CiTYy OF
o c/
(S0 5
'-_?OC oat

CALIFORNIA

LINIICINC EIERMENT O
HOUSING ELEMENT &

TARGETED GENERAL PLAN ELEWENT UPDATES

City of Lodi
2023-2031 Housing Element Update

HCD Review Draft Revised
October 2023 January 2024

ey I R




HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

This page is intentionally left blank.

October 2023



HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

Table of Contents

TabIE Of CONTENTS ...ttt e e st e e sse e e e sae e b e ssaenseeseensenseens i
LI 1] L= TP ii
FIUNES ettt e e et e e ta e et e e e e e e etbe e e taeeeabee e tbeeeabeeetaeesabeeeraeenrneens iv
1.  Introduction and Public Participation ............ccceeueeiiiiriniiiiiceiereeceeceeeeeceene e e eeeneee e e e ennnnanes 1
PUrPOSE AN CONTENTS .......eiieiiieieeie ettt ettt et e et e et e e eteeeaaeeaeeeaaeeaseeaeees 1
COMMUNITY CONTEXE ...ttt e et estb e s te e e sabeeetbeesabeeeseseeensaeesnneeenns 1
S1ate REQUITEMENTS ...ttt e et e e e ete e ense e e nbeesssaeeensaeessaeensseeenseens 2
Data SoUrces and TREIFUSE .....c..eoeiieiieeiece ettt ettt e e e e steeeese e e e nes 3
PUBIIC PartiCIPation ........cc.viiiieiiecee ettt ettt e et e et e s e enbeesaeeenseenaeennes 3
General Plan and Housing Element CONSISTENCY..........coutiieiiiiiiniieiecieeeee e 13
2. Housing Needs ASSESSMENL ........cccuuuuuuiiiiiiiiiiimuuiiiiiiiiteeteaeeee et eeeeaaaaeseesseeeeesssssssssssnns 14
Demographic and Employment Profile ...........coooiiiiiiieeeeee e 14
Household Characteristics and HOUSING SUPPIY .....oovveieiieiieeeeee e 20
HOUSING SUPPIY ..ottt ettt e e st e e e s be e s e s ae e s e ssaensessaenseeseenseeneas 25
HouSING AFfOrdability.........coovieeieieeice et e 29
SPECIal HOUSING NEEAS ...ttt ettt et eete e aeeeaaeeaee e 36
AsSiIStEd HOUSING UNIES.....ooeiiiiiiiieceeee ettt et ettt ettt e aaeeas 49
Opportunities to Promote Sustainable Development..............cooiioiiiiiiiicceeeeeeee e 52
3. Zoning for a Variety of HOUSING TYPES ......ccoorririiimmmeiiiiiiiiieiiinereeeeereeeeeneneneeceessseeeennnsssnsssnnns 54
DENSITY BONMUSES ... eeieeeieeee ettt e et e et e e et eesstaeesabeeesbeesssaeessseeensseennseeennseeas 54
Multifamily Residential HOUSING ........ccviiiiiiieiiieceeeeee et 55
Manufactured (Factory-Built) HOMES ..........ccooviieiiieiiciceeeeeeee e 56
Mobile Homes and Mobile HOME Parks ...........c..ooieiiiiiieiecieee et 56
Farmworker / Agricultural EMployee HOUSING.......c.cooiiiiieiiecieee ettt 56
Supportive and Transitional HOUSING .......cc.oieiviiiiieiieieeceee et 57
Single-RoOM OCCUPANCY UNITS.......oiiiieiiieiieeie ettt ettt e et eaaeenee e 58
EMEIGENCY SHEITETS ...ttt ettt s e esta e s e esaenbeesaenseeneas 58
Low Barrier Navigation CeNTEIS ........vii ettt e e e et e e e e taae e e e eaeres 59
Residential Care FACIlitIeS .........ooviiieiieiecie ettt st b e e saeenaas 59
Accessory Dwelling Units (Second DWelling UNits) ..........ccooveieuiiieioieiciieieeeeeeeeece e 59
L T 1413 £ T | (PPN 61
Nongovernmental CONSTIAINTS ...........cc.oiiuiiiiieie ettt ettt e et eaeeeaaeens 61
GovernMENtal CONSTIAINTS.......ccviiiiiiieeieie ettt ettt te e e s se e e seeseesaesseeseesseennas 63
Environmental, Infrastructure, and Public Service ConStraintS........cooeoveeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee e 81
5. Sites Inventory and ANalySis ...........ceiieemiiiiiiuiiiiiieieirreeereree e e e e reeaee e s eeneeeeeeennneaaaaes 84
Regional Housing Needs Allocation (RHNA) .........ccoiiieioiiieieieeeeeeeeeee e 84
Meeting the RHNA ...ttt e e et e et e e aeeebeebeesaaeesseeseessneans 85
Site Selection Methodology........cc.veeviiiiiee et 87
DEVEIOPMENT TIENAS ..ottt ettt e et e et e e saeeste e e b e ebaessseenseesseesaneens 87
Realistic Development CApPACIty .........c.ccoiiiiieiieciecie ettt ettt aeeaeeeaneens 96
Sites used in Previous Planning PeHOAS ...........oouiiouiiiie e 105
CiIty-OWNEA SIEES ....veeeeiieeieee ettt ettt ettt ettt e e b e e te e beesaesseesaesbeessesseessesseensessaensenseens 106
SUMMArY Of ABQUATE SItES ... .c.viieieiieeiecie ettt ettt ettt seeseebeesaesaeennas 120
Adequacy of Public Facilities and INfrastructure ............ccoooveeiieieiiecieeeeeeeeee e 121
Inventory of Local, State, and Federal Housing and Financing Programs .............ccccceevevieveeieennene. 123
Funding Programs and Financial RESOUICES............ccuivuieiiieiieieeiiecteeeece et 126
6. Affirmatively Furthering Fair HOUSING.........cccoermmmuniiiiiiiiiriccceeee e e e eeeenaeseeeees 128
Fair Housing Methodology ........c..ooviouiieee e 130
Fair HOUSING RESOUICES ...ttt ettt e e et e e ebe e eeae e s asaeesabeeesseeensaeesnnes 132

October 2023 i



HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

Segregation and Integration Patterns and TrendS...........cccooovieiiiiiiciiceeeeeeeeeee e 135
Disparities in ACCeSS 10 OPPOrUNITIES .....ccviiieeiieeiieccee e e et 169
Disproportionate HouSING NEEUS...........ooviiiiiiiieee et 187
SIS INVENTONY ..ottt et e e e tb e e e e e e s tbeeeeaeesabeeesaseeesseesareeenes 210
7. Goals, Policies, & Implementation Programs (Policy Document)...........cccccceeeeereeeeeccrnneneceennen. 263
GOAIS AN POIICIES ... ettt ettt sta e e e e beesaeeesbeebeesseeenseenseenns 263
IMplementation PrOGramsS.........couoiuie ittt ettt eb e e 265
QUANTIfIEA OBJECTIVES ... .ottt ettt b e et e be b b eae e 289
Appendix A: Evaluation of the Previous Housing Element...............ccccoiiiiiiimmmriiiieniiienenennceceeeeeeeeennns 1
Overview 1
CoNStruCtion ACRIEBVEMENTS ......c.eiiiiieeieee ettt e e e e beesaeesareessaesaaeens 1
Program EVAlUALION .........c..oiiiiieee ettt ettt et ettt ns 3
Effectiveness of the 2015 HousiNg EIEMENT............ocoviiiiiiiieeeeee e 4
Effectiveness of Programs in Meeting Special Housing Needs............cccooveeiieiiecicciieeeceeeeee 5

Tables

Table 1 Population Growth (2000 = 2020) ........c.cevieviereereeeeeeecreeeeetee ettt 14
Table 2 Population Projections (2025-2050)........c.cceeueeriereeriereereceeeeeeeete ettt 14
Table 3  Population Growth by Age Group (2000-2021) ......cveveeerieieieiieieiieteieie e 15
Table 4 Race and EtNICITY ....cc.oovieieiee et 16
Table 5 Household INCOME by TENUIE.........oovieieeeeeeeee e 17
Table 6 Median Household Income by Race/EthniCity...........cccooeiiiininininiececcee, 18
Table 7 Jobs Held by Lodi RESIAENTS .......c.eovvieeieiieieciieeeeeeeee et 18
Table 8  Occupation (types of jobs located in Lodi) by Median Salary............ccccooevveivviicvicieinnne 19
Table 9 Major EMPIOYEIS ......ccvieieieeiee ettt ettt ste e ssaeneennens 20
Table 10 Household Growth TrENAS .......ccveevieiieieieeieceee et 21
Table 11 Household Growth Projections ..........ccveecuieiiieiiecieeee et 21
Table 12 Household CharaCteriStiCs ........cuevuieuieciieeieeee et 22
Table 13 Occupied Housing Units by Age of Householder..............ccooveoiieieiiieiiieieeeeeeeeee 23
Table 14 Homeownership by Race and EthniCity.............coooiiiiieiiiiiieeeee e 23
Table 15 HouSehold SiZe BY TENUIE ........ccvieeiieieeeeeeeee e e 24
Table 16 Average HOUSENOIA SiZe..........cooveeuiieiieeeeeeee e 24
Table 17  OVercrowding SEVETITY.........oovieiiieeeie ettt 25
Table 18 Overcrowding Severity By TENUIE .......ccveiieiiieeeeeeeeee e 25
Table 19 HoUSING TYPE TIENAS....c.veeiiiieieeeeee ettt ettt et e ste e sseenseennens 26
Table 20 HOUSING UNit SIZE.......ooiiieiieeeee ettt ettt e 26
Table 21 Vacancy Status DY TYPE....c..ooi ettt eneens 27
Table 22 Built Year of HOUSING StIUCTUIES ........c.uoiviiieieeeeeeeee e 28
Table 23 Housing Problems BY TENUIE .........coovieieiieeeeeeeeeeee et 28
Table 24 Substandard HOUSING UNItS .........cooiiiiiiiiiiice et 29
Table 25 Affordability MatriX ..........ccooieiiiiiiieci ettt et 31
Table 26 Cost Burden by Tenure (HOUSENOIAS) ......c.ooveieuiiieieiiieieieceeeeee e 32
Table 27 Cost Burden Severity (HOUSENOIAS).........cveviieuiieiieiiiciieiececeeee e 32
Table 28 Cost Burden by INCOME LEVEL............oovieiieeeeeeeeee e 33
Table 29 Cost Burden by Tenure and INCOME.........c.ooouvieiieiiiiiieieeeee e 33
Table 30 Extremely Low-Income Households (ELI) by TENUIE .........c.ccocivueieiirieiieieieeieeeeeea 34
Table 31 Changes in Median Home Sale Prices and Values (2015-2021) .......coveeevevveeeeeecreieeeienes 34
Table 32 Values of Owner-Occupid UNItS.........c.ooouiiiuiiiieeieeeeee e 35
Table 33 Median ContraCt RENTS........cceoiiiieiieiecieceee ettt s se e enaens 36
Table 34 Median Rent by Number of BEArOOMS ........c.ooouieiiiiieiieiieieeeeteeeee e 36
ii October 2023



HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

Table 35
Table 36
Table 37
Table 38
Table 39
Table 40
Table 41
Table 42
Table 43
Table 44
Table 45
Table 46
Table 47
Table 48
Table 49
Table 50
Table 51
Table 52
Table 53
Table 54
Table 55
Table 56
Table 57
Table 58
Table 59
Table 60
Table 61
Table 62
Table 63
Table 64
Table 65
Table 66
Table 67
Table 68
Table 69
Table 70
Table 71
Table 72
Table 73
Table 74
Table 75
Table 76
Table 77
Table 78
Table 79
Table 80
Table 81
Table 82
Table 83
Table 84
Table 85
Table 86

Special Needs Groups iN LOGi.......c.coouiieuiiiiiiiieceeeieeee e 37
Persons Aged 65 and OVET ........cc.ooouiieiieiieeieee ettt ae e 37
Senior-Headed Households by TENUIE..........cc.ooouiieiieieceeeeeeeee e 38
Persons with Disabilities by AQe GrOUP .......ccvieviieeieeieee e 39
Persons with Developmental Disabilities by Age Group..........cocoeoeeririinieiiniececee 39
Large Households DY TENUIE .........oouiiuiiieieee e 40
Female-Headed Families by Poverty Status............ccooooieieiiiiiiieeeeeeeee 41
Farmworkers- San Joaquin COUNTY.........cc.ooiiiiiiiiieieee e 42
Migrant Worker Student POPUIAtioNn ...........cccooiiiiiiiiiiieee e 42
Homelessness by Race and EthNiCity ............ooeeiiriieiiiiieieeeeeeeeeeeee e 44
Homeless ASSiStance Programs ............ooooieiieienieieeiee e 47
City Deed Restricted Affordable Housing Developments in Lodi...........cccccovveeiieiiienieennnn. 49
Lodi Land Prices (LIStEd) .......cvcivueieeiieiieicieeeeeteee et 62
Lodi Land Prices (SO ....c.ocviuieeiieeieeieeeeetceeee ettt 63
Development Standards, by Land Use Designation..............cccccoevieiiieiieciccie e 64
Residential Development Standards and Permitted Housing TYpes........cccevvevveieniveiennnne 66
Growth Management Ordinance Breakdown by Density...........cccoevevieriiiieiieieeeieeeee 70
Remaining Growth Management AlIOCAtioN ..........cccooeiieiiieiieeececeeeeeeee e 70
Development Review Process Time Frame ...........ooviviieiiieiieeieeieeeiee et 74
SHrEET STANAAIUS .....eiieieee e 76
Development Impact Mitigation FEes ($/aCre)..........oovvevreererueeeeeeeeeeeeeeeeeeeeeeeeeeaee 78
PlaNNING FEES ...ttt ettt e eaeenaeeeaaeens 79
Comparison of Fees Across JUriSAiCtIONS ..........c.ccvevuieiieiieiiceieiece e 80
San Joaquin County Regional Housing Needs Determination Allocation ..............c............. 85
Accessory Dwelling Unit Production, City of LOdi.........ccccevieiiiiieieciceceeeeeee e 86
Credits TOWards RHNA ........ooiiieeeeeeeee ettt st ssa e ennens 87
Development Trends for RECENT PrOJECTS.......ccueeieriieiieiieieceeie e 96
Realistic Allowable Density PEr ZONE ........covevvieieiieieceee e 97
Sites Used in Previous Planning Periods ............ccooireiieiiiiiceeeeceeeee e 106
City-OWNEA SITES...eeutiiieiieieee ettt sttt sb e e saeese e beesaesseenseseeenes 106
OppOrtunity SiteS iN LOGi.....eovieeieiieieieeeeeie e 111
ANNEXATION SITES.....eeiiiieiee ettt sttt 117
Realistic Capacity of RezONed SiteS ..........coeevieuieiiiiieieceeeeeee e 120
Adequacy of Residential Site INVENTOTY ...........covivuiiiiiieieeee e 120
Domains and List of Indicators for Opportunity Maps .........ccceceeeieieeieiecieieeeeeevenee 130
Fair Housing Organizations Active in San Joaquin County.........c.cceoeveeeeiieniieeeieeeeeeee 133
Population by Racial Group (City of Lodi) ........ccccvevieeiiieeeeeeeeeeeeeeeeeeee e 137
Racial/Ethnic Dissimilarity Trends (San Joaquin CoUNty) ..........cccoeveveiririeenieieinieieienes 137
Racial/Ethnic Dissimilarity Trends (LOGi)........cccveueerieieirieieiieieeeeeeee e 138
Employment Status by Disability Status (San Joaquin County) ............ccecveveeveivveeenennene. 145
Tenure by Household Type and Presence of Children (San Joaquin County)..................... 149
Tenure by Household Type and Presence of Children (City of Lodi)...........ccccevevievenrnnnee. 150
Mean Salary by Occupation (San Joaquin County)..........c.cceeeeveriereeereeieeereeeeeeeeeeene 177
Major Employers (City 0f LOGi) ........coveveuieieeieiiiceieeeeeeeeeeeee e 178
Assistance Needs of Lower-Income Households (2015-2019).......cccoevevveivreieeriereeneneen. 189
Household Overcrowding (City of LOdi) .......ccooevveiriiieiiieicieeeeeeeeeeee e 195
Race/Ethnicity of Homeless Population and Overall Population (San Joaquin County) ..... 198
Proposed Housing Units by RESOUrCe Ara...........cceevvieeiieiieieeieeeeeee e 211
Sites Inventory by Census Tract Characteristics ...........cccoevveeieeiieciicieeeececeeee, 254
Fair Housing Issues, Contributing Factors, and Meaningful Actions...............cccccoeveneee. 259
QuANtified ODJECTIVES .......ocueeeeeeeeie ettt ettt 289
Progress Toward the RHNA, 20T5-2023.........oouieiieieeeieeeeeee et A-2

October 2023



HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

Table 87 Housing Programs Progress REPOT...........ocvieiiiiiiiiieeieee e A-6
Figures
Figure 1 Historical Mortgage Rates in the United States (2013-2023) .......cccecvvveveirieieeieieeeeienne 62
Figure 2 Lodi Site INVENTOTY ....o.eieieiieeee et 110
Figure 3 Neighborh0ods in LOdi.........cc.oeiiiiieieieeeee e 129
Figure 4 Percent of Total Non-White Population (San Joaquin County) ...........cccceeveevieeereienrnnne. 139
Figure 5 Predominant Populations (San Joaquin COUNtY)..........cccevveiiiiieiicieieceeeceeee e 140
Figure 6 Neighborhood Segregation (San Joaquin County)...........ccceveveieirieiereieieeieeereeeieeieeas 141
Figure 7 Percent of Total Non-White Population (City of Lodi) ........cccooeveiviiieiieicicieiccen 142
Figure 8 Predominant Populations (City of LOdi)..........ccccovveiriiiiiiieiccicccce e 143
Figure 9 Neighborhood Segregation (City of LOdi) ........c.cooveuivveeieiiieiccicceceeeeeeee e 144
Figure 10 Disability by Type (City 0f LOGi)......c.eerveieeirieieieeeeeee e 146
Figure 11 Percent of Population with a Disability (San Joaquin County)............cceceeveerieveenienrnenene 147
Figure 12 Percent of Population with a Disability (City of Lodi) ........ceovvveieirieieieecieeeee 148
Figure 13 Female Headed Households With Children, No Spouse/Partner (San Joaquin County) ..... 151
Figure 14 Female Headed Households With Children, No Spouse/Partner Present (City of Lodi)...... 152
Figure 15 Median Household Income (San Joaquin County)...........ccceeeveriererieiereieesieeereeeeeienes 154
Figure 16 Low and Moderate Income Population (San Joaquin County)............cceceeveerieverenieennennns 155
Figure 17 Median Household Income (City of LOdi) .........covveuivveieiiieiciciccceeeeeeeeeee e 156
Figure 18 Low to Moderate Income Population (City of Lodi) ..........cceovvveiiieieiciieceieeceen 157
Figure 19 Racially/Ethnically Concentrated Areas of Poverty (San Joaquin County) ............ccc......... 160
Figure 20 Areas of High Segregation and Poverty (San Joaquin County)...........cccceveuevveeereeereenenne. 161
Figure 21 Poverty Status (San JOagquin COUNLY) ..........c.ccveveeeuiereeieteieeieieeeteee et 162
Figure 22 Racially/Ethnically Concentrated Areas of Poverty (City of Lodi) .........cccooveveinieieiiinee. 163
Figure 23 Poverty Status (City Of LOGi).........ccveivviieiiieietiececeetceeee e 164
Figure 24 Racially and Ethnically Concentrated Areas of Affluence (San Joaquin County) ............... 167
Figure 25 Racially and Ethnically Concentrated Areas of Affluence (City of Lodi) ..........ccoeevveurnnne. 168
Figure 26 Access to Transit within a Quarter Mile (City of LOdi) ........ccooveveirieieiieeciceceeeie 171
Figure 27 National Walkability Index (City of LOdi)........ccveverieirieieiiieieeeeeeeeeee e 172
Figure 28 TCAC Opportunity Areas - Education (San Joaquin County) ...........cccceceeeeeeeeeeeeneenene. 174
Figure 29 TCAC Opportunity Areas — Education (City of Lodi) ..........cccovvverieirieieiieerieeeceenee 175
Figure 30 TCAC Opportunity Areas - Economic (San Joaquin County)............cccceceeveeveeeereeeencenenne. 179
Figure 31 TCAC Opportunity Areas — Economic (City of Lodi) .........cccoveveieieieieiiecceeccee 180
Figure 32 Jobs Proximity Index (City of LOdi) ........cocovveierieeiiieieiieeeeceeeee e 181
Figure 33 CalEnviroScreen 4.0 Percentile Scores (San Joaquin County)............ccceevevevveverevereenenne. 183
Figure 34 TCAC Opportunity Areas — Environmental (San Joaquin County)...........ccccccevevevevereenenee 184
Figure 35 TCAC Opportunity Areas — Environmental (City of Lodi)...........cccceeveiiieieiiiiiciieiin, 185
Figure 36 CalEnviroScreen Disadvantaged Communities (City of Lodi) ..........cccoeevveiviiiciicreinnn, 186
Figure 37 Housing Cost Burden By Renters (San Joaquin County) ...........cccoceeveeeierieerieeeieieceiennes 190
Figure 38 Housing Cost Burden By Home Owners (San Joaquin County) ...........cccceeeeveeveeveeceneenenne. 191
Figure 39 Housing Cost Burden By Renters (City 0f LOdi) .......ccceovevirieiriiieieiceeeseeeeee 192
Figure 40 Housing Cost Burden By Home Owners (City of LOdi) ........ccoovevveivieieiieiccieeeene 193
Figure 41 Overcrowded Households (San Joaquin COUNtY) .........ccccevveuivieieirieieieieesceeeeee e 196
Figure 42 Overcrowded Households (City of LOdi) ........ccccovveirieiiiiieieieiceeeeeeeeeeee 197
Figure 43 Sensitive Communities (San Joaquin CouNty) ............ccveevieirieieirieieeieeseeeeeee e 201
Figure 44 Sensitive Communities (City 0f LOdi) ..........ccccveuivieieiiiciieeiceeeeeee e 202
Figure 45 Households by Displacement Risk and Tenure (City of Lodi) ..........ccoveeeveivieiiiiieine. 203
Figure 46 Housing ChOICE VOUCRETS ........cviiieiiieiieieeteeeeeee ettt 209
Figure 47 Housing Opportunity Sites by TCAC Resource Area (Downtown Lodi)..........c.ccoeeevevennne. 212
iv October 2023



HCD Review Draft - Table of Contents City of Lodi | 2023-2031 Housing Element Update

Figure 48 Housing Opportunity Sites by TCAC Resource Area (East Lodi) .........ccceeveevieecriienrnnne 213
Figure 49 Housing Opportunity Sites by TCAC Resource Area (West Lodi) .........c.cccoveevieveriieninnne 214
Figure 50 Housing Opportunity Sites by TCAC Resource Area (North Lodi) .........ccccveevvevireieriinne 215
Figure 51 Housing Opportunity Sites by TCAC Resource Area (South Lodi) ...........cccoevveveriiennnne. 216
Figure 52 Housing Opportunity Sites by Low- and Moderate-Income Population Area (Downtown)... 218
Figure 53 Housing Opportunity Sites by Low- and Moderate-Income Population Area (East Lodi) .... 219
Figure 54 Housing Opportunity Sites by Low- and Moderate-Income Population Area (West Lodi) ... 220
Figure 55 Housing Opportunity Sites by Low- and Moderate-Income Population Area (North Lodi) .. 221
Figure 56 Housing Opportunity Sites by Low- and Moderate-Income Population Area (South Lodi) .. 222
Figure 57 Housing Opportunity Sites by Overcrowding (Downtown Lodi) .........cccccevveirieiieieiiineee 223
Figure 58 Housing Opportunity Sites by Overcrowding (East Lodi)..........ccoveerieieenieirieieiiecinee 224
Figure 59 Housing Opportunity Sites by Overcrowding (West Lodi)..........cccoevveieeieivieiciiieeine, 225
Figure 60 Housing Opportunity Sites by Overcrowding (North Lodi)..........cccooveieivieiiiiiciicie, 226
Figure 61 Housing Opportunity Sites by Overcrowding (South Lodi) .........cccoeveiiiieiiiciciieiie, 227
Figure 62 Housing Opportunity Sites by Overpayment by Homeowners (Downtown Lodi) ................ 228
Figure 63 Housing Opportunity Sites by Overpayment by Homeowners (East Lodi) .............coc.c....... 229
Figure 64 Housing Opportunity Sites by Overpayment by Homeowners (West Lodi) ............c........... 230
Figure 65 Housing Opportunity Sites by Overpayment by Homeowners (North Lodi) ...........c.c.c....... 231
Figure 66 Housing Opportunity Sites by Overpayment by Homeowners (South Lodi) ....................... 232
Figure 67 Housing Opportunity Sites by Overpayment by Renters (Downtown Lodi).............ccuenee. 233
Figure 68 Housing Opportunity Sites by Overpayment by Renters (East Lodi)..........cccooeeveririerinnnnee 234
Figure 69 Housing Opportunity Sites by Overpayment by Renters (West Lodi).........ccccoeeveverierrnnnee 235
Figure 70 Housing Opportunity Sites by Overpayment by Renters (North Lodi)..........cccceevevirierrnnne. 236
Figure 71 Housing Opportunity Sites by Overpayment by Renters (South Lodi)..........cccccveviriernne. 237
Figure 72 Housing Opportunity Sites by Percent of Total Non-White Population (Downtown Lodi).... 239
Figure 73 Housing Opportunity Sites by Percent of Total Non-White Population (East Lodi)............. 240
Figure 74 Housing Opportunity Sites by Percent of Total Non-White Population (West Lodi)............ 241
Figure 75 Housing Opportunity Sites by Percent of Total Non-White Population (North Lodi)........... 242
Figure 76 Housing Opportunity Sites by Percent of Total Non-White Population (South Lodi)........... 243
Figure 77 Housing Opportunity Sites by Displacement Risk (Downtown Lodi) .............ccccveveeverrnne. 244
Figure 78 Housing Opportunity Sites by Displacement Risk (East Lodi) ............cccoeveivveiciicreinnn. 245
Figure 79 Housing Opportunity Sites by Displacement Risk (West Lodi) ..........cccecevveerieierenieiinee 246
Figure 80 Housing Opportunity Sites by Displacement Risk (North Lodi) ..........cccccevvriecveiieinnee 247
Figure 81 Housing Opportunity Sites by Displacement Risk (South Lodi) .........c.cccoeveieieicicenan. 248
Figure 82 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (Downtown Lodi).... 249
Figure 83 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (East Lodi).............. 250
Figure 84 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (West Lodi)............ 251
Figure 85 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (North Lodi) ........... 252
Figure 86 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (South Lodi)........... 253
October 2023 v



HCD Review Draft - Table of Contents

City of Lodi | 2023-2031 Housing Element Update

This page is intentionally left blank.

Vi

October 2023



HCD Review Draft - Introduction City of Lodi | 2023-2031 Housing Element Update

1. Introduction and Public Participation

Purpose and Contents

The Lodi Housing Element is part of the City’s General Plan, which is a comprehensive policy statement regarding
the physical, economic, and social development of the city; the preservation and conservation of natural and
human features of the landscape; and the reuse of land and buildings within the city. Although housing
represents a high priority, planning for housing must be balanced with the community’s economic needs and
environmental, resource, and open space protection policies, which are also essential aspects of the City's
General Plan. Whereas general plans often reflect planning periods 15-25 years long, housing elements are
updated every eight years, in accordance with State law.

Housing elements address one of the State-mandated general plan topics and most basic human needs: shelter.
For this reason, housing elements represent a critical link between land use and transportation policies, which
define the location, layout, and movement of people and goods, and environmental/resource policies. For a city
to have a strong and balanced economy, where people live in proximity to where they work, workers must have
places to live within their economic means.

In addition to the Introduction, the City of Lodi 2023-2031 Housing Element contains six chapters:

Chapter 2: Housing Needs Assessment contains an analysis of population, housing, and employment
characteristics and trends; the needs of special population groups such as seniors, large families, persons with
disabilities and developmental disabilities; indicators of unmet need, such as overcrowding, overpayment,
substandard housing, and the potential loss of affordable rental housing; and future housing construction needs.
The purpose of the community profile is to characterize existing conditions and unmet housing needs among
Lodi's current residents and to plan for future residents in the city.

Chapter 3: Zoning for a Variety of Housing Types analyzes the availability of zoning for a variety of housing
types to promote a diverse housing stock (i.e., price, style, size).

Chapter 4: Constraints address the opportunities and challenges to meet the housing needs identified in the
community profile. This includes the impacts of government action on housing availability and affordability, the
interaction of market forces, infrastructure, and environmental conditions. This analysis focuses on the
magnitude of potential constraints and identifies measures to remove them.

Chapter 5: Sites Inventory Analysis identifies adequate sites with appropriate zoning, development standards,
and infrastructure capacity to accommodate new construction needs.

Chapter 6: Affirmatively Furthering Fair Housing identifies fair housing issues in the community, the factors that
have contributed to these issues, and meaningful actions that work to overcome them.

Chapter 7: Goals, Policies, & Implementation Programs discusses the approach to meeting Lodi’s housing
needs.

Community Context

This section describes Lodi's community and demographic context in brief; Chapter 2: Community Profile
provides further details.

According to the 2023-2031 Regional Housing Needs Allocation Plan prepared by the San Joaquin County
Council of Governments, Lodi should plan to accommodate 3,909 additional residential units between 2023 and
2031. Of those residential units, 1,533, or 39 percent, should be affordable to extremely low-, very low-, or low-
income households. It should be emphasized that this is the amount of housing the City should plan for; actual
amounts of housing built will be influenced by broader economic forces, including the recent national and
regional economic downturn.
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Between 2015 and 2020, the city's population increased by six percent. By comparison, Tracy and Manteca,
similarly sized cities, grew 10 percent and 13 percent, respectively, while the population of Stockton grew five
percent during this period. From 2015 to 2020, population growth in the San Joaquin Valley was primarily in the
age groups encompassing seniors (65 years+) and people between the ages of 25 and 64.

Although historically San Joaquin County has been known for its agriculture and food processing industries, in
2020 the sectors that accounted for the greatest shares of total employment were educational, health care, and
social assistance (23.3 percent), retail trade (10.5 percent), and construction (9.8 percent). Between 2015 and
2020, the following sectors saw the greatest increases in the number of jobs:
transportation/warehousing/utilities, construction, and government. A high percentage of Lodi residents (58.8
percent) work outside the community, reflecting regional employment interdependencies.

The median income for all households in Lodi was $70,302, compared with $74,962 for San Joaquin County as a
whole. According to the most-recent American Community Survey (ACS) estimates (2017-2021 ACS 5-years),
Lodi had slightly more homeowners than renters in 2021. The majority of renters earn in the $50,000 to $74,999
range, and very few earn over $150,000, demonstrating that individuals with higher incomes are more likely to be
able to afford a home.

ACS data indicates that Lodi's housing stock is composed primarily of single-family homes. The total number of
housing units increased from 23,792 in 2010 to 24,190 in 2021—a little more than a one percent change. The
majority of new units are single-family detached homes, composing 65.6 percent of Lodi’'s housing stock. There
is an overall lack of construction of townhomes, duplexes, and small- and medium-sized apartment buildings,
which often represent more affordable rental housing. Of occupied housing units in Lodi, 53 percent are owner-
occupied, and 47 percent are renter-occupied. The vacancy rate between 2010 and 2020 decreased significantly
from 7.1 percent to 3.8 percent, according to the U.S. Census Bureau’s Decennial Survey. A vacancy rate of five
percent is considered to be “normal”; a vacancy rate less than five percent indicates a tight market in which
households may not be able to find vacant units that fit their needs.

Lodi has experienced a growing gap between housing costs and local incomes. In recent years, there has been a
slight decrease in the number of households paying more than 30 percent of their incomes for housing. Based on
the 2017-2021 ACS five-year estimates, 37 percent of households are paying more than 30 percent of their
income on housing. This is down from 42 percent in 2016.

State Requirements

Beginning in 1980 and refined periodically, the California Legislature adopted requirements for the contents of
housing elements (California Government Code Sections 65580 to 65589.5). The contents of a housing element,
as mandated by State law, include:

¢ An assessment of housing needs that includes an analysis of population and housing characteristics,
employment and population projections, special housing needs, subsidized rental housing at risk of
conversion, future housing construction need (regional housing allocation), and opportunities for energy
conservation;

e An analysis of constraints (governmental and non-governmental) to the maintenance, improvement, or
development of housing for all income levels;

e Aninventory of vacant and underutilized sites by zoning category, with an assessment of the availability
of public facilities and services to those sites; and

e A housing strategy containing an evaluation of past program achievements, goals, and policies, and a
schedule of implementing actions with quantified objectives.

Although State law regarding housing elements requires communities to address the needs of all residents,
particular attention in the housing element law is devoted to the needs of extremely-low-, very low-, and low-
income households. Specifically, State law requires housing elements to:
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o Identify adequate sites to facilitate and encourage housing for all income levels;

e Remove governmental constraints to housing production, maintenance, and improvement;
e Assist in the development of adequate housing for low- and moderate-income households;
e Conserve and improve the condition of existing affordable housing; and

e Promote housing opportunities for all.

Data Sources and Their Use

A variety of local, regional, state, federal, and private sources of information were used to prepare the Housing
Element. As required by State law (Government Code Section 65584), the principal source of information used to
determine future housing construction need is the San Joaquin County Regional Housing Needs Allocation for
the 2023 to 2031 planning period. The principal sources of information included the US Census Bureau, American
Community Survey (2017 to 2021 five-year estimate), California Department of Finance, California Employment
Development Department, City of Lodi, San Joaquin County, local housing developers, and residents.

Public Participation

As part of the Housing Element update process, the City implemented the State’s public participation
requirements in Housing Element law, set forth in Government Code Section 65583(c)(7), wherein jurisdictions
“..shall make a diligent effort to achieve participation of all economic segments of the community in the
development of the housing element.”

In response to the need for public participation, City planning staff worked with the consultants to develop a
robust community engagement program tailored to ensure the community and other stakeholders are engaged in
the process and are given ample opportunities to provide input. The key objective of the community engagement
program is to maximize opportunities for everyone interested in the Housing Element to participate. The
engagement program included branding, a project website, newsletters and e-blasts, announcements on the City
website and social media, two community workshops, a housing needs survey, Housing Technical Advisory
Committee meetings, and Planning Commission and City Council study sessions and hearings. This section
summarizes our engagement program.

Project Branding and Logo

A branding package was prepared for the Housing Element
and Targeted General Plan Updates. This included a
project logo and styles to be used on all work products,
maps, presentations, and publicity materials. The common
branding helps to build recognition for the project and
ensure that this effort is distinct in the minds of the
community. The logo to the left has been and will be used
on all materials developed for all elements being updated

during the Housing and General Plan Updates. H ' USI NG E[EM ENT

TARGETED GENERAL PLAN ELEMENT UPDATES
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Project Website (planlodi.com)

During the development and review of the Housing Element, the City created, established, and maintained a
website dedicated to the 2023-2031 Housing Element Update and Targeted General Plan Updates. This webpage
provided easy access to information on the project, including the Housing Element information and details about
the Housing Element workshops, surveys, and events. Project documents were posted to the website and
comments were encouraged through the provided "Comments" button on each page. A link on the website
allowed residents to sign up for the email list. To enhance accessibility, the project website included a built-in
translator to convert the website to Spanish and provided a range of accessibility tools to enhance website
accessibility in compliance with the Americans with Disabilities Act (ADA). An image of the Project website is
included on the following page.
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TAKE OUR ENVIRONMENTAL JUSTICE SURVEY

A: Language Menu: This menu allows users to view the website in Spanish.
B: Accessibility Widget: This button allows users to increase text size, contrast, and other attributes to increase accessibility.
C. Email and Contact Buttons: These buttons allow users to join the project email list or provide a comment to the Project Team.
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Newsletters

During the Housing and General Plan Element Updates, two
newsletters were developed and distributed. The newsletters were
designed to give the community a better understanding of the Update LT

process and the Draft Housing Element. 7y . o

o Newsletter #1: HOUSing Element Overview NEWSLETTER #1: HOUSING ELEMENT ERVIEW
Newsletter #1 describes what a housing element is, how and City of Lodi Housing Element Updatel

VISIT THE PROJECT

why it is being updated, the project schedule, and how to get ot e s o 1 . | WEBSITETO:

ning penod(z()/_; 2031), = Stay informed

involved in the Update process. The newsletter also

describes the other components of the project, including Whatis a Housing Element? " iy st
Technical General Plan Updates. The newsletter publicizes

the creation of the project website and encourages readers j ;

to visit the website for more information.

The Citys current 2014-2023 Housing Element &
partof the St Cycle of housi

the 2023-2031 Housing El
5. Between the 5th

Since 1969, evary Jurr'ﬂfﬂnn in California has heen i ired ta have &

= Sign-up for

email updates

= Share your ideas

housing, The Cit
apart of this update

6th Cycle Housing Element Update is the
= @ Affitmetively Furthering Fair Housing
(AFTH) analy ine: hausing practices in the ity
ta identify 2ny policies o pemetuate housing inequities
in the community. Once dentified, the ity wil include new poliies and
programs in the Housing Element to help work towards more cquitable

housing practices planlodi.com

. Cynthia Marsh, City Planner
Have questions? [EEEICH \
smarshzlodi.goy

o Newsletter #2: Public Review Draft Housing Element
Newsletter #2 provides a summary of the Public Review Draft
Housing Element, including an explanation of each chapter
within the Element. The newsletter also announces the , : ‘
September City Council work session and includes v i .’3&%%.'?&55&?2]&’&1& ;
information on ways to participate in the Project. 3

NEWSLETTER #2: PUBLIC REVIEW DRAFT HOUSING ELEMENT

Public Review Draft Housing Element
We are excited to announce the release of the Public Review Draft
2023-2031 Housing Element The Public Review Draft Housing Element Ovarview and Remaining
is available on the Housing Element website (planlcdicom) and will be Schedule (page 2)
available for public comment through September 16, 2023. This newsletter
provides an overview of the Housing Element, including a discussion of
the major chapters.

Newsletter Contents:

Housing Element Contents and
Public Participation (page 3)

Existing and Spacial Needs
Housing Assessment (page 4)
Send us your comments:
Zoning for a Variety of Housing
To comment on the Public Review Draft, please usethe green [RETSXCNT0]

“Comments” button on the project website (planlodi.com). AT

To email comments directly to the Project Team, please email
Cynthia Marsh, City Planner at: cmarshalodi.gov (poge 9

Site Inventory and Analysis

Goals, Policias, and Programs
What is a Housing Element? oo}

i Aftirmativaly Furtharing Fair
The purpose of the Housing Element is to identify and analyze existing and  Housing (passe 1)
projected housing needs in order to preserve, imprave, and develop housing

for all economic segments of the community. o con o ik e

The Housing Element consists of three parts, the Needs Assessment, a Policy
Document, and a Fair Housing Analysis. The Needs Assessment analyzes
existing housing conditions and projected housing need through 2031, and
includes analyses of housing needs and constraints to housing production
and an inventory of sites available for residential use. The Policy Document
includes goals policies, and programs that respond to the housing needs,
constraints, and issues identified in the Needs Assessment and serves as the
City's housing action plan for the next eight years. The Fair Housing Analysis
identifies fair housing issues in the community and meaningful actions the
City can take to work to overcome these issues.

. Cynthia Marsh, City Planner
Have questions? 20926912
smarsh@lodigoy
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eMail Notifications (e-Blasts)

The City sent multiple email notifications (e-blasts) to announce upcoming events and the release of project-

related documents. Email addresses were compiled from those requesting notification from the City and from
those signing up on the project website and at project events. Additionally, the email list includes contacts at

local agencies and organizations representing lower-income community members, seniors, and residents with
special housing needs. As of August 2023, the Housing Element email list has 267 subscribers. The following
agencies/organizations are included in the email list:

Lodi Committee on Homelessness Lodi Improvement Committee

Women'’s Center/Youth and Family Services Inner City Action

Ready to Work Lodi Asset Based Community Development (ABCD)
The Salvation Army San Joaquin County Behavioral Health Services
Visionary Home Builders Grace and Mercy Charitable Foundation

San Joaquin County Business Council Community Services Team

Lodi Unified School District The Lodi House

Central Valley Low Income Housing Corp. Chamber of Commerce

United Way Adventist Health

One-Eighty Teen Center Community Partnership for Families of San Joaquin
LOEL Senior Center Hope Harbor

Housing Authority of San Joaquin Community Medical Centers

San Joaquin Fair Housing San Joaquin County WorkNet

Stakeholder Interviews

Throughout April and May 2023, Mintier Harnish, consultants for the City, conducted one-on-one interviews with
local housing developers, agencies, and housing and community health advocates to gain an understanding of
the housing conditions, issues, and opportunities in the city. The input received during these interviews provides
context to the consultants on housing needs and constraints in the community. The interviews included eight
participants, identified below.

Who We Spoke to:

Name Details

Tom Doucette Developer, FCB Homes

John Mendelson Affordable Housing, CVLIHC

Adam Cheshire SJC Homeless Initiatives

Peter Ragsdale Housing Authority of San Joaquin County

Marjory Schrenk LOEL Senior Center

Shelby Young ED Lodi Housing

Kathryn Siddle Lodi Committee on Homelessness, Lodi Improvement Committee
Robert Munoz San Joaquin Fair Housing

Input Received

Each interview lasted approximately one hour and was conducted via conference call or Zoom. After the
consultants provided a brief project overview, stakeholders were encouraged to provide their thoughts on
housing conditions and needs in the city. Although a broad range of opinions and ideas were expressed during
the interviews, comments can be generally summarized into the following four categories:

e Local development context and trends
e Housing needs

o |ssues

e Opportunities
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Input received related to local development context and issues informed the Housing Needs Assessment and
Constraints Analysis. Further, comments related to housing needs and opportunities were critical in shaping and
prioritizing implementation program efforts, including Program 1.12 (Diversify and Expand the Housing Stock),
Program 2.1 (Assist the Eastside Area with Housing Rehabilitation), Program 2.2 (Implement Property
Maintenance and management Standards), Program 2.3 (Conduct a Housing Conditions Survey), and Program
3.4 (Support Transit Facilities and Transit-oriented Development), among others.

Please note that the opinions expressed in this summary are those of the stakeholders and do not necessarily
reflect the opinions of the City of Lodi, City staff, or the consultants. All comments are paraphrased and
presented without attribution.

Local Development Context and Trends

o Stakeholders report that Lodi planning staff is responsive and allow developers to build with flexibility.

¢ Single-family development has been historically successful in Lodi and developers continue to prioritize
single-family development due to its market reliability.

e Thelast six to eight years have seen an increase in the number of multifamily developments as parcels
allowing multifamily housing have become available.

e Lodi is generally expanding westward due to geographical boundaries to the North, industrial and
commercial concentration to the east, and a historical greenbelt region to the south.

o Despite this westward development, there has been some community pushback when agricultural
parcels are proposed for non-agricultural development.

e Stakeholders stress the importance of transit-oriented development and the expansion of current transit
networks.

e The county is a medically underserved area. Recruitment is challenged by the high cost of living and lack
of accessible housing in the county, further compounding the issue.

¢ Funding applications for low-income housing developments require sites to be in proximity to transit,
community resources, and healthcare services.

e The City of Lodi has done a good job working to scale up staffing to meet housing needs and put more
resources towards housing initiatives.

Housing Needs

e Stakeholders reported that a small portion of the multifamily housing stock consists of substandard
units that are not being addressed by property owners or management agencies.

e Thereis a need for increased emergency housing as current facilities are often at full capacity.

e  Stakeholders comment on the rising number of people experiencing homelessness in the region,
observing that displacement pressures have forced residents out of the city, or to live in their cars, move
in with family, or to lose housing completely.

e Overcrowding is an issue. Residents often live in overcrowded households with multiple families to
make ends meet.

e The number of shelter beds provided in the city does not meet the number of unsheltered individuals.

o Shelters report that a majority of the unsheltered residents have little reliable income, posing a serious
issue in attaining long-term housing.

o Supply chain issues, particularly during the COVID-19 pandemic, have been a serious challenge for
developers, resulting in long lead times for basic materials and labor challenges.

e Stakeholders note that the requirements of the State building code can be burdensome for both planning
staff and builders.
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e Observations of ADU trends indicate that ADUs are often built for personal use or family members,
pointing to the fact that ADUs are not entirely effective at providing new rental opportunities.

¢ Credit-based application requirements can act as a barrier to affordable housing for special needs
groups including seniors, veterans, and extremely low-income households.

e The lack of transportation services beyond the city limits restricts residents from accessing healthcare
services and other amenities outside the city.

¢ Residents without reliable transportation find it difficult to access the Kaiser hospital located in
Stockton as public transportation options are extremely limited.

o Shelter workers note that point-in-time counts are often inaccurate due to the short observation
windows when estimating.

e The point in time count can miss unsheltered individuals and those living in temporary shelter situations.

e Rising interest rates pose a constraint to multifamily development. Investment groups are often needed
to finance medium and large multifamily projects, and when interest rates rise (and profit margins fall)
investment in multifamily development is seen as less attractive.

e Local opposition to permanent housing for people experiencing homelessness can be a constraints to
the development of shelters and transitional or supportive housing types.

e Transitional and supportive housing types are needed to provide long-term housing opportunities
beyond what can be provided at an emergency shelter.

Opportunities

e The western area of the city has the potential to support new development.

o Despite some remaining local opposition, stakeholders note that the community is becoming
increasingly more accepting of multifamily developments.

e There was a desire for the county to take a greater leadership role in encouraging affordable housing
development.

o Stakeholders suggest that an inclusionary housing ordinance may help encourage affordable
development.

e Government agencies and local non-profits providing resources should work to streamline the
application process for housing programs to eliminate barriers to access.

e Many programs contact applicants via email, which is not an accessible communication method for all
applicants, particularly those without access to a cell phone.

e  While programs provide free cell phones to residents, if the phone is lost and replaced, a new email
address must be set up with the new phone. This creates issues for residents that have applied for
programs under their old email address. Unhoused residents often find it hard to keep a phone, access
to email accounts, and login information.

¢ Additionally, some program applications require a permanent mailing address posing an additional
barrier.

e Local agencies need places within the community to meet with clients, provide classes, and distribute
resources. The City may have an opportunity to provide meeting spaces through partnerships with local
organizations.

e “Safe Place to Park” facilities could help to provide acceptable and safe parking locations for individuals
and families living in cars or tents at night. Facilities should be centrally located and could include
bathrooms and showers. These facilities could also provide access to laundry, meals, and information
on available resources.
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Community Workshops

Community Workshop #1: Introduction to the Housing Element & Targeted General Plan Updates

On Thursday, March 23, 2023, the City held the first workshop on the Housing Element & Targeted General Plan
Updates. The workshop included an introductory presentation, a live poll conducted in three parts throughout the
workshop, and an opportunity for the public to provide input on housing needs, issues, and opportunities in Lodi.

Public Comments from Workshop #1

During the workshop, the Project Team facilitated a group discussion on housing needs and the Housing Element
Update. Comments received are paraphrased below. This input informed the fair housing assessment and
implementation programs related to rental assistance and community revitalization. Specifically, Program 1.7
commits the City to work with the Housing Authority to support and expand the Housing Choice Voucher
program, and to engage local rental property owners annually to encourage greater participation in the Voucher
Program, particularly targeting properties in moderate and high resource areas -

e The availability of housing for low-income households is limited and economic conditions continue to
strain residents.

e Acquiring Housing Choice Vouchers (HCV) is becoming increasingly competitive as the waitlist
continues to grow.

e The waitlist for vouchers currently includes approximately 2,000 people.

e Finding property owners that welcome low-income residents is a barrier to housing.

o  While property owners are required by law to accept HCVs, application criteria, such as credit score or
rental history, provide additional barriers to housing access.

e Barriers to housing access for low-income renters imposed by property owners through application
requirements contribute to fair housing issues in the city.

e There are substandard housing issues among units available to residents using Housing Choice
Vouchers.

Community Workshop #2: Vacant and Underutilized Sites Assessment

On Thursday, April 13, 2023, the City held the second community workshop on the Housing & General Plan
Updates. The purpose of the workshop was to review and discuss the sites assessment methodology, present
findings, and describe implications for rezoning. Input was collected through group discussion.

Participants provided comments related to the distribution of housing capacity outlined in the draft sites
inventory. Participants encouraged the City to distribute sites in a way that avoids concentrating lower income
capacity in the southern quadrant of the city. Input received was considered in the development of the sites
inventory and capacity was redistributed to include more capacity in the western quadrant of the City, and fewer
lower income units in the southern quadrant.

Housing Needs Survey

The outreach program included the development of a housing needs survey, which was distributed digitally and
in hardcopy at events and city offices. The surveys were accessible to the public from March 29, 2023, to August
02, 2023.

A total of 75 residents completed the survey. A summary of responses for each survey is included below. Input
received assisted the City with crafting and prioritizing implementation program efforts.

Barriers to access (input received informed Programs 1.7,1.12, 2.4, 4.5, and 4.6.) :
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e Twenty-nine respondents (39.7 percent) ranked the cost of rent as the largest barrier to accessing
housing in Lodi, followed by the cost of a mortgage (37 percent) and upfront costs and few options for
rent or sale (11 percent).

e Onerespondent (1.4 percent) ranked the lack of accessible units as the largest barrier to accessing
housing in Lodi.

Housing Types_(input received informed Programs 1.10, 4.3, and 4.5) :

e Rental units of all types (35.2 percent) and affordable homes available for purchase (35.2 percent) were
ranked as the most needed types of housing in Lodi, followed by more affordable housing types (11.3
percent), emergency and transitional housing (7.0 percent), housing for seniors and those with special
housing needs (5.0 percent), housing for large or multi-generational families (4.2 percent), and
multifamily or workforce housing (1.4 percent).

Development Opportunities_(input received informed Programs 1.11, 1.12, and 4.5):

e Thirty-eight respondents (55.1 percent) voted triplexes, four-plexes, and other smaller multifamily
housing types as a development opportunity they would like to see pursued in Lodi.

e Accessory dwelling units for rent were the second most popular development opportunity identified (26
respondents, 37.7 percent).

e Thirty-six respondents (51.4 percent) voted that an easy application and permitting process would
encourage respondents to add an ADU to their property, while (38.6 percent) voted that they have no
interest in this type of development on their property.

e When asked about concerns surrounding renting an ADU, thirty-four respondents (50.8 percent) stated
they have no interest renting this housing type.

e Twenty-four respondents (35.8 percent) were concerned about affordability when considering renting an
ADU, while only six respondents (9 percent) stated that they have no concerns and are very interested in
renting an ADU.

Siting of Multifamily Development (input received informed Programs 1.4, 1.6, 1.9, and 1.12):

e Forty-one respondents (55.4 percent) identified underutilized or vacant commercial areas as well-suited
for multifamily development, followed by areas near shopping centers (51.4 percent) and areas in
proximity to transportation (50 percent) and employment (44.6 percent)

e Parks (71.2 percent) and shopping centers (71.2 percent) were equally considered the most desirable
amenities near multifamily development, followed by schools (50.7 percent) and public facilities (45.2
percent); proximity to health care providers (20.6 percent) and pharmacies (13.7 percent) were ranked
lower.

New Housing Types in Existing Neighborhoods (input received informed Programs 1.6, and 1.12):

e Thirty-one respondents (43.1 percent) were in favor of new housing types in their neighborhood, while
nineteen voted no (26.4 percent) and twenty-two said maybe (30.6 percent).

Comments:

¢ Increased funding for local government agencies including the police department and fire department is
needed to support housing capacity. (input informed Program 3.2)

e Increase affordable housing development for low to moderate-income households. (input informed
Programs 1.5, 1.12, and 4.5)

October 2023 11



HCD Review Draft - Introduction City of Lodi | 2023-2031 Housing Element Update

e Expand services and shelters for people experiencing homelessness with long-term solutions for
permanent housing. (input received informed Program 4.3)

¢ Increasing housing opportunities for special needs groups including seniors and people with disabilities
is a priority. (input received informed Programs 1.5, 4.6, and 4.7)

e  Minimize single-family development and provide more multifamily housing near commercial districts,
especially in the downtown area. (input received informed Programs 1.6 and 1.12)

Planning Commission and City Council Meetings and Hearings

The City will hold meetings and hearings with the Planning Commission and City Council throughout the process
of updating the Housing Element. This section will be revised to include information related to shirt sleeve work
sessions, meetings, and hearings, as they are scheduled. Each event will include an opportunity for public input.

City Council Shirt Sleeve Session #1: Public Review Draft Housing Element

On September 12, 2023, City staff held a study session with the City Council to discuss the Public Review Draft
Housing Element. The meeting included a presentation summarizing the Draft Housing Element, as well as
opportunities for City Council questions and public comments. The in-person study session was broadcast on
Zoom for those unable to attend.

Comments on the Public Review Draft Housing Element

Input from the community is critical to the development and refining of the Housing Element Update. The Public
Review Draft Housing Element was posted for public comment on September 13, 2023, and comments were
taken through October 13, 2023. The City worked diligently to publicize the availability of the Draft and encourage
public input. In this effort, the City:

e discussed the Draft and promoted its upcoming release at the September 12 City Council work session,
e published Newsletter #2 summarizing the Draft and how to provide comments,

e sent multiple eblast notices and reminder to residents and local organizations,

e posted notices on City social media, and

e emailed the Draft directly to local agency contacts with a request for comment.

One public comment was received on the Public Review Draft Housing Element. This comment, and the City's
responses, are included below.

Public Comment
Name: Alane Dashner

Comments:

Thank you for providing this wonderful data!

e Table 21 - "other vacant" is almost half - please break down for more detail
o Response: A housing unit is classified as “other vacant” when it does not fit into any year-round
vacant category. Common reasons a housing unit is labeled “other vacant” is that no one lives
in the unit and the owner does not want to rent or sell, is using the unit as storage, or is elderly
and living in a nursing home or with family members. Additionally the unit may be being held for
settlement of an estate, repaired or renovated, or foreclosed. We have added this information in
the notes to Table 21.

e Printed p45 The Women's Center at 29 S Washington is "permanently closed”

12 October 2023



HCD Review Draft - Introduction City of Lodi | 2023-2031 Housing Element Update

o Response: We have removed the location at 29 S. Washington from the bulleted list of
resources.

e Table 45 - no Access Center?
o Response: We have added the Access Center to the table.

e Table 46 - it's Hotel Lodi, not Lodi Hotel
o Response: We have made this correction in the table as well as on page 212.

e Table 65 - our historic Japantown is an "opportunity site"? how can we learn more about plans for
Japantown and get involved w historic preservation of important sites?
o Response: The sites identified as Housing Opportunity Sites in Table 65 are sites that currently
allow residential uses. The table summarizes the potential residential capacity of these sites
under existing zoning. Currently (October 2023) there are no active plans for these sites.

e Table 67/Figure 2 - hard to understand - please include addresses esp related to historic districts
o Response: We have added addresses to Table 67.

e Review tables like 81 whose math doesn't add up, probably because of mixing race and ethnicity
o Response: You are correct, the percentages in Table 81 does not add to 100 due to the fact that
residents can identify as racially white, Asian, or black, but also ethnically Hispanic. This table
is used as a general comparison; for more precise demographic information related to race and
ethnicity, please see Table 4.
e Printed p284 - where do we stand with the Access Center having a permanent place with running water
in 2024?
o Response: City staff are diligently working with the architect and consultants to deliver a well-
developed project. They aim to break ground in early spring for optimal construction weather.
The temporary Access Center will remain open, providing services to those experiencing
homelessness. Source: https://www.lodi.gov/CivicAlerts.aspx?AlD=372

General Plan and Housing Element Consistency

California Government Code Section 65300.5 requires that a general plan be internally consistent, meaning that
no conflicts exist among the elements of the plan. Government Code section 65583(c) requires that a housing
element describe how consistency has been achieved among the general plan elements. The most important
aspect of consistency among general plan elements is that policies and implementation measures do not
conflict but support one another to achieve the overall goals and vision of a general plan. In preparing the 2023-
2031 Housing Element, the City reviewed goals and policies in the various elements of the General Plan. With the
passage of SB 1035 in 2018, the City will need to update its Safety Element to include any new information on
fire hazards, flood hazards, and climate adaptation and resiliency strategies. In coordination with the Housing
Element Update, the City is undertaking updates to the Safety Element, Conservation Element, and Environmental
Justice Element for internal consistency and compliance with State law. Additionally, the City has committed to
revise the Growth Management System through Program 1.2, and will need to update the Land Use Element and
Development Code for consistency. Consistency with the remaining components of the General Plan has been
achieved through the adoption of complementary policies in each of the elements that support the goals and
policies of the other elements.
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2. Housing Needs Assessment

This assessment aims to evaluate the effectiveness of existing housing policies and programs and provide a
general direction and focus for future housing initiatives.

Demographic and Employment Profile

The purpose of this section is to establish “baseline” population, employment, and housing characteristics for
Lodi. The main sources of data used in this section are the 2010 and 2020 U.S. Census, the 2016-2020 and
2017-2021 American Community Survey (ACS) estimates, and the U.S. Department of Housing and Urban
Development (HUD).

Population

Population characteristics, such as growth rate, age, and income levels, affect the type and amount of housing
needed in a community. Residents’ age and income, employment trends, and other factors influence the type of
housing needed and the community’s ability to afford housing. The following section analyzes Lodi’s population
characteristics and trends.

Table 1 shows population growth from 2000 to 2020. Between 2000 and 2010 the population of the city grew by
9.0 percent from 56,999 to 62,134. Between 2010 and 2020, the population grew at a slower rate of 6.8 percent,
reaching 66,348 in 2020. Population growth in the city is similar to statewide growth (10.0 percent from 2000-
2010 and 6.1 percent from 2010-2020), but significantly lower than growth in the county (21.6 percent from 2000-
2010 and 13.7 percent from 2010-2020).

Table 1 Population Growth (2000 - 2020)

e Percent Change Percent Change

Lodi 56,999 62,134 66,348 9.0% 6.8%
San Joaquin County 563,598 685,306 779,233 21.6% 13.7%
California 33,871,648 37,253,956 39,538,223 10.0% 6.1%

Source: US Census, Decennial Census, 2000 Table DP1; 2010 Table P1; 2020 Table P2.

Table 2 shows the San Joaquin Council of Government's population projections through 2050 for Lodi and San
Joaquin County. According to this forecast data, Lodi is projected to grow by approximately 14 percent between
2025 and 2050 with an estimated increase of 10,082 persons. Population growth in San Joaquin County is
projected to be much higher at approximately 23 percent.

Table 2 Population Projections (2025-2050)
I I I I N N
Lodi 72,277 75445 77,357 79,058 80,763 82,359

County Total 833,053 882,163 917,811 951,985 987,241 1,022,228
Source: San Joaquin Council of Governments, Adopted 2022 RTP/SCS Plan, Appendix Q.

Age

Table 3 below presents the population data by age group. In 2021, young adults aged 25 to 35 account for the
largest age group in Lodi, followed by adults aged 35 to 44 and adults 45 to 54. During the last two decades, the
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city's population of adults aged 55 to 64 grew faster than any other age group. However, no age group has
decreased in the last two decades, though children aged 15 to 19 and adults aged 35 to 44 grew the slowest. The
median age has stayed the same since 2000, at 34 years old.

Table 3 Population Growth by Age Group (2000-2021)

Percent Percent Percent
Change Change Change
(2000-2010) | (2010-2021) | (2000-2021)

Preschool (under 5 years) 4,495 4,662 4,708

School Age (5-9 years) 4,581 4,692 4,623 2.4% -1.5% 0.9%

School Age (10-14 years) 4,448 5,259 5,426 18.2% 3.2% 22%

School Age (15-19 years) 4,184 4,798 4,465 14.7% -6.9% 6.72

College Age (20-24 years) 3,855 4573 4,401 18.6% -3.8% 14.2%
Young Adults (25-34 years) 7,605 7,929 9,585 4.3% 21% 26%

Adults (35-44 years) 8,427 7,836 8,635 7% 10.2% 2.5%

Adults (45-54 years) 6,896 8,042 7,468 16.6% -1.1% 8.3%
Adults (55-59 years) 2,421 3,742 3,832 54.6% 2.4% 58.3%
Adults (60-64 years) 1,946 3,394 3,71 74.4% 9.3% 90.7%
Seniors (65+ years) 8,141 8,915 8,953 9.5% 0.4% 10%

Total Population 56,999 62,225 66,107 9.2% 6.2% 16%

Median Age 34.1 34.2 34.5

Source: U.S. Census Bureau, Decennial Census, 2000 Table DP1; 06-10, 17-21, ACS (5-Year Estimate), Table S0101.

Race and Ethnicity

Table 4 provides a comparison of the racial and ethnic composition of Lodi for the years 2010 and 2020.
According to the 17-21 ACS estimates, the largest racial/ethnic population in Lodi is non-Hispanic white,
followed by Hispanic/Latino. This is consistent with the State data, though the largest group in the San Joaquin
County is Hispanic/Latino, followed by white alone.

In the past decade, Native Hawaiian and other Pacific Islander and Non-Hispanic Black populations increased,
both of which are significantly higher than the State and County numbers. Native Americans have the highest
decrease in Lodi's population, which is consistent with the County and State data. However, while San Joaquin
County and California have high increases of Non-Hispanic Other Race, Lodi saw a high population decrease of
52.1 percent.
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Table 4 Race and Ethnicity
Lodi San Joaquin County

Race/ Ethnicity Percent Percent Percent
Change Change Change
(2010-2021) (2010-2021) (2010-2021)

Non-Hispanic/ Latino

White 33,194 28,810 -13.2% 245919 228,197 7.2% 14,956,253 14,109,297 -5.7%
Black/African American 388 1,009 160.1% 48,540 51,696 6.5% 2,163,804 2,128,184 -1.7%
Native American 248 61 -75.4% 3,179 1,604 -49.5% 162,250 124,341 -23.4%
Asian American 4,167 7,420 78.1% 94,547 124,282 31.4% 4,775,070 5,802,086 21.5%
Two or More Races 1,342 2,324 73.2% 22,149 33,159 49.7% 968,696 1,413,870 46%

Native Hawalan and Other 88 340 286.4% 3,248 4320 33.0% 128,577 134,692 4.8%

Other Race Alone 94 45 -52.1% 1,383 1,963 41.9% 85,587 146,096 70.7%
Hispanic/ Latino?

Total 22,613 26,098 15.4% 266,341 326,185 17.7% 14,013,719 15,593,787 9.8%

White - 7,360 - - 130,186 - - 6,444,435

Black/African American - 60 - - 2,147 - - 105,074

Native American - 216 - - 4,402 - - 236,266

Asian American - 160 - - 3,251 - - 85,310

Two or More Races - 13,048 - - 95,808 - - 2,821,347

Nate vt and Ot 0 - - - S

Other Race Alone - 5,224 - - 89,994 - - 5,887,769

Total 62,134 66,107 7.1% 685,306 771,406 9.7% 37,253,956 39,452,353 5.6%

"The 2010 census did not calculate racial identity amongst those identifying as ethnically Hispanic/Latino.
Source: U.S. Census Bureau, Decennial Census, 2010 Table P2; ACS 17-21 (5-Year Estimates), Table B03002.

16 October 2023



HCD Review Draft - Housing Needs City of Lodi | 2023-2031 Housing Element Update

Household Income

Table 5 describes income by tenure in Lodi. Homeowners have a significantly higher median income ($93,092)
than renters ($50,629). Households with earnings of $150,000 or more and those earning $100,000 to $149,999
make up the two largest owner-occupied household income groups. By contrast, households with earnings of
$50,000 to $74,999 make up the largest renter-occupied household income group.

Table 5 Household Income by Tenure

Household Income
Number of Number of
Households Percentage of Total Households Percentage of Total
192 462

Less than $5,000 1.6% 4.4%
$5,000 to $9,999 134 1.1% 231 2.2%
$10,000 to $14,999 302 2.5% 526 5.0%
$15,000 to $19,999 282 2.3% 378 3.6%
$20,000 to $24,999 288 2.4% 742 7.0%
$25,000 to $34,999 548 4.5% 1,494 14.1%
$35,000 to $49,999 1,108 9.2% 1,368 12.9%
$50,000 to $74,999 1917 15.9% 1,990 18.8%
$75,000 to $99,999 1,688 14.0% 1,444 13.7%
$100,000 to $149,999 2,510 20.8% 1,557 14.7%
$150,000 or more 3,086 25.6% 374 3.5%
Median Income 93,092 - 50,629

Source: U.S. Census Bureau, 17-21 ACS 5-Year Survey, Table $2503.

Table 6 provides data on median household income by race and ethnicity. As shown, the citywide median income
in Lodi rose from $48,695 in 2010 to $58,236 in 2020. During this time, all racial and ethnic groups experienced
an increase in median income except American Indian and Alaska Native, which decreased significantly from
$83,690 in 2010 to $44,081 in 2020. Black/African American households experienced the greatest increase in
median income, followed by Hispanic/Latino, and Other Race. Non-Hispanic White and Asian American
households were the only racial/ethnic group with median household income above both the 2010 and 2020
citywide median incomes.
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Table 6 Median Household Income by Race/Ethnicity

— owsshod | Household | Median Housahold | Prcenof iyvide Median

Income (2010) Income (2021) Income (2010)
Non-Hispanic White $53,925 $73,548 110.7% 104.6%
Hispanic/Latino $37,175 $65,933 76.3% 93.8%
Black/African American $18,250 $58,875 37.5% 83.7%
pmerican Indian and Alaska $83,690 $53.214 171.9% 75.7%
Asian American $56,487 $75,163 116.0% 106.9%
Other Race $36,505 $68,828 75.0% 97.9%
Two or more races $45,313 $67,958 93.1% 96.7%
Citywide Median Income $48,695 $70,302

Note: The race/ethnicities include Hispanic/Latino origin unless stated otherwise.
Source: U.S. Census Bureau, 06-10, 17-21 ACS 5-Year Estimate, Table S1903.

Employment

According to the 2017-2021 ACS data, Lodi has a total employed population of 29,304. As seen in Table 7 below,
the main occupations in the city are educational/healthcare/social assistance, followed by construction, then
retail trade.

Table 7 Jobs Held by Lodi Residents

Educational, health care, and social assistance 6,851 23.3%
Professional, scientific, management, admin., and waste management 2,499 8.5%
Retail trade 3,031 10.3%
Arts, entertainment, and recreation, accommodation, and food services 2,425 8.3%
Manufacturing 2,840 9.7%
Construction 3,052 10.4%
Transportation and warehousing, and utilities 1,741 5.9%
Finance, insurance, real estate, and rental and leasing 1,379 4.7%
Other services, except public administration 1,487 5.1%
Public administration 1,236 4.2%
Wholesale Trade 698 2.4%
Information 399 1.4%
Agriculture, forestry, fishing and hunting, and mining 1,733 5.9%
Total Employed Population 29,371

Source: U.S. Census Bureau, ACS17-21 (5-year Estimates), Table C24050.

Table 8 displays 2017-2021 ACS data on median salary by occupation for residents in Lodi. In 2021, the
estimated median salary was $52,304 for all occupations. Architecture/engineering ($126,017), healthcare
practitioners/technical ($100,147), and protective services ($92,898) had the highest median salaries, while
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building/grounds cleaning/maintenance ($30,543), farming/fishing/forestry ($26,580), and food
preparation/serving related occupations ($20,018) had the lowest median salaries.

Table 8 Occupation (types of jobs located in Lodi) by Median Salary

Number of
Occupation Sector Median Salary Persons Employed

Architecture and Engineering $126,017 509
Legal - 97
Healthcare Practitioners and Technical $100,147 1,830
Life, Physical and Social Science $51,783 251
Computer and Mathematical - 162
Business and Financial Operations $56,494 1,357
Management $73,949 2,960
Protective Service $92,898 508
Installation, Maintenance and Repair $46,448 1,195
Community and Social Service $47,472 675
Arts, Design, Entertainment, Sports, and Media - 150
Education Instruction and Library $73,482 2,642
Office and Administrative Support $41,632 3,719
Construction and Extraction $70,867 2,366
Transportation occupation $70,437 726
Material Moving occupation $35,897 2,087
Production $31,831 1,730
Healthcare Support $36,667 509
Building, Grounds Cleaning, and Maintenance $30,543 1,415
Sales and Related occupations $50,662 2,462
Farming, Fishing and Forestry $26,580 1,353
Food Preparation and Serving Related $20,018 1,771
Personal Care and Service - 460
All Occupations $52,304 30,934

Source: U.S. Census Bureau, ACS 17-21 5-Year Estimate Table S2401 and Table S2412.

Table 9 shows major employers in the city. As shown, Lodi's major employers are primarily in healthcare,
government, warehouse, and education. With multiple hospitals and healthcare services in Lodi and Stockton, the
healthcare industry is a major employer in the region. There are also many government departments near Lodi,
including a youth corrections center and the county government.

October 2023 19



HCD Review Draft - Housing Needs City of Lodi | 2023-2031 Housing Element Update

Table 9 Major Employers

Adventist Health Lodi Memorial Lodi Healthcare 1,000-4,999
Amazon Fulfillment Center Stockton Warehouse 1,000-4,999
Blue Shield of California Lodi Insurance 5,000-9,999
Dameron Hospital Stockton Healthcare 1,000-4,999
Lodi Health Home Health Agency Lodi Healthcare 1,000-4,999
N CadecienYouth Depariment o
Pacific Coast Producers Lodi Manufacturing 1,000-4,999
Safeway Distribution Center Tracy Warehouse 1,000-4,999
San Joaquin County School Stockton Education 1,000-4,999
San Joaquin General Hospital French Camp Healthcare 1,000-4,999
San Joaquin County Government Stockton Government 1,000-4,999
St. Joseph's Regional Health Stockton Healthcare 1,000-4,999
Stockton Unified School District Stockton Education 1,000-4,999
Waste Management-Lodi Transfer Lodi Business 1,000-4,999

Source: California Employment Development Department, Major Employers in California, San Joaquin County, 2023.

Household Characteristics and Housing Supply

The section provides an analysis of household characteristics and housing supply. The first part of this section
analyzes household characteristics, such as household population, composition, size, tenure, and overcrowding.
More simply stated, it summarizes the profile of Lodi residents living in private households, whether they are
renters or owners, how many people live in a household, and if it is overcrowded. The second section analyzes
the city’s housing inventory and supply, including a discussion of vacant units.

The discussion of the housing stock in Lodi uses a significant amount of data from the 2020 American
Community Survey estimates as well as U.S. Department of Housing and Urban Development Comprehensive
Housing Affordability Strategy (CHAS) data. This data was compiled and provided in an HCD pre-approved data
package by the San Joaquin Regional Early Action Planning (SJV REAP) program. The City has supplemented this
data with more recent local data where appropriate and available.

Household Characteristics

This section analyzes household characteristics including household population, tenure, and household
composition.

Household Population

Household population is an important measure for establishing the number of persons residing in private
households. Table 10 shows the growth in Lodi's housing stock from 2000 to 2020. The number of housing units
increased 6.79 percent from 2000 to 2010, with a growth of 1,405 units. However, the growth rate of the next
decade declined compared to the 2000s, with a 4.16 percent increase from 2010 to 2020.
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Table 10 Household Growth Trends

s Percent Change (2000- | Percent Change (2010-

Lodi 20,692 22,097 23,017 6.79% 4.16%

Source: U.S. Census Bureau, Census 1980(STF1:73), 1990(SF1:P3), 2000(SF1:P15); ACS 16-20 (5-year Estimates), Table B25003.
Table 11 shows growth projections through 2045. Between 2025 and 2045, Lodi's household growth is projected
to grow at rates between 2.1 and 3.9 percent every five years. On average, these projected changes are lower
than those of San Joaquin County, which has expected growth rates between 3.5 and 5.2 percent every five
years.

Table 11 Household Growth Projections

Lodi 25113 26,085 26,712 27,313 27,881
Percent Change 3.9% 2.4% 2.2% 2.1%
San Joaquin County 258,347 271,810 281,984 292,147 302,229
Percent Change 5.2% 3.7% 3.6% 3.5%

Source: San Joaquin County Demographic and Employment Forecast, 2022.

Household Composition

The U.S. Census divides households into two different categories, depending on their composition: family and
non-family. Family households are those consisting of two or more related persons living together. Non-family
households include persons who live alone or in groups composed of unrelated individuals.

Table 12 provides information on household characteristics. The largest household type in Lodi is married couple
households, representing 50.2 percent of the total households, of which less than half have children under 18.
This is similar to the county and state, where married couple households make up 52.4 percent of households in
San Joaquin County and 49.5 percent throughout California. There is a slightly higher percentage of single
female-headed households in Lodi with (25.5 percent) compared to the county (24.6 percent). In Lodi, there are
notably more single female-headed households (26.2 percent) than single male-headed households (16.2
percent). This trend is consistent across both the county and state.
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Table 12 Household Characteristics

San San
Household Type Joaquin Joaquin
County County
Total: 22,621 100.0% 234,662 100.0% 13,217,586 100.0%
Married-Couple Household 11,366 50.2% 123,027 52.4% 6,539,445 49.5%
With Own Children Under 18 Years 5,389 23.8% 58,661 25.0% 2,780,272 21.0%
With No Own Children Under 18 Years 5977 26.4% 64,366 27.4% 3,759,173 28.4%
Cohabiting Couple Household 1,827 8.1% 17,719 7.6% 938,780 71%
With Own Children Under 18 Years 982 4.3% 9,545 41% 338,874 2.6%
With No Own Children Under 18 Years 845 3.7% 8,174 3.5% 599,906 4.5%
Female Householder, No Spouse or Partner Present 5,769 25.5% 57,833 24.6% 3,432,983 26.0%
Living Alone 3,239 14.3% 26,926 11.5% 1,719,210 13.0%
With Own Children Under 18 Years 929 4.1% 13,448 5.7% 614,747 4.7%
With No Own Children Under 18 Years 1,601 7.1% 17,459 7.4% 1,099,026 8.3%
Male Householder, No Spouse or Partner Present 3,659 16.2% 36,083 15.4% 2,306,378 17.4%
Living Alone 1,974 8.7% 20,031 8.5% 1,418,021 10.7%
With Own Children Under 18 Years 487 2.2% 4,406 1.9% 172,162 1.3%
With No Own Children Under 18 Years 1,198 5.3% 11,646 5.0% 716,195 5.4%

Source: U.S. Census Bureau, ACS 17-21 (5-year Estimates), Table DP02.

Tenure

Tenure, or how many units are owner-occupied versus renter-occupied, is a measure of the rate of
homeownership in a jurisdiction. Tenure for housing type and number of bedrooms can help estimate demand for

a diversity of housing types.

Home equity is the largest single source of household wealth for most Americans. Median net wealth for renters
is about 3 percent of that of homeowners. The national homeownership rate rose from around 40 percent before
World War Il to around 65 percent in the 1990s. The rate plateaued at approximately 69 percent around 2005, fell
to approximately 63 percent around 2016, and has increased again to over 66 percent in 2023.

Table 13 describes tenure by age of householder based on 2021 ACS data for occupied housing units. Of the
22,621 occupied housing units in Lodi, 12,055 units (53.3 percent) are owner-occupied and 10,566 (46.7 percent)
are renter-occupied. Homeowners aged 55 to 64 make up the largest group of homeowners, while under 35-year-
olds make up the largest group of renters. The number of renters declines with age, while the number of

homeowners remains relatively steady through age 74.
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Table 13 Occupied Housing Units by Age of Householder

Owner-Occupied Renter-Occupied
Household Income

m Percentage of Total m Percentage of Total

Under 35 Years 1,368 11.3% 3,145 29.8%
3510 44 Years 1,680 13.9% 2,684 25.4%
4510 54 Years 1,996 16.6% 1,942 18.4%
5510 64 Years 3,031 25.1% 1,358 12.9%
6510 74 Years 2,292 19.0% 680 6.4%
7510 84 Years 1,214 10.1% 455 4.3%
85 Years and Over 474 3.9% 302 2.9%

Source: U.S. Census Bureau, 17-21 ACS 5-Year Survey, Table $2502.

Table 14 shows the total homeownership distribution by race and ethnicity. In Lodi, American Indian and Alaska
Native alone and non-Hispanic white residents have the highest homeownership rates at 65.5 percent and 61.7
percent respectively. The racial/ethnic group with the lowest rate of homeownership in Lodi is Black/African
American residents, with 11.2 percent owning homes. With the exception of the American Indian and Alaska
Native Alone category, all racial categories in Lodi experience lower homeownership rates compared to the

county.
Ownership Rate sa'&:ﬁ:g"i" Ownership Rate
945

Table 14 Homeownership by Race and Ethnicity

_
55

American Indian and Alaska Native Alone 65.5% 56.3%
Asian-American Alone 1,175 52.9% 22,519 67.2%
Black/African American Alone 24 11.2% 7218 41.9%
Hispanic/Latino 2,455 35.8% 40,689 50.0%
Native Hawaiian and Other Pacific Islander Alone 0 - 580 53.5%
White Alone 9,114 61.7% 70,110 71.0%
Two or more Races Alone 1,180 30.5% 14,865 47.5%
Other Race Alone 507 35.8% 11,992 51.7%

Source: U.S. Census Bureau, 17-21 (5-year Estimates), Table B25003.

Table 15 summarizes households in Lodi by size and tenure based on 2021 ACS data. As shown, Lodi has more
homeowners (12,055, 53.3 percent of total households) than renters (10,566, 46.7 percent). Households with 2-3
people make up the largest percentage of the city's households regardless of tenure. Both homeowners and
renters have similar numbers of living alone, with slightly more renters than homeowners. However, renters have
a higher percentage of larger households with four or more people, making up 32.3 percent of all renters
compared to 25.4 percent of owners.
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Table 15 Household Size by Tenure

Householder living alone 2,652 22.0% 2,561 24.2%
Households 2-3 6,339 52.6% 4,590 43.4%
Households 4+ 3,064 25.4% 3,415 32.3%
Total Households 12,055 100.0% 10,566 100.0%

Source: U.S. Census Bureau, 17-21 ACS 5-Year Survey, Table $2501

Household Size

Average household size is a function of the household population (the group quarters population is not counted)
divided by the number of occupied housing units. As illustrated in Table 16 below, the average household size in
Lodi is around three people per household, increasing from 2.79 in 2010 to 2.86 in 2021. This is lower than the
San Joaquin County average size of 3.07 in 2010 and 3.18 in 2021. Lodi has a larger average household size
among renter-occupied units (2.96 in 2021) than owner-occupied units (2.83 in 2021).

Table 16 Average Household Size

A A San Joaquin County- San Joaquin County-

Owner-Occupied Units 2.77 2.83 3.22 3.22
Renter-Occupied Units 2.82 2.96 3.09 3.20
Total Occupied Units 2.79 2.89 3.07 3.21

Source: U.S. Census Bureau, ACS 17-21 (5-year Estimates), Table B25010; ACS 06-10 (5-year Estimates), Table B25010.

Overcrowding

U.S. Census standards define a housing unit as overcrowded when the total number of occupants is greater than
one person per room, excluding kitchens and bathrooms. Units with more than 1.5 persons per room are
considered severely overcrowded and should be recognized as a significant housing problem.

Table 17 provides information on overcrowding severity. Most households in Lodi and San Joaquin County have
one occupant or less per room. In Lodi 90.6 percent of households have one occupant or less per room,
compared to 91.8 percent in San Joaquin. The percentage of overcrowded households is greater in Lodi (7.0
percent) than in the county (5.9 percent). Both the city and county experience similar rates of severely
overcrowded households.
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Table 17 Overcrowding Severity

Overcrowded Severely Overcrowded
1.00 Percent- 1.00
Jurisdiction Occupants per | Occupants per
HELEHES | BRIl s 1.01t01.50  Percent- 1.01 | 1.50 Occupants Percent- 1.50
Occupants per  to 1.50 per per Room or Occupants per
Room Room More Room or More
Lodi 21,957 90.6% 1,699 7.0% 589 2.4%
San Joaquin County 221,883 91.8% 14,208 5.9% 5,669 2.3%

Source: U.S. Census Bureau, ACS 2021 (1-Year Estimate), Table B25014.

Table 18 shows Lodi's overcrowding by tenure. Lodi has a total of 2,288 overcrowded households, with 74.3
percent of these units overcrowded and 25.7 percent severely overcrowded. Renters account for most of the
overcrowded households (63.1 percent) and all of the severely overcrowded households.

Table 18 Overcrowding Severity by Tenure

Total Households
with More than 1.0

Tenure 1.0t0 1.5 Percent 1.0 to 1.5 More than 1.5 Percent More than 0 t
Occupants per Occupants per Occupants per | 1.5 Occupants per cclg)an S per
Room Room Room Room oom
Owner Occupied 255 11.1% 0 0.0% 255
Renter Occupied 1,444 63.1% 589 25.7% 2,033
Total Households 1,699 74.3% 589 25.7% 2,288

Source: U.S. Census Bureau, ACS 2021 (1-Year Estimate), Table B25014.

Housing Supply

While the previous section discussed the characteristics of persons living in households, this section provides
information about the total supply of existing housing units in Lodi. This section includes information about the
total number housing units available in the city, changes in vacancy, and structural condition of the units.

Housing Units

Table 19 provides information on the type and trends of housing units in Lodi. The city's total housing stock grew
4.2 percent between 2010 and 2020. During this time, the number of mobile homes grew the most (26.4 percent
increase), and single-family detached homes grew at the lowest rate (6.7 percent increase). Multi-family housing
of five units or more was the only unit type that declined during this time, with an 8.5 percent decrease.

October 2023 25



HCD Review Draft - Housing Needs City of Lodi | 2023-2031 Housing Element Update

Table 19 Housing Type Trends

Percent Change
Building Type
(2010-2021)

Single-Family Home: Attached 1,388 1,512 8.9%
Single-Family Home: Detached 14,425 15,386 6.7%
Multi-family Housing: Two to Four Units 1,775 1,924 8.4%
Multi-family Housing: Five-plus Units 4,867 4,452 -8.5%
Mobile Homes 421 532 26.4%
Boat, RV, Van, etc. 0 26

Total 22,876 23,832 4.2%

Source: U.S. Census Bureau, ACS 06-10, 17-21 (5-year Estimates), Table B25024.

Table 20 provides information on the size of housing units. Three-bedroom units account for the largest
proportion of the housing stock, with 9,975 units making up 44.1 percent of the city's housing. This is followed by
2-bedroom units (30.9 percent) and 4-bedroom units (11.7 percent). Units with five or more-bedroom units make
up the smallest proportion of the city’s housing stock at just 1.5 percent.

Table 20 Housing Unit Size

Type of Unit Number of Units Percent of Total

Studio 617 2.7%
1 Bedroom 2,050 9.1%
2 Bedrooms 6,988 30.9%
3 Bedrooms 9,975 44.1%
4 Bedrooms 2,650 11.7%
5 or more bedrooms 34 1.5%

Source: U.S. Census Bureau, ACS 17-21 (5-year Estimates), Table B25042.

Occupancy / Vacancy Rates

According to the California Department of Housing and Community Development (HCD), the desired vacancy
rates necessary to provide a stable housing environment is approximately 2 percent for owner-occupied housing
and five percent for renter-occupied housing. As illustrated in Table 21, Lodi's total vacancy status of housing
units has decreased 8.8 percent between 2010 and 2021. Housing units for sale decreased 87 percent, from 238
units in 2010 to 31 units in 2021. Housing units sold but not occupied followed next, decreasing 63.7 percent.
Units that were rented but not occupied increased 135.9 percent during this time, and housing for seasonal,
recreational, or occasional use increased by 121.6 percent.
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Table 21 Vacancy Status by Type

Percent
Vacaney Status Tota 2010 i

For rent 333 25.1% 325 26.4% -2.4%
Rented, not occupied 39 2.9% 92 7.3% 135.9%
For sale only 238 17.9% 31 1.8% -87.0%
Sold, not occupied 171 12.9% 62 3.7% -63.7%
For seasonal, recreational, or occasional use 74 5.6% 164 12.4% 121.6%
For migrant workers 0 0.0% 0 0.0%
Other vacant* 473 35.6% 537 48.3% 13.5%
Total 1328 - 121 - -8.8%

* A housing unit is classified as “other vacant” when it does not fit into any year-round vacant category. Common reasons a housing unit is labeled
“other vacant” is that no one lives in the unit and the owner does not want to rent or sell, is using the unit as storage, or is elderly and living in a
nursing home or with family members. Additionally, the unit may be being held for settlement of an estate, repaired or renovated, or foreclosed.

Source: U.S. Census Bureau, ACS 17-21 (5-year Estimates), Table B25004; ACS 2010 (5-year Estimates), Table B25004; Melissa Kresin, Social,
Economic, and Housing Statistics Division, U.S. Census Bureau, https.//www.census.gov/housing/hvs/files/qtr113/PAA-poster.pdf-

Housing Conditions

This section helps to identify the number of substandard housing units (both renter and owner) in need of repair,
rehabilitation, or replacement. The Census provides only limited data that can be used to infer the condition of
Lodi's housing stock. For example, the Census reports on whether housing units have complete plumbing and
kitchen facilities (seen in Table 24).

Since housing stock age and condition are generally correlated, one Census variable that provides an indication
of housing conditions is the age of a community’s housing stock. Most of Lodi's housing stock was built
between 1950 and 2000, as illustrated in Table 22. When units are 30 years or older, they typically begin to
require some major improvements and repairs to retain their quality, suggesting a large portion of homes may
need substantial upgrades if they have not been maintained over the years. Approximately 75.9 percent of
housing units in Lodi were built prior to 1990 and are more than 30 years old.
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Table 22 Built Year of Housing Structures

Number of Structures Percentage of Total Structures

Built 1939 or earlier 2,509 10.5%
Built 1940 to 1949 1,237 5.2%
Built 1950 to 1959 2916 12.2%
Built 1960 to 1969 3,129 13.1%
Built 1970 to 1979 3,697 15.5%
Built 1980 to 1989 4,632 19.4%
Built 1990 to 1999 2,372 10.0%
Built 2000 to 2009 2,325 9.8%
Built 2010 to 2019 1,015 4.3%
Built 2020 or later 0 0.0%

Source: U.S. Census Bureau, 17-21 ACS 5-Year Survey, Table B25034.

The Comprehensive Housing Affordability Strategy (CHAS) was developed by HUD to assist jurisdictions in
writing their consolidated plans. Table 23 shows CHAS data related to housing problems, include lacking kitchen
facilities or plumbing, overcrowding, or overpayment. As shown, 27,635 households in Lodi have at least one
housing problem. Among renters, more households have at least one housing problem (6,280) than have no
housing problem (4,715). Renters are more likely to experience housing problems than owners. Additionally,
more than twice as many renters experience severe housing problems than homeowners.

Table 23 Housing Problems by Tenure

Households Number of Percentage of Number of Percentage of
Households Total1 Households Total

Housing Problems 2
Household has at least 1 of 4 Housing Problems 3,620 15.6% 6,280 27.1%
Household has no Housing Problems 8,525 36.8% 4715 20.4%

Severe Housing Problems3
Household has at least 1 of 4 Housing Problems 1,480 6.4% 3,930 17.0%

Household has no Housing Problems 10,665 46.1% 7,070 30.6%

1 This percentage is of the total 23,7145 households in Lodi.

2 The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost burden
greater than 30%.

3 The four severe housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost burden
greater than 50%.

Source: U.S. HUD, 2015-2019 CHAS data.

Table 24 shows data for occupied substandard housing units, which includes units with incomplete plumbing or
kitchen facilities. As shown, total substandard units make up 2.4 percent of Lodi's housing. Units lacking
complete kitchen facilities make up 1.8 percent of the total housing. Those lacking plumbing facilities make up
0.6 percent of Lodi's occupied units.
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Table 24 Substandard Housing Units

m Number of Occupied Units Percentage of Total Occupied Units

Lacking complete plumbing

facilities 134 0.6%
Lacking complete kitchen

facilities 402 1.8%
Total occupied substandard 536 9 4%

units

Source: U.S. Census Bureau, ACS 2021 (5-year Estimates), Table B25049; 17-21 ACS (5-year Estimates), Table B25053.

The City’s Code Enforcement staff estimates that 0.74 percent of units citywide are in need of major repair or
replacement. Additionally, in the eastern portion of the city (Eastside area), where the housing stock is older,
staff estimates that approximately 1.5 percent of housing units are substandard and in need of major repair or
replacement. In response to conditions on in the Eastside area, Program 1.8 commits the city to developing
neighborhood improvement strategies for the Eastside area, Program 2.1 works to assist the Eastside area
through targeted rehabilitation assistance, and Program 2.5 targets the Eastside area for use of funds for public

improvement.

Housing Affordability

State law (Government Code Section 65583(a)(2)) requires “an analysis and documentation of household
characteristics, including level of payment compared to ability to pay.” Identifying and evaluating existing
housing needs are a critical component of the housing element. This requires comparison of resident incomes
with the local cost of housing. The analysis helps local governments identify existing housing conditions that
require addressing and households with housing cost burdens or unmet housing needs. This section includes an
analysis of housing cost burden, ability to pay for housing, and the cost of housing.

Cost burden and overpayment data in this section uses the most recent (2015-2019) Comprehensive Housing
Affordability Strategy (CHAS) data from the United States Housing and Urban Development (HUD). Household
income groups shown in the CHAS tabulation are based on the HUD-adjusted area median income (AMI). The list
below shows the definition of housing income limits as they are applied to housing units in Lodi, according to the
HUD 2023 Income Limits Summary. Table 25 calculates housing 24,867 for each of these categories using the
median income for Lodi, based on the most recent ACS data for median income by household size. For reference,
the median income for a four-person household in Lodi is $82,891.

e An Extremely Low-Income Unit is one that is affordable to households whose combined income is less
than 30 percent of the area median income (AMI) for Lodi. A 4-person household is considered to be
extremely low-income in Lodi if its combined income was $24,867 or less.

e A Very Low-Income Unit is one that is affordable to a household whose combined income is between 31
and 50 percent of the AMI. A 4-person household is considered to be very low-income in Lodi if its
combined income was between $24,868 and $41,446.

e A Low-Income Unit is one that is affordable to a household whose combined income is at or between 51
and 80 percent of the AMI. A 4-person household is considered to be low-income in Lodi if its combined
income was $41,447 and $66,313.

¢ A Median-Income Unit is one that is affordable to a household whose combined income is at or between
81 and 100 percent of the AMI. A 4-person household is considered to be median-income in Lodi if its
combined income was $66,314 and $82,891.
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A Moderate-Income Unit is one that is affordable to a household whose combined income is at or
between 100 and 120 percent of the AMI. A 4-person household is considered to be median-income in
Lodi if its combined income was $82,892 and $99,469.

An Above Moderate-Income Unit is one that is affordable to a household whose combined income is

above 121 percent of the AMI. A 4-person household is considered to be above moderate-income in
Lodi if its combined income exceeded $99,469.

30
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Table 25 Affordability Matrix

Affordable Taxes,

Annual Monthly Rental Utility Insurance,

Income Housing Allowance Homeowners Affordable Affordable

Limits Costs (2022) Association Fees Rent Home Price

Extremely Low Income (0-30% AMI)
1-Person (Studio) $10,242 $256 $297 $152 $(41) $45,338
2-Person (1BR) $24,284 $607 $361 $174 $246 $106,558
3-Person (2 BR) $28,125 $703 $436 $202 $267 $122,570
4-Person (3 BR) $24,867 $622 $509 $243 $113 $107,738
5-Person (4 BR) $26,113 $653 $503 $284 $150 $109,983
Very Low Income (30%-50% AMI)
1-Person $17,070 $427 $297 $254 $130 $75,563
2-Person $40,473 $1,012 $361 $290 $651 $177,596
3-Person $46,875 $1,172 $436 $326 $736 $204,284
4-Person $41,446 $1,036 $509 $362 $527 $179,564
5-Person $43,521 $1,088 $503 $392 $585 $183,305
Low Income (50%-80% AMI)
1-Person $27,311 $683 $297 $406 $386 $120,901
2-Person $64,757 $1,619 $361 $464 $1,258 $284,154
3-Person $75,000 $1,875 $436 $522 $1,439 $326,854
4-Person $66,313 $1,658 $509 $579 $1,149 $287,302
5-Person $69,634 $1,741 $503 $626 $1,238 $293,288
Median Income (80%-100% AMI)
1-Person $34,139 $853 $297 $521 $556 $151,126
2-Person $80,946 $2,024 $361 $595 $1,663 $355,193
3-Person $93,750 $2,344 $436 $669 $1,908 $408,567
4-Person $82,891 $2,072 $509 $744 $1,563 $359,127
5-Person $87,042 $2,176 $503 $803 $1,673 $366,610
Moderate Income (100%-120% AMI)

1-Person $40,967 $1,024 $297 $625 $727 $181,352
2-Person $97,135 $2,428 $361 $714 $2,067 $426,231
3-Person $112,500 $2,813 $436 $803 $2,377 $490,280
4-Person $99,469 $2,487 $509 $893 $1,978 $430,953
5-Person $104,450 $2,611 $503 $964 $2,108 $439,932

Assumptions:

1. Income limits are the 2022 HCD limits for San Joaquin County.

2. Affordable housing costs are 30 percent of gross household income.

3. Utility costs are based on Tulare County Housing Authority Utility Allowance Schedule for 2022.

4. Taxes, insurance, private mortgage insurance, and homeowners’ association dues are calculated at 35 percent of monthly affordable cost.
5. Affordable home price assumes a 30-year fixed mortgage with a 3 percent interest rate and 10 percent down payment.

6. Taxes and insurance costs apply to owners only.

Source: 2022 HCD Income Limits.

Housing Cost Burden

This section provides an analysis of the proportion of households “overpaying for housing” based on income
level and percentage of income used for housing (i.e., housing cost). Lower-income households are defined as
those that earn 80 percent or less of the area median income. Housing cost is measured as the percentage of
income. A “moderate cost burden” is defined by HUD as gross housing costs between 31 and 50 percent of gross
income. A “severe cost burden” is defined as gross housing costs exceeding 50 percent of gross income. For
renters, gross housing costs include rent paid by the tenant plus utilities. For owners, housing costs include
mortgage payment, taxes, insurance, and utilities.
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The impact of high housing costs falls disproportionately on extremely low-, very low-, and low- income
households, especially renters. While some higher-income households may choose to spend greater parts of
their income for housing, the cost burden for lower-income households reflects choices limited by a lack of a
sufficient supply of housing affordable to these households. Low-income households, who are overpaying for
housing, frequently have insufficient resources for other critical essentials, including food and medicine. This is
a significant hardship for many workers, families and seniors, but it also impacts local economies as money that
might otherwise be spent in local stores generating sales tax revenues is being spent on housing.

Table 26 provides information on Lodi's cost burden breakdown based on 2021 ACS data. As shown, 13,891
households in Lodi's are not cost burdened, while 4,516 experience cost burdens between 30 and 50 percent of
household income and 3,793 experience severe cost burdens greater than 50 percent of household income. The
number of households without a cost burden increased by 1,047 from 2016 to 2021, while the number of
households with cost burdens decreased during this same time period. Renter-occupied households account for
the majority of households experiencing either level of cost burden.

Table 26 Cost Burden by Tenure (Households)

Paying Paying

[ENEE NotHousing |  30%-50%of | PaYINgSO%+of | yopgugng | 30%-50%0f | Paying SO%+
Burdened Income on Housin Cost Burdened Income on Housin
Housing 9 Housing 9
Owner Occupied 8,479 2218 1,320 8,944 1,834 1,229
Renter Occupied 4,365 2,523 3,004 4947 2,682 2,564
Total Households 12,844 4,741 4324 13,891 4516 3,793

Source: U.S. Census Bureau, ACS 12-16, 17-21 Table B25091; ACS 12-16, 17-21 Table B25070.

Table 27 shows cost burden severity for households in Lodi. Among both owner- and renter-occupied households
in Lodi, the majority of households are not experiencing a cost burden. Although there are fewer total renter-
occupied households, renter-occupied households are far more likely to experience either a moderate or severe
cost burden than owner-occupied households.

Table 27 Cost Burden Severity (Households)

No Cost Burden Moderate Cost Burden Severe Cost Burden

Tenure Cost Burden Not
0%-30% of Income 30%-50% of Income 50%#+ of Income Toward Computed
Toward Housing Cost Toward Housing Cost Housing Cost

Owner-Occupied 8,944 1,834 1,229 0

Renter-Occupied 4,947 2,682 2,564 319

Source: U.S. Census Bureau, ACS 17-21 Table B25091; ACS 17-21 Table B25070.

Table 28 shows data for cost burdens by income levels over time in Lodi. As shown, in 2019 approximately ten
percent of households with earnings less than 80 percent of the area median income (AMI) experienced housing
cost burdens, compared to 2.5 percent of those making 80 to 100 percent of the AMI and 3.8 percent of those
making more than 100 percent of the AMI. Households making less than 50 percent of the AMI are much more
likely to be severely cost burdened. Between 2014 and 2019, the percentage of cost burdened households
remained relatively stagnant among those making less than 80 percent of the AMI. Among those making more
than 80 percent of the AMI, the percentage of those experiencing cost burdened decreased significantly during
this same period.
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Table 28 Cost Burden by Income Level

All Cost Burdened Severely Cost
Income Group All C:stIdBurden:d Severelyh C::Ist Bur:llened S Burdened
Households Spending Household Spending s . o .
o : o . pending >30% on | Household Spending

>30% on Housing >50% on Housing Housing >50% on Housing
0-30% AMI 8.9% 8.4% 10.6% 8.4%
31-50% AMI 11.5% 7.3% 10.9% 5.5%
51-80% AMI 9.6% 3.0% 10.4% 1.6%
81-100% AMI 41% 1.0% 2.5% 0.3%
Greater than 100% AMI 8.2% 1.0% 3.8% 0.4%

Source: U.S. HUD, CHAS data, 2010-2074, 2015-2019.

Table 29 includes cost burden data by tenure and income for Lodi. As shown, renters account for a larger percent
of cost burdened households across all income categories except for those making more than the median
income. Additionally, renters making below 80 percent of the AMI are more likely to be severely cost burdened
than owner-occupied households. Notably, 1,315 owner-occupied households earning 100 percent or more of the
AMI experienced a cost burden in 2019. This group accounts for approximately 10.8 percent of the owner-
occupied households in the city.

Table 29 Cost Burden by Tenure and Income

Severely Cost Severely Cost
Burdened All Cost Burdened Burdened

Household Spending Household Spending
>50% on Housing >50% on Housing

Income Group All Cost Burdened

Households Spending
>30% on Housing

Households Spending
>30% on Housing

0-30% AMI 505 440 1,455 1,415
Percent 4.1% 3.6% 14.3% 13.9%
31-50% AMI 610 390 1,905 1,220
Percentage 5.0% 3.2% 18.7% 12.0%
51-80% AMI 640 345 1,480 315
Percentage 5.2% 2.8% 14.5% 3.1%
81-100% AMI 405 145 485 60
Percentage 3.3% 1.2% 4.8% 0.6%
Greater than 100% AMI 1,315 135 490 70
Percentage 10.8% 1.1% 4.8% 0.7%

1: Percentages are calculated based on total owner-occupied households.
2: Percentages are calculated based on total renter-occupied households.
Source: U.S. HUD, 2015-2019, 2010-2074 CHAS data.
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Housing Cost Burden for Extremely Low-Income Households

Extremely low-income (ELI) households are defined as those households with incomes under 30 percent of the
area median income. Extremely low-income households typically consist of minimum wage workers, seniors on
fixed incomes, the disabled, and farmworkers. This income group is likely to live in overcrowded and substandard
housing conditions. This group of households has specific housing needs that require greater government
subsidies and assistance, housing with supportive services, single room occupancy (SRO) and shared housing,
and/or rental subsidies or vouchers. In recent years, rising rents, higher income, and credit standards imposed by
landlords, and insufficient government assistance has exacerbated the problem. Without adequate assistance
this group has a high risk of homelessness.

As shown in Table 25, a household of four persons with an income of $24,867 or less is considered extremely
low-income. Table 30 shows the number of extremely low-income households and their housing cost burden in
Lodi based on the CHAS 2015-2019 data. As shown in the table, Lodi had a similar percentage (12.7 percent) of
ELI households to San Joaquin County (12.9 percent), but lower than and the State (16.8 percent). In Lodi, 83.9
percent of ELI renter households had a housing cost burden greater than 30 percent of income for housing and
70.2 percent had a “severe” housing cost burden (paying more than 50 percent of income for housing).

Throughout the city, county, and state, ELI renter-households had a higher likelihood of severe housing cost
burden than owners. In Lodi, 70.2 percent of renters had a severe cost burden compared to 57.6 percent of
owners. The percentage of owner-occupied households experiencing a cost burden of at least 30 percent is
considerably higher in Lodi (83.5 percent) than in the county (77.0 percent) and state (73.1 percent).

Table 30 Extremely Low-Income Households (ELI) by Tenure

ELI-Owners ELI-Renters
ELI Households

Jurisdiction Cost Cost Cost Cost as Percent of
Total Burden of Burden of Total Burdenof  Burden of Total

Households >30% >50% Households >30% >50% Households
Lodi 850 710 490 2,080 1,745 1,460 12.7%
(100%) (83.5%) (57.6%) (100%) (83.9%) (70.2%) e

. 8,686 6,690 5,545 20,775 17,370 14,950
San Joaquin Count ’ 4 ’ ! ! ’ 9
quin Lounty (100%) (77.0%  (63.8%) (100%) (83.6%)  (72.0%) 12.9%
. . 648,640 474115 381,175 1,547,895 1,255,275 1,038,395

California ’ ’ ! e e e 9
(100%) (731%  (58.8%) (100%) 811%  (671%) 16.8%

Note: Cost burden percentages are calculated out of the total ELI population by respective tenure.
Source: U.S. HUD, 2015-2019 CHAS data.

Housing Values

Table 31 shows the median home sale price in 2015 and 2021 based on 2021 ACS estimates. In 2021, Lodi's
median home sale value was $368,500, which is a 56.1 percent increase from 2015. During this period, home
values in San Joaquin County increased at a significantly higher rate of 75.6 percent.

Table 31 Changes in Median Home Sale Prices and Values (2015-2021)

. Median Home Sale Price Median Home Sale Price Percent Change
Jurisdiction 2015 2021 (2015-2021)
Lodi 236,100 368,500 56.1%
San Joaquin County 223,000 391,500 75.6%

Note: The 20175 price has not been adjusted for inflation to 2022 dollars.
Source: U.S. Census Bureau, 11-15 ACS (5-Year Estimate), Table B25077; 17-21 ACS (5-Year Estimate), Table B25077.
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Figure 1 shows Zillow.com data for average home values in recent years. The data indicates that between March
2019 and March 2023, the average home value in Lodi rose by more than $115,000. The most recent available
Zillow data (as of November 2023) shows an average home value of §502,359 in the city.

Figure 1: Zillow Home Value Index, Lodi, 2019-2023

Zillow Home Value Index v All homes v 1-yr  5yr  Max

- Lodi
$543K

2023-03

Lodi : $490,969 $452K
2021-03
2019-03 Lodi : $438,837 $402K
Lodi : $375,558
$352K

2019-03 2019-09 2020-03 2020-09 2021-03 2021-09 2022-03 2022-09 2023-03 2023-09

Table 32 shows 2021 ACS data on the value of owner-occupied housing units in Lodi. As shown, 51.8 percent of
the city's total housing is valued between $300,000 and $499,999, followed by units valued between $200,000
and $299,999, which account for 19.6 percent of owner-occupied units. Similarly, in San Joaquin County, the
largest percentage of units (44.8 percent) is valued between $300,000 and $499,999. The County, however, has a
greater proportion of owner-occupied homes valued between $500,000 and $999,999 (25.1 percent) than in Lodi
(17.4 percent).

Table 32 Values of Owner-Occupied Units

Units Units Units Units Units Units Units

Jurisdiction Valued Valued Valued Valued Valued Valued Valued

Less than $50k- $100k- $150k- $200k- $300k- $500k-

$50k $99,999 $149,999 $199,999 $299,999 $499,999 999,999
Lodi 366 206 278 300 2358 6241 2097 209
Percent of total 3.0 1.7 2.3 2.5 19.6 51.8 17.4 1.7
San Joaquin County 4,834 2,731 2579 5382 22571 62102 34815 3721
Percent of total 35 2.0 1.9 39 16.3 44.8 25.1 2.7

K = thousand, M = million
Source: U.S. Census Bureau, ACS 2021 (5-Year Estimate), Table DP04.
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Rental Rates

Table 33 compares data on median contract rent (rent paid exclusive of utility costs) in Lodi and San Joaquin
County. Median contract rents in Lodi have increased over the last decade from $815 to $1,119. Lodi has seen a
substantial increase in rent from 2015 to 2021 (36.8 percent increase), which is a dramatic increase from the 0.4
percent increase between 2010 and 2015. Throughout the decade, the median rent in the city has been slightly
lower than in the countywide.

Some of Lodi’s increase in median rent over the last decade may be attributed to inflation, but the demand for
rental housing combined with a lack of rental housing construction has also likely contributed to the rise in rents.

Table 33 Median Contract Rents

s Percent Change Percent Change
818

Lodi 815 1,119 0.4% 36.8%

San Joaquin County 831 864 1,167 4.0% 35.1%

Source: U.S. Census Bureau, 17-21, 11-15, 06-10 ACS (5-Year Estimates), Table B25058.

Table 34 provides information on the median rent in Lodi by number of bedrooms. This data is provided by
Zumper, an online tool that identifies the average rent price of various jurisdictions. As shown, the median rent
for a 1-bedroom unit is $1,210 and a 2-bedroom unit is $1,698. The median rent for 3-bedroom units ($2,395) and
4-bedroom units ($2,995) is considerably more than the median rent for 2-bedroom units.

Table 34 Median Rent by Number of Bedrooms

Number of Bedrooms Median Rent

Studio $1,095
1 Bedroom $1,210
2 Bedroom $1,698
3 Bedroom $2,395
4 Bedroom $2,995

Source: Zumper, 2023.

Special Housing Needs

Certain groups in the Lodi encounter greater difficulty finding decent, affordable housing due to their special
needs or circumstances. Special circumstances may be related to a household’'s employment and income, family
characteristics, medical condition or disability, and/or household characteristics. A focus of the Housing
Element is to ensure that people from all walks of life have the opportunity to find suitable housing in Lodi.

State Housing Element law identifies the following special needs groups: senior households, persons with
disabilities, persons with developmental disabilities, single-parent (particularly female-headed) households, large
households, farmworkers, extremely- and very low-income persons, and families in need of emergency shelter.
This section provides a discussion of housing needs for each particular group and identifies the programs and
services available to address their housing and supportive services needs.
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Table 35 includes population and household data for groups with special housing needs in Lodi. There are 9,759
single-parent households in Lodi, making up 40.3 percent of total households. Lodi also has 6,968 large
households of four to more people, making up 28.7 percent of total households. There are also a significant
number of farmworkers, with 19,741 people.

Table 35 Special Needs Groups in Lodi

Percent of Percent of
Speciilies(sBrotp Total Population Total Households

Senior Households 5417 23.9%
Female-Headed Households! 6,248 - 27.6%
Large Households? 6,968 - 30.8%

Persons with Disabilities (including

Developmental Disabilities) 9105 13.7%
Persons in Poverty 7,640 11.5%
Farmworkers3 1,733 2.6%
Unsheltered Persons 1,558 2.6%

" This is composed of female householder with no spouse or partner present.
2 Large households are categorized as households with four or more people.
3 This is composed of people employed in the agriculture, forestry, fishing and hunting, and mining industries.

Source: U.S. Census Bureau, ACS 2021 (1-Year Estimate), Table S1810, Table S0103, Table DP02, Table S1701; ACS 17-21 (5-Year Estimate), Table
€24070; U.S. HUD, CoC Homeless Populations and Subpopulations Reports (2020).

Seniors

Senior citizens or qualifying residents in the state of California are defined as persons 65 years and older.
Seniors often face unique housing problems. While many may own their homes outright, fixed retirement
incomes may not always be adequate to cover rising utility rates and insurance. Also, many elderly homeowners
do not have sufficient savings to finance the necessary repairs costs. As illustrated in Table 36, people 65 years
and older make up 13.5 percent of Lodi's population. This is higher than in San Joaquin County's where 12.6
percent of the population is 65 or older.

Table 36 Persons Aged 65 and Over

Total Population Persons Age 65+ Percent of Population Age 65+

Lodi 66,107 8,953 13.5%

San Joaquin County 771,406 97,523 12.6%

Source: U.S. Census Bureau, 17-20 ACS 2021 (5-Year Estimate), Table S0707.

Table 37 shows the senior households by tenure in Lodi. Owner-occupied households aged 65 to 74 make up the
highest percentage of senior households, followed by owner-occupied households aged 75 to 84. More seniors
over 65 years own than rent, which is consistent with trends countywide.
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Table 37 Senior-Headed Households by Tenure

Owner-Occupied Renter-Occupied
Jurisdiction
65 to 74 Years 75 to 84 Years 65 to 74 Years 75 to 84 Years

Lodi 2,292 1,214 474 680 455 302
Percent 10.1% 5.4% 2.1% 3.0% 2.0% 1.3%

San Joaquin

County 23173 11,606 4,954 7,637 3,678 1,866
Percent 9.6% 4.8% 2.0% 3.2% 1.5% 0.8%

Source: U.S. Census, ACS 17-21 (5-Year Estimate), Table B25007.

While some seniors may prefer to live in single-family detached homes, others desire a smaller, more affordable
home with less upkeep, such as condos, townhouses, apartments, or mobile homes. In general, most senior
households consist of a single elderly person living alone or in a couple. In comparison, among non-senior
households, a smaller percentage of households live alone. This information suggests that senior households
may prefer smaller housing units than the general population. Some seniors have the physical and financial
ability to continue driving well into their retirement; however, those who cannot or choose not to drive must rely
on alternative forms of transportation. This includes bus routes, ride sharing, and walking.

Resources for Senior Households

The Bethel Gardens Senior Apartments is a nonprofit- and church-owned property that has a subsidized mortgage
that has kept the units affordable. The property was constructed in 1971 and is currently in good condition. The
mortgage matured in December 2011, but the property owner has indicated that they intend to continue to
maintain the affordability for the next 10 years and it is not the mission of the church to operate a for-profit
business. The property is not considered at risk, but the City will continue to encourage the owner to maintain
affordability and prepay the HUD 236 mortgage (if feasible) to ensure that tenants are able to receive enhanced
vouchers.

Eden Housing is a nonprofit developer that has completed more than 5,000 housing units. Eden Housing serves
low-income families, seniors, persons with disabilities, the formerly homeless, and first-time homebuyers. Eden
Housing has substantial experience in applying for funding through government programs, including Low-Income
Housing Tax Credit, and HUD Section 202 and 811 programs. Eden Housing manages an 80-unit affordable
senior housing development on Tienda Drive.

The LOEL Gardens Senior Center, in addition to providing supportive services and activities to seniors at their
facility at 105 S. Washington, also provides affordable housing to seniors. With funding provided through the

City’s CDBG and HOME programs, LOEL has acquired several residential properties around their Senior Center
and has a total of 14 units designated for very low- and low-income seniors.

Adventist Health Lodi Memorial's Adult Day Services is a licensed program at Hutchins Street Square for older
and disabled adults who cannot fully care for themselves. The program provides friendly, stimulating care and
support through a variety of daily activities that encourage group participation. Caregiving families can also find
support services through this program, as well as referral to other programs and services for older and disabled
adults and their caregivers.

Health for All is a non-profit multi-ethnic community corporation dedicated to providing seniors and underserved
adults comprehensive health and social services so they may achieve or maintain current functioning capacity.
Their objective it to provide participants the opportunity to remain as healthy and active as possible by helping
them to restore or maintain their highest level of functioning, improve the quality of their lives, and prevent
unnecessary admissions into skilled nursing homes.
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People with Disabilities

Persons with disabilities may have special housing needs because of health costs, fixed or limited incomes,
and/or a lack of accessible and affordable housing. A disability is defined broadly by state and federal agencies
as any physical, mental, or emotional condition that lasts over a long period of time, makes it difficult to live
independently, and affects one or more major life activities.

Individuals with disabilities do not necessarily require special housing features or supportive services. However,
to maintain independent living, persons with disabilities may need special housing design features, income
support, and/or in-home supportive services. More severely disabled individuals may require a group living
environment supported by trained personnel.

Table 38 includes data on residents with a disability in Lodi. As shown, 48.1 percent of those with a disability are
between 18 to 64 years old, 43.7 percent are seniors, and 8.2 percent are between age five and 17. The total
population with a disability (7,928) make up 12.1 percent of Lodi’s population.

Table 38 Persons with Disabilities by Age Group
Persons with Disabilities 3817 3,463 7,928

Percent 8.2% 48.1% 43.7% 100.0%
Source: U.S. Census Bureau, ACS 2021 (1-Year Estimate), Table S1810.

Senate Bill (SB) 812 requires the City to include the needs of individuals with a developmental disability within
the community in the special housing needs analysis. According to Section 4512 of the Welfare and Institutions
Code, a “developmental disability” means a disability that originates before an individual attains age 18 years,
continues, or can be expected to continue, indefinitely, and constitutes a substantial disability for that individual
which includes mental retardation, cerebral palsy, epilepsy, and autism.

Many developmentally disabled persons can live and work independently in a conventional housing environment.
More severely disabled individuals require a group living environment where supervision is provided. The most
severely affected individuals may require an institutional environment where medical attention and physical
therapy are provided. Because developmental disabilities exist before adulthood, the first issue in supportive
housing for the developmentally disabled is the transition from the person’s living situation as a child to an
appropriate level of independence as an adult.

Table 39 provides information on Lodi's population with developmental disabilities_by age. As shown, 922 people
in Lodi have a developmental disability.- Peeple-Individuals ever-65under 18 years make up 47359.0 percent of
those with a developmental disability in Lodi, which is similar to percentages countywide (57.8 percent) and
higher than in California (50.9 percent).;

Additional data from the Department of Development Services indicates that 733 of the 922 of |nd|V|duaIs with a
developmental disability in Lodi live with in the home of a parent, family member, or guardian.

Table 39 Persons with Developmental Disabilities by Age Group

—m-

0-17 years 5405 192,384
18+ years 378 3,953 185,353
Total 922 9,358 377,737

Source: Source: DDS Quarterly Consumer Report, December 2021
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A number of housing types are appropriate for people living with a development disability: rent-subsidized
homes, licensed and unlicensed single-family homes, inclusionary housing, Section 8 housing, special programs
for home purchase, HUD housing, and SB 962 homes. The design of housing-accessibility modifications, the
proximity to services and transit, and the availability of group living opportunities represent some of the types of
considerations that are important in serving this special needs group. Incorporating “barrier-free” design in all
new multi-family housing (as required by California and federal fair housing laws) is especially important to
provide the widest range of choices for disabled residents. Special consideration should also be given to the
affordability of housing, as people with disabilities may be living on a fixed income.

Housing Resources for People with Disabilities

Eden Housing is a nonprofit developer that has completed more than 5,000 housing units. Eden Housing serves
low-income families, seniors, persons with disabilities, the formerly homeless, and first-time homebuyers. Eden
Housing has substantial experience in applying for funding through government programs, including Low-Income
Housing Tax Credit, and HUD Section 202 and 811 programs. Eden Housing's 80-unit affordable senior
development includes eight units for persons with developmental disabilities.

Additionally, the Lodi Housing Authority provides three public assisted housing complexes that are available to
people with disabilities. These complexes are located at 375 North Main Street, 20 Rennie Place, and 15 Massey
Street, consisting of two-story buildings with 40 units at each complex (120 total units).

Large Families / Households

Large households, defined as having five or more members, often have special housing needs due to a limited
supply of adequately sized, affordable housing units.

The ACS reported 3,116 large households in Lodi, of which more than half were renter households. Large
households represent 13.8 percent of the city’s total households, as illustrated in Table 40. Although rates of
overcrowding have declined in recent years, there are still over 2,288 overcrowded households. Although these
numbers do not necessarily represent the same set of households, they do indicate there is currently an unmet
need for affordable housing with more bedrooms in Lodi.

Table 40 Large Households by Tenure
Jurisdiction Owner-Occupied Large Percent of Total Renter-Occupied Large Percent of Total
Households Households Households Households
Lodi 1,553 6.87% 1,563 6.91%

San Joaquin County 26,611 11.34% 20,426 8.70%
Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25009.

Resources for Large Households

As stated above, the 2021 ACS 5-year estimate reported a total of 3,116 large households in Lodi. Comparatively,
there are a total of 3,116 housing units with four or more bedrooms in Lodi.? Of these large units, 2,775 have four
bedrooms and 341 have five or more bedrooms. As stated before, a housing unit is overcrowded when the total
number of occupants is greater than one person per room, excluding kitchens and bathrooms. Based on this
data, there is not a significant resource gap for large households in the city.

Female-Headed Households
Single-parent households may have special housing needs due to limited income and child day care

requirements. These special needs particularly affect female householders with children because their incomes
tend to be lower than male householders.

"U.S. Census Bureau, ACS 16-21 (5-year Estimates), Table B25041.
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Female-headed households with children make up 11.6 percent (1,861 households) of the total number of
households in Lodi, as seen in Table 43 below. According to 2021 ACS data, 10.5 percent of the city’s population
lives in poverty, and almost half of those are female-headed households.2 Of female-headed households, 35.8
percent live in poverty. Compared to the city's overall rate of poverty at 10.5 percent for the entire population,
this is a significantly higher rate. Battered women with children comprise a subgroup of female-headed
households that are especially in need.

Table 41 Female-Headed Families by Poverty Status

Family Type At or Above Poverty Below Poverty Level- | Total Female-Headed Percent of Total Families
v 1yp Level- Percent Percent Families in Lodi

Female-Headed

Families With Children 64.2% 35.8% 1,861 11.6%
Female-Headed
Families Without 88.8% 11.2% 1,226 7.6%

Children

Note: Please note that these values are evaluating female householders/ female-headed families with no spouse present. Children is defined as
related dependents but does not include children under 18 not related to the householder.

Source: U.S. Census Bureau, 17- 21 ACS (5-year Estimates), Table B17010.

Because they generally have only one potential wage earner, single-headed households, and especially female-
headed households, have more difficulties finding adequate, affordable housing than families with two adults.
Single-headed households with small children may need to pay for childcare, which further reduces disposable
income. This special needs group will benefit generally from expanded affordable housing opportunities. More
specifically, the need for dependent care also makes it important that housing for single-headed families be
located near childcare facilities, schools, youth services, and medical facilities.

Resources for Female Headed Households
In the Lodi area, several social service providers and emergency housing facilities serve women in need,

including the Women’s Center of San Joaquin County, Women’s Center - Youth and Family Services, and the Lodi
House.

¢ Women's Center of San Joaquin County. Located at 620 North San Joaquin Street in Stockton, providing
a safe and supportive environment for women and children who have suffered from domestic abuse,
including 24/7 access to trained staff.

e Lodi House. Located at 801 South Washington Street in Lodi, providing housing services, free
professional counseling, and mentorship programs to women and children.

Farmworkers

Farmworkers traditionally are defined as persons whose primary incomes are earned through permanent or
seasonal agricultural labor. Permanent farmworkers work in the fields, processing plants, or support activities on
a year-round basis. When workloads increase during harvest periods, the labor force is supplemented by
seasonal or migrant labor. Farmworkers’ special housing needs typically arise from their limited income and the
unstable, seasonal nature of their employment, according to the California Institute for Rural Studies. Because of

2(J.S. Census Bureau, ACS 16-21 (5-year Estimates), Table S1703.
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these factors, farmworker households have limited housing choices and are often forced to double up to afford
rents.

According to the 2021 ACS five-year estimates, 1,733 Lodi residents (representing 5.9% of the workforce) were
employed in farming, forestry, fishing, and mining occupations.? This percentage is slightly lower than previous
data for 2016, which reported 6.6 percent. Although there does not appear to be a large resident farmworker
population, Lodi is located within the larger agricultural region of San Joaquin County. The most-recent U.S.
Department of Agriculture data (Table 42) indicates that there are 1,707 farms in the county employing 19,741
workers.

Table 42 Farmworkers- San Joaquin County

e e e

Farms 1,707
Hired Farm Labor 19,741

Source: U.S. Department of Agriculture, 2017 Agricultural Census.

Table 43 shows the migrant worker student population in Lodi. This group is characterized as children whose
parents are migrant workers in agriculture and other related industries and have moved in the past three years.
Both the Lodi Unified School District and San Joaquin County schools saw a decrease in migrant worker students
from the 2019-2020 to 2020-2021 school year. Lodi Unified School District has seen a further decrease in
migrant student population since then, while the San Joaquin County has had a steady increase in the last two
years.

Table 43 Migrant Worker Student Population

Lodi Unified School District
San Joaquin County 1,059 949 972 990

Note: This data accounts for children whose parents are migrant workers in the agriculture/dairy/lumber/fishing industries and has moved in the
past three years.

Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), Annual Enrollment Data (Academic
Years 2019-2020, 2020-2021, 2021-2022, 2022-2023).

Housing Characteristics and Conditions (Statewide)

According to the UC Merced Farmworker Health Study (FWHS), published in 2023, farmworkers in California were
most likely to be renters (92 percent) than owners, to live in single-family homes (55 percent), and very few
renters relied on employers to pay any or all of their rent (2 percent). The research suggests that farmworkers
generally experience substandard housing (e.g., older homes, apartments, mobile homes, motels, garages, or
other similar spaces), often requiring repairs such as new roofs, plumbing, heating and cooling systems, and
termite clean-up. Poor ventilation and crowded spaces put farmworkers at increased risk for respiratory illnesses
such as asthma and infectious diseases like tuberculosis and COVID-19.

The FWHS also found that farmworkers statewide faced issues related to the built environment of their homes.
More than one-third (37 percent) reported a "taste of water at home" that was either very bad (24 percent) or bad
(13 percent) — an indicator of poor water quality and possibly health risks. More than one in three also
experienced problems keeping a house cool (39 percent) or warm (36 percent), issues that will only increase in
time as climate change exacerbates the temperature extremes. Farmworkers also encountered problems related

3U.S. Census Bureau, ACS 16-21 (5-year Estimates), Table $2403.
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to water and moisture—such as rotting wood (16 percent), mold (14 percent), water damage (13 percent), and
water leaks (12 percent).

Regarding households characteristics, FWHS respondents lived in large, overcrowded households with low
incomes and several household problems, arrangements associated with decreased mental health. Farmworkers
households were larger than the California average (3.0 persons per household), with a median household size of
four persons. Over one-fourth (29 percent) of farmworkers' households had six or more persons. More than half
(55 percent) of farmworkers reported that two persons (including themselves) slept in their room—a figure
somewhat less than the percent married (67 percent)—but more than one-fourth (25 percent) slept in a room with
three or more persons indicating overcrowding.

Of statewide respondents to the FWHS, more than two-thirds (70 percent) of farmworkers lived in households
with one or more children under the age of 18. The median number of children per household was two, and more
than two in five (42 percent) households had three or more children. Only two percent of farmworkers lived in
households with children who worked.

Farmworker Housing Resources

The Harney Lane Migrant Center houses migrant (seasonal) workers across various industries (winery, cannery,
trucks, etc.) from May to October, or longer if needed. According to a phone conversation with the center, the
state’s Office of Migrant Services (OMS) owns the property and hires a property management company. Recently,
OMS hired Roberts Family Development Center, a nonprofit, to manage the property. The Housing Authority of
San Joaquin (HASJC) previously managed the property for approximately 30 years. The State allocates new
funds each year in August for the following year.

HASJC offers programs to assist extremely low- to moderate-income households with their housing costs,
including the Section 8 rental assistance program, public housing, and migrant farmworker housing. Specifically,
HASJC manages five public housing projects and three migrant farm labor housing developments throughout
San Joaquin County. In addition, HASJC provides the Family Self-Sufficiency Program as well as supportive
services centers, which provide a range of services to help people become financially self-sufficient.

Through Program 1.5, the City will pursue State and Federal grant funding in support of farmworker housing
within the planning period.

Extremely- and Very Low-Income Households

Extremely low-income households are defined as households that make less than 30 percent of AMI, which
equates to $24,867 for a family of four. Approximately 2,930 households in Lodi are extremely low-income
households, which includes 850 homeowners and 2,080 renters (see Table 30). The City currently estimates that
there is a need for 458 additional housing units for extremely low-income households in the current planning

Derlod wh|ch is 50 Dercent of Dr0|ected verv Iow income housmq needs (see TabIe 58)_I=9d+must—ppewéean

F using-Most, |f not aII extremely
Iow income households WI|| require rental housmg Iheesmmedyeaﬁy—uwemeus—tess%han&MQQ—The
extremely low-income households will likely face housing problems such as overpaying, overcrowding, and/or
accessibility issues as a result of their limited incomes. Also, many of the extremely low-income households will
fall within a special needs category (disabled, seniors, large families, or female-headed households) and require
supportive housing services.

Resources for Very Low- and Extremely Low-Income Households

Public and Assisted Housing

The City does not own or operate any public or assisted housing. The Housing Authority of the County of San
Joaquin has four public housing sites, none of which are in Lodi. There are currently five assisted projects in
Lodi. (See Section 2.7: Analysis of Assisted Housing Projects At Risk for a discussion of at-risk status.)
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Tenant-Based Housing Assistance

The Housing Choice Voucher Program (formerly known as Section 8) provides vouchers that assist low-income
households with housing costs. The program is administered countywide by the Housing Authority of the County
of San Joaquin. Housing Choice Vouchers provide a monthly subsidy paid to the owner/landlord on behalf of low-
to moderate-income families renting market-rate units. The Housing Authority administers 4,469 vouchers
throughout the county as of August 2023.

People Experiencing Homelessness

Homelessness remains an urgent challenge in many communities across the state, reflecting a range of social,
economic, and psychological factors. Rising housing costs result in increased risks of community members
experiencing homelessness. Far too many residents who have found themselves housing insecure have ended up
unhoused or homeless in recent years, either temporarily or longer term.

Addressing the specific housing needs for the unhoused population remains a priority throughout the region,
particularly since homelessness is disproportionately experienced by people of color, people with disabilities,
those struggling with addiction and those dealing with traumatic life circumstances.

Individuals or families that are homeless have a variety of special needs, including emergency shelter,
counseling, job training, transitional housing, and permanent supportive housing, among others. Lodi has

approximately 208 sheltered and unsheltered homeless persons in 2022. 4

Table 44 shows San Joaquin County's unhoused population categorized by race. In the county, white residents
make up most unhoused persons (63.1 percent), followed by Hispanic/Latino residents (31.3 percent). In Lodi,
white residents (83 percent) similarly make up the majority of unhoused persons, followed by Hispanic/Latino
(29 percent). Lodi has a total unhoused population of 208 individuals. This is a 50 percent increase from its 2019
number of 139 people. Lodi's unhoused population makes up 15 percent of the county's unsheltered count.

Table 44 Homelessness by Race and Ethnicity

Number of Unhoused Percent of Unhoused
Persons in San Joaquin Persons in San Joaquin Number of Unhoused Percent of Unhoused

Race/Ethnicity County County Persons in Lodi Persons in Lodi

Black/African

American 519 22.4% 10 5.0%

White 1,463 63.1% 173 83.0%
Multiple Races 196 8.5% 16 7.5%

American

Indian/Alaska 49 2.1% 4 2.0%

Native

Native

Hawaiian/Pacific 26 1.1% 1 0.5%

Islander

Asian American 66 2.8% 4 2.0%

Total 2,319 100.0% 208 100.0%
Hispanic/Latino 726 31.3% 60 29%

Source: U.S. HUD, CoC Homeless Assistance Programs Homeless Populations and Subpopulations Reports
(2022); U.S. Census Bureau, ACS 2021 (1-Year Estimate), Table DPOS.

4 San Joaquin Continuum of Care, 2022 Point in Time Count, accessed June 2023.
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Transitional and Supportive Housing

For many jurisdictions there is a significant need for transitional housing, long-term rental assistance, and/or
low-income rental units. Transitional housing is usually in buildings configured as rental housing developments,
but operated with State programs that require the unit to be cycled to other eligible program recipients after
some pre-determined amount of time. Supportive housing has no limit on length of stay and is linked to on-site or
off-site services that assist the resident in retaining the housing, improving health status, maximizing ability to
live independently and, when possible, work in the community.

Transitional housing programs provide extended shelter and supportive services for homeless individuals and/or
families with the goal of helping them live independently and transition into permanent housing. Some programs
require that the individual/family transition from a short-term emergency shelter. The length of stay varies
considerably by program but is generally longer than two weeks and can last up to 60 days or more. In many
cases, transitional housing programs will provide services for up to two years or more. The supportive services
may be provided directly by the organization managing the housing or by other public or private agencies in a
coordinated effort with the housing provider. Transitional housing is generally provided in apartment style
facilities with a greater degree of privacy than short-term homeless shelters; may be provided at no cost to the
resident; and may be configured for specialized groups within the homeless population, such as people with
substance abuse problems, homeless mentally ill, homeless domestic violence victims, and veterans or
homeless people with AIDS/HIV.

Need for Shelters

The San Joaquin Continuum of Care (SJ CoC) adopted the Community Response to Homelessness Strategic Plan
in 2020 to address its unsheltered crisis. This document identifies demographics within the unhoused
population, evaluates the current homelessness programs, and outline goals to address the issue for 2020 to
2025.

The San Joaquin CoC has prioritized the need for available homeless shelters. The community has expressed
concern over an increasing number of people experiencing homelessness without shelter, as there is a lack of
low-barrier facilities in the area. There are few organizations that receive government funding, which makes it
difficult to coordinate across shelters. In response, the SJ CoC has identified three goals to fully address the
situation:

e Create a cross-jurisdictional system to coordinate, plan, and respond to the unhoused community. This
includes establishing a strong network that makes communication between areas and access to the
Homeless Management Information System (HMIS) easier.

e Make shelters more accessible and help people transition into permanent housing. The SJ CoC aims to
increase the quantity of low barrier shelters, provide additional rental assistance, and lower the number
of people returning homeless after leaving transitional housing.

e Establish more permanent housing options, including testing new, non-conventional housing options and
increasing the rehousing stock.

Chronically Homeless

Chronic homelessness is defined as someone who has been homeless for at least a year, both consecutively or
over the past 3 years, and has a disability. People considered chronically homeless often have experienced
substantial trauma and require intensive service needs.

According to the 2020 San Joaquin “Point-in-Time” count, there were 809 chronically homeless individuals in
Lodi, making up 34.9 percent of the county’s unhoused population. Among those counted, 81.1 percent were
unsheltered and had no place to sleep.

Families with Children

According to the US HUD 2022 CoC data, there was only one household with only children that was unsheltered in
San Joaquin County. The majority of the unsheltered homeless population are people over 24 years old, followed
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by 32 people who were between the ages of 18 and 24. While there is no count available on the number of
sheltered homeless households with children on a given night, Lodi House and Hope Harbor combined offer
approximately 74 beds for homeless women and children. It is common for these facilities to have a waitlist.
Unfortunately, single fathers with children have limited opportunities for shelter, as only the Salvation Army's
emergency shelter has three small apartments available.

There is a need for transitional housing for homeless families with children in Lodi. Women leaving abusive
situations need resources for rental deposits, utilities deposits, and the like. Families leaving shelters have this
same need; it is one of the most significant problems with which case managers deal.

Veterans

According to the US HUD 2022 CoC data, approximately 90 unsheltered and 36 sheltered homeless identified as
veterans. This is 5.4 percent of the unhoused population. San Joaquin County does not appear to have a very

large number of homeless veterans, which is generally the case in larger metropolitan areas. ®

Unaccompanied Youth

During the 2022 HUD CoC count, 33 unsheltered unaccompanied youth were counted in Lodi. Many youths run
away, and in turn become homeless, due to problems in the home, including physical and sexual abuse, mental
health disorders of a family member, substance abuse and addiction of a family member, and parental neglect. In
some cases, youth are asked to leave the home because the family is unable to provide for their specific mental
health or disability needs. Others are pushed out of their homes because their parents cannot afford to care for
them.

Youth who have been involved in the foster care system are more likely to become homeless at an earlier age
and remain homeless for a longer period of time. Youth aging out of the foster care system often have little or no
income support and limited housing options and are at higher risk of ending up on the streets. Youth who live in
residential or institutional facilities often become homeless upon discharge. In addition, very few homeless
youths are able to seek housing in emergency shelters due to the lack of shelter beds for young people and
because of shelter admission policies.

Some youth become homeless when their families fall into difficult financial situations resulting from lack of
affordable housing, difficulty obtaining or maintaining a job, or lack of medical insurance or other benefits. These
youth become homeless with their families, but later can find themselves separated from them and/or living on
the streets alone, often due to shelter or child welfare policies.

Youth transitioning from expiring foster care and other programs need help learning independent living skills
such as how to live on their own within a budget and training for jobs and in life skills, as well as affordable
housing with supportive services.

Resources for Persons Experiencing Homelessness

Services and facilities available for the homeless are coordinated in Lodi and San Joaquin County as a
“continuum of care.” The City of Lodi, with other jurisdictions and agencies in San Joaquin County, developed a
Continuum of Care Plan to identify gaps in services for the homeless in the two counties and to apply for
available funding for homeless services. The continuum of care begins with a point of entry to assess the needs
of a homeless individual or family. Once a needs assessment is completed, the person or family may be referred
to permanent housing or transitional housing where supportive services are provided to prepare them for
independent living. The goal of a comprehensive homeless service system is to ensure that homeless individuals
and families move from homelessness to self-sufficiency, permanent housing, and independent living.

Two facilities in Lodi provide shelter to those experiencing homelessness. The Salvation Army's Hope Harbor has
56 shelter beds for men and 28 beds for women and children. It has an additional three small units with 3 beds
per unit for women or men with children over the age of 10. Most evenings, the Salvation Army's shelter is able to
accommodate all the homeless that come to its doors. If needed, they can expand into an additional room to

%San Joaquin Continuum of Care, 2022 Point in Time Count, accessed June 2023.
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accommodate more guests. Lodi House has 26 beds for women and children. In total, these facilities
accommodate about half of the homeless in Lodi (57%).

Additionally, a total of approximately 50 transitional housing beds are provided by the Salvation Army (16
persons), Lodi House (three units at approximately 4 persons each), and Central Valley Low-Income Housing
Corporation (21 persons).

The Salvation Army, Lodi House, and other service organizations provide the following services to homeless
individuals and families:

e REACH utility assistance

e  Care utility assistance

e Rental assistance

e Emergency food pantry

o Transportation assistance

e Lodi Memorial Medical Clinic
e Clothing assistance

e  Community dining hall

e Drug and alcohol rehabilitation program placement
e Mental health support group
e Leadership training

e  Culinary arts training

Table 45 below shows the available resources for those experiencing homelessness in Lodi.

Table 45 Homeless Assistance Programs

Organization Provider Address

Seniors

San Joaquin County Human Services
Agency

333 E. Washington Street,

Adult Protective Services (APS) Stockton. CA 95202

(209)468-3780

San Joaquin County Human Services

Brown Bag Program (food Agency/ Second Harvest of the Greater (209)239-2091

1120 Vanderbilt Circle,

distribution) Valley Manteca, CA 95337
San Joaquin County Human Services i
Meals on Wheels Agency (209) 468-1104
Senior Lunch Program San Joaquin County Human Services (209)369-1591 105 S Washington St,
(Congregate Meals) Agency/ Loel Foundation Lodi, CA 95240
Persons with Disabilities
: . : 125 S Hutchins St # A
Adult Day Care Adventist Health Lodi Memorial . '
y (209) 369-4443 Lodi, CA 95240
Employment Services
CalWorks San Joaquin County Human Services ) 333 E. Washington Street,
Agency Stockton, CA 95202
San Joaquin County Human Services ) 900 E. Oak Street,
Welfare to Work (WTW) Agency/ CalWORKS Stockton, Ca 95202
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Center for Employment
Opportunity (WTW services)

Family Resource & Referral
Center (WTW services)

El Concilio Council for the
Spanish Speaking (WTW
services)

Food Distribution

In-Home Support Services

CalFresh

Food For You

Women, Infants, Children (WIC
Program)

St. Mary's Dining Room
Housing Services

Central Valley Low Income
Housing Corporation (CVLIHC)

Shelters

Hope Harbor Shelter

Lodi House

General

General Assistance (loan
service)

Lodi Access Center
(information and basic needs,

including food, shelter clothing,

hygiene, mobile showers,
restrooms, laundry services,
phone charging, and storage)

Literacy Services

St. Mary's Dining Room
Mental Health Services
St. Mary's Dining Room

Youth

Community Partnership For
Families of San Joaquin
(CPFSJ)

San Joaquin County Human Services
Agency/ CalWORKS

San Joaquin County Human Services
Agency/ CalWORKS

San Joaquin County Human Services
Agency/ CalWORKS

San Joaquin County Human Services
Agency

San Joaquin County Human Services
Agency

San Joaquin County Human Services
Agency

San Joaquin County Human Services
Agency

CVLIHC

The Salvation Army

San Joaquin County Human Services
Agency

Inner City Action

CPFSJ

(800)491-1996

(209) 468-1000
(209)953-3663
(209) 468-3280

(209) 467-0703

(209)472-7200

(209) 367-9560

(209) 334-6346

(800) 466-7205

(209) 467-0703

(209) 467-0703

(209) 444-5555

1044 N. El Forado Street,
Stockton, CA 95202

1035 W. Robinhood Drive,
Suite 102, Stockton, CA
95207

1330 S. Ham Lane, Lodi,
95242

102 S. San Joaquin
Street, Stockton, CA
95201

333 E. Washington Street,
Stockton, CA 95202

Multiple locations?

545 W. Sonora Street
Stockton, CA 95203

2431 W. March Lane #350
Stockton, CA 95207

622 N. Sacramento Street,
Lodi, CA 95240

801 S. Washington Street,
Lodi, CA 95240

333 E. Washington Street,
Stockton, CA 95202

710 North Sacramento
Street, Lodi, CA, 95240

545 W. Sonora Street
Stockton, CA 95203

545 W. Sonora Street
Stockton, CA 95203

2044 Fair St, Stockton, CA
95206
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" Food For You has many pickup locations, with Calvary First Assembly of God, Lincoln Presbyterian Church, and The Bridge at Stockton being the
closest to Lodi.

Assisted Housing Units

Assisted housing units are those that are restricted for use by occupants with limited household incomes. These
units are assisted under federal, State, and/or local programs, including HUD programs, State and local bond
programs, former redevelopment agency (RDA) programs, density bonus, or direct assistance programs.

Public and Assisted Housing

The Housing Authority of the County of San Joaquin has 13 public housing sites, with Creekside South
Apartments located in Lodi. It consists of five buildings and 40 units and provides affordable housing for senior
citizens.

Table 46 provides a comprehensive list of the affordable housing in Lodi, which includes transitional and
permanent supportive housing opportunities.

At-Risk Housing Units

The California Housing Partnership maintains an affordable housing database to monitor changes in affordable
housing and to identify units or housing developments that are at risk of converting to market-rate uses. Assisted
units in the preservation data base are classified by the following risk categories:

e Low Risk: affordable housing units that are at-risk of converting to market rate in 10+ years and/or are
owned by a large/stable non-profit, mission-driven developer.

e Moderate Risk: affordable housing units that are at-risk of converting to market rate in the next 5-10
years that do not have a known overlapping subsidy that would extend affordability and are not owned
by a large/stable non-profit, mission-driven developer.

e High Risk: affordable housing units that are at-risk of converting to market rate in the next 1-5 years that
do not have a known overlapping subsidy that would extend affordability and are not owned by a
large/stable non-profit, mission-driven developer.

Table 46 Deed Restricted Affordable Housing Developments in Lodi

. . Affordable Active Expiration
Housing Complex Address City Units Program(s) Date
f\[)%er't‘,f]'gﬁtz“th 601 Wimbledon Dr. Lodi 39 40 HUD 2/23/2035 Low
Tienda Drive
Senior 2245 Tienda Dr. Lodi 79 80 LIHTC; CalHFA 2069 Low
Apartments
Hotel Lodi Hotel 7 South School St. Lodi 74 75 LIHTC 2053 Low

Source: California Housing Partnership, 2023; City of Lodi, 2023.
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Preservation of At-Risk Units

California housing element law requires all jurisdictions to include a study of low-income housing units which
may at some future time be lost from the affordable inventory by the expiration of some type of affordability
restrictions. Table 46 above provides an inventory of public assisted housing in Lodi with data on the estimated
affordability expiration. As shown, during the 2023-2031 housing element planning period there are no units at
risk of conversion to market rate.

Preservation And Replacement Options

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

Transfer of Ownership

Transferring ownership of an at-risk project to a nonprofit housing provider is generally one of the least costly
ways to ensure that at-risk units remain affordable for the long term. By transferring property ownership to a
nonprofit organization, low-income restrictions can be secured indefinitely, and the project would become
potentially eligible for a greater range of governmental assistance.

Rental Assistance

Project-based Section 8 rent subsidies can be used in combination with Low-Income Housing Tax Credits
(LIHTC) to leverage private capital in areas where the market rent exceeds the maximum rents under the LIHTC
program. Under Section 8, the US Department of Housing and Urban Development (HUD) pays the difference
between what tenants can pay (defined as 30% of household income) and what HUD estimates as the fair market
rent on the unit. This difference between the market rent paid by the Section 8 program and the underlying rent
used by the affordable housing industry to estimate the capacity of property to pay debt service is called the
Section 8 increment. This additional debt may be used for renovation of existing affordable housing and
production of new rental housing affordable to very low-income households.

Purchase of Affordability Covenants

Another option to preserve the affordability of an 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 and/or supplementing the Section 8 subsidy received to market levels. The feasibility of
this option depends on whether the complex is too highly leveraged. By providing lump sum financial incentives
or ongoing subsidies in rents or reduced mortgage interest rates to the owner, the City can ensure that some or
all of the units remain affordable.

Construction and Conversion of Replacement Units

The construction of new affordable housing units is another means of replacing the at-risk units should they be
converted to market-rate units. The cost of developing housing depends on 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 development cost per housing unit of $250,000, it would cost approximately $10 million to
construct 40 new assisted units.

With the high cost of new construction, the City is working with sweat-equity affordable housing developers.
Under this model, homeowners and neighbors help build the housing, along with volunteers, to help reduce the
cost of construction.
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As an Entitlement Community, Lodi now will look to HCD for HOME Program funds. Through the Neighborhood
Services Division of the City’'s Community Development Department, which administers the Community
Development Block Grant (CDBG) Program, the City of Lodi intends to pursue funding opportunities for new rental
construction projects and rental rehabilitation projects with both nonprofit and for-profit developers.

Organizations Interested in Preserving Assisted Rental Housing

The preservation of affordable rental housing at risk of conversion to market-rate housing can be assisted by
nonprofit organizations with the capacity and interest to acquire, manage, and permanently preserve such
housing. The California Department of Housing and Community Development maintains a list of interested
nonprofit organizations. A number of organizations have expressed an interest in preserving affordable rental
housing in San Joaquin County, including:

e Visionary Home Builders, 315 N. San Joaquin Street, Stockton, CA 95202; (209) 466- 6811 (formerly
ACLC)

e California Coalition for Rural Housing, 717 K Street, Suite 400, Sacramento, CA 95817; (916) 443-4448

e Christian Church Homes of Northern California, Inc, 303 Hegenberger Road, Suite 201, Oakland, CA
94621; (510) 632-6712

e Domus Development, 594 Howard Street, Suite 204, San Francisco, CA 94105; (415) 856-0010
e Eden Housing, Inc, 22645 Grand Street, Hayward, CA 94541; (510) 582-1460
e Eskaton Properties, Inc, 5105 Manzanita Avenue, Carmichael, CA 95608, (916) 334- 0810

e Foundation for Affordable Housing, Inc, 30950 Rancho Viejo Road, Suite 100, San Juan Capistrano, CA
92675; (949) 443-9101

e Housing Corporation of America, 6265 Variel Avenue, Woodland Hills, CA 91367
e Mercy Housing California, 2512 River Plaza Drive, Suite 200, Sacramento, CA 95833; (916) 414-4400

e Rural Community Assistance Corporation, 3120 Freeboard Drive, Suite 201, West Sacramento, CA 95691;
(916) 447-2854

o Satellite Affordable Housing Associates, 1521 University Avenue, Berkeley, CA 94703- 1422; (540) 647-
0700

e Stockton Shelter for the Homeless, 411 South Harrison Street, Stockton, CA 95203; (209) 465-3612

Funding Sources for Assisted Housing

HUD Section 8 Program

Under the HUD Section 8 program, which is administered by HACA, participating building owners are entitled to
receive HUD Fair Market Rents (FMRs) for units with Section 8 contracts. For Section 8 units, HUD makes up the
difference between 30 percent of a household's monthly income and the FMRs.

Low Income Housing Tax Credit (LIHTC)

Created in 1986 by the Federal government, the LIHTC program offers tax incentives to encourage the
development of affordable housing. The LIHTC is jointly administered by the IRS and State Housing Credit
Agencies (HCA) and has funded over eight billion annual tax credit units nationwide. California’s HCA is the State
Tax Credit Allocation Committee (TCAC).

California Housing Finance Agency (CalHFA)

CalHFA uses approved private lenders and purchases loans that meet CalHFA standards to support very low, low,
and moderate income assisted units. CalHFA partners with jurisdictions, developers, and other organizations to
provide a variety of resources including loan assistance programs for homebuyers and renters aimed at
increasing housing opportunities for low- and moderate-income residents.
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Opportunities to Promote Sustainable Development

Energy costs directly affect housing affordability through their impacts on the construction, operation, and
maintenance of housing. There are many ways in which the planning, design, and construction of residential
neighborhoods and structures can foster energy conservation to reduce this cost impact and at the same time
produce an environmental benefit. Techniques for reducing energy costs include construction standards for
energy efficiency, energy-saving community design alternatives, the layout and configuration of residential lots,
and the use of natural landscape features to reduce energy needs. Sustainable development also encompasses
the preservation of habitat and species, improvement of air quality (particularly important in this region), and
conservation of natural resources, including water and open space.

Residential Construction Standards

The State of California has adopted building standards for energy efficiency that apply to newly constructed
dwellings and residential additions. Title 24 of the California Code of Regulations sets forth mandatory energy
efficiency standards that can be achieved through prescriptive means or through compliance with a maximum
“energy budget.” Prescriptive means include the use of appliances, building components, insulation, and
mechanical systems that meet minimum energy efficiency ratings. Local governments implement state energy
standards as part of their building code enforcement responsibilities.

Resources for Energy Conservation

The City of Lodi operates its own electric utility, Lodi Electric Utility, which provides residential, commercial, and
industrial electric service, and allows flexibility and control over energy sources. In 2019, the city's average power
mix included less renewable energy (29.9) compared with the statewide average (31.7%) and less coal (0%) than
the statewide average (3.0%). Lodi’s use of renewable energy (29.2%) in 2019 was greater than in 2013 at 20%.6
In addition to sustainability efforts in energy sources, the Lodi Electric Utility offers several programs to reduce
residential energy use, including:

¢ Residential Energy Efficiency Program, which helps residents install energy and water saving products
free of charge.

e Residential Products Rebate Program, which provides rebates on the purchase of new, energy-efficient
appliances.

e Energy Efficient Home Improvement Program, which offers rebates on other types of energy efficient
residential systems (fans, space conditioning, insulation, thermostats, windows, etc.).

e California First-PACE (Property Assessed Clean Energy) Program, which allows property owners to
finance the installation of energy and water improvements in homes or businesses, which can then be
paid back as a line item on a property tax bill.

e Home Energy Renovation Opportunity (HERO) Financing Program, which is a type of PACE program that
allows property owners to fund energy efficiency, water efficiency, and renewable energy projects with
little or no upfront costs. With PACE, residential and commercial property owners living within a
participating district can finance up to 100% of their project and pay it back over time as a voluntary
property tax assessment through their existing property tax bill. A local provider can be found at
energycenter.org.

Pacific Gas & Electric Company (PG&E), which provides gas to the city, offers a variety of energy conservation
services for residents and also participates in several other energy assistance programs for lower-income
households, which help qualified homeowners and renters conserve energy and control electricity costs. The
California Alternate Rates for Energy (CARE) Program provides a 20 percent monthly discount on natural gas

¢ Lodi Electric Utility 2019 Power Content Label, Accessed August 2023.
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rates and a 30-35 percent discount on electric rates to income-qualified households below the CARE income
limits.” The Relief for Energy Assistance through Community Help (REACH) Program provides one-time energy
assistance to customers who have no other way to pay their energy bills. The intent of REACH is to assist low-
income customers, particularly the elderly, disabled, sick, working poor, and the unemployed, who experience
severe hardships and are unable to pay for their necessary energy needs.

“California Alternate Rates for Energy (CARE) Program, California Public Utilities Commission, accessed August 2023,
https://www.cpuc.ca.gov/consumer-support/financial-assistance-savings-and-discounts/california-alternate-rates-for-energy.
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3. Zoning for a Variety of Housing Types

State Housing Element Law (Government Code Sections 65583 and 65583.2) requires local governments to
analyze the availability of zoning for a variety of housing types to promote a diverse housing stock (i.e., price,
style, size). Having a variety of housing types contributes to neighborhood stability by offering more affordable
housing options that meet the needs of different households. This section describes the zoning and availability
of sites for a variety of housing types in Lodi.

Density Bonuses

California Government Code Sections 65915-65918 require local governments to provide density bonus
provisions to projects that comply with specific standards. In 2020, the State approved new legislation that
increased the maximum density bonus amount for very low-, low-, and moderate-income housing, and how
maximum densities shall be calculated. Additionally, local governments are required to provide one or more
incentives for qualifying projects and are required to accept an incentive proposed by a developer unless the
incentive proposal is found to cause environmental harm, a health and safety issue, a detriment to historical
property, or otherwise contrary to the law. Both density bonuses and incentives are granted based on the number
of affordable units present in each project.

The City of Lodi currently establishes density bonus provisions in Chapter 17.36.050 (Residential Density Bonus).
Developments containing five or more units may qualify for a density bonus and at least one other incentive if the
developer does one of the following:

1. Agrees to construct and maintain at least five percent of the units dedicated to very low income
households;

2. Agrees to construct and maintain at least ten percent of the units dedicated to lower income
households;

3. Agrees to construct and maintain at least ten percent of the units in a common interest development (as
defined in Section 1351 of the California Civil Code) dedicated to Moderate Income households,
provided that all units in the development are offered to the public for purchase;

4. Aqgrees to construct and maintain a senior citizen housing development as defined in Section 17.36.040
of this chapter;

5. Includes a qualifying child care facility as described in Section 17.36.030 of this chapter in addition to
providing housing as described in subsections (D)(1)—(D)(3) of this section.

Under existing provisions, a density bonus of up to 35 percent can be granted for qualifying developments.
Density bonuses available by income level and type include:

e Very Low Income: If at least 5% of the total units of a housing development are restricted for very low
income households the permitted density bonus is 20 to 35 percent, with an additional 2.5 percent
increase for each additional one percent increase in very low income units above the initial five percent
threshold.

e |low Income: If at least 10% of the total units of a housing development are restricted for low income
households the permitted density bonus is 20 to 35 percent, with an additional 1.5 percent density
bonus increase for each additional one percent increase in low income units above the initial 10 percent
threshold.

e Moderate Income: If at least 10 percent of the total dwelling units in a common interest development are
restricted for persons/families of moderate income, the permitted density bonus is five to 35 percent,
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with an additional one percent density bonus increase for each additional one percent increase in
moderate income units above the initial ten percent threshold.

e Senior Housing: A 20 percent increase in density in permitted for senior housing developments.

e (Child Care: If a child care facility is incorporated as part of a project that is eligible for a density bonus,
an additional density bonus (up to 35 percent) may be permitted as determined by the direction.

A housing development qualifying for a density bonus may be entitled to at least one incentive. Incentives may
include, but are not limited to:

e Areduction in site development standards such as:
o Reduced minimum lot sizes and/or dimensions;
Reduced minimum lot setbacks;
Reduced minimum outdoor and/or private outdoor living area;
Increased maximum lot coverage;
Increased maximum building height and/or stories;
Reduced on-site parking requirements;
o Reduced street standards.
e A reduction in architectural design requirements.
e A density bonus greater than the amount required by this chapter.
e Other regulatory incentives proposed by the developer or the city, which result in identifiable, financially
sufficient, and actual cost reductions.
o If an applicant qualifies for a density bonus pursuant to this chapter, the applicant may request, in
addition to any requested incentive(s), a reduced parking requirement be applied to the project in place
of the city's current parking requirements. The parking requirement is inclusive of handicapped and

guest parking for the entire housing development, but shall not include on-street parking spaces in the
count towards the parking requirement.

O |0 |0 [0 |o

The City’s density bonus provisions do not reflect the new maximum density bonus tier framework that was
adopted by the State in 2020. Because of this, the City is not currently in compliance. Program 1.1 commits the
City to amend the Municipal Code for compliance with California Government Code Sections 65915 through
65918.

Multifamily Residential Housing

Multifamily residential developments are permitted by-right in the RMD and RHD zoning districts. The RMD zone
allows for a residential density range of 8 to 20 units per acre and the RHD zone district allows for a density
range of 15 to 35 units per acre. Multifamily residential units are permitted by-right in all mixed-use zones
including the DMU, MCE, and MCO districts. The DMU zone district allows for a density range of 8 to 35 units per
acre and a floor area ratio (FAR) of 3.0. The MCE zoning district allows for densities of 8 to 35 units per acre with
a FAR of 1.0. The MCO zoning district allows densities of 2 to 35 units per acre and a FAR of 1.2.
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Manufactured (Factory-Built) Homes

Manufactured housing can serve as an alternative form of affordable housing in low-density areas where the
development of higher-density multifamily residential units is not allowed. California Government Code Sections
65852.3 and 65852.4 requires jurisdictions to allow the installation of manufactured homes on a foundation in
the same manner and zones as all lots zoned for conventional single-family residential dwellings, with the
exception of some architectural requirements including roof overhang, roofing material, and siding material.

Lodi's Municipal Code defines a manufactured home as a structure, transportable in one or more sections, that is
built on a permanent chassis and is designed for use with or without a permanent foundation when attached to
the required utilities. The code is consistent with State law as manufactured homes that are placed on
permanent foundations are, like houses that are built of standard construction, permitted by right in any zoning
district allowing single-family homes that are permitted by right. In non-residential zoning districts, a single-
family residence requires a conditional use permit, whether the proposed residential unit is of standard
construction or is a manufactured home.

Mobile Homes and Mobile Home Parks

Section 69852.7 of the California Government Code specifies that mobile home parks shall be an allowed use on
“all land planned and zoned for residential land use.” However, local jurisdictions are allowed to require use
permits for mobile home parks. Chapter 17.36.070 of Lodi's Municipal Code describes the city's regulations of
mobile home parks. According to Lodi's Municipal Code, mobile homes are only allowed under conditional use in
the RHD zoning district. Mobile homes must be attached to a foundation system in compliance with all
applicable building regulations and subject to review. Program 1.1 commits the City to update the Development
Code to allow mobile home parks in all residential zones in compliance with Government Code 69852.7.

Farmworker / Agricultural Employee Housing

California Health and Safety Code Sections 17021.5, and-17021.6, and 17021.8, relating to employee housing
and labor camps supersede any ordinance or regulations enacted by local governments. Specifically, State
lawSection 17021.5 mandates that “employee housing providing accommodations for six or fewer employees
shall be deemed a single-family structure with a residential land use designation.” Additionally, farmworker
employee housing, as described above, cannot be subject to conditional use permits, zoning variances, or other
zoning clearances that are not required of any other single-family dwelling in the same zone. Finally,under State
law Under Code Section 17021.6, larger employee housing facilities featuring a maximum of 36 beds in group
quarters, or 12 single-family units, are considered an agricultural use and cannot be subject to any restrictions,
conditional use permits, zoning variances, fees, taxes, or other requirements not imposed on other agricultural
uses in the same zone. Finally, Code Section 17021.8 requires jurisdictions to provide streamlined, ministerial
review for eligible agricultural employee housing developments.

Lodi's municipal-codeDevelopment Code states that farmworker housing accommodations may consist of any
living quarters, dwelling, boarding house, tent, bunkhouse, mobile home, manufactured home, recreational
vehicle, travel trailer, or other housing accommodations maintained in one or more buildings, or one or more
sites, and the premises upon which they are situated, including area set aside for parking of mobile homes or
camping of five or more employees by the employer. The Development Code treats permanent housing for
farmworkers who live in Lodi year-round the same as other permanent housing (i.e., single family or multifamily)
in compliance with State-lawCalifornia Health and Safety Code Section 17021.5. Seasonal-ormigrantfarmworker

housing-is-treated-the-same-as-groupresidential
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The Development Code currently allows the production of crops in the RLD, RMD, and RHD zones, but does not
specify that employee housing up to 36 beds or 12 single family units are allowed in these zones, as required by
Code Section 17021.6. Further, the City has not adopted a streamlined review process for farmworker housing
related to Code section 17021.8. Program 1.1 commits the City to revising the Development code for compliance

with State law. There-are-no-agricultural zones-in-thecity-of Lodi:

Supportive and Transitional Housing

Supportive housing is permanent rental housing linked to a range of support services designed to enable
residents to maintain stable housing and lead fuller lives. Typically, a part of the housing is targeted to people
who have risk factors such as homelessness, or health challenges such as mental iliness or substance addiction.
Supportive housing comes in all shapes and sizes from renovated motel offering furnished single-room
occupancy (SR0) apartments; a multifamily development where tenants with disabilities live alongside other
families with low incomes; a small, more service-intensive building; or scattered-site apartments. Whatever the
configuration, supportive housing allows tenants to access support services that enable them to live as
independently as possible.

Transitional housing is similar to supportive housing in that it is housing linked to a range of support services,
however, transitional housing has a limited term for assistance for tenants. The Lodi Development Code defines
transitional housing the same as California Government Code Section 65582 as “buildings configured as rental
housing developments, but operated under program requirements that require the termination of assistance and
recirculating of the assisted unit to another eligible program recipient at a predetermined future point in time that
shall be no less than six months from the beginning of the assistance.”

State law requires local jurisdictions to permit transitional and supportive housing as a residential use in all
zones allowing residential uses, -and-are-not-subject only to any-restrictions netimposed on similar residential
dwellings (i.e., single-family, multifamily) of the same type in the same zone. The City of Lodi allows transitional
and supportive housing in all zones allowing residential uses without additional restrictions beyond those
imposed on similar residential dwellings, in compliance with State law.

Recent changes to State law add further requirements related to supportive housing. AB 2162 (Chapter 753,
statutes of 2018) streamlines and expedites the approval of supportive housing to better address the need of
Californians experiencing homelessness. The legislation requires a local government to approve, within statutory
timelines, a supportive housing development that complies with specified criteria. Requirements include:

e Supportive housing shall be a use by right in zones where multifamily and mixed uses as defined by
Government Code Section 65583.2(i).

e Alocal government is required to notify the developer whether the application is complete within 30
days of receipt of an application to develop supportive housing.

o After the application is complete, local governments shall complete its review of the application within
60 days for smaller projects (50 or fewer units) and 120 days for larger projects (more than 50 units).

e local governments shall not impose any minimum parking requirements for units occupied by
supportive housing residents if the development is located within one-half mile of a public transit stop.

The City is not currently in compliance with changes to State law related to AB 2162.
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Single-Room Occupancy Units

Single-room occupancy (SRO) units can provide affordable private housing for lower-income individuals, seniors,
and persons with disabilities. An SRO unit usually is small, between 200 to 350 square feet. These units can
serve as an entry point into the housing market for formerly homeless people.

State law requires local jurisdictions to identify zoning and development standards that allow and encourage new
SRO construction and include programs in their housing elements that commit to the preservation and
rehabilitation of existing residential hotels and other buildings for SROs (i.e., zoning and permitting procedures,
regulatory or fiscal assistance, educational programs). The City of Lodi treats SROs the same as any group
residential use, including boarding houses and dormitories, -but does not list group residential or any of these

individual uses as an allowed use in any zones. and-is-in-compliance-with-State-law- Program 1.14 commits the

City to evaluate and revise development standards to allow, encourage, and incentivize the development of SRO
housing types.

Emergency Shelters

State law requires local jurisdictions to strengthen provisions for addressing the housing needs of homeless
persons, including the identification of a zone or zones where emergency shelters are allowed as a permitted use
without a conditional use permit. Zone(s) where emergency shelters are allowed as a permitted use without a
conditional use or other discretionary permit must also have sufficient capacity to accommodate the need for
emergency shelter. AB 139 requires the need for emergency shelter to be assessed based on the capacity
necessary to accommodate the most recent homeless point-in-time (PIT) count.

State law also states that emergency shelters “may only be subject to those development and management
standards that apply to residential or commercial development within the same zone” along with a list of specific
objective standards that may be made. Local governments that already have one or more emergency shelters
within their jurisdiction or “pursuant to a multijurisdictional agreement” that accommodates that jurisdiction’s
need for emergency shelter are only required to identify a zone or zones where new emergency shelters are
allowed with a conditional use permit. Further, State law dictates that parking requirements for emergency
shelters be no more than is sufficient to accommodate all staff working in the facility.

Further, Assembly Bill 2339 (2022) expands the definition of emergency shelters to include other interim
interventions, including but not limited to, navigation centers, bridge housing, and respite or recuperative care.
AB 2339 also requires that zoning designations identified to allow emergency shelters as a permitted use without
a conditional use or other discretionary permit must allow residential uses. This could include zones that allow
mixed uses that permit residential.®

Under the current Municipal Code, emergency shelters are permitted by right in the General Commercial (GC)
zone. This zone was selected based on access to transit, public facilities, and commercial services. GC sites are
all located primarily in downtown Lodi and along Cherokee Lane (a major commercial street with transit access,
located adjacent to the eastern residential neighborhoods). Additionally, emergency shelters are allowed with a
conditional use permit in the Industrial (M) District. Currently, there are five vacant GC sites ranging from 0.24 to
23.06 acres in size that could accommodate emergency shelters. In sum, available land and existing structures
would accommodate the estimated homeless population of 208 sheltered and unsheltered persons in 2022.

8 Department of Housing and Community Development (HCD), Memo: Assembly Bill 2339 - Legislation Effective January 1, 2023,
https://www.hcd.ca.gov/sites/default/files/docs/planning-and-community/ab2339-notice.pdf, accessed July 2023.
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The GC zone, however, does not permit residential uses and is therefore not in compliance with the Government
Code amendments related to AB 2339. To ensure compliance with Government Code 65583(a)(4), Program 1.15
commits the City to updating the Development Code to;

allowing residential uses that:
o__has sufficient available capacity to meet the local need; and

o __is in proximity to transportation and services.

o in-compliance with-Government Code-65583(a){4).provide objective development standards for

emergency shelters that remove constraints and comply with State law;

e revise parking standards for emergency shelters to require no more than is sufficient to accommodate
all staff working in the emergency shelter.

o allow emergency shelters by right (without a conditional use or other discretionary permit) in a zone(s)

Low Barrier Navigation Centers

With the passage of Assembly Bill 101 in 2019, a Low Barrier Navigation Center (LBNC) shall be a use that is
permitted by-right in zones in mixed use zones and nonresidential zones permitting multi-family. A LBNC is
defined as a service-enriched shelter providing temporary living facilities, with the low-barrier component
allowing persons to be admitted as they are with as few entry restrictions as possible. The City currently has
three mixed use zones: Downtown Mixed Use (DMU), Mixed Use Center (MCE), and Mixed Use Corridor (MCO).
The City does not currently allow LBNCs by-right in mixed use zones. Program 1.1 commits the City to revising
the Municipal Code to include LBNCs as a by-right use in mixed use zones and as a permitted use in all other
districts that allow residential uses.

Residential Care Facilities

The city has 26 licensed residential care facilities: 10 adult residential care, nine residential care facilities for the
elderly, three adult day care facilities, three residential small family homes, and one active home care agency.9
Residential care facilities are licensed by the State of California to provide permanent living accommodations
and 24-hour supervision for persons in need of personal services, supervision, protection, or assistance for
sustaining the activities of daily living. Licensed residential care facilities include hospices, nursing homes,
convalescent facilities, sanatoriums, and group homes for minors, persons with disabilities, and people in
recovery from alcohol or drug addiction. Under State law, jurisdictions are required to permit licensed residential
care facilities that serve six or fewer persons by right in all residential districts. Additionally, the California
Department of Housing and Community Development (HCD) finds that the subjective nature of the typical
conditional use permit process constraints the development of care facilities serving seven or more. The City
currently permits care facilities of six or less as single-family uses in all residential zones, in compliance with
State law, but requires a conditional use permit for care facilities that serve seven or more. Program 1.1 commits
the City to permit residential care facilities serving seven or more residents with objectivity and certainty in all
residential zones, subject only to the requirements of residential uses of similar form in the same zone.

Accessory Dwelling Units (Second Dwelling Units)

An accessory dwelling unit (ADU), formerly and still commonly referred to as a second dwelling unit, is an
additional self-contained living unit, either attached to or detached from the primary residential unit on a single
lot. It has cooking, eating, sleeping, and full sanitation facilities. These units can be an important source of
affordable housing since they can be constructed relatively inexpensively and have no associated land costs.

9 California Department of Social Services, Care Facility Search, https.//www.ccld.dss.ca.gov/carefacilitysearch/Search/, accessed June 2023.
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ADUs can also provide supplemental income to the homeowner, allowing the elderly to remain in their homes or
moderate-income families to afford houses.

To encourage establishment of ADUs on existing developed lots, State law requires local jurisdictions to either
adopt an ordinance based on standards set out in State law authorizing creation of ADUs in residentially-zoned
areas, or where no ordinance has been adopted, to allow ADUs on lots zoned for single-family or multifamily use
that contain an existing single-family unit subject to ministerial approval (“by right”) if they meet standards set
out by State law.

In recent years, the State has passed several laws to further encourage ADU development. The 2016 and 2017
updates to State law included changes pertaining to the allowed size of ADUs, permitting ADUs by-right in at
least some areas of a jurisdiction, and reduced parking requirements related to ADUs. More recent bills reduce
the time to review and approve ADU applications to 60 days and remove lot size and replacement parking space
requirements. AB 68 allows an ADU and a junior ADU (JADU) to be built on a single-family lot, if certain
conditions are met. The State has also removed owner-occupancy requirements for ADUs, created a tiered permit
fee structure for ADUs based on their size and location, and prohibits fees on units of less than 750 square feet.
In addition, AB 671 requires the Housing Element to include plans to incentivize and encourage affordable ADU
rentals.

In 2022, two laws were passed that affect ADU law and came into effect in 2023. SB 897 increases the existing
height limit for attached and detached ADUs that meet certain conditions. AB 2221 clarifies existing ADU law to
close procedural and permitting loopholes for approving ADUs, including the requirement for approving or
denying applications within 60 days of application submittal and providing a full set of comments and remedies
to applicants with denied applications. Additionally, AB 2221 adds front setbacks to the list of local development
standards that local governments cannot impose if they would preclude construction of an attached or detached
ADU of at least 800 square feet, which is at least 16 feet in height and that has at least four-foot side and rear
yard setbacks.

The Lodi Municipal Code Section 17.36.130 defines requirements for Accessory Dwelling Units. The City updated
the Accessory Dwelling Unit ordinance in 2021 for compliance with recent changes to State law. Under the
updated ordinance, the City approves by ministerial action up to one attached or detached accessory dwelling
unit and one junior accessory dwelling unit on a single parcel in all zones that allow residential uses, in
compliance with State law.
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4. Constraints

Several factors may constrain the development of housing, particularly housing affordability. These factors can
generally be divided into “governmental constraints,” or those that are controlled by federal, state, or local
governments, and “nongovernmental constraints,” factors that are not generally created or affected by
governmental controls. Nongovernmental constraints are determined by market factors including land prices,
construction costs, materials costs, labor costs, availability of financing, and interest rates.

Analyzing governmental and nongovernmental constraints can help to develop policies and programs that lessen
constraints to residential development and ensure that local housing needs are met.

Nongovernmental Constraints

Mortgage and Rehabilitation 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/ethnicity of the applicants. This applies to all loan applications for
home purchases and improvements, whether financed at market rate or with government assistance.

Financing for affordable housing projects and programs are available through Federal, State, and local funding
sources. Funding through these programs can help developers, local governments, and non-profit organizations
offset the cost to build new affordable housing units, preserve or rehabilitate existing affordable housing, and
fund programs that offer homebuyer assistance to low-income households.

Mortgage interest rates have a large influence over housing affordability. Higher interest rates increase a
homebuyer’'s monthly payment and decrease the range of housing that a household can afford. Lower interest
rates result in a lower cost and lower monthly payments for the homebuyer. As shown in Figure 2 in the past 10
years, mortgage rates across the United States remained relatively steady (between 3.5 and 4.8 percent through
2019, then dropped below three percent between 2020 and 2021). During 2022, mortgage rates increased
significantly, reaching a high of 7.08 percent for a 30-year fixed-rate mortgage (FRM) at the end of 2022. In 2023,
mortgage rates started to decline slightly, but still remain high compared to rates over the past 10 years, making
it difficult for households to purchase a home.

When interest rates rise, the market typically compensates by decreasing housing prices. Similarly, when interest
rates decrease, housing prices begin to rise. There is often a lag in the market, causing housing prices to remain
high when interest rates rise until the market catches up. Lower-income households often find it most difficult to
purchase a home during this period.
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Figure 2 Historical Mortgage Rates in the United States (2013-2023)
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Source: Freddie Mac Primary Mortgage Market Survey

Interest rates are determined by national policies and economic conditions and there is little that a local
government can do to affect these rates. However, to extend home buying opportunities to lower-income
households, jurisdictions can offer interest rate write-downs. Additionally, government insured loan programs
may be available to reduce mortgage down payment requirements.

Beginning in 2022, the Federal Reserve began raising interest rates to attempt to control inflation. Where
financing is available, construction capital seems to be directed at the best transactions, particularly those with
large, established, and well-capitalized sponsors. Given recent trends of increasing interest rates, the availability
of financing is likely to be more of a constraint on new housing construction during this Housing Element
planning period than it has been in recent years.

Cost of Land

The cost of land can be a major impediment to the production of affordable housing. Land costs are influenced
by many variables, including land scarcity and developable density (both of which are indirectly controlled
through governmental land use regulations), location, site constraints, and the availability of public utilities. For
example, current listed land prices for parcels that are ten acres or more cost $36,222 per acre in Lodi. In
comparison, large parcels in San Joaquin County on average cost $28,044 per acre. This is often because sites
have access to utilities and/or occupied by existing uses that generate revenue to property owners. As shown in
Table 1 and Table 2, smaller sites (under 10 acres) have a much higher cost-per-acre than larger parcels.

Table 47 shows the average listed land prices in Lodi for large and small sites in May 2023. The table considers
four small sites and nine large sites and provides the average cost per acre. The properties range from 0.28
acres for $310,000 ($1,107,142 per acre) to 212 acres for $3,776,670 (517,747 per acre). The average price per
acre for all listed land is $273,164.

Table 47 Lodi Land Prices (Listed)

Less than 10 acres $509,529
10 or more acres $36,800
Average $/acre $273,164

Source: Zillow, Inc., 2023.
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Table 48 shows the average land prices sold between July 2022 and July 2023 in Lodi for large and small sites.
The table considers nine land sale prices within Lodi, ranging from 0.08 acres for $150,000 ($1,875,000 per acre)
to 42.2 acres for $1,736,400 ($41,118 per acre). The land prices based on properties sold are significantly higher
than the listed prices when considering parcels less than 10 acres. The majority of small parcels sold during this
period were less than a quarter of an acre and are centrally located, resulting in a high price per acre ($1,065,503)
compared to land prices for larger sites ($31,733). The average sale price per acre for all land sold was
$720,913.

Table 48 Lodi Land Prices (Sold)

Lot Size Average Price per Acre (Sold)

Less than 10 acres $1,065,503
10 or more acres $31,733
Average $/acre $720,913

Source: Homes.com, July 2023.

Construction Costs

Single-Family Homes

Various factors can affect the cost of building a single-family house, including the type of construction, custom
versus tract development, materials, site conditions, finishing details, amenities, square footage, and structural
configuration. These factors create a wide variation in construction costs. A single-story, 1,950-square-foot
home could be constructed in Lodi for $257,400, including land cost, permit and development impact fees, site
preparation, and other miscellaneous costs, excluding developer fee or profit.1?

Multifamily Homes

Contacts with multifamily housing developers in the Lodi region indicate that construction costs for multifamily
housing units, including land and site preparation costs, materials and labor, fees, and related expenses, are
discouraging for new construction. The estimated construction costs for a 1,000-square-foot unit in a 12-unit
development is approximately $250,000 (per unit) which includes land cost, permit and development impact fees,
site preparation, and other costs, excluding developer fee or profit."

Construction and Approval Times

Governmental Constraints

Local policies and regulations impact the price and availability of housing and subsequently the provision of
affordable housing. Land use controls, site improvement requirements, fees and exactions, permit processing
procedures, and other factors can constrain the maintenance, development, and improvement of housing. This
section discusses potential governmental constraints, as well as policies that encourage housing development in
the city.

10 Housing Authority of San Joaquin County, Personal Communication, July 21, 2023.
" Housing Authority of San Joaquin County, Personal Communication, July 21, 2023.
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The City of Lodi adopted its Development Code on December 7, 2022. The analysis below is based on the
standards set out in the Development Code.

General Plan Designations and Permitted Densities

The General Plan Land Use Element was updated as part of the comprehensive General Plan update in 2010. The
Element sets forth the City's development policies. These policies, as implemented by the Development Code
(Title 17 of the Lodi Municipal Code), establish the amount of land allocated for residential and other uses within
the city. The Land Use Element establishes 14 land use designations in total, including six that allow residential
uses: Low-Density Residential, Medium-Density Residential, High-Density Residential, Downtown Mixed-Use,
Mixed-Use Corridor, and Mixed-Use Center, and some limited residential use in Commercial, Industrial, and
Overlay Districts (see Table 49). The 2010 General Plan emphasizes a dense, mixed-use downtown as well as
mixed-use development along the city’s major corridors: Kettleman and Cherokee lanes and Lodi Avenue.

Table 49 Development Standards, by Land Use Designation

Residential Density (du/ac)/ Floor Area
Land Use District Ratio (FAR) Corresponding Zoning District

Residential - -
Low-Density Residential 2-8 RLD
Medium-Density Residential 8-20 RMD
High-Density 15-35 RHD
Mixed-Use - -
Downtown Mixed-Use 8-35/3.0 DMU
Mixed-Use Center 8-35/1.0 MCE
Mixed-Use Corridor 2-35/1.2 MCO
Commercial -

Community Commercial FARO0.4 CcC
General Commercial FAR 0.6 GC
Office FAR 0.6 0
Industrial

Industrial District FAR 0.6 M
Business Park FARO0.4 BP
Overlay - -
Planned Development - PD

Source: Lodi Development Code, Adopted December 2022.

Medium- and high-density residential, as well as the mixed-use designations, all allow multifamily housing by
right. The Mixed-Use Corridor designation permits 100 percent residential development except along Cherokee
Lane and Lodi Avenue, where 25 percent and ground-floor frontage should be commercial active uses,
respectively. Likewise, the Downtown Mixed-Use designation requires ground-floor active uses. Still, the range of
districts that permit residential development and the densities they offer (2-35 units per acre) allow for a variety
of housing types and therefore do not serve as a constraint to housing development.
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Smart Growth and Transit-Oriented Development

Both the General Plan, adopted in April 2010, and the Transit-Oriented Design (TOD) Guidelines for Downtown
prioritize locations for high-density development. The first guiding principle of the General Plan seeks to maintain
the city's compact form, with virtually all new development located within three miles of downtown. Lodi’s
downtown and major transit and commercial corridors (including Lodi Avenue, Cherokee Lane, and Kettleman
Lane) are priority areas for high-density and mixed-use with primarily residential development in order to
capitalize on access to transit, public facilities, and services. New growth areas are focused on mixed-use
centers that envision a range of housing choices (including high-density development, appropriate for below-
market-rate housing). Three new schools and several parks are intentionally located next to mixed-use centers
and the highest residential densities to promote walkability and access to services. The General Plan and TOD
Design Guidelines serve to remove constraints on affordable housing by supporting all housing choices,
including high-density.

Zoning Standards and Permitted Housing Types

The Development Code regulates the type, location, density, and scale of residential development and exists to
protect and promote the health, safety, and general welfare of residents. In addition, the Development Code
serves to preserve the character and integrity of existing neighborhoods.

The development standards contained in the City's Development Code are consistent with other cities of Lodi's
size and character. Examples include maximum lot coverage from 45% to 60% and floor area ratios (FAR) ranging
from 0.6 to 3. There are also height limits of 35 feet in low- and medium-density designations and 60 feet in high-
density zones. Table 53 summarizes these development standards.

The City anticipates issuing an RFQ in 2023 for the creation of objective residential design standards, expansion
of housing typologies to include the “missing middle” and implementation of a streamlined ministerial approval
process.

Zoning and Fee Transparency

As required by State law, the City has posted the existing Development Code and fee schedule on the City
website.

Development Standards

Table 50 shows the development standards and residential uses permitted by zoning district. Symbols in the
table represent the following: A - allowed use; UP - use permit required; MUP - minor use permit required; X -
use not allowed. In the Planned Development district, the development standards will vary depending on the
requirements of the underlying zoning district.
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Table 50 Residential Development Standards and Permitted Housing Types

Zoning District
Max Density (du/ac) /
Floor Area Ratio FAR3.0 FAR1.0 FAR1.2 FAR0.60  FAR0.60  FAR0.60 varies
Min Lot Size (sq ft) - ;
single family1( qft) 5,000 5,000 4,000 None None 8,000 8,000 sq. ft. 8,000 sq. ft. 10,000 varies
Min Lot Width (ft)2 50 50 50 None None 0 Wig:etr’)y 100 75 75 75 varies
Front Yard Setback (ft) 15 15 15 None None 10 10 10 10 varies
Side Yard Setback (ft) Nong or20
5 5 5 None None 5 None None i ad{?)cent varies
residential
Rear Yard Setback (ft) None or 20
None., or10 None or 10 None or 10 if adjacent .
10 10 10 if o 10 o 10 varies
_— if residential if residential to
residential e
residential
Building Coverage (%) / i
Floor Area Ratio 45 50 60 3 1 1.2 FAR0.60 FAR0.60 FAR0.60 varies
Max Building Height (ft) 35 35 60 75 75 60 35 35 70 varies
Parking (spaces/unit) Varies, see discussion below.
Permitted Housing Types
Single-Family Dwelling A up up X X up X X X varies
Two-Family Dwellings X A A X X A X X X varies
(duplex)
Multifamily (3 or more X A A A A A X X X varies
dwelling units)
Accessory Uses A A A A A A X X X varies
Caretaker Quarters X A A X X X X UupP X varies
Home Occupations MUP MUP MUP MUP MUP MUP X X X varies
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Zoning District

Live/Work Projects X uP uP A A A X X X varies
Seasonal Farmworker X A A X X X X X X varies
Housing

Transitional/Supportive A A A A A A X X X varies
Housing

Accessory Dwelling Units A A A A A A X X X varies
(ADUSs)

Residential Shelters A X up varies
Mobile Homes/RV Park X X uP X X X X X X varies

Source: Lodi Development Code, Adopted December 2022.
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Yards and Setbacks

Yard and setback requirements are consistent with permitted densities in residential zones: 15 feet in front, 10
feet in rear, and five feet on each side. Yard and setback requirements within the other zoning districts are typical
in comparison with most jurisdictions.

Building Coverage

The City's building coverage standards are reasonable related to the density provisions in each residential zone.
In residential zones, permitted building coverage ranges from 45 percent in the RLD zone (low density) to 60
percent in the RHD zone. Building coverage pertains to the primary (main) building, any accessory structures, and
front driveway.

Lot Size and Lot Area per Dwelling Unit

In zones designated for residential low- and medium-density, minimum lot size is 5,000 square feet. Zones
allowing high-density residential development have a minimum lot size of 4,000 square feet.

Building Height

Permitted building heights range from 35 feet in low- and medium-density zones to 60 feet (four stories) in the
high-density zone. Residential uses are allowed in the General Commercial and Office zones, which have a
maximum building height of 35 feet. In the industrial zone, the maximum building height increases to a maximum
of 70 feet. In the city’s mixed-use districts (DMU, MCO, and MCE), the maximum building height ranges from 60
(five stories) to 75 feet (six stories). Lodi's Development Code includes a provision for exceptions to standard
height limitations for non-habitable architectural elements and structures.

In the RMD zone, structure height in limited to 35 feet, which poses a potential constraint to achieving maximum
density. Program 1.11 commits the City to revising development standards to allow three story residential uses
in the RMD zone.

Parking Standards

Lodi's minimum parking requirements are based on the gross floor area of a use. Where a site has multiple
tenants, the minimum number of parking spaces is based on the aggregate number of parking spaces required
for each separate use.

The minimum parking requirements are two spaces within a garage for a single-family home and two covered
spaces per unit for a duplex. The requirements for a multifamily dwelling are one covered space per one-
bedroom unit or two spaces per two-bedroom unit, plus one uncovered guest space for every two units. For
senior housing projects require a minimum of 0.75 spaces for each unit with half the total spaces covered, plus
one guest parking space for each ten units. Few parking spaces are required for senior congregate care facilities,
which requires 0.5 space for each residential unit, plus one space for each four units for guests and employees.
The City's parking ratios are reasonable in relation to the likely demand for parking from different residential
uses.

The City allows variations to these parking requirements. When two or more adjacent nonresidential uses have
distinct and different peak parking usage periods, a reduction in the required number of spaces may be allowed.
Other reductions in parking may be allowed through granting of a use permit so long as the justification for
needing fewer parking spaces is well documented, the parking reduction will not adversely affect the other
adjacent businesses or uses, and the modified parking is consistent with other uses of similarly intensity.

Parking for Emergency Shelters

Regarding emergency shelters, State law limits parking requirements to no more than is sufficient to
accommodate all staff working in the shelter, provided that the standards do not require more parking than other
residential or commercial uses within the same zone. The Development Code does not specify parking standards
for emergency shelters separate from other multifamily uses and is currently out of compliance with State law.
Program 1.15 commits the City to adopting parking standards for emergency shelters that meet State

requirements.
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Cumulative Impact of Land Use Controls

When considered cumulatively, development standards related to setbacks, height, lot coverage, and parking for
high density and mixed use zones do not constrain a developer’s ability to achieve the maximum density in the
zone. This is due to the combination of generous height and lot coverage requirements in these zones. However,
limiting development in the medium density residential zone to two stories and 50 percent lot coverage is a
potential constraint to achieving the maximum allowed density of 20 dwelling units per acre. In response to this
potential constraint, Program 1.1 commits the City to updating the Development Code to allow three story
residential development in the RMD zone.

Design Guidelines

The City provides a list of residential design guidelines in the Development Code to assist project designers and
property owners in understanding and implementing the City’s goals for attaining high quality residential
development. These guidelines are also intended to help preserve the traditional character of the city’s historic
neighborhoods. The primary goals of the Lodi residential design guidelines are to encourage well designed
residential neighborhoods that residents enjoy living in, which:

e Reduce the visual dominance of the automobile;

Promote pedestrian activity;

Create variety and interest in the appearance of residential streets;
Provide community open space; and

e Protect significant features of the natural environment.

The Design Guidelines, adopted in 2013, are detailed and include illustrations to assist project designers.
However, many of the guidelines are subjective and lack the clarity and approval certainty required to avoid
delays in the approval process. In response to this potential constraint, the City is committed to adopt objective
design standards for affordable multifamily development (Program 1.1) and a ministerial review process for
affordable housing developments eligible for streamlined processing under SB 35 and SB 330 (Program 4.5).

Development Standard Conclusion

overcome potential constraints, the City should adopt parking requirements for emergency shelters in
compliance with State law, allow three story residential use in the RMD zone, and adopt objective design
standards for by right multifamily uses.

Development Process

Growth Management Allocation Ordinance

In 1991, the City adopted a Growth Management Allocation Ordinance (GMAO) to regulate the location, amount,
and timing of residential development. The ordinance establishes a residential density allocation system, with
the goal of promoting designated percentages of the mix of housing types listed in Table 51. These percentages
were derived from the breakdown of existing housing units in Lodi when the ordinance was first conceived in
1989.
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Table 51 Growth Management Ordinance Breakdown by Density

2022 Growth Management

Housing Type Units/ Acre Percentage
Low-Density <8 44
Medium-Density 8.1t020 28
High-Density 151035 28
Total - 100

Allocation Units
216.0

137.5

137.5

491

Source: Lodi Development Code, Adopted December 2022.

As stated in Chapter 15.34 of the Municipal Code, the maximum number of housing units approved each year by
the City reflects a two percent increase in population. Unused permits rollover to the next year (for up to three

years) and there is no annual limit on the number of resulting permits that may be used.

The allocation for a given year is calculated in the following manner: Lodi’s Department of Finance (DOF)
population estimate x 0.02 = Lodi's DOF estimate of persons per household = number of allocations. For
example, the city population was 66,305 in 2022, and new DOF numbers show Lodi at 2.7 persons per household
in 2022. Calculate two percent of the city's current population: 66,305 x 2% = 1,326.1. Divide 1,326.1 by the
average number of persons per household: 1,326.1 / 2.7 = 491.1, meaning that, for the year 2022, 491 new
allocations became available. To calculate allocations by density, divide these 491.1 (491) units into the three
housing types: 44 percent low-density; 28 percent medium-density; 28 percent high-density. This breakdown by
density establishes an upper limit for the number of permits each year, which potentially constrains the City’s

ability to meet the lower income RHNA.

Assuming that Lodi's population continues to grow at between one and two percent, development permits for
approximately 3,928 units may become available between 2023 and 2031. These allocations slightly exceed the

RHNA for the planning period, which is 3,909.

Table 52 summarizes currently available allocations and potential allocations that may become available during
the planning period, as discussed in the previous paragraph. As of 2023, 763 allocations remain for low density,
399 remain for medium density, and 478 remain for high-density. Considering the estimates in Table 52, more
than 5,000 total allocations may be available for development, however because allocations are only maintained
for three years, many of the current 1,640 available allocations, as well as those issued early in the planning
period, may expire during the planning period. Although the estimated number of total allocations exceeds the
RHNA for the planning period, because allocations expire after three years, the GMAO is considered a potential

constraint to the City’s ability to meet the RHNA.

Table 52 Remaining Growth Management Allocation

Housing Type 2023 Remaining Allocations
Low-Density 763
Medium-Density 399
High-Density 478
Total 1,640

Source: Lodi Development Code, Adopted December 2022, Mintier Harnish, 2023.

1,728
1,100
1,100
3,928
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SB 330

Signed into law in 2019, SB 330 restricts a jurisdiction from reducing residential zoning, enforcing new subjective
design standards, imposing a moratorium on residential development, or limiting the number of
approvals/permits that can be issued. Regarding the restrictions on limits to the number of approvals or permits
issued, the bill provides exceptions as follows,

“an affected county or affected city may enforce a limit on the number of approvals or permits or a cap on the
number of housing units that can be approved or constructed if the provision of law imposing the limit was
approved by voters prior to January 1, 2005, and the affected county or affected city is located in a
predominantly agricultural county. For the purposes of this subparagraph, “predominantly agricultural county”
means a county that meets both of the following, as determined by the most recent California Farmland
Conversion Report produced by the Department of Conservation:

(i) Has more than 550,000 acres of agricultural land.

(ii) At least one-half of the county area is agricultural land.

The GMAO was passed in 1991, prior to the January 1, 2005, threshold identified in the above provision.
Additionally, the most recent California Farmland Conversion Report determined that, of the 912,600 total acres
in San Joaquin County, agricultural land accounts for 747,944 acres, or approximately 82 percent of the county.
Because the GMAQ was passed by voters before 2005, and the city is located in a predominantly agricultural
county, the City is exempt from SB 330's restriction growth management allocations. Provisions of SB 330
related to restrictions on downzoning, enforcing subjective design standards, and imposing moratoriums on
residential development, however, still apply to the City.

Amendments to the GMAO to Respond-to ConstraintsExemptions from the GMAO

In recognition of potential constraints, the following are exempt from requirements for Growth Allocations:

e Commercial and industrial projects.

e Senior citizen housing.

e Construction of a new or replacement of a single-family home.

e Reconstruction of any residential unit that was originally constructed with a Growth Allocation.
e Residential project of four (4) units or less, including attached and detached units.

e  Accessory Dwelling Units.

e Emergency Housing.

Further, between 2021 and 2023, the City amended the GMAO to address potential constraints and streamline
procedures for processing applications. These amendments included, but were not limited to, the following:

e Allowing applications for Growth Allocations to be accepted at any time of year, replacing the prior once-
a-year application process.

e Allowing applications for Growth Allocations to proceed directly to City Council, rather than first being
reviewed by the Planning Commission and then being forwarded to the City Council for approval.

¢ Allowing for the City Council to issue Growth Allocations early in the process for projects on lands that
are not yet annexed into the City, subject to their successful annexation.

Conclusion

The City has worked to overcome potential constraints imposed by the GMAO, including exempting accessory
dwelling units, senior housing, emergency housing, and small residential projects from the allocation system.
Additionally, the City provides an approval process without subjective findings for approval and approves
allocation requests as applications are received, rather than annually. Finally, the City offers future allocations to
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be assigned to larger projects that are expected to take longer than three years to develop and would otherwise
have to apply for an extension.

Despite these efforts, Tthe Growth Management Allocation Ordinance presents potential constraints to
development during this planning period related to the three-year expiration of allocations. Although there may
be more than enough available allocations to meet housing demand, because allocations expire, this is not
guaranteed.

To address potential constraints, Program 1.2 commits the City to amend the Growth Management Allocation
Ordinance to exempt housing units affordable to extremely low-, very low-, or low-income households with long-
term affordability restrictions, as well as to provide a staff-level ministerial process for approving extensions to
existing allocations. Amendments to the Growth Management Allocation Ordinance are to take place within one
year of adoption of the 2023-2031 Housing Element and an evaluation of implementation is to take place by the
end of the planning period.

Development Review Process

A city's development review process—the steps and the time that it takes to review and make a decision on a
development application—can serve as a constraint to residential development. This section explains the City of
Lodi's development review practices.

Administrative Deviations

Minor deviations from the provisions of Lodi's Development Code are approved through the processing of an
administrative deviation. This process requires the submittal of an application and involves review and approval
by Community Development and Public Works and Electric Utility Department staff only or can be referred to the
Planning Commission and can be submitted for land located within any zoning district. Administrative deviations
are issued only because of special circumstances such as location, shape, size, surroundings, topography, or
other constraints that obstruct development of a site. Lodi's Development Code identifies the only modifications
for which an administrative deviation can be issued. These modifications include off-street parking requirements,
setback requirements, area and width requirements, height requirements, and landscaping requirements.
Modifications are only allowed up to a certain percentage of the standard requirements.

Site Plan and Architectural Approval

The development review process includes site plan and architectural approval for certain development projects
by the Site Plan and Architectural Review Committee (SPARC). The purpose of this review is to ensure
compliance with the Development Code and promote orderly development. Projects required to obtain site plan
and architectural approval for sign permits, site plan and architectural approval for multiple single-family homes,
and site plan and architectural approval for commercial and industrial buildings. More specifically, SPARC review
is required for the following:

e More than five single-family detached homes developed as a subdivision in the RLD zoning district.
Multifamily dwellings in the RMD and RHD zoning districts. Temporary structures that will be removed
within one year.

e Substantial additions and alterations in the RMD and RHD zones. Nonresidential development containing
up to 10,000 square feet of total gross structure area. Nonresidential development containing 10,000
square feet or more of total gross structure area.

Site plan and architectural review is facilitated by the SPARC, which was established to assist the Planning
Commission in reviewing site plans and architectural drawings. Four of the five members are appointed by the
mayor, while the SPARC is appealable to the Planning Commission. The Planning Commission is the final
regulatory authority that issues decisions on most developments within the city. SPARC meetings are open to the
public and are publicly noticed.

Applicants are required to submit the following information to the committee:

e Asite plan;

72 October 2023



HCD Review Draft - Constraints City of Lodi | 2023-2031 Housing Element Update

e Proposed landscaping, fencing, and/or screening;
e Location of ingress and egress;

o  Off-street parking and loading facilities; and

o Drawings or sketches of the exterior elevations.

These requirements are relatively easy to meet and do not add significantly to the cost or time required for site
plan review since these elements are already required for planning and building approval processes and proceed
in parallel. The SPARC meets twice monthly. The review process proceeds as follows:

Planning staff reviews site plan and architectural review applications to determine if projects require
discretionary approval from the Planning Commission in addition to site plan and architectural review.
Discretionary approval may be required if a project needs a use permit or variance. Condo conversions would
trigger a use permit, however, there has been no interest in development of condos in recent years due to market
conditions.

If it is determined that discretionary approval is required, the application in question is sent to the Planning
Commission for review of the issue directly relating to the use permit or variance.

If the application falls into one of the categories requiring site plan and architectural review (but does not require
discretionary approval), it is reviewed by the SPARC.

The approval body, whether the Planning Commission or the SPARC, has the power to approve or disapprove the
application or to approve the application subject to compliance with modifications or conditions to comply with
the City's Municipal Code and other applicable laws and regulations. Findings for SPARC approval are contained
within Municipal Code Section 17.40.020 and are listed below.

17.40.020(E) Findings and Decision. The applicable review authority may approve a site plan and architectural
approval application only after first finding that:

1. The design and layout of the proposed project would:

a. Be consistent with the development and design standards/quidelines of the applicable zoning district;

b. Not interfere with the use and enjoyment of neighboring existing or future developments, and not create
traffic or pedestrian hazards;

c. Maintain and enhance the attractive, harmonious, and orderly development contemplated by this
development code; and

d. Provide a desirable environment for its occupants, neighbors, and visiting public through good aesthetic
use of durable materials, texture, and color.

2. The proposed development:

a. Would not be detrimental to the public health, safety, or welfare or materially injurious to the properties or
improvements in the vicinity; and

b. Has been reviewed in compliance with the California Environmental Quality Act (CEQA) and the Lodi
Environmental Review Guidelines.

: : e ding 3 epial-The required findings outlined
above work to ensure conS|stencv W|th the General PIan and Munlcmal Code and create a safe and healthy built
environment. Many of the findings, however, are subjective and potentially constrain approval certainty.
Program- 1.1 commits the City to revising findings 17.40.020(E)(1)(b), (c) and (d) to remove subjective criteria.

The SPARC's decision may be appealed to the Planning Commission. Appeals must be filed in writing, with a
$300 fee, within 10 days of the SPARC's decision. Beginning in 2024, the appeals fee will increase to $969.
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Development Review Time Frame

The development review time frame is affected by several factors. Some of these factors, such as the amount of
time it takes to (a) determine the completeness of an application, (b) determine if environmental review is
necessary, and (c) approve or disapprove a project from the date environmental review is complete or
determination of categorical exemption is made, are within the control of jurisdictions. Other factors, such as the
time it takes to gather application materials or complete an environmental document, are largely in the hands of
developers. Still other factors such as the availability of project financing are dependent upon the state of the
economy.

The City complies with State law by taking only five to 10 days to determine whether an application is complete
and five to 10 days to determine if environmental review is required (the State allows up to 30 days for both of
these steps) as well as only 180 days when an EIR is required or 60 days when a negative declaration is made (or
the project is exempt from CEQA) to approve or disapprove a project (see Table 53). However, typically, project
approvals take longer because of the factors discussed above that are out of the City's control as well as
additional steps such as conditional use permits and construction permits that may be required.

A typical large single-family subdivision will require a residential allocation, tentative and final tract map,
environmental review (negative declaration or EIR), Planning Commission review, City Council review (if a
Planning Commission decision is appealed), and construction permits (building, grading, etc.). From start to
finish, the process will typically take six to 12 months. A large or complex project, particularly one triggering
state or federal environmental mandates, can take longer. A typical multifamily development will require a
residential allocation, environmental review (negative declaration or EIR), SPARC review, and construction
permits (building, grading, etc.). From start to finish, the process will typically take four to six months.

One to four single family homes, Accessory Dwelling Units (ADUs), and small multifamily structures of two to
four units are only required to obtain building permits.

Table 53 Development Review Process Time Frame

Timeframe for Review (Maximum number of days to approve)

To Determine To Determine To
Type of Approving Completeness of Environmental Approve/Disapprov
Development Type of Approval Authority Application Review e Project
ADUs and Single-
family (4-unit Over the counter
subdivision or approval.
less)

Single-Family (5+
unit subdivision)

180 days if EIR
required (only 90 if
49% or more units

Multifamily (no
zone change)

Multi-Family (PD Permitted by right  Planning Division 5—10dbusiness 51 Odbusiness adre afffordable)t;. 60
zone change) ays ays ays if a negative
declaration

required or exempt

ﬁgflcl);?nagble from CEQA

Senior Housing

State-Defined . . )

: . Planning 5-10 business 5-10 business _
Large Licensed Use Permit Commission days days 6-12 weeks

Residential Care

Source: City of Lodi 2023.
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Constraints to Housing for Persons with Disabilities

Given that persons with disabilities frequently have difficulty finding housing that meets their needs, the State
requires special analysis of governmental constraints to housing for persons with disabilities.

Zoning and Land Use Policies and Practices

Lodi's Development Code permits certain detached and attached accessory uses and various projections into
yards and setbacks. While the Development Code does not specifically indicate that facilities for access by
persons with disabilities are permitted, accessory uses such as ramps or lifts for handicapped accessibility are
similar to the permitted uses that are specified. Requests for reasonable accommodation are approved
administratively (without the requirement for a public hearing or other special review) unless the nature of the
request triggers a major design review, which is unlikely. The City has defined family as “one or more persons
occupying a premises and living as a single housekeeping unit, as distinguished from a group occupying a
lodging house or hotel,” which complies with State law requirements.

Ordinance no. 1916 was passed November 4, 2015. It provides a procedure to request reasonable
accommodation for persons with disabilities seeking fair access to housing under the Federal Fair Housing Act,
Americans with Disabilities Act, and the California Fair Employment and Housing Act (the Acts) for the provision
for relief from land use, zoning, or building regulations that may constrain the housing for persons of disabilities.
As stated in Chapter 17.67 of the Municipal Code, a request for reasonable accommodation may be made by any
person with a disability, their representative, or any entity, when the application of a zoning law or other land use
regulation, policy or practice acts as a barrier to fair housing opportunities. A request for reasonable
accommodation may include a modification or exception to the rules, standards and practices for the siting,
development and use of housing or housing-related facilities that would eliminate regulatory barriers and provide
a person with a disability fair access to housing of their choice. Requests are reviewed by the Director of
Community Development, or designee, with a written determination given no more than 45 calendar days later.
The City does not charge a separate fee for such consultation. Reasonable accommodations requests are
subject to a building permit. A procedure for appeals is described in the ordinance.

The written decision to grant or deny a request for reasonable accommodation is based on consideration of the
following factors:

1. Whether the housing, which is the subject of the request, will be used by an individual defined as
disabled under the acts.

2. Whether the request for reasonable accommodation is necessary to make specific housing available to
an individual with a disability as defined under the acts.

3. Whether the requested reasonable accommodation would impose an undue financial or administrative
burden on the city.

4. Whether the requested reasonable accommodation would require a fundamental alteration in the nature
of a city program or law, including but not limited to land use and zoning.

5. Potential impact on surrounding uses.

6. Physical attributes of the property and structures.

7. Alternative reasonable accommodations which may provide an equivalent level of benefit.

Imposing subjective requirements related to impacts on surrounding uses and the physical attributes of the
property and structure are constraints to approval certainty. Program 1.1 includes an action to remove subjective
criteria for approving reasonable accommodation requests that constrain approval certainty, including findings
17.67.050(A)(5) and (6).

On- and Off-site Improvement Standards

Site improvements are an important component of new development and include roads, water and sewer, and
other infrastructure necessary to serve the development. Improvement requirements are regulated by the City's
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Subdivision Ordinance. Within the existing city limits, off-site improvement requirements are typically limited
because the infrastructure needed to serve infill development is already in place. Where off-site improvements
are required, they typically relate to local improvements to existing facilities to accommodate higher-density
development or to repair or replace aged infrastructure.

Street Improvements

Street improvement standards can have a significant impact on housing cost. The cost of providing streets for
new residential developments, in turn, is primarily influenced by the required right-of-way width, pavement width,
and pavement improvement standards. Table 54 summarizes Lodi’s right-of-way and pavement requirements for
the hierarchy of streets-Minimum pavement widths of 50 feet or more for collector streets and 40 feet of more
for residential streets are common among local jurisdictions. Lodi’s Subdivision Ordinance includes a provision
for reimbursement to developers for excess widths of street construction, more than 68 feet for construction of
new streets, and widening in excess of half of the adjacent side of the right-of-way.

Related to infill development, infill areas are adequately served by existing infrastructure. Typical residential infill
projects are only required to complete improvements along the street frontage. Required street improvements
include curbs, gutters, sidewalks, and driveways. The minimum sidewalk improvement standard of 5.5 feet is
consistent with accessibility requirements for persons with disabilities and is adequate for ensuring pedestrian
access in residential areas. Planting strips equaling 2 percent of the 5.5-foot swath are also required.

Table 54 Street Standards

Street Type Required Right of Way (ft) Required Pavement Width (ft)

Minor Residential 50 36
Standard Residential 55 40
Minor Collector 60 44
Major Collector 68 52
Secondary Arterial 80 64
Minor Arterial 94 78
Major Arterial 118 102

Source: City of Lodi Department of Public Works, Public Improvement Design Standards, 1991.

Typical street improvements and estimated costs are listed below. Costs related to typical street improvements
comprise a nominal percentage of total construction costs and are not a constraint to development.

12 https://www.lodi.gov/DocumentCenter/View/320/135-Vertical-Type-Curb-Gutter-Sidewalk-and-Residential-Driveway-PDF
'8 https://www.lodi.gov/DocumentCenter/View/320/135-Vertical-Type-Curb-Gutter-Sidewalk-and-Residential-Driveway-PDF
'4 https://www.lodi.gov/DocumentCenter/View/416/203-Wastewater-Service-PDF

'S https://www.lodi.gov/DocumentCenter/View/449/403-1-Inch-Water-Service-PDF
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Energy Conservation

Energy conservation is encouraged in new subdivisions. Designs of new subdivisions must provide for future
passive or natural heating/cooling systems.

Drainage

Lodi requires that developers of residential subdivisions prepare a grading plan and a master storm drainage
plan for the area associated with the tentative map. Grading plans must show the elevation and drainage
direction a minimum of 100 feet outside the boundary of the proposed map/area. It is required to include erosion
and sediment control measures. No inter-lot or cross drainage is permitted so all water should drain to the public
street or public drainage facility. Upon completion of the grading, the applicant must provide an as-built grading
plan. Storm drains must conform to the City's master storm drainage plan. Any facilities within the subdivision
that are not part of the City’s master plan are the developer’s responsibility. However, the City Council has the
ability to grant credits to developers for storm drain lines and manholes that developers construct. Payment of
mitigation for drainage impacts is included in the City's development impact fee.

Landscaping and Lighting

Residential subdivisions must have landscaping, including street trees, landscaping with irrigation in common
areas or open space areas, and any additional landscaping required by the reviewing authority. To the extent
possible, plant materials should be drought-resistant or drought-tolerant. Streetlights must also be installed,
pursuant to City policy and approved by the Utility Department.

Sanitary Sewers

Each parcel in the subdivision should be provided connection to public utilities including electricity, gas, water,
wastewater, and telecommunications. With each subdivision, a master sanitary sewer plan must be created by
the applicant to comply with the City’s design standards and master sanitary sewer plan. Installation is required
to comply with the current City policies and standards. In the event that developers are asked to construct
oversized facilities, the City of Lodi has established a mechanism by which the developer is reimbursed for
excess improvements. As part of the development impact fee paid by developers, funding, in part, for
construction, operation, and maintenance of citywide sanitary sewer facilities is provided.

Potable Water

Internal water transmission pipelines and appropriate off-site connection facilities are required for all proposed
development. The applicant must submit a master water plan that conforms to the current City master water
plan. Similar to the process for sanitary sewers, in the event that developers are asked to construct oversized
facilities, the developer is reimbursed for excess improvements. The City also levies a development impact fee
that is used, in part, to construct, operate, and maintain citywide water system facilities.

Community Improvement (formerly Code Enforcement)

The Building Department provides assistance to applicants and owners in meeting state and local codes by
publishing compliance forms, handouts, and worksheets and through the plan check process. The City's
Community Improvement (formerly Code Enforcement) Unit within the Community Development Department
administers the code enforcement program that works to bring substandard homes into compliance with all
applicable building and health and safety codes. The unit works closely with the Lodi Improvement Committee in
developing improvement programs. The City institutes a code enforcement tool through its website, allowing
community members to report violations and track progress in rectifying the program. This tool assists in
increasing reporting of violations, as well as increasing accountability for the City in issuing violations or
warnings and for property owners to bring their properties into compliance.
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Planning and Development Fees

Development Impact Fees

The City of Lodi levies development impact fees for all the various municipal facilities and services under the
City's jurisdiction. Although requiring developments to either construct site improvements and/or pay pro rata
shares toward the provision of infrastructure and public services is common practice, these requirements
nonetheless result in increases to the cost of housing development and in turn, the final sale price or rent of
housing. Despite the initial cost that impact fees impose on new homes, such fees are necessary to protect the
public health and safety.

Calculating Fees: Residential Acre Equivalent

Development impact fees can serve as a constraint to affordable housing development. Lodi's current fee
program shown in Table 55 incentivizes development through a reduced fee schedule, as well as incentivizes
multifamily development by decreasing fees as density increases.

Table 55 Development Impact Mitigation Fees ($/acreunit)

Water Meter $300-$11,520 $300-$11,520 $300-$11,520
Water $3,124-8166,624 $3,124-8166,624 $3,124-8166.624
Wastewater $4,597-$245.162 $4,597-8245.162 $4,597-$245.162
Storm Drain Zone 1 $1,937 $969 $781
Storm Drain Zone 2 $6,002 $3,000 $2,419
Transportation $1,048 $569 $569
Police $883 $744 $620

Fire $558 $470 $392
Community Park $5,664 $4,770 $3,975
Neighborhood Park $3,944 $3,321 $2,768
General City $988 $832 $693
Electric $323-83,227 $323-$23,009 $323-823,009
Art in Public Places $8112 $94 $78
Wastewater Trunk Line $1,748 $1,472 $1,227
Non-Potable Water $764 $619 $523
Total (per dwelling unit) $20,298-8448,243 $17,411-8442,424 $15,975-8439.797

Note: Fees shown here reflect 2023 values, see Public Works for updated yearly fees.
Source: 2023 Lodi Planning Fee Schedule, accessed June 2023.

Planning Fees

The Community Development Department collects the fees listed in Table 56. Many of the fees include a base
fee as well as an hourly charge for staff time. The department operates on an hourly basis. The fee is a deposit

78 October 2023



HCD Review Draft - Constraints City of Lodi | 2023-2031 Housing Element Update

against expected time and cost to complete. The deposit amounts listed are averages, and more complex
projects require additional funds.

Table 56 Planning Fees

Planning and Application Fees

Administrative Deviation $350
Annexation $10,000-$20,000 + Hourly
Appeals $646-51,291
General Plan Amendment $5,000 + Hourly
Home Occupation $81
Nonresidential Condominium Conversion $2,000 + Hourly
Rezone $6,200 + Hourly
Site Plan and Architectural Review $4,843

Staff Consultation $161

Use Permit $4,036
Variance $1,291
Subdivision

Lot Line Adjustment $807
Tentative Parcel Map $4,843
Tentative Subdivision Map $5,000-$20,000 + Hourly

Environmental

Preliminary Environmental Assessment $290
Environmental Impact Report $10,000 + Consultant Cost
Negative Declaration $2,500 + Hourly

Notes: Any services not identified above may be subject to an hourly charge at the Planning Department’s blended hourly rate at the discretion of
the Community Development Director.

Source: City of Lodi User Fee Study, June 2023.

Total Fee Estimates and Comparisons

As discussed above, the minimum cost of developing a single-story 1,950-square-foot single-family home would
be an estimated $525,102, including land acquisition, finished lot expenses (curb/sidewalk), construction, and
fees (Lodi and other agencies combined). Based on data provided by local developer FCB Homes, A typical
single-family home would necessitate $18,948 in development impact fees, $11,468 in building fees, and $8,000
in planning fees. Therefore, City fees represent about 5.8 percent of the development costs.

A multifamily 1,000-square-foot unit in a 12-unit development would require development impact fees estimated
at $15,000 to 20,000 per unit and a range of $1,700 to $6,000 in planning and building fees. The cost of
developing such a unit is estimated at $250,000 including land acquisition, finished lot expenses (curb/sidewalk),
construction, and fees (Lodi and other agencies combined). Based on these estimates, the City's total fees are
estimated to be approximately 10 percent of total development costs.
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A review of planning fees from neighboring cities reveals that Lodi’s fees are in line with, if not lower than, those
charged in other San Joaquin County jurisdictions. While it is difficult to do a direct comparison of fees collected
across jurisdictions because the types of fees jurisdictions levy vary somewhat, Table 57 compares several
common fees. Parcel map and use permit fees are lower in Lodi compared to most nearby jurisdictions.
Annexations, appeals, general plan amendments, negative declaration, and rezone fees are all in line with those
charged in the surrounding jurisdictions. Given this information, the City's planning fees are not seen as a
constraint to residential development.

Table 57 Comparison of Fees Across Jurisdictions

Fee Category Lodi Elk Grove Galt Tracy Stockton Manteca
. $10,000-

A t '

nnexation $20,000 $18,800 $10,299 14,602 $20,000 $10,300
Appeals $646-$1,291 $3,000 $909 $358 $522 $3,083
General Plan Amendment $5,000 $1,000 $6,931 Hourly $5,225 $13,172
Negative Declaration $2,500 $2,500 $2,800 $1,841 $1,568 $3,150
Rezone $6,200 $1,000 $6,287 $3,241 $5,225 $9,295-315,605
Tentative Parcel Map $4,843 $5,875 $5,420 $9,464 $3,135 $5,420

. $2,202-

Use Permit ’

se Permi $4,036 $8,800 $10.4876 $6,871 $3,135 $9,247

Source: City of Lodi User Fee Study, June 2023.

Inclusionary Housing Ordinance

Inclusionary housing ordinances require developers to reserve a certain percentage of units for very low- and low-
income households as a way to ensure new development incorporates affordable housing. The City of Lodi does
not have an inclusionary housing ordinance.

Affordable Housing Streamlined Approval Process

Senate Bill (SB) 35 requires a streamlined, ministerial review process, or objective design standards, for
qualifying multifamily, urban infill projects in jurisdictions that have failed to approve housing projects sufficient
to meet their State-mandated RHNA. Among other requirements, to qualify for streamlining under SB 35, a
project must incorporate one of two threshold levels of affordable housing: (1) 10 percent of the project units in
jurisdictions that have not approved housing projects sufficient to meet their RHNA for above moderate-income
housing or have failed to submit an annual progress report as required under State law; or (2) 50 percent of the
project units in jurisdictions that have not approved housing projects sufficient to meet their RHNA for below
moderate-income housing. Additionally, the Housing Element must describe the City's processing procedures
related to SB 35. Although the City of Lodi processes SB 35 applications in compliance with State law, the City
has not codified processing procedures in the Development Code. City practices comply with State law, however
the City has not amended the Development Code to formally codify the process of reviewing SB 35 projects.
Program 4.5 commits the city to update the Development Code to include a streamlined approval process in
accordance with SB 35.

Short-Term Housing Rentals

Short-term housing rental ordinances regulate the number of residential units that can be converted to short-term
vacation rentals in a jurisdiction. Jurisdictions are not required to adopted short-term housing rental ordinances,
however, in areas with high demand for vacation rentals, jurisdictions often adopt such policies to ensure that
the existing housing stock is not diminished and that housing options are maintained throughout the community.
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The City of Lodi currently does not have a short-term rental ordinance. Based on an internet search in July 2023,
there were 92 active VRBO and Airbnb rentals in the city. Short-term rentals can be found throughout the city but
are mostly concentrated in the Downtown area. The concentration of units in this area may constrain long-term
rental housing availability in this neighborhood. As a result, short-term rentals may contribute to an increase in
rental prices.

Request to Develop Below Identified Densities

Development below identified densities as prescribed by zoning regulations reduces residential capacity in a
region and may lead to further housing insecurity. Government Code 65583(h)(6) requires that the City report all
requests to develop housing opportunity sites with capacity for lower income housing at densities lower than
reported in the Housing Element. During the previous planning period, the City received no requests to develop
identified Housing Opportunity sites below the minimum density described in the sites inventory.

Community Improvement (formerly Code Enforcement)

Building codes and their enforcement can increase the cost of housing and impact the feasibility of rehabilitating
older properties that must be upgraded to current code standards. In this manner, building codes and their
enforcement can act as a constraint on the supply of housing and its affordability.

The California Building Standards Code, Title 24, serves as the basis for the design and construction of buildings
in California. State law prohibits the imposition of additional building standards that are not necessitated by local
geographic, climatic, or topographic conditions, and requires that local governments making changes or
modifications in building standards must report such changes to the California Department of Housing and
Community Development (HCD) and file an expressed finding that the change is needed.

The provisions set forth in the 2022 California Building Code, Volumes 1 and 2, Division Il, Appendix | and J,
G—ahiemra&%@ng@ed&are adopted as the Building Code of the Ceity of Lodi_with no local amendments, and
copies of the same are maintained by the City Building Official and area available for review in the Community
Development Department. The Building Code of the City of Lodi applies to all matters pertaining to the erection,
construction, enlargement, alteration, repair, moving, removal, conversion, demolition, occupancy, equipment,
use, height, area, and maintenance of buildings or structures in the city of Lodi.

Environmental, Infrastructure, and Public Service
Constraints

Environmental factors, including a lack of necessary infrastructure or public services, can constrain residential
development in a community by increasing costs and reducing the amount of land suitable for housing. As
discussed below, the City’s water, sewer, and storm drain facilities are adequate to accommodate the existing
and future development of Lodi. The following discussion addresses the potential constraints that may by
imposed by environmental and infrastructure issues in Lodi.

Historically, the city has grown in increments, which has ensured the availability of public services for new
development while avoiding adverse impacts to levels of service to existing residents. New development is
assessed a development impact mitigation fee, which in part, funds the incremental improvements to the water,
sewer collection and disposal, and drainage systems. One of the City’s major goals, identified in the General
Plan, is to maintain an adequate level of service in the city’s infrastructure to meet the needs of existing and
projected development.

Lodi has adopted the San Joaquin County Local Hazard Mitigation Plan (LHMP) to manage and eliminate long-
term risks to human life and property from natural hazards. Hazard mitigation aims to reduce losses from future
disasters by identifying hazards, analyzing the people and facilities at risk, and developing mitigation actions to
reduce or eliminate hazard risk. The 2023 LHMP presents planned hazard mitigation work for the next five years.
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Storm Drainage and Flood Control

The City of Lodi has two documents that address stormwater quality: the City of Lodi Stormwater Management
Plan Program and the Stormwater Development Standards Plan. Based on revised flood risk evaluations
prepared by the Federal Emergency Management Agency (FEMA) for the City of Lodi and San Joaquin County,
effective October 19, 2009, flood hazards are a constraint to development only in two areas of the city: the area
immediately adjacent to the Mokelumne River along the city’s northern boundary, and the area around the White
Slough Water Pollution Control Facility. No new development is planned within either of these areas.

Levees or berms along the Mokelumne River protect the city from flood events. As long as levees are not
overtopped and maintain their structural integrity, flooding is considered to be very unlikely. Should a major
storm event cause levees to be overtopped or if a levee fails, flooding would occur. Flooding also can occur when
runoff exceeds the capacity of local systems and cannot drain adequately. The city’s existing stormwater system
functions well, with no substantial flooding problems. With new stormwater improvements, the City does not
have any constraints to the sites identified in this Housing Element.

Based on the City’s incremental approach to annexation and the extension of the public facilities and services
through the payment of development fees, Lodi does not anticipate that residential development will be impeded
in infill areas or the areas to be annexed due to drainage or flood control issues.

Water Service

Since its construction in 2012, Lodi's surface water treatment plant has provided approximately 50 percent of
Lodi's drinking water. Twenty-five computer-controlled wells, located throughout the City, provide high quality
groundwater. The wells operate automatically on water pressure demand so that when water use increases, more
wells are started. Additionally, nine wells are equipped with Granular Activated Carbon (GAC) filtration units to
ensure high quality water.

The City, working with regulatory agencies and potentially responsible parties in a cooperative manner, is
pursuing a resolution to a groundwater contamination problem in the north and central Lodi area. While no
operating wells are out of compliance with any State or Federal drinking water standards, the contamination is a
serious threat. PCE (Tetrachloroethylene) and TCE (Trichloroethylene) have been detected in samples taken in
soils and groundwater. The City's consultants have developed a computer model of the groundwater, which will
enable the City to optimize the number, size and location of wells to accomplish the cleanup in an efficient
manner.

The City of Lodi 2020 Urban Water Management Plan (UWMP), as required by the California Department of Water
Resources (DWR), provides a comprehensive plan to addressing Lodi’s water system, the regional water
characteristics, its water use, climate change impacts on water supply, current water supply measurements, and
the regions water supply reliability, among other topics. According to this document, the Lodi public water
system consisted of 26,230 municipal connections in 2020 providing a volume of 13,978 acre-feet (AF).
Estimated water supply for the year 2025 is 21,000 AF which should exceed the expected demand of 19,409 AF.16

The City's General Plan projects that Lodi would have a long-term, reliable water supply of 30,860 acre-feet per
year available from its current and future safe yield of groundwater and surface water supplies, meeting 100
percent of the estimated demand. During dry years, the reliable water supply is estimated at 25,310 acre-feet. As
a result, potential water shortage at full development could be 4,040 acre-feet in a dry year, meeting 86 percent
of demand.

The City of Lodi also has a Water Meter Retrofit Program, which focuses on installing water meters on all
unmetered properties in its service area. This is in accordance with California Assembly Bill 2572, which requires
the installation and use of water meters throughout the state. To date, nearly 11,500 residential water meters
have been installed as part of the program. This is in addition to the existing 1,600 commercial and industrial
meters.

16 City of Lodi California, 2020 Urban Water Management Plan, published August 2021.
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As discussed above, the city’s desire to grow incrementally is addressed through the implementation of a Growth
Management Allocation Ordinance and the levying of a development impact mitigation fee. Development that
occurs within annexed areas will provide internal water transmission facilities and pay fees as appropriate for
necessary off-site infrastructure. Therefore, water service will not be a constraint to the City's ability to meet
future housing needs.

Sewer Service

The City of Lodi owns and operates the municipal wastewater system, which collects all domestic and limited
industrial wastewater flows within the city limits. The City also owns and operates a wastewater treatment plant,
the White Slough Water Pollution Control Facility (WSWPCF), located six miles south of the city. The WSWPCF
has an average dry weather flow (ADWF) capacity of 11.8 million gallons per day (mgd) and peak wet weather
flow (PWWF) of 22.6 mgd. The ADWF flow to the WSWPCF for 2019 was 8.5 mgd."” The infrastructure
assessment for the General Plan determined that capacity expansion of the WSWPCF would be required in the
early stages of Phase 1.

Wildfire Mitigation Plan

The Wildfire Mitigation Plan is managed by the Lodi Electric Utility (LEU) and was updated in November 2022.
LEU serves 28,000 active accounts, of which 22,600 are residential accounts.'® The Wildfire Mitigation Plan
describes the programs, practices, and measures in-place, which effectively reduce the probability that LEU's
electric supply system could be the origin or contributing source for the ignition of a wildfire. LEU identifies
extended drought, high winds, and low humidity as the primary risk drivers for wildfire in Lodi. Fire risks due to
drought and windy conditions are low within LEU's service territory. Lodi is recognized as a well-developed urban
area with over 50 percent underground high voltage circuitry. Based on the 2018 California Public Utilities
Commission (CPUC) Fire Threat Map, Lodi is considered a tier-1 low-threat region.®

Agriculture and the Williamson Act

Nearly all of the soils in the Lodi area are classified, by the US Department of Agriculture, as prime agricultural
soils, some requiring frequent irrigation. Historically, various parcels within this area have been subject to
Williamson Act compliance.?0 Potential residential annexation areas, defined by Phase 1 of the General Plan,
include 73 acres of land covered by active Williamson Act contracts. Of these acres, 68 acres are designated for
Low Density Residential and five acres for Medium Density Residential. The City does not need this land in order
to accommodate its share of the RHNA (specifically the below-market-rate units) and does not intend to pursue
annexation until those contracts have expired and the market is ready for urban development.

Protection of Habitat and Species

The San Joaquin County Multi-Species Conservation and Open-Space Plan (SJMSCP) is a 50-year habitat
conservation plan that seeks to protect agriculture, open space, habitat, and wildlife, in order to address the
impacts of urban development and conversion of open space land. In 2001, the City of Lodi adopted the SUIMSCP,
thereby allowing project applicants to use this plan to mitigate open space conversions while satisfying CEQA
requirements. As stated in Chapter 15.68 of the Lodi Development Code, project applicants may pay an in-lieu fee
that mitigates cumulative impacts; dedicate habitat lands as conservation easement or fee title; purchase
mitigation bank credits from a mitigation bank approved by SUMSCP; or propose an alternative plan, consistent
with the SUMSCP goals and equivalent in biological value. It should be noted that there are no known protected
species in areas encompassed by the housing sites listed in this document.

17 City of Lodi, Sewer System Management Plan, 2019.

18 | odi Electric Utility, Wildfire Mitigation Plan, Adopted November 2022.

19 State of California Public Utilities Commission, CPUC Fire Threat Map, Adopted January 2018.

20 The Williamson Act is a mechanism by which agricultural land is preserved for a specified period of time.
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5. Sites Inventory and Analysis

State law requires every jurisdiction to undertake all necessary actions to encourage, promote, and facilitate the
development of housing to accommodate regional housing needs.2! A jurisdiction must demonstrate in its
Housing Element that its land inventory is adequate to accommodate its share of the region’s projected growth.
This section details the Site Inventory process for the City of Lodi.

Regional Housing Needs Allocation (RHNA)

This Housing Element covers the planning period of December 2023 through December 2031 (also referred to as
the 6 cycle Housing Element update). The San Joaquin Council of Governments (SJCOG) is responsible for
distributing the RHNA among jurisdictions in the region based on recent growth trends, income distribution, and
capacity for future growth. This methodology must align with state objectives, including but not limited to:

e Promoting infill, equity, and environmental protection
e Ensuring jobs-housing balance
o Affirmatively furthering fair housing

The process to allocate the San Joaquin County region’s housing needs among the seven cities and the
unincorporated county and was completed in September 2022 with the adoption of the Final Regional Housing
Needs Plan.22 Each jurisdiction’s share of the regional housing need is allocated based on recent growth trends,
income distribution, and capacity for future growth. The RHNA methodology uses weighted indicators such as
access to opportunity and job proximity to allocate housing units affordable to households of different income
categories. SJCOG is required to allocate units across income categories with the goal of reducing the
concentration of lower-income households in historically lower-income communities. The RHNA for each
jurisdiction is distributed into four income categories based on the Area Median Income (AMI)23:

e Very low-income (less than 50 percent of AMI)

e Low-income (50-80 percent of AMI)

e Moderate-income (80-120 percent of AMI)

e Above moderate-income (more than 120 percent of the AMI)

As part of the Housing Element update, each jurisdiction must identify adequate land with appropriate zoning and
development standards to accommodate its assigned share of the region’s housing needs. Lodi’s 6t cycle RHNA
is 3,909 total units. These units are distributed across five-four income categories within each jurisdiction, as
shown below in Table 58.In addition to reporting the RHNA, jurisdictions must estimate the number of extremely
low-income units needed in the eight-year housing element cycle. The City estimates that there is a need for
458470 additional housing units for extremely low-income households in the current planning period, which is 50
percent of projected very low-income housing needs (see Table 58).

21 Government Code section 65100 - 65763, Article 10.6. Housing Elements

22 San Joaquin Council of Governments (SJCOG). 2022. Final Regional Housing Needs Plan.
https://www.sjcog.org/DocumentCenter/View/7222/SJCOG-RHNP-62422-Draft

2 The Area Median Income of San Joaquin County is $74,962 for a household in 2021.
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Table 58 San Joaquin County Regional Housing Needs Determination Allocation

Total RHNA |  Very Low-Income Low-Income Moderate-Income Above Moderate-

Allocation Allocation Allocation Allocation Income Allocation
Percent Percent Percent Percent
of Total of Total of Total of Total
Jurisdiction RHNA RHNA RHNA
0 0 0 0
Escalon 367 9092 0.1;;% 5654 0.1;920.—1 6680 0.12920.—1 155142 0.23_;:0.—2
Lathrop 8402 23862,  4.53%4.0 14981, 2.84%3-2 13421, 2.55%25 317631 6.02%59
! 149 8% 735 9% 360 8% 58 9%

. 0y 0y 0 0
Lodi 3900 941916 1 7‘8‘3/:’4—7 591617 1 1;{24-1 706753 1 3;13244 1.6;;#,6 3 1;923-0
Manteca 8306 22462, 4.26%40 1409% 2.67%28 1381% 2.62%27 327033+ 6.20%6-0

! 148 7% 507 6% 465 8% 86 4%

. 0 0 0 0
Ripon 1423 347311 0 683/2% 218254 0.4;3/:'0.4 255263 0.433/;05 604596 1.1232044
Stockton 24652,  4.68%4-6 15481, 2.94%29 25722, 4.88%49 6,08860 11.55%1%F

12673 465 8% 548 4% 587 1% 72 52%
Tracy 8830 29942, 5.68%48 18792, 3.56%43 1175% 223%27 278225 5.28%47
’ 567 9 306 9 454 6% 04 5%
Unincorporated 8808 1.824%, 3.46%34 1145} 2.17%23 17341, 3.29%33 410540 7.79%77
County ’ 837 8% 132 5% 757 3% 82 4%
Total 52719 132931 25.21%23 83449, 15.83%17 92319, 17.51%%8 218512 41.45%40

Source: SJCOG, 2022. Final Regional Housing Needs Plan.

Meeting the RHNA

Each jurisdiction must identify adequate land with appropriate zoning and development standards to fulfill its
required RHNA. Jurisdictions can use planned and/or approved projects, estimated accessory dwelling unit
(ADU) production, and vacant and/or underutilized sites to accommodate the RHNA. In some cases, rezoning
must occur to ready sites for future residential development.

Once the City has demonstrated that it has the development capacity to accommodate the RHNA, it has two
obligations:

1. Maintain a “no net loss” policy of its residential development capacity over the housing element planning
period, meaning that sites listed in the adopted Housing Element land inventory may not be down-zoned to a
lower-density residential zone or rezoned to a nonresidential zone, unless the City up-zones or rezones
alternative sites prior to the density reduction or rezone on the inventoried site.

2. Continue to allocate available funding resources to and facilitate the development of affordable housing, as
it has done frequently in the past. The City is not obligated to ensure construction of low-income housing on
any particular site within its city limits.

RHNA Credits

The City may use anticipated production of accessory dwelling units (ADUs) and units in approved and/or
permitted residential developments which will be completed within the planning period as credit towards
fulfillment of its RHNA.
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Accessory Dwelling Units

The City adopted an ADU Ordinance in late 2021. Based on an analysis of ADU production in Lodi over the last
five years (2018 through 2022), the City has prepared a projection of the estimated ADU production in the
upcoming eight-year Housing Element cycle.

The City issued an average of seven building permits for ADUs per year over the last five years. Extrapolated over
the eight-year Housing Element planning period, the City can safely project the production of approximately 56
ADUs during the 2023-2031 planning period. The City anticipates that this projection conservatively accounts for
consistent ADU production in the upcoming years. ADUs reported from 2018 to 2022 were reported as above-
moderate income units, therefore all anticipated ADUs were assigned to the above moderate-income category.
Table 59 shows the number of ADU permits issued each year._As of December 2023, the City permitted 25 ADUs,
with 10 permits issued since the 6 cycle projection period (June 30, 2023).

Table 59 Accessory Dwelling Unit Production, City of Lodi

Reporting Year ADU Building Permits Issued

2018 0
2019 03
2020 2
2021 67
2022 25
Total 3337
Annual Average 7

Pending or Approved Projects

Residential developments approved and permitted, but not yet built (“pipeline projects”) can be credited towards
the City’'s RHNA for the 6t cycle Housing Element provided it can be demonstrated that the units can be built by
the end of the 6t cycle planning period. Similarly, units that are under construction but have not yet received a
certificate of occupancy as of June 30, 20223, can also be credited towards the RHNA. Affordability (the income
category in which the units are counted) is based on the actual or projected sale prices, rent levels, or other
mechanisms establishing affordability of the units within the project. The city currently has one pipeline project
that can count toward the City’s 6t cycle RHNA. This project is located in East Lodi on Central Avenue and
consists of 12 low-income housing units on a 0.34-acre site. The project was able to make all units affordable for
low-income residents through tenant-based vouchers. The project is located in the mixed-use corridor zone which
allows a maximum density of 35 units per acre, resulting in a maximum unit capacity of approximately 11 units
on the site. This project was developed with 12 units and achieved 109 percent of allowable density through a
density bonus.

Summary of RHNA Credits

After accounting for projected ADU development and pipeline projects, the City has satisfied approximately 2two
percent of its total RHNA allocation for the 2023-2031 planning period. The City must demonstrate the
availability of sites with appropriate zoning and development standards that allow and encourage the
development of an additional 3,841 units. This total includes 941 very low-income, 579-591 low-income, 706
moderate-income, and 1,615-671 above moderate-income units, as shown on Table 60.
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Table 60 Credits Towards RHNA

Very Low-Income | Low-Income | Moderate-Income Above Moderate-
Units Units Units Income Units Total

Total RHNA Allocation 1,671 3,909
Pipeline Projects 0 12 0 0 12
Accessory Dwelling Units 0 0 0 56 56
Remaining RHNA After 941 579 706 1,615 3,841

Subtracting Credits

Site Selection Methodology

Based on anticipated ADU production and pipeline projects during the planning period, the City must evaluate
sites zoned for housing the remaining RHNA (3,841 total units) by identifying sites currently zoned for housing.

In accordance with State law, land suitable for residential development must be appropriate and available for
residential use within the planning period. Sites used in the inventory can be a parcel or group of parcels that
meet the following criteria:

e Vacant sites zoned for residential use
e Vacant sites zoned for nonresidential use that allow residential development

e Residentially zoned sites that are capable of being developed at a higher density (nonvacant sites,
including underutilized sites)

o Sites owned or leased by a local government
e Sites that can be rezoned residential use, including a program to rezone the site to permit residential use

To identify sites suitable for additional residential development, geospatial data was used to identify vacant and
nonvacant but underutilized properties within the city.

Density and Parcel Size Requirements for Lower-Income Housing

State law requires that jurisdictions demonstrate in the Housing Element that the land inventory is adequate to
accommodate that jurisdiction’s share of the regional growth. State law has established “default” density
standards for the purpose of estimating potential units by income range. A density standard of 20 or more units
per acre (primarily for higher density multi-family developments) would facilitate the development of housing in
the low- and very low-income category.

In addition to default density standards, HCD established that parcels intended to support the development of
units appropriate for lower-income households should be between 0.5 and 10 acres. Parcels smaller than 0.5
acres, even when zoned for high densities, may not facilitate the scale of development required to access the
competitive funding resources that facilitate affordable housing projects. Conversely, affordable housing
developers may be unable to finance the scale of project necessitated by parcels greater than 10 acres.
Therefore, parcels appropriate for lower-income housing were selected within the 0.5-to-10-acre size
requirement. For parcels larger than 10 acres with zoning that allow 20 or more units per acre, up to 10 acres
were allocated to the lower-income category with the remaining capacity allocated to the above moderate-
income category.

Development Trends

Establishing development trends provides an understanding of the type of housing development that is feasible
during the planning period, by estimating the density (dwelling units per acre) that could be assumed on
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individual sites. The following analysis identifies these development trends, which inform assumptions made for
the Site Inventory section included in this Housing Element.

Eight recently developed and planned residential developments in Lodi were reviewed to determine the
characteristics of feasible housing projects in the region. Out of the selected projects, most were developed or
will be developed on vacant land. Development statistics from these 8 projects indicate that on average,
residential development projects in Lodi realize 88 units on six acres of land, with an average density of 15.21
dwelling units per acre. On average, projects achieved 55 percent of the maximum density allowed on the
property. The following development characteristics were analyzed:

e The previous uses of redeveloped sites
e Parcel sizes

e Parcel locations

e The density achieved by the project

This section provides a description of the 8 residential projects that represent recent development trends in Lodi.

Cranes Landing

APN 027-410-24, 027-410-25 Group Eden Housing, Inc.
Address 2245 Tienda Drive Year Built 2017

Current Use Senior Home - Multifamily Previous Use Vacant

Parcel Size 3.76 ac FAR 0.26

The Cranes Landing development is located in the West Lodi neighborhood, just west of Target, and north of
Kettleman Lane. Located on previously vacant land, this 80-unit senior housing complex was developed in 2017.
This project is in the mixed-use corridor zone which allows a maximum density of 35 units per acre. At this
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density, up to 131 units could have been developed on the site. The 80-unit project achieved 61 percent of the
allowed density.

Revel Lodi

APN 058-650-28 Group Wolff Company
Address 2923 Reynolds Ranch Pkwy Year Built 2018

Current Use Senior Home - Multifamily Previous Use Vacant

Parcel Size 5.73 ac FAR 0.32

This development is located on the corner of Reynolds Ranch Parkway and Lebaron Boulevard in the South Lodi
neighborhood on previously vacant land. This 142-unit senior living complex was built in 2018 and is located in a
planned development zone with a commercial general plan designation with no assigned density. However high-
density housing was developed here, making the site subject to a maximum density of 35 units per acre. At this
density, up to 200 units could have been developed on the site. The 142-unit project achieved approximately 71
percent of the maximum allowable density.
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Rubicon at Reynolds Ranch

APN 058-650-30

Address 2951 Reynolds Ranch Pkwy
Current Use Multifamily Residential
Parcel Size 8.81 ac

Group
Year Built
Previous Use

FAR

2018
Vacant
0.21

This development is located south of Reynolds Ranch Parkway in the South Lodi neighborhood. Located on
previously vacant land, this 156-unit multifamily complex was developed in 2018 and is located in a planned
development zone with a high density residential general plan designation, making the site subject to a maximum
density of 35 units per acre. At this density, up to 308 units could have been developed on the site. The 156-unit
project achieved approximately 51 percent of the maximum allowable density.
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Oakmont of Lodi

APN 058-650-33 Group -
Address 2905 Reynolds Ranch Pkwy Year Built 2020
Current Use Senior Home - Multifamily Previous Use Vacant
Parcel Size 3.96 ac FAR 0.31

Oakmont of Lodi is located on the northern corner of Reynolds Ranch Parkway and Lebaron Boulevard the South
Lodi neighborhood. Located on previously vacant land, this 80-unit 55+ community was built in 2020 and is
located in a planned development zone with a commercial general plan designation with no assigned density.
However high-density housing was developed here, making the site subject to a maximum density of 35 units per
acre. At this density, up to 138 units could have been developed on the site. The 80-unit project achieved
approximately 58 percent of the maximum allowable density.
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La Vida at Reynolds Ranch

APN 058-650-34 Group -
Address 2890 S Stockton St Year Built 2021
Current Use Senior Home - Multifamily Previous Use Vacant
Parcel Size 6.37 ac FAR 0.27

La Vida at Reynolds Ranch is located on the northern corner of South Stockton Street and Lebaron Boulevard the
South Lodi neighborhood. Located on previously vacant land, this 150-unit 55+ community was built in 2021 and
is located in a planned development zone with a commercial general plan designation with no assigned density.
However high-density housing was developed here, making the site subject to a maximum density of 35 units per
acre. At this density, up to 222 units could have been developed on the site. The 150-unit project achieved
approximately 67 percent of the maximum allowable density.
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Harvest Crossing

APN 029-570-01 through 029-570-43
Address West Turner Road & North Lower Sacramento
Road

CurrentUse  Single Family Residential
Parcel Size 6.75 ac

Group
Year Built

Previous Use

FAR

2019

Vacant
0.44

Harvest Crossing is in West Lodi neighborhood at the intersection of West Turner Road and North Lower
Sacramento Road. Located on previously vacant land, this 42-unit community was developed in 2019 and is
located in a medium density zone that allows for a maximum density of 20 units per acre. At this density, up to
135 units could have been developed on the site. The 42 units project achieved 31 percent of the maximum

allowable density.
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Twin Arbors

APN 027-310-13 through 027-310-40
Address 2040 Cochran Road

Current Use Single Family Residential

Parcel Size 5.44 ac

Group -

Year Built Under Construction
Previous Use Vacant

FAR -

Twin Arbors is in the West Lodi neighborhood, west of South Lower Sacramento Road on Cochran Road. This site
is currently vacant and will develop 27 single family units. This project is in a low-density residential zone with a
density of 8 units per acre. At this density, up to 43 units could have been developed on the site. With 27 units
under construction, the project will achieve 62 percent of its allowable density.
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Interlaken

APN 027-480-01 through 027-480-25 Group -

Address Interlaken Court Year Built Under Construction
Current Use Single-Family Residential Previous Use Vacant

Parcel Size 8.48 ac EAR -

Interlaken is in the West Lodi neighborhood, west of South Lower Sacramento Road and due north of the Target
off Kettleman Lane. These 25 single family homes are on a mostly vacant site, with a few homes under
construction and zoned for low density residential. This zone allows for a maximum density of 8 units per acre.
At this density, up to 67 units could have been developed on the site. With 25 units under construction, the
project will achieve 37 percent of its allowable density.

Summary of Development Trends

Development characteristics in the region indicate that most residential projects developed, or will develop, on
vacant land. Out of the selected sites, none included housing affordable to very low- and low-income households.
The densities of these projects range from 2.95 to 24.78 dwelling units per acre. The average density of projects
with affordable units is approximately 15 dwelling units per acre, and the projects typically achieved 55 percent
of the maximum density allowed on the site. Projects located in low density residential zones on average
achieved 49 percent of the maximum density allowed, projects located in medium density residential zones
achieved 31 percent of the maximum density allowed, and projects located in high density residential zones
achieved 61 percent of the maximum density allowed. Table 61 summarizes the allowable density and achieved
density for each project.
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Table 61 Development Trends for Recent Projects
Achieved Allowabl Number of  Percent
Total Site Density e Density Units Density
Project Name Units  Acreage (du/ac) Zoning District (du/ac)  Allowed  Achieved
Cranes Landing 80 3.76 21.28 Mixed Use Corridor 35 131.6 61%
Revel Lodi 142 5.73 24.78 Planned Development (39) 35 200.55 1%
The Rubicon at 156 8.81 7.7 Planned Development (39) 35 308.35 51%
Reynolds Ranch
Oakmont of Lodi 80 3.96 20.20 Planned Development (39) 35 138.6 58%
La Vida At Reynolds 150 6.37 23.55 Planned Development (39) 35 222.95 67%
Ranch
Harvest Crossing 42 6.75 6.22 Medium Density Residential 20 135 31%
Twin Arbors 27 5.44 4.96 Low Density Residential 8 43.52 62%
Interlaken 25 8.48 2.95 Low Density Residential 8 67.84 37%
Average 8775 616 1521 2638 15605 55%

Realistic Development Capacity

To demonstrate capacity to accommodate the remaining RHNA, the City has identified sites with zoning suitable
for housing development. Pursuant to Government Code Section 65583.2(c), the City is required to calculate the
realistic number of units (or, realistic development capacity) of the sites identified. The Sites Inventory includes
parcels in six zoning districts with varying allowable densities and development standards. The City's Zoning
Code classifies each site into the following zones:

e Low-Density Residential (RLD) allows single family residential uses and related activities at a maximum
allowable density of 8 dwelling units per acre.

e Medium-Density Residential (RMD) allows multi-family residential uses and related activities at a
maximum allowable density of 20 dwelling units per acre.

e High-Density Residential (RHD) allows multi-family residential uses and related activities at a maximum
allowable density of 35 dwelling units per acre.

e Downtown Mixed Use (DMU) allows multi-family residential uses and related activities at a maximum
allowable density of 35 dwelling units per acre.

e Mixed Use Corridor (MCO) allows multi-family residential uses and related activities at a maximum
allowable density of 35 dwelling units per acre.

e Planned Development (PD) allows for a variety of uses and densities which are determined by the
parcel's General Plan Land Use Designation.

The Housing Element employs a comprehensive and iterative methodology to estimate dwelling unit capacity on
a given parcel. As required by State law, the methodology must include sites that have a high potential to be
developed with housing in the planning period and reflect a reasonable estimate of the dwelling unit capacity that
is informed by past trends and substantial evidence. Therefore, it is assumed that realistic development capacity
of the selected sites is less than the full development capacity allowed by the parcel’s zoning or land use
designation. This conservative assumption is based on site-specific conditions and development standards that
may reduce the development potential of a given site. Open space or parking requirements, steep slopes, and
irregularly shaped parcels all impact the ability to achieve the maximum density allowed by the zoning code.
Table 62 shows the maximum and realistic allowable densities including income category could be
accommodated in each zone.
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Table 62 Realistic Allowable Density per Zone

Max. Allowable Density Realistic Allowable Percent of Assumed Income
Zone District (units per acre) Density (units per acre) Max. Density Category
RLD 8 6.4 70% Above Moderate
RMD 20 16 70% Moderate and Low
RHD 35 28 70% Moderate
DMU 35 25 60% Moderate and Low
MCO 35 25 60% Moderate and Low

For Planned Development (PD) zones, assumed density will be consistent with General Plan Land Use Designation.

Likelihood of 100 percent Nonresidential Uses on Sites

The City identifies units in zones that allow for 100 percent nonresidential uses. In accordance with State law,
the housing element must consider the likelihood of nonresidential development on sites that allow for
nonresidential uses. To determine likelihood, the City reviewed development that has occurred in nonresidential
zones within the last five years. During this time period, five projects have been constructed in the MCO zone. Of
these projects, all have been approved for development with housing, with affordable housing available on at
least three of the projects. This represents a 100 percent rate of residential development in nonresidential zones.
The City is actively being approached by developers looking for vacant land to develop and rezone from
commercial to medium-high density residential or single-family subdivisions within the Sphere of Influence
(SOl)/annexation areas to the south and west of the city.

Table 63 lists residential uses that have been developed in Lodi's MCO zone within the past five years. Of these
sites, most were vacant or developed with a single existing residence. Development in the MCO zone shows
strong market trends for residential development in nonresidential zones. The Sites Inventory considers potential
nonresidential development in these zones by assuming conservative realistic densities in these zones compared
to past and current trends and maintaining an adequate buffer of units for all RHNA income categories.

The Sites Inventory accounts for the likelihood of nonresidential uses being developed in zones that allow both
residential and nonresidential uses by providing an adequate buffer of units in all income categories. If 20
percent of the sites in the MCO zone were developed with 100 percent nonresidential uses, the Sites Inventory
would still maintain a three percent buffer of lower-income units and a 30 percent buffer of moderate-income
units. Additionally, the inventory conservatively assumes a realistic allowable density of 21 dwelling units per
acre in the MCU zone. A maximum of 35 units per acre is allowed. The City will continue to evaluate all future
mixed-use development to determine how often development has a residential component and make
adjustments, as necessary, to maintain adequate sites throughout the planning period.
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Table 63 Residential Uses Developed From 2019-2023

Harmony 301 Elodi 04306716 024 4 vacant MC Low Four affordable

Homes Ave 0 built/occupied rentals in
2022-2023 (City Financed
Project/grants)

Sapphire 620S 04733048 034 12 vacant MC Above Entitlements approved 2021

Creek Central 0 moderate  for market rate; not yet built -

Apartments Housing Authority may
purchase the project
and construct it as affordable
Sunwest 2115W 02743010 Above  Entitlements approved 2019;
Commons Kettleman moderate  not yet built - unclear if
Lane moving forward. 12 zero lot
line residential units

‘O
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Sapphire 417/421/42 03726001, 094 35 vacant MC Lower Project went through
Creek 7 Lockeford 03726002, 0 predevelopment application,
Apartments Street 03726003 then interest rates went up
and developer pulled
out. Housing Authority in
active discussions to
purchase the project and
construct it as 80% AMI with
30-40
DUs. Preliminary plans
prepared and provided to City.
Sapphire North Side N/A 300 110 Vacant RHD Lower Entitlements
Creek of Salas (rezone/GPA)/CEQA/NEPA in
Apartments Park process — Housing Authority
- senior 30-50% affordable
110

DUs in 2 phases. Plans have
been prepared; waiting on

consultant to begin
environmental review.

Nonvacant Sites

The housing element must analyze the extent to which existing uses may impede additional residential
development. The Sites Inventory accommodates approximately 75 percent of its lower-income RHNA and 81
percent of its moderate- and above moderate-income RHNA on vacant sites. As a result of insufficient available
vacant land, the City identified the remaining 21 percent of the lower-income RHNA on nonvacant sites.

Nonvacant sites selected for inclusion in the inventory were chosen because they represent the highest potential
for becoming available for residential development and add significant quantities of units to the City’s housing
stock. Sites were identified with uses that have a high likelihood of being converted to a higher value use, such
as older abandoned commercial and retail uses, excess surface parking, and single-story office and professional
buildings that could support high-density residential or mixed-use projects.

Based on the market trends within Lodi, developers have expressed interest in converting land from commercial

uses to medium density residential because they are struggling to find retail tenants and have had more success

with medium density residential developments. Recently, the City has approved three projects that included
upzoning from medium density to high density residential. These market trends indicate the desire for medium

and high density residential within the city.
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The city has plans to change the zoning of some parcels to further increase the opportunity for housing. There
are not many vacant parcels in the DMU zone, and the City intends to utilize the Downtown Plan to expand the
DMU zone around the Main Street corridor, and rezone some sites to encourage a shift from underutilized
industrial land to DMU. This would encourage mixed use and high density residential in the area. The City Council
has allocated $750k towards the Downtown Specific Plan, and the City anticipates offering an RFP in the coming
months, with work to begin in Spring 2024, and conclude in 2026. As of now, most of the development interest
has been from affordable housing developers due to increased interest rates.

Redevelopment of Existing Uses

Nonvacant sites in the downtown area were included on the Sites Inventory that have comparable
predevelopment characteristics with redevelopment potential for high density residential. Of the 118 sites

included in the Sites Inventory, 75 are vacant and 43 are nonvacant. The predominant existing use of sites is
commercial/office (8 sites), followed by agriculture (6 sites), hotel (5 sites) and parking (5 sites). The City

anticipates development of these uses, particularly in East Lodi area, to accommodate high density residential

uses. The City does not consider existing uses in these areas to impede housing development. The City will
continue to advocate for residential uses in these areas in line with the vision expressed in the City’s General

Plan and the Downtown Plan, which strongly advocate for high density residential and a variety of mixed uses in
these areas.

Nonvacant Site Selection Criteria

To identify potential sites for additional development, geospatial data was used to identify vacant and nonvacant
underutilized properties within the city. Nonvacant parcels were chosen as sites likely to be redeveloped during
the planning period based on a number of factors:

Sites meeting Criteria 1, 2 or 3 are included in the Sites Inventory:

1. Vacant

Sites that are vacant offer the most feasibility for redevelopment.

2. Surface Parking

Large surface parking lots have potential for redevelopment as these properties have limited existing structures
to impede redevelopment in the near term. Several opportunity sites are being proposed on properties with large
surface parking areas.

3. Vacant Buildings

Vacant buildings have potential for redevelopment as these properties are underutilized and their redevelopment
can turn the property into higher and better use may be a more feasible option. Some properties are included in
the Sites Inventory because the existing conditions or design of the buildings are not meeting the needs of
current trends, resulting in high vacancies or vacated buildings. Substantial improvements may be needed to turn
around the profitability of the existing uses.

For sites not meeting Criteria 1, 2, or 3, ef they must meet at least three of the following four criteria (#4 through
#7) to be included in the Sites Inventory. It should be noted that not all factors are applicable to all sites. For
example, FAR is more relevant for nonresidential uses. Since the development trends and pipeline projects are all
developed on vacant sites, the City has looked to its neighbor, Stockton, as a baseline for determining
development on nonvacant sites. Stockton has seven residential developments recently constructed on
nonvacant sites.

4. Single-Story Buildings
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Parcels with existing single-story buildings offer significant potential for redevelopment and maximizing the
utilization of the sites. The Sites Inventory focuses on identifying sites in commercial and industrial zones, where

height maximums range from 35 feet to 70 feet. Of the development trends in Lodi’s surrounding cities, a little

more than half of them were developed on properties with a single-story building. The Cal Weber Apartments
project in Stockton was constructed on top of an existing single-story commercial building, to create a mixed-use

project.
5. Improvement-to-land value ratio (ILR)

A parcel’s ILR can be used to identify potentially underutilized properties. A lower ILR indicates that the real
estate market values the land itself more highly than what is currently built on that land. These underutilized
parcels represent opportunities for property owners and developers to invest in further improvements that
increase the overall value of the property. Due to the high cost of land, residential redevelopment routinely occurs
on sites with high ILR values. For purposes of this analysis, parcels were identified as potential opportunity sites
if they have an ILR of less than 1.0. ILR value for each opportunity site is included on the Table 64. The City used
the 1.0 ILR metric based on review of its development trend projects, although they are all vacant. This is a

development trend that has been seen throughout the valley, particularly with redevelopment in Stockton. The
average ILR of the development trend projects is 0.60. Of the development trends in Lodi, one project achieved

an ILR of 3.56, much higher than 1.0, indicating that development is occurring on sites with ILR values much
higher than what is assumed on the Sites Inventory. All non-vacant sites selected have an ILR under 1.0.

[t should be noted that the Assessor’s records do not contain data for some properties, especially older
properties that have not undergone a reassessment (due to a change in ownership or significant improvements).
For parcels identified as vacant or surface parking but do not have information on assessed land and
improvement values, it would be reasonable to assume the ILR to be zero or very close to zero.

6. Age of structure

The age of a structure is useful in demonstrating that a site has a higher likelihood of redevelopment. New
construction on the site indicates that a property owner is unlikely to invest in additional improvements or
redevelop the site in the upcoming housing cycle.

7. Floor area ratio (FAR)

FAR values lower than what is permitted by the Zoning Ordinance indicate underutilization, especially in
downtown areas or upzoned corridors. Conversely, developed sites with higher FAR are less likely to redevelop as
the land and demolition costs would be high! With all of Lodi’s pipeline projects and recent redevelopment

projects profiled in the Development Trends section developed on vacant land, Lodi looked to Stockton's

nonvacant development trends. Development trends in Stockton demonstrate an average FAR of 0.60, although
the FAR values reached 0.88 for one project. Therefore, this analysis utilizes a FAR threshold on 0.60.

Potential sites were reviewed based on these criteria, as shown in Table 64, to eliminate those unlikely to be
redeveloped in the near term.

Table 64 Nonvacant Sites Analysis
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1606 S Lower 05814004 Yes No No No Yes

Sacramento
Rd
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3

1
1610S Lower 05814011 Yes No  No No Yes 172 1963 0.11
Sacramento
Rd
1618 S Lower 05814005 Yes No No No Yes 2.58 1948 0.09
Sacramento
Rd
St
20W 04302503 Yes No Yes No No 0.06 N/A N/A
Lockeford St
16 W 04302504 Yes No  ves No No 0.00 N/A N/A
Lockeford St
211Wo0akst 04303209 Yes No  ves No No 000 MNA
108 EELM ST 04307101 Yes No  No Yes Yes 271 N/A 043
241/2 N 04307104 Yes No  No No No 4.57 1946 0.30
MAIN ST
20 NMAINST 04307105 Yes No  No Yes No 0.25 1946 0.40
101 EPINEST 04307112 Yes No  vyes No No 3.10 1978 0.29
8NMAINST 04307114 Yes No  No Yes No 1.80 N/A 0.30
100 E PINE ST 04307201 Yes No  veg No Yes N/A N/A 0.39
30 SMAINST 04307208 Yes No  No Yes No 215 N/A 0.52
22.5 S MAIN 04307209 Yes No  No No No 5.79 1962 0.43
ST
111N. 04308407 Yes No  ves No Yes N/A N/A 0.60
Stockton St.
103E. ElmSt 04308406 Yes No Yes Yes Yes 1.45 N/A 0.37
721§ 04737016 Yes No No No Yes 0.66 1926 0.25
Cherokee Ln
1045 South 04740004 Yes No Yes No Yes 0.79 N/A 0.28
Cherokee
1050 South 04741001 Yes No Yes No Yes 2.56 N/A 0.21
Cherokee
218 N 04308503 Yes No Yes No No 0.58 1990 0.24
Stockton St
543EPine st 04317011 Yes No  yes No No 000 NA  NA
2057 Lower 05803006 Yes No No No Yes 0.45 1946 0.14
Sacramento
Road
130 W N/A Yes No  No No No N/A N/A N/A
Century*
875N 04124048 Yes No  ves No No 0.10 N/A 0.50

Stockton St

October 2023 101




HCD Review Draft - Sites Analysis City of Lodi | 2023-2031 Housing Element Update

3

1
319 N MAIN 04123003 Yes No  No Yes Yes 1.08 N/A 091
St
341 N Main St 04123002 Yes No  No Yes Yes 2.00 N/A 1.00
401 EHarney ~ 06229037 Yes No  No No No 0.74 N/A 011
Ln**
716 EPine St 04323025 Yes No  No Yes No 0.70 1974 01

* Affordable Developer Visionary Home Builders is interested in redeveloping the site.
** Current agricultural use with residential land use.

Adequacy of Nonvacant Sites

Understanding the extent of the existing uses on nonvacant site and how they may impede with additional
development is crucial to site selection. In considering sites, Tthe City has identified two areas/corridors with
older building and nonvacant but underutilized properties that could facilitate the development of a variety of

housing types throughout the city. Housing development within the Downtown and Mixed-Use Corridors are
discussed below. Both areas emphasize the development of residential and non-residential uses by encouraging
mixed-use and higher density residential projects. The majority of identified nonvacant sites are in these areas

and were selected for their redevelopment potential and higher probability of turnover.

Downtown

The City of Lodi is committed to maintaining vitality and bringing redevelopment to its downtown area, a 147-
acre area generally bound by Lockeford Street, Lodi Avenue, the Union Pacific Railroad, and Hutchins Street. The
sites identified for redevelopment in Downtown Lodi consist of vacant buildings, parking lots, office spaces, and
hotels.

The downtown area has sufficient infrastructure to serve these sites at the targeted densities. Notably, the city
has numerous public parking lots throughout the downtown area. This can facilitate a substantial reduction of
otherwise required on-site parking.

Downtown Lodi can be regarded as a viable location with strong potential for accommodating high-density
residential uses and moderate-income housing development within the Housing Element timeframe. This viability
can be attributed to low improvement-to-land cost ratios, a pedestrian-friendly environment, proximity to goods
and services including transportation. Examples of developments in the downtown area include a mixed-use
project on 11S. Sacramento Street and Hotel Lodi, an old hotel that was converted into Section 8 housing. Tablé
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Mixed-Use Corridors

There are several mixed-use corridors throughout the city: Kettleman Lane, Cherokee Lane, and Lodi Avenue.
These areas support office and general commercial uses as well as low-, medium-, and high-density residential.
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While most of the sites identified in this zone are vacant, sites with older commercial buildings, vacant buildings,
warehouses, and parking lots were identified for redevelopment. The non-vacant sites identified in the mixed-use
corridors are underutilized sites with a low improvement to land ratio, some lots have land available that could be
utilized for residential units, and some allow the adaptive reuse of the second story of a business for housing.
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Sites used in Previous Planning Periods

In accordance with Government Code Section 65583, vacant parcels from both the 4t and 5% cycles and non-
vacant parcels from the 5t cycle may be reused in this Housing Element to accommodate lower-income housing,
provided they are rezoned to allow projects that have at least 20 percent of the units set aside to be affordable
for lower-income households to be allowed by right (i.e., can be approved administratively without requiring
Planning Commission or City Council approval). Five vacant or nonvacant sites identified on the Site Inventory
are subject to this by-right requirement, as shown on Table 67.
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Table 67 Sites Used in Previous Planning Periods

Total
Address APN Acres Land Use Zoning Existing Use Units
604 East Pine 04323001 0.50 Mixed Use Corridor MCO Vacant 9
1045 South Cherokee 04740004 3.40 Mixed Use Corridor MCO OIderl)ﬁﬁg}rr:\gercial 7
929 South Cherokee 04739007 1.00 Mixed Use Corridor MCO Vacant 21
1050 South Cherokee 04741001 1.21 Mixed Use Corridor MCO One-story older motel 25
Westgate Drive 02740001 19.85  MedumDensity - ppigy) Vacant 217

Residential

City-Owned Sites

While the vast majority of identified opportunity sites are privately owned, four sites owned by the City have been
identified as having redevelopment potential and have been included on the Site Inventory. These sites are
currently vacant, are considered highly developable, and are currently zoned to support medium- and low-density
residential and mixed-use projects.

The City will follow all requirements of the Surplus Land Act, Article 8 (commencing with Section 54220) of
Chapter 5 of Part 1 of Division 2 of Title 5, including holding a public hearing designating the properties as
“surplus properties” under California Law.

As of 2023, the city is actively recruiting nonprofit developers to visit and consider city-owned sites and has
prepared flyers sent to targeted non-profit housing developers summarizing positive attributes that could assist
in locating housing for purposes of tax credit applications or similar funding sources. The City anticipates
issuing incremental RFPs in the future for available city owned sites, however, due to staff shortages, the city has
not been able to move as quickly as expected.

Through program 1.16. the City intends to make these four properties available through the Surplus Land Act
process over the next two years. The City shall conduct studies of each site to determine the most efficient use
for housing, including engagement with local affordable housing developers to determine site constraints and
potential policies to meaningfully incentivize affordable housing development on these sites. The City shall
proceed with the findings for housing development by 2026. The City anticipates two- years to enter into an
Exclusive Negotiation Agreement (2026), and one-and-a-half additional years for land use entitlements and
development agreements (2027-2028). There are no known additional barriers to development on these sites.

Table 68 lists the City-owned sites identified for redevelopment. In the event that these sites do not develop in
this time frame, the City will identify alternative sites to accommodate the RHNA.

Table 68 City-Owned Sites

Address Land Use Zoning Existing Use Total Units
2 East Lodi Ave 04531001  0.62 Mixed Use PF Vacant 13
17 East Elm St 04308204  0.79 Mixed Use Mco Vacant 16
2630 South Stockton St 05866015  1.53 ?eglgggtslglv PD(39) Vacant 8
North Lower SacramentoRd  =g0401¢ 459 Mergégme[r)ﬁigslity PD(41) Vacant 64
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Large Sites for Lower-Income Units

Government Code Section 65583.2 establishes that sites between 0.5 and 10 acres in size which are zoned for
residential development at greater than 30 units per acre are suitable for lower-income projects. Very small
parcels, even when zoned for high densities, may not facilitate the scale of development required to access
competitive funding resources. No standalone parcels smaller than 0.5 acres include lower-income units.
Conversely, typically lower-resource affordable housing developers may be unable to finance the scale of project
necessitated by very large parcels. The Sites Inventory includes four opportunity sites with lots greater than 10-
acres and four annexation sites in the South Study Area. These sites only assume low income up to 10 acres of
the site, because of the assumption that these sites will be parceled out.

To ensure the development of lower-income units on large sites, projects will require development agreements
requiring city approval, since the city is given land for the purpose of affordable housing. The City will then issue
RFPs to qualified affordable housing developers for those sites. The City is also pursuing funds to hire a
consultant to prepare design standards for Missing Middle?* housing types, and requirements those housing
types to be integrated into newly developed residential subdivisions.

Excluding parcels listed for annexation, the Sites Inventory includes four vacant parcels larger than 10 acres that
include lower-income units. These sites have an existing zoning of PD, which relies on the underlying General
Plan designation for the use, which is low density residential and medium density residential and would allow for
up to 8 and 20 units per acre respectively. The City anticipates that these parcels would be subdivided to
accommodate a variety of housing types (02740015 and 02740001) or be parceled into individual plots for single
family (05804022 and 05804025). While two sites have not received proposals to develop or divide the parcel,
the City has a strong track record of developing large parcels and does not anticipate parcel size to impede
residential development of these sites. The City will work with developers to include an affordable housing
development on these sites.

The status of the two sites identified within current city limits to support lower-income units are detailed below.
The realistic unit capacity for each site is shown on Table 69:

2800 West Lodi Avenue (02740015)

This parcel is part of the Rose Gate |l subdivision, the Sites Inventory assumes nine acres of the total acreage will
be dedicated to lower-income units.

Westgate Drive (02740001)

This parcel is part of the Rose Gate |l subdivision, the sites inventory assumes nine acres of the total acreage will
be dedicated to lower-income units.

Table 69 Large Sites

Medium
2800 W Lodi Ave 02740015 25.45 Density PD (42) 126 92 138 356
Residential
Medium
Westgate Dr 02740001 19.85 Density PD (42) 126 60 91 277
Residential

24 Missing Middle housing types refer to housing that has a single-family house scale but with multiple units and is compatible the scale and form of
single-family homes, this form is typically seen in duplexes, townhomes, and mixed-use.
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Inventory of Residential Opportunity Sites

The Site Inventory lists all sites or parcels that are intended to accommodate residential development in
fulfillment of Lodi’'s RHNA. The inventory is broken up into five distinct geographic areas of the city:

e North Lodi
e South Lodi
e EastLodi

o West Lodi

e Downtown

Each site listing includes the following items in the column heading order from left to right:

e Map Identification number (a unique reference number assigned by the City to reference the parcel on
each map)

e Address or nearest cross street

e Assessor's Parcel Number (GC 65583.2(b)1))

e Sizeinacres (GC 65583.2(h)(2))

e General Plan land use designation (GC 65583.2(b)(2))

e Zoning designation (GC 65583.2(b)(2))

e Description of existing uses (GC 65583.2(b)(3))

e Improvement to land value ratio (ILV)

e Floor area ratio (FAR)

e Inventoried income level (lower, moderate, above moderate) (GC 65583.2(c))
e Total number of units realistically assumed on the site

All opportunity sites are listed by neighborhood on Table 70 and shown geographically on Figure 3.

North Lodi

North Lodi represents the area with the lowest capacity for future residential units. This neighborhood is
bounded by city boundaries to the north, Lockeford Street and Victor Road to the south, Guild Avenue to the east,
and the Union Pacific Railroad to the west. This neighborhood primarily consists of residential uses, with a
concentration of industrial uses to the east. Of the 9 sites identified in this neighborhood, all sites are vacant.
Opportunity sites in North Lodi can accommodate 34 moderate-income units, and 2 above moderate-income
units.

South Lodi

The south neighborhood of Lodi has significantly higher development potential than other neighborhoods. This
neighborhood is bounded by Kettleman Lane to the north, and city boundaries to the south, east, and west. South
Lodi has a variety of land uses, mostly residential, with some industrial and commercial. Of the 19-18 sites
identified in this neighborhood, 154 sites are vacant. Opportunity sites in South Lodi can accommodate 476-352
lower-income units, 54-48 moderate-income units, and 492-430 above moderate-income units.

East Lodi

East Lodi is bounded by Victor Road to the north, Kettleman Lane to the south, city boundaries to the east, and
the Union Pacific Railroad to the west. East Lodi primarily consists of industrial uses, with low density residential
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uses in its western half. The City identified 42-36 opportunity sites in this area, of which 24-21 are vacant.
Opportunity sites in East Lodi can accommodate 229-171 lower-income units, 133-109 moderate-income units,
and six-five above moderate-income units.

West Lodi

West Lodi is bounded by the Union Pacific Railroad to the north, Kettleman Lane to the south, the Union Pacific
Railroad and downtown to the east, and city boundaries to the west. Similar to the North Lodi neighborhood, West
Lod| prlmarlly consists of re3|dent|al uses. The Clty |dent|f|ed 44—1 5 opportunlty snes in this area—0f these sites;

3re-Vaca e g-S-, all vacant.
Saemnen%e&;eet—Opportunlty snes in West Lod| can accommodate 4—95&386 Iower income units, 514-177
moderate-income units, and 875-261 above moderate-income units.

Downtown Lodi

Downtown Lodi has significant development capacity. This neighborhood is bounded by Lockeford Street to the
north, Lodi Avenue to the south, the Union Pacific Railroad to the east, and Hutchins Street to the west.
Downtown Lodi primarily consists of mixed-use development and quasi-public uses. The City identified 7
opportunity sites in this area, 3 of which are vacant. Opportunity sites in Downtown Lodi can accommodate 37
moderate-income units.
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Table 70 Opportunity Sites in Lodi

Above
Lower Moderate Moderate-

Income Income Income
Map ID Site Address or Street Acres Land Use Zoning CurrentUse  ILV Capacity  Capacity Capacity Total Capaci

Downtown Lodi

1 226 North School St 04302501  0.09  Downtown Mixed Use DMU  Parking 000 000 0 1 0 1
2 20 West Lockeford St 04302503  0.20  Downtown Mixed Use DMU  Parking 006  0.00 0 4 0 4
3 16 West Lockeford St 04302504  0.23  Downtown Mixed Use DMU  Parking 0.00  0.00 0 4 0 4
4 211 West Oak St 04303209  0.20  Downtown Mixed Use DMU  Parking 0.00  0.00 0 4 0 4
5 427 West Lockeford St 03726001  0.33  Mixed Use Corridor MCO  Vacant 000 000 0 6 0 6
6 427 West Lockeford St 03726002  0.19  Mixed Use Corridor MCO  Vacant 000 000 0 3 0 3
7 427 West Lockeford St 03726003  0.42  Mixed Use Corridor MCO  Vacant 000 000 0 8 0 8
Total 0 30 0 30
North Lodi

8 1258 Rivergate Dr 04128025  0.37  Low Density RLD Vacant 000 000 0 0 2 2

Residential

9 115 East Lockeford St 04123046  0.32  Mixed Use Corridor MCO  Vacant 000 000 0 6 0 6
10 728 North Church St 04113001  0.11  Mixed Use Corridor MCO  Vacant 000 000 0 2 0 2
11 433 North Church St 04114011 0.08  Mixed Use Corridor MCO  Vacant 000 000 0 1 0 1
12 3 West Lockeford St 04116505  0.20  Mixed Use Corridor  MCO  Vacant 000 000 0 4 0 4
13 5 West Lockeford St 04116513  0.27  Mixed Use Corridor MCO  Vacant 000 000 0 5 0 5
14 301 North Main St 04123005  0.14  Mixed Use Corridor MCO  Vacant 000 000 0 2 0 2
15 17 East Lockeford St 04123041  0.37  Mixed Use Corridor MCO  Vacant 000 000 0 7 0 7
16 301 North Main St 04123042  0.09  Mixed Use Corridor MCO  Vacant 000 000 0 1 0 1
Total 0 28 2 30
South Lodi
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Above
Lower Moderate  Moderate-
Income Income Income
Map ID Site Address or Street APN Acres Land Use Zoning  Current Use Capacity  Capacity Capacity Total Capaci
23 2442 Vintage Oaks Ct 05864014  0.19  Low Density RLD Vacant 000 000 0 0 1 1
Residential
24 1749 West Harney Ln 05821003  2.30  Low Density RLD Vacant 000  0.00 0 0 12 12
Residential
25 1649 West Harney Ln 05821004  0.50  Low Density RLD Vacant 000  0.00 0 0 2 2
Residential
26 2548 Canal Dr 05858038  0.21  Low Density RLD Vacant 0.00  0.00 0 0 1 1
Residential
27 2011 Harney Ln 05860010  1.23  Low Density RLD Residential 737 0M 0 0 5 5
Residential
28 1606 South Lower 05814004  1.11  Medium Density RMD  Residential 156 0.3 14 0 0 14
Sacramento Rd Residential
29 1610 South Lower 05814011  0.55  Medium Density RMD  Residential 172 0.M 6 0 0 6
Sacramento Rd Residential
30 1618 South Lower 05814005  1.48  Medium Density RMD  Rural 258 0.09 19 0 0 19
Sacramento Rd Residential Residential
31 1880 South Hutchins St 06249001  0.29  High Density RHD  Vacant 0.00  0.00 0 7 0 7
Residential
32 South Stockton St 05888068  4.14  Low Density PD(39) Vacant 0.00  0.00 0 0 23 23
Residential
33 2630 South Stockton St 05866015  1.53  Low Density PD(39) Vacant 000 000 0 0 8 8
Residential
34 2375 South Lower 05804027  6.59  Low Density PD(41) Vacant 000 000 0 0 36 36
Sacramento Rd Residential
35 Calla Dr 05804021  9.17  Low Density PD(41) Vacant 000 000 0 0 51 51
Residential
36 Calla Dr 05804022  14.40 Low Density PD(41) Vacant 000 000 0 0 80 80
Residential
37 Calla Dr 05804025  27.02 Low Density PD(41) Vacant 0.00  0.00 0 0 151 151
Residential
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Above
Lower Moderate Moderate-
Income Income Income
Map ID Site Address or Street Land Use Zoning  Current Use Capacity  Capacity Capacity Total Capaci
38 1805 South Lower 05875046  3.79  High Density PD(41) Vacant 000  0.00 79 0 0 79
Sacramento Rd Residential
39 North Lower Sacramento 05804026  8.93  Medium Density PD(41) Vacant 000 000 112 6 8 125
Rd Residential
49 North-Lower Sacramento 05804016  4.59  Medium Density PD(41) Vacant 600 000 64 8 0 64
Rd Residential
401 3025 GalaDr 05803040  8.60  High Density PD(41) Vacant 0.00  0.00 123 35 52 240
Residential
Total 417 48 430 894
East Lodi
4847 930 South Garfield St 04739020  0.98  Low Density RLD Vacant 0.00  0.00 0 0 5 5
Residential
4948 539 East Pine St 04317010  0.40  Medium Density RMD  Vacant 0.00  0.00 0 5 0 5
Residential
4950 403 East Elm St 04311327  0.20  Medium Density RMD  Vacant 0.00  0.00 0 2 0 2
Residential
5150 545 East Elm St 04318001  0.20  Medium Density RMD  Vacant 000  0.00 0 2 0 2
Residential
5251 108 East Elm St 04307101  0.21  Downtown Mixed Use DMU  Vacant 27 0.43 0 5 0 4
building/
community
garden
5352 30 1/2 North Main St 04307102 0.21  Downtown Mixed Use DMU  Vacant 467 014 0 5 0 4
5453 26 North Main St 04307103  0.10  Downtown Mixed Use DMU  Vacant 0.00  0.00 0 2 0 2
5554 241/2 North Main St 04307104  0.10  Downtown Mixed Use DMU  Office/ 457 030 0 2 0 2
Business
5655 20 North Main St 04307105  0.10  Downtown Mixed Use DMU  vacant building 0.25  0.40 0 2 0 2
5756 101 East Pine St 04307112 0.21  Downtown Mixed Use DMU  Older 310 029 0 5 0 4
commercial
building
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Above
Lower Moderate Moderate-
Income Income Income
Map ID Site Address or Street APN Acres Land Use Zoning  Current Use Capacity  Capacity Capacity Total Capaci
58 4-1/2 North-Main-St 04307113 010  DowntownMixedUse DMU  Office/ 43 082 0 2 0 2
Business
5759 8 North Main St 04307114  0.10  Downtown Mixed Use DMU  Vacant 7.80 030 0 2 0 2
Building
6058 10 North Main St 04307115  0.10  Downtown Mixed Use DMU vacant land 0.00 0.00 0 2 0 2
6159 14 North Main St 04307116  0.10  Downtown Mixed Use DMU vacant land 0.00 0.00 0 2 0 2
6260 100 East Pine St 04307201 0.31  Downtown Mixed Use DMU  Office/ 0.00 039 0 7 0 6
Business
63 4 South-Main-St 04307202 012  DowntownMixedUse DMU  Hotel s+ 088 9 2 9 2
64 10-South-Main-St 04307203  0.08 DowntownMixedUse DMU  Hotel 056 088 9 1 0 1
6561 30 South Main St 04307208  0.21  Downtown Mixed Use DMU  vacant building 215 0.52 0 5 0 4
6662  22.5 South Main St 04307209 0.21  Downtown Mixed Use DMU Hotel 5.79 0.43 0 5 0 4
67 20 South Main-St 04307210 010  DowntownMixedUse DMU  Hotel 300 040 9 2 9 2
68 18 South Main-St 04307211 010 DowntownMixedUse DMU  Hotel 633 040 9 2 9 2
6963 14 South Main St 04307212  0.10  Downtown Mixed Use DMU  Vacant 0.00  0.00 0 2 0 2
70 114-North-Main St 04308411 122 Public/Quasi-Public PF GityParks& 000 000 25 0 0 25
Rec Yard
7164 111 North Stockton St. 04308407 0.62  Public/Quasi-Public ~ PF City Parks& 000  0.60 13 0 0 13
Rec (leased)
7265 103 East EIm St 04308406  0.62 Downtown Mixed Use DMU  VacantSteel 145 037 13 0 0 13
Building/
Underutilized/
Available
7366 604 East Pine St 04323001 0.50  Mixed Use Corridor  MCO Vacant 0.00 0.00 9 0 0 9
7467 208 East Pine St 04307401 0.41  Mixed Use Corridor  MCO Vacant 0.00 0.00 0 8 0 8
7568 101 North Cherokee Ln 04318002  0.39  Mixed Use Corridor MCO  Vacant 0.00 0.00 0 8 0 8
7669 11 South Washington St~ 04307406  0.23  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 4 0 4
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Above
Lower Moderate Moderate-
Income Income Income
Map ID Site Address or Street Land Use Zoning CurrentUse  ILV Capacity  Capacity Capacity Total Capaci

7870 228 North Stockton St 04308502  0.31  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 6 0 6
7971 207 South Main St 04306101 0.46  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 9 0 9
8072 223 South Main St 04306102  0.60  Mixed Use Corridor MCO  Vacant 0.00  0.00 3 0 0 3
8173 17 East Elm St 04308204  0.79  Mixed Use Corridor MCO  Vacant 0.00  0.00 16 0 0 16
8274 715 South Cherokee Ln 04737015  0.14  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 2 0 2
8375 721 South Cherokee Ln 04737016  0.12  Mixed Use Corridor MCO  Commercial 0.66  0.25 0 1 0 1
8476 611 East Pine St 04321032  0.23  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 0 4
8577 1045 South Cherokee 04740004  3.40  Mixed Use Corridor MCO  Older 079 0.8 n 0 0 n

commercial

building
8678 929 South Cherokee 04739007  1.00  Mixed Use Corridor MCO  Vacant 0.00  0.00 2 0 0 2
8779 1050 South Cherokee 04741001  1.21  Mixed Use Corridor MCO  One-story 256 021 25 0 0 25

older motel
8880 218 North Stockton St 04308503  0.21  Mixed Use Corridor MCO  Warehouse 0.58  0.24 0 4 0 4
8981 543 East Pine St 04317011 0.28  Mixed Use Corridor MCO  Parking 0.00  0.00 0 5 0 5
9082 916 South Cherokee Ln 04742012 0.19  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 3 0 3
West Lodi
9284 630 North Lower 02906066  0.90  Low Density RLD Vacant 0.00  0.00 0 0 2 2

Sacramento Rd Residential
9385 380 South Sunset Dr 03308007  0.75 Low Density RMD  Vacant 000 000 10 0 0 10
Residential

9486 2223 West KettlemanLn 02741016  2.67  Mixed Use Corridor MCO  Vacant 0.00  0.00 56 0 0 96
9587 2100 Tienda Dr 02743007  1.40  Mixed Use Corridor MCO  Vacant 0.00  0.00 26 0 0 26
9688 431 South Sacramento St 04520136  0.43  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 9 0 9
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Above
Lower Moderate Moderate-
Income Income Income
Map ID Site Address or Street APN Acres Land Use Zoning  Current Use Capacity  Capacity Capacity  Total Capaci
9789 801 South Sacramento St 04524014  0.30  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 6 0 6
9890 713 South Sacramento St 04524007  0.21  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 4 0 4
9991 728 South Sacramento St 04533001 0.89  Mixed Use Corridor MCO  Vacant 0.00  0.00 18 0 0 18
10092 514 South Sacramento St 04532016  0.33  Mixed Use Corridor MCO  Vacant 0.00  0.00 0 6 0 6
10193 2 East Lodi Avee 04531001 0.62  Mixed Use Corridor  PF Vacant 0.00  0.00 13 0 0 13
10294 2115 West KettlemanLn 02743010  0.56  Mixed Use Corridor MCO  Vacant 0.00  0.00 n 0 0 11
103 430SouthSacramento St 04532013  0.60  Mixed Use Gorridor MGO  Warehouse 000 000 » 0 0 n
yard
194 508SouthSacramento-St 04532015  0.60  MixedUseCorridor MGCO  Warehouse 660 060 r 8 0 R
yard
10595 1055 South Lower 02705005  5.00  Low Density PD(34) Vacant 000 000 0 0 28 28
Sacramento Rd Residential

10696 68 Secret Ct 02955055  0.36  Low Density PD(42) Vacant 000 000 0 0 2 2

Residential
10797 2800 West Lodi Ave 02740015  25.45 Medium Density PD(42) Vacant 000 000 70126 H492 +2138 356

Residential
10898 Westgate Dr 02740001  19.85 Medium Density PD(42) Vacant 000 000 70126 €360 12401 271

Residential
Total 298386 222177 328261 848824
Lodi Total 911910 446392 765698 21152,000
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Annexation Sites

Annexation is the process by which a city adds land to its jurisdictional boundaries. Following annexation, the
City extends its services, laws, and voting privileges to meet the needs of residents living in the annexed area.
Typically, annexation takes place in areas that are adjacent to a municipality, where the population already has
expanded to densities found in urban areas. Annexation encourages orderly growth and provides standardized
services to those who live in the annexed area. The annexation process is a shared procedure between San
Joaquin County and the City of Lodi, overseen by the San Joaquin Local Agency Formation Commission (LAFCo).

There are currently 12 sites located within two annexation areas (South Study Area and West Study Area) that are
anticipated to be made available for development during the 6t cycle. Because the City is surrounded by high-
quality farmland, Lodi has traditionally constrained urban expansion beyond the city limits. However, with an
increased demand for housing, newly required housing needs will need to be met through annexation of
unincorporated areas within the SOI. The City’s SOI/Municipal Services Review (MSR) was updated in October
2022 for this purpose, with residential land uses focused within the South and West SOI. The SOl update was
broken into two phases (10 year and 30 year), with Phase 1 anticipating a 10-year development horizon projected
to add 10,111 new residents, assuming 2.7 persons per household (per General Plan). By Phase 2 completion (30
year horizon) 34,895 new residents are projected (2.7 persons per household). As mentioned in Program 1.9, the
City has begun pursuing annexation of land within the expanded 10-year SOI area to serve the future needs of
residents and conform with the 6t Cycle RHNA.

The annexations shall be completed within the planning period and shall include the following remaining
milestones:

o Board of Supervisors approval of the Annexation and Tax Sharing Agreement(s), estimated in 2024.

e City Council approval of the Annexation and Tax Sharing Agreement(s), estimated in 2024.

e |LAFCO annexation approval, estimated by 2026.

e |f LAFCO does not approve the annexations, the City shall continue to pursue approval through
additional LAFCO hearings throughout the planning period.

e In 2027, complete a mid-cycle review of progress toward annexations and revise RHNA calculations,
potentially including rezoning additional sites (by 2028) if the annexations sites are found to be
infeasible for development in the planning period.

o Provide zoning in compliance with Government Code section 65583.2, subdivisions (h) and (i) on
appropriate acreage within annexation sites included as lower income RHNA capacity, including a
combined total of at least 16 acres within sites 109-112. Zoning will permit owner-occupied and rental
multifamily uses by-right (without discretionary approval) for developments in which 20 percent or more
of the units are affordable to lower income households, allow for at least 20 dwelling units per acre, at
least 16 dwelling units per site, require a minimum density of 20 units per acre and up to 100 percent
residential floor area in mixed use zones and require that residential uses occupy at least 50 percent of

the total floor area of a mixed use project.

ithin-the¢i aofi icipated;-Parcels selected for the 6t
cche Sltes Inventorvthesepapeels are Iocated wnhln the flrst phase To encourage development in the Phase |
area, the City will continue working with developers on a strategy to identify available parcels and annexation
opportunities. A portion of the annexed properties are included in the Sites Inventory with an assumed 2,075 total
units across these parcels. The City has started the annexation process with San Joaquin LAFCo and it is
anticipated that these parcels will be annexed to the City and developed with residential uses by the end of the
planning period. The City has worked with the property owners of these sites to commit a portion of the land to
residential zoning. To ensure these parcels are available for development during the planning period, the City will
continue to work with property owners and San Joaquin LAFCo to facilitate the annexation of these parcels. The
City will work to identify infrastructure needs within the City’s Sphere of Influence and will work with local
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developers and non-profit affordable housing providers to identify and pursue funding opportunities to support
needed expansion of electric, water, and sewer infrastructure services in areas most appropriate for residential
development with a goal of securing $8-10 million in the planning period.

Zoning will accommodate mixed-use, low-density residential, and medium-density residential development. Unit
totals per income category were estimated based on the residential zoning densities anticipated for each site
included in the annexation. In low density residential zones, above-moderate income units were assigned. In
mixed-use corridor ones both moderate and above-moderate income units were assigned. In medium density
zones, assumed units were split amongst all income categories. Table 71 shows the anticipated size and unit
assumptions for each annexation and Figure 3 shows the locations of these annexation sites.

South Study Area

In the South Study area, the City is progressively meeting with multiple interested parties (developers and
property owners) concerning development proposals from roughly Harney Lane/Mills Avenue termination on the
west side to Harney/UP Track on the east side, to the SOI line on the south. This area includes 200-300 acres of
land.

The primary issue in developing the South Study Area involves lack of utility infrastructure, including storm water
outflow connections to the slough to the south and electric utility substations (2 needed). However, the
developers and the City are actively meeting to come up with solutions to locate and fund infrastructure.

West Study Area

On the west side, infrastructure is generally in place and/or already planned, therefore, the annexation on the
west side will occur first. A developer is actively meeting with the City regarding annexation of this area and has
presented a proposed land use map for consideration.

Table 71 Annexation Sites

Moderate- Above
Cross-Streets/ Lower-Income Income Moderate- Total

Map ID Addresses Acreage Units Units Income Units  Units

South Study Area

99189  Harney Ln and 05810004 18.81 80 95 183 358
West Ln

111009  Harney Ln and 05811047 30.37 80 108 292 480
West Ln
West Ln
Mills Ave

Total 235.39 320 372 1,019 1,711

West Study Area

103413 351 E Taylor Rd 2705002 10 0 0 56 56
Lodi

114104 306 E Taylor Rd 2705010 4.85 0 0 27 27
Lodi

115105 240 E Taylor Rd 2705011 5 0 0 28 28
Lodi

116106 68 E Taylor Rd 2705024 4.37 0 0 24 24
Lodi
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117107  31E State Route 2705015 2 0 0 42 42
12 Lodi

118108 291 E State 2705020 4.27 0 0 90 90
Route 12 Lodi

119109 341 E State 2705021 41 0 0 86 86
Route 12 Lodi

120110 15511 N Lower 2706023 0.7 0 0 10 10
Sacramento Rd
Lodi

Total 35.3 0 0 364 364

Lodi Total 235.39 320 372 1,383 2,075

Rezone Sites

To accommodate this shortfall of capacity, the City is obligated to rezone land suitable to facilitate the
development of the listed rezone sites. The City of Lodi anticipates beginning the rezone process with outreach
and public hearings for all properties identified in the Sites Inventory in Spring 2023, continuing through Fall
2023. The City anticipates adoption of the rezonings by the end of 2023, prior to the start of the 6th cycle
Housing Element planning period. Sites to accommodate 659 housing units will be rezoned concurrently with the
adoption of this Housing Element.

The Sites Inventory includes 13 sites that will be rezoned to facilitate additional residential development. Of
these 13 sites, six will be rezoned to high density residential and seven will be rezoned to mixed-use corridor,
both zones have the potential maximum capacity of 35 dwelling units per acre. These sites are located in North,
South, and East Lodi and the location of each site is labeled by its Map ID number on Figure 3. Table 72
summarizes the acreage and unit assumptions for sites proposed for rezoning.
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Table 72 Realistic Capacity of Rezoned Sites

Above
Existing Proposed Lower Moderate Moderate-
Map Zoning Zoning Maximum Realistic Income Income Income Total
ID APN Location Acres  District  District Density Density Capacity Capacity Capacity Capacity

North Lodi
17 04320229 522 E Lockeford  3.57 M MCO 35 21 75 0 0 75
18 04123003 319 N Main 0.33 M MCO 35 21 0 0 7 7
19 04123001 351 N Main 0.33 M MCO 35 21 0 0 7 7
20 04123002 341 N Main 0.11 M MCO 35 21 0 0 2 2
21 04123004 315N Main 0.33 M MCO 35 21 0 0 7 7
22 04124048 875N Stockton ~ 3.58 M RHD 35 21 080 800 0 80
Total 75155 800 23 178

South Lodi
4142 05865013 ﬁgﬁghReynolds 8.67 PD(39) MCO 35 Y 105 31 46 182
4342 06229037 401 E Harney 6.57 PD(38) RHD 35 21 105 13 20 138
4443 06229025 311 E Harney 0.5 RLD RHD 35 21 1 0 0 1
4544 06008001 1811 S Ham 1.36 PD(15) RHD 35 21 29 0 0 29
4645 05803006 éggzal;ﬁ:ﬁ(r) 1.53 PD (41) RHD 35 21 0 0 48 48
4746 N/A 130 W Century 2.50 0S RHD 35 21 53 0 0 53
Total 302 44 114 460

East Lodi
9183 04323025 716 E Pine 1.01 M MCO 35 21 21 0 0 21
Total 21 0 0 21
Lodi Total 30.39 398 124 139 659

Summary of Adequate Sites

The residential Sites Inventory identified vacant and nonvacant sites in Lodi which can accommodate a total of
4,855-733 residential units based on residential densities per existing land use designations, zoning districts, and
annexations.

Lodi anticipates meeting its RHNA requirements for the December 2023 through December 2031 planning period.
The Sites Inventory shows a surplus of 18809 low-income units, giving the City a seven-12 percent buffer over its
allocated RHNA in that income category. The results of the residential Sites Inventory are presented on Table 73.
Sites are broken down by zone district.

Table 73 Adequacy of Residential Sites Inventory
Above

Very Low Moderate Moderate
Income Low Income Income Income
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RHNA Allocation 941 591 706 1,671 3,909
Planned and Approved Units 0 12 0 0 12
ADUs 0 0 0 56 56
Remaining RHNA 941 579 706 1,615 3,841
RLD 0 0 30 30
RMD 49 9 0 58
RHD 0 7 0 7
DMU 5126 6859 0 11985
MCO 293269 124 0 417393
PD(34) 0 0 28 28
PD(39) 0 0 31 31
PD(41) 378314 M 378 797733
PD(42) 140252 197152 298231 635635
Potential Rezone Sites 398478 12444 137 659
Annexation Sites 320 372 1,383 2,075
Total Units on Vacant or Underutilized Sites 1,708629 942808 2,21785 4,733855
Unit Surplus 109188 236102 670602 8921014
Total % Buffer #11% 3314% 4136% 2623%

Adequacy of Public Facilities and Infrastructure

This section addresses the adequacy of public facilities and services (i.e., water and sewer services) to
accommodate planned residential growth through the end of the Housing Element planning period. All services in
the City are sufficient to accommodate the number of units allocated by the RHNA.

Water

The City of Lodi Water Utility is the sole water purveyor for the City. The City's water supply relies on local
groundwater from the Eastern San Joaquin Subbasin and surface water supplies from the Mokelumne River
purchased from Woodbridge Irrigation District25. The City’s primary source of water is groundwater which is
sourced from 28 groundwater production wells. The capacity of the groundwater wells range from 1.2 to 3.0
million gallons per day (mgd) and the total capacity of the 28 existing wells is 54.8 mgd.

Historically, the City solely relied on groundwater but began operating a Surface Water Treatment Facility (SWTF)
in November 2012, increasing its use of surface water such that it accounts for almost half of the City’s supplies.
The SWTF currently has a treatment capacity of 10 mgd and is expandable to up to 20 mgd, allowing the City's
capacity to expand its future surface water use demands. Since the completion of the 2015 Urban Water
Management Plan, the City has built a new storage tank at Well 23 and completed additional storage tank at Well
28 in 202226, These storage tanks mitigate or potentially eliminate the need to construct the new wells which the
City's Water Master Plan anticipated would be needed by 2035 to meet demands. The City anticipates adequate
water capacity to accommodate development on these opportunity sites.

252022 Lodi Municipal Service Review and Sphere of Influence Update, June 2022. https.//www.lodi.gov/DocumentCenter/View/5284/City-of-Lodi-
Draft-MSR-SOI-Update-PDF
262020 Urban Water Management Plan, August2021. https://www.lodi.gov/DocumentCenter/View/4623/2020-Urban-Water-Management-Plan-PDF
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Sewer

The City of Lodi Department of Public Works provides wastewater collection and treatment for the incorporated
area of the City of Lodi. The wastewater treatment plant operated by White Slough Wastewater Pollution Control
Facility has adequate capacity to treat all wastewater flows. The facility's current design capacity is 8.5 million
gallons per day and the plant is currently functioning at 75-percent of capacity. The City anticipates adequate
wastewater capacity to accommodate development on these opportunity sites.

Stormwater

The City of Lodi Department of Public Works provides stormwater maintenance for the incorporated area of the
City of Lodi. The City maintains a gravity-based stormwater system built around a number of storm water
detention basins and disposal of runoff by pumping to the Woodbridge Irrigation District (WID) Canal, Lodi Lake,
or the Mokelumne River. As of 2010, the City has a total of 3,394 catch basins and 2,193 manholes in its storm
water system. In 2012, the City of Lodi developed a Stormwater Management Program committed to protecting
its rivers and the Delta by involving and educating residents in stormwater pollution prevention, regulating
stormwater runoff from construction sites, investigating non-stormwater discharges, and reducing non-
stormwater run-off from municipal operations. Lodi's stormwater basins should have adequate stormwater
capacity to accommodate development within the current City limits with the adoption of a new policy. This new
policy will address and identify the strain on the City's storm and sewer systems seen on the east side of Lodi
due to its rate of growth.

Dry Utilities

While there is no set definition for dry utilities, it is generally accepted that the term refers to utilities that
transmit either energy, such as electricity or natural gas, or data and telecommunication service, such as
telephone, internet, or cable service. Pacific Gas and Electric (PG&E) is the sole natural gas service provider for
the residents and businesses across the city. Data and telecommunication services are provided through a
variety of service providers such as AT&T, Xfinity, and T-Mobile.

Electrical service within the city is provided by the Lodi Electric Utility (LEU). LEU is a customer-owned and City-
operated utility that provides electrical services for residential, commercial, and industrial customers in the city.
As areas get annexed into the city, the electrical service provider will shift from PG&E to the LEU. With new
residential growth in annexed areas, an expansion of distribution lines with be required and funded by the
developer. The City anticipates adequate dry utility capacity to accommodate development on these opportunity
sites.

Environmental Constraints

A city's environmental setting and characteristics can greatly affect the feasibility and cost of developing
housing. As noted in Section 4. Constraints, Eenvironmental factors in Lodi include potential impacts from
wildfire, -and-drought, flood, and the Williamson Act. There are no known barriers on these sites related to shape,
access, contamination, easements, property conditions, likelihood of disposition of right a ways, Williamson act,
conservation easements, environmental overlays.

Wildfire

The majority of Lodi is located in an urbanized area and is not exposed to wildfire hazards, however wildfires
have impacted the area surrounding Lodi and have led to increased displacement and homelessness. The
potential impacts of a wildfire would not preclude development of housing in Lodi.
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Drought

As for the impacts of a drought, there will be minimal impact on the physical structures of buildings and facilities
across Lodi, however there may be less reliability on infrastructure. These-twoThe potential impactsimpacts of a
drought would not preclude development of housing in Lodi.

Flood

Flood hazards are a constraint to development only in two areas of the city: the area immediately adjacent to the
Mokelumne River along the city’s northern boundary, and the area around the White Slough Water Pollution
Control Facility. No new development is planned within either of these areas and is not a constraint to

development.

Williamson Act

Potential residential annexation areas, defined by Phase 1 of the General Plan, include 73 acres of land covered
by active Williamson Act contracts. Of these acres, 68 acres are designated for low density residential and five
acres for medium density residential. The City does not need this land in order to accommodate its share of the
RHNA (specifically the below-market-rate units) and does not intend to pursue annexation until those contracts
have expired and the market is ready for urban development.

Opportunities for Energy Conservation

LEU allows flexibility and control over energy sources, and offers programs to reduce energy use including:

e Residential Energy Survey Program helps residents identify major energy uses and how these can be
reduced.

¢ Residential Products Rebate Program provides rebates on the purchase of new, energy-efficient
appliances.

e Energy Efficient Home Improvement Program offers rebates on other types of energy efficient
residential systems (fans, space conditioning, insulation, thermostats, windows, etc.).

e California First-PACE (Property Assessed Clean Energy) Program allows property owners to finance the
installation of energy and water improvements in homes or businesses, which can then be paid back as
a line item on a property tax bill.

e Home Energy Renovation Opportunity (HERO) Financing Program is a type of PACE program that allows
property owners to fund energy efficiency, water efficiency, and renewable energy projects with little or
no upfront costs. With PACE, residential and commercial property owners living within a participating
district can finance up to 100 percent of their project and pay it back over time as a voluntary property
tax assessment through their existing property tax bill.

Inventory of Local, State, and Federal Housing and
Financing Programs

The City of Lodi utilizes local, state, and federal funds to implement its housing strategy. More than one source
of public funds is typically required to construct an affordable housing development. The City of Lodi does not
act as a developer in the production of market-rate or affordable units but relies primarily upon the private sector
to develop new units with the assistance of these various public funding sources.
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Local Agency and Administrative Resources

The City of Lodi Community Development Department and the Housing Authority County of San Joaquin (HACSJ)
are the two major governmental agencies responsible for local housing programs. Additionally, the City works
closely with non-profit organizations involved in affordable housing funding and programs in the city such as
Eden Housing and Habitat for Humanity of San Joaquin County (HFH). This section describes the roles, funding,
and programs they administer.

City of Lodi

The Community Development Departments Neighborhood Services Division is responsible for administering state
and federal grants for affordable housing activity in the City of Lodi. The City relies on several sources of funding
to accomplish its goals including, but not limited to Community Development Block Grant (CDBG) and HOME
Investment Partnership (HOME).

The City of Lodi is an entitlement community under the CDBG program and a participating jurisdiction under the
guidelines of the HOME program. This means that the City receives funds annually; however, the allocation is
based on the federal budget. The City received a total grant allocation of approximately $640,916 of CDBG funds
for the 2023-24 program year?’. The City generally reserves 60 percent of CDBG capital improvement Funds for
City-sponsored projects and 40 percent for community-based organizations. Projects benefiting from the use of
these funds, from the 2023-24 program year include, but are not limited to:

¢ Fair Housing Services. Funds will provide services for fair housing counseling, fair housing testing,
housing discrimination and tenant/landlord law hotline, complaint investigation, and outreach and
education at community events.

¢ Boys and Girls Club. Utilizing the funds for constructing a sunshade to cover a patio area to provide sun
protection to program participants.

o Creekside South Apartments. Utilize CDBG funds to rehabilitate the Creekside South Apartments, an
affordable 40-unit property for seniors.

o Family Resource Center. This center will utilize the funds to provide gang prevention and wraparound
services for Lodi’s at-risk youth and their families. This will include assessments, case management,
group counseling, and a curriculum program.

e Second Harvest of the Grater Valley. Funds will support the Second Harvest Food Bank’s food
assistance program that distributes it to low-income persons and persons experiencing homelessness.

Housing Authority County of San Joaquin

The Authority County of San Joaquin (HACSJ) was established in 1942 pursuant to the United States Housing Act
of 1937 and state enabling legislation. The HACSJ is responsible for providing safe, decent, and affordable
housing for low-income families, the elderly, and persons with disabilities. HACSJ offers programs to assist
extremely low- to moderate-income households with their housing costs, including the Section 8 rental
assistance program, public housing, and migrant farmworker housing.

HACSJ services have included educational resources such as GED preparation, financial literacy, homebuyer
education, and job fairs. In addition, they have the several programs that promote self-sufficiency:

o Family Self-Sufficiency program: a voluntary employment and savings incentive program designed to
assist families in becoming economically independent and self-sufficient while reducing and/or
eliminating the need for government cash assistance.

272023-24 Annual Action Plan: Community Development Block Grant Program. https://www.lodi.gov/DocumentCenter/View/6455/2023-24-Draft-
Annual-Action-Plan_Website-PDF
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¢ Resident Opportunities Self Sufficiency program: a program designated for public housing residents to
enable increased earned income, reduce and/or eliminate the need for welfare assistance, and make
progress toward achieving economic independence and self-sufficiency.

Central Valley Low Income Housing Corporation

Central Valley Low Income Housing Corporation (CVLIHC) provides both permanent supportive housing for
homeless households with disabilities and transitional housing and support services for homeless families.
CVLIHC’s permanent and transitional programs are located at scattered sites throughout San Joaquin County,
with participants having the primary responsibility for the units where they live. Supportive services include basic
life skills training, parenting and family counseling, transportation assistance, childcare, assistance in school
enrollment, and job search training. CVLIHC's programs provide housing and supportive services for about 600
households per year.

Christian Church Homes

Christian Church Homes (CCH) has been providing housing in communities since 1961. The organization was
created to meet the housing needs of low-income seniors who faced limited housing choices in Northern
California. CCH manages 56 facilities in six states. The majority of CCH's facilities are U.S. Department of
Housing and Urban Development (HUD) subsidized and allow low-income residents to pay a maximum of 30
percent of their adjusted gross income for rent.

Community Home Builders and Associates

Community Home Builders and Associates (CHBA) is a nonprofit public benefit corporation involved in the
development, construction, and management of affordable housing for individuals and families of low to
moderate incomes. The organization was founded in 1990 by the Home Builders Association of Northern
California. Through its sponsorship of the San José Conservation Corps’ YouthBuild program, CHBA has provided
employment for at-risk youth in the construction trades while helping to create opportunities for the building
industry to partner with local communities in an effort to fulfill affordable housing goals.

Eden Housing

Eden Housing is a nonprofit developer that serves low-income families, seniors, persons with disabilities, the
formerly homeless, and first-time homebuyers. Eden Housing has experience applying for funding through
government programs, including Low-Income Housing Tax Credit, and HUD Section 202 and 811 programs. In
2017 Eden Housing developed Cranes Landing, a residential development located on Tienda Drive. This
development includes 49 affordable rental units for seniors, with eight one-bedroom units set aside for formerly
homeless individuals with mental illness.

Habitat for Humanity, San Joaquin County

Habitat for Humanity is a nonprofit faith-based organization dedicated to building affordable housing and
rehabilitating homes for lower-income families. Habitat builds and repairs homes with the help of volunteers and
partner families. Habitat homes are sold to partner families at no profit with affordable, no-interest loans.
Volunteers, churches, businesses, and other groups provide most of the labor for the homes. Government
agencies or individuals typically donate land for new homes. In the past, the City of Lodi has provided an
allocation of HOME Program funds to the local Habitat for Humanity chapter for land acquisition to
accommodate their new construction activities.
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Funding Programs and Financial Resources

The City of Lodi and its non-profit partners have access to a variety of existing and potential funding sources
available for affordable housing activities. The City leverages federal and local housing funds (i.e., CDBG, HOME
funds) to assist non-profit developers in delivering affordable housing in the city.

Described below are programs and funding opportunities in which the City provides and/or services to the
community, in relation to affordable and fair housing education/services:

¢ Housing Choice Voucher. The City will continue to support the HACSJ in its administration of the
Housing Choice Voucher rental assistance program. Tenant-based Housing Choice Vouchers provide a
monthly subsidy to low-income tenants renting market-rate units. Housing Choice Vouchers require an
HACSJ inspection of the unit prior to move-in to ensure health and safety standards are met.

¢ Non-Profit Assistance Program. The Non-Profit Assistance (NPA) Program is designed to provide grant
funding to local non-profits experiencing a financial shortfall due to the COVID-19 pandemic. Funded by
the American Rescue Plan Act (ARPA), the NPA Program reimburses eligible non-profits $25,000 to
$50,000 for operating capital expenses, such as payroll, insurance, lease/mortgage payments, inventory,
marketing, accounting, and other supplies related to COVID-19 or documented revenue shortfall due to
COVID-19 pandemic. Currently this program is undergoing its second round of applications being
accepted and the City anticipates awarding up to $200,000 of ARPA funds to non-profit organizations.

e San Joaquin Fair Housing Services. The San Joaquin Fair Housing Association is a non-profit agency.
Their services are provided to the community free of charge and funded through the U.S. Department of
Housing and Urban Development's Community Development Block Grant (CDBG) program. Services
provided by the association include information on tenant and landlord rights, mediation, training, and
counseling.

e CDBG Housing and Accessibility Rehabilitation Program (HARP). Housing and Accessibility
Rehabilitation Program (HARP) is intended to financially assist low and very low-income homeowners
(owner-occupied) with home improvement needs, including accessibility, and to upgrade the quality of
the housing stock within the area. The specific objectives of the program are to improve housing
conditions for lower-income households; to preserve the existing housing stock when it is economically
feasible; and to improve the quality, accessibility, amenities, and affordability of existing neighborhoods
within the City of Lodi.

Additional State and Federal Housing Programs

In addition to the funding programs available through the City, there are several state and federal funding
programs that assist first-time homebuyers, build affordable housing, and help special needs groups such as
seniors and large households. In most cases other entities, including for-profit and non-profit developers, apply
for funds or other program benefits. For example, developers apply directly to United States Department of
Agriculture for Section 515 rural loans, to United States Housing and Urban Development for Section 202 and
Section 811 loans, or to the California Tax Credit Allocation Committee for low-income housing tax credits. In
general, the City of Lodi relies upon the private sector to develop new affordable units.

The following is a description of some of the most significant state and federal funding programs that are
available to fund affordable housing opportunities:

e Affordable Housing and Sustainable Communities (AHSC) Program. This program is provided from the
Greenhouse Gas Reduction Fund (GGRF), administered by the Strategic Growth Council, implemented
through the Department of Housing and Community Development (HCD), provides grants and/or loans to
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projects that will achieve GHG reductions and benefit Disadvantaged Communities through increasing
accessibility of affordable housing, employment centers and key destinations.

e Section 811 Program. The Section 811 program, sponsored by HUD, provides interest-free capital
advances and rental assistance funds to private, non-profit sponsors to help finance the development of
housing for persons with disabilities. Public sponsors are not eligible to apply for Section 811 funds.
The capital advance can cover the construction, rehabilitation, or acquisition of supportive housing. The
sponsor does not have to repay the capital advance as long as the project serves the target population
for 40 years. Additionally, rental assistance funds are provided for three years to cover the difference
between the HUD approved operating cost for the development and the rent paid by tenants—usually 30
percent of adjusted income. These three-year contracts are renewable based on the availability of funds.

e Section 202 Program. The Section 202 program, also sponsored by HUD, is similar to the Section 811
Program; however, the target population for the Section 202 program is the very low-income elderly. The
same capital advance and rental assistance is available to private, non-profit sponsors of affordable
elderly housing. As with the Section 811 program, public sponsors are not eligible for the Section 202
program.

e Low-Income Housing Tax Credits. The Low-Income Housing Tax Credit (LIHTC) program was created in
1986 by the Federal Government as a method for funding affordable housing. Depending on the project,
the program gives either a 4 percent or 9 percent income tax credit over a 10-year period to the housing
developer to help leverage the private costs of construction and rehabilitation of affordable housing
units. Since the amount of credit available to the developer often exceeds the amount that the developer
can use, private investors frequently participate in the LIHTC project through a syndication process and
receive Federal tax credits in return for an upfront investment. Applying for the LIHTC program is a
competitive process. Projects are ranked relative to each other based on criteria in the State’s Qualified
Allocation Plan (QAP). The QAP considers factors such as cost, amenities, and project location, when
comparing proposed projects. To qualify for the LIHTC program, projects must also meet specific
minimum requirements. These requirements are as follows:

o Atleast 20 percent of the residential units must be affordable to individuals whose income is
50 percent or less of the area median income; or

o At least 40 percent of the residential units must be affordable to individuals whose income is
60 percent or less of the area median income; and

o The housing units must remain affordable for a 30-year period.

e Additional Private Funding. The Community Reinvestment Act of 1977 (CRA) directs the Department of
the Treasury, the Federal Reserve System, the Federal Deposit Insurance Corporation, and the Federal
Home Loan Bank Board to encourage and assist the institutions they regulate to meet the credit needs
of their communities. These agencies must assess the records of their member institutions when
evaluating applications for a charter or other regulated transactions. As a result of the CRA, many major
financial institutions have elected to actively participate in funding low- and moderate-income housing
developments developed by non-profit corporations.

e The Federal Home Loan Bank (FHLB) provides direct project financing through its member institutions
as part of its Affordable Housing Program. FHLB administers the Affordable Housing Program (AHP),
which facilitates the development of affordable rental housing and homeownership opportunities,
through a competitive application process, a bank provides grants or subsidized interest rates on
advances to members to finance their affordable housing initiatives. The California Community
Reinvestment Corporation (CCRC) was formed to pool the resources of the state's banks to assist in
financing affordable housing. CCRC specializes in programs for families, seniors, citizens with special
needs and mixed use developments. Finally, the Federal National Mortgage Association (Fannie Mae)
provides permanent financing for affordable housing development by purchasing or securitizing the
lender-originated first mortgages on mutually agreeable terms.
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6. Affirmatively Furthering Fair Housing

California Government Code Section 8899.50 requires local agencies to affirmatively further fair housing (AFFH).
Under California law, AFFH means “taking meaningful actions, in addition to combatting discrimination, that
overcome patterns of segregation and foster inclusive communities free from barriers that restrict access to
opportunity based on protected characteristics.” Government Code Section 8899.50 stipulates that an
assessment of fair housing (AFH) includes the following components:

e A summary of fair housing issues in the jurisdiction and an assessment of the jurisdiction’s fair housing
enforcement and fair housing outreach capacity

e Ananalysis of available federal, state, and local data and knowledge to identify integration and
segregation patterns and trends, racially or ethnically concentrated areas of poverty, disparities in
access to opportunity, and disproportionate housing needs within the jurisdiction, including
displacement risk

e An assessment of the contributing factors for the fair housing issues identified under Government Code
Section 65583 (10)(A)(ii)

e Anidentification of Other Relevant Factors, including historical disinvestment, lack of infrastructure
improvements, and presence of older affordable housing units that may be at risk of conversion to
market-rate housing

e Anidentification of the jurisdiction’s fair housing priorities and goals, giving highest priority to
those factors identified in Government Code Section 65583 (10)(A)(iii) that limit or deny fair housing
choice or access to opportunity, or negatively impact fair housing or civil rights compliance, and
identifying the metrics and milestones for determining what fair housing results will be achieved

e Strategies and actions to implement those priorities and goals, which may include, but are not limited to,
enhancing mobility strategies and encouraging development of new affordable housing in areas of
opportunity, as well as place-based strategies to encourage community revitalization, including
preservation of existing affordable housing, and protecting existing residents from displacement

This AFFH analysis addresses impediments through AFFH-specific goals, and actions based on the contributing
factors for each identified fair housing issue. For the purposes of this analysis, the city is divided into six
neighborhoods: Downtown Lodi, East Lodi, North Lodi, South Lodi, Southwest Lodi, and West Lodi, as shown in
Figure 4 below. Southwest Lodi does not include any residential uses, is entirely zoned Public/Quasi Public, and
consists of the White Slough Water Pollution Control Facility. Adjacent to the White Slough Facility is City-owned
land that is leased to farmers for the cultivation and harvesting of feed and fodder crops not intended for human
consumption.
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Figure 4 Neighborhoods in Lodi
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Source: AFFH Viewer 2023.
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Fair Housing Methodology

This assessment has been prepared consistent with the California Department of Housing and Community
Development (HCD) Affirmatively Furthering Fair Housing Guidance for All Public Entities and for Housing
Elements (AFFH Guidance Memo) which provides guidance on the preparation of housing elements and ensure
statutory requirements are satisfied, pursuant to Government Code Section 65583(c)(10).

Data Sources

The analysis includes a discussion of historic land use and segregation patterns and input from sources of local
knowledge, including advocates for people with special needs, housing development and advocacy
organizations, housing and social services providers, and low-income residents. To conduct this analysis, the
City utilized data from a variety of sources, described in the sections below.

AllTransit

AllTransit is a tool that examines access to transit. The website uses metrics that reveal the social and economic
impact of transit, specifically looking at connectivity, access to jobs, and frequency of service, and scores
communities based on those factors (the AllTransit performance score).

CalEnviroScreen

The California Office of Environmental Health Hazard Assessment developed a screening methodology to
identify communities disproportionately burdened by multiple sources of pollution. This tool, called the California
Communities Environmental Health Screening Tool (CalEnviroScreen), utilizes existing environmental, health, and
socioeconomic data to rank census tracts based on 20 distinct indicators. In general, if a community has a high
score for that indicator, it is more impacted by pollution burdens and population vulnerabilities compared to
other communities. Designated disadvantaged communities are those with CalEnviroScreen percentile scores of
75 or higher, meaning that they scored within the highest 25 percent of census tracts across California.

California Tax Credit Allocation Committee (TCAC) Opportunity Maps

To assist fair housing analysis, HCD and TCAC created the California Fair Housing Task Force to provide
research, evidence-based policy recommendations, and other strategic recommendations to HCD and other
related state agencies and departments to further the state’s fair housing goals.28 The California Fair Housing
Task Force created Opportunity Maps to identify resources levels across the state to accompany new policies
aimed at increasing access to high-opportunity areas for families with children. Opportunity Maps are made from
composite scores of three different domains made up from a set of indicators data shown in Table 74. The
Opportunity Maps include filters to identify areas with poverty and racial segregation, and one composite map
which considers all three domains.

Table 74 Domains and List of Indicators for Opportunity Maps

Economic Poverty, adult education, employment, Job proximity, median home value
Environmental CalEnviroScreen 3.0 pollution indicators and values
Education Math proficiency, reading proficiency, high school graduation rates, student poverty rates

Source: California Fair Housing Task Force, Methodology for the 2020 TCAC/HCD Opportunity Maps 2020.

Comprehensive Housing Affordability Strategy (CHAS) data, developed by the U.S. Department of Housing

280ffice of The State Treasurer (STO). 2021. https://www.treasurer.ca.gov/ctcac/opportunity/2020-tcac-hcd-methodology. pdf
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and Urban Development (HUD)

Each year, HUD receives custom tabulations of American Community Survey (ACS) data from the U.S. Census
Bureau. These data, known as the "CHAS" data (Comprehensive Housing Affordability Strategy), demonstrate the
extent of housing problems and housing needs, particularly for low-income households. CHAS data is estimated
by the number of households that have certain housing problems and have income low enough to qualify for
HUD's programs (primarily 30, 50, and 80 percent of median income). It is also important to consider the
prevalence of housing problems among different types of households, such as the elderly, disabled, minorities,
and different household types.

Department of Housing and Community Development AFFH Data Viewer

The AFFH Data Viewer is a tool developed by HCD that features census block group and tract-level data from an
expansive collection of sources including U.S. Census Bureau American Community Survey (ACS), U.S.
Department of Housing and Urban Development (HUD), California Tax Credit Allocation Committee (TCAC), Urban
Displacement Project (UDP), and Comprehensive Housing Affordability Strategy (CHAS), described below. The
Data Viewer tool serves as a resource for local and regional governments and provides the ability to explore
spatial data patterns concerning fair housing enforcement, segregation and integration, racially and ethnically
concentrated areas of poverty, and disparities in access to opportunities and housing. The Data Viewer is
intended to assist in the creation of policies that alleviate disparities, combat discrimination, and increase
access to safe and affordable homes.

Urban Displacement Project (UDP)

The UDP was developed to track neighborhood change and identify areas that are vulnerable to gentrification and
displacement in California. Indicators of gentrification and displacement are measured at the census tract level
based on data from the 2015 ACS. UDP indicators examine census tracts to identify areas that qualify as
disadvantaged neighborhoods. Additionally, census tracts identified as disadvantaged neighborhoods by UDP's
criteria are further analyzed to explore changes in the percentage of college educated residents, non-Hispanic
white population, median household income, and median gross rents over time to determine levels of
gentrification and displacement risk.

U.S. Census American Community Survey (ACS)

The American Community Survey (ACS), conducted by the U.S. Census Bureau, is an ongoing survey that collects
information on demographic, social, economic, and housing characteristics of the U.S. population. ACS uses
independent monthly samples, each with a sample size of 250,000 addresses (consisting of housing units and
group quarters), surveyed via internet, mail, telephone, and personal visit. ACS data uses 1-year and 5-year
estimates. The 1-year data is collected over a period of 12 months and is useful for showing year-to-year
fluctuations in data for geographic areas with at least 65,000 people. The 5-year estimates represent data
collected over a period of 60 months (5 years) and are considered statistically more reliable than the 1-year
estimates, particularly for less populated areas and small population subgroups.

2022 Comprehensive Housing Report for the San Joaquin Valley

In response to housing supply and affordability challenges, the San Joaquin Valley REAP Committee
commissioned a study of housing trends, impediments, and best practices in the San Joaquin Valley (SJV).
Funded by the Regional Early Action Planning (REAP) grant program, and with the coordination of HCD staff, the
study included outreach to the eight counties in the San Joaquin Valley, stakeholders, city and county staff,
Metropolitan Planning Organization (MPO) staff, and the public. Interviews with builders, developers, housing
advocates, and city, county, and MPO staff led meaningful analysis of barriers to housing affordability and
production in the SJV.

Key findings in the study suggest that while the region has become more diverse in the past few decades, there
are existing disparities in income, poverty, and homeownership among racial and ethnic groups. Stakeholder
interviews provided insight to trends and challenges in housing affordability, and also provided a list of
opportunity areas for affordable housing in the eight counties that make up the SJV region: San Joaquin,
Stanislaus, Merced, Madera, Fresno, Tulare, Kings, and Kern counties. This report is discussed in Section 6.2.
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City of Lodi Analysis of Impediments

An Analysis of Impediments to Fair Housing Choice, or “Al,” is a requirement for recipients of certain grants from
the U.S. Department of Housing and Urban Development (HUD). The City of Lodi Analysis of Impediments to Fair
Housing Choice (Al) presents a demographic profile of the City of Lodi, assesses the extent of housing needs
among specific income groups, and evaluates the availability of a range of housing choices for residents. This
report also analyzes the conditions in the private market and the public sector that could limit the range of
housing choices or impede a person’s access to housing. Although this report also assesses the nature and
extent of housing discrimination, it primarily focuses on identifying impediments that could prevent equal
housing access and developing solutions to mitigate or remove such impediments.

City of Lodi Consolidated Plan

As an entitlement jurisdiction under the U.S. Department of Housing and Urban Development (HUD), Lodi
receives federal funds in proportion to its population size, concentration of poverty, and other socioeconomic
and demographic data. Every five years, HUD requires entitlement jurisdictions to submit a Consolidated Plan
that identifies needs within low-to moderate- income (LMI) communities and outlines how the City will address
those needs. The City’s most recent Consolidated Plan (Con Plan) covers Fiscal Years 2019 to 2023, which
serves as the City’s official application to HUD for Community Development Block Grant (CDBG) funds.

Fair Housing Resources

Enforcement and Outreach Capacity

Fair housing enforcement and outreach capacity is the ability of a local jurisdiction and fair housing entities to
provide fair housing and tenants’ rights information to community members. Enforcement and outreach capacity
also includes the ability to address compliance with fair housing laws, such as investigating complaints,
resolving issues, and conducting fair housing testing.

Initiated by the Department of Justice’s Civil Rights Division in 1991, fair housing testing is a technique used to
uncover evidence of discrimination in rental housing. Fair housing testing involves one or more individuals who
pose as prospective renters for the purpose of determining whether a landlord is complying with local, state, and
federal fair housing laws. If a renter encounters an issue related to fair housing laws, enforcement actions may
be taken when investigations yield evidence of a pattern or practice of illegal housing discrimination. Testing
may be initiated following the filing of a specific housing discrimination complaint or, as is the case when testing
for discrimination against a specific class, as part of an overall effort to determine whether the discrimination is
happening in a consistent systemic pattern in a city or region.

In San Joaquin County, fair housing testing is used to identify unlawful housing discrimination practices based
on the real or perceived race, ethnicity, color, religion, gender identity or expression, national origin, disability,
familial status, marital status, age, ancestry, sexual orientation, and source of income of prospective renters. In
addition, the City of Lodi partners with the San Joaquin Fair Housing (SJFH) and California Rural Legal
Assistance (CRLA) to conduct fair housing testing, maintain the housing discrimination and tenant/landlord law
hotline, investigate complaints, and complete outreach and education through public forums. According to the
Consolidated Plan, City is providing CDBG funds to CRLA to conduct five audit-based tests and complaint-based
testing on an as-needed basis.

Table 75 shows organizations throughout San Joaquin County that conduct fair housing assistance outreach.
These organizations collaborate with San Joaquin County and other local governments, including the City of Lodi,
to address housing and community needs and provide the following services:

e Fair housing testing and complaints

e Fair housing counseling and education

e Tenant/landlord counseling and mediation
e Homeless prevention program
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e Rental assistance program

e Rent/deposit grant program

e Home seeking services

e Shared housing counseling placement

e Homebuyers’ education learning program

Table 75 Fair Housing Organizations Active in San Joaquin County

California Rural Legal Assistance https://crla.org/ (800) 337-0690
Fair Housing Council of Central California (FHCCC) http://www.fhc-cc.org/ (559) 244-2950
Housing Authority of the County of San Joaquin https://hacsj.org/ (209) 460-5000
Resources for Independence Central Valley http://www.ricv.org/ (209) 383-1683
San Joaquin Fair Housing https://sjfairhousing.com/ (209) 451-3471
Sources:

California Rural Legal Assistance. https://crla.org/

Fair Housing Council of Central California (FHCCC). http://www.fhc-cc.org/
Housing Authority of the County of San Joaquin https://hacsj.org/
Resources for Independence Central Valley. http://www.ricv.org/

San Joaquin Fair Housing. https://sjfairhousing.com/

Fair Housing Council of Central California (FHCCC) partners with jurisdictions in San Joaquin County to conduct
fair housing audits and testing of rental properties to assess how well rental properties conform to fair housing
laws. FHCCC also provides comprehensive training and technical support to housing providers on federal and
state fair housing laws and accepts complaints from residents throughout the Central Valley.

Compliance with Fair Housing Laws

The City complies with the following State and federal fair housing laws:

e Fair Housing Act; Title VI of the Civil Rights Act of 1964 - the City complies by ensuring its actions
related to housing are not discriminatory through City protocols, decision-making procedures, and
adhering to non-discrimination requirements of federal funding programs.

¢ Rehabilitation Act of 1973 - see Fair Housing Act; also, the City complies through its accessibility
protocols, administered and enforced by the City’s ADA/504 Coordinator and Building Official.

¢ American Disabilities Act - the City complies with ADA through building permit review and issuance and
as described in Chapter 4 Constraints, Seetien-under the heading Housing for Persons with Disabilities).

o California Fair Employment and Housing Act (FEHA) and FEHA Regqulations - the City complies through
established City protocols for hiring and decision making, mandatory trainings for City staff, and legal
counsel and advisement.

e Government Code Section 65008 - the City ensures that the City’s actions are not discriminatory
through training programs conducted by the City’'s Human Resources Department. Programs are
included in this Housing Element to facilitate housing for all households, including protected classes
(e.g., programs regarding residential care facilities, reasonable accommodation, and emergency
shelters).

e Government Code Section 8899.50 — Chapter 6 of this Housing Element documents compliance with
Affirmatively Furthering Fair Housing requirements.
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e Government Code Section 11135 et. seq. — the City complies with anti-discrimination requirements
through the City’'s Human Resources programs and the City’s procurement protocols.

o Density Bonus Law (Government Code Section 65915) - the City must update its density bonus
provisions in compliance with the Density Bonus Law as described in AppendixC{Housing
Constraints)Chapter 3: Constraints and Program 1.1.

o Housing Accountability Act (Government Code Section 65589.5) - the City has documented
compliance with the HAA as described in AppendixC{Housing Constraints).Chapter 3: Constraints.

o No-Net-Loss Law (Government Code Section 65863) — the City has documented compliance with
sufficient capacity for RHNA and will ensure compliance with no net loss via programs (Program 1.4).

e Least Cost Zoning Law (Government Code Section 65913.1) - the City includes programs in this
Housing Element to ensure that sufficient land is zoned with appropriate standards to accommodate its
RHNA.

o Excessive subdivision standards (Government Code Section 65913.2) - the City's subdivision
standards are typical or not excessive in compliance with the Government Code (see Chapter 4
Constraints, Section Governmental Constraints).

e __Limits on growth control (Government Code Section 65302.8) - while the City's Growth Management
Allocation Ordinance caps the number of housing units approved by the City at a two percent maximum
increase in population annually, the Growth Management Allocation is allowed as Lodi is in a
predominantly agricultural county and the ordinance was passed by voters prior to January 1, 2005.
Furthermore, the estimated number of allocations to be made available over the planning period is high
enough to allew-the ity to-accommodate itsthe RHNA. Program 1.2 directs the City to revise the Growth
Management Allocation Ordinance to exempt housing units affordable to extremely low-, very low-, or
low-income households with long-term affordability restrictions, further ensuring that there are no limits
on growth control that would discourage housing development in the city.

Ability to Address Complaints

HUD's Office of Fair Housing and Equal Opportunity (FHEO) receives complaints on housing discrimination. At
the state level, the Department of Fair Employment and Housing (DFEH) maintains a record of housing
discrimination complaints filed in local jurisdictions. In 2020, there was one inquiry but zero fair housing
complaints in Lodi filed with DFEH.

Between 2006 and 2020, 207 complaints were filed with the FHEO in San Joaquin County. The most common
basis for complaints was disability, comprising approximately 48 percent of all complaints filed in the county (48
complaints). Twenty-nine percent of cases were filed on the basis of race (60 complaints, 29 percent on a
Black/African American basis (47 complaints), 16 percent on familial status (34 complaints), 13 percent on
national origin (27 complaints), 11 percent on retaliation (23 complaints), 10 percent on a Hispanic national
origin basis (20 complaints), and eight percent on sex (17 complaints).

From 2013 to 2022, 16 fair housing complaints were filed with FHEO in Lodi. The most common basis for
complaints was national origin, comprising 25 percent of all complaints in the city (4 complaints). Three
complaints were filed on the basis of race, three on familial status, one on disability, one on color, one on sex,
and one on retaliation.

According to the Al, no fair housing complaints were processed by HUD and instead complaints were referred to
DFEH for processing. A total of 16 complaints were recorded with DFEH from 2012 to 2015. The most common
basis for complaint was disability (seven complaints). Three complaints were filed on the basis of national origin
and one complaint each was filed on the basis of race, religion, marital status, association with a protected
class, income, and family care. Based on feedback received during the community engagement process, many
residents experience housing discrimination based on disability status.
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Segregation and Integration Patterns and Trends

To inform priorities, policies, and actions, the housing element must include an analysis of integration and
segregation, including patterns and trends. Integration generally means a condition in which there is not a high
concentration of persons of a particular race, color, religion, sex, familial status, national origin, or having a
disability or a particular type of disability in a specific geographic area. Segregation generally means the
opposite condition, in which there is a high concentration of the characteristics described above in a specific
geographic area. To adequately assess the patterns of integration and segregation, this section identifies trends
at the regional scale (San Joaquin County) and at the local scale (City of Lodi). To identify socio-economic and
demographic spatial trends across these jurisdictions, this analysis utilizes HCD's AFFH Data Viewer, which
provides an expansive collection of data from sources including the 2015-2019 ACS, HCD, HUD, UDP, the Center
for Disease Control and Prevention (CDC), and other regional and federal agencies. In its AFFH guidance
document published in April 2021, HCD describes the importance of segregation and integration analysis in
relation to fair housing:

e Residential segregation and exclusion, whether by race, ethnicity, disability, or income, is a result of
numerous housing policies, practices, and procedures—both public and private—that have had enduring
and pervasive negative impacts. Overt and covert housing discrimination through land use policy,
shifting housing markets, and patterns of investment and disinvestment, have restricted meaningful fair
housing choice and equitable access to opportunity, particularly for communities of color. Historic
patterns of segregation persist in California despite the long-standing federal mandate, established by
the Fair Housing Act of 1968 (FHA), that federal agencies and federal grantees affirmatively further the
purposes of the FHA. Past and present discriminatory policies and practices, including long-term
disinvestment, have resulted in neighborhoods with concentrated poverty and poor housing stock,
limited access to opportunity, unsafe environmental conditions, underfunded schools, dilapidated
infrastructure, and other disproportionately experienced problems. In addition, governmental policies
have subsidized the development of segregated, high-resourced suburbs in metropolitan areas by
constructing new highway systems—often through lower income communities of color— to ensure
access to job opportunities in urban centers. This physical and policy infrastructure supports patterns of
discrimination and high levels of segregation that continue to persist in California and across the
country. All of these conditions persist despite the over 50-year-old obligation to prohibit discrimination
and affirmatively further fair housing.29

Race and Ethnicity

The ethnic and racial composition of a region relates to fair housing concerns such as household size, locational
preferences, and economic opportunity. Historic exclusionary governmental policies, biased mortgage lending
practices, and other tactics have caused racial and ethnic segregation and spatial inequities.

Regional Trends

Within the Central Valley, the areas with the highest concentration of White residents are located in Kern County
(103 block groups), San Joaquin County (56 block groups) and Fresno County (44 block groups).3 In San
Joaquin County, nearly 40 percent of foreign-born residents originate from Asian countries, which is unique
compared to other parts of the Central Valley.?

San Joaquin County includes six incorporated cities, primarily located in the southern part of the county. The city
of Stockton is located in central San Joaquin County and the city of Lodi is located in northern San Joaquin

29 HCD 2021. https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf.

30 Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https://www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf.

31 Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https://www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf.
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County. Areas within and near these cities have the highest percentage of non-white residents in the county
Figure 5. In contrast, the northern and eastern parts of San Joaquin County, which includes the City of Lodi,
contains a higher percentage of White residents.

The HCD AFFH Data Viewer identifies areas that are dominated by one racial/ethnic group and by how much. A
racial/ethnic group with a predominant majority has more than a 50 percent difference between the percentage
of the population in the dominant racial/ethnic group and the percentage of the population in the second most
populated racial/ethnic group. A sizeable majority occurs when the difference is between 10 and 50 percent and
a slim majority occurs when the difference is less than 10 percent. Figure 6 shows predominant populations
throughout San Joaquin County. Only a few areas, all located near the City of Lodi, include a predominant gap
(>50 percent) of White residents. Most of the central and eastern areas of the county have a sizeable majority
(10 to 50 percent) of Hispanic/Latino residents. However, portions of the City of Lodi and the City of Stockton
have a predominant majority (>50 percent) of Hispanic/Latino residents.

Local Trends

Lodi has a greater percentage of white residents than Stockton, but is similar to other cities in San Joaquin
County. The highest percent of non-White residents are located in East Lodi (>81 percent), and the lowest percent
(<20 percent) of non-White residents are located on the portion of West Lodi that borders Downtown.

East Lodi has a predominant majority of Hispanic residents (>50 percent gap), as shown in Figure 9. A portion of
South Lodi has a sizeable majority (10-50 percent gap) of Hispanic residents. A small portion of South Lodi has a
slim majority of Asian residents (<10 percent gap). The rest of South Lodi and portions of North Lodi and West
Lodi have a sizeable majority of White residents. Downtown Lodi and portions of West Lodi and North Lodi have
a predominant majority of White residents (>50 percent).

According to the UDP, Downtown Lodi, East Lodi, and portions of North Lodi and South Lodi have a mix of
Hispanic/Latino and White residents Figure 10. The rest of North Lodi and South Lodi and most of East Lodi has
a mix of Asian-American, Hispanic/Latino, and White residents. In East Lodi, the area south of Victor Road and
north of Lodi Road consists of mostly Hispanic/Latino residents, indicating this in this area Hispanic/Latino
residents are segregated from other racial and ethnic groups.

The population of Lodi has become more diverse since 2000, as shown in Table 76. Between 2000 and 2020, the
majority of the population identified as White with the second largest portion of the population identifying as
Hispanic/Latino. The percent of the White population has slowly decreased over time while the percent of
Hispanic/Latino population has slowly increased. The most dramatic increase in population was for the
Asian/Pacific Islander population, which has more than doubled between 2000 and 2020.
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Table 76 Population by Racial Group (City of Lodi)

e I T N

Hispanic/Latino 27.1% 36.4% 37.8%
Not

Hispanic/Latino

White 63.5% 53.4% 45.8%
Asian/Pacific

Islander 5.0% 6.8% 11.2%
Two Or More 0 0 0
Races 3.0% 2.2% 3.6%
Black/African 0 0 0
American 0.5% 0.6% 1.4%
American Indian

and Alaska 0.5% 0.4% 0.1%
Native

Some Other Race 0.3% 0.2% 0.0%

Source: U.S. Census Bureau, Table DP05, 2020.

Dissimilarity Index

HUD utilizes the racial/ethnic dissimilarity index as a measure of segregation. The racial/ethnic dissimilarity
index represents the extent of which any two racial/ethnic groups differ across a defined geographical area. The
index ranges from 0-100, where 0 represents perfect integration between the two racial/ethnic groups and 100
representing perfect segregation. An index value below 40 is generally considered low segregation, a value
between 40 and 54 is considered a moderate level of segregation, and a value above 55 is a high level of
segregation.

Regional Trends

Racial/ethnic segregation in San Joaquin County decreased slightly between 1990 and 2000 but then increased
between 2000 and 2020. Asian/Pacific Islander residents are the most segregated in San Joaquin County
compared to other racial and ethnic groups, followed by Black/African American residents (Table 77). These
groups experience a moderate level of segregation, with dissimilarity index scores between 40 and 54.
Hispanic/Latino residents are the least segregated in the county, with a dissimilarity score below 40, indicating a
low level of segregation.

Table 77 Racial/Ethnic Dissimilarity Trends (San Joaquin County)

Non-White/White 25.07 22.61 25.46 28.11
Asian or Pacific Islander/White 32.79 31.74 42.75 46.26
Black/White 50.74 41.86 36.87 43.13
Hispanic/White 24.26 24.41 24.27 27.39

Source: Affirmatively Furthering Fair Housing Mapping Tool - Table 3, Version AFFHT0006, 2023.

Local Trends

The dissimilarity index scores indicate overall segregation levels between non-White and White residents are
higher in Lodi compared to San Joaquin County. Segregation levels in Lodi have generally increased between
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1990 and 2020 among all racial/ethnic groups. In contrast to the county, Hispanic/Latino residents are the most
segregated populations in Lodi and experience a moderate level of segregation (Table 78). Asian/Pacific Islander
and Black/African American residents are less segregated and have low levels of segregation.

Table 78 Racial/Ethnic Dissimilarity Trends (Lodi)

Non-White/White 29.46 32.70 36.31 41.05
Hispanic/White 3422 39.53 39.35 43.84
Asian or Pacific Islander/White 16.16 22.54 30.95 34.82
Black/White 28.87 24.19 25.53 32.28

Source: Affirmatively Furthering Fair Housing Mapping Tool - Table 3, Version AFFHT0006, 2023.

138 October 2023



HCD Review Draft - AFFH

City of Lodi | 2023-2031 Housing Element Update

Figure 5 Percent of Total Non-White Population (San Joaquin County)
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Figure 7 Neighborhood Segregation (San Joaquin County)
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Figure 8

Percent of Total Non-White Population (City of Lodi)
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Figure 9 Predominant Populations (City of Lodi)
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Figure 10 Neighborhood Segregation (City of Lodi)
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Persons with Disabilities

For persons with disabilities, fair housing choice and access to opportunity includes access to housing in the
most integrated setting appropriate to an individual’s special needs and disability-related services as required
under federal civil rights law. For example, persons with disabilities who are unable to use stairs or need a zero-
step shower may not have actual housing choice without the presence of housing units with these accessibility
features.

High spatial segregation of persons with disabilities may indicate fair housing issues related to not only physical
needs, but also economic disparities. According to the 2020 Annual Report on People with Disabilities in
America, more than 25 percent of persons with disabilities (including physical, intellectual, and developmental;
sensory; and other disability categories) live below the Census Bureau-designated poverty line, which is 14.5
percentage points higher than people without a disability. Persons with disabilities may be more reliant than
persons without disabilities on fixed incomes or access to public transit.

Regional Trends

In 2021, approximately 92,581 San Joaquin County residents (12 percent of the total population) had one or more
disabilities. Table 79 shows employment status by disability status estimates for San Joaquin County.
Approximately six percent of the total employed population in the county has one or more disability, reflecting a
slight increase from 2014. Additional discussion regarding persons with disabilities in San Joaquin County is
included in the Housing Needs Assessment.

Table 79 Employment Status by Disability Status (San Joaquin County)

Employed Unemployed Employed Unemployed
2010-2014 2010 -2014 2017-2021 2017-2021
(Percent of Total (Percent of Total (Percent of Total (Percent of Total

Disability Status Employed) Unemployed) Employed) Unemployed)
No Disability 250,850 41,457 293,085 21,720
(95.3%) (90.5%) (94.2%) (91.3%)
With a Disability 12,323 4,333 18,051 2,057
(4.7%) (9.5%) (5.8%) (8.7%)
Total 263,173 45,790 311,136 23,777

Source: U.S. Bureau of the Census, American Community Survey (ACS), Table C18120 Employment Status by Disability Status, 2010-2014, 2017-
2021 Estimates.

Figure 12 shows the spatial distribution of residents living with one or more disabilities across the county.
Communities located throughout the majority of the county have a low percentage of residents with disabilities
(between 10-20 percent). The northeastern portion of San Joaquin County has the highest percent of residents
with a disability in the county (between 20-30 percent).

Local Trends

Approximately 8,116 residents in Lodi (about 12 percent of the total population) have a disability. Similar to the
county, the most common disability in Lodi is ambulatory difficulty (an impairment which prevents or impedes
walking) and cogpnitive difficulty (Figure 11).
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Figure 11 Disability by Type (City of Lodi)
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Source: U.S. Census Bureau, ACS516-20 (5-year Estimates), Table B18102 - B18107.

Figure 13 shows percentage of the population living with one or more disabilities in the city by census tract.
Portions of West Lodi and East Lodi have the lowest proportion of residents living with one or more disabilities,
with less than 10 percent of the population living with a disability. The rest of the city has a relatively low
percentage of the population living with a disability, between 10 and 20 percent.
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Figure 12

Percent of Population with a Disability (San Joaquin County)
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Figure 13

Percent of Population with a Disability (City of Lodi)
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Familial Status

Familial status refers to the presence of children under the age of 18 and the martial status of the head of the
household. Families with children may face housing discrimination by landlords who fear that children will cause
property damage. Examples of differential treatment include limiting the number of children in an apartment
complex or confining households with children to a specific location are potentially discriminatory. Single-parent
households are protected by fair housing law. A 2016 HUD study examined the effects of housing discrimination
based on familial status. The study found that landlords presented households with children fewer housing
options, and the units shown were generally larger, and as a result, slightly more expensive to rent.32 Additionally,
female-headed households with children require special consideration and assistance because of generally
greater needs for affordable housing and accessible day care, health care, and other supportive services.

Regional Trends

In 2020, San Joaquin County had a total of 231,092 households. Households with children present comprise
almost half of all households (48 percent, 111,042 households) in San Joaquin County. A larger proportion of
renter households (70 percent) had children present than owner households (31 percent) as shown in Table 80.
Married-couple families with children comprise the largest share of owner and renter households with children.
Single-parent households, especially single-parent, female-headed households, are more likely to rent than own.
Single-parent, male-headed households comprise five percent of renter-occupied households, but only two
percent of owner-occupied households and single-parent, female-headed households comprise 14 percent of
renter-occupied households, but only three percent of owner-occupied households.

Table 80 Tenure by Household Type and Presence of Children (San Joaquin County)

Percent of Total Percent of Total
Household Type Owner-Occupied Owner-Occupied Renter-Occupied Renter-Occupied

Married Coup|e fam”y' 34,757 26.1% 22,084 22.6%
with Children Present

S]ng|e.Parent' Male 2,792 2.1% 5,276 5.4%
householder, no spouse

present

Sing|e Parent‘ Female 4,837 3.6% 13,905 14.2%
householder, no spouse

present

Total Households with 42,386 31.8% 68,656 70.3%
Children Present

Total Households 133,381 97,711

Source: U.S. Bureau of the Census, American Community Survey (ACS), Table B25115 Tenure By Household Type (Including Living Alone) and
Age of Householder, 2015-2019 Estimates.

As shown in Figure 14, throughout the majority of San Joaquin County, the percent of single-parent, female-
headed households with children is less than 20 percent. Portions of urban communities, including large portions
of Stockton, as well as rural, northwest San Joaquin County include 20-40 percent of children in single-parent,
female-headed households. Areas scattered throughout Stockton have between 40 and 60 percent of children
living in single-parent, female-headed households and one area in Stockton, north of the San Joaquin River and
east of Interstate 5, has between 60 and 80 percent of children living in single-parent, female headed
households.

%2 HUD. 2016. https://www.huduser.gov/portal/sites/default/files/pdf/HDSFamiliesFinalReport.pdf.
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Local Trends

In 2020, the Lodi had a total household count of approximately 23,017. According to 2016-2020 ACS estimates,
households with children present comprised approximately 34 percent (7,747) of the total households in the City
of Lodi. Overall, a larger proportion of renter households (42 percent) had children present than owner
households (26 percent). Similar to the county, single-parent households are more likely to rent than own. Single-
parent, female headed households comprise approximately 12 percent of renter-occupied households, but only
approximately 2 percent of owner-occupied households and single-parent, male-headed households comprise
five percent of renter-occupied households and one percent of owner-occupied households.

Table 81 Tenure by Household Type and Presence of Children (City of Lodi)

Percent of Total Percent of Total
Household Type Owner-Occupied Owner-Occupied Renter-Occupied Renter-Occupied

with Children Present

Single-Parent, Male 168 1.4% 527 4.9%
householder, no spouse

present

Single Parent, Female 201 1.7% 1,326 12.2%
householder, no spouse

present

Total Households with 3179 26.1% 4,568 42.0%
Children Present

Total Households 12,163 10,854

Source: U.S. Bureau of the Census, American Community Survey (ACS), Table B25115 Tenure By Household Type (Including Living Alone) and
Age of Householder, 2016-2021 Estimates.

As shown in Figure 15, in Downtown, East Lodi, and a portion of South Lodi between 20 and 40 percent of
children live in single-parent, female-headed households. In Southwest Lodi and large portions of North Lodi,
West Lodi, South Lodi, and East Lodi, the percent of children in single-parent, female-headed households are less
than 20 percent. Areas with a higher percentage of children living in single-parent, female-headed households
generally overlap with areas with the highest percentage of residents living below the poverty line (Figure 24) and
areas that are predominantly Hispanic/Latino (Figure 9).
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Figure 14

Female Headed Households With Children, No Spouse/Partner (San Joaquin County)
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Figure 15 Female Headed Households With Children, No Spouse/Partner Present (City of Lodi)
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Household Income

Household income is directly connected to the ability to afford housing. Higher-income households are more
likely to own rather than rent housing. As household income decreases, households tend to pay a
disproportionate amount of their income for housing and the number of persons occupying unsound and
overcrowded housing increases. To achieve fair housing objectives, people in low-income households must have
actual choice in housing opportunities—that is, when they are able to locate units that are affordable and well
maintained in all parts of a jurisdiction and region.

This section identifies household income disparities using data based on median household income and low- or
moderate-income (LMI) geographies. HUD defines an LMI area as a census tract or block group where over 51
percent of the population is LMI. The definition of low or moderate income is based on HUD income definitions
of up to 80 percent of the AMI. Data for this analysis are from the HUD Low- and Moderate-Income Summary
Data based on the 2011-2015 American Community Survey (most recent available data).3?

Regional Trends

In 2020, San Joaquin County had a median household income of $68,628. Most areas of the county had a median
household income that was lower than the state median household income of $87,100 (Figure 16). Areas in the
eastern and central portions of the county, closest to Stockton, as well as areas surrounding the city of Lodi,
have a lower median household income, less than $55,000. Most urban areas have a range of median household
incomes, with the highest median household incomes located in the southeastern part of the county near the city
of Tracy.

Areas in the central portion of the county as well as areas within and near the cities of Lodi, Stockton, Manteca,
Tracy, and Ripon contained the highest LMI populations in the county Figure 17. LMI populations tended to be
located in urban communities and areas that have a higher percentage of non-White residents (Figure 5). In
contrast, rural areas have lower concentrations of LMI residents, particularly the areas north of Stockton and
Lodi, south of Manteca, and south and east of Tracey. Most areas with a lower percentage of LMI residents are
predominantly White (Figure 6).

Local Trends

The median household income for the city of Lodi, approximately $64,153, is seven percent lower than the
county’s median household income and 30 percent lower than the state’s median household income. The highest
median household incomes are located in parts of North Lodi, West Lodi, and South Lodi, which include median
household incomes more than $125,000 (Figure 18). Southwest Lodi and portions of North Lodi, West Lodi, and
South Lodi also have high median incomes, between $87,100 and $125,000. The remainder of East Lodi, North
Lodi, West Lodi, and South Lodi have median household incomes between $55,000 and $87,100. Downtown has
the lowest median household income in the city, less than $30,000.

Figure 19 displays LMI populations by block group in Lodi. Areas of the city with the lowest concentration of LMI
residents are generally located in the western half of the city, in portions of North, East, and South Lodi, where
less than 25 percent of the population consist of LMI residents. In Downtown, and in portions of North, South,
and East Lodi, between 50 and 75 percent of the population consists of LMI residents. The highest concentration
of LMI populations in Lodi are located near the intersection of Lodi Avenue and State Route 99, in western parts
of East Lodi and the northeast corner of West Lodi. In these areas between 75 and 100 percent of the population
consists of LMI residents. Areas with a lower percentage of LMI residents are predominantly White, while areas
with a higher percentage of LMI residents are predominantly Hispanic/Latino (Figure 9).

3% HUD Exchange 2021: https.//www.hudexchange.info/programs/acs-low-mod-summary-data/
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Figure 16 Median Household Income (San Joaquin County)
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Figure 17 Low and Moderate Income Population (San Joaquin County)
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Figure 18
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Figure 19 Low to Moderate Income Population (City of Lodi)
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Poverty and Segregation

Racially and Ethnically Concentrated Areas of Poverty

To identify racially and ethnically concentrated areas of poverty (known as R/ECAPs), HUD developed thresholds
based on racial and ethnic concentration and income level. The threshold for racial and ethnic concentration is a
non-White population of 50 percent or more in metropolitan or micropolitan areas. The income threshold is based
on areas of “extreme poverty,” where 40 percent or more of households earn incomes at or below the federal
poverty line, or where the poverty rate is three times the average poverty rate in the metropolitan area, whichever
is less. An area that meets both thresholds for racial or ethnic concentration and “extreme poverty” is considered
a R/ECAP.

Regional Trends

As shown in Figure 20, there are more than a dozen R/ECAP areas in San Joaquin County, primarily in Stockton
and one R/ECAP located in Lodi. All R/ECAPs in the county are areas with a predominantly Hispanic/Latino
population. In addition, areas that are predominantly Hispanic/Latino tend to have lower median household
incomes than areas that are predominantly Asian/Pacific Islander or predominantly White.

TCAC categorizes census tracts that have both a poverty rate of over 30 percent and that are designated as
being racially segregated (overrepresentation of people of color relative to the county) as areas of high
segregation and poverty. In San Joaquin County, areas with a high concentration of segregation and poverty are
located in Stockton and Lodi and mostly overlap with R/ECAP areas, as shown in Figure 21.

Figure 24 shows poverty levels across San Joaquin County. Areas within the cities of Lodi and Stockton had the
highest poverty rates, while the southeastern and northwestern areas in the county had the lowest poverty rates.

Local Trends

There is one R/ECAP within the East Lodi neighborhood, as shown in Figure 23, This area is predominantly
Hispanic/Latino. Approximately 90 percent of residents in this area are non-White and 37 percent of residents in
this area are living below the poverty line. The household median income of the R/ECAP area is $36,486 per year,
just over half of the median income of all households in Lodi. Like most neighborhoods in the city, Lodi’s R/ZECAP
encompasses a highway, and is divided east to west by State Route 99. However, areas east of Highway 99
consist entirely of commercial and industrial uses. The R/ECAP has less positive education, economic, and
environmental outcomes and high pollution burden from diesel particulate matter, children’s lead risk from
housing, and groundwater threats. The R/ECAP has adequate access to parks, as it is adjacent to Hale Park and
in close proximity to multiple sports fields and the Stockton Sports Complex. Chapter 7.7 Goals, Policies, &
Implementation Programs includes a program to implement improvements to Hale Park to increase park access
to the surrounding community, including removing and replacing the existing deteriorating chain link fencing and
resurfacing the existing sport courts. According to the AFFH Data Viewer, Lodi's R/ECAP has the highest
percentage of housing with two or more units and highest percentage of renters in the city. Lodi's R/ECAP is not
physically separated from adjacent neighborhoods, however some properties along the R/ECAP boundary are
bordered by wooden fencing or chain linked fences.

The R/ECAP also has a high percentage of housing units greater than 30 years old, which may indicate these
units need maintenance or repair. The City's Code Enforcement staff estimate that less than one percent of
housing units are in need of major repair or replacement citywide. In areas where the housing stock is older,
including in the R/ECAP, staff estimate that twice as many housing units are in need of major repair or
replacement (approximately 1.5 percent of housing units). The City plans to target funding for housin
rehabilitation and repairs to substandard housing units in the East Lodi, which includes the R/ECAP, as described
in Chapter 7.7 Goals, Policies, & Implementation Programs. In addition, the City is committed prioritizing capital
improvement projects, including new parks and amenities in East Lodi, including in the R/ECAP, and implement
plans and strategies to develop infrastructure and programming plans for these neighborhoods. The R/ECAP has

similar levels of cost burden (paying over 30 percent of income on housing costs) among renter households as
the rest of the city but has the highest percentage of cost burden among homeowners and a high percentage of
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overcrowded housing (more than 1.5 persons per room) compared to the rest of the city (see Cost Burden and
Overcrowding, below). Similar to most of the eastern half of the city, low-income households in Lodi's R/ECAP are

at risk of displacement (see Displacement, below).

Areas of the city with the highest poverty rates are in East Lodi, where about 37 percent of residents are living in
poverty (Figure 24). Portions of North Lodi, West Lodi, and South Lodi include the lowest rates of poverty in the
city, less than 10 percent of the population. In Downtown, and in portions of North Lodi and West Lodi, between
10 and 20 percent of residents are living in poverty. Southwest Lodi and small portions of East Lodi and South
Lodi include rates of residents living in poverty between 20 and 30 percent.
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Figure 20 Racially/Ethnically Concentrated Areas of Poverty (San Joaquin County)
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Figure 21 Areas of High Segregation and Poverty (San Joaquin County)
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Figure 22 Poverty Status (San Joaquin County)
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Figure 23 Racially/Ethnically Concentrated Areas of Poverty (City of Lodi)
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Figure 24 Poverty Status (City of Lodi)
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Racially and Ethnically Concentrated Areas of Affluence

While R/ECAPs have long been the focus of fair housing policies, racially concentrated areas of affluence
(RCAAs) must also be analyzed to ensure housing is integrated and promote equitable access to opportunity, a
key to fair housing choice. RCAAs are defined as affluent, White communities.3* According to a policy paper
published by HUD, White residents are the most racially segregated group in the United States and those
communities are typically more affluent than majority non-White communities. HCD defines an RCAA as a census
tract in which 80 percent or more of the population is White and has a median income of at least $125,000.35 In
addition to having a higher median income, areas of affluence experience less overcrowding, less housing cost
burden on renters, and are generally less susceptible to displacement compared to LMI areas, as described in
Section 4.4, Household Income.

Regional Trends

There are seven RCAAs scattered throughout San Joaquin County, within the cities of Stockton and Lodi and in
rural areas in the southern part of the county (Figure 25). RCAAs in the county are predominantly White and
primarily have a median household income between $87,100 (the State average) and $125,000. Overall, most
areas in San Joaquin County with a median household income greater than the State average are predominantly
white.

Local Trends

There are two RCAAs in Lodi, in North Lodi and West Lodi (Figure 26), both in the western half of the city and
adjacent to the city’s outer boundary. These areas have median household incomes above $100,000, almost
twice the median income of the city overall, and have a predominant majority (gap >50%) of White residents. In
addition, these areas have some of the lowest poverty rates in the city, with between five and seven percent of
residents living below the poverty line. According to the AFFH Data Viewer, Lodi's two RCAAs have a low
percentage of housing consisting of two or more units and lower percentages of older housing compared to
most of the city. The west Lodi RCAA consists almost entirely of single-family subdivisions built within the last
30 years and therefore have up-to-date infrastructure and access to amenities, including sidewalks and
neighborhood parks.

Both of Lodi's RCAAs have positive education, economic, and environmental scores and low levels of pollution
burden and are further from any highways and major industrial uses than the rest of the city. The North Lodi

RCAA is also adjacent to the Lodi Lake Wilderness area and the Mokelumne River. This RCAA contains the gated

Rivergate community, gated River Pointe community, and the Lakewood neighborhood. The Rivergate community

is a gated community located along the Mokelumne River that was built in the 1970s and 1980s. Some houses in
the Rivergate community are large and are on larger lots with riverfront access and boat docks. The River Pointe

community is a grated community located east of the Rivergate community with newer homes built around the

year 2000. Most of the homes within the River Pointe community are between 2,000 to 3,000 square feet, with
several larger homes of more than 4,000 square feet. The Lakewood neighborhood was built in the 1960s and

1970s and is in close proximity to outdoor amenities, including Lodi Lake and Lodi Lake Wilderness Area, which
may attract more affluent residents to this neighborhood. Both the Rivergate and River Pointe communities are

bordered by a stone wall and electronic gates, however the remaining housing developments in the North Lodi

RCAA are not gated and are not physically separated from adjacent neighborhoods. The West Lodi RCAA

contains several newer master planned communities with single-family neighborhoods, some of which are gated
communities. Rose Gate is one of these master planned communities and contains medium to large homes that

were built over the last decade with some homes still under construction. Park West and Lodi West are two
residential communities in the West Lodi RCAA built during the 1980s and 1990s. These residential communities
are not gated but do maintain a stone wall along the western border facing Lower Sacramento Road. The newer

neighborhoods in this RCAA also have newer amenities, such as parks. Some of these newer neighborhoods are
often bordered by an approximately 6-foot high stone wall, including along Lower Sacramento Road from W Lodi

3 Goatz, Damanio and Williams, 2019. https://www.huduser.gov/portal/periodicals/cityscpe/vol2Tnum1/ch4.pdf
35 HCD. April 2021. AFFH Guidance for all Public Entities and for Housing Elements. https://www.hcd.ca.gov/community-
development/affh/docs/affh_document_final_4-27-2021.pdf
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Figure 25 Racially and Ethnically Concentrated Areas of Affluence (San Joaquin County)
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Figure 26 Racially and Ethnically Concentrated Areas of Affluence (City of Lodi)
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Disparities in Access to Opportunities

Land use policies and urban planning impact the ability of residents to access neighborhoods of opportunity,
with high-performing schools, greater availability of jobs that afford entry to the middle class, and convenient
access to transit and services. The limits on housing choice and access experienced by people within protected
classes, such as race, sexual orientation, or disability, have far-reaching impacts on access to job opportunity,
quality education, and mental and physical health.3¢ This section analyzes the following place-based
characteristics linked to opportunity indicators: quality education, employment, transportation, and healthy
environment. The primary objective is to understand the disparity between communities in terms of access to
real and potential economic benefits and quality of life.

Transit Access and Walkability

Reliable public transit access and active transportation options, such as walking and biking, are imperative for
low-income residents and/or persons with disabilities to connect to employment opportunities. Lack of
transportation options can impede fair housing choice and continue to reinforce barriers for low-income
communities in accessing housing and employment opportunities.

Regional Trends
The following transit opportunities are available in San Joaquin County:3’

e Altamont Corridor Express (ACE) - ACE offers public transit from San Joaquin County to the San
Francisco Bay Area, including stations located in Vasco, Livermore, Pleasanton, Fremont, Great America,
Santa Clara, and San Jose.

e San Joaquin Regional Transit District (RTD) - RTD offers bus rapid transit (BRT Express), Local-
Stockton, Hopper, commuter, Van Go!, and Dial-a-Ride services. Each of these services offer 2-25 routes
to connect Stockton to most of San Joaquin County.8

o Escalon eTrans - eTrans is Escalon’s bus system and available to the general public daily between 5:00
a.m. and 10:00 p.m. The door-to-door dial-a-ride service operates within the City of Escalon and provides
connection to Riverbank. Route 35 operates between the Downtown Escalon Park and Ride Lot and
northwest Modesto serving Kaiser Permanente, Vintage Faire Mall and destinations on Kiernan Avenue,
Dale Road, McHenry Avenue and Standiford Avenue.

¢ Lodi GrapeLine - The GrapeLine is a fixed route transit service, consists of five weekday regular routes,
three weekday express routes, and four weekend regular routes, operating within the city limits.

e Manteca Transit - Offers a fixed-route service and a Dial-a-Ride service throughout the city of Manteca.

e Ripon Blossom Express - The City of Ripon Blossom Express bus operates on Tuesdays and Thursdays
providing a fixed route service to stops in Ripon. Connections to eTrans (Escalon) at Dale & Veneman,
Modesto, RTD (San Joaquin County) and MAX (Stanislaus County) bus lines are available.

e Tracy TRACER - TRACER fixed-route bus service offers five routes throughout the City of Tracy Monday
through Friday from approximately 7:00am to 8:00pm and Saturdays from 9:00am to 7:00pm. All
TRACER buses are ADA accessible. TRACER is starting a pilot program for on-demand bus services.

¢ Greyhound - Greyhound includes two bus stations in Stockton, which connect a specific portion of San
Joaquin County to other areas of the San Francisco Bay Area and California.

e Amtrak San Joaquins - The San Joaquins runs multiple times daily between the San Francisco Bay Area
(or Sacramento) and Bakersfield, where Amtrak Thruway buses connect you to great Southern California

3 HCD. 2021. https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf
37 San Joaquin Council of Governments. Transit Planning. https://www.sjcog.org/119/Transit-Planning.
3 San Joaquin Regional Transit District. Services. https://sanjoaquinrtd.com/all-routes/.
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destinations. Additional bus stops along the way include Stockton, Modesto, Merced, Martinez, and
Fresno. Easy Thruway bus connections to San Francisco are made at Emeryville.

e ACCESS San Joaquin - Access San Joaquin is a Consolidated Transportation Services Agency (CTSA)
formed by multiple transit operators in San Joaquin County. One of the primary goals of Access San
Joaquin is to improve the quality of transportation services for low-mobility groups such as seniors and
people with disabilities.

San Joaquin County received an average AllTransit performance score of 3.0 which equates to a low
combination of trips per week and number of jobs accessible by transit. Approximately 1.5 percent of commuters
use transit in San Joaquin County.3° Nearby counties received slightly higher performance scores than San
Joaquin County, such as Sacramento County (4.8), Contra Costa County (5.0), Alameda County (7.1), and
Modesto County (3.6).

Local Trends

The City of Lodi provides public transit services within the city limits and to limited adjacent areas in northern
San Joaquin County via the Lodi GrapeLine. The GrapeLine is a fixed route transit service, with five weekday
regular routes, three weekday express routes, and four weekend regular routes, operating within the city limits.
The City also operates the VineLine and Dial-A-Ride (DAR) Service, door-to-door paratransit and shared ride
demand response services for persons with disabilities and the general public. The total transit service area is
approximately 19 square miles.*? Lodi’s Transit Division operates 25 vehicles for transportation, with an annual
maximum peak revenue service of 16 vehicles: eight demand response and eight fixed routes.*!

According to the City of Lodi Transit Asset Management Plan, the total annual passenger ridership for the fixed
route, demand response, and ADA paratransit services in the fiscal year 2021-2022 was approximately 159,529
passengers.*2 The total annual vehicle revenue miles for fixed route, demand response, and ADA paratransit in
the fiscal year 2021-2022 was approximately 275,220 miles. Prior to the COVID-19 pandemic, total systemwide
annual passenger ridership in the fiscal year 2018-2019 was 284,269 and total systemwide annual vehicle
revenue miles were 366,689.43

The city of Lodi received an average AllTransit performance score of 4.3, higher than the county, but still
equating to a low combination of trips per week and number of jobs accessible enabling few people to take
transit to work. According to ACS estimates, approximately, 79 percent of commuters drive alone, 11 percent
carpool, less than one percent use transit, less than one percent use a bicycle, and one percent walk to work.
Although AllTransit and ACS data indicates only small percentage of commuters use transit, most of the city is
located within one-quarter mile of a transit stop (Figure 27). According to the Al, residents, particularly those
living in East Lodi, may need to ride two or three bus lines to reach their place of employment on the western side
of the city. While Figure 27 shows that Southwest Lodi has low access to transit, this area does not contain any
residential uses and consists of the White Slough Water Pollution Control Facility and agricultural operations on
City-owned land.

Walk Score is a private company that offers a walkability index, which measures the pedestrian friendliness of a
given location by analyzing walking routes to nearby amenities and examining population density and road
metrics, including block length and intersection density. According to Walk Score, Lodi has a walk score of 58
which means a moderate amount of errands require a car.** The Environmental Protection Agency (EPA) also has
a walkability index, that ranks block groups according to their relative walkability. Figure 28 shows areas in
Downtown and South Lodi are considerably above average walkability, while the rest of the city is considered
below average and least walkable.

3 All Transit. County: San Joaquin, CA. https://alltransit.cnt.org/metrics/?addr=san+joaquin+county%2C+ca.

40 City of Lodi. City of Lodi Transit Asset Management Plan. https://www.sjcog.org/DocumentCenter/View/7672/Lodi-TAM--2022-Update-Final.
41 City of Lodi. City of Lodi Transit Asset Management Plan. https://www.sjcog.org/DocumentCenter/View/7672/Lodi-TAM--2022-Update-Final.
42 City of Lodi. City of Lodi Transit Asset Management Plan. https://www.sjcog.org/DocumentCenter/View/7672/Lodi-TAM--2022-Update-Final.
4 City of Lodi. City of Lodi Transit Asset Management Plan. https://www.sjcog.org/DocumentCenter/View/7672/Lodi-TAM--2022-Update-Final.
44 Walk Score. Living in Lodi. https://www.walkscore.com/CA/Lodi.
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Figure 27

Access to Transit within a Quarter Mile (City of Lodi)
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Figure 28

National Walkability Index (City of Lodi)
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Education

Economics literature has consistently found about a 10 percent increase in wages/salary with each additional
year of education.*® Therefore, educational attainment is directly linked to income and therefore housing
opportunities. To assess educational opportunities by geography, this analysis uses TCAC education domain
scores, which incorporate a variety of indicators including math and reading proficiency scores, high school
graduation rates, and student poverty rates at the census tract level.

Regional Trends

Education outcomes vary across San Joaquin County (Figure 29). Educational outcomes in the central part of the
county, near Stockton, and more rural communities in the eastern and western parts of the county generally have
the least positive education outcomes. In contrast, the northern and southern parts of the county had the highest
education outcomes. According to the San Joaquin County Council of Governments, San Joaquin County lags
behind California and the rest of the United States in both high school graduation rates and college degree
attainment. In fact, San Joaquin ranks 48th out of 58 California counties and had a high school graduation rate of
81 percent in 2021. 4 Approximately 79 percent of the population aged 25 and older is a high school graduate
and 24 percent is a college graduate.

There is one private university in the county, the University of the Pacific. CSU Stanislaus Stockton Campus at
University Park offers upper division courses for several undergraduate degree programs, and an accredited two-
year community college, San Joaquin Delta College (SJDC), also provides undergraduate studies at two
campuses in Stockton and Mountain House. At the K-12 level, San Joaquin County has more than 14 school
districts, 200 schools, and 135,000 students.

Local Trends

Lodi is served by the Lodi Unified School District, which operates 49 schools which include 34 elementary
schools, six middle schools, eight high schools and two alternative schools. Lodi Unified School District has a
student enrollment of approximately 30,727 students, grades kindergarten through 12th grade.*’ According to the
Al, Lodi Unified School District has been designated a Program Improvement (PI1) district, due primarily to lower
test scores. Pl schools are schools that have not met the Adequate Yearly Progress testing goals for two or more
years and are required to provide afterschool tutoring and educational programming to all students who are
eligible for the free or reduced lunch program operated through the district.

Figure 30 shows TCAC scores for education outcomes in Lodi. Areas of North Lodi, East Lodi, and South Lodi had
less positive education outcomes, while West Lodi and South Lodi had more positive education outcomes.

5 Annual Disability Statistics Compendium, 2020. https://disabilitycompendium.org/annualreport

4 San Joaquin Council of Governments California. Education - School Facts.
https://www.sjcog.org/241/Education#:~:text=San%20Joaquin%20County%20Graduation % 20Rates&text=In%20fact %2C%20San%20Joaquin%20ranks,a
ttended%20at%20least%20some%20college

47 Ed-Data. 2023. Lodi Unified. http://www.ed-data.org/district/San-Joaquin/Lodi-Unified
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Figure 29

TCAC Opportunity Areas - Education (San Joaquin County)
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Figure 30 TCAC Opportunity Areas - Education (City of Lodi)
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Economic Outcomes

Housing opportunities and economic opportunities are closely linked. Access to high quality employment close
to desired and affordable housing results in more housing opportunities and shorter commute times. The
analysis for economic opportunities uses TCAC economic indicators, employment participation data from the
ACS and the HUD Jobs Proximity Index.

TCAC measures economic opportunities by census tract. The scores consider poverty, adult education,
employment, job proximity, and median home values. A higher economic index score reflects more positive
economic outcomes. The HUD Jobs Proximity Index assesses the accessibility to job opportunities at the census
block group level.

Regional Trends

Economic outcomes vary across San Joaquin County. Areas with more positive economic outcomes are located
in the southern, central, and eastern parts of the county and near the cities of Tracy, Lodi, and Stockton (Figure
31). In contrast, northwestern and central areas of the county have the lowest economic outcomes in the county.

San Joaquin County has a labor force participation rate of 60 percent. Estimates from the California Employment
Development Department show that the average salary in San Joaquin County in 2022 was $54,245.
Management, healthcare professionals and technical occupations, and legal occupations have the highest
average salary in the county, more than $60,000 higher than the county average salary (Table 82). Occupations
related to healthcare support, personal care and service, food preparation and serving, and farming, fishing, and
forestry occupations have the lowest average salary, at less than $40,000. The largest industries in San Joaquin
County in terms of employment include educational services, and health care and social assistance, agriculture,
forestry, fishing and hunting, and mining, and retail trade. Most jobs in these industries have lower average
salaries.
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Table 82 Mean Salary by Occupation (San Joaquin County)

Management Occupations

Healthcare Practitioners and Technical Occupations
Legal Occupations

Architecture and Engineering Occupations
Computer and Mathematical Occupations

Business and Financial Operations Occupations
Life, Physical, and Social Science Occupations
Educational Instruction and Library Occupations
Protective Service Occupations

Community and Social Service Occupations
Construction and Extraction Occupations
Installation, Maintenance, and Repair Occupations
Arts, Design, Entertainment, Sports, and Media Occupations
Office and Administrative Support Occupations
Transportation and Material Moving Occupations
Sales and Related Occupations

Production Occupations

Building and Grounds Cleaning and Maintenance Occupations
Healthcare Support Occupations

Personal Care and Service Occupations

Food Preparation and Serving Related Occupations
Farming, Fishing, and Forestry Occupations

All Occupations

$115,955
$114,974
$113,928
$89,624
$88,847
$76,977
$75,016
$70,561
$66,842
$66,780
$64,087
$59,134
$57,529
$48,484
$46,087
$45,176
$44,049
$41,171
$38,900
$38,325
$35,649
$34,670
$54,245

Source: California Employment Development Department, Occupational Wage data, 2022.

Local Trends

Economic outcomes vary across the city. East Lodi and the eastern half of North Lodi have the lowest economic
opportunity scores (Figure 32). The highest economic opportunity scores are located in the western half of the

city. Areas with less positive economic outcomes overlap with areas with a higher percentage of non-white

residents (Figure 8) as well as areas with lower household median incomes (Figure 19).

Job proximity, defined as accessibility to employment in terms of distance to job locations, is highest in the
eastern half of the city and lowest in the northwestern areas of the city (Figure 33). Areas with higher job

proximity include large areas zoned for industrial, business park, and commercial uses. Areas with the lowest job
proximity, in northwest Lodi, are zoned primarily Low Density Residential, with very few areas that are zoned for

uses that accommodate employment opportunities. Major employers in Lodi include Pacific Coast Producers

(agricultural processing plant), Lodi Unified School District, Adventist Health Lodi Memorial (nonprofit healthcare
provider), and Blue Shield of CA (one of 17 Blue Shield offices in California) (Table 83).
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Table 83 Major Employers (City of Lodi)

Name of Employer Number of Employers Percent of Total City Employment

Pacific Coast Producers 1,486
Lodi Unified School District 1,363
Adventist Health Lodi Memorial 1,242
Blue Shield of CA 1,084

4.82%
4.43%
4.03%
3.52%

Source: City of Lodi. 2022. 2021-2022 Annual Financial Report https://www.lodi.gov/ArchiveCenter/ViewFile/ltem/558.

In 2021, Lodi had a labor force of 50,418 of persons 16 years and over and a labor force participation rate of 65
percent. The largest employment industries in Lodi educational services, and health care and social assistance
(23 percent of employed population), construction (10 percent of employed population); and retail trade (10
percent of employed population). Educational services, and health care and social assistance and retail trade are

also the two largest industries in San Joaquin County.
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Figure 31

TCAC Opportunity Areas — Economic (San Joaquin County)
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Figure 32

TCAC Opportunity Areas - Economic (City of Lodi)
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Figure 33 Jobs Proximity Index (City of Lodi)
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Healthy Environment

Healthy Environment in AFFH addresses disparities in access to environmentally healthy neighborhoods by
protected class groups. An assessment of environmentally healthy neighborhoods can include air and water
quality, safety, environmental hazards, social services, and cultural institutions. Federal and state regulations
require jurisdictions to analyze environmental justice in an effort to ensure people have equal access to safe and
healthy housing. The California Office of Environmental Health Hazard Assessment developed CalEnviroScreen, a
mapping tool that uses spatial data collected by various regulatory agencies (e.qg., air quality indicators from
California Air Districts, monitored chemical releases into the air or water table from Environmental Protection
Agency, HUD socio-economic indicators, etc.). The dataset uses a methodology to identify communities
disproportionately burdened by exposures to pollution, environmental effects of existing pollutants in
communities, among other indicators of sensitive populations or socioeconomic factors. Residents in census
tracts with high CalEnviroScreen scores as compared to other California census tracts (shown as percentiles) are
disproportionately burdened by pollution and are more vulnerable to related effects. CalEnviroScreen identifies
communities in the highest 25 percent of census tracts across California and CalEnviroScreen percentile scores
of 75 or higher as “disadvantaged communities.”

Regional Trends

The CalEnviroScreen map for San Joaquin County identifies the degree to which communities are considered
burdened by pollution. Areas with the highest degree of pollution burden were concentrated in East Lodi and
throughout Stockton and Lathrop (Figure 35). CalEnviroScreen disadvantaged communities are concentrated in
central and western parts of the county, as well as within the cities of Stockton, Lodi, Tracy, Lathrop, and
Manteca.

TCAC's environmental scores for San Joaquin County are similar but less severe than the CalEnviroScreen map.
Overall, the majority of San Joaquin County includes less positive environmental outcomes. The southern and
central parts of the county have the least positive environmental outcomes, most notably in the most rural
portions of the county (Figure 36). The northeastern and southwestern areas surrounding the cities of Tracy and
Lodi, and a few small areas in the central part of the county have more positive environmental outcomes.

Local Trends

Lodi has a high variation in environmental outcomes throughout the city. The western portion of the community,
including large portions of North Lodi, West Lodi, and South Lodi have a lower pollution burden, with
CalEnviroScreen percentiles less than 30 (Figure 37). East Lodi and the eastern half of North Lodi have the
highest pollution burden, ranging from the 83rd to 94th percentile. Areas with the highest pollution burden are
most affected by pollution from diesel particulate matter, children’s lead risk from housing, hazardous waste,
impaired waters, and proximity to solid waste sites. Pollution burden from groundwater threats were high in
central areas of the city. The eastern half of North Lodi and East Lodi are considered SB 535 disadvantaged
communities (Figure 37).

Similar to the CalEnviroScreen map, TCAC environmental outcome scores are less positive in in the eastern part
of North Lodi and East Lodi (Figure 36). The rest of the city had positive environmental outcomes. Western Lodi
and Southern Lodi had the most positive environmental outcomes in the city.
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Figure 34 CalEnviroScreen 4.0 Percentile Scores (San Joaquin County)
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Figure 35

TCAC Opportunity Areas - Environmental (San Joaquin County)
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Figure 36 TCAC Opportunity Areas - Environmental (City of Lodi)
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Figure 37 CalEnviroScreen Disadvantaged Communities (City of Lodi)
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Disproportionate Housing Needs

Disproportionate housing needs refers to a condition in which there are significant disparities in the proportion of
members of a protected class experiencing a category of housing need, or the total population experiencing that
category of housing need in the applicable geographic area. To analyze the extent of disproportionate housing
needs, this section reviews data on housing cost burden, overcrowding, and substandard housing conditions
(collectively known as “housing problems”); homelessness; and displacement risk. Information for this section
relies on the HUD CHAS data and ACS estimates for geospatial data.

Housing Problems

Housing Condition

HUD considers housing units to be “standard units” if they are in compliance with local building codes. Many
federal and state programs use the age of housing as a factor to determine a community’s housing rehabilitation
needs. Housing age can be an important indicator of housing condition in a community. Like any other tangible
asset, housing is subject to gradual physical or technological deterioration over time. If not properly and regularly
maintained, housing can deteriorate and discourage reinvestment, depress neighboring property values, and
eventually impact the quality of life in a neighborhood. Typically, housing over 30 years old is more likely to have
rehabilitation needs that may include replacing plumbing, roof repairs, foundation work, and other repairs.
Housing units built before 1978 may have health risks such as lead-based paint and ashestos. Housing issues
prompted by disrepair such as mold may elevate health conditions such as asthma.

Regional Trends

A housing unit is considered substandard if it lacks complete plumbing or kitchen facilities. ACS estimates
indicate less than one percent of housing units (3,372 housing units) in San Joaquin County are considered
substandard housing units.

Approximately 42 percent of total households in San Joaquin County experienced housing problems (units
having incomplete kitchen facilities, incomplete plumbing facilities, more than one person per room, and
households with a cost burden greater than 30 percent).

Local Trends
Approximately 43 percent of total households in Lodi experienced housing problems (Table 84). Renter-occupied
housing units experience housing problems at a higher rate than owner-occupied housing units.

Approximately two percent of housing units (541 housing units) are considered substandard in Lodi. The majority
of substandard housing units (82 percent) lacked complete kitchen facilities. Forty percent of the housing stock
in Lodi was constructed prior to 1990 and is more than 30 years old. These units are potentially in need of repair
and modernization improvements. According to 2017-2021 ACS estimates, housing lacking complete plumbing is
concentrated in East Lodi in the area north of East Lodi Avenue, where almost three percent of housing units

lack complete plumbing. Housing lacking complete kitchen facilities are highest the southwestern part of West
Lodi, where approximately nine percent of housing units lack complete kitchen facilities and in the western part
of North Lodi (west of State Route 99), where between three and eight percent of housing units lack complete
kitchen facilities. Areas with a higher percentage of housing units lacking complete plumbing and kitchen
facilities correspond with areas with a higher percentage of older structures and a higher percentage of multi-
family units and renter-occupied housing. Older structures are typically more likely to have rehabilitation needs
due tot lack of maintenance and upkeep. Multi-family housing units are generally occupied by renter households
who cannot directly perform maintenance and repair activities since they do not own the unit. Turnover of rental
units can lead to deferment of repairs as tenants may not want to report substandard housing conditions in fear
of increased rent or retaliation. In addition, landlords do not always respond to maintenance/repair requests.

Housing Cost Burden

Housing cost burden is defined as the proportion of a household's total gross income spent on housing costs.
Households that spend at least 30 percent of their total gross income on housing costs (rent, mortgage, utilities,
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and other housing-related costs) are considered “cost burdened,” and households spending over 50 percent on
housing costs are considered “severely cost burdened.” The higher the housing cost burden, the more likely
residents are to live in overcrowded and substandard conditions and are less likely to afford to relocate. Low-
income households and persons in protected classes disproportionately experience severe housing problems.

Regional Trends

Cost burden (spending more than 30 percent of household income on housing costs) is widespread for renters
and homeowners throughout San Joaquin County. Rates of cost burden among renters is higher in in urban parts
of the county compared to rural parts of the county (Figure 38). In areas throughout the cities of Lodi, Stockton,
and Manteca up to 60 to 80 percent of renters are cost burdened. The area west of Lodi and west of Stockton
have the lowest rates of cost burden among renters in the county, less than 20 percent. Similar to cost burden
among renters, the rate of cost burden among homeowners is higher in urban areas than rural areas, and is
highest in the city of Stockton (Figure 39). In several areas in Stockton, more than 80 percent of homeowners are
cost burdened. Throughout many urban areas as well as rural areas in the eastern part of the county, between 40
and 60 percent of homeowners are cost burdened. In most rural areas in the eastern part of the county, between
20 and 40 percent of homeowners are cost burdened. Areas in and surrounding the cities of Stockton, Lodi,
Manteca, and Tracy have the highest rates of cost burden by renters and homeowners, corresponding with areas
that experienced higher rates of poverty (Figure 22), predominantly Hispanic population (Figure 6), and larger LMI
populations (Figure 17).

Local Trends

Similar to the county, cost burden is widespread issue among homeowners and renters throughout Lodi.
Approximately 38 percent of households in Lodi are cost burdened and 16 percent are severely cost burdened
(Table 84). Generally, as household income increases, rates of cost burden decrease. Approximately 82 percent
of extremely low-income households (0 to 30 percent AMI) are cost burdened while only approximately 14
percent of moderate (80 to 120 percent AMI) are cost burdened. Renters experience greater rates of cost burden
than home owners. Approximately 50 percent of all renter households are cost burdened and 25 percent are
severely cost burdened, while 27 percent of all owner households are cost burdened and 11 percent are severely
cost burdened.

Cost burden among renters is high throughout Lodi. Areas with the highest percentage of cost burdened renters
are in North Lodi, Downtown Lodi, and East Lodi (Figure 40) where 60-80 percent of renters are cost burdened.
Throughout most of the city, between 40 and 60 percent Oof renters are cost burdened. Cost burden among
homeowners is slightly less prevalent than cost burden among renters. East Lodi has the highest percentage of
cost burdened homeowners, up to 52 percent in the northern part of East Lodi (Figure 41). Areas with the lowest
rate of cost burden among homeowners are in North Lodi.
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Table 84 Assistance Needs of Lower-Income Households (2015-2019)

Household by
Tenure, Income, Total Households

Extremely low-

income (0-30% AMI) 2,080 850 e

mlgm housing 1780 85.6% 720 84.7% 2,500 85.3%
\:\IsiBrl/ocost burden 1745 83.9% 710 83.5% 2,455 83.8%
Yitn cost burden 1,460 70.2% 490 57.6% 1,950 66.6%
\éggkom—)income (31- 2145 1,010 3,155

\Fﬁgglgmf housing 2035 94.9% 625 61.9% 2,660 84.3%
\>l\13igl1%cost burden 1915 89.3% 595 58.9% 2,515 79.7%
!‘le/f“t burden 970 45.2% 310 30.7% 1,280 40.6%
'I&Rﬂvslliincome (51-80% 2590 1,810 4,400

Zﬁ'&'ﬁé&y housing 1,800 69.5% 990 54.7% 2,790 63.4%
With cost burden 1495 57.7% 900 49.7% 2,395 54.4%
Vith cost burden 200 7.7% 180 9.9% 380 8.6%
e

‘:’rgglgm’ housing 665 15.9% 1,285 15.2% 1,950 15.4%
!‘Q&COS‘ burden 350 8.4% 1,105 13.0% 1,455 11.5%
Yith cost burden 60 1.4% 110 1.3% 170 1.3%
Total Households 11,000 12,145 23,140

‘:’rgglgm’ housing 6,280 57.1% 3,620 29.8% 9,900 42.8%
!"3‘3.1:0“ burden 5,505 50.0% 3310 27.3% 8,820 38.1%
!‘{,jgl/f“t burden 2,690 24.5% 1,090 8.9% 3,780 16.3%

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS tabulation,
2075-2019 release.
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Figure 38

Housing Cost Burden By Renters (San Joaquin County)
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Figure 39

Housing Cost Burden By Home Owners (San Joaquin County)
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Figure 40

Housing Cost Burden By Renters (City of Lodi)
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Figure 41 Housing Cost Burden By Home Owners (City of Lodi)
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Overcrowding

Overcrowding is defined as housing units with more than one person per room (including dining and living rooms
but excluding bathrooms and kitchen) while severe overcrowding refers to more than 1.5 persons per room.
Overcrowding is a measure to understand the needs of large families where there are five or more persons per
household. Generally, large households have special housing needs due to lower per capita income and the need
for housing with three or more bedrooms.

Some large households may not be able to accommodate high cost burden for housing and accept housing with
too few rooms. Potential fair housing issues emerge if non-traditional households are discouraged or denied
housing due to a perception of overcrowding. Household overcrowding reflects various living situations,
including housing units that are inadequately sized to meet a household’s needs; the necessity or desire to have
extended family members reside in an existing household; or unrelated individuals or families that share a single
housing unit.

Not only is overcrowding a potential fair housing concern, but it can also potentially strain electrical systems in
older housing that have not been updated or contribute to a perceived shortage of parking. As a result, some
property owners/managers may be more hesitant to rent to large households, thus making access to adequately
sized housing even more difficult. According to local fair housing service providers and property managers,
addressing the issue of large households is complex as there are no set of guidelines for determining the
maximum capacity for a unit. Fair housing issues may arise from policies aimed to limit overcrowding that have a
disparate impact on specific racial or ethnic groups with different preferences for housing size and/or ability to
pay according to the household size standards identified.

Regional Trends

Approximately eight percent of households are overcrowded in San Joaquin County. Overcrowding was low
throughout most parts of San Joaquin County (Figure 42). Western areas of the county and parts of the cities of
Stockton, Lodi, and Tracy experienced greater rates of overcrowding compared to central and eastern parts of
the county. Areas with greater rates of overcrowding correspond with areas that are predominantly
Hispanic/Latino (Figure 6).

Local Trends

Similar to the county, approximately eight percent of households in Lodi are overcrowded (Table 85). Southwest
Lodi, Downtown, and portions of North Lodi, West Lodi, and South Lodi have the least amount of overcrowding
(approximately 8 percent). Portions of North Lodi and South Lodi have a higher rate of overcrowding with
approximately 15 percent. East Lodi has the highest rate of overcrowding with approximately 20 percent of
households that are overcrowded (Figure 43).

The rate of overcrowding is higher amongst renter households than homeowner households. Overcrowding
among owner households increased from 2010 to 2019; while overcrowding decreased among renter households
during that same time period (Table 85). The number of overcrowded renter- and owner-occupied households
decreased between 2010 and 2020.
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Table 85 Household Overcrowding (City of Lodi)

Owner-Occupied Households | Renter-Occupied Households Total Households

Year (2010) 11,783 9,765

Total Overcrowded 540 4.6% 1,319 13.5% 1,859 8.6%%
(>1.0 person/room)

Severely Overcrowded 124 1.1% 304 3.1% 428 2.0%
(>1.5 persons/room)

Year (2020)

Total Overcrowded 489 4.0% 1,342 12.4% 1,831 8.0%
(>1.0 person/room)

Severely Overcrowded 119 1.0% 430 4.0% 549 2.4%

(>1.5 persons/room)
Source: Bureau of the Census, 2000 Census; American Community Survey, 2006-2010 and 2076-2020, Table B25074.
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Figure 42

Overcrowded Households (San Joaquin County)
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Figure 43 Overcrowded Households (City of Lodi)
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Homelessness

State law (Section 65583(a)(7)) requires municipalities to address the special needs of persons experiencing
homelessness within their boundaries. "Homelessness,” as defined by HUD, describes the condition of an
individual, who is not imprisoned or otherwise detained, who:

e Lacks a fixed, reqular, and adequate nighttime residence; and
e Has a primary nighttime residence that is:

o A supervised publicly or privately operated shelter designed to provide temporary living
accommodations (including welfare hotels, congregate shelters, and transitional housing for the

mentally ill);

e Aninstitution that provides a temporary residence for individuals intended to be institutionalized; or

e A public or private place not designed for, or ordinarily used as, a regular sleeping accommodation for
human beings.

Regional Trends

The San Joaquin Continuum of Care (SJCoC) conducted a Point-in-Time (PIT) Count in January 2022 in San
Joaquin County. A total of 2,319 people were identified as experiencing homelessness in San Joaquin County, a
13 percent decrease from the previous PIT in 2019 in which 2,629 homeless individuals were identified.48
However, the PIT report attributes this decrease to the decrease in the number of volunteers conducting the PIT
and the lack of a count in Lathrop, Ripon, Escalon, and the unincorporated areas of the county as was done in

2019.

The majority (66 percent, 893 individuals) of homeless individuals identified in San Joaquin County were located
in Stockton. Approximately 15 percent of homeless individuals were in Lodi, 10 percent in Manteca, and nine
percent in Tracy. The only community that experienced increased homelessness was Lodi, which increased by 50
percent compared to 2019. Both Stockton and Lodi had an overrepresentation of the county’s homeless
individuals compared to their share of the total county population (Stockton has 42 percent of total county
population and Lodi has nine percent of the total county population).

White residents comprised the largest share of the homeless population in San Joaquin County (69 percent),
followed by Hispanic/Latino residents (30 percent), and Black/African American residents (20 percent) (Table
86).Black/African American residents were significantly overrepresented in the county’s homeless population,
comprising 20 percent of the county’s homeless population and only one percent of the total population. Every
other racial and ethnic group was comparatively or underrepresented in the county’s homeless population.

Table 86 Race/Ethnicity of Homeless Population and Overall Population (San Joaquin County)

Race/Ethnicity Total Population Homeless Population

Hispanic/Latino 38% 30%
White 64% 69%
Asian/Pacific Islander 1% 3%
Black/African-American 1% 20%
American Indian and Alaska Native <1% 2%
Two Or More Races/Some Other Race 4% 6%

Source: San Joaquin Continuum of Care. 2022. 2022 San Joaquin Continuum of Care Point in Time Count Local Report.

48 San Joaquin Continuum of Care. San Joaquin Continuum of Care Report on the Point in Time Count of the Sheltered and Unsheltered Homeless.
2022. http://www.sanjoaquincoc.org/wp-content/uploads/2022/06/PIT-Count-Report-2022-FINAL.pdf
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Local Trends

According to the SJCoC 2022 PIT Count, 208 individuals experiencing homelessness were identified in Lodi, a 50
percent increase since the previous PIT Count in 2019 (139 homeless individuals were identified in Lodi in 2019).
Lodi is the only community that experienced increased homelessness. As referenced above, Lodi has an
overrepresentation of the county’s homeless population, with 15 percent of the county’s total homeless
population and only nine percent of the county’s total population. The 2022 PIT Count did not breakdown
characteristics of homeless individuals identified in Lodi. The City’s 2023 Analysis of Impediments to Fair
Housing Choice states that homelessness has increased in Lodi over the past five years. Black/African American
and single female-headed households remain prevalent among the homeless population.

The largest homeless encampment in Lodi is by the Mokelumne River, which runs along the northern edge of the
city. This is in part due to the reduced cleanup activities near the river by the Police Department and the Safety
Ambassador Program, which patrol the city (primarily the downtown area) to prevent homeless individuals from
loitering. In addition to cleanup activities from the Police Department and Safety Ambassador Program
throughout the city, the California Department of Transportation has been conducting major regular cleanups on
the State Route 99 corridor. This is causing smaller encampments to pop up throughout the City. The City's
Access Center and Emergency Shelter is at capacity most nights and usually has a wait list, which means many
homeless individuals are left unsheltered overnight.

Resources for homeless individuals are concentrated in areas along State Route 99. There are two facilities in
Lodi that provide shelter to those experiencing homelessness, the Salvation Army’s Hope Harbor (56 beds for
men, 28 beds for women and children, and three small units with 3 beds per unit for women or men with children
over the age of 10) and Lodi House ( 26 beds for women and children). In addition, there is a total of
approximately 50 transitional housing beds available in the city, provided by the Salvation Army (16 persons),
Lodi House (three units at approximately 4 persons each), and Central Valley Low-Income Housing Corporation

(21 persons).
Displacement

Displacement, as defined by HCD, is used to describe any involuntary household move caused by landlord action
or market changes. Shifts in neighborhood composition are often framed and perpetuated by established
patterns of racial inequity and segregation. Movement of people, public policies, and investments, such as
capital improvements and planned transit stops, and flows of private capital can lead to displacement.
Displacement is fueled by a combination of rising housing costs, rising income inequality, stagnant wages, and
insufficient market-rate housing production. Decades of disinvestment in low-income communities, coupled with
investor speculation, can result in a rent gap or a disparity between current rental income of the land, and
potentially achievable rental income if the property is converted to its most profitable use. These processes can
disproportionally impact people of color, as well as lower income households, persons with disabilities, large
households, and persons at-risk or experiencing homelessness.*

For the purpose of AFFH analysis, “displacement is used to describe any involuntary household move caused by
landlord action or market changes.">® Contributing factors to displacement include rising housing costs, rising
income inequality and stagnant wages, and insufficient market-rate housing production.5! Neighborhoods can
experience displacement for a variety of reasons:

¢ Disinvestment-driven displacement occurs when lower-income communities which receive less public
sector investment deteriorate. Evaluating access to opportunity, including access to transit, high
performing schools, parks, and other services/amenities can identify areas that lack investment in
infrastructure improvements and are considered low resource.

49 HCD. 2021. https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf

5 California Department of Housing & Community Development, Affirmatively Furthering Fair Housing for All Public Entities and for Housing
Elements, 2021, 40.

51 Been, V., Ingrid, E., & 0'Regan, K. 2019. Supply Skepticism: Housing Supply and Affordability. Housing Policy Debate, 29(1), 25-40
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e Investment-driven displacement generally occurs after a period of disinvestment, when the market
encourages a flood of public and private investment lead to real estate speculation and infrastructure
improvements.

o Disaster-driven displacement occurs when housing is destroyed or compromised by disasters and the
result is that the housing is not rebuilt. Lower-income households who tend to rent (and therefore lack
control over whether their homes are rebuilt) or lower-income home owners have fewer financial
resources to rebuild their homes are most at risk of this type of displacement.

Regional Trends

The Urban Displacement Project identifies areas where lower-income residents are at an elevated risk of
displacement based on characteristics such as share of renters, share of very low-income rent-burdened
residents, and other demographic and housing market characteristics. Communities are designated sensitive if
the share of very low-income residents is greater than 20 percent and have any of the two following
characteristics:

e The share of renters is above 40 percent

e The share of people of color is above 50 percent

e The share of very low-income households that are severely rent burdened is above the county median
e The percent change in rent is above the county median for rent increases

In San Joaquin County, sensitive communities are concentrated in the northwestern part of the county as well as
in the cities of Stockton, Lodi, Manteca, and Tracy (Figure 44). There are no sensitive communities in the eastern
portion of the county and few sensitive communities in the southern part of the county. Communities that are
considered sensitive correspond to areas that are predominantly Hispanic/Latino (Figure 6).

Local Trends

Large portions of Lodi are considered sensitive communities. East Lodi, Downtown Lodi, and portions of South
Lodi, North Lodi, and West Lodi are considered sensitive communities that are vulnerable to displacement
(Figure 45). Sensitive communities in Lodi correspond to areas that have a higher percentage of non-White
residents.

According to the UDP, low-income residents in East Lodi and a small area east of North Guild Avenue in North
Lodi are at an elevated risk of displacement. Areas at an elevated risk of displacement have the highest
percentage of renter households in the city, with between 60 and 80 percent of all households, and are
predominantly Hispanic/Latino (Figure 9).
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Figure 44 Sensitive Communities (San Joaquin County)
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Figure 45 Sensitive Communities (City of Lodi)
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Figure 46 Households by Displacement Risk and Tenure (City of Lodi)
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Local Area Knowledge
Historic Patterns of Segregation

Regional

Patterns of racial segregation are the byproduct of local and federal policies, private housing discrimination, and
community prejudice. To understand present challenges to fair housing, it is necessary to review the history of
actions that have led regional patterns of segregation.

The first inhabitants in the San Joaquin Valley and San Joaquin County were the Yokut-speaking tribes,
composed of approximately 50 groups who spoke various dialects. Each tribe consisted of approximately 300
members and tribal boundaries generally followed natural barriers. The Yokuts were semi-sedentary, building
their villages on low mounds to keep their homes above floods and living in single-family dwellings.52% The
Yokuts were hunter-gatherers whose diet primarily consisted of acorns, berries, roots, deer, small mammals,
birds, and fish.%

Mexican ranches and American settlers gain prominence in the San Joaquin Valley during the 1800s and raised
animals. After the U.S. annexed California in 1848, the federal government sold vast tracts of land to the
Southern Pacific Railroad Company as well as large-scale timber, ranching, and farming interests, ignoring, and
overriding the property rights of Mexican and Indigenous landholders. Many Native American tribes were forced
to give up their land and live on reservations.5®> When gold was discovered in 1948, thousands of prospectors
came to the San Joaquin Valley and with them, they brought diseases that quickly decimated the Native
American population.®

Chinese immigrants were the first non-White settlers to arrive in the San Joaquin Valley in the 1850s, following
the discovery of gold in California. Many Chinese immigrants passed through Stockton on their way to the Sierra
Nevada's. Nearly all Valley cities including Lodi, Stockton, Modesto, Turlock, Merced, Madera, Fresno, Visalia,
Tulare, and Delano developed strict land use policies to segregate and contain the immigrants to one
“undesirable” side of town.5’. Chinese immigrants in Stockton first lived in a settlement consisting of numerous
shacks near the Hotel French, located on Bridge Palace between Hunter and El Dorado Street. This was their
primary living area until 1854, when the shacks caught on fire. They then moved to the Mormon Channel west of
Center St, where they remained for many years until a gradual move to Washington Street. Once the Gold Rush
ended many Chinese immigrants found themselves with limited opportunities for employment and therefore
began farming. By the late 1850s, many were successfully farming potatoes and garden crops in the San Joaquin
area.%®

A secondary migration of Chinese immigrants occurred in 1865, due to the labor force required by Central Pacific
Railroad to build the Trans-Continental Railroad. Resentment towards Chinese and Japanese immigrants grew,
especially by jobless white residents, leading to farms recruiting Black/African Americans from the southern U.S.
to replace them as farm laborers. Many Black/African Americans began by working in the fields and vineyards
and eventually transitioned from farm labor to living in the cities and towns.%

In the 1930s, nearly half a million people migrated to Southern California and the Central Valley from across the
United States during what was known as the “Dust Bowl.” Many of these people moved to California in hopes of

$2City of Lodi. 2070. Lodi General Plan. https://www.lodi.gov/DocumentCenter/View/199/Final-General-Plan—Entire-Document-PDF

% City of Stockton. 2076. History A Look into Stockton’s Past. http://www.stocktongov.com/discover/history/hist.htm/

% Javier Powell. 2023. Those Before Us: the Yokuts People. https://losbanosenterprise.com/community/history/2023/those-before-us-the-yokuts-
people/

% PolicyLink. Facing History, Uprooting Inequality: A Path to Housing Justice in California.
https://www.policylink.org/sites/default/files/pl_report_calif-housing_1071420a.pdf

% Tule River Indian Tribe of California. 2018. Tule River History. https://tulerivertribe-nsn.gov/history/

7 Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https://www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf

% San Joaquin Magazine. 2023. History: San Joaquin’s Chinese in the 1800s.

% Michael Eissinger. 2009. The Transplantation Of African Americans And Cotton Culture To California’s Rural San Joaquin Valley During The
Nineteenth And Twentieth Centuries.
https://meissinger.com/uploads/3/4/9/1/34919185/transplantation_of_african_americans_and_cotton_culture_to_californias_rural_san_joaquin_valley

pdf
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working in the agricultural industry, but were forced to take temporary and transient work, leaving them with little
choice but to form makeshift camps near roadsides and ditches, without access to housing, clean water, and
sanitation. These conditions reinforced existing desires by the white population, generally, for economic and
racial segregation, leaving migrant farmworkers without access to medical treatment and education. When World
War Il created a need for manufacturing labor, many of the white “Dust Bowl” workers relocated to other cities in
California, such as San Francisco, Los Angeles, and San Diego, leaving a gap in farm labor.0 Japanese, Punjabi,
and Filipino people, as well as Black/African Americans from cotton regions, filled the void. Japanese residents,
however, were forcibly relocated to internment camps from 1942 to 1946.6

In 1942, the federal government initiated the Bracero program, which enabled growers to replenish their labor
supply with workers imported from Mexico. While the Bracero program ended in 1964, growers continue to rely
on Mexican nationals to work California’s lucrative “factories in the fields.” Migrants today confront multiple
social, environmental, and access issues, including affordable, safe, and sanitary housing.2 Tragically, in 1942,
after the bombing of Pearl Harbor, the United States government ordered that all Japanese families must be
removed from their homes and businesses and sent to internment camps.®® Most Japanese families in the San
Joaquin Valley were detained in the San Joaquin County, Tulare County, and Fresno County fairgrounds and then
dispersed to out-of-state internment camps where they would be held without rights for the subsequent two
years.

Increasingly after the first World War, to circumvent the US Supreme Court ban on outright racial zoning, local
governments implemented other forms of exclusionary zoning that avoided direct mention of race but kept low-
income people of color out by marshalling land use regulations against them. Through residential zoning that
mandates larger parcel sizes for single-family homes, typically unaffordable to people of color, wealthier
households established and maintained mostly white neighborhoods throughout California. The federal
government subsidized white homeownership and wealth-building and excluded people of color.

Throughout the state, but particularly concentrated in inland areas, cities have used their annexation power to
reinforce patterns of racial exclusion and segregation. Since the 1960s, as cities expanded and selectively
annexed land, they deliberately bypassed and grew around communities of color in unincorporated
neighborhoods, the very places people of color were relegated to by restrictive covenants. This selective
annexation process has left hundreds of disadvantaged unincorporated places, disproportionately of color,
without the most basic elements of a healthy, safe community, such as utilities, sanitation, safe drinking water,
and other critical community services. Restrictive covenants, exclusion, and racial violence pushed Black/African
American and low-income people of color to settle outside of towns. In places throughout the San Joaquin Valley
and on the fringes of cities such as Fresno, Bakersfield, Stockton, Tulare, and Modesto, such communities of
color were left unincorporated and without access to incorporated areas’ tax revenues or infrastructure.
Exclusionary post-war development started moving further from city centers, and within time, these communities
often created their own civic and utility districts, which redistributed investment away from cities, in a movement
known as “White Flight.”

Across the United States, redlined and marginalized communities faced a higher propensity for environmental
hazards that affects current populations. Residents of historically redlined neighborhoods located in cities with
oil and gas production have disproportionately high exposure to oil and gas wells, compared to higher graded
neighborhoods. Exposure disparities have implications for community environmental health, as the presence of
active and abandoned (i.e., postproduction) wells have been shown to contribute to ongoing air pollution.

% Christy Gavin, California State University, Bakersfield. California Odyssey: Dust bow! migration archives.
https://www.csub.edu/library/_files/DB_files/OkieHealth.pdf

o7 Hjstory.com. Japanese Internment. https://www.history.com/topics/world-war-ii/japanese-american-relocation

%2 Christy Gavin, California State University, Bakersfield. California Odyssey: Dust bowl migration archives.
https://www.csub.edu/library/_files/DB_files/OkieHealth.pdf

% Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https://www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf.

% PolicyLink. Facing History, Uprooting Inequality: A Path to Housing Justice in California.
https://www.policylink.org/sites/default/files/pl_report_calif-housing_1071420a.pdf
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Local

Lodi first developed along the Oakland-Sacramento Central Pacific Railroad. The city was founded in1869 when
the Central Pacific Railroad chose constructed a train station for its new route. The railroad connected Lodi to
Sacramento to the north and Oakland and Stockton to the south. Commercial businesses developed on the west
side of the railroad and a flour mill on the east side of the railroad. Residential areas developed in piecemeal in
between the commercial core and the outlying agricultural lands.%® On March 21, 1874, the town’s name was
changed from Mokelumne to Lodi.® In 1878 Lodi's population is 450. At this time, San Joaquin County was
divided into five townships (now called Districts) with Lodi in the 4th, called Elkhorn Township. In 1887 a fire
destroyed downtown area along the west side of the block of N. Sacramento Street, between Pine and Elm
Streets.5’

In 1885, Japanese immigrants settled in the area to work on ranches, over time purchasing lands and growing
grapes. Japanese immigrants, who constituted the largest ethnic group at the time, formed vibrant ethnic
enclaves called Nihonmachi in Lodi, Stockton, Visalia, Fresno, Fowler, Livingston, and Cortez.%8 These
neighborhoods, adjacent to or entwined in the earlier Chinatowns, became commercial hubs for the multiracial
ethnic communities and centers for community cohesion and culture.®® The Japanese immigrants (unlike the
Chinese prior to them) settled in the United States primarily as family units and were thus more able to establish
roots and history in their new communities. As previously described, established Japanese communities in San
Joaquin County were gravely impacted by Japanese internment camps. The once bustling and prosperous ethnic
neighborhoods in Lodi, Stockton, Fresno, and Visalia became virtual ghost towns as cities and counties
condemned the abandoned homes and boarded up former Japanese businesses.”® Farmers, who at the time
relied primarily on Japanese agricultural labor, struggled to find sufficient workers and had one of the worst crop
yields in history. After failed attempts to convince the federal government to allow the Japanese to return to the
farms as imprisoned day laborers, farmers advocated heavily for a new source of labor.”’

By 1900, Lodi had over two million grape vines. Many grape growers and wineries were established in Lodi
through the late 1800s and early 1900s and these enterprises continued to prosper through the Prohibition Era.
Lodi's economic foundation was concentrated in agriculture and manufacturing, due to the naturally fertile soils,
low cost of electricity, access to transportation routes and facilities, and central location amongst the western
United States markets. Today, the city’s economy is centered on grapes, processed foods, nuts, fruit, and milk.
Most agricultural uses operate outside the city limits, however the wine industry contributes to growing tourism
within to the region and the city itself.

Community Input

The City hosted two hybrid (in-person and virtual) community workshops on March 23, 2023 and April 13,2023 in
support of planning efforts for the Housing Element update. Feedback was obtained and recorded. Fair housing-
related concerns raised by participants throughout the community workshops included the following:

e Concentrating lower-income housing in the southern or eastern portions of the city

e Provide affordable housing for farmworkers

Other Relevant Factors

Other factors that have not been previously discussed relating to fair housing include housing costs in relation to
the Bay Area, the location of affordable housing in Lodi, the availability of affordable housing, and the availability
to housing choice vouchers.

% City of Lodi. 2070. Lodi General Plan. https://www.lodi.gov/DocumentCenter/View/199/Final-General-Plan—Entire-Document-PDF

% | odi Historical Society. Lodi Historical Society. https://www.lodihistory.org/

%7 L odi Historical Society. Lodi Historical Society. https://www.lodihistory.org/

¢ Japantown Atlas. The Sanborn Library, LLC http://japantownatlas.com/index.htm/

% | eonard, Karen Isaksen. Making Ethnic Choices: California’s Punjabi Mexican Americans. Temple University Press, Philadelphia 1992. Print.
70 Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https.//www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf.

7 Shiamoto, Chiyo. “The Japanese in San Joaquin County Past and Present”. San Joaquin Historian. Vol 6 No 4 (winter 1992).
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Zoning and Land Use

Most residential areas of the city are zoned Low Density Residential, with zones allowing multifamily residential
uses (Medium and High Density Residential and mixed use zones) concentrated in Downtown Lodi and areas of
East Lodi along State Route 99. Zones with the highest maximum densities are the High Density Residential and
mixed use zones and are concentrated on the eastern half of the city. Mixed use zones have a maximum FAR
ranging from 1.0 to 3.0 and most allow 100 percent residential uses, which equates to an allowed density
comparable or greater than the High Density Residential zone. Mixed use zones are concentrated in Downtown
Lodi, and along State Route 99, Lodi Avenue, and Kettleman Lane. There is little land zoned High Density
Residential and these areas are scattered around the city.

Affluent residential neighborhoods are often distanced from commercial and industrial uses, as these land uses
can generate unwanted noise, odors, and other undesirable qualities. Proximity to these areas generally
decreases home values and therefore, low-income residents are often disproportionately concentrated near
commercial and industrial uses. These land use patterns are present in Lodi. Most commercial and industrial
zones are on the eastern half of the city, adjacent to Medium and High Density Residential and mixed use zones.
West Lodi and South Lodi have very little land zoned for commercial or industrial uses.

Housing Costs in Relation to the Bay Area

According to the San Joaquin Valley Fair Housing and Equity Assessment, the North Valley (particularly San
Joaquin County) will likely continue to see an influx of commuters and displaced residents from Alameda and
Santa Clara counties, unless the San Francisco Bay Area finds a way to better accommodate all of its workers.”2
This could result in an increase in demand for housing in Lodi and drive housing costs even higher, potentially
displacing existing residents.

Location of Affordable Housing

According to the Al, the geographic division created by the railroad tracks and State Route 99 create an area of
less-desirable real estate along the eastern side of the city. This area has a concentration of lower-income
housing in part due to lower land costs. While likely not intentional, this divide has led to a concentration of low-
income and non-White residents in East Lodi.

Availability of Affordable Housing

According to the Al, Lodi lacks sufficient subsidized and unsubsidized affordable housing units, especially for
persons with disabilities and large households. The City of Lodi does not own or operate any public or assisted
housing. Additionally, the Housing Authority of the County of San Joaquin (HACSJ) does not operate any
restricted public housing projects in the city.

There are several affordable housing developments in Lodi with affordability levels accommodating extremely
low-, very low-, and low-income households, with a total of 324 affordable units.

e Creekside South Apartments (39 senior units)

e Tienda Drive Senior Apartments (79 senior units)

e Hotel Lodi Hetel(74 senior units)

e LOEL Gardens (14 affordable units)

e Bethel Gardens (24 affordable units)

e Harney Lane Migrant Center (94 units for migrant workers)

72 Smart Valley Places. San Joaquin Valley Fair Housing and Equity Assessment. April 2014. Available at: https.//www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf.
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There are 10,485 low-income households in Lodi, comprising 45 percent of all households in the city. Considering
there are only 324 affordable housing units in the city, there is a large discrepancy between the number of low-
income households and the number of housing units that are affordable to low-income households.

Housing Choice Vouchers

HACSJ administers housing choice vouchers (HCVs) in the city of Lodi. According to the Consolidated Plan, 148
HCVs are distributed to households in Lodi. HACSJ administers 4,651 vouchers throughout San Joaquin County,
meaning approximately three percent of all vouchers are used in Lodi. Approximately 41 percent of vouchers in
the county are administered to Black/African American residents, 20 percent to Hispanic/Latino residents, and
14 percent to Asian/Pacific Islander residents. Persons with disabilities account for 41 percent of county-wide
voucher holders and 100 percent of voucher holders requested accessible housing, indicating a significant need
for accessible and affordable housing in the county. According to the Al, it is likely that Lodi residents who are
voucher holders have difficulty finding affordable housing that accepts vouchers.

The use of HCVs is highest in East Lodi, Downtown Lodi, and central portions of North Lodi, South Lodi, and West
Lodi (Figure 47). In these areas, between zero and five percent of renters use HCVs.
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Figure 47

Housing Choice Vouchers
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Sites Inventory

This portion of the AFFH analyzes the relation between the housing opportunity sites and AFFH-related issues.
Government Code Section 65583(c)(10) requires the housing opportunity sites to be analyzed with respect to
AFFH to ensure that sites designated for low-income households are dispersed equitably throughout the city
rather than concentrated in areas of high segregation and poverty or low-resource areas that have historically
been underserved, and conversely, that sites designated for above moderate-income households are not
concentrated in areas of high resources. By comparing the sites inventory to the fair housing indicators in this

assessment, this section analyzes whether the sites included in the Housing Element sites inventory improve or
exacerbate fair housing conditions, patterns of segregation, and access to opportunity.

Opportunity Areas

For purposes of evaluating fair housing, resource levels designated by TCAC/HCD denote access to economic
and educational opportunities such as low-cost transportation, jobs, and high-quality schools and the quality of
environmental factors in the area such as proximity to hazards and air quality. TCAC has a composite opportunity
score for each census tract. Lodi contains a range of resource areas. High-resource areas are generally
concentrated in West Lodi and South Lodi, while low-resource areas and areas of high segregation and poverty
are concentrated in East Lodi and the eastern part of North Lodi.

Figure 48 through Figure 52 show the housing opportunity sites by TCAC-designated resource area. The housing
opportunity sites are designated by income category - whether the sites could accommodate housing
appropriate for low-, moderate-, or above moderate-income households. The “appropriateness” of sites for
various affordability levels is dictated by state housing element law and HCD guidance and is determined by site
characteristics such as allowable density, size of site, realistic capacity, existing use(s). More information about
the sites and income designations is available in Appendix E, Housing Resources.

Most of the housing opportunity sites are in high- and highest-resource areas (87 percent of the proposed
housing units) in Lodi, in part due to the availability of large and vacant and underutilized parcels in these areas.

A small portion of the City’s share of the RHNA will be satisfied by planned and approved projects (12 of the total
required 3,909 housing units). Planned and approved projects will add 12 low-income units, all of which are in
low-resource areas.

Total Units by Resource Areas

Since Lodi's share of the RHNA is not evenly divided between income levels, it is helpful to review units by
location as a percent of the total for each income level. There are 340-305 units planned in areas of high
segregation and poverty and 119 units in low-resource areas (459-425 total). Approximately 47-64 percent of
those units (217272 units) will be lower-income units, 47-29 percent (214-125 units) will be moderate-income
units, and six-seven percent (28 units) will be above moderate-income units. There are 118-138 units planned in
areas designated moderate-resource and 4,2324,095 units planned in areas of high-/highest-resource
(4,3964,233 total). Approximately 32 percent of units in moderate and high resources (1,4121,361 units) will be
lower-income units, 17-16 percent (728-683 units) will be moderate-income units, and 51-52 percent (2,156-2,189
units) will be above moderate-income units. Table 87 shows the number of proposed housing units by income
level in each resource area.
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Table 87 Proposed Housing Units by Resource Area

Income Level
Areas of High
Segregation and
Poverty

Low-Resource

Moderate-Resource

High-/Highest-
Resource

Lower-Income

217192 units
(3312% of lower-
income units)

0-80 units
(05% of lower-
income units)

118-94 units
(#6% of lower-
income units)

1,294-267 units
(7978% of lower-
income units)

Moderate-Income

118-109 units
(13% of moderate-
income units)

96-16 units
(302% of moderate-
income units)

44 units

(5% of moderate-income

units)

648-639 units

(#379% of moderate-

income units)

Above-Moderate Income

5 units

(<1% of above moderate-

income units)

23 units

(1% of above moderate-

income units)

20 units

(<1% of above moderate-

income units)

2,254-217 units
(99% of above moderate-

income units)

Total Units

340-305 units
(7% of total
units)

119 units
(23% of total
units)

164-138 units
(3% of total
units)

4,232 units
(8788% of
total units)

Housing opportunity sites will add a higher percentage of lower-income units in high and highest resource areas
(79-78 percent) than areas with high segregation and poverty and low-resource or moderate-resource areas (13
12 percent, zero-five percent, and seven-six percent, respectively). Therefore, overall housing development during
the planning period will not increase patterns of segregation and will increase integration by household income in
terms of access to opportunity.
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Figure 48 Housing Opportunity Sites by TCAC Resource Area (Downtown Lodi)
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Figure 49 Housing Opportunity Sites by TCAC Resource Area (East Lodi)
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Figure 50 Housing Opportunity Sites by TCAC Resource Area (West Lodi)
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Figure 51 Housing Opportunity Sites by TCAC Resource Area (North Lodi)
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Figure 52
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Sites by Income Population

Census tracts with more than 50 percent low- and moderate-income (LMI) households are located in East, West,
and North Lodi. Figure 53 through Figure 57 show the housing opportunity sites by percentage of LMI
populations. Approximately nine-eight percent of the total housing units included in the opportunity sites are
located in census tracts with more than 50 percent LMI households (17-14 percent of the low-income units, 16-18
percent of the moderate-income units, and less than one percent of the above moderate-income units). In
contrast, census tracts with less than 25 percent LMI households are located in West, North, and South Lodi.
These census tracts accommodate 21-25 percent of the total housing units included in the opportunity sites (2%
24 percent of the low-income units, 21-19 percent of the moderate-income units, and 31-29 percent of the above
moderate-income units). The Sites Inventory will improve the mixture of housing opportunities by income level in
the city and will not exacerbate segregation by income between neighborhoods.

Sites by Overcrowded Households

Census tracts with high rates of overcrowded households are concentrated in East Lodi, where between 28 and
31 percent of households are overcrowded. These neighborhoods have a mixture of low-, medium-, and high-
density residential development, alongside commercial and industrial land uses. The Sites Inventory assumes
that sites in East Lodi could accommodate a total of 340-306 housing units, of which 217192 would be lower-
income, equal to approximately 13-12 percent of the total lower-income sites. The remaining lower-income
housing units could be accommodated in Downtown, North, and South Lodi, which have lower levels of
overcrowding. The Sites Inventory will not exacerbate overcrowding conditions but will add new housing
opportunities in areas that need them.

Sites by Overpayment by Homeowners and Renters

The percentage of overpayment among homeowners and renters is high throughout Lodi. The highest rates of
overpayment by homeowners are concentrated in East Lodi, where up to 61 percent of homeowners’ experience
overpayment. Figure 63 through Figure 67 show the housing opportunity sites by overpayment by homeowners.
The housing opportunity sites will provide housing opportunities for a mix of income levels in East Lodi, including
217-192 lower-income units, 118-109 moderate-income units, and five above moderate-income units. The highest
rates of overpayment by renters are in Downtown, East, and West Lodi, where up to 66 percent of renters’
experience overpayment. Figure 68 through Figure 72 show the housing opportunity sites by overpayment by
renters. The housing opportunity sites will provide housing opportunities for a mix of income levels in Downtown,
East, and West Lodi, including 515-578 units appropriate for lower-income households, 370-316 units appropriate
for moderate-income households, and 696-629 units appropriate for above-moderate-income households. Most
of these housing units will likely be rental units, based on trends in planning entitlements and developer interest.
According to the UDP, new market-rate construction in gentrifying areas neither worsens nor eases rates of
people moving out of the area. It increases rates of people moving to an area across all socio-economic groups,
particularly high-socio-economic residents. The UDP recommends subsidized housing construction and housing
preservation to help existing residents stay in their neighborhood. The mix of lower, moderate, and above
moderate-income housing units in Downtown, East, and West Lodi will provide affordable housing options for
existing lower-income residents as well as encourage higher-income households to move into the area. The Sites
Inventory will not exacerbate overpayment by homeowners or renters but will add new housing opportunities in
areas that need them.
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Figure 53 Housing Opportunity Sites by Low- and Moderate-Income Population Area (Downtown Lodi)
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Figure 54 Housing Opportunity Sites by Low- and Moderate-Income Population Area (East Lodi)
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Figure 55 Housing Opportunity Sites by Low- and Moderate-Income Population Area (West Lodi)
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Figure 56 Housing Opportunity Sites by Low- and Moderate-Income Population Area (North Lodi)
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Figure 57 Housing Opportunity Sites by Low- and Moderate-Income Population Area (South Lodi)
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Figure 58 Housing Opportunity Sites by Overcrowding (Downtown Lodi)
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Figure 59 Housing Opportunity Sites by Overcrowding (East Lodi)
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Figure 60 Housing Opportunity Sites by Overcrowding (West Lodi)
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Figure 61

Housing Opportunity Sites by Overcrowding (North Lodi)
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Figure 62

Housing Opportunity Sites by Overcrowding (South Lodi)
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Figure 63 Housing Opportunity Sites by Overpayment by Homeowners (Downtown Lodi)
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Figure 64 Housing Opportunity Sites by Overpayment by Homeowners (East Lodi)
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Figure 65 Housing Opportunity Sites by Overpayment by Homeowners (West Lodi)
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Figure 66 Housing Opportunity Sites by Overpayment by Homeowners (North Lodi)
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Figure 67 Housing Opportunity Sites by Overpayment by Homeowners (South Lodi)
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Figure 68 Housing Opportunity Sites by Overpayment by Renters (Downtown Lodi)
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Figure 69 Housing Opportunity Sites by Overpayment by Renters (East Lodi)
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Figure 70 Housing Opportunity Sites by Overpayment by Renters (West Lodi)
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Figure 71 Housing Opportunity Sites by Overpayment by Renters (North Lodi)
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Figure 72 Housing Opportunity Sites by Overpayment by Renters (South Lodi)
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Sites by Areas of Integration and Segregation

There is one R/ECAP in Lodi, located north of Lodi Avenue in East Lodi. East Lodi is predominantly
Hispanic/Latino and more than 81 percent of the population identifies as non-White. Housing opportunities sites
in East Lodi accommodate a mix of income levels in areas that already have a diverse mix of ethnic and racial
groups, including 217192 low-income units, 118-109 moderate-income units, and five above moderate-income
units. Figure 73 through Figure 77 show the housing opportunity sites by percent non-white residents. The Sites
Inventory will not contribute to segregation based on race/ethnicity or income level.

As discussed in Appendix B, Housing Needs Assessment, approximately 12 percent of the population has one or
more disabilities. For persons with disabilities who live independently or with other family members, independent
living can be supported with special housing features, financial support, and in-home supportive services. The
location of housing is also an important factor for persons with mobility restrictions who rely on public
transportation for travel. Lodi does not have a concentrated of persons with disabilities. Housing opportunity
sites distribute a mix of lower-, moderate-, and above moderate-income units throughout each neighborhood. In
addition, most of the city is within one quarter mile of a transit stop. Therefore, the Sites Inventory will allow
more residents to live near transit and create housing opportunities for residents who are unable to drive.

Sites Vulnerable to Displacement

According to the UDP, the entirety of East Lodi is considered to be vulnerable to displacement. Figure 78 through
Figure 82 show the housing opportunity sites in relation to areas with residents that are at risk of displacement.
Opportunity sites in East Lodi accommodate 192 217 lower-income units, 109 +1+8-moderate-income units, and
five above moderate-income units in areas considered to be vulnerable to displacement. These lower-income
units will provide affordable housing options for existing very low and low-income residents that are at risk of
displacement. In addition, no sites with existing residential uses were identified in the Sites Inventory.

Sites by CalEnviroScreen Score

Lodi has a range of CalEnviroScreen scores, ranging from the 11th to 20th percentile (second decile, lower risk)
to the 91st to 100th percentile (tenth decile, higher risk). The eastern half of city has higher CalEnviroScreen
scores and the western half of the city has lower CalEnviroScreen scores. The lowest CalEnviroScreen scores are
concentrated in West Lodi, while the highest CalEnviroScreen scores are located in East Lodi and the portion of
North Lodi east of the Union Pacific Railroad. Approximately 72-73 percent of housing units proposed by the
Sites Inventory are located in census tracts with a CalEnviroScreen score greater than 50. The remaining 28-27
percent of housing units are located in census tracts with a CalEnviroScreen score less than 50. Figure 83
through Figure 87 show the housing opportunity sites by CalEnviroScreen score. Housing opportunity sites in
census tracts with a CalEnviroScreen score greater than 50 accommodate 1,200-167 lower-income units (74-71
percent of the total number of lower-income units), 738-649 moderate-income units (78-80 percent of the total
number of moderate-income units), and 1,572-570 above moderate-income units (69-71 percent of the total
number of above moderate-income units. Approximately 45-46 percent of all units in census tracts with a
CalEnviroScreen score greater than 50 are appropriate for above moderate-income households. Therefore, the
Sites Inventory would not concentrate lower-income units in areas of higher pollution burden.

Sites Analysis Summary Data

Table 89 summarizes the Sites Inventory by development priority area, sites, number of units by income level, and
census tract characteristics.
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Figure 73 Housing Opportunity Sites by Percent of Total Non-White Population (Downtown Lodi)
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Figure 74 Housing Opportunity Sites by Percent of Total Non-White Population (East Lodi)
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Figure 75 Housing Opportunity Sites by Percent of Total Non-White Population (West Lodi)
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Figure 76 Housing Opportunity Sites by Percent of Total Non-White Population (North Lodi)
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Figure 77 Housing Opportunity Sites by Percent of Total Non-White Population (South Lodi)
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Figure 78

Housing Opportunity Sites by Displacement Risk (Downtown Lodi)
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Figure 79

Housing Opportunity Sites by Displacement Risk (East Lodi)
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HCD Review Draft - AFFH

|

Figure 80 Housing Opportunity Sites by Displacement Risk (West Lodi)
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Figure 81 Housing Opportunity Sites by Displacement Risk (North Lodi)
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Figure 82

Housing Opportunity Sites by Displacement Risk (South Lodi)
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Figure 83 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (Downtown Lodi)
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Figure 84 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (East Lodi)
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Figure 85 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (West Lodi)

W

N Mills/Ave

4

E: Lockeford St

NiLower:Sacramento Rd

@ City Boundary

'_ :l Neighborhoods

I: Site Inventory

CalEnviroScreen 4.0 -
Composite Score Percentile

B 11-20%
I 21-30%
[ 31-40%
[ ]51-60%
[ e1-70%
[ 71-80%
[ 81-90%

= 91 - 100% (Highest Ou " ¢t man in——=—=
Scores)

S:Lower:Sacramento;Rd

SiStocktonSt

SIHULCHINS ! St s——— ]

1,200 2,400 N

Feet

Imagery provided by Esri and its licensors © 2023.
Earthstar Geographics, ACS 2017-2021, HCD, PlaceWorks, HUD Region 9, American Community Survey, UC Berkley Urban Displacement Project, TCAC 2022, CalEnviroScreen 4.0, 2021, CAL FIRE, OEHHA, FEMA

Source: AFFH Viewer 2023.

October 2023 251



HCD Review Draft - AFFH City of Lodi | 2023-2031 Housing Element Update

Figure 86 Housing Opportunity Sites by CalEnviroScreen 4.0 Percentile Scores (North Lodi)

[T city Boundary

* ™I Neighborhoods

E Site Inventory

CalEnviroScreen 4.0 -
Composite Score Percentile
Eikockeford st N Guild Ave

I 21-30% o = A A5 e I RN ouian,
[ 31-40% B e s 3 TG L TN e R ————
[ 51-60%
[ ] 61-70%
[ 71-80%
[ 81-90%

— 91 - 100% (Highest

Scores)

NBeckman.ra

~Beckman-Rd

Imagery provided by Esri and its licensors © 2023.
Maxar, ACS 2017-2021, HCD, PlaceWorks, HUD Region 9, American Community Survey, UC Berkley Urban Displacement Project, TCAC 2022, CalEnviroScreen 4.0, 2021, CAL FIRE, OEHHA, FEMA

Source: AFFH Viewer 2023.

252 October 2023



HCD Review Draft - AFFH

City of Lodi | 2023-2031 Housing Element Update

Figure 87
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Table 88 Sites Inventory by Census Tract Characteristics

Capacity AFFH Indicators
Percent Low- to Percent Over- CalEnviroScreen
Number of Existing Above Moderate- Household Median Moderate-Income  Percent Overpayment Percent Overpayment Crowded Pollution Burden
Census Tract Households Lower-Income  Moderate-Income Income Percent Non-White Income TCAC Opportunity Area Population by Owners by Renters Households Displacement Risk Percentile
Downtown
06077004204 1,269 08 3030 08 30% $64,349 High Resource 45% 22% 55% 5% Lower Displacement Risk 61%
East
06077004502 1,111 75100 103112 09 90% $36,486 High Segregation & Poverty 75% 51% 53% 17% At Risk of Displacement 85%
06077004404 1,153 n7z 66 55 82% $39,188 High Segregation & Poverty 55% 38% 59% 19% At Risk of Displacement 71%
West
06077004104 1,480 252140 152198 622690 22% $110,324 Highest Resource 12% 38% 61% 0% Lower Displacement Risk 17%
06077004303 1,023 9393 09 09 28% $93,068 Highest Resource 21% 34% 64% 2% Lower Displacement Risk 23%
06077004201 1,249 09 09 22 33% $§77,791 Highest Resource 29% 18% 21% 10% Lower Displacement Risk 31%
06077004302 2,280 4165 2525 00 46% $57,109 Moderate Resource 53% 25% 52% 1% Lower Displacement Risk 52%
North
06077004501 901 8075 1696 2323 49% $60,846 Low Resource 42% 26% 41% 9% Lower Displacement Risk 85%
06077004203 1,519 09 1212 09 52% $67,803 Moderate Resource 67% 40% 51% 2% Lower Displacement Risk 61%
06077004202 705 00 00 22 25% $130,250 Highest Resource 17% 23% 40% 0% Lower Displacement Risk 35%
06077004502 1,111 75 0 0 90% $36,486 High Segregation & Poverty 5% 1% 53% 17% At Risk of Displacement 85%
South
06077004305 2,035 3945 09 2125 54% $112,230 Highest Resource 21% 25% 36% 1% Lower Displacement Risk 17%
06077004106 611 314378 4141 426426 29% $106,696 Highest Resource 46% 31% 3% 12% Lower Displacement Risk 74%
06077004307 1,404 2929 0o 09 41% $63,684 High Resource 49% 21% 62% 4% Lower Displacement Risk 23%
06077004402 1,663 1164116 1383 2020 61% $82,849 High Resource 42% 38% 35% 6% Lower Displacement Risk 56%
06077004308 1,264 5353 17 09 74% $61,875 Moderate Resource 45% 47% 44% 2% Lower Displacement Risk 32%
06077004102 1,084 425425 403403 1,0961,096 77% $61,774 Highest Resource 26% 31% 31% 12% Lower Displacement Risk 71%
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State law (AB 686) requires identification and prioritization of contributing factors to fair housing issues based
on all the previously required analysis. This identification and prioritization must give highest priority to factors
that limit or deny fair housing choice or access to opportunity or negatively impact fair housing or civil rights. AB
686 also requires identification of metrics or quantified objectives and milestones for determining what fair
housing results will be achieved.

This section lists contributing factors that create, perpetuate, or increase the severity of one or more fair housing
issues that were identified in the 2022 SJV comprehensive housing report, community outreach, and the analysis
in this document. Table 89 summarizes the identified fair housing issues, contributing factors to these issues,
and meaningful actions The City will undertake to affirmatively further fair housing for special needs,
racial/ethnic minority, and low-income residents.

Enforcement and Outreach

The Al identified a lack of information on the nature and basis of housing discrimination and lack of awareness
of assistance resources available to residents. The Al also indicated that Lodi residents are reluctant to make
and follow up on fair housing complaints, indicating more fair housing education and support is needed in the
city.

Contributing factors to insufficient enforcement and outreach in Lodi, in order of priority, include:

J—Lack of sufficient distribution of fair housing information_and
2.1. Llack of awareness of resources for fair housing assistance
3:2. Limited participation in fair housing outreach

£Lack of sufficient fair housing enforcement
——Lack of reporting of fair housing testing result
4.

Segregation and Integration Patterns and Trends

East Lodi has the highest concentration of non-White residents, LMI residents, residents living below the poverty
line, single-parent, and female-headed households. In particular, Hispanic/Latino residents are segregated from
other racial and ethnic groups. Lodi has a concentration of higher-density residential land use designations in the
eastern part of the city, including medium-density residential, high-density residential, and mixed-use land use
designations.

Contributing factors to segregation and integration patterns and trends in Lodi, in order of priority, include:

1. Location of affordable housing
2. Discrimination towards renters using HCVs

3. Land use and zoning patterns
1-4. Rental discrimination based on race/ethnicity, nationality, and familial/marital status

2—Discrimination-towards renters-using-HCVs

Racially and Ethnically Concentrated Areas of Poverty

There is one R/ECAP located in the East Lodi neighborhood. Approximately 90 percent of residents in this area
are non-White and 37 percent of residents in this area are living below the poverty line.

Contributing factors to racially and ethnically concentrated areas of poverty in Lodi, in order of priority, include:

1. Concentration of affordable housing in East Lodi
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1.2. Land use and zoning patterns

Disproportionate Housing Needs

Housing problems are a widespread issue throughout the city. Approximately 43 percent of all households in
Lodi are experiencing housing problems. Low-income residents are also at risk of displacement in part of East
Lodi and part of North Lodi. According to the Al, many residents complain about poor housing conditions.

Contributing factors to disproportionate housing needs in Lodi, in order of priority, include:

1. Lack of affordable housing, especially for persons with disabilities and large households

2. Displacement of residents due to economic pressures
1.3. Housing units in need of repair

2.4. Older housing stock in East Lodi

Disparities in Access to Opportunities

East Lodi and the portion of North Lodi located east of State Route 99 are areas of high segregation and poverty
and low resource. In contrast, Most of South Lodi, West Lodi, and the portion of North Lodi east of State Route 99
are high-resource areas. East Lodi and the portion of North Lodi located east of State Route 99 have the lowest
TCAC education and economic opportunity scores and the highest pollution burden in the city.

Contributing factors to disparities in access to opportunities in Lodi, in order of priority, include:

1. High cost of housing

2. Lack of public investment in certain neighborhoods

3. Lack of variety in the types of affordable housing

4. Rental discrimination based on race/ethnicity, nationality, familial/marital status, and HCV use
3.5. Location of environmental health hazards

Prioritization of Contributing Factors

Based on the findings of this AFFH analysis and the City’s outreach efforts, the highest priority contributing
factors include the following:

e Lack of sufficient affordable housing to accommodate low-income households, households including a
person with a disability, and large households

e Concentration of affordable housing and older housing units in East Lodi
e Displacement due to economic pressure

Meaningful Actions to Address Fair Housing IssuesBased on the analysis conducted in this AFFH document,
Table 89 highlights the prominent fair housing issues and contributing factors that impede access to safe,
affordable, and vibrant housing in Lodi. Furthermore, the findings of this analysis were used to develop
meaningful actions, metrics and milestones that promote inclusive communities, increase housing opportunities,
and address racial/ethnic and economic disparities in the city. The contributing factors were prioritized to better
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formulate policies and programs and carry out meaningful actions to further fair housing. Meaningful actions to
address fair housing issues are included in the housing programs located in Chapter 2, Housing Plan.
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Table 89

Program

Fair Housing Issues, Contributing Factors, and Meaningful Actions

Timeline

Geographic Targeting

Enhancing fair housing outreach and housing mobility strategies (medium priority)

4.1

1.10

47

4.7

41847

41

47

Update the City’s website to include fair housing rights and
responsibilities for landlords and lenders. List upcoming
housing classes, workshops, and events hosted by the City
and partner organizations.

Partner with local organizations to distribute information on
fair housing services and homebuyer education programs by
distributing flyers, attending local events, social media
campaigns, and educational workshops.

To effectively address the requirements of Government Code
Sections 8899.50 and 65583, coordinate with San Joaquin Fair
Housing/other fair housing nonprofit organizations to provide
fair housing and tenant/landlord services, including
investigation of discrimination complaints, fair housing
counseling and education, fair housing testing, and
tenant/landlord counseling and mediation.

Fair Housing Services and Education:

Provide informational seminars to area residential real estate
agents and brokers on fair housing laws and regulations

Work with tenants, tenant advocates to identify violations of
fair housing federal and State fair housing laws and support
prospective and existing tenants who are experiencing
discrimination

Provide trainings for property owners/managers on the
requirements of federal and State fair housing laws to prevent
discrimination.

Review the City's outreach methods annually, using feedback
from resident surveys and focused discussions with
community organizations to inform online, mail, and in-person
outreach methods. Increase participation of historically
underrepresented residents in all City housing programs and
community planning activities. Collaborate with existing and
new community stakeholders from all sectors and geographic
areas to engage in the public participation process.

Require reporting from consultants providing tenant services
in Conciliation/Mediation and Legal Assistance to evaluate

Quarterly

Annually

Annually

Annually

Annually

Once every three
years

Annually

Update the City’s website by January 2025.

Coordinate with non-profit organizations,
local community groups, and service
organizations to increase awareness of and
access to housing resources and fair
housing assistance.

Assist at least 1,231 residents and landlords
with fair housing services annually.

Coordinate with SJFH to gather, analyze, and
report data on fair housing complaints filed
with FHCCC annually.

Provide trainings on fair housing rights and
services to at least 20 real estate agents and
brokers annually.

Engage and assist 50 renter households
annually

Provide trainings on fair housing rights and
services to at least 20 property owners and
managers annually.

Conduct at least one citywide resident
survey every three years to obtain feedback
about City outreach methods on fair housing
issues, prioritizing feedback from
underrepresented residents.

Annually collect reporting by consultant(s)
and review data.

Citywide

Citywide with an emphasis
in neighborhoods with LMI
households

Citywide with an emphasis
in neighborhoods with LMI
households

Citywide

Citywide with an emphasis
on renters

Citywide with an emphasis
on neighborhoods with
non-white populations, LMI
populations, and special
needs populations
(residents with disabilities,
female-headed, single
parent households,
seniors, etc.).

Citywide
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Program Action LEE Metric Geographic Targeting

existing State and federal “just cause for eviction” (AB 1482,
2019-Chiu) provisions to determine if additional protections
through a local ordinance is warranted.

Racial and socio-economic segregation concentrated in East Lodi and overall lack of affordable housing

1.12 Diversify and expand the city’s housing stock to accommodate Annually Review the General Plan, applicable Specific ~ Citywide with emphasis on
the varied housing needs of different groups within areas of Plans, and Zoning Code and Zoning Map to West Lodi, and western
high opportunity, particularly in West Lodi, and western areas evaluate opportunities for removing barriers  areas of North Lodi and
of North Lodi and South Lodi. to housing production, adding housing South Lodi

capacity, and accommodating a greater mix
of dwelling types and sizes in High and
Moderate Resource areas identified by
TCAC. Recommend amendments, as
necessary, to accommodate added housing
capacity in high opportunity areas.

Review the zoning code to identify
opportunities to increase and encourage a
greater mix of dwelling types and sizes,
specifically housing types that may
accommodate moderate-income households
(e.g., duplexes, triplexes, fourplexes,
townhouses, courtyard buildings), in lower-
density residential areas citywide, and
amend the zoning code as needed.

1.13 Promote the development of ADUs, prioritizing West Lodi, and Four times in the Conduct four educational workshops, Citywide with emphasis on
western areas of North Lodi and South Lodi. planning period campaigns, or outreach events to informand ~ West Lodi, and western
promote ADU development in the city to areas of North Lodi and
residents, with at least three targeted to South Lodi

residents and developers in West Lodi, and
western areas of North Lodi and South Lodi,
by December 2030. Contact at least four
community or neighborhood organizations to
host workshops and/or disseminate
information and hold at least two workshops
about ADUs with housing developers and/or
real estate professionals, by December 2030.

1.13 Determine and implement strategy to promote ADUs for 2026, 2027 Prepare a report on potential strategies to Citywide
moderate and lower-income households. encourage affordability of ADUs for
moderate and lower-income households,
including but not limited to, promoting the
use of Section 8 vouchers or development of
cost incentive programs or no-interest loan
program for ADU developers in exchange for
income restrictions. Prepare report by
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Program Action LEE Metric

Geographic Targeting
January 2026 and present to City Council for

adoption of a pilot program by August 2026.
If adopted, implement pilot program by
January 2027.

19 Encourage development affordable housing in West Lodi, and 2025, 2026 Identify potential sites in West Lodi, and West Lodi, and western
western areas of North Lodi and South Lodi by monitoring western areas of North Lodi and South Lodi areas of North Lodi and
potential sites, actively promoting available and appropriate by January 2025 and promote sites to at South Lodi
parcels to private and non-profit developers, and providing least ten potential developers by January
technical and financial assistance for affordable housing 2026.
development.

1.12 Identify potential sources of funding to support affordable Annually Identify opportunities for grant programs for  Citywide
housing development that serve the needs of special needs affordable housing development, such as the
populations, including seniors, homeless, female-headed Community Development Block Grant
households, large families, low-income, and/or persons with (CDBG) program, HOME Investment
disabilities. Partnerships Program, and Low-Income

Housing Tax Credits (LIHTC) by monitoring
government websites and grant databases
and utilizing regional resources (Housing
Authority of the County of San Joaquin and
non-profit organizations). Prioritize and
apply for grant opportunities that are most
feasible to obtain and best fit the City’s
needs.

1.12 Facilitate the development of housing for persons with Annually Support non-profit organizations and Citywide
disabilities (including developmental disabilities) through housing developers in creating 40 housing
incentives for affordable housing development with services, units for special needs households during
resources, and assistance. the planning period or at least five units

annually.
Improving place-based strategies to encourage community conservation and revitalization in East Lodi
4.8 Prioritize public health, education, economic, and safety 2031 Develop a comprehensive, long-term East Lodi and eastern parts

programs in lower-resource areas as defined by TCAC in
coordination with area public health entities (e.g., Adventist
Health Lodi Memorial), Lodi GrapeLine, Lodi Unified School
District, workforce development groups, and the Lodi Police
Department.

Identify addresses and compile mailing list and email
addresses to focus outreach to neighborhoods with higher
concentrations of low-income and minority residents (East
Lodi and eastern parts of North and South Lodi) to prioritize
services in these areas.

community development strategy and/or
program priority strategy for East Lodi and
eastern parts of North and South Lodi by
January 2031.

of North and South Lodi
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Program Action LEE Metric Geographic Targeting
4.8 Prepare a study on transit needs for Lodi residents and 2027, 2028 Prepare a transit needs study by 2027 and Citywide
identify actions to address those needs, focusing on the identify potential actions by 2028.

commuting needs of low-income residents. Work with Lodi
GrapeLine to expand transit services that connect Lodi to
other nearby cities, including Stockton, Sacramento, and the

Bay Area.

4.8 Implement small-scale placemaking projects/events such as Four projects and Implement four projects and eight events in East Lodi and eastern parts
pedestrian improvements or parklets in East Lodi and eastern eight events during East Lodi and eastern parts of North and of North and South Lodi
parts of North and South Lodi. the planning period  South Lodi during the planning period.

4.6 Collaborate with non-profit organizations and housing 2026, 2031 Collaborate with non-profit organizations Citywide
developers to generate a list of small older multi-family rental and housing developers to generate a list of
properties for potential acquisition/rehabilitation and deed small older multi-family rental properties by
restriction. 2026.

Work with non-profits and housing developers to obtain Work with non-profits and housing

funding for acquisition and/or rehabilitation or acquire and developers to obtain funding for acquisition

rehabilitate two small rental properties. and/or rehabilitation by the end of the
planning period.

2.6 Prioritize capital improvement projects, including new parks Three times during Hold at least three workshops during the East Lodi and eastern parts
and amenities, in low-resource areas (East Lodi and eastern the planning period planning period in East Lodi and eastern of North and South Lodi
parts of North and South Lodi). Budget for and implement parts of North and South Lodi to develop
plans and strategies for communities in East Lodi and eastern infrastructure and programming plans that
parts of North and South Lodi, prioritizing neighborhoods support mixed-income housing development
designated for low-income and mixed-income housing by January 2031.

opportunities in the sites inventory.
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7. Goals, Policies, & Implementation Programs

(Policy Document)

The provision of housing is a critical concern for cities throughout California. The housing element is a city's
major statement of local housing strategy, providing an integrated set of goals, policies, and programs to
improve the condition and availability of housing.

Goals and Policies

H-G1

H-P1.1

H-P1.2

H-P1.3

H-P1.4

H-P1.5

H-P1.6

H-P1.7

H-P1.8

H-G2

H-P2.1

H-P2.2

H-P2.3

Provide a range of housing types and densities for all economic segments of the
community while emphasizing high quality development, homeownership opportunities,
and the efficient use of land.

Promote the development of a broad mix of housing types through the following mix of residential
densities as described in Policy GM-P4 of the Growth Management and Infrastructure Element.

Regulate the number of housing units approved each year to maintain a population-based annual
residential growth rate of two percent, consistent with the recommendations of the Mayor's Task
Force and the Growth Management Allocation Ordinance.

Facilitate and encourage the development of senior and other special needs housing near, and/or
with convenient public transportation access to, neighborhood centers, governmental services, and
commercial service centers.

Maintain and regularly update the City's land use database to monitor vacant residential land supply.

Pursue available and appropriate state and federal funding programs and collaborate with nonprofit
organizations to develop affordable housing.

Promote the expeditious processing and approval of residential projects that conform to General Plan
policies and City regulatory requirements.

Reduce the cost impact of City policies, regulations, and permit procedures on the production of
housing, while assuring the attainment of other City objectives.

Intersperse extremely low-, very low-, and low-income housing units within new residential
developments and ensure that such housing is visually indistinguishable from market-rate units.

Encourage the maintenance, improvement, and rehabilitation of existing housing stock
and residential neighborhoods, particularly in the Eastside area.

Encourage private reinvestment in older residential neighborhoods and private rehabilitation of
housing.

Use available and appropriate state and federal funding programs and collaborate with nonprofit
organizations to rehabilitate housing and improve older neighborhoods.

Give housing rehabilitation efforts high priority in the use of available grant funds, especially in the
Eastside area.
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H-P2.4

H-P2.5

H-P2.7

H-G3

H-P3.1

H-P3.2

H-P3.3

H-P3.4

H-G4

H-P4.1

H-P4.2

H-P4.3

H-P4.4

H-P4.5

H-P4.6

H-G5

H-P5.1

Support the revitalization of older neighborhoods by keeping streets and other municipal systems in
good repair.

Allow reconstruction of existing housing in the Eastside area and in commercially or industrially
designated areas in the event such housing is destroyed or damaged.

Enforce residential property maintenance standards.

Ensure the provision of adequate public facilities and services to support existing and
future residential development.

Support the use of grant funds for the upgrading of streets, sidewalks, and other public improvements.

Ensure that new residential development pays its fair share in financing public facilities and services
and pursues financial assistance techniques to reduce the cost impact on the production of
affordable housing.

Ensure that all necessary public facilities and services are available prior to occupancy of residential
units.

Require that park and recreational acquisitions and improvements keep pace with residential
development.

Proactively promote equal opportunity to secure safe, sanitary, and affordable housing
for all members of the community regardless of race, sex, or other discriminatory
factors.

Seek to address the special housing needs of persons with disabilities, with lower incomes, large
families, seniors, single-parent households, farmworkers, and persons in need of temporary shelter.

Make available to the public information on nonprofit, county, state, and federal agencies that provide
education, mediation, and enforcement services related to equal housing opportunity.

Work with surrounding jurisdictions to address the needs of the homeless on a regional basis.

Cooperate with community-based organizations that provide services or information regarding the
availability of assistance to the homeless.

Promote fair housing programs and services to residents and property owners in Lodi.

In coordination with San Joaquin Fair Housing (SJFH), provide of fair housing education and
enforcement efforts to work to protect and expand housing opportunities for all, regardless of race,
color, religion, sex, national origin, familial status, disability gender, gender identify, gender
expression, sexual orientation, marital status, ancestry, veteran or military status, source of income,
genetic information or other protected characteristic.

Encourage residential energy efficiency and reduce residential energy use.
Require the use of energy conservation features in the design and construction of all new residential

structures and promote the use of energy conservation and weatherization features in existing
homes.
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H-P5.2

Impl

Pursue residential land use and site planning policies and promote planning and design techniques
that encourage reductions in residential energy consumption.

ementation Programs

The following programs describe actions that the City intends to implement during the time frame of this

Housing

Element (2023 through 2031). For some of these programs, the description includes a target (quantified

objective) for the number of units to be produced or households to be assisted during the Housing Element time

frame.

Program 1.1: Revise Development Code

The City

will revise Title 17 of the Lodi Municipal Code (Development Code) to reduce barriers to, and provide

incentives for, the construction and conservation of a variety of housing types. The City shall amend the
Development Code to:

Allow mobile home parks in all residential zones in compliance with Government Code Section 65852.7;

Permit residential care facilities serving seven or more residents with objectivity and certainty in all
residential zones, subject only to the same requirements of residential uses of similar form in the same
zone to remove constraints to this housing type;

Comply with the requirements for low barrier navigation centers in Government Code Section 65660 et
seq.
Allow supportive housing types in compliance with Government Code Section 65651, including allowing

supportive housing by right in all multifamily and mixed-use zones, ensuring applications are processed

within statutory deadlines, and excluding supportive housing units from minimum parking requirements;
Update Chapter 17.36.050 (Residential Density Bonus) to reflect new maximum density bonus tier

framework in compliance with California Government Code Sections 65915 through 65918.
Allow agricultural employee housing up to 36 beds or 12 single family units in all zones allowing

agricultural uses or the production of crops, in compliance with California Health and Safety Code
Section 17021.6.

Provide streamlined ministerial review for eligible agricultural employee housing development, pursuant

to California Health and Safety Code Section 17021.8.
Revise SPARC approval findings including 17.40.020(E)(1)(b), (c) and (d) to remove subijective criteria

and provide approval certainty.
Remove subjective criteria for approving reasonable accommodation requests that constrain approval

certainty, including findings 17.67.050(A)(5) and (6).
Revise the definition for “farmworker housing” within section 17.78.020 of the Development code to

remove the year-round residency requirement related to permanent employee housing for farmworkers.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Complete Development Code amendments within one year of adoption of this Element.

Funding: General Fund
Objective: Reduce requlatory barriers to the provision of housing. [Source: Existing Program 1.1, revised]

October 2023 265




HCD Review Draft - Policy Document City of Lodi | 2023-2031 Housing Element Update

Program 1.2: Revise Growth Management Allocation Ordinance

Although jurisdictions in San Joaquin County are exempt from the restriction on growth management policies
based on its status as a predominantly agricultural county, the City will adopt amendments to the Growth
Management Allocation Ordinance (GMAO) to remove constraints to housing development. To remove
constraints, the City will amend the GMAO to:

e Exempt housing units affordable to extremely low-, very low-, or low-income households with long-term

affordability restrictions.

o Exempt housing units affordable to moderate income households with long-term affordability
restrictions in RCAAs and high resource areas.

e Provide a staff-level ministerial approval process for approving extensions to existing allocations.
e Provide allocations equivalent to one-half unit for SRO and studio units.

Responsibility:  Community Development Department

Time Frame: Adopt amendments to the Growth Management Allocation Ordinance within a year of adoption
of this Housing Element and evaluate implementation by the end of the planning period.

Funding: Application fees
Objective: Remove constraints to housing production [Source: Existing Program 1.2, revised]

Program 1.3: Personal Security Standards

The City will continue to implement design standards applicable to all new residential projects with the objective
of improving the personal security of residents and discouraging criminal activity. Design standards will address
issues such as the placement of landscaping, accessory buildings, and accessory structures in a manner that
does not impede the City’s ability to conduct neighborhood police patrols and observe potential criminal activity,
lighting and other security measures for residents, and the use of materials that facilitate the removal of graffiti
and/or increase resistance to vandalism.

Responsibility:  Community Development Department
Time Frame: As projects are submitted to the Planning Division.

Funding: Development fees
Objective: Reduce the susceptibility of residential properties and neighborhoods to criminal activity and

increase residents’ perception of personal safety.
[Source: Existing Program 1.3]

Program 1.4: Land Inventory

The City will maintain a current inventory of vacant, residentially zoned parcels and a list of approved residential
projects, and will make this information available to the public and developers, including information on
underutilized sites within the downtown area with residential or mixed-use development potential. The City will
update the inventory and list annually, at minimum.

To provide residential capacity to meet the RHNA shortfall, the City will rezone parcels as identified within the
sites inventory analysis in Chapter 5: Sites Inventory and Analysis including 14.35 acres to MCO (8-35 du/ac) and
16.04 acres to RHD (15-35 du/ac), as identified in Table 72.

The City will maintain an inventory of parcels meeting the requirements of Government Code Section 65583.2(c);
that is, vacant sites identified in two or more consecutive housing elements or nonvacant sites identified in a
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prior housing element, that are identified to accommodate housing for lower income households. This inventory
shall be made available online.

Lower-income sites included in the sites inventory with a proposed zoning change, as well as vacant sites
identified in two previous housing elements and non-vacant sites identified in the previous housing element, will
be rezoned, incompliance with Government Code Section 65583.2(h) and (i), to:

e Permit owner-occupied and rental multifamily uses by-right (without discretionary approval) for

developments in which 20 percent or more of the units are affordable to lower income households;-
e Accommodate a minimum of 16 units per site; and
e Require a minimum density of 20 units per acre; and

e Allow up to 100 percent residential floor area and require that residential uses occupy at least 50
percent of the total floor area of a mixed use project.

To maintain adequate sites throughout the planning period to accommodate the City's RHNA, pursuant to
Government Code Section 65863, the City will monitor available residential capacity and evaluate development
applications, particularly in nonresidential and/or mixed-use zones. Should an approval of development result in
a reduction of capacity below the residential capacity needed to accommodate the remaining need for lower-
income households, the City will identify and zone sufficient sites to accommodate the shortfall to ensure that
the “no net loss” provision is upheld (i.e., if any units that had been designated for subsidized housing are
developed as market rate, then an equal number of units must be designated in their stead).

The inventory update of infill sites should focus on opportunity sites along Mixed Use Corridors, in the Downtown
Mixed Use designation, and in residential areas downtown, as identified in the Land Use Element. The City
promotes the land inventory and the availability of each update through the City’s website, a notice at the
Community Development Permit Counter, and a press release subsequent to each update.

Responsibility:  Community Development Department

Time Frame: Maintain a current list of vacant residentially zoned parcels, as projects are approved. Rezone
parcels to meet the RHNA shortfall by December 15, 2026.

Funding: General Fund; contributions from property owners
Objective: Increase the potential for infill development, thereby reducing the need to prematurely annex

land and convert agricultural land to urban use.
[Source: Existing Program 1.4, revised]

Program 1.5: Pursue State and Federal Funds in Support of Housing Construction

The City will continue to pursue available and appropriate State and Federal funding sources to support efforts to
construct housing meeting the needs of extremely low-, low-, and moderate-income households, permanent and
migrant farmworker housing, to assist persons with rent payments required for existing housing units, to provide
supportive services, and to provide on- and off-site improvements and public facilities, in support of affordable
housing projects. The City takes the following actions in pursuit of State and Federal funding:

a. Meet annually with private nonprofit and for-profit affordable housing providers and public agencies that
are interested in constructing affordable housing, and permanent and migrant farmworker housing (and
keep in contact with them throughout the year), providing special needs housing or shelter, and/or
providing supportive services for low-income and special needs residents. The purpose of the annual
meetings will be to discuss priorities for lending City support for funding requests for affordable housing
projects and programs during the subsequent 12 to 24 months. The City will promote these annual
meetings through direct notices to private and public entities that have provided housing or supportive
services in Lodi or that expressed an interest in doing so in the past.

b. Provide support to other entities (nonprofit organizations, for-profit affordable housing providers, and
public agencies) that apply directly for state or federal funds. Examples of support to be provided by the
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City include: (1) expedited processing of planning permits that are needed before an applicant can
submit a state or federal funding request or receive funds; (2) providing information to complete a
funding request (such as demographic, housing, or economic statistics in support of an application);
and (3) letters of support for projects or programs that the City has approved (including preliminary or
conceptual approval). This can help support organizations such as the Central Valley Low Income
Housing Corporation and the LOEL Foundation which provide services to extremely low-income
households.

c. Apply directly for State and Federal funding under programs in which the City must be the applicant, with
a goal of securing $1 million by 2028 and $2 million by 2031.

In pursuing State and Federal funding, and working with other private and public entities to provide affordable
housing, the City seeks to increase the availability of housing and supportive services to the most vulnerable
population groups and those with the greatest unmet needs, such as very low-income and frail seniors, persons
with disabilities who cannot live independently, persons with developmental disabilities, farmworkers and their
families, low-income large families, and single-parent households, particularly those with small children. Fhe-City

Responsibility:  Community Development Department

Time Frame: For Action a., annual meetings, 2023-2031; for Action b., quarterly each year, depending on
funding deadlines for specific state and federal programs, 2023-2031; for Action c. semi-annual
review and assessment of funding opportunities based on (1) funding cycles and eligible
activities for various state and federal programs, (2) projects and programs proposed to the
City for state or federal funding, and (3) City staff capacity to prepare funding requests.

Funding: California Multi-family Housing Program, California Housing Finance Agency Affordable
Housing Partnership Program, Low-Income Housing Tax Credits (State and federal), CalHome
Program, Federal Home Loan Bank-Affordable Housing Program, Enterprise Community
Partners, Federal Department of Housing and Urban Development Programs-Section 221(d)
(low-income), Section 202 (elderly), Section 811 (persons with disabilities), National
Stabilization Program, and Joe Serna Jr. Farmworker Housing Fund

Objective: 40 extremely low-, 100 very low-, and 100 low-income housing units, with a target of 50 percent
in RCAAs and higher resource areas.
[Source: Existing Program 1.5, revised]

Program 1.6: Encourage Efficient Use of Land for Residential Development

The City encourages the efficient use of land for residential development while reducing the premature
conversion of agricultural land to urban use. The City uses the following approaches:

e The General Plan Growth Management and Infrastructure Element guides contiguous development
through the identification of three expansion phases. The third phase includes Urban Reserve
designations that define future growth areas if initial phases are built out. (See the Growth Management
and Infrastructure Element for details.)

¢ Inresponse to the City’s dual goals of preserving agricultural land/open space and supporting
employment in the agriculture industry, the City will continue to implement an agricultural conservation
program that requires a mitigation fee to protect and conserve agricultural lands. The fee is assessed
for acreage converted from agricultural to urban use, and used for conservation easements, fee title
acquisition, research, education, and capital improvement projects that benefit agriculture. (Program
details and priority areas are described in the Conservation Element, Policy C-P7.) Notably, all
conservation areas are outside the City's current Sphere of Influence and future growth areas as
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delineated in the current Land Use Element and therefore would not affect any housing sites listed in the
inventory herein.

e The City will maintain a citywide inventory of potential residential infill sites. The sites will consist of
vacant and underutilized lots that allow residential or mixed uses. To ensure that developers are aware
of all potential multifamily residential sites, the inventory will identify nonresidential land use
designations that allow multifamily residential uses. The City shall make this information available to
the public by posting the inventory on the City’s website and providing the inventory at the Community
Development Department counter.

e The City will provide one or more incentives for high density (20 units/acre or greater) housing on infill
sites such as: credits for required parking stalls; fee waivers, reductions and/or deferrals (when
financially feasible); provision of priority reviews and processing; and/or abbreviated or modified
processing (where permissible by law). These incentives will be in addition to those incentives available
through the State density bonus laws. The City will engage regional multifamily developers and non-
profit affordable housing providers annually to provide information on available incentives.

The City has adopted the San Joaquin County Multi-Species Conservation and Open-Space Plan (SJMSCP), a
habitat conservation plan that seeks to protect agriculture, open space, habitat, and wildlife, in order to address
the impacts of urban development and conservation of open space land. This allows project applicants to
mitigate open space conversions and satisfy CEQA requirements by paying an in-lieu fee, dedicating land,
purchasing credits from a mitigation bank, or proposing an alternative plan consistent with SUMSCP goals.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Require fee payment as mitigation, ongoing (2023-2031); enforce Urban Reserve designation
and contiguity requirements when this Housing Element is adopted; citywide inventory of
potential residential infill sites: posted in 2024 and updated as applications are processed;
establish incentives to encourage residential infill development by 2025; engage developers
and non-profits homebuilders annually.

Funding: General Fund
Objective: Preserve agricultural land and reduce the amount of land needed to meet future urban growth

needs. Encourage and incentivize the infill development. Incentivize the development of 100
extremely low-, 200 very low-, and 200 low-income housing units on infill parcels within
developed areas of the city.

[Source: Existing Program 1.6, revised]

Program 1.7: Provide Rental Assistance

The City will continue to support the San Joaquin County Housing Authority in its administration of the Housing
Choice Voucher rental assistance program (formerly called the Housing Choice Voucher Program). The City's
support will include distribution of program information at the Community Development public counter and on
the City website, distribution of program information to rental property owners as part of the City’s code
enforcement activities, annual meetings with representatives of the Housing Authority to discuss actions the City
can take to encourage greater participation in the Voucher Program by rental property owners, particularly
targeting properties in moderate and high resource areas. Additionally, the City will work with the Housing
Authority in pursuit of additional funding to expand the number of vouchers available in the county with a goal of
increasing the number of vouchers by 10 percent.

Responsibility:  Community Development Department

Time Frame: Distribution of Housing Choice Voucher Program information, current and ongoing, 2023-2031;
maintain information on the City website, continuously 2023-2031; engage local property
owners annually, 2023-2031; meet with the Housing Authority to explore available funding
opportunities twice annually.
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Funding: General Fund
Objective: Increase rental property owner awareness of, and participation in, rental assistance programs.

Expand the number of Housing Choice Vouchers available by 10 percent, with a target of 50

percent in moderate and high resource areas.
[Source: Existing Program 1.7, revised]

Program 1.8: Focus on Neighborhood Improvement Initiatives

The City will continue to designate a staff position, Neighborhood Services Manager (NSM), in the Community
Development Department to focus on the implementation of housing and neighborhood improvement programs.
Among the duties of the NSM are to:

e Develop programs and plans to support and incentivize housing, especially affordable housing, by
means of new construction, rehabilitation, or acquisition;

o Implement neighborhood improvement programs on a citywide basis and develop neighborhood
improvement strategies for the Eastside area;

e Ensure compliance with federal and State laws and regulations and consistency with local objectives
and community requirements;

e  Prepare a variety of reports on housing preservation and development, neighborhood improvement and
code enforcement, and other related City activities; and

e Manage programs for housing rehabilitation, first-time homebuyer, and code enforcement.

The Community Improvement Division (formerly Code Enforcement) is responsible for enforcing City codes and
ordinances pertaining to neighborhood maintenance; the NSM is tasked with coordinating activities with the
Community Improvement team and the Planning Division.

Responsibility:  Community Development Department

Time Frame: Maintain NSM position continuously throughout the planning period, 2023-2031; develop
geographically targeted neighborhood improvement strategies for the Eastside area by 2025;
coordinate with Community Improvement staff regularly.

Funding: CDBG, CalHOME Program

Objective: Improve the City’s ability to focus on the implementation of housing and neighborhood
improvement programs.
[Source: Existing Program 1.8, revised]

Program 1.9: Annex Land to Accommodate Future Housing Needs as Necessary

In 2022, the City approved an update to the Municipal Services Review (MSR) and Sphere of Influence (SOI). The
boundaries of the 10-year horizon were expanded to include the Phase | areas in the south-east quadrant which is
generally bound by East Kettleman Lane to the north, East Hogan Lane to the south, Central California Traction
Company Railroad (CCTRR) to the east, and Golden State (Hwy 99) to the west. The boundaries of the 30-year
horizon were expanded to include the Phase Il areas in the south-east quadrant. The City has begun pursuing
annexation of land within the expanded 10-year SOl area to serve the future needs of residents and conform with
the 6t Cycle Regional Housing Needs Allocation (RHNA).

The annexations shall be completed within the planning period and shall include the following remaining
milestones:

o Board of Supervisors approval of the Annexation and Tax Sharing Agreement(s), estimated in 2024.

e City Council approval of the Annexation and Tax Sharing Agreement(s), estimated in 2024.
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e |LAFCO annexation approval, estimated by 2026.

e If LAFCO does not approve the annexations, the City shall continue to pursue approval through
additional LAFCO hearings throughout the planning period.

e In 2027, complete a mid-cycle review of progress toward annexations and revise RHNA calculations,
potentially including rezoning additional sites (by 2028) if the annexations sites are found to be
infeasible for development in the planning period.

e Provide zoning in compliance with Government Code section 65583.2, subdivisions (h) and (i) on
appropriate acreage within annexation sites included as lower income RHNA capacity, including a
combined total of at least 16 acres within sites 109-112. Zoning will permit owner-occupied and rental
multifamily uses by-right (without discretionary approval) for developments in which 20 percent or more
of the units are affordable to lower income households, allow for at least 20 dwelling units per acre, at
least 16 dwelling units per site, require a minimum density of 20 units per acre and up to 100 percent
residential floor area in mixed use zones and require that residential uses occupy at least 50 percent of

the total roor area of a m|xed use Dr0|ect Develepme%eﬁtheswmjeepapeammmm

To encourage development in the Phase | area, the City will continue working with developers on a strategy to
identify available parcels and annexation opportunities.

The City will work to identify infrastructure needs within the City’s Sphere of Influence and will work with local
developers and non-profit affordable housing providers to identify and pursue funding opportunities to support
needed expansion of electric, water, and sewer infrastructure services in areas most appropriate for residential
development with a goal of securing $8-10 million in the planning period.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Pursue discussions with property owners about annexation, as appropriate according to
housing needs, but, at minimum, by 2025 and again by 2036; engage at least 10 potential
developers by 2026; identify infrastructure needs in the SOI by January 2025; engage local
developers to discuss infrastructure funding opportunities annually; apply for funding to expand
infrastructure as opportunities are identified; complete annexations by 2028.

Funding: Annexation and permit fees; State and Federal infrastructure grants; Potential Mello-Roos
Community Facilities District (CFD) fee.

Objective: Increase the City's residential development capacity to accommodate its share of the region’s
future housing construction needs; encourage the development of 320 lower- 372 moderate-,
and 1,383 above moderate-units on annexation sites in the planning period.

[Source: Existing Program 1.9, revised]

Program 1.10: Provide Homebuyer Assistance

The City will pursue funding to restart the first-time homebuyer down payment assistance program. The City will
continue to participate with the Housing Authority in a countywide consortium for the issuance of mortgage
revenue bonds or mortgage credit certificates to assist first-time homebuyers and shall work with the Housing
Authority to ensure that programs target neighborhoods in need of community investment and revitalization,
such as East Lodi. The City will promote the program by providing information at the Community Development
Department’s public counter and by providing a link to the program on the City's website. The City’s
Neighborhood Services Manager will annually contact real estate agents and mortgage lenders active in Lodi to
identify opportunities for program participation.

The City will partner with local organizations to distribute information on fair housing services and homebuyer
education programs by distributing flyers, attending local events, completing social media campaigns, and
educational workshops. In coordination with San Joaquin Fair Housing, the City also will hold annual engagement
events or advertising campaigns targeting the Eastside area.

October 2023 271




HCD Review Draft - Policy Document City of Lodi | 2023-2031 Housing Element Update

Responsibility:  Community Development Department

Time Frame: Current and ongoing, 2023-2031; continue to provide information on the City website and at the
public counter; Neighborhood Services Manager to meet with local realtors and mortgage
lenders annually; hold engagement events/advertising campaigns targeting lower resourced
areas annually.

Funding: CDBG, HOME, CalHOME, CalHFA's California Homebuyer's Down Payment Assistance Program,
Mortgage Credit Certificate or Mortgage Revenue Bonds (through San Joaquin County or a local
government consortium)

Objective: 48 homebuyers: 8 very low-, 20 low-, and 20 moderate-income housing units.
[Source: Existing Program 1.10, revised]

Program 1.11: Multifamily Housing Development Standards and Design Requirements

The City will distribute information related to multifamily development standards and design guidelines through
the Community Development Department's link on the City's website, informational brochures available at the
Community Development Department, pre-application meetings, and a notice to the local homebuilders, realtors,
and contractors associations. The City shall adopt objective design standards for affordable multifamily
developments that ensure approval certainty. Finally, the City will increase height limits in the RMD zone to three
stories to remove constraints to achieving maximum density in the zone.

Responsibility:  Community Development Department

Time Frame: Current and ongoing (2023-2031); information is currently available on the City's website and at
the public permit counter. The City also encourages pre-application meetings. These practices
will continue indefinitely. A notice of the City’s multifamily development standards will be
distributed to industry organizations within six months of the adoption of this Housing Element
and every year thereafter; adopt objective design standards for affordable multifamily
developments by January 2025; amend the Development Code to allow three story residential
development in the RMD zone by January 2025.

Funding: Permit Fees
Objective: Increase awareness of the City's multifamily development standards and design guidelines;

establish design standards for affordable multifamily developments that provide objectivity and
approval certainty.
[Source: Existing Program 1.11, revised]

Program 1.12: Diversify and Expand the Housing Stock

The City will work to diversify and expand the city’s housing stock to accommodate the varied housing needs of
different groups within areas of high opportunity, particularly in West Lodi, and western areas of North Lodi and
South Lodi (higher resource areas). Under this Program, the City will:

a. Review the General Plan, applicable Specific Plans, and Zoning Code and Zoning Map to evaluate
opportunities for removing barriers to housing production, adding housing capacity, and accommodating
a greater mix of dwelling types, such as “Missing Middle” housing, and sizes in higher resource areas,
and recommend amendments, as necessary, to accommodate added housing capacity in high
opportunity areas;

b. Identify opportunities to increase and encourage a greater mix of dwelling types and sizes, specifically
housing types that may accommodate moderate-income households (e.g., duplexes, triplexes,
fourplexes, townhouses, courtyard buildings), in -citywide,
and amend the zoning code as needed_to provide sufficient densities (10 to 20 units per acre) for these
housing types and development standards appropriate to facilitate maximum densities|ififieSelaieas;
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Identify potential sources of funding to support affordable housing developments that serve the needs
of special needs populations, including seniors, homeless, female-headed households, large families,
low-income, and/or persons with disabilities by monitoring government websites and grant databases
and utilizing regional resources, such as the Housing Authority of San Joaquin County; and

Facilitate the development of housing for persons with disabilities (including developmental disabilities)
through incentives, such as reduced development standards, fee waivers, or financial assistance for
affordable housing development with services, resources, and assistance.

Responsibility:  Community Development Department

me: for action a: review by 2025, adopt amendments by 2026; for action b: identify by 202[, adopt

Time Fra

amendments in 2026; for action c.: annually; for action d: adopt incentives by 2026.

Funding: General Fund; Community Development Block Grant (CDBG) program, HOME Investment
Partnerships Program, and Low-Income Housing Tax Credits (LIHTC)
Objective: Diversify and expand the city’s housing stock in higher resource areas [Hillilcigoaliol

prioritize and apply for grant opportunities that are most
feasible to obtain and best fit the City’s needs, with a goal of obtaining $2 million in grant
funding to support affordable housing development for special needs households in the
planning period; support non-profit organizations and housing developers in creating 40
housing units for special needs households during the planning period or at least five units
annually.
[Source: New Program]

Program 1.13: Accessory Dwelling Unit (ADU) Strategy

The City

will establish a strategy to encourage, promote, and incentivize ADU development, particularly in low-

density higher resource areas. The strategy will include, but is not limited to, the following actions:

a.

b.

C.

Conduct four educational workshops, campaigns, or outreach events to inform and promote ADU
development in the city to residents, with at least three targeted to residents and developers in higher
resource areas, by December 2030;

Contact at least four community or neighborhood organizations to host workshops and/or disseminate
information and hold at least two workshops about ADUs with housing developers and/or real estate
professionals, by December 2024;

Prepare a report on potential strategies to encourage affordability of ADUs for moderate and lower-
income households, including but not limited to, promoting the use of Housing Choice Vouchers or
development of cost incentive programs or no-interest loan program for ADU developers in exchange for
income restrictions; and

d. Develop pre-approved ADU plans and a guidebook to help educate residents and streamline the ADU

de.

process.
Submit the current ADU ordinance to HCD for review (2024) and update the Development Code within six

months of findings of non-compliance with State law.

Responsibility:  Community Development Department

Time Frame: for action a-: every two years (4 total); for action b: every four years (2 total); for action c:

Prepare report by January 2026 and present to City Council for adoption of a pilot program by
August 2026; if adopted, implement pilot program by January 2027; for action d: by 2026; for
action e: submit ordinance with Adopted Housing Element.

Funding: Permit Fees
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Objective: Promote the development of ADUs, particularly in higher resource areas; determine and
implement strategy to promote ADUs for moderate and lower-income households, with a goal of
encouraging the development of 30 ADUs by 2027 and 70 by 2032.
[Source: New Program]

Program 1.14: Single Room Occupancy Housing Types

The City will allow and encourage the development of single-room occupancy (SR0O) developments, in compliance
with State law. Under this Program, the City will:

a. Engage the local development community to identify zones appropriate for SRO development;

b. Complete an evaluation of the Development Code to identify constraints to the development of SROs
and potential incentives to encourage development;

c. Adopt amendments to the Development Code to allow SROs as an allowed use without a conditional use
or other discretionary permit, in zones identified under action a; and

d. Amend zoning regulations to include appropriate development standards that encourage and incentivize
SRO development based on the conclusions of the evaluation under action b.

Responsibility: Community Development Department

Time Frame: for actions a and b: 2024, for actions ¢ and d: 2025.

Funding: General Fund

Objective: Remove constraints to SRO housing types with a goal of developing 40 extremely low-and very
low-income SRO units in the planning period.
[Source: New Program]

Program 1.15: Zoning for Emergency Shelters

To ensure compliance with Government Code section 65583(a)(4), as amended by AB 2339, the City shall:

a. In 2024, amend the Development Code to expand the definition of emergency shelter to include interim
interventions, including, but not limited to navigation centers, bridge housing, and respite or recuperative
care.

b. In 2024, adopt parking standards for emergency shelters that require no more than is sufficient to
accommodate all staff working in the emergency shelter, provided that the standards do not require
more parking than other residential or commercial uses within the same zone.

c. In 2024, identify and evaluate candidate zones appropriate for emergency shelters in compliance with
State law; complete a capacity analysis for each zone to ensure sufficient capacity to meet the housing
need identified in the most recent point in time count.

d. By 2026, amend the Development Code to allow emergency shelters by right (without conditional or
other discretionary permit) with appropriate development standards in a zone that allows residential
uses, is in proximity to transportation and services, and contains sufficient capacity to meet the need
identified in the annual PIT count.

Responsibility:  Community Development Department

Time Frame: for actions a, b, and c: 2024, for actions d: by 2026.

Funding: General Fund

Objective: Remove constraints to the development of emergency shelters with a goal of encouraging
capacity to meet the annual point in time count survey.
[Source: New Program]
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Program 1.16: City-owned Sites/Surplus Land Act

The City maintain compliance with all requirements of the Surplus Land Act, Article 8 (commencing with Section
54220) of Chapter 5 of Part 1 of Division 2 of Title 5, including holding a public hearing designating the
properties as “surplus properties” under California Law throughout the planning period.

The sites inventory identifies city-owned sites as capacity to meet the RHNA. These sites are summarized in
Table 68. The City intends to make these four properties available through the Surplus Land Act process over the
next two years. The City shall conduct studies of each site to determine the most efficient use for housing,
including engagement with local affordable housing developers to determine site constraints and potential
policies to meaningfully incentivize affordable housing development on these sites. The City shall proceed with
the findings for housing development by 2026. The City anticipates two- years to enter into an Exclusive
Negotiation Agreement (2026), and one-and-a-half additional years for land use entitlements and development
agreements (2027-2028). In implementing this program, the City shall:

e Engage local affordable housing developers immediately to identify opportunities and potential
incentives.

e Assess City-owned sites to determine the most efficient use for affordable housing development within
the first year following adoption.

e By 2026, implement an action plan to sell, or release an RFP to develop, City-owned land for affordable
housing development based on the findings of the sites assessments and engagement with developers.

e By 2026, adopt incentives for affordable housing on City-owned sites based on engagement with the
development community.

e Target Exclusive Negotiating Agreement in 2026

e Target land use entitlements issuance in 2027 or 2028 and building permits in 2029

e Through this program, encourage the development of 101 lower income units on City-owned sites in the
planning period.

In 2027 the city will evaluate progress toward completion in the planning period, and in the event that any of
these City-owned sites are found to be infeasible for development in the planning period, the City will identify and
rezone alternative sites to accommodate the RHNA by 2029.

Responsibility: Community Development Department

Time Frame: Various, see program details.

Funding: General Fund

Objective: Remove constraints to the development of emergency shelters with a goal of encouraging
capacity to meet the annual point in time count survey.

[Source: New Program]

Program 1.17: Large Sites

To facilitate the development affordable housing on existing large sites (10+ acres) identified in the sites
inventory as lower-income capacity, including sites 107 to 112, the City shall:

e By 2025, adopt incentives to encourage the development of large RHNA sites (over 10 acres) on parcels
of appropriate sizes (one to 10 acres) potentially including, but not limited to, expedited approval of lot
splits or creation of new parcels to facilitate parceling at appropriate sites (one to ten acres), and fee
waivers, reductions, or deferral;
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e Continue to require land dedications for affordable housing development as a condition of approval for
residential subdivisions;

e Engage local affordable housing builders immediately upon receiving land dedications; with a goal of
competing land transfers in support of affordable housing development within six months of dedication;
and

e In 2027, complete a mid-cycle review of development activity related to large RHNA sites and revise
RHNA calculations, potentially including rezoning additional sites (by 2029), if the sites are found to be
infeasible for development in the planning period.

Responsibility: Community Development Department

Time Frame: Adopt incentives by 2025; complete mid-cycle evaluation in 2027.

Funding: General Fund

Objective: Facilitate the development of 460 lower income units on RHNA listed large sites.
[Source: New Program]

Program 1.18: Ensure Consistency with General Plan

The City will annually evaluate the Housing Element, General Plan, and Development Code to identify and correct
inconsistencies between the documents.

Responsibility: Community Development Department

Time Frame: Evaluation: annually by April 1, adopt changes: within 6 months of identification of inconsistencies.

Funding: General Fund

Objective: Maintain consistency throughout the planning period.

Program 2.1: Assist the Eastside Area with Housing Rehabilitation and Code Enforcement

The City will continue to combine community improvement (formerly code enforcement) and housing
rehabilitation assistance, targeted to the Eastside area. Community Improvement falls under the purview of the
Community Development Department, while the Neighborhood Services Manager (NSM) is responsible for
coordinating rehabilitation efforts. The NSM will promote its program through the Lodi Improvement Committee
and Fairy Yard Mothers of Lodi, as well as by providing information at the Community Development Department’s
public counter and through a link to the program on the City's website. The NSM will work with the Improvement

N
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Committee and Fairy Yard Mothers to continue marketing the program to residents and property owners in the
target areas.

Responsibility:  Community Development Department
Time Frame: Current and ongoing, 2023-2031; Promote/market program annually, at minimum.-

Funding: CDBG, HOME, CalHOME funding

Objective: Improvement of 150 units (including private investment to correct code violations) over the
planning period of this Housing Element: 50 extremely low/very low-, 50 low-, and 50 moderate-
income.

[Source: Existing Program 2.2, revised]

Program 2.2: Implement Property Maintenance and Management Standards

The City will continue to implement standards for private property maintenance (Chapter 15.30 of the Municipal
Code) to (1) control or eliminate conditions that are detrimental to health, safety, and welfare; (2) preserve the
quality of life and alleviate certain socioeconomic problems created by physical deterioration of property; and (3)
protect property values and further certain aesthetic considerations for the general welfare of all residents of the
City of Lodi.

Responsibility:  Community Development Department, Neighborhood Services Division (implementation)
Time Frame: Code enforcement on both complaint and proactive basis; current and ongoing, 2023-2031.

Funding: Inspection fees, code violation penalties, CDBG funds (for dwelling units occupied by low-
income households)

Objective: Eliminate substandard building and property conditions.
[Source: Existing Program 2.3]

Program 2.3: Conduct a Housing Condition Survey

The City will conduct a housing survey to document its efforts at improving housing conditions and to identify
future areas and housing types for targeting its code enforcement, housing rehabilitation assistance, and
neighborhood improvement efforts. This program will be carried out in coordination with the updated Analysis of
Impediments to Fair Housing Choice and 5-year Consolidated Plan.

Responsibility:  Community Development Department
Time Frame; Complete survey and report to City Council by January 2025.

Funding: CDBG, General Fund
Objective: Document housing conditions and establish priorities for future code enforcement, housing

rehabilitation assistance, and neighborhood improvement efforts.
[Source: Existing Program 2.4]

Program 2.4: Preserve Affordable Rental Housing

There are currently no affordable units at risk of converting to market rate in Lodi. However, if in the future units
become at risk, the City would coordinate a meeting or series of meetings between the Housing Authority, local
nonprofits, and the owner (or owner’s representative) to discuss the owner’s intentions to remain or opt out of
the federal Housing Choice Voucher (Section 8) Program and future plans for the property. If the owner intends
to convert the apartments to market-rate housing or sell the property, the City will seek to facilitate the
acquisition of the property by a nonprofit or other entity to preserve the rental units as affordable housing. The
City would not take part directly in negotiations regarding the property, but would apply for State or Federal
funding on behalf of an interested nonprofit entity, if necessary, to protect the affordability of the rental units.
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The City would request that the property owner provide evidence that it has complied with State and Federal
regulations regarding notice to tenants and other procedural matters related to conversion and contact HUD, if
necessary, to verify compliance with notice requirements.

Responsibility:  Community Development Department

Time Frame: Implement this program as necessary.
Funding: Minimal administrative cost to coordinate meetings; CDBG, HOME, CalHFA, Multi-family

Housing Program, and Section 207 Mortgage Insurance for Purchase/Refinance (HUD) as
potential funding sources for preservation

Objective: To preserve affordable rental housing units.
[Source: Existing Program 2.5]

Program 2.5: Target the Eastside Area for Use of Funds for Public Improvements

The City will continue to target a portion of its annual CDBG allocation for public improvements in the Eastside
area in support of its housing rehabilitation and neighborhood improvement activities. The General Plan Land
Use Diagram identifies the Eastside area for medium and high-density residential, acknowledging opportunities
for redevelopment and reinvestment through density increases. Public investment is intended to stimulate
private investment in order to preserve the character of the neighborhood and introduce new housing, while also
improving streetscapes and connections to downtown. In addition, the City will continue the practice of including
conditions in developer agreements of major projects to pay for rehabilitation of housing units. Funds can be
specifically directed toward units for extremely low- and very low-income households and supportive housing
providers, and will be negotiated on a case-by-case basis.

Additionally, under this Program the City will:

a. Provide $55,000 in 2024 to support the construction of the Boys and Girls Club’s Sunshade Project, with
a goal of impacting 414 youths annually.

b. Provide $32,773 by 2025 to complete graffiti abatement programs to promote safer neighborhoods and
increase resident pride. The programs will remove graffiti from public/private, residential,
nonresidential, public facilities and improvements surfaces in the Eastside area with the goal of
impacting 20,000 individuals.

c. Provide $225,000 in 2023 to complete improvements to park access at Hale Park. The project will
include removing and replacing existing deteriorating chain link fencing and resurfacing existing sport
courts, with a goal of benefitting 19,000 residents annually.

d. Prioritize capital improvement projects, including new parks and amenities, in the Eastside area by
budgeting for and implementing plans and strategies for the Eastern Area, prioritizing neighborhoods
designated for low-income and mixed-income housing opportunities in the sites inventory; hold at least
three workshops during the planning period in the Eastside area to develop infrastructure and
programming plans that support mixed-income housing development by January 2031.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame:  AEENGHURCINGEEERRUEI NSRRI annual CDBG allocation, maintain zoning, 2023-
2031; action a.: 2024; action b. 2025; action c.: throughout the planning period; action d: three
workshops during the planning period and complete strategy by 2031.

Funding: CDBG, permit fees, impact fees
Objective: Preserve and improve the Eastside area, with a goal of assisting in the rehabilitation of five

extremely low- and five very low-income units; complete one improvement project each year; for
detailed objectives: see descriptions of actions a-d.
[Source: Existing Program 2.6, revised]

278 October 2023



HCD Review Draft - Policy Document City of Lodi | 2023-2031 Housing Element Update

Program 2.6: Replacement Unit Program

The City will adopt a policy and will require replacement housing units subject to the requirements of Government

Code sectlon 6591 5, subdivision (CNS) on sites |dent|f|ed in the site mventory when any new development
id | d- id | h identified in th he f

conditions:

e currently has residential uses or within the past five years has had residential uses that have been
vacated or demolished, and

e was subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons
and families of low or very low income, or

e subject to any other form of rent or price control through a public entity’s valid exercise of its police

power, or
e occupied by low or very low-income households.

Responsibility: Community Development Department
Time Frame: Adopt policy in 2024.

Funding: General Fund
Objective: Mitigate the loss of affordable housing units by requiring new housing developments to replace

all affordable housing units lost due to new development.
[Source: New Program]

Program 3.1: Collect Development Impact Fees and Enforce Improvement Requirements

The City will continue to collect a unified development impact fee to pay for off-site public facilities and services
needed for residential development and require that residential developers continue to provide on-site
infrastructure to serve their projects. The City will continue to charge fees that reflect the actual cost of service
provided to housing units anticipated by this Element. Prior to the issuance of building permits, the City will
require evidence that the developer has paid the required school impact fees.

The City will annually review fees to ensure they do not pose a constraint to development.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Annually review fees
Funding: General Fund
Objective: Reduce impact fees for multifamily projects based on actual project densities. Complete four

off-site public facilities and/or service improvement projects in the Eastside area.
[Source: Existing Program 3.1]

Program 3.2: Ensure Adequate Public Services for Residential Development

The City will continue to use its Growth Management Allocation Ordinance to ensure that the pace of
development is consistent with the City's and other public facility and service providers’ abilities to provide public
facilities and services and maintain minimum facility and service standards for the entire community. The City
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will contact other public facility and service providers annually during the housing unit allocation process to
ensure that these agencies can serve the increased number of housing units to be allocated.

The City will establish specific procedures providing priority access to water and sewer infrastructure to
developments with units affordable to lower income households, as required by State law.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Annually during housing allocation process, 2023-2031} priority access to water and sewer:
implement immediately; establish procedure in 2024.-

Funding: Application fees, development impact fees
Objective: Provide public facilities and services meeting minimum City standards.

[Source: Existing Program 3.2]

Program 3.3: Use of CDBG Funds

The City will continue to use CDBG funds to upgrade public facilities and services in older neighborhoods. (See
Program 2.6 for implementation.) [Source Existing Program 3.3]

Program 3.4: Support Transit Facilities and Transit-Oriented Development

To coordinate the availability of public transit as Lodi develops and to support transit-oriented development
(TOD) on infill sites and properties with reuse potential, the City will:

a. Ensure the continued construction of transit facilities, facilitate adequate transit service, and lower the
cost of living within the community, with funding to be paid from traffic impact fees, state and federal
funding sources, and “Measure K" sales tax funds;

b. Promote development opportunities in mixed use zones through a link on the City's website, an
information bulletin to be distributed to property owners within these zones, and with developers and
business organizations in Lodi, and one or more meetings with business and community organizations
to explain the benefits and implications of mixed use zoning designations for development
opportunities;

c. Adopt a Downtown Specific Plan that sites mixed use and high-density multifamily uses near transit
facilities, and promotes transit-oriented development in Downtown Lodi; and

d. Within the Downtown Specific Plan effort, update and modernize the 12-year-old Transit-Oriented
Development Design Guidelines for the Downtown to include an examination of highest and best uses,
through a balance of commercial and residential infill sites, to further encourage a vibrant walkable
downtown with access to transit facilities.

Through the Downtown Specific Plan and updated Transit Oriented Development Design Guidelines, develop TOD
in Lodi's downtown, establishing a framework for infill development and public improvements, such as streets
and open spaces.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: For Action a., annually, prior to the adoption of a City budget, 2023-2031; for Action b., within
one year of adoption of this Housing Element; for Actions c. and d., within two years of
adoption of this Housing Element.

Funding: General Fund
Objective: Increase housing opportunities near transit facilities and encourage forms of travel other than

private vehicles. All income groups will be targeted for TOD housing. However, extremely low-
and very low-income households that may rely on transit as their primary transportation mode
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should be prioritized.
[Source: Existing Program 3.5, revised]

Program 4.1: Promote Fair Housing Services

The City will promote equal housing opportunity for all persons in compliance with state and federal laws by
continuing to provide funding for the operation of the City's Affirmatively Furthering Fair Housing Program. Under
the program, the City provides information to the public on state and federal fair laws, provides referrals to
County, State, and Federal agencies for investigation of fair housing complaints, and provides financial support
to San Joaquin Fair Housing, which provides landlord-tenant mediation services.

The City currently collaborates with San Joaquin Fair Housing (SJFH) to promote fair housing information and
resources at an annual community event and promotes fair housing activities and resources by providing links
through its website to nonprofit, County, State, and Federal agencies; providing fair housing information at the
Community Development Department public counter; designating a point of contact in the department to handle
fair housing inquiries; and distributing fair housing information at public locations in the city (such as the Lodi
Public Library and the LOEL Senior Center).

Under this Program the City will also:

a. Update the City's website bi-annually to include fair housing rights and responsibilities for landlords and
lenders and to list upcoming housing classes, workshops, and events hosted by the City and partner
organizations;

b. Distribute fair housing information through social media and public outreach campaigns, as well to the
Access Center, LOEL Senior Center, and other local organizations annually and as events are scheduled;

c. Provide annual informational seminars to area residential real estate agents, mortgage lenders, and
property owners on fair housing laws and regulations, with a goal of providing trainings to at least 20
real estate agents and lenders and 20 property owners annually; and

d. Review the City’'s outreach methods annually, using feedback from resident surveys and focused
discussions with community organizations to inform online, mail, and in-person outreach methods, with
a goal of conducting at least one citywide resident survey every three years to obtain feedback about
City outreach methods on fair housing issues, prioritizing feedback from underrepresented residents.

Responsibility:  Community Development Department

Time Frame: Current and ongoing, 2023-2031; annual community events for display of fair housing
information targeting the Eastside area; publish fair housing links on the City’s website; for
action a.: every two years beginning in 2025; for action b: annually; for action c: annually; for
action d: in 2024, 2027, and 2030.

Funding: CDBG
Objective: Provide information on fair housing law to the public and support landlord-tenant mediation

services; increase participation of historically underrepresented residents in all City housing
programs and community planning activities; collaborate with existing and new community
stakeholders from all sectors and geographic areas to engage in the public participation
process.

[Source: Existing Program 4.1, revised]

Program 4.2: Regulate Condominium Conversion

The City will continue to regulate the conversion of rental housing to condominium or stock cooperative
ownership to reduce the displacement of extremely low-, very low-, low-, and moderate-income households (see
Title 15 of the Lodi Municipal Code). The regulations ensure that:

October 2023 281



HCD Review Draft - Policy Document City of Lodi | 2023-2031 Housing Element Update

e Residential condominium conversion projects are consistent with the Housing Element of the General
Plan and State law;

e Converted dwellings meet safety, quality, and appearance standards;

e Purchasers of converted dwelling units are fully informed as to the physical condition of the structure
and facilities;

e Tenants are provided with notice of the conversion, relocation benefits, first right of refusal; and
e The City maintains a supply of affordable housing.

Responsibility:  Community Development Department, Planning Commission, City Council
Time Frame: Ongoing, 2023-2031 and as conversions come forward.

Funding: Application fees
Objective: Minimize the impact of displacement of very low-, low-, and moderate-income households and

assure safety of converted units.
[Source: Existing Program 4.2, revised to provide “first right of refusal’]

Program 4.3: Pursue Regional Solutions to Homeless Needs

The City will continue to support regional solutions to homelessness through its collaboration with the Salvation
Army and funding and expansion of the Access Center, which provides extensive wraparound services in addition
to overnight shelter, meals, and hygiene facilities. The City will participate in and support the Committee on
Homelessness and will continue to fund a homeless liaison staff position. The City will also support San Joaquin
County in implementing San Joaquin County Homelessness Strategic Plan and continue to have a City
representative serve on the Board of the San Joaquin Continuum of Care (SJCoC) Shelter Committee and
Strategic Planning Committee. The City will acquire and rehabilitate a former SRO on Main Street for purposes of
transitional and supportive housing. It will consist of 40 units and provide continued case management to ensure
residents path forward to self-sufficiency and permanent housing.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Current and ongoing, 2023-2031; review applications by nonprofit organizations for use of City's
share of CDBG funds annually, participate in Committee on Homelessness meetings monthly;
secure funding to support expansion of the Access Center in 2023 with a goal of completing
expansion in 2024.

Funding: CDBG; General Fund; Federal and State Grants
Objective: Provide regional solutions to homelessness through assistance to nonprofit organizations and

the County who work on solutions to end homelessness in the region; expand the shelter
capacity within the Access Center by 200 beds.
[Source: Existing Program 4.3, revised]

Program 4.4: Educate the Public About Affordable Housing

Affordable housing is seen negatively by many in the community; the perception is that affordable housing drives
down property values, increases the demand for services, and facilitates criminal activity. The reality is that
affordable housing helps police officers, firefighters, teachers, and other low- and moderate-wage workers live in
Lodi. The City will:

e Provide information on the City’s website regarding housing in Lodi that discusses typical wages for
various jobs that are held in the city and the housing costs that each earner can afford; and

¢ In conjunction with the rollout of the Annual Action Plan, conduct an annual workshop on the issue of
affordable housing, publicizing the events to neighborhood groups, homeowner's associations,
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community organizations, religious institutions, and others. Discuss affordable housing myths and the
value that affordable housing can bring to a community, as well as important issues to consider.

Responsibility:  Community Development Department

Time Frame: Continue to provide a newsletter and conduct at least eight workshops during the Housing
Element planning period.

Funding: General Fund

Objective: Provide information to the community about the benefits of affordable housing.
[Source: Existing Program 4.4, revised simply to add “homeowners’ associations” in second
bullet]

Program 4.5: Incentivize Affordable Housing Development

To incentivize the development of affordable housing opportunities, the City will implement an Affordable
Housing Incentives Program to encourage private housing developers and non-profit affordable housing
providers to provide affordable housing. The program will incorporate streamlined review, regulatory incentives,
revised fees (as possible), priority processing, and community engagement, including the following:

e To the extent required for compliance with State law, adopt and apply streamlined permit processing for
affordable housing developments in compliance with provisions under SB 35 and SB 330;

e Provide regulatory incentives in support of affordable housing, potentially including additional density or
FAR allowances; waived, reduced, or deferred fees; or additional concessions to development standards
beyond those provided by State density bonus law;

e To the extent possible, provide priority processing to developments that incorporate affordable units
(minimum 20 percent); and

e Make information regarding incentives and funding opportunities available at the Community
Development Department’s public counter and on the City website; provide information on incentives to
developers and affordable housing providers annually.

Additionally, Program 1.2 calls for the exemption of affordable units from the growth management allocation
process, which would eliminate the time and expense of the process.

Further, as described in Program 1.5, the City will meet annually with private nonprofit and for-profit affordable
housing providers and public agencies that are interested in constructing affordable housing (and keep in
contact with them throughout the year), providing special needs housing or shelter, and/or providing supportive
services for low-income and special needs residents. The purpose of the annual meetings will be to discuss
priorities for lending City support for funding requests for affordable housing projects and programs during the
subsequent 12 to 24 months.

Responsibility:  Community Development Department, Planning Commission, City Council
Time Frame: Within one year of adoption of the Housing Element

Funding: General Fund, State and Federal funding and grant opportunities
Objective: Facilitate the development of affordable housing opportunities in the city; incentivize the

development of 200 very low- and 200 low-income housing units in the planning period.
[Source: Existing Program 4.5, revised]
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Program 4.6: Facilitate the Development of Project-Based Housing Choice Voucher (formerly
Section 8) Units

The City will work with nonprofit developers to try to secure project-based Housing Choice Voucher funding in
order to develop and expand the availability units affordable to lower-income families, seniors and residents with
a disability in the city.

Additionally, the City will collaborate with non-profit organizations and housing developers to generate a list of
small older multifamily rental properties for potential acquisition/rehabilitation and deed restriction and pursue
funding to support acquisition and/or rehabilitation.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Frame: Hold a meeting and work with local nonprofits to secure project-based Housing Choice Voucher
funding within a year and a half of adoption of this Housing Element and again by 2028; create
inventory of small older multifamily rental properties by 2026; obtain funding to assist in the
acquisition of two properties by the end of the planning period.

Funding: General Fund, CDGB, HCD, and other State and Federal grants
Objective: Increase the total of affordable and senior housing units in the city through new funding

sources and coordination with local property owners; 20 senior units, 20 units for residents with
a disability, and 40 lower-income units; inventory small older multifamily rental properties; work
with local agencies to obtain funding to assist in the acquisition of two small rental properties.
[Source: Existing Program 4.6, revised]

Program 4.7: Affirmatively Furthering Fair Housing

The City shall address disparities in housing needs and access to opportunity for all persons regardless race,
color, religion, sex, national origin, familial status, disability gender, gender identify, gender expression, sexual
orientation, marital status, ancestry, veteran or military status, source of income, genetic information and other
protected characteristics identified by the California Fair Employment and Housing Act (Government Code
Section 12900 et seq.), Government Code Section 65008, and any other State and Federal fair housing and
planning law. The City shall continue to fund fair housing services which promote equal housing opportunity
within the community.

To effectively address the requirements of Government Code Sections 8899.50 and 65583, the City will
coordinate with San Joaquin Fair Housing/other fair housing nonprofit organizations to provide fair housing and
tenant/landlord services, including investigation of discrimination complaints, fair housing counseling and
education, fair housing testing, and tenant/landlord counseling and mediation.

Under this Program, the City shall:

a. Provide funding for San Joaquin Fair Housing (SJFH) to conduct fair housing testing, maintain the
housing discrimination and tenant/landlord law hotline, investigate complaints, and complete outreach
and education through public forums, with goals of providing $100,000 during the planning period
(including $18,000 in 2023-2024) and assisting 1,000 households annually;

b. Coordinate with SJFH to gather, analyze, and report data on fair housing complaints filed with the Fair
Housing Council of Central California annually;

c. Contract with SJFH to work with tenants and tenant advocates to identify violations of fair housing
federal and State fair housing laws and support prospective and existing tenants who are experiencing
discrimination, with a goal of assisting 50 households annually;

d. Annually review prior year performance regarding affirmatively furthering fair housing in the annual
planning for the use of CDBG funds and identify funding support that addresses the removal of
impediments or advancing specific fair housing goals;
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Provide $25,000 in 2023-2024 to the Community Partnership for Families of San Joaquin (CPFSJ) to
provide gang prevention and wraparound services for Lodi's at-risk youth and their families. This will
include assessments, case management, group counseling, and a curriculum program with a goal of
serving 600 low-income individuals and 30 youth from low-income neighborhoods;

Provide $125,000 in funding in 2024 to fund the rehabilitation of Creekside South Apartments, with a
goal of improving housing conditions for 40 senior households;

Provide funding to support the Second Harvest Food Bank's food assistance program that provides food
to local community partners that distribute it to low-income persons and persons experiencing
homelessness, with goals of providing $50,000 in the planning period, including $10,000 in 2024, and
serving serve 3,500 lower-income residents;

Provide funding to support The Salvation Army’s Hope Harbor Shelter Operations that provide overnight
shelter and a meal to residents experiencing homelessness, with goals of providing $50,000 during the
planning period, including $20,000 in 2024, and serving 465 residents;

Provide funding to support the LOEL Senior Center's Meals on Wheels Program, with goals of providing
$40,000 in the planning period, including $10,000 in 2024, and providing hot meals to up to 96
homebound seniors Monday through Friday each year;

Provide funding to support PREVAIL's PROPEL Program to expand outreach resources to assist at-risk
youths, with goals of providing $40,000 in the planning period, including $10,000 in 2024 and serving 50
homeless/at-risk youths annually; and

Require reporting from consultants providing tenant services in Conciliation/Mediation and Legal
Assistance to evaluate existing State and Federal “just cause for eviction” (AB 1482, 2019-Chiu)
provisions to determine if additional protections through a local ordinance is warranted, with a goal of
collecting, reviewing, and reporting data annually.

Responsibility:  Community Development Department, Planning Commission, City Council

Time Fra

me: Hold a meeting and work with local nonprofits to secure project-based Housing Choice Voucher
funding within a year and a half of adoption of this Housing Element and again by 2028.

Funding: General Fund, CDBG
Objective: See individual actions.

[Source: New Program]

Program 4.8: Place-based Strategies

The City

will work to improve place-based strategies to encourage community conservation and revitalization in

the Eastside area. Under this Program, the City will:

a.

Prioritize public health, education, economic, and safety programs in the Eastside area in coordination
with area public health entities (e.g., Adventist Health Lodi Memorial), Lodi GrapeLine, Lodi Unified
School District, workforce development groups, and the Lodi Police Department. In coordination with
these agencies, the City will develop a comprehensive, long-term community development strategy
and/or program priority strategy for the Eastside area by January 2031;

Identify addresses and compile mailing list and email addresses to focus outreach to neighborhoods
with higher concentrations of low-income and minority residents to prioritize services in these areas by
2027;

Prepare a study on transit needs for Lodi residents and identify actions to address those needs,
focusing on the commuting needs of low-income residents. Work with Lodi GrapeLine to expand transit
services that connect Lodi to other nearby cities, including Stockton, Sacramento, and the Bay Area; and
Implement small-scale placemaking projects/events such as pedestrian improvements or parklets in the
Eastside area as part of the Lodi Asset Based Community Development Group (ABCD) activities.
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Responsibility:  Community Development Department, ABCD

Time Frame: For action a: by 2031; for action b: by 2027; for action c: prepare transit needs study in 2024
and identify potential actions by 2025; for action d: complete projects every two years and hold
events annually.

Funding: General Fund
Objectives: For action a: develop a comprehensive, long-term community development strategy and/or

program priority strategy for the Eastside area; for action b: prioritize services in neighborhoods
with higher concentrations of low-income and minority residents; for action c: prepare a transit
needs study and identify potential actions to increase access too transit linking Lodi to regional
job centers; for action d: implement four projects and eight events in East Lodi and eastern
parts of North and South Lodi during the planning period.

[Source: New Program]
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Program 5.1: Promote Energy Efficiency and Weatherization Inprovements for Older Homes

The City will continue to promote energy conservation and weatherization improvements as eligible activities
under the Lodi Housing Rehabilitation Program, which began in 2020. The City will post and distribute
information on currently available weatherization and energy conservation programs operated by the City,
nonprofit organizations, and utility companies through the City's website and through social media outlets, the
Community Development Department public counter, the Lodi Public Library, the LOEL Senior Center, and other
public locations. The Conservation Element also promotes energy conservation and weatherization
improvements to existing structures and public buildings.

Responsibility:  Community Development Department
Time Frame: Current and ongoing, 2023-2031; advertising campaigns twice annually.

Funding: CDBG, HOME, public and private utilities, nonprofit organizations (such as the San Joaquin
County Department of Aging, Lodi Electric Utility Department, and Pacific Gas and Electric)
Objective: Increase energy efficiency in older homes, with a goal of providing rebates to qualified

households for energy conservation/weatherization improvements.
[Source: Existing Program 5.1, revised]

Program 5.2: Energy Conservation for New Homes

The City will enforce State requirements for energy conservation, including Title 24 of the California Code of
Regulations (state building code standards), in new residential projects and encourage residential developers to
employ additional energy conservation measures in the design of new residential developments. In addition, the
Community Design and Livability Element addresses green building and construction techniques.

Responsibility:  Community Development Department
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Time Frame: Current and ongoing, 2023-2031, as part of review of planning and building permit applications.

Funding: Permit fees
Objective: Increase energy efficiency in the design and construction of new homes.

[Source: Existing Program 5.2]
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Quantified Objectives

The City of Lodi has established quantified objectives for several program categories to provide measurable
standards for monitoring and evaluating program achievements. Quantified objectives have been established for
accommodating the City’s share of San Joaquin County's regional housing needs, new housing construction,
housing rehabilitation, and the preservation of existing affordable housing. The quantified objectives represent
the target goal based on the needs, resources (including, land and financing), constraints, policies, and programs
identified in this element. The quantified objectives for the City's share of regional housing needs and housing
construction differ because the housing construction objective is based on the City’s estimate of the number
homes that can actually be constructed and at each household income level.

Table 90 Quantified Objectives

Housing Units, by Income

Objective Type e
Very Low Moderate Moderate Total

Accommodate Regional Share? 1,671 3,909
New Construction? 150 680 680 392 1,383 3,285
Homebuyer Assistance 0 8 20 20 0 48
Housing Rehabilitation3 75 245 320 300 0 940
Conservation of Rental Housing4 050 0200 0250 050 0 0550
Senior and Other Special Housing Needs® 75100 96121 45 0 0 216266

1. Quantified objectives are for City’s fair share of the 2023-2031 San Joaquin County Regional Housing Needs Allocation

2. Quantified objectives are based on anticipated market rate housing production (for moderate- and above moderate-income) and availability of
financial resources to assist in the construction of very low- and low-income housing, including quantified objectives included in Programs 1.5, 1.6,
1.9,1.13, and 4.5.

3. Quantified objectives are based on historic rate of code enforcement and housing rehabilitation and anticipated availability of State and Federal
funding, as well as on funding potential from CDBG, HOME, and CalHOME and quantified objectives included in Programs 2.1 and 4.7.

4. Quantified objectives are based on Program 1.7 (150 units) and 2.1 (400 units). Currently-no-at-risk-housing-units-have been-identified that meet
conservation-requirements-
5. Quantified objectives are based on Programs 1.12, 4.6,-and-4.7, and 4.9.
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Appendix A: Evaluation of the Previous Housing
Element

Overview

The success of the updated Housing Element is dependent to a great extent on a useful examination of the
policies and implementation programs included in the previously adopted Housing Element. The evaluation
identifies programs that have been successful in achieving housing objectives and addressing local needs, as
well as programs that require modifications to address objectives in the updated Housing Element. State law
(California Government Code Section 65588 (a)) requires each jurisdiction review its housing element as
frequently as appropriate to evaluate:

e The appropriateness of the housing goals, objectives, and policies in contributing to the attainment of
the state housing goal;

e The effectiveness of the housing element in attainment of the community’s housing goals and
objectives; and

e The progress of the jurisdiction in implementing the housing element.

According to the California Department of Housing and Community Development (HCD), “Housing Element
Questions and Answers: a Guide to the Preparation of Housing Elements,” the review is a three-step process:

e Review the results of the previous element’s goals, objectives, policies, and programs. The results
should be quantified where possible (e.qg., the number of units rehabilitated), but may be qualitative
where necessary (e.g., mitigation of governmental constraints).

¢ Compare what was projected or planned in the previous element to what was actually achieved. Analyze
the significant differences between them. Determine where the previous housing element met,
exceeded, or fell short of what was anticipated.

Based on the above analysis, describe how the goals, objectives, policies, and programs in the updated element
are being changed or adjusted to incorporate what has been learned from the results of the previous element.

Construction Achievements

The City's RHNA for the 2015-2023 planning period was for 497 units affordable to very low-income households
(of which 249 were for extremely low-income units), 331 units affordable to low-income households, 333 units
affordable to moderate income households, and 770 units affordable to above moderate-income households, for
a total of 1,931 housing units. Table 91 compares the constructed deed restricted and non-deed restricted units
to the RHNA allocation for each income category during the 2015-2023 period. The City has permitted a total of
1,637 units, of which 52 are constructed for the very low-income category, 27 are constructed for the low income
category, 60 are constructed for the moderate income category and 1,498 for the above moderate income
category.
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Table 91 Progress Toward the RHNA, 2015-2023

RHNA Total Units | Total
Income Level Allocation by 2017 to Date (all RHNA byg
Income Level years) Income Level
Extremely Low-Income
Units 249 - - - - - - - - - - 249
Deed
Restricted ) ) 52 ) )
497 52 445
Non-Deed
Very Low | Restricted
Deed
Restricted ) ) 27 ) )
331 27 304
Non-Deed
Low Restricted
Deed
Restricted ) ) ) ) )
NonDeed 333 60 273
on-Dee
Moderate | Restricted 48 ) 2 ) 10
Above Moderate 770 - - 211 170 490 265 196 166 - 1,498
Total RHNA 1,931
Total Units 290 218 490 267 196 176 - 1,637 1,022

Source: City of Lodi, Housing Element Annual Housing Element Progress Report, 2015 through 2023.
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Program Evaluation

This section summarizes the achievements and effectiveness for each program in the 5t cycle 2015 Housing
Element, which planned to meet housing needs from 2015-2023. Programs are organized within relevant Housing
Element goals.

The 2015 Housing Element established five goals with coordinated policies and implementing programs. Table
B-2 provides a detailed evaluation of the implementing programs that support each of these goals.

Goal H-G1

Provide a range of housing types and densities for all economic segments of the community while emphasizing
high quality development, homeownership opportunities, and the efficient use of land.

To ensure that the City could supply a range of housing types for local residents, Lodi's 2015 Housing Element
developed policies H-P1.1 through H-P1.9. These policies promoted a mix of housing types, facilitated and
encouraged the development of affordable and senior housing units within new residential developments and
adjacent to public transportation, maintained and updated the City’s land use database on vacant residential land
supply, pursued funding to develop affordable housing, and expedited permit processing and approval for
residential projects. In line with these policies, the City proceeded with successfully implementing Programs 1.1
through 1.8, as well as 1.11 and 1.12, which range from efforts such as amending the development code to
reduce barriers to different types of housing developments and providing permanent housing to homeless
persons and families, to providing financial assistance to renters during the COVID-19 pandemic. The City
encountered some barriers in implementing programs 1.9, 1.10, and 1.12. For Programs 1.9 and 1.12, it was
found that several million dollars of funding would be needed to expand utility services if the City were to annex
land to accommodate additional residential development. The City’s first-time homebuyer program, associated
with program 1.10, was discontinued due to unfavorable market conditions, however other successful programs
have been implemented in its place. Program 1.12 is ongoing as the City continues to seek opportunities for
affordable housing.

Goal H-G2

Encourage the maintenance, improvement, and rehabilitation of existing housing stock and residential
neighborhoods, particularly in the Eastside area.

Policies H-P2.1 through H-P2.7 encouraged private reinvestment into older residential neighborhoods and the
use of various funding sources to rehabilitate housing, supported keeping older neighborhood streets and system
in good repair, allowed the reconstruction of homes when damaged, implemented historic preservation
guidelines, and enforced residential property maintenance standards. These policies were effectively supported
by implementing programs 2.1 through 2.6, which modified permit standards, focused on graffiti abatement and
housing rehabilitation, implemented private property maintenance standards, collected information on housing
conditions, and conducted public improvement projects.

Goal H-G3

Ensure the provision of adequate public facilities and services to support existing and future residential
development.

Policies H-P3.1 through H-P3.4 supported the use of funding to upgrade streets and sidewalks, ensured that new
residential developments helped to finance and assist the production of affordable housing, make certain that
necessary public facilities and services are available prior to the occupancy of residential units, and required that
park and recreational acquisitions keep pace with residential development. Programs 3.1 through 3.5 were
generally successful, with efforts including the collection of development impact fees which are reviewed
annually, the use of a Growth Management Allocation Ordinance to keep the pace of development consistent
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with public facility and service provider's abilities, upgrading park facilities and services in older neighborhoods,
addressing new park and recreational facilities in the Zoning Ordinance and Subdivision Regulations update, and
instating mixed use zone districts and transit-oriented developments.

Goal H-G4

Promote equal opportunity to secure safe, sanitary, and affordable housing for all members of the community
regardless of race, sex, or other discriminatory factors.

In order to promote equal opportunities in affordable housing, policies H-P4.1 through H-P4.6 were developed.
These policies sought to address special housing needs, including for those with disabilities, lower incomes,
seniors, and more, as well as making information on affordable housing readily available to different agencies,
modify regulations on apartments and mobile home parks to protect investments while minimizing the impact on
rental tenants, work on addressing the needs of homeless persons, cooperate with community-based
organizations that provide services on the availability of assistance to the homeless, and promote fair housing
programs and services to Lodi residents. Programs 4.1 through 4.6 were successful in implementing these
policies, although Program 4.2 is still in progress. The remaining programs succeeded in providing fair housing
assistance, supporting regional solutions to homelessness, incorporating affordable housing into the City's
Annual Action Plan and 5-year Consolidated Plan in addition to the City’s Housing Element, reducing the fee
schedule for high-density housing, and working with nonprofit developers to secure project-based or tenant-
based Housing Choice Vouchers (formerly Section 8).

Goal H-G5

Encourage residential energy efficiency and reduce residential energy use.

Policies H-P5.1 and H-P5.2 required the use of energy conservation measures in new residential structures and
pursued land use and planning policies that would encourage reductions in residential energy consumption.
Programs associated with these policies (5.1 through 5.3) were successful overall, including energy conservation
programs through the City’s electric utility company, enforcing state requirements for energy conservation, and
encouraging the use of passive and active solar devices in the design of local buildings.

Effectiveness of the 2015 Housing Element

As discussed in the preceding section and in Table B-2, the City implemented many policies and programs to
facilitate housing production, improvement, and rehabilitation. Most notably, the City has made great strides in
modifying its development and land use zoning codes to facilitate the construction of a variety of housing types,
encouraging transit-oriented developments, and securing funding for a variety of large projects, including funding
for persons experiencing homelessness and rental assistance to local residents. The City recognized the severity
of the housing crisis through its efforts on preserving and rehabilitating existing housing and services, expanded
opportunities for multifamily housing developments through modified regulations, and worked in adding housing
to meet its RHNA goals. However, in some cases, the City did not have the necessary staff resources or funding
to implement certain programs. These programs include Programs 1.9 and 1.12, which both faced difficulties in
being implemented as the City has limited available vacant land for residential developments as well as funding
limitations for potential expansion of electric and water/sewer services. The first-time homebuyer program
associated with Program 1.10 was discontinued due to unfavorable market conditions, although additional
programs that replaced this Program'’s objective were implemented, such as a housing rehab program and a
graffiti abatement program. This can be observed on a number of program status reports provided in Table A-2.
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Effectiveness of Programs in Meeting Special Housing
Needs

Several of the 2016 Housing Element programs successfully assisted residents with special housing needs.
Recent successes include:

e Through Program 1.1, the City amended its Zoning Code to allow residential care facilities in the Office
zoning district to expand opportunities for special needs housing.

e In 2022, through Program 1.7, the City worked with the SJ Housing Authority to secure additional
Housing Choice Vouchers, as well as four tenant-based vouchers that were used to assist the Harmony
Homes project.

e Through Program 1.8, the City allocated CDBG and City dollars to fund the Asset-Based Community
Development (ABCD): Love Your Block program which supports capacity building and resident
leadership in low-income neighborhoods.

e Through Program 3.5, the City's new Harmony Homes permanent supportive housing project was placed
directly adjacent to a primary transit stop in order to increase housing opportunities near transit
facilities. The City helped these efforts through coordinating an appropriate infill development site for
the project.

e  Through Program 4.3, the City collaborated with the Salvation Army to address local and regional

homelessness issues, adopted the San Joaquin County Homelessness Strategic Plan in 2020, and
purchased a site for the development of an Access Center and Emergency Shelter.
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Table 92

Name of

Housing Programs Progress Report

Objective

Timeframe in H.E.

Status of Program Implementation

Recommendation

Program
Program 1.1:
Revise
Development
Code

The City will revise Title 17 of
the Lodi Municipal Code to
reduce barriers and provide
incentives for the construction
of a variety of housing types:
* Amend the Development
Code to comply with the state
Employee Housing Act (Health
and Safety Code Sections
17021.5 and 17021.6) to treat
employee housing for
farmworkers or other
employees that serves six or
fewer persons as a single-
family structure and permitted
in the same manner as other
single-family structures of the
same type in the same zone
(Section 17021.5).

» Work with the San Joaquin
County Housing Authority in
developing procedures and
guidelines for establishing
income eligibility for the
"reserved" units and for
maintaining the “reserved” units
as affordable units for at least
30 years.

* Amend the Development
Code to allow single-room
occupancy units in the Medium
Density Residential and High
Density Residential zoning
districts.

Develop procedures
and guidelines for
establishing income
eligibility for
“reserved” units within
two years from
adoption of Housing
Element. Complete
Development Code
amendments within
one year of adoption
of this element.

The City does not have any agricultural land within city limits.
Employee housing is not precluded but also is not specifically called
out in the Development Code. The City anticipated Development Code
reviews to address Health and Safety Code Sections 17021.5 and
17021.6; however, due to staff turnover this program has yet to be
addressed.

The City has not yet developed procedures and guidelines for
establishing income eligibility for the "reserved" units.

The City amended the Development Code in 2013 to allow for “group
residential,” which includes single-room occupancy units in the Medium
Density Residential and High Density Residential zoning districts.

The City amended its Zoning Code to allow residential care facilities in
the Office zoning district to expand opportunities for special needs
housing.

ADU and JADU Ordinance adopted by City Council on November 17,
2021 by Ordinance No. 1987.

In November 2022, the City amended regulations in its Subdivision and
Zoning codes to facilitate division of residential parcels and
construction of two homes on a single lot consistent with Senate Bill 9.

The City continued incremental code amendments in 2023.

Keep: update
objectives based
on Constraints
analysis and
evaluation of
zoning for a
variety of housing
types.
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TS Bl Objective Timeframe in H.E. Status of Program Implementation Recommendation
1.2 Revise Expedite the residential 1 year, Revise In 2020 the City undertook a comprehensive review of its Growth Complete,
Growth development approval process | Growth Management | Management Program that addressed potential barriers to housing remove.
Management for affordable housing. Allocation Ordinance | production. Key features that were addressed included eliminating a
Allocation within a year of restriction on when during the year a growth allocation request could
Ordinance adoption of this be submitted, streamlining the Growth Allocation review process to

Housing Element and | allow the Planning Commission to consider tentative maps and growth
evaluate allocations concurrently, simplifying application requirements for
implementation by the | Growth Allocations. These amendments were presented to and
end of the planning approved by the City Council in January 2021.
period.
The City understands and acknowledges that State law would preclude
affordable housing from being restricted by the Growth Management
Allocation Ordinance. To date, no housing applications have come
near exceeding the Growth Allocation, which rolls forward and
increases annually.
1.3 Personal Reduce the susceptibility of As projects are The City continues to implement project design as part of the Keep.
Security residential properties and submitted development process.
Standards neighborhoods to criminal
activity and increase residents’
perception of personal safety.
1.4 Land Increase the potential for infill Maintain vacant, The City will continue to keep the most recent Housing Element with Keep; expand
Inventory development, thereby reducing | residentially zoned the related housing land inventory map online so that the public and with rezone
the need to prematurely annex | land for projects as developers can access this inventory from the City’s website. requirements, if
land and convert agricultural they are approved https://www.lodi.gov/DocumentCenter/View/40/2015-t0-2023-Housing- | necessary.
land to urban use. Element-PDF
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Name of

Timeframe in H.E.

Status of Program Implementation

Recommendation

1.5 Pursue
State and
Federal Funds
in Support of
Housing
Construction

Objective

The City will continue to pursue
available and appropriate state
and federal funding sources to
support efforts to construct
housing meeting the needs of
extremely low-, low-, and
moderate-income households,
permanent and migrant
farmworker housing, to assist
persons with rent payments
required for existing housing
units, to provide supportive
services, and to provide on-
and off-site improvements and
public facilities, in support of
affordable housing projects.
The City’s objective for this
Program is the development of
20 extremely low-, 50 very low-
and 50 low-income housing
units.

For Action a., annual
meetings; for Action
b., quarterly each
year, depending on
funding deadlines; for
Action c. semi-annual
review and
assessment of
funding opportunities
based on (1) funding
cycles and eligible
activities for various
state and federal
programs, (2) projects
and programs
proposed to the City
for state or federal
funding, and (3) City
staff capacity to
prepare funding
requests.

The City received CDBG funding which can be used to assist with
housing construction. As part of the annual funding cycle, the City
reached out to various organizations and agencies to solicit
applications for affordable housing development projects or related
housing support services. The City also conducted consultations with
these groups as part of its annual community needs assessment and
Annual Action Plan.

City staff attended monthly Lodi Committee on Homelessness (LCOH)
meetings to stay engaged and supportive of local and regional efforts
to house and serve homeless and low-income households. Members
of the committee include homeless service/housing providers. This
committee continually looked for funding and opportunities to partner
with agencies. As a result of such efforts, the City applied and receive

Keep: expand
with specific
metrics and
milestones.

1.6 Encourage
Efficient Use
of Land for
Residential
Development

Preserve agricultural land and
reduce the amount of land
needed to meet future urban
growth needs.

Require fee payment
as mitigation, ongoing
(2015-2023); enforce
Urban Reserve
designation and
contiguity
requirements when
this Housing Element
is adopted.

Lodi General Plan Policy C-P7 requires mitigation fees to protect and
conserve agricultural lands. Lodi General Plan Policy C-P4 encourages
San Joaquin County to conserve agricultural soils, preserve
agricultural land surrounding the City and promote the continuation of
existing agricultural operations, by supporting the county’s economic
programs.

The impacts resulting from conversion of agricultural land conversion
to urban uses are mitigated through the City’s participation in the San
Joaquin County Multi Species Conservation Plan.

Keep; revise to
encourage and
incentivize infill
development.
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Name of

Timeframe in H.E.

Recommendation

Objective

Status of Program Implementation

1.7 Provide Increase rental property owner | Distribution of Due to the COVID-19 pandemic, the City was awarded almost Keep: add action
Rental awareness of, and participation | Housing Choice $800,000 in CDBG-CV Coronavirus aid in 2020. Out of these funds related to
Assistance in, rental assistance programs. | Voucher Program $293,000 was allocated to two public service providers to provide engagement with
information, current emergency rental assistance to individuals and families impacted by Housing Authority
and ongoing, 2015— COVID-19 throughout calendar year 2021 and moving into 2022. After | to discuss
2023; create website | the subrecipients either exhausted these funds or agreement term opportunities and
link to Housing ended, another organization stepped forward to request support for coordinate on
Authority website rental and utility assistance and remaining CDBG-CV funds was funding pursuits.
within two years of awarded for 2022-2023 program year(s).
adoption of this
Housing Element, The City continues to work with the SJ Housing Authority to secure
maintain link Housing Choice Vouchers. In 2022, 4 tenant-based vouchers were
thereafter, 2015— used to assist the Harmony Homes project.
2023.
1.8 Focus on Improve the City’s ability to Current and ongoing, | « The City allocated CDBG and City dollars to fund the Asset-Based Keep.
Neighborhood | focus on the implementation of | 2015-2023 Community Development (ABCD): Love Your Block program which
Improvement housing and neighborhood supports capacity building and resident leadership in low-income
Initiatives improvement programs. neighborhoods, as well, a mini-grant program for resident driven

community improvement projects.

* The City's Lodi Improvement Committee forms annual goals and
works towards those ends including: community safety programs,
property improvement program, and more.

* In collaboration with the City, City Council approved the Lodi Access
Center Emergency Shelter which will be a low-barrier shelter that will
have the capacity to house our 2022 point in time count numbers. As
of August 2022 a temporary emergency shelter was opened that has
the capacity to house up to 49 individuals overnight and often sees
approximately 80-100 individuals for day services. This temporary
emergency shelter will remain open until the permanent center can be
constructed.

* Consultant and Neighborhood Services Manager is ensuring federal
laws and all applicable laws are being complied with.

« City has completed a Housing Element and Consolidated Plans
effective through 2023 and is currently working on the updates to both
documents for future years.

* The first-time homebuyer program was cancelled due to unfavorable
market conditions; City has implemented housing rehab program; City
continues to support graffiti abatement through CDBG funds.

* The City is working with SJV REAP consultants on free pre-approved
ADU plans, a Guidebook for the public, and application checklist.
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Name of

Objective Timeframe in H.E. Status of Program Implementation Recommendation
1.9 Annex Increase the City’s residential Pursue discussions The City of Lodi has limited vacant land available for residential Revise to add
Land to development capacity to with property owners | development within the City limits. In 2022, the City completed the actions related to
Accommodate | accommodate its share of the about annexation, as | Sphere of Influence (SOI) and Municipal Services Review (MSR) funding pursuits
Future region’s future housing appropriate according | update to enable annexation of several hundred acres of property for infrastructure
Housing construction needs. to housing needs, but | along the south-eastern portion of the City's limits. The City has been to support
Needs as no later than the end in discussions with property owners and developers of these expanded | housing
Necessary of the planning period | SOI/MSR areas concerning potential annexation for housing purposes, | development in
in 2023. however, several million dollars in funding is needed for expansion of annexation areas.
electric and water/sewer services.
1.10: Provide The City will continue to Current and ongoing; | The first-time homebuyer program was discontinued due to Revise to provide
Homebuyer implement a first-time provide website link unfavorable market conditions. The City implemented a housing rehab | focus on pursuing
Assistance homebuyer down payment within one year of program from 2020-2022 and continues to support graffiti abatement funding to restart
assistance program. The City adoption of this through CDBG funds. The City actively pursues other affordable program.
will continue to participate with | Housing Element and | housing development opportunities with local social service providers
the Housing Authority in a continue to provide and agencies. Additionally, the City actively looks to partner with the
countywide consortium for the information at the Housing Authority and other local affordable housing developers in
issuance of mortgage revenue public counter; locating suitable development sites, and will continue applying for
bonds or mortgage credit Neighborhood affordable housing grants as they become available.
certificates to assist first-time Services Manager to
homebuyers. The City’s meet with local
objective for this Program is to realtors within one
aid 24 homebuyers for down- year of adoption of
payment assistance for 4 very this Housing Element.
low-, 10 low-, and 10 moderate-
income housing units.
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Name of

Timeframe in H.E.

Recommendation

1.11 Promote

Objective

Increase awareness of the

Current and ongoing

Status of Program Implementation

The City continues to provide information regarding the multifamily

Keep; expand

the City’s City’s multifamily development (2015-2023); development standards, both on the City’s website and at the public with new actions
Multifamily standards. information is permit counter. and objectives.
Housing currently available on
Development the City’s website and | In 2019, the City worked with Eden Housing on the development of an
Standards at the public permit 80-unit, affordable senior housing project as well as on Rubicon at
counter. The City also | Reynolds Ranch, a 156-unit apartment project, Revel at Reynolds
encourages Ranch, a 142-unit market-rate senior project, and a few other medium-
preapplication density projects. The City is very active in developing housing other
meetings. These than conventional single-family homes.
practices will continue
indefinitely. A notice The City’s multifamily development standards were distributed to the
of the City’s Building Industry Association.
multifamily
development All multifamily developments are required to be reviewed by the Site
standards will be Plan and Architectural Review Committee (SPARC) as a condition of
distributed to industry | approval prior to construction.
organizations within
six months of the The City actively meets with multifamily housing developers
adoption of this concerning proactive planning, including location of suitable sites and
Housing Element. predevelopment activities.
1.12 Facilitate parcel sizes that that | Determine The City continues to seek opportunities for affordable housing, and Delete-The-sites
Subdividing are developable for multifamily | appropriate incentives | feasibility of a Linkage Fee Ordinance. Rventory-does
Large Sites for | affordable housing and within one year of netineludetower
Lower-Income | consistent with adoption. Provide The City of Lodi has limited vacant land available for residential B e e
Households recommendations/requirements | incentive throughout development within the City limits. In 2022, the City completed the el
of state, federal, and local planning period, as Sphere of Influence (SOI) and Municipal Services Review (MSR) sites-Keep; the
financing programs. projects are update to enable annexation of several hundred acres of property revised sites
submitted to the along the south-eastern portion of the City's limits. The City has been inventory includes
Planning Division. in discussions with property owners and developers of these expanded | several large
SOI/MSR areas concerning potential annexation for housing purposes, | sites.
however, several million dollars in funding is needed for expansion of
electric and water/sewer services.
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TS Bl Objective Timeframe in H.E. Status of Program Implementation Recommendation
2.1 Evaluate Maintain or replace existing Complete review As required by City policies and procedures, the proponent must apply | Remove.
Applications affordable housing. within six months of for a permit, which is subject to review by the Planning Division.
for the adoption of this
Demolition of Housing Element;

Residential implement new
Structures review procedures
within one year of
adoption of this
Housing Element;
ongoing thereafter,
based on proposals.
2.2 Assist the Improvement of 750 units Current and ongoing, | The City combined the proactive efforts of code enforcement (now Keep; add
Eastside Area | (including private investmentto | 2015-2023. Community Improvement) and housing rehabilitation assistance to specific actions,
with Housing correct code violations) over focus on the CDBG target area, which includes the eastside metrics, and
Rehabilitation | the planning period of this neighborhoods. milestones.
and Code Housing Element: 250
Enforcement extremely low/very low, 250 The City has one full-time staff person working on graffiti abatement.
low, and 250 moderate income.
The City’s 2020-2021 housing rehabilitation program provided small
grants of $10,000 for minor housing rehabilitation. While this program
was promoted in the CDBG target area, the eastside neighborhoods
are included in this CDBG target area. Most projects have been
completed, with 2 pending completion.
2.3 Implement | Eliminate substandard building | Code enforcement on | The City implemented standards for private property maintenance. Keep.

Property
Maintenance
and
Management
Standards

and property conditions.

both complaint and
proactive basis;
current and ongoing,
2015-2023.

Moreover, the City's Graffiti Abatement Program continues to reduce
blight by cleaning up tagged properties, with a focus on higher need
areas. The year-round Program typically cleans up these sites within
24-48 hours, which decreases blight and discourages secondary
tagging. The Program aids in preserving property values and
maintenance of housing stock. During program year 2021-2022, the
Program removed over 1,500 instances of graffiti in the CDBG target
area (low/mod census tract).

In 2022, Community Improvement (Code Enforcement) implemented a
proactive, as well as complaint driven approach, to further ensure
compliance with applicable codes. Three Community Improvement
Officers cover nine areas of the city, with officers rotating areas on a
regular basis, enabling a fresh set of eyes and relationship-building
with citizens city-wide. The proactive approach has been very
successful, with a voluntary compliance rate of 98% before citations
are issued.
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Name of

Timeframe in H.E.

Recommendation

2.4 Conduct a
Housing
Condition
Survey

Objective

Document housing conditions
and establish priorities for
future code enforcement,
housing rehabilitation
assistance, and neighborhood
improvement efforts.

Complete survey and
report to City Council
before the start of the
next planning period.

Status of Program Implementation

The City has not conducted a stand-alone housing conditions survey,
but instead monitors and tracks housing conditions through the
proactive engagement of the Community Improvement team, a division
of the Community Development Department. In addition, housing
conditions are documented in the City’s 2015 Analysis of Impediments
to Fair Housing Choice. The City is currently working on an update to
the Analysis of Impediments to Fair Housing Choice to coincide with
the updates to the 5-year Consolidated Plan. The City has had
difficulty with this program due to COVID-19 and pending legislation
updates. A new Analysis of Impediments to Fair Housing Choice, will
coincide with 2023 Housing Element and 5-year Consolidated Plan
updates.

Keep; revise to
including new
actions.

2.5 Preserve

To preserve affordable rental

Implement this

The City does not currently have any affordable units at risk of

Revise based on

Affordable housing units. program as converting to market rate. analysis of units
Rental necessary. at-risk of
Housing conversion in
updated Element.
2.6 Target the | Preserve and improve the Annual CDBG The City continues to use its annual CDBG allocation for several public | Keep; revise to

Eastside Area

Eastside area.

allocation, maintain

improvement projects:

include new

for Use of zoning, 2015-2023. actions, metric,
Funds for Alley Improvement Project — This project improves alleyways that and milestones.
Public suffer from damaged pavement and poor drainage by removing
Improvements existing pavement, installing proper drainage systems, and repaving
each alleyway. The 2021-22 alleyway project is nearing completion
and the 2022-23 Hale Park upgrade to the parking lot project is
underway. Applications are now being accepted for City Departments
for the 2023-2024 program year.
In 2022, the City funded the Harmony Homes supportive housing
project, creating four new affordable housing units on a vacant parcel.
3.1 Collect Reduce impact fees for multi- Annually review fees. | The City continues to collect a unified development impact fee to pay Continue.
Development family projects based on actual for off-site public facilities and services needed for residential
Impact Fees project densities. development, and requires that residential developers continue to
and Enforce provide on-site infrastructure to serve their projects.
Improvement
Requirements The City reviews its fee structure annually.
3.2 Ensure Provide public facilities and Annually during The City continued to use its Growth Management Allocation Keep.
Adequate services meeting minimum City | housing allocation Ordinance to ensure that the pace of development is consistent with
Public standards. process, 2015-2023. | the City’s and other public facility and service providers’ abilities to
Services for provide public facilities and services and maintain minimum facility and
Residential service standards for the entire community.
Development
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Name of

Timeframe in H.E.

Recommendation

Objective

Status of Program Implementation

3.3 Use of The City will continue to use (See Program 1.8 for | The City continued to use CDBG funds to upgrade public facilities and | Keep; establish
CDBG Funds CDBG funds to upgrade public | implementation.) services in older neighborhoods. Refer to Program 2.6. new objectives.
facilities and services in older
neighborhoods.
3.4 Provide see General Plan Policy P-P20 | see General Plan General Plan Policy P-P20 requires the City to address park dedication | Remove.
Park and Policy P-P20 and new development impact fees as part of the Zoning Ordinance and
Recreation Subdivision Regulations Update, to ensure compliance with the
Facilities General Plan park and open space standard of 8 park acres per 1,000
residents.
The City Council adopted the Lodi Impact Mitigation Fee Program
dated on August2012. The Program requires developers to pay a fee
per unit based on density that would be used for the development of
park facilities to meet the General Plan standard.
3.5 Support Increase housing opportunities | For Action a., a. In 2021, a transit-oriented development was completed as part of Keep; revise to
Transit near transit facilities and annually, prior to the the Reynold's Ranch planned development, including Lavida, 150 speak to mixed
Facilities and encourage forms of travel other | adoption of a City Units, and Oakmont, 88 Units. use zoning, a
Transit- than private vehicles. All budget; for Action b., Downtown
Oriented income groups will be targeted | within one year of b. The City's zoning code includes three mixed-use zoning districts, Specific Plan, and

Development

for TOD housing. However,
extremely low-and very low-
income households that may
rely on transit as their primary
transportation mode should be
prioritized.

adoption of this
Housing Element,
designate infill
opportunities and
identify and adopt
zoning amendments
that are needed and
appropriate to
develop in infill
opportunity zones
within two years of
adoption of this
Housing Element; for
Action c., within two
years of adoption of
this Housing Element,
conduct one or more
community meetings;
for Action d., ongoing.

with flexible development standards for each zone, including the
Downtown Mixed Use District.

c. In 2023-24, the City is looking to update and modernize the 12-year
old Transit-Oriented Development Design Guidelines for the Downtown
to include an examination of highest and best uses, through a balance
of commercial and residential infill sites, to further encourage a vibrant
walkable downtown with access to transit facilities.

d. The City's new Harmony Homes permanent supportive housing
project is directly adjacent to a primary transit stop.

update to the

city’s TOD Design

Guidelines.
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Name of

Timeframe in H.E.

Recommendation

Objective

Status of Program Implementation

4.1 Promote Provide information on fair Current and ongoing, | The City completed its Analysis of Impediments to Fair Housing Keep; expand
Fair Housing housing law to the public and 2015-2023; annual Choice in 2015, which was accepted by US Department of Housing’s with new AFFH
Services support landlord tenant community event for Office of Fair Housing and Equal Opportunity. The City is currently actions and
mediation services. display of fair housing | working on an update to the Analysis of Impediments to Fair Housing objectives based
information within one | Choice to coincide with the 5-year consolidated Plan update. on fair housing
year of adoption of analysis.
this Housing Element; | San Joaquin Fair Housing (SJFH) provided fair housing assistance,
fair housing links will including education, counseling, and mediation services to the
be provided on the residents of San Joaquin County. SJFH assisted 1,217 Lodi
City’s website within households in the 2021-2022 program year. The program goals are to
two years of adoption | ensure fair housing, and to teach and advocate tenant and landlord
of this Housing rights and responsibilities regarding providing and maintaining
Element. adequate and safe housing. SJFH helped mediate conflicts between
tenants and landlords and provided educational opportunities. By
educating both tenants and landlords, the program works to assist in
the process of mitigating housing discrimination in Lodi and promoting
fair housing opportunities regardless of a person’s disability, religion,
race/ethnicity, color, country of origin or ancestry, age, sex, gender
identification/expression, familial status, source of income, marital
status, or sexual orientation. These services have become increasingly
important as the eviction moratoriums expired during the COVID-19
pandemic.
4.2 Regulate Minimize the impact of Ongoing, 2015 — The City continues to regulate the conversion of rental housing to Keep.
Condominium displacement of very low-, low-, | 2013 and as condominiums, although no conversions have occurred.
Conversion and moderate income conversions come
households and assure safety forward.
of converted units.
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Name of

Timeframe in H.E.

Recommendation

Objective

Program
4.3 Pursue
Regional
Solutions to
Homeless
Needs

Provide regional solutions to
homelessness through
assistance to nonprofit
organizations and the County
who work on solutions to end
homelessness in the region.

Current and ongoing,
2015-2023; annual
review of applications
by nonprofit
organizations for use
of City’s share of
CDBG funds.

Status of Program Implementation

In an effort to continue to support regional solutions to homelessness
through its collaboration with The Salvation Army, in 2015 the City
formed a committee on homelessness, which is citywide and regional.
This committee meets on a monthly basis to address both local and
regional homeless issues. The City and committee helped form a new
homeless liaison position. The new homeless liaison began in 2018.
For more details of the LCOH efforts, see the webpage:
http://www.lodi.gov/940/Homelessness.

The City of Lodi adopted the San Joaquin County Homelessness
Strategic Plan in November 2020, which provides a blueprint for how
the City and County should address housing the unsheltered
population.

The City of Lodi received approval from City Council in October 2021
to purchase a site for development the Access Center and Emergency
Shelter. On August 22, 2022, the City opened a temporary emergency
shelter that has the capacity to house up to 49 unsheltered and provide
services including, housing navigation, income advocacy, mental
health and substance use treatment, job readiness training, etc. These
services are similar to what will be provided at the permanent Access
Center, once complete. The permanent Access Center is planned for
development over the next approximately 18 months and will meet the
needs of the 2022 Point in Time Count (208).

Keep: add
milestones for
engagement with
service providers
and regional
agencies.
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Name of

Timeframe in H.E.

Recommendation

Program
4.4 Educate
the Public
About
Affordable
Housing

Objective

Provide information to the
community about the benefits
of affordable housing.

Continue to provide a
newsletter and
conduct at least two
workshops during the
Housing Element
planning period.

Status of Program Implementation

The City’s Annual Action Plan, 5-year Consolidated Plan, and the
City’s Housing Element provide information concerning the City’s
efforts to promote affordable housing. These documents are available
on the City’s website.

Annual Action Plan
https://www.lodi.gov/DocumentCenter/View/154/Annual-Action-Plan-
PDF?bidld=

Housing Element
https://www.lodi.gov/DocumentCenter/View/40/2015-to-2023-Housing-
Element-PDF

Additionally, the Lodi Improvement Committee holds workshops with
residents annually for the development of the City's Annual Action
Plan.

Currently the city is working on community engagement processes for
the update to the 5-Year Consolidated Plan, Analysis of Impediments

to Fair Housing, Affirmatively Furthering Fair Housing (AFFH), and the
6th cycle update to the City Housing Element.

As the City looks to bring additional affordable housing opportunities to
Lodi, City staff will continue to engage with the public on the benefits of
affordable housing.

Keep; revised to
expand
engagement
efforts.

October 2023
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Name of

Timeframe in H.E.

Recommendation

4.5 Incentivize
Affordable
Housing
Development

Objective

Facilitate the development of
affordable housing
opportunities in the city.

Investigate possible
incentives for
facilitating the
development of
affordable housing
and present findings
to the City Council
within one year of the
adoption of this
Housing Element.
The Development
Code and Growth
Management
Allocation Ordinance
update will be
completed within one
year of the adoption
of this Housing
Element.

Status of Program Implementation

The City has a reduced fee schedule for high-density housing, and
impact fees could be reduced further for projects affordable to lower-
income households. In addition, City staff promotes infill higher-density
projects which by-design have a greater affordability. The City has
awarded variances to a 12-unit affordable housing project that was
approved in 2021 and planned for development by summer of 2023.

The City completed an update of the Growth Management procedures
in 2021 to streamline and facilitate the review and approval of growth
allocations. Furthermore, the City is undergoing their 6th cycle Housing
Element update which will provide updates to this topic.

The City encourages use of State Density Bonus law to creatively
enable development of affordable housing projects.

The City has requested technical assistance from the SJV REAP team
in creating free pre-approved ADU plans, along with a Guidebook and
checklist.

Keep; revise to
add specific
incentives, as well
as engagement
with local
agencies and
affordable
housing
developers.

4.6 Facilitate
the
Development
of Project-
Based Section
8 Units

Facilitate the development of
affordable and senior housing
opportunities in the city.

Hold a meeting and
work with local
nonprofits to secure
project-based

Section 8 funding
within a year and a
half of adoption of this
Housing

Element.

The City works with nonprofit developers to secure project-based or
tenant based Housing Choice Vouchers (formerly Section 8). For the
City's new Harmony Homes Project, 4 tenant-based vouchers were
provided in collaboration with the SJ Housing Authority, and a local
social service provider, who will manage the property.

Throughout the latter part of 2022 the City worked in conjunction with
the SJ Housing Authority on a potential affordable housing project and
the first part of 2023 saw Housing Authority submit a grant application
for the Homeless Housing Assistance and Prevention (HHAP) grant
funds available through San Joaquin County.

The City is looking at further opportunities to collaborate in 2023 on
grant applications for affordable housing.

Keep; revise to
establish metrics
within objectives.

5.1 Promote Increase energy efficiency in Current and ongoing, | The City’s electric utility, Lodi Electric Utility Department, offers energy | Keep; revise to
Energy older homes. 2015-2023. conservation programs. A direct link to Lodi Electric's webpage is establish metrics
Efficiency and provided on the City’s website. https://www.lodi.gov/818/Attention- within objectives.
Weatherization Discounts-Incentives-and-Rebat
Improvements
for Older The City plans to promote energy conservation and weatherization
Homes improvements as eligible activities under the Lodi Housing
Rehabilitation Program. The program administration began in 2020
and is now in process.
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Name of

Program Objective Timeframe in H.E. Status of Program Implementation Recommendation
5.2 Energy Increase energy efficiency in Current and ongoing, | The City continues to enforce state requirements for energy Keep.
Conservation the design and construction of 2015-2023, as part of | conservation.
for New new homes. review of planning
Homes and building permit A 235 Single-Family development, Vineyard Terrace, were all built with

applications. Solar to expand their energy efficiency.
5.3: See Program C P41 in the Current and ongoing, | Conservation Element Program C-P41 calls for the City to encourage Remove.
Encourage Conservation Element. 2015-2023 the use of passive and active solar devices such as solar collectors,
Use of Solar solar cells, and solar heating systems into the design of local buildings.
Devices Promote voluntary patrticipation in incentive programs to increase the
Through use of solar photovoltaic systems in new and existing residential,
Voluntary commercial, institutional, and public buildings.
Incentives
Program (see In 2022, the City issued 60 permits for residential rooftop solar
Program C systems.
P41 in the
Conservation
Element)
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