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April 22, 2022 

 

Dear Commissioners, 

We want to thank you for considering innovative ways to address our housing crisis, such as 

rezoning institutional/congregational land for affordable housing. We also want to thank David 

Reyes for doing such a thorough and careful job with his staff report.  

We’d like to address some of the concerns we heard during the last meeting,  

Concern was expressed that a 100% affordable project is eligible for an 80% state density 

bonus. This is true, but when we asked affordable housing developers if they ever max out on 

state density bonuses, they said never, for the following reasons:   

1) Most affordable housing is funded with tax credits and tax credit investors won’t fund 

affordable projects that have more than 20% market rate units. It is therefore not feasible 

to have 100% “market rate” units for affordable housing project. 

2) Including “market rate” units is not cost-effective since affordable housing projects must 

pay workers prevailing wage, which increases the cost by 20-30% per unit. 

3) If a church wants to add non-income-restricted units and rent them at market rate, they 

must pay for them which can cost $600,000 or more per unit. They would have to pay for 

these units out of their ground lease payment. 

4) The rent for “market rate” units built at prevailing wage would be too high for people to 

want to rent them. 

 

The main reason churches would add a few non-income-restricted (“market rate”) units 

would be to accommodate staff or vulernable church members.  

 

Concern was expressed about the impact on single family neighborhoods. The staff report 

doesn’t not recommend affordable housing projects in single family neighborhoods so this isn’t 

an issue. It does allow projects next to single family neighborhoods that abut commercial or 

public-private zoned areas but only at 32 units per acre. These projects would have to conform 

to the least restrictive standards for the adjacent areas. Our proposal seeks development 

standards that will ensure that affordable housing built on congregational will be appropriate in 

size and scale for where they are located. In other words, if the adjacent zone allows for three 

stories, a three-story project should be allowed 

Sarah Letts, an affordable housing developer, told us that when she does projects next to 

single family neighborhoods, she uses a step approach (as recommended in the staff report). 

She also reminded us that all projects must be subject to design review to ensure that they are 

appropriate for the neighborhood. Some will require CEQA, providing additional guardrails. 



The staff report recommends predetermined standards for height and density, and this 

makes sense. Developers usually won’t take on projects if they have to go through a long, 

uncertain and costly process to get approvals. One developer spent $1 million dollars and 

waited three years for a zone change to make it possible for a church in Orange County to build 

affordable housing on their underutilized land. Rarely do developers have such deep pockets. 

This proposal will eliminate needless delays and ensure that projects are actually built. 

The need for affordable housing is “desperate,” as our Mayor has pointed out. Soaring 

housing costs are driving low-income residents, especially people of color, out of our city. Even 

middle-class people can’t afford Pasadena’s spiraling rents or median home price, which is now 

over one million dollars. Allowing congregations to address this crisis is in keeping with the city’s 

mission: “All Pasadena residents have an equal right to live in decent, safe and affordable 

housing in a suitable living environment for the long-term well-being and stability of themselves, 

their families, their neighborhoods, and their community.” Allowing congregations to have 

affordable housing built on their underutilized land will help the city meet its state-mandated goal 

of 6,000 units of affordable housing in the next eight years. 

After nearly two years of research and vetting, this proposal has been carefully crafted to 

provide “desperately needed affordable, high quality, housing for all our residents” (as our 

Mayor described the goal of the Housing Task Force). These projects will not negatively impact 

single family neighborhoods since they will be in areas that are zoned commercial or 

public/semi-public. 

Churches are ideal sites for affordable housing since many are already involved in helping 

homeless and low-income individuals with food, clothing, and other services. Many churches 

have large parking lots that are underutilized during the week. 

This proposal will spread affordable housing throughout the city, thereby affirmatively 

furthering fair housing—a state-mandated goal seeking to undo policies that led to racial 

segregation and other inequities in our city. 

Pasadena residents will benefit from this proposal since those who live and work in, or 

who have been displaced from, our city will be given preference for housing thanks to our local 

preference ordinance. 

This proposal has the support of Pasadena Heritage, the Affordable Housing Coalition, the 

Interdenominational Ministerial Alliance, and Community Clergy Coalition. 

Historic churches will not be negatively impacted but given new life that benefits the 

community. Current laws (i.e. CEQA) protect historic churches. They cannot be demolished or 

affected without Council approval. Churches can be adaptively reused to ensure that its historic 

character can be preserved. 

Finally, it is worth noting that other cities are considering rezoning congregational land for 

affordable housing. Sierra Madre recently passed such an ordinance, the first in California,  and 

other cities are in the process of doing so.  

In light of all the benefits from this policy, we recommend that the Commission approves 

the staff report and sends it to the City Council for their consideration. 

 

 

Respectfully, 

 

Jill Shook and Anthony Manousos, Co-founders of MHCH 

Bert Newton, Phil Burns  





********************

"Each time a person reaches across caste and makes a connection, it helps
to break the back of caste.  Multiplied by millions in a given day, it
becomes the flap of a butterfly wing that shifts the air and builds to a
hurricane across an ocean."--Isabel Wilkerson, Caste



California Pacific Annual Conference 
110 Euclid Avenue 

Pasadena, CA 91101 

 
 
 
 
 
 

 
 
 
 
April 25, 2022 
 
Steven Olivas, Chair 
Planning Commission 
City of Pasadena 
100 North Garfield Ave. 
Pasadena, CA 91101  
 
Dear Mr. Olivas, Planning Commission Members, and Staff:  
 
Please receive this letter in support of the Zoning Code Amendment re: Housing on Religious 
Facilities Sites. As a United Methodist minister assigned to the good work of leveraging 
underutilized church properties for affordable housing, I can say with great confidence that with 
this Amendment, Pasadena will become a leader in creating a much-needed pathway to 
affordable housing. Across Southern California, our churches are seeking to contribute to 
housing solutions. With the streamlined approval process allowed by the Zoning Overlay, our 
projects will pencil out and contribute to revitalized Southern California communities. We look 
to Pasadena to show other cities how to find the balance between housing needs and 
neighborhood concerns.  
 
 
Yours sincerely,  

 
Rev. A. Paige Eaves 
Pastor & Assistant District Director  
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