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I. INTRODUCTION

The Housing Element represents an awareness of the need to assure that housing is provided for
all economic segments of the community. The Element also satisfies the legal requirements that
housing policy be a part of the General Plan. This Upland Housing Element is prepared for the
2008-2014 update cycle for jurisdictions in the Southern California Association of Governments
(SCAQG) region.

A. Community Context

Located in the southwest corner of San Bernardino County, the City of Upland has a land area of
15.66 square miles. Surrounding communities include Claremont, Montclair, Ontario, and Rancho
Cucamonga. The City was originally established as a small, rural irrigation colony that thrived on
agriculture, specifically citrus fruits and grapes. Over time, Upland evolved into a residential and
retail community that has maintained its country and urban ambience. Development in the City is
characterized primarily by tree-lined streets and older, adobe and ranch-style houses.

In January 2008, the City population was estimated to be 75,137, an increase of about ten percent in
the eight years since the 2000 Census. The California Department of Finance (DOF) reported an
increase in average household size from 2.76 persons per household in 2000 to 2.90 persons in
2008. During this same period, the housing stock increased by 4.6 percent.

Demographic shifts are occurring in the City. In 1990, almost 80 percent of the population was
White. The Asian and Hispanic share of the population was seven percent and 18 percent,
respectively. The 2000 Census found that Hispanic residents made up 28 percent of the City’s
population, while the share of Asian residents remained steady at seven percent.

Upland offers a mix of housing types. Single-family homes make up about 64 percent of the
housing stock, the multi-family share is about 33 percent, and mobile homes comprise the
remaining three percent. A significant portion (65 percent) of Upland’s housing stock is at least 30
years old (built before 1980), while less than four percent of the housing stock is less than ten years
old (constructed since 2000). The housing rehabilitation programs offered by the City will prevent
the deterioration of older housing in Upland.

The median price of a single-family home in Upland is estimated at about $480,000, as of January
2009. Apartment rents range from $976 for a studio apartment to $1,784 for a three-bedroom unit.
Lower income households in the City are unable to afford homeownership and most would find it
difficult to find affordable rental options in Upland. Upland has been actively addressing its
housing issues by developing affordable housing, improving the existing housing, and providing
assistance to households in need.
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Il. HOUSING NEEDS ASSESSMENT

Assuring the availability of adequate housing for all social and economic sectors of the City's
present and future population is an important goal of the Housing Element. To implement this
goal, the City must target its programs toward those households with the greatest need. This
section of the Housing Element discusses the characteristics of the City's present and future
population and housing stock, in order to better define the nature and extent of unmet housing
needs in the City.

A. Population Characteristics and Trends

Population characteristics affect the type and amount of housing need in a community. Issues
such as population growth, race/ethnicity, age, and employment trends are factors that combine to
influence the type of housing needed and the ability to afford housing. The following section
describes and analyzes the various population characteristics and trends that affect housing need.

1. Population Growth

The population of the City of Upland increased by 33 percent Table 1: Population Growth 1980-2008

between 1980 and 1990 and further increased by 7.9 percent y—
between 1990 and 2000. The population of the City grew an  Year Population Change
additional 9.9 percent between 2000 and 2008. As of January 7930 17607
1, 2008, 75,137 people resided in the City. .

1990 63,374 33.0%
Table 1 shows the population changes between 2000 and 2008 2000 68,393 1.9%
for Upland and its neighbors. As a more mature and built __ 2008 75131 9.9%
out community, Upland experienced a much smaller Sources:
population growth between 2000 and 2008 compared to most  !-  Bureau of the Census, 1980-2000.

o . 2. State Department of Fi 2008.
nearby communities and San Bernardino County as a whole. State Department of Finance, 2008

When compared to nearby jurisdictions (Table 2), Upland’s population growth was modest. From
2000 to 2008 Upland experienced a ten-percent population increase while adjacent Rancho
Cucamonga had a 37 percent increase and Chino’s population increased by 23 percent. Population
growth in La Verne, Montclair, Claremont, Ontario and Pomona was comparable to Upland.
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Table 2: Population Trends in Nearby Communities

Jurisdiction Population Population Percent
2000 2008 Change
Chino 67,168 82,670 23.2%
Rancho Cucamonga 127,743 174,308 36.5%
Claremont 33,998 37,242 9.5%
La Verne 31,638 34,046 7.6%
Montclair 33,049 37,017 12.0%
Ontario 158,007 173,690 9.9%
Pomona 149,473 163,405 9.3%
Upland 68,393 75,137 9.9%
San Bernardino County 1,709,434 2,055,766 20.3%
Sources:

1. Bureau of the Census, 2000.
2.  State Department of Finance, 2008.

2. Age Composition

Table 3 shows the changes in the age distribution of Upland residents between 1990 and 2000. The
residents are grouped in this table according to their implications on household characteristics and
associated housing needs. As the City has matured, the population has aged. The median age
among Upland residents increased from 33.5 in 1990 to 34.5 in 2000. This aging largely is a result
of significant increases in two age cohorts: adults aged 45 to 54 and elderly persons 65 years and
older.

Table 3: Age Distribution and Trends

1990 2000

Age Range Persons | Percent | Persons | Percent | Percent Change
Under 5 years 5,925 9.3% 4,815 7.0% -18.7%
School Age 5 — 17 11,013 17.4% | 13,884 20.3% 26.1%
College Age 18 — 24 6,674 10.5% 6,567 9.6% -1.6%
Young Adults 25-34| 10,970 17.3% 9,428 13.8% -14.1%
Adults 35 - 44 10,606 16.7% | 10,532 15.4% -0.7%
45 - 54 7,300 11.5% 9,769 14.3% 33.8%
55 — 64 5,053 8.0% 6,040 8.8% 19.5%
Seniors 65 and over 5,833 9.2% 7,358 10.8% 26.1%
Total Population 63,374 100% | 68,393 | 100.0% 7.9%
Median Age 33.5 34.5 3.0%

Source: Bureau of the Census, 1990 and 2000.
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In contrast, four age groups experienced both numerical and proportional decreases: children
under five, college age adults age 18 to 24, young adults aged 25 to 34, and adults aged 34 to 44.
Residents in these age groups are typically members of young families. Upland’s age composition
reflects an exodus of young adults and families since 2000, which may be an indication of high area
housing costs.

Aside from mature adults (aged 45 to 54), the number of senior residents experienced the greatest
increase between 1990 and 2000. However, the housing stock in Upland has limited options
appropriate for residents 65 and over. Smaller units, such as condominiums/townhomes, senior
apartments, or assisted living facilities that require limited or no maintenance, are in short supply.

3. Race and Ethnicity

Changes in the racial/ethnic composition of a population may have implications on housing
needs. Traditionally, some cultures (such as Asians and Hispanics) are likely to live with extended
family members. These households, therefore, tend to be larger and require large homes to
accommodate their needs. In general, increases in certain racial/ethnic groups may be
accompanied by an increase in the average household size.

Table 4 shows the racial and ethnic composition of Upland residents in 1990 and 2000. As shown,
White residents continue to be the most prevalent group in Upland. However, the racial and
ethnic composition of the City has become more diverse in recent years. Specifically, the White
population comprised 78.9 percent of the total population in 1990 but declined to 67.2 percent in
2000. During the same period, the Hispanic population showed the greatest increase, from nearly
18 percent of the population in 1990 to nearly 28 percent in 2000.

Table 4: Racial and Ethnic Trends in Upland

Race/Ethnicity 1990 % 2000 %
White 49,972 78.9% 45,966 67.2%
Black 3,380 5.3% 5,164 7.6%
Asian or Pacific Islander 4,457 1.0% 5,070 1.4%
Other 5,565 8.8% 8,955 13.1%
Two or more Races' n/a n/a 3,238 4.7%
Total 63,374 100.0% 68,393 100.0%
Hispanic? 11,115 17.5% 18,830 27.5%

1. The 2000 Census was the first time that a resident could identify more than one
ethnic origin. Therefore, the 4.7 percent increase in residents of two or more races
may include both reclassification and actual increase.

2. Hispanics may be counted among the other races, and therefore, data is not

mutually exclusive.

Source: Bureau of the Census, 1990 and 2000.
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B. Employment Characteristics

Upland’s employment profile by industry in 2000 and 2007 is shown in Table 5. The Education,
Health Care, and Social Services sector employed 18.2 percent of the City’s residents. Many of
these employees were associated with Upland Unified School District. Other sectors that
employed a significant number of Upland residents include: Retail Trade, which made up the
second largest share of employment in the City (12.7 percent), and Manufacturing (11.6 percent).

In recent years, employment in the City has outpaced countywide employment. Between 2000 and
2007, employment grew by 22.4 percent from 32,077 jobs to 39,247 jobs. In comparison,
countywide employment growth was significantly lower at 8.5 percent. The largest growing sector
in Upland was the Finance, Insurance, and Real Estate sector, which increased by 55.0 percent.

Table 5: Employment by Industry

Employment Category 2000 2007 Perc‘(’;‘;:;)ma' P"('Z%‘B':ggg;'f'e
Agriculture, Forestry, Fishing, & Mining 192 0 0.0% -100.0%
Construction 2,158 2,945 7.5% 36.5%
Manufacturing 4,279 4,552 11.6% 6.4%
Transportation & Public Utilities 1,772 1,936 4.9% 9.3%
Information 887 1,360 3.5% 53.3%
Wholesale Trade 1,336 1,856 4.7% 38.9%
Retail Trade 3,711 4,995 12.7% 34.6%
Finance, Insurance & Real Estate 2,269 3,518 9.0% 55.0%
Professional Services 2,835 2,984 1.6% 5.3%
Education, Health Care, and Social Services 6,780 1,157 18.2% 5.6%
Arts, Entertainment, and Food Services - 3,697 9.4% n/a
Other Services 4,320 2,165 5.5% -49.9%
Government 1,538 2,082 5.3% 35.4%
Total 32,077 39,247 100.0% 22.4%

Sources:
1. Bureau of the Census, 2000.
2. American Community Survey, 2007.
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Table 6 presents average salaries, by industry, in 2008 for San Bernardino County. The average
worker’s salary in San Bernardino County in 2008 was $40,204. Education, Health Care, and Social
Services jobs, which employed the largest number of Upland residents (7,157 persons), had annual
wages of $54,319, $73,198, and $48,341, respectively. Food Preparation had the lowest average
annual salary ($20,227). About 9.4 percent of the jobs held by Upland residents were classified in
the Arts, Entertainment, and Food Services sector. Affordable housing options for the lower
income employees are limited in the City.

Table 6: Average Annual Wages (2008)

Employment Category San Bernardino County
Management $95,862
Legal $84,314
Healthcare $73,198
Architecture and Engineering $68,543
Life, Physical and Social Science $67,056
Computer and Mathematical $66,563
Business and Financial $61,207
Education, Training, and Library $54,319
Community and Social Services $48,341
Protective Services $45,291
Construction and Extraction $44,310
Arts, Design, and Entertainment $44,280
Installation, Maintenance, and Repair $41,787
Overall Average Wage $40,204
Sales $32,916
Office and Administrative $32,136
Transportation $31,377
Production $29,295
Healthcare Support $28,097
Building and Maintenance $25,802
Personal Care and Service $24,418
Food Preparation and Serving $20,227
Farming, Fishing, and Forestry $20,054

Source: California Employment Development Department. Based on first quarter wages in 2008.
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C. Household Characteristics

The Census defines a household as all persons who occupy a housing unit, which may include
single persons living alone, families related through marriage or blood, and unrelated individuals
living together. Persons living in retirement or convalescent homes, dormitories, or other group
living situations are not considered households. Information on household characteristics is
important to understand the growth and changing needs of a community.

1. Household Type and Size

Upland is a family-oriented community. Table 7 illustrates the changes in household composition
(e.g. family household, non-family household, or single household) in Upland between 1990 and
2000. Among the 24,551 households that resided in Upland in 2000, 73 percent were families.
Specifically, of all households in the City, nearly 25 percent consisted of married couples with
children, and 28 percent were married couples without children. The number of married couples,
without children, has increased by 6.8 percent since 1990 while the number of married couples
with children has decreased by 10.1 percent during that same time period. Despite these changes,
however, their proportion of total households has remained constant.

Table 7: Household Characteristics

1990 2000 Percent
Household by Type Households Percent | Households Percent Change in

Number
Total Households 23,077 100% 24,551 100% +6.4%
Family Households 16,818 72.9% 17,868 72.8% +6.2%
Married-With Children 6,796 29.4% 6,107 24.9% -10.1%
Married- No Children 6,504 28.2% 6,948 28.3% +6.8%
Other Families 3,518 15.2% 4,813 19.6% +36.8%
Non-Family Households 6,259 27.1% 6,683 27.2% +6.8%
Singles 6,154 26.7% 5,176 21.1% -15.9%
Others 105 4% 1,507 6.1% +1,335%
Average Household Size 2.68 2.76 3.0%
Average Family Size 3.19 3.21 0.6%

Note: A household is an occupied housing unit. A household can be a family but may also be unrelated persons living
together, or a single person living alone. Average household size represents the average number of persons in a household
based on all occupied units. This average excludes residents in convalescent/nursing homes, student dormitories, or other
group living situations. Families are subsets of households in that a family is a household comprised of related individuals.
Average family size is therefore, the average number of family members among the family-households. In general, the average
family size is larger than average household size when a community has a large number of single-households or families
without children, such as in Upland.

Source: Bureau of the Census, 1990 and 2000.

Non-family households, which include single persons and other unrelated households, comprised
27 percent of all households residing in Upland in 2000. Single households comprised 21 percent
of all households in the City, a decrease since 1990. These household trends have resulted in slight
increases in average household and family sizes, signifying the need for housing appropriate for
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families with children. The average household size rose to 2.76 and the average family size reached
3.21 by 2000.

By comparison, the county as a whole had an average household size of 3.26 and an average family
size of 3.71 in 2000, both of which are higher than Upland. The City of Upland’s trend of slightly
increasing household and family sizes is expected to continue due to the increasing number of
households with children.

2. Household Income

Many Upland residents do not work in the City. According to the 2000 Census, only 19.6 percent
of the Upland residents were working in Upland. Specifically, 42.4 percent of the City residents
were working outside of San Bernardino County. The median household income in the City was
16 percent higher than in San Bernardino County. Upland’s median household income increased
16 percent from $41,965 in 1990 to $48,734 in 2000.

For planning and funding purposes, the California State Department of Housing and Community
Development (HCD) has developed the following income categories based on the Area Median
Income (AMI) of a metropolitan area:

e Extremely Low Income Households earn up to 30 percent of the AMI

e Very Low Income Households earn between 31-50 percent of the AMI

e Low Income Households earn between 51-80 percent of the AMI

e Moderate Income Households earn between 81 and 120 percent of the AMI
e Above Moderate Income Households earn over 120 percent of the AMI

Similarly, the U.S. Department of Housing and Urban Development (HUD) uses Census data to
develop special tabulations by HUD income group and household type. This data set is known as
the Comprehensive Housing Affordability Strategy (CHAS). The federal CHAS data separates
California’s Very Low Income category into Extremely Low (0-30 percent AMI) and Very Low (31-
50 percent AMI) Incomes, and combines California’s Moderate Income and Upper Income
categories.

CHAS income data by household type (e.g. elderly, small family, large family) are presented in
Table 8. According to CHAS data, almost 10 percent of the City’s total households in 2000
qualified as Extremely Low Income (0-30 percent AMI), nearly 10 percent as Very Low Income (31-
50 percent AMI), and almost 15 percent as Low Income (51-80 percent AMI).

Of those households with Extremely Low Incomes, 73 percent (1,741 households) were renters and
only 27 percent (646 households) owned their homes. Approximately 66 percent of the households
had incomes above 80 percent of the AMI. Elderly households comprised a larger proportion (42
percent) of lower income households than any other household type (Table 8).
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Table 8: Income Profile by Household Type (2000)

Percent of Extremely Low Very Low Moderate/ San Bernardino
Household Low Income County
Type Total Income Income (51-80% AMI) Upper Income Lower Income
=309 =509 0
Households (0-30% AMI) (31-50% AMI) (81%+ AMI) (< 80% AMI)
Elderly 19.4% 12.9% 13.3% 15.9% 58.0% 55.6%
Small Families 49.5% 6.9% 7.6% 12.4% 73.2% 33.0%
Large Families 12.7% 8.5% 11.3% 15.3% 64.9% 44.0%
Others 18.4% 14.8% 10.3% 18.3% 56.7% 43.9%
Total Upland 24,578/100.0% 2,387/9.7% 2,375/9.7% 3,561/14.5%| 16,255/66.1% 40.8%
gzgrﬁs’"a’d'”" 100.0% 12.0% 11.6% 17.1% 59.2%

Source: Comprehensive Housing Affordability Strategy (CHAS), 2004.

Countywide almost 41 percent of the households were lower incomes (Extremely Low, Very Low,
and Low incomes), compared to 34 percent in the City. Approximately 9.7 percent of the City’s
small families and 14.5 percent of large families were lower income. The respective percentages in
the county were 11.6 percent and 17.1 percent.

3. Overcrowding

An overcrowded housing unit is defined as a unit occupied by more than one person per room.!
Overcrowding can result when there are not enough adequately sized units within a community,
when high housing costs relative to income force too many individuals to share a housing unit
than it can adequately accommodate, and/or when families reside in smaller units than they need
in order to devote income to other necessities, such as food and health care. Overcrowding also
tends to accelerate the normal wear and tear, resulting in deterioration of housing. Therefore,
maintaining a reasonable level of occupancy and alleviating overcrowding are critical to enhancing
quality of life for residents and aesthetic quality of neighborhoods.

The changes in number and percent of overcrowded households between 1990 and 2000 are
presented in Table 9. While the number of overcrowded households in Upland has increased in
recent years, overall overcrowding has remained low compared to the County. About 9.5 percent
of the total households in the City in 2000 were overcrowded, compared to 14.6 percent
countywide.

1 The Census Bureau'’s definition of a “room” excludes bathroom, porch, balcony, foyer, hall, or half-room.
See 2000 Census Long Form, Question #37.
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Table 9: Overcrowding

Upland 1990 2000 Change | % Change
1.00 or less occupant per room 21,809 22,212 651 6.4%
1.01 or more occupants per room 1,268 2,345 181 55.4%
Total Units 23,077 24,557 1,480 6.4%
Overcrowded Units as a % of Total Units 5.5% 9.5% 4.0%
San Bernardino County
Overcrowded Units as a % of Total Units 9.7% | 14.6%| 4.9%

Sources: Bureau of the Census, 1990 and 2000.

Table 10 shows the extent of overcrowding condition by tenure (owner versus renter) in 1990 and
2000. The overall rate of overcrowding was considerably higher among renter-occupied units (18.8
percent) than owner-occupied units (3.1 percent) in Upland. Slightly over one percent of owner-
occupied units were severely overcrowded, but over ten percent of renter-occupied units were

severely overcrowded.

Table 10: Overcrowding Trends by Tenure and Severity

1990 2000
Tenure/Persons per Room

Households | Percent | Households | Percent
Owner-Occupied
Total Overcrowded (> 1.0 person/room) 249 1.8% 444 3.1%
Moderately Overcrowded (1.01-1.5 person/room) 175 1.3% 275 1.9%
Severely Overcrowded (> 1.5 persons/room) 74 0.5% 169 1.2%
Renter-Occupied
Total Overcrowded (> 1.0 person/room) 1,019 11.1% 1,901 18.8%
Moderately Overcrowded (1.01-1.5 person/room) 538 5.9% 863 8.6%
Severely Overcrowded (> 1.5 persons/room) 481 5.2% 1,038 10.2%

Source: Bureau of the Census, (1990 and 2000).

Increasing household sizes, and an increasing problem of overcrowding, especially among renter-
households, highlight the need for larger housing units, particularly rental housing units. The City
approaches overcrowding issues in a number of ways, including offering homeownership
assistance to households, providing rehabilitation assistance to homeowners, and offering
affordable rental opportunities that are suitable for families.

4. Cost Burden (Overpayment)

When a household spends more than 30 percent of its income on housing costs, it has less
disposable income for other necessities such as health care. In the event of unexpected
circumstances such as loss of employment and health problems, lower income households with a
burdensome housing cost are more at risk to becoming homeless. Homeowners with a housing
cost burden (also known as overpayment) have the option of selling the homes and become
renters. Renters, on the other hand, often have fewer options and can be more vulnerable to
changing housing market conditions that affect availability of adequate and affordable rental units.
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Table 11 shows the number and proportion of households with housing cost burden by income
range and tenure. Approximately 8,630 households (29 percent of owner-households and 51
percent of renter-households) in Upland used more than 30 percent of their incomes to cover
housing costs. Housing cost burdens were most prevalent among lower income households.
According to CHAS data, 5,888 lower income households in the City were overpaying for housing
(24 percent of all households). Nearly three-quarters of those overpaying (4,283 households) were
renter-households (73 percent); only 1,605 owner-households overpaid for housing (27 percent).
The City addresses housing cost burden by providing affordable homeownership and rental
housing opportunities.

In comparison to the County, Upland had a larger proportion of renter-households experiencing
housing cost burden (Table 11). However, a smaller proportion of owner-households in the City
had cost burden issues compared to the County.

Table 11: Cost Burden by Income Type

Renter-Households with Owner-Households with
Income Range Cost Burden Cost Burden

Number Percent Number Percent
Income: Less than $10,000 978 90.9% 320 93.3%
Income $10,000 to $19,999 1,645 90.2% 372 56.5%
Income $20,000 to $34,999 1887 66.0% 672 54.3%
Income $35,000 to $49,999 279 18.0% 863 49.0%
Income $50,000 to $74,999 84 5.6% 1064 35.6%
Income $75,000 to $99,999 0 0.0% 301 13.1%
Income $100,000 or more 0 0.0% 165 4.5%
All Income Categories 4,873 50.6% 3,757 29.0%
San Bernardino 46.4% 31.4%
Source: Bureau of the Census, 2000.
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D. Special Needs Populations

Certain segments of the population may have more difficulty in finding decent, affordable housing
due to their special needs. Special circumstances may be related to one’s employment and income,
family characteristics, and disability, among other factors. Special needs groups in our community
include the following: senior households, large households, single-parent households, persons
with disabilities, college students, and the homeless.

Table 12: Special Needs Groups in Upland

_ Number of Number Number % of Total

Special Needs Group Persons % % Households

or Households of Owners of Renters or Persons
Households with Members Age 65+ 5,175 -- - - - 1.5%
Senior-Headed Households 4,496 3,571 | 79.4% 925 | 20.6% 18.3%
Senior Living Alone 1,869 1,258 | 67.3% 611 | 32.7% 2.5%
Persons with Disabilities 11,377 -- -- -- - 16.5%
Large Households 3,141 1,856 | 59.1% 1,285 | 40.9% 12.7%
Female-Headed Households 6,744 2,899 | 43.0% 3,845 | 57.0% 27.5%
Single-Parent Households with Children 2,634 696 | 26.4% 1,938 | 73.6% 10.7%
Female-Headed Households with Children 2,205 552 | 25.0% 1,653 | 75.0% 8.6%
In Poverty 678 - - - - 3.8%
Farmworkers 163 - - - - 0.2%
Residents Living Below Poverty 8,106 - - - - 12.0%
College Students 4,403 - -- - - 6.7%
Homeless 64 - - - - 0.9%

Sources:
1. Bureau of the Census, 2000.
2. San Bernardino County Homeless Census and Survey, 2007.

1. Senior Households

Senior households are those headed by individuals aged 65 or older. Senior households often have
lower and fixed incomes, physical or mental disabilities, and/or other dependence needs.
According to the 2000 Census, 4,496 households in Upland (18 percent) were headed by seniors.
Of that total, 3,571 (15 percent) were owner-households and 925 (four percent) were renter-
households. The number of senior households in Upland has increased since 1990, when 16.2
percent of households (3,741) were headed by seniors.

According to HUD data?, 4,762 elderly households (19.4 percent of all households) faced a housing
cost burden in 2000 (i.e. spending more than 30 percent of their income went toward housing
costs). Approximately 80 percent of these households owned their own homes.

2 http:/ /socds.huduser.org/chas/statetable.odb, based on 2000 Census data, Accessed August 19, 2008.
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Aside from cost burden issues faced by seniors due to their relatively fixed incomes, many seniors
have various disabilities. Approximately five percent of Upland’s senior population was listed as
having one or more disabilities in 2000 by the Census (Table 13). Among these disabilities, the
most common were physical and go-outside-the-home disabilities.

For elderly residents that require assisted care, there are 17 residential care facilities for the elderly
in the City. The Upland Housing Authority’s Public Housing Program works to meet the needs of
lower income seniors who are able to live independently by providing assistance in many forms.
The Housing Authority manages 97 public housing units that may provide affordable housing
opportunities for lower income seniors. The Housing Authority also provides rental assistance in
the form of a Section 8 Housing Choice Vouchers to very low income households, including
seniors, for the purpose of securing decent, affordable housing. Currently, there are 539
households receiving Section 8 Vouchers, 368 of which are senior households.

2. Persons with Disabilities

In Upland and elsewhere, persons with disabilities have a wide range of housing needs, which
vary depending on the type and severity of the disability as well as personal preference and
lifestyle. Physical, mental, and/or developmental disabilities may prevent a person from working,
restrict one’s mobility, or make it difficult to care for oneself. “Barrier-free design” housing,
accessibility modifications, proximity to services and transit, and group living opportunities
represent some of the types of considerations and accommodations that are important in serving
this group. Also, some residents suffer from disabilities that require living in a supportive or
institutional setting.

The 2000 Census defines six types of disabilities: sensory, physical, mental, self-care, go-outside-
home, and employment. The Census defines sensory and physical disabilities as “long-lasting
conditions.” Mental, self-care, go-outside-home, and employment disabilities are defined as
conditions lasting six months or more that makes it difficult to perform certain activities. A more
detailed description of each disability is provided below:

e Sensory disability: Refers to blindness, deafness, or severe vision or hearing impairment.

e Physical disability: Refers to a condition that substantially limits one or more basic physical
activities, such as walking, climbing stairs, reaching, lifting, or carrying.

e Mental disability: Refers to a mental condition lasting more than six months that impairs
learning, remembering, or concentrating.

e Self-care disability: Refers to a condition that restricts ability to dress, bathe, or get around
inside the home.

¢ Go-outside-home: Refers to a condition that restricts ability to go outside the home alone to
shop or visit a doctor’s office.
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e Employment disability: Refers to a condition that restricts ability to work at a job or

business.

According to the 2000 Census, approximately 16.5 percent of
Upland residents over five years of age had a disability. The
types of disabilities experienced vary widely by age group
(Table 14). Mental disabilities (which include developmental
disabilities) accounted for the vast majority (60.7 percent) of
disabilities among five to 15 year olds, while 38.5 percent of

Table 13: Disability Status by Age

disabilities among 16 to 64 year olds were employment- _21-64

related. Physical disabilities and disabilities that restrict the

ability to go outside the home alone accounted for 59.8 65+
percent of disabilities tallied among Upland’s senior Total

population.

Age Group Persons Percent
5-15 622 5.5%
16-20 564 5.0%

Employed 306 2.7%
1,275 63.9%

Employed 4,293 37.7%
2,916 25.6%

11,377 | 100.0%

Source: Bureau of the Census, 2000.

Perhaps the most important factor in regard to planning for housing for persons with disabilities is
that there are a wide range of different disabilities, and different people with the same ‘disability”’
may have different levels of functioning which affect their housing needs and choices. People with
disabilities include parents who are raising families, teenagers who are members of large families,
seniors living with their spouses or children, and young people who desire to live on their own, as

only a few examples.

Table 14: Types of Disabilities Tallied

Age Group and Disability Number of Persons Percent
Total Ages 5 to 15 years 822 100.0%
Sensory disability 53 6.4%
Physical disability 181 22.0%
Mental disability 499 60.7%
Self-Care disability 89 10.8%
Total Ages 16 to 64 years 13,556 100.0%
Sensory disability 896 6.6%
Physical disability 2,322 17.1%
Mental disability 1,439 10.6%
Self-care disability 594 4.4%
Go-Outside-Home disability 3,089 22.8%
Employment disability 5,216 38.5%
Total Ages 65+ 5,786 100.0%
Sensory disability 958 16.6%
Physical disability 2,040 35.3%
Mental disability 695 12.0%
Self-Care disability 678 11.7%
Go-Outside-Home disability 1,415 24.5%

Note: A person can report more than one disability and therefore the total
number of disabilities tallied far exceeds the number of disabled persons.

Source: Bureau of the Census, 2000.
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Several factors limit the supply of housing for persons with disabilities, including affordability,
accessibility, location, and discrimination. The most obvious housing need for persons with
disabilities is housing that is adapted to their needs. Most single-family homes are inaccessible to
people with mobility and sensory limitations. Housing may not be adaptable to widened
doorways and hallways, access ramps, larger bathrooms, lowered countertops and other features
necessary for accessibility. The cost of retrofitting a home often prohibits homeownership, even
for individuals or families who could otherwise afford a home. Furthermore, some providers of
basic homebuying services do not have offices or materials that are accessible to people with
mobility, visual or hearing impairments. Location of housing is also an important factor for many
persons with disabilities, as they often rely upon public transportation.

Various residential facilities in Upland serve those with disabilities. There are currently nine adult
residential care facilities (with a total capacity of 74 beds), one adult day care facility (with a total
capacity of 60), and 17 elderly residential care homes (with a total capacity of 425) in the City of
Upland. In addition, two group homes with a total of 12 beds serve children with disabilities. The
City also offers housing rehabilitation programs that can be used to make accessibility
improvements.

3. Large Households

Large households (with five or more members) are identified as a group with special housing
needs because the availability of adequately sized, affordable housing units is often limited. Large
households are often of lower income, frequently resulting in the overcrowding of smaller
dwelling units and in turn, accelerating unit deterioration.

The 2000 Census reported 3,141 households in Upland with five or more members, representing
approximately 12.7 percent of total households. Among the large households, 59.1 percent were
homeowners and 40.9 percent were renters. Large households can benefit from Section 8 housing
assistance as well as the City’s homebuyer assistance and home improvement programs.

4. Single Parent Households

Single-parent families, particularly female-headed families with children, often require special
consideration and assistance because of their greater need for affordable housing and accessible
day care, health care, and other supportive services. Female-headed families with children are
considered a vulnerable group because they must balance the needs of their children with work
responsibilities, often while earning limited incomes.

The 2000 Census showed that single parents comprised 10.7 percent of Upland families. Of these
families, 83.7 percent (2,205 families) were headed by females. Female-headed families have a
higher incidence of poverty when compared to all households. Of female-headed families with
children under 18, 30.7 percent had incomes below poverty level. Female-headed households need
affordable housing in areas suitable for child-rearing and with access to transit networks, schools
and parks, and daily services. The City offers supportive services (e.g. recreational programs
targeted at youth) that can benefit female-headed households. The City’s Section 8 assistance can
also benefit female-headed households. As of February 2009, 242 female-headed households were
receiving Housing Choice vouchers.
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5. Farmworkers

Agricultural workers are traditionally defined as persons whose primary incomes are earned
through permanent or seasonal agricultural labor. Permanent farm laborers work in the fields,
processing plants, or support activities on a generally year-round basis. When workload increases
during harvest periods, the labor force is supplemented by seasonal labor, often supplied by a
labor contractor. For some crops, farms may employ migrant workers, defined as those whose
travel distance to work prevents them from returning to their primary residence every evening.

In 2000, the US Census Bureau reported 163 residents (less than one percent) in Upland held
“Farming, Forestry, and Fishing” occupations; however, according to the American Community
Survey no residents were employed in these occupations as of 2007. Those who are employed in a
farming, fishing, or forestry occupation are most likely employed in plant nurseries, landscaping,
or gardening companies. The affordable housing needs of farmworkers would be accommodated
under the City’s various affordable housing programs.

6. Families Living in Poverty

Families, particularly female-headed families, are disproportionately affected by poverty. In 2000,
12.0 percent of the City’s residents were living in poverty, compared to 15.8 percent of San
Bernardino County residents who were living in poverty.

1. College Students

The City of Upland is home to two colleges and universities, Westwood College of Technology and
Inland Valley University College of Law. Inland Valley University College of Law is a small
college with an enrollment of only 28 students. Westwood College of Technology has 1,100
students enrolled for August 2007. The presence of college students and faculty contributes to the
local economy and can affect short-term housing demands. Most undergraduate students at The
Colleges commute or are housed in nearby apartment complexes. There is no on campus housing
at either of these universities.

8. Homeless

According to the U.S. Department of Housing and Urban Development (HUD), a person is
considered homeless if he/she is not imprisoned and:

e Lacks a fixed, regular, and adequate nighttime residence;

e The primary nighttime residence is a publicly or privately operated shelter designed for
temporary living arrangements;

e The primary residence is an institution that provides a temporary residence for individuals
that should otherwise be institutionalized; or
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e The primary residence is a public or private place not designed for or ordinarily used as a
regular sleeping accommodation.

While the exact number of homeless people in the City on any given night is unknown, a relatively
small share of the region’s homeless population is found in Upland. The 2007 San Bernardino
County Homeless Census and Survey, completed by the Community Action Partnership of San
Bernardino County (CAPSBC), estimated that there were 64 homeless persons in Upland, making
up 0.9 percent of the County’s total number of homeless individuals. Of the homeless persons in
the City, 84 percent (54 individuals) were unsheltered; only 10 homeless persons in Upland were
sheltered. Services and facilities available to the homeless in and around Upland can be found in
Table 15.

Table 15: Homeless Services and Facilities

Organization Service(s) Provided

Provides emergency shelter for homeless adults and children for a period of up to 120 days, free
of rent and utility charges. The facility also provides transitional housing, (for up to one year) as
well as permanent housing. The shelter currently has seven fully furnished two-bedroom
apartments (for emergency shelter), 16 two bedroom apartments (for transitional housing), and
four affordable two-bedroom apartments (for permanent housing).

Foothill Family Shelter

Provides emergency shelter, food distribution, and other supportive services for homeless
families and women. Located at the First Christian Church in Pomona, the shelter provides up to
90 days of shelter for up to eight families. IVCC also provides 15 meal supply of emergency
food assistance, and free referral, support and educational services.

Inland Valley Council of
Churches (IVCC)

Provides a wide range of services to low income and homeless persons in the San Bernardino
area. Services include, but are not limited to: housing, clothing, nutrition, referral, and other
forms of assistance. The Center serves hot meals between 11:30 am and 1:00 pm, Monday
through Friday. Frazee also has three emergency shelters for men, one transitional shelter for
male veterans, and one shelter for men, women and children. The shelters have a total capacity
of 55 people.

Frazee Community Center

Salvation Army-Hospitality
House Shelter

Provides emergency shelter for up to three days in a dorm for homeless women. Food, shower
facilities, and basic medical care are also provided

House of Ruth

Provides emergency safe shelter and long-term transitional shelter to battered women and their
children. Counseling, child care, career help, and housing assistance is also provided. House of
Ruth is the only provider of domestic violence shelter and services in the area.

His Hands Ministry St.
Joseph's Church

Two (2) to three (3) days supply of food and clean used clothing low income and homeless
families.

Inland Valley Drug/Alcohol
Recovery Service

Detoxification Facility, Substance Abuse Treatment, Crisis Intervention.

Source: City of Upland, 2008.

E. Housing Characteristics and Trends

1. Housing Unit Growth and Type

Table 16 shows the changes in the City’s housing stock between 1990 and 2008. Housing growth in
Upland has been modest over the past decade. The 2000 Census recorded 25,469 housing units in
the City, representing an increase of four percent between 1990 and 2000. The housing stock
increased another 4.5 percent since 2000, according to 2008 State Department of Finance estimates.
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The majority of units in Upland in January 2008 were single-family homes, comprising
approximately 64 percent of all units. Of these single-family homes, the vast majority (90 percent)
were detached units. Multiple-family units comprised 33 percent of all homes. New housing units
built since 1990 have been a mixture of single-family and multi-family units.

Table 16: Housing Stock Trends

) 1990 2000 2008
Housing Type
Number Percent Number Percent Number Percent

Single-Family 15,617 63.8% 16,313 64.1% 17,070 64.1%
Detached 13,976 89.5% 14,580 89.4% 15,300 57.5%
Attached 1641 10.5% 1733 10.6% 1,770 6.6%
Multi-Family 7,890 32.2% 8,311 32.6% 8,713 32.9%
2-4 Units 2444 31.0% 2,675 32.2% 2,677 10.1%
5 + Units 5,446 69.0% 5,636 67.8% 6,036 22.7%
Mobile Homes and Other 989 4.0% 845 3.3% 845 3.2%
Total Units 24,496 100.0% 25,469 100.0% 26,628 100.0
Sources:

1. Bureau of the Census, 1990 and 2000.
2. State Department of Finance, 2008.

2. Housing Age

The age and condition of Upland’s housing stock is an important indicator of potential
rehabilitation needs. Commonly, housing over 30 years of age needs some form of major
rehabilitation, such as a new roof, foundation work, plumbing, etc. Despite having large equity in
their homes, some households (elderly households in particular) have limited incomes and may
have difficulty maintaining their homes.

A large portion of Upland’s housing stock was built prior to 1980. The age of the City’s housing
stock as defined by the year the units were built is shown in Table 17. As of 2008, approximately
65 percent of all housing units in Upland were built prior to 1980; these units are at least 30 years
of age. Only about 12 percent of the units in Upland were built between 1990 and 2008.
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Table 17: Housing Unit Age

Year Built No. of Units % of Total
Built 2000 to 2008 1,159 4.3%
Built 1990 to 2000 1,989 7.5%
Built 1980 to 1989 6,257 23.5%
Built 1970 to 1979 7,191 27.0%
Built 1960 to 1969 4,821 18.1%
Built 1950 to 1959 3,017 11.3%
Built 1940 to 1949 1,062 4.0%
Built 1939 or earlier 1,132 4.3%
Total Units in 2008 26,628 100.0%
Built prior to 1980 64.7%

Sources:
1. Bureau of the Census, 2000.
2. Department of Finance, 2008.

According to City Code Enforcement and housing staff, only five residential units within the City
of Upland are in need of substantial rehabilitation and just two housing units are in need of
complete replacement.

3. Tenure and Vacancy

The changes in the distribution of owner- versus renter-occupied units and the vacancy rates of the
housing stock between 1990 and 2000 are presented in Table 18. In 2000, approximately 58.9 of the
occupied housing units in Upland were owner occupied. Countywide, 64.5 percent of all housing
units were owner occupied.

Table 18: Housing Tenure and Vacancy

1990 % of Total 2000 % of Total
Owner-occupied 13,924 57.7% 14,470 58.9%
Renter-occupied 9,153 42.3% 10,087 41.1%
Rental vacancy rate 9.6% 3.9%
Owner vacancy rate 1.7% 1.6%
Overall vacancy rate 5.8% 3.6%
Total Units 23,077 100.0% 24,557 | 100.0%

Source: Bureau of the Census, 1990 and 2000.

Vacancy rates for both ownership and rental housing were significantly lower in Upland (1.6
percent and 3.9 percent, respectively) than the County as a whole (3.1 percent and 7.3 percent,
respectively) in 2000, indicating high demand for housing in Upland. The overall vacancy rates in
both Upland and the County have declined since 1990, indicating a competitive housing market in
2000.
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F. Housing Costs and Affordability

The cost of housing is directly related to the extent of housing problems in a community. If
housing costs are relatively high in comparison to household income, there will be a
correspondingly higher prevalence of housing cost burden and overcrowding. This section
summarizes the cost and affordability of the housing stock to Upland residents.

1. Homeownership Market

The recent implosion of the mortgage lending industry has caused a sharp decline in home prices
all over Southern California. As shown in Table 19, the median price of a single-family home in
San Bernardino County in November 2008 was $180,000. This represents a 42-percent decrease
from the previous year. In the City of Upland, the median price of a single-family home was
$480,000, a 19-percent decrease from 2007. Neighboring communities experienced similar rates of
decline (ranging from 10 percent to 45 percent) in their home prices.

Table 19: Median Sales Prices in Upland and Nearby Jurisdictions

City # Sold N°;’:3;"°’ N°‘2’3(’]“7"e’ % Change
Chino Hills 41 $445,000| $505,000 -11.9%
Claremont 15| $520,000| $575,000 -9.6%
La Verne 12| $439,000| $505,000 -13.1%
Montclair 28| $225,000| $380,000 -40.8%
Ontario 89| $237,000| $384,000 -38.4%
Pomona 82| $226,000f $411,000 -45.1%
Rancho Cucamonga 119| $364,000| $510,000 -28.7%
Upland 20| $480,000| $592,000 -19.0%
San Bernardino County 2,072| $180,000| $309,000 -41.9%

Source: DQnews.com, accessed January 2009.

Similar to most Southland communities, the City of Upland is also impacted by foreclosures. As of
March 2009, 338 properties in Upland were listed in pre-foreclosure sales. These properties were
in default of mortgage payments. Another 137 properties were being auctioned and 266 properties
were foreclosed homes being owned by banks and offered for sale.

2. Rental Costs

The rents for market-rate apartments and detached single-family homes in Upland are
summarized in Table 20. The majority of units advertised for rent in January 2009 were apartment
rentals. Average rents for apartments ranged from $976 for studio apartments to $1,784 for three-
bedroom units. For detached homes in the City, rents averaged $1,900 for three-bedroom units
and $2,129 for four-bedroom units. The overall price range for rental units in Upland was $625 to
$2,850, with an average rent of $1,354.
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Table 20: Home and Apartment Rents
# of Bedrooms | Number Listed ‘ Average Rent ‘ Rent Range

Apartments

Studio 4 $976 $910-$1,025
1 Bedroom 18 $1,022 | $625-$1,299
2 Bedroom 18 $1,313 | $985-$1,945
3 Bedroom 4 $1,784 | $1,600-$1,995
Detached Homes

3 Bedroom 3 $1,900 | $1,800-$2,000
4 Bedroom 5 $2,129 | $1,795-$2,850
Total 52 $1,354 $625-$2,850

Source: www.rent.com and Craigslist.org, accessed January, 2009.

3. Affordability by Household Income

Housing affordability can be inferred by comparing the cost of renting or owning a home in the
City with the maximum affordable housing costs for households at different income levels. Taken
together, this information can generally show who can afford what size and type of housing and
indicate the type of households most likely to experience overcrowding and overpayment.

The federal Department of Housing and Urban Development (HUD) conducts annual household
income surveys nationwide to determine a household’s eligibility for federal housing assistance.
Based on this survey, the California Department of Housing and Community Development (HCD)
developed income limits that can be used to determine the maximum price that could be
affordable to households in the upper range of their respective income category. Households in
the lower end of each category can afford less by comparison than those at the upper end. Table 21
shows the maximum amount that a household can pay for housing each month without incurring
a cost burden. This amount can be compared to current housing asking prices (Table 19) and
market rental rates (Table 20) to determine what types of housing opportunities a household can
afford.
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Table 21: Income, Rent, and Price Restrictions San Bernardino County (2008)

Extremely Low Income (30% AMI)

Family Size 1 2 3 4 5
Annual Income $14,000 $16,000 $18,000 $20,000 $21,600
Monthly Affordable Cost $350 $400 $450 $500 $540
Maximum Monthly Rent $276 $311 $347 $376 $403
Maximum Home Purchase Price $36,213 $40,256 $44,826 $47,991 $51,331
Very Low Income (50 % AMI)

Family Size 1 2 3 4 5
Annual Income $23,300 $26,650 $29,950 $33,300 $35,950
Monthly Affordable Cost $583 $666 $749 $833 $899
Maximum Monthly Rent $509 $577 $646 $709 $762
Maximum Home Purchase Price $68,910 $77,699 $86,840 $94,751 $101,782
Low Income (80% AMI)

Family Size 1 2 3 4 5
Annual Income $37,300 $42,650 $47,950 $53,300 $57,550
Monthly Affordable Cost $933 $1,066 $1,199 $1,333 $1,439
Maximum Monthly Rent $859 $977 $1,096 $1,209 $1,302
Maximum Home Purchase Price $118,131 $133,952 $150,124 $165,067 $177,723
Median Income (100% AMI)

Family Size 1 2 3 4 5
Annual Income $43,400 $49,600 $55,800 $62,000 $67,000
Monthly Affordable Cost $1,085 $1,240 $1,395 $1,550 $1,675
Maximum Monthly Rent $1,011 $1,151 $1,292 $1,426 $1,538
Maximum Home Purchase Price $165,008 $187,451 $210,420 $231,984 $250,207
Moderate Income (120% AMI)

Family Size 1 2 3 4 5
Annual Income $52,100 $59,500 $67,000 $74,400 $80,400
Monthly Affordable Cost $1,303 $1,488 $1,675 $1,860 $2,010
Maximum Monthly Rent $1,229 $1,399 $1,572 $1,736 $1,873
Maximum Home Purchase Price $200,693 $228,058 $256,360 $282,846 $305,171
Notes:

1. In estimating affordable housing cost, rent and purchase price ratios California State Income Limits for 2008, San Bernardino
County were used.
2. Housing related costs include HOA dues, insurance, and property taxes (1% tax rate). Utilities are included from the Housing
Authority of the County of San Bernardino website.
3. Supportable mortgage assuming a 30-year loan, 6.5 percent interest, and a 5% down payment.
Source: California State Income Levels for San Bernardino County, 2008.
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Extremely Low Income Households

Extremely low income households earn 30 percent or less of the County Area Median Income
(AMI). In 2008, extremely low income households in San Bernardino County earn up to $14,000 for
a one-person household and up to $21,600 for a five-person household. Extremely low income
households cannot afford market-rate rental or ownership housing in Upland.

Very Low Income Households

Very low income households earn between 31 percent and 50 percent of the County Area Median
Income (AMI)—up to $23,300 for a one-person household and up to $35,950 for a five-person
household in 2008. A very low income household can afford homes offered at prices below
$101,000, adjusting for household size. Given the costs of single-family homes in Upland, very low
income households would not be able to afford a home in the City. Similarly, very low income
renters could not afford market-rate rental units listed in January 2009. After deductions for
utilities, a very low income household at the maximum income limit can afford to pay
approximately $509 to $762 in monthly rent, depending on household size.

Low Income Households

Low income households earn between 51 percent and 80 percent of the County Area Median
Income (AMI). These households earn up to $37,300 for a one-person household and up to $57,550
for a five-person household in 2008. The affordable home price for a low income household at the
maximum income limit ranges from $118,000 to $177,000. Based on the median prices of homes
sold in Upland in November 2008 (Table 19), low income households in the City could not afford
to purchase a single-family home. After deductions for utilities, a one-person low income
household could afford to pay up to $859 in rent per month and a five-person low income
household could afford to pay as much as $1,302. In January of 2009, no adequately sized
apartment units in Upland were listed for rent at rates that were affordable to low income
households (Table 20).

Moderate Income Households

Moderate income households earn between 81 percent and 120 percent of the County Area Median
Income (AMI)—up to $80,400 depending on household size, in 2008. The maximum affordable
home price for a moderate income household is $200,000 for a one-person household, $256,000 for
a small family, and $305,000 for a five-person family. Based on the home prices displayed in Table
19, the median price for a home in Upland is well beyond the affordable range of moderate-income
households. The maximum affordable rent payment for moderate income households is between
$1,229 and $1,873 per month. These households can afford most of the apartment units listed for
rent in the City.
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G. Affordable Housing

State law requires that the City identify, analyze, and propose programs to preserve existing multi-
family rental units which are eligible to convert to non-low-income housing uses due to
termination of subsidy contract, mortgage prepayment, or expiring use restrictions during the next
ten years. Thus, this at-risk housing analysis covers the period from July 1, 2008 through June 30,
2018. Consistent with State law, this section identifies publicly assisted rental housing in Upland,
evaluates the potential of such housing to convert to market rate during a ten-year planning period
(2008 to 2018), and analyzes the options and associated costs to preserving these units.

1. Publicly Assisted Rental Housing

Housing that receives governmental assistance is often a significant source of affordable housing in
many communities. Covenants and deed restrictions are the typical mechanisms used to maintain
the affordability of publicly assisted housing, ensuring that these units are available to lower and
moderate income households in the long term. Over time, the City may face the risk of losing
some of its affordable units due to the expiration of covenants and deed restrictions. As the
relatively tight housing market continues to put upward pressure on market rents, property
owners are more inclined to discontinue public subsidies and convert the assisted units to market-
rate housing.

Table 22 provides the inventory of assisted rental housing units in Upland as of January 2009. Of
the 859 total assisted units within 17 developments, 196 units in six developments are at risk of

converting to market-rate during the 2008 to 2018 period.

Table 22: Publically Assisted Housing

Project Name | Type Total Affordable Units | Unit Size Funding Source(s) Earliest Da!te of
Units Conversion

Projects with potential to expire prior to 2018

Sycamore Terrace |Senior 100 100 very low 1BR HUD Section 202 Section 8 2021
income 12/2009

Parc Claremont Family 136 12 very_Iow 2BR HA Bond/Density Bonus 2014
16 low income

Upland Village | poyy | qgg| 24 very low fand2BR | MR Bond 2014

Green 23 low

Highland Hills Family ga |5 very low 2and 3BR | Section 8 on 3BR units only 2015
7 low income

Rancho Lindo Family 16| 4 low income 2BR HOME 2016

Apts.

Ricca Villa Family 17 | 4 low income 2BR HOME 2017

Projects expiring after 2018

Northwoods Apts. |Family 324 |64 low income 2BR MR Bonds 2024

Arbor Park Apts. | Family 260|104 low income 2BR MR Bond 2028

Mountain Springs | Family| 340/ > Very low 2BR MR Bonds 2028
65 low income
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Table 22: Publically Assisted Housing

Project Name | Type E::sl Affordable Units | Unit Size Funding Source(s) Eaétiite?;;(:‘d
Sunset Ridge Family 108 | 16 very low income | 1 and 2BR | MR Bonds (Cit;%r\?v(:[::)l
Village Apts. Family 72|20 very low income | 1 and 2BR | MR Bonds (Cit;%r\?v?:c?)l
Alpine Woods Family 137|137 low income 1and 2BR | Tax Credit 2029
COV.D' Estes Senior 130 .111 moderate 1and 2BR | Tax Credit 2038
Senior Apts. income
Magnolia Colon 20 low

g Y Family 3212 low to moderate | 2 and 3 BR | HOME and Set Aside 2058
Apts. :
income
Los Olivos Family 9797 very low income | 2BR Project Based Section 8 Perpetual
Ninth Street Family 24| 24 very low 1and 2BR |Section 8 Perpetual
Terrace
Total 2,039 859

Source: City of Upland

Sycamore Terrace: Sycamore Terrace is located at 1301 San Bernardino Road. This 100-unit senior
housing development is also assisted with a Section 8 contract. This contract is subject to annual
renewal.

Upland Village Green: This 186-unit project is funded with Mortgage Revenue Bond with
affordability covenant on 25 percent (47) of the units. This affordability is due to expire in 2014.

Parc Claremont Apartments: Parc Claremont is located at 1826 W. Arrow Route. This 136-unit
project has 28 two-bedroom units set aside for very low and low income families. The project
utilized a Housing Authority bond and density bonus to achieve its affordability. The affordability
of these units is currently set to expire in 2014.

Highland Hills Apartments: Highland Hills is located at 1205 E. 9th Street. This complex is
comprised of 64 two- and three-bedroom units, 13 of which are set aside for very and low income
families in Upland. Section 8 funding assistance was used for the development of Highland Hills,
which secures the affordability of the 13 units until 2015.

Rancho Lindo Apartments: Rancho Lindo is located at 509 E. Richland. This project consists of 16
two-bedroom units, four of which are set aside for low-income families. HOME funds were used
for the development of Rancho Lindo, guaranteeing the affordability of the low income units until
2016.

Ricca Villa Apartments: Ricca Villa is located at 537 E. Richland. This 17-unit complex has four
units set aside for low-income families. This project utilized HOME funds. The affordability of
these four units is set to expire in 2017.
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2. Preservation and Replacement Options

To preserve the existing affordable housing stock, the City must either preserve the existing
assisted units or facilitate the development of new units. Depending on the circumstances of the at-
risk projects, different options may be used to preserve or replace the units. Preservation options
typically include: 1) transfer of project to non-profit ownership; 2) provision of rental assistance to
tenants using other funding sources; and 3) purchase of affordability covenants. In terms of
replacement, the most direct option is the development of new assisted multi-family housing units.
These options are described below.

Transfer of Ownership

Transferring ownership of an at-risk project to a non-profit housing provider is generally one of
the least costly ways to ensure that the at-risk units remain affordable for the long term. By
transferring property ownership to a non-profit organization, low income restrictions can be
secured and the project would become potentially eligible for a greater range of governmental
assistance. The estimated market value for the at-risk units in five projects (except Sycamore
Terrace) is provided in Table 23.

Table 23: Market Value of At-Risk Units

Project Information Total
One-Bedroom Units 23
Two-Bedroom Units 60
Three-Bedroom Units 13
Total Units 96
Annual Gross Income $1,505,736
Annual Operating Cost $403,750
Net Annual Income $1,101,986
Estimated Market Value $12,121,846

Market value for project is estimated with the following assumptions:

1. Average market rent is estimated to be $1,022 for a one-bedroom unit,
$1,313 for a two-bedroom unit, and $1,784 for a three-bedroom unit (Table
20).

2. Bedrooms per unit: Upland Village Green (23 one-bedroom and 24 two-
bedroom); Parc Claremont (28 two-bedroom units); Highland Hills (13 three-
bedroom units); Rancho Lindo (four two-bedroom units); and Ricca Villa (four
two-bedroom units).

3. Average unit size is estimated at 700 square feet for a one-bedroom unit,

850 square feet for a two-bedroom unit, and 1,050 square feet for a three-

bedroom unit.

Vacancy rate is assumed at 0% as the projects are usually fully occupied.

Annual operating expenses per square foot are estimated to be $5.00.

Market value = Annual net project income x multiplication factor.

Multiplication factor for a building in moderate condition is 11.

N oe

Sycamore Terrace is nonprofit owned and therefore, transferring ownership to another nonprofit
organization is not an appropriate option. The market value for the assisted units at the other five
projects is estimated on the basis of the individual project’s potential annual income, and operating
and maintenance expenses. As indicated below, the estimated market value of the 49 assisted
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units at the five projects is $12.1 million. (These estimates are provided for purposes of
comparison and understanding the magnitude of costs involved and do not represent the precise
market values of these projects. The actual market values at time of sale will depend on market
and property conditions, among other factors.)

Rental Assistance

Rental subsidies using other funding sources can be used to maintain affordability of the 196 at-
risk affordable units. These rent subsidies could be structured to mirror the federal Section 8
program. Under Section 8, HUD pays the difference between what tenants can pay (defined as 30
percent of household income) and what HUD estimates as the fair market rent (FMR) on the unit.
In San Bernardino County, the 2009 FMRs are $954 for a one-bedroom unit, $1,125 for a two-
bedroom unit, and $1,583 for a three-bedroom unit.

The feasibility of this alternative is highly dependent upon the availability of reliable funding
sources necessary to make rent subsidies and the willingness of property owners to participate in
the program. As indicated in Table 24, the total cost of subsidizing the rents at all 196 at-risk units
is estimated at $60,404 per month or $724,848 annually.

Table 24: Rental Subsidies Required

Fair Household Monthly per Total
Unit Size -lrj::sl Market Houssit:::old Annual Cﬁ:ft?{l(:;ilz:l:s Uni‘t, P Monthly
Rent Income Subsidy Subsidy
Very Low Income (50% AMI)
1-BR 123 $954 $26,650 $577 $377 $46,371
2-BR 12 $1,125 $29,950 $646 $479 $5,748
3-BR 6 $1,583 $35,950 $762 $821 $4,926
Low Income (80% AMI)
2-BR 48 $1,125 $47,950 $1,096 $29 $1,392
3-BR 7 $1,583 $57,550 $1,302 $281 $1,967
Total 196 $60,404
Notes:

1. Bedrooms per unit: Upland Village Green (23 one-bedroom and 24 two-bedroom units); Sycamore Terrace (100 one-bedroom
units); Parc Claremont (28 two-bedroom units); Highland Hills (13 three-bedroom units); Rancho Lindo (four two-bedroom units);
and Ricca Villa (four two-bedroom units).

2. Fair Market Rent (FMR) is determined by HUD.

3. San Bernardino County 2008 Area Median Household Income (AMI) limits set by the California Department of Housing and
Community Development (HCD).

4.  Affordable cost = 30% of household income minus utility allowance.

Purchase of Affordability Covenants

Another option to preserve the affordability of the at-risk project is to provide an incentive
package to the owner to maintain the project as affordable housing. Incentives could include
writing down the interest rate on the remaining loan balance, providing a lump-sum payment,
and/or supplementing the rents to market levels. The feasibility of this option depends on
whether the complex is too highly leveraged. By providing lump sum financial incentives or
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ongoing subsides in rents or reduced mortgage interest rates to the owner, the City can ensure that
some or all of the units remain affordable.

Construction of Replacement Units

The construction of new low income housing units is a means of replacing the at-risk units should
they be converted to market-rate units. The cost of developing housing depends upon a variety of
factors, including density, size of the units (i.e. square footage and number of bedrooms), location,
land costs, and type of construction. Assuming an average construction cost of $108,324 per unit
(assuming a 1,200-square-foot unit, including common space, at $90.273 per square foot), it would
cost approximately $21,231,504, excluding land costs, to construct 196 new assisted units. Including
land costs, the total cost to develop replacement units would be higher.

Cost Comparison

The above analysis attempts to estimate the cost of preserving the at-risk units under various
options. The cost of acquiring equivalent at-risk units at the five projects (96 units) and
transferring ownership to non-profit housing organizations is high ($12.1 million). Furthermore,
this option is not appropriate for all at-risk projects. In comparison, the annual costs of providing
rental subsidies to preserve the 196 assisted units are relatively low (approximately $725,000);
however, long-term provision of rental subsidies for at least 55 years would cost significantly
more. New construction of 196 replacement units would also be a costly option ($21.2 million,
excluding land costs) and is constrained by a variety of factors, including growing scarcity of land
zoned for residential use and rising land costs.

Resources for Preserving At-Risk Units

Available public and non-profit organizations with the capacity to preserve assisted housing
developments include San Bernardino County, the City of Upland, and various non-profit
developers. Financial resources available include Redevelopment Agency Tax Increment Set-
Aside monies, bond financing, as well as CDBG and HOME funds, Section 8 rental assistance, Low
Income Housing Tax Credits, and Proposition 1C funds. (See the Housing Resources section later
for further details.)

H. Current Housing Needs

A continuing priority for the community is to enhance or maintain the quality of life. One measure
of quality of life is the extent of “housing problems” that exist. The Comprehensive Housing
Affordability Strategy (CHAS) developed by the Census for HUD provides detailed information
on housing needs by income level for different types of households in Upland. Detailed CHAS
data based on the 2000 Census is displayed in Table 25. Housing problems considered by CHAS
include:

e Units with physical defects (lacking complete kitchen or bathroom);
e Overcrowded conditions (housing units with more than one person per room);
e Housing cost burden, including utilities, exceeding 30 percent of gross income; or

3 RS Means Residential Square Foot Costs (2008).
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e Severe housing cost burden, including utilities, exceeding 50 percent of gross income.

The types of problems vary according to household income, type, and tenure. Some highlights
include:

e Renter-households had a higher level of housing problems (56.4 percent) compared to
owner-households (29.5 percent).

e Nearly all large renter households with incomes below 50 percent of MFI experienced
housing problems.

e Over 80 percent of large owner households with incomes below 50 percent of MFI
experienced housing problems.

e Among elderly renter-households in the City, over 73 percent were lower-income
households.

Table 25: Housing_] Assistance Needs of Lower Income Households

Household by Type, Income, and Renters Owners

Extremely Low Income (0-30% MFI) 344 213 1,741 270 53 646 2,387
% with Any Housing Problem 65.1% 100.0% 79.6% 59.3% 81.1% 72.1% 77.6%

% with Cost Burden >30% 62.2% 93.4% 76.3% 59.3% 73.6% 70.9% 74.8%

% with Cost Burden > 50% 53.6% 71.5% 69.8% 48.1% 73.6% 58.5% 68.7%

Very Low Income (31-50% MFI) 197 279 1,651 434 75 7124 2,375
% with Any Housing Problem 82.2% 100.0% 93.0% 42.4% 80.0% 62.0% 83.6%

% with Cost Burden >30% 82.2% 82.1% 87.6% 42.2% 53.3% 57.9% 78.5%

% with Cost Burden > 50% 60.9% 17.6% 41.1% 25.3% 40.0% 40.1% 40.8%

Low Income (51-80% MFI) 185 304 2,264 570 173 1,297 3,561
% with Any Housing Problem 64.9% 95.4% 80.6% 28.9% 91.3% 57.6% 72.2%

% with Cost Burden >30% 64.9% 49.3% 66.7% 28.9% 86.7% 56.2% 62.9%

% with Cost Burden > 50% 5.4% 4.9% 4.0% 14.0% 37.6% 33.8% 14.9%

Total Households 989 1,276 10,064 3,773 1,846 14,514 24,578
% with Any Housing Problem 52.0% 84.0% 56.4% 24.9% 31.6% 29.5% 40.5%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2000.

Notes: Data presented in this table are based on special tabulations from sample Census data. The number of households in each
category usually deviates slightly from the 100.0% count due to the need to extrapolate sample data out to total households.
Interpretations of these data should focus on the proportion of households in need of assistance rather than on precise numbers.

|. Future Housing Needs

Future housing need refers to the share of the regional housing need that has been allocated to the
City. The State Department of Housing and Community Development (HCD) supplies a regional
housing goal number to the Southern California Association of Governments (SCAG). SCAG is
then mandated to allocate the housing goal to city and county jurisdictions in the region. In
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allocating the region’s future housing needs to jurisdictions, SCAG is required to take the
following factors into consideration pursuant to Section 65584 of the State Government Code:

Market demand for housing;

Employment opportunities;

Availability of suitable sites and public facilities;
Commuting patterns;

Type and tenure of housing;

Loss of units in assisted housing developments;
Over-concentration of lower income households; and
Geological and topographical constraints.

The SCAG Regional Council adopted its Regional Housing Needs Allocation (RHNA) in July 2007.
This RHNA covers an 8.5-year planning period and addresses housing issues that are related to
future growth in the region. The RHNA allocates to each city and county a “fair share” of the
region’s projected housing needs by household income group. The major goal of the RHNA is to
assure a fair distribution of housing among cities and counties within the Southern California
region, so that every community provides an opportunity for a mix of housing affordable to all
economic segments. The housing allocation targets are not building requirements, but goals for
each community to accommodate through appropriate planning policies and land use regulations.
Allocation targets are intended to assure that adequate sites and zoning are made available to
address anticipated housing demand during the planning period and that market forces are not
inhibited in addressing the housing needs of all economic segments of a community.

Upland’s share of regional future housing needs is a total of 1,995 new units for the January 1, 2006
to June 30, 2014 period. This allocation is distributed into various income categories, as shown
below in Table 26. The RHNA includes a fair share adjustment which allocates future
(construction) need by each income category in a way that meets the State mandate to reduce the
over-concentration of lower income households in one community.

Table 26: Housing Needs for 2006-2014

Income Category Number of Units Percent
Extremely Low (30% AMI or less) 238 11.9%
Very Low (31% to 50% AMI) 238 12.0%
Low (51% to 80% AMI) 328 16.4%
Moderate (81% to 120% AMI) 382 19.2%
Above Moderate (over 120% AMI) 809 40.5%
Total 1,995 100.0%

Note: Pursuant to AB 2634, local jurisdictions are also required to project the housing needs of extremely low income households (0-30%
AMI). In estimating the number of extremely low income households, a jurisdiction can use 50% of the very low income allocation or
apportion the very low income figure based on Census data. As shown in Table 25, extremely low income households constitute 50.1
percent of the very low income group. Therefore, the City’s RHNA of 476 very low income units can be split between 238 extremely low and
238 very low income units.

Source: Final Regional Housing Needs Allocation, SCAG, 2008.
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lll. Housing Constraints

This section describes various governmental, market, and environmental constraints on the
development of housing that meets the needs of all economic segments of Upland’s population.

A. Market Constraints

Market constraints significantly affect the cost of housing in Upland and can pose barriers to
housing production and affordability.

1. Economic Factors

Market forces on the economy and the trickle down effects on the construction industry can act as
a barrier to housing construction and especially to affordable housing construction. California’s
housing market peaked in the summer of 2005 when a dramatic increase in the State’s housing
supply was coupled with low interest rates. Since then, interest rates have risen and construction
has slowed. From 2005 to early 2007 home prices have fallen ten to 12 percent statewide. Home
prices in Upland decreased 19 percent between November 2007 and November 2008 (Table 19).

2. Land and Construction Costs

Upland is an established and nearly built-out community. The City faces increasing development
pressure with a limited supply of vacant, unconstrained land. Thirteen undeveloped residential
land parcels were listed for sale in January 2009, ranging in price from $65,000 (for 0.1 acres) to
$10.6 million (for 20 acres).# Most of the vacant land in Upland is located within one of the City’s
Specific Plan areas; only seven vacant parcels outside of a Specific Plan area were identified in the
Housing Resources section. These undeveloped sites are all located in the City’s downtown area.
The limited availability of undeveloped and unconstrained land for residential uses drives up the
cost of housing. Significant future housing construction is anticipated in mixed-use and high
density residential areas in the southwest portion of the City, near Cable Airport.

Construction costs are the largest component of total costs for a single-family detached unit,
accounting for 30 to 40 percent of the finished sale price. According to RS Means Residential
Square Foot Costs (2008), construction costs for an average two-story single-family home (2,000
square feet of living area), and built of stucco on wood frame total $90.27 per square foot in the
Upland area. For multiple-family attached units, construction costs are slightly lower as
developers can usually benefit from economies of scale with discounts for materials and diffusion
of equipment mobilization costs. Density bonuses for senior and affordable housing can enhance
this per-unit cost reduction for multi-family developments. A reduction in amenities and quality
of building materials could result in lower costs and sale prices; however, high quality design and
sufficient tenant amenities are necessary to maintain minimum health and safety standards.

4 www.realtor.com, accessed January 2009.
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3. Auvailability of Financing

The availability of financing affects a person’s ability to purchase or improve a home. Under the
Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose information
on the disposition of loan applications by the income, gender, and race of the applicants. This
applies to all loan applications for home purchases, improvements and refinancing, whether
financed at market rate or with government assistance.

Table 27 summarizes the disposition of loan applications submitted to financial institutions in 2007
for home purchase, refinance, and home improvement loans in Upland. Included is information
on loan applications that were approved and originated, approved but not accepted by the
applicant, denied, withdrawn by the applicant, or incomplete.

Table 27: Disposition of Home Loans (2007)

Loan Type Total Applicants | Percent Approved | Percent Denied | Percent Other
Government-Backed 3 66.7% 33.3% 0%
Conventional 1,192 61.0% 23.5% 15.5%
Refinance 3,134 55.9% 27.3% 16.8%
Home Improvement 488 61.1% 26.6% 12.3%
Total 4,817 57.7% 26.3% 16.0%

Source: Home Mortgage Disclosure Act (HMDA) data, 2007.

Home Purchase Loans

In 2007, a total of 1,192 Upland households applied for conventional loans to purchase homes. The
overall loan approval rate was 61 percent and 24 percent of applications were denied. Only three
applications were submitted for the purchase of homes in Upland using government-backed loans
(e.g. FHA, VA) in 2007. Among applications for government-backed home purchase loans in 2007,
two were approved (67 percent) and one was denied (33 percent).

Refinance Loans

Relatively low interest rates and a high prevalence of interest only, adjustable rate, and balloon
payment mortgages led Upland residents to file 3,134 applications for home refinance loans in
2007. Over one-half (56 percent) of these applications were approved, while 27 percent were
denied. The current credit crisis, however, is expected to dramatically slow refinancing activities
for the next several years.

Home Improvement Loans

In 2007, 488 home improvement loan applications were filed in Upland. Over 61 percent of these
applications were approved and about 27 percent were denied. Approximately 12 percent of
applications were either not accepted, withdrawn by the applicants, or closed for incompleteness.
In general, home improvement financing is less accessible, compared to home purchase financing.
Specifically, lower and moderate income homeowners tend to have high debt-to-income ratios and
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therefore have more difficulty qualifying for additional loans. The City offers home improvement
loans for qualifying residents with lower and moderate income households.

Foreclosures

With low interest rates, “creative” financing (e.g., zero down, interest only, adjustable loans), and
predatory lending practices (e.g. aggressive marketing, hidden fees, negative amortization), many
households nationwide purchased homes that were beyond their financial means between 2000
and 2005. Under the false assumptions that refinancing to lower interest rates would always be an
option and home prices would continue to rise at double-digit rates, many households were (and
still are) unprepared for the hikes in interest rates, expiration of short-term fixed rates, and decline
in sales prices that set off in 2006. Suddenly faced with significantly inflated mortgage payments,
and mortgage loans that are larger than the worth of the homes, foreclosure was the only option
available to many households.

As of March 2009, 338 properties in Upland were listed in pre-foreclosure sales. These properties
were in default of mortgage payments. Another 137 properties were being auctioned and 266
properties were foreclosed homes being owned by banks and offered for sale. These homes
ranged in prices up to $1.5 million. The high prices of these homes facing foreclosure indicate that
the impact of foreclosure extends not only to lower and moderate income households, but also
households with higher incomes. DataQuick reports that of the homeowners who default,
approximately 20 percent are able to avoid foreclosure by bringing their payments current,
refinancing, or selling the home and paying off what they owe.> The implosion of the mortgage
lending market, however, may mean that many households, even above moderate income
households, will have difficulty obtaining new mortgage loans or refinancing.

B. Governmental Constraints

Local policies and regulations can impact the price and availability of housing and, in particular,
the provision of affordable housing. Land use controls, site improvement requirements, fees and
exactions, permit processing procedures, among other issues may constrain the maintenance,
development and improvement of housing. This section discusses potential governmental
constraints in Upland.

1. Land Use Controls

The Land Use Element sets forth City policies for guiding local land use development. These
policies, together with existing zoning regulations, establish the amount and distribution of land
allocated for different uses. The City is currently in the process of a comprehensive update to its
General Plan. The update process is expected to take the better part of two years to complete. A
draft General Plan is expected to be available for public release and review in early 2010.

The City’s existing Land Use Element provides for six residential categories ranging from Single-
Family Residential to Industrial/Loft Mixed Use. Each land use designation is linked to one or

5 http:/ /www.dqnews.com/News/ California/ CA-Foreclosures / RRFor081023.aspx, accessed January 7, 2009.
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more zone districts; there is not a one-to-one correspondence between the land use categories and
zoning districts. The Land Use Element’s six residential land use designations are being
implemented through 11 zoning districts (Table 28).

Table 28: Land Use Categories Permitting Residential Use

Zoning Density _r
Land Use Category Designation (du/acre) Description
0.0-2.0
RS-4.3, RS-6, RS- 2.0-3.0
Single-Family Residential 1.5, RS-10, RS- 3.0-4.0 | Intended for detached single-family dwellings
15, RS-20 4.0-6.0
7.0-10.0
Single-Family Mobile RS-MH 8.0-14.0 Intended as a zone for the location of mobile homes in a mobile
Home Park home park
7.0-12.0 | Intended to encourage and promote a desirable living
. . RM-4.4, RM-3.6, ) .
Multiple-Family RM-2.0 RM-15 environment by providing areas for apartments and other types
- ) 120-200 | multiple-family residential development
. . RM-CO 3.6, RM- , . . .
Multiple-Family 0 4.4 7.0-12.0 | Intended to promote a desirable living environment for multiple-
Condominium RM-CO 2.0 12,0200 family residential condominiums
. . Intended to provide incentives for residents and business
Neighborhood Business- D .
: BN-S Up to 31.0 | owners to conserve the existing single-family character of the
Specialty . L . .
area while retaining economic development opportunities
Industrial/Artist Loft Intended to promote artist/craftsman activities in the industrial
. IM Upto 4.0
(Mixed) parks
Cqmmermal/lndustnal MU Up to 35.0 Intepded to accommodate a variety of industrial and regional
Mixed Use retail uses

Source: Land Use Element, City of Upland General Plan, 2005.
Planned Residential Development (PRD)

The City’s Zoning Ordinance defines PRDs as multiple lots or structures planned together as a
single entity rather than an aggregate of individual lots. These developments typically have a
predominant developmental feature which serves to unify or organize the project. The purpose of
PRD standards is to provide for greater design flexibility in residential developments by
permitting certain deviations from the standards established for the base zoning. The PRD allows
a developer to flexibly design the open space configurations, residential types, and layouts. Small-
lot single-family homes, condominiums, and cluster development are all possible arrangements. A
conditional use permit is required for all PRDs.

Residential Planned Unit Development (RPUD)

RPUD provisions of the Zoning Ordinance provide for greater flexibility in the development of
residential properties and greater amenities than would be possible under strict adherence to
ordinance requirements of the basic zone, allowing for the development of land as a unified unit as
contrasted to an aggregation of individual buildings and structures located on separate lots. A
RPUD may include such nonresidential uses as churches, parks or other recreational uses intended
for use by its occupants.
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Density and Floor Area Ratio Bonuses

State law requires the provision of certain incentives for residential development projects that set
aside a certain portion of total units to be affordable to lower and moderate income households.
The City offers density bonuses to those who develop projects in the City’s Town Center (TC) and
Mixed Use (MU) zones, as long as the developer provides either:

e Atleast 25 percent of total housing units for low or moderate income residents; or

e Adaptive reuse, preservation and/or enhancement of a structure or other significant
landmark listed within the Upland historic resources survey.

Upland’s Zoning Ordinance also allows for the granting of density bonuses to developers of senior
housing.

The City’s density bonus ordinance has not been updated to reflect new State law. Current state
law requires jurisdictions to provide density bonuses and development incentives to all developers
who propose to construct affordable housing on a sliding scale, where the amount of density
bonus and number of incentives vary according to the amount of affordable housing units
provided. The City is in the process of completing a comprehensive update of its Zoning
Ordinance and the density bonus requirement will be amended to be consistent with State law at
this time or within one year of adoption of the Housing Element. The City will also continue to
provide additional incentives beyond the requirements of State law for adaptive reuse and mixed
use developments.

The City also offers a Floor Area Ratio (FAR) bonus for mixed-use residential development
projects, senior housing, and adaptive reuse developments within the Mixed Use (MU) zone. An
additional FAR bonus of up to 0.5 (50 percent) of the total lot area can be granted to qualifying
projects.

Specific Plans

The City of Upland has adopted, or is currently in the process of adopting, the following specific
plans, which offer a range of housing types, densities, and mix of uses:

e Park View Specific Plan (adopted March 10, 2008)

e Upland Crossing Specific Plan (adopted July 12, 2006)

e Colonies at San Antonio Specific Plan (Adopted November 13, 2003)
e Foothill Benson Terrace Specific Plan (Adopted October 24, 2005)

e Foothill Walk Specific Plan (Adopted April 25, 2005)

e College Park Specific Plan (adopted June 22, 2005)

e Wyeth Cove Specific Plan (adopted October 25, 2006)

e Historic Downtown Upland Specific Plan (in progress)

The City anticipates that much of its new residential growth will occur in these Specific Plan areas.
Combined, these Specific Plans have the capacity to accommodate approximately 2,635 new
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housing units, ranging from low-density single-family homes to multiple-family stacked flats and
townhomes.

2. Residential Development Standards

The City regulates the type, location, density, and scale of residential development primarily
through the Zoning Ordinance. The following zoning districts allow residential uses:

Residential Single-Family (RS-20, RS-15, RS-10, RS-7.5, and RS-4.3): These zones are
intended for the development and/or maintenance of any lot or site intended for single-
family residential use.

Residential Single-Family (RS-6): The RS-6 zone is intended for the development of
subdivisions containing open areas that will be developed and maintained for recreational
purposes.

Residential Single-Family Mobile Home (RS-MH): The RS-MH zone is intended for the
location of mobile homes in a mobile home park with a minimum gross site area of ten
acres.

Residential Multiple-Family (RM-4.4, RM-3.6, RM-2.0, and RM-1.5): The RM zones are
intended for the development and/or maintenance of any lot or site intended for multiple-
family residential use.

Residential Multiple-Family Condominium (RM-CO 2.0, RM-CO 3.6, and RM-CO 4.4):
The RM-CO zones are designed to promote a desirable living environment for multiple-
family residential condominiums, which are comprised of privately owned parcels having
shared amenities.

Industrial/Loft Joint Live/Work Artists Units (IM): The IM overlay zone is intended to
provide alternative building standards to assist and make feasible the reuse of existing
buildings and construction of new buildings as combined living and working space to be
occupied by artists within the Light Industrial (ML) base zone.

Town Center (TC): The TC zone is intended to promote a better quality of life for the
community by providing a complementary blend of employment, shopping, recreational,
transportation and residential opportunities in the City’s historic town center area.

Mixed Use (MU): The MU zone is intended to enhance the zone’s economic base through a
complementary blend of employment, shopping, recreational, transportation and
residential opportunities.

Ninth Street Neighborhood Business (BN): The Ninth Street neighborhood business zone
is intended to provide for the existing business uses in a historic residential neighborhood.
The district allows the use of single-family residences which are currently being used for
nonresidential purposes to continue or expand business operations. Design standards call
for office or commercial uses to maintain the residential character of the front elevations of
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the buildings. The designation is intended to preserve the historic mixed-use development
pattern by retaining single-family residential uses, conserving the quality of the
neighborhood, and accommodating preservation and expansion of existing business uses.

Neighborhood Business Specialty (BN-S): The BN-S zone is proposed for an area in the
southeast quadrant of the City which is a mixed-use area consisting of existing single-
family residential uses and operational specialty business/commercial uses. The
designation is intended to create a zoning district that provides incentives for the residents
and business owners to conserve the existing single-family character of the area while
retaining economic development opportunities in the quadrant.

Development standards specific to each zone district are designed to protect and promote the
health, safety, and general welfare of residents as well as implement the policies of the General
Plan. These standards also serve to preserve the character and integrity of existing neighborhoods.
Specific residential development standards are summarized in Table 29. Generally, development
standards can limit the number of units that may be constructed on a particular piece of property.
These include density, minimum lot and unit sizes, height, and open space requirements. Limiting
the number of units that can be constructed increases the per-unit land costs and, all other factors
being equal, can result in higher development costs that could impact housing affordability.
Overall, the City’s parking requirements, height limits, setbacks, and lot coverage requirements are
designed to allow for the development of a range of housing types and densities. Through
increased densities, the City promotes the development of mixed use residential in specific
locations of the City.
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Table 29: Residential Development Standards

_ Min. Lot Min. Lot (ft.) Setbacks (ft.) Lot Min. Max.
L Density Floor .
District Area . ) Coverage Height
(du/acre) Width | Depth |Front| Rear | Side o Area
(sq. ft.) (%) (ft.)
(sq. ft.)
100-
RS-20 2.2 20,000 120 120-150 | 40 10 2,000
RS-15 29 15,000 |85-110| 110-130 | 30 10 1,800
RS-10 43 10,000 | 75-90 | 110-120 2 3 [T1600
25 20 5 350r2%
RS-7.5 5.8 7,500 | 60-80 | 100-110 1,400 ,
stories
RS-6 1.3 6,000 | 60-65 n/a 20 5
20- 1,200
RS-4.3 10.8 4,000 | 40-65 | 90-100 25 5¢ 50
RS-MH 8.0 3,024 42 72 10 5 5° 60 n/a
RM‘%‘% RM- 9.9/12.0 30,000 | 150 | 150
750’
RMZO/RM-1 90,0300 16,000 | 100 | 150 Y% bldg. 300r2
1.5 25° 15 . .
height stories
RM-CO 4.4/ n/a
RM-CO 3.6 9.0/12.0 30,000 | 150 150 900’
RM-CO 2.0 20.0 6,000 100
ML Base
Zone w/ 4.0 100 | 30| 10 10400 1,200 | 2>0r4
100 | 100 stories
IM Overlay n/a
Multiple Family: 30.0 »
T Senior Housing: 45.0 n/a 5 10 0 100 n/a 45
Multiple Family: 15.0 n/a
MU Mixed Use: 35.0 15,000 10 n/a 75 n/a 60
Senior Housing: 45.0
BN 20 5? 1
5.8 7,500 | 60-80 | 100-110 | 25 35 1,400 |300r2%
BN-S 20 stories

Source: City of Upland Zoning Ordinance, 2009.
* For mixed-use developments only
# FAR is 1:2 for non-mixed use projects (200% of lot area), but increased up to 1:3 for residential mixed-use projects (300% of lot area)

Notes:

1. Except on Euclid Avenue, where front yard must be 50 feet.

O NOOCTWN

. Except on lots that have no alley vehicular access, in which case at least one side yard must be 10 feet in width.
. For buildings of more than one story: 10 feet.
. Except for lots having a zero-side yard on one side, in which case the other side yard must be 10 feet in width
. Where the side yard abuts a mobilehome park street, public parking area, or walkway, the side yard must be 10 feet in width
. For buildings greater than one story, floors beginning at the second story must be set back a minimum of 30 feet.
. A minimum of 200 square feet of enclosed floor area must be provided for each additional bedroom over one bedroom.
. Except when a nonresidential use abuts any residential zone the 10 feet is required
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Parking Standards

Parking requirements for single-family, multi-family, and mobile home residential uses in Upland
are summarized in Table 30. Although the provision of off-street parking can increase the cost of
housing, Upland’s standards are reasonable since requirements for multiple-family developments
are equal to the requirements for single-family detached dwellings. Parking requirements for
mixed use developments vary depending on unit size. These standards are generally comparable
to parking standards established by the State Density Bonus law except for smaller units. The
City’s parking standards are reflective of the City’s characteristic as a family-oriented community
and that family housing is needed.

For projects that meet the State Density Bonus law requirements (such as affordable housing and
senior housing projects), the specific parking standards are as follows: 1) zero to one-bedroom unit:
one parking space; 2) two- to three-bedroom unit: two parking spaces; and 3) four or more
bedrooms: 2.5 parking spaces. These requirements include guest and handicapped parking.

Table 30: Residential Parking Requirements
Use Parking Spaces Required

Single-Family 2 covered spaces in a garage

Multiple-Family 2 off-street spaces + 0.5 guest parking space

Second Dwellings | 1 enclosed off-street parking space provided within a garage or carport
Mobile Home 2 paved spaces + 1 guest space per 5 units

Bachelor/Efficiency — 1 space + 0.25 guest parking space

1 Bedroom — 1.25 spaces + 0.5 guest parking space

2+ Bedrooms — 2 spaces + 0.5 guest parking space

Senior Unit - 0.5 space

Source: City of Upland Zoning Ordinance, 2009.

Mixed Use

Cable Airport Land Use Plan

The Airport Land Use Plan (ALUP) Update is being prepared concurrently with the General Plan
Update as it will provide meaningful information related to the development potential in the
vicinity of Cable Airport. Similar to a General Plan, an ALUP is a long-term planning document
that by State law must anticipate a time horizon of at least 20 years. The ALUP will project the
long-range airport configuration and activity levels and address compatibility concerns related to
noise, overflight, safety, and airspace protection. The City’s goal for the ALUP is to protect the
health and safety of Upland residents and visitors while supporting the continual success and
safety in the operation of Cable Airport. There are currently no drafts of the Airport Land Use Plan
available at this time.

3. Provision for a Variety of Housing Types

Housing element law specifies that jurisdictions must identify adequate sites to be made available
through appropriate zoning and development standards to encourage the development of a
variety of housing types for all economic segments of the population. This includes single-family
homes, multi-family housing, second units, mobile homes, homeless shelters and transitional
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housing, among others. Table 31 below summarizes the various housing types permitted within

the City’s zoning districts.

Table 31: Housing Types Permitted by Zone

Housing Type RS RS-MH RM RM-CO IM TC MU BN
Single-Family P P P P
Duplex p
Multiple-Family C P - — C
Second Units P - - - - P
Senior Housing C P C
Mobile Homes P
Manufactured Housing P P P P
Mobile Home Park C
Live/Work ]

Mixed Use Residential | - | - | - c? C
P = Permitted; C = Conditionally Permitted; --- = Not Permitted

Notes:
1. Condominiums only.

2. Residential uses cannot be located on the first (ground) floor of any structure in the TC zone. Residential uses may be provided as a

secondary use and only in conjunction with a permitted use

Single-Family Dwellings

A “single-family dwelling” is defined in the Zoning Ordinance as “a detached building designed
or used exclusively for the occupancy of one family, and having kitchen facilities for only one
family”. Single-family dwelling units are permitted in all RS, RS-MH, RM, and BN zones.

Multiple-Family Dwellings

According to the State Department of Finance, multiple-family housing makes up 32.9 percent of
the 2008 housing stock in Upland. The City’s RM zone permits duplexes by right and conditionally
permits other multiple-family housing (with three units or more). Multiple-family housing is also
permitted in the RM-CO and conditionally permitted in the MU zone districts.

The Planning Commission must find that the following conditions exist prior to approving any
Conditional Use Permit (CUP) in Upland:

e That the use applied for at the location set forth in the application is properly one for which

a conditional use permit is authorized by this zoning code;

e That the use is necessary or desirable for the development of the community, is not
contrary to the objectives of the general plan, and is not detrimental to existing uses or to
uses specifically permitted in the zone in which the proposed use is to be located;

e That the site for the intended use is adequate in size and shape to accommodate the use
and all of the yards, setbacks, walls or fences, landscaping and other features required in
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order to adjust the use to those existing or possible future uses on adjoining land in the
neighborhood; and

e That the site for the proposed use relates to streets and highways properly designed and
improved so as to carry the type and quantity of traffic generated or to be generated by the
proposed use.

While the City currently requires a CUP for multi-family development in the R-M and MU zones,
the CUP has not historically constrained this type of development in Upland. Approximately 35
percent of all new housing units constructed in the City over the past eight years were multiple
family and required approval of a CUP. Such a process has not constrained multi-family
development in the past.

For future multi-family residential development, the City anticipates such development will be
processed via the adoption of Downtown Specific Plan. There is no land zoned for high density
multi-family residential outside of the Downtown Specific Plan area and the majority of future
multi-family residential development will occur within the Specific Plan that is currently
underway. All of the sites identified in the residential sites inventory are also all located within
the boundary of the Downtown Specific Plan (see Appendix C). Once the Specific Plan is adopted,
a CUP will not be required to process multi-family development in this area.

Second Units

A “second unit” is defined as a second permanent dwelling that is accessory to a primary dwelling
on the same site. A second unit or carriage house provides complete, independent living facilities
for one or more persons, including permanent provisions for living, sleeping, eating, cooking,
sanitation, and parking, and if attached to the primary dwelling, is provided exterior access
separate from the primary dwelling. Second units may be an alternative source of affordable
housing to lower income households and seniors.

Second units are permitted by right in all of the City’s RS zones, subject to the following standards:

A second dwelling unit must incorporate the same or similar building materials, roofing,
colors, surface treatments, and architectural features as the main dwelling.

e The gross floor area for second dwelling units must not exceed 50 percent of the total area
of the main dwelling unit.

e A second dwelling unit must not have any utility services separate from the main dwelling
unit.

e A detached second dwelling unit cannot be located closer than 15 feet from the main
dwelling.
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Appendix A: Public Participation

Agencies Invited to Study Session on April 22, 2009

Foothill Family Shelter

Evette De Luca™*

1501 W. 9th St Ste. D

Upland, CA 91786
evette@foothillfamilyshelter.org

Steel Workers Oldtimers Foundation-West Valley Senior Concern
Gregory Alvarado

8572 Sierra Avenue

Fontana, CA 92335

gaalvarado@yahoo.com

Upland Unified School District-Healthy Start
Rebecca Maynard

390 North Euclid Ave

Upland, CA 91786
Rebecca-Maynard@upland.kl2.ca.us

IMFHB

Lynne Anderson
60 East 9th Street
Upland, CA 91786
inmedbd@aol.com

Inland Valley Drug and Alcohol-Recovery Services, Inc. (Rehabilitation of Residential
Structures)

Stacy L. Smith

916 North Mountain Avenue Suite A

Upland, CA 91786

ssmith@ivdars.org

House of Ruth

Jean Leavy

P.O. Box 459
Claremont, CA 91711

Inland Valley Council of Churches-West End Hunger Programs: SOVA
Rosa Lopez

1753 North Park Ave.

Pomona, CA 91768
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Housing Authority of Upland
Don Switt

1200 N. Campus Avenue
Upland, CA 91786
dswift@uplandhousing.com

The Olson Company
3010 Old Ranch Parkway, Suite 100
Seal Beach, CA. 90740

(562) 596-4770 Fax (562) 596-4703
Contact: Tony Nguyen, Director of Acquisition

CIM Group, Inc.

6922 Hollywood Blvd. Ninth Floor
Los Angeles, CA 90028

(323) 860-4900 Fax (323) 860-4901
Contact: Jeff Rosen

Corporation for Better Housing
15303 Ventura Boulevard, Suite 100
Sherman Oaks, CA 91403

(818) 905-2430 Fax (818) 974-2440
Contact: Thomas Lingo

Jamboree Housing Corporation
17701 Cowan Avenue, Suite 200
Irvine, CA 92614

(949) 263-8676 Fax (949) 263-0647

Contact: Michael Massie, Housing Development Manager

The Related Companies of California
18201 Von Karman Avenue, Suite 900
Irvine, CA 92612

(949) 660-7272 Fax (949) 660-7273

Trumark Companies

9911 Irvine Center Drive, Suite 150
Irvine, CA 92618

(949) 788-1990 Fax (949) 788-1991

National Community Renaissance and Hope through Housing Foundation
9065 Haven Avenue, Suite 100

Rancho Cucamonga, CA 91730

(909) 483-2444 Fax (909) 483-2448
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MRC Development

307 N. Brea Blvd.

Brea, CA 92821

(714) 529-9844 Fax (714) 529-2408
Contact: Steven M. Macke

Neighborhood Partnership

320 W. G Street, Suite 103
Ontario, CA 91762

(909) 988-5979 Fax (909) 467-0120
Contact: Jed Davis

The Upland Brethren
845 W. Arrow Hwy.
Upland CA 91786
(909) 982-1016
Contact: Steven Smith

Agencies Interviewed during Development of the Draft Housing Element

California Department of Rehabilitation/Upland
1126 W. Foothill Blvd., Ste 150

Upland, CA 91786

(909) 931-1568 - 909 948 6050

(909) 931-1575 FAX

Assists people with all types of disabilities to retain employment and live independently. Services
include: vocational rehabilitation (training, education, and job placement), assistive technology,
deaf & hearing services, blind services, and technical assistance.

Agency serves clients with disabilities, helping them to return to work. Disabilities, backgrounds,
education and work history are different. Agency helps with contacting employers, resume
preparation, training, and purchase assistive. They do not address housing issues because they are
vocationally oriented.

Interviewed: Cathy Craig, Senior Vocational Rehabilitation Counselor, 10/9/2008, 10 am

Lincoln Development Center
440 N. Allyn Ave.

Ontario, CA 91764

(909) 983-9803

(909) 459-2865 FAX

Agency is a school for the severely handicapped and for regular education. Agency serves severely
handicapped and follows the State curriculum. Students in transit are handled by the school
district. There are no specific housing needs identified.
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Interviewed: Sally Olmedo, Office Manager, 10/9/2008, 10 am

OPARC/Adult Development Center

Adult Dev Center/Summit Services

436 S. Sultana Ave.

Upland, CA 91786

(909) 920-5204

(909) 920-0604 FAX

Community life training for developmentally disabled adults. Agency serves developmentally
disabled adults. The program gets them out to the community whether it is working, learning
different things like shopping, banking, and transportation. Agency did not identify any specific
housing needs.

Interviewed: Elizabeth Sundstron, Secretary, 10/9/2008, 10 am

Upland Rehabilitation and Care Center
Skilled Nursing Facility

1221 E. Arrow Highway

Upland, CA 91786

(909) 985-1903

(909) 949-4975 FAX

Center has 206 beds and serves non-ambulatory residents Population served by the Center is
totally dependent.

Interviewed: Reyna Dejesus, Admissions Director, 10/9/2008, 10 am

Villa Mesa Convalescent Hospital
Skilled Nursing Facility

867 E. 11th Street

Upland, CA 91786

(909) 985-1981

(909) 982-2885 FAX

Facility has 99 beds and serves all ages; ambulatory, non-ambulatory persons with Alzheimer's.
Agency identified no specific housing needs.

Interviewed: Scott Stump, Administrator, 10/9/2008, 10 am

American Red Cross/Ontario
Inland Valley West Chapter
209 East I Street

Ontario, CA 91764

(909) 986-6651

(909) 467-0602 FAX
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The Red Cross provides disaster assistance and services to military families, food assistance for
low income families two Wednesdays a month. It also operates a senior food voucher program
(must submit application), health & safety education programs, including first aid & CPR. For
victims of disasters, they provide a motel for them to stay if they lose their housing, provide
voucher to buy clothes, food, things until they can get through their insurance. National Red Cross
provides services where in case of an emergency. The Red Cross indicates that some clients seek
emergency housing and hotel vouchers.

Interviewed: Sarah Moore, Administrative Assistant, 10/9/2008, 10 am

Catholic Charities/Community Services
West End Regional Center

9375 Archibald Ave., Ste 302

Rancho Cucamonga, CA 91730

(909) 481-7196

(909) 481-6305 FAX

Catholic Charities provides food baskets, assistance with rental & mortgage payments, utility
payments, pre-arranged motel accommodations, information & referral, transportation, medical
referrals, clothing & furniture assistance, tax preparation & holiday baskets. Catholic Charities
serves the general public with general rental utility and donation of food. In addition they help
with gas, medical, and funeral assistance to the general public. They will be aiding with the fire
situation and also aid with the first month rent for those individuals who are poor in general.

Interviewed: Ida Nowell, Receptionist, 10/24/2008, 9:11 am

Salvation Army/Ontario
P.O. Box 408

1412 S. Euclid Ave.
Ontario, CA 91762
(909) 986-6748

(909) 986-9979 FAX

The Salvation Army provides emergency food (pantry items, not hot meals), shelter when funding
is available, disaster relief, summer camp and scouting activities for children, after school
programs. The agency also provides hotel vouchers, pays utility bills and helps them apply for
housing. There is a need for more low income housing.

Interviewed: David Vasquez, Coordinator for Salvation Army, 10/24 /2008, 10am

Foothill Family Shelter
1501 West 9th Street, Ste D
Upland, CA 91786

(909) 920-5568

(909) 946-1860 FAX
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This is a 120-day transitional housing for homeless families with children. They serve homeless
adults and children with housing, clothing, food and provide comprehensive services
clinical/social worker, case manager, and therapist. There is a need for low income housing.

Interviewed: Janette Hurt, Office Manager/HR specialist, 10/24 /2008, 10am

Pacific Lifeline

Transitional Shelter for Women/Children
P.O. Box 1424

Upland, CA 91784-1424

(909) 931-2624

(909) 931-2631 FAX

Pacific Lifeline provides transitional shelter for women and children, including counseling and
case management services.

Pomona/Inland Valley Council
Shelter Program

1753 N. Park Ave.

Pomona, CA 91768

(909) 622-3806

(909) 622-0484 FAX

The Inland Valley Council provides shelter up to a maximum of 30 days to homeless people. Daily
case management is provided, with supportive services for homeless clients aimed at enabling
clients to re-enter into a stable environment and lifestyle. Additional shelter capacity is needed.

Interviewed: Natalie Brown, Office Manager, 10/23/2008, 11:59 am

Jamboree Housing Corporation
Irvine, CA 92612

(949) 263-8676

(949) 263-0647 FAX

JHC builds, preserves and maintains affordable rental and ownership housing for low income
families, seniors. JHC communities also provide services to the residents like schooling, tutoring,
computer classes, health classes etc. Affordable housing is needed.

Interviewed: Lois Jones, Receptionist, 10/24/2008, 9:21 am

Agape Home Care

1004 W. Foothill Blvd., Ste 202
Upland, CA 91786

(909) 949-7666

(909) 949-7670 FAX
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This agency provides home-health nursing and therapy services for individuals who are too sick to
go to the hospital and provide services for those who are sick including medical aid and speech
therapy. No specific housing needs are identified.

Interviewed: Ryan Lucas, Biller, 10/23/2008, 11:52 am

Ethical Home Health Care

869 E. Foothill Blvd., Ste L

Upland, CA 91786

(909) 946-9000

(909) 981-0400 FAX

This is a home health agency that provides services like basic aid in insulin shots wound care etc.
The agency did not identify any specific housing needs.

Interviewed: Darcy Clohey, Administrator, 10/23/2008, 3:43 pm

Agencies Invited to Planning Commission Hearing on June 24, 2009

The Olson Company

3010 Old Ranch Parkway, Suite 100

Seal Beach, CA. 90740

(562) 596-4770 Fax (562) 596-4703

Contact: Tony Nguyen, Director of Acquisition

CIM Group, Inc.

6922 Hollywood Blvd. Ninth Floor
Los Angeles, CA 90028

(323) 860-4900 Fax (323) 860-4901
Contact: Jeff Rosen

Corporation for Better Housing
15303 Ventura Boulevard, Suite 100
Sherman Oaks, CA 91403

(818) 905-2430 Fax (818) 974-2440
Contact: Thomas Lingo

Jamboree Housing Corporation
17701 Cowan Avenue, Suite 200
Irvine, CA 92614

(949) 263-8676 Fax (949) 263-0647
Contact: Michael Massie, Housing Development Manager

The Related Companies of California
18201 Von Karman Avenue, Suite 900
Irvine, CA 92612

(949) 660-7272 Fax (949) 660-7273
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Trumark Companies

9911 Irvine Center Drive, Suite 150

Irvine, CA 92618
(949) 788-1990 Fax (949) 788-1991

National Community Renaissance and Hope through Housing Foundation

9065 Haven Avenue, Suite 100
Rancho Cucamonga, CA 91730
(909) 483-2444 Fax (909) 483-2448

MRC Development

307 N. Brea Blvd.

Brea, CA 92821

(714) 529-9844 Fax (714) 529-2408
Contact: Steven M. Macke

Neighborhood Partnership

320 W. G Street, Suite 103
Ontario, CA 91762

(909) 988-5979 Fax (909) 467-0120
Contact: Jed Davis

The Upland Brethren
845 W. Arrow Hwy.
Upland CA 91786
(909) 982-1016
Contact: Steven Smith
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Appendix B: Review of Past Accomplishments

Table B-1: Program Summary (1998-2008)

Strategies

Implementation Actions
and Programs

Objectives

Accomplishments

Goal #1: To assist in the development of adequate housing to meet the City's

economic segments of the population

fair share of the region's housing needs for all

Offering density bonuses,
expedited permit
processing, tax-exempt

2000-2004: 51 units
2005-2008: 44 units
Total: 95 units

Provide incentives to conduit financing, and 145 VL units
1a private developers direct financial assistance 166 L units During the last ten years, the escalated housing
who construct 4 M units prices have made affordable housing costly and
affordable units . Total: 315 units require substantial subsidies. Development of
Affordable Housing . . i
. affordable housing continues to be critical to the
Incentive Program . . . .
well-being of the community. This program is
included in the 2008 Housing Element.
2000-2008: 0 units
250 VL units
Senior Housing Program 130 L units While the City did not develop any senior housing,
grrog 120 M units the City continues to offer density bonus and other
Identify vacant and Total: 500 units incentives to encourage senior housing
b underutilized development.
properties suitable for 2000-2008: 0 units
development 20 VL units
Infill Housing Proaram 20 L units The City recently purchased an infill site and
grrog 20 M units selected a developer to construct nine affordable
Total: 60 units homes. This program will continue in the 2008
Housing Element.
Use creative planning | General Plan
1c concepts to enhance Implementation Onaoin The City is in the process of updating the General
housing choice and Development of Specific gong Plan and preparing a Downtown Specific Plan.
diversity Plans
20 VL units
Encourage . . .
Review and revise second 10 L units N .
1d | development of : . . Second unit ordinance was revised.
second units unit ordinance 10 M units
Total: 40 units
Engure the City's Review the City’s policies, The City conducted a review of its policies, codes,
policies, codes, fees ;
codes, fees and . fees and development review procedures and found
1e | and development . Conduct review .
. development review that they are reasonable and not a constraint to the
review procedures are k .
procedures production of housing.
reasonable
Goal #2: To conserve and improve the condition of the existing housing stock, especially affordable housing
The City continued to use Set-Aside and HOME
Use Redevelopment Set- funds to support residential rehabilitation programs.
Aside and HOME funds These efforts will continue in the 2008 Housing
Element.
Housing Im.provemen't 20 VL un'lts 2000-2004: 59 units
Use federal, state, and | Program (Single-Family 100 L units 2005-2008: 31 units
2a | local funds to assist in | Rehabilitation Program) Total: 120 units )
housing rehabilitation 24 VL units
Rental Acquisition and 120 L units 2003-2004: 23 units
Rehabilitation Program 20 M units 2005-2008: 44 units
Total: 164 units
Emergency Repairs Grant 100 VL units 2000-2004: 83 units

Program

Total: 100 units

2005-2008: 61 units
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Table B-1: Program Summary (1998-2008)

Implementation Actions

Strategies Objectives Accomplishments
and Programs
Contact property owners 2000-2004: 2 units
property ow 2005-2008: 0 units
and recommend actions to
Pn_eserve subsidized ma'”ta.'” affordability of at- . No at risk housing units were converted to market-
units in danger of risk units 16 VL units .
2 converting to market Total: 100 units rate housing.
rate g Assist non-profits in ’ 2000-2004: 57 units
acquiring market-rate units
using mortgage revenue The City assisted a nonprofit in acquiring the 57-
bonds unit rental development
Code Enforcement Proaram 2003-2004: Served 3,753 locations
g 2005-2008: Served 9,022 locations
Graffiti Removal Proaram 2003-2004: Served 870 locations
g 2005-2008: Served 2,138 locations
2001-2002: Completed annual Flushing Program to
domestic reservoirs; installed four emergency
power generators; upgraded all fire hydrants;
inspected and cleaned six reservoirs
2003-2004: Completed 1 landscape project, median
Enhance the quality of | Capital Improvement repairs, bicycle trail improvements and Mountain
2c | existing Program Ave. signal coordination
neighborhoods 2005-2008: Completed 27 street improvements, 1
flood/drain improvement, and 7 water
improvements
This is not a direct housing program.
2000-2003: 22 rental properties qualified
40 VL units 2003-2004: Program revised and modified
5-Star Program 35 L units 2005-2008: Qualified 3 rental properties (Sunset
Total: 75 units Ridge, North Terrace Apartments, and Village
Apartments)
Preserve the Zoning Code Make 10% of all
affordability of implementation converted
2d | apartments that are . condominiums No condominium conversion occurred.
Develop Condominium . L
converted to . . available to first time
" Conversion Ordinance
condominiums home buyers
Goal #3: To promote housing opportunities for all persons regardless of race, age, religion, sex, marital status, ancestry, national
origin, or color
2000-2004: 1,756 persons assisted with
o . landlord/tenant mediation; 186 persons assisted
Provide financial . .
SUDDOrt to with fair housing
. . ppOTL 2005-2008: 3,565 persons assisted with
Support fair housing . . organizations that o .
3a L Fair Housing Program . landlord/tenant mediation; 380 persons assisted
laws and organizations handle housing e .
L with fair housing
discrimination
complaints in the City Fair housing continues to be a needed service and
will be included in the 2008 Housing Element.
2000-2008: Continued to enforce State laws on
. Code Enforcement . . -
Remove architectural Ensure compliance with | accessibility
3b | barriers in existing existing accessibility The City will amend the Zoning Ordinance to
units ADA compliance requirements establish procedures for reasonable
accommodation.
Page | B-2 City of Upland | 2008-2014 Housing Element
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Table B-1: Program Summary (1998-2008)

Strategies

Implementation Actions
and Programs

Objectives

Accomplishments

Ensure availability of

Community Reinvestment

Annually review CRA

2001-2004: Contracted with Inland Fair Housing
and Mediation Board to review lending practices of
three Upland lenders, and three lenders chosen by

3c | financing for affordable Act Proaram renorts the County
housing g P This is part of the scope of services for the fair
housing service providers. This is not included in
the 2008 Housing Element as a separate program.
Goal #4: Assist low-income persons in obtaining financial aid
2000-2004: 579 households annually
4a Support the Upland Section 8 Rental Continue to administer | 2005-2008: 579 households annually
Housing Authority Assistance Program 579 Section 8 vouchers | The City will continue to offer Section 8 rental
assistance.
Ensure rent stability in | Mobile Home Rent Control Mauqta[n rent stab!llty 2000-2008: City is in the process of amending the
4b . for City's 860 mobile . )
mobile home parks Program Mobile Home Ordinance
home occupants
2000-2004: 12 loans
2005-2008: 0 loans
Lease-to-Own program has not been successful
Lease-to-Own Program
and the program has many unresolved legal and
financial issues. This program is removed from the
Assist low- and 10 L units 2008 Housing Element.
. ; 2000-2005: 40 units
moderate-income 50 M units .
4c . . 2005-2008: 4 units
households in 100 AM units Lo . .
. . . The City will continue to offer homeownership
purchasing homes Total: 164 units . .
First Time Home Buver assistance to low and moderate income
Program v households. This program is included in the 2008
g Housing Element. In addition, the City will expand
homeownership opportunities by offering
foreclosure prevention, neighborhood stabilization,
and purchase of foreclosed homes.
2001-2004: The Bond Administrator, Urban
. Futures, Inc., has monitored the affordability
Ensure assisted e ) . .
. ; C I restrictions this past year in agreement with the
housing remains Bond Administration Annual verification of L .
4d . . bond documents. However, this is not a housing
affordable for required | Program compliance . o
time period program (but a funding source). This is removed
from the 2008 Housing Element as a housing
program.
Support transitional Homeless Transitional 2000-2004: Assisted 52,056 persons
PP . Allocate $7,500 2005-2008: Assisted 23,925 persons
4e | housing shelters in the | Shelter/ Emergency Shelter Lo : I
City Voucher Program annually to shelters The Qlty will coptlnue to utilize Bedevelopment
Housing Set-Aside funds to assist the homeless.
Goal #5: Reduce residential energy use in the City
15 VL units The City will continue to encourage ener
Encourage energy Home Weatherization 15 L units Y » g a9y
: ; conservation. In addition, as part of the General
conservation features Program 20 M units o .
. S . . Plan update, the City will incorporate policies and
ba | in residential Total: 50 units .
. measures to encourage energy conservation,
construction and Encourage homeowners I . . . . . h .
; . Distribute information including the promotion of mixed use/sustainable
remodeling and landlords to implement

energy conserving features

on energy conservation

development.
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Appendix C: Residential Sites Inventory

The table on the following page lists the vacant and underutilized parcels identified in the
Downtown area where high density mixed use development can be accommodated. Grouped
parcels represent contiguous parcels.

Density . ‘ope
. Map . . Maximum | Realistic ‘g Year
Site D APN General Plan Zoning | Acreage (1;;1:;/ Capacity | Capacity Existing Use Built
Vacant gas station-
City is considering
purchase of this
3 | 1046383090 | Central Trading MU 0.13 fﬁ:ﬁej‘:ﬁ’aizﬁbme n/a
1 parcel (Map ID 4)
for development of
affordable housing
4 | 1046383100 | Central Trading MU 0.21 If:fi;gﬁi n/a
Subtotal 0.34 35 11 8
5 | 1046392010 | Central Trading TC 0.19 Ig;tril‘r’l‘grf’o‘i n/a
. City-owned
2 6 1046392020 | Central Trading TC 0.16 Parking Lot n/a
7 | 1046392030 | Central Trading TC 018 g;gﬂgg;ﬁ n/a
Subtotal 0.53 30 15 12
. City-owned Vacant
8 1046402020 | Central Trading TC 0.14 Land n/a
9 | 1046402030 | Central Trading TC 0.16 Ig;tril‘r’l‘grf’o‘i n/a
10 | 1046402050 | Central Trading TC 013 Ig;tril‘r’l‘grieo‘i n/a
3 11 | 1046402060 | Central Trading TC 013 g;gﬂgg;ﬁ n/a
12 | 1046402070 | Central Trading TC 0.14 g;til‘;gﬁ‘i n/a
13 | 1046402080 | Central Trading TC 0.14 g;til‘;gﬁ‘i n/a
Subtotal 0.84 30 25 20
14 | 1046403120 | Central Trading TC 0.05 g;gﬂgg;ﬁ n/a
15 | 1046403130 | Central Trading TC 017 g;gﬂgg;ﬁ n/a
16 | 1046403140 | Central Trading TC 0.03 g;til‘;griﬁ n/a
. City-owned
4 17 1046403150 | Central Trading TC 0.12 Parking Lot n/a
18 | 1046403160 | Central Trading TC 0.12 Ifiiggrii‘i n/a
19 | 1046403170 | Central Trading TC 0.12 If;izgﬁ‘i n/a
20 | 1046403180 | Central Trading TC 0.14 If;i;gﬁ‘i n/a
Subtotal 0.75 30 2 17
29 | 1046581020 | Central Trading | MU 038 g;til‘;griﬁ n/a
5 30 | 1046581030 | Central Trading | MU 013 g;tri;gﬁ‘i n/a
Subtotal 0.51 35 17 13
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Density

. Map . . Maximum | Realistic ‘e Year
Site D APN General Plan Zoning | Acreage (;1:11‘1:;/ Capacity Capacity Existing Use Built
32 1046591080 | Central Trading MU 0.21 Vacant n/a
1 104659110 | Central Trading MU 0.21 Vacant n/a
6 33 1046591090 | Central Trading MU 0.17 Vacant n/a
34 1046591110 | Central Trading MU 0.12 Vacant n/a
Subtotal 0.71 35 24 19
. City-owned
35 1046592040 | Central Trading TC 0.14 Parking Lot n/a
. City-owned
7 36 1046592050 | Central Trading TC 0.21 Parking Lot n/a
. City-owned
37 1046592060 | Central Trading TC 0.21 Parking Lot n/a
Subtotal 0.56 30 16 12
8 38 | 1046592240 | Central Trading TC 0.17 30 5 4 | City-owned n/a
Parking Lot
. City-owned
39 1046593180 | Central Trading TC 0.36 Parking Lot n/a
9 . City-owned
40 1046593240 | Central Trading TC 0.16 Parking Lot n/a
Subtotal 0.52 30 15 12
. City-owned
10 41 1046601010 | Central Trading MU 0.02 35 - * | Parking Lot n/a
11 | 42 | 1046601050 | Central Trading | MU 0.15 35 5 4 | City-owned n/a
Parking Lot
. Two-story liquor
43 1046601080 | Central Trading MU 0.33 store and deli. n/a
12 Historical structure
44 | 1046601090 | Central Trading MU 0.33 suitable for n/a
adaptive reuse.
Subtotal 0.66 35 23 18
Vacant lumber
45 1046602070 | Central Trading MU 0.32 company and 1948
parking lot owned
by one owner. City
13 or other entity is
46 1046602080 | Central Trading MU 0.32 Y 1948
expected to
purchase parcels.
Subtotal 0.64 35 22 17
. City-owned
47 1046602090 | Central Trading MU 0.11 Parking Lot n/a
. City-owned
14 48 1046602100 | Central Trading MU 0.1 Parking Lot n/a
. City-owned
49 1046602110 | Central Trading MU 0.37 Parking Lot n/a
Subtotal 0.58 35 20 16
SFR surrounded
by industrial
15 50 1046603080 | Central Trading MU 0.11 35 3 2 | uses—currently 1801
being used as
office space.
Property currently
being used for
miscellaneous
16 | 51 | 1046603100 | Central Trading | MU 0.15 35 5 4 | Storageandlight |
industrial. Owner
is looking to
convert property
to residential.
Old canning plant.
17 52 1046604080 | Central Trading MU 1.28 35 44 35 | Owner will 1950
demolish and has
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Site

Map
ID

APN

General Plan

Zoning

Acreage

Density
(units/
acre)

Maximum
Capacity

Realistic
Capacity

Existing Use

Year
Built

plans to turn into
housing but not
yet submitted to
City.

18

53

1046605010

Central Trading

MU

1.13

35

39

31

19

54

1046605030

Central Trading

MU

1.14

35

39

31

SANDBAG-owned
properties.
Structure on parcel
Map ID 53 will be
demolished.
SANDBAG has
offered parcels for
joint use with the
City

n/a

n/a

20

55

1046613150

Central Trading

MU

0.4

35

14

11

Chevron gas
station; long-term
viability of station
is doubtful

n/a

21

56

1046613170

Central Trading

MU

0.43

35

15

12

Drive-up
restaurant adjacent
to ARCO; long-
term viability of
station is doubtful

1961

22

31

1046582120

Light Industrial

MU

0.2

35

City-owned
Parking Lot

23

22

1046571010

Light Industrial

MU

0.71

25

1046571160

Light Industrial

MU

0.71

24

1046571150

Light Industrial

MU

3.78

26

1046571170

Light Industrial

MU

3.98

27

1046571180

Light Industrial

MU

4.2

28

1046571190

Light Industrial

MU

1.11

City-owned
Parking Lot

1924

Structures on
these parcels are
partially burned
down from past
fire. Currently
being used for auto
and RV storage.

n/a

1977

Vacant

n/a

Vacant

n/a

Vacant

n/a

Subtotal

14.49

35

507

405

24

57

104658101

Central Trading

MU*

1.8

55

99

79

Being used for
marginal
manufacturing and
storage. Owner is
looking for
opportunities for
reuse.

25

58

104658201

Central Trading

MU*

24

55

132

105

Schwartz building
~Preliminary
architectural plans
already drawn up
for mixed use but
poor economic
climate has stalled
any plans to
redevelop. A small
portion of the
building is being
leased for a truck
driver school.

n/a

26

59

104660312

Central Trading

MU*

3.4

55

187

149

Baker Building.
Currently a rock
climbing gym and
partially used as
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Density . ‘e

Site I\;ISP APN General Plan Zoning | Acreage (:1:1::;/ l\g:)::;:;n IC{Z;l:it:; Existing Use ;le;:ll;
junk yard.
Property has been
proposed for
redevelopment .

Total 33.9 1,322 1,048

* Adaptive Reuse = 50 du/acre allowed
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Appendix D: General Plan Update and
Historic Downtown Specific Plan Status
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Appendix D: General Plan Update and Historic Downtown Specific
Plan Status

General Plan Update

The General Plan commenced work in July 2008 and is tentatively scheduled for City Council
adoption by July 2010. The following tasks have been completed to date:

e Educational Workshops / Public Outreach
¢ Existing Conditions Report
¢ Identified Special study areas

Next steps in the update process are summarized below:

e Define land use and design alternatives

e Analyze preferred alternatives for transportation and infrastructure impacts

General Plan Community Workshop (July - August 2009)

Visioning (July - August 2009)

Planning Commission/City Council Joint Study Session (July - September 2009)

Refine preferred alternatives based on outreach results

Initiate EIR preparation (July 2009)

Complete draft General Plan, Airport Land Use Compatibility Plan, Zoning Code and EIR
Circulate Draft EIR for public review (January 2010)

Community PC/CC Workshops (March - July 2010)

Historic Downtown Specific Plan

The City commenced work on the Historic Downtown Specific Plan in November 2008 and is
tentatively scheduled for adoption and certification of the EIR in February 2010. Work completed
to date includes the following;:

Educational workshops for the community (4)

Policy Committee meeting with department heads and senior staff (2)

Stakeholder interviews with key individuals and/or groups in the Southeast quadrant (15)
Prepared three land use alternatives

Next steps in the process are summarized below:

Synthesize workshop results

Finalize preferred alternative

Analyze preferred alternative for transportation and infrastructure impacts
Community/Planning Commission workshop to provide input on preferred alternative
Initiate EIR preparation (July - August 2009)
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e Joint Planning Commission/City Council workshop to provide direction on the preferred
alternative (July 2009)

e Prepare Draft preferred land use plan, public workshops, and prepare Draft EIR (October
through December 2009)

e Incorporate draft plan into final Historic Downtown Specific Plan, workshops, adopt plan
and certify EIR (January through February 2010)
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