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CHAPTER I
INTRODUCTION

A. The Housing Element Requirement

Every jurisdiction in California must have a General Plan and every General Plan must contain a
Housing Element. It is one of seven mandated elements in the General Plan: land use, housing,
circulation, open space, noise, conservation, and safety. State law requires that:

“The housing element shall consist of an identification and analysis of
existing and projected housing needs and a statement of goals, policies,
financial resources, quantified objectives, financial resources, and scheduled
programs for the preservation, improvement and development of housing.
The housing element shall identify adequate sites for housing, including
rental housing, factory-built housing, and mobile homes, and shall make
adequate provision for the existing and projected needs of all economic
segments of the community.”

The Housing Element is the City’s blueprint for meeting its housing needs, including housing
affordable to low and moderate income families. It also includes an implementation plan for
attaining the City’s housing goals. This housing element covers the period July 2007 through
June 2014.

B. Organization of the Housing Element

Chapter | provides an overview and summary of State requirements, the Housing Element
preparation and public participation process, and a summary of the contents of the document.
Chapter Il contains Alameda housing policy, including goals and quantified objectives. Chapter
111 is a review of the 2003 Element and the extent to which the City has met its housing goals,
and an evaluation of projects and programs. Chapter IV reviews key characteristics of
Alameda’s population, housing stock, and housing needs. Chapter V addresses opportunities for
increasing the housing stock including affordable housing. Chapter V1 identifies a variety of
constraints to meeting housing goals.

C. Public Participation

Public involvement in the preparation of this Housing Element includes a daylong workshop on
Measure A in January 2008 (Attachment 1 to the Housing Element) and workshops with the
Planning Board and the Housing Commission. Additionally, the Homeless Study conducted by
the Development Services Department (Attachment 2 to the Housing Element) underwent its
own public process.

It is anticipated that, once comments are received from HCD, that additional workshops will be
scheduled with the Economic Development Commission and the Social Services and Human
Relations Board.



City of Alameda Housing Element 2007-2014

CHAPTER I
HOUSING GOALS, POLICIES, OBJECTIVES, AND
IMPLEMENTATION PLAN

This chapter presents Alameda’s goals, polices and implementation programs for the planning
period 2007- 2014 and reflects the City’s fundamental approach to providing housing for its
residents through the preservation, improvement, and development of housing. It contains
information on the City’s housing goals and policies, and an implementation plan for achieving
those goals and objectives. The policies in the Housing Element serve as a guide for all the
City’s future housing decisions, including housing programs, strategies, and expenditures.

As part of the process of updating the Housing Element, staff reviewed all current housing
policies stated in the General Plan (1991), the 2001-2006 Housing Element, the Northern
Waterfront planning effort (2003-2006), the Alameda Point Preliminary Redevelopment Concept
(2005), the Economic Development Strategic Plan (2007), the Measure A Housing Forum
(2008), and the Local Action Plan for Climate Change (2008).

A. Housing Policy Plan

There are four categories of housing policies: a) Rehabilitation and Neighborhood Preservation;
b) Rental and Home Ownership Assistance; ¢) New Housing Development; and d) Government
Process and Role. Housing policies from other City plans, as well as proposed new policies, are
incorporated into the Housing Element structure by placing them under relevant Housing
Element categories. The following constitutes the City of Alameda Housing Policy Plan.

1. Housing Goals

a. Provide Housing to Meet the City’s Needs: Within the limits of available resources,
seek to meet the City’s fair share housing needs, increase affordable housing
opportunities, and provide for groups with special needs.

b. Maintain and Enhance the Quality of Life of the City: Provide for housing
development that is consistent with the goals and policies of the City’s General Plan
without jeopardizing the qualities that make Alameda a desirable place to live.

2. Housing Policies

a. Rehabilitation and Neighborhood Preservation

I. Promote the conservation and rehabilitation of the City’s existing housing
stock.

ii. Preserve and expand the City’s supply of affordable rental and ownership
housing for extremely low, very low, low and moderate income households.

-1
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Vi.

Vii.

To the extent feasible, conserve housing located in areas that have been zoned
for commercial or industrial use.

Promote the elimination of overcrowded, unsafe, and unsanitary housing
conditions.

Maintain the integrity of existing residential neighborhoods by protecting and
enhancing the historic architecture and ensuring that new development
respects the density, physical, and aesthetic character of the neighborhood and
surrounding areas.

Ensure that new neighborhoods seamlessly integrate with older residential
neighborhoods by designing new housing developments that complement the
historic, architectural, aesthetic, and physical qualities of existing
neighborhoods.

Encourage work/live opportunities as a way to reduce the traffic impacts of
housing, to provide affordable housing opportunities, and to stimulate
business incubators.

b. Rental and Home Ownership Assistance

Support efforts to increase the homeownership rate in Alameda to 60 percent
by promoting homeownership opportunities for Alameda residents and
employees of all income groups, including lower income renters and newly
formed households.

Create and maintain educational and financial assistance programs to assist
people, especially extremely low, very low, low and moderate-income
households, in purchasing their first home.

Create rental and homeownership opportunities for people of all incomes,
ethnic origins, cultures, gender, family structures, and special needs
populations such as the elderly and physically and mentally challenged
persons.

Promote condominium conversion as a cost-effective way of providing
homeownership opportunities, provided that comparable rental housing is
secured for displaced tenants.

c. New Housing Development

Designate an adequate amount of land for residential use to encourage
housing development that will meet the needs of all income groups.
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Vi.

Vil.

viii.

Xi.

Xii.

Support public programs and encourage private efforts that provide affordable
housing opportunities throughout the city for current and future employees
who want to live in Alameda.

Encourage development that offers residents easy access to goods, services,
jobs, transportation, education and recreation.

Require developers to construct housing units for very low, low and moderate
income households within their projects.

Encourage residential development that provides variety in the housing
product in response to variations in income levels, the changing live-work
patterns of residents, and the needs of a diverse population.

Encourage development of homeownership units priced to meet the needs of
families with incomes between 80 percent and 120 percent of area median
income.

Facilitate the development of affordable housing by public and private
housing development organizations.

Encourage mixed-use residential development in existing commercial areas.

Consider and evaluate the viability of providing housing on non-residential,
publicly owned property that becomes available or is deemed surplus.

Encourage mixed use and residential development in the Northern Waterfront
area.

Ensure that new residential development utilizes green building,
environmentally sensitive building technologies, and site planning strategies
to minimize greenhouse gas emissions.

Encourage residential development above ground floor commercial uses on
Park Street, Webster Street and in former “station” neighborhood commercial
areas.

d. Special Needs Housing

Promote the development of a full range of housing (shelters, transitional and
permanent housing), coupled with services, to meet the special needs of
homeless individuals and people at risk of becoming homeless.

Promote the development of a full range of housing (rental, homeownership
and service-enriched) to meet the needs of special populations, including
people with physical and/or developmental disabilities, single-parent
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households, young adults and seniors.
e. Government Process and Role

I. Encourage public participation of all segments of the community, including low
and moderate income residents, the business sector, renters and homeowners, in
the formulation and review of City housing policy.

ii.  Ensure equal housing opportunities by taking appropriate actions, when
necessary, to prevent housing discrimination in the local market.

iii.  Promote residential opportunities in the City’s redevelopment areas and expand
the supply of low and moderate income housing in those areas.

iv. For the developer selection process in redevelopment project areas, provide
incentives to exceed affordable housing requirements.

v.  Ensure that the entitlement process, parking requirements, and infrastructure
levies do not unnecessarily burden the development of affordable housing units.

vi.  Actively pursue federal and state housing program funds to provide housing
assistance to low income households and to support the development of low and
moderate income housing.

B. Implementation Programs, Program Objectives, and Quantified Objectives

This section contains housing implementation programs that the City is committed to pursuing
during the 2007-20014 time frame of the Housing Element. These programs are designed to
respond to local needs and priorities, within the limits of economic feasibility and resource
availability.

Like the Housing Element policies, the implementation programs are grouped into four
categories, focusing on: rehabilitation and neighborhood preservation; assistance for potential
home purchasers and low income renters; facilitating the development of new residential
development; and improvement of the government’s role in supporting the provision and
maintenance of housing. These programs are described below. Following the description of the
implementation programs, Table I11-1 provides additional information on specific program
objectives, target income and need groups, time frames, and responsible agencies.

While this Housing Element identifies adequate sites for the provision of housing, it also
recognizes that affordable housing for very low and low income households will rely, to a large
degree, on government funding to create below-market-rate units due to the high land and
construction costs in the Bay Area and Alameda. The City is committed to pursuing all
appropriate available funding for below-market rate units.
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A finding of consistency with this Element may be made with respect to a master planned project
notwithstanding the relocation of housing units within the area subject to the Master Plan but
between project Sites listed here provided that: (i) the other requirements of this General Plan
are met with respect to that Master Plan, (ii) the affordability mix and unit count described here
are attained, and (iii) the relocation of the housing units does not have a material adverse
environmental impact as determined in the environmental evaluation prepared with respect to the
Master Plan.

1. Rehabilitation and Neighborhood Preservation

a.

Rehabilitation Programs: Continue to implement the City’s rehabilitation programs
for owner-occupied and rental housing units.

State and Federal Rehabilitation Financing Programs: Continue to review all
available state and federal programs for residential rehabilitation and apply for
appropriate programs, as funding is available. Possible funding sources include the
Community Development Block Grant program, and various programs administered
by the State HCD (e.g., Code Enforcement Incentive Programs).

Self-help in Rehabilitation: Promote self-help techniques to reduce rehabilitation
costs by providing technical assistance to owners participating directly in
rehabilitation efforts. City assistance will include areas such as permit processing,
preparation of financing applications, and owner management of rehabilitation work.

Minor Home Repair: Continue to implement the City’s Minor Home Repair
program.

Accessibility Modification Program: Continue to assist eligible persons with
disabilities in making modifications to their residences.

Housing in Industrially Zoned Areas: Study industrial areas, in particular where there
is existing housing, and redesignate/rezone these areas for residential use as
appropriate.

Amnesty Program: Continue the City’s amnesty program, which provides a process
to legalize occupied, undocumented dwelling units.

Work/Live Ordinance: Review the work/live ordinance requirements to determine
why only one work/live project has been developed and make recommendations to
encourage more work/live projects in Alameda.

2. Rental and Home Ownership Assistance

a.

Housing Choice Voucher Program (Section 8): Continue issuing vouchers and
encouraging property owners to participate in this rental assistance program.
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b. First Time Homebuyer Programs: Continue the Down-payment Assistance Program.
Study and implement recommendations regarding program income and funding
criteria in order to make more homes qualify for the programs.

c. Conservation of At-Risk Units: In 2008, the Housing Authority took over two
affordable housing projects from the Filipino American Community Services Agency.
The Housing Authority should continue to monitor units at-risk.

d. Conserve Existing Affordable Housing: Fund, acquire and rehabilitate existing
multifamily housing for rental and ownership housing. Provide for all economic tiers
of affordability.

e. Alameda County Mortgage Credit Certificate Program: Continue to participate in
the program, which assists first time homebuyers to qualify for mortgage loans.

f.  Condominium Conversions: Continue to implement the City’s condominium
conversion ordinance to provide affordable homeownership opportunities and ensure
the provision of tenant relocation assistance.

g. Rent Review Advisory Committee (RRAC): Continue to staff the committee and
provide the community support through the process.

3. New Housing Development

a. Redevelopment Inclusionary Housing: Review the 25% inclusionary requirement in
redevelopment areas to consider whether it is an impediment to development.

b. Alameda Point Collaborative Substantial Rehabilitation: Monitor the legally binding
Agreements (LBAS) between the Alameda Redevelopment and Reuse Authority
(ARRA) and Operation Dignity and the Alameda Point Collaborative for 200 units of
transitional and permanent housing for formerly homeless families.

c. Infill Development New Construction/Acquisition/Substantial Rehabilitation
Program: Continue to fund family housing projects on a case-by-case basis from
Redevelopment 20 percent set aside, Affordable Housing Unit Fee (AHUF), and
Housing Authority funds. Continue to fund infill development projects using
available funding.

d. School Employee Housing: Develop affordable housing using 20 percent set aside of
BWIP Low and Moderate Income Housing funds. Utilize a lottery system that
provides a bonus point for Alameda Unified School District employees for the
homebuyer selection process. Work with Alameda Unified School District to identify
appropriate sites.
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e. Substantial Rehabilitation Program: Continue to implement the City’s Substantial
Rehabilitation Program, which creates new rental units in existing vacant or
underutilized structures.

f. Affordable Housing Unit/Fee (AHUF) Ordinance: Continue to administer the AHUF
to support the development of new and rehabilitated housing, and periodically adjust
the housing impact fee to keep pace with inflation.

g. Inventory of Vacant Land: Develop and maintain an inventory of vacant land for
public information purposes.

h. Homeless Shelter Funding: Continue to provide funding assistance for Midway
Shelter, a 24-bed enriched shelter for women and children.

I. Area Special Studies: As non-residential sites such as existing school sites, or other
public or utility sites become surplus, or if major commercial or industrial sites
become available, evaluate these sites for their potential to provide housing.

J. Public Housing Conversion: Complete voluntary conversion of public units to
Section 8 program.

4. Government Process and Role

a. Coordinated Staff Review of Projects: Continue to coordinate inter-department
review of projects in a timely and efficient manner using the Development Review
Team.

b. Fair Housing and Tenant-Landlord Mediation: Continue the City of Alameda’s
commitment to affirmatively furthering fair housing. ECHO Housing is contracted by
the City to counsel tenants and landlords on their rights and responsibilities, mediate
landlord/tenant disputes, and investigate complaints of housing discrimination. The
City will continue to contract with ECHO Housing or a similar agency to provide fair
housing and tenant-landlord mediation services. City staff is also available to respond
to questions from the public and to make appropriate referrals to the program. The
program is publicized through brochures and the City website. In addition to
mediation, referrals are made to the local branch of the Alameda Free Library for a
copy of California Tenants: A Guide to Residential Tenants’ and Landlords’ Rights
and Responsibilities as well as other website resources.

c. Conformance Rezoning: Rezone housing opportunity sites on the Vacant Land
Inventory Plan to conform to the General Plan Housing Element.

d. Density Bonus Ordinance: Adopt an ordinance to encourage and increase inclusion
of additional housing units in new development projects.
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e. Emergency Shelter: Within one year of adoption of the Housing Element, the City
will identify a zone and create development standards therein that will permit for
emergency shelters without a discretionary permit to meet the City’s identified
homeless population needs.

The following Table 11-1, Housing Implementation Framework 2007-2014, and Table 11-2,
Summary of Quantified Objectives, summarize the above-mentioned implementation program
and objectives.



TABLE I1-1 Housing Implementation Framework 2007-2014

A. Rehabilitation and Neighborhood Preservation

Action Plan Target Objective® Action Needed Department Program Funding Time Frame

a. Rehabilitation Programs Rehabilitation of 2 owner-occupied and| Continue programs Development Services | CDBG Ongoing
2 renter-occupied units per year (VL, Department
L, E)

b. State and Federal Rehabilitation | Obtain funding Continue applying for funding, Development Services | CDBG, HCD Ongoing

Finaincing Program as available Department

c. Self-help in Rehabilitation Technical assistance (VL, L, M, E) Continue program Development Services | CDBG Ongoing

Department

d. Minor Home Repair Technical and financial assistance (VL,| Continue program Development Services | CDBG Ongoing
L, M, E) Department

e. Alameda Accessibility Accessibility modifications to 2 owner | Continue program Development Services | CDBG Ongoing

Modification Program occupied and 1 renter occupied units Department
per year (VL, L, E)

f. Housing in Industrially- Identify areas and rezone as Study and make Planning and Building | Community Planning | Ongoing

Zoned Areas appropriate (A) recommendations Department Fee

g. Amnesty program Legalization of up to 10 undocumented| Continue program Planning and Building | Application fees Ongoing
units per year (M) Department

h. Work/Live Ordinance Amend ordinance to facilitate Revise ordinance Planning and Building | Community Planning | 2010

work/live development (A)

Department

Fee

1A (all groups), EL (extemely low), VL (very low income), L (low income), M (moderate income), E (elderly), FH (female head of household), LF (large family, H (homeless)
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B. Rental and Home Ownership Assistance

Action Plan Target Objective Action Needed Department Program Funding Time Frame
a. Housing Choice Voucher Increase utilization to 100% of Continue issuing vouchers and Housing Authority HUD Ongoing
Program (Section 8) allocation (A) encouraging property owner
participation in the program
Increase number of rental property Continue program for property Housing Authority/ HA Funds Ongoing
owners accepting vouchers (A) owner outreach strategies and Development Services
incentives Department
Use up to 25% of Voucher allocation Add units at sites approved by Housing Authority HUD Completed 2008
for Project-based Voucher Program (A)| HUD as they become vacant or
tenants become eligible for the
program
b. First Time Home Buyer Assist 5 first time homebuyers per year | Continue program Development Services | Dedicated Housing Ongoing
Programs (VL, L, M, FH, LF) Department Funds
Educate200 workshop participants per | Continue Home Buyer Development Services | Dedicated Housing Ongoing
year (VL, L, M, FH, LF) Assistance Workshops Department Funds
¢. Conservation of At-Risk Units Acquire at-risk units (EL, VL, L, M, E)| Continue to monitor at-risk units | Housing Authority Housing Authority Ongoing
Funds
d. Conserve Existing Affordable Acquire and rehabilitate properties (A) | Identify available and financially | Development Services | Dedicated Housing Ongoing
Units feasible properties Department Funds
e. Alameda County Mortgage Continue program (M, FH, LF) Continue program Development Services | General Fund Ongoing
Credit Certification Program Department
f. Condominium Conversions Ensure no undue hardship for tenants Continue to enforce ordinance Planning and Building | Planning & Building | Ongoing
(VL, L, M, E) Department Fund
g. Foreclosure Prevention and Fund Refinance Mortgage recovery Start Pilot Project Development Services | Dedicated Housing Ongoing
Assistance loans (VL, L, M, E) Department Funds
h. Rent Review Advisory Seek concessions in all appropriate Staff committee and monitor for | Development Services | CDBG/Dedicated Ongoing

Committee (RRAC)

cases. (A)

effectiveness

Department

Housing Funds 2

2 Dedicated Housing Funds refers to either or a combination of the Affordable Housing Unit/Fee Fund & Redevelopment 20% Set-Aside Low and Mod Income Housing Funds from the three project areas (APIP/BWIP/WECIP), Developer In-Lieu Payments
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C. New Housing Development

Action Plan Target Objective Action Needed Department Program Funding Time Frame

a. Redevelopment Inclusionary Increase housing development in Review requirement to ensure it | Development Services | Private financing/ tax | Ongoing

Housing (APIP, BWIP, redevelopment areas. is not an impediment Department increments/ federal

WECIP) and state programs
b. Alameda Point Collaborative Maintain agreement to provide long- Continue program Development Services | ARRA Ongoing
Substantial Rehabilitation term leases (VL, L, FH) Department
c. Infill Development - New Develop approximately 70 units in new| Initiate new projects and Housing Authority/ Dedicated Housing Ongoing
Construction/Acquisition/ and existing projects (VL, L, M) complete construction Development Services | Funds
Substantial Rehab Department

(VL, L, M, FH, LF)
d. School Employee Housing Develop affordable units (VL, H, FH) Initiate programs with school Development Services | Dedicated Housing 2010
district (AUSD) Department/AUSD Funds

e. Substantial Rehabilitation Create 175 affordable dwelling units Continue to implement program | Development Services | CDBG Ongoing
Programs during planning period (VL, L, M) Department
f. Affordable Housing Unit/Fee Fund new projects and periodically Collect fees, monitor program, Development Services | AHUF funds Ongoing

(AHUF) Ordinance adjust rate for inflation (VL, L, FH, and fund projects Department

LF)
g. Inventory of vacant land Annual update (A) Field survey Planning and Building | Planning & Building | Ongoing
Department Fund

h. Homeless shelter funding 8,000 bednights at Midway Shelter per | Fund and monitor program Development Services | State and Federal Ongoing

year (VL, H)

Department

Programs

i. Area special studies

Provide additional housing in
appropriate re-use areas (A)

Study housing potential of non-
residential sites

Planning and Building
Department

Planning & Building
Fund

As sites become
available

j. Public Housing Conversion

Complete voluntary conversion of
public units to Section 8 program (VL,
L, FHLF, E)

Requires HUD approval

Housing Authority

HUD

2008-2009
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D. Government Process and Role

Action Plan Target Objective Action Needed Department Program Funding Time Frame
a. Coordinated staff review of Efficient review resulting in cost Staff coordination through Planning and Building | Planning & Building | On-going
projects reductions (A) Permit Center and Development | Department Fund
Review Team
b. Fair housing and Tenant- Minimize housing discrimination (A) Continue contract Development Services | CDBG Ongoing
Landlord Mediation Department
¢. Conformance Rezoning Rezone Alameda Mini Storage Initiate project Planning and Building | Community Planning | 2009
Department Fee
d. Density Bonus Ordinance Encourage a large percentage of Adopt Ordinance Planning and Building | Community Planning | 2009
affordable housing units in housing Department Fee
development projects
e. Emergency Shelter Analysis of emergency shelter needsto | Create and adopt development Planning and Building | Community Planning | 2010

determine annual and seasonal needs

standards

Department

Fee

11-12
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Table 11-2
Summary of Quantified Objectives

Units to be built with some form of government assistance
in accordance with Housing Element programs

INCOME GROUPS
Very Above
CATEGORY Low Low Moderate Moderate Total
ABAG Regional Housing Needs Determination for
the time period 1/1/2007 to 6/30/2014 482 329 392 843 2,046
NEW CONSTRUCTION
Units Provided Through Housing Programs
626 Buena Vista 2 4 2 0 8
Islander Lodge Motel 20 42 0 0 62
North housing 60 59 0 316 435
Shinsei Gardens 38 1 39
Substantial Rehabilitation 2 10 0 0 0 10
Amnesty Units 0 0 70 0 70
Housing for City/School Employees 8 8 0 0 16
Total New Construction 138 113 73 316 640
CONSERVATION
Existing Housing Choice Vouchers
(Households) 1,675 0 0 0 1,675
FASCA Units 9 2 0 2 13
Total Conservation 1,684 2 0 2 1,688
REHABILITATION
Rehabilitation Programs (Dwelling Units) 5 43 43 0 91
Minor Home Repair (Dwelling Units) 2 10 30 0 42
Accessibility Modification Program 0 21 21 0 42
Total Rehabilitation 7 74 94 0 175

1 Assumes 2 units per year will be rehabilitated
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CHAPTER I
REVIEW OF THE 2001-2006 HOUSING ELEMENT

This chapter provides an evaluation of the City’s housing policies and program objectives,
illustrating how the City has succeeded in meeting its housing goals and where refinements or
adjustments to housing strategies should be made.

A. Housing Production

During the five-year period for 2001 through 2006, 1,321 units were added to the City’s housing
stock. Of those units, 552 units, or 41 percent, were affordable housing units. Table I11-1,
Completed Projects, details the City’s housing accomplishments in new construction,
rehabilitation and preservation. Overall Alameda was able to construct 61 percent of its
Association of Bay Area Governments (ABAG) Regional Housing Need. Alameda Point, the
largest proposed housing and job-generating locations in Alameda, did not develop during the
planning time frame, although rehabilitation and repopulation of existing housing at Alameda
Point did occur, primarily low income units created by the Alameda Point Collaborative. Bayport
Development site also moved forward with 365 above-moderate and 48 moderate units. The 62-
unit Breakers at Bayport development includes 18 units for very low-income households, 34
units for low income, and 10 units for moderate-income households. Alameda was able to satisfy
67 percent of the very low-income need. Eighteen percent of the need for low-income
households and 34 percent of the need was met for moderate income households. Targeting
housing production for very low and low income categories should be a priority of this Housing
Element. Revising the inclusionary housing requirements to favor additional low and moderate-
income housing development or adding more programs targeted to these income levels should be
considered.

B. Housing Rehabilitation

As is evident from Table 111-2, Evaluation of 2001-2006 Housing Policies, the City has attained
many housing rehabilitation objectives identified in the 2001-2006 Housing Element. The
substantial rehabilitation and rental rehabilitation programs have both been very successful in
creating affordable units. Unfortunately, the programs designed for moderate-income home
ownership have not been as successful, a fact that is also borne in the housing production;
however, the amnesty program and infill housing, which have supplied the bulk of moderate-
income units, both continue to be successful. The table shows several areas where the City
continues to need to refine its development regulations to be more housing-friendly. These areas
include non-conforming residences in industrial/commercial areas, work/live locational
restrictions and streamlining residential development in commercial areas. As a built out
community, Alameda needs to focus on retention of existing units and non-traditional methods of
housing production. The proposed form-based code for the area north of Lincoln Avenue on Park
Street is an example of the types of regulations that will assist in creating interesting and
affordable housing units.
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Table I11-1
Completed Projects
January 1, 1999 to June 30, 2006

Income
