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Section | Introduction

I.A Community Context

Founded in 1923 and incorporated in 1960, Temple City is located in the San Gabriel Valley region
of Los Angeles County. Temple City is in the west San Gabriel Valley, five miles southeast of
Pasadena and 13 miles northeast of downtown Los Angeles. The city borders the cities of Arcadia,
San Gabriel, EI Monte, Rosemead, and unincorporated portions of Los Angeles County.

The city is predominantly residential with two major commercial arterials (Las Tunas Drive and
Rosemead Boulevard). The City has witnessed significant public and private investment and
improvements in recent years, especially along its major commercial boulevards. Although only
four-square miles, Temple City is home to approximately 36,000 residents.

Temple City is a highly desirable place to call home. It is characterized by its safe neighborhoods,
exceptional schools, and culturally rich, diverse community. The city maintains a peaceful, family-
friendly atmosphere, knitted together by clean streets, places to gather, and thriving local
businesses.

1.B Housing Element Purpose

The State of California has stated that the availability of decent and suitable housing for every
California family is “a priority of the highest order” (California Government Code 854220). This
objective has become increasingly urgent in recent years as communities across the state,
including Temple City, struggle to meet the housing needs of all their residents. State Housing
Element Law, established in 1969, recognizes the vital role local governments play in the supply
and affordability of housing and requires all cities and counties in California establish a long-range
plan to meet their fair share of regional housing needs. Cities are charged with planning for the
welfare of their citizens, including ensuring that the existing and projected demands for housing
are adequately met.

High housing costs — and related housing instability issues — increase health care
costs (for individuals and the state), decreases educational outcomes (affecting
individuals, as well as the state’s productivity), and makes it difficult for California
businesses to attract and retain employees.

— State of California 2025 Statewide Housing Assessment

The Housing Element is the primary tool used by the State to ensure local governments are
appropriately planning for and accommodating enough housing across all income levels. This
Housing Element covers the planning period 2021-2029. The Housing Element is a mandatory
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part of a jurisdiction’s General Plan but differs from other General Plan elements in two key
aspects. The housing element must be updated every eight years for jurisdictions within a
metropolitan planning organization (MPO) on a 4-year regional transportation plan (RTP) cycle,
such as the Southern California Association of Governments (SCAG). The housing element must
also be reviewed and approved (i.e., certified) by the California Department of Housing and
Community Development (HCD) to ensure compliance with statutory requirements.

At the time of publication, the COVID-19 crisis has impacted Temple City in significant ways. This
has made the issue of housing security even more acute as residents face job loss, housing cost
pressures and disparate health impacts from the pandemic. On a practical level, the housing
element has had to respond to these conditions by transitioning the public outreach process to
reflect the limitations brought on by COVID-19. These actions are detailed in this report. From a
policy perspective, the impact on housing security has shown that many of Temple City’'s
residents have only tenuous access to housing and the need to secure more housing alternatives
for all members of Temple City’s populations.

I.C Organization of the Housing Element

Per California Government Code 865580-65589, a housing element must consist of the following
components:

¢ Review of the Previous Housing Element: An evaluation of the results of
the goals, policies, and programs adopted in the previous Housing Element
that compares projected outcomes with actual achieved results.

o Housing Needs Assessment: An analysis of the existing and projected
housing needs of the community. It provides a profile of socio-demographic
information, such as population characteristics, household information,
housing stock, tenure, and housing affordability. The assessment also
considers local special housing needs, such as, seniors, farmworkers,
homeless, large households, and female-headed households.

¢ Inventory of Adequate Sites: An inventory listing adequate sites that are
suitably zoned and available within the planning period to meet the City’s
fair share of regional housing needs across all income levels.

29N
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e Housing Resources: An identification of resources to support the
development, preservation, and rehabilitation of housing.

e Housing Constraints: An assessment of impediments to housing
production across all income levels covering both governmental (e.g.,
zoning, fees, etc.) and nongovernmental (e.g., market, environmental,
etc.).

o Housing Plan: This section provides a statement of the community’s
goals, quantified objectives, and policies to maintain, preserve, improve,
and develop housing, as well as a schedule of implementable actions to
be taken during the planning period to achieve the goals, objectives, and E
policies. Quantified objectives for new construction, rehabilitation, and
conserved units by income category (i.e., very low, low, moderate, and above moderate)
are included to make sure that both the existing and the projected housing needs are met,
consistent with the City’s share of the Regional Housing Needs Allocation (RHNA).

Section Il provides a summary of the projected housing need. Section Ill summarizes the
adequacy of housing sites and identifies housing resources. Section IV contains the housing plan.
The comprehensive research and analysis supporting the development of Section IV, Housing
Plan, are compiled in appendices to this Housing Element. These appendices contain the full set
of information used to inform the City’s goals, policies, and programs:

e Appendix A: Housing Needs Assessment

o Appendix B: Sites Inventory and Methodology
e Appendix C: Housing Constraints

e Appendix D: Existing Programs Review

e Appendix E: Public Participation Summaries

o Appendix F: Affirmatively Furthering Fair Housing
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Organizations that received email notifications and/or were directly contacted included, but were
not limited to:

e California Family Counseling Network

e The San Gabriel/Pomona Parents Place

e Housing Rights Center

e East Valley Community Health Center

e [East San Gabriel Valley Coalition for the Homeless
e Enki — La Puente Valley Mental Health Center

e Los Angeles County Public Social Services

e New Hope Christian Counseling Centers

e Project Sister

e ABILITY FIRST/Lawrence L. Frank Center

¢ Richard D. Davis Foundation/Developmentally Disabled, Inc.
o ESPERANZA CHARITIES, INC.

o Center for Aging Resources/Heritage Clinic — Pasadena
e Catholic Charities — San Gabriel Valley Region

e SPIRITT Family Services

e Santa Anita Family Services and Senior Services

e Serenity Infant Care Homes, Inc.

e San Gabriel/Pomona Regional Center

e YWCA San Gabriel Valley

e Services Center for Independent Living

e The Family Center — Main Office

e Asian Youth Center

e Buddhist Tzu Chi Foundation

The City specifically provided these contacts the draft Affirmatively Furthering Fair Housing
Analysis in October 2021 for review and comment ahead of draft Housing Element resubmittal to
HCD.

Throughout the process, the City posted materials, supplemental information, and updates on the
project webpage, as well as the City’s homepage, and through social media. Email blasts were
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used to notify community members of upcoming public events and opportunities for input. Verbal
updates were provided regularly at City Council and Planning Commission meetings.

The draft Housing Element was available for review for a 60-day period, concurrent with HCD’s
60-day review, with hard copies available at both City Hall and the Temple City Public Library. A
two-page fact sheet that summarized key aspects of the draft Housing Element was prepared to
facilitate understanding of the project and encourage feedback, especially facilitating review for
those with limited time. The fact sheet was distributed once the draft Housing Element was
available for public review in July 2021.

For detailed information on the public outreach strategy, public outreach summaries, and meeting
materials, please see Appendix E.

Outreach Events

In addition to be available via direct contact (e.g., email, phone), the City offered the following
events to solicit input on the Housing Element update:

e Community Meeting #1 - Wednesday, February 24, 2021 (Virtual 7:00 pm)

e Joint Planning Commission and City Council Study Session — Tuesday, July 20, 2021
(Virtual 6:00 pm)

o Community Meeting #2: Tuesday, August 3, 2021 (Virtual 6:30 pm)
e Planning Commission Public Hearing, XX [To be completed]
e City Council Public Hearing, XX [To be completed]

Due to the ongoing COVID-19 crisis, all events were held virtually. The City was available to
provide translation and interpretation services at all events upon request. Notifications of the
public events were distributed through the City’s email database. Approximately 10 participants
attended the first community meeting.

Affirmatively Furthering Fair Housing Targeted Outreach

In addition to be previously listed efforts, the City conducted targeted outreach to solicit input on
housing challenges, special housing needs, potential housing programs, and fair housing issues
related to the affirmatively furthering fair housing (AFFH) analysis (Appendix F). The City
continued to directly contact stakeholder organizations listed previously to solicit input and offered
a survey (both online and hard copy). The survey was available in March 2022 and included
guestions regarding housing and experience with fair housing and discrimination. To promote the
survey, over 400 flyers were handed out at local grocery and convenience stores and delivered
to large daycare centers; billboard messages were displayed on the most traveled street
(Rosemead Boulevard); messages were broadcasted on the local cable channel; and the City’s
online outlets (e.g., social media accounts) were also used to expand the coverage for public
participation. The survey was translated into multiple languages, and hard copies were provided
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at senior center. The survey was completed by 258 respondents and feedback is integrated into
the Comments Section below and Appendix F (Affirmatively Furthering Fair Housing).

Comments

Comments were provided at outreach events and additional comments were received by City staff
via email or hard copy (i.e., mail or hand delivery). Comments received are summarized below.

The attendees discussed how some commercial areas have recently been designated as
mixed-use to encourage more housing development, including the Crossroads Specific
Plan area.

One participant suggested using vacant commercial parcels if additional sites need to be
designated for housing. There was a discussion regarding site size and dimensions
related to functionality for mixed-use development.

One participant was curious about how accessory dwelling units (ADUs) can be used to
meet the City’'s RHNA. There was discussion regarding the City’s ADU trends of 40 to 50
ADUs being constructed per year.

There is a continued need for housing affordability in Temple City, especially as COVID-
19 has impacted many families and low-income housing is an even greater priority.

Concern that high for-sale and rent prices burden residents and puts residents at risk of
losing their homes.

Support for more affordable housing in general in Temple City.

Support for housing and accelerated implementation of development in the Crossroads
Specific Plan. Agree that the City should pursue available grants to facilitate development
in the Crossroads Specific Plan (i.e., Program A8 (Infrastructure Grants)).

Enhanced density bonus (Program B8) may make sense in the Crossroads Specific Plan
area, provided local infrastructure and services support the additional density.

Support for review of the sewer reconstruction fee as it has not been increased in 15 years.

Since 7.4% of Temple City residents are living below the poverty level, a rental assistance
program should be explored (Program E2). A rental assistance program should be done
in conjunction with other support services (e.g., job placement, financial management,
social services).

Support for the AFFH approach of the City partnering with the Housing Rights Center
(HRC) to investigate fair housing complaints.

The main housing issue in Temple city is the lack of affordable housing options with many
identifying that it is “very difficult” to find either rental or for-sale housing that is affordable.

Concern with the number of people experiencing homelessness in Temple City.
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Strong need for housing for first-time homebuyers and seniors.

Those that believe they have experienced housing discrimination are not likely to report
the incident.

Integration of Comments into the Housing Element

The following summarizes how the feedback received during the process was incorporated into
the Housing Element:

Many potential sites are identified in the recently up-zoned Crossroads Specific Plan area.

Underutilized parcels in commercial areas that allow for residential were evaluated and
included in the sites inventory if appropriate (i.e., met criteria for having development
potential over the planning period (see Appendix B)).

ADUs are projected over the planning period and counted toward the RHNA.

Programs for low-income and extremely low-income households are included, such as
Program E2 (Rental Assistance Program).

An anti-displacement resources program is included (Program E3) to help raise
awareness of tenants’ rights and resources intended to reduce the displacement risk.

Programs that received supportive comments remain in the Housing Element.

Programs to eliminate the minimum floor area standard and monitor parking requirements
for small units have been included with the objective of achieving smaller, more affordable
units and an overall increase in housing stock. These units can be aimed at both first-time
homebuyers and seniors.

Programs for safe parking and rental assistance are included to help address needs of
people experiencing homelessness or at-risk of homelessness.

Programs providing education, information, and resources to both tenants and landlords
are included to increase awareness and reduce housing discrimination.

Additional data points and clarifications were also integrated into the technical appendices based
on discussions with community members and representatives.

I.F

Relationship to Other General Plan Elements

The Housing Element is one of seven mandatory elements of the City’s General Plan, a long-
range vision document that provides guidance for future development in Temple City. City Council
adopted the Temple City Mid-Century General Plan in 2017. For the General Plan to provide
effective guidance on land use issues, the goals, policies, and programs of each element must
be internally consistent with other elements. Although various Zoning Code and Crossroad
Specific Plan amendments are required for consistency with State law as noted in the Housing
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Element programs, the City has reviewed the Housing Element against the other elements of the
General Plan and found it to be consistent.

Moving forward, during the annual sites monitoring and reporting (Program A6), the City will
evaluate whether any amendments to zoning or the General Plan would be required. n the event
an element of the General Plan is amended, the City will consider the impacts of the amendment
on the other elements to maintain internal consistency.

Section |l Projected Housing Need

A Introduction/Overview of SCAG Methodology

State Housing Element law (Government Code 865580 et. seq.) requires regional councils of
governments to identify for each member jurisdiction its "fair share allocation" of the Regional
Housing Needs Assessment provided by the California Department of Housing and Community
Development (HCD). In turn, each city and county must demonstrate the capacity to
accommodate their local share of regional housing needs in the community’s housing element.
Each jurisdiction’s responsibility for meeting the overall regional housing need is established as
a Regional Housing Needs Allocation (RHNA).

The Southern California Association of Governments (SCAG), the council of governments for the
Temple City area, adopted its 6™ Cycle RHNA allocation methodology in March 2020. SCAG
considered several factors in preparing the methodology, which weighed both projected and
existing need. Projected need was informed by household growth, future vacancy need, and
replacement need, while existing need considered transit accessibility, job accessibility, residual
need in disadvantaged communities. The distribution of the RHNA across the four income
categories factored in a social equity adjustment, which allocated a lower proportion of lower-
income RHNA to jurisdictions that already had a high concentration of such households in
comparison to the County, as well as the goal to Affirmatively Further Fair Housing (AFFH), which
adjusted the distribution of RHNA in jurisdictions considered either very low or very high resource
areas.

11.B Los Angeles County Income Limits

The projected housing needs are broken down by income category based on definitions in the
California Health and Safety Code (850079.5). HCD calculates “extremely low”, “very low”, “low”,
“‘median”, “moderate”, and “above moderate” income limits, and publishes these limits at the
county level. Los Angeles County’s 2020 income limits for households of one to four persons are
shown in Table 1I-1. See Appendix A, Table A-4, for a table listing income limits for households of

up to eight persons.
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Table II-1: Los Angeles County 2020 Income Limits

Number of Persons in Household ‘ 1 2 K] 4

Extremely Low $23,700 $27,050 $30,450 $33,800
Very Low $39,450 $45,050 $50,700 $56,300
Low $63,100 $72,100 $81,100 $90,100
Median $54,100 $61,850 $69,550 $77,300
Moderate $64,900 $74,200 $83,500 $92,750

Source: Department of Housing and Community Development, 2020

I.C Regional Housing Needs Allocation

The RHNA for Temple City is shown in Table II-2. The City has a total allocation of 2,186 units for
the October 2021 to October 2029 planning period.

Table 11-2: 6" Cycle RHNA

Temple City ‘ Los Angeles County ‘ SCAG
Areal/lncome Number Percent Number Percent Number Percent
Total 2,186 100% 812,060 100% 1,341,827 100%
Very Low? 630 28.8% 217,273 26.8% 351,796 26.2%
Low 350 16.0% 123,022 15.1% 206,807 15.4%
Moderate 369 16.9% 131,381 16.2% 223,957 16.7%
Above Moderate 837 38.3% 340,384 41.9% 559,267 41.7%

1 The City estimates 50% of the Very Low RHNA households would qualify as extremely low income (i.e., 315
extremely low-income units).

Source: SCAG, City of Temple City, LWC

The City of Temple City is not responsible for the actual construction of these units. Temple City
is, however, responsible for creating a regulatory environment in which the private market could
build unit types included in their State housing allocation. This includes the creation, adoption,
and implementation of General Plan policies, zoning standards, and/or economic incentives to
encourage the construction of various types of units.

Section I Housing Resources

.A Introduction

There are a variety of resources available to support the City in implementation of its housing
strategy, landowners and developers seeking to provide housing, and residents in need to
housing assistance in Temple City. This section provides a summary of land available to
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accommodate future housing in the city. The full site inventory analysis is contained in Appendix
B. This section also includes a list of local, regional, state, and federal programs that provide
financial and related assistance to support the City in meeting its housing goals.

1.B Land Resources

A critical part of the Housing Element is the sites inventory, which identifies a list of sites that are
suitable for future residential development. State law mandates that each jurisdiction ensure
availability of an adequate number of sites that have appropriate zoning, development standards,
and infrastructure capacity to meet its fair share of regional housing need (i.e., RHNA) at all
income levels. The inventory is a tool that assists in determining if the jurisdiction has enough
land to meet its RHNA given its current regulatory framework.

Identification of Sites Suitable for Housing

The sites identified in the site inventory (Appendix B) are comprised of parcels
located in various areas and zones within the City. However, a critical area for ! 9
housing and redevelopment in the city is the Crossroads Specific Plan (CSP). i
The CSP is discussed in detail in Appendix C and Appendix B. Each site has '
undergone an assessment to determine development potential and residential

unit capacity given zoning standards and development trends. For detailed information, please
see Appendix B.

Summary of Adequate Sites

Table IlI-1 summarizes the City’s methods for satisfying its RHNA. Based on accessory dwelling
unit (ADU) projections, entitled and proposed projects, and available 6" Cycle sites, the City has
excess capacity in all income categories. Assumptions and methodology for this determination
and a detailed list of sites are included in Appendix B.
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Table IlI-1: Residential Development Potential and RHNA

Ext I A
ST Very Low Low Moderate bove Total
Low Moderate
RHNA See Very Low 630 350 369 837 2,186
ADUs 41 23 123 6 82 275
Entl_tled/froposed } 24 ) ) 142 166
rojects
Remaining RHNA See Very Low 542 227 363 613 1,745
. See Very
1
Site Inventory Low/Low 1,089 408 628 2,125
See Very
Surplus Low/Low 320 45 15 380
! Considers net new units only.
Source: City of Temple City, LWC

l.C

Financial and Administrative Resources

The following section contains a list of financial, administrative, and other

resources to help the City address its housing needs. Availability of these -n":"
resources is dependent on governmental priorities, legislation, and continued

funding, which may be subject to change at any time.

City Resources

Housing Rehabilitation Loan Program: Participants may apply for zero-interest loans
of up to $35,000 toward home repairs — including heating, plumbing, and electrical items.
Loans have no interest, with no payments until sale, change of title, refinance, or change
of occupancy.

Asbestos Testing and Removal: Homeowners can apply for financial assistance for
required asbestos and lead-based paint testing, as well as abatement work. This program
is associated with the Housing Rehabilitation Loan Program.

Handyworker Grant: This program (FY 2019-20, with potential for renewal) provides up
to $10,000 in funding for home repairs — including heating, plumbing, electrical, energy-
efficiency improvements, etc.

Permanent Local Housing Allocation (PLHA) Grant Funding: The City is using its
Fiscal Year 2021 — 2022 PLHA funds to assist low-income homeowners conduct home
improvements associated with accessibility. Homes must be owner-occupied. The City
budgeted $124,815 for this program.
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o Homelessness Response Plan: The City adopted a two-year Homelessness Response
Plan in March 2021, which identifies goals and supporting actions that are in alignment
with Los Angeles County Homeless Initiative Strategies to ensure eligibility for
implementation funding. This adopted Plan may also provide funding opportunities, as
having an adopted homeless plan has been a requirement for receiving Measure H funds.
Measure H, passed in 2016, is a one-quarter of a percent sales tax increase across Los
Angeles County for funding homeless services and short-term housing in addressing the
homeless crisis across the County.

San Gabriel Valley Resources
e San Gabriel Valley Habitat for Humanity (SGVHFH) Programs

o Homeownership Program: This program constructs new homes and renovates
existing homes alongside Habitat Partner Homebuyers. SGVHFH sells affordable
homes to low-income, first-time homeowners.

o Home Repair Program: This program provides low-income homeowners with
critical interior and exterior home repair assistance.

o Veteran Services: This program helps qualifying homebuyers with an affordable
mortgage to build, purchase, and/or repair their homes.

e San Gabriel Valley Council of Governments (SGVCOG): The SGVCOG provides
services and programs that support housing in the San Gabriel Valley. Currently, the
SGVCOG is leading various efforts to address homelessness, including pursuing funding
to provide services to address the immediate need and assist individuals facing
homelessness.

e San Gabriel Valley Regional Housing Trust (SGVRHT): A joint powers authority to fund
and finance the planning and construction of homeless housing, and extremely low, very
low, and low-income housing projects. In April 2021, the City Council agreed to join the
SGVRHT as an affiliate member.

Regional Resources

e Los Angeles County Development Authority (LACDA) Programs

o First Home Mortgage Program: Southern California Home Financing Authority
(SCHFA) is a joint powers authority between Los Angeles and Orange Counties to
create first-time homebuyer programs for low to moderate income households.
This program helps provide loan and down payment assistance for low- to
moderate- income households, and it is administered by LACDA and the Public
Finance Division of the County of Orange.
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o Home Ownership Program (HOP): This program provides financing to low-income
families looking to purchase an existing home in Los Angeles County.

o Affordable Homeownership Opportunities Program (AHOP): This program
provides first-time homebuyer down payment assistance to low- and moderate-
income households who are unable to purchase a new home. After meeting criteria
established by the lender providing the first mortgage loan, LACDA provides
financial assistance via a secondary mortgage, with all payments deferred until
sale, transfer, or refinancing.

o Housing Choice Voucher Program (Section 8): While the Housing Choice Voucher
Program is a federally funded program, it is administered locally by public housing
agencies, such as LACDA. The program provides assistance to very low-income
families to afford decent, safe, and sanitary housing. Participants find their own
housing to rent in the open market and pay a portion of their income towards rent.
LACDA subsidizes the balance of the monthly rent in direct payments to the owner.

o Homeless Incentive Program: This program offers monetary incentives to
encourage landlords to rent their available units to LACDA’s Section 8 voucher
holders. Funding is funded from a collaborative effort between multiple County
agencies as part of the Homeless Prevention Initiative.

o L.A. County Housing Innovation Fund (LACHIF) IIl: LACHIF is a revolving loan fund
of approximately $70 million administered by LACDA in partnership with
participating community lenders. Loans are made to finance acquisition and
predevelopment costs for affordable housing developments in Los Angeles
County. Both non-profit and for-profit borrowers are eligible for LACHIF Il loans.

e Los Angeles County Neighborhood Housing Services (NHS) Programs and Services

o Mission-Driven Real Estate Program: This program assists underserved
communities across Los Angeles County with the purchase and sale of residential
as well as commercial real estate properties. NHS provides access to capital for
down payment assistance, developing real-estate properties, and acquiring vacant
or distressed properties.

o Construction Management Services: This program provides homeowners and
contractors with technical assistance from NHS’s construction team. Assistance
includes bid process management, contractor selection, project oversight, and
conflict resolution services. Additionally, NHS’s project team can assist in home
inspections, home safety awareness, lead abatement & code compliance, and
refinancing assistance.

o Affordable Lending: This program provides direct lending to underserved
communities. Interested families can work with an NHS Lending Counselor to find
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an affordable loan option. NHS Lending Counselors can access special programs
at the local, state, and federal level which provides loans to qualified families.

o Financial Education and Counseling: This program educates families on building
financial capacity, knowledge of financial services and products, credit
management, avoiding predatory lending practices, tenant and homeowner
education. This program consists of a series of classes, clinics, workshops, and
one-on-one counseling sessions to provide families with the resources for them to
become and remain informed homeowners.

Los Angeles County Housing Resources Center: Created in 2007, this portal helps
people list and find affordable, special needs, accessible, and/or emergency housing
within the County of Los Angeles. This web-based service is supported by a toll-free call
center and helps provide information to the general public as well as professionals seeking
vital housing resources for clients.

State Resources

Affordable Housing and Sustainable Communities Program (AHSC): Administered
by the Strategic Growth Council, this program provides grants and/or loans to fund land-
use, housing, transportation, or land preservation projects that support infill and compact
development that reduce greenhouse gas emissions.

CalHome: HCD provides grants to local public agencies and non-profit housing
developers to assist first-time homebuyers with down payment assistance through
deferred-payment loans, rehabilitation, homebuyer counseling, self-help mortgage
assistance, or other technical assistance. $57 million available in State CalHome program.

California Emergency Solutions and Housing (CESH): This program provides funds
for a variety of activities to assist persons experiencing or at risk of homelessness, such
as housing relocation and stabilization services (including rental assistance), operating
subsidies for permanent housing, flexible housing subsidies, emergency housing
operating support, and homeless delivery systems.

Homekey: This program provides funding to protect Californians experiencing
homelessness who are impacted by COVID-19.

Housing for a Healthy California (HHC) Program: This program creates supportive
housing for recipients of or those eligible for health care provided through the California
Department of Health Care Services’ Medi-Cal program.

Housing Navigator’s Program: This grant program funds housing navigators to help
young adults aged 18 to 21 years secure and maintain housing, with priority for individuals
in the foster care system.

Infill Infrastructure Grant Program (lIG): This program promotes infill housing
development by providing grant funding, in the form of gap assistance, for infrastructure
improvements required for qualifying multi-family or mixed-use residential development.

17 | City of Temple City 2021-2029 Housing Element



e Joe Serna, Jr. Farmworker Housing Grant (FWHG) Program: This program provides
deferred payment loans for both owner-occupied and rental housing for agricultural
workers, with a priority for lower income households.

e Local Housing Trust Fund (LHTF) Program: This program provides matching funds to
local or regional housing trust funds for the creation, preservation, and rehabilitation of
affordable housing, transitional housing, or emergency shelters.

e Mobilehome Park Rehabilitation and Resident Ownership Program (MPRROP): This
program provides financing to support the preservation of affordable mobilehome parks
through conversion of the park to an ownership model.

e Multifamily Housing Program (MHP): This program provides deferred payment loans
for the construction, preservation, and rehabilitation of permanent and transitional rental
housing for lower-income households.

o National Housing Trust Fund: This program provides deferred payment or forgivable
loans for the construction of permanent housing for extremely low-income households.
The covenant is for 55 years.

e Permanent Local Housing Allocation (PLHA) Program: This program provides a
permanent source of funding to all local governments in California to help cities and
counties implement plans to increase affordable housing stock. Funding for this program
is provided through a $75 recording fee on real estate transactions. Also see discussion
above under Local Resources.

e Predevelopment Loan Program (PDLP): This program provides financing to cover pre-
development costs to construct, preserve, or rehabilitate assisted housing.

e Supportive Housing Multifamily Housing Program (SHMHP): This program provides
low interest deferred loan payments to developers building affordable rental housing that
contain supportive housing units.

e Transit-Oriented Development (TOD) Housing Program: This program provides low-
interest loans as gap financing for higher density affordable rental housing near transit.

e Veterans Housing and Homelessness Prevention Program (VHHP): This program
supports the acquisition, construction, rehabilitation, and preservation of affordable multi-
family housing for veterans and their families.

e Golden State Acquisition Fund: This $93 million fund provides low-cost financing aimed
at supporting the creation and preservation of affordable housing across the state.

e California Housing Finance Agency (CalHFA): CalHFA offers a variety of low-cost loan
programs to support the development of affordable multi-family rental housing, mixed-
income housing, and special needs housing.

e California Housing Finance Agency (CalHFA), Mortgage Credit Certificate Program:
The MCC program is a homebuyer assistance program designed to help lower-income
families afford home ownership. The program allows home buyers to claim a dollar-for-
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dollar tax credit for a portion of mortgage interest paid per year, up to $2,000. The
remaining mortgage interest paid may still be calculated as an itemized deduction.

Elderlink: A senior care referral service licensed by the Department of Public Health. This
organization provides independent and free personalized senior care placement services
to fully screened and approved nursing home, board and care, and assisted living facilities.

Federal Resources

HOME Program: Participating jurisdictions may use HOME funds for a variety of housing
activities, according to local housing needs. Eligible uses of funds include tenant-based
rental assistance; housing rehabilitation; assistance to homebuyers; and new construction
of housing. HOME funding may also be used for site acquisition, site improvements,
demolition, relocation, and other necessary and reasonable activities related to the
development of non-luxury housing. Funds may not be used for public housing
development, public housing operating costs, or for Section 8 tenant-based assistance,
nor may they be used to provide non-federal matching contributions for other federal
programs, for operating subsidies for rental housing, or for activities under the Low-Income
Housing Preservation Act.

Community Development Block Grant (CDBG): Federal funding for housing programs
is available through the U.S. Department of Housing and Urban Development (HUD).
Temple City participates in the CDBG program through the County of Los Angeles, which
applies to HUD for funds on behalf of the City and other non-entitlement jurisdictions. The
City offers housing rehabilitation loan and grant programs funded with CDBG funds. The
City’s CDBG allocation for the Fiscal Year 2020-2021 is $201,757.

Section 108 Loan Guarantee Program: Allows CDBG entitlement jurisdictions to
leverage their annual grant allocations to access low-cost financing for capital
improvement projects. Eligible activities include housing, economic development, public
facility, and infrastructure. This program is often used to catalyze private investment in
underserved communities or as gap financing.

Section 811 Project Rental Assistance: HUD offers long-term project-based rental
assistance through a NOFA published by the California Housing Finance Agency
(CalHFA).

Emergency Solutions Grants (ESG) Program: This program provides funding for cities,
counties, and states to (1) engage homeless individuals and families living on the street;
(2) improve the number and quality of emergency shelters for homeless individuals and
families; (3) help operate these shelters; (4) provide essential services to shelter residents,
(5) rapidly rehouse homeless individuals and families, and (6) prevent families/individuals
from becoming homeless.

Veterans Affairs Supportive Housing (VASH) Program: HUD-VASH is a collaborative
program between HUD and VA combines HUD housing vouchers with VA supportive
services to help veterans who are homeless and their families find and sustain permanent
housing.
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.D

Low-Income Housing Preservation and Residential Home Ownership Act
(LIHPRHA): This program requires all eligible HUD Section 236 and Section 221(d)
projects at risk of conversion to market-rate rentals from mortgage pre-payments be
subject to LIHPRHA incentives, which include subsidies to guarantee an eight percent
annual return on equity.

Low-Income Housing Tax Credit: Administered through the California Tax Credit
Allocation Committee (TCAC), the Low-Income Housing Tax Credit (LIHTC) subsidizes
the acquisition, construction, and rehabilitation of affordable housing by providing a tax
credit to construct or rehabilitate affordable rental housing for low-income households.

Continuum of Care (CoC) Program: The Continuum of Care (CoC) Program is designed
to promote communitywide commitment towards ending homelessness. It provides
funding to nonprofits, State, and local governments to provide shelter and services to
people experiencing homelessness.

U.S. Department of Agriculture (USDA) Housing Programs: This program provides
homeownership opportunities for individuals and below market-rate loans/grants to public
and non-profit organizations for new construction, preservation, or rehabilitation of
farmworker/rural multi-family rental housing.

Opportunities for Energy Conservation

The cost of energy can greatly impact housing affordability, as energy costs can constitute a
significant portion of total housing costs. High energy costs also particularly impact low-income
households that are less likely to have the ability to cover increased expenses.

Southern California Edison (SCE) provides electricity services for the City of Temple City.
Southern California Edison assists low-income customers through several programs including:

CARE (California Alternate Rates for Energy): This program reduces energy bills for
eligible participants by about 30 percent. Qualifications are based on whether any person
living in the home participates in a list of public assistance programs or household income
guidelines.

FERA (Family Electric Rate Assistance): Family Electric Rate Assistance is SCE’s rate
reduction program for large households of three or more people with low- to middle-
income. Qualifications are based on household income guidelines.

Arrearage Management Plan (AMP) Program: This program is a debt forgiveness
payment plan for residential CARE and FERA customers who have past due bills (at least
90 days old) totaling $500 or greater. In exchange for making on-time payment on the
current monthly bill, AMP will forgive 1/12 of the eligible total past due amount.

Capitation Fee Program: This program reimburses organizations helping income-
qualified customers gain assistance through the CARE or FERA program. Organizations
dedicating resources to enrolling individuals and families in these programs can be entitled
to capitation fees to offset expenses.
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e California LifeLine Program: This program may provide a discount on phone services
to residents receiving energy bill discounts through the CARE program.

e Grid Alternatives’ Energy for All Program: This program provides no-cost solar for
single family homeowners with limited or fixed incomes.

Additionally, the City has an Energy Action Plan (EAP), which was adopted in 2012. The EAP is
intended to assist in meeting State and regional goals of greenhouse gas reduction and long-term
energy efficiency, and it includes a strategy to meet the City’s energy reduction goals.

Other conservation programs available at the local, regional, state, and federal level are described
below.

City Energy Resources

¢ HERO: Temple City participates in the HERO program, which provides low interest loans
for energy-efficient home improvements repaid through property taxes.

San Gabriel Valley Energy Resources

e San Gabriel Valley Energy Wise Partnership (SGVEWP) Energy Assessment Screen
for your Home (EASY) Program: This program provides residents a free energy
assessment to identify opportunities to reduce home energy usage and costs.

State Energy Resources

e California Department of Community Services & Development Programs Low-
Income Weatherization Program (LIWP): California’s Low-Income Weatherization
Program (LIWP) provides low-income households with solar photovoltaic (PV) systems
and energy efficiency upgrades at no cost to residents. LIWP is the only program of its
kind in California that focuses exclusively on serving low-income households with solar
PV and energy efficiency upgrades at no cost. The program reduces greenhouse gas
emissions and household energy costs by saving energy and generating clean renewable
power. LIWP currently operates three program components: Multi-Family, Community
Solar, and Farmworker Housing. According to CDS’s Nov. 2020 Low-Income
Weatherization Program Impact Report, LIWP has received $212 million from the
Greenhouse Gas Reduction Fund since 2014. Note: The multi-family energy efficiency &
renewables program component is estimated to end in June 2022.

e California Public Utilities Commission Energy Savings Assistance Program (ESA):
ESA provides no-cost weatherization services to low-income households who meet the
CARE income guidelines. Services provided include attic insulation, energy efficient
refrigerators, energy efficient furnaces, weatherstripping, caulking, low-flow showerheads,
water heater blankets, and door and building envelope repairs which reduce air infiltration.
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Federal Energy Resources

e Federal Housing Administration Energy Efficient Mortgage Program (EEM): This
program helps families save money on their utility bills by enabling them to finance energy
efficient improvements with their FHA-insured mortgage. The EEM program recognizes
that an energy-efficient home will have lower operating costs, making it more affordable
for the homeowners. Cost-effective energy improvements can lower utility bills and make
more income available for the mortgage payment.

Section IV Housing Plan

IV.A Introduction

The housing plan of the Housing Element serves as the City’s strategy for

addressing its housing needs. This section describes the housing goals, policies, v =

and programs of the Housing Element for the City of Temple City. v =
v =

Goals are aspirational purpose statements that indicate the City’s direction on )

housing-related needs. Each goal encompasses several policies, which are

statements that describe the City’s preferred course of action among a range of other options.
Each goal also includes programs, which are actionable steps taken to implement the policies
and further the City’s progress towards its goals. Some programs contain quantified objectives,
which refer to the number of units that are expected to be constructed, preserved, or rehabilitated
through the program during the planning period. These quantified objectives represent
measurable outcomes that can be used to benchmark the success of each program.

This Housing Element contains institutional changes intended to significantly increase the amount
and type of housing for all income levels in Temple City. These efforts are expected to be initiated
throughout the planning period, which is from October 15, 2021 to October 15, 2029. In
accordance with State law, the City will also evaluate the progress and effectiveness of these
programs on an annual basis. Together, these initiatives reflect the City’s commitment to
increasing affordable housing and improve existing housing conditions.
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IV.B Goal A: Facilitate the Development of Housing Actions to Make Sites
Available to Accommodate the RHNA

Policies

a) Implementthe Land Use Element, Zoning Code, and Crossroads Specific Plan to achieve
adequate sites for all income groups.

b) Facilitate and encourage residential development through lot consolidation incentives
including density and height increases, reduced processing time, vacation of alleys, and
fee reductions.

c) Designate sites that accommodate a variety of housing needs.

d) Work cooperatively with neighboring cities, Los Angeles County, and the Southern
California Council of Governments (SCAG) to ensure that the region addresses its fair
share of housing and promotes sustainable land use and transportation planning.

e) Cooperate with and seek the advice of developers, builders, financial institutions,
community groups, nonprofit agencies, and interested community members on housing
needs and the solutions to housing problems.

f) Promote infill housing development in appropriate locations.

g) Promote housing options that allow residents to age in place such as multi-generational
housing, multi-family housing, senior housing, and residential care.

Programs

Al.Lot Consolidation in the R-3 and MU Zones. The presence of small, underutilized
parcels may constrain future development in portions of the R-3 Zone. The R-3 Zone
provides density and parking incentives for the consolidation of smaller lots into larger
development sites as a means of achieving the scale and quality of development
envisioned for the area. For instance, for multifamily residential projects, the consolidation
of four to six lots will result in a 15 percent increase in the number of allowable units and
a 10 percent reduction in guest parking. These lot consolidation incentives are also
available to multi-family projects in the MU-L and MU-M zones. Additional incentives for
lot consolidation could include reductions in processing time, vacation of alleys, and fee
reductions including processing fees, in-lieu fees, and utility connection fees. The City will
promote the lot consolidation incentives on the City’s website and through regular updates
at the Planning Commission and City Council public meetings.

e Obijective: If no applications utilizing the lot consolidation program are received
by June 2025, the City will increase promotion of these incentives through the
preparation of a handout/mailer and evaluate modifying the incentives through
outreach with property owners and housing developers (such as reducing the
number of lots needed to qualify for incentives). The City’s objective is to
receive at least one application for a lot consolidation incentive during the
2021-2029 planning period with a goal of permitting eight new residential units
on consolidated lots.
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¢ Timeframe: Provide information on the City’s website (2022); promote at
Planning Commission and City Council public meetings (annually); adjust
promotion efforts and evaluate incentives (if needed) (2025-2026)

e Responsible Agency: Community Development Department

A2.Multi-family Sites Inventory. Using the 6™ Cycle site inventory, the City will update and
maintain an inventory of sites for prospective multi-family residential development on a
regular basis. The City will ensure this inventory is available to the public and the local
development community and will include it in its publicly available GIS data. The City will
coordinate with the State’s electronic inventory, as appropriate. The City will promote this
information to the development community by providing it at the City’s building permit and
planning front counter and at Planning Commission and City Council meetings.

e Timeframe: Provide sites inventory map at front counter immediately following
City Council adoption; annual updates at Planning Commission and City
Council meetings

e Responsible Agency: Community Development Department

A3.Special Needs Housing. The City will continue to facilitate and encourage emergency
shelters, transitional and supportive housing, and Single Room Occupancy (SRO) units.
The City will amend the Crossroads Specific Plan and Zoning Code to clearly allow
transitional and supportive housing subject only to those restrictions that apply to other
residential dwelling of the same type in those zones and to be consistent with AB 2162.
To further facilitate emergency shelters, the City will include emergency shelters in the
Crossroads Specific Plan use table to more clearly identify that this use is permitted by-
right in the MU-B Zone without any discretionary action; remove the outdated reference to
the CC Zone in Zoning Code 89-1T-5.A; and amend the Zoning Code and Crossroads
Specific Plan to allow Low Barrier Navigation Centers by-right in all residential zones,
areas zoned for mixed-use, and nonresidential zones that permit multi-family uses
consistent with AB 101 (Government Code 865660 et seq.). These amendments will
expand the allowance for special needs housing throughout the Temple City, which
includes only highest and high resource areas (Appendix F, Figure F-11).

o Timeframe: 2022-2023
e Responsible Agency: Community Development Department

A4.Energy Conservation Program. Temple City is one of 27 San Gabriel Valley cities
participating in the development of an Energy Efficiency Plan as part of a unified regional
framework for meeting long-term energy efficiency goals, including residential energy
conservation. In 2012, Temple City developed an Energy Action Plan to assist in meeting
State and regional goals of greenhouse gas (GHG) reduction and long-term energy
efficiency. The Energy Action Plan identifies energy efficiency goals and targets and
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includes a strategy to meet the City’s energy reduction goals. Temple City will continue to

implement the Energy Action Plan.
o Timeframe: Ongoing consistent with the Energy Action Plan strategy
e Responsible Agency: Community Development Department

A5.Rezone Re-Used Sites. Consistent with AB 1397, the City will amend the Zoning Code

to allow development by right pursuant to Government Code 865583.2(i) when 20 percent

or more of the units are affordable to lower income households on sites identified in Table
IV-1 to accommodate lower income RHNA that were previously identified in past housing

element(s).

Table IV-1: Re-Used Sites to be Rezoned

Parcel Size

(ac)

Zone

Lower Income
Units Capacity

5387023033

9094 LAS TUNAS DR

0.94

MU-M

19

8587008017

9465 LAS TUNAS DR

1.16

MU-M

22

Source: City of Temple City, LWC

e Timeframe: 2022-2023
e Responsible Agency: Community Development Department

A6. Sites Monitoring and Reporting. Consistent with SB 166 (No Net Loss), the City will

monitor housing sites to ensure adequate sites to accommodate the remaining unmet
RHNA by each income category are maintained at all times. The City will clearly track

each site and report annually to the City Council on the adequacy of available sites.

o Timeframe: Annually report to the City Council on availability of sites; review
inventory capacity on an ongoing basis as applications are submitted, reviewed

and approved
¢ Responsible Agency: Community Development Department

A7.Crossroads Specific Plan Amendments. The Crossroads Specific Plan (CSP) is a

crucial housing site for the City. The City recently amended the CSP to require a minimum
density of 50 units per acre in the MU-C district. The City will amend the CSP to also
establish minimum densities in the NT and MU-B districts ensuring sites are developed at
densities to meet realistic capacity assumptions. The City will evaluate 1) allowing
standalone multi-family residential projects in appropriate locations within the MU-C
district, and 2) the prohibition of residential uses within 250 feet of the intersection of
Rosemead Blvd/Broadway and Rosemead Blvd/Las Tunas Dr. to determine if more

opportunities for residential uses can be allowed.
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o Timeframe: 2022-2023 (establish minimum densities); 2023-2024 (evaluate
other potential modifications)
o Responsible Agency: Community Development Department

A8.Infrastructure Grants. Current drainage and sewer systems require continued
maintenance and investment to support the impacts of increased housing development,
including in the Crossroads Specific Plan area. The City will pursue grant funding for
infrastructure that supports infill development across the city (e.g., Infill Infrastructure
Grant, etc.).

e Objective: The City’s objective is to be awarded one grant for infrastructure
funding that facilitates the production of housing during the 2021-2029 planning
period with the goal of funding and completing one drainage or sewer system
project that serves the Crossroads Specific Plan area

o Timeframe: Annually evaluate notices of funding availability; submit at least
one grant application every two years until an award is received

o Responsible Agency: Community Development Department, Public Works

A9.Religious Institutions Qutreach. To facilitate the development of housing on religious
institution/faith-based sites, the City will conduct direct outreach to those properties to
inform property owners and operators about AB 1851 and any other regulations that
encourage housing development on these sites.

» Objective: The City will reach out to each religious institution sites owners or
operators every two years. Outreach will occur over email, phone, or in-person
meetings. The City will expedite processing of any application for housing on
religious/faith-based sites. The City’s goal is to permit five housing units on a
religious institution/faith-based site(s) during the 2021-2029 planning period. If
no application for housing on a religious institution/faith-based site is received
by June 2025, the City will modify outreach efforts to be conducted annually.

e Timeframe: 2022 (conduct initial outreach); ongoing every other year (2024,
2026, 2028)

¢ Responsible Agency: Community Development Department

2021-2029 Housing Element City of Temple City | 26



IvV.C

Goal B: Promote Affordable Housing Development and Opportunities
to Meet the Needs of Lower- and Moderate-Income Households

Policies

a)

f)

Continue to participate in State and federally sponsored programs designed to maintain
housing affordability, including the Section 8 Housing Choice Voucher rental assistance
program, administered by the County of Los Angeles Housing Authority.

Assist in the provision of home ownership options for lower-income households.
Continue to facilitate and encourage the development of accessory dwelling units.
Continue to promote the density bonus ordinance.

Consider implementation of an inclusionary housing policy to encourage and facilitate the
development of new housing for low- and moderate-income households.

Encourage micro-unit, shared, and intergenerational housing models to help meet the
housing needs of aging adults and lower- income individuals.

Programs

B1.

B2.

Rental Assistance (for Existing Cost Burdened Households). Temple City is a
participating city with the Los Angeles County Development Authority (LACDA). As a result,
LACDA administers the Section 8 Housing Choice Voucher Program within the City limits.
Under the provisions of the Voucher Program, the tenant pays approximately 30 percent
of his/her income towards rent, and the Housing Authority pays the balance of the rent to
the property owner, who participates in the program on a voluntary basis. During calendar
year 2020, there were 70 Housing Choice Voucher program participants that resided in
Temple City. The City will support LACDA’s efforts to maintain and possibly to increase
the number of Housing Choice Vouchers._The City will also advertise availability of the
Housing Choice Voucher Program on its website, newsletters, email blasts, social media,
cable television channel as well as handouts at City Hall and other public buildings and
facilities.
e Obijective: Although Housing Choice Vouchers are portable and administered
by LACDA, the City’'s objective is to continue to have at least 70 Housing
Choice Voucher program participants reside in Temple City
o Timeframe: Provide link on City website (2022); promote the Program annually
¢ Responsible Agency: Community Development Department

Home Ownership Program for Lower-Income Households. The City participates with
the Los Angeles County Development Authority (LACDA) in implementation of a Mortgage
Credit Certificate Program (MCC). An MCC is a certificate awarded by LACDA authorizing
the holder to take a federal income tax credit. A qualified applicant awarded an MCC may
take an annual credit against federal income taxes of up to 20 percent of the annual
interest paid on the applicant’'s mortgage. Temple City also facilitates access to
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information regarding provision of silent second down payment assistance from LACDA
under the Homeownership Program (HOP), and provision of financing under the GSFA
Platinum Program, which is sponsored by the Golden State Finance Authority (GSFA) and
managed by the National Homebuyers Fund (NHF). These programs provide down
payment and closing cost assistance to homebuyers. The City will promote LACDA
programs to Temple City residents through the City website, email blasts, social media,
handouts at City Hall and other public buildings and facilities, and/or other appropriate
channels.

e Timeframe: Provide LACDA program links on the City’s website (2022);

promote LADCA programs through various methods (annually)
o Responsible Agency: Community Development Department

B3. Affordable Housing Development Assistance. The City can play an important role in
facilitating the development of quality, affordable housing in the community through
provision of regulatory incentives, land write-downs, and direct financial assistance. The
following are among the types of incentives the City can provide:

¢ Reduced development fees
¢ Incentives, concessions, and waivers to development standards
e Density bonuses

By utilizing various tools to facilitate infill development, the City can help to address the
housing needs of its lower and moderate-income residents and workforce, including
extremely low-income households. The City will reach out to affordable and special needs
housing developers to discuss these types of incentives and assistance to determine how
the City can most effectively support and facilitate special needs and affordable housing
projects in Temple City.

e Obijective: Offer City incentives to at least one lower income or special needs
housing developer during the 2021-2029 planning period with the objective of
facilitating a housing development that contains lower income and/or special
needs housing with the goal of permitting five below market rate units (i.e.,
affordable to moderate or lower-income households) in Temple City by 2029

o Timeframe: On an annual basis, the City will reach out to at least three special
needs and/or affordable housing developers with development experience in
the San Gabriel Valley to discuss potential incentives or assistance the City
could offer to facilitate special needs and affordable housing development.
Outreach will occur over email, phone, or in-person meetings.

o Responsible Agency: Community Development Department
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B4.Funding and Coordination. The City will assist affordable and special needs housing
developers to seek additional funding sources — including State, federal, and private
funding sources — as a means of leveraging local funds and maximizing assistance to
meet City housing goals. The City will provide support through affordable housing funding
applications. The City will also meet with developers of special needs housing and
affordable housing to facilitate housing for persons with disabilities, including
developmental disabilities, or experiencing homelessness in Temple City.

¢ Objective: Assist any affordable and special housing needs developer
requesting City assistance with funding applications during the 2021-2029
planning period. If no requests are submitted by June 2025, the City will expand
outreach to special needs and affordable housing developers with experience
in Los Angeles County, not limited to the San Gabriel Valley. The City’s
objective is to assist with at least one funding application during the 2021-2029
planning period with the goal of permitting 5 units for special needs households
and/or affordable to lower-income households.

o Timeframe: On an annual basis, the City will reach out to at least three special
needs and/or affordable housing developers with development experience in
the San Gabriel Valley. Outreach will occur over email, phone, or in-person
meetings.

e Responsible Agency: Community Development Department

B5.Accessory Dwelling Unit (ADU) Ordinance. In 2020, Temple City adopted an ADU
Ordinance providing greater flexibilities for the construction of ADUs and Junior ADUs
(JADUS). The Ordinance has been reviewed by HCD, and the City will amend the ADU
Ordinance in compliance with State law. Additionally, the City will amend the mixed-use
zones use table (Table 9-1H-2) to add Accessory Dwelling Units as a permitted use
consistent with the ADU Ordinance. To further facilitate the development of ADUs, the City
will consider other opportunities to promote ADU production, such as an easy-to-read ADU
handbook and/or other informational materials coupled with outreach to residents.

e Objective: 275 ADUs over the 2021-2029 planning period; if ADU targets are
not being met (i.e., 34.5 ADUs permitted on an annual average) by June 2025,
the City will review and revise efforts to increase ADU construction (e.g., fee
waivers, pre-approved ADU site/floor plans, etc.) no later than December 2025.
The City shall continue monitoring every two years (June 2027 and June 2029)
and act based on monitoring results within six months. The City’s action shall
be commensurate with the level of shortfall from construction targets (i.e., if
shortfall is significant, less than 80 percent of goal a rezoning action may be
required, if shortfall is slight, 80 percent of goal or greater, additional incentives
may be appropriate).
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o Timeframe: 2022-2023 (amend Ordinance); 2025, 2027, 2029 (monitoring and
action if necessary)
o Responsible Agency: Community Development Department

B6.Density Bonus Provisions. AB 2345, which took effect on January 1, 2021, revised the
State density bonus law (Government Code §65915-65918). It increases the maximum
density bonus to up to 50 percent. Temple City will update its local density bonus
provisions to be consistent with current State law. Additionally, the City will consider
modifying its procedures to eliminate City Council approval for density bonus requests.
The City will include or reference the requirements to replace rental units consistent with
Government Code 865915(c)(3).

¢ Objective: Amend the Municipal Code to comply with State law. The City will
promote use of density bonus provisions consistent with Programs B3
(Affordable Housing Development Assistance) and E7 (Target Below Market
Rate Housing Development in High and Highest Resource Areas) with the goal
of permitting five below market rate units (i.e., affordable to moderate or lower-
income households) in Temple City by 2029.

e Timeframe: 2022-2023

¢ Responsible Agency: Community Development Department

B7.Study Inclusionary Housing Policy. Temple City will study options for an inclusionary
housing program. An inclusionary housing ordinance would typically require the provision
of affordable housing on-site, provision of affordable units off-site, or payment of an
affordable housing in-lieu fee. The study will consider density bonus provisions in the
analysis as appropriate.

Based on the study’s findings, the City will consider an inclusionary housing program
and/or in-lieu fee, provided it is not considered an impediment to the production of housing.
If an inclusionary housing program is pursued, the City will also explore establishing first
right of refusal for inclusionary units for income-qualified residents displaced by the
development, as applicable.

e Obijective: Adopt an inclusionary housing ordinance provided it is found to not

be an impediment to the production of housing
o Timeframe: 2023-2024 (complete study)
e Responsible Agency: Community Development Department

B8.Enhanced Density Bonus. The City will evaluate increasing density bonus provisions for
projects that include affordable housing above that required by State law (e.g., above the
50 percent bonus pursuant to AB 2345). Unless constrained by infrastructure or other
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limitations determined through the City’s evaluation, the City will proceed with adopting an
enhanced density bonus program.
¢ Objective: Adopt enhanced density bonus provisions if supported through the
City’s evaluation; regardless of whether enhanced density bonus provisions
are adopted, the City’s goal is to permit five below market rate units (i.e.,
affordable to moderate or lower-income households) in Temple City by 2029
e Timeframe: 2023-2024 (complete evaluation)
e Responsible Agency: Community Development Department

IV.D Goal C: Remove Government Constraints to the Maintenance,
Improvement, and Development of Housing

Policies

a) Ensure that Zoning Code provisions do not adversely impact the housing needs of
residents with special needs, including the elderly and disabled persons.

b) Continue to utilize the site plan review process to streamline the processing of multi-family
developments.

Programs

Cl.Reasonable Accommodation. Reasonable accommodations are a means of addressing
the special needs of the disabled population. Temple City has established a reasonable
accommodation procedure regulating the siting, funding, development, and use of housing
for people with disabilities. Temple City will continue to offer and administer reasonable
accommodation requests.

e Timeframe: Ongoing as requests for reasonable accommodations are received
o Responsible Agency: Community Development Department

C2.Water and Sewer Service Providers. In accordance with Government Code 865589.7,
immediately following City Council adoption, the City will deliver to all public agencies or
private entities that provide water or sewer services to properties within Temple City a
copy of the 2021-2029 Housing Element.

o Timeframe: 2022
e Responsible Agency: Community Development Department

C3.Community Care Facilities. Community care facilities provide nonmedical care on a 24
hour per day basis to persons with substance abuse illness, physically handicapped,
mentally impaired, incompetent persons, and abused or neglected children. Small
community care facilities, which serve six or fewer persons, are defined as permitted uses
in all residential zones; however, this use is not listed as permitted in the R-1 or R-2 zones
use tables. The City will amend the Zoning Code to list small community care facilities as
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permitted in the R-1 and R-2 zones use tables. The City will also amend the Zoning Code
definition of small community care facility for consistency with AB 2162. Furthermore, the
City will amend the Crossroads Specific Plan and the R-1, R-2, and R-3 zones to allow
large community care facilities and will only subject community care facility applications to
objective standards. These amendments will expand the allowance for community care
facilities throughout the Temple City, which includes only highest and high resource areas
(Appendix F, Figure F-11).

o Timeframe: 2022-2023

¢ Responsible Agency: Community Development Department

C4.Eliminate Minimum Floor Area Standard. While the City’s minimum floor area standards
have not proved to be a constraint on housing development based on market demand for
larger units, they could potentially constrain housing development in the future depending
on demographic and market trends for smaller units. The City will amend the Zoning Code
to eliminate the requirement for minimum floor area by unit type.

e Objective: Amend the Zoning Code to remove the minimum floor area
requirement. Process at least one development application that includes
smaller units (e.g., units with sizes below the currently codified minimum size
standard) during the 2021-2029 planning period.

e Timeframe: 2022-2023

o Responsible Agency: Community Development Department

C5.0bjective Design Standards. The City will adopt Objective Design Standards for multi-
family projects; this work is underway. This will include amendments to findings for
approval to ensure only objective findings are applicable to housing developments and
emergency shelters. The purpose of these standards is to expedite the approval process
for such projects and support the City in meeting its housing goals.

e Timeframe: 2022
¢ Responsible Agency: Community Development Department

C6.Safe Parking. A Safe Parking Program provides safe, compliant parking spaces, access

to restroom facilities, and social service resources for people experiencing homelessness.
To assist this extremely low income and special needs population, the City will study the
allowance for Safe Parking Programs in appropriate zones. Based on the study’s findings,
the City will propose a Safe Parking Program for Planning Commission and City Council
consideration.

o Timeframe: 2023-2024

e Responsible Agency: Community Development Department
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C7.Sewer Reconstruction Fee Evaluation. The City will prepare a study to evaluate the
sewer reconstruction fee and determine if it is appropriate to apply the fee to uses other
than multi-family. In the study, the City will also assess whether the per unit fee should
apply to projects of up to nine units and the flat fee to projects of 10 units or more. Based
on the results of the study, the City will adopt an updated sewer reconstruction fee,
provided the updated fee applicable to residential units would facilitate the production of
housing compared to the current fee.

e Timeframe: 2023-2024
o Responsible Agency: Community Development Department

C8.Process Improvements. The City will evaluate methods to decrease the time required
for permit approvals, including an evaluation of the permit review authority thresholds (e.g.,
Planning Commission review required for projects of seven or more units). Also see
Program B6, Density Bonus Provisions, which includes consideration of eliminating City
Council approval for density bonus requests. Based on the results of the evaluation, the
City will amend the Zoning Code to streamline permit processes.

o Timeframe: 2023-2024
¢ Responsible Agency: Community Development Department

C9.SB 35 Processing. The City will develop an application form and checklist and written
policy or project review and approval guidelines to specify the SB 35 (2017) streamlining
approval process and standards for eligible projects as set forth under Government Code
865913.4 and consistent with HCD Updated Streamlined Ministerial Approval Process
Guidelines. The City will make the application form and checklist and review guidelines or
policy available on the City’s website.

o Timeframe: 2022-2023
e Responsible Agency: Community Development Department

C10. Farmworker Housing. The City will amend the Zoning Code and Crossroads
Specific Plan to allow employee housing consistent with Health and Safety Code §17021.5
and 17021.6.

e Timeframe: 2022-2023
¢ Responsible Agency: Community Development Department

C11. Parking Reguirements for Small Units. The City will monitor parking
requirements and revise those requirements if shown to be a constraint to the
development of smaller unit types (e.g., studios, one-bedroom units, etc.).

¢ Obijective: Increase the stock of smaller units (e.g., studios, one-bedroom units,
etc.) within Temple City above the existing 1,356 studio and one-bedroom units
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(see Housing Needs Assessment (Appendix A), Table A-6) during the 2021-
2029 planning period

o Timeframe: Monitor bi-annually starting in 2023; amend requirements within
one year of a determination that an amendment is appropriate

e Responsible Agency: Community Development Department

Cil2. SB 9 Reguirements. Based on HCD’s review, the City will amend its urban lot
splits and urban dwelling requirements as necessary to comply with State law.
o Timeframe: 2022-2023
o Responsible Agency: Community Development Department

IV.E Goal D: Conserve and Improve the Condition of the Existing Stock of
Affordable Housing

Policies

a) Continue to implement the City’s Housing Code Enforcement Program.

b) Continue to implement the Home Improvement Deferred Loan Program and Housing
Rehabilitation Loan Program.

¢) Encourage the maintenance and repair of existing housing through educational and
training programs on basic housing maintenance procedures and techniques.

d) Monitor and annually report to the City Council on the number of affordable ownership
units constructed and, in the future, any on the cusp of conversion to unrestricted market-
rate units.

Programs

D1.Housing Code Enforcement Program. The City’s Housing Code Enforcement Program
involves the enforcement of all municipal codes and ordinances, various State and local
laws and health and safety regulations as they relate to conditions or activity within the
City.

The City continuously conducts housing code enforcement through two approaches. The
first approach is drive-by inspections focusing on fire hazards, nuisances, and other
violations of the housing and building codes. Drive-by inspections will occur equitably
based on the City’s knowledge of housing structures most in need of repair. The areas
most in need of repair will be prioritized followed by other residential areas of Temple City.
The second approach is complaint driven and often results in stop orders on illegal building
practices (construction without appropriate permits). A primary objective of the program is
to achieve code compliance through rehabilitation. As a result, code enforcement
personnel are knowledgeable on the City’s housing rehabilitation efforts and refer
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homeowners to the rehabilitation specialist for information on how the loan and grant
programs can help them to correct the code violations.
o Objective: Direct residents and property owners to the City’s housing
rehabilitation program and achieve objectives identified under Program D2.
e Timeframe: Ongoing following the City’s two approaches of code enforcement
(drive by and complaint driven)
e Responsible Agency: Community Development Department

D2.Housing Rehabilitation Program. Using CDBG Funds, Temple City offers grants of up
to $10,000 and zero-interest loans of up to $35,000 towards home repairs, including
heating, plumbing, electrical, and structural items. Eligibility is determined by household
size and annual income. The program is limited to owner-occupied single-family properties.
In 2020, the City issued three grants, one for a low-income household and two for
moderate income households. The City will promote this program through various
channels, including social media, in multiple languages.

The City’s objectives under the program for the 2021-2029 period are as follows:
e Extremely Low Income 10 households/units
e Very Low Income 12 households/units
e Low Income 12 households/units

Additionally, the City will evaluate additional funding sources to supplement CDBG funding
for this program.

¢ Objectives: See above objectives for extremely low, very low, and low-income
households/units.

e Timeframe: Annually receive and expend CDBG Funds for the City’s
rehabilitation program; annually evaluate notices of funding availability and
submit at least one grant application every two years until a supplemental
funding source is obtained; and report to City Council on the number of grants
issued on an annual basis

¢ Responsible Agency: Community Development Department

D3.Vacant Residential Building Registry and Enforcement. Continue to enforce vacant
and abandoned property requirements of the Municipal Code (Title 4, Chapter 2, Article 1)
to protect residential neighborhoods from becoming blighted through lack of adequate
maintenance. Use the vacant residential building registry to target enforcement efforts and
promote available rehabilitation funding, including the City’s program (Program D2).

e Objective: Direct residents and property owners to the City’s housing
rehabilitation program and achieve objectives identified under Program D2.
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o Timeframe: Update Code Enforcement procedures to align efforts with the
vacant building registry and available rehabilitation programs (2022); annual
conduct inspections and outreach efforts

e Responsible Agency: Community Development Department

D4.Condominium __Conversion _Restrictions. The City's condominium conversion
requirements (Title 9, Chapter 3), provide a right of first refusal to tenants displaced due
to condominium conversions. Tenants are given an exclusive right of 90 days to purchase
the new units under the same terms and conditions that such units will be initially offered
to the general public. To preserve the existing rental housing stock, the City will assess
thresholds for condominium conversion, such as establishing a citywide rental vacancy
threshold (e.g., condominium conversions may only be processed if the citywide
apartment vacancy rate exceeds five percent for a period of at least 90 days). Based on
the findings of this assessment, the City will amend its condominium conversion
requirements if appropriate, provided the amendments are not considered an impediment
to the production of housing.

o Objective: The City will assess condominium conversion thresholds and
amend associated requirements if appropriate; the City will not allow any
apartments to convert to condominiums without compliance with the City’s
condominium conversion requirements, and the City’s goal is to have zero
rental apartment buildings converted to condominiums through 2029.

¢ Timeframe: 2023-2024 (assess thresholds); 2024-2025 (adopt amendments
as appropriate); ongoing (ensure compliance with these requirements)

e Responsible Agency: Community Development Department

IV.F Goal E: Promote Fair Housing Opportunities For All Persons

Policies

a) Continue to promote fair housing opportunities through the City’s participation in the
County’s Community Development Block Grant Program.

b) Promote fair housing by providing information to residents on agencies that can help them
with their fair housing needs.

c) Enforce the right of first refusal for residents displaced through redevelopment of existing
housing stock as required by Government Code 66300(d)(2)(D)(ii).

d) Encourage the development of resources to help “at-risk” families and individuals avoid
evictions or foreclosures.
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Programs

El.Fair Housing Program. Through the City’s participation in the County’s CDBG Program,
the Housing Rights Center (HRC) provides fair housing services to Temple City’s residents.
The Center offers the following services to city residents:

e Housing Discrimination Complaints: HRC investigates housing discrimination
complaints brought under both State and Federal fair housing laws. HRC resolves
cases in a number of ways including conciliation, litigation, or referrals.

s Outreach and Education: HRC continuously develops and distributes written
materials that describe the applicable laws that protect against housing
discrimination and ways to prevent housing injustices. Additionally, HRC presents
fair housing law workshops and programs to target audiences to teach
communities how to stop housing inequity.

e Tenant/Landlord Counseling: HRC provides telephone and in-person counseling
to both tenants and landlords regarding their respective rights and responsibilities
under California law and local city ordinances.

When a client’s matter is outside the scope of HRC's services, the Center provides
appropriate referral information. These referrals include, but are not limited to, local
housing authorities, health and building and safety departments, legal assistance
agencies, and other social service providers.

The City will actively advertise these services through the City website, flyers or brochures
in public buildings and at public facilities, and on social media. These advertisements will
emphasize common tenant protection needs and anti-discrimination actions, such as
tenant/landlord remediation and the promotion of legal services to prevent source of
income discrimination.

e Obijective: The City will raise awareness of the HRC services, which the City
will track through surveys of the community conducted every two years with a
goal of 150 respondents in the first year. If awareness is not increasing based
on the survey results, the City will adjust outreach methods to increase
effectiveness. The City’s goal is to increase survey participation by five percent
with each survey and show a five percent increase in awareness of HRC
services by survey respondents with each survey.

e Timeframe: Promote the HRC services annually via various methods and in
multiple languages (e.g., City website, flyers or brochures at public buildings
and/or facilities, social media, etc.); conduct surveys every other year

e Responsible Agency: Community Development Department

E2.Rental Assistance Program. To assist in housing extremely low-income households, the
City will evaluate developing a program that provides temporary rental subsidies to
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existing residents that are at-risk to homelessness. Consider other subsides and
assistance available to inform how the City could effectively structure the program.

e Objective: Establish a rental assistance program; establish quantified targets
for number of people targeted to be served based on the parameters of the
program (e.g., funding available, etc.)

e Timeframe: 2024

e Responsible Agency: Community Development Department

E3. Anti-Displacement Resources. The City will create communications materials in multiple
languages to effectively distribute information regarding local and regional tenants’ rights
resources, as well as other relevant resources, in a user-friendly manner. The City’s
objective is to produce anti-displacement materials and conduct outreach to notify
potentially at-risk households of such resources.

o Objective: The City will produce anti-displacement materials and conduct
outreach to notify potentially at-risk households of such resources. The City
will hold two in-person events with the goal of educating 10 households or
preventing 10 households or peoples from displacement. These workshops
could be coordinated with Housing Rights Center workshops, and anti-
displacement materials will be distributed and discussed at the workshops.
Events will be hosted in a manner and location where at-risk households are
more easily reached.

¢ Timeframe: Materials produced and initial distribution (2022); continue to
distribute materials on an annual basis

e Responsible Agency: Community Development Department

E4.Environmental Justice Goal Implementation. The City will implement the Mid-Century
General Plan Goal LU.8, Equity and Environmental Justice, including avoiding the
concentration of high-impact or hazardous uses and facilities in a manner that
disproportionately affects a particular neighborhood, center, corridor, or population; and
locating amenities, services, public facilities, and improvements equitably throughout the
city. Also see Program A8, Infrastructure Grants, for targeting improvements in the
Crossroads Specific Plan area, located on the western side of the city where there are
higher environmental risk scores as demonstrated in CalEnviroScreen scores (see
Appendix F, Figure F-31).

e Objective: The City will commit to specific improvements in the
CalEnviroScreen scoring, which directly measures environmental hazards, in
its underperforming tract as a meaningful action to improve environmental
justice issues within Temple City. . Although environmental factors can take
significant time to ameliorate, the City will undertake actions in the southwest
portion of the city during the 2021-2029 planning period that will remediate and
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improve conditions in the census tract containing the Crossroads Specific Plan
(census tract number 6037481201). By implementing the Crossroads Specific
Plan, it is expected that internal vehicle circulation within the tract will be
improved resulting in lower trip lengths and fewer movements by vehicles. This
change will result in improvements in measurements for the following
components of the exposures category within the CalEnviroScreen scoring
rubric:

1. particulate matter 2.5 microns,

2. diesel particulate matter, and

3. traffic

The implementation of the infrastructure improvements and land use changes
anticipated by the Crossroads Specific Plan will result in measurable changes
to the three variables. The goal will be to achieve a 20 percent aggregate
improvement across these three measures during the 2021-2029 planning
period.

¢ Timeframe: Ongoing as project applications are submitted and reviewed and
as CalEnviroScreen is updated by the California Office of Environmental
Health Hazard Assessment (OEHHA)

¢ Responsible Agency: Community Development Department

E5.CEQA Mitigation Measures. The City will implement General Plan Update and
Crossroads Specific Plan EIR mitigation measures, including measures related to air
guality and hazards and hazardous materials to reduce potential impacts to existing and
future residents. Specific activities include adoption of an anti-idling ordinance and
providing funding for asbestos and lead testing and abatement for homeowners.

e Obijective: Projects inconsistent with the General Plan Update and Crossroads
Specific Plan EIR mitigation measures will not be approved unless a statement
of overriding consideration is made that finds that the City’s environmental
justice goal is furthered with the project (see Program E4, Environmental
Justice Goal Implementation); adopt an anti-idling ordinance; provide financial
assistance to three households to conduct asbestos and/or lead testing and
abatement

o Timeframe: Ongoing as project applications are submitted and reviewed; adopt
an anti-idling ordinance (2027); provide financial assistance to three
households to conduct asbestos and/or lead testing and abatement (2031).

o Responsible Agency: Community Development Department

E6.Landlord Education and Outreach. The City will work with the Housing Rights Center
(HRC) to conduct landlord education workshops for Temple City landlords and property

39 | City of Temple City 2021-2029 Housing Element



managers. The City will promote these workshops and associated HRC information and
resources through various channels and in multiple languages to encourage target
audience patrticipation.

o Objective: Coordinate two HRC landlord education workshops attended by
Temple City landlords and property managers with the goal of five landlords
and/or property managers attending and preventing 10 households or peoples
from displacement

e Timeframe: 2023 (first workshop); 2025 (second workshop)

¢ Responsible Agency: Community Development Department; Housing Rights
Center

E7.Target Below Market Rate Housing Development in High and Highest Resource
Areas. The City will outreach to property owners of all housing sites (all areas of Temple
City are in high and highest resource areas per TCAC composite score). In this outreach,
the City will provide written material to property owners of identified sites describing
potential residential capacity for the site, available incentives, including density bonuses
and available funding.

e Objective: Encourage the development of below market rate housing (i.e.,
lower or moderate-income housing) in Temple City; if the City has not received
an application for a project with below market rate units by June 2025, the City
will enhance efforts under the Affordable Housing Development Assistance
Program (see Program B3) with the goal of permitting five below market rate
units (i.e., affordable to moderate or lower-income households) in Temple City
by 2029

o Timeframe: 2022 (initial outreach); ongoing every other year (2024, 2026,
2028)

e Responsible Agency: Community Development Department

E8.Protect Existing Tenants. Recognizing the impacts of residential displacement, the State
has enacted several new laws to protect existing tenants, including:

e AB 1482 - prohibits evictions and non-renewals of leases without “just cause”, and
limits rent increases to five percent a year plus the percentage change of cost of
living or 10 percent, whichever is lower;

e SB 330 - bans the approval of development projects on sites that would eliminate
existing protected units unless the units are replaced with affordable units;

e AB 1397 - requires development on Housing Element sites occupied by lower
income households within the last five years to be replaced with affordable units;
and
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V.G

o Density bonus law - requires replacement of units occupied by lower income
households within the last five years at an affordable housing cost.

Pursuant to Government Code 65583.2(g)(3), the City will require the replacement of units
affordable to the same or lower income level as a condition of any development on a non-
vacant site as required by SB 330 and State law.

e Objective: Implement State law requirements when applicable during
development applications. Besides previously deed restricted second unit,
there are no (0) units are currently subject to this requirement, the City strives
to facilitate deed restricted lower income units within Temple City as identified
in other programs, and therefore, the City’s objective is that 100 percent of
protected units are replaced units in all applicable projects through 2029

o Timeframe: Ongoing as project applications are submitted and reviewed

e Responsible Agency: Community Development Department

Quantified Objectives

Table IV-2 presents the City’'s quantified objectives for construction, preservation, and
rehabilitation for the 2021 — 2029 planning period that will be achieved through the policies and
programs described above.

Table IV-2: Quantified Objectives

Extremely Above

Program Type/Affordability

Low

1

Very Low

Moderate

Moderate

Total

New Construction 315 315 350 369 837 2,186
Rehabilitation 11 11 12 - - 34
Conservation/Preservation? 35 35 - - - 70
Total 361 361 362 369 837 2,290

1The City estimates 50% of the Very Low RHNA households would qualify as extremely low income.

2See Program B1, Rental Assistance (for existing cost burdened households). Assumes Housing Choice Voucher
recipients are split evenly between extremely low and very low income.
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