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Community Workshop Guide 
Prepared by Dyett & Bhatia for 

the City of Concord
Welcome to the Community Workshop!

Thanks for joining us. The Community Workshop is intended to provide residents with an opportunity to learn more about the update to the Housing Element, which our City, along with all of the jurisdictions in the San Francisco Bay Area, must update by the middle of next year. We want to develop a realistic Housing Element that meets State requirements, but which also helps us to meet our goals as a community. 

This event has been designed so that you can focus on those issues of greatest concern to you. Please visit the ‘stations’ to review information on the City’s housing programs, current projects, building permit processes for new construction, as well as alterations, additions and second units for existing properties. 
We have also tried to make it as easy as possible for you to review the information and to give us your comments. City staff and the City’s planning consultant Dyett & Bhatia are available to answer your questions, listen to your ideas and concerns, and provide you with the materials to make your comments. There will also be a speaker session, facilitated by a panel of professional experts on housing needs and community design at 10:00 a.m., followed by a small-group activity. 
We are very interested in your thoughts and input on how we can protect the things we value and manage change to meet the challenges facing our community. 
Thank you again for your participation!
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Mayor William D. Shinn
City of Concord

Community Workshop Agenda 
September 27, 2008

9:00 a.m. – 12:00 noon 

Concord Senior Center

2727 Parkside Circle

	9:00 
	I.
	Welcome to the Community Workshop!

· Participants sign in
· Opportunity to visit the various ‘stations’

· All ‘stations’ will be staffed until 10:00 a.m.

	10:00 
	II.
	Speaker Session

· Introduction and presentation by Michael Dyett, Dyett & Bhatia Urban and Regional Planners (20 Minutes)

· Curtis Caton  from Pyatok Architects (15 Minutes)

· Carl Campos from Loving & Campos Architects (15 Minutes)

· Question and Answer session (10 Minutes)



	11:00 
	III.
	Small Group Activities
· Overview and ground rules by Phillip Woods, Principal Planner (5 Minutes)

· Activity I: Quiz and Survey (10 Minutes)

· Activity II: Issues and Priorities for Housing Element(20 Minutes)



	11:35 
	IV.
	Reports by Group Representatives (25 Minutes)

	12:00 
	V.
	Wrap up and adjournment

	
	
	


The Housing Element: Questions and Answers

What Is A Housing Element?

The Housing Element is part of the City’s General Plan, which serves as the ‘constitution’ for future development in the City. It provides a specific set of policies and programs to help developers and property owners produce high quality, affordable housing for all income levels in the City. The proposed Housing Element Update will address the City’s housing needs by: 

· Providing an inventory of potential sites for new housing;

· Outlining City programs and other State and Federal programs to provide assistance for first-time buyers, and those with special housing needs;

· Identifying resources and opportunities, and addressing constraints to new housing development;

· Promoting equal housing opportunities; and

· Preserving existing federally-assisted housing.

Why Does The City Need To Update The Housing Element?
The process of updating the Housing Element is mandated by the State. Every city and county in California is required to have a Housing Element. According to State law, the Housing Element must be revised and updated every five years and is subject to detailed statutory requirements and mandatory review by the Department of Housing and Community Development (HCD). 
The Housing Element Update process begins through the Regional Housing Needs Determination (RHND) process with HCD allocating a region's ‘fair’ share of the statewide housing need based on the State Department of Finance’s population projections and regional population forecasts used in preparing regional transportation plans. The Association of Bay Area Governments (ABAG) has been appointed by HCD as the regional planning agency for determining and allocating the Bay Area regional housing needs numbers through the Regional Housing Needs Allocations (RHNA) process. 
In 2005, HCD initiated the process of updating Housing Elements through the RHND process. Thus, the current Housing Element update cycle should have happened in 2007. However, the RHND process, which is the first step in initiating Housing Element Updates, was delayed to allow ABAG the opportunity to coordinate with the Metropolitan Transportation Commission’s development of the Regional Transportation Plan update. On September 29, 2005, ABAG received approval of a two-year extension from HCD for completing the RHNA process. The two years prior to the actual five-year housing production period of 2009-2014 is the result of the RHND extension.  The extension allows the City to take credit for new housing development during 2007 and 2008 within the 2009-2014 timeframe of the current Housing Element Update. The deadline for adoption of the new Housing Element is June 30, 2009.  

What Is Concord’s ‘Fair Share’ Of The Regional Housing Need?

Each city and county in California is given quantified ‘housing goals’ that represent their ‘fair share’ of projected housing need. These goals are broken down by income group. Concord’s ‘fair share’ housing need by income group for 2009 to 2014 is: 

· 639 units for very low income households

· 426 units for low income households

· 498 units for moderate income households

· 1,480 units for above moderate income households 

The total housing need for Concord is 3,043 units. 

What Is A ‘Low Income’ Family? What Is A ‘Moderate Income Family’?
The State and Federal governments establish ‘income limits’ each year to define the different income categories, based on the median County income by household size. The table on the following page shows income limits for Contra Costa County for the year 2007, illustrating the types of households that might fall into each of the categories.
How Much Can People ‘Afford’ To Pay For Housing?
It is generally expected that people can afford to pay about a third of their income on housing. The table below helps to translate different incomes into ‘affordable rents’ and ‘affordable home prices’. 

	A family that earns…
	Can afford a rent of about…
	Or a home price of about…

	$37,700
	$943
	$136,000

	$48,600
	$1,215
	$191,000

	$55,300
	$1,383
	$225,000

	$76,850
	$1,921
	$333,000

	$87,450
	$2,186
	$386,000

	$108,600
	$2,715
	$493,000


The table uses selected ‘income limits’ provided by HCD. In evaluating rent affordability, the table shows the maximum amount that households could afford in the uppermost range of their respective income category. Because of the fluctuating home sales market, the affordable prices shown here are meant as indicators only. They assume a 20 percent down payment and an interest rate of 7.0 percent, with applicable insurance and property taxes. 
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The Housing Element Update Process
Every jurisdiction in the Bay Area is currently reviewing and updating its Housing Element to comply with State requirements. The deadline for adoption of the new Housing Element is June 2009.

The process graphic below illustrates the sequence of steps being undertaken to review and update Concord’s Housing Element. These include:
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City Advisory Team Meetings. Meetings with City staff and the Consultant (Dyett & Bhatia) will help make sure that Housing Element policies and programs are consistent with other City efforts and that they are realistic and achievable.

[image: image4.wmf]Community Outreach. A survey on housing was conducted earlier this year. The September 27Community Workshop will provide an opportunity for the community to give input on the Housing Element Update. There will be a workshop on housing policies, and finally, community hearings prior to adoption of the Housing Element.
[image: image5.wmf]State Review. HCD will review the Draft Housing Element to provide feedback on how well we are meeting State requirements. HCD’s comments will be reviewed in the public hearings.
[image: image6.wmf]Planning Commission and City Council Hearings. Prior to the adoption of the Housing Element, a series of public hearings will be held before the Planning Commission and City Council to provide an opportunity for public comments. Public hearings are expected to be in April 2009.
Information on the update process, including times and locations for upcoming meetings, can be obtained by calling Phillip Woods, Principal Planner, City of Concord at (925) 671-3284.
How We Are Changing…

Summary of the Housing Element Background Analysis

Our Population Is Growing

Concord’s population has grown at a rate of 1 percent annually over the last two decades. In 1980, Concord had a population of just 101,800, but its population reached 121,800 in 2000. More recently in 2007, the City had a population of 125,100. According to projections from ABAG, Concord will continue to grow at around 0.6 percent annually over the next two decades. 

We Are Becoming More Diverse

In 1990, 84 percent of Concord residents classified themselves as ‘white’. In 2006, 64 percent of them did. During the same period, the percentage of people who classify themselves as Hispanic or Latino grew from 12 percent to 29 percent of the population, while the percentage of Asians in Concord grew from 8.3 to 11.3 percent of the population.  Additionally, there are also more people who classify themselves as belonging to ‘other races’ than 1990. 
We Are Becoming Older

A survey of population distribution in Concord over the last two decades indicates an aging population. Concord has more people over the age of 65 today than in 1990. The number of seniors increased from 9 percent of the population to nearly 12 percent of the population.  Meanwhile, the middle age group(people with ages from 45-64, has increased from 19 percent of the population to 25 percent of the population. 
We Have an Increasing Variety of Special Housing Needs

Our changing demographics and rising home prices are contributing to the need for different types of housing to meet special needs, including housing for seniors, housing for large families, and housing for single-parent families.

We Are Still Gaining Jobs

The number of jobs in Concord increased greatly in the 1980s and 1990s with the completion of major office buildings and industrial parks. Job growth slowed down in early 2000 in Concord and the rest of the Bay Area due to effects of the “dot-com” bubble. In the future, job growth is expected to continue. Concord’s economic assets: its central location, good transportation, affordable housing, and skilled labor force, will continue to attract, retain and expand businesses and firms to the City. 

How Our Housing Is Changing…

We Are Building A Variety Of Housing

According to data from the California Department of Finance, detached single-family homes make up the majority of residential units in Concord, comprising about 60 percent of the total housing stock in 2006. Multifamily apartments with more than five units make up about 25 percent of the housing stock. The composition of the City’s housing stock – the proportion of single-family, duplexes, multifamily and mobile homes, did not change by much from 2000 to 2006.  
Our Homes And Apartments Are Getting Older

Concord’s aging housing stock is a concern for the City. In 2006, 51 percent of the existing homes were older than 37 years, and 25 percent were older than 47 years. Old housing units are more prone to deterioration, and if they are not properly maintained, they can become blighted and affect property values in the whole neighborhood. Thus, improving and maintaining housing quality is an important Housing Element goal.

Home Prices Have Been Increasing 
The average home sale price for a single-family home was $344,200 in 2000, and rose to a peak of $662,700 in 2005. During the last year, home sale prices have started to drop due to the National Home Mortgage Crisis and information for calendar year 2007 indicates an average home sale price of $562,000.  Nonetheless, they are still very high compared to six or seven years ago and out of reach of most of the lower-income and some moderate income residents.   
Market Rents Have Basically Stayed The Same

The cost of monthly rent in Concord has increased since 2000. Between 2000 and 2006, median gross monthly rent increased by about 12 percent in the City. According to a survey conducted in March of this year, monthly rents average $850 for a studio apartment, $930 for a one bedroom apartment, $1,180 for a two bedroom apartment, and $1,760 for a three bedroom apartment. 

City Continues To Provide Housing Assistance To Residents

In recognition of the high cost of housing which makes it difficult for new home buyers to purchase homes, the City has made a number of housing assistance programs available to assist residents. For existing homes, the City offers a Single Family Repair Loan Program, a Weatherization Program, and a Multifamily Housing Rehabilitation Loan Program (through the County) to help residents repair or improve their homes.  The City also offers a first time home owners a loan program to help them purchase their first home.  
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with household income examples
‘ Industrial Truck Driver

¢ ‘ | Single Dad, Two Children

Y

Medical Assistant
Married, Stay-at-home Spouse
One Child

Registered Nurse
Single Mom, Two Children

Firefighter
Married,
Stay-at-Home Spouse

Admin Assistant

Full-time, Single, Fulltime, Single

| No Children

Family Extremely Low Very Low Low Income Median Moderate Above Moderate
Size Income Income Income Income Income
N\
(30% of median and (50% of median (up to 80% of (up to 120% of
below) and below) median) median) (above 120% of median)

| $17.600 $58.700 $70,400 over $70,400
3 20,100 33,500 67,000 over $80,500
3 @ 75.400 over $90,500
4 25,150 100,600 ovel

5 27,150 45250 90,500 108,600 over $108,600

Childcare 911

Worker Emergency A Health F:are ;
Single Mom,  Dispatcher Professional -
Two Children ¢; Married, Working
Single I"Ipm, Spouse, Two Children
One Child Landscape Supervisor Elementary School Police Officer
Married, Stay-at-Home Teacher Married, Stay-at-.Home
Spouse Single Dad, Two Children ~ SPOUse, Two Children

Note: Salary examples for sample occupations are annual means for Contra Costa County, taken to the nearest ‘Income Limit' Category for 2007.
Source: Cdlifornia Department of Housing and Community Development, 2008. Cdlifornia Employment Development Department, 2008



