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Office of Councilmember Sam T. Liccardo
September 4, 2007               
Councilmembers’ Propose Expanding Housing Affordability Requirements 
On Wednesday, September 5, 2007, the Rules Committee of the City of San Jose will consider a proposal from Councilmember Sam Liccardo, joined by colleagues Nora Campos, Judy Chirco, and Madison Nguyen, that would substantially expand San Jose’s inclusionary housing requirements for the first time. 
This proposal urges City staff to analyze various options to expand those requirements such as mandating affordable housing near fixed transit stations with zoning conversions of industrial land to residential or requiring inclusionary zoning citywide. Although state law already mandates affordable housing within redevelopment areas, the majority of San Jose – including significant portions adjacent to proposed BART and Light Rail stations – lies outside the redevelopment law’s requirements. Without the proposed legislation, residential development near those transit stations would circumvent affordability mandates.   
Opponents of inclusionary requirements, including the homebuilding industry and the landlord lobby, will seek to delay any consideration of affordability mandates until the General Plan update. Delaying consideration of an inclusionary zoning policy will miss a critical window of opportunity. The already ambitious work schedule of the General Plan update will not accommodate so contentious an issue and doing so will delay enactment of any inclusionary requirements for at least two years, if not more. As the recent conversion of the Berryessa “Flea Market” site has highlighted, the city council immediately faces decisions to re-zone substantial tracts of industrial land for housing, many of them near transit sites. The failure to locate transit dependent residents near transit may undermine the City’s attempts to obtain federal and state matching funds for pending transit projects, such as planned BART and Light Rail expansions. 

Moreover, the failure to address the City’s affordable housing crisis now will leave San Jose’s families in a deeper hole in the coming years. According to the State of California’s Regional Housing Needs Allocation (RHNA), by 2014, the City will need an additional 13,000 new “low” and “very low” income units to address the needs of emerging households in San Jose. City officials have conceded that current policies remain vastly inadequate to address that shortfall, and meeting the RHNA target would require development of affordable housing at the fastest pace in the history of any Bay Area city or county. With rents rising rapidly and rental vacancy rates dropping perilously below 3%, affordable housing will fall further out of reach for thousands of families. 

“The time has come for the City to more aggressively address the community’s need for affordable housing,” noted Liccardo. “Having the title of the “Wealthiest Major American City” means little if we cannot provide safe housing for our restaurant workers and grocery store clerks, let alone for our teachers and police officers,” he added, referring to recent data reaffirming San Jose’s status as the U.S. City with the highest per capita income. 
Councilmember Chirco added, "Inclusionary requirements are a powerful tool to increase the supply of affordable housing in communities," said Chirco. "A discussion about this policy---a policy that may make it easier for parents to afford homes near their jobs, and ensure a safe, stable life for their families---is a discussion worth having."
Councilmember Campos observed, “More than anywhere else in the city, affordable housing constitutes a critical need near our transit stations.” She continued, “Basic principles of city planning mandate that we build affordable housing near transit, to increase access to employment opportunities, social services, and education for those with limited transportation options.”

Liccardo concluded, “With the City allowing conversions of huge industrial tracts for residential development without any affordability mandates, housing delayed is housing denied.” 
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