change or modification to a housing rule, policy, practice, or service that will allow
a qualified tenant or applicant with a disability to participate fully in a housing program or to use
and enjoy a dwelling, including public and common spaces.” The 2020 Al reported that FHANC
requested 35 reasonable accommodations for clients with disabilities between 2018 and 2019,
33 of which were approved. City staff also advises clients on reasonable accommodations
requests. FHANC also provides funding for the Marin Center for Independent Living (MCIL).
Since 2017, FHANC has provided funding for 13 MCIL modifications.

From 2017 to 2018, FHANC:

e served 1,657 clients (tenants, homeowners, social service providers, and advocates)
countywide, a 22 percent increase from the previous year

e provided counseling on 592 fair housing cases (a 26 percent increase)

¢ intervened for 89 reasonable accommodations granted (a 33 percent increase)

¢ funded eight (8) reasonable modification requests to improve accessibility for people
with disabilities

e investigated 71 rental properties for discriminatory practices

o filed 15 administrative fair housing complaints (a 15 percent increase) and one (1)
lawsuit

e garnered $71,140 in settlements for clients and the agency

e counseled 71 distressed homeowners

e assisted homeowners in acquiring $228,197 through Keep Your Home California
programs to prevent foreclosure.

During Fiscal Year 2018 to 2019, FHANC counseled 393 tenants and homeowners in Marin
County, screening clients for fair housing issues and providing referrals for non-fair housing
clients or callers out of FHAM'’s service area. Of the households counseled, 211 alleged
discrimination and were referred to an attorney or bilingual housing counselor for further
assistance. This assistance included providing information on fair housing laws, interventions
with housing providers requesting relief from discriminatory behavior, making reasonable
accommodation requests on behalf of disabled tenants, and providing referrals to HUD/DFEH
and representation in administrative complaints.
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C.2.2 Local Trends

Table A-2 provides data on fair housing enforcement at the local level. FHANC received 406
housing discrimination complaints from San Rafael residents from 2017 to 2021. More than half
of these (56.1 percent) were related to disability status. Other complaints related to national
origin (13.6 percent), race (8.6 percent), gender (6 percent), and familial status (5.7 percent). Of
the 406 complaints filed during this period, 512 discriminatory practices were cited, including
reasonable accommodation (40.8 percent), different terms and conditions (16.2 percent), refusal
to rent/sale (9.4 percent), and harassment (7.4 percent).

The HCD Data Viewer records HUD fair housing inquiries. Fair housing inquiries are not official
fair housing cases but can be used to identify concerns about possible discrimination. According
to 2013-2021 HUD data, there were 0.49 inquiries per 1,000 persons in San Rafael. The fair
housing inquiry rate in the City is higher than the neighboring cities of Fairfax, San Anselmo, and
Ross, but comparable to Corte Madera and Mill Valley. There were 30 total inquiries from San
Rafael residents during this period: 11 on the basis of disability status, two on the basis of race,
one on the basis of familial status, and 16 unrelated to a specific protected class. Of the inquiries
filed, 18 failed to respond and 11 were found to have no valid issue.

Table A-2: Discrimination Complaints by Protected Class — San Rafael, 2017-2021

% of
2017 2018 2019 2020 2021 Total Total
Disability 61.2% 49.0% 56.7% 58.3% 59.3% 288 56.1%
National Origin 10.1% 15.4% 18.6% 11.9% 11.9% 70 13.6%
Race 11.6% 11.9% 7.2% 4.8% 1.7% 44 8.6%
Gender 6.2% 2.8% 5.2% 9.5% 10.2% 31 6.0%
Familial Status 4.7% 9.8% 4.1% 3.6% 3.4% 29 5.7%
Source of Income 0.8% 3.5% 21% 8.3% 8.5% 20 3.9%
Sex 0.8% 2.8% 1.0% 1.2% -- 7 1.4%
Religion 0.8% 2.8% -- -- -- 6 1.2%
Sexual Orientation 1.6% 0.7% 1.0% -- 1.7% 5 1.0%
Age 0.8% 0.7% 1.0% -- 1.7% 4 0.8%
Marital Status 1.6% -- 1.0% -- -- 3 0.6%
Color -- -- -- 1.2% 1.7% 2 0.4%
Gender Identity -- -- 1.0% 1.2% -- 2 0.4%
Gender Expression -- 0.7% -- -- -- 1 0.2%
Arbitrary -- -- 1.0% -- -- 1 0.2%
Total Complaints 101 112 83 68 42 406 --
Total Bases 129 143 97 84 59 513 100.0%

Sources: Fair Housing Advocates of Northern California (FHANC), 2020-21.
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C.3 Fair Housing Testing

Initiated by the Department of Justice’s Civil Rights Division in 1991, fair housing testing involves
the use of an individual or individuals who pose as prospective renters for the purpose of
determining whether a landlord is complying with local, state, and federal fair housing laws.

C.3.1 Regional Trends

During the 2018-2019 FY, FHANC conducted email testing, in-person site, and phone testing for
the County. FHANC conducted 60 email tests to “test the assumption of what ethnicity or race
the average person would associate with each of the names proposed.” Email testing showed
clear differential treatment favoring the White tester in 27 percent of tests, discrimination based
on income in 63 percent of tests, and discrimination based on familial status in 7 percent of
tests. Three paired tests (6 tests total) also showed discrimination based on both race and
source of income. In 80 percent of tests (24 of 30 paired tests), there was some discrepancy or
disadvantage for African American testers and/or testers receiving Housing Choice Vouchers
(HCVs).2

In-person site and phone tests consisted of an African American tester and a White tester. Of
the 10 paired in-person site and phone tests conducted, 50 percent showed differential
treatment favoring the White tester, 60 percent showed discrepancies in treatment for HCV
recipients, and 30 percent showed discrimination on the basis of race and source of income.

The conclusions of the fair housing tests included in the 2020 Al are as follows:

¢ Housing providers make exceptions for White Housing Choice Voucher recipients,
particularly in high opportunity areas with low poverty.

¢ Email testing revealed significant evidence of discrimination, with 27% of tests showing
clear differential treatment favoring the White tester and 63% of tests showing at least
some level of discrimination based upon source of income.

e Phone/site testing also revealed significant instances of discrimination: 50% of
discrimination based upon race and 60% based on source of income.

In Fiscal Year 2018 to 2019, Fair Housing Advocates of Northern California (FHANC) conducted
systemic race discrimination investigations as well as complaint-based testing, with testing for
race, national origin, disability, gender, and familial status discrimination. FHANC monitored
Craigslist for discriminatory advertising, with the additional recently added protection for

2 The Housing Choice Voucher (HCV) Program is the federal government's major program for assisting very low-
income families, the elderly, and persons with disabilities to afford decent, safe, and sanitary housing in the private
market. Participants are free to choose any housing that meets the requirements of the program, which is not limited
to units located in subsidized housing projects. Participants issued a housing voucher are responsible for finding a
suitable housing unit of their choice where the owner agrees to rent under the program. A housing subsidy is paid to
the landlord directly by the local Public Housing Agency (PHA) on behalf of the participant. The participant pays the
difference between the actual rent charged by the landlord and the amount subsidized by the program. State law
prohibits housing providers, such as landlords, from refusing to rent to someone, or otherwise discriminate against
them, because they have a housing subsidy, such as a Housing Choice Voucher, that helps them to afford their rent.
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individuals using housing subsidies in unincorporated parts of Marin. FHANC notified 77 housing
providers in Marin during the year regarding discriminatory language in their advertisements.

The 2020 State Al did not report any findings on fair housing testing. According to the 2020
State Al, research indicates that persons with disabilities are more likely to request differential
treatment to ensure equal access to housing, making them more likely to identify discrimination.
The 2020 State Al highlighted the need for continued fair housing outreach, fair housing testing,
and trainings to communities across California, to ensure the fair housing rights of residents are
protected under federal and state law. The 2020 State Al recommended that the State support
the increase of fair housing testing to identify housing discrimination.

The 2020 State Al also reported findings from the 2020 Community Needs Assessment Survey.
Respondents felt that the primary bases for housing discrimination were source of income,
followed by discriminatory landlord practices, and gender identity and familial status. These
results differ from the most commonly cited reason for discrimination in complaints filed with
DFEH and FHANC. The State survey also found that most (72 percent) respondents who had felt
discriminated against did “nothing” in response. According to the 2020 State Al, “fair housing
education and enforcement through the complaint process are areas of opportunity to help
ensure that those experiencing discrimination know when and how to seek help.”

C.3.2 Local Trends

While COVID-19 affected the extent of testing and in-person counseling in 2020 and 2021, Fair
Housing of Northern California continued to provide counseling and education to over 2,900
tenants, homeowners, homebuyers, housing providers, children, and advocates. Of the clients
FHANC assisted in 2020-2021, 94% were extremely low, very low or low income; 27% were
Latinx, 13% of whom spoke no English; and 20% identified as Black or African American.
Relative to the other areas in FHANC’s service area (Sonoma Co, Fairfield, Vallejo), Marin
County had higher rates of complaints related to disability and fewer related to race.

The majority of the cases handled were fair housing rental cases, followed by reasonable
accommodation requests. Complaints subject to Federal Protections included:

285 related to disability

63 related to race discrimination

47 related to national origin discrimination
24 related to gender discrimination

25 related to familial status discrimination
5 related to religious discrimination

3 related to color discrimination

The number of complaints received that fell under State Protections included:

5 related to age discrimination

39 related to source of income discrimination
2 related to marital status discrimination

3 related to sexual orientation discrimination
2 related to arbitrary discrimination
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C.4 Fair Housing Education and Outreach

C.4.1 Regional Trends

As stated earlier, the 2020 State Al concluded that fair housing outreach and education is
imperative to ensure that those experiencing discrimination know when and how to seek help.
FHANC organizes an annual fair housing conference and resource fair for housing providers
and advocates. Housing rights workshops are offered to landlords, property managers, and
community members. Information on federal and state fair housing laws, common forms of
housing discrimination, protected characteristics, unlawful practices, and fair housing liability is
presented to workshop participants.

The Marin County Housing Authority (Marin Housing) website includes information in 103
languages on the following:

e Public Housing, including reasonable accommodations, grievance procedures, transfer
policies, fraud and abuse, resident newsletters, forms and other resources;

¢ Housing Choice Vouchers, including information for landlords and tenants, fraud and
abuse, and voucher payment standards;

o Waitlist information and updates;

e Resident Services, including the Supportive Housing Program and Resident Advisory
Board;

o Homeownership opportunities. including the Below Market Rate Homeownership
Program, Residential Rehab Loan Program, Mortgage Credit Certification Program and
Section 8 Homeownership Program;

¢ Announcements and news articles

¢ Agency reports and calendar of events

The County of Marin established a Fair Housing Community Advisory Group in 2016, including
representatives from the City of San Rafael and San Rafael-based housing advocates. This
Group provides advice and feedback on citizen engagement and communication strategies,
participates in discussions on fair housing topics, identifies fair housing issues and contributing
factors, and assists in developing solutions to fair housing issues. The County also established a
Fair Housing Steering Committee consisting of 20 members representing public housing, faith-
based organizations, the Marin County Housing Authority, Asian communities, cities and towns,
African American communities, business, persons with disabilities, children, legal aid, persons
experiencing homelessness, Latino communities, and philanthropy. The Committee advises on
citizen engagement strategies, identifies factors contributing to fair housing impediments,
incorporates community input and feedback, and provides information on a variety of housing
topics to inform actions and implementation plans.

From 2017 to 2018, Fair Housing Advocates of Northern California (FHANC) educated 221
prospective homebuyers. It also trained 201 housing providers on fair housing law and practice,
a 28 percent increase from the previous fiscal year. From 2017 to 2018, FHANC reached 379
tenants and staff from service agencies through fair housing presentations and 227 community
members through fair housing conferences (a 37 percent increase). It distributed 4,185 pieces
of literature; had 100 children participate in its annual Fair Housing Poster Contest from 10 local
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schools and 16 students participate in our first Fair Housing Poetry Contest from 11 local
schools. FHANC also offered storytelling shows about diversity and acceptance to 2,698
children.

As of 2021, FHANC reaches those least likely to apply for services through the following:

C4.2

Translating most of its literature into Spanish and some in Viethamese

Continuing to advertise all programs/services in all areas of Marin, including the Canal,
Novato, and Marin City, areas where Latinx and African-American populations are
concentrated

Maintaining a website with information translated into Spanish and Vietnamese
Maintaining bilingual staff. As of 2021, FHANC has three bilingual Spanish speakers who
offer intake, counseling, education and outreach to monolingual Spanish speakers; in
addition, they have one staff member who is bilingual in Mandarin and another in
Portuguese.

Maintaining a TTY/TDD line to assist in communication with clients who are hearing-
impaired

Offering translation services in other languages when needed

Conducting outreach and fair housing and pre-purchase presentations in English and
Spanish

Collaborating with agencies providing services to all protected classes

Providing fair housing education to staff and eliciting help to reach vulnerable
populations — e.g. Legal Aid of Marin, the Asian Advocacy Project, Canal Alliance, ISOJI,
MCIL, Sparkpoint, the District Attorney’s Office, Office of Education, and the Marin
Housing Authority.

Local Trends

In 2020, the City entered into a cooperative agreement with the County of Marin to manage the
City of San Rafael’s Community Development Block Grant (CDBG) funds. Examples of CDBG
funded projects in San Rafael include the Vivalon Healthy Aging complex, which when
completed will provide 66 lower income apartments to older adults as well as a senior wellness
center. Other examples include the recent Pickleweed Park play structure in the Canal
neighborhood.

As part of this cooperative agreement, the City allocated $25,000 to support Fair Housing of
Northern California (FHANC) to continue to provide fair housing education and counseling,
complaint investigation, and fair housing discrimination complaints. Recommendations for San
Rafael are overseen by a Countywide Priority Setting Committee made up of City Council
Members, a County Supervisor and residents who represent members of protected classes
from all areas of the County.
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D. Integration and Segregation

Examining the spatial distribution of different ethnic and racial groups across a city or region is a
useful way to identify potential fair housing concerns as well as housing needs. To measure
segregation in a given jurisdiction, the US Department of Housing and Urban Development
(HUD) provides data on racial or ethnic “dissimilarity.” Dissimilarity indices are used to measure
the evenness with which two groups (frequently defined on racial or ethnic characteristics) are
distributed across a geographic area. The index ranges from 0 to 100, with O denoting no
segregation and 100 indicating complete segregation between the two groups. The index score
can be understood as the percentage of one of the two groups that would need to move to
produce an even distribution of racial/ethnic groups within the specified area. For example, if an
index score is 60, that means 60 percent of people in the specified area would need to move to
completely eliminate segregation.?

HUD uses the following interval scale for expressing dissimilarity within a region:

e <40: Low Segregation
o 40-54: Moderate Segregation
o >55: High Segregation

D.1 Race and Ethnicity

D.1.1 Regional Trends

Non-Hispanic Whites make up 71.2 percent of Marin County’s population, a significantly larger
share than in the Bay Area as a whole*, where only 39 percent of the population is non-Hispanic
White. The next largest racial/ethnic group in Marin County is Hispanic/Latino, making up 16
percent of the population. Marin County’s Asian population represents 5.8 percent of the total, a
much smaller share than the regional average of 27 percent. Only 2.1 percent of Marin
County’s residents identify as Black/ African-American, compared to 5.8 percent in the region as
a whole.

Table A-3 indicates racial and ethnic distribution in the Bay Area, Marin County, San Rafael, and
several other Marin County cities. San Rafael has a smaller share of Non-Hispanic White
residents than neighboring cities, although this group still represents a majority of the city’s
population. Non-Hispanic White residents comprise 57 percent of San Rafael’s population,
compared to 64 percent in Novato, 78 percent in Larkspur and Corte Madera, and 85 percent in
San Anselmo. San Rafael has a substantially larger share of Hispanic/Latino residents than the
Bay Area, Marin County and nearby cities. Nearly one in three San Rafael residents is
Hispanic/Latino. In San Anselmo and Corte Madera, the figure is about 7 percent and in
Larkspur it is 11 percent. Novato has the second highest concentration of Hispanic/Latino
residents in the county, at about 19 percent.

3 Massey, D.S. and N.A. Denton. (1993). American Apartheid: Segregation and the Making of the Underclass.
Cambridge, MA: Harvard University Press.

4 The “Bay Area” data covers the members of the Association of Bay Area Governments (ABAG) which are the
counties of: Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma.
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Table A-3 Racial Composition in San Rafael, Neighboring Cities and Marin County

Bay Marin San Corte San
Area’ Co Rafael | Novato | Madera | Larkspur | Anselmo
White, non-Hispanic 39.3% 71.2% 57.0% 63.5% 78.5% 77.9% 85.9%
Black or African
American, non- 5.8% 2.1% 1.3% 3.4% 2.3% 0.7% 0.8%
Hispanic
American Indian and
Alaska Native, non- 0.2% 0.2% 0.1% 0.2% 0.0% 0.4% <0.1%
Hispanic
Asian, non-Hispanic? 26.7% 5.8% 6.6% 7.8% 6.1% 5.4% 3.3%
Native Hawaiian and
Other Pacific Islander, N/A 0.1% 0.1% N/A 0.0% 0.1% N/A
non-Hispanic
Some other race, N/A 0.9% 16% | 05%
non-Hispanic
T 3.8% 6.2% 2.9%
WO or more races, N/A 3.8% 4.4% 4.0%

non-Hispanic
Hispanic or Latino 23.5% 16.0% 31.0% 18.9% 7.1% 11.0% 7.1%
Total 7,710,026 | 259,943 | 58,775 | 55,642 9,838 12,319 12,525

Sources: American Community Survey, 2015-2019 (5-Year Estimates). ABAG Housing Needs Data Package.

1. The “Bay Area” data covers the Association of Bay Area Governments (ABAG) region, which includes the counties of: Alameda,
Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma.
2. Asian and Pacific Islander combined; ABAG Data Package presented data with some races combined.

Table A-4: Dissimilarity Index in Marin County, 1990-2020

1990 2000 2010 2020
Non-White/White 31.63 34.08 35.21 42.61
Black/White 54.90 50.87 45.61 57.17
Hispanic/White 36.38 44.29 44.73 49.97
Asian or Pacific Islander/ White 19.64 20.13 18.55 25.72

Sources: HUD Dissimilarity Index, 2020
Note: The higher the number, the more geographically segregated the first group is from the second group within the community. A
score of 100 equals complete segregation between the two groups.
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As explained above, dissimilarity indices measures segregation, with higher indices signifying
higher segregation. Table A-4 shows dissimilarity indices for the county over the last 30 years.
In Marin County, all minority (non-White) residents combined are considered moderately
segregated from White residents, with an index score of 42.6 in 2020. Since 1990, segregation
between non-White (all non-white residents combined) and White residents has increased.
Dissimilarity indices between Black, Hispanic, Asian/Pacific Islander, and White residents have
also increased since 1990, indicating that Marin County has become increasingly racially
segregated. Based on HUD’s definition of the index, Black and White residents are highly
segregated and Hispanic and White residents are moderately segregated, while segregation
between Asian/Pacific Islander and White residents is considered low.

In California as a whole, based on the figures provided in the 2020 State Al, segregation levels
between non-White and White populations were moderate in both entitlement and non-
entitlement areas.> However, segregation levels in non-entitlement areas are slightly higher with
a value of 54.1, compared to 50.1 in entitlement areas. Segregation trends Statewide show an
increase in segregation between non-White and White populations between 1990 and 2017 in
both entitlement and non-entitlement areas. The 2020 State Al found that California’s
segregation levels have consistently been most severe between the Black and White
populations, a trend paralleled in Marin County. As in Marin County, State trends also show
Asian or Pacific Islander and White residents are the least segregated when compared to other
racial and ethnic groups, but levels are still increasing.

Figures A-2 and A-3 compare the concentration of minority populations in San Rafael and the
adjacent region by census block group® in 2010 and 2018. Since 2010, concentrations of
racial/ethnic minority groups have increased in most block groups regionwide. In Marin County,
non-White populations are most concentrated along the eastern County boundary, specifically in
San Rafael, Novato, and the unincorporated communities of Marin City and San Quentin (where
a State Prison is located). Red block groups indicate that over 81 percent of the population in
the tract is non-White.

While non-White populations appear to be increasing in Marin County, these groups are
concentrated within the areas described above. At the regional level, Marin County and the
adjacent counties of Sonoma and Napa have lower concentrations of non-White residents than
the counties of Solano, Contra Costa, Alameda, and San Francisco.

5 An entitlement area is a unit of government designated to receive HOME program funds from the federal government.
These are generally communities with 50,000 or more residents in a metropolitan area.

6 Block groups (BGs) are the next level above census blocks in the geographic hierarchy (census blocks are the
smallest geographic area for which the Bureau of the Census collects and tabulates decennial census data). A BG is a
combination of census blocks that is a subdivision of a census tract or block numbering area (BNA). A county or its
statistically equivalent entity contains either census tracts or BNAs; it can not contain both. The BG is the smallest
geographic entity for which the decennial census tabulates and publishes sample data.
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Figure A-2: Percent of Non-White and Hispanic/Latino Residents by Block Group in North Bay, 2010
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Figure A-3: Percent of Non-White and Hispanic/Latino Residents by Block Group in North Bay, 2018
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There are only four census tracts in Marin County where the non-White population is
predominant. Three are located in Central Marin County and one is located in Southern Marin
County. Two of the Central Marin County tracts are in San Rafael. One has a Hispanic/Latino
population that exceeds 90 percent of the total population and the other has a Hispanic/Latino
population exceeding 50 percent (see discussion in next section). The other Central Marin tract
is the unincorporated tract containing San Quentin Prison. In Southern Marin, Marin City has a
population that is predominantly Hispanic/Latino and Black. However, the Black population has
declined from 90 percent in 1990 to about 28 percent today.

The populations in these four tracts represent a disproportionately large share of the County’s
lower-income population. Hispanic/Latino residents represent about 16 percent of the County
population, but 34 percent of Rental Assistance requests, while Black/African American
residents represent about two percent of the population, but 8.5 percent of Rental Assistance
requests.

D.1.2 Local Trends

San Rafael had a White majority population in 2020 but was transitioning to majority non-White
based on trends since 1990. In 2010, the population was 60.9 percent Non-Hispanic White.
The 2020 Census reported that the non-Hispanic White population had declined to 51.5 percent
of the total.

The data in Table A-5 reflects the 2015-2019 American Community Survey, which indicates that
the non-Hispanic White population was 57 percent of the total. The Hispanic/Latino population
was 27.7 percent of the total in 2010 and 31 percent of the population in 2019. The Asian
population has increased slightly, while the Black population has declined.

Table A-5: Change in Racial/Ethnic Composition in San Rafael, 2010-2019

2010 2019

Persons Percent Persons Percent
White, non-Hispanic 34,687 60.9% 33,509 57.0%
Black or African American, non-Hispanic 1,568 2.8% 792 1.3%
American Indian and Alaska Native, non-Hispanic 68 0.1% 75 0.1%
Asian, non-Hispanic 3,638 6.4% 3,913 6.7%
Ef\sté\;il;l:awaiian and Other Pacific Islander, non- 138 0.2% 4 0.0%
Some other race, non-Hispanic 48 0.1% 252 0.4%
Two or more races, non-Hispanic 1,024 1.8% 1,988 3.4%
Hispanic or Latino 15,759 27.7% 18,242 31.0%
Total 56,930 100.0% 58,775 100.0%

Sources: 2006-2010 and 2015-2019 ACS (5-Year Estimates)

APPENDIX A: Fair Housing Analysis Page A-18



2023-2031 HOUSING ELEMENT NOVEMBER 4, 2022 WORKING DRAFT
With edits through December 19, 2022

ABAG provides segregation analyses for Bay Area jurisdictions for the purpose of this AFFH
assessment. According to this report, dissimilarity indices in San Rafael are higher than the Bay
Area average. However, the White and non-White communities in San Rafael have become less
segregated since 2000, and segregation between White and non-White groups citywide is
considered low based on HUD’s definitions for dissimilarity indices (Table A-6). Segregation
between all non-White groups, Asian/Pacific Islander, Black/African American, and Latinx, and
the White population have decreased since 2000 according to dissimilarity indices. Using
HUD’s definition of the index, segregation between Asian/Pacific Islander and Black/African
American and White populations is low, while Latinx and White populations are moderately
segregated. It is important to note that the Black/African American population in the city is small,
therefore dissimilarity index estimates may be inaccurate.

Table A-6: Dissimilarity Indices for San Rafael (2000-2020) and Bay Area (2020)

San Rafael Bay Area
2000 2010 2020 2020
Asian/Pacific Islander vs. White 28.5 22.3 21.8 18.5
Black/African American vs. White 32.8* 27.8* 27.9* 244
Latinx vs. White 58.0 52.0 46.2 20.7
People of Color vs. White 46.0 40.7 35.2 16.8

Source: ABAG/MTC AFFH Segregation Report, 2022.

(*) Index based on racial group making up less than 5 percent of jurisdiction population. Estimates may be unreliable.

Note: Note: The higher the number, the more geographically segregated the first group is from the second group within the
community. A score of 100 equals complete segregation between the two groups.

Figures A-4 and A-5 compare racial/ethnic minority populations by block group in 2010 and
2018. In many San Rafael block groups, the racial/ethnic minority population has increased
since 2010. Blocks in the northeast and western parts of San Rafael tend to have smaller
racial/ethnic minority populations compared to the central and southeast areas of the City. The
southeast section of San Rafael has the largest non-White population. Block groups in this area
have non-White populations ranging from 70 percent to 94 percent. The block group
encompassing the Canal neighborhood has the largest racial/ethnic minority population, at 94.3
percent. All other areas of the city have White majority populations, although early indications
from the 2020 Census indicate a block group in Terra Linda also with a growing concentration of
Hispanic/Latino residents.
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Figure A-4: Percent of Non-White and Hispanic/Latino Residents by Block Group in San Rafael, 2010
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D.1.3 Relationship of Sites Inventory to Segregation

As discussed previously, San Rafael is comprised of block groups with variable populations of
racial/ethnic minorities. The distribution of units selected to meet the RHNA by racial/ethnic
minority population are shown in Figure A-6 and Table A-7 below.

The first column in Table A-7 classifies block groups in San Rafael based on the percentage of
non-White residents in the block group. The remaining columns indicate the capacity of housing
opportunity sites (mapped in Chapter 4 and listed in Appendix B) located in each category of
block group. The table provides an indication of whether housing sites are distributed in a way
that increases or decreases segregation. The concentration of lower income units in tracts that
are primarily non-White would further segregation while the creation of lower income
opportunities in primarily White or racially mixed tracts futhers integration. The table indicates
that most units in the city are located in tracts that are racially mixed—60 percent of the housing
capacity is in tracts where 40 to 60 percent of the residents are other races. Much of this
capacity is associated with Downtown San Rafael and the Northgate areas, which are more
diverse than the rest of the city. About half of the city’s lower-income capacity is in these two
areas. More than a third of the lower-income capacity is in census tracts where non-White
residents make up less than 40 percent of the population.

Only 7.6 percent of the city’s housing capacity is located in tracts where the non-White
population exceeds 60 percent of the population. These sites are located in the Canal
neighborhood and are planned for a mix of low, moderate, and above moderate income
housing. It is important to note that much of the feedback from Canal community members was
that there was an urgent need for more affordable housing in the neighborhood. Thus, the
designation of at least a few sites for low and moderate housing is appropriate. Overall, the
City’s RHNA strategy disperses housing affordable sites across the city, contributing to the
deconcentration of poverty and a more inclusive and integrated city.

Table A-7: Distribution of RHNA Units by Racial/Ethnic Minority Concentration

. Lower Income Moderate Income A?:Z;re(’d Total

Percent Non-White

(block group) Units | Percent | Units | Percent | Units | Percent | Units | Percent
<=20% 101 6.1% 119 19.2% 54 2.2% 274 5.8%
21-40% 520 31.5% 70 11.3% 647 26.8% | 1,237 26.4%
41-60% 859 52.1% 396 63.8% | 1563 64.7% | 2,819 60.2%
61-80% 2 0.1% 0 0.0% 22 0.9% 24 0.5%
>81% 168 10.2% 36 5.8% 128 5.3% 332 71%
Total 1,650 | 100.0% 621 | 100.0% | 2,414 | 100.0% | 4,686 | 100.0%

Source: ABAG/MTC AFFH Segregation Report, 2022.
(*) Index based on racial group making up less than 5 percent of jurisdiction population. Estimates may be unreliable.
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D.2 Persons with Disabilities

Persons with disabilities have special housing needs because of the lack of accessible and
affordable housing, and the higher health costs associated with their disability. In addition, many
may be on fixed incomes that further limits their housing options. Persons with disabilities also
tend to be more susceptible to housing discrimination due to their disability status and required
accommodations associated with their disability.

D.2.1 Regional Trends

Marin County’s population with a disability’ is similarly distributed to that in the Bay Area. As
shown in Table A-8, 9.1 percent of Marin County’s population has a disability, compared to 9.6
percent in the Bay Area. Black or African American, American Indian and Alaska Native, and
non-Hispanic White populations experience disabilities at the highest rates in both the Bay Area
and the County (16 percent, 18 percent, and 11 percent in the Bay Area and 15 percent, 12
percent, and 10 percent in Marin County, respectively). Nearly 37 percent of Marin County’s
population aged 75 and older and 14.6 percent aged 65 to 74 has one or more disability, lower
shares than in the Bay Area. Ambulatory and independent living difficulties are the most
common disability type in the County and Bay Area.

According to the 2015-2019 ACS, populations of persons with disabilities in Marin County cities
are generally consistent, ranging from 7.2 percent in Ross to 10 percent in Novato. Figure A-7
shows that less than 20 percent of the population in all tracts in the County have a disability.
Persons with disabilities are generally not concentrated in one area in the region. Figure A-7
also shows that only a few census tracts in the region have a population with a disability that
exceeds 20 percent. However, multiple census tracts with a population with disabilities between
15 and 20 percent are concentrated along the Bayshore in Napa and Contra Costa Counties.

D.2.2 Local Trends

According to the 2015-2019 ACS, 8.4 percent of San Rafael residents experience a disability,
compared to 9.1 percent countywide (see Table A-9). Disabilities are most common amongst
elderly residents aged 75 and older (34.2 percent with a disability), followed by seniors aged 65
to 74 (17.9 percent), and adults aged 35 to 64 (6.1 percent). The most common disabilities in
San Rafael are independent living difficulties (4.3 percent) and ambulatory difficulties (4
percent). Ambulatory difficulties, difficulty walking or climbing stairs, and independent living
difficulties are typically most common amongst older adults. The population of persons with
disabilities has decreased from 9.6 percent during the 2008-2012 ACS. Though the proportion
of persons with disabilities has decreased in the city, the older adult (65+) population in San
Rafael grew from 15.8 percent to 19.3 percent during the same period.

Figure A-8 shows the population of persons with disabilities by San Rafael census tract based on
the 2015-2019 ACS. All tracts in the city have populations of persons with disabilities below 20
percent. In most tracts, fewer than 10 percent of the population experiences a disability.

7 The American Community Survey asks about six disability types: hearing difficulty, vision difficulty, cognitive difficulty, ambulatory
difficulty, self-care difficulty, and independent living difficulty. Respondents who report anyone of the six disability types are
considered to have a disability. For more information visit: https://www.census.gov/topics/health/disability/quidance/data-collection-
acs.html#:~:text=Physical%20Disability %20Conditions %20that %20substantially,reaching %2C %20lifting %2C %200r%20carrying.
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Table A-8: Population of Persons with Disabilities, Bay Area and Marin County, 2019

Bay Area Marin County

Percent with a Disability Percent with a Disability
Civilian non-institutionalized population 9.6% 9.1%
Race/Ethnicity
Black or African American alone 15.9% 14.8%
American Indian and Alaska Native alone 17.5% 12.1%
Asian alone 7.3% 7.3%
:\Slla;c::/deel;lzr(\;?;an and Other Pacific 93% 0.8%
Some other race alone 6.8% 4.7%
Two or more races 8.2% 8.9%
White alone, not Hispanic or Latino 11.3% 9.9%
Hispanic or Latino (of any race) 7.9% 6.1%
Age
Under 5 years 0.6% 0.7%
5to 17 years 3.8% 2.9%
18 to 34 years 4.6% 5.9%
35 to 64 years 8.0% 6.1%
65 to 74 years 19.6% 14.6%
75 years and over 47.8% 36.8%
Type
Hearing difficulty 2.7% 3.0%
Vision difficulty 1.7% 1.5%
Cognitive difficulty 3.7% 3.2%
Ambulatory difficulty 4.8% 4.3%
Self-care difficulty 2.2% 2.0%
Independent living difficulty 3.9% 4.3%

Sources: American Community Survey, 2015-2019 (5-Year Estimates).

(1) The “Bay Area” data covers the members of the Association of Bay Area Governments (ABAG) which are the counties of: Alameda,
Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma.
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Table A-9: Population of Persons with Disabilities, San Rafael, 2019

Total Population Percent with a Disability
Civilian non-institutionalized population 58,002 8.4%
Race/Ethnicity
Black or African American alone 712 18.5%
American Indian and Alaska Native alone 500 3.8%
Asian alone 3,977 8.6%
:\Slla;c::/deel;lzr(\;?;an and Other Pacific 4 100.0%
Some other race alone 11,271 2.6%
Two or more races 2,754 6.6%
White alone, not Hispanic or Latino 33,064 10.8%
Hispanic or Latino (of any race) 18,073 3.9%
Age
Under 5 years 3,382 1.1%
5to 17 years 9,552 2.2%
18 to 34 years 11,047 3.9%
35 to 64 years 23,079 6.1%
65 to 74 years 5,861 17.9%
75 years and over 5,081 34.2%
Type
Hearing difficulty -- 3.0%
Vision difficulty -- 1.4%
Cognitive difficulty -- 3.2%
Ambulatory difficulty -- 4.0%
Self-care difficulty -- 2.2%
Independent living difficulty -- 4.3%

Sources: American Community Survey, 2015-2019 (5-Year Estimates).
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Figure A-7: Percent of Residents with a Disability in Northern Bay Area
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Figure A-8: Percent of Residents with a Disability in San Rafael
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Persons with disabilities are generally not concentrated in a single area of the city, although
there is a geographic correlation between the percentage of persons with disabilities and the
percentage of residents over 65. Specifically, Census Tracts 1082, 1060.02, and 1102 have
populations of persons with disabilities exceeding 10 percent. These tracts have older adult
populations of 23.9 percent, 25.3 percent, and 31.2 percent, respectively, which is higher than
the citywide average of 22 percent. None of the tracts with larger populations of persons with
disabilities contain block groups with populations of racial/ethnic minorities exceeding the
citywide average.

D.2.3 Relationship of Sites Inventory to Location of Persons with Disabilities

As discussed above, tracts in the City have populations of persons with disabilities ranging from
5.4 to 15 percent. The distribution of units selected to meet the City’s RHNA relative to the
population of persons with disabilities is shown in Table A-10 and Figure A-9 on the next page.

Most RHNA units (69.7 percent) are in tracts where less than 10 percent of the population
experiences a disability. The remaining RHNA units are in tracts where 10 to 15 percent of the
population experiences a disability. The distribution of RHNA units is consistent with the citywide
trend and does not concentrate sites in areas where populations of persons with disabilities are
heightened. Further, San Rafael’s RHNA strategy does not concentrate lower income units in
tracts where there are larger populations of disabled individuals at a rate exceeding moderate-
and above moderate-income units.

Table A-10: Distribution of RHNA Units by Concentrations of Disabled Residents

Percent of residents Lower Income Moderate Income Above Mod Total

with a disability Ll

(block group) Units | Percent | Units | Percent | Units | Percent | Units | Percent
<10% 1,223 74.1% 459 73.9% | 1,582 65.5% | 3,265 69.7%
10-20% 427 25.9% 162 26.1% 832 34.5% | 1,421 30.3%
Total 1,650 | 100.0% 621 | 100.0% | 2,414 | 100.0% | 4,686 | 100.0%

Source: ACS 2015-2019
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Figure A-9: Distribution of Housing Sites relative to Percent of
Residents with a Disability
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D.3 Familial Status

Under the Fair Housing Act, housing providers may not discriminate because of familial status.
Familial status covers any household with children under the age of 18, pregnant persons, and
any person in the process of securing legal custody of a minor child (including adoptive or foster
parents). Examples of familial status discrimination include refusing to rent to families with
children, evicting families once a child joins the family, or requiring families with children to live
on specific floors or in specific buildings or areas. Single parent households are also protected
by fair housing law.

D.3.1 Regional Trends

According to the 2019 ACS, there are slightly fewer households with children in Marin County
than in the Bay Area as a whole. About 27 percent of households in Marin County have children
under the age of 18. Of the households with children, 21 percent are married-couple
households and six percent single-parent households. In the Bay Area as a whole, about 32
percent of households have children. As in Marin County, most are married couples. As shown
in Chart A-2, the cities of Larkspur and Ross have the highest percentage of households with
children (50.1 percent and 40.6 percent, respectively). Larkspur, Corte Madera, and San Rafael
have concentrations of single-parent households exceeding the countywide average.

Figure A-10 shows the regional distribution of children in married households, while Figure A-11
shows the regional distribution of single female headed households. Census tracts with high
concentrations of children living in married couple households are not concentrated in any
particular area of Marin County. Most census tracts have more than 60 percent of all children
living in married-persons households. Regionally, children in married-person households are
more commonly found in inland census tracts (e.g., in suburban communities rather than in the
more urban communities along the bay). The inverse trend is seen for children living in single-
parent female-headed households, who are more likely to live in urban areas.

In most tracts in Marin County, less than 20 percent of children live in female-headed
households. However, the percentage of children in female-headed households exceeds 20
percent in Marin City and in the Bolinas area.

D.3.2 Local Trends

San Rafael has seen an increase in the proportion of households with children in recent years
(see Table A-11). During the 2006-2010 ACS, there were 5,765 households with children
representing 24.7 percent of all City households. The most recent 2015-2019 ACS estimates
show there are now 6,342 households with children in San Rafael representing 27.1 percent of
households citywide. The number of married couple households with children increased by 14.9
percent during this period, while the population of single-parent female-headed households has
decreased 5.4 percent. The population of single-parent male-headed households increased by
almost 12 percent during this period but remains much lower than the number of single-parent
female-headed households.
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As shown in Figure A-12, tracts in the central and eastern areas of the city have larger
populations of children residing in married couple households. In these areas, more than 80
percent of all children live in married couple households. Conversely, in four tracts in the
southern portion of the city and one tract on the northern end, fewer than 60 percent of children
reside in married couple households. Several of the tracts in the southern area also have larger
populations of children residing in single-parent female-headed households (see Figure A-16).
Tracts in the Canal neighborhood, where more than 20 percent of children live in female-headed
households, also have contain larger racial/ethnic minority populations.

Table A-11: Change in Household Type — Households with Children (2006-2019)

2006-2010 2015-2019 Percent
% of % of Increase,
Households total Households total 2006-2019
Married-couple family with 3,964 17.0% 4555 | 19.4% 14.9%
children
Single-parent, male-headed 497 2.1% 554 2.4% 11.5%
Single-parent, female-headed 1,304 5.6% 1,233 5.3% -5.4%
Total Households with Children 5,765 24.7% 6,342 27.1% 10.0%
Total Households 23,379 100.0% 23,433 100.0% 0.2%

Source: ACS, 2006-2010 and 2015-2019 (5 year estimates)

D.3.3 Relationship of Sites Inventory to Distribution of Single-Parent Households

The distribution of housing sites by population of children residing in married couple households
is presented in Figure A-14 and Table A-12. The largest proportion of future housing units are in
tracts where 40 to 60 percent of children reside in married couple households. However, a
larger proportion of lower (26.2 percent) and moderate (28.5 percent) income units are in tracts
where more than 80 percent of children reside in married couple households compared to
above moderate-income units (13.8 percent). While there are more units in areas where fewer
children reside in married couple households, sites are generally distributed throughout the City
and are not concentrated in tracts with populations of children in married couple households of

a single range.

Figure A-15 and Table A-12 show the distribution of RHNA units by population of children
residing in single-parent female-headed households. More than half (55.6 percent) of the
potential housing units are in tracts where fewer than 20 percent of children live in female-
headed households. A smaller proportion of lower-income units (38.7 percent) are in tracts
where more than 20 percent of children live in female-headed households compared to
moderate-income units (44.8 percent) and above moderate-income units (48.2 percent).

The City’s RHNA strategy does not disproportionately place RHNA units of any income level in
tracts with higher concentrations of children in single-parent households or tracts with lower
concentrations of children in married couple households.

APPENDIX A: Fair Housing Analysis

Page A-32



2023-2031 HOUSING ELEMENT NOVEMBER 4, 2022 WORKING DRAFT
With edits through December 19, 2022

50.0%
330
40.0% T
/ 1,441 31N
321 o
‘2'3% 31%
it 61% ; 1,211
1,873 16574
30 0% 3.3%
28 6! s 347
2628 5,839 A% 6,942 20%
v { f A 0,
4“0.)‘6- 780 1.347 3% L% 53%
2.1% 2.9% 2.3%
20 % 2.4%
20 0% 9 2% 9
31.8%
‘ “ (]”"0
2 481
/‘1 3%
10.0% 18.2% 19 0% 20 6% 19 4%
().0%
Marin County  Belvedere  Corte Madera — Fairfax | arkspur Mill Valley Novato Ross San Anselmo  San Rafeel  Sausalto [iburon
m Married Couple with Children Single-Parent, Male ' Single-Parent, Female

Chart A-2: Percent of Households with Children in Marin County and Incorporated Cities, 2019
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Figure A-10: Percent of Children in Married Couple Households by Tract, 2019
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Figure A-11: Percent of Children in Female-Headed Households by Tract, 2019
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Figure A-12: Percent of Children in Married Couple Households in San Rafael, 2019
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Figure A-13: Percent of Children in Female-Headed Households in San Rafael, 2019
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Table A-12: Distribution of RHNA Units by Family Status

% of all Children in Lower Income Moderate Income LA Lo Total
Married Couple Income

Households Units | Percent Units Percent | Units | Percent | Units | Percent
40-60% 833 50.5% 334 53.8% | 1001 41.5% | 2169 46.3%
60-80% 384 23.3% 110 17.7% | 1079 44.7% 1573 33.6%
80-100% 433 26.2% 177 28.5% 334 13.8% 944 20.1%
Total 1650 | 100.0% 621 | 100.0% | 2414 | 100.0% | 4686 | 100.0%
% of all Children in Lower Income Moderate Income [LEEE Total
Female-Headed Income

Households Units | Percent Units | Percent | Units | Percent | Units | Percent
<20% 1012 61.3% 343 55.2% | 1250 51.8% | 2605 55.6%
20-40% 638 38.7% 278 448% | 1164 48.2% | 2081 44.4%
Total 1650 | 100.0% 621 | 100.0% | 2414 | 100.0% | 4686 | 100.0%
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D.4 Income

Identifying low or moderate income (LMI) areas is an important part of making policy decisions
to address patterns of segregation in a community. HUD defines a LMI area as a Census tract
or block group where more than 51 percent of the population is LMI. In this instance, HUD uses
80 percent of areawide median income as the upper threshold, rather than the 120 percent
used for RHNA purposes.

D.4.1 Regional Trends

According to Comprehensive Housing Affordability Strategy (CHAS)? data based on the 2017
ACS, 40.5 percent of Marin County households meet the LMI criteria (earning 80 percent or less
than the area median income, or AMI). As shown in Table A-13, roughly 26 percent of Marin
County residents earn less than 50 percent of AMI and another 14 percent earn between 50 and
80 percent of AMI. Nearly 60 percent of renter households are considered LMI compared to
only 29.8 percent of owner households.

The spatial distribution of LMI households in the North Bay is shown in Figure A-16. Figure A-16
shows that LMI populations are most concentrated in West Marin, North Marin (Novato), Central
Marin (San Rafael), and the unincorporated communities of Marin City and Santa Venetia.

D.4.2 Local Trends

As shown in Table A-14, San Rafael has higher proportions of LMI households than Marin
County as a whole. About 48 percent of the city’s households meet HUD LMI criteria. Some
32.6 percent of the city’s households earn less than 50 percent of AMI and another 15 percent
earn 50 to 80 percent of AMI. As in Marin County as a whole, renters are disproportionately
more likely to be LMI. About 69 percent of the city’s renters are LMI, compared to 28 percent of
the city’s owners. Compared to the County, San Rafael has a smaller proportion of lower
income owners but larger proportion of lower income renters. According to 2015-2019 ACS
estimates, the median household income in San Rafael is $91,742. This is lower than the
County ($115,246) as well as the nearby cities of Larkspur ($109,426), Corte Madera
($149,439), Mill Valley ($163,614), and Tiburon ($154,915).

Dissimilarity indices from the ABAG AFFH Segregation Report are presented in Table A-15.
Household dissimilarity indices for San Rafael reveal that the city is more segregated by income
than the Bay Area as a whole. In other words, lower income households in San Rafael are more
likely to be geographically concentrated than lower income households in the Bay Area as a
whole. The data also shows that segregation between lower income households and higher
income households in the city increased between 2010 and 2015.

Figure A-17 shows the LMI populations in San Rafael by block group. In general, the Canal
neighborhood has the highest concentration of LMI areas. As noted earlier, this area also has
larger proportions of racial/ethnic minority populations and children residing in female-headed
households.

8 Each year, the U.S. Department of Housing and Urban Development (HUD) receives custom tabulations of ACS data
from the U.S. Census Bureau. These data, known as the "CHAS" data (Comprehensive Housing Affordability Strategy),
demonstrate the extent of housing problems and housing needs, particularly for low-income households.
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Table A-13: Marin County Households by Income Category and Tenure (2017)

Income Category Owner Renter Total
0%-30% of AMI 8.7% 26.0% 14.9%
31%-50% of AMI 8.5% 16.0% 11.2%
51%-80% of AMI 12.6% 17.6% 14.4%
81%-100% of AMI 8.4% 10.0% 8.9%
Greater than 100% of AMI 61.8% 30.4% 50.5%
Total 67,295 37,550 104,845

1. Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan

areas and uses San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties) for Marin County.
Sources: ABAG/MTC Housing Needs Data Workbook, 2021; HUD CHAS (based on 2013-2017 ACS), 2020.

Table A-14: San Rafael Households by Income Category and Tenure (2017)

Income Category Owner Renter Total

0%-30% of AMI 7.9% 33.1% 19.9%
31%-50% of AMI 8.2% 17.6% 12.7%
51%-80% of AMI 12.1% 17.9% 14.9%
81%-100% of AMI 10.3% 8.6% 9.5%

Greater than 100% of AMI 61.6% 22.8% 43.1%
Total 12,000 10,939 22,939

Sources: ABAG/MTC Housing Needs Data Workbook, 2021; HUD CHAS (based on 2013-2017 ACS), 2020.

Table A-15: San Rafael and Bay Area Income Dissimilarity Indices (2010-2015)

San Rafael Bay Area
Income Group 2010 2015 2015
Below 80% AMI vs. Above 80% AMI 30.0 39.8 19.8
Below 50% AMI vs. Above 120% AMI 37.2 47.3 25.3
Source: ABAG/MTC Segregation Report, 2022
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According to the HCD AFFH Data Viewer, there are 14 subsidized housing projects in San
Rafael. Of the 14, five are located in block groups where more than 75 percent of households
are LMI and six are located in block groups where 50 to 75 percent of households are LMI. The
location of subsidized housing units likely contributes to the concentration of LMI households in
certain block groups. However, these projects are also located in areas with supportive
services, high-frequency public transit, and other amenities that tend to reduce transportation
costs and other household expenses.

D.4.3 Relationship of Sites Inventory to Income Distribution

As discussed previously, there are multiple LMI areas in the city. Table A-16 and Figure A-18
show the distribution of RHNA units by LMI population. More than half of city’s RHNA capacity
(58.1 percent) is in block groups where 50 to 75 percent of households are low or moderate
income. However, these block groups are scattered throughout the city and are not clustered in
a single part of San Rafael. In total, 78.7 percent of the identified RHNA housing capacity is in
LMI areas including 74.7 percent of the lower income units, 74.7 percent of the moderate-
income units, and 82.4 percent of the above moderate-income units.

The City’s RHNA strategy does not concentrate lower income units in LMI areas at a rate
exceeding moderate or above moderate-income units. Only 20 percent of the City’s RHNA
capacity is in the lowest income tracts (i.e., areas where 75-100 percent of the population is
LMI), and this capacity is evenly distributed across income groups. LMI areas in San Rafael
tend to correspond to those areas where growth is most logical from a land use, transportation,
and public safety perspective. These areas include Downtown San Rafael and the Northgate
area, which are both designated Priority Development Areas.

Table A-16: Distribution of RHNA Units by Low-Moderate Income (LMI) Areas

Percent Low Lower Income Moderate Income Atlyove i Total
Moderate Income HH ncome

(block group) Units | Percent | Units | Percent | Units | Percent | Units | Percent
<25% 18 1.1% 95 15.3% 24 1.0% 137 2.9%
25-50% 399 24.2% 62 10.0% 402 16.7% 863 18.4%
50-75% 959 58.1% 316 50.9% | 1,447 59.9% | 2,723 58.1%
75-100% 274 16.6% 148 23.8% 541 22.4% 963 20.6%
Total 1,650 | 100.0% 621 | 100.0% | 2,414 | 100.0% | 4,686 | 100.0%

Source: ABAG/MTC AFFH Segregation Report, 2022.
(*) Index based on racial group making up less than 5 percent of jurisdiction population. Estimates may be unreliable.
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D.5 Housing Choice Vouchers (HCV)

An analysis of the trends in HCV concentration can be useful in examining the degree to which
the program is achieving its goal of creating opportunities for lower income households to live in
high-resource neighborhoods and communities. It is also useful to examine the extent to which
landlords in higher resource communities are participating in the program. HCV programs are
managed by Public Housing Agencies (PHAs). The program includes an “expanding housing
opportunities” indicator that shows whether the local PHA has adopted and implemented a
written policy to encourage participation by owners of units located outside areas of poverty or
minority concentration®. In Marin County, the Landlord Partnership Program aims to expand
rental opportunities for families holding HCVs by making landlord participation in the program
more attractive and feasible, and by streamlining program administration.

D.5.1 Regional Trends

As of December 2020, 2,100 Marin households received HCV assistance from the Housing
Authority of the County of Marin (MHA). Figure A-19 shows that HCV use is concentrated in
tracts in North Marin (Novato). In some tracts, between 15 and 30 percent of the renter
households are HCV holders. In most Central Marin tracts and some Southern Marin tracts,
between five and 15 percent of renters are HCV recipients. The correlation between low rents
and a high concentration of HCV holders holds true in North Marin tracts where HVC use is the
highest. Overall, patterns throughout most Marin County communities also show that where
rents are lower, HCV use is higher.

Figure A-20 shows rental prices across the region. Most Marin County census tracts have
median rents exceeding $2,000 a month. Rents are generally higher in Marin than in the East
Bay and other North Bay counties, but are lower than San Francisco.

D.5.2 Local Trends

Between five and 15 percent of renters in most San Rafael census tracts receive HCVs. Public
data pertaining to the locations of HCV program participants are only available as U.S. Census
Tract aggregations. The spatial distribution of households with vouchers is shown in Figure A-
21. It is worth noting that despite the Canal neighborhood’s high concentration of lower income
renters, the neighborhood is comparable to the rest of San Rafael in its percentage of renters
using HCVs. Many households in the neighborhood are cost-burdened, as they must pay
market-rate rents due to the limited supply of vouchers.

As shown in Figure A-22, the highest rents are in San Rafael are in Peacock Gap and northern
Terra Linda, where the rental stock consists mostly of single family homes. Tracts in Central
San Rafael are more affordable. Rents in the Canal are comparable to the rest of the city, but
the renters themselves are predominantly lower income. Again, this results in very high
incidences of cost-burden, as well as overcrowding. Cost burden and overpayment is further
analyzed in Section 5, Disproportionate Housing Needs, of this Appendix.

9 For more information of Marin County’s SEMAP indicators, see: the County’s Administrative Plan for the HCV Program.
https://irp.cdn-website.com/se4dabof/files/uploaded/Admin%20Plan%20Approved%20December%202021.pdf
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Figure A-19: Percent of Renters Using Housing Choice Vouchers — North Bay
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Figure A-20: Median Gross Rent by Census Tract — North Bay
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E. Racially and Ethnically Concentrated Areas

E.1 Racially and Ethnically Concentrated Areas of Poverty (R/IECAPSs)

HUD has developed a metric to spatially analyze the combined factors of race and poverty.
Racially/ethnically concentrated areas of poverty, or R/IECAPSs, are census tracts with a majority
non-White population and a poverty rate that exceeds 40 percent or is three times the average
tract poverty rate for the metropolitan area, whichever threshold is lower.

E.1.1 Regional Trends

As shown in Figure A-23, there is one R/ECAP in Marin County, corresponding to Marin City just
north of Sausalito. The Marin City tract has historically been characterized by a concentration of
African American residents, but more recently is predominantly Hispanic/Latino. Approximately
22 percent of Marin City’s residents are African American. Marin City residents have lower
median household incomes (less than $55,000), especially compared to the neighboring cities of
Sausalito, Mill Valley, and Tiburon where median incomes are higher than $125,000. Marin City
also has the highest share of extremely low-income households in the County; about 40 percent
of households earn less than 30 percent the Area Median Income, whereas only 14 percent of
unincorporated County households are considered extremely low income.
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Figure A-23: R/IECAP areas in the Northern Bay Area
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E.1.2 Local Trends

There are no R/ECAPs identified in San Rafael. According to the TCAC Opportunity Areas map,
there is one tract that is considered an area of high segregation and poverty, encompassing the

Canal neighborhood. As shown in Figure A-24, this neighborhood also has the largest
concentration of persons below the poverty level (33.6 percent). This tract also has high
concentrations of racial/ethnic minorities and LMI households.

As shown in Table A-17, San Rafael has a larger population below the poverty level compared to
the County (12.2 percent and 7.2 percent, respectively). In San Rafael, the American
Indian/Alaska Native population has the highest poverty rate (30 percent), followed by the
population of some other race (29.7 percent), the Black/African American population (27.1
percent), and the Hispanic/Latino population (23.8 percent). Comparatively, only 8.6 percent of
the Asian population, 6.1 percent of the population of two or more races, and 6.2 percent of the
non-Hispanic White population are below the poverty level.

Figure A-24 indicates the percentage of residents living below the poverty line by Census Tract.
The Canal neighborhood (tract 1122.01) stands out as having a particularly high percentage,
with 33.5 percent of its residents living in poverty. Other tracts in San Rafael are primarily in the
10-20 percent interval, although the northern Terra Linda and Smith Ranch area, Sun Valley,
Gerstle Park, and Loch Lomond-Peacock Gap areas have poverty rates below 10 percent.

Table A-17: Population Below Poverty Level by Race/Ethnicity, 2019

Marin County San Rafael
Race/Ethnicity Total % below Total % below
Population | poverty level | Population poverty level
Black or African American alone 4,746 16.8% 658 27.1%
American Indian and Alaska Native 823 22 1% 500 30.0%
alone
Asian alone 14,859 8.2% 3,748 8.6%
Native Hawaiian and Other Pacific 507 65.1% 4 0.0%
Islander alone
Some other race alone 20,879 23.2% 11,137 29.7%
Two or more races 12,199 6.5% 2,737 6.1%
Hispanic or Latino origin (of any race) 39,574 16.9% 17,742 23.8%
White alone, not Hispanic or Latino 182,823 4.8% 32,774 6.2%
Total 253,869 7.2% 57,123 12.2%
Source: ACS, 2015-2019 (5 year estimates)
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Figure A-24: Percentage of Residents Below Poverty Level in San Rafael, 2019
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E.2 Racially Concentrated Areas of Affluence (RCAAs)

While racially concentrated areas of poverty and segregation (R/ECAPSs) have long been the
focus of fair housing policies, racially concentrated areas of affluence (RCAAs) must also be
analyzed to ensure housing is integrated, a key to fair housing choice. According to a policy
paper published by HUD, RCAAs are defined as communities with a large proportion of affluent
non-Hispanic White residents. According to HUD's policy paper, non-Hispanic Whites are the
most racially segregated group in the United States. In the same way neighborhood
disadvantage is associated with concentrated poverty and high concentrations of people of
color, conversely, distinct advantages are associated with living in affluent, White communities.

The analysis relies on the definition curated by the scholars at the University of Minnesota
Humphrey School of Public Affairs: “RCAAs are defined as census tracts where 1) 80 percent or
more of the population is White, and 2) the median household income is $125,000 or greater
(slightly more than double the national median household income in 2016).”

E.2.1 Regional Trends

Figure A-2, presented earlier in this Appendix, shows the concentration of minority/ non-White
population and majority populations across the region. In Figure A-2, census tracts in yellow
have less than 20 percent non-white population, indicating over 80 percent of the population is
white. There are a few tracts with over 80 percent non-Hispanic White population located
throughout the County, especially in Southern Marin, parts of Central Marin, coastal North
Marin, and central West Marin. The cities of Belvedere, Corte Madera, Fairfax, Larkspur, Mill
Valley, Ross, San Anselmo, Sausalito, and Tiburon are also predominantly white. As shown in
Figure A-25, many of these areas also have median incomes exceeding $125,000.

On July 8, 2022, HCD released a map illustrating census tracts designated as RCAAs, in
addition to an updated data methodology. Figure A-26 excerpts the portion of this map covering
the northern Bay Area. Using HCD'’s definition, a census tract is considered to be an RCAA if its
proportions of non-Hispanic White residents and households earning above the region’s area
median income are both overrepresented. Figure A-26 shows a majority of Marin communities
as RCAAs.

E.2.2 Local Trends

As presented previously, non-White populations represent less than 20 percent of the
population in a few block groups in San Rafael, mostly located on the San Pedro Peninsula and
in northern Terra Linda (including Mont Marin). Of the block groups where less than 20 percent
of the population belongs to a racial or ethnic minority group, most also have median incomes
exceeding $125,000, making them RCAAs. Figure A-27 shows median income and non-White
population by block group in the city. Block groups in Downtown San Rafael, around Northgate
Mall, along Lincoln Avenue, and in the southeastern area of San Rafael tend to have lower
median incomes.

RCAA tracts are presented in Figure A-28. The easternmost census tract (Peacock Gap,
Glenwood, Loch Lomond), and the northwestern tract (northern Terra Linda, Mont-Marin, San
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Rafael Park) are considered RCAAs. These areas are characterized by the highest owner-
occupancy rates in the city. Moreover, most rental housing in these areas consists of private
single family homes or townhomes rented by owner. Conversely, the lowest income tracts in
the city tend to have large numbers of rental apartments. These sections of San Rafael also
tend to have smaller non-White populations.

Median household income by race/ethnicity in San Rafael and Marin County is shown in Table
A-18 below. The median income in San Rafael is significantly lower than the County ($91,742 vs.
$115,246). The non-Hispanic White population has a significantly higher median income than
most of the other racial groups and is roughly equivalent to the countywide average. The
American Indian/Alaska Native population has the lowest median income in the City ($40,343),
followed by the Black/African American population ($48,453). The Hispanic/Latino median
income is $55,332, which is less than half the non-Hispanic white population median income.

Tabl