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ABOUT LIVE LOCAL MARIN:
Live Local Matin is a broad coalition effort to reduce traffic, protect
the environment, and create healthier communities by making it easier

for people with strong roots in Marin to live closer to their jobs.

For more information about Live Local Marin, contact

Whitney Merchant, Marin Field Representative, Greenbelr Alliance
wmerchant@greenbelt.org

415.491.4993

For further information abaut this reporr, contacr:
Robert Hickey, Marin Program Manager, NPH
robert@nonprofithousing.org

415,491.4731

Download this teport at livelocalmarin.org
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MUCH HAS BEEN WRITTEN about the role of affordable housing in providing ';
security, choice, and upward mobility for its residents. Businesses increasingly
understand the connection between housing costs and retaining a quality, competitive
workforce. Neighbors see the positive impact of affordable housing when derelict
properties are replaced with attractive, well-managed homes that provide stability

during times of economic setback.

Miles from Home addresses the role that affordable The result is long commutes—mostly by car. This is

housing can play in taking cars off the road and unsustainable for families and individuals working ;
protecting against climate change—two issues that are in Marin. It is also unsustainable for Marin’s existing '
particulatly important in Marin. residents and businesses. Extensive driving by

Marin’s workforce drives a tremendous amount to get

to work each day—farther on average than any other The great distance

between home and work for Marin employees is com-

promising the county’s quality of life while undercutting

/. A majority of those who commute i local efforts to reduce greenhouse gas pollution.

outside the county work at jobs that pay less than

$40,000 per year. This is not entirely surprising, given Affordable workforce housing can help. Better housing
Marin’s real shortage of housing choices at prices these options can reduce Marin’s highway congestion and help
employees can afford, protect our climate by enabling more Marin employees

to live locally in walkable neighborhoods closer to where

they work.
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MARIN WORKERS LIVE THE FARTHEST FROM THEIR JOBS OF ANY BAY AREA

WORKFORCE., FURTHERMORE, MOST OF THEIR TRIPS TO WORK ARE MADE

BY CAR. THIS TRANSLATES INTO A 1.OT OF CARS ON THE ROAD.

Marin employees commute on average 30
miles round-trip to and from work! (figure
1). Of all Marin’s employment centers, work-
ers in Novato drive farthest, followed by San
Rafael and southern Marin. Novato not only
leads the county but also leads the Bay Area
in commute length: the average commute to a
Novato job (31.2 miles round-trip} is farther
than for any other employment area includ-

ing downtown San Francisco.?

The majority of Marin’s workforce does

not live in Marin, Nearly 60% of Marin’s
workforce commutes in from outside county
lines, where home prices tend to be cheaper,
and rental options more plentiful® This gives
Marin the highest percentage of in-commut-
ers of any county in the Bay Area {figure 2).
The percentage of in-commuters has been
rising steadily over the past decade. By 2008,
a total of 62,590 employees lived ourside and

commuted into the county.*

Included in Marin’s commute statistics are a
growing number of “extreme” commuters.
In 2008, more than 9,900 Marin employees

(9% of Marin’s total workforce) commuted

Average Work Trip‘siﬂ'_Miies, by County of Workplace _':
. Lo (ngure ) '

Workforce ,in*Cémmutérs* by Coun%y of Workplace
S{figure ) Lo :
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in from places outside the region, such as
Sacramento County {a distance of approxi-
mately 83 miles one way). The percentage of

extreme commuters has grown by 50% over

without a car. This is not surprising given lim-
ited transit service from Sonoma County, and
the need to cross bridges when traveling from

the south or east {figure 3).

the past six years.’
Cumulatively Marin’s workers drive a total of
Nearly all of Marin’s in-commuters drive 2.6 million miles cach work day, factoring in

to work rather than taking transit, biking,

carpooling and other modes of transportation.®

or walking. More than 73% of commuters OTAL A0S

drive alone. The remainder mostly commutes

by carpool. Only 3.5% of commuters travel

THE LONG DISTANCES DRIVEN BY MARIN EMPLOYEES
WORSEN TRAFFIC CONGESTION FOR EXISTING

RESIDENTS, PARTICULARLY ON HIGHWAY 10I.

1t’s not news that Marin’s highway traffic is
bad. Between 2004 and 2008, Marin saw the

largest increase in daily freeway delay of any

county in the Bay Area

an increase of 55%,

compared to an average increase of 15% for

the Bay Area as a whole.” In 2008, Highway
101 in Marin became the second worst traffic

spot in the entire Bay Area.?

Marin’s struggle to house its workforce is
making already bad traffic worse. Between
2004 and 2008, the number of in-commuters
rose by 5,500, adding more than 4,600

new cars on a daily basis to Marin freeways

and local roads, taking into consideration

carpooling and transit use.”




Marin’s growing number of in-commurers
plays out visibly on Highway 101. According

to the Transportation Authority of Marin,

650% of morning commuters coming from

How Marin Employees Who Live Outside
' the County Get to Work
(figure 3 .

the north on Highway 101 are headed to

final destinations in Marin'® While 2 portion

of the morning rush-hour is comprised of

Bicyels
cor Walk |

commuters passing through the county, many

Drive Alone Shared Aute  Transit

more are headed to workplaces in Marin,

1ﬁ«£ommutérs’ .
io Marin

contrary to popular perception.!!

T3A% 0 234%

Absent significant changes in where Marin

Hay Area mfléraﬁésb L 05%

and the region provide housing and transpor-

tation options, Marin traffic delays are pro-

jected to triple over 2006 levels by 2035.12

MARIN’S DEPENDENCE ON WORKERS WHO LIVE ELSEWHERE IN THE

GREATER BAY AREA NOT ONLY AGGRAVATES CONGESTION BUT ALSO
TAKES A SERIOUS TOLL ON THE ENVIRONMENT.

Fundamental to reducing emissions is reduc-

ing driving distances. Statewide research
traveling to and from shows that without new development pat-
work.”® This translates into 2.45 metric tons terns that allow us to drive shorter distances,
per worker per year™ increased driving will overwhelm technologi-
cal advances in fuel economy and decreases

To put this igure in context: cutting these in the carbon content of fuel—resulting in

rotal emissions in half would be equivalent
to completely eliminating energy use in more
than 10,900 homes.!

carbon emissions well above 1990 levels for
the state as a whole's Exceeding 1990 carbon

levels is significant because scientists believe




Income Profile of Marin's
In-Commuters
{figure 4)‘ o

that carbon emissions mast drop below 1990 levels by 2030 if we are

to stabilize the earth’s climate.’”

The consequences of not reducing driving emissions, and not

stabilizing our climate, are grim. Potential adverse impacts include

worsening air quality problems, reductions in the quality and supply
of water from the Sierra snowpack, a rise in sea levels resulting in

the displacement of thousands of coastal residences and businesses,

damage to marine ecosystems and the natural environment, and an

increase in infectious diseases, asthma, and other human health-

related problems.'®

FEY

WHY DO MARIN’S COMMUTERS DRIVE SO FAR?

F

ONE CLEAR COMPONENT OF THIS PROBLEM IS
THAT MARIN'S INCREASINGLY SERVICE-ORIENTED
WORKFORCE HAS LIMITED HOUSING CHOICES THAT

ARE AFYFORDABLE AND CLOSE TO WORK.

Marin employees are predominantly lower-income. Nearly two-

thirds earn less than 80% of area median income for a one-person

[

houschold. ¥

2003,

Marin created jobs more rapidly than the Bay Area as a whole. Many

San

or Lons Palm

of these were lower-paying retail and service jobs.2?

. . L el halp more ¢
Marin’s largest employment sector is now retail, with more than .
" where they work,

11,000 jobs and an average salary of $32,469. Other large, relatively




Examples of Marin Occupations that Cannot Afford
a Typical 1-Bedroom Apartment in Marin
: (ﬁ{;zjre s3]

s23800

saz170

829,200

Average Annual Salary

337,250

Sasamn

$42.820

low-paying sectors include foll-service restau-
rants (4,994 employees averaging $20,176
per year) and nursing and residential care fa-
cilities {2,635 employees, averaging $34,112

per year).?

As shown in figure 4, lower-wage employ-
ecs make up the majority of Marin’s

in-commuters,

The county has limited housing choices for
these modest-wage employees. The median
rent for a one-bedroom apartment in Marin
was $1,393 in 200%—considerably more
than the maximum affordable rent for a
household earning $40,000 or less ($1,000

per month}.?




In fact, approximately two-thirds of all

Marin employees {those who live inside as Most Marin Employees Can't Afford tO OWR a Home

y . o N A e . A i
well as outside the county) earn less than the (figure 6) -

$55,716 annual income needed to affordably f i, L e
oan e Marin-Median Annual Income
Brice (2oon 1o Afford

%ot AMIY D

{8 pergon)

rent a median 1-bedroom apartment.?

‘ i _ . SingleFemily  syeosp0 - $191067  2amy
Figure 5 profiles some of the occupations that ; . Residencze | 5 . S ‘ ?’&}

struggle to find affordable rentals in Marin’s -
: ns%
housing market. -

Sountys ares

For the vast majority of Marin employees,
homeownership is even more out of reach

{figure 6).

APARTMENTS PRICED AT LESS THAN $I,SOO A MONTH
ARE IN SHORT SUPPLY IN MARIN COMPARED TO THE
NUMBER OF MARIN EMPLOYEES WHO FARN LESS
THAN $54,000 PER YEAR AND NEED HOMES IN THIS

PRICE RANGE. As shown in figure 7, there is a significant gap
between supply and need ar varions rent levels below $1,500. This
gap is particalarly acute in the §750-$999 per month rental range

(affordable to employees earning less than $40,000 per year).

For Marin workers seeking an affordable rental option costing less
than $1,500 per month, the discrepancy between supply and need

totals more than 25,000 homes. This is not to suggest that Marin

should aim to build 25,000 affordable homes next year. But this

does shed light on the scale of the problem, and the limired choices Edgewster Pla

available to Marin employees earning less than $54,060 per year,




For example, for every nine
Marin employees who earn
less than $30,000 per vear
(affordable rent: $500-$749
per month), there is only one
Marin home for rent in their
price range. But at the other
end of the scale, Marin has a
surplus of rental choices for employees who
can afford $1,500 to $1,999 per month
{salaries of $60,000-$80,000).

This helps explain why so many lower-wage
workers commute in from outside the county

each day.

Absent changes in housing options, the
mismatch between worker salaries and
Marin housing costs is projected to worsen.
Sixty-five percent of the new jobs projected
for Marin by 2016 are expected to be in
sectors that pay wages too low, on average,
to afford a market-rate rent, including: retail;
health and education; and hospitality, arts,

and recreation.?

The people doing these jobs—{from teachers
and emergency medical technicians to
grocery clerks and waitresses—are making
important contributions to Marin’s health
and quality of life. But they won’t be able to

afford to live in the communities they serve.

Renta

| Options In Marin Do Not Meet Workers’ N?eed_siand Budgets

(figure’7)

1080

‘Housing Units
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HOW DID MARIN GET TO THIS POINT? AS MARIN'S ECONOMY HAS

GROWN, IT HAS FAILED TG PROVIDE THE HOUSING ITS WORKERS
REQUIRE. THE MISMATCH BETWEEN MARIN SALARIES AND AVATLABLE
HOUSING OPTIONS I8 NOT THE RESULT OF NO-GROWTH POLICIES.

In fact, Marin continues to build new single-family homes. But most

of the new homes that Marin builds are priced for the wealthiest

households, rather than a fuller spectrum of the county’s workforce.

{greater than
$63,500 per year for a household of one}. Only 28% of the county's

workforce can afford housing at that level.”

In permitting only a limited set of new housing choices, Marin shifts
the burden of building lower-priced homes to other counties, and
low-wage workers are forced to look farther and farther away from

their jobs to find homes they can afford.

Snapshot of Marin Government
- Employees

| The County of Marin IS one of the county’s largest

single amployers.

LOW WAGES: Almost a third of county governmenit
employees-arg verylow-wage workers, sarning less
than half of Marin's median income (ess than $33,875
periyear in 2009 dollars). k

LONG COMMUTES: Half of all county employees live
outside the county; one-quarter have a commute
fonger than 45 minutes each way,

A NEED FOR OPTIONS: Overhalf ot the empﬁaye‘es
who Jive putside. the county would be willing to
relocate to be closer to their jobs it housing were
available:




LOCAL LI

MANY MARIN COUNTY RESIDENTS HAVE MADE SIGNIFICANT EFFORTS
TO REDUCE THEIR ENERGY CONSUMPTION, TO RECYCLE, AND TO SHOP

LOCALLY. SUSTAINABILITY IS HIGHLY VALUED.

But Marin is lagging in the fight to combat climate change and reduce
freeway congestion. One important step to cementing a position of
environmental leadership is to reduce long commutes by creating
affordable new homes close to employment centers in Marin’s cities

and towns.

Locating these homes in walkable communities served by transit and

amenities can further reduce overall driving.

-
ALF OF

More recent surveys of Marin’s existing affordable homes provide
farther evidence of the relationship between affordable housing and
shorter commutes. The 2008 Marin County Affordable Housing
Inventory found thar 91% of employed affordable housing residents

work within Marin, compared to 68% of county residents overall.

The Marine County Affordable Housing Inventory also found that in
moving to new homes, affordable housing residents shortened their
commutes. More than half shortened their commute to within 10

miles of their workplace.?




THE FOLLOWING STEPS CAN HELP MARIN reduce its highway

congestion, shrink its carbon footprint, and provide needed affordable homes:

£ HOMES

: Marin’s cities and
towns are in the midst of renewing the section of their
general plans that deal with housing. These Honsing
Elements lay out the location and type of new homes to
be built in each city over the next four years. This is the
perfect opportunity to plan for a diversity of housing
choices to help meet the workforce housing needs of each

community.

R Marin can use its planning processes to
make well-designed workforce housing feasible. This
takes supportive zoning, dedicated local resources, and
sites freed from encumbrances such as excessive parking

requirements.

BORHOODS CLOSE

M

affordable homes in areas that are walkable, close to

arin can reduce driving further by building

amenities, and in areas with good potential for transic,
such as the SMART train. This is essential for minimizing
the driving that new residents do when they are not
commuting to work. Additionally, transit access and
walkability, when combined with a short commute
distance, make commuting without a car significantly
more viable. Lastly, well-located, new affordable housing
can help existing communities increase their capacity

to support new transit, reducing driving for new and

existing residents alike,

2 Infill development recycles land and channels
new development to areas that were previeusly built up.
This can transform vacanr land, excess parking lots, and
other underused areas into attractive neighborhoods,
making areas more lively and safe while providing needed

workforce housing.

By taking bold action to provide homes close to jobs, Marin can restore its reputation

for green leadership, and lead the way in tackling the greatest environmental

challenge of our time.
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