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Executive Summary

A. Background

Fair housing is a condition in which individuals of similar income levels in the same housing
market have like ranges of choice available to them regardless of race, color, national origin,
religion, sex, disability, familial status, ancestry, age, marital status, gender, gender identity,
gender expression, genetic information, sexual orientation, source of income, or any other
arbitrary factor. The Analysis of Impediments to Fair Housing Choice (A.l.) examines local
housing conditions, economics, policies and practices in order to ensure that housing
choices and opportunities for all residents are available in an environment free from
discrimination. The Al assembles fair housing information, identifies existing impediments
that limit housing choice, and proposes actions to mitigate those impediments.

Equal access to housing (housing choice) is vital to meeting essential needs and pursuing
personal, educational, employment, or other goals. Recognizing this fundamental right, the
federal government and the State of California have established fair housing as a right
protected by law.

Fair Housing Laws

In an effort to end housing segregation, the United States Congress passed the Civil Rights
Act of 1968, making housing discrimination based on race, color, national origin, or religion
illegal. In 1974, Congress amended the Fair Housing Act to include sex as a protected
category. Then in 1988, Congress again amended the Fair Housing Act by passing the Fair
Housing Amendments Act!, making housing discrimination against families with children
and people with disabilities unlawful. The Fair Housing Amendments Act also incorporated
accessibility standards for new multi-family units and “reasonable accommodations” for
people with disabilities into the Fair Housing Act.

In addition to prohibiting discrimination based on federal laws, the State of California has
enacted a number of statutes that mirror and, in certain cases, extend federal fair housing
protections. The Unruh Civil Rights Act of 19592 and subsequent court decisions require
equal access to the accommodations, advantages, facilities, privileges or services of all
business establishments regardless of protected status. The courts have interpreted this Act
to prohibit any arbitrary discrimination based in any class distinction, regardless of whether
or not that basis is enumerated in the Act.

The Fair Employment and Housing Act of 19632 is the primary state law that prohibits
discrimination in the sale, rental, lease negotiation, or financing of housing based on race,
color, religion, sex, marital status, national origin, and ancestry. The California Fair Housing

142 U.S. Code §§ 3601 et. seq.
2California Civil Code, §§ 51 and 52
3California Government Code §§ 12900-12906
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Executive Summary

Act of 1992 brought state laws into conformity with the Federal Fair Housing Act of 1988
and added protections for people with a “mental and physical disability” and “familial
status.” The Act also requires that housing providers allow disabled persons to modify their
premises to meet their needs.

The Ralph Civil Rights Act of 1976 provides that all persons have the right to be free from
any violence, or intimidation by threat of violence, committed against their persons or
property because of their race, color, religion, ancestry, national origin, political affiliation,
sexual orientation, sex, age, disability, or position in a labor dispute. The Act prohibits
violence or threat of the same in rental housing situations. The Banes Civil Rights Act also
forbids interference by force or threat with an individual's constitutional or statutory rights
in places of worship, housing, and private property.

The Federal protected classes include:

e Color

e Disability*

e Familial status
e National origin

e Race
e Religion
e Sex

The additional State of California protected classes include:

e Age

e Ancestry

e Arbitrary discrimination
e Gender

e Gender identity

e Gender expression
e Genetic information
e Marital status

e Sexual orientation

e Source of income

This report considers impediments to fair housing choice experienced by both federal and
State of California protected classes.

4 The Fair Housing Act uses the term ‘handicap,” however, we use the term “person with a disability,” to represent
this language of the Act.
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Executive Summary

Defining Fair Housing and Impediments

In light of fair housing legislation passed at the federal and state levels as well as consultation
with the U.S. Department of Housing and Urban Development (HUD) and professionals
providing fair housing services, the following definition of fair housing is used for this report:

Fair housing is a condition in which individuals of similar income levels in the same housing
market having a like range of housing choice available to them regardless of race, color,
national origin, religion, sex, disability, familial status, ancestry, age, marital status,
gender, gender identity, gender expression, genetic information, sexual orientation, source
of income or any other arbitrary factor.

Within the legal framework of federal and state laws and based on the guidance provided by
the U.S. Department of Housing and Urban Development (HUD) Fair Housing Planning Guide,
impediments to fair housing choice can be defined as:

Any actions, omissions, or decisions taken because of race, color, national origin, religion,
sex, disability, familial status, ancestry, age, marital status, gender, gender identity,
gender expression, genetic information, sexual orientation, source of income or any other
arbitrary factor which restrict housing choices or the availability of housing choices; or

Any actions, omissions, or decisions which have the effect of restricting housing choices or
the availability of housing choices on the basis of race, color, national origin, religion, sex,
disability, familial status, ancestry, age, marital status, gender, gender identity, gender
expression, genetic information, sexual orientation, source of income or any other
arbitrary factor.

To affirmatively promote equal housing opportunity, a community must work to remove or
mitigate impediments to fair housing choice. Furthermore, eligibility for federal funding
assistance requires the City to comply with federal fair housing laws. Specifically, to receive
HUD Community Planning and Development (CPD) formula grants, a jurisdiction must:

e Certify its commitment to actively further fair housing choice;
e Maintain fair housing records; and

e Conduct an analysis of impediments to fair housing.

The City of Upland actively furthers fair housing choice through the preparation of this A.l.
and annual funding of a fair housing service provider. The City of Upland is dedicated to
providing fair housing opportunities to all residents and ensuring compliance with all
applicable laws.
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B. Methodology and Citizen Participation

The scope of this A.l. adheres to the recommended content and format included in Volumes
1 and 2 of the “Fair Housing Planning Guide” published by the U.S. Department of Housing
and Urban Development’s Office of Fair Housing and Equal Opportunity.

Methodology

HUD requires jurisdictions that receive federal funding for community development activities
to assess the status of fair housing in their community. As a direct recipient of Community
Development Block Grant (CDBG) funds, Upland is required to update the A.l. every five
years and to report the findings and progress in the Consolidated and Performance
Evaluation Report (CAPER) submitted to HUD following each program year. The City’s last
A.l. was adopted in 2013. This A.l. is a comprehensive update of the 2013-2018 A.l.,
including a Fair Housing Plan for 2019-2023, covering the Consolidated Plan period of July 1,
2019 through June 30, 2023.

The purpose of this report is to identify impediments to fair and equal housing
opportunities in Upland. This A.l. provides an overview of the laws, regulations,
conditions or other possible obstacles that may affect access to housing and other services
in Upland. The scope, analysis, and format used in this A.l. report adhere to
recommendations of the Fair Housing Planning Guide published by HUD.

The A.l. contains these six chapters:

1. Executive Summary. This chapter provides background on “fair housing,”
methodology, citizen participation, and a summary of the findings and
recommendations identified within the report.

2. Community Characteristics. This chapter provides a brief history of the City, a
demographic profile, income profile, employment profile, housing profile, special
needs housing profile and key maps to provide the baseline information necessary
to form a complete understanding of the City. This chapter provides a broad
overview and understanding of the community so that housing needs are clearly
defined. Community profile information analyzed in this chapter includes data
elements required by HUD in the online Consolidated Plan system (the eCon
Planning Suite) from the 1990, 2000, and 2010 Decennial Census, 2012-2016
American Community Survey (ACS) 5-Year Estimates and the Affirmatively
Furthering Fair Housing Tool (AFFH-T) data Version 4.

3. Analysis of Private Sector Impediments. This chapter provides an overview of the
private owner-occupied housing market and the renter-occupied housing market. It
examines the private-sector impediments to fair housing.
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4. Analysis of Public Policy Impediments. This chapter identifies and analyzes a range
of public activities that may impede fair housing choice, including governmental land
use, development regulations, and community development activities. Potential
impediments to fair housing choice are discussed.

5. Analysis of Current Fair Housing Activity. This chapter includes the current fair
housing education, enforcement and legal status of any pending cases currently
underway in the City.

6. Conclusions and Recommendations. This chapter provides a summary of major
issues and recommendations to further fair housing. This chapter also reports on
progress made in implementing the prior A.l. This chapter outlines the City’s Fair
Housing Plan for 2019-2023 including specific actions to be taken to address
identified impediments within designated timeframes.

Citizen Participation

The City values citizen input concerning the investment of federal funds. To solicit public
participation for this A.l., the City held two Community Meetings. Both meetings were
convened at the Carnegie Library. One of the meetings was held in the evening on a
weeknight on Wednesday, September 26, 2018 from 6:00 p.m. to 7:30 p.m. and the other
meeting was held on a Saturday morning on October 13, 2018 from 10:00 a.m. to 11:30
a.m. to allow maximum attendance by City residents. In all, fifteen people attended the two
meetings and their comments, questions, and concerns were considered in the
development of this A.l.

To further understand the current perspectives of fair housing practices in Upland, the City
released a “City of Upland — Analysis of Impediments to Fair Housing Choice Survey” to
residents in September 2018. The survey consisted of 50 questions related to fair housing
issues, community planning needs (such as access to healthcare, transportation, and quality
food choices, etc.), questions regarding city schools and questions about the job market.
Many of the questions were open-ended, allowing the community to provide additional
comments beyond simply answering “yes or no.” The survey was published in English and in
Spanish with copies available to the public and accessible at City Hall, community meetings,
public libraries and other public facilities. Links to the electronic version of the survey were
publicized in the public notice for community participation, through email promotions sent
by the Inland Fair Housing and Mediation Board as well as through the City’s Facebook
page. The survey response period was open for approximately 30 days. During that time,
153 responses were received, many of which contained additional feedback via the open-
ended questions. For more information, refer to Appendix D.

A draft copy of the Analysis of Impediments to Fair Housing Choice was prepared. A notice
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of availability was published in the Inland Valley Daily Bulletin, City Hall (City Clerk’s Office),
Upland Public Library, and the George M. Gibson Senior Center.

The draft A.l. was completed and made available for a 30-day public review period. The
draft document was accessible online at https://www.ci.upland.ca.us/#Housing_Reports and was
also available in hardcopy form at the George M. Gibson Senior Center, City Clerk’s Office,
and the Upland Public Library.

The City Council formally considered the A.l. at its regular meeting of December 10, 2018.
Comments received concerning the draft A.l. during the public review period and at the
public hearing before the City Council are summarized in Appendix C.

C. Status of Prior Impediments and Recommendations

HUD requires the City to analyze past performance with respect to the resolution of
impediments to fair housing choice that were identified in prior A.l.s. The 2013-2018 City of
Upland Analysis of Impediments to Fair Housing Choice included four impediments to fair
housing choice including Transit Access, Definition of “Unrelated Family”, Siting of
Emergency Shelter, and Discrimination against Persons with Disabilities. The impediments
concerning Transit Access and Discrimination against Persons with Disabilities were not fully
addressed and will remain a priority as impediments during the 2019-2023 planning period.
The impediments concerning Definition of “Unrelated Family” and Siting of Emergency
Shelter were addressed in Zoning Ordinance Amendments during the 2013-2018 planning
period as planned.

Transit Access

Transit provides elderly residents, low income residents, youth, and others access to jobs,
medical facilities, parks, housing, and public services. Omnitrans, the City’s transit provider,
has adopted service standards to ensure an equitable distribution of services. For instance,
all areas having a minimum residential density of 3.5 dwelling units per acre or employment
density of 10 jobs per acre, as measured over an area of 25 acres, should be provided with a
transit service that places 90 percent of residences and jobs within one half mile of a bus
stop. The Omnitrans Short-Range Transit Plan indicated that all neighborhoods and
employment nodes in Upland are well served. Closer analysis of Upland’s development
patterns in the 2013-2018 A.l. revealed a then-underserved area. At that time, Omnitrans did
not have any bus routes connecting the Colonies Crossroads commercial development within
the Colonies San Antonio Specific Plan area (more specifically the commercial area that
includes the Home Depot, LA Fitness, Nordstrom Rack, etc.) to the rest of the City.

2018 Status: Omnitrans Route 83 was modified and now connects with the
commercial area. However, there is no fixed route service in the City of Upland
north of the 210 Freeway.
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Recommendation: During the 2019-2023 planning period, monitor any
residential and commercial developments north of the 210 Freeway that may
impact ridership potential for expanded fixed route service north of the 210
Freeway. If any new developments in this area have the potential to generate
ridership, share this information with Omnitrans for consideration in future
transit planning.

Definition of “Unrelated Family”

As of 2013, the City of Upland’s definition of “unrelated family” at Municipal Code
17.14.020 was “A group of not more than five persons who need not be related by blood,
marriage, or legal adoption (excluding servants) living together as a single housekeeping
unit in a dwelling unit.” This definition had the potential to lead to the denial of housing
opportunities to those who, because of their non-related relationship, live in a group
setting. The 2013 A.l. recommended amending the definition within the Municipal Code to
preclude the possibility of discrimination against protected classes as the result of the
definition of “unrelated family.”

2018 Status: Resolved. The definition of “family” in the Upland Municipal Code is
now consistent with State law.

Siting of Emergency Shelter

State law requires cities to identify adequate sites, appropriate zoning, development
standards, and a permitting process to facilitate and encourage development of emergency
shelters and transitional housing. The courts have also passed subsequent rulings.> To that
end, State Law (SB2) requires jurisdictions to designate a zone and permitting process to
facilitate the siting of such uses. If a conditional use permit is required, the process to
obtain the conditional use permit may not unduly constrain the siting and operation of such
facilities. SB2 also permits the City to apply limited conditions to the approval of ministerial
permits for emergency shelters. The identified zone must have sufficient capacity to
accommodate at least one year-round shelter. According to the 2013-2018 A.l, the City
intended to amend the Zoning Ordinance to address this issue.

2018 Status: Resolved. The City adoption of the new Zoning Ordinance provided
for siting of Emergency Shelters by right uses in the following zones: Light
Industrial (LI), General Industrial (Gl). Emergency Shelters are possible with a
Conditional Use Permit in the following zones: C/R-MU, B/R-MU, C/O-MU, C/I-
MU, Public/Institutional (PB/1).

SHoffmaster v. City of San Diego, 55 Cal.App.4th 1098
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Discrimination against Persons with Disabilities

Consistent with findings in the 2013-2018 A.l., two-thirds of the discrimination complaints
in Upland over the last five years were on the basis of physical or mental disability. In total,
there were 138 fair housing complaints surfaced through the work of Inland Fair Housing
and Mediation Board in Upland over the last five years, with 92 (two-thirds) of
discrimination reported on the basis of physical or mental disability. Table VI-1 illustrates
the number of disability discrimination cases over the five year period of study.

Table VI-1
Fair Housing Discrimination Cases in Upland

Basis 2013- | 2014- | 2015- | 2016- | 2017- Total
2014 | 2015 | 2016 | 2017 | 2018

Number of Disability
Discrimination Cases
Source: Inland Fair Housing Mediation Board (2018).

15 23 17 21 16 92

The high proportion of disability complaints to IFHMB in Upland is consistent with other
communities in the area and is also consistent with data at the state and federal level. Fair
housing discrimination on the basis of disability demonstrates a lack of understanding in the
housing industry of the housing rights of persons with disabilities. Disabled persons are
experiencing difficulties when requesting reasonable accommodations or modifications. In
particular, persons with cognitive disabilities experience significantly more problems with
these accommodations.

2018 Status: This impediment was addressed during the 2013-2018 planning
period through fair housing outreach and education; however, given that two-
thirds of all fair housing complaints received locally are on the basis of disability,
this impediment is considered to have been addressed but remains a priority and
will continue to be addressed in the new planning period.

Recommendations: The Upland Development Services Department and IFHMB
should continue providing educational opportunities for property owners,
property managers, and residents in Upland to provide information concerning
the law as it pertains to reasonable accommodations and reasonable
modifications. This may be addressed through workshops, public services
announcements, literature distribution and the provision of landlord-tenant
mediation services.

To that end, it is recommended that the City contract with IFHMB to provide two
(2) workshops per year for the next five (5) years in the City, with one (1)
workshop per year serving as a general introduction to fair housing laws and
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possible discrimination, and one (1) workshop each year being specifically
focused on housing issues faced by persons with disabilities and on the
reasonable accommodation and modification processes.

As matched pair testing, conducted in accordance with federal standards, is the
most effective way of determining if discrimination is occurring, it is also
recommended that the City contract with IFHMB at least once during the
planning period to fund matched pair testing in Upland to address issues of
possible discrimination based on disability as well as race, familial status,
national origin, disability and other protected categories.

D. New Impediments to Fair Housing Choice and Recommendations

This 2019-2023 A.l. revealed the following new impediment and recommendations:

Lack of Rental Housing Opportunities in Northern Upland

Examination of the General Plan Land Use Map and Zoning Map updates from 2015 and
comparison to Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) maps
from 2017 illustrating the tenure of occupied housing units geographically reveals that
tenure is consistent with land use and zoning in Upland. In the Census Tracts north of
Foothill Boulevard, between 68.4 and 81.43 percent of housing units are owner-occupied. In
the Census Tracts north of Baseline Avenue, between 81.43 and 100 percent of housing
units are owner occupied. South of Foothill Boulevard, only 33.51 percent of the housing
units are owner-occupied in most Census Tracts.

Recommendation: HUD Affirmatively Furthering Fair Housing (AFFH) data
suggests that northern Upland is characterized by higher performing schools and
relatively less exposure to poverty. To foster and increase a balanced community
that provides access to a diverse array of housing opportunities for all Upland
residents including members of protected classes, consider addressing the lack
of affordable rental housing opportunities north of Foothill Boulevard by
exploring ways to incorporate multi-family affordable rental housing
developments as part of infill projects or as part of Specific Plans where mixed
use and flexible residential uses are currently allowable.

City of Upland
December 2018
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Community Characteristics

A. Historical Profile

Situated at the base of the San Gabriel Mountains, the City of Upland has a history that is tied
to the earliest Spanish explorers and missionaries who gave California its place names, as well
as to the westward migrations that made California the thriving global economic power that it
is today. The City comprises about 15.5 square miles of the southwestern portion of the
County of San Bernardino at the base of the region’s highest peak, Mount San Gorgonio,
commonly known as Mt. Baldy. This foothill location provided the arid region with an
abundant water supply, and spawned an industry that would become iconic to the state:
citrus production.

Incorporated on May 15, 1906, Upland is one of the oldest cities in San Bernardino County. It is
located on the National Old Trails Road, established in 1912 as the nation’s first coast-to-coast
highway. The western stretches of the highway would become part of the storied Route 66,
along what is now Foothill Boulevard.

As far back as the 18th century, Upland was a vital supply stop along an east-west trail that was
used by the Native Americans and Spanish missionaries. The Spanish explorer, Juan Bautista de
Anza, crossed through Upland from Arizona, by means of the San Gorgonio Pass, en route to
Northern California, where he founded the City of San Francisco in 1776. Five years later,
settlers would follow de Anza’s route through Upland and establish the city of Los Angeles. The
foothill portion of this trail became part of the Old Spanish Trail, which connected traders from
Santa Fe to the settlement at Los Angeles. In 1810, a group of missionaries, soldiers and Native
Americans named the entire valley in honor of San Bernardino de Siena on the 20th of May,
which, according to the Roman Catholic Calendar of Saints, marked the saint’s feast day. The
same expedition gave the name “Cucamonga” to the region surrounding Upland after the
Tongvan word for “sand place.”

Upland originally was an irrigation colony established by Canadian shipbuilder and visionary
George Chaffey, who named his new colony Ontario after his home province. Chaffey laid out
and named the principal thoroughfare Euclid in honor of his favorite mathematician. Euclid
Avenue was seven miles long, stretching from the colony's southernmost boundary to the
mountains. Euclid was planned as a 200-foot-wide avenue with a center parkway. A trolley line
in the broad, tree-lined median of Euclid Avenue formerly connected Upland to the Southern
Pacific Railroad line in Ontario. Eventually converted to electric power, the trolley, and Euclid
Avenue itself, became emblems of the City.

The northern part of Chaffee’s Ontario Model Colony, known as “North Upland” or “Magnolia”
(after a local hotel) became know for its citrus groves. The name Upland was first used as the
name of the “Upland Citrus Association.” The citrus industry would become one of the main
sectors of the California economy, second only in revenue to the petroleum industry, at one
time providing sixty percent of the nation’s citrus, and 20 percent of the world's supply. After
World War Il, escalating land prices encouraged development of the City’s vast citrus groves, a
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phenomenon that would continue through the 1970s and 1980s, during which decades the
City’s population surged. By the 1990s the City’s growth rate slowed as the availability of new
residential space dwindled.

Throughout the years, Upland has gradually transformed itself from a small, agriculturally
based community to a thriving suburban enclave. Upland is a residential and retail center
with both a rural and metropolitan ambiance. The City also retains the lure of its past. The
Euclid Avenue trolley line was closed in 1928. However, Euclid Avenue, the broad north-south,
tree-lined street that George Chaffey designed still runs through town, and many of the older,
adobe and ranch-style houses remain. Historic Downtown Upland is a quiet, leisurely place to
browse through antique stores and unique shops, and to enjoy fine restaurants. Since 1997,
the Lemon Festival is hosted in Downtown Upland to celebrate the City’s citrus industry
origins. Also, a certified Farmer’s Market takes place on Saturday mornings.

This Analysis of Impediments presents a demographic profile of the City of Upland. It
evaluates the level of housing needs of specific groups, and assesses the availability of a range
of housing choices for its residents. The report also contains an analysis of the public and
private sectors that examines factors limiting the availability of a range of housing choices, as
well as conditions that may hinder a person’s fair access to housing. Employment,
transportation, and the provision of municipal services all play vital roles in terms of housing
choice. In its conclusion, the report provides a practical guide with recommendations as to
how to improve fair housing opportunities.

B. Demographic Profile

According to the Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) Data
Documentation, “The Affirmatively Furthering Fair Housing (AFFH) rule created a standardized
process for fair housing planning that program participants use to help meet their longstanding
requirement to affirmatively further fair housing. As part of this process, program participants
analyze data and other information to assess fair housing issues in their jurisdictions and
regions.” Data provided by HUD for this demographic profile includes Decennial Census data
from 1990, 2000, 2010, data from the Brown Longitudinal Tract Database (LTDB) based on
decennial census data, as well as American Community Survey (ACS) 5-year estimates. These
data were evaluated, along with local data and local knowledge, to conduct this A.l.

Population Trends

Tables 1I-1, 1I-2, 1I-3 and 11-4 below present demographic information and demographic
trends both for the jurisdiction and the region. In terms of population growth from the
period between 1990 and the present, the City of Upland notably lags far behind the
region. While the region saw an explosion in population of 63.2 percent within the
period, with the number of area residents rising from nearly 2.6 million to over 4.2
million, the jurisdiction saw growth of only 16 percent within the same period, from
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63,585 in 1990 to 73,732 currently. By the latest ACS estimates (2012-2016), the
population has grown 19.3 percent to 75,851.

Age and Sex Characteristics

The City’s largest demographic group, residents between 18 and 64 years, grew 14.6 percent
since 1990, roughly keeping pace with the overall population growth rate of 16 percent within
the jurisdiction over the period. The population of children under age 18, by contrast, grew only
a sluggish 6.7 percent within the same period. Factoring in 2016 estimates, these trends are
more demonstrable, with the largest demographic group, 18 to 64 year olds, growing 17.1
percent, and children under 18 showing an almost stagnant growth rate of 1.16 percent.

At the same time, there has been a relative explosion in the numbers of the jurisdiction’s
seniors age 65 and above, whose population increased by 52.2 percent. Even as a percentage of
the overall population, the percentage of seniors grew from 9.19 percent to 12.07 percent. By
current ACS estimates, the senior population increased by 87.1 percent to bring its share of the
total population to as much as 14.42 percent of Upland residents. This increase stands in
contrast to the decrease within the region of the senior population proportionally from 10.73
percent in 1990 to 10.41 percent currently.

In terms of sex, females have historically slightly outnumbered males within the jurisdiction.
That trend has continued during the period under review, as women currently edge out men
51.78 percent to 48.22 percent, up from 51.30 percent to 48.70 percent in 1990. By current ACS
estimates, the gender gap has widened even further, with women outnumbering men 52.50
percent to 47.50 percent. This is in keeping with a regional trend that has seen a rise in the
female population from 50 percent in 1990 to 50.27 percent in 2010.

Household Profile

Information on household characteristics assists cities and housing providers in understanding
and meeting changing housing needs. The Bureau of the Census defines a household as all
persons who occupy a housing unit, which may include single persons living alone, families
related through marriage or blood, and unrelated individuals living together. Persons living in
retirement or convalescent homes, dormitories, or other group living situations are not
considered households for the purposes of the data.

Table 1lI-1 below compares various household trends in Upland. Reflective of the age
distribution within the City, families of all types continue to make up the vast share of the City’s
population, though that share has diminished from a high of 73.5 percent in 2010 to current
estimates of 68.29 percent. Perhaps the most significant change since 2000 was the percent
increase in the number of “Non-family” households (28.85 percent change). Families consisting
of couples who are Married Without Children have increased by 13.98 percent since 2000.
Likewise, Other Family households, consisting of a parent of either sex maintaining a household
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with no spouse present, have increased by 11.12 percent. Notably, the growth of these single
parent households is roughly of the same order of magnitude as the negative growth of
traditional married families with children, at minus 13.60 percent. As a result, so-called “Other
Families,” at least by 2016 estimates, now outnumber traditional families within the
jurisdiction, 5,348 to 5,277. Interestingly, 2016 ACS data identify the vast majority, or 4,004, of
these “Other Families,” as “Female householder, no husband present, family household.”
Therefore, single mother households are an emerging demographic within the jurisdiction.

Table lI-1
Households by Household Type
2000 2010 2016 P
Household Type cc:‘;c:n:
Number Percent Number Percent Number Percent &

Family Households
~Married With

Married Wit 6,107 24.9% 5,757 22.3% 5,277 19.43% | -13.60%
Children
~Married With

Married Without 6,948 28.3% 7,643 29.6% 7,919 29.16% | 13.98%
Children
- Other Families 4813 19.6% 5,583 21.6% 5,348 19.7% 11.12%
Non-Family Households
- Non-families: 6,683 27.22% 6,840 26.49% 8,611 31.71% | 28.85%
Total 24,551 100% 25,823 100% 27,155 100% 10.61%
’;‘:rage Household 2.76 2.83 2.77 -0.36%

Source: U.S. Census 2000 & 2010, 2012-2016 ACS Five-year Estimates.
! Total of Non-families includes Single Persons.

Currently, among the region’s families, the percentage of families with children is 50.99 percent
(Table 1I-3). Table 11-4 demonstrates the trend toward decreasing numbers of families with
children in Upland, from a high of 8,635 households in 1990, which represented 50.96 percent
of all family households at the time. Currently, families with children number 8,574 households,
or 45.17 percent of family households within the jurisdiction. Since 1990, households with
children have consistently made up half or more of the region's family households overall.
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Table lI-2

Demographics of City of Upland (Jurisdiction)
Race/Ethnicity # %
White, Non-Hispanic 32,564 44.17%
Black, Non-Hispanic 5,031 6.82%
Hispanic 28,035 38.02%
Asian or Pacific Islander, Non-Hispanic 6,191 8.40%
Native American, Non-Hispanic 184 0.25%
Two or More Races, Non-Hispanic 1,578 2.14%
Other, Non-Hispanic 149 0.20%
National Origin
#1 country of origin Mexico 4,859 6.95%
#2 country of origin Philippines 933 1.33%
#3 country of origin Korea 826 1.18%
#4 country of origin Taiwan 654 0.93%
#5 country of origin Vietnam 459 0.66%
Limited English Proficiency (LEP) Language
#1 LEP Language Spanish 5,172 7.39%
#2 LEP Language Chinese 819 1.17%
#3 LEP Language Korean 417 0.60%
#4 LEP Language Vietnamese 344 0.49%
#5 LEP Language Tagalog 329 0.47%
Disability Type
Hearing difficulty 2,175 3.13%
Vision difficulty 1,702 2.45%
Cognitive difficulty 2,548 3.67%
Ambulatory difficulty 3,215 4.63%
Self-care difficulty 1,574 2.26%
Independent living difficulty 2,239 3.22%
Sex
Male 35,550 48.22%
Female 38,182 51.78%
Age
Under 18 18,091 24.54%
18-64 46,743 63.40%
65+ 8,898 12.07%
Family Type
Families with children 8,574 45.17%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of
Housing and Urban Development, November 2017.
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Table II-3

Demographics of Riverside-San Bernardino-Ontario, CA (Region)
Race/Ethnicity # %
White, Non-Hispanic 1,546,666 36.61%
Black, Non-Hispanic 301,523 7.14%
Hispanic 1,996,402 47.25%
Asian or Pacific Islander, Non-Hispanic 261,593 6.19%
Native American, Non-Hispanic 19,454 0.46%
Two or More Races, Non-Hispanic 91,476 2.17%
Other, Non-Hispanic 7,737 0.18%
National Origin
#1 country of origin Mexico 553,493 13.95%
#2 country of origin Philippines 62,019 1.56%
#3 country of origin El Salvador 30,455 0.77%
#4 country of origin Guatemala 19,549 0.49%
#5 country of origin Vietnam 19,525 0.49%
Limited English Proficiency (LEP) Language
#1 LEP Language Spanish 533,544 13.45%
#2 LEP Language Chinese 20,495 0.52%
#3 LEP Language Tagalog 16,986 0.43%
#4 LEP Language Vietnamese 12,570 0.32%
#5 LEP Language Korean 11,883 0.30%
Disability Type
Hearing difficulty 125,033 3.20%
Vision difficulty 86,934 2.23%
Cognitive difficulty 170,114 4.36%
Ambulatory difficulty 241,262 6.18%
Self-care difficulty 102,841 2.63%
Independent living difficulty 170,490 4.37%
Sex
Male 2,101,083 49.73%
Female 2,123,768 50.27%
Age
Under 18 1,214,696 28.75%
18-64 2,570,221 60.84%
65+ 439,934 10.41%
Family Type
Families with children 500,062 50.99%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of

Housing and Urban Development, November 2017.
Note 1: All % represent a share of the total population within the jurisdiction or region, except family type, which is out of
total families.
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Note 2: 10 most populous places of birth and languages at the jurisdiction level may not be the same as the 10 most populous
at the Region level, and are thus labeled separately.

Note 3: Data Sources: Decennial Census; ACS

Note 4: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-
documentation).

Table lI-4
Demographic Trends of Upland (Jurisdiction)
1990 Trend 2000 Trend 2010 Trend Current
Race/Ethnicity # % # % # % # %
White, Non-Hispanic 44,411 69.92% 37,472 54.66% 32,564 44.17% 32,564 44.17%
Black, Non-Hispanic 3,269 5.15% 5,429 7.92% 5,553 7.53% 5031 6.82%
Hispanic 11,167 17.58% 18,936  27.62% 28,035 38.02% 28,035 38.02%
Asian or Pacific Islander, Non- 4,316 6.79% 5,568 8.12% 6,957 9.44% 6,191  8.40%
Hispanic
Native American, Non-Hispanic 222 0.35% 547 0.80% 422 0.57% 184 0.25%
National Origin
Foreign-born | 8,150 12.82% 11,104  16.20% 14,278 19.36% 13,802 18.72%
LEP
Limited English Proficiency | 4,418 6.95% 7,555  11.02% 7,641 10.36% 8,039 10.90%
Sex
Male 30,966 48.70% 32,791 47.84% 35,550 48.22% 35,550 48.22%
Female 32,619 51.30% 35,755 52.16% 38,182 51.78% 38,182 51.78%
Age
Under 18 16,955 26.67% 19,346  28.22% 18,091 24.54% 18,091 24.54%
18-64 40,784 64.14% 41,834 61.03% 46,743 63.40% 46,743 63.40%
65+ 5,845 9.19% 7,366  10.75% 8,898 12.07% 8,898 12.07%
Family Type
Families with children 8,635 50.96% 3,002 47.82% 8,574 45.17% 8,574 45.17%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of
Housing and Urban Development, November 2017.
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Table lI-5
Demographic Trends of Riverside-San Bernardino-Ontario, CA (Region)
1990 Trend 2000 Trend 2010 Trend Current
Race/Ethnicity # % # % # % # %
White, Non-Hispanic 1,615,830 62.41% 1,540,776 47.33% 1,546,666 36.61% 1,546,666 36.61%
Black, Non-Hispanic 168,731 6.52% 263,322 8.09% 336,944 7.98% 301,523 7.14%
Hispanic 685,672 26.48% 1,228,683 37.75% 1,996,402 47.25% 1,996,402 47.25%

Asian or Pacific
Islander, Non-Hispanic
Native American, Non-

93,331 3.60% 164,035 5.04% 298,585 7.07% 261,593 6.19%

18,007 0.70% 36,061 1.11% 36,077 0.85% 19,454 0.46%

Hispanic

National Origin

Foreign-born 360,666 13.93% 612,354 18.81% 904,558 21.41% 920,860 21.80%
LEP

Limited English

Proficiency 252,012 9.73% 462,538 14.21% 660,791 15.64% 640,802 15.17%
Sex

Male 1,294,274 50.00% 1,618,466 49.73% 2,101,083 49.73% 2,101,083 49.73%
Female 1,294,518 50.00% 1,636,316 50.27% 2,123,768 50.27% 2,123,768 50.27%
Age

Under 18 771,845 29.81% 1,044,686 32.10% 1,214,696 28.75% 1,214,696 28.75%
18-64 1,539,215 59.46% 1,869,817 57.45% 2,570,221 60.84% 2,570,221  60.84%
65+ 277,732 10.73% 340,280 10.45% 439,934 10.41% 439,934 10.41%
Family Type

Families with children 350,701 53.60% 266,840  54.97% 500,062 50.99% 500,062 50.99%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of

Housing and Urban Development, November 2017.

Note 1: All % represent a share of the total population within the jurisdiction or region for that year, except for family type,
which is out of total families.

Note 2: Data Sources: Decennial Census, ACS.

Note 3: Refer to the Data Documentation for details (http://www.hudexchangeinfo/resource/4848/affh-data-
documentation).

Race and Ethnicity

Among other protected characteristics and classes of individuals, the Fair Housing Act prohibits
housing discrimination based on race. While HUD provides data on both race and ethnicity,
Hispanics of any race are considered for its purposes as a separate race/ethnic category that
"can experience housing discrimination differently than other groups." Therefore, people who
identify their ethnicity as Hispanic are excluded from the data provided for the other race
groups — Black, Asian and Pacific Islander, Native American, and Other.

A number of generalizations can be made, based upon evaluation of the demographics and
demographic trends presented in the tables above. First, the jurisdiction is more White than the

City of Upland -8 2018 Analysis of Impediments
December 2018 to Fair Housing Choice



http://www.hudexchangeinfo/resource/4848/affh-data-documentation
http://www.hudexchangeinfo/resource/4848/affh-data-documentation

Community Characteristics

region at large. Upland’s population is 44.17 percent White, as compared the region’s 36.61
percent of residents who identify as White. Second, the jurisdiction is significantly less Hispanic
than the region at large (38.02 percent vs. 47.25 percent). Third, the jurisdiction is more heavily
Asian/ Pacific Islander than the region at large (8.4 percent vs. 6.19 percent). The jurisdiction is
also slightly less Black than the region (6.82 percent vs. 7.14 percent).

Whereas Hispanics outnumber Whites within the greater region, making up 47.25 percent of
the region’s population compared to 36.61 percent for Whites, they remain outnumbered by
Whites within the jurisdiction, at 38.02 percent compared to 44.17 percent for Whites. In terms
of growth, the White population within the jurisdiction has followed the negative growth trend
of the region, both in absolute numbers and in terms of percentages, with the exception of one
small uptick in the region’s White population between 2000 and 2010, during which time the
group’s overall percentage continued to decline. Non-White populations, meanwhile, have
grown astronomically since 1990, including a greater than 150 percent population increase
among Hispanics within the City of Upland, and a near trebling in size of the same group within
the region as a whole.

The Native American population in both the jurisdiction and the region experienced a surge
between 1990 and 2000, more than doubling in size, only to see its current numbers in both
statistical groups reduced to either below or near 1990 levels.

Foreign Born Population and Limited English Proficiency

In terms of national origin, the largest foreign-born population within the jurisdiction and the
region is from Mexico, although at 6.95 percent of Upland's residents, the proportion of this
population is just below half of the 13.95 percent of Mexican natives who live in the region.
Whereas three of the region’s five largest groups of foreign-born nationals are from Latin
America, four of the five most populous groups of foreign nationals in the jurisdiction hale from
Asian countries, namely the Philippines, Korea, Taiwan, and Viet Nam. The remaining five most
populous non-native groups hale from Peru, People’s Republic of China, El Salvador, Iran, and
Indonesia, but each of these group represents only 0.59 percent or fewer of the City’s residents.

These foreign-born nationals include residents who have less than a fluent mastery of the
English language, and therefore need accommodation. Upland residents with Limited English
Proficiency (LEP) are among the fastest growing population subgroup, having increased their
numbers 81.96 percent from 4,418 in 1990 to 8,039 currently. As a percent of the population,
their numbers have increased from 6.95 percent to 10.90 percent. This is still somewhat less
than the regional percentage of 15.17 percent.

Racial Integration

As stated in the AFFH-T Data Documentation, HUD has developed a series of indices to help
inform communities about segregation and disparities in access to opportunity in their
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jurisdiction and region. These indices are as follows:

Dissimilarity Index;

Low Poverty Index;

School Proficiency Index;

Jobs Proximity Index;

Labor Market Engagement Index;
Low Transportation Cost Index;
Transit Trips Index; and
Environmental Health Index.

N Uk wWwN R

Analysis of these indices shows that with the exception of their ability to access a healthy
environment (Table 1I-12, Section D below), residents of the City of Upland enjoy a relatively
high quality of life, as compared to residents of the region generally. Higher index scores
nearly across the board indicate greater access for Upland residents to opportunity in the
important areas of education, employment, and transportation, and lower exposure to
poverty. Further, these scores are consistent across various protected groups, meaning that
members of most racial and ethnic groups enjoy a better standard of living by various
measures than their counterparts within the greater statistical region. However, the trend
toward segregation of these groups within the City continues at a much greater rate than that
evinced within the region as a whole, as indicated by the first major index by which HUD
measures disparities in access to opportunity.

Dissimilarity Index

According to HUD, “The dissimilarity index (or the index of dissimilarity) is a commonly used
measure of community-level segregation. The dissimilarity index represents the extent to
which the distribution of any two groups (frequently racial or ethnic groups) differs across
census tracts or block groups. The values of the dissimilarity index range from 0 to 100, with a
value of zero representing perfect integration between the racial groups in question, and a
value of 100 representing perfect segregation between the racial groups.” (AFFH - T)

As is the case with six of the remaining seven indices presented in Table 1I-12 (Section D,
below), the City of Upland’s Racial/Ethnic Dissimilarity Index shown below in Table 1I-6
compares favorably to the region in terms of absolute values, meaning that Upland is more
integrated than the region overall in each of the four comparisons shown in Table II-6.

However, an examination of overall trends reveals a different picture. In every category, the
City is trending in the direction of more, not less, segregation at a rate that is significantly
higher than that of the region overall. With respect to Non-Whites, the level of segregation
from Whites, as measured by the Dissimilarity Index, has increased fully 89.80 percent within
the City since 1990. By contrast, the level of Non-White/White segregation within the region
has only increased by a factor of 25.4 percent during the same period. This trend holds true
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for every ethnic/racial group within the City as compared to their regional counterparts.
Blacks within the City by this measure have incrementally experienced segregation by a factor
of 74.98 percent, as compared an increase of only 8.96 percent for their regional
counterparts. Hispanics have become increasingly segregated by a factor of 30.22 percent
compared to an increase of 23.59 percent within the region. Asians and Pacific Islanders are
experiencing the greatest increase in segregation levels, at 97.07 percent, compared to 29.85
percent within the region.

The relative degree of segregation within the City as respects these particular communities is
shown in Map II-1 below, wherein concentrations of colored dots represent various
races/ethnic groups, with orange dots representing Whites. Each dot represents 50 people.

Table 11-6
Racial/Ethnic Dissimilarity Trends
(Upland, CA CDBG) (Riverside-San Bernardino-
Jurisdiction Ontario, CA) Region

Racial/Ethnic Dissimilarity 1990 2000 2010 Current 1990 2000 2010 Current
Index Trend Trend Trend Trend Trend Trend
Non-White/White 15.23 25.37 26.56 28.90 32.92 38.90 38.95 41.29
Black/White 23.02 29.77 32.78 40.28 43.74 45.48 43.96 47.66
Hispanic/White 24.49 31.27 30.78 31.89 35.57 42.40 42.36 43.96
Asian or Pacific Islander/ 14.00 9.11 18.13 27.59 33.17 37.31 38.31 43.07
White

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of

Housing and Urban Development, November 2017.

Note 1: Data Sources: Decennial Census

Note 2: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-
documentation).
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C. Income Profile

In evaluating household income, households are grouped in relation to the County Median
Family Income (MFI) and adjusted for household size. This grouping provides a useful basis of
comparison between Upland and the region and also corresponds with terminology used in the
City’s low-income housing programs. To facilitate discussion of 2016 5-Year ACS data, the 2016
HUD MFI limits are shown below in Table II-7. The categories include:

e Extremely Low Income (0-30 percent of County MFI);
e Low Income (31-50 percent of County MFI);

e Moderate Income (51-80 percent of County MFI);

e Middle/Upper Income (>81 percent of County MFI);
e Upper Income (>120 percent of County MFI).

Table lI-7
HUD Median Family Income Limits

Hous::;;k; Size / 1 2 3 4
0-30% $13,450 $15,350 $17,250 $19,150
31-50% $22,400 $25,600 $28,800 $31,950
51-80% $35,800 $40,900 $46,000 $51,100
81-100% $44,800 $51,200 $57,600 $63,900
101-120% $53,700 $61,350 $69,000 $76,700

Source: U.S. Department of Housing and Urban Development, 2016.
Income of Households

The data in Table 1I-8 on the following page indicates that the average household income in
Upland is $80,833 per year, with the median income of $62,369. Nearly 60 percent of all Upland
households earn more than $50,000 per year and that nearly 30 percent of households are
considered upper income households that earn more than $100,000 per year.

Family households (defined by the Census Bureau for data purposes to mean two or more
individuals who are related by birth, marriage, or adoption, although they also may include
other unrelated people) generally earned better incomes than nonfamily households. Married-
couple family households earned the highest incomes among household types with 76.9
percent earning more than $50,000 per year and 47.1 percent earning more than $100,000 per
year. Nonfamily households (defined by the Census Bureau for data purposes to mean people
who live alone or who share their residence with unrelated individuals) earned a median
income of $39,438, with only 41.6 percent earning more than $50,000 per year and only 10.4
percent earning more than $100,000 per year.
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Table 11-8
Number of Households by Income Level

Married-couple

Nonfamily households

All Households Families only families only only
Margin Margin of Margin of Margin of
Estimate | of Error Estimate Error Estimate Error Estimate Error

Total 27,155 +/-485 18,544 +/-452 13,196 +/-442 8,611 +/-537
Less than $10,000 6.9% +/-1.1 3.8% +/-1.0 1.0% +/-0.4 14.4% +/-2.9
$10,000 to $14,999 4.9% +/-0.9 4.3% +/-1.1 2.3% +/-0.9 7.6% +/-2.1
$15,000 to $24,999 7.7% +/-1.0 6.6% +/-1.1 4.4% +/-1.0 10.1% +/-2.1
$25,000 to $34,999 9.0% +/-1.1 7.7% +/-1.2 6.4% +/-1.2 12.3% +/-2.1
$35,000 to $49,999 11.7% +/-1.2 10.2% +/-1.3 9.0% +/-1.4 14.0% +/-2.4
$50,000 to $74,999 19.0% +/-1.7 18.0% +/-1.8 17.0% +/-2.0 21.8% +/-3.2
$75,000 to $99,999 11.0% +/-1.2 12.3% +/-1.5 12.8% +/-1.7 9.4% +/-1.8
$100,000 to $149,999 15.9% +/-1.4 19.0% +/-1.6 23.2% +/-2.0 6.4% +/-1.7
$150,000 to $199,999 8.1% +/-1.0 10.1% +/-1.3 13.1% +/-1.9 2.8% +/-1.2
$200,000 or more 5.9% +/-0.7 8.0% +/-1.0 10.8% +/-1.4 1.2% +/-0.6
mzﬁ;arz)i"mme 62,369 | +/-1,901 | | 74,184 | +/-2,678| 93,360| +/-6,042| 39,438 +/-3,881
Mean income (dollars) 80,833 | +/-2,321 93,432 | +/-2,828| 109,634 | +/-3,802 49,434 +/-3,220

Source: U.S. Census Bureau, $1901, 2012-2016 American Community Survey 5-Year Estimates.
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Cost Burden

A direct means by which HUD measures income in relation to housing vulnerability is the
degree to which households experience cost burden, defined as the expenditure of more than
30 percent of total gross household income on housing costs, and severe cost burden, defined
as the expenditure of more than 50 percent of total gross household income on housing costs.
Housing costs for renters include rent paid by the tenant plus utilities; for owners, housing costs
include mortgage payment, taxes, insurance, and utilities.

Table 11-9
Demographics of Households with Severe Housing Cost Burden
Riverside-San B . io, CA
(Upland, CA CDBG) Jurisdiction (Riverside-San ern?rdmo Ontario, CA)
Region
. o s . o s
LR LB se:e‘::t:ost # sefe‘::tc:st sefe‘:rve:t:ost # se\{:exltc:st
Race/Ethnicity burden households burden burden households burden
White, Non-Hispanic 2,170 13,405 16.19% 109,075 615,660 17.72%
Black, Non-Hispanic 390 1,640 23.78% 28,670 96,380 29.75%
Hispanic 2,090 8,155 25.63% 112,350 469,370 23.94%
Asian or Pacific 620 2,324 26.68% 16,065 75,739 21.21%
Islander, Non-Hispanic
Native American, Non-
. . 0 65 0.00% 1,145 5,864 19.53%
Hispanic
Other, Non-Hispanic 80 519 15.41% 5,605 24,015 23.34%
Total 5,350 26,095 20.50% 272,910 1,287,025 21.20%
Households by # with 4 % with # with M % with
Household Type and severe cost severe cost | severe cost severe cost
. households households
Size burden burden burden burden
Family h holds, <5
amfly housenolds, < 3,009 15,435 19.49% 140,335 715,300 19.62%
people
Family households, 5+ 485 2,925 16.58% 46,785 249,069 18.78%
people
Non-family 1,853 7,730 23.97% 85,810 322,655 26.59%
households

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S.

Department of Housing and Urban Development, November 2017.
Note 1: Severe housing cost burden is defined as greater than 50% of income.

Note 2: All % represent a share of the total population within the jurisdiction or region, except household type and

size, which is out of total households.

Note 3: The # of households is the denominator for the % with problems, and may differ from the # households for the

table on severe housing problems.
Note 4: Data Sources: CHAS

Note 5: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-

documentation).
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Table 1I-9 on the previous page compares the degree to which residents within the jurisdiction
experience severe cost burden to the level at which the region's residents experience the same
issue. Data are broken down by race/ethnic group and by household type/size.

Among the City of Upland's 26,095 total households, 5,350, or 20.50 percent, are severely cost
burdened. This is within one percentage point of the region's 21.20 percent of households
experiencing severe cost burden. The data also show that Blacks, Hispanics and Asians as
individual groups are all more susceptible to cost burden within the City of Upland than the
population in general. Hispanics within the City of Upland also experience severe cost burden at
a slightly higher rate than their counterparts in the region, 25.63 percent vs. 23.94 percent. For
the City’s Asian or Pacific Islander residents, the difference is more pronounced, with 26.68
percent of these City residents experiencing severe cost burden as compared only 21.21
percent within the region as a whole. Black households within the jurisdiction experience
severe cost burden in 23.78 percent of cases, lower than the regional percentage of 29.75
percent, but still higher than the baseline rate of 20.50 percent for the jurisdiction.

Both large and small family households experience severe cost burden within the City at rates
en par with or slightly under that of the region.

Geography and Income

Although HUD has not identified any specific Racially or Ethnically Concentrated Areas of
Poverty (R/ECAPs), there is nonetheless a division within the City of Upland between geographic
regions containing higher concentrations of low and moderate-income residents and those
regions populated by middle and upper-income residents.

Map 1I-2 on the following page illustrates areas within Upland that are considered to be low-
and moderate-income neighborhoods for the purposes of the CDBG program. The definition of
an area of concentration for low and moderate-income households is governed by federal
regulations for the Community Development Block Grant Program. A low and moderate-income
area is defined as a block group or census tract with 51 percent or more residents earning
income less than 80 percent of the County median family income. The southern portion of
Upland is largely a low-moderate income area.
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Map I1-2
Low- and Moderate-Income Areas
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Map I1I-3 on the following page shows the geographic distribution of high concentrations of
households with housing burden within the City of Upland. The regions in which 53.33 percent
or more of households experience cost burden are all located south of Foothill Boulevard.
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Map 11-3: Housing Problems: Housing Burden and Race/Ethnicity
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Low Poverty Index

According to HUD, the low poverty index captures poverty in a given neighborhood. The index
is based on the poverty rate. The poverty rate is determined at the census tract level. Values
are inverted and percentile ranked nationally. The resulting values range from 0 to 100. The
higher the index score, the less exposure to poverty in a neighborhood.

Map 1I-4 on the following page shows that the neighborhoods in Upland with the lowest
poverty index scores, and thereby the highest exposure to poverty, all lie in the southern part of
the City, for the most part south of Foothill Boulevard. The notable exception to this geographic
trend is the region bordered by Euclid Avenue and Mountain Avenue south of 9% Street,
wherein the poverty index is above 50.1.
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Map II-4: Demographics and Poverty
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D. Employment Profile

Local economic characteristics impact local housing needs, even though these characteristics
may not be directly related to fair housing. These economic characteristics include the types
of jobs available within the municipality, the way residents access jobs (e.g., auto, transit,
etc.), the types of occupations held by residents, and their household income. This section
explores economic trends and characteristics in Upland as a means of identifying and
understanding local housing needs.

Major Employers

Upland’s top 10 employers in recent years have shifted from the previously dominant retail
sectors to Medical, Education, and Municipal sectors. While four major retail companies,
Walmart, Target, Lowe’s, and Home Depot, remain among the top ten City employers, they
are joined by a deliverer of child care services and by a real estate management and
development corporation. Table 11-10 lists the major employers in Upland.

Table 1I-10
Major Employers in Upland
Name of Business or Institution 2:1323;:: ‘ﬁ:p.:-g;:::‘tty Type of Business

San Antonio Community Hospital 2,200 5.8 Medical
Upland Unified School District 1,037 2.8 Education
City of Upland 406 1.1 Municipal
Upland Rehabilitation & Care Ctr. 320 0.8 Medical
Walmart 315 0.8 Retail
Target 265 0.7 Retail
Lowe's Home Center 254 0.7 Retail
Villa Mesa Day Care Center 250 0.7 Child Care
Home Depot 240 0.6 Retail
Lewis Group 220 0.6 Real Estate

Total 5,507 14.6%

Source: Upland Comprehensive Annual Financial Report, Year ended June 30, 2017
Jobs Held by Residents

According to the 2010 Census, 58 percent of residents over the age of 16 were in the labor
force. An estimated 9.0 percent were unemployed. By 2016 estimates, the percentage of
residents over 16 in the labor force has risen to 63.3 percent, and the percentage of
unemployed has shrunk to 3.7 percent. Table 1lI-11 on the following page shows the
occupations of residents, the number of residents in each category, and the percentage
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employed in each occupation. Of particular note is the high proportion of
managerial/professional and sales/office occupations held by Upland residents.

Table lI-11
Occupation Characteristics

Occupations of Residents l:::::; t: f % ;::z:’:t?:nby
Total civilian employed population 16 and over 36,202
Management, business, science, and arts 13,567 37.5%
Service 6,780 18.7%
Sales and office 9,676 26.7%
Natural resources, construction, and maintenance 2,309 6.4%
Production, transportation, and material moving 3,870 10.7%

Source: 2016 American Community Survey
Labor Market Engagement Index

According to HUD, “The labor market engagement index provides a summary description of
the relative intensity of labor market engagement and human capital in a neighborhood. This
is based upon the level of employment, labor force participation, and educational attainment
in a census tract.” (AFFH-T Data Documentation 2017) Educational attainment is a measure of
those within a census tract who have achieved a bachelor's degree or higher. Values are
ranked by national percentile and range from 0 to 100. The higher the score, the higher the
labor force participation and human capital in a neighborhood.

As shown in Table 1I-12 on the following page, the group with the highest Labor Market Index
scores in both the jurisdiction and the region is Asians or Pacific Islanders, at 54.45. This group
is followed by Whites, at 53.87; Native Americans, at 45.86; then Blacks, at 44.65, and
Hispanics, at 44.24. HUD attempts to correct for income disparities by statistically separating
out the population below the federal poverty level. For Upland residents below the poverty
line, the numbers decrease, but remain within 5.6 points of the general population numbers.
For Native Americans in poverty, however, the index value plunges nearly 23 points to 22.93.

Compared to the region, the jurisdiction posts Labor Market Index scores that are significantly
higher across all ethnic groups. Hispanics' and Native Americans' scores are both 83 percent
higher within the jurisdiction than the same group's scores in the region; Blacks' 64 percent
higher; Whites’ 56 percent higher; and Asians’ 25 percent higher. When the population below
the poverty line is compared to the region, the difference is even more pronounced.
Hispanics below the poverty line within Upland have scores that are 135 percent higher than
those of the same income level within the region. For Blacks, the difference is 134 percent.
Whites and Asians fare better by factors of 90 percent and 69 percent respectively. For Native
Americans in poverty, the differential between the region and the jurisdiction is 11 percent.
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Table 1I-12
Opportunity Indicators by Race/Ethnicity
City of Upland
Low School Labor | Transit Low Jobs Environ-
Poverty | Proficiency | Market | Index | Transportation | Proximity mental
Index Index Index Cost Index Index Health
Index
Total Population
White, Non-Hispanic 60.53 74.11 53.87 47.36 36.59 55.61 35.55
Black, Non-Hispanic 46.18 64.34 44.65 51.49 50.62 62.66 27.56
Hispanic 46.70 65.35 44.24 51.34 48.65 61.23 28.33
Asian or Pacific 60.29 71.75 54.45 48.05 39.54 59.43 35.07
Islander, Non-Hispanic
Native American, Non- 50.29 68.88 45.86 50.56 45.76 63.78 30.54
Hispanic
Population below federal poverty line
White, Non-Hispanic 52.50 69.45 48.44 50.56 44.42 59.07 32.37
Black, Non-Hispanic 34.05 56.80 40.70 57.54 66.53 70.12 20.44
Hispanic 33.70 60.85 38.61 54.17 56.65 63.19 24.12
Asian or Pacific 56.19 67.63 51.57 51.09 45.37 63.22 31.99
Islander, Non-Hispanic
Native American, Non- 40.60 56.14 22.93 55.47 60.00 50.46 25.67
Hispanic
Region
Total Population
White, Non-Hispanic 52.61 50.65 34.50 37.96 25.75 49.50 55.48
Black, Non-Hispanic 42.80 41.50 27.18 42.55 31.82 49.72 44.22
Hispanic 37.51 37.99 24.20 43.12 32.68 47.81 42.38
Asian or Pacific 60.42 56.42 43.02 41.92 29.18 48.25 42.29
Islander, Non-Hispanic
Native American, Non- 41.19 40.74 25.06 36.84 26.34 50.16 56.24
Hispanic
Population below federal poverty line
White, Non-Hispanic 38.39 42.36 25.55 38.74 29.20 49.95 56.84
Black, Non-Hispanic 27.15 30.84 17.39 43.48 34.78 48.95 44.86
Hispanic 23.78 31.06 16.42 44.76 36.54 49.34 42.23
Asian or Pacific 42.30 43.14 30.51 45.00 37.05 51.32 39.74
Islander, Non-Hispanic
Native American, Non- 30.24 34.37 20.61 39.17 32.05 52.23 50.63
Hispanic

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S.
Department of Housing and Urban Development, November 2017.

Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAl; LEHD; NATA
Note 2: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-
documentation).
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Jobs Proximity Index

HUD states, "The jobs proximity index quantifies the accessibility of a given residential
neighborhood as a function of its distance to all job locations within a CBSA, with larger
employment centers weighted more heavily." "Values are percentile ranked at the CBSA level
with values ranging from 0 to 100. The higher the index value, the better the access to
employment opportunities for residents in a neighborhood."

Table 1I-12 on the previous page presents Jobs Proximity Index rankings for various groups,
broken down by ethnicity and with separate statistics for residents below the poverty level.
The scores for the jurisdiction are fairly consistent, even when compared to scores for
residents below the federal poverty line. In fact, the highest score in the jurisdiction is among
Blacks below the poverty line, at 70.12. The lowest score is assigned to Native Americans in
poverty, at 50.16. The other three ethnic groups scored higher among their populations in
poverty than among their general populations, including Asians below the poverty level, at
63.22, Hispanics below the poverty level, at 63.19, and Whites below the poverty level, at
59.07. These relatively high Jobs Proximity Index scores for populations in poverty indicate a
co-location of job centers and high poverty neighborhoods.

Examination of Map II-5 on the following page shows the distribution of geographic areas
with high Jobs Proximity Index scores, indicated by the darker shaded areas, along with the
distribution of various racial groups, indicated by colored dots, representing clusters of 50
people. When one bears in mind that the highest Index scores were reported for communities
below the poverty line, a picture emerges of poorer neighborhoods having the best access to
jobs.
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Map 1I-5: Demographics and Job Proximity

m Legend TOC Map Info m TOC
Vplana {GOBG) Jurisdiction
Name:
Map 8 - Demographics and Job D
Proximity
Variation: Reglon
Job Proximity and Race/Ethnicity D
Description:
Jobs Proximity Index for Jurisdiction  Demographics 2010
and Region with race/ethnicity, 1 Dot = 50 People
national origin, family status and 34 White, Non-Hispanic
R/ECAPs —5
Jurisdiction: }‘. Black, Non-Hispanic
Upland (CDBG) a'_ Native American, Non-
Reglon: ¥ Hispanic
Riverside-San Bernardino-Ontario, &z Astan/Pacifc islander,
Non-Hispanic
< e Hispanic
Data Version: Yt e
AFFHT0004 ‘}; Other, Non-Hispanic
Multi-racial, Non-Hispanic
TRACT
RIECAP
Jobs Proximity Index
0-10
10.1-20
, 201-30
I 301-40
I 40.1-50
I 50.1-60
I 60.1-70
I 70.1-80
I 80.1-90
I 90.1-100
N Jobs Proximity Index: Data not
Available
1000 3000 5000 W E [ ’
0 2000 4000 ‘
SCALE
S

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.

City of Upland 11-25 2018 Analysis of Impediments
December 2018 to Fair Housing Choice



Community Characteristics

Map 11-6 below shows the location of many of the City's leading employers, along with major
transportation infrastructure and transit routes. Upland residents enjoy superior access to
transportation infrastructure, which includes the Burlington Northern/Santa Fe Railroad and
the Upland Metrolink Station; the location of both a local airport (Cable Airport) and an
International airport (Ontario Airport) within its City limits; and, the traversing of the two
major freeways through its boundaries (Interstates 10 and 210).

Map 11-6: Public Facilities - Employers
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Comparison of Maps II-5 and 11-6 to Maps 1I-3 and 1I-4 shows the overlapping of areas with
high concentrations of jobs and easy access to transportation, with areas of high
concentrations of residents in poverty.

E. Housing Profile
Overview

Fair housing is also concerned with the availability of a range of housing types and prices. This
section provides an overview of the housing market and of the dynamics affecting housing
availability. Later sections of this A.l. study build on this analysis and evaluate the City’s Zoning
Ordinance and land use regulations to assess the status of fair housing in this community.

Available Housing Units

Mirroring the population growth between 2000 and 2010, Upland’s housing inventory
expanded 7.4 percent, substantially less than the 16.3 percent increase Countywide. The nearby
cities of Ontario and Montclair experienced similar increases in numbers of housing units, while
other surrounding cities and the County as a whole expanded their housing availability more
appreciably.

The predominant housing type in Upland remains single-family detached homes, which
accounted for 57.3 percent of the City’s housing stock in 2010. Table 11-6 shows housing growth
trends in Upland as compared to nearby jurisdictions and the County as a whole.

Table 11-13
Housing Growth Trends, 2000-2010 (Housing Units)

Community 2000 2010 Z‘;‘::g":
Fontana 35,908 51,857 44.4%
Montclair 9,267 9,911 6.9%
Ontario 45,182 47,449 5.0%
Rancho Cucamonga 42,134 56,618 34.4%
Upland 25,467 27,355 7.4%
County 601,369 699,637 16.3%

Source: U.S. Census, 2000 and 2010.
For-Sale and Rental Housing Prices

Table 1I-14 below shows the median sales price for a single-family home in Upland for the
2018 calendar year. The data show a 7.1 percent average increase in the sales price for single-

City of Upland 11-27 2018 Analysis of Impediments
December 2018 to Fair Housing Choice



Community Characteristics

family homes in both City zip codes and a 1.55 percent decrease in the price of a
condominium unit within both City zip codes taken together.

However, the housing market for each zip code presents a unique picture. For residents
seeking to purchase single family homes in the 91784 zip code, the 9.9 percent rise in home
prices over last year impacts them significantly. By contrast, condominiums purchasers in the
same zip code have seen their buying power increase, as the average price has come down
7.1 percent. In the 91786 zip code, both single family home prices and condominium prices
have risen consistently in the range of 4 percent. In 2018, the average sales price for single-
family homes in Upland is $567,000 and $414,500 for condominium units.

Table lI-14
Median Sales Prices — 2018
Single Family Homes Condominiums SFR Only
T . - T .
Sales of Single Price z::: /; =l MPer:ici:n z::: /; ally
Zip Code . & Median SFR & Count g Home Price/
Family Homes ($1,000) from Jul. Condos Condos | from Jul. Sa. Ft
: 2017 ($1,000) | 2017 9-
91784 41 $665 9.9% 3 $488 7.1% $280
91786 41 $470 4.3% 11 $341 4.0% $320

Feb. 2018 Dataquick / L.A. Times publishes a report by community/zip code

According to the National Low-Income Housing Coalition’s (NLIHC) Out of Reach 2017 Report
for Riverside-San Bernardino-Ontario Area, the Fair Market Rent (FMR) for a two-bedroom
apartment is $1,156. In order to afford this level of rent and utilities, without paying more
than 30 percent of income on housing, a household must earn $3,853 monthly or $46,240
annually. Assuming a 40-hour work week, 52 weeks per year, this level of income translates
into a Housing Wage of $22.23. (http://nlihc.org/oor/california)

In San Bernardino County, a minimum wage worker earns an hourly wage of $11.00. In order
to afford the FMR for a two-bedroom apartment, a household must include 2.03 minimum
wage earner(s) working 40 hours per week year-round in order to make the two-bedroom
FMR affordable.

For San Bernardino County, the estimated mean (average) wage for a renter is $14.28 an
hour. In order to afford the FMR for a two-bedroom apartment at this wage, a household
must include 1.55 worker(s) earning the mean renter wage in order to make the two-
bedroom FMR affordable.
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Table 1I-15
San Bernardino Cost of Rental Housing

Fair Market Rents by Number of Bedrooms
Efficiency 1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms
vear FMR Incr. FMR Incr. FMR Incr. FMR Incr. FMR Incr.
2010 $854 $940 $1,108 $1,559 $1,818
2011 $882 3% | $970 3% $1,144 3% | $1,610 3% | $1,877 3%
2012 $886 1% | $974 1% $1,149 1% | $1,617 1% | $1,886 1%
2013 $763 -14% | $879 -10% | $1,116 -3% | $1,577 2% | $1,924 2%

Source: HUD Fair Market Rents for San Bernardino County

The HUD Fair Market Rents by number of bedrooms [over the last four years] are shown in
Table 1I-15 above.

Table 1I-16
Income Needed to Afford FMR - San Bernardino County 2018

Annual Income Percent of Family AMI
0 BR. 1BR 2 BR 3 BR 4BR |0OBR. 1BR|2BR|3BR| 4BR

$30,720 | $37,040 | $46,240 | $64,720 | $80,160 | 47% | 56% | 70% | 98% | 122%
Source: National Low Income Housing Coalition, 2018

Table 1I-16 above shows the annual household income needed to afford rental units at the
Fair Market Rent levels.

Housing Supply

According to the 2012-2016 American Community Survey (ACS), Upland has 27,155 occupied
housing units. Of these units, 54.6 percent are owner-occupied and 45.4 percent are renter
occupied. Another 1,416 units within the City are unoccupied.

Vacancy rates are an indicator of housing needs. While vacancies help moderate housing
costs, excess vacancies depress rents and home values. Generally, an “optimal” vacancy rate
is 1.5 percent to 2.0 percent in the for-sale market and 5.0 percent to 6.0 percent for the
rental market. According to the latest ACS estimates, Upland's vacancy rate among
homeowners is 0.6 percent; among renters, 2.9 percent. These percentages indicate a high
level of utilization of the City’s available housing units.

Table 1I-17 on the following page shows the housing supply in Upland of units in structure by
tenure. Of the City's 14,832 total owner-occupied units, the vast majority, 13,807, or 93
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percent, are single units, attached or detached. Of the 12,323 renter-occupied units, the largest
share, or 40.5 percent are structures of 2 to 9 units.

Table 11-17
Housing Supply: Occupied Units in Structure by Tenure
Number of Total Units Owner Renter
Units in Share of % of Share of
0, [V
Structure # % # Category Total # Category LACUACIEL
1, detachedor | 103 | 6350 | 13,807 | 93.1% 80.1% | 3,426 | 27.8% 19.9%
attached
2 to 9 units 5189 | 19.1% 198 1.3% 3.8% 4,991 40.5% 96.2%
igig more 3,905 | 14.4% 69 0.5% 1.8% 3,836 | 31.1% 98.2%
Mobile home
and all other 828 | 3.0% 758 5.1% 91.5% 70 0.6% 8.5%
types of units
Total: | 27,155 | 100.0% | 14,832 54.6% 12,323 45.4%

Source: U.S. Census Bureau, 2012-2016 American Community Survey

Homeownership

Table 18 on the following page shows homeownership percentages relative to rental rates
among various racial and ethnic subpopulations within both the jurisdiction and the region.
The data show that Whites within Upland enjoy the privilege of homeownership at a
significantly higher rate than Whites within the region, 63.31 percent vs. 53.90 percent. The
only other group with elevated homeownership levels in the jurisdiction is Asians and Pacific
Islanders, 9.48 percent of whom are homeowners in the City as compared to 6.42 percent in
the region. Blacks fare worse in the jurisdiction, only achieving homeownership in 3.38
percent of cases, compared to 5.20 percent regionally, a decrease of 35 percent with respect
to the region’s homeownership rate within this group. Similarly, Hispanics within Upland own
homes at a rate of 22.64 percent, compared to 32.42 percent within the region, a difference
of 30.17 percent.
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Table 11-18

Homeownership and Rental Rates by Race/Ethnicity

(Upland, CA CDBG) Jurisdiction (Riverside-San Bernardino-Ontario, CA)
Region
Homeowners Renters Homeowners Renters

Race/Ethnicity # % # % # % # %
White, Non- o 0 o o
Hispanic 9,285 63.31% 4,110 35.96% 446,425 53.90% 169,245 36.89%
Black, Non-
Hispanic 495 3.38% 1,145 10.02% 43,075 5.20% 53,295 11.62%
Hispanic 3,320 22.64% 4,835 42.30% 268,520 32.42% 200,830 43.78%
Asian or Pacific
Islander, 1,390 9.48% 930 8.14% 53,205 6.42% 22,550 4.92%
Non-Hispanic
Native A i
Nzr:ﬁis;;ii”ccan’ 55 0.38% 10 0.09% 3275 | 040% | 2,590 | 0.56%
Other, Non-
Hispanic 120 0.82% 405 3.54% 13,770 1.66% 10,245 2.23%
L‘:]tli Household 1/ ¢65 - 11,430 - 828,270 - 458,755 -

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S.

Department of Housing and Urban Development, November 2017.
Note 1: Data presented are numbers of households, not individuals.

Note 2: Data Sources: CHAS
Note 3: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-

documentation).

Map 1I-7 on the following page shows the vast geographic discrepancy in numbers of renters
within the jurisdiction, with the highest concentrations of renters located in the southern
portion of the City, below Foothill Boulevard. Map 1I-8 shows the highest concentrations of
homeowners are found in the northern quadrants of the jurisdiction, with the exception of a
single census tract along the southern City boundary, where homeownership rates climb above
53.11 percent.
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Map II-7: Housing Tenure by Renters
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Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of Housing and Urban
Development, November 2017.

City of Upland 11-32
December 2018

2018 Analysis of Impediments
to Fair Housing Choice



Community Characteristics

Map 1I-8: Housing Tenure by Owners
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Housing Condition — Age

Like any other asset, housing gradually deteriorates over time. If not regularly maintained,
housing can deteriorate into disrepair, depress neighboring property values, discourage
reinvestment, and eventually impact quality of life in an entire neighborhood. Maintaining
quality housing is thus an important community goal. This section analyzes and discusses the
age and condition of Upland's housing and its neighborhoods.

Table 11-19 and Graph II-1 indicate the number of homes built in Upland by decade or two-
decade period. As of 2010, 59.9 percent of the housing was at least 30 years old. Within the
housing industry, as a general rule, homes older than 30 years begin to require major
investments to maintain quality. Necessary improvements include siding, painting, and roofing,
among others. After 50 years, homes typically need new plumbing, electrical systems,
mechanical systems, lead-based paint removal, and other major repairs.

Table 1I-19
Age of Housing Stock: Year Unit Built by Tenure
Total Units Owner Renter
Year Structure
Built " % " Share of Share of M Share of Share of

> Category Total Category Total
2010 or later 360 1.3% 164 1.1% 45.6% 196 1.6% 54.4%
2000 to 2009 2,383 8.8% 1,217 8.2% 51.1% 1,166 9.5% 48.9%
1980 to 1999 8,216 30.3% 4,364 29.4% 53.1% 3,852 31.3% 46.9%
1960 to 1979 11,253 41.4% 6,440 43.4% 57.2% 4,813 39.0% 42.8%
1940 to 1959 4,041 14.9% 2,133 14.4% 52.8% 1,908 15.5% 47.2%
1939 or earlier 902 3.3% 514 3.5% 57.0% 388 3.1% 43.0%
Total: 27,155 | 100.0% 14,832 100.0% 56.6% 12,323 100.0% 43.4%

Source: U.S. Census Bureau, 2012-2016 American Community Survey
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Graph 1I-1
Age of Housing Stock: Year Unit Built
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According to HUD, “Aggressive code enforcement action, including the legal process of property
receivership, may be the most cost effective approach to improve the quality of life in particular
instances. A receivership action allows for the correction of the deferred maintenance of the
common areas, reestablishes and recapitalizes the homeowner’s association, and imposes on-
site management to address tenant problems.” (AFFH-T)

Apart from the receivership option, City has a number of housing rehabilitation programs to
facilitate the rehabilitation of older homes. These programs include the Housing Rehabilitation
Program, and the Emergency Repair Program.

Housing Problems

The AFFH-T Data Documentation states the following: “To assist communities in describing and
identifying disproportionate housing needs in their jurisdictions and regions, the AFFH-T
provides data identifying instances where housing problems or severe housing problems exist.
The AFFH-T presents housing problems overall, as well as variations by race/ethnicity,
household type and household size.”

The AFFH-T provides data on the number and share of households with one of the following
four housing problems:
1. Lacks complete kitchen facilities: Household lacks a sink with piped water, a range or
stove, or a refrigerator.
2. Lacks complete plumbing facilities: Household lacks hot and cold piped water, a flush
toilet and a bathtub or shower.
3. Overcrowding: A household is considered overcrowded if there are more than 1.01
people per room.
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4. Cost Burden: A household is considered cost burdened if the household pays more than
30 percent of its total gross income for housing costs. For renters, housing costs include
rent paid by the tenant plus utilities. For owners, housing costs include mortgage
payment, taxes, insurance, and utilities.

Additionally, the AFFH-T provides data on the number and share of households with one or
more of the following “severe” housing problems, defined as:
1. Lacks complete kitchen facilities: Household does not have a stove/oven and
refrigerator.
2. Lacks complete plumbing facilities: Household does not have running water or modern
toilets.
3. Severe Overcrowding: A household is considered severely overcrowded if there are
more than 1.5 people per room.
4. Severe Cost Burden: A household is considered severely cost burdened if the household
pays more than 50 percent of its total income for housing costs.

According to the data in Table 11-20 on the following page, the total number of households
within the jurisdiction is 26,095. Of those households, 12,075, or 46.27 percent, experience
housing problems. Among those 12,075 households experiencing problems, 6,480, or 24.83
percent of the total, experience severe housing problems. These percentages are roughly in line
with the region, wherein the incidences of housing problems and severe housing problems are
49.19 percent and 27.82 percent respectively. Additionally, as is true in the region, Hispanic and
Black households within the jurisdiction experience housing problems and severe housing
problems at disproportionately higher rates than the average. Specifically 56.41 percent of
Hispanics and 53.96 percent of Blacks experience housing problems, while 35.13 percent of
Hispanics and 27.13 percent of Blacks experience severe housing problems.

Unlike the region, Asians within the jurisdiction experience housing problems at a higher rate
than the average, namely 48.62 percent vs. the 46.27 percent of households in general.
Likewise, Asians in Upland experience severe housing problems disproportionately, at 30.98
percent, as compared to 24.83 percent of households in general.
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Table 1I-20
Demographics of Households with Disproportionate Housing Needs
(Upland, CA CDBG) Jurisdiction (Rlver5|de:-San Bernafrdmo-
Ontario, CA) Region

Households experiencing any of 4 # with # % with # with # % with
housing problems problems | households | problems | problems | households | problems
Race/Ethnicity
White, Non-Hispanic 5,235 13,405 39.05% 248,500 615,660 40.36%
Black, Non-Hispanic 885 1,640 53.96% 56,215 96,380 58.33%
Hispanic 4,600 8,155 56.41% 276,310 469,370 58.87%
Asian or Pacific Islander, Non-Hispanic 1,130 2,324 48.62% 37,085 75,739 48.96%
Native American, Non-Hispanic 0 65 0.00% 2,874 5,864 49.01%
Other, Non-Hispanic 229 519 44.12% 12,120 24,015 50.47%
Total 12,075 26,095 46.27% 633,100 1,287,025 49.19%
Household Type and Size
Family households, <5 people 6,650 15,435 43.08% 310,890 715,300 43.46%
Family households, 5+ people 1,685 2,925 57.61% 160,795 249,069 64.56%
Non-family households 3,740 7,730 48.38% 161,420 322,655 50.03%
Households experiencing any of 4 AU # GO AL # Gt
Severe Housing Problems severe households severe severe households severe

problems problems | problems problems
Race/Ethnicity
White, Non-Hispanic 2,365 13,405 17.64% 122,935 615,660 19.97%
Black, Non-Hispanic 445 1,640 27.13% 32,125 96,380 33.33%
Hispanic 2,865 8,155 35.13% 174,310 469,370 37.14%
Asian or Pacific Islander, Non-Hispanic 720 2,324 30.98% 20,279 75,739 26.77%
Native American, Non-Hispanic 0 65 0.00% 1,499 5,864 25.56%
Other, Non-Hispanic 80 519 15.41% 6,870 24,015 28.61%
Total 6,480 26,095 24.83% 358,025 1,287,025 27.82%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department of
Housing and Urban Development, November 2017.

Note 1: The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per
room, and cost burden greater than 30%. The four severe housing problems are: incomplete kitchen facilities, incomplete
plumbing facilities, more than 1 person per room, and cost burden greater than 50%.

Note 2: All % represent a share of the total population within the jurisdiction or region, except household type and size, which is
out of total households.

Note 3: Data Sources: CHAS

Note 4: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-documentation).

Environmental Health Index

According to HUD, “The environmental health index summarizes potential exposure to
harmful toxins at a neighborhood level.” The Index combines standardized EPA estimates of
air quality carcinogenic, respiratory and neurological hazards with indexing census tracts.
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Values are inverted and then percentile ranked nationally. Values range from 0 to 100: the
higher the index value, the less exposure to toxins harmful to human health; or, put
differently, the higher the value, the better the environmental quality of a neighborhood,
where a neighborhood is a census tract.

The EPA standardizes its estimates of air quality hazards using the National Air Toxics
Assessment (NATA), which is EPA's ongoing review of air toxics in the United States. EPA
developed NATA as a screening tool for state, local and tribal air agencies. NATA’s results help
these local agencies identify which pollutants, emission sources and places they may wish to
study further to better understand any possible risks to public health from air toxics. EPA
suggests that local communities use NATA to “prioritize pollutants and emission source types;
identify places of interest for further study; get a starting point for local assessments; focus
community efforts; inform monitoring programs.” According to EPA, communities have found
that using NATA helps “inform and empower citizens to make local decisions about their
community’s health. Local projects often improve air quality faster than federal regulations
alone.”

Although EPA characterizes NATA results as “a snapshot of outdoor air quality with respect to
emissions of air toxics,” it nonetheless suggests long-term risks to human health if air toxics
emissions are steady over time, including estimates of the cancer risks from breathing air
toxics over many years. It also estimates non-cancer health effects for some pollutants,
including diesel particulate matter (PM). It is important to note that NATA only includes
outdoor sources of pollutants, and its estimates of risk “assume a person breathes these
emissions each year over a lifetime (or approximately 70 years). NATA only considers health
effects from breathing these air toxics. It ignores indoor hazards, contacting or ingesting
toxics, and any other ways people might be exposed.” (http://www.epa.gov/national-air-
toxics-assessment/nata-overviewepa.gov)

Table 1I-12 earlier in this chapter presents the Environmental Health Index values for various
groups within Upland and within the region at large. Across every category, including those
results reported for communities below the federal poverty level, Upland scores are
significantly lower than those for the region. These lower scores are an indication of
significantly greater exposure to cancer risks for City residents and of the potential for elevated
non-cancer health effects from pollutants such as diesel particulate matter.

While Whites in Upland score the highest on the Index, at 35.55, their score is 35.92 percent
lower than the score for Whites in the region, at 55.48. For Blacks the differential is -37.68
percent (27.56 vs. 44.22); For Hispanics, -33.15 percent (28.33 vs. 42.38). For Asians, the score
within the jurisdiction is 17.07 percent lower than that for the region (35.07 vs. 42.29), and
Native Americans within the City score 45.70 percent lower (30.54 vs. 56.24). For communities
living under the federal poverty level, the jurisdiction compares similarly unfavorably to the
region: 32.37 vs. 56.84 for Whites; 20.44 vs. 44.86 for Blacks; 24.12 vs. 42.23 for Hispanics;
31.99 vs. 39.74 for Asians; and 25.67 vs. 50.63 for Native Americans.
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Map 1I-9 on the following page below shows by relative degrees of shading, the overall
Environmental Health Index scores for the entire jurisdiction, with only one census tract - in the
City's northwestern quadrant - achieving an Index score in the 40.1 to 50 range. It is plainly
visible that the lowest scoring census tracts are located south of Foothill Boulevard and nearer
in proximity to Interstate 10, the rail line, industrial uses and Ontario International Airport.
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Map 11-9: Demographics and Environmental Health
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Affordable Housing

Following in Table 11-21 is an inventory of affordable housing within the City of Upland.
The information was taken from the latest City of Upland Housing Element, 2013-2021,

which was adopted January 27, 2014.

Table 11-21
City of Upland Affordable Housing, 2014
. Expiration
Total | Aff | F
Project Name and Address = Type o'fa orc'Iab € | Unit size unding Date of
Units Units Source(s)
Covenants
At Risk by 2024
Richland Arbolada .
509 E. Richland Family 16 4 LI 2 BR HOME 2021
Richland Doral .
537 E. Richland Family 17 4 LI 2 BR HOME 2021
Not at Risk
Sycamore Terrace .
1301 San Bernardino Road Senior 100 100VLI 1BR HUD 202 2030
Northwood Apts. .
1662 W. Arrow Route Family 324 64 LI 2 BR MRB 2030
Arbor Park Apts. .
859 N. Mountain Avenue Family 260 104 LI 2 BR MRB 2028
Rent
Sunset Ridge Apts.! .
597 E. 13t Street Family 108 16 VLI 1&2 BR | Revenue 2037
Note
Village Apts. Rent
g€ APLS. Family | 72 20VLI | 1& 2BR | Revenue 2037
195 S. Armstrong Way
Note
Alpine Woods .
430 W. Alpine Family 137 137 L 1&2BR LIHTC 2029
Magnolia Colony Apts.?
431-689 Diamond Court . 18 VL; 18 LI HOME/
and 223/275 Vallejo Family | 72 50 Moderatel 28 38R | rpa 2058
(various)
Coy D. Estes Senior Apts. . 110Ll
260 N. Third Avenue Senior 130 20 Moderate 1&2BR LIHTC 2067
Los Olivos Family = 97 97 VLI 2 BR Public 1 b rpetual
1226 N. Campus Avenue Y Housing P
9th Street Terrace Apts. . .
1349 E. 9h Street Family 24 24 VLI 1&2BR | Section8 | Perpetual
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. Expiration
Total | Aff | F
Project Name and Address = Type o'fa orc'Iab € | Unit size unding Date of
Units Units Source(s)
Covenants
1-Studio
Sycamore?! . 1VL; 1L
906 Sycamore Family 3 1Mod 2-2 BR RDA 2059
Total 1,360

Source: City of Upland, 2018.

VLI: Very low income

MRB: Mortgage Revenue Bonds

LI: Low income

LIHTC: Low Income Housing Tax Credit

DB: Density Bonus

RDA: Upland Redevelopment Department

HUD 202: Dept. of Housing and Urban Development
Section 8: Federal Housing Voucher program
HOME: Federal Home Investment Partnerships Funds
! Projects owned by the City of Upland

An examination of Map 1I-10 on the following page below shows that with the
exception of the City-owned Sunset Ridge complex, every affordable housing
development is located in the southern region of the City, below Foothill Boulevard. As
has been heretofore discussed, these are the neighborhoods of the City with the
highest exposure to poverty, the highest incidence of cost-burden and housing
problems, the highest concentrations of racial and ethnic minorities, the highest levels
of segregation, and the highest levels of environmental health risk factors.
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Map 11-10: Affordable Housing
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Table 11-22 shows the racial and ethnic makeup of affordable housing residents within the City,
as well as the distribution of income levels among these household groups. The data show that
Public Housing skews toward Hispanics, who comprise 54.74 percent of households residing in
Public Housing. Hispanics make up only 31.25 percent of the jurisdiction's households, but
81.55 percent of these households earn between 0 to 80 percent of AMI. The HVC program, on
the other hand, serves a plurality of Blacks, who make up 39.53 percent of program
participants, but only 6.28 percent of the jurisdiction's total households. Of these households
78.7 percent are low to moderate-income.

Project-Based Section 8 vouchers, (which allow participants to live wherever City officials can
convince landlords to honor them), skew heavily in favor of Asians, at 49.50 percent, even
though this group makes up only 8.91 percent of the City's total households, of whom 74.4
percent are low to mod-income. Another 32.67 percent of Section 8 vouchers go to White
households, while Hispanics, who make up 31.25 percent of Upland's households, receive only
13.86 percent of these vouchers.

By contrast, within the statistical region, each racial/ethnic group's proportionate share of
publicly supported housing is closer to the population distribution of these groups. For example
the lion share of Section 8 vouchers, or 47.41 percent, goes to Hispanic families, who make up
36.47 percent of the region's households, of whom 94.02 percent are low to moderate-income.
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Table 11-22
Publicly Supported Households by Race/Ethnicity

Race/Ethnicity

(UpIanf:I, (.ZA.CDBG) White Black TRl Asian or Pacific
Jurisdiction Islander
Housing Type # % # % # % # %
Public Housing 9 9.47% 14 14.74% 52 54.74% 20 | 21.05%
Project-Based Section 8 33 32.67% 4 3.96% 14 13.86% 50 | 49.50%
Other Multifamily N/a N/a 0 0.00% N/a N/a N/a N/a
HCV Program 120 23.26% 204 39.53% 164 31.78% 27 5.23%
Total Households 13,405 51.37% 1,640 6.28% 8,155 31.25% 2,324 8.91%
0-30% of AMI 1,295 43.31% 235 7.86% 975 32.61% 365 12.21%
0-50% of AMI 1,860 35.63% 380 7.28% 2,065 39.56% 560 | 10.73%
0-80% of AMI 3,500 38.67% 675 7.46% 3,610 39.89% 804 8.88%
(Riverside-San Asian or Pacific
Bernardino-Ontario, White Black Hispanic
CA) Region Islander
Housing Type # % # % # % # %
Public Housing 108 17.45% 203 32.79% 265 42.81% 42 6.79%
Project-Based Section 8 1,245 24.20% 1,055 20.51% 2,439 47.41% 366 7.12%
Other Multifamily 672 31.88% 252 11.95% 770 36.53% 404 | 19.17%
HCV Program 4,542 24.88% 8,293 45.43% 4,965 27.20% 386 2.11%
Total Households 615,660 47.84% 96,380 7.49% 469,370 36.47% 75,739 5.88%
0-30% of AMI 61,410 38.82% 18,475 11.68% 65,705 41.54% 7,940 5.02%
0-50% of AMI 101,180 32.18% 30,355 9.65% 137,770 43.82% 13,890 4.42%
0-80% of AMI 192,920 36.04% 45,500 8.50% 237,820 44.42% 23,430 4.38%

Note 1: Data Sources: Decennial Census; APSH; CHAS
Note 2: Numbers presented are numbers of households not individuals.
Note 3: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-

data-documentation)

F. Special Housing Needs Profile

Certain residents have more difficulty finding decent and affordable housing or receiving fair
housing treatment due to special circumstances. These circumstances may include
employment and income, family type, disability, or other characteristics. Upland officials
should consider addressing the particular needs of certain racial/ethnic groups, who make up
a growing demographic that experiences cost burden and other housing problems
disproportionately, in addition to other fair housing issues. Seniors are another burgeoning
population sector with similar issues. Single parent households, especially those headed by
women, are growing in number and may need special accommodation. Other groups facing
challenges include people with disabilities, large families, persons with limited English

City of Upland
December 2018

[1-45

2018 Analysis of Impediments
to Fair Housing Choice



http://www.hudexchange.info/resource/4848/affh-data-documentation
http://www.hudexchange.info/resource/4848/affh-data-documentation

Community Characteristics

proficiency, and currently and formerly homeless persons.

Table 1I-23 summarizes the proportions of special needs groups in Upland. The following
discussion describes and analyzes the housing needs of each group. Data are from the 2010
Census, the Brown Longitudinal Tract Database (LTDB) based on the census, and the 2009-2013
and 2012-2016 American Community Surveys (ACS).

Table 11-23
Special Needs Groups in Upland
. 2013
Special Needs .
Number Percent of City

Senior Citizens! 8,898 12.07%
People with Physical Disability 13,453 18.25%
Single-Parents with Children? 5,348 19.70%
Large Households® 2,925 11.21%
Hispanics 28,035 38.02%
Black/African American 5,031 6.82%
Asians 6,191 8.40%
Limited English Proficiency 8,039 10.90
Homeless* 125
Source: 2010 Census, Brown Longitudinal Tract Database (LTDB), 2009-2013 American
Community Survey (ACS).

1. Percent of households with a member age 65 or older.

2.2012-2016 ACS.

3. Percent of households with five or more members residing in a home.

4. San Bernardino 2018 Homeless Count and Subpopulation Survey; Percent of
formerly homeless not known.

Racial/Ethnic Minorities

Section B of this Chapter outlines the fact that while the White population within Upland
continues to decline along with that of the region, both in absolute numbers and in terms of
percentages, Non-White populations have grown astronomically since 1990. This growth
includes a greater than 150 percent increase in the Hispanic population within the City, and a
near trebling in size of the same group within the region as a whole.

As outlined in Section C above, Asians within Upland are twice as likely to fall into the
extremely low and low-income categories as Whites, at 29.4 percent vs. 14.8 percent. African
Americans and Hispanics are also nearly twice as likely to fall into these lowest income
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categories, at rates of 27.7 percent, and 25.8 percent respectively. Asians, Hispanics and
Blacks, as individual groups, are more susceptible to cost burden within the City of Upland than
the population in general. They also experience housing problems and severe housing problems
disproportionately. In addition, rates of homeownership for Hispanics and Blacks lag not only
behind their White counterparts within the jurisdiction, but also well behind members of their
own groups within the region.

Map II-4, (Section E above) shows that the neighborhoods in Upland with the lowest poverty
index scores, and thereby the highest exposure to poverty, all lie in the southern part of the
City, for the most part south of Foothill Boulevard. Maps 1I-7 and 1I-8 (Section E) show the
geographic disparity between homeowners and renters in the jurisdiction, with high
concentrations of homeowner households in the City’s northern census tracts and extremely
high concentrations of renters in the City’s southern census tracts. Map 1I-3 (Section C) shows
the similarly elevated levels of housing burden within the City’s southern census tracts, while
Map 11-12 (Section E) shows the higher propensity toward environmental health hazards within
these same census tracts. Map II-10 shows the concentration of affordable housing
developments within these southern census tracts, nearly to the exclusion of other tracts within
the jurisdiction. All of these data underscore one of the main fair housing issues facing the City
at present, which is access to opportunity.

Table 1I-12 (Section D) shows various opportunity index scores that HUD has calculated for
the jurisdiction as a measure of relative access to opportunity in such important facets of life
as education, employment, and transportation. Upland scores higher than the region
consistently across various protected groups, meaning that members of most racial and
ethnic groups within Upland enjoy superior access to high performing schools, good jobs, low
transportation costs, good public transit, and relatively low exposure to poverty. However,
the trend toward segregation of these groups within the City continues at a much greater rate
than that evinced within the region as a whole. The level of segregation between Whites and
Non-Whites, as measured by the Dissimilarity Index (Table 1I-3, Section B), has increased by
89.80 percent since 1990. By contrast, the level of Non-White/White segregation within the
region has only increased by a factor of 25.4 percent during the same period. This trend holds
true for every ethnic/racial group within the City as compared to their regional counterparts.
Blacks, Hispanics and Asians are particularly impacted by these trends.

Senior Citizens

According to the 2010 Census, 12.1 percent of Upland’s residents were seniors, defined as
persons age 65 or older. This statistic represents a 52.2 percent increase in this population
since 1990. American Community Survey (ACS) estimates for 2016 place the percentage of
seniors in Upland at 14.4 percent, which represents an 87.1 percent increase since 1990. By
either measure, seniors comprise a significant and growing contingent of Upland residents,
who need particular accommodation in the area of housing, due to limited income and higher
disability rates, including ambulatory and other disabilities that require significant retrofitting
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of housing units.

Among household types, 42.1 percent of elderly households fell into the low and moderate-
income categories, with 26.2 percent of these falling within the extremely low and low-
income categories. In terms of disabilities, 10.17 percent of City residents over 5 years of age
have disabilities. As shown in Table 1I-24 below, the largest share of disabled persons within
the City is between the ages of 18 and 64 and represents 5.24 percent of the total population
over 5 years of age. At 3,642, this number represents 7.79 percent of the 46,743 City
residents within this age group. By comparison, the 2,896 disabled persons over 65 represent
nearly one-third, or 32.55 percent, of the total of 8,898 elderly persons within the
community.

Table 11-24
Disability by Age Group
(Upland, CA CDBG) (Riverside-San Bernardino-
Jurisdiction Ontario, CA) Region

A.ge of .P.eople with % 4 %
Disabilities
age 5-17 with Disabilities 494 0.71% 37,092 0.95%
age 18-64 with Disabilities 3,642 5.24% 241,640 6.19%
age 65+ with Disabilities 2,896 4.17% 174,002 4.46%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S.

Department of Housing and Urban Development, November 2017.

Note 1: All % represent a share of the total population 5 years and older within the jurisdiction or region.

Note 2: Data Sources: ACS

Note 3: Data Sources: Decennial Census; ACS

Note 4: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-
documentation).

Map 1I-11 on the following page shows the array of senior residential care facilities in Upland.
Conveniently for residents, these facilities are dispersed throughout the jurisdiction along
major public transit routes. However, the cost of such facilities is out of range for many
seniors. While Medical covers the cost of residential care for some who qualify, others could
maintain their independence longer in thoughtfully designed senior public housing that offers
case management, meal services, transportation to and from doctors' offices, grocery stores
and senior centers, as well as other on-site programs designed to prevent social isolation. Still
other seniors, with targeted intervention and support, could be helped, in the parlance of
social service professionals, to “age in place,” within their own homes. For many, this requires
assistance with deferred home repairs and maintenance, especially with costly major repairs
such as roofs, HVAC systems and water heaters, as well as with necessary retrofits to
accommodate ambulatory and other disabilities.
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Map lI-11: Licensed Community Care Facilities
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Table 11-25 below shows that although seniors are well represented within Public Housing,
Section 8, and HCV programs within the City, the numbers accommodated by these programs
are nowhere near the need, as evinced by the numbers of seniors with extremely low and
low-income, and by the numbers with disabilities. For example, the 32.99 percent of the total
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97 units of Public Housing within Upland that are occupied by seniors amount to 32 units.
Section 8 Housing within the City tends to favor seniors by a factor of 95.05 percent, which
translates to 93 of the total 98 units. (Notably, 83 of these 98 units are occupied by Asian and
White residents, with only 15 units allotted to Blacks and Hispanics.) Out of the 554 units in
the Housing Choice Voucher program, 25.89 percent of these, or 143 units, are occupied by
elderly residents. These numbers come nowhere close to meeting the needs of the 2,896
disabled elderly within Upland, or the 2,331 extremely low and low-income elderly within the
community, to say nothing of the 3,746 low and moderate-income elderly.

Table 1I-25
Demographics by Publicly Supported Housing Program Category

Total # Asian or | Families
(Upland, CA CDBG) units White Black Hispanic Pacific with Elderly | Disabled

(occupied) Islander | children
Public Housing 97 9.47% | 14.74% 54.74% 21.05% 39.18% | 32.99% 14.43%
Project-based Section 8 98 | 32.67% 3.96% 13.86% 49.50% N/a 95.05% 3.96%
Other Multifamily N/A N/A N/A N/A N/A N/A N/A N/A
HCV Program 554 | 23.26% | 39.53% 31.78% 5.23% 43.90% | 25.89% 20.64%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department
of Housing and Urban Development, November 2017.

Note 1: Disability information is often reported for heads of household or spouse/co-head only. Here, the data
reflect information on all members of the household.

Note 2: Data Sources: APSH

Note 3: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-

documentation).

Note 4: Rows for R/ECAP tracts removed because there are no Racially or Ethnically Concentrated Areas of Poverty in

Upland.

For those elderly who are not home bound, the City of Upland offers activities and resources
through its thriving community center. The George M. Gibson Senior Center offers special
events and a full spectrum of services for community residents 50 years and older. Serving
over 3,500 seniors monthly, the Center offers nutritious lunches 5 days per week in addition
to over 40 classes and activities, over half of which are offered free of charge. These include
such diverse offerings as belly dance classes, men's poker groups, computer workshops,
billiard tournaments, ping pong and yoga. The Fun After 50 club sponsors monthly casino
trips, potlucks and weekly bingo games, while AARP hosts free monthly guest lectures, tax
assistance, and driver safety courses. The Center also offers health lectures, free non-invasive
medical screenings, a Fall flu shot clinic and wellness faire, medical insurance counseling and
myriad other services at little or no cost. All services are intended to assist seniors in
remaining active mentally and physically.
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People with Disabilities

The Fair Housing Act prohibits housing discrimination against any person based on disability.
The Americans with Disabilities Act defines a disability as a “physical or mental impairment
that substantially limits one or more major life activities.” People with disabilities have special
housing needs because of their fixed income, higher health costs, and need for accessible and
affordable housing. According to 2013 ACS data, 10.17 percent of Upland’s residents over the
age of 5 years reported a physical disability.

Table 11-24 reveals that that the City of Upland has 4,136 disabled residents ages 5 to 64, and
another 2,596 elderly residents with disabilities. Table 1I-26 below reveals the numbers living
with each different type of disability within the community. The fact that total exceeds the
numbers of disabled reported in census and ACS data implies that individuals report multiple
types of disability. According to Table 1I-25, the Upland Housing Authority accommodates the
highest number of disabled individuals in the Housing Choice Voucher program, 20.64 percent
of 554 units, or 114 units with disabled residents.

Table 1I-26
Disability by Type
(Upland, CA CDBG) (Riverside-San
Jurisdiction Bernardino-Ontario, CA)
Region
Disability Type # % # %
Hearing difficulty 2,175 3.13% 125,033 3.20%
Vision difficulty 1,702 2.45% 86,934 2.23%
Cognitive difficulty 2,548 3.67% 170,114 4.36%
Ambulatory difficulty 3,215 4.63% 241,262 6.18%
Self-care difficulty 1,574 2.26% 102,841 2.63%
Independent living difficulty 2,239 3.22% 170,490 4.37%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S.

Department of Housing and Urban Development, November 2017.

Note 1: All % represent a share of the total population within the jurisdiction or region.

Note 2: Data Sources: ACS

Note 3: Refer to the Data Documentation for details
(http://www.hudexchange.info/resource/4848/affh-data-documentation).

Note 4: The AFFH-T provides information on disability type, disability status by age group, and disability status by
housing type. The disability type and disability status by age group measures are from the ACS, while the
measure of persons with disabilities by housing type is from the PIC/TRACS data. These disability type categories
in this table are based on a new set of disability questions introduced into the ACS in 2008 and are not
comparable to disability type figures in prior years.

Apart from ADA compatible housing, both privately owned and in the publicly assisted realm,
persons with disabilities need accommodation in the form of City infrastructure, from
sidewalks, curbs, and crossing signals, to ramps, restrooms and other features within pubic
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buildings, all of which are fundable through CDBG monies.

Seniors 62 and older and persons with disabilities qualify for a discounted rate on fares and
bus passes on the Omnitrans bus system. Standard day passes are sold in packs of ten for
$45.00; seniors and disabled persons are eligible for a discounted rate of $20.00.

Family Status and Age

According to the AFFH-T Data Documentation, “The Fair Housing Act prohibits housing
discrimination against any person based on familial status. For purposes of the Fair Housing
Act, familial status includes one or more individuals under the age of 18 being domiciled with
a parent or other person with legal custody of such individuals. The AFFH-T provides
information on families with children. Specifically, familial status is measured as the number
and percentage of all families (with two or more related people in the household) that are
families with children under age 18.”

As stated in Section B, families of all types continue to make up the vast share of the City's
population, though that share has diminished from a high of 73.5 percent in 2010 to current
estimates of 68.29 percent. Although the jurisdiction is trending overall toward decreasing
numbers of families with children in favor of married couples without children and non-family
households, families with children still comprise 45.17 percent of family households within the
jurisdiction. Meanwhile, Other Family households, consisting of a parent of either sex
maintaining a household with no spouse present, have increased by 11.12 percent. ACS data
from 2016 report 5,348 households within Upland comprised of single parents with children
under age 18, of whom 4,004 are “Female householder(s), no husband present, family
household(s).” This emerging demographic of single mothers within the jurisdiction will need
special accommodation with regard to housing, because of gender pay gaps, the high cost of
day care, and the propensity for histories of spousal abuse.

Families with children in general have special housing needs due to lower per capita income,
the need for affordable childcare, the need for affordable housing, or the need for larger units
with 3 or more bedrooms. According to the 2013 ACS data in Table II-1 (Section B), the City
had 2,925 large families. Large families often have difficulty finding adequately sized housing
and may lease smaller units due to affordability concerns, which results in overcrowding.
According to the data in Table 11-8 (Section C), 35.1 percent of all large families earned low
and moderate incomes, with 19.8 percent falling into the extremely low and low-income
categories. Table 11-20 (Section E) shows that large families experience housing problems
disproportionately, at 57.61 percent, vs. 46.27 percent of households generally. Families with
children, and especially teenagers, may face discrimination in the rental housing market. For
example, some landlords may charge large households a higher rent or security deposit, limit
the number of children in a complex or unit, confine children to a specific location, limit the
time children can play outdoors, or choose not to rent to families with children altogether.
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Table 11-27
Publicly Supported Housing by Program Category:
Units by Number of Bedrooms and Number of Children (Upland Only)

Households in 0-1 | Householdsin2 | Households in 3+ | Households with

Bedroom Bedroom Bedroom Children

Units Units Units

Housing Type # % # % # % # %
Public Housing 7 7.22% 62 63.92% 27 27.84% 38 39.18%
Project-Based Section 8 101 100.00% 0 0.00% 0.00% N/a N/a
Other Multifamily 0 0.00% 0 0.00% 0.00% N/a N/a
HCV Program 174 32.65% 288 54.03% 60 11.26% 234 43.90%

Source: Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T), U.S. Department

of Housing and Urban Development, November 2017.

Note 1: Data Sources: APSH

Note 2: Refer to the Data Documentation for details (http://www.hudexchange.info/resource/4848/affh-data-
documentation

Table 1I-27 above shows that sixty-two (62) 2-Bedroom units and twenty-seven (27) 3+-
Bedroom units are available within Public Housing developments within the City. Of these,
thirty-eight (38), or 39.18 percent of the City’s 97 total units, are occupied by households with
children. In terms of the 554 units in the Housing Choice Voucher program, 288 households
are assigned to 2-bedroom units, and another 60 households are housed in 3+-bedroom
units. In total, 43.90 percent, or 234 units, are occupied by families with children. Neither
Project-Based Section 8 Housing nor Other Multifamily housing appears to be available to
households with children. Given the statistic referenced in the above paragraph placing the
number of low/moderate-income large families at 35.1 percent of 2,925, or 1,027 families,
the numbers of available units in Table 1I-27 appear inadequate.

National Origin and Limited English Proficiency (LEP)

According to HUD, “The Fair Housing Act also prohibits housing discrimination based on
national origin.” The data provided in the AFFH-T includes the ten most common places of
birth of the foreign-born population by jurisdiction and region and the number and
percentage of the population that is foreign-born. Also included are the ten most common
languages spoken at home (for the population age 5 years and over) for those who speak
English “less than ‘very well,”” and the number and percentage of the population who speak
English “less than ‘very well.”” For space-saving purposes, only five out of the top ten places
of birth and most common languages were included in Table 11-2 and Table 1I-3 in Section B
above.

According to the data in those tables, the largest foreign-born population within the
jurisdiction and the region is from Mexico, making up 6.95 percent of Upland’s residents. These
foreign-born nationals include residents who have less than a fluent mastery of the English
language, and therefore need accommodation. Upland residents with Limited English
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Proficiency are among the fastest growing population subgroup, having increased their
numbers 81.96 percent from 4,418 in 1990 to 8,039 currently. As a percent of the population,
their numbers have increased from 6.95 percent to 10.90 percent. Given that four of the five
most populous groups of foreign nationals in the jurisdiction hale from Asian countries, namely
the Philippines, Korea, Taiwan, and Viet Nam, the availability of online and printed materials
and foreign language interpreters in Tagalog, Korean, Taiwanese Mandarin, and Vietnamese, in
addition to Spanish, should be common practice within City agencies involved in delivery of
affordable housing and other services to these communities.

Homeless Persons

Housing affordability for those who are homeless or who are formerly homeless is challenging
from an economics standpoint, and this demographic group may also encounter fair housing
issues when landlords refuse to rent to formerly homeless persons due to poor credit history.
These difficulties are more severe for homeless families that need larger affordable units.
According to the San Bernardino County Homeless Partnership, 102 individuals in Upland were
unsheltered homeless in 2018, in addition to 23 individuals who were sheltered homeless.!

The need with respect to homelessness is for permanent housing solutions with supportive
services that help formerly homeless individuals address any number of factors contributing
to their situation. Permanent supportive housing is the term of art within the social services
sector that describes an affordable living environment that offers the ongoing case
management, linkage to care, employment counseling, ongoing job skills training,
transportation services, and even financial counseling that this community needs to stay
housed and productive. Without such support, their risks of remaining homeless or returning
to homelessness in a chronic manner are great.

The City of Upland is actively engaged in a range of coordinated efforts and active
collaboration among community organizations, churches, service clubs, and concerned
citizens dedicated to overcoming homelessness. Homelessness occurs for varied reasons and
requires different resources and services for each homeless individual. Serving the needs of
this population is complex. The aim is to provide a system that coordinates and focuses
resources to those most in need and least able to advocate for themselves. Addressing
homelessness requires effective strategies to reduce the number of families and individuals
who become homeless, in addition to helping currently homeless families and individuals
move into permanent housing. The Community Restoration Team (CRT) works directly with
Upland residents who are homeless and connects them with resources to become housed.

1San Bernardino County 2018 Homeless Count and Subpopulation Survey Final Report, p.9
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Equal access and choice in housing, or what is commonly known as fair housing opportunity, is
covered by federal and State statutes, regulations, and court decisions that prohibit
discrimination in the rental, sale, negotiation, advertisement, or occupancy of housing on the
basis of one or more protected classes. The twin goals of nondiscrimination and integration in
housing are achieved through the actions of buyers, sellers, landlords, tenants, realtors,
apartment associations, homeowner associations, condominium boards, insurers, builders,
lenders, appraisers, home inspectors, cities, community benefit organizations, and the courts.
This chapter provides an overview of the private sector housing industry in Upland and its
interrelationship with fair housing services.

A. Owner-Occupied Housing

Part of the American dream involves owning a home in a good neighborhood near good
schools, parks, shopping centers, jobs, transportation, and other community amenities.
Homeownership strengthens individual households and entire neighborhoods because
owner-occupants have made an investment in their own personal property as well as the
neighborhood and community. This fosters a greater sense of pride in the appearance and
condition of not only the home but of the neighborhood as well. It also promotes owner
involvement in the community because owner-occupants have a personal stake in the area
and tend to be more active in decisions affecting the community. Fair housing opportunity
laws protect an individual or family’s right to occupy the housing of their choice that they
can afford. Ensuring fair housing is an important way to not only preserve but to improve
the housing opportunities for all residents in the City of Upland.

Home Buying Process

Purchasing a home presents many challenges to the would-be owner. One of the main
challenges in buying a home is the process by which an individual or family must acquire the
property. The time required to find a home, the major legal and financial implications
surrounding the process, the number of steps required and financial issues to be considered
can be overwhelming to many home buyers. Throughout this time-consuming and costly
process, fair housing issues can surface in many ways. Discriminatory practices in the home
buying process can occur through the:

e Advertisement of homes for sale;

e Lending process;

e Appraisal process;

e Actions of real estate agents and sellers; and
e The issuance of insurance.
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Advertising

The first step in buying a home is to search for available housing through advertisements
that appear in magazines, newspapers, or on the Internet. Advertising is a sensitive issue in
the real estate and rental housing market because advertisements can intentionally or
inadvertently signal preferences for certain buyers or tenants. Recent litigation has held
publishers, newspapers, the Multiple Listing Service (MLS), real estate agents and brokers
accountable for discriminatory ads.

Advertising can suggest a preferred buyer or tenant in several ways. Some examples include
advertisements or listings that:

e Suggest a preferred type of buyer or tenant household, e.g. “perfect for a young
couple”;

e Use models that indicate a preference or exclusion of a type of resident, e.g.
running a series of advertisements that only include photos of nuclear families,
or that do not features persons of color or persons with disabilities;

e Publish advertisements or listings in certain languages, e.g. only advertising
homes/apartment complexes in predominately Hispanic neighborhoods on
Spanish-language radio stations;

e Restrict publication to certain types of media or locations so as to indicate a
preference.

As a rule of thumb, advertisements cannot include discriminatory references that describe
current or potential residents, the neighbors or the neighborhood in racial or ethnic terms,
or terms suggesting preferences for one group over another (e.g., adults preferred, ideal for
married couples with kids, or conveniently located near Catholic church).

Lending

Initially, buyers must locate a lender who will qualify them for a loan. This part of the
process entails an application, credit check, ability to repay, amount eligible for, choosing
the type and terms of the loan, etc. Applicants are requested to provide sensitive
information including their gender, ethnicity, income level, age, and familial status. This
information is required to be gathered by the Community Reinvestment Act and the Home
Mortgage Disclosure Act; however, it does not guarantee that individual loan officers or
underwriters will not misuse the information.

A report on mortgage lending discrimination by the Urban Land Institute describes four
basic stages in which discrimination can occur:
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e Advertising/outreach stage. Lenders may not have branches in certain locations,
not advertise to certain segments of the population, or violate advertising rules
with respect to fair housing.

e Pre-application stage. Lenders may not provide applicants of different racial and
ethnic backgrounds the same types of information as other preferred groups, or
may urge some to seek another lender.

e Lending stage. Lenders may treat equally qualified individuals in a different
manner, giving different loan terms, preferred rates, or denying a loan based on
a factor not related to ability to pay and risk.

e Loan administration. Lenders may treat minorities in harsher terms, such as
initiating foreclosure proceedings if any payment is late, or by making loans at
terms that encourage defaults.

Appraisals

Banks order appraisal reports to determine whether or not a property is worth the amount
of the loan requested. Generally, appraisals are based on sale prices of comparable
properties in the surrounding neighborhood of the subject property. Other factors such as
the age of the structure, improvements made and location are also considered. Homes in
some neighborhoods with higher concentrations of minorities and poverty concentrations
may appraise lower than properties of similar size and quality in neighborhoods with lower
concentrations of minorities or low-income households.

Taking these factors into consideration when valuing a property in an appraisal causes the
arbitrary lowering of property values and restricts the amount of equity and capital
available to not only the potential home buyer but also to the current owners in the
neighborhood. Disparate treatment in appraisals is difficult to prove since individual
appraisers have the latitude within the generally accepted appraisal practices to influence
the outcome of the appraisal by factoring in subjective opinions.

Real Estate Agents

Finding a real estate agent is normally the next step in the home buying process. The agent
will find the home for the prospective buyer that best fits their needs, desires, and budget
based on the amount they are qualified for by the lender. Real estate agents may also
intentionally or unintentionally discriminate by steering a potential buyer to particular
neighborhoods, by encouraging the buyer to look into certain areas or failing to show the
buyer all choices available. Agents may also discriminate by who they agree to represent,
who they turn away and the comments they make about their clients.
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Sellers

Even if a real estate agent is following fair housing practices, the current occupant (seller)
may not want to sell his or her home to certain purchasers protected under fair housing
laws or they may want to accept offers only from a preferred group. Oftentimes, sellers are
present when agents show properties to potential buyers and sellers may develop certain
biases based upon this contact. The Residential Listing Agreement and Seller’s Advisory
forms that sellers must sign disclose their understanding of fair housing laws and practices
of discrimination. However, preventing this type of discrimination is difficult because a
seller may have multiple offers and choose one based on bias.

Insurance

Insurance agents have underwriting guidelines that determine whether or not a company
will sell insurance to a particular applicant. Currently, underwriting guidelines are not public
information; however, consumers have begun to seek access to these underwriting
guidelines to learn if certain companies have discriminatory policies, called redlining. Some
states require companies to file the underwriting guidelines with the State Department of
Insurance, making the information public. Texas mandates this reporting and has made
some findings regarding discriminatory insurance underwriting.

Many insurance companies have traditionally applied strict guidelines, such as not insuring
older homes, that disproportionately affect lower income and minority households that can
only afford to buy homes in older neighborhoods. A California Department of Insurance
(CDI) survey found that less than one percent of the homeowner’s insurance available in
California is currently offered free from tight restrictions. The CDI has also found that many
urban areas are underserved by insurance agencies.

Home Loan Activity

A key aspect of fair housing choice is equal access to financing for the purchase or
improvement of a home. In 1977, the Community Reinvestment Act (CRA) was enacted to
improve access to credit for all communities, regardless of the race/ethnic or income
makeup of its residents. CRA was intended to encourage financial institutions to help meet
the credit needs of communities, including low-moderate income people and
neighborhoods. Depending on the type of institution and total assets, a lender may be
examined by different supervising agencies for its CRA performance.

In tandem with the Home Mortgage Disclosure Act (HMDA), financial institutions with
assets exceeding $10 million are required to submit detailed information on the disposition
of home loans by applicant characteristics. HMDA data can then be evaluated with respect
to lending patterns.
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During Calendar Year 2016, 4,942 households filed loan applications for housing in Upland.
Of those applications, 619 were withdrawn before approval or denial and 220 were closed
for incompleteness prior to a decision. Lending institutions rendered decisions on 4,103
loan applications. The data in Table llI-1 shows that the number of loan applications is
highest for refinancing at 65 percent of all loans, followed by loans for home purchase at
30.1 percent of the total and a mere 4.9 percent of all loans for home improvement.
Approval rates were greatest for loans for home purchase at 89.2 percent and lowest for
home improvement and refinancing with 76.2 percent approval rates. Conventional loans
were most common for all loan purposes. The average loan approval rate for all loan types
and loan purposes was 80.1 percent.

Table llI-1
Home Loan Application Activity in Upland
Type NuLmo ::; el Share of Loans Al\:):r:::’z:i Approval Rate
Home Purchase 1,236 30.1% 1,102 89.2%
Conventional 1,020 24.9% 902 88.4%
FHA - Insured 148 3.6% 136 91.9%
VA - Guaranteed 68 1.7% 64 94.1%
FSA/RHS 0 0.0% 0 0.0%
Home Improvement 202 4.9% 154 76.2%
Conventional 195 4.8% 151 77.4%
FHA - Insured 4 0.1% 2 50.0%
VA - Guaranteed 3 0.0% 1 33.3%
FSA/RHS 0 0.0% 0 0.0%
Refinancing 2,665 65.0% 2,032 76.2%
Conventional 2,265 55.2% 1,718 75.8%
FHA - Insured 196 4.8% 149 76.0%
VA - Guaranteed 204 5.0% 165 80.9%
FSA/RHS 0 0.0% 0 0.0%
Total: 4,103 100% 3,288 80.1%

Source: 2016 HMDA Database
Mortgage Interest Rates & Fees

A key component to securing a home loan is the interest rate and fees associated with the
loan. In July 2015, The Journal of Real Estate Finance and Economics® published an article
authored by Ping Cheng, Zhenguo Lin, and Yingchun Lin that analyzed the “Racial
Discrepancy in Mortgage Interest Rates.” Rather than focusing on racial discrimination in
loan origination, they chose to focus on whether black applicants were more likely to be

1 Cheng, Ping, Lin, Zhenguo, Liu, Yingchun,“Racial Dsicrepancy in Mortgage Interest Rates,” The Journal of Real
Estate Finance and Economics, Vol. 51, p. 101-120 (July 2015)
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charged higher interest rates than their white counterparts.

The authors of this study considered a number of variables, including: race, when the
mortgage was originated, type of loan (ARM or fixed), loan-to-value ratios, whether the
loan was purchase-money or refinance, debt-to-income ratios of the borrowers, net wealth,
liquid worth, whether the borrower had been rejected on a credit application in the last five
years, whether the borrower had ever filed for bankruptcy, age of the household head at
time of application, education level of borrower, and shopping behavior (whether borrower
searched for a lender or relied on a referral from a friend or family member).

According to the authors, the statistics they used suggested clear differences between black
and white borrowers in almost every respect. However, when accounting for these
differences, the researchers found that “black borrowers on average pay about 29 basis
points more than comparable white borrowers.”

Additionally, even amongst African-American borrowers, there is disparity based on sex.
“The results suggest that, while the racial disparity in mortgage rates is widespread
between black and white borrowers, it is the more financially vulnerable black women who
suffer the most. The excessive premium this group of women must pay for long term credit
is almost certainly going to put them into even more vulnerable financial conditions in the
long run.”

Lending Outcomes

This section summarizes lending activity in Upland in 2016. HMDA data provides some
insights regarding the lending patterns in a community. However, the HMDA data is only an
indicator of potential problems; it cannot be used to conclude discrimination due to the
limitations of the data.

Lending Outcomes by Income and Race/Ethnicity. Generally, home loan approval rates
increase as household income increases. This was true for nearly every type of loan
analyzed. Only home improvement loan approval rates for upper income earners was lower
than home improvement loan approval rates for middle income earners. However, upper
income earners were above the overall average for each loan category. Table IlI-2 shows
loan approval rates for home purchases and refinances by applicant characteristics.

While it is dangerous to ascribe discriminatory intent from the loan data presented, it is
interesting to note that African-Americans had approval rates below the average approval
rate for each income level across each loan category. Asians had approval rates below the
average approval rate in five of the nine boxes. They had below average approval rates for
middle income home purchase loans, low income home improvement loans, upper income
home improvement loans, low income refinance loans, and upper income refinance loans.
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Differences in approval rates for home loan applications among minorities do not
necessarily reflect discriminatory practices. Differences could be due to credit scores,
employment history, knowledge of the lending process, debt-income ratio, or other factors.
Nonetheless, the persistence of lower loan approval rates among minorities could be the
subject of additional inquiry and examination.

Table I1I-2
Home Loan Approval Rates by Applicant Characteristics
Type Low/Mod Income Middle Income Upper Income
<80% MFI 80-120% MFI 120+ MFI
- Loan Approval Loan Approval Loan Approval
Hace e tulEy Applications pI:)ate Applications pI:,ate Applications pF?ate
Home Purchase 53 68.0% 180 82.8% 833 89.9%
Hispanic 17 70.6% 54 85.2% 180 89.4%
White 16 81.2% 71 87.3% 405 89.9%
Asian 3 100% 23 69.6% 118 90.7%
African American 4 25.0% 3 66.7% 18 83.3%
All Others 2 50.0% 1 100% 6 83.3%
Decline or N/A 8 50.0% 24 79.2% 100 93.0%
Home Improvement 14 35.7% 39 82.1% 142 77.5%
Hispanic 3 66.7% 4 100% 27 88.9%
White 6 33.3% 19 78.9% 64 78.1%
Asian 1 0.0% 6 83.3% 14 64.3%
African American 1 0.0% 3 66.7% 5 40.0%
All Others 0 0.0% 1 100% 0 0.0%
Decline or N/A 3 33.3% 6 83.3% 30 76.7%
Home Refinance 238 52.5% 358 67.0% 1,712 78.6%
Hispanic 51 56.9% 66 62.1% 313 77.6%
White 108 51.9% 180 68.3% 828 80.2%
Asian 23 52.2% 18 72.2% 155 74.2%
African American 7 42.9% 13 53.8% 48 66.7%
All Others 3 66.7% 14 57.1% 25 68.0%
Decline or N/A 45 48.9% 66 71.2% 324 80.2%

Source: HMIDA Database 2016

Lending Outcomes by Tract Characteristics. The Community Reinvestment Act (CRA) is
intended to encourage regulated financial institutions to help meet the credit needs of
entire communities, including low and moderate income neighborhoods. Analyzing lending
patterns by neighborhood characteristics can show whether significantly fewer home loans
are being approved or issued in low/moderate income neighborhoods or neighborhoods
with a disproportionately high percentage of minority residents. The lack of lending activity
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in one or more neighborhoods has been linked to unequal access to credit among different
race and ethnic groups and alleged practices of redlining and discrimination.

Table 11I-3 shows a comparison of home purchase and refinance loan approval rates at the
census tract level by the minority concentration in the tract as well as tract income level
relative to the Area Median Income. Upland is a multi-cultural community with
neighborhoods that reflect the City’s demographics.

Table llI-3
Home Loan Approval Rates by Tract Characteristics
Home Purchase Loans Home Refinance Loans
Tract
Characteristics Number of Number Percent Number of Number Percent
Applications Approved Approved Applications Approved Approved

Minority Percentage

20% to 50% 695 626 90