Legislative Proposal – Non-applicability of SB 79 to single-family zoning (Government Code 65912.157)
Question 1. What is the issue that needs to be addressed or why is there a need for this bill?
Transit usage and transit-oriented development depends on achieving sufficient density to have synergy between transit, housing, and commercial and other activities.
Single-family neighborhoods aren’t just low density; they are also primarily residential. Therefore, given the small percentages of housing that will be added to California’s cities as we reach our projected population peak before declining in population in the coming decades, allowing SB 79 development in single-family neighborhoods up to a mile walking distance from transit stops draws development away from those transit stops and undermines the usage and viability of transit.
It should be an obvious negative outcome that SB 79 high-rises are vastly out of scale in single-family zoned neighborhoods, which don’t have the street widths or other infrastructure needed to support high-density housing.

Question 2. What is your proposed solution or how would your bill solve this problem?
The fix is simple. Exclude single-family zoned parcels from SB 79. 
This would be done by amending 65912.157.(a), as follows [added language in brackets]:
65912.157.(a) A housing development project shall be an allowed use as a transit-oriented housing development on any site zoned for [ADD: multi-family] residential, mixed, or commercial development within one-half or one-quarter mile of a transit-oriented development stop, …

Question 3. To your knowledge, has there been legislation introduced in the past to address this specific problem?
No legislation has been introduced in the past to address this problem.

Question 4. Who do you anticipate will support this bill and who do you anticipate will oppose it?
As residents find out that bus and rail transit stops as much as a mile away from their neighborhoods will be used to justify high-rise development next to their homes, there will be an enormous public backlash against SB 79. Adding an exclusion of single-family neighborhoods will be welcomed by these residents.
Transit unions might be supportive of right-sizing SB 79, because voters are going to reject future transit taxes, especially taxes used to subsidize bus services, knowing that transit plans are being used to target their neighborhoods for upzoning.
The building industry will be strongly opposed to any revision of SB 79 because they (probably rightly) think that they can trick unsophisticated homeowners, particularly those in the low-income and moderate-income neighborhoods most impacted by SB 79, into selling their properties at prices well below their new worth as high-density multi-family zoned properties.  

Question 5. What do you think the fiscal impact of this bill would be?
There is no fiscal impact to the State.

Question 6. Is there any additional background information you would like to provide?
This proposed change to SB 79 could be combined with other recommendations from Neighbors For A Better San Diego, which include changing distance measurements to walking distance (instead of straight line distance) and limiting SB 79 transit-oriented development stops to rail service (removing bus services).
There is an urban planning discipline dedicated to “missing middle housing” (see, for example, https://missingmiddlehousing.com/) that emphasizes the importance of adding new infill housing that is compatible with the scale of surrounding structures. This doesn’t mean that single-family zoned parcels should only allow single homes, it means that multi-family homes should fit within the building envelopes of the underlying zoning, including floor area ratios, setbacks, height and story limits, angle planes, and other objective development standards. With the recent adoption of AB 956, California’s 20 million “single-family” homes are now allowed to add three accessory dwelling units (ADUs), by-right, or 60 million new homes total. The Legislature should be allowing this small-scale development to fulfill a specific need for family housing in family-oriented neighborhoods, rather than blighting neighborhoods with massively out-of-scale SB 79 high-rises.
