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Introduction 

The City of Santa Ana (City) has authorized the preparation of a Relocation Plan (Plan) in 
connection with the commencement of right of way acquisition activities for the Warner Avenue 
Improvements (Main to Oak) Project (Phase 1), a street improvement project from Main Street 
to Oak Street, in the City of Santa Ana, in Orange County, California. 
 
The Project will require the acquisition of eighteen (18) properties resulting in the permanent 
displacement of twenty-nine (29) residential households and one (1) business occupant.  
 
Funding for the Project comes from a combination of local funds and OCTA Measure M2 funds. 
This Relocation Plan conforms to the requirements of the California Relocation Assistance Law, 
California Government Code §7260, et seq.; the Relocation Assistance and Real Property 
Acquisition Guidelines; California Code of Regulations, Title 25, Division 1, Chapter 6 (Guidelines); 
and the City’s adopted right-of-way policies and procedures. 
 
Overland, Pacific & Cutler, Inc. (OPC), an experienced acquisition and relocation firm, has been 
selected to prepare this Relocation Plan, and will provide all subsequently required relocation 
assistance in association with any permanently displaced households or non-residential 
occupants.  In compliance with statutory requirements, the Relocation Plan has been prepared 
to evaluate the present circumstances and replacement housing requirements of Project tenants. 
 
The Plan is organized in five sections: 
 
1. The regional and specific location of the Project (SECTION I); 

2. An assessment of the relocation needs of those persons subject to displacement as a 
result of the Project (SECTION II); 

3. An assessment of available residential and commercial replacement sites within the Santa 
Ana and surrounding areas (SECTION III);  

4. A review of the relocation assistance program to be offered to the displaced residential 
and business occupants (SECTION IV); and 

5. Necessary administrative provisions (SECTION V). 
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I. Project Area Description 

 
A. Regional Location 

 
The Project is located in the City of Santa Ana within Orange County. Santa Ana is located 
approximately 30 miles southeast of the City of Los Angeles and is travelled by Intestate 5 (I-5) 
and easily accessible by State Routes 22 and 55. Adjacent communities include Tustin, Orange, 
Anaheim, Westminster, Fountain Valley, Costa Mesa and Irvine. (See Figure 1: Regional Project 
Location)   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
Figure 1: Regional Project Location 
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B. Project Site Location and Description  
 
The Project site is on Warner Avenue between Main Street and Oak Street. (See Figure 2: Project 
Site Location) The Project Site is located approximately 4.5 miles south of State Route 22 (SR-22), 
2 miles southwest of Interstate 5 (I-5), 2.5 miles east of the Santa Ana River, and 2 miles north of 
Interstate 405 (I-405). Santa Ana is the County Seat and is the second largest city in Orange 
County.1 The Warner Avenue Improvements (Main to Oak) Project (Phase 1) was planned and 
designed to incorporate complete street concepts with storm drain quality features. Warner 
Avenue is classified as an East-West Major Arterial in the City’s General Plan Circulation Element 
(GPCE) and the County of Orange Master Plan of Arterial Highway (MPAH). Improving the 1-mile 
Warner Avenue segment from Warner Avenue to Wright Street has been a long-term priority 
project that is being constructed in several phases.  Improvements include widening from a four-
lane roadway to a six-lane arterial to address safety issues and provide adequate vehicular 
capacity; and installing parkway, raised median landscape, storm drain, protected bike lanes, 
street lights, and traffic signals.    
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Project Site Location 
 

                                                        
1 City of Santa Ana website: http://www.ci.santa-ana.ca.us/facts/, accessed February 19, 2018. 
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C. General Demographic and Housing Characteristics 
According to the 2010 U.S. Census, the population of the City of Santa Ana was 324,528, and the 
population of the impacted Census Tract is 16,979 (see Table 1 below). Corresponding Census data 
concerning the housing mix is shown in Table 2, below.  

Table 1: 2010 US Census Population – City of Santa Ana and Impacted Tracts (740.3, 742 & 
743) 

Population 

Number of 
Persons within 

the tracts Percentage City Percentage 
Total population 16,979 100.0% 324,528 100.0% 
White 7,901 46.7% 148,838 45.9% 
Black or African American 156 1.1% 4,856 1.5% 
American Indian or Alaskan 
Native 68 0.8% 3,260 1.0% 
Asian 467 1.4% 34,138 10.5% 
Native Hawaiian and Other 
Pacific Islander 48 0.1% 976 0.3% 
Some other Race 8,576 44.7% 120,789 37.2% 
Two or More Races 520 2.8% 11,671 3.6% 
Hispanic or Latino  
(of Any Race) 15,599 95.2% 253,928 78.2% 
U.S. Census Bureau provides additional descriptive population data where persons are identified as either 
“Hispanic or Latino (of any race)” or “Not Hispanic or Latino.” The sum of these two categories will equal the 
total population of a data set. 

Table 2:  2010 US Census Housing Units – City of Santa Ana and Impacted Tract (740.3, 742 
& 743)  

Type Number of Units 
within the tracts Percentage City Percentage 

Total occupied units 3,276 96.6% 73,174 95.2% 
Owner-occupied 1,793 60.4% 34,756 47.5% 
Renter-occupied 1,483 39.6% 38,418 52.5% 
Vacant Housing Units 471 100.0% 3,722 4.8% 
Available for Sale Only (of Total 
Vacant Units) 31 30.8% 693 18.6% 
Available for Rent – Full Time 
Occupancy (of Total Vacant 
Units) 219 42.3% 1,983 53.3% 
Sold or Rented (Not Occupied – 
(of Total Vacant Units) 8 1.25% 183 4.9% 
Otherwise Not Available (e.g., 
seasonal, recreational, 
migratory, occasional use) (of 
Total Vacant Units) 9 1.7% 132 3.5% 
Other Vacant (of Total Vacant 
Units) 204 35.0% 731 19.6% 

Source: U.S. Census Bureau, accessed February 2018. 
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II. Assessment of Relocation Needs 

A. Survey Methods 
To obtain necessary information for the preparation of this Plan, field research of potentially 
affected residents and business operator was conducted. The research included in-person 
interviews and field analyses of affected residential and commercial parcels to identify displaced 
occupants and gather preliminary information for relocation planning. 

Detailed in-person interviews were conducted with affected residential occupants to gather 
necessary information, including information such as household size and composition, income, 
monthly rent obligation, length and type of occupancy, language, disabilities/health problems, 
and replacement housing preferences (Exhibit A). Survey questions of business owner concerned 
the nature of the business, leasehold circumstances, annual revenues, description and size of 
current operations, special facility requirements, relocation concerns and area preferences with 
respect to possible replacement locations (Exhibit B). 

In-person interviews are an important factor in the planning and relocation of displacees. In the 
early planning process, careful attention is paid to the physical needs of individuals with 
disabilities, and elderly displacees to make sure that these individuals receive appropriate care 
and housing.  

The interviews were conducted on-site in homes and places of business in English, Spanish, or 
other necessary languages, as appropriate. Follow-up contacts were made with occupants to 
gather more information and/or to provide information or notices that would be or were made 
through personal visits and by telephone. 

The descriptive data in this Plan concerning residents and businesses are based on in-person 
interviews and field observations. Samples of the residential and business interview forms used 
in the interview process are attached as Exhibits A and B of this report.  

B. Field Survey Data – Residential 
The Project will impact 13 single-family residential (SFR) dwellings with 15 residential households, 
1 eight-unit apartment building with 8 residential households, 1 residential duplex apartment 
building with 2 residential households and 1 residential fourplex building with 4 residential 
households. Survey information was obtained from 21 of the 29 occupied residential households 
(72.41%). The City has adopted and would adhere to its local housing occupancy standards to make 
sure housing is of the appropriate size in relocating the affected occupants.  

Table 3 below shows current housing in the Project area including bedroom size. 

Table 3:  Affected Residential Dwellings 

No. Address 
Property 

Type Use 
Number of 
Bedrooms 

Number of 
Occupants 

Occupancy 
Type City 

1 2246 S. Cypress 
Ave., A 

Residential Apt. 1 4 Tenant Santa 
Ana 
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No. Address 
Property 

Type Use 
Number of 
Bedrooms 

Number of 
Occupants 

Occupancy 
Type City 

2 2246 S. Cypress 
Ave., B 

Residential Apt. 1 2 Tenant Santa 
Ana 

3 2246 S. Cypress 
Ave., C 

Residential Apt. 1 Unknown* Tenant Santa 
Ana 

4 2246 S. Cypress 
Ave., D 

Residential Apt. 1 Unknown* Tenant Santa 
Ana 

5 2248 S. Cypress 
Ave., A 

Residential Apt. 1 8 Tenant  
 

Santa 
Ana 

6 2248 S. Cypress 
Ave., B 

Residential Apt. 1 4 Tenant Santa 
Ana 

7 2248 S. Cypress 
Ave., C 

Residential Apt. 1 Unknown* Tenant Santa 
Ana 

8 2248 S. Cypress 
Ave., D 

Residential Apt. 1 4 Tenant Santa 
Ana 

9 2245 S. Cypress 
Ave. 

Residential SFR 3  7 Owner  Santa 
Ana 

10 2245 S. Cypress 
Ave. 

Residential Room 
to rent 

Room 1 Tenant Santa 
Ana 

11 209 E. Warner, A Residential Duplex  1 5 Tenant Santa 
Ana 

12 209 E. Warner, B Residential Duplex 1  Unknown* Unknown* Santa 
Ana 

13 215 E. Warner Residential SFR 2 Unknown* Tenant Santa 
Ana 

14 219 E. Warner Residential SFR 2 3 Owner Santa 
Ana 

15 219 E. Warner, 
back unit 

Residential SFR 1 1 Tenant Santa 
Ana 

16 2246 S. Orange 
Ave. 

Residential SFR 2 6 Owner Santa 
Ana 

17 2245 S. Orange 
Ave. 

Residential SFR 2 11 Owner Santa 
Ana 

18 309 E. Warner 
Ave. 

Residential SFR 2 4 Owner Santa 
Ana 

19 315 E. Warner 
Ave. 

Residential SFR 2 4 Owner Santa 
Ana 

20 2246 S. Maple 
Street 

Residential SFR 3 3 Owner Santa 
Ana 

21 2245 S. Maple 
Street 

Residential SFR 3 2 Owner Santa 
Ana 

22 2247 S. Rouselle 
Street 

Residential SFR 2 4 Owner Santa 
Ana 

23 2246 S. Oak 
Street 

Residential SFR 2 Unknown* Unknown* Santa 
Ana 

24 2245 S. Oak 
Street 

Residential SFR 2 1 Owner Santa 
Ana 
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No. Address 
Property 

Type Use 
Number of 
Bedrooms 

Number of 
Occupants 

Occupancy 
Type City 

25 124 E. Warner 
Ave. (front) 

Residential 4-plex 3 Unknown* Unknown* Santa 
Ana 

26 124 E. Warner 
Ave. (back) 

Residential 4-plex 3 Unknown* Unknown* Santa 
Ana 

27 128 E. Warner 
Ave. (front) 

Residential 4-plex 3 5 Tenant Santa 
Ana 

28 128 E. Warner 
Ave. (back) 

Residential 4-plex 1 4 Tenant Santa 
Ana 

29 402 E. Warner 
Ave. 

Residential SFR 2 1 Owner Santa 
Ana 

*Unable to interview occupants   
**Room renters 

1. Housing Mix 

As shown in Table 3 above, the Project area includes 29 households occupying 13 single family 
residences, 1 eight-unit apartment building, 1 residential duplex apartment building and 1 
residential fourplex building, some with multiple households in one dwelling and or converted 
into multiple units.  14 of the affected households are tenant-occupied, 11 are owner-occupied and 
4 unknown. Occupancy information will assist in determining the relocation needs and scope of 
assistance provided. No mobile homes will be affected by the Project. 

2. Occupancy Standards 
The standard for housing density adopted by the City allows two persons per bedroom and one 
person in a common living area. The City adheres to the state building code occupancy standard 
based on the square footage of dwellings for households larger than eight members. Referrals to 
replacement housing provided to occupants may reflect the need for larger accommodations to 
comply with the state and City of Santa Ana code requirements. 

Generally, these standards allow for up to three persons to occupy a one-bedroom unit, five 
persons in a two-bedroom unit, and seven persons in a three-bedroom unit. Any households with 
more than eight members would require a four-bedroom replacement unit based on the 
respective size of that unit, per the state building code.  

3. Income 
Information as to the household’s income is gathered from residential interviews to determine 
individual relocation needs and the scope of financial relocation assistance that may be provided. 
Low-income households may experience challenges qualifying for the purchase or rent of 
replacement housing. Advance replacement housing payments may be needed to assist 
displacees in qualifying for loans or leases. Low-income households that choose to rent may be 
eligible for additional assistance.  

Based on information obtained from the residential interviews, at least six households may be 
identified as low-income households. According to the low-income standards for the Housing 
Authority of the County of Orange (Exhibit C), adjusted for family size as published by the State 
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of California, Department of Housing and Community Development (HCD), the 2017 low income 
limits are defined as follows:  

Family Size 1 2 3 4 5 6 7 8 
Low Income 
Limits 2017 

$58,450 $66,800 $75,150 $83,450 $90,150 $96,850 $103,500 $110,200 

Source: Department of Housing and Community Development (HCD) website, accessed February 19, 2018. 

4. Ethnicity/Language 

Per the 2012-2016 U.S. Census American Community Survey Five-Year Estimate, 82.1%2 of the 
population in the City of Santa Ana speaks a language besides English at home. Based on 
information obtained from the residential interviews of the 29 displaced households, Spanish is 
the primary language spoken at home. Language services are available to assist the requirements 
of all affected occupants.   

5. Households with Seniors 

Per the 2012-2016 U.S. Census 5-Year Housing Unit Estimate, 5.1% of the total households consist 
of occupants 65 years of age or over. Specific care is taken to identify and address the needs of 
senior occupants who may require special accommodations. Based on information obtained from 
residential interviews, 3 households have occupants that are over the age of 65. 

6. Households with Disabilities 

Per the 2012-2016 U.S. Census 5-Year Housing Unit Estimates, 8.9%3 of the civilian non- 
institutionalized population consist of persons with a disability. Disabilities may include a variety 
of physical mobility impairments, including psychological and other physical health issues. Care is 
taken to meet the special needs of each household, particularly as these needs involve physical 
access to accommodations. Early identification of individual health issues would enable 
relocation staff to more effectively manage the relocation process. In all cases involving physical 
or mental impairments, additional services will be provided to ensure close individual case 
monitoring. Based on information obtained from the residential interviews, at least one 
household has occupants that have disabilities.  

7. Preferred Relocation Areas  

The residential interviews identify specific replacement site needs and preferences and assist in 
planning replacement housing accordingly. In residential interviews, many residents tend to 
express a preference to remain in the community in order to maintain current school enrollment, 
access to employment, medical facilities, recreational resources, and public transportation. Based 
on information obtained from the residential interviews, the affected households have indicated 
a preference to remain in the local Santa Ana, Orange, and Garden Grove areas. 

                                                        
2 United States Census Bureau web site, accessed February 20, 2018, http://factfinder.census.gov/. 
3 United States Census Bureau web site, accessed February 20, 2018, http://factfinder.census.gov/.  
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C. Field Survey Data – Non-Residential 
The Project has identified 1 non-residential occupant that would be displaced. Survey information 
was obtained from this one business owner.  

The one business impacted by the Project would be considered a small business. The affected 
business would require cost-effective medium to small replacement sites, with proximity to 
existing customer bases. A detailed interview with the business owner is instrumental in 
identifying suitable replacement sites. 

Generally, interviews with the business tenants are crucial in addressing various complex 
relocation issues early in the process, including issues such as identification of trade fixtures and 
equipment, tenant improvements, personal property/real property issues, and the relocation 
requirements of various businesses that may become long lead items, such as obtaining special 
permits or zoning requirements. Such items should be carefully reviewed and planned in 
coordination with project time frames. 

The non-residential displacement may be identified as potential candidate for extensive advisory 
services and relocation assistance.  

 Arco Gas Station – Gas stations with convenient stores and mechanic services included (i.e. 
smog check) are historically difficult to relocate, due to the nature of the services provided. 
Additionally, they usually require busy intersections, pedestrian traffic, visibility, access, 
and parking.  

Moving smaller businesses can have a more detrimental effect than moving larger businesses, 
presumably with larger capital reserves. For this reason, it would be essential to provide timely, 
viable referrals to replacement sites, with assistance in relocation planning, while simultaneously 
executing the move carefully and efficiently. Information obtained during the relocation 
interview process will assist in determining the financial capacity of a business to accomplish a 
move, and if an advance relocation assistance payment is necessary.  

Even if a business is relocated as planned, its employees may still encounter challenges with 
commuting or transportation to the replacement location. Some employees rely on public 
transportation to commute to and from work and may need to adjust their personal schedules 
and routines depending upon bus routes and/or schedules to reach the new location. Upon 
implementation of the Relocation Assistance Program, relocation timing issues and replacement 
site concerns will be discussed and addressed, as appropriate. The list of affected businesses 
provided in Table 4 below reflects data gathered from field observations and business interview. 

Table 4:  Affected Non-Residential Uses 
No. 

Address 
Property 

Type Use Business Name 
1 2245 S. Main 

Street 
Commercial Gas Station  AWANS Enterprises Inc.  

(Arco Smog Pros) 
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III. Relocation Resources 

The California Relocation Assistance Law provides that no eligible residential persons shall be 
required to move from their dwelling unless comparable replacement dwellings are available to 
such persons. The purpose of this section is to identify whether sufficient comparable 
replacement housing resources exist for all potential residential displacees. Additionally, while 
available replacement locations are not required for non-residential occupants to move, a survey 
of available replacement commercial sites have been searched to determine what sites may be 
available to the non-residential occupants and to determine what impacts, if any, may occur due 
to a lack of available replacement sites. The City is committed to making every effort to 
satisfactorily relocate all displaced occupants. 

A. Methodology 
To determine the availability of residential and commercial sites prior to the displacement of 
occupants from the Project area, resources were researched through the following sources: 

 Internet sources (MLS listings, LoopNet); 
 Canvassing the Project area for properties available for lease and or for sale; 
 Telephone and field contact with commercial brokerages serving the area; 
 Classified rental listings from local publications, and; 
 Contacts with real estate/property management companies serving the community. 

B. Replacement Housing/Commercial Site Availability 

1. Residential For-Sale and Rental Housing 

A housing resource survey was conducted to determine the availability of replacement housing 
within the City of Santa Ana sufficient to meet the needs of displaced rental tenants and 
homeowners.  

The replacement housing survey considered available two-, three-, and four-bedroom 
conventional housing for rent and for sale. This data is summarized in Tables 5 and 6, below. The 
conventional housing survey, Table 5, identified 43 currently available, one-, two-, three-, and 
four-bedroom conventional housing units for rent. The survey of available single-family 
residences for sale, Table 6, identified 32 currently available two- and three-bedroom housing 
units for sale. The individual figures for number of units found by bedroom size are presented in 
the tables, as well as location and price range. 

Table 5:  Availability and Cost of Replacement Rental Housing (Conventional) 
Number of 
Bedrooms Property Type 

Number 
Available City Price Range Lease 

One Apartment/Condo/Duplex 14 Santa Ana $1,275 - $1,675 
Two Apartment/Condo/SFR 17 Santa Ana $1,600 - $2,500 

Three Apartment/SFR 7 Santa Ana $2,150 - $3,300 
Four Townhouse/SFR 5 Santa Ana $2,750 - $3,200 

Source: Multiple Listing Service and Zillow, accessed February 2018. 
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The rent ranges identified in the table above are among the figures used to make benefit and 
budget projections for this Plan. The variances in the rent range are a result of age, condition, 
size, and locational factors. Rates are subject to change according to the market rates prevailing 
at the time of displacement. Exhibit D provides a detailed list of available housing for rent and for 
sale.  

Table 6:  Availability and Cost of Single-Family Residences for Sale 

# Bedrooms 
Property 

Type 
Total 

Available City 
Price Range 

(in 000’s) 
Two SFR 13 Santa Ana $425 - $699 

Three SFR 19 Santa Ana $486 - $849 
Source: Multiple Listing Service, accessed February 2018. 

2. Commercial Space Availability 

The availability of retail space in the City of Santa Ana was researched through commercial real 
estate listing resources. Tables 7 and 8 below summarize the availability of various types of 
commercial properties for lease and sale in the City of Santa Ana and surrounding areas. Exhibit 
E provides a detailed list of available commercial space. 

 
Table 7:  Summary of Available Commercial Space for Lease 

Property Use/Type 
Total 

Available City Price Range lease 
Commercial 0 Santa Ana, Orange, Anaheim, 

Tustin 
N/A 

Land 15 Santa Ana, Orange, Anaheim, 
Tustin 

$0.18 - $0.62 SF/Mo 

Source: LoopNet, accessed February 2018 

Table 8:  Summary of Available Commercial Space for Sale 

Property Use/Type 
Total 

Available City Price Range Purchase 
Commercial 0 Santa Ana, Orange, Anaheim, 

Tustin 
N/A 

Land 15 Santa Ana, Orange, Anaheim, 
Tustin 

 

$275,000 - $9,500,000 

Source: Multiple Listing Services, accessed February 2018; LoopNet, accessed February 2018 

3. Loss of Goodwill 

Goodwill consists of the benefits that accrue to a business as a result of its location; reputation 
for dependability, skill, or quality; and any other circumstances resulting in probable retention of 
old, or acquisition of new, patronage. Claims for loss of goodwill are not compensable under the 
statutory provisions related to relocation assistance. 
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Where claims are anticipated, state law (California Code of Civil Procedure §1263.510) requires 
business owners to prove all of the following: 1) The loss is caused by the acquisition of the 
property; 2) The loss cannot reasonably be prevented by relocation of the business, or by taking 
steps and adopting procedures that a reasonably prudent person would take to preserve the 
goodwill; and, 3) The compensation for the loss has not been included as a relocation payment, 
or duplicated in compensation otherwise awarded to the owner. 

4. Summary 

Considering the availability of replacement housing, adequate replacement resources exist in the 
Project area for affected residential tenants and owner-occupants.  

Although adequate replacement resources exist, based on surveyed results of rental and 
purchase opportunities, and anticipated values of existing dwellings, occupants are anticipated 
to have increases in monthly rents and/or higher purchase costs. These possible increases, if any, 
would be met through the City’s Relocation Assistance Program.  

The data for non-residential resources indicates adequate business sites that are currently 
available for sale and lease to the commercial occupant. While there are adequate replacement 
sites for the non-residential occupant, some business uses may require conformance with local 
conditional use permits and/or zoning requirements. 

C. Related Issues 
1. Concurrent Residential Displacement 

The Project would not compete with or adversely affect the availability of comparable 
replacement resources. There are no other known current public projects under way in the City 
of Santa Ana or adjacent communities that currently would compete with the Project for housing 
resources. The City intends to monitor the activity of local agencies. No residential displacee 
would be required to move without adequate notice and access to available, affordable, decent, 
safe, and sanitary housing.  

2. Temporary Relocation  

The Project is not anticipated to cause temporary displacements. Affected occupants will be 
permanently displaced.  
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IV. The Relocation Program 

The City of Santa Ana’s (City) Relocation Program is designed to minimize hardship, be responsive 
to unique project circumstances, maintain personal contact with all affected individuals, 
consistently applying all regulatory criteria to formulate eligibility and benefit determinations, 
and conform to all applicable requirements. 

The City has retained Overland, Pacific & Cutler, Inc. (OPC) to administer the Relocation Program. 
OPC has worked on more than 2,500 public agency acquisition and relocation projects over the 
past 30 years. Additionally, OPC has an extensive resume of public works projects undertaken in 
other Orange County communities. Experienced City staff would monitor the performance of 
OPC and be responsible to approve or disapprove OPC’s recommendations concerning eligibility 
and benefit determinations and interpretations of the City’s policy. 

The Relocation Program consists of two principal constituents: Advisory Assistance and Financial 
Assistance. 

A. Program Assurances, Standards and Objectives 
The City would provide the displaced residential and business occupants with the assistance, 
rights, and benefits required under state relocation law and the City’s policies and procedures. 
The relocation program would provide advisory and financial assistance. Every effort would be 
made to facilitate relocation arrangements and minimize hardship for displacees.  

The program objectives would be as follows: 

1. To fully inform eligible Project displacees of the nature of, and procedures for, obtaining 
relocation assistance and benefits; 

2. To determine the needs of each displacee eligible for assistance; 
3. To provide continuously updated referrals to potential replacement sites within a 

reasonable time prior to displacement and assure that no occupant is required to move 
without a minimum of 90 days written notice to vacate; 

4. To provide assistance that does not result in different or separate treatment due to race, 
color, religion, national origin, sex, marital status or other arbitrary circumstances; 

5. To supply information concerning federal and state programs and other governmental 
programs providing assistance to displaced persons; 

6. To assist each eligible occupant to complete applications for benefits; 
7. To make relocation benefit payments in accordance with the appropriate guidelines; 
8. To inform all persons subject to displacement of City policies with regard to eviction and 

property management; and 
9. To establish and maintain a formal grievance procedure for use by displaced persons 

seeking administrative review of City decisions with respect to relocation assistance. 
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B. Relocation Advisory Assistance 
OPC staff is available to assist the permanently displaced households and businesses with 
questions or concerns about relocation and/or assistance in relocating. Relocation staff is located 
at 1 Jenner, Suite 200, Irvine, CA 92618, with office hours from 8:00 a.m. to 5:00 p.m., and can be 
contacted at (949) 951-5263. A comprehensive relocation program, with technical and advisory 
assistance, would be provided to assist all persons being displaced as a consequence of the 
Project. Personal contact would be maintained with all individuals until the relocation process has 
been completed. 

As discussed previously, OPC has been retained by the City to assist in the administration of its 
relocation program. OPC will work closely with City staff. City staff would provide final approvals, 
or otherwise, of all OPC recommendations. Every reasonable effort would be made to ensure that 
the relocation of residents and businesses occurs with a minimum of delay and hardship. 

The following services will be provided: 

1. The remaining interviews with residents located in the Project area will be completed to 
gather information appropriate to the determination of needs and preferences regarding 
replacement of existing facilities; 

2. A printed Informational Brochure (Exhibits F and G) will be provided in English or the 
displacee’s language if subsequently be deemed necessary. Signed acknowledgements 
will be obtained to verify receipt of this material; 

3. A database will be maintained of available residential units for sale and commercial space 
and distribute replacement site referrals for the duration of the Project; 

4. Assistance will be offered to displacees in connection with arrangements for the purchase 
of real property, if applicable, obtaining required business permits or licenses, the filing of 
claim forms to request relocation benefits from the City and to obtain services from other 
public agencies; 

5. Special assistance in the form of referrals to governmental and non-governmental 
agencies will be made, if requested; 

6. Eligible displacees will be assisted with the preparation and submission of relocation 
assistance claims; 

7. Benefit determinations and payments will be made in accordance with applicable law and 
City policy; 

8. Assure that displacees are not required to move without a minimum of 90 days written 
notice to vacate; 

9. All person subject to displacement will be informed of City policies with regard to eviction 
and property management; 

10. A formal grievance procedure will be established and maintained for use by displaced 
persons seeking administrative review of City decisions with respect to relocation 
assistance; and 
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11. Assistance will be provided that does not result in different or separate treatment due to 
race, color, religion, national origin, sex, marital status or other arbitrary circumstances. 

C. Relocation Benefits – Residential  
Specific eligibility requirements and benefit plans would be detailed on an individual basis with 
displacees. In the course of personal interviews and follow-up visits, households would be 
counseled as to available options with respect to financial assistance. 

Relocation benefits will be provided in accordance with the provisions of the state relocation law 
and regulations. Benefits would be paid to eligible displaced persons upon submission of required 
claim forms and documentation in accordance with the City’s normal administrative procedures. 

1. Residential Moving Expense Payments 

All residential occupants that would be relocated would be eligible to receive a payment for 
moving expenses. Moving expense payments would be made based on the actual cost of a 
professional move or a fixed payment based on a room-count schedule. 

a. Actual Cost (Professional Move) 
The displacee may elect to retain the services of a licensed professional mover, in which case the 
City would pay for the actual cost of the moving services based on the lower of at least two 
acceptable bids (the City may, at its discretion, solicit competitive bids to determine the lowest 
reasonable move cost). After the move is complete, the displacee may pay the mover directly and 
seek reimbursement from the City, or request a direct payment from the City to the mover. 

In addition to the cost of the actual move, one-time expenses associated with utility 
reconnections (e.g., gas, water, electricity, telephone, cable) would be eligible for 
reimbursement. Transportation costs would be limited to a distance of 50 miles, unless otherwise 
authorized by the City. 

b. Fixed Payment (based on Room Count Schedule) 
An occupant may elect to receive a fixed payment for moving expenses that is based on the 
number of rooms occupied in the displacement dwelling. In this case, the person to be relocated 
takes full responsibility for the move. The fixed payment includes all utility connections as 
described in Section 1.a above. 

At a minimum, the fixed schedule payment for single occupancy efficiency units, furnished with 
the tenant’s own personal property, is $725, which includes all utility connections at the 
replacement location. The current schedule for fixed moving payments is provided below in 
Table 9. 
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Table 9:  Schedule of Fixed Moving Payments 
Furnished Dwelling 
Room Count 1 2 3 4 5 6 7 8 Each 

Additional 
Amount $725 $930 $1,165 $1,375 $1,665 $1,925 $2,215 $2,505 $265 
Unfurnished Dwelling 
Room Count 1 Each 

Additional 
Amount $475 $90 
Source: Federal Highway Administration (effective August 24, 2015). 

2. Rental Assistance to Tenants/Owner-Occupants Who Choose to Rent 

 To be eligible to receive the rental assistance benefits, the displaced tenant household has 
to rent or purchase and occupy a decent, safe, and sanitary replacement dwelling within one year 
from the date they move from the displacement dwelling.   

 Based upon the available data regarding Project displacees, the displaced household may 
qualify for, and may be eligible to apply for, relocation benefits under State provisions. Except in 
the case of Last Resort Housing situations, the potential payment to the household will be 
payable over a 42-month period and limited to a maximum of $5,250 as stated under State 
guidelines. The relocation program is explained in detail in the informational brochure to be 
provided to each permanently displaced household. 

 

Rental/down payment assistance payment amounts are equal to 42 times the difference between 
the base monthly rent and the lesser of: 

1. The monthly rent and estimated average monthly cost of utilities for a comparable 
replacement dwelling; or 

2. The monthly rent and estimated average monthly cost of utilities for the decent, safe, and 
sanitary replacement dwelling actually occupied by the displaced person. 

The base monthly rent for the displacement dwelling is the lesser of: 

1. The average monthly cost for rent and utilities at the displacement dwelling for a 
reasonable period prior to displacement. Average monthly cost of utilities will be 
determined by actual statements/receipts over a 12-month period or a statement of 
average usage from the utility company, if provided. The most recent local utility schedule 
will be used to determine estimated utilities’ costs, if actual costs are not provided. For 
owner-occupants or households, which paid little or no rent, fair market rent will be used 
as a substitute for actual rent; or 

2. Thirty percent (30%) of the displaced person’s average monthly gross household income 
if the amount is classified as “low income” by US Department of Housing and Urban 
Development’s (HUD) Annual Survey of Income Limits for the Public Housing and 
Section 8 Programs. HUD’s Survey is shown as Exhibit C. If a displacee refuses to provide 
appropriate evidence of income or is a dependent, the base monthly rent shall be 
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determined to be the average monthly cost for rent and utilities at the displacement 
dwelling; or 

3. The total of the amount designated for shelter and utilities if receiving a welfare assistance 
payment from a program that designated the amounts for shelter and utilities. 

Table 10 below illustrates the computation of a rental/down payment assistance payment 
amount. 

Table 10:  Computation of Rental Assistance Payments 
1. Old Rent $1,000 Old Rent, plus Utility Allowance 
Or 
2. Ability to Pay $950 30% of the Gross Household Income* 
3. Lesser of Lines 1 or 2 $950 Base Monthly Rental 
Subtracted From:   
4. Actual New Rent $1,050 Actual New Rent including Utility Allowance 
Or 
5. Comparable Rent $1,050 Determined by the City; includes Utility Allowance 
6. Lesser of Lines 4 or 5 $1,050  
7. Yields Monthly Need: $100 Subtract Line 3 from Line 6 
Rental Assistance $4,200 Multiply Line 7 by 42 Months 

* Gross income means the total amount of annual income of a household less the following: (1) a deduction for each 
dependent in excess of three; (2) a deduction of 10% of total income for the elderly or disabled head of household; 
(3) a deduction for recurring extraordinary medical expenses defined for this purpose to mean medical expenses in 
excess of 3% of total income, where not compensated for, or covered by insurance or other sources; (4) a deduction 
of reasonable amounts paid for the care of children or sick or incapacitate family members when determined to be 
necessary to employment of head of household or spouse, except that the amount shall not exceed the amount of 
income received by the person who would not otherwise be able to seek employment in the absence of such care. 

3. Down payment Assistance to Tenants Who Choose to Purchase 

 The displaced household may opt to apply the entire benefit amount for which they are 
eligible toward the purchase of a replacement unit. 

 A displaced household, who chooses to utilize up to the full amount of their rental 
assistance eligibility (including any Last Resort benefits) to purchase a home, will have the funds 
deposited in an open escrow account, provided that the entire amount is used for the 
downpayment and eligible, incidental costs associated with the purchase of a decent, safe, and 
sanitary replacement home. A provision shall be made in the escrow arrangements for the 
prompt return of the City funds, in the event escrow should fail to close within a reasonable 
period of time.   

 Final determination about the type of relocation benefits and assistance for which the 
household is eligible will be determined upon verification of the household’s occupants and 
income. 
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California State Relocation laws and guidelines provide a basic entitlement of up to $22,500 to 
compensate the owner for 1) purchase price differential; 2) mortgage interest differential (if 
applicable); and, 3) incidental expenses. 

a. Price Difference Differential 
The Purchase Price Differential is based on three factors: 

Acquisition Price: The price paid by the City of Santa Ana for the Project dwelling; 

Actual Purchase Price: The actual price paid for a replacement dwelling, and; 

Comparable Replacement Cost: The cost of a decent, safe, and sanitary dwelling 
comparable to the dwelling acquired by the City of Santa Ana. 

The purchase price differential amount is determined by comparing the price of the acquired 
dwelling (including any proceeds obtained through condemnation) to the lesser of the actual cost 
paid for a replacement home versus the price of the comparable dwelling used to compute 
eligibility in the Notice of Eligibility (NOE) issued to the displaced owner. 

b. Mortgage Interest Differential 
The purpose of the Mortgage Interest Differential Payment is to compensate homeowners for 
increased costs between the acquired dwelling and the replacement dwelling. The payment for 
increased mortgage interest cost shall be the amount that would reduce the mortgage balance 
on a new mortgage to an amount that could be amortized with the same monthly payment for 
principal and interest as that for the mortgage(s) on the displacement dwelling. In addition, 
payments shall include other debt service costs, if not paid as part of incidental costs. To be 
eligible for this payment, the mortgage on the dwelling being acquired must have been in place, 
as a valid lien, for at least 180 days prior to the City’s initial written offer to purchase. 

c. Incidental Expenses – Closing Costs 
One-time, non-recurring closing costs associated with the purchase of a comparable, replacement 
dwelling are compensable. Examples of such compensable expenses include costs for: a property 
survey; preparation of a legal description and deed; recording fees; title insurance; revenue 
stamps and transfer taxes; loan application fees; loan origination fees; appraisal fees; a credit 
report; certification for structural soundness; and, termite inspection, when required. Prepaid 
recurring expenses for mortgage interest, property taxes and insurance are not compensable. 

The total Residential Housing Payment (RHP) is the sum of the Purchase Price Differential, 
Mortgage Interest Differential, and compensable Incidental Expenses. 

D. Last Resort Housing 
Based on data derived from the surveys and analyses of the occupants on the Project site and 
costs of replacement housing resources, it is anticipated that “comparable replacement housing” 
will not be available as required for some tenants. Specifically, for renters, when the computed 
replacement housing assistance eligibility exceeds $5,250 or replacement dwelling monthly rental 
costs (including utilities and other reasonable recurring expenses) exceeds 30% of the person’s 
average monthly income. 
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Therefore, if the Project proceeds, the City will authorize sufficient funds to provide housing of 
last resort. Due to the demonstrated number of available replacement housing resources, as 
shown earlier, the need to develop a replacement housing plan to produce sufficient number of 
comparable replacement dwellings will not be necessary. Rather, funds will be used to make 
payments in excess of the monetary limits specified in the statute ($5,250); hence, satisfying the 
requirement that “comparable replacement housing” is available.  
 
The City will pay Last Resort Housing payments in two installments. Recipients of Last Resort 
rental assistance, who intend to purchase rather than re-rent replacement housing, will have the 
right to request a lump sum payment of all benefits in the form of down payment assistance. 
Tenant households receiving periodic payments will have the option to request a lump sum 
payment of remaining benefits to assist with the purchase of a decent, safe and sanitary dwelling. 

E. Determinations of Comparable Housing 
Relocation staff would evaluate the cost of comparable replacement housing in the preparation 
of each individual NOE issued to residential displacees. For residential tenants and owner-
occupants, the cost of comparable replacement housing would be determined primarily on a 
comparative basis of three, if possible, presently available, comparable dwellings. A Replacement 
Housing Valuation (RHV) Form would be prepared and placed in the file of each affected 
household.  

F. Relocation Benefits – Commercial Tenants, and Non-profit 
Organizations 

Eligible businesses would have two options with respect to claims for relocation assistance 
benefits: 

1. Compensation for actual reasonable and necessary moving and related expenses, or 

2. A fixed payment not to exceed $20,000 

1. Payment for Actual Reasonable and Necessary Moving and Related Expenses 

Any lawful business that qualifies as a displaced person is entitled to payment for such actual 
moving expenses, as the City determines to be reasonable and necessary, including expenses for: 

1. Transportation of personal property from the present location to the replacement 
location (transportation costs for a distance beyond 50 miles are not eligible unless the 
City determines that relocation beyond 50 miles is justified); 

2. Packing, crating, uncrating, and unpacking personal property; 

3. Disconnecting, dismantling, removing, reassembling, and installing relocated and 
substitute machinery, equipment and other personal property. This will include 
connection to utilities available nearby and modifications necessary to adapt such 
property to the replacement structure, or to the utilities, or to adapt the utilities to the 
personal property; 
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4. Storage of personal property for a period not to exceed 12 months, unless the City 
determines that a longer period is necessary; 

5. Insurance of personal property while in storage or transit and the replacement value of 
property lost, stolen, or damaged (not through the fault or negligence of the displaced 
person) in the process of moving, where insurance is not readily available. 

6. Any license, permit, or certification required by the displaced business, to the extent that 
the cost is necessary for reestablishment at the replacement location. (These costs may 
be pro-rated based on the remaining useful life of any existing license, permit, or 
certification); 

7. Reasonable and pre-authorized professional services the Displacing Agency determines to 
be necessary for: 1) planning the move of personal property; 2) moving the personal 
property; or, 3) installing the relocated personal property at the replacement location; 

8. The purchase and installation of substitute personal property limited to the lesser of: 1) an 
amount equal to the reasonable expenses that would have been required to relocate the 
property, as determined by the City, subject to certain limitations, or, 2) the replacement 
cost, less any proceeds from its sale or trade in; 

9. The modification of machinery, equipment, or other personal property necessary to adapt 
these to the replacement location or to utilities available at the replacement location; 

10. Re-lettering signs and replacing stationary on hand at the time of displacement that are 
made obsolete as a result of the move; 

11. Actual direct losses of tangible personal property resulting from moving or discontinuing 
a business or non-profit organization, not-to-exceed the lesser of: 1) the fair market value 
of the property for continued use at its location prior to displacement less any proceeds 
from the sale of the property; or, 2) an amount equal to the reasonable expenses that 
would have been required to relocate the property, as determined by the City, subject to 
certain limitations; 

12. Actual and reasonable expenses incurred in searching for a replacement business or non-
profit organization location, not to exceed $1,o00, and including compensation for 
transportation expenses; time spent searching for a reasonable location, meals, and 
lodging; real estate broker or agent fees; time spent in obtaining permits and attending 
zoning hearings; and time spent negotiating the purchase of a replacement site; 

13. Low Value/High Bulk: when the personal property to be moved is of low value and high 
bulk, and the cost of moving the property would be disproportionate to its value in the 
judgment of the City, the allowable moving cost payment shall not exceed the lesser of: 
1) the amount which would be received if the property were sold at the site or 2) the 
replacement cost of a comparable quantity delivered to the new business location. 
Examples of personal property covered by this provision include, but are not limited to, 
stockpiled sand, gravel, minerals, metals and other similar items of personal property as 
determined by the City; 
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14. A Reestablishment allowance of up to $10,000, available to farms, non-profit 
organizations, and small businesses with no more than 500 employees.  Reestablishment 
allowance payments are made in addition to compensation provided for actual, 
reasonable, and necessary moving expenses. Reestablishment allowance expense 
categories include but are not limited to: 

a. Repairs or improvements to the replacement property as required by federal, state or 
local law, code, or ordinance; 

b. Modifications to the replacement property to accommodate the business operation 
or make replacement structures suitable for conducting business; 

c. Provision of utilities from right-of-way to improvements on the replacement site  

d. Construction and installation costs for exterior signing to advertise the business; 

e. Redecoration or replacement of soiled or worn surfaces at the replacement site, such 
as paint paneling or carpeting; 

f. Advertisement of replacement location; 

g. Estimated increased costs of operation during the first two years at the replacement 
site for such items as: 

i. Lease or rental charges 
ii. Personal or real property taxes 
iii. Insurance premiums, and 
iv. Utility charges, excluding impact fees 

h. Other items essential to the reestablishment of the business. 

2. Self-Moves 

If the displaced business elects to take full responsibility for the move of the business, the City 
would make a payment for the business’s moving expenses in an amount not to exceed the lower 
of the two acceptable bids or estimates submitted to the City. At the City’s discretion, a payment 
for a low cost or uncomplicated move may be based on a single bid or estimate. 

3. A Fixed Payment in Lieu of a Payment for Actual Reasonable Moving and 
Related Expenses 

The option to claim a fixed payment enables for-profit and non-profit businesses to receive 
relocation assistance compensation without providing documentation of bids and actual 
expenses. The payment amount available to any individual business is based on an average of 
annual net earnings over a two-year period. For businesses that have not been in operation for 
two years, income figures can be annualized. The method for establishing income is through tax 
returns and/or certified financial statements. The payment to an eligible business may not be less 
than $1,000, or more than $20,000. 
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To qualify for this payment, it must be determined that, a displaced business: 

 Owns or rents personal property, which must be moved in connection with such 
displacement and for which an expense would be incurred in such move; 

 Is not operated at the displacement site solely for the purpose of renting the dwelling or 
the site to others; 

 Cannot be a part of a commercial enterprise having at least three other establishments 
which are not being acquired by the City, and which is under the same ownership and 
engaged in the same or similar business activities; 

 Must not be able to relocate without substantial loss of patronage; and 
 Contributed materially, as defined by the City, to the income of the displaced person 

during the two taxable years prior to the displacement. 

When a fixed payment would precede settlement of a claim for compensation for loss of goodwill 
under the Eminent Domain Law, the City, before tendering payment, shall state in writing what 
portion of the payment, if any, is considered to be compensation for loss of goodwill and shall 
explain in writing that any payment made pursuant to Code of Civil Procedure, §1263.510 et seq. 
(the Eminent Domain Law, Chapter 9, Article 6 – “Compensation for Loss of Goodwill”) would be 
reduced in the same amount. The portion considered to be compensation for loss of goodwill 
shall not exceed the difference between the fixed payment made and an amount which 
reasonably approximates the payments for which the displaced person otherwise would be 
eligible to receive as outlined in Section IV.F.1, above. 

G. General Information Regarding the Payment of Relocation Benefits 
Claims and supporting documentation for relocation benefits must be filed with the City no later 
than 18 months after: 

 For tenants, the date of displacement; or 
 For owners, the date of displacement or the date on which final payment for the 

acquisition of real property is made, whichever is later. 

The procedure for the preparation and filing of claims and the processing and delivery of 
payments would be as follows: 

1. Claimant(s) would provide all necessary documentation to substantiate eligibility for 
assistance; 

2. Relocation staff would review all necessary documentation including, but not limited to, 
scopes-of-services, contractor bids, invoices, lease documents and escrow material before 
reaching a determination as to which expenses are eligible for compensation; 

3. Required claim forms would be prepared by relocation staff and presented to the claimant 
for review. Signed claims and supporting documentation would be returned to relocation 
staff and submitted to the City; 

4. The City will review and approve claims for payment, or request additional information; 

5. The City will issue benefit checks to claimants in the most secure, expeditious manner 
possible; 
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6. Final payments to residential displacees would be issued after confirmation that the 
Project premises have been completely vacated, and actual residency at the replacement 
unit is verified; 

7. Receipts of payment and all claim material will be maintained in the relocation case file. 

H. Relocation Tax Consequences 
In general, relocation payments are not considered income for the purpose of Division 2 of the 
Internal Revenue Code of 1954, which has been redesignated as the Internal Revenue Code of 1986 
(Title 26, U. S. Code), or for the purpose of determining the eligibility or the extent of eligibility of 
any person for assistance under the Social Security Act (42 U. S. Code 301 et seq.) or  the Personal 
Income Tax Law, Part 10 (commencing with Section 17001) of the Revenue and Taxation Code, or the 
Bank and Corporation Tax Law, Part II (commencing with Section 23001) of Division 2 of the Revenue 
and Taxation Code. The above statement on tax consequences is not intended as tax advice by the 
City or OPC. Displacees are responsible for consulting with their own tax advisors concerning the tax 
consequences of relocation payments. 
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V. Administrative Provisions 

A. Holdover Tenancies 
The City’s acquisition schedule may allow some business and residential tenants to remain in 
occupancy of the City’s acquired properties for periods as long as six months prior to 
displacement. It is anticipated that by adding time to the relocation process, businesses would 
have greater opportunities to successfully reestablish operations at a new location. Residential 
tenants would benefit by having greater flexibility to plan a move around school schedules, as an 
example, or other personal considerations. 

Holdover tenants would be required to enter into a Rental Agreement with the City and make 
monthly payments. The City would assume responsibility for all property management functions. 
Holdover tenants would be required to conform to state and local law and the requirements of 
the City’s Rental Agreement, or face eviction in conformance with the City’s eviction policy as set 
forth in Section V.E. 

B. Notices 
Each notice that the City is required to provide to a property owner or occupant shall be 
personally delivered or sent via certified or registered first-class mail, return receipt requested 
and documented in each case file. Each notice would be written in plain, understandable 
language. Persons who are unable to read and understand any notice would be provided with 
appropriate translation and counseling. Each notice would indicate the name and telephone 
number of a person who may be contacted for answers to questions or other help. 

There are three principal notices: 

1. General Information Notice (GIN), 
2. Notice of Relocation Eligibility (NOE), and 
3. 90-Day Informational or Vacate Notice 

The GIN is intended to provide potential displacees with a general written description of the City’s 
relocation program and basic information concerning benefits, conditions of eligibility, noticing 
requirements and appeal rights. The GIN would be issued at the time the properties are being 
appraised. 

NOEs would be distributed to each commercial and residential displacee. The NOE that would be 
issued to business operators acknowledges the recipient’s eligibility for assistance and right to 
make claims for relocation assistance benefits.  

The NOE to residential displacees, both tenants and owner-occupants, contains a determination 
of eligibility for relocation assistance and a computation of maximum entitlement based on 
information provided by the affected household and the analyses of comparable replacement 
properties undertaken by relocation staff. NOEs would be issued promptly following the Initiation 
of Negotiations (ION) with property owners. 

No lawful occupant would be required to move without having received at least 90 days’ advance 
written notice of the earliest date by which the move would be necessary. The 90-day vacate 
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notice would either state a specific date as the earliest date by which the occupant may be 
required to move, or state that the occupant would receive a further notice indicating, at least 60 
days in advance for residential tenants and 30 days in advance for owner-occupants and non-
residential occupants, the specific date of the required move. The 90-day vacate notice would not 
be issued to any residential displacees before a comparable replacement dwelling has been made 
available. 

In addition to the three principal relocation notices previously identified, relocation staff would 
issue timely written notification in the form of a Reminder Notice, which discusses the possible 
loss of rights and sets the expiration date for the loss of benefits to those persons who: 

1. Are eligible for monetary benefits, 
2. Have moved from the acquired property, and 
3. Have not filed a claim for benefits. 

Reminder Notices would be issued periodically throughout the qualification period. An attempt 
shall be made to make written contact with all non-responsive displacees no later than within the 
last six months prior to the expiration date to file a claim for benefits. 

C. Privacy of Records 
All information obtained from displacees is considered confidential and would not be shared 
without the consent of the displacee or the City or as a requirement of a specific Public Records 
Request in accordance with state law. Relocation staff would comply with federal regulations 
concerning the safeguarding of relocation files and their contents. 

D. Grievance Procedures 
A person who is dissatisfied with a determination as to eligibility for benefits, a payment amount, 
the failure to provide comparable replacement housing referrals, or the City’s property 
management practices must file an appeal form or any other written form of appeal with the 
City’s Right-of-Way Project Manager or his/her designee (Hearing Officer). 

The Hearing Officer shall set a hearing date of no later than 30 days from receipt of the appeal. 
The person making the appeal shall have: 

1. The right to present oral and/or written evidence in support of the appeal, 
2. The right to seek legal counsel (hired at the appellant’s sole expense), and 
3. The right to seek judicial review once having exhausted all administrative appeal remedies. 

The Hearing Officer shall render a decision, in writing, within 30 days following the last day of the 
hearing. A copy of the decision would be mailed, via certified or registered mail, to the appellant 
and his/her authorized representative and copies would be filed in the relocation case file. The 
decision of the Hearing Officer shall be final, and the appellant shall be advised of the right to 
seek judicial review of the Hearing Officer’s decision. 
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E. Eviction Policy 
Eviction for cause must conform to applicable state and local law. Any person, who occupies the 
real property and is in lawful occupancy on the date of the ION, is presumed to be entitled to 
relocation payments and other assistance, unless the City determines that: 

1. The person received an eviction notice prior to the ION and as a result of that notice is 
later evicted, or 

2. The person is evicted after the ION for serious or repeated violation of material term(s) of 
the lease or occupancy agreement, and 

3. In either case, the eviction was not undertaken for the purpose of evading the obligation 
to make available the payments or other assistance to which a person may otherwise be 
entitled. 

F. Citizen Participation 
The City conducted several public hearings for the Project on the following dates:  

 May 22, 2012 - Open House 
Meeting to provide background 
and gather feedbacks  

 June 12, 2012 - Presentation to 
South Main Business Association  

 July 10, 2012 - Open House Meeting 
to obtain comments and 
feedbacks  

 October 18, 2012 - Scoping 
Meeting to discuss CEQA and EIR 
process  

 February 13, 2013 - Meeting with 
Cherry Aerospace  

 May 13, 2013 – Environmental and 
Transportation Committee Meeting 

 February 3, 2015 - Public Meeting to present the Draft EIR and gather comments  

 February 7, 2015 - Public Meeting to present the Draft EIR and gather comments  

 April 8, 2015 - Meeting with various coalitions (Santa Ana Active Streets, Equity for All, and 
others) to go over project information and right-of-way process  

 April 29, 2015 - Q&A Session at special meeting called by the Delhi Neighborhood 
Association  

 May 21, 2015 - Provided updated information and right of way process to the Delhi 
Neighborhood Association at their regular scheduled neighborhood meeting  
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 June 18, 2015 - Provided updated information and right of way process to the Delhi 
Neighborhood Association at their regular scheduled neighborhood meeting 

 July 23, 2015 - Provided updated information Delhi Neighborhood Association and other 
interested parties.  

 September 1, 2015 - City Council adopted The Environmental Impact Report.  

 June 8, 2017 – Provided updated information to Delhi Neighborhood Association and other 
interested parties.  

 October 24, 2017 – Provide updated information to Delhi Neighborhood Association and 
other interested parties. 

 As the process for implementing the Project advances, the City will observe the following 
protocol: 

1. Provide affected tenants with full and timely access to documents relevant to the 
relocation program; 

2. Encourage meaningful participation in reviewing the relocation plan and monitoring the 
relocation assistance program; including the occupants in the Project area, neighborhood 
groups and community organizations forming a relocation committee; 

3. Provide technical assistance necessary to interpret elements of this Plan and other 
pertinent materials; 

4. Issue a general notice concerning the availability of the Plan for public review, as required, 
30 days prior to its proposed adoption; 

G. Projected Dates of Displacement 
The City has approved acquisition and relocation activities, which began in September 2017 and 
would be completed no later than the fall of 2018, with construction scheduled to begin in spring 
of 2019, and the Project is anticipated to be completed by Winter of 2019.  

H. Estimated Relocation Costs 
The total budget estimated for relocation-related payments for this Project, including a 10% 
contingency, is as follows: 

Relocation: $ 1,734,834 (escalated) 
Contingency at 20%:   $ 346,966 
Total:  $ 2,081,800 
 

The estimated relocation budget does not include any payments related to property acquisition, 
improvements pertaining to realty, or loss of business goodwill. In addition, the budget does not 
consider the cost of any services necessary to implement the Plan and complete the relocation 
element of the Project. 

If the Project is to be implemented, and circumstances arise that change the number of residential 
and business occupants or the nature of their activity, the City would authorize any additional, 
compensable funds that may need to be appropriated. The City pledges to appropriate, on a 
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timely basis, the funds necessary to ensure the successful completion of the Project, including 
funds necessary for Last Resort Housing (LRH) as indicated in Section IV.D, of this Plan to meet 
its obligation under the relocation regulations. 

 



 

Exhibit A: 
Residential Interview Form 

 

 



 

 

 
 



 



 

Exhibit B: 
Business Interview Form 

 

 



 

 

 
 



 



 

Exhibit C: 
HCD Income Limits – Orange County 

 

 
 



 

 
 



 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

Exhibit D: 
Homes for Sale and Rent Listings 

 

 



 

 
 



 

Exhibit E: 
Commercial For Sale and Rent Listings 

 
 

 



 

 



 

Exhibit F: 
Business Informational Brochure 

 

 



 

 

 



 

 
 



 

 
 



 

 
 



 

 
 
 



 

 
 



 

 
 



 

 
 



 



 

Exhibit G: 
Residential Informational Brochure 

 

 



 

 

 
 



 

 
 
 
 



 

 
 



 

 
 



 



 

Exhibit H: 
Public Comments and Response 

 
 
 
There were no written comments or questions received during the 45-day public review and 
comment period between Friday, March 2, 2018 and Monday, April 16, 2018.   
 
It was reported that some residents, who reviewed the draft plan at the Delhi Community Center, 
did make the verbal comment that it was hard for them to understand the document, because it 
was not in Spanish. All Project residents received advisory notices (in English and Spanish) 
regarding the Plan’s availability for review and an address was provided to contact OPC if they 
had comments regarding the draft Relocation Plan. No calls or written requests for assistance 
were received. 
 
 
 
 


