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FIVE-YEAR IMPLEMENTATION PLAN REVIEW

EL CAJON REDEVELOPMENT AGENCY

CENTRAL BUSINESS DISTRICT AND AMENDED AREA

June 2003
In December of 1999, the El Cajon Redevelopment Agency (“Agency”) adopted the Second Five-Year Implementation Plan (the “Plan”) for the El Cajon Redevelopment Central Business District (the “CBD”) and Amended Project Area (“Project Area”).  Since 1999, the Agency has actively pursued implementing the redevelopment, economic development and housing initiatives as outlined in the Plan.

The California Community Development Law provides that the Agency shall conduct a public hearing at least once during the five-year term to receive testimony regarding redevelopment and housing implementation activities.  Further, the Law provides that the Agency shall conduct a public hearing if it intends to amend the Plan to add or delete projects during the five-year term.

This document summarizes the Agency’s progress towards implementing the initiatives summarized in the Plan and serves as the basis for satisfying the requirement of a public hearing to review and discuss the Plan.  Further, it identifies new redevelopment and housing projects the Agency proposes to add to the Plan. 

IMPLEMENTATION PLAN CONTENTS

The Law requires that the Agency prepare an implementation plan every five years that details the following:  

· The anticipated redevelopment, economic development and affordable housing projects and programs that will be implemented during the five year period;

· The blight and redevelopment purposes the projects and program proposals will address;

· The anticipated revenues and expenditures for the five year period; and 

· The housing projects and programs that will preserve and increase the supply of housing affordable to very low, low and moderate income households. 

The Agency has one project area consisting of the original CDB and the Amended Area thus prepares one Plan for the entire Project Area.   The first Plan was adopted in December 1994 and was subsequently replaced by the current Plan.  

PROJECTS AND PROGRAMS IMPLEMENTED SINCE 1999

The Project Area was created to address physical and economic blight in El Cajon by providing a mechanism for the removal of impediments to commercial and residential development.  The Project Area was also formed to assist the City of El Cajon with achieving its affordable housing mandates per State law.

Redevelopment/Economic Development Projects Initiated or Completed

The Agency’s redevelopment and economic development activities are a combination of projects initiated before the current Plan and new strategies crafted with the intention to expand Project Area marketability and public awareness to the downtown.  These activities address physical and economic blight, encourage private sector investment by removing impediments to development and redevelopment, and assist in the retention, recruitment and relocation of business within the Project Area.  The following redevelopment activities have occurred since adoption of the Plan:

Northwest Corner of Main Street and Magnolia Avenue

Project Approved:  October 2000.

Revenue to Agency:  $65,000

In 1992, the Agency purchased approximately 12.5 gross acres located at the northwest corner of Main Street and Magnolia Avenue.  This project was the first effort by the Agency guided by the Downtown Master Design Plan.  The project called for redevelopment of economically depressed and blighted parcels into a revitalized neighborhood commercial center.  The project acreage was initially sold to Smiths Food and Drug, Inc. who constructed the neighborhood retail center.  However, the 1996 sale of the anchor store to American Stores, Inc., i.e., Lucky’s, resulted in the Agency assuming ownership of one parcel immediately at the northwest corner of Magnolia Avenue and West Main Street (the “Parcel”).  The Agency immediately sold one-half of the property to Hollywood Video for development as a video rental outlet.  The remaining half of the Parcel was retained by the Agency for development as a mixed-used center.  

In October 2000, the Agency entered into a Disposition and Development Agreement (the “DDA”) with Priest Development Company Inc., (the “Developer”) for construction of a two-story building of approximately 17,227 square feet. Developer purchased the property for $65,000 completed construction in 2002 and has opened a Starbucks, Quiznos, First American Title Company, Fantastic Sam’s, and Garmo & Garmo Attorney’s At-Law.  Additionally, the site is the corporate office for the Developer.

Southwest Corner of Main Street and Magnolia Avenue

Project Approved: March 1994

Expenditure: $6,183,436

The Southwest Corner Project (the “Project’) is the second effort by the Agency conforming to the Downtown Master Design Plan, first being the Main Street Project located directly across the street at the northwest corner of Main Street and Magnolia Avenue.

The Project was initiated on March 21, 1994, when the Agency adopted a Design for Development calling for a commercial center on the two (2) acre site (the “Site”).  Property acquisition commenced later that year and the City of El Cajon and/or the El Cajon Redevelopment Agency successfully acquired all thirteen (13) parcels that comprise the Site.  The Agency attempted to negotiate development of the Site with several different developers without success.  A combination of a sluggish economy and proposals inconsistent with the Downtown Master Design Plan resulted in an Agency decision to restructure the project to include both residential and commercial uses.

In October of 2000, the Agency released a Statement of Interest calling for developer applications in response to a new development concept for this primary downtown location.  The Agency received four (4) proposals and after a selection review process executed an Exclusive Right to Negotiate (the “ERN”) in the Spring of 2001 with Daley Development.  Ultimately, the development team presented by Daley was unable to move the project into a DDA.  However, one member of the Daley team, Priest Development Company, Inc., (the “Developer”) purchased the rights to the ERN thereby assuming a primary position in the Project.    

The resultant DDA provides that the Developer will construct a mixed-use project comprised of twenty-eight (28) single-family town house units ("Phase One") and approximately 12,000 square feet of commercial/retail ("Phase Two") (the "Subject Property Improvements") in two (2) phases.  It is the intent of the Agency that Phase One residential units be developed so as to provide home ownership opportunities to persons or families as their primary residence and not  for speculation of landholding to be administered as rental units. The project will also include a family style sit-down restaurant located in Phase Two.

All on-and off- site improvements will be constructed in accordance with the Downtown Master Design Plan and Specific Plan 182 including the Master Design Guidelines, and will incorporate arcades, landscaping and architectural texture associated with historic El Cajon.  Further, the Project will incorporate the beneficial uses of the recent reconstruction of Main Street wherein angled parking and widened sidewalks introduce an orientation of pedestrian scale development, which includes enhanced lighting fixtures, landscaping, and way-finding signage.
Park Avenue and Ballantyne Street

Project Approved: January 2003

Expenditure: $7,342,330

The Site was acquired by the Agency in July 1989, as the result of entering into an Owner Participation Agreement (“the OPA”) with Hopkins Development Corporation, Inc., (“Hopkins”) in February of 1989.  The purpose of the OPA was to effectuate business points of a development agreement whereby Hopkins would acquire a 14.88 acre parcel bound by Magnolia Avenue on the west, Ballantyne Street on the east, Park Avenue on the south and Wells Avenue on the north.  Per the OPA, this parcel was subdivided into two parcels: parcel 1 approximately 9.03 acres retained by Hopkins for development as the El Cajon Towne Center and, parcel 2 approximately 5.85 acres conveyed by Hopkins to the Agency (the “Site”).

The Site has remained vacant and unimproved since 1989, but has been the subject of many speculative proposals over the years.  The City/Agency purchased the Site with the intention of development as a new police facility.  However, economic stagnation during a majority of the 1990’s, escalating construction costs and speculative development utilizing parcel 1 and parcel 2 ultimately has prevented construction on the Site.

In April of 2001, Priest Development Company, Inc., (the “Developer”) proposed an urban in-fill residential project.  The Agency found merit in the concept and executed an ERN.  As the Site was vacant, cleared and ready for construction, the business points of the ERN quickly embodied the form of a DDA.  While the DDA has been completed, a public hearing was held in January 2003, environmental issues remain before the Site can be conveyed to the Developer.  Project start-up is expected in the Summer of 2003.

The DDA provides that the Developer will construct one hundred-three (103) single-family town house units (the "Subject Property Improvements") in four (4) phases.  It is the intent of the Agency that the residential units be developed so as to provide home ownership opportunities to persons or families as their primary residence and not for speculation of landholding to be administered as rental units.

Successful examples of downtown/urban revitalization include the development of housing within the market area.  The Agency has created two projects that put forth 131 single-family residential units in the downtown. These new units offer development opportunities in the design orientation of pedestrian accessibility, create a static population for the urban environment of the downtown and assist in the elimination of physical and economic blight previously existing at these locations.
Downtown El Cajon

Six years ago the Agency assisted in the formation of a Property Based Improvement District (the “PBID”) in the downtown core.  The Chamber of Commerce and the Agency combined resources to establish a special assessment district comprised of property owners within the immediate downtown in an effort to increase participation in the revitalization of the area.  As a major property owner within the PBID, the Agency pays an annual assessment of $82,000.  In addition, the Agency has budgeted capital improvement projects funded through the PBID to further contribute to the on-going efforts of revitalization.  Such projects have included:      

· Alley Improvement- along the north side of East Main Street between Sulzfeld Way and Magnolia Avenue, behind the buildings that front Main Street, runs an alley.  Prior to the improvement project, this alley was a muddy, pothole mess that detracted from the economic viability of the downtown; businesses were unable to accept deliveries from the alley, as it was too narrow and often too treacherous for heavy vehicular traffic.  The City and Agency combined to design and construct the alley improvements to widen the vehicular area, eliminate the blight conditions and create parking opportunities which previously did not exist.  Since improvement of the alley, three new restaurants have located on the north side of East Main Street creating new jobs and nightlife to the downtown core.  City/Agency contribution: $100,000.  

· Studies- In the past two fiscal years the Agency has funded a variety of studies to assist in the long term planning of downtown El Cajon.  With the PBID serving as the project coordinator, the following studies have been completed:  Wayfinding, Marketing, Urban Land Use and Parking, Hotel/Motel and a Community Housing Needs Assessment conducted by graduate students of the MBA program at San Diego State University.  Each of these studies contributed significant information in the ability to identify a direction for the City/Agency/PBID and the strategies for long-term revitalization.  The initial program efforts of the PBID were to address clean and safe issues by instituting street/sidewalk cleaning and litter pickup in addition to the service provided by the City.  The PBID hired full time security service patroling throughout the District to report criminal activity and graffiti. Heritage Security has developed a strong working relationship with the Community Policing Division and the regular beat officers assigned to the downtown.  In addition, the PBID contracts with St. Madeleine Sophie’s Center for trash collection throughout the District.  An additional purpose of the studies was to identify consumer preference for commercial/retail/housing within the downtown.  A common theme of the studies was the public demand for destination-oriented business such as restaurants or entertainment venues. With this information, the Agency/City and PBID have successfully marketed and publicized the downtown to entice new restaurants to the area. In the past three years, four restaurants have opened in the downtown. As the east county is largely underserved by hotel/motel/conference center amenities, the Hotel/Motel study confirmed a widely held belief that top quality facilities are in demand and would succeed.  Although difficult to finance and even harder to site in an urban area void of vacant land, the east county region is pursuing such a concept with El Cajon considering a project to locate near the downtown.     

· Special Events- the primary purpose of forming a PBID is the revitalization of the district.  Such renewed energy in the urban center can be achieved through a variety of means but without purpose, an incentive to bring people back to the area on a regular basis, existing business cannot survive and new business is not likely to emerge.  The El Cajon PBID, in addition to clean and safe issues, has identified special events as the central theme of revitalization.  Beginning Friday, May 2, 2003, Downtown El Cajon began the seventh year of Concerts on The Green.  The Concert series runs from May through October, each Friday evening, is free to the public and has grown to become a popular attraction in the east county.  In addition, 2003 represents the third season of the Cajon Classic Cruise; an exhibit of classic cars that has quickly become the largest regularly scheduled static display in southern California featuring 400 cars per week.  Finally, 2003 was the third year of the El Cajon Centurion, a bicycle race sanctioned by the United States Cycling Federation as a national points-earning event.  This event attracts 2000 cyclists to downtown El Cajon plus the many visitors and fans of professional cycling. Over the past two fiscal years the Agency has funded a façade improvement program through the PBID.  With the assistance of architects, landscape architects and graphics designers Agency funds have contributed to a matching grant program for the physical improvement of buildings and storefronts within the PBID.  With the passage of SB975 and the conditions of prevailing wages, Agency funds have secured professional services and not the labor associated with such improvements.   

Each of these events has contributed to the success that has become downtown El Cajon.  These events bring many people to the area on a regular basis thus establishing the area as a center of entertainment, dining and commerce.  Agency contribution is through the annual assessment as a property owner in the downtown:  $82,000 per year over the past 7 years, plus an additional $334,000 for special projects.

· Economic Improvement- in addition to being a PBID, Downtown El Cajon, Inc. is a California Main Street City and in 2002 received certification as a National Main Street City.  The organizational model set-forth by Main Street is a proven urban renewal success.  The committee-based structure coordinates goals and objectives directed toward economic improvement.  The following represents a few of the positive indicators in the economic revitalization of downtown El Cajon:

-PBID increased from 123 property owners to 187;

-PBID increased from 185 parcels to 252 parcels;

-Annual revenue increased 355% from $326,000 to $917,000 since             1996-97; 

-150 new jobs have been created;

-Net gain of 30 new businesses;

-Lease rates have increased from $.85 to $1.01 per square foot;

· Lend A Hand Day- for the past two fiscal years low and moderate-income housing funds have contributed to the revitalization of neighborhoods through the PBID Lend A Hand Day (the “LAHD”) program. This program relies upon hundreds of volunteers who contribute thousands of hours to the physical improvement of a residential neighborhood. Coordination of the one-day event is a year ‘round process, which includes the cooperation of Little House, The Collaborative, CASA, Heartland Human Relations, El Cajon Rotary, El Cajon Lions and other organizations.  In addition, the El Cajon Police Department/Community Policing Division participates on the committee and assists in the selection of the neighborhood to receive improvement through sharing of crime analysis and community outreach/educational efforts. One such educational program is the Crime Free Multi-housing Task Force, a revised version of the Neighborhood Watch Program designed to address the unique living of multi-family housing.  Each apartment complex receiving assistance at LAHD must be a Crime Free Multi-housing graduate. To date the neighborhoods of Emerald Avenue and Taft Avenue have benefited from LAHD efforts.  The Agency works directly with PBID staff to collect income verification statements from each property owner so as to ensure that recipients of the improvements are low and moderate income wage earners.  All funds contributed to LAHD assist in the purchase of materials and supplies; funds do not pay for labor.  Agency contribution:  $39,000 per year. Total: $78,000

Taxable Tax Allocation Refunding Bonds Issue of 2000: 

In August of 2000, the Redevelopment Agency issued $16.0M of taxable refunding bonds (the ”Bonds”).  The Bonds were issued for the purpose of refinancing the Agency’s $13.6M bank loan with Sumitomo Trust and Banking Company Limited.  The Bonds were issued on a parity basis with the Agency’s $35.7M El Cajon Redevelopment Project, Tax Allocation Refunding Bonds, Issue of 1997.  The Bonds and the 1997 Bonds are payable from and secured by the tax increment revenue derived from the project area.  

Affordable Housing:

Since 1999-00, the Redevelopment Agency and the City’s Department of Community Development have combined staffing efforts to establish a proactive comprehensive program of affordable housing to meet state housing mandates.  The City of El Cajon has provided $666,448 in Community Development Block Grant funds and $3,140,812 in HOME funds.  In this same period, the Agency provided $2,042,612 in tax increment set-aside funds for a total program expenditure of $5,849,872 in housing assistance.

The combined efforts of these funding sources have assisted in the rehabilitation of 142 mobile homes, rehabilitation of 16 single-family rehab, 72 first-time home buyer loans including the new construction of 12 single family homes and the conversion of a 24 unit multi-family apartment complex to owner-occupied condominium units for a total of 254 assisted units, each secured with affordability covenants. 

New Projects To Be Added to the Plan

Capital Projects Fund:  revenues of the Agency are extremely limited, the Bond issues of 1992, 1998 and 2000 were debt repayment and/or consolidation measures, new revenues created by those issues have been allocated to projects as described above.  Annual tax increment largely pays the debt service on outstanding obligations and what excess increment exists has benefited the various downtown revitalization efforts.  Preparation of the annual budget includes a forecast of Agency revenues and expenditures on a five-year basis; the current trend does not appear to be different in coming years. 

	 El Cajon Redevelopment Agency 

	 Debt Service Fund 

	 Five Year Projections 

	 Fiscal Year 2003-04 

	
	
	
	
	
	
	

	
	 2002-03 
	 2003-04 
	 2004-05 
	 2005-06 
	 2006-07 
	 2007-08 

	
	Estimated
	Estimated
	Projected
	Projected
	Projected
	Projected

	
	
	
	
	
	
	

	 Beginning Reserved Fund Balance (7/01/02) 
	 $7,174,438 
	
	
	
	
	

	 Prior period adjustment per GASB 34 
	 (3,370,879)
	
	
	
	
	

	 (recognition of Advances in the DS Fund Balance Sheet) 
	
	
	
	
	
	

	 Beginning Reserved Fund Balance (7/01/02) Restated 
	 $3,803,559 
	
	
	
	
	

	
	
	
	
	
	
	

	 Beginning Reserved Fund Balance (7/01/XX) 
	$3,803,559
	$3,870,703
	$4,709,217
	$5,761,900
	$7,039,686
	$8,590,089

	
	
	
	
	
	
	

	 Gross Tax Increment*  
	 8,034,043 
	 8,516,086 
	 9,027,051 
	 9,568,674 
	 10,142,794 
	 10,751,362 

	 Less:  Low and Moderate Income Housing Fund (20%) 
	 (1,606,809)
	 (1,703,217)
	 (1,805,410)
	 (1,913,735)
	 (2,028,559)
	 (2,150,272)

	
	
	
	
	
	
	

	 Revenues: 
	
	
	
	
	
	

	 Tax Increment   
	 6,427,234 
	 6,812,868 
	 7,221,641 
	 7,654,939 
	 8,114,235 
	 8,601,089 

	
	
	
	
	
	
	

	 Interest  
	 300,000 
	 300,000 
	 300,000 
	 300,000 
	 300,000 
	 300,000 

	 Less 1997 Bond Arbitrage Rebate 
	 (31,000)
	 (31,000)
	 (31,000)
	 (31,000)
	 (31,000)
	 (31,000)

	 Interest  
	 269,000 
	 269,000 
	 269,000 
	 269,000 
	 269,000 
	 269,000 

	
	
	
	
	
	
	

	 Transfers In - Low and Mod Income Housing Fund 
	 729,527 
	 729,633 
	 729,078 
	 729,415 
	 750,306 
	 725,804 

	
	
	
	
	
	
	

	 Total Revenues & Transfers In  
	 7,425,761 
	 7,811,501 
	 8,219,719 
	 8,653,354 
	 9,133,541 
	 9,595,893 

	
	
	
	
	
	
	

	 Expenditures: 
	
	
	
	
	
	

	 Debt Service Payments:     
	   
	   
	   
	   
	   
	   

	 1997 Tax Allocation Refunding Bonds 
	
	
	
	
	
	

	 Interest 
	 1,628,294 
	 1,588,719 
	 1,546,499 
	 1,501,445 
	 1,452,920 
	 1,400,814 

	 Principal  
	 945,000 
	 985,000 
	 1,025,000 
	 1,070,000 
	 1,110,000 
	 1,155,000 

	 2000 Tax Allocation Refunding Bonds 
	
	
	
	
	
	

	 Interest 
	 1,231,475 
	 1,231,475 
	 1,231,475 
	 1,231,475 
	 1,231,285 
	 1,230,715 

	 Principal  
	 - 
	 - 
	 - 
	 5,000 
	 10,000 
	 10,000 

	
	
	
	
	
	
	

	 Interest (on Advances from Other Funds) 
	 78,000 
	 60,000 
	 50,000 
	 40,000 
	 30,000 
	 20,000 

	 Professional & Technical Services 
	 40,000 
	 35,000 
	 35,000 
	 35,000 
	 35,000 
	 35,000 

	 County Administration Fee 
	 89,502 
	 97,926 
	 104,955 
	 112,335 
	 120,085 
	 128,222 

	
	
	
	
	
	
	

	 Pass Through Payments: 
	
	
	
	
	
	

	 Pass Through Withheld by the County of San Diego 
	 212,349 
	 228,798 
	 245,576 
	 262,689 
	 280,145 
	 297,950 

	 Pass Through Payments Administered by Agency:  
	
	
	
	
	
	

	 County of San Diego 
	 1,072,254 
	 747,384 
	 801,743 
	 857,894 
	 915,909 
	 975,862 

	 Cajon Valley Union School District 
	 695,736 
	 749,629 
	 804,600 
	 860,671 
	 917,863 
	 976,198 

	 Grossmont Union High School  District 
	 444,616 
	 479,057 
	 514,187 
	 550,019 
	 586,568 
	 623,848 

	 Total Pass Through Payments 
	 2,424,955 
	 2,204,868 
	 2,366,106 
	 2,531,273 
	 2,700,485 
	 2,873,858 

	
	
	
	
	
	
	

	 Total Expenditures 
	 6,437,226 
	 6,202,988 
	 6,359,035 
	 6,526,528 
	 6,689,775 
	6,853,609

	
	
	
	
	
	
	

	 Transfers Out  
	
	
	
	
	
	

	 ECRA Capital Projects Fund/Auto Dealers OPA 
	 295,000 
	 295,000 
	 295,000 
	 295,000 
	 295,000 
	 295,000 

	 ECRA Capital Projects Fund/Administration/Projects 
	 626,391 
	 475,000 
	 513,000 
	 554,040 
	 598,363 
	 646,232 

	 Total Transfers Out 
	 921,391 
	 770,000 
	 808,000 
	 849,040 
	 893,363 
	 941,232 

	
	
	
	
	
	
	

	 Total Expenditures & Transfers Out 
	 7,358,617 
	 6,972,988 
	 7,167,035 
	 7,375,568 
	 7,583,138 
	 7,794,841 

	
	
	
	
	
	
	

	 Ending Reserved Fund Balance (6/30/XX) 
	$3,870,703
	$4,709,217
	$5,761,900
	$7,039,686
	$8,590,089
	$10,391,141

	
	
	
	
	
	
	

	 *Assumes 6% Tax Increment Growth Per Year and 
	
	
	
	
	
	

	 $783,655 ERAF shift for FY 03/04 
	
	
	
	
	
	


The more serious impact to Agency resources is the state of California and the continued taking of local agency funds in the form of the Education Revenue Augmentation Fund (the “ERAF”).  For fiscal year 2002-03 the state required an ERAF shift of $237,471.  Recent reports from the California Redevelopment Association suggests an additional ERAF shift is forthcoming in fiscal year 2003-04 increased approximately 3.3 times to $783,655.

Further, per the guidelines of ERAF, should a redevelopment agency be fiscally unable to make its’ payment, the obligation falls to the local regulatory agency, in this case the City of El Cajon.  It is the obligation of Agency staff to prevent the City general fund from absorbing any responsibility for Agency debt; therefore, no new projects are proposed at this time.   

However, the Agency is working with the PBID to coordinate a group of downtown property owners to structure the redevelopment of Rea Street from Sulzfeld Way to Magnolia Avenue on the north side of the street.  Currently, the property owners are working with an architect and solidifying financing.  The Agency role in this project has yet to be defined but may rest in the powers of eminent domain to assist in the acquisition of property.

Affordable Housing:

For the duration of the current Plan and the foreseeable future, the combined efforts of the City and Agency will focus on single-family rehabilitation, multi-family rehabilitation, first-time home buyer loans, and the conversion of multi-family housing to owner-occupied condominium units.   The lack of available land within the city, limits the ability to conduct new construction.  Therefore, the Agency has elected to rehabilitate existing units, as fifty percent of the housing units in El Cajon are apartments built between 1960 and 1975.

As with the capital projects fund, the prospect of new affordable housing projects is contingent upon the availability of funds.  It is entirely possible the Agency will be forced to borrow low and moderate income housing set-aside funds to meet ERAF obligations at which point the capital projects fund has an additional outstanding obligation due and payable within ten (10) years.

The ill-timed and disastrous aspect of the ERAF shift is the long-term affect on the ability of agencies to pursue the conduct of economic development.  At a time in the state’s history when infrastructure is crumbling from lack of maintenance, the delivery of public utilities facing increasing challenges due to inadequate supply and, seemingly, no other resource but local government of the mind or structure to address the disproportional supply of housing, the governor and the legislature impose crippling mandates. ERAF strikes at the heart of local programming objectives and is proposed to be a local government obligation for the next fifteen (15) fiscal years.

In November of 2002, voters approved Proposition 43 thereby approving a $2.1 Billion dollar bond issue for development of affordable housing.  The impact of debt service on $2.1B will have a more lasting impact on the inability to construct affordable housing than will the success of the principal of the issue.  Until such time as developers face a disincentive (or incentives to develop affordable housing) to construction of luxury housing, the gap of affordability vs. supply will continue to expand. 

The major urban centers of California have median home prices beyond the means of dual income upper-middle class wages.  Housing prices combined with the definition of “affordable” no longer provides the ability to attain home ownership without seeking financial assistance from government housing programs.  What is “affordable housing” when wages, cost of housing and housing supply no longer can be categorically defined by a particular regions demographic data? Unfortunately, the middle class wage does not qualify for assistance and therefore challenges the supply of housing units for those wages that might otherwise achieve home ownership.  

In their search for every available dollar, the legislature has considered the use of Proposition 43 proceeds to balance the budget.  The people did not approve Proposition 43 with such intent and should not be forced to fight for proper implementation.  When the solution is the issuance of debt to the extent of Proposition 43, cogent discussion should evaluate whether such funding is a heroic measure or response to a failed system. 

When local government/redevelopment agencies are no longer producing affordable housing, initiating economic development, i.e. creating jobs, the task of supplying these essential services will fall to the open market.  By the very definition of redevelopment, the elimination of blight and the creation of new employment opportunities occur with the infusion of public funds at a time and location market forces have abandoned.   

By the continued imposition of ERAF and thereby the elimination of financial resources to continue the challenge of economic development at the local level, the legislature has willingly cast market forces with the implied responsibility of tending the traditional public services of local government.      

Market forces, i.e., private development, will not create affordable housing without government assistance while California Community Development Law requires inclusionary quotas. Market forces have coined the phrase “business friendly” when discussing commercial/retail development. Market forces are requesting government agencies to waive fees, rebate taxes to enhance their financial position while depleting the resources of local government.  

The El Cajon Redevelopment Agency is committed to the expenditure of low and moderate income housing set-aside funds for production of affordable housing but the ability to meet the intent of the law increasingly conflicts with the direction being established by the leadership in Sacramento. 

