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Date of Hearing:  May 18, 2022 

ASSEMBLY COMMITTEE ON APPROPRIATIONS 

Chris Holden, Chair 

AB 2011 (Wicks) – As Amended May 11, 2022 

Policy Committee: Housing and Community Development    Vote: 7 - 1 

      

      

Urgency:  No State Mandated Local Program:  Yes Reimbursable:  Yes 

SUMMARY: 

This bill establishes the Affordable Housing and High Road Jobs Act of 2022 (Act), to create a 

ministerial, streamlined approval process for 100% affordable housing in commercially-zoned 

areas and for mixed-income housing along commercial corridors.  Major provisions include: 

1) Affordable Housing. Allows 100% affordable housing projects to be a use by right, and 

subject to a streamlined, ministerial review process, notwithstanding any inconsistent 

provision of a local government’s plans, ordinances or regulations, if the project meets 

specified affordability, location, objective standards and labor provisions.  

a) Among these provisions, 100% of the units must be dedicated to lower income 

households at an affordable rent or, as for-sale homes, an affordable cost; projects must 

be located in zones where office, retail or parking are a principally permitted use; and 

projects must be multifamily housing projects where at least 67% of the square footage of 

the new construction is designated for residential use and meets density requirements in 

Housing Element Law. In addition, a qualified project must meet specified labor 

provisions including prevailing wage requirements and, for projects of 50 or more 

housing units, participation on an apprenticeship program. 

2) Mixed-Income Housing. Allows mixed-income housing projects to be a use by right, and 

subject to a streamlined, ministerial review process, notwithstanding any inconsistent 

provision of a local government’s plans, ordinances or regulations, if the project meets 

specified affordability, location, objective standards and labor provisions.  

a) Among these provisions, a rental housing development must have a recorded deed 

restriction for a period of 55 years for rental units and 45 years for owner-occupied units, 

the project site must abut a commercial corridor, the property must not contain housing 

units that are occupied by tenants and the property must meet certain setback 

requirements. In addition, a project must meet the same labor standards as for 100% 

affordable units above. 

3) Local review process. For both 100% affordable and mixed-income housing projects, 

specifies the local review process for determining whether the proposed development is in 

conflict with the objective planning standards specified by this bill. Also specifies parameters 

for design review, conditions for California Environmental Quality Act (CEQA) exemption, 

and provides demolition protections and project approval expiration timeframes. 



AB 2011 
 Page  2 

4) Regulations. Authorizes the Department of Housing and Community Development (HCD) to 

review, adopt, amend, and repeal guidelines to implement uniform standards or criteria that 

supplement or clarify the terms, references or standards set forth by this bill. Exempts this 

process from the Administrative Procedure Act. 

For a detailed discussion of the above provisions, see the analysis provided by the Assembly 

Committee on Housing and Community Development. 

FISCAL EFFECT: 

1) Estimated costs of an unknown amount, likely ranging from the low-hundreds of thousands 

of dollars to the low millions of dollars ongoing, to the Department of Industrial Relations 

(DIR) for increased oversight of new public works activities, for which prevailing wage must 

be paid to workers (Labor Enforcement and Compliance Fund). The Division of Labor 

Standards Enforcement investigates complaints and imposes penalties, while DIR’s Office of 

the Director’s Legal Unit hears appeals. Actual costs will depend on the number of 

qualifying projects under this bill and the corresponding increase in the number of workers 

paid prevailing wage. Although the number of qualifying projects under this bill is unknown, 

it is reasonable to anticipate additional complaints and resulting enforcement activities.  

2) HCD estimates ongoing General Fund (GF) costs of $204,000 annually, for one additional 

staff to provide ongoing technical assistance to local jurisdictions for rezoning required by 

the bill, and to undertake necessary enforcement activities. 

3) HCD estimates $102,000 (GF), in contract costs for each of fiscal years 2023-24 and 2024-

25, to develop and revise guidelines for developers and local jurisdictions. HCD indicates the 

guidelines will need to be revised in the second year of implementation. 
 

4) One-time and ongoing costs to local governments of an unknown amount, but potentially 

significant in the short term, to meet the new requirements in the bill. These costs are 

potentially reimbursable by the state, subject to a determination by the Commission on State 

Mandates. 

COMMENTS: 

1) Purpose. This bill seeks to facilitate the production of affordable housing, ensure workers 

who build housing are well compensated and grow the skilled construction workforce by 

providing job training opportunities.  According to the author: 

 

This bill combines some of the best ideas advanced in the Legislature over 

the last several years for promoting affordable housing development with a 

requirement to create ‘high road’ jobs. To effectively take on our state’s 

housing issues, I firmly believe we need to do both. This legislation gives 

us all the opportunity to work together toward our shared goal: Building 

more affordable housing for struggling Californians, while also growing 

the thriving, high-wage construction workforce every community needs. 

 

2) Background. In California, data shows only 24% of households can afford to purchase the 

median priced single-family home – 50% less than the national average, and 33% less than at 

the start of the COVID-19 pandemic. Over half of renters – and 80% of low-income renters – 
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are “rent burdened,” paying more than 30% of their income toward housing. In 2020, over 

160,000 Californians experienced homelessness on a given night. In the current market, 2.2 

million extremely low-income and very low-income renter households are competing for 

664,000 affordable rental units. Of the six million renter households in the state, 1.7 million 

are paying more than 50% of their income toward rent. The National Low Income Housing 

Coalition estimates the state needs an additional 1.5 million housing units affordable to very-

low income Californians. According to UC Berkeley’s Institute of Governmental Studies, 

Californians rank housing affordability and homelessness as the two most important issues 

for the state to address. 

 

3) Housing Production. To facilitate the production of new housing, the state has enacted 

several reforms, such as allowing accessory dwelling units by-right, reforming single family 

zoning and reforming the local government housing planning process. The state has also 

enacted measures to allow supportive housing by-right, as well as affordable and market-rate 

housing by-right in jurisdictions where housing production is below identified targets. 

Further measures have regulated and normalized the housing approval process and limited 

the ability of local governments to deny, delay or diminish projects that otherwise meet all 

local objective standards. 

 

In addition, the state has substantially increased its investment in affordable housing in the 

past three years, including $10 billion in the 2021-22 budget and a proposed $12 billion in 

the 2022-23 budget. This increased investment has enabled the state to nearly double its 

production of publicly-subsidized affordable housing from 2018 to 2020.  

 

This bill further facilitates housing production by requiring housing on commercially-zoned 

property to be “by-right” if it conforms to prescribed affordability, location, objective 

standards and labor requirements. In being by-right, a qualified project would not be subject 

to a local government’s discretionary approval process and would be exempt from CEQA 

review. Local governments would be able to apply objective standards and design review 

processes as long as they do not conflict with the provisions in the bill and do not preclude 

development of the housing. 

 

4) Workforce Deficit. Studies and data indicate the state’s construction workforce is smaller 

and less skilled than required to meet new housing demand. There are multiple reasons cited 

for the workforce decline, including the 2008 Great Recession when, as construction ceased, 

workers moved to others states to find jobs. According to the State Building and 

Construction Trades Council, there are now just over 100,000 residential construction 

workers in the state and per-worker unit production has declined over the last 15 years. 

 

Additional studies indicate the construction workforce is not well positioned for growth, due 

in large part to the difficulty in attracting new workers. Studies attribute this difficulty to 

many reasons, including the physically demanding nature of the work, the odd and long 

hours, both at work and commuting to work, as well as economic considerations such as jobs 

being seasonal and vulnerable to economic downturns. According to the UC Berkeley Labor 

Center, a significant number of workers are misclassified as independent contractors, which 

reduces their earnings by about a third. Wage theft is also a substantial issue, as paying 

workers off the books is a common practice in construction, resulting in those workers 

having their earnings reduced in half. Anecdotally, observers note the traditional pathways to 

the construction workforce have eroded – high schools have less vocational training courses, 
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federal policy has restricted the influx of new immigrants and high housing costs dissuade 

workers from moving to California from other states.  

 

In order to grow and better train the residential construction workforce, this bill requires 

projects to pay prevailing wages and requires the Labor Commissioner to provide 

enforcement. This bill also requires contractors on projects of 50 or more units to participate 

in a state-approved apprenticeship program or request the dispatch of apprentices from a 

program. 

 

5) Prevailing Wage. Prevailing wages are the most common wage found in a region for a 

construction craft, and are usually based on rates specified in collective bargaining 

agreements between employers and unions. Prevailing wages are established by the Director 

of DIR, according to the type of work and location of the project, and published on DIR’s 

website. The prevailing wage encompasses hourly pay, as well as compensation for other 

benefits should the employer not provide them, including health care, vacation time and 

pensions. Requiring prevailing wage compensation is consistent with standards in place for 

public works projects. 

 

6) Arguments in Support. Supporters of the bill include groups representing construction 

workers, primarily carpenters, advocates for the development of affordable housing and 

groups supporting an overall increase in the housing supply. The Northern California 

Regional Conference of Carpenters, the Southwest Regional Conference of Carpenters and 

affiliated groups, argue the prevailing wage requirements and enforcement provisions in the 

bill will benefit workers while the housing provisions in the bill would help put those 

workers to work. The California Housing Consortium (a co-sponsor of the bill) argue the bill 

will rapidly accelerate the production of affordable housing. Groups supporting an overall 

increase in the housing supply argue the bill is necessary to help overcome the state’s deficit 

of 2.5 million housing units. 

 

7) Arguments in Opposition. Opponents of the bill include groups that represent construction 

workers and three cities. The State Building and Construction Trades Council and affiliated 

groups, argue the bill should require the use of a skilled and trained workforce. The cities of 

Laguna Beach, Mission Viejo and Rancho Santa Margarita argue the bill removes local 

control and express concern over a potential reduction in tax revenue from the loss of 

commercial properties. 

 

8) Related Legislation.  SB 6 (Caballero), of this legislative session, establishes the 

Neighborhood Homes Act and deems a housing development project as an allowable use on 

a lot located in an office or retail commercial zone, provided the property is not adjacent to 

an industrial use and meets specified affordability and labor provisions, meets specified 

environment criteria and does not require the demolition of rental or deed restricted housing. 

SB 6 is pending hearing in the Assembly Committee on Housing and Community 

Development.  

 

AB 115 (Bloom), of this legislative session, would have deemed a housing development 

project as an allowable use on a lot located in an office or retail zone provided the property is 

not adjacent to an industrial use and meets specified affordability and environment criteria, 

and does not require the demolition of rental or deed restricted housing. AB 115 died in the 

Assembly Committee on Local Government. 
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Analysis Prepared by: Jennifer Swenson / APPR. / (916) 319-2081 


