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1. Introduction

1.1 Purpose of the Housing Element

The purpose of the Housing Element is to identify the City’s housing needs and outline goals, policies
and programs to address them. The Housing Element is an eight-year plan, extending from October 15,
2013 to October 15, 2021. Because the 2013-2021 Housing Element was not adopted within 120 days of
the statutory October 15, 2013 deadline, pursuant to State law, the City is required to provide this four-
year 2017 Housing Element Midterm Update by October 15, 2017.

The primary issues addressed in the Housing Element include: 1) the provision of a decent home in a
healthy environment for all economic levels of society; 2) housing affordability for special needs
populations; 3) assisting in the development of affordable housing; 4) implementation of housing
programs; and 5) rehabilitation and preservation of existing affordable housing.

1.2 Overview

State law requires the preparation of a Housing Element as part of a jurisdiction's General Plan
(Government Code §65302(c)). It is the primary planning guide for local jurisdictions to identify and
prioritize the housing needs of the city and determine ways to best meet these needs while balancing
community objectives and resources. The 2013 Housing Element consists of five chapters, including: 1)
Introduction; 2) Needs Assessment; 3) Resources and Opportunities; 4) Constraints; 5) Housing Action
Plan; and the Appendices.

Guidelines adopted by the Department of Housing and Community Development (HCD) are also to be
considered in the preparation of the Element (Section 65585). Periodic review of the Element is required
to evaluate (1) the appropriateness of its goals, objectives and policies in contributing to the attainment
of the state housing goals; (2) its effectiveness in attaining the City’s housing goals and objectives; and
(3) the progress of its implementation (Section 65588).

1.3 Consistency with General Plan

According to State planning law, the Housing Element must be consistent with the other General Plan
elements. While each of the elements is independent, the elements are also interrelated to a degree.
Certain goals and policies of each element may also address issues that are primary subjects of other
elements. This integration of issues throughout the General Plan creates a strong basis for the
implementation of plans and programs and achievement of community goals. The Housing Element is
most closely tied to the Land Use Element as residential development capacities established in the Land
Use Element are incorporated into the Housing Element.

This Housing Element builds upon other General Plan elements and is entirely consistent with the
policies and proposals set forth by the General Plan. This Housing Element update reflects the land use
policies established in the City’s most recent General Plan Update in 2015. When an element in the
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General Plan is amended in the future, the Housing Element will be reviewed and modified if necessary
to ensure continued consistency among the various elements.

1.4 Public Participation

Public participation is an important component of the planning process in San Clemente, and this update
to the Housing Element has provided residents and other interested parties numerous opportunities for
review and comment.

14.1 Housing Needs Survey

As part of the 2017 Midterm Update, the City conducted an online survey to solicit input on the
implementation of housing programs. To publicize the survey, the City announced its availability
through notices posted via:

= City website
= Social media blast, including posting to the City Facebook page

The survey was made available online in English in August 2017. A total of nine surveys were collected
as of August 25, 2017. The survey responses are summarized in Appendix A.

1.4.2 Community Workshop

As part of this 2017 Midterm Update, the City conducted a Community Workshop, at the location and
date indicated below, to solicit input on housing needs and priority for programs and services. The City
posted flyers online, sent an email blast to service providers and community groups, and posted on the
City’s social media accounts.

Community Workshop
Thursday, August 17, 2017
City of San Clemente Community Center
100 N. Calle Seville
San Clemente, CA 92672

A. Guided discussions

The community workshop incorporated guided discussions. These touched on specific housing topics
and asked residents to respond to the questions taken directly from the available online survey. Please
see Appendix A for the questions and comments received.

1.4.3 Study Session

The City also conducted also conducted a Public Informational Workshop/Planning Commission Study
Session, at the location and date indicated below, to solicit input on housing needs and priority for
programs and services. The City posted flyers online, sent an email blast to service providers and
community groups, and posted on the City’s social media accounts.

Planning Commission Study Session
Wednesday, August 16, 2017
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City Council Chambers
100 Avenida Presidio
San Clemente, CA 92672

1.4.4 Public Hearings

On September 6, the City conducted a public hearing before the Planning Commission to review the
Draft 2017 Midterm Update. Prior to adoption, the City will conduct a _public hearing before the City
Council in October 2017.
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2. Needs Assessment

This section analyzes demographic and housing characteristics that influence the demand for and
availability of housing. The analyses form a foundation for establishing programs and policies that seek
to address identified housing needs.

2.1 Population Trends and Characteristics

Housing needs are influenced by population and employment trends. This section provides a summary
of the changes to the population size, age, and racial/ethnic composition of the City of San Clemente.

211 Historical, Existing, and Forecast Growth

The City of San Clemente is one of 34 cities within Orange County. According to the U.S. Census, Orange
County’s population was 3,010,232 in 2010. Orange County is located between the counties of Los
Angeles and San Diego. Population growth in Orange County during the previous decade (six percent)
has slowed considerably since the 1990s (18 percent). Table 1 presents counties in Southern California
and their respective population trends.

Table 1: Regional Population Trends (1990-2015)

County

1990

2000

2010

2015

% Change

1990-2000  2000-2010 = 2010-2015
Orange County 2,410,668 | 2,846,289 | 3,010,232 | 3,147,655 18.1% 5.8% 4.8%
Los Angeles County | 8,863,164 | 9,519,338 | 9,818,605 | 10,136,559 7.4% 3.1% 3.3%
San Diego County | 2,498,016 | 2,813,833 | 3,095,313 | 3,227,496 12.6% 10.0% 4.7%

Sources:
1. U.S. Census, 1990-2010.
2. State Department of Finance Population and Housing Estimates, 2015

According to the U.S. Census and State Department of Finance (DOF), between 1980 and 2010 the City
of San Clemente experienced population growth rates that were consistently higher than that
countywide (Table 2). However, population growth in the City has leveled off since 2010, reporting an
increase of only three percent between 2010 and 2015, below the countywide average. As indicated in
Figure 1, the Southern California Association of Governments (SCAG) forecasts a further leveling off of
the population growth over the next 20 years with an estimated San Clemente population of
approximately 68,300 in 2035.
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Table 2: Population Growth (1980-2015)

San Clemente Orange County

Year  Population % Change  Population %

1980 27,325 - 1,932,921 -
1990 41,100 50.4% 2,410,556 24.7%
2000 49,936 21.5% 2,846,289 18.1%
2010 63,522 27.2% 3,010,232 5.8%
2015 65,399 3.0% 3,147,655 4.8%
Sources:

1. State Department of Finance, 1850-2010 Historical US Census Populations
of Counties and Incorporated Cities/Towns in California.
2. State Department of Finance, Population and Housing Estimates, 2015

Figure 1: City of San Clemente Population Growth Forecast (1990-2035)
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Sources:
1. California Department of Finance, 1850-2010 Historical US Census Populations of Counties and Incorporated
Cities/Towns in California.
2. SCAG 2012-2035 RTP Growth Forecast

212 Age Composition

While the “prime working” population, residents between the ages of 25-54 years, remains the largest
age group in the City, the population in San Clemente is aging. According to the Census, between 2000
and 2010, the percentage of residents over age 45 increased while residents between the ages of 25 and
44 decreased. The median age in the City was 39.7 years in 2010, an increase from the median age of 38
years recorded in 2000. In 2010, the proportion of seniors (65 years and over) in San Clemente was
greater than in the County, and the median age of the City’s population exceeded the County’s by
almost four years.
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Table 3: Age Distribution (2000-2010)

2000 2010

Age Group San Orange San Orange

Clemente County Clemente County
0-4Years 6.3% 7.5% 6.5% 6.0%
5-17 Years 17.7% 19.5% 17.9% 23.0%
18 - 24 Years 6.6% 9.3% 7.9% 9.5%
25 - 44 Years 32.2% 33.4% 25.9% 26.6%
45 - 54 Years 15.2% 12.7% 16.1% 13.9%
55 - 64 Years 8.8% 7.8% 12.5% 10.1%
65+ 13.2% 9.8% 13.2% 10.9%
Total 100% 100% 100% 100%
Median Age 38.0 33.3 39.7 36.2

Source: Bureau of the Census, 2000 and 2010

2.1.3 Race and Ethnicity

San Clemente residents are predominantly White. As of 2010, 76 percent of San Clemente’s residents
were Non-Hispanic White (Table 4). The City’s demographics have remained fairly stable since 2000. By
comparison, Orange County’s population is significantly more diverse than San Clemente’s. The
proportion of Hispanic residents countywide is approximately double that of the City’s and the
percentage of Asian residents in Orange County is more than four times greater than in San Clemente.

Table 4: Racial and Ethnic Composition (2000-2010)

Ethnic Group 2000 2010
San Clemente Orange County San Clemente Orange County
Non-Hispanic White 39,155 78.4% | 1,458,978 | 51.3% 48,254 | 76.0% | 1,328,499 44.1%
Black/African American 320 0.6% 42,639 1.5% 349 0.5% 44,000 1.5%
Hispanic or Latino 7,933 15.9% 875579 | 30.8% 10,702 16.8% | 1,012,973 33.7%
Am. Ind./Alaska Native 167 0.3% 8,414 0.3% 193 0.3% 6,216 0.2%
Asian/Pacific Islander 1,355 2.7% 391,896 13.8% 2,347 3.7% 540,834 18.0%
Other 58 0.1% 4,525 0.2% 89 0.1% 5,593 0.2%
Two or more races 948 1.9% 64,258 2.3% 1,588 2.5% 72,117 2.4%
Total Population 49,936 | 100.0% | 2,846,289 | 100.0% 63,522 | 100.0% | 3,010,232 | 100.0%

Source: Bureau of the Census, 2000 and 2010.

2.2 Employment Trends

Housing needs are influenced by employment trends. Significant employment opportunities within the
City can lead to growth in demand for housing in proximity to jobs. The quality and/or pay of available
employment can determine the need for various housing types and prices.

As shown in Table 5, in 2009-2013, the two industries with the largest number of employed San
Clemente residents were “Professional, Scientific, Management, Administrative, and Waste
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Management Services” (17.1 percent) and “Educational, Health and Social Services” (16.8 percent).
Other industries generally represented similar shares of employed residents.

Table 6 shows the San Clemente labor force, which only slightly increased from 30,700 in 2010 to 31,700
in 2014. According to the California Employment Development Department (EDD), the unemployment
rate in San Clemente as of September 2015 was 3.9 percent, lower than the County’s unemployment
rate of 4.7 percent, and showed significant improvement over the past few years when the recession
severely impacted the economic conditions in the region.

Table 5: Employment by Industry? (2009-2013)

San Clemente Orange County
Industry —_—_——— 1 ———————
Employees % Employees %
Agriculture, Forestry, Fishing and Hunting, and Mining 15 0.1% 7,109 0.5%
Construction 2,554 8.7% 82,375 5.7%
Manufacturing 2,489 8.4% 192,247 | 13.2%
Wholesale Trade 1,310 4.4% 54,750 3.8%
Retail Trade 2,715 9.2% 161,639 | 11.1%
Transportation and Warehousing, and Utilities 962 3.3% 48,276 3.3%
Information 708 2.4% 31,051 2.1%
Finance, Insurance, Real Estate, and Rental and Leasing 2,754 9.3% 125,783 8.7%
\Ij\;ofessional, Scientific, M_anagement, Administrative, and 5044 171% 204216 | 14.0%
aste Management Services

Educational, Health and Social Services 4,967 16.8% 272,912 | 18.8%
Arts,.Entertainment, Recreation, Accommodation and Food 2785 9.4% 150,265 10.3%
Services

Other Services (except Public Administration) 1,541 5.2% 79,976 5.5%
Public Administration 1,674 5.7% 43,352 3.0%
Total 29,518 100% 1,453,951 100%
&Data indicates the occupations held by San Clemente/Orange County residents; the location of the related workplace is not indicated by

this data.

2. Percentages may not equal 100% due to rounding.
Source: 2009-2013 ACS DP03

Table 6: San Clemente Labor Force Trends (2000-2016)

Year Labor Force Employment Unemployment \ Unemployment Rate
2010 30,700 28,200 2,500 8.1%
2011 30,900 28,600 2,300 7.5%
2012 31,300 29,300 2,000 6.5%
2013 31,400 29,700 1,700 5.4%
2014 31,700 30,200 1,400 4.5%
2015 31,500 30,400 1,200 3.1%
2016 31,800 30,800 1,100 3.3%

Source: State of California Employment Development Department (EDD), 2017
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2.3 Household Characteristics

This section describes San Clemente household characteristics. The Census Bureau defines a household
as all persons living in a single housing unit, whether or not they are related. One person living alone is
considered a household, as is a group of unrelated people living in a single housing unit.

2.3.1 Household Formation and Composition

In 2010, the Census reported 23,906 households in San Clemente, a 23-percent increase from 2000 (see
Table 7). In comparison, total households in Orange County increased by just about six percent during
the same period. However, since 2010, household growth in San Clemente slowed significantly,
reflecting a statewide trend.

Table 7: Total Households (1990-2015)

% Change
County 1990 2000 2010 2015 12%%% 2000-2010  2010-2015
San Clemente 16,701 19,395 23,906 24,409 16.1% 23.3% 2.1%
Orange County 827,066 935,287 992,781 | 1,012,422 13.1% 6.1% 2.0%
California 10,399,700 | 11,502,870 | 12,577,498 | 12,830,035 10.6% 9.3% 2.0%
Sources:

1. U.S. Census, 1990-2010.
2. State Department of Finance Population and Housing Estimates, 2015

Approximately 64 percent of the City’s households in 2010 were owner-occupied households,
representing a slight increase from 2000. As shown in Table 8 and Table 9, households of two persons
made up the largest segments of both owner- and renter-occupied households in San Clemente
between 2000 and 2010. Renter-households with three to four persons had the greatest relative
increase.

Table 8: Household Size Distribution (2000)

Household Total % of Renter- % of Owner- % of
Size Households! Total Households Total? Households Total?
1 Person 4,523 23.3% 2,344 12.1% 2,179 11.2%
2 Persons 7,421 38.3% 2,389 12.3% 5,032 26.0%
3-4 Persons 5,621 29.0% 1,759 9.1% 3,862 19.9%
5+ Persons 1,826 9.4% 788 4.0% 1,038 5.3%
Total 19,391 100% 7,280 37.6% 12,111 62.4%
Notes:

1. Represents Total Households
2. Percent of Total Households
Source: U.S. Census 2000 SF3 H17
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Table 9: Household Size Distribution (2010)

Household Total % of Renter- % of Owner- % of
Size Households! Total Households Total? Households Total?
1 Person 5,184 21.7% 2,567 10.7% 2,617 10.9%
2 Persons 8,580 35.9% 2,639 11.0% 5,941 24.9%
3-4 Persons 7,674 32.1% 2,412 10.1% 5,262 22.0%
5+ Persons 2,468 10.3% 979 4.1% 1,489 6.2%
Total 23,906 | 100.0% 8,597 36.0% 15,309 64.0%
Notes::

1. Represents Total Households
2. Percent of Total Households
Source: U.S. Census 2010 SF1 QT-H2

The majority of households in San Clemente were family households (70 percent), a slightly lower
proportion than the County as a whole. The Census defines family household as “two or more people
(one of whom is the householder) related by birth, marriage, or adoption residing in the same housing
unit.” About 32 percent of all households in the City were families with children. More than 25 percent
of households had at least one elderly member (65+ years), and eight percent of all households were
made up of an elderly person living alone. In 2010, the average household size in San Clemente was
2.65 persons per household, higher than in 2000 (2.56), but lower than the Orange County average of
2.99 persons per household. Consistent with the increase in overall average household size since 2000,
the average household size for owner-occupied units and renter-occupied increased slightly (Table 10).
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2.3.2

Table 10: Household Characteristics (2010)

Household Type Cétlgrﬁl;ﬁ,?e " Orange County
Household Growth
Households (2010) 23,906 992,781
Households (2000) 19,395 935,287
% Change 2000-2010 23.3% +6.1%
Household Type
Families 70.1% 71.4%
Families with Children 32.4% 33.8%
Married Families With Children 25.9% 26.1%
Male Headed Families with Children 2.2% 2.3%
Female Headed Families with Children 4.3% 5.4%
Non Family Households 29.9% 28.6%
Senior Living Alone 8.2% 8.0%
Households with elderly (65+ years) members 25.1% 25.4%
Household Size
Average Household Size 2.65 2.99
Average Household Size - Owners 2.69 2.98
Average Household Size - Renters 2.57 3.00
Large Households (5+) 10.3% 17.0%
Large Households - Owners 6.2% 9.4%
Large Households - Renters 4.1% 7.7%

Source: Bureau of the Census, 2000 and 2010

Tenure

Tenure preferences are primarily related to household income, composition, and age of the
householder. Communities need to have an adequate supply of units available both for rent and for sale
in order to accommodate a range of households with varying incomes, family sizes, composition, life
styles, etc. Approximately 64 percent of San Clemente’s households were owner-households and 36
percent of the households were renter-households in 2010. As shown in Table 11, the percentage of
owner-occupied households in San Clemente was higher than in Orange County and California.

Table 11: Occupied Units by Tenure (2010)

Owner-Occupied

Renter- Occupied

Number

0pl

Number

%

Total

Number |

%

San Clemente 15,309 | 64.1% 8,597 | 35.9% 23,906 | 100%
Orange County 588,313 | 59.3% 404,468 | 40.7% 992,781 | 100%
California 7,035,371 | 55.9% 5,542,127 | 44.1% 12,577,498 | 100%
Source: U.S. Census 2010 SF1 H16
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2.3.3 Household Income

As indicated in Table 13, according to the 2009-2013 American Community Survey (ACS), the median
household income for the City of San Clemente was $90,071. In 2013, about a fifth (19.2 percent) of the
households earned less than $35,000 and almost 45 percent of the households earned more than
$100,000 (Figure 2 and Table 12). In 2013, the median income for owner-occupied households was
nearly double that of renter-occupied households.

Table 12: Household Income by Tenure (2009-2013)

Owner-Households Renter-Households Total Households

Number % Number \ % Number %
Less than $5,000 1.1% 245 2.9% 417 2.1%
$5,000 to $9,999 215 1.4% 231 2.8% 1.9%
$10,000 to $14,999 205 1.3% 562 6.8% 767 5.4%
$15,000 to $19,999 385 2.4% 216 2.6% 601 6.3%
$20,000 to $24,999 217 1.2% 314 3.8% 509 2.1%
$25,000 to $34,999 867 5.5% 1,044 | 12.6% 1,911 11.6%
$35,000 to $49,999 1,123 7.1% 1,356 16.3% 2,479 16.2%
$50,000 to $74,999 1,602 10.1% 1,383 2,896 12.0%
$75,000 to $99,999 1,572 10.0% 1,153 13.8% 2,725 11.3%
$100,000 to $149,000 3,352 | 21.4% 1,150 13.7% 4,502 18.7%
$150,000 or more 6,464 | 41.2% 906 10.8% 7,370 | 30.6%
Total 15,869 100% 8,315 100% 24,184 100%

Note
1. Percentages may not equal 100% due to rounding
Source: ACS, 2009-2013 B25118
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Figure 2: Household Income
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Source: U.S. Census, 2000; American Community Survey, 2009-2013 B19001

Furthermore, the City’s median income between 2009 and 2013 was 19 percent higher than the County
median income of $75,422. Table 13 shows median household income in the City, Orange County, and
State of California in 2000 and 2013.

According to 2000 Census data and 2009-2013 ACS data, in absolute terms, the median income in the
City has risen since 2000 (Table 13). When inflation is not factored in, the City and County posted
significant median household income gains compared with 2000. However, adjusting the 2000 income
for inflation to 2013 income numbers shows that renter-occupied households in the City and the County
overall saw an actual decrease in median income, reflecting a trend nationwide. The decrease in median
income may be attributed to the economic downturn that started in 2007 and has just recently started
to level off.

Table 13: Median Household Income

2000 2013
Median Household Income Median
o : . . % Change
Jurisdiction Unadjusted Inflation Adjusted Household (BtoC)
2000 to 2013 Income
(A) (B) (€)

City of San Clemente $63,099 $85,362 $90,071 5.5%
Owner-Occupied Households $82,936 $112,198 $112,569 0.3%
Renter-Occupied Households $43,285 $58,557 $53,712 -8.3%

Orange County $58,500 $79,140 $75,422 -4.7%

State of California $47,288 $63,973 $61,094 -4.5%

Source: Bureau of the Census, 2000; ACS, 2009-2013; U.S. Department of Labor, Bureau of Labor Statistics
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For the purposes of the Housing Element, the State Department of Housing and Community
Development (HCD) has established five income groups based on Area Median Income (AMI):*

=  Extremely Low Income: up to 30 percent of AMI
= Very Low Income: 31-50 percent of AMI

=  Low Income: 51-80 percent of AMI

= Moderate Income: 81- 120 percent AMI

= Above Moderate Income: >120 percent AMI

Pursuant to state and federal regulations, the Area Median Income refers to the median income for the
Metropolitan Statistical Area. For the City of San Clemente, this area refers to Orange County. County
Median Income as published by HCD must be used to establish income groups for the purpose of the
Housing Element.

The U.S. Department of Housing and Urban Development (HUD) periodically receives "custom
tabulations" of Census data from the Census Bureau that are largely not available through standard
Census products. The most recent estimates are derived from the 2008-2012 ACS. This dataset, known
as the "CHAS" data (Comprehensive Housing Affordability Strategy), demonstrates the extent of housing
problems and housing needs, particularly for lower-income households. According to the CHAS data
(Table 14), extremely low and low income households each comprised slightly less than 11 percent of all
households in the City. Another 16 percent were within the low income (80 percent AMI) category. The
majority of the City’s households (62.6 percent) were within the moderate/above moderate income
category (greater than 80 percent AMI). The proportion of moderate/above moderate income
households in the City was higher than that for the County as a whole (62.6 percent in the City versus
46.9 percent in the County).

Table 14: Distribution by Income Group

Extremel Moderate/
y Very Low Low Above
e Total Low
Jurisdiction Households Income Income Income Moderate
(31-50%) (51-80%) Income
(0-30%)
(80%+)
City of San Clemente 24,060 10.6% 10.8% 16.0% 62.6%
Orange County 990,275 14.4 % 16.4% 22.3% 46.9%

Note: Data presented in this table is based on special tabulations from sample Census data. The number of households in
each category usually deviates slightly from the 100% count due to the need to extrapolate sample data out to total
households. Interpretations of this data should focus on the proportion of households in need of assistance rather than on
precise numbers. Furthermore, because HUD programs do not cover households with incomes above 80 percent of the
County Area Median Income (AMI), CHAS data does not provide any breakdown of income groups above 80 percent AMI.
Sources: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, 2008-2012

State income definitions are different than federal income definitions. For federal housing programs,
eligibility is established for households with incomes up to only 80 percent of the AMI. These households,
under the federal definition, are considered moderate income. For housing plans that are required by federal
regulations, such as the Consolidated Plan and Analysis of Impediments to Fair Housing Choice, the federal
income definitions are used.
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24 Housing Inventory and Market Conditions

24.1 Housing Growth

Between 2000 and 2010, housing growth in San Clemente far outpaced the County and surrounding
jurisdictions. By 2010, the City had approximately 25,966 units, a 26-percent increase from 2000.
However, housing growth in the City has slowed significantly since 2010. According to the State
Department of Finance, the housing stock in San Clemente was estimated at 26,116 units as of January
1, 2015, representing a less than one percent increase from 2010 (Table 15).

Table 15: Housing Unit Growth

City/County # of Units # of Units % Change # Units % Change
2000 2010 2000-2010 2015 2010-2015
Dana Point 15,682 15,938 1.6% 15,972 0.2%
Laguna Niguel 23,885 25,312 6.0% 25,456 0.6%
Mission Viejo 32,985 34,228 3.8% 34,619 1.1%
San Clemente 20,653 25,966 25.7% 26,116 0.6%
San Juan Capistrano 11,320 11,940 5.5% 12,215 2.3%
Orange County 969,484 1,048,907 8.2% 1,069,450 2.0%)

Note: Department of Finance estimates are corrected for demolition; therefore housing growth in this table presents net increases in the
housing stock.
Sources: Census Bureau 2000 and 2010 Census; State Department of Finance, Housing Estimates, May 2015.

2.4.2 Unit Type and Size

A. Composition of Housing Stock

The composition of the City’s housing stock remained stable between 2010 and 2015—which is to be
expected given the limited growth of housing in San Clemente during this time. The State Department
of Finance (DOF), which records building permit data submitted by local jurisdictions, estimates that
single-family detached units (57 percent) and multi-family units (31 percent) were the largest housing
types in San Clemente (Table 16). From 2000 to 2015, the number of units for all housing types
increased slightly, except for single-family attached units—though this small decrease was likely due to
different ways of categorizing attached units between the Census and DOF. Countywide, 51 percent of
housing units were single-family detached units and multi-family units represented about 34 percent of
the housing stock in 2015. Owner-occupied housing units were predominately single-family detached
units (82 percent), while the majority of renter-occupied units were multi-family units (Table 17).

Between 2009 and 2013, the majority of renter-occupied units were two- and three-bedroom units
(Table 18). Studio and one-bedroom units (30 percent) were also plentiful in the rental market. San
Clemente’s larger housing units (three or more bedrooms) were primarily ownership housing units.
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Table 16: Housing Inventory by Unit Type (2000-2015)

Housing Type

San Clemente

Single family, detached 10,886 52.7% 14,708 | 56.6% 14,861 | 56.9%
Single family, attached 2,384 11.5% 2,637 | 10.2% 2,603 | 10.0%
Multi-family 6,980 33.8% 7,948 | 30.6% 8,051 | 30.8%
Mobile homes and Other (Boats, RV, etc.) 403 2.0% 673 2.6% 601 2.3%
Total Housing Units 20,653 25,966 26,116 | 100.0%
Orange County

Single family, detached 489,657 50.5% | 532,087 | 50.7% | 541,800 | 50.7%
Single family, attached 124,702 12.9% | 127,769 | 12.2% | 128,785 | 12.0%
Multi-family 322,675 33.3% | 353,751 | 33.7% | 365,330 | 34.2%
Mobile homes and Other (Boats, RV, etc.) 32,450 3.3% 35,300 3.4% 33,535 3.1%
Total Housing Units 969,484 | 100.0% | 1,048,907 | 100.0% | 1,069,450 | 100.0%

Source: U.S. Census, (2000-2010); ACS, (2006-2010); and State Department of Finance, Housing Estimates, (2015).
* No Census data collected on housing type in 2010. Data displayed for 2010 are estimates based on the 2006-2010 ACS and are not exact.

Table 17: Unit Type by Tenure (2009-2013)

Total Occupied

Owner-Occupied Renter- Occupied Housing Units

Units % Units % Units %
Single family, detached 13,031 82.2% 1,957 23.5% 14,988 62.0%
Single family, attached 1,711 10.8% 829 10.0% 2,540 10.5%
Multi-family (2-4 units) 401 2.5% 2,840 34.2% 3,241 13.4%
Multi-family (5+ units) 499 3.1% 2,618 31.5% 3,117 12.9%
Mobile Homes 227 1.4% 59 0.7% 286 1.2%
Other (Boats, RV, etc.) 0 0.0% 12 0.1% 12 0.0%
Total 15,869 100.0% 8,315 100.0% 24,184 100.0%

Source: ACS, (2009-2013).

Table 18: Unit Size by Tenure (2009-2013)

Total Occupied

Owner-Occupied Renter- Occupied Housing Units

Units %  Units | % Units %
Studio 0 0.0% 471 5.7% 471 1.9%
1 bedroom 158 1.0% 2,060 24.8% 2,218 9.2%
2 bedrooms 2,797 17.6% 3,586 43.1% 6,383 26.4%
3 bedrooms 6,110 38.5% 1,604 19.3% 7,714 31.9%
4 bedrooms 4,965 31.3% 520 6.3% 5,485 22.7%
5 or more bedrooms 1,839 11.6% 74 0.8% 1,913 7.9%
Total 15,869 100.0% 8,315 100.0% 24,184 100.0%

Source: U.S. Census Bureau, ACS, (2009-2013).
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In 2008, California passed Senate Bill (SB) 375, an effort to reduce greenhouse gas emissions (GHGs) by
redesigning the state’s urban growth patterns. The legislation specifically directs the State’s
metropolitan planning organizations (MPOs) to devise strategies to reduce vehicle miles traveled by
better matching future housing development with public transit opportunities. The future of the housing
market in California will be affected by this bill as well as a number of other demographic trends, such as
the aging of the State’s population and a decrease in the proportion of households with children.
According to a report by the Urban Land Institute entitled “The New California Dream”, these factors will
likely lead to a rise in housing demand for smaller lots, multi-family units, and other land use
configurations consistent with transit-oriented compact development. San Clemente is experiencing a
similar trend in terms of an aging population, indicating the need for smaller units and housing options
that minimize ongoing maintenance. However, the City continues to have a signification proportion of
households with children, unlike many communities that are experiencing a decline in families with
children. Therefore, there is a continued demand for larger units to accommodate families with
children. Overall, the City should look to diversify its housing stock to accommodate the changing needs
of the community. However, with limited vacant and underutilized properties in the City, the
composition of the housing stock is not expected to change drastic change in the near future.

B. Vacancy Rates

A certain number of vacant units are needed to moderate the cost of housing, allow sufficient choice for
residents and provide an incentive for unit upkeep and repair. Vacancy rates are generally higher among
rental properties, as rental units have greater attrition than owner-occupied units. A healthy vacancy
rate — one which permits sufficient choice and mobility among a variety of housing units —is
considered to be two to three percent for ownership units and five to six percent for rental units. In
2000, the overall vacancy rate in San Clemente was 6.1 percent (Table 19). While the overall vacancy
rate was reported by the 2010 Census at 7.9 percent, the detailed vacancy rate by the Census reported
the for-rent vacancy at 5.8 percent and the for-sale vacancy at 1.3 percent. Other units were vacant due
to foreclosures, seasonal occupancy, or other reasons. Specifically, according to staff research, an
estimated 450 housing units in the City are used as vacation rentals. The increased presence of vacation
rentals has the potential to exacerbate the tight rental housing market in the community, reducing
affordable housing opportunities for the workforce. Nonetheless, the real vacancy rates for the City
were within the industry standard of five to six percent for rental housing and two percent for
ownership housing.

Table 19: Occupancy Status (2000-2010)

Occupancy Status 2000 2010
Total % Total %
Occupied Housing Units 19,391 93.9% 23,906 92.1%
Vacant Housing Units 1,260 6.1% 2,060 7.9%
For-Sale -- 0.9% -- 1.3%
For-Rent - 2.5% -- 5.8%
Total Housing Units 20,651 100% 25,966 100%
Source: U.S. Census 2000 SF3, H6 and U.S. Census 2010 SF1 H3
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24.3 Housing Conditions

A. Age of Housing Stock

The age of a housing unit is often an indicator of housing conditions. In general, housing that is 30 years
or older may exhibit a need for repairs based on the useful life of materials. Housing over 50 years old is
considered aged and is more likely to exhibit a need for major repairs.

The ACS provides data on the age of housing stock by tenure. Approximately 37 percent of owner-
occupied units in the City were built before 1980 and specifically, 10 percent were built before 1960. Of
the renter-occupied units, 66 percent were built before 1980 and 22 percent were built before 1960.
Table 20 provides a summary of the age of the City’s housing stock by tenure. Based on the age alone, a
significant portion of the housing stock may require rehabilitation works in the upcoming decade.

Table 20: Tenure by Age of Housing Stock (Occupied Units — 2009-2013)
Total Occupied

Vear Built Owner-Occupied Renter- Occupied Housing Units

Units % Units % Units %
2010 or later 38| 0.2% 16 | 0.2% 54 0.2%
2000 - 2009 4,376 | 27.6% 797 | 9.6% 5173 21.4%
1990 - 1999 1,957 | 12.3% 413 | 5.0% 2,370 9.8%
1980 - 1989 3,570 | 22.5% 1,634 | 19.7% 5,204 21.5%
1970 - 1979 2,385 | 15.0% 2,270 | 27.3% 4,655 19.3%
1960 - 1969 1,904 | 12.0% 1,389 | 16.7% 3,293 13.6%
1950 - 1959 1,170 |  7.4% 1,323 | 15.9% 2,493 10.3%
1940 - 1949 286 1.8% 145 1.7% 431 1.8%
1939 or earlier 183 1.2% 328 3.9% 511 2.1%
Total 15,869 | 100% 8,315 | 100% 24,184 100%

Note: The data are from the ACS and therefore, is based on a sample of units and extrapolated to represent the entire housing
stock. This table is intended only to provide a general picture of age and tenure of the housing stock.
Source: ACS, 2009-2013B25036

B. Housing Conditions

Housing is considered substandard when conditions are found to be below the minimum standard of
living conditions defined in Section 1001 of the Uniform Housing Code. Households living in substandard
conditions are considered to be in need of housing assistance, even if they are not seeking alternative
housing arrangements, due to the threat to health and safety.

In addition to structural deficiencies and standards, the lack of infrastructure and utilities often serves as
an indicator for substandard conditions. According to the 2009-2013 ACS, 57 occupied units in San
Clemente lacked complete plumbing facilities (Table 21). Specifically 39 of the units were owner-
occupied and 18 of the units were renter-occupied. Of all occupied units, 294 lacked complete kitchen
facilities. The majority (228) were renter-occupied units. It should be noted that there may be some
overlap in the number of substandard housing units, as some units may lack both complete plumbing
and kitchen facilities. However, the Census typically undercounts substandard housing conditions as it is
not able to report on other more subtle housing problems, such as inadequate wiring, leaks, or
inadequate or lack of heating.
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Table 21: Units Lacking Plumbing or Complete Kitchen Facilities (2013)

Units Owner Occupied  Renter Occupied Total
Lacking plumbing facilities 39 18 57
Lacking complete kitchen facilities 66 228 294

Source: ACS, 2009-2013B25049, B25053

C. Code Enforcement Activities

San Clemente’s Code Compliance Services throughout the City are provided solely on a complaint basis.
A complaint-based system may result in underreporting of code compliance issues, particularly on the
rental housing stock. Often tenants fear retaliation from the landlords and are therefore less willing to
report an issue. Language barrier may be another obstacle for reporting code compliance issues. In
order to move from a complaint-based to proactive code enforcement program, staffing levels would
need to be increased to address the additional work. The City estimates that less than four percent of
the housing stock in San Clemente is in need of rehabilitation or replacement—primarily for lead-based
paint hazards.

24.4 Housing Costs and Affordability

A. Housing Prices and Rents

Table 22 displays median home prices for San Clemente and neighboring jurisdictions within Orange
County. In June 2017, the median sales price for homes in San Clemente was $926,000, an increase of
close to six percent from the same month in 2015. The median price was also the highest among
neighboring communities, except for San Juan Capistrano.

Table 22: Home Prices Median (2016-2017)

Jurisdiction Median Price Median Price % Change
June 2017 June 2016
San Clemente 104 $926,000 $875,000 5.8%
Aliso Viejo 9% $585,000 $550,000 6.4%
Garden Grove 117 $550,000 $522,000 5.4%
San Juan Capistrano 50 $1,150,000 $863,500 33.2%
Dana Point 49 $853,750 $879,000 -2.9%
Laguna Niguel 123 $775,000 $680,000 14.0%
Orange County 3.820 $695,000 $655,000 6.1%

Source:Corelogic.com,, California Home Sale Activity by City, 2017. Accessed August 14, 2017

Information on current rental rates in the City was obtained through a review of advertisements on
Craigslist from July 2017 through August 2017. Available rental housing ranged from single room studios
to five-bedroom units. The majority of available units in the City were one- and two-bedroom apartment
units and single-family homes with four or more bedrooms. Table 23 summarizes average apartment
rents by unit size. Overall, 242 units of varying sizes were listed as available for rent from July 2017
through August 2017 with an average rent of $2,427.
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Table 23: Average Rent by Unit Size (2017)

1-Bedroom 2-Bedroom 3-Bedroom 4+ Bedroom
$1,448 $1,675 $2,454 $2,929 $4.561

Source: www.craigslist.org, accessed July 2017 - August 2017

B. Affordability Gap Analysis

The costs of homeownership and renting can be compared to a household’s ability to pay for housing to
determine affordability in a community. Housing affordability is defined as paying no more than 30 to
35 percent of the gross household income (depending on tenure and income level) on housing
expenses. Table 24 summarizes affordable rents and purchase prices by income category based on the
2017 HCD median income of $88,000 for Orange County.” General cost assumptions for utilities, taxes,
and property insurance are also shown. Affordable purchase price assumes a four-percent interest rate
with a 30-year fixed rate mortgage loan and a 10-percent down payment. Given the high costs of
homeownership, lower income households are usually confined to rental housing but the affordability
problem also persists in the rental market. The situation is exacerbated for large households with lower
and moderate incomes given the limited supply of large rental units, and for seniors with their fixed
incomes.

> State and federal income limits differ. For the Housing Element, State income limits are used, which are

usually higher than the federal levels used in the City’s Consolidated Plan and other related documents.
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Table 24: Housing Affordability Matrix - Orange County (2015)

- Affordable Monthly Utilities Taxes Maximum
Income Income Housing Costs and Ins. Affordable Price
Rent Sale \ I Sale \ Rent Sale
Extremely Low Income (0-30% AMI)
1-Person $21,950 $470 $549 $79 $63 $192 $470 $51,362
2-Person $25,050 $533 $626 $93 $77 $219 $533 $76,817
3-Person $28,200 $603 $705 $102 $86 $247 $603 $86,635
4-Person $31,300 $652 $783 $131 $115 $274 $652 $91,610
5-Person $33,850 $694 $846 $152 $136 $296 $694 $96,367
Very Low Income (30-50% AMI)
1-Person $36,550 $835 $914 $79 $63 $320 $835 | $123,568
2-Person $41,750 $951 $1,044 $93 77 $365 $951 $139,975
3-Person $46,950 $1,072 $1.174 $102 $86 $411 $1,072 $157,547
4-Person $52,150 $1,173 $1,304 $131 $115 $456 $1,173 $170,464
5-Person $56,350 $1,257 $1,409 $152 $136 $493 $1,257 $181.,460
Low Income (50-80%AMI)
1-Person $36,960 $845 $1,078 $79 $63 $377 $845 | $148415
2-Person $42,240 $963 $1,232 $93 $77 $431 $963 $168,453
3-Person $47,520 $1,086 $1,386 $102 $86 $485 $1,086 $189,656
4-Person $52,800 $1,189 $1,540 $131 $115 $539 $1,189 $206,203
5-Person $57,024 $1,274 $1,663 $152 $136 $582 $1274 | $219,953
Median Income (80-100% AMI)
1-Person $55,440 $1,307 $1,617 $79 $63 $566 $1,307 $229,954
2-Person $63,360 $1.491 $1,848 $93 $77 $647 $1,491 $261,640
3-Person $71,280 $1,680 $2,079 $102 $86 $728 $1680 | $294,491
4-Person $79,200 $1,849 $2,310 $131 $115 $809 $1,849 $322,687
5-Person $85,536 $1,986 $2,495 $152 $136 $873 $1,986 $345,755
Moderate Income (100-120% AMI)
1-Person $67,760 $1,615 $1,976 $79 $63 $692 $1615 | $284,313
2-Person $77.440 $1,843 $2,259 $93 $77 $791 $1,843 $323,765
3-Person $87,120 $2,076 $2,541 $102 $86 $889 $2,076 $364,381
4-Person $96,800 $2,289 $2,823 $131 $115 $988 $2,289 $400,342
5-Person $104,544 $2,462 $3,049 $152 $136 | $1,067 $2,462 $429,624

Assumptions: 2017 HCD income limits; Health and Safety code definitions of affordable housing costs (between 30 and 35% of household
income depending on tenure and income level); HUD utility allowances; 20% of monthly affordable cost for taxes and insurance; 10% down
payment; and 4% interest rate for a 30-year fixed-rate mortgage loan. Taxes and insurance apply to owner costs only; renters do not usually
pay taxes or insurance.

Sources:

State Department of Housing and Community Development 2017 Income Limits

Orange County Housing Authority Utility Allowances, 2017

Veronica Tam and Associates, 2017
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2.5 Housing Needs

This section provides an overview of existing housing needs in San Clemente. It focuses on four
categories:

=  Housing need resulting from housing cost burden;
®=  Housing need resulting from overcrowding;

= Housing need resulting from population growth and demolition of the existing housing stock;
and,

=  Housing needs of special needs groups such as elderly persons, large households, persons with
disabilities, female-headed households, homeless persons, and farmworkers.

25.1 Housing Cost Burden

Housing cost burden is generally defined as households paying more than 30 percent of their gross
income on housing related expenses, including rent or mortgage payments and utilities. For renters,
housing costs include rent paid by the tenant plus utilities. For owners, housing costs include mortgage
payment, taxes, insurance, and utilities. High housing costs can cause households to spend a
disproportionate percentage of their income on housing. This may result in payment problems, deferred
maintenance or overcrowding. This section uses data from the 2008-2012 Comprehensive Housing
Affordability Strategy (CHAS) published by HUD. The CHAS provides information related to households
with housing problems, including cost burden, overcrowding and/or without complete kitchen facilities
and plumbing systems. The most recent estimates were posted by HUD in June 2015 and were derived
from the 2008-2012 ACS.

As shown in Table 25, a significant portion of households were experiencing cost burden greater than 30
percent. Among renters, almost 51 percent of households paid more than 30 percent of income towards
housing costs. About 29 percent of renters paid more than 50 percent of their income towards housing
costs. Cost burden rates were also high among San Clemente homeowners. Almost 46 percent of
owner-households paid more than 30 percent of income towards housing costs, and 22 percent paid
more than 50 percent of household income towards housing costs. Table 26 provides further details of
housing cost burden by income and household type.
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Table 25: Housing Cost Burden by Tenure

Cost Burden
(30%+)

Household

Lower Income Households (80% AMI)

Severe Cost
Burden (50%+)

Owner-Occupied 73.5% 59.0%
Renter-Occupied 76.6% 49.6%
All Households 75.2% 54.0%
All City Households

Owner-Occupied 44.5% 21.9%
Renter-Occupied 50.7% 28.8%
All Households 46.7% 24.3%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, 2008-2012
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Table 26: Housing Assistance Needs of Lower Income Households
Owners

Renters

Elderly  Families  Families Renters Elderly Families Families Owners

Ext. Low Income (0-30% AMI) 320 595 135 1,395 585 265 90 1,160 2,555
with any housing problems 84.4% 87.4% 100.0% 88.5% 77.8% 100.0% 100.0% 83.2% 86.1%
with cost burden > 30% 84.4% 73.1% 103.7% 82.8% 76.9% 94.3% 100.0% 81.5% 82.2%
with cost burden > 50% 81.3% 71.4% 85.2% 78.5% 66.7% 83.0% 100.0% 73.7% 76.3%
Very Low Income (31-50% AMI) 230 640 145 1,465 705 340 20 1,140 2,605
with any housing problems 93.5% 96.1% 93.1% 94.9% 50.4% 92.6% 100.0% 67.1% 82.7%
with cost burden > 30% 93.5% 93.8% 93.1% 93.9% 48.9% 91.2% 100.0% 65.8% 81.6%
with cost burden > 50% 69.6% 68.0% 44.8% 70.6% 29.1% 82.4% 100.0% 49.1% 61.2%
Low Income (51-80% AMI) 250 725 230 1,955 780 645 130 1,875 3,830
with any housing problems 78.0% 67.6% 97.8% 70.6% 50.0% 93.8% 100.0% 73.6% 72.1%
with cost burden > 30% 78.0% 57.9% 47.8% 59.3% 50.0% 94.6% 92.3% 73.3% 66.2%
with cost burden > 50% 32.0% 14.5% 13.0% 13.3% 27.6% 83.7% 46.2% 56.0% 34.2%
Moderate/Above Moderate Income

(81% + AMI) 310 1,785 240 3,560 3,160 5,965 1,050 11,510 15,070
with any housing problems 27.4% 21.3% 29.2% 19.1% 31.0% 32.4% 36.2% 34.1% 30.5%
with cost burden > 30% 22.6% 19.3% 10.4% 15.7% 31.0% 32.3% 36.7% 34.0% 29.7%
with cost burden > 50% 0.0% 0.8% 0.0% 0.5% 11.7% 5.5% 4.8% 8.4% 6.5%
Total Households 1,110 3,745 750 8,375 5,230 7,215 1,290 15,685 24,060
with any housing problems 68.9% 53.5% 75.3% 55.9% 41.7% 43.2% 48.1% 44.8% 48.7%
with cost burden > 30% 67.6% 48.1% 54.7% 50.7% 41.4% 42.9% 47.7% 44.5% 46.7%
with cost burden > 50% 45.0% 26.2% 28.0% 28.8% 22.6% 19.0% 17.1% 21.9% 24.3%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2008-2012.

Note: HUD CHAS (Comprehensive Housing Affordability Strategy) data is based on tabulations from the ACS and has a smaller sample size than the Decennial Census. Due to the smaller sample
size, the data presented may have significant margins of error, particularly for smaller geographies. The intent of the data is to show general proportions of household need, not exact numbers.
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252 Overcrowding

Some households may not be able to accommodate high cost burdens for housing, but may instead
accept smaller housing or reside with other individuals or families in the same home. Household
overcrowding is reflective of various living situations: (1) a family lives in a home that is too small; (2) a
family chooses to house extended family members; or (3) unrelated individuals or families are doubling
up to afford housing. However, cultural differences also contribute to the overcrowded conditions.
Some cultures tend to have larger household size than others due to the preference of sharing living
qguarters with extended family members as a way of preventing homelessness among family members.
Overcrowding can strain physical facilities and the delivery of public services, reduce the quality of the
physical environment, contribute to a shortage of parking, and accelerate the deterioration of homes.

In general, overcrowding was not an issue in the City. Approximately two percent of all households in
San Clemente were overcrowded and another two percent were severely overcrowded. Overcrowding
was significantly more prevalent among renter-households than owner-households (Table 27).
Countywide, a larger proportion of the households were considered overcrowded.

Table 27: Overcrowding by Tenure (2009-2013)

Overcrowded Severely Overcrowded
Jurisdiction (1.01-1.5 occupants per room) (1.5+ occupants per room)
Renter Owner Total Renter Owner | Total
San Clemente 3.8% 0.8% 1.8% 4.5% 0.1% 1.6%
Orange County 9.9% 2.9% 5.8% 6.9% 1.1% 3.5%

Source: ACS, 2009-2013

253 Housing Growth Need (2013-2021)

The State of California determines the future housing needs for the counties that make up the SCAG
region. SCAG is responsible for allocating the housing needs to each jurisdiction in its region. A local
jurisdiction’s share of regional housing needs is the number of additional housing units needed to
accommodate the forecasted household growth, to replace expected demolitions and conversion of
housing units to non-housing uses, and to achieve an optimum vacancy rate that allows for healthy
functioning of the housing market. The allocation is divided into the four income categories: Very Low,
Low, Moderate, and Above Moderate. The allocation is further adjusted to avoid an over-concentration
of lower income households in any one jurisdiction. Table 28, shows the Regional Housing Needs
Allocation for the City of San Clemente as determined by SCAG.

Table 28: Regional Housing Needs Allocation (2013-2021)
Total Extremely Very Above-

; Low Moderate
Construction Low Low Moderate
. Income Income
Need Income Income Income

Number of Housing Units 581 67 67 95 108 244

Note 1: The City's RHNA allocation for very low income units is 134 units; this allocation is evenly split between extremely low and very low
income groups. SCAG 5th Cycle RHNA Final Allocation Plan 2013-2021
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254 Special Needs Groups

Certain households, because of their special characteristics and needs, may require special
accommodations and may have difficulty finding housing due to special needs. Special needs groups
include seniors, persons with disabilities, families with children, single-parent households, large
households, homeless persons and persons at-risk of homelessness, farmworkers, and persons with
HIV/AIDS.

A. Seniors

Seniors (persons age 65 and above) are gradually becoming a more substantial segment of a
community’s population. Americans are living longer and having fuller lives than ever before in our
history and are expected to continue to do so. Elderly households are vulnerable to housing problems
due to limited income, prevalence of physical or mental disabilities, limited mobility, and high health
care costs. The elderly, particularly those with disabilities, may face increased difficulty in finding
housing accommodations. A senior on a fixed income can face great difficulty finding safe and affordable
housing. Subsidized housing and federal housing assistance programs are increasingly challenging to
secure and often involve a long waiting list.

According to the 2010 Census, 13.2 percent of all residents in San Clemente were ages 65 and over
(Table 3). Approximately 25.1 percent of the City’s households had an elderly member (Table 10) and
22.5 percent of households were headed by a senior resident (Table 31), including eight percent of
households where seniors were living alone. Between 2009 and 2013, close to six percent of all seniors
in San Clemente were living in poverty. Furthermore, the 2009-2013 ACS estimates 12 percent of San
Clemente’s elderly population had at least one disability and 14 percent had two or more disabilities
(Table 29).

Table 29: Elderly with Disabilities Limiting Independent Living, 2000 and 2009-2013

Disability Status 2000 2009-2013
Total? % of People 65+ Total® % of People 65+
With One Type of Disability 1,272 19.4% 1,022 11.5%
With Two or More Types of Disability 981 14.9% 1,199 13.5%
Total with a Disability 2,253 34.3% 2,221 25.0%
Notes:

1. Estimated data from 2009-2013 ACS for illustrative purposes only
2. ACS 2009-2013, 65+ year olds: 8,884

3. U.S. Census: 65+ year olds: 6,573

Source: U.S. Census 2000 SF3 PCT 26, ACS 2009-2013 C18108

As indicated in Table 30, the 2009-2013 ACS estimates that the median household income for
households with a householder age 65 years or older was $55,357. This figure was close to half of the
citywide median household income. According to the 2008-2012 CHAS data presented in Table 26, 68
percent of elderly renter-occupied households and 41 percent of elderly owner-occupied households
experience housing cost burden. Furthermore, the majority of the City’s elderly headed households
were homeowners. Many may need financial assistance in making necessary repairs or accessibility
improvements.
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Table 30: Median Income for Senior-Headed Households (2000 and 2009-2013)

Householder Age 201312

65-74 years $55,357

27
75+ years $40,051 $63,275
Notes:

1. Estimated data from 2009-2013 ACS for illustrative purposes only.
2. The ACS reports median income for households with a householder age 65+ years
Source: U.S. Census 2000 SF3 P56 and 2009-2013 ACS B19049

Table 31: Householders by Tenure and Age

Householder 2000 2010
Age Owngr- % Rentgr- % Owngr- % Rentgr-
Occupied Occupied Occupied Occupied
15-24 years 49| 0.4% 628 | 8.6% 56 | 0.4% 725 | 8.4%
25-34 years 853 7.0% 2,154 | 29.5% 772 | 5.1% 2,107 | 24.5%
35-64 years 7,757 | 64.1% 3,844 | 52.7% 10,063 | 65.7% 4,805 | 55.9%
65-74 years 1,737 | 14.4% 362 | 5.0% 2,271 | 14.8% 448 | 5.2%
75 plus years 1,705 | 14.1% 306 | 4.2% 2,147 | 14.0% 512 | 6.0%
Total 12,101 | 100% 7,294 | 100% 15,309 | 100% 8,597 | 100%

Source: U.S. Census 2000 and 2010 QT-H2

Age Well Inc. is a non-profit organization that provides meal services, housing assistance, in-home
services, and adult day health care services to homebound and low income seniors living in San
Clemente and South Orange County. The community-based services provided by Age Well Inc.
emphasize an integral continuum of care for their aging constituents. Their network of services includes:

= Meals on Wheels and Congregate Meal Programs

=  Adult Day Health Care and Alzheimer’s Social Day Care
=  QOperation and Management of Senior Centers

= Case Management

= Non-Emergency Medical Transportation

= Health & Wellness Programs

The Dorothy Visser Senior Center provides an array of programs and services to meet the needs of
senior residents. The center has a fitness room, holds classes and programs, provides special services,
and has daily lunches. Senior residents in San Clemente also have options for travel within the City. The
San Clemente Senior Mobility Program is available free of charge to transport residents to and from
shopping centers, to the downtown area, and to the Senior Center. Group Transportation Services are
also available to San Clemente’s resident seniors free of charge to the San Clemente Senior Center for
lunch and activities five days a week. Seniors residing in San Clemente are provided door-to-door
services from home to the Senior Center. The Grocery Shopper Shuttle also provides shuttle rides, free
of charge, to the grocery store and back to their homes three days a week. Senior residents of San
Clemente who are interested in participating in any of the above programs, can call the San Clemente
Senior Center at (949) 498-3322. The center is located in Downtown San Clemente at 117 Avenida
Victoria.
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There are 270 rental units in three rental properties in San Clemente that are restricted for those age 55
or 62 and older, with renter qualifications not to exceed anywhere from 50 percent to 80 percent of
median income. In addition to the senior housing developments listed below (Table 32), seniors in the
City are also served by 21 State-licensed residential care facilities for the elderly and one adult
residential facility, with a combined capacity to serve 309 persons.

Table 32: Senior Housing Developments
Name Address \ Units \

, . . 2358 South El Camino Real,
Cotton’s Point Senior Apartments San Clemente, CA 92672 76
. . 105 Avenida Presidio
The Presidio (formerly Casa de Seniors) San Clemente, 92672 72
, 366 Camino De Estrella
Vintage Shores Apartments San Clemente, California 92672 122
Total 270

Source: City of San Clemente, 2017

B. Persons with Disabilities

Federal laws define a person with a disability as "Any person who has a physical or mental impairment
that substantially limits one or more major life activities; has a record of such impairment; or is regarded
as having such an impairment.” In general, a physical or mental impairment includes hearing, mobility
and visual impairments, chronic alcoholism, chronic mental illness, AIDS, AIDS Related Complex, and
mental retardation that substantially limits one or more major life activities. Major life activities include
walking, talking, hearing, seeing, breathing, learning, performing manual tasks, and caring for oneself.?

The U.S. Census Bureau classifies disabilities into the following categories:

= Hearing difficulty: Deaf or having serious difficulty hearing
= Vision difficulty: Blind or having serious difficulty seeing, even when wearing glasses

= Cognitive difficulty: Because of a physical, mental, or emotional problem, having difficulty
remembering, concentrating, or making decisions

= Ambulatory difficulty: Having serious difficulty walking or climbing stairs
= Self-care difficulty: Having difficulty bathing or dressing
®* Independent living difficulty: Because of a physical, mental, or emotional problem, having

difficulty doing errands alone such as visiting a doctor’s office or shopping

According to the 2009-2013 ACS, approximately 7.6 percent of the San Clemente population had one or
more disabilities. Of those disabilities tallied between 2009 and 2013 (as shown in Table 33), cognitive,
ambulatory, and independent living disabilities were the most prevalent. The elderly population had a
significantly larger percentage of all disability types.

3
U.S. Department of Housing and Urban Development. “Disability Rights in Housing.”

http://portal.hud.gov/hudportal/HUD?src=/program_offices/fair_housing_equal_opp/disabilities/inhousing. Accessed December 23,
2014.
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Table 33: Disability Characteristics

Disability by Age and Type 510 17 years 18 to 64 years 65 years and over Total
Total Persons with a Disability 2.71% 6.0% 25.0% 7.6%
Disability Type
Hearing Difficulty 1.1% 1.7% 13.1% 3.1%
Vision Difficulty 0.4% 0.7% 4.6% 1.1%
Cognitive Difficulty 1.8% 2.1% 6.0% 2.5%
Ambulatory Difficulty 0.0% 2.4% 14.9% 3.5%
Self-Care Difficulty 0.1% 1.0% 6.9% 1.6%
Independent Living Difficulty? - 1.7% 11.1% 2.6%
Note:

1. Tallied only for persons 18 years and over
Source: ACS, 2009-2013

The elderly population is expected to grow substantially in the next 20 years. Since seniors have a much
higher probability of being disabled, the housing and service needs for persons with disabilities should
grow considerably commensurate with senior population growth.

Special housing needs for persons with disabilities fall into two general categories: physical design to
address mobility impairments and in-home social, educational, and medical support to address
developmental and mental impairments. The California Department of Social Services, Community Care
Licensing Division reports that in San Clemente there are 21 State-licensed residential care facilities for
the elderly and one adult residential facility. The City allocates CDBG funding to public service agencies
that help the frail elderly remain independent in their homes. However, given the City’s housing stock
consisting primarily of single-family homes (67 percent) and more than 70 percent of the units were
constructed prior to 1990, the availability of accessible units meeting the requirements of the Americans
with Disabilities Act would be limited.

Persons with Developmental Disabilities

As defined by State law, “developmental disability” means a severe, chronic disability of an individual
who:

= |s attributable to a mental or physical impairment or combination of mental and physical
impairments;

» |s manifested before the individual attains age 18%

= |s likely to continue indefinitely;

= Results in substantial functional limitations in three or more of the following areas of major life
activity: a) self-care; b) receptive and expressive language; c) learning; d) mobility; e) self-
direction; f) capacity for independent living; or g) economic self- sufficiency; and

The State of California defines developmental disabilities slightly differently than federal law. The main
difference is at the manifestation age, where federal definition established that threshold at age 22.
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= Reflects the individual’s need for a combination and sequence of special, interdisciplinary, or
generic services, individualized supports, or other forms of assistance that are of lifelong or
extended duration and are individually planned and coordinated.

The Census does not record developmental disabilities. According to the U.S. Administration on
Developmental Disabilities, an accepted estimate of the percentage of the population that can be
defined as developmentally disabled is 1.5 percent. This equates to about 953 persons in the City of San
Clemente based on the 2010 Census population.

The Regional Center of Orange County (RCOC) is a community-based, private nonprofit corporation
funded by the State of California to serve people with developmental disabilities as required by
the Lanterman Developmental Disabilities Services Act (aka Lanterman Act). The Lanterman Act is part
of California law that sets out the rights and responsibilities of persons with developmental disabilities.
RCOC is one of 21 regional centers throughout California and serves individuals and their families who
reside within Orange County. The Regional Center provides diagnosis and assessment of eligibility and
helps plan, access, coordinate, and monitor the services and supports that are needed because of a
developmental disability. As of September 2015, the Regional Center had about 286 clients living in the
City of San Clemente, about 1.5 percent of all clients in Orange County. Among these clients,
approximately 83 percent were residing at home with other family members or guardians. Only about
seven percent were living independently and another three percent were in community care facilities.

C. Families with Children and Single Parent Households

According to the 2010 Census, approximately 32 percent of all households in San Clemente had children
under the age of 18 (Table 10). Single-parent households often require special consideration and
assistance as a result of their greater need for affordable housing, as well as accessible day care, health
care, and other supportive services. Due to their relatively lower per-capita income and higher living
expenses such as day-care, single-parent households have limited opportunities for finding affordable,
decent, and safe housing. Of the total female-headed households in the City, close to 51 percent owned
their homes and 49 percent rented.

In 2010, approximately 1,548 single-parent households resided within San Clemente, representing six
percent of the City’s households. In 2010, an estimated 1,031 female-headed, single-parent households
with children under age 18 lived in the City, representing approximately four percent of all households
in the City. Of particular concern are single-parent households with lower incomes. The 2009-2013 ACS
shows that approximately 18 percent (365 households) of the City’s female-headed households had
incomes below the poverty level. By comparison, about five percent of all households had incomes
below the poverty level.

Limited household income constrains the ability of single-parent households to afford adequate
housing, childcare, health care, and other necessities. The City of San Clemente offers various programs
for families with children. The City of San Clemente Youth Programs provide programs, activities, and
classes including school site activities, recreation classes and camps, to drop-in recreation programs. The
City of San Clemente’s Community Center offers early childhood, youth and teen classes and after-
school activities.

Single parent households in San Clemente can also benefit from general programs and services for

lower-and moderate-income persons, including the Orange County Housing Authority (OCHA) Housing
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Choice Voucher program, the City’s Housing Rehabilitation Loan Program, and various community and
social services provided by non-profit organizations in the region.

D. Large Households

Large households are defined as those with five or more members. These households are usually
families with two or more children or families with extended family members such as in-laws or
grandparents. It can also include multiple families living in one housing unit in order to save on housing
costs. Large households are a special needs group because the availability of adequately sized,
affordable housing units is often limited. To save for necessities such as food, clothing, and medical
care, lower- and moderate-income large households may reside in smaller units, resulting in
overcrowding.

As indicated in Table 10, in 2010, 10 percent of all households in San Clemente had five or more
members; specifically 9.7 percent of owner-households and 11.4 percent of renter-households in the
City were considered to be large households (Table 34). The proportion of large households in San
Clemente (10.3 percent) was lower than at the County level (17 percent).

Table 34: Large Households by Tenure (2010)

Number of Persons in Unit Owner Occupied \ Renter Occupied Total
Five 1,070 433 1,553
Six 287 234 521
Seven or more 132 262 394
Total Large Households 1,489 979 2,469
Total Households 15,309 8,597 23,906

Percent of Total Households 9.7% 11.4% 10.3%
Source: U.S. Census 2010 QT-H2

According to the 2008-2012 CHAS data (Table 26), 54.7 percent of large renter-occupied households and
47.7 percent of large owner-occupied households experienced cost burden. In comparison, 71 percent
of the owner-occupied housing and 26 percent of the City’s renter-occupied housing had three or more
bedrooms (refer to Table 18). Therefore, large renter-households were more likely to experience
overcrowding than large owner-households.

Large households in San Clemente can benefit from general programs and services for lower and
moderate income persons, including the Orange County Housing Authority Housing Choice Voucher
program, the City’s Housing Rehabilitation Program, and various community and social services provided
by non-profit organizations in the region.

E. Homeless Persons

On January 4, 2012, final regulations went into effect to implement changes to the U.S. Department of
Housing and Urban Development’s (HUD’s) definition of homelessness contained in the Homeless
Emergency Assistance and Rapid Transition to Housing (HEARTH) Act. The definition affects who is
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eligible for various HUD-funded homeless assistance programs. The new definition includes four broad
categories of homelessness:’

= People who are living in a place not meant for human habitation, in emergency shelter, in
transitional housing, or are exiting an institution where they temporarily resided.

=  People who are losing their primary nighttime residence, which may include a motel or hotel or
a doubled up situation, within 14 days and lack resources or support networks to remain in
housing.

=  Families with children or unaccompanied youth who are unstably housed and likely to continue
in that state.

= People who are fleeing or attempting to flee domestic violence, have no other residence, and
lack the resources or support networks to obtain other permanent housing.

This definition demonstrates the diversity of people experiencing homelessness. The numerous
locations in which people experiencing homelessness can be found complicate efforts to accurately
estimate their total population. For example, an individual living with friends on a temporary basis could
be experiencing homelessness, but would be unlikely to be identified in a homeless count.

The 2015 Orange County Homeless Count and Survey Report counted 4,452 homeless individuals during
their one night point-in-time count.® The point-in-time count is a snapshot of how many homeless
people are on streets and in emergency and transitional shelters on any given day in Orange County.
The 2015 figure represents a five-percent increase from 2013. Specifically, the point-in-time count
identified 2,251 (51 percent) sheltered and 2,201 (49 percent) unsheltered homeless individuals in the
County, indicating an increase in the proportion of unsheltered persons from 2013, when 39 percent of
persons were estimated to be unsheltered. Based on these estimates, the County’s homeless
population represents about 0.14 percent of the County’s overall population, with the unsheltered
homeless population representing about 0.07 percent of the countywide population.

Table 35: Homeless Population in Orange County, 2013 and 2015

Unsheltered Sheltered Total \
Orange County
2015 2,201 2,251 4,452
2013 1,678 2,573 4,251

Source: 2013 and 2015 Orange County Homeless Count and Survey Report.

The Orange County Homeless count does not provide specific counts for individual jurisdictions within
the County. Applying the same countywide averages to the City population of 65,399 would yield an
estimated homeless population of 92 persons, with 46 homeless persons being unsheltered. To further
refine these figures, the City consulted the Sherriff’s Department and the City’s quarterly surveys of local
service providers since 2013. Based on observations, the Sherriff’s Department estimated the

U.S. Department of Housing and Urban Development. “Expanding Opportunities to House Individuals and
Families Experiencing Homelessness through the Public Housing (PH) and Housing Choice Voucher (HCV)
Programs: Questions and Answers (Q&As).” (September 2013).

County of Orange/OC Community Services, “2015 Orange County Homeless Count and Survey Report” (2015).
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unsheltered homeless population at 70 persons. Service providers were then contacted to confirm this
figure, which was found to be consistent with their quarterly service records.

The 2017 Orange County Point-in-Time Count took place on January 28, 2017. Overall, the homeless
population in the County increased 7.6 percent compared to 2015. While specific information is not yet
available, the County has indicated to the City that the estimated homeless population of 70 persons in

San Clemente continues to be a valid estimate.

Homeless resources available to San Clemente are presented in Table 36.

Some of the services

described below serve different types of low income populations, not just homeless. The location of
some services is not within San Clemente, but nonetheless they serve unhoused people who reside in

San Clemente.

Agency/Program
Emergency Shelter

Table 36: Homeless Resources
Description

Location

Family Assistance Ministries

Provision of emergency services including food,
clothing, utility, rent, emergency shelter and
women's & children's Gilchrist House.

1030 Calle Negocio
San Clemente, CA 92673

Friendship Shelter's Alternative
Sleeping Location (ASL)

A year-round emergency shelter with the
capacity to serve 45 homeless persons per
night. ASL also provides supportive services
such as case management.

Laguna Canyon Road in
Laguna Beach

Laura's House - Domestic
Violence Program

Provision of 24 Hour Crisis Hotline, Individual
and Group Counseling, Court mandated
Domestic Violence Programs, Legal Services,
Emergency Shelter, housing and clothing.

San Clemente (specific
location not disclosed for
safety purposes)

Community Kitchens

The St. Michaels Society

Food pantry services available every Thursday
only 3:30 - 4:30 pm.

107 W. Marquita
San Clemente, 92672

Transitional Housing

Henderson House

Henderson House in San Clemente provides
shared transitional housing, counseling and life
skills programs for graduates of Friendship
Shelter and other shelter programs.

P.O. Box 4252
Laguna Beach, CA 92652

Gilchrist House

Provides transitional housing for women with or
without children. Services to clients include life
skills classes, parenting skills classes, support
groups, case management, budgeting, debt
management, goal setting, resource referrals
and six months of aftercare follow-up.

602 Calle Canasta
San Clemente, CA 92673

Family Assistance Ministries/
Home Aid Orange County

Provides transitional housing for up to eight
homeless families (32 persons). (This is a new
facility being created by renovating an existing
dilapidated apartment building.)

605 Calle Canasta
San Clemente, CA 92673

City of San Clemente

2013-2021 Housing Element (2017 Midterm Update)

HE-32




Table 36: Homeless Resources

Agency/Program
Rental and Support Services

Description

Location

Dayle McIntosh Center for the
Disabled

An independent living center which provides
services to individuals with any disability.
Services avalilable include peer counseling,
advocacy, housing assistance, information and
referral, equipment loan, employment book,
independent living skills training, attendant
recruitment and referral, and sensitivity
training.

24012 Calle de La Plata #210
Laguna Hills, 92653

RIO Adult Day Health Care
Center

Non-profit, licensed, Medi-Cal certified day
Health Care Program that treats the health and
supportive needs of older adults. Staffed with
nurses, social workers, therapists, aids,
activities, and administrative personnel.

2021 Calle Frontera
San Clemente, CA 92673

St. Clement's-By-The-Sea
Episcopal Church

Summer Food Service Program

202 Avenida Aragon
San Clemente, CA 92672

CUSD Family Resource Center
& Learning Links Program

CUSD Family Resource Center & Learning
Links Program for children under 5 years old.

1101 Calle Puente
San Clemente, CA 92672

South County Outreach

Emergency services including, food, rental
assistance, and job search. Transitional
apartments are available to qualified applicants.

26776 Vista Terrace
Lake Forest, CA 92630

Camino Health Center San
Clemente

Low cost primary and general medical services.

1031 Avenida Pico, Suite 104
San Clemente, CA 92673

Salvation Army Family Services

Provides financial assistance to individuals and
families. Based on funding available at each
office location, the following assistance may be
provided: partial rent payment assistance,
partial payment assistance with one type of
utility bill, prescription payment assistance, bus
passes for appointments, picture IDs, clothing
vouchers, and furniture vouchers for move-in
purposes.

616 South EI Camino Real,
Suite B
San Clemente, CA 92672

Source: Orange County Partnership, City of San Clemente 2017.

F. Farm Workers

Farm worker households tend to have high rates of poverty, live disproportionately in housing which is
in the poorest condition, have very high rates of overcrowding, have low homeownership rates, and are
predominately members of minority groups. The 2012 USDA Census of Farmworkers reported 174
farms, employing 3,300 farmworkers in Orange County. Among these farms, four farms reported hiring
migrant workers. According to 2011-2013 ACS, there were only 15 agricultural workers living in San
Clemente. The City has no agricultural designations in its General Plan or zoning districts in the Zoning
Ordinance. While crop or tree farming is conditionally permitted in the RVL zone, no commercial
farming activities are located in the City.
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2.6 Publicly Assisted Housing

2.6.1 Orange County Housing Authority

The Orange County Housing Authority (OCHA) administers the Housing Choice Voucher Program (HCV)
for San Clemente residents. As of October 2015, 126 San Clemente households (27 farmworker
households, 19 disabled households and 80 senior households) were receiving Housing Choice
Vouchers. For the distribution of Voucher assistance within the City, OCHA has established local
preferences such as families transitioning from Shelter + Care, working families, elderly or disabled, and
veterans. The HCV waiting list was opened for two weeks in February 2012. During this time, over
50,000 applicants applied for housing assistance. This represented a 270-percent increase over the
18,000 applicants that applied for prior waiting list in November 2005.

OCHA has established a HCV Homeownership option. Under this option, qualified HCV participants may
be able to use their housing assistance subsidies for mortgage payments rather than monthly rent. The
homeownership option allows first-time homeowners who meet certain qualifications to receive
assistance with their monthly homeownership expenses. The high cost of homes in Orange County limits
the number of homeownership opportunities. However, if homes and condominiums are priced at
affordable levels, it may be possible for a participant in the HCV program to purchase a home.

2.6.2 Affordable Housing Projects

Housing developments utilizing federal, state, and/or local programs, including state and local bond
programs, Low-Income Housing Tax Credits (LIHTC), density bonus, or direct assistance programs, are
often restricted for use as low income housing and provide another source of affordable housing for a
jurisdiction. A number of developments in San Clemente have been identified where some or all of the
units are affordable for low to moderate income households. Together these projects provide 492 units
of affordable housing.
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Property Name

Table 37: Non-Public Housing Affordable Units

Property Address

Funding
Source

Unit Size

Total
Affordable
Units

Total
Project
Units

Date of

Expiration of
Opening  Affordability

Escalones Nuevos | 150-152 W. Escalones HOME, | 6 _ by 6 6| 2002 2025
City RDA
. . 4-2br
Mary Er|gkson . 143 West Marquita HOME 43 br 12 12 2004 2032
Community Housing | 135 W. Canada 1—4br
- LIHTC
The Presidio (Casa | 15 avenida Presidio Secg | B=0Dr 72 72| 1986 2034
de Seniors) 54-1br
Sec 202
1042 Calle Del Cerro #201
Mary Erickson 1050 Calle Del Cerro #604 HOME,
Community Housing | 1052 Calle Del Cerro #712 City RDA 4-20r 4 4 2004 2066
1064 Calle Del Cerro #1303
Cotton’s Point Senior LIHTC 61-1br
2358 South El Camino Real MHSA, 76 76 2014 2069
Apartments . 15-2br
City RDA
Las Palmas . LIHTC,
Apartments 115 Avenida Serra HCD I1G 19-1br 18 19 2015 2070
Vintage Shores 366 Camino De Estrella LUHTe | 80-1Dr 20| 12| 200 2057
Apartments 42-2br
Mendocino at Talega 60— 2 br
Jamboree 123 Calle Amistad LIHTC 5 123 124 2003 2058
64 — 3 br
Apartments Phase |
Mendocino at Talega 31_2pr
Jamboree 123 Calle Amistad LIHTC 61 62 2003 2058
31-3br
Apartments Phase |I
Total 492 497

Abbreviations: HOME: HOME Investment Partnerships Program (HUD); CDBG: Community Development Block Grant (HUD); RDA: City Redevelopment Agency;

LIHTC: Low Income Housing Tax Credit; HTF: Housing Trust Fund; MHSA; Mental Health Services Act

Source: City of San Clemente, 2017; Southern California Association of Governments, 2017.

2.6.3

Units at Risk of Converting to Market-Rate Housing

State law requires that the City identify, analyze, and propose programs to preserve existing multi-family
rental units which are eligible to convert to non-low-income housing uses due to termination of subsidy
contract, mortgage prepayment, or expiring use restrictions during a ten-year period commencing on
the statutory deadline of the Housing Element update. Thus, this at-risk housing analysis covers from
October 15, 2013 and October 15, 2023. None of the city’s affordable housing units are at-risk of

converting to market rate housing in the ten-year planning period.
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3. Housing Constraints

3.1 Governmental Constraints

Governmental constraints are policies, standards, requirements and actions imposed by the government
which affect the development and provision of housing. These constraints may include building codes,
land use controls, growth management measures, development fees, processing and permit procedures,
and site improvement costs. State and federal agencies play a role in the imposition of governmental
constraints; however these agencies are beyond the influence of local government and are therefore
not addressed in this analysis.

3.1.1 Land Use Element

Each city and county in California must prepare a comprehensive, long-term General Plan to guide its
future. The Land Use Element of a General Plan designates the general distribution, location, and extent
of uses for land planned for housing, business, industry, open space, and public or community facilities.
As it applies to housing, the Land Use Element establishes a range of residential land use categories,
specifies densities (typically expressed as dwelling units per acre [du/ac]), and suggests the types of
housing appropriate in a community.

A number of factors, governmental and non-governmental, affect the supply and cost of housing in a
local housing market. The governmental factor that most directly influences these market conditions is
the allowable density range of residentially designated land. In general, higher densities allow
developers to take advantage of economies of scale, reduce the per-unit cost of land and
improvements, and reduce developments costs associated with new housing construction. Reasonable
density standards ensure the opportunity for higher-density residential uses to be developed within a
community, increasing the feasibility of producing affordable housing, and offer a variety of housing
options that meet the needs of the community. The City has also established minimum required
densities in nearly all of its residential zones, which ensures that land zoned for multi-family use, the
supply of which is often limited, will be developed as efficiently as possible.

Table 38 summarizes the land use designations within the City that allow residential uses, as well as
their permitted densities. The City of San Clemente provides a range of densities for single-family (up to
10 du/ac without density bonus) and multi-family (15-36 du/ac without density bonus) housing
development to accommodate a range of housing options.
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Table 38: General Plan Residential Land Use Designations

) Permitted Density
Corresponding Intention (du/acre)

Land use Designation Zoning District

Minimum ‘ Maximum

. . . : 1 unit per
Residential Very Low RVL Single-family pletached homes, typically in N parcel or
an estate setting.

20 acres
Residential Low RL Single-family detached homes 45 7.0
N . Single-family detached and attached
fgvsvldentlal Medium RML homes, including clustered homes and 7.0 10.0
townhomes
Single-family detached and attached
Residential Medium RM homes, including clustered homes and 15.0 24.0

townhomes, and multifamily apartments
Single-family attached homes, including
Residential High RH townhomes and condominiums, and multi- 24.0 36.0
family apartments

A vertical or horizontal mix of
Neighborhood  Serving (NC) and
Mixed Use 1 MU 1 Community Serving (CC) uses. Attached 24.0 36.0
and multifamily housing is permitted on
the second floor or higher.

A vertical or horizontal mix of
Mixed Use 2 MU 2 Neighborhood Serving (NC), Community 24.0 36.0
Serving (CC), and multifamily housing.
Applies to Downtown Core. A vertical or
horizontal mix of Neighborhood Serving
Mixed Use 3 MU 3 (NC) and Community Serving (CC). 24.0 36.0
Attached and multi-family housing is
permitted on the second floor or higher.
Applies to Downtown Area outside of
Downtown Core. A vertical or horizontal

Mixed Use 3.1 MU 3.1 mix of Neighborhood Serving (NC), 24.0 36.0
Community Serving (CC), and multi-family
housing.
A vertical or horizontal mix of

Mixed Use 3.2 MU 3.2 Neighborhood Serving (NC) and attached 10.0 24.0

and multi-family housing.

A vertical or horizontal mix of
Neighborhood  Serving (NC) and
Mixed Use 4 MU 4 Community Serving (CC). Attached and 24.0 36.0
multi-family housing is permitted on the
second floor or higher.

Neighborhood Serving (NC) commercial
Mixed Use 5 MU 5 uses and attached and multi-family 24.0 36.0
housing.

Sources: City of San Clemente General Plan, 2014 and Municipal Code, 2015.
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In addition to the residential land use designations, the San Clemente General Plan designates
appropriate areas for mixed-use development which allows for residential developments to be
integrated with retail and office uses. The Mixed-Use (MU) land use designation has several modifiers
(e.g., MU 1, 2, 3, 3.1, 3.2, 4, and 5) designed to fine-tune maximum densities, floor area ratios and
height limits to meet the objectives of specific focus areas identified in the General Plan. Focus areas
that allow mixed-use residential development include North Beach/North El Camino Real, Del Mar/T-
Zone, Pier Bowl, South El Camino Real (West of Interstate 5), and South El Camino Real (East of
Interstate 5).

3.1.2 Zoning Ordinance

The Zoning Ordinance is the primary tool for implementing the General Plan Land Use Element. It is
designed to protect and promote public health, safety and welfare, as well as to promote quality design
and quality of life. San Clemente’s residential zoning districts control both the use and development
standards of each residential lot or parcel, thereby influencing the development of housing. The City has
established five residential zoning districts (RVL, RL, RML, RM and RH), five mixed use districts (MU 1 —
MU 5), and two commercial districts (NC2 and NC3) that allow for residential development. The MU
zones, with the exception of MU 3.2, have a minimum density of 24 units per acre and a maximum
density of 36 units per acre. NC zones do not permit residential uses except if the properties fall within
the Affordable Housing Overlay, in which case affordable housing projects following the RM standards
(up to 24 units per acre, plus a density bonus) are permitted.

In addition to the underlying zoning, overlay districts within the City have been identified and bestowed
with special development standards and/or permit processing requirements. Overlay districts identified
in the San Clemente Zoning Ordinance include: Inland Canyons, Central Business District, Coastal Zone,
Architectural, Affordable Housing, Emergency Shelters, Planned Residential, and Special Residential
Overlay Districts. The Mixed Use Overlay was also created in 2015 as part of the General Plan update to
facilitate the transition of an existing industrial area to a neighborhood with vertical or horizontal mix of
commercial and residential uses, while allowing the existing industrial uses to remain as conforming
uses. MU1 standards apply to the Mixed Use Overlay. Table 39 below lists these areas of special
interest and identifies the permits required and the location of the additional regulations, in both the
General Plan and the Zoning Ordinance.

Table 39: Overlay Districts

Overlay Permits .
District Area Covered Purpose Required Regulations
Non-coastal canyons- | To preserve important anlng
Inland o . . Ordinance
C properties identified with an | topographical features and/or None .
anyons “IC" on the City Zoning Ma habitat Section
y coning Map. 17.24.060
To encourage pedestrian uses
to be located in pedestrian
Uses shall be :
Central spaces (on the street level of the reviewed for its Zoning
BUSINESS Areas identified with a “CB" | project along the A0DroDrAteNess Ordinance
- on the City Zoning Map. sidewalk/street), facilitating ppropriate Section
District . - in pedestrian-
pedestrian activity  along oriented spaces 17.56.030
sidewalks and throughout the P
area
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Table 39: Overlay Districts
Overlay Permits

District Area Covered Purpose Required Regulations
The area on the ocean side of Zoning
Coastal :
the Coastal Zone Boundary | To preserve and protect coastal Ordinance
Coastal Zone | . .~ = . po— Development :
identified with a “CZ” on the | resources Permit Section
City Zoning Map. 17.56.050
To signify a visually distinct Cultural Zoning
. Properties identified with an | district characterized by Spanish . Ordinance
Architectural | ., . . ) ) : Heritage .
A" on the City Zoning Map. Colonial  Revival architecture Permit Section
and a pedestrian orientation 17.56.020
To provide flexible regulations in Zonin
Properties identified with a | order to foster innovation, ning
Planned DDA : , , o , .| Ordinance
o PRD” on the City Zoning | variety, amenities, and a | Site Plan Permit .
Residential Ay Section
Map. sensitivity to the natural 17 56.040
topography o
Single-family ne|ghborhqods Unique development standards Tentative Map Zoning
, (zoned RL) with unique . :
Special established through the and/or Ordinance
T development standards, | ; . o i
Residential | . .. ) discretionary process for single- Conditional Section
identified with a numbered L :
. family neighborhoods Use Permit 17.56.060
overlay on the Zoning Map.
Zoning
Affordable MU 3, MU 5.1, .NC2 and NC3 | Encourage devellopment of Architectural Ordinance
Housi zoned properties along El | affordable  housing  along . .
ousing Camino Real commercial corridor Permit Section
17.56.090
o Zoning
Emergency Shelters (ES) | To facilitate efforts to address :
Emergency i Ordinance
Overlay: Rancho  San | the needs of homeless persons None :
Shelters Clemente Business Park in the City of San Clemente Section
y ' 17.56.100
To create a vertical or horizontal :
. . . Zoning
mix of commercial and multi- Conditional Use | Ordinance
Mixed Use | Mixed Use Overlay (MU) family housing, while allowing . :
existing industrial uses to remain Permit Section
. 17.40.010
as conforming.

Source: San Clemente Zoning Ordinance, 2017.
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A. Variety of Housing Opportunity

The San Clemente Zoning Ordinance provides for a range of housing types, including single-family
housing, multi-family housing, second dwelling units, manufactured homes, and emergency shelters.
Table 40 provides a summary of the City’s Zoning Ordinance as it relates to ensuring a variety of housing
opportunities.

Table 40: Permitted Uses

aning One- Fa_lmily I\I/lglrgﬁ;e Second Units Emergency Manufaqtured
District Dwelling . Shelter Housing
Dwelling
RVL C - P - P
RL P - P - P
RML P P/C? - - P
RM P P/C2 - - P
RH P P/C? - - P
MU? C P*C -- - --IMC3
NC2 - p* - - -
NC3 - p* - - -
LI(MU) - C -- - -
-AH Overlay - P - - -
-ES Overlay - - - P -
P=Permitted by Right; C= Conditional Use Permit Required; MC= Minor Conditional Use Permit; “—"=Not Permitted; * =
Within the Affordable Housing (AH) Overlay only

Notes:

1. Residential uses in the MU3 zone are limited to the floors above street level. However, within the Affordable Housing
Overlay, dwellings that are part of an affordable housing project are permitted to be located at the street level.

2. Developments over four units require a CUP.

3. Manufactured housing permitted with approval of a Minor Conditional Use Permit in the MU 5.1 zone.

Source: City of San Clemente Zoning Ordinance, 2017.

(2) Single- and Multi-Family Uses

Single- and multi-family housing types include detached and attached single-family homes, duplexes,
townhomes, condominiums, and multi-family rental apartments. Single-family housing units are
permitted by right in all of the City’s residential zoning districts, with the exception of the RVL zone
where a Conditional Use Permit (CUP) is required for this housing type. Multiple-family housing
developments with four or fewer units are permitted in the City’s RML, RM, and RH zones. For projects
with five or more units, a CUP is required in the RML, RM, and RH zones. Between 2011 and 2017,
building permits for a total of 361 units have been issued, for 180 single-family units and 181 multi-
family units.

To encourage the development of affordable housing, the City has established an Affordable Housing
(AH) Overlay where mixed income, standalone, affordable multi-family units are permitted by right. AH
Overlay properties are located in the City’s Mixed Use (MU), NC2, and NC3 zones. Market-rate
residential units are also conditionally permitted in the mixed use zones but are limited to the floors
above street level. Between 2011 and 2015, 95 affordable housing units have been constructed in the
Affordable Housing Overlay.
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2 Second Residential Units

Second residential units are attached or detached dwelling units that provide complete independent
living facilities for one or more persons, including permanent provisions for living, sleeping, cooking and
sanitation. Second dwelling units may be an alternative source of affordable housing for lower income
households and seniors. These units typically rent for less than apartments of comparable size.

California law requires local jurisdictions to adopt ordinances that establish the conditions under which
second dwelling units are permitted (Government Code, Section 65852.2). A jurisdiction cannot adopt
an ordinance that totally precludes the development of second dwelling units unless the ordinance
contains findings acknowledging that allowing second dwelling units may limit housing opportunities of
the region and result in adverse impacts on public health, safety, and welfare. An amendment to the
State’s second unit law in 2003 requires local governments to use a ministerial, rather than discretionary
process for approving second dwelling units and allows jurisdictions to count second dwelling units
towards meeting their regional housing needs goals. A ministerial process is intended to reduce permit
processing time frames and development costs because proposed second dwelling units that are in
compliance with local zoning regulations and standards can be approved without a public hearing.

The San Clemente Zoning Ordinance currently defines second residential units as “an attached or
detached residential dwelling unit which provides complete independent living, sleeping, eating,
cooking, and sanitation facilities for one or more persons on the same parcel as an existing single-family
dwelling.” Second residential units are permitted within San Clemente’s single-family residential zones,
except on lots in that portion of the City that are seaward of Interstate 5. Second units are also subject
to the following additional development standards:

= Second unit shall either be attached to the existing dwelling and located within the living area of
the existing dwelling or detached from the existing dwelling and located on the same lot as the
existing dwelling.

=  The total floor area for a proposed, attached second residential unit shall not exceed 30 percent
of the existing habitable area of the main dwelling unit.

= The total floor area allowed for a proposed, detached second residential unit shall not exceed
1,200 square feet.

=  The second residential dwelling unit shall provide one covered parking space for the unit or one
per each bedroom in the unit, whichever results in the greatest number of spaces being
required, in addition to spaces required for the primary residence.

However, recent changes to State Accessory Dwelling Units (ADU) law have invalidated the City’s own
Second Unit Ordinance. Since January 2017, the City has been adhering to State ADU regulations in
permitting ADUs in the community. On October 3, 2017, the City Council will conduct a study session to
review the ADU requirements.

(3) Manufactured Housing

State law requires local governments to permit manufactured or mobile homes meeting federal safety
and construction standards on a permanent foundation in all single-family residential zoning districts
(Section 65852.3 of the California Government Code). In San Clemente, a manufactured/factory built
house is permitted in all residential zones.
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(4) Residential Care Facilities

The Lanterman Developmental Disabilities Services Act (Sections 5115 and 5116) of the California
Welfare and Institutions Code declares that mentally and physically disabled persons are entitled to live
in normal residential surroundings. The use of property for the care of six or fewer mentally disordered
or otherwise handicapped persons is required by law. A State-authorized, certified or authorized family
care home, foster home, or group home serving six or fewer persons with disabilities or dependent and
neglected children on a 24-hour-a-day basis is considered a residential use to be permitted in all
residential zones. No local agency can impose stricter zoning or building and safety standards on these
homes (commonly referred to as “group” homes) of six or fewer persons with disabilities than are
required of the other permitted residential uses in the zone.

The City of San Clemente Zoning Ordinance does not contain specific provisions for residential care
facilities for six or fewer persons or larger facilities for more than six persons. However, in practice, the
City permits small residential care facilities (for six or fewer persons) by-right in the RL, RM, RMH and RH
districts, similar to any single-family use. Congregate care facilities are also conditionally permitted in
the RML, RM, and RH districts. In July 2015, the City adopted an Interim Urgency Ordinance that placed
a temporary moratorium on the permitting and establishing of sober living homes and large
alcohol/drug abuse recovery or treatment facilities in residential zones. This moratorium was repealed
in June 2016. In 2018 the City will amend its Zoning Ordinance to address the provision of various types
of residential care facilities.

5) Emergency Shelters

An emergency shelter is a facility that provides temporary shelter and feeding of indigents or disaster
victims, operated by a public or non-profit agency. State law requires jurisdictions to identify adequate
sites for housing which will be made available through appropriate zoning and development standards
to facilitate and encourage the development of a variety of housing types for all income levels, including
emergency shelters and transitional housing (Section 65583(c)(1) of the Government Code). Recent
changes in State law (SB 2) require that local jurisdictions make provisions in the Zoning Ordinance to
permit emergency shelters by right in at least one zoning district where adequate capacity is available to
accommodate at least one year-round shelter. Local jurisdictions may, however, establish standards to
regulate the development of emergency shelters.

Location of the ES Overlay

The City established an Emergency Shelter (ES) Overlay in 2014 to permit emergency shelters by-right
without discretionary action. The ES Overlay then consisted of: 1) Public and Civic Center zoned
properties; excluding parcels with schools or school facilities; and 2) City-owned parcels in Commercial,
Business Park or Industrial zoning districts, with a minimum of 500 feet from residential zoned
properties. In November 2015, the City Council adopted Zoning Ordinance Amendment 15-333 to
remove additional governmental constraints on the establishment of emergency shelters within the
City. The amended ordinance removed the floor area requirement for emergency shelters, and certain
standards for entries and outdoor use areas. This ES Overlay was repealed in August 2016 in response to
a writ of mandate.

On October 18, 2016, the City Council adopted a new ES Overlay to change the location of the Overlay to
the Rancho San Clemente Business Park (see Figure 3), and to address potential constraints to the
development of emergency shelters.
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In selecting the area for the ES Overlay, the following criteria were used:

= Close to public transit

®= Near public services

= Near job centers

®  Free from environmental constraints
= Realistic potential for development
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Figure 3: Emergency Shelters Overlay — Rancho San Clemente Business Park
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Capacity of the ES Overlay

Consistent with dormitory style living, an average of 75 to 100 square feet would be required per shelter
bed, including space for waiting/intake areas, kitchen and eating areas, common living space,
bathrooms, and storage. Based on this general assumption, the ES Overlay contains adequate capacity
to accommodate at least two shelters of 35 beds each.

The Rancho San Clemente Business Park (zoned LI) area is comprised of 145 parcels.” Four of the
parcels, totaling 24 acres, are vacant. Two of the vacant parcels are large (over five acres) but the other
two vacant parcels are 1.4 to 1.9 acres. With an allowable Floor Area Ratio (FAR) of 0.5, even the small
vacant parcels can easily accommodate shelters at the maximum allowable bed limit of 35.

The remaining area is developed as an industrial park with a variety of business and light industrial uses
such as light manufacturing and warehousing. Of those parcels with existing structures, 25 parcels have
an average building size less than 10,000 square feet, 37 parcels have an average building size over
10,000 but less than 20,000 square feet, 21 parcels have an average building size over 20,000 but less
than 30,000 square feet; and 12 parcels have an average building size over 30,000 square feet. The
remaining parcels, while not considered vacant parcels, do not have building structures on site. These
may be used as parking, storage, maintenance yards, or other purposes. Overall, 20 parcels either do
not have building structures or have improvements that constituted less than 50 percent of the
allowable FAR in this zone. While smaller buildings (less than 10,000 square feet) may be easier to
convert into emergency shelters, there is also the potential to convert only a portion of a large
warehouse facility.

A field survey conducted in September 2016 indicated at least 15 properties with vacancies for a range
of sizes, with large spaces being advertised as divisible. In addition, at the time of the survey, two other
properties were also for sale. The survey indicates that this area has a vacancy rate that allows for the
turnover of tenants. Among the 15 properties with spaces for lease, at least 11 offer spaces that are
between 1,000 and 5,000 square feet, appropriate for the 35-bed shelter limit established by the
ordinance.

Feasibility of Conversion

The City of San Clemente is primarily built out. Development of emergency shelters would most likely
involve the adaptive reuse of existing nonresidential structures (such as commercial and industrial uses).
The feasibility of adaptive reuse from a building code standpoint would be similar in the ES Overlay as in
any other location throughout the City.

Family Assistance Ministries (FAM) is an important local partner to the City in providing housing and
supportive services for the homeless. FAM’s main operation is within the ES Overlay in a
commercial/industrial building leased from the City. In 2015, FAM proposed to convert its leased space
into a 30-bed shelter (with showers, bathrooms, and kitchen facilities) for the homeless. While the
proposal was ultimately abandoned due to the lack of appropriate funding?®, this proposal demonstrates
that: 1) this location has been considered by a homeless service agency for a shelter; 2) there is a
potential to convert existing commercial/industrial space; and 3) a 30-bed facility is considered an
appropriate size.

Inclusive of commercial condominiums.
The funding source FAM was pursuing at the time would not allow the agency to focus its target clients to families with children.
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Supportive Services in the Area

The ES Overlay is located in the City’s job center, an important consideration in establishing the overlay.
Furthermore, a number of public and supportive services are located in this ES Overlay:

= City of San Clemente Community Development Department, which houses the City’s Housing
and Social Services Division;

=  Family Assistance Ministries (FAM), a nonprofit organization assisting those in need for food,
shelter, rapid rehousing, transportation assistance (such as bus passes, gas vouchers), referral to
permanent housing, and supportive services;

= San Clemente Friendship Center that provides substance abuse services;

= Religious organizations such as Telega Life Church, The Ark Church, Calvary Chapel, Pacific Coast
Church;

= Simon Family Foundation, which was established to facilitate students with difficult life and
economic circumstances to achieve college education through early intervention and intensive
support; and

= Post Office.

Immediately outside the ES Overlay (within half a mile), the following services are available:

= Camino Health Center is located directly across this area, within walking distance. Camino
Health Center, a provider of low cost medical services for lower income persons, receives CDBG
funds from the City;

= Heritage Christian Fellowship;

= Sovereign Health, which provides substance abuse services; and

= A number of relatively low cost, fast food establishments, as well as convenience stores, are
directly across.

Furthermore, other nearby facilities and services include: Rio Adult Day Health Care Center (less than
one mile); Fire Station No. 59 (one mile); St. Michaels Society that offers food pantry services (2.4 miles),
Salvation Army Family Services (three miles), and several churches that offer supportive services are less
than three miles away. The Family Assistance Ministries (FAM) currently operates a transitional living
facility for homeless women at 602 Calle Canasta and is also in the process of renovating a four-unit
dilapidated apartment at 605 Calle Canasta into a second transitional housing facility for eight homeless
families (up to 32 persons). Both facilities allow stay up to 90 days and are located less than four miles
from the ES Overlay.

Access to Public Transportation

This area was previously served by OCTA bus routes 191 and 193. Due to low ridership, the OCTA Board
has voted to terminate these two routes in October 2016. The bus service has been replaced by a
rideshare program co-sponsored by OCTA and the City of San Clemente via a cooperative agreement.
The new fixed-route Rideshare program utilizes the same routes for Routes 191 and 193, and is open to
the public and fully accessible for persons with disabilities. The service is provided during the same
hours as the previous 191 and 193 routes (from 6:00 am to 8:00 pm every day of the year). The
Rideshare program would pick up and drop off riders within 500 feet of the previous route 191/193 bus
stops. More information regarding the program logistics is provided at the following link -
https://blog.lyft.com/posts/reimagining-public-transit-in-san-clemente.
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The Rideshare program is intended to:

"  Provide community transit service that is safe, clean, and convenient;

®"  Encourage new, well-coordinated, flexible transportation systems customized to the
community’s need;

= Develop local transit services that complement regional bus and rail service; and

=  Meet transportation needs in areas not served by regional transit.

In order to have a program up and running as soon as feasible after the bus service was terminated, the
current rideshare program utilizes a phone app to call for service. The City of San Clemente commenced
the preliminary phase, or “soft launch,” of its rideshare program, on October 9, 2016. The City
anticipates that the program will be fully operational and a formal launch can take place in September
2017.

During the soft launch period, individuals access the service through the Lyft app on a smartphone.
Users apply a promotional coupon to their Lyft account and receive a discount on the ride cost. The
difference between the amount paid by the user and the actual cost of the ride is subsidized by the City,
through a grant received from OCTA.

To obtain information on whether homeless persons have personal cell phones or access to phones, City
staff contacted local service providers. Based on the information obtained, approximately 75 percent of
homeless individuals have phones and most know someone with a phone. Within the first three months
of its operation, the rideshare program has proven to be a popular program for residents and workers
alike. _According to FAM, approximately 139 FAM clients utilized the rideshare program in July 2017,
including both homeless and non-homeless persons. However, the City will continue to monitor the
rideshare program for ease of use and modify as necessary.

Many persons with disabilities have been availing themselves of the rideshare program service utilizing
the smartphone app. In order to ensure that the rideshare program is accessible to all persons,
including those who use wheelchairs, the formal launch of the rideshare program will include wheelchair
accessible vehicles (WAVS) and a call center for those persons who cannot access the service through
the Lyft smartphone app. The City is currently in discussions with its provider, Lyft, regarding these
elements of the rideshare program. It is anticipated that Lyft will operate the call center and
subcontract to provide WAVS. The current target date to implement the WAVS and call center is by
September 30, 2017.

Emergency Shelter Development Standards

The ES Overlay also includes changes to the development standards to ensure consistency with State
law._These development standards are subject to ministerial review and are non-discretionary:

= Separation. An emergency shelter shall not be established or operated at any location less
than 300 feet from another emergency shelter providing shelter and other services to
homeless persons.

= Number of Emergency Shelters. The number and capacity of emergency shelters allowed
without use permit review shall be limited to that required to meet the shelter needs of the
number of estimated homeless persons in the City, as established by current reliable
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information and approved by the City Council. This number shall be updated every two years,
after the “point-in-time” counts are published for the County.

(This provision in the ES Overlay stipulates that emergency shelters will be allowed by right
without discretionary review as long as there is an unmet shelter need. Once the need is met,
the ES Overlay will continue to allow additional emergency shelters in the Overlay via a
Conditional Use Permit process.)

= Maximum Number of Beds. The maximum number of beds per emergency shelter facility shall
not exceed 35 beds.

=  On-Site Waiting and Intake Areas. On-site waiting and client intake areas shall be provided in
the emergency shelter building. Outdoor waiting areas, if provided, shall be visually screened
from the public right-of-way and from adjacent land uses.

= Parking. On-site parking shall be supplied at a ratio of not less than one vehicle space per five
beds, plus one additional space for the resident manager and each additional staff person.
Parking spaces shall be designed to meet City standards. Enclosed, secure bicycle parking shall
be provided on-site at the ratio of not less than one bicycle parking space per 10 beds.

= Site Lighting. Site lighting shall be provided for safety and security, consistent with City
standards and Design Guidelines.

= Architectural Review. Emergency shelters shall comply with the City's Design Guidelines.
Specific Plans, and the Zoning Ordinance regarding architectural and development standards to
ensure shelters are compatible with their surroundings, provide adequate privacy between
uses, and minimize potential impacts of the proposed shelter on adjacent uses.

The process to review emergency shelter compliance with these requirements shall be a
ministerial review that shall be considered at the time of building permit review or business
license review, whichever comes first. Emergency shelters shall be exempt from all
discretionary review processes including Site Plan Permit (Zoning Ordinance Section 17.16.070)
and Architectural Permit (Zoning Ordinance Section 17.16.100) in accordance with State law.

Information regarding size was collected for various homeless shelters in Orange County. The bed limit
ranges anywhere from six beds at CSP Youth Shelter in Laguna Beach, 12 beds at Casa Youth Shelter in
Los Alamitos, and to 13 beds at Casa Teresa in Rancho Santa Margarita, primarily in communities in
similar size and character as San Clemente. Larger size shelters are found in Santa Ana — 75-bed
Hospitality House — a city substantially larger than San Clemente. Based on conversations with shelter
providers and recently funded emergency shelters, the 35-bed limit does not significantly impact
financial feasibility. However, the City will monitor the bed limit and make adjustments as appropriate.
Several shelter operators commented that HUD funding for the Continuum of Care for the Homeless has
shifted its focus from emergency shelters to rapid re-housing programs, and therefore funding support
for the development of large-size shelters is limited.

The maximum shelter size of 35 beds is a reasonable standard given the size of the City’s homeless
population and does not serve to discourage the development of shelters in the City. At 35 beds, two
shelters could accommodate that City’s current estimated homeless population of 70. Vacant parcels
and opportunities for adaptive reuse of appropriately sized structures can accommodate at least two
shelters in the City.
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According to service providers, cars are typically the last possession homeless persons relinquish and
many live in their cars prior to finding shelter. The parking standards are modeled after Emergency
Shelter ordinances of Orange County jurisdictions that have been deemed in compliance with State law
by HCD. These standards are lower than those required for similar uses in the City such as a boarding
house (one space per guest), bed and breakfast (two spaces per bed), congregate care (one space per
two units), or hotel/motel (one space per unit). Within the Rancho San Clemente Business Park, civic
uses, construction and maintenance, light manufacturing, medical and veterinary clinics, offices,
research and development, service uses, and warehousing are all permitted uses. For manufacturing
and research and development, one parking space is required for every 500 square feet. Office use
requires one space per 350 square feet and medical office has a higher requirement at one space per
200 square feet. These parking requirements are considerately higher than the requirement for
emergency shelters. Typically, between 75 and 100 square feet would be required per bed in dormitory
style housing, factoring in common space such as bathrooms, kitchen, eating and living areas, storage,
and intake areas, etc. This translates to one parking space per 375 to 500 square feet, comparable to
the standards for most other uses in the same zone.

However, even if the parking requirements are similar to other uses in the zone, parking can be a
constraint on the development of emergency shelters and the City will evaluate parking requirements in

consultation with service providers and make adjustments as appropriate.

Establishing Unmet Shelter Needs

At least every two years the City will update its unmet homeless shelter needs, upon a review and
analysis of reliable data and consideration of public input at a Council meeting. The unmet homeless
shelter needs will be updated when:

= Results of the Biannual Homeless Census (point-in-time) conducted by the Orange County
Continuum of Care are available. The City will participant in the Homeless Census to obtain a
specific homeless count for San Clemente, with specific counts for sheltered versus unsheltered
homeless.

= Significant changes in the housing market conditions that would impact the City’s homeless
shelter needs between the Homeless Censuses. The City will consult homeless service providers
to establish the appropriate modifications to the established unmet homeless shelter needs.

= Significant changes to the City’s homeless strategy, such as funding available for homeless
housing programs that would reduce the unmet shelter needs.

Ministerial Review

While the shelter development will be exempt from “discretionary” reviews such as Site Plan and
Architectural Permit, the shelter will still be required to submit a security and management plan (not
subject to discretionary review and only a submittal requirement), and to meet applicable architectural
and development standards according to the City’s Architectural Design Guidelines, Specific Plan Design
Guidelines, and Zoning Ordinance (as relevant). However, review of consistency will be performed
ministerially at the staff level and no discretionary review or public hearing will be required.

ESO Amendment

On August 16, 2017, the Planning Commission reviewed the following proposed changes to the ESO:
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O Remove the 300-foot separation requirement between two emergency shelters if the same
shelter operator proposes to open a second shelter within proximity to its first shelter.

0 Amend the ESO ordinance to reduce or remove employee parking requirements.

0 Clarify in the ESO that the review of security plan and management plan is not discretionary but
for information purposes only.

0 Remove the requirement that the emergency shelter be operated by a "responsible” service
provider, which can be a subjective requirement. In the event that a shelter is proposed before
such amendment becomes effective, City agrees it will not enforce this requirement.

On September 5, 2017, the City Council approved all of the above zoning revisions on first reading.

(6) Transitional and Supportive Housing

State law (AB 2634 and SB 2) requires local jurisdictions to address the provisions for transitional and
supportive housing. Under Housing Element law, transitional housing means buildings configured as
rental housing developments, but operated under program requirements that require the termination
of assistance and recirculating of the assisted unit to another eligible program recipient at a
predetermined future point in time that shall be no less than six months from the beginning of the
assistance (California Government Code Section 65582(h)).

Supportive housing means housing with no limit on length of stay, that is occupied by the target
population, and that is linked to an onsite or offsite service that assists the supportive housing resident
in retaining the housing, improving his or her health status, and maximizing his or her ability to live and,
when possible, work in the community. Target population means persons with low incomes who have
one or more disabilities, including mental iliness, HIV or AIDS, substance abuse, or other chronic health
condition, or individuals eligible for services provided pursuant to the Lanterman Developmental
Disabilities Services Act (Division 4.5 (commencing with Section 4500) of the Welfare and Institutions
Code) and may include, among other populations, adults, emancipated minors, families with children,
elderly persons, young adults aging out of the foster care system, individuals exiting from institutional
settings, veterans, and homeless people (California Government Code Sections 65582(f) and (g)).

Accordingly, State law establishes transitional and supportive housing as a residential use and therefore
local governments cannot treat it differently from other similar types of residential uses (e.g., requiring a
use permit when other residential uses of similar function do not require a use permit). The San
Clemente Zoning Ordinance does not include any provisions for transitional or supportive housing. The
City will amend the Zoning Ordinance by the end of 2017 to comply with State requirements for this
housing type. In the meantime, the City will continue to permit transitional and supportive housing by
right as a residential use.

(7) Senior Housing

Housing that is legally allowed to be set aside for seniors is permitted in all residential zones, as well as
in nonresidential and mixed use zones in the City. For senior housing in residential zones, the density
must be consistent with the allowable density in the respective zone. For senior housing in
nonresidential and mixed use zone, a density limit of 45 units per acre is provided. These density limits
do not include the density bonus incentives pursuant to State law, which does not require the senior
housing to be deed restricted as affordable housing. Therefore, when density bonus is applied (up to 20
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percent per State law), the maximum density can reach 54 units per acre. One parking space per unit is
required, comparable to or lower than State density bonus requirement.

(8) Single-Room Occupancy (SRO)

Single room occupancy (SRO) facilities are small studio-type units and are permitted by right in all multi-
family residential districts (4 or fewer units) or with a conditional use permit (5 or more units).
Development standards for these uses are no more restrictive than for other uses allowed in these
districts.

9 Farmworker and Employee Housing

The California Employee Housing Act requires that housing for six or fewer employees be treated as a
regular residential use. The Employee Housing Act further defines housing for agricultural workers
consisting of 36 beds or 12 units be treated as an agricultural use and permitted where agricultural uses
are permitted.

The City of San Clemente Zoning Ordinance does not include any provisions for farmworker or employee
housing. The City does not permit agricultural uses in any of its zones and is, therefore, not required to
specifically provide for farmworker housing. However, the City is still subject to the employee housing
requirements of the Employee Housing Act. The City will amend the Zoning Ordinance by the end of
2017 to include provisions for housing for six or fewer employees.

G. Development Requirements

Table 41 summarizes the City’s residential zoning districts and their requirements. The maximum
number of units allowed in a multi-family residential development is determined primarily by the
minimum lot area required per dwelling unit, the maximum allowable site coverage and the maximum
permitted building height. Of these three regulations, the minimum lot area required per dwelling unit
is the most important in determining the number of units that can be developed on a site. This
regulation accounts for the minimum size of the unit based on bedroom count and the necessary
parking and recreational space for each unit.

Residential densities in San Clemente range from one unit per 20 acres in the RVL zone to a maximum of
36 units per net acre in the RH and various MU zones, excluding potential density bonuses. The City’s
development regulations are similar to those of neighboring jurisdictions and do not adversely impact
the cost and supply of housing or the ability to achieve maximum densities.
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Table 41: Summary of Residential Zoning Requirements

Zonin Minimum Minimum Lot Maximum Minimum Minimum MISr][IrZ]:tm Minimum Lot
Distric% Lot Area Width Frontage Building Front Yard | Interior Side Side Yard Rear Yard Coverage
(ft) (ft) Height (ft) (ft) Yard (ft.) (ft.) 9
RVL 20 acres Varies 30 Varies nla n/a n/a
RL 6,000 sf 60 6 10 500
RML 6,000 sft 602 Lots on 25 Varies 10 104 °
RM 6,000 sf Linear Street:
RH nla Lot Width 45 ° 5 ° oo
MU 1-41 Varies® 0 0 0 100%
60 Lots on ,
MU 5.1 6,000 sf Curvilinear 26-33 10 5 8 5 55%
NC2 Street: 35 0
NC3 feet 37-45 0 0 0 0 50%
-AH Overlay -- -- -- -- - --
-ES Overlay - - - -- - - - -

Source: City of San Clemente Zoning Ordinance, 2017
Notes:

1. Minimum Lot Area is 9,000 square feet for duplexes.
Minimum Lot Width is 70 feet for duplexes.

Or 10 percent of lot width, whichever is smaller.
Minimum Rear Yard is 5 feet for duplexes.

For lots greater than 12,000 square feet: TOR=45 ft.; PL=37 ft.; and 3 stories. For lots 12,000 square feet or less: TOR=33 ft.; PL=26 ft.; and 2 stories. An exception for 3 stories, 45 ft. to TOR,
and 37 ft. to PL may be granted through the CUP process.

g own
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H. Parking Requirements

Table 42 summarizes residential parking requirements in San Clemente. Parking requirements do not
constrain the development of housing directly. However, parking requirements may reduce the amount
of available lot area for residential development. The City determines the required number of parking
spaces based on the type and size of the residential unit and has found the required parking spaces to
be necessary to accommodate the number of vehicles typically associated with each residence. The City
also provides reduced parking requirements for senior housing projects and affordable housing
consistent with State Density Bonus law. Because housing projects, if developed within the Affordable
Housing Overlay, must be developed with 51 percent of the units affordable to very low income

households, these projects are

entitled to utilize the State Density Bonus parking standards.

Table 42: Residential Parking Requirements

Type of Residential Development
Single-Family Dwelling on a Single
Lot

Required Parking Spaces

Two covered spaces per unit

Two Dwelling Units on a Single Lot!

Two per dwelling unit, one of which must be covered.

Three or More Dwelling Units on a
Single Lot

guest parking:2
Method 2: Net Floor Area?
To 900 sq. ft.: 1.5 spaces

methods plus
Method 1; Number of BR?

0—1 Bedroom: 1.5 spaces

Greater of the following

2 Bedrooms: 2.0 spaces To 1,800 sq. ft.: 2.0 spaces

3 Bedrooms: 2.5 spaces To 2,700 sq. ft.: 2.5 spaces

Over 3 Bedrooms: 3.0 spaces Over 2,700 sq. ft.: 3.0 spaces

Guest Parking: The number of guest parking spaces provided for a project shall
be .333 spaces per dwelling unit.

Second Residential Unit

One covered parking space for the unit or one per each bedroom in the unit,
whichever results in the greatest number of spaces being required, in addition to
spaces required for the primary residence.

Senior Housing Project

Two parking spaces shall be provided for manager's units. For each residential
dwelling unit within a senior housing project, one covered parking space shall be
provided on site. In addition, one guest parking space for each five dwelling units,
including the manager's unit, shall be provided on site.

Emergency Shelters2

On-site parking shall be supplied at a ratio of not less than one vehicle space per
five beds, plus one additional space for the resident manager and each additional
staff person.

Affordable Housing Projects

0-1 Bedroom: 1.0 space

2-3 Bedrooms: 2.0 spaces

4+ Bedrooms: 2.4 spaces

Guest Parking: The above parking requirements include guest parking; no
additional guest parking will required.
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Source: City of San Clemente Zoning Ordinance, (2017).

Notes:

1. Large Two-unit Projects which have a cumulative bedroom count which exceeds seven and/or a project net floor area which exceeds 5,400
square feet shall provide one additional parking space for the project.

2. Fifty percent of the total number of parking spaces required for the dwelling units shall be covered, with no less than one covered assigned
parking space being provided for each dwelling unit. For projects with less than five units, if the total number of required parking spaces is a
fractional number of .45 or greater, that number shall be rounded up to the next whole number; if the total number of required parking spaces is
a fractional number less than .45, that number shall be rounded down to the next whole number. For projects with five or more units, if the total
number of required parking spaces is a fractional number, the total number shall be rounded up to the nearest whole number.

3. In August 2017, revisions to the ES Overlay were reviewed by the Planning Commission and forwarded to City Council for consideration and
review, including revisions to the parking requirements.
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| Density Bonus Ordinance

California Government Code Section 65915 provides that a local government shall grant a density bonus
of at least 20 percent (five percent for condominiums) and an additional incentive, or financially
equivalent incentive(s), to a developer of a housing development agreeing to provide at least:

= Ten percent of the units for lower income households;

= Five percent of the units for very low income households;

= Ten percent of the condominium units for moderate income households;

= Asenior citizen housing development; or

® Qualified donations of land, condominium conversions, and child care facilities.

The density bonus law also applies to senior housing projects and projects which include a child care
facility. In addition to the density bonus stated above, the statute includes a sliding scale that requires:

=  An additional 2.5 percent density bonus for each additional increase of one percent Very Low
income units above the initial five percent threshold;

= A density increase of 1.5 percent for each additional one percent increase in Low income units
above the initial 10 percent threshold; and

= A one percent density increase for each one percent increase in Moderate income units above
the initial 10 percent threshold.

These bonuses reach a maximum density bonus of 35 percent when a project provides either 11 percent
very low income units, 20 percent low income units, or 40 percent moderate income units. In addition to
a density bonus, developers may also be eligible for one of the following concessions or incentives:

= Reductions in site development standards and modifications of zoning and architectural design
requirements, including reduced setbacks and parking standards;

= Mixed used zoning that will reduce the cost of the housing, if the non-residential uses are
compatible with the housing development and other development in the area; and

= QOther regulatory incentives or concessions that result in "identifiable, financially sufficient, and
actual cost reductions."

Jurisdictions also may not enforce any development standard that would preclude the construction of a
project with the density bonus and the incentives or concessions to which the developer is entitled. To
ensure compliance with the State density bonus law, jurisdictions must reevaluate their development
standards in relation to the maximum achievable densities for multi-family housing.

In accordance with Chapter 4.3 Section 65915 et. seq. of the California Government Code, the City of
San Clemente adopted a Density Bonus Ordinance and periodically amends this ordinance (most
recently in 2011) to comply with updates to State requirements. The recently adopted AB 2222, which
took effect in January 2015, is the most recent update to the State’s density bonus requirements. The
City will update its density bonus ordinance again to comply with these new provisions by the end of
2017.
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3.13 Building Codes and Enforcement

Building and safety codes are adopted to preserve public health and safety, and ensure the construction
of safe and decent housing. These codes and standards also have the potential to increase the cost of
housing construction or maintenance.

OnJanuary 1, 2017, the new 2016 series of the California Building Codes became effective. The City
adopted the following construction codes: California Building Code (2016); California Administrative
Code (2016); California Energy Code (2016); California Historical Building Code (2016); California Existing
Building Code (2016); and California Referenced Standards Code (2016). The City’s Building Codes, local
amendments and code enforcement activities are not constraints to the development, maintenance or
preservation of housing.

314 Housing for Persons with Disabilities

A. Land Use Controls

As previous stated, the City of San Clemente Zoning Ordinance does not contain specific provisions for
residential care facilities for six or fewer persons. However, in practice, the City permits small
residential care facilities (for six or fewer persons) by-right in the RL, RM, RMH and RH districts, similar
to any single-family use. Congregate care facilities are also conditionally permitted in the RML, RM, and
RH districts.

In July 2015, the City passed a moratorium to slow the opening of new sober-living homes and large
treatment facilities. This moratorium was repealed in June 2016, following the City’s adoption of new
rules and standards for transitory-lodging uses, which include traditional vacation rentals, boarding
houses, sober-living homes, and large or unlicensed residential treatment facilities. Short-term rentals
are defined as those renting for a period of 29 or fewer consecutive days and are subject to the
transient occupancy tax. Boarding houses, regardless of users, are conditionally permitted in RH, RM,
and MU 5 zones and require a 300-foot separation between similar uses. Large treatment facilities,
regardless of users, require the approval of a discretionary permit and are restricted to the commercial
part of the City. The City does not regulate licensed residential care uses for six or fewer persons. These
are treated as residential uses to be similarly permitted where residential uses are permitted. In 2017
the City will initiate the amendment of its Zoning Ordinance to clarify the provisions for various types of
residential care facilities.

B. Reasonable Accommodation

Building and development standards may constrain the ability of persons with disabilities to live in
housing units that are suited to their needs. The City adopted a formal reasonable accommodation
procedure in 2015. A Reasonable Modifications/Accommodations application form was created and
made available on the City’s website. A Reasonable Modifications/Accommodations request requires
only an administrative review subject to the following:

= The development will be used by a person(s) with a disability;

®= The deviation requested is necessary to make specific housing available to a person with a
disability and complies with all applicable development regulations to the maximum extent
feasible;

= The deviation request will not impose an undue financial or administrative burden on the City;
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= The deviation request will not create a fundamental alteration in the implementation of the
City’s zoning regulations; and

®  For coastal development in the Coastal Overlay Zone, that is not exempt from a Coastal
Development Permit, there is no feasible alternative that provides greater consistency with the
Coastal Zone Overlay.

A. Definition of Family

The City does not have a definition of “family” in its Zoning Ordinance.

B. Building Code

As indicated above, as of January 1, 2017 the City of San Clemente has adopted the 2016 California
Building Standards Code and routinely adopts updates as they become available. The City has not
adopted any special amendments to this Code that would impede housing for persons with disabilities.
In fact, the City’s building codes require that new residential construction comply with the federal
American with Disabilities Act (ADA). ADA provisions include requirements for a minimum percentage of
units in new developments to be fully accessible to the physical disabled. The provision of fully
accessible units may increase overall project development costs, however, unlike the UBC, enforcement
of ADA requirements is not at the discretion of the City, but is mandated under federal law.

Compliance with building codes and the ADA may increase the cost of housing production and can also
impact the viability of rehabilitation of older properties required to be brought up to current code
standards. However, these regulations provide minimum standards that must be complied with in order
to ensure the development of safe and accessible housing. The City encourages and facilitates the
construction of supportive housing by allowing such projects by-right in all residential zones. Current
building codes require that all ground floor multi-family units be handicapped-accessible, as well as
elevator-served buildings.

3.15 Planning and Development Fees

Housing construction imposes certain short- and long-term costs upon local government, such as the
cost of providing planning services and inspections. As a result, the City of San Clemente relies upon
various planning and development fees to recoup costs and ensure that essential services and
infrastructure are available when needed. Planning fees for San Clemente are summarized in Table 43.
Because of limited resources, the City does not typically offer fee waivers; however, the City Council
may approve a waiver, offer deferred or reduced fees, or supplement fees with funds from the In-lieu
Fee Fund, for affordable housing projects.
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Table 43: Planning and Building Fees

Imagin General
Application Processing Fee Fge 9 Plan Update
Fee

General Plan Amendment Deposit $53 28%
Conditional Use Permit Deposit $33 28%
Variance Deposit $33 28%
Site Plan Permit Deposit $33 28%
Tentative Parcel Map (Condominiums) $2,219.92 $53 -
Tentative ~ Parcel Map  (Other
Subdivision) $3:313.98 $3 -
Tentative Tract Map Deposit $53 28%
Zone Amendment Deposit $26 28%
Building Plan Check 65% of Building Permit Fee - -
Energy Plan Check 10% of Building Permit Fee - -
Accessibility Regulations Plan Check 10% of Building Permit Fee - -
8;22?((3% County Fire Authority Plan $650 + $15 City fee B N

$100 for new SF, remodels,
Planning Division Plan Check and additions; - -

$50 for minor construction

Source: City of San Clemente, July 1, 2017,

Notes:

1. Applications on Deposit: Initial deposits shall be determined by the City Planner with actual hourly costs consisting of
expenditure of City time, materials, and overhead (including City consultants). In addition, a 28% General Plan Update fee
will be charge, where applicable, not exceeding $10,000 per project.

2. Multiple-Entitlement Applications: Fees shall include the highest applicable entitiement fee, plus $500 for each additional
entitlement.

3. Collected for single family homes greater than 3600 sq. ft., or more than 50 feet set back from street, or within a special fire
protection area or very high fire severity zone.

Until 1978, property taxes were the primary revenue source for financing the construction of
infrastructure and improvements required to support new residential development. The passage of
Proposition 13 in 1978 has limited a local jurisdiction’s ability to raise property taxes and significantly
lowered the ad valorem tax rate, increasing reliance on other funding sources to provide infrastructure,
public improvements, and public services. An alternative funding source widely used among local
governments in California is the development impact fee, which is collected for a variety of
improvements including water and sewer facilities, parks, and transportation improvements.

To enact an impact fee, State law requires that the local jurisdiction demonstrate the “nexus” between
the type of development in question and the impact being mitigated by the proposed fee. Also, the
amount of the fee must be roughly proportional to the impact caused by the development.
Nevertheless, development impact fees today have become a significant cost factor in housing
development.

The City of San Clemente collects development impact fees to offset impact costs associated with traffic,
sewers, storm drains, and parks. In addition, the Transportation Corridor Agency collects development
impact fees associated with the debt, additional improvements and operation of The Toll Roads.
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Table 44 summarizes the development impact fees required by the City and local agencies for residential
development. The City assesses all of its impact fees on a per unit basis, regardless of whether the
housing unit is part of a single-family or multi-family project. Building division and engineering impact
fees total approximately $29,000 per unit, regardless of type. In addition to these fees, The
Transportation Corridor Agency charges a fee per housing unit depending on housing type and project
location (Table 44). School fees for residential uses are assessed at $3.48 per square foot regardless of
type. Assuming a typical single-family home of 2,500 square feet and a typical apartment of 1,000
square feet, the school fees would total $8,700 for a single-family home and $3,480 for a multi-family
unit. Overall, total planning and impact fees would amount to approximately $43,000 for a typical
single-family unit and $35,000 for a typical multi-family unit.

Table 44: Development Impact Fees

Application Fee
Electrical Permit! $650
Plumbing Permit! $600
Mechanical Permit! $475
Public Facilities Construction Fund $2,012.54
Sewer Permit $20 per unit
Park Acquisition and Development $400 per unit for “in-fill" development
Transportation Corridor Agency Fees
Foothill Transportation Corridor Single-Family: Multi-Family:
(East of Interstate 5) $5,672 per unit $3,312 per unit
San Joaquin Hills Corridor Single-Family: Multi-Family:
(West of Interstate 5) $4,219 per unit $2,462 per unit
School Fees $3.48 per square foot
Source: City of San Clemente, July 5, 2017.

Note:
1. Actual fee varies. Listed fee is a rough estimate for a 1,500 square foot single-family dwelling.

3.16 Local Processing and Permit Procedures

Considerable holding costs are associated with delays in processing development applications and plans.
At times, these holding costs are passed through to renters and homeowners in the price/rent of
housing, thus affecting the affordability. The City of San Clemente’s development review process is
designed to accommodate housing development applications of various levels of complexity and
requiring different entitlements. Table 45 summarizes the reviewing authority and requirements for the
City’s most common permit applications.
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Table 45: Review Authority for Permits and Entitlements
Design Review Public

Application Final Authority Subcommittee Hearing
Required Required

é\recrmtifctural Permit/Cultural ~ Heritage Planning Commission v v
Coastal Review In-Concept City Manager

Conditional Use Permit Planning Commission v
Development Agreements City Council v
General Plan Amendment City Council v
Minor Conditional Use Permit Zoning Administrator v
Site Plan Permit Planning Commission v v
Specific Plan Amendment City Council v
Variance Planning Commission v v
Zoning Amendment City Council v

Source: City of San Clemente, 2015.

The City’s development approval process is designed to accommodate, not hinder, development and
does not unduly constrain housing. The following discussion describes in greater detail the City’s
development review procedures.

A. Residential Permit Processing

Residential developments with four or fewer units do not require a CUP, and typically do not require any
other type of discretionary approval. Allowing smaller projects by right encourages the provision of
affordable housing on smaller in-fill and underutilized lots within the older areas of the city. Most
developments in San Clemente consist of four or fewer units as San Clemente is a mostly built-out city
with little vacant residential land available, and typical multi-family projects are small infill
developments.

Projects with five or more units require approval of a CUP by the Planning Commission. The
discretionary process allows the project to be reviewed for appropriateness, scale, architecture, design,
and compatibility with the surrounding area. Per the Permit Streamlining Act, the City of San Clemente
has 30 days to determine whether a project application is complete. Once a project is deemed
complete, it is scheduled for the City’s internal Development Management Team (consisting of fire,
police, public works, engineering, building & safety, landscape, and other staff), which reviews the
project and recommends appropriate conditions of approval. A Planning Commission hearing is then
scheduled. If the project is approved, an approval letter, including the conditions of approval, is sent to
the applicant. The project only proceeds to the City Council if it also requires a legislative act such as a
General Plan Amendment or Zone Change. The project approval process is identical for single-family and
multiple-family residential projects.

Prior to approval of an application for a CUP, the following findings are required:
= The proposed use is permitted within the subject zone pursuant to the approval of a Conditional

Use Permit and complies with all the applicable provisions of this title, the San Clemente
General Plan and the purpose and intent of the zone in which the use is being proposed.
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= The site is suitable for the type and intensity of use that is proposed.

= The proposed use will not be detrimental to the public health, safety or welfare, or materially
injurious to properties and improvements in the vicinity.

®=  The proposed use will not negatively impact surrounding land uses.

Since 2014 at least 150 multi-family housing units have been constructed or permitted, including two
affordable housing projects (Table 52). Most recently, the City also approved a mixed use project with
five condominium units. The CUP process has not unduly constrained housing development in the City.
The City will continue to monitor the use of CUP to ensure that it does not unduly constrain housing
development.

If a housing project does not require a discretionary approval (four or fewer dwelling units requires plan
check approval only), the average processing time is three to six weeks. If the project requires a
discretionary approval, the process, including legal noticing requirements, project revisions, and the
generation of staff reports, typically takes 12 to 16 weeks. If the project requires a legislative act by the
City Council such as a General Plan Amendment or Zone Change in conjunction with the discretionary
project, an additional five to six weeks is typically required for the public hearing.

Other projects requiring Zoning Amendments or other discretionary actions necessitate a higher level of
review, resulting in a longer processing timeline. The City’s processing and permit procedures are
consistent with State Planning and Zoning Law and are not considered to be an unreasonable constraint
on the cost or supply of housing.

All residential development is reviewed by City staff for zoning, building and fire code compliance prior
to issuance of building permits. In addition, residential projects within an architectural overlay district or
within 300 feet of a City Designated Historically Significant Structure will require a Cultural Heritage
Permit, regardless of size.

Certain steps of the development process are required by State rather than local laws. The State has
defined processing deadlines to limit the amount of time needed for review of required reports and
projects. In an effort to provide an efficient permit processing system, the City has implemented the
following time and cost saving developmental processes:

= Eliminated the Community Design Commission and combined the duties with the Planning
Commission, which includes two architectural, landscape or planning professionals to the extent
feasible.

= Located all City divisions involved in the permitting process — Planning, Engineering, Building,
Public Works, Economic Development, Business Licenses, and Fire Authority —in one location.

= Appointed a Zoning Administrator to implement discretionary approval for less significant
projects.

* Facilitate pre-application meetings to ensure issues are identified early in the process and
applications are complete prior to submittal for discretionary review.

= Housing staff assists non-profit agencies to determine feasibility of projects and identify public
financing sources.
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= Processing fees can be reduced, postponed or supplemented with housing funds for affordable
projects meeting City priorities.

= Encourages concurrent processing of applications.

These procedures help to ensure that the development review process meets all legal requirements
without causing a significant unwarranted constraint to housing development.

B. Environmental Review

Environmental review is required for all development projects under the California Environmental
Quality Act (CEQA). San Clemente has a substantial number of environmental constraints due to its
sensitive habitats, coastal location and conservative approach to preserving its unique natural
surroundings. Because of these environmental constraints, larger residential projects have required the
preparation of Environmental Impact Reports (EIRs). An EIR is required of all developments that have
the potential of creating significant impacts that cannot be mitigated, which is highly typical of large
projects approved under Specific Plans. At the same time, most residential projects in San Clemente are
either Categorically Exempt or require only an Initial Study and Negative Declaration. The Negative
Declaration process typically takes two to three weeks to complete. Categorically Exempt developments
such as second residential units require a minimal amount of time. As a result, state-mandated
environmental review does not pose a significant constraint to housing development.

3.1.7 California Coastal Act

A. Coastal Zone in San Clemente

The Coastal Zone is generally defined as that land and water area which extends inland 1,000 yards from
the mean high tide line of the Pacific Ocean and seaward to the State’s outer limit of jurisdiction. Within
the City, the Coastal Zone comprises 2.79 square miles of the City’s 18.45 square miles, making up 15
percent of the total land area. In 1990, 89 percent of the housing units in the City (8,542) were located
in the Coastal Zone. By 2000, the number of units increased to 9,148 with an average annual growth of
60 new units a year. Between 1985 and 2005, however, ranch land development east of the Coastal
Zone grew at a faster pace. As of 2010, housing east of the Coastal Zone made up approximately 50
percent of the City’s housing stock.

The California Coastal Act requires each local government lying wholly or partly within the State-
designated Coastal Zone to prepare a Local Coastal Program (LCP). While most of the Coastal Zone is
built out, the City anticipates re-use of underutilized sites, as well as regular development of the vacant
lots situated in the Coastal Zone. While San Clemente does have a certified Land Use Plan, the City does
not currently have a certified Implementation Plan. Therefore, in addition to local approval processes,
development proposals within the Coastal Zone must also be approved by the California Coastal
Commission. This additional process can add time and cost to a development proposal, and may act as a
deterrent to developers of affordable housing.

The Coastal Zone includes the following five census tracts: 421.03, 421.06, 421.07, 421.08, 422.01 and
422.06. According to the 2010 Census, the population of the Coastal Zone was 27,632 persons (44
percent of the total population in the City). A number of the coastal census tracts (421.03, 421.06,
421.07, and 421.08) have also been identified as low and moderate income target areas, according to
Department of Housing and Urban Development Community Development Block Grant Program (CDBG)
guidelines. About 53 percent of households in the Coastal Zone rent their homes and 47 percent own
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their homes. By comparison, 64 percent of all housing units in the City were owner-occupied and 36
percent were renter-occupied. The CDBG target area and central portion of the Coastal Zone is the
historic core of the City with a mix of single-family and small multi-family properties.

B. Housing Activities in the Coastal Zone

California Government Code §65588(d) requires that the Housing Element update take into account any
low or moderate income housing provided or required in the Coastal Zone pursuant to Section 65590
(the Mello Act ). State law requires that jurisdictions monitor the following:

= The number of new housing units approved for construction within the Coastal Zone (after
January 1, 1982);

= The number of low or moderate income units required to be provided in new developments
either within the Coastal Zone or within three miles of the Coastal Zone;

= The number of existing housing units in properties with three or more units occupied by low or
moderate income households that have been authorized for demolition or conversion since
January 1, 1982; and

= The number of low or moderate income replacement units required within the Coastal Zone or
within three miles of the Coastal Zone.

In order to receive a demolition or a conversion permit, the request must comply with the Mello Act.
The City examines any Coastal Zone development that entails the demolition or conversion of residential
units that are not categorically exempt from the California Environmental Quality Act (CEQA). A property
that is determined to be a public nuisance or is an owner-occupied, single-family dwelling, is not
examined in accordance with the Mello Act. All other types of projects are evaluated.

Since 1982, 629 housing units have been approved for construction in the Coastal Zone. The majority of
the construction activities in the Coastal Zone do not involve the demolition of multi-family units. Eight
existing units occupied for very low income households were removed to accommodate the Mary
Erickson project. The Mary Erickson project provided six very low income units (with larger size and
more bedrooms). Therefore, the City has incurred a replacement requirement of two units. However,
the City’s affordable housing activities within three miles of the Coastal Zone have more than replaced
the other two units removed.

A total 32 units within the Coastal Zone have been converted to condominiums since 1982. All
converted properties were duplexes, with the exception of one fourplex. Duplexes are exempt from the
Coastal Zone replacement requirements. The fourplex was vacant and did not house low income
households prior to conversion. Therefore, no replacement requirements have been incurred as a result
of the condominium conversion activities.
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Table 46: Housing in the Coastal Zone

Housing Activities Number of Units

Number of New Units Approved for Construction in the Coastal Zone :

. i 629 units
since January 1, 1982:
Total Number of Units Occupied by Low and Moderate Income 8 unis
Households and Authorized to be Demolished or Converted:

Existing Units Demolished to Accommodate Mary Erickson 8 units
Total Number of Low and Moderate Income units Required to be 8 units
Replaced within Three Miles of the Coastal Zone
Total Affordable Housing Activities in within three miles of the Coastal .

} 314 units
Zone:

Mary Erickson 6 units

Mendocino Apartments 186 units

Village Shores Senior Apartments 122 units

Lennar-Frontera site 8 units (proposed)

Cotton’s Point 76 units

Las Palmas 9 units
C. Alleviating Constraints in the Coastal Zone

The Coastal Zone is subject to many development restrictions due to land use, land cost, and Mello Act
compliance. As the number of vacant residential lots has decreased in the Coastal Zone, the City had to
consider other options to increase the feasibility of providing low and moderate income housing within
the Coastal Zone. The Coastal Act, in general, gives priority to the preservation of existing affordable
housing over the production of new housing that may conflict with other coastal resource protection
policies. The replacement of low income housing is mandated by the Coastal Act, which requires that
any units to be demolished be replaced within three miles of the original site. Currently most of the
City's existing low income housing stock consists of apartments within the Coastal Zone. Due to the
presence of in-fill lots surrounding the apartments, these areas are attractive sites for new development
of apartments and condominiums, whereas conversions and demolitions of apartments are limited.

The City’s Condominium Conversion Code decides conversions on an annual basis depending on the
vacancy rate. When vacancy rates are above 10 percent, there are no restrictions on conversions. The
2009-2013 ACS recorded the City’s overall vacancy rate at 10.7 percent. In 2005, the Condominium
Conversion Code was changed to encourage additional conversions (up to 25 units) to stimulate
improvements to pre-1981 apartments even when vacancy rates are below 10 percent. Even with this
change in the Code, few apartments have been converted since 2000. The limited number of
conversions points to the difficulty of converting apartments built before 1980. This is because pre-1980
parking standards required only a one garaged space per unit. Due to the updated parking standard,
pre-1980 properties often have to convert two apartments into one. The negative impact of this Code is
that fewer properties are upgraded, the streets remain overcrowded, and the prices of converted
properties are very high.

D. Programs to Increase Affordable Housing in the Coastal Zone

The City has three programs to assist with the preservation and construction of new affordable units in
the Coastal Zone. The Housing Coordinator has worked with Mary Erickson Community Housing to
acquire and rehabilitate three properties with 18 units within the Coastal Zone since 2000. CDBG funds
have also helped to rehabilitate properties owned by Laura’s House, another affordable housing
developer. The properties were in poor condition, overcrowded and charged high rents. HOME
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Investment Partnerships Program (HOME) and former redevelopment agency funds were used to
purchase the units and ensure long term affordability. These apartments are now excellent examples of
model properties on the block. Low income families pay affordable rent, overcrowding was eliminated,
and the properties will preserve affordability in the Coastal Zone.

The second program to encourage new construction was adopted by the City Council in 2006. An
Affordable Housing Overlay was established which allows vacant and underutilized commercial sites to
be used for housing—a mix of affordable units (51 percent for households earning up to 50 percent of
median income) and market rate units. The Affordable Housing Overlay was adopted when housing and
land values were at their peak, and it was difficult to find land at a value to develop anything but high
priced condominiums and single-family housing in the coastal zone (see Table 49 on land costs later on
page 71). While overall prices have dropped since 2006, land values in San Clemente remain very high.
For-profit developers may build condominiums and sell off the market rate units to the public and the
City will offer grants and loans to non-profits to purchase the affordable units. The affordable units will
be owned by the non-profit and rented out to qualified households. This policy is intended to reduce
land values enough to allow for mixed income housing in the Overlay Zone.

The third program alleviates some of the financial impact of Mello Act compliance. The City will accept
an in-lieu fee for projects unable to provide on-site affordable units. The fee is based on the gap
between the market rate units and the amount needed to subsidize units at 50 percent of median
household income. In the past, the City has used in-lieu funds to assist non-profit developers (such as
Mary Erickson Community Housing and Jamboree Housing) with the construction of new affordable
units by providing grants to purchase existing apartments in the Coastal Zone or funds to finance the
construction of affordable housing within three miles of the Coastal Zone (i.e. Mendocino Apartments in
Talega).

E. City of San Clemente Land Use Requlation in the Coastal Zone

The City’s Coastal Zone (CZ) follows the land use regulations of the zone in which the property is located
in. In addition to those development standards for the base zone, the following standards apply to all
applicable projects within the CZ Overlay.

Table 47: Coastal Zone Setback Requirements

Setback Requirement

Coastal Bluff 25 feet from bluff edge

30 percent of the depth of the lot, not less than 15 feet from coastal
sage vegetation or less than 50 feet from riparian vegetation
Source: City of San Clemente,2017.

Coastal Canyon

The purpose of the coastal standards is to protect coastal resources and reduce hazards to life and
property. When there are two or more set-back choices available in the standards below, (e.g., stringline
and bluff or canyon edge set-back), the City Planner determines which of the setbacks shall be applied
to a development based on the geology, soil, topography, existing vegetation, public views, adjacent
development and other site characteristics, subject to the appeals provisions. Unlike with other cities,
San Clemente’s Coastal Zone does not reduce the maximum density of units, or modify the development
standards of the zone. The only restrictions of the Coastal Zone are for properties located on a coastal
bluff or coastal canyon as shown in Table 47. These modified setback requirements limit the size of
residential projects in the Coastal Zone when they are next to a bluff or canyon. The value of land and
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property is substantially higher for properties this close to the coast and affordable housing is not
expected next to the bluffs or canyons. New affordable units are anticipated primarily within the
Affordable Housing Overlay.

3.1.8 Growth Management Ordinance

A Growth Management Initiative was approved by the voters of San Clemente in 1986 and subsequently
adopted by the City Council as Ordinance No. 922, also known as the Growth Management Ordinance.
The ordinance limited residential construction to a maximum of 500 units per year and established a
competitive allocation process which awards density on the minimization of environmental impacts, the
provision of adequate public services and facilities, project amenities and quality design. The Growth
Management Ordinance expired on December 31, 2006 and was not extended.

3.19 On- and Off-Site Improvements

After the passage of Proposition 13 and its limitation on local governments’ property tax revenues, cities
and counties have faced increasing difficulty in providing public services and facilities to serve their
residents. One of the main consequences of Proposition 13 has been the shift in funding of new
infrastructure from general tax revenues to development impact fees and improvement requirements
on land developers. The City requires developers to provide on-site and off-site improvements
necessary to serve their projects. Such improvements may include water, sewer and other utility
extensions, street construction and traffic control device installation that are reasonably related to the
project. Ultimately, however, the additional costs for residential land development and infrastructure
maintenance are borne by the homeowners and their associations. Dedication of land or in-lieu fees
may also be required of a project for rights-of-way, transit facilities, recreational facilities and school
sites, consistent with the Subdivision Map Act.

A local residential street in San Clemente requires a 56-foot right-of-way, with two 20-foot travel lanes.
Road standards vary by roadway designation and are outlined in Table 48. The City’s road standards are
typical for cities in Orange County and do not act as a constraint to housing development.

Table 48: Street Design Standards

Roadway Designation Number of Lanes Right-of-Way Width Curb-to-Curb Width
Major Highway 6 lanes 120 feet 100 feet
Secondary Highway 4 lanes 80 feet 64 feet
Collector Street 2 lanes 60 feet 40 feet
Local Street 2 lanes 56 feet 40 feet
Cul-de-Sac Street 2 lanes 56 feet 35 feet

Source: City of San Clemente, 2017.

3.1.10 Inclusionary Housing Program

Inclusionary housing describes a local government requirement that a specified percentage of new
housing units be reserved for, and affordable to, lower and moderate income households. The goal of
inclusionary housing programs is to increase the supply of affordable housing commensurate with new
market-rate development in a jurisdiction. This can result in improved regional jobs-housing balances
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and foster greater economic and racial integration within a community. The policy is most effective in
areas experiencing a strong demand for housing.

San Clemente adopted an Inclusionary Housing Program (IHP) in 1980 to expand affordable housing
options in San Clemente. San Clemente’s IHP requires developers of six or more units to set aside four
percent of the total number of units for households earning 50 percent or less of the median income.
This affordable requirement can be provided either on-site, off-site, or through the payment of an in-
lieu fee or provision of land. The in-lieu fee option was intended primarily for small to midsize in-fill
developments or subdivisions where insufficient land exists to provide both for-sale and rental units. As
of August 2017, approximately $1,013,191 was available in the in-lieu fund to assist nonprofit agencies
with purchasing land or existing housing units for the provision of long term affordable housing.
Appendix D includes detailed information on the City’s IHP requirements and how in-lieu fees are
calculated.

Overall, the City’s inclusionary housing requirement is reasonable, compared to most communities with
similar policies. Typical inclusionary housing requirements range from ten to 15 percent in the State of
California. A four-percent requirement does not unduly constrain housing development in the City and
small infill projects with fewer than six units are exempt from this requirement.

3.1.11 Affordable Housing Overlay Zone

The San Clemente City Council established the Affordable Housing Overlay Zone along El Camino Real,
the main intra-city transportation corridor, in 2006. The Overlay allows stand-alone mixed income
housing to be built in NC2, NC3, MU 3, and MU 5.1-zoned properties along El Camino Real. In order to
develop housing in these commercial districts, the mixed income housing must include at least 51
percent of the units as affordable housing to households earning up to 50 percent of area median
income. A minimum density of 20 units per acre is required. The intent of this Overlay Zone is to
facilitate the development of affordable rental and for sale housing in the City’s commercial and mixed
use zones. As 100 percent senior housing (whether affordable or market-rate) is also permitted in
nonresidential and mixed-use zones, it is likewise permitted in the AH Overlay Zone.

Since its inception, the AH Overlay has become the most effective tool for the development of
affordable housing by offering additional sites totaling 21.2 acres (243 nonresidential parcels) for high
density residential development. A number of the vacant and underutilized sites identified in Table 54
are located within the AH Overlay and represent only a small portion of all the sites within the Overlay.

The AH Overlay is already in place; properties within the AH Overlay do not have to go through
additional application to utilize this designation. Mixed-income housing meeting the affordable housing
requirements is a permitted use by right. The AH Overlay establishes the following minimum standards
for housing projects in the various zones:

= NC 2 (Neighborhood Commercial) Zone. Affordable housing projects located in NC 2
commercial zones shall conform to the same development standards as RM (Residential
Medium Density).

= NC 3 (Neighborhood Commercial) Zone. Affordable housing projects located in NC 3
commercial zones shall conform to the same development standards as RM (Residential
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Medium Density), with the exception of incentives, concessions and density bonuses as
required by Government.

= MU 3 and 5.1 (Mixed-Use) Zone. Affordable housing projects located in the MU 3 and MU 5.1
mixed-use zones shall conform to the same development standards for mixed-use projects in
the MU 3 and 5.1 mixed-use zones, respectively.

An Architectural Permit is required, with the intent to preserve and strengthen the City’s unique Spanish
village character. The Design Review Subcommittee reviews the application and makes
recommendation to the Planning Commission, the final authority. The specific required findings for new
structures are:

e The architectural treatment of the project complies with the San Clemente General Plan;

e The architectural treatment of the project complies with any applicable specific plan and this
title in areas including, but not limited to, height, setback color, etc.;

e The architectural treatment of the project complies with the architectural guidelines in the City's
Design Guidelines;

e The general appearance of the proposal is in keeping with the character of the neighborhood;
and

e The proposal is not detrimental to the orderly and harmonious development of the City.

The City’s Design Guidelines focus on physical design features such as site design, architectural
character, landscape character, parking facilities, and building equipment and services. The Design
Guidelines are online and staff is available to provide assistance. As long as the development proposals
adhere to the City’s Design Guidelines, review by the Design Review Subcommittee usually results in
only minor modifications. The typical processing time is 14 weeks from a complete application.

All multi-family housing projects constructed in the City in recent years have been affordable projects
in the Affordable Housing Overlay, demonstrating the feasibility of this tool to create affordable units
in the City. Given the requirements of the AH Overlay, mixed income housing project automatically
qualify for density bonus, incentives, and concessions under the State density bonus law, including
reduction in parking and other development standards, as well as an increased in density bonus
beyond State law. For example, Avenida Serra requested and was granted a total density increase 113
percent. Since 2011, 95 affordable housing units have been created within the AH Overlay, with an
additional project in the pipeline.

The greatest incentive offered by the AH Overlay is that only senior and affordable housing projects
would be allowed in this area where regularly, stand-alone residential uses would not be permitted.
With limited vacant and underutilized properties available in the City, the Affordable Housing Overlay
reduces the potential competition for available land from market-rate development. Furthermore, the
AH Overlay requires a minimum density of 20 units per acre, providing certainty in project feasibility.
City staff also works closely with the developer to expedite the processing of affordable projects in the
Affordable Housing Overlay. As funding permits, the City would also assist in gap-financing affordable
housing projects and/or support the developers’ funding applications to local, State, and federal
agencies.

City of San Clemente
2013-2021 Housing Element (2017 Midterm Update) HE-68




3.2 Environmental and Infrastructure Constraints

3.2.1 Environmental Constraints

Environmental hazards affecting housing units include seismic hazards, flooding, toxic and hazardous
waste, fire hazards and noise. The following hazards may impact future development of residential units
in the City. However, these are common factors that impact development throughout California.
Furthermore, none of the sites included in the residential sites inventory in this Housing Element would
be significantly impacted by these factors to the extent that is not mitigatable with regular construction
techniques or practices.

A. Seismic Hazards

There are no known active faults within the City of San Clemente; however, ground shaking resulting
from regional seismic activity can have a significant local impact. Additionally, areas of the City where
the water table is shallow with loose, unconsolidated sandy soils have the potential for liquefaction
during a seismic event. The City’s hillsides and coastal and canyon bluffs can be steep and subject to
landslides and slope failures. Potential geologic and soil hazards can be increased by inappropriate
development, seismic activity and heavy rains.

B. Flooding

Potential water-related hazards in San Clemente include flooding, tsunami, and sea level rise. Flood
hazards include coastal inundation, flash flooding down watercourses and channels throughout the
community, and sheet flooding across low lying areas adjacent to these watercourses. A tsunami is a
series of ocean waves triggered by the displacement of a large volume of water after a submarine
disturbance, such as an underwater earthquake or landslide. While there is no record of large or
moderate tsunamis in the San Clemente area, the potential for tsunami damage exists, as it does in most
coastal California communities. Distant source tsunamis have produced run-up of less than two feet in
San Clemente; however global climate changes affecting sea level have been observed over time and if
observed patterns continue, a sea level rise should be expected. Sea level rise is a long-range concern
and while predictions vary, a significant rise in sea level rise could adversely affect land use,
transportation and water quality in low-lying coastal areas. The City Emergency Planning Program has
designated tsunami hazard zones and tsunami evacuation routes.

C. Fire

San Clemente residents enjoy access to and views of natural open spaces. Several neighborhoods in San
Clemente are adjacent to expansive open space resources, such as the Richard and Donna O’Neill
Conservancy to the north and east of City limits, and San Onofre State Beach and Camp Pendleton to the
south. These large open space areas at the urban-wildland interface contain vegetation that provides
fuel for wildfires which can threaten life and property in San Clemente. Wildfires are of particular
concern during Santa Ana wind events, when forceful winds blow dry air from the east to the west. They
create extremely dry conditions in which wildfires can easily develop due to natural or human causes.
Historically, wildfire is one of the most destructive hazards in San Clemente, affecting homes,
businesses, the natural environment, and human lives.
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D. Noise

Excessive noise can adversely affect human health and well-being, economic productivity, and property
values, especially in areas where sensitive land uses such as senior housing, schools, child care, and
hospitals are located. Mobile and stationary noise sources contribute to overall noise levels, and the
impacts of both must be analyzed when considering environmental effects of new development.
Bisected by Interstate 5, San Clemente’s primary noise source is from automobile, truck and motorcycle
traffic. Passenger and freight rail services utilize a rail line that skirts the coastline and are also significant
mobile noise sources. The City has successfully used federal tools to reduce train noise near sensitive
land uses, and has earned a federal “Quiet Zone” designation at rail crossings by making federally
approved safety improvements.

E. Radiological Hazards

The San Onofre Nuclear Generating Station (SONGS) is the only nuclear power plant in Southern
California. It is located in San Diego County, approximately three miles south of the City of San
Clemente. SONGS is primarily owned by Southern California Edison, which is in charge of its operations
and maintenance. In June 2013, Southern California Edison announced that it was going to retire the
nuclear power plant, which had not been operational since January 2011. This is a process called
decommissioning. The decommissioning process is regulated by the Nuclear Regulatory Commission
(NRC). Coordination of policies and procedures for radiological hazards will continue to be relevant to
the City.

F. Hazardous Materials

San Clemente’s industrial and manufacturing uses contribute to the City’s prosperity. However, these
uses can pose hazards related to the use and storage of toxic materials and the creation of toxic waste
as byproducts. The storage, transportation, and disposal of these materials are sensitive processes.
Seismic activity, flooding, marine hazards, and fires can result in hazardous materials being released
onto land or into the air and water, contaminating the environment and endangering public safety. The
transportation of hazardous materials is of particular concern in San Clemente. Hazardous materials are
transported through the community due to San Clemente’s location along a busy rail route and along
Interstate 5, a major north-south corridor for California.

3.2.2 Infrastructure Constraints

A Water

The City of San Clemente draws water from several sources, including groundwater from City wells,
imported water from the Metropolitan Water District through the City’s wholesaler (Municipal Water
District of Orange County), and recycled water. The majority of the community’s potable water supply is
imported through purchases from the City’s wholesaler, Municipal Water District of Orange County.
Three water districts serve different areas of the City—the City of San Clemente Water Utility serves the
majority of the City, the Santa Margarita Water District provides water and wastewater services to the
Talega community, and the South Coast Water District provides water services to a small portion of
north San Clemente. The General Plan does not identify water supply as a major constraint to
residential development. Adequate water is available to accommodate the City’s needs through this
Housing Element planning period. Furthermore, desalinization treatment facilities and other regional
sources are being evaluated, which could play an important role in meeting the future water needs in
the region.
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B. Wastewater

Wastewater collection and treatment are important components of protecting public and
environmental health. The City of San Clemente owns and operates a water treatment plant, located
within the City. In 2014, the City completed a major expansion of its recycled water distribution system.
With this improvement, recycled water provides a key tool in the community’s strategy for reducing
imported water and using water resources efficiently. The General Plan does not identify wastewater
treatment as a constraint to residential development. Adequate wastewater treatment capacity is
available to accommodate the City’s needs through this Housing Element planning period.

3.3 Market Constraints

3.3.1 Land Prices

Land costs have a significant influence on the cost and availability of housing. Land prices are
determined by a number of factors, most important of which are land availability and permitted
development density. As land becomes less available, the price of land increases. In coastal San
Clemente, undeveloped land is very limited. The cost of land in the City has long been a constraint to
developing affordable housing. Historically, the price of land has ranged from a low of $25 per square
foot to a high of $107 per square foot. A selection of land that has sold within the Affordable Housing
Overlay is provided in Table 49. Furthermore, a survey of citywide properties listed for sale on
Zillow.com was conducted in August 2017. The survey found 16 vacant lots available for sale in San
Clemente. These lots ranged in price from $5 per square foot to $221 per square foot.

National Core constructed an affordable housing project consisting of 19 one-bedroom apartments for
lower income households. The land was purchased in 2011 at $800,000 at an average cost of $42,105
per unit. National Core estimated that with inflation, an equivalent property in 2015 would cost
approximately $1.2 million. Based on National Core’s extensive experience in developing affordable
housing in the region, the per-unit land costs typically range from $55,000 to $90,000.

Table 49: Land Costs

Density Allowed Per Unit

Land Cost

Address (Zone) Lot Size (Maximum Purchase Amount
Capacity)

107-115 Ave. Serra (MU3) 16,000 sq. ft. | 24 du/acre (8 units) | $400,000 ($25 per sq. ft.) $50,000
2350 S. El Camino Real (NC3) 63,162 sq. ft. | 36 du/acre (52 units) | $3.5 million ($55 per sq. ft.) $67,308
2723 S. El Camino Real (MU5.1) | 27,000 sq. ft. | 36 du/acre (22 units) | $3 million ($107 per sq. ft.) $136,363

Source: City of San Clemente, 2015.

The City also previously worked with Mary Erickson Community Housing to evaluate the site located at
2723 S. El Camino Real and determine a fair market value for that land, based on existing zoning
standards and assuming a density of 36 units/acre. At this density, 22 units could be built. Based on a
pro-forma utilizing tax credits and a City subsidy, the market value of the land could not be more than
$1.5 million ($68 per square foot). The non-profit also evaluated the project by increasing the number of
units to 28. The design for the 28 unit project necessitated a below-grade parking structure to fit the
units on the site. The parking structure increased the price of the project beyond feasibility unless
additional subsidies were available. This analysis shows that as land prices are reduced to $68 a square
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foot or below, the feasibility of development increases, but only if there is no below grade parking
structure. Therefore, increasing the density is not always the answer to making a project more feasible.

3.3.2 Construction Costs

Construction costs are primarily determined by the costs of materials and labor. They are also
influenced by market demands and market-based changes in the cost of materials. Construction costs
depend on the type of unit being built and the quality of the product being produced. However
construction costs are set by regional and national factors that rarely impede housing development in
specific localities.

3.3.3 Home Financing

The availability of financing can affect a person’s ability to purchase or improve a home. Under the
Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose information on the
disposition of loan applications by the income, gender and race of the applicants. This applies to all loan
applications for home purchases, improvements and refinancing, whether financed at market rate or
with federal government assistance. Locally assisted mortgages (such as first-time homebuyer
programs) are not subject to HMDA reporting.

Table 50 summarizes the disposition of loan applications submitted to financial institutions for home
purchase, home refinance and home improvement loans within San Clemente in 2015. Included is
information on loan applications that were originated (approved); approved but not accepted by the
applicant; denied; and withdrawn by the applicant or closed for incomplete information.

Table 50: Mortgage Lending Approval Rates — San Clemente (2015)

Total - Approved, But Not Applications Withdrawn or
SIS Applications EOfS Ol Accepted Denied Incomplete

Conventional 1438 | 1,001 69.6% 58 4.0% 156 | 10.8% 223 | 15.5%
Government Backed 142 108 76.1% 3 2.1% 16 | 11.3% 15| 10.6%
Home Improvement 222 137 61.7% 7 3.2% 52| 23.4% 26 | 11.7%
Refinancing 3283 | 1,970 60.0% 94 2.9% 593 | 18.1% 626 | 19.1%
Total 5085 | 3216 63.2% 162 3.2% 817 | 16.1% 890 | 17.5%

Source: Lending Patterns™, 2017.

It is generally recognized now that a major cause of the housing crisis was the significant relaxation of
underwriting criteria on home mortgages, leading many households to purchase homes that they could
not afford over the long term. Any reduction in household income due to lay-offs or reduced hours
precipitated loan defaults. In the current market, lenders report that capital is available to highly
qualified buyers, but the lack of both housing inventory and buyer confidence in the market continue to
restrain the housing market recovery.

In 2015, a total of 1,438 households applied for conventional home purchase loans in the City of San
Clemente. The overall loan approval rate_for this type was 74 percent and 11 percent of applicants
were denied. A total of 142 households applied for government backed loans (e.g. FHA, VA) in 2015. The
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approval rate for this loan type was slightly higher than for conventional home purchase loans (78
percent). About 11 percent of applications for government-backed loans were denied. The majority of
all loan applications in San Clemente were for refinancing (65 percent). A total of 3,283 home refinance
applications were filed by residents in the City in 2015. Approval rates for home refinancing were the
lowest of all loan types at 63 percent.

3.34 Energy Conservation

The City of San Clemente is committed to conserving energy and reducing pollution associated with the
production of electricity. The City continues to require compliance with Title 24 of the California
Administrative Code on the use of energy efficient appliances and insulation. Through compliance with
Title 24, new residential development has produced reduced energy demands.

In addition, San Clemente residents and business owners are eligible to finance energy efficient property
improvement projects through the Property Assessed Clean Energy (PACE) financing program. Three
PACE programs are available to San Clemente residential and commercial property owners:
CaliforniaFIRST, Figtree Financing, and HERO financing. PACE programs fund a wide range of energy and
water efficiency as well as energy generation projects. These include: insulation, heating/cooling
systems, windows, doors, low-flow toilets, efficient irrigation systems, solar photovoltaic systems and
more.
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4. Housing Resources

4.1 Potential for Future Housing

State law requires that jurisdictions provide an adequate number of and properly zoned sites to
facilitate the production of their regional share of housing. To determine whether a jurisdiction has
sufficient land to accommodate its share of regional housing needs for all income groups, that
jurisdiction must identify “adequate sites.” Under State law (California Government Code section
65583([c][1]), adequate sites are those with appropriate zoning designations and development
regulations —with services and facilities—needed to facilitate and encourage the development of a
variety of housing for all income levels. The land resources available for the development of housing in
San Clemente are addressed here.

411 Regional Housing Needs Allocation (RHNA)

California General Plan law requires each city and county to have land zoned to accommodate its fair
share of the regional housing need. HCD allocates a numeric regional housing goal to the Southern
California Association of Governments (SCAG). SCAG is then mandated to distribute the housing goal
among the cities and counties in the region. This share for the SCAG region is known as the Regional
Housing Needs Allocation, or RHNA. The SCAG region encompasses six counties (Imperial, Los Angeles,
Orange, Riverside, San Bernardino and Ventura) and 191 cities in an area covering more than 38,000
square miles. The major goal of the RHNA is to assure a fair distribution of housing among cities and
counties within the SCAG region so that every community provides for a mix of housing for all economic
segments. The housing allocation targets are not building requirements; rather, they are planning goals
for each community to accommodate through appropriate planning policies and land use regulations.
Allocation targets are intended to assure that adequate sites and zoning are made available to address
anticipated housing demand during the planning period.

The current RHNA for the SCAG region covers a seven-year planning period (January 1, 2014 to October
1, 2021)° and is divided into four income categories: very low, low, moderate, and above moderate. As
determined by SCAG, the City of San Clemente’s allocation is 581 new housing units during this planning
cycle, with the units divided among the four income categories as shown in Table 51.

°  The Housing Element planning period differs from the RHNA planning period. The Housing Element covers the

planning period of October 15, 2013 through October 15, 2021.
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Table 51: RHNA 2014-2021

Total Housing Units | Percentage of

Income Group

Allocated Units
Extremely/Very Low 134 23.1%
Low 95 16.4%
Moderate 108 18.6%
Above moderate 244 41.9%
Total 581 100.0%

Source: Southern California Association of Governments (SCAG).

Note: The City has a RHNA allocation of 134 very low income units (inclusive of extremely low
income units). Pursuant to new State law (AB 2634), the City must project the number of
extremely low income housing needs based on Census income distribution or assume 50
percent of the very low income units as extremely low. According to the CHAS data developed
by HUD using 2007-2011 ACS data, the City had 5,160 households with incomes at or below
50 percent AMI (2,555 extremely low and 2,605 very low income). Therefore, the City's RHNA
of 134 very low income units may be split equally into 67 extremely low and 67 very low income
units. However, for purposes of identifying adequate sites for the RHNA, State law does not
mandate the separate accounting for the extremely low income category.

412 Progress towards the RHNA

Since the RHNA uses January 1, 2014 as the baseline for growth projections for the 2014-2021 planning
period, jurisdictions may count toward the RHNA housing units developed, under construction, or
approved since January 1, 2014. From January 1, 2014 to August 2017, 387 housing units have been
completed, under construction, or permitted in San Clemente (Table 52). Included in that total are two
affordable housing projects. As previously shown in Table 37 on page 35, Cotton’s Point Senior
Apartments, completed October 2014, consist of 76 rental housing units affordable to very low and low
income seniors. One-third of these units have also been set aside for older residents with mental
disabilities. This project was assisted with former City redevelopment housing set-aside funds and
Mental Health Services Act (MHSA) funds, and the affordable units are deed restricted for 55 years as
affordable housing as required by the former redevelopment law. Avenida Serra Apartments,
completed October 2015, is a 19-unit below-market workforce housing rental community. This project
was assisted with Low Income Housing Tax Credits (LIHTC) and State HCD Infrastructure Grants.
Affordable units in this project are also deed restricted for 55 years for low income use. Accounting for
the housing units constructed and under construction, and permits issued, the remaining RHNA need for
the 2014-2021 planning period is 242 units.

Table 52: Credits Toward the RHNA

Extremely/ Low Income Moderate Above
Very Low Income Moderate
(51-80% 0 Total
Income AMI) (81-120% Income

(0-50% AMI) AMI) (121%+ AMI)
Project Completed, Under Construction, or Permitted
Single Family Homes \ - | - | - \ 237 | 237
Multi-Family Units
Various - - - 55 55
Cotton’s Point Senior Apartments 54 21 1 0 76
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Table 52: Credits Toward the RHNA

Extremely/ Moderate Above
Low Income
Very Low Income Moderate
I (51-80% 0 Total
ncome AMI) (81-120% Income
(0-50% AMI) AMI) (121%+ AMI)
Avenida Serra Workforce 1 7 1 0 19
Apartments
Total 65 28 2 292 387
2014-2021 RHNA 134 95 108 244 581
Remaining RHNA 69 67 106 - 242

Source: City of San Clemente, 2017

413 Residential Land Inventory

State law requires that jurisdictions demonstrate in the Housing Element that the land inventory is
adequate to accommodate that jurisdiction’s share of the region’s projected growth. After calculating
the number of housing units constructed, under construction, permitted and approved in San Clemente
since January 1, 2014, the City’s remaining RHNA target for 2014-2021 is 242 units (Table 52).

A. Residential Sites Inventory

(1) Rezoned and Upzoned Properties since 2008 Housing Element

A number of properties included in the inventory have recently gone through General Plan/Zoning
amendments to allow for higher density residential development by the City. The parcel located at 101
North La Esperanza (Map ID 29 in Figure 4) is a vacant 2.18-acre site formerly zoned RML. The City
rezoned the parcel in 2014 to RM, which increased the maximum allowable density from 10 units per
acre to 24 units per acre. The second site is an underutilized six-acre parcel that is part of the Shorecliffs
Golf Course (Map ID 33 in Table 55. The property includes a clubhouse, driving range, and parking lot
and was formerly zoned CRC2. The City amended the General Plan in 2014 to redesignate this area to
RH, which allows residential development up to 36 units per acre. An interim policy was also adopted to
allow implementation of the RH development standards while the specific plan is being amended. The
recent specific plan amendments amended the designation to RH and senior to be consistent with the
General Plan. The prior designation only allowed for hotels and similar uses. Currently, the designation
allows multifamily housing for seniors at a density of 36 units per acre. In 2015, as part of the General
Plan amendment, the Land Use Plan redesignated several older and underutilized industrial and
commercial areas for mixed use developments. An area (Site R) along Calle de Los Molinos was
redesignated from Commercial to Mixed Use and upzoned from C3 to MU2, conditionally allowing
mixed use development between 24 and 36 units per acre. Another area (Site S) was redesignated from
Light Industrial to Light Industrial with a Mixed Use Overlay and upzoned from C3 and M2 to LI(MU),
utilizing the MU1 development standards and therefore, conditionally allowing mixed use development
between 24 and 36 units per acre.

2 Characteristics of Underutilized Properties

One key underutilized parcel is the Shorecliffs Golf Course (Site Q) mentioned above. A developer has
expressed interest in developing senior housing on the Shorecliffs site; however, no application has
been submitted or project details provided.
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Another underutilized parcel is a vacated gas station (Site P). Due to the Environmental Protection
Agency’s (EPA) increased regulations on Underground Storage Tanks (USTs), many old gas stations,
particularly those for smaller gasoline companies, could no longer meet the federal standards for the
USTs. As a result, many such gas stations have been vacated and redevelopment of these sites has
become an infill development trend throughout the nation. Resources and technical guides are available
to assist in the redevelopment of vacated gas stations. Specifically, both the federal and California EPA
have established funding programs to assist in the cleanup. Given the limited vacant land available in
San Clemente, the City views this vacated gas station as a potential site in the future.

This upzoned area along Calle de Los Molinos (Site R) is currently developed with low intensity and older
commercial and light industrial uses, and a few residences. The Los Molinos area was the original
industrial area of San Clemente. An area which was once the outskirts of town in the 1920s now finds
itself at the center of it. With the additional of master planned community, Marblehead Coastal, and
the revitalization of the adjacent North Beach are, Los Molinos is primed to redevelop. Most of the
properties were developed in the 1950s and 60s with single story developments and have been
minimally remodeled. The oldest building constructed in 1939 (78 years old). These buildings do not
typically have the amenities and configurations for modern day uses. In addition the land value of the
area, its close proximity to the beach and transit (approximately a mile away), have resulted in added
interest for redevelopment. Businesses are relatively small independent operations. Redevelopment of
these properties would not involve the strategic considerations of major chain businesses. Specifically,
several of the vacant and underutilized parcels are owned by real estate investment companies.
Recognizing the area’s redevelopment potential, the City modified the zoning to Mixed Use to help
incentivize residential development near a transit district and future entertainment district.

Buildings are primarily single-story structures with large surface parking areas. Of the 18 parcels
included as Site R, seven has no building structures on site and are either vacant, or used as parking or
salvage yards. The existing average FAR for Site R is 0.25, significantly less than the 1.5 allowable for a
mixed use development for its MU2 designation. Site S is primarily occupied by warehouse and self-
storage uses with the majority of the site being vacant. The existing average FAR at Site S is 0.03,
compared to the 2.0 allowable for a mixed use development for is LI{MU) designation that utilizes the
MU1 standards. Immediately adjacent to this upzoned area are medium to high density residential uses.
The significant discrepancies between allowable FAR and existing improvements on site, the location as
a transition area between visitor-serving businesses and residential neighborhoods, and the small-scale
business operations, along with City General Plan policy direction, encourage the future transition of
these sites into a mixed use neighborhood. The City will implement economic development and
marketing strategies in the future to facilitate the redevelopment of this area.

Two underutilized parcels (Site H and Site 1) are currently occupied by low intensity commercial uses and
are immediately adjacent to vacant parcels, offering great potential for lot consolidation.

(3) Lot Consolidation Potential

Properties in the sites inventory are grouped into sites for potential lot consolidation because of their
adjacency. As shown in Table 54, many of these parcels have common ownership, enhancing the
likelihood of lot consolidation.
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(4) Residential Uses in Nonresidential Zones

San Clemente is a primarily built out community. However, the City recognizes that it must provide
opportunities for new residential, commercial, and job-generating uses in targeted areas. Recognizing
the success of the Affordable Housing Overlay in creating new residential units in nonresidential zones,
the Centennial General Plan retains the existing mixed use designations and introduces a new mixed use
overlay to expand opportunities for mixed use development. In recent years, as the City slowly recovers
from the recession, the City is beginning to see an increased interest in residential development in the
mixed use zones due to their proximity to services and transportation corridors. Most recently the City
has approved a mixed use project with five condominium units. The two latest affordable housing
projects have been developed in such areas also because of the preference of State and Federal funding
programs to locate housing in transit-oriented areas.

The City anticipates increased residential and mixed use developments in the City’s nonresidential zones
(via the Affordable Housing Overlay) and in the mixed use zones for the following reasons:

e There is a general lack of vacant and underutilized land in the City.

e The General Plan incentivizes mixed use development by allowing higher FARs for mixed use
than commercial projects.

MU1 — Commercial: 1.00 FAR; Mixed Use: 2.00 FAR

MU2 — Commercial: 0.50 FAR; Mixed Use: 1.50 FAR

MU3 — Commercial : 1.00 FAR; Mixed Use: 2.00 FAR

MU3.1 — Commercial : 1.00 FAR; Mixed Use: 2.00 FAR

MU3.2 — Commercial : 1.00 FAR; Mixed Use: 1.50 FAR

0 MU3.3 - Commercial : 1.00 FAR; Mixed Use: 2.00 FAR

e To encourage lot consolidation for mixed use development, the General Plan also allows an

additional story for sites larger than 12,000 square feet in most mixed use zones.

O O O0OO0Oo

(5) Estimating Development Potential

In estimating the capacity of the City’s residential sites inventory, the potential number of units is based
on 100 percent of allowable density. Table 53 presents examples of completed projects, both market-
rate and affordable projects. These projects demonstrate that the City’s development standards are
reasonable and that developers are able to achieve a range of densities to accommodate different
housing types and designs. For market-rate housing, even a townhome project in the MU3 district was
able to achieve over 95 percent of the maximum allowable density. All three of the recent affordable
housing projects achieved actual development density of over 29 units per acre. Specifically, Cotton’s
Point was developed at almost 100 percent of the maximum allowable density, and Avenida Serrra
requested and was granted additional density bonus for being a 100 percent affordable project. Vintage
Shores, a senior housing project funded with LIHTC, developed at a moderately high density at 29 units
per acre, not utilizing any density bonus.

Based on the City’s development standards and past experience, the City’s inventory of vacant and
underutilized land totals 19.92 acres and has the potential to yield 634 units. Table 54 organizes the
City’s sites inventory based on potential for lot consolidation. As shown, consolidated parcels can
achieve a project of at least 20 units. The City’s most recent affordable housing project — Avenida Serra
Apartments — is a 19-unit project, with 58 percent of the units being affordable to extremely low and
very low income households, and the other 37 percent of the units being affordable to low income
households.
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B. Affordability and Density

Pursuant to AB 2348, the “default density” for most Orange County jurisdictions, including San
Clemente, is 30 dwelling units per acre. The default density refers to the density at which lower income
housing development is presumed to be feasible, although state law allows jurisdictions to propose
alternative densities that are sufficient to facilitate affordable housing based on local experience and
circumstances. Table B-1 in Appendix B provides a list of affordable housing projects in Orange County
and north San Diego County that were constructed at densities below 24 units per acre, including two
projects in the City of San Clemente. These projects demonstrate the feasibility of facilitating affordable
housing for lower income households in San Clemente at a density between 20 and 24 units per acre.
The City’s RH and MU zones allow residential development up to 36 units per acre, above the default
density established by State law. Specifically, a minimum density of 24 units per acre is established for
the RH and all MU zones, with the exception of MU3.2, which has a minimum density of ten units per
acre. However, no MU3.2 properties are included in this sites inventory.

Furthermore, the City does not rely on the RM zoning to achieve its affordable housing goal. The
majority of the City’s affordable housing units have been and will continue to be constructed utilizing
the Affordable Housing (AH) Overlay designation. Within the AH Overlay, because of the 51 percent
affordable units requirement for non-residentially zoned properties, all such projects would qualify for a
density bonus of 35 percent, raising the effective density to 32.4 units per acre for NC2 and NC3
properties, and to 48.6 units per acre for all MU properties.

Senior housing in mixed use and nonresidential zones can automatically have a maximum density of 45
units per acre plus the state density bonus. For mixed use projects, the applicants may request an
increase in the FAR as part of the Site Plan Permit process. One-hundred percent affordable housing
projects can also request additional density bonus above State law as part of the incentives offered by
the City.
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Table 53: Housing Projects and Achieved Densities

Project Total . : Percent
Type Buildable DU.AC Density DU/AC Maximum Project of

Lot Size Allowed in Bonus per  Allowed with | Units on Site Densit Maximunm
Zone 17.24.070 Bonus with Bonus y

Project Address (Zoning)

(acres) Achieved
412 Arenoso Lane (RH) g3 | Market-Rate 158 36.0 57 1456 | 40.44%
Townhome
253 Marquita (RM) g | MarketRate 0.39 24.0 9 1538 | 64.10%
Townhome
1520 N. EI Camino Real (MU3) 16 | MarketRate 0.46 36.0° 17 3478 | 96.62%
Townhome
Affordable
Vintage Shores Apartments (NC3) 122 Senior 4.20 45,08 20% 54.0 227 29.04 53.79%
Housing
N . Affordable
(C,\logg)“ s Point Senior Apartments 76 Senior 145 45.0° 20% 54.0 78 5240 | 97.06%
Housing
Avenida Serra Workforce Affordable > 0 4 0
Aparments (MUSA) 19 HousinG 0.37 36.0 35% 48.6 18 51.35¢ | 105.67%
Notes:

1. Project may have qualified for additional density bonus per subsection 4.(b)(iv) of 17.24.070.C

2. Based on one unit/1200sf of lot area allowed in MU zones

3. NC3 qualifies for 24 DU/AC for affordable housing per 1756.090.D; Senior housing projects in commercial zones are allowed a higher density at 45 DU/AC per 17.28.270

4. Project qualifies for additional density bonus per subsection 4.(b)(iv) of 17.24.070.C. Per staff report: “A total density bonus of 113 percent (35 percent bonus allowed by right, plus an additional
78 percent density bonus) was granted for the affordable housing project.”
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Table 54: Residential Sites Inventory

From
Previous Redevelopment Potential
HE

Allowable Potential Year Built/ -AH
Density Units Existing Use Overlay

A\ Property Address | Acres

A 1 | 692-152-23 é%i? S.ElCamino | 40 | Ne | Ne2 324 10 Vacant v v
B 2 | 692-131-06 | N€Ar 1201 S. El 042 | NC | NC2 324 14 Vacant v v
Camino Real
3 | 692-171-18 éii? S.EICamino | p5 | Ne | Ne2 324 7 Vacant v v Owner A
c :
4 | 692-171-19 é‘;? S.EICamino | 4., | Nc NC2 324 7 Vacant v v Owner A
5 | 690-422-03 |Near2201S.El 010 | NC | NC3 324 3 Vacant v v Owner B
Camino Real
D near 2201 S. El
6 690-422-04 ) ' 0.10 NC NC3 324 3 Vacant v v Owner B
Camino Real
E 7 | 692-362-08 %ei%? N.ElCamino | 4,0 | N NC2 32.4 4 Vacant v
F 8 | 060-071-25 |N€ar 2801 S.El 037 | MU | MUs1 48.6 18 Vacant v v
Camino Real
G 9 | 692-395-27 ?e%zalN' ElCamino | 607 | nc | Ne2 324 9 Vacant v v
10 | 692-381-25 | 1300 block N.El 009 | RM | RM 240 2 Vacant v v Owner C
Camino Real
11 | 692-381-26 | L300 block N.El 009 | RM | RM 24.0 2 Vacant v v Owner C
Camino Real
12 | 692-381-27 | 1300 block N.El 0.09 | RM RM 24.0 2 Vacant v v Owner C
Camino Real
13 | 692-381-28 | 1300 block N.El 010 | RM | RM 24.0 2 Vacant v v Owner C
H Camino Real
1300 block N. El
ag1. v v
14| 692:381-29 | o ot 010 | RM RM 24.0 2 Vacant Owner C
15 | 692-381-30 | L300 block N. EI 010 | RM RM 24.0 2 Vacant v v Owner D
Camino Real
1200 block N. El Built in 1954 - The current use is a
31 | 692-381-31 . ' 0.09 NC NC2 324 3 Small single-story v v Owner D dilapidated commercial
Camino Real L L
building used as an building, and appears to
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Table 54: Residential Sites Inventory

From
Previous
HE

Year Built/ -AH
Existing Use Overlay

Common
Owners

Map Allowable Potential

Site # D APN Property Address | Acres | GP Density Units

Redevelopment Potential

insurance company
office, with 75% of lot
unimproved; adjacent to
six vacant parcels

currently be operating as
residence. The current
property owner purchased
the building in 1998 for less
than $500,000 for both
properties and has done little
to no improvements. The
properties are significantly
underutilized and could be
developed with up to 5 units.
If the lots combined with the
other five adjacent vacant
lots the sites could
developed up to 18 units.

16 692-394-06 | 100 W. El Portal 0.09 NC NC2 324 Vacant v v Owner E
17 692-394-07 | 100 W. El Portal 0.09 NC NC2 324 Vacant v v Owner E
- ) The property owner of this
Lo?/vui”r:tg]ni?tf/z;tri site has approached the City
L P about development of an
shqppmg W't.h large affordable housing
32 | 692-394-17 | 101 W. El Portal 065 | NC | NC2 324 21 m‘jgr\‘l‘gégar']‘:t ;‘?C‘Z‘f;ergstgs v v development while
) P ' maintaining the on-site
include a smaller market market. The owner has
(Ranch Market, a flower owned the site for a number
and party supply store. of years
690-445-02 | 1502 S. El Camino
v
J 18 600-445-03 | Real 0.15 NC NC2 324 3 Vacant Owner F
060-041-02 |2400 S. El Camino
v
K 19 060-041-03 | Real 0.15 NC NC3 324 3 Vacant
L 20 692-394-02 |---- 0.62 NC NC2 324 20 Vacant v
21 | 6212114 | 1001 CaleLas 015 | RH | RH 36.0 5 Vacant v | OwnerG
M 1629 Calle Las
22 692-121-15 Bolas 0.15 RH RH 36.0 5 Vacant 4 Owner H
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Map
ID

APN

Property Address

Acres

Table 54: Residential Sites Inventory

Allowable Potential

Density

Units

Year Built/
Existing Use

-AH
Overlay

From
Previous
HE

Common
Owners

Redevelopment Potential

23 | 692-121-16 |1603 Calle Colina 0.12 RH RH 36.0 4 Vacant v Owner H
24 692-121-17 | 1601 Calle Colina 0.14 RH RH 36.0 5 Vacant v Owner H
25 | 692-121-13 é%f;sca"e Las 015 | RH RH 36.0 5 Vacant v Owner G
26 057-151-26 |111 La Ronda 0.17 RM RM 24.0 4 Vacant v
27 057-151-04 |115 La Ronda 0.15 RM RM 24.0 3 Vacant v
28 057-151-05 |119 La Ronda 0.16 RM RM 24.0 3 Vacant v
Multiple easements on site
20 | 690-013.01 | L0LNorthLa 218 | RM | RM 24.0 30 Vacant v that may present some
Esperanza
challenges for development.
The gas/service station has
been vacated for several
years. Environmental
concerns were noted as a
potential barrier by previous
30 | 692-173-04 | 1202 S-EICamino | oo0 ) vy | mus | 486 12 Vacated gas station | v’ developers and the property
Real owner has since remediated
the environmental issues.
With this impediment
resolved the property can be
redeveloped without
impediment.
Previously zoned for a hotel,
the parcel is now zoned for
Residential High. The
. roperty owners have
. Underutilized golf course P :
33 | 691-231-06 | Snoreciffs Golf 600 | RH RH 36.0 216 with potential senior v expressed desire to develop

Course

housing development

a senior residential use on
the site to replace the aged
golf club. As of September
2017, no application has
been submitted at this time.
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34

APN

057-182-21

Property Address

105 Calle De Los
Molinos

Acres

0.14

Table 54: Residential Sites Inventory

From
Previous
HE

Year Built/ -AH
Existing Use Overlay

Allowable Potential
Density Units

Built in 1951 -
Single story business,
currently being used as a
baseball equipment store

36.0 5 Upzoned

MU | MU2(CZ)

Common
Owners

Redevelopment Potential

This small single story
building is a baseball
equipment store with a
batting cage facility in the
back. The building
(constructed in 1951) has
had minor modifications.
Due to its small on-site
development (849 square
feet) and increase in property
value since time of purchase,
the project has great
potential to be redeveloped.

35

057-182-52

109 Calle De Los
Molinos

0.26

Built in 1958 -
Currently 2 units on site,
being used a furniture
store, has been
remodeled in the last 10
years

36.0 9 Upzoned

MU | MU2(CZ)

Owner |

This is a large parcel
measuring over 12,000
square feet. The property
was developed in 1958 and
has two buildings located on-
site; a one story and a two-
story building, totaling 7,287
square feet. The buildings
currently house a furniture
and mattress store. This
parcel could accommodate
up to 9 units. The adjacent
parcel located at 111 Calle
De Los Molinos is owned by
the same property owner. If
the two parcels were merged
the development could
provide 12 residential units.

36

057-170-22

110 Calle De Los
Molinos

0.11

MU | MU2(CZ) 36.0 4 Vacant Upzoned

Owner J

37

057-182-18

111 Calle De Los
Molinos

0.11

Built in 1958 -

36.0 3 Second hand store

MU | MU2(CZ) Upzoned

Owner |

The parcel is currently
developed with a 1,960
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Table 54: Residential Sites Inventory

: . From
A\ Property Address | Acres GP one AIIowque POteT‘“a' Y?af £l i Previous SOl Redevelopment Potential
Density Units Existing Use Overlay HE Owners

Map

Site # D

square foot-single story
commercial building that
houses a second hand store.
The building has had minimal
improvements since its
construction in 1958.
Individually the parcel could
provide 3 residential units,
but this property owner also
owns the adjacent parcel and
the two parcels combined
could support 12 units.

Builtin 1951 - -
112 Calle De Los See description of area under
Molinos 0.10 MU | MU2(CZ) 36.0 3 Small 2 story house Upzoned Subsection 4.1.3 A(2)

being used as an office
114 Calle De Los Builtin 1977 -

39 | 057-170-20 Molinos 0.11 MU | MU2(CZ) 36.0 4 Auto repairs and paint Upzoned
shop

38 | 057-170-21

See description of area under
Subsection 4.1.3 A(2)

This 840 square-foot single
story residence was
constructed in 1948 and has
had minimal improvements.
As a single family home in a
commercial and mixed use
area it is anticipated that this
Upzoned | OwnerJ | property will redevelop in the
near future. In addition the
same property owner also
owns three adjacent parcels.
If all four of these parcels
were to be developed they
could develop 14 residential
units.

116 Calle De Los Built in 1976 - This large parcel was

41| O57-170-64 1 siinos 022 MU [MU2(CZ)| 360 ! Sheet metal business Upzoned | Owner K purchased in 2003 for

115 Calle De Los Built in 1948 -

40 | 057-182-19 , 0.15 MU | MU2(CZ) 36.0 5 . )
Molinos Single story residence
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Table 54: Residential Sites Inventory

Map Allowable Potential Year Built/ -AH S Common

Site # A\ Property Address | Acres GP one Density Units Existing Use Overlay Previous owners Redevelopment Potential

= HE

$80,000. It currently has a
single story commercial
building that is 5,760 square
feet which was constructed in
1976. This lot can develop 7
residential units.
Builtin 1939 -
Used to be a surfing and
42 | 057-182-10 |7 CaleDeLos 600 |y [Muacz)| 360 3 appliance repair shop, Upzoned | Ownerd | Same as 115 Los Molinos
Molinos but has closed and is
now a drivers’ education
school.
119 Calle De Los Builtin 1965 - _
43 | 057-182-11 Molinos 0.09 MU |MU2(CZ) 36.0 3 No building on site, Upzoned | OwnerJ Same as 115 Los Molinos
parking/salvage
119 Calle De Los Built in 1965 - .
44 | 057-182-12 Molinos 0.10 MU | MU2(CZ) 36.0 3 No building on site, Upzoned | OwnerJ Same as 115 Los Molinos
parking/salvage
120 Calle De Los Built in 1964 - See description of area under
45 | 057-170-17 Molinos 0.11 MU | MU2(CZ) 36.0 4 T-shirts store Upzoned | Owner K Subsection 4.1.3 A(2)
122 Calle De Los Bt in 1962 ) See description of area under
46 | 057-170-16 . 0.11 MU | MU2(CZ) 36.0 4 Currently an office Upzoned .
Molinos building Subsection 4.1.3 A(2)
124 Calle De Los Built in 1956 - See description of area under
A7 | OST170-15 1 siinos 011 MU |MU2(CZ)| 360 4 Furniture repairs. Upzoned Subsection 4.1.3 A(2)
120-126 Calle de Los
Molinos are 4 parcels
developed as a parking lot in
1968. The parcels have a
126 Calle De Los Built in 1968 - single owner and total
48 | 057-170-14 Molinos 0.11 MU | MU2(CZ) 36.0 4 Parking lot Upzoned | OwnerL approximately 19,044 square
feet. If the parcels were
developed with residential
they could develop up to 14
dwelling units.
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Table 54: Residential Sites Inventory

: . From
ViElE A\ Property Address | Acres AIIowque POteT‘“a' Y?af £l i Previous SOl Redevelopment Potential
ID Density Units Existing Use Overlay HE Owners
49 | 05717043 |124CaleDeLos g0 1wy fmuaez)| 360 4 Builtin 1968 - Upzoned | Owner L See above
Molinos Parking lot
50 | 057-170-12 [122CaleDeLos g0y wy Muacz)| 360 4 Built in 1963 - Upzoned | Owner L See above
Molinos Parking lot
51 | os7-170-11 |L20CAIRDELOS | g 1wy |Muacz)| 360 4 Builtin 1963 - Upzoned |  Owner L See above
Molinos Parking lot
See description of area under
Subsection 4.1.3 A(2). In
addition these larger parcels
also have great potential for
Built in 1977 - redevelopment due to the
52 |057-191-57 |1607 Calle Lago 0.34 LI LI(MU) 36.0 12 Hai Upzoned number of residential units
air salon
that could be developed. For
S each acre 36 units could be
developed by right. These
three parcels alone could
produce more than 100 units.
53 |057-191-59 | 108 Calle Lago 146 | U |umy | 0 | 53 Builtin 1997 - Upzoned See above
g ' ' Warehouse p
54 |6o1-433-03 |LO23NEICamino |y oy | 36,0 49 Builtin 1975 - Upzoned See above
Real Self Storage
55 |058-091-16 |100 Avenida Rosa 0.09 RM RM 24.0 2 Vacant Owner M
56 [058-091-15 |100 Avenida Rosa 0.09 RM RM 24.0 2 Vacant Owner M )
T — - — — — — =~ —— — 1 These are contiguous parcels
57 |058-091-14 |100 Avenida Rosa 0.10 RM RM 24.0 2 Vacant
58 |058-091-43 |130 AvenidaRosa | 0.09 | RM RM 24.0 2 Vacant
Total 19.92 634

Source: City of San Clemente, 2017.
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Figure 4: Residential Sites Inventory
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C. Affordable Housing Overlay

The majority of parcels identified in the residential sites inventory are within this Affordable Housing
(AH) Overlay. San Clemente is a nearly “built-out” city with very limited remaining vacant land. Nearly
all vacant residential sites in the City are small, infill parcels located west of Interstate 5 (Figure 4). To
assist in the development of affordable housing, the City established the AH Overlay which allows for
mixed income housing to be built in NC2, NC3, MU 3, and MU 5.1 zoned properties along El Camino
Real, the main intra-city transportation corridor. Overall, the AH Overlay covers 21.2 acres and 243
parcels (excluding the residentially designated parcels that also allow for affordable housing
development). The sites inventory in this Housing Element includes only a sample of properties within
the Overlay. Additional opportunities may be available in the Overlay.

In order to develop housing in these districts, 51 percent of the units must be affordable to households
earning up to 50 percent of median income. The residential development must have a minimum density
of 24 units per acre. Because of the 51 percent affordable housing requirement within the Overlay, the
allowable density can effectively be increased to up to 32.4 units per acre for NC2 and NC3 properties
and to 48.6 units per acre for the MU properties.

Several of the City’s affordable housing projects are located within the AH Overlay — Vintage Shores
Senior Apartments (NC3), Cotton’s Point Senior Apartments (NC3), and Avenida Serra Workforce
Apartments (MU3) — demonstrating the financial feasibility and development potential of locating
affordable housing in the Overlay. These three projects achieved an average density of 36 units per acre.

Currently, other housing projects in the Overlay are in the pipeline. A developer is proposing a 15-unit
affordable housing project on a parcel zoned NC1.2. Another developer is proposing a senior housing
project property on the Shorecliffs Golf Course. The 19-unit Avenida Serra project and this new pipeline
project of 15 units also demonstrate that relatively small affordable housing projects are feasible in the
City’s AH Overlay.

414 Adequacy of Sites to Meet the RHNA

A 2014-2021 RHNA

For the fifth cycle Housing Element, the City has a remaining RHNA of 242 units. The site inventory has
identified capacity for 634 units; at least 574 units are on sites suitable for the development of lower
income housing. Specifically, up to 240 units can be accommodated on high-density residential
properties that allow up to 36 units per acre (RH zone), almost double the City’s remaining RHNA for
lower income units. Another 113 units can be accommodated on NC properties within AH Overlay at an
effective density of 32.4 units per acre. MU and MU Overlay properties can accommodate 30 units at
48.6 units per acre within the AH Overlay and 191 units at 36 units per acre outside the AH Overlay. The
RM zone has vacant properties that can accommodate another 60 units. The MU and MU Overlay
designations allow for nonresidential development. However, an estimated 221 units can be
accommodated on these properties, representing 60 percent above the remaining RHNA for lower
income units.

Overall, the City has the ability to adequately accommodate the remaining RHNA of 242 units. Table 55
summarizes the RHNA status.
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Table 55: Comparison of Sites Inventory and RHNA

Affordability Level Based on Density

Unit Capacit: Extremely/ Above
e Very Lovz S HEREIELE Moderate

Vacant Sites

RM (24 du/ac) 60 60

NC2/NC3 (32.4 du/ac) — AH Overlay 89 89

RH (36 du/ac) 24 24

MU (48.6 du/ac) — AH Overlay 18 18
Underutilized Sites

NC2/NC3 (32.4 du/ac) — AH Overlay 24 24

RH (36 du/ac) 216 216

MU/LI(MU) (36 du/ac) 191 191

MU (48.6 du/ac) — AH Overlay 12 12
Total 574 60 0 634
Remaining 2014 RHNA (after credits) 69 67 106 - 242
Redistributed Surplus/Shortfall (+/-) +438 -46 - +392
B. Adequate Sites Commitment from Prior Housing Element

AB 1233 amended the State Housing Element law to promote the effective and timely implementation
of local housing elements. If a jurisdiction fails to implement programs in its Housing Element to identify
adequate sites or fails to adopt an adequate Housing Element, this bill requires local governments to
zone or rezone adequate sites by the first year of the new planning period. The rezoning of sites is
intended to address any portion of the Regional Housing Needs Allocation (RHNA) that was not met
because the jurisdiction failed to identify or make available adequate sites in the previous planning
period.

(2) Applicability
For the 2008-2014 Housing Element, the City of San Clemente had a RHNA of 584 units, with the
following income distribution:

=  Very Low Income: 126 units
=  Low Income: 103 units
=  Moderate Income: 116 units
=  Above Moderate Income: 239 units

This RHNA began on January 1, 2006. The City of San Clemente’s 2008-2014 Housing Element outlines
the following strategy for meetings its RHNA of 584 units for the planning period:

= Units Built: Between January 1, 2006 and July 5, 2011, the City developed a total of 532 housing
units, nearly all of which were market-rate units. Three of these housing units, however, were
affordable to lower income households.

= Units Approved: At the time the City’s Housing Element was adopted in July 2011, an additional
468 housing units had been approved. Two of these units were affordable to lower income
households.
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®=  Vacant Land: The City was able to identify sufficient vacant residential land to accommodate the
development of 261 lower income housing units.

The strategy described above left the City of San Clemente with a RHNA shortfall of 116 moderate
income units. To accommodate this shortfall, the City proposed the rezoning of five potential sites.
Specifically in the 2008-2014 Housing Element, five properties, totaling 25.4 acres, were selected as
candidate sites for rezoning to RM, RM-AH, NC2-AH, or Institutional-AH. The rezoning of these sites
would give the City the potential to accommodate an additional 551 lower income units, adequate for
meeting the City’s RHNA shortfall of 116 moderate-income housing units (Table 56).

Table 56: Candidate Sites for Rezoning

Current | Proposed GP/Zoning GP/Zoning
Current GP Changes Amended

Address Acres

Zoning  Designati Zone Potential Zone Potential
on (dufac) Units (du/ac) Units
101 North La RM-AH RM-AH
690-013-01 Esperanza 2.18 RML RML (24.0) 30 (24.0) 30
692-351-02 060 | WPCSP* | WPCSP* N(%'OA)H 12
692-351-09 | Pico Plaza 7.60 | WPCSP* | WPCSP* N(%'SH 152
692-351-10 0.40 | WPCSP* | WPCSP* N(CZ:S-(A;\)H 8
690-012-01 2.80 CcvC CVC REQ/L%)H 67
City Hall RM-AH
690-012-02 1.70 CcvC CVC (24) 40
Shorecliffs Forster RM RH
691-231-06 Golf Course 600 | CRC2 Ranch SP (24.0) 144 (36.0) 216
2651 Calle , I-AH
679-021-05 Frontera 4.10 I Industrial (24.0) 98
Total 25.38 551 246

* West Pico Corridor Specific Plan

2 Conclusion

Since 2011, the City has successfully completed General Plan/Zoning changes to two of the five sites
identified in Table 56—the 2.18-acre parcel on North La Esperanza and the six-acre Shorecliffs Golf
Course site. The North La Esperanza site has been rezoned to RH at 24 units per acre, providing a
capacity for 30 to 52 units. As a conservative estimate, the lower capacity of 30 units is used in this
Housing Element. The General Plan was amended to change the designation of the Shorecliffs Golf
Course site to RH as part of the Forster Ranch Specific Plan, allowing a density of 36 units per acre with a
potential for 216 units. An interim policy was adopted, allowing the implementation of the RH
development standards on this property while the specific plan is being amended. The General Plan and
zoning amendments made to these two properties provided the City with an additional capacity of 246
lower income housing units, sufficient to meet the RHNA shortfall of 116 moderate income units.
Therefore, the City of San Clemente did not incur any penalty under AB 1233 to be carried forward to
the fifth cycle Housing Element.
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4,15 Availability of Infrastructure and Services

The City is an urbanized community and the sites inventory includes only properties that are along the
City’s transportation corridors and infill sites where existing infrastructure and facilities are available.
The City’s Water and Sewer Utilities Division has confirmed its ability to provide potable water and
sanitary sewer service to accommodate the City’s remaining RHNA during this planning period. Due to
extensive water conservation and the expansion of the City’s recycled water system, there is additional
capacity in the City’s water and sewer systems to accommodate the residential growth.

4.2 Financial Resources

The provision of affordable housing to low and moderate income households, especially those with
extremely low incomes, requires significant financial investment. Below is a summary of funding
sources available to the City for new construction, acquisition and/or rehabilitation, and preservation of
housing, as well as providing housing assistance and supportive services.

42.1 Inclusionary Housing In-Lieu Fund

San Clemente adopted an Inclusionary Housing Program (IHP) in 1980 to expand affordable housing
options in San Clemente. The IHP requires developers of six or more units to provide a portion of their
development to be designated and made available as affordable rental housing on-site, off-site, or
through the payment of an in-lieu fee. The City collects an in-lieu fee for projects unable to provide on-
site affordable units. The fee is based on the gap between the market rate units and the amount needed
to subsidize units at 50 percent of median household income. In the past, the City has used in-lieu funds
to assist non-profit developers (such as Mary Erickson Community Housing and Jamboree Housing) by
providing grants to purchase existing housing or to finance the construction of new affordable housing.
As of August 2017, approximately $1,013,191 was available in the in-lieu fund.

422 Community Development Block Grant (CDBG) funds

The City of San Clemente is an entitlement jurisdiction, eligible to receive CDBG grants directly from the
U.S. Department of Housing and Urban Development (HUD) on an annual basis. Through the CDBG
program, HUD provides funds to local governments for a range of housing and community development
activities. The City of San Clemente uses federally entitled grant funds to support a wide range of
services and programs that benefit the community's lower and moderate-income households. CDBG
funds may be used for housing purposes in the acquisition of land and in the funding of rehabilitation
and preservation programs. The City of San Clemente receives approximately $300,000 annually in
CDBG funds.

423 Public Financing

The State Housing and Community Development Agency, and HUD, offer construction, rehabilitation,
and permanent financing as low as three percent to qualified applicants such as housing authorities or
private not-for-profit developers. These funds are competed for based on participation of other funding
sources and local need.
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4.3 Partnership Resources

The City collaborates with various nonprofit housing developers to provide affordable housing for lower
and moderate income households and households with special needs through new construction,
acquisition/rehabilitation, and preservation of at-risk affordable housing. The following agencies have
the capacity and experience to develop and manage affordable housing in San Clemente:

=  Mary Erickson Housing Community Housing (MECH): The mission of Mary Erickson Community
Housing is to promote the well-being of working families by preserving and increasing the supply
of affordable housing. In 1994, MECH acquired its first apartment project in central San
Clemente—a blighted eight-unit property. MECH currently operates four affordable apartment
communities in San Clemente.

= Jamboree Housing: Jamboree was founded in 1990 to expand housing opportunities for low-
income families and seniors. Jamboree developed the 186-unit Mendocino at Talega in San
Clemente in 2003.

= National CORE: National CORE was founded over 20 years ago and manages affordable housing
properties in California, Texas, Arkansas, and Florida. The organization also created the Hope
Through Housing Foundation in order to provide high-quality supportive services for their over
27,000 residents.

= Meta Housing: Meta Housing was founded in 1993 and has since developed over 6,000 multi-
family residential units in Southern California. In 2014, Meta completed their 50" affordable
housing community—San Clemente’s Cotton’s Point Senior Apartments.
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5. Housing Action Plan

5.1 Goal: Provide adequate opportunities for new housing for
persons at all economic levels as well as those with special
needs.

511 Strategies

=  Ensure that the General Plan and Zoning Ordinance designate sufficient land at appropriate
densities and in appropriate locations to accommodate the City’s share of regional housing
needs.

= Facilitate the production of high-quality affordable housing for lower income households in new
housing developments through inclusionary housing, incentives, direct financial assistance, and
administrative support.

512 Programs

Program 1: Provide Adequate Sites and Monitoring for No Net Loss

The City is committed to ensuring that adequate sites at appropriate densities remain available during
the planning period, as required by law. The City will maintain an inventory of vacant and underutilized
sites to accommodate the City’s Regional Housing Needs Allocation (RHNA) of 581 units. San Clemente
has already constructed or permitted 387 housing units since January 1, 2014—Ileaving a remaining
RHNA of 242 units. The City will ensure that an adequate supply of vacant and underutilized sites, at
appropriate densities and development standards, are available during the planning period to
accommodate the remaining RHNA. Specifically, the sites inventory relies on the Shorecliffs Golf Course
and other mixed use sites to fulfill its remaining RHNA for lower income households. Should Shorecliffs
or other sites utilized to accommodate the housing needs for lower income households be developed as
market-rate housing or as nonresidential uses, the City will need to replenish its sites inventory for the
remaining RHNA, including rezoning suitable sites at appropriate densities within one year of sites being
converted. This program will help address the concerns expressed by residents in the Housing Element
Community Workshops, regarding the need of housing units for lower income households in the City.

2017-2021 Objectives:
=  Monitor and update the sites inventory annually to assess its adequacy for meeting the
RHNA, particularly for sites capable of facilitating the development of lower income
housing

= Make the inventory of vacant and underutilized sites available to interested developers
after adoption of the Housing Element. The sites inventory will be posted on the City’s
website and updated annually.

= |n 2018, develop marketing and economic development strategies to implement the
Centennial General Plan land use goals and affordable housing opportunities for all
income levels in mixed use areas.
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Should properties identified in the residential sites inventory (such as the Shorecliffs
Golf Course) become unavailable during the planning period for housing for lower
income households, resulting in a shortfall in sites for meeting the RHNA, within one
year, the City will identify additional sites of appropriate size and density and rezone, as
necessary per Government Code § 65863. In addition to maintaining adequate sites for
the RHNA, the City will explore and rezone additional sites at appropriate density for all
household types (such as non-seniors) within two years of Housing Element adoption.

In 2019, evaluate the feasibility of an affordable housing opportunity on the City-owned
site at Vista Hermosa and Avenida La Pata.

Progress as of September 2017:

San Clemente has already constructed or permitted 387 housing units since January 1,

2014—Ileaving a remaining RHNA of 242 lower and moderate income units.

City staff continues to monitor the residential sites inventory and identified additional

vacant properties available for development (see updated Table 54).

As of September 2017, no application has been submitted for the Shorecliffs Golf

Course.

The City is working with Mary Erickson Community Housing to pursue an affordable

housing project in the Affordable Housing Overlay.

The City is on track with the implementation of this Housing Element program.

Responsible Agency: San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 2: Lot Consolidation

The residential sites inventory includes many small sites that are clustered and offer excellent
opportunity for consolidation in order to facilitate high-quality and well-designed developments. The
City will facilitate lot consolidation by taking the following steps:

2017-2021 Objectives:

Facilitate lot consolidation with the goal of achieving at least one small/medium size
housing project annually via the following:

- Provide technical assistance regarding the lot consolidation process to interested
parties.

- At least annually and on an ongoing basis, provide the sites inventory to interested
developers and assist in identifying sites with lot consolidation potential. Table 54
identifies vacant and underutilized parcels in the City, organized in groups with
potential for lot consolidation.

- Process lot consolidation applications concurrently with other applications for
development.

- Evaluate the City’s lot consolidation activities in 2017 and within one year of the
Housing Element adoption, adopt appropriate incentives. Incentives to be
considered include, but do not limit to: waiver or subsidy of development fees,
reduction in parking standards, allowance for shared parking, and reduction in
commercial FARs for projects in mixed use zones.
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- Re-evaluate the trend of lot consolidation and make modifications as necessary to
promote housing and mixed use development on small sites.

Progress as of September 2017:
®" The City has begun its outreach efforts to property owners and developers to identify
incentives to facilitate redevelopment of existing underutilized properties and lot
consolidation.

®  The City has provided an updated inventory of available sites to interested developers,
including affordable housing developers.

Responsible Agency: San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 3: Density Bonus Ordinance

In accordance with Chapter 4.3 Section 65915 et. seq. of the California Government Code, the City of
San Clemente adopted a Density Bonus Ordinance and periodically amends this ordinance (most
recently in 2011) to comply with updates to State requirements. The recently adopted AB 2222
amended the State’s Density Bonus requirements to eliminate density bonuses and other incentives
previously available unless the developer agrees to replace pre-existing affordable units on a one-for-
one basis. AB 2222 also increases the required affordability period from 30 years to 55 years for all
density bonus units. Furthermore, if the units that qualified an applicant for a density bonus are
affordable ownership units, as opposed to rental units, they must be subject to an equity sharing model
rather than a resale restriction. The City will update its density bonus ordinance again to comply with
these new provisions. This program will also help address the concerns expressed by residents in the
Housing Element Community Workshops, regarding lack and need of affordable housing units in the
City.

2017-2021 Objectives:
= Update Density Bonus Ordinance by the end of 2017 to reflect the requirements of AB
2222 (effective January 2015), including extending the affordability control for the
affordable units to 55 years, and requiring the replacement of existing affordable units
demolished or removed in order to qualify for a density bonus, incentive, or concession.

Progress as of September 2017:
®  The City is on track with the implementation of this Housing Element program.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 4: Affordable Housing Overlay

In 2006, the San Clemente City Council adopted the Affordable Housing Overlay Zone along El Camino
Real. The Overlay is zoned commercial and the only housing which can be built is senior housing or
mixed income housing with 51 percent of the units affordable to households earning up to 50 percent of
area median income. In 2011, the City adopted a number of amendments to the Affordable Housing
Overlay Zone. City-owned parcels along Avenida Serra and Avenida Presidio were added to the Overlay
District. The minimum density in the Overlay was increased to 20 units per acre. The City also removed
the Conditional Use Permit (CUP) requirement in the Overlay. The City will continue to review various
aspects of the Affordable Housing Overlay Zone in order to improve its effectiveness at producing
affordable housing units and make amendments as necessary. This program will also help address
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residents’ concerns expressed in the Housing Element Community Workshops in regards to the need of
affordable housing units and cooperation between the City and affordable housing developers.

2017-2021 Objectives:

Expand the City’s affordable housing inventory for lower income households by 150
units (50 extremely low income, 50 very low income, and 50 low income units, see Table
57) between 2014 and 2021, through the following efforts:

- Prepare annual analysis of development in the Affordable Housing Overlay Zone to
evaluate effectiveness of zoning standards.

- Continue to implement the requirements of the Affordable Housing Overlay Zone.

- Review the requirements of the Affordable Housing Overlay Zone on an annual basis
to improve the effectiveness of the Overlay Zone and make amendments as
necessary.

- Prioritize in-lieu fees for lower income affordable housing projects proposed in the
Affordable Housing Overlay (see also Program 5).

Progress as of September 2017:

The City will continue to apply the Affordable Housing Overlay Zone, and will continue

to review various aspects of the Affordable Housing Overlay Zone in order to improve its
effectiveness at producing affordable housing units and make amendments as

necessary.

The City is working with Mary Erickson Housing to pursue a new affordable housing

project in the Affordable Housing Overlay. This project will be a joint effort of the City,
County, and Mary Erickson.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 5: Inclusionary Housing Program

San Clemente adopted an Inclusionary Housing Program (IHP) in 1980 to expand affordable housing
options in San Clemente. San Clemente’s IHP requires developers of six or more units to set aside four
percent of the total number of units for households earning 50 percent or less of the median income.
This affordable requirement can be provided either on-site, off-site, or through the payment of an in-
lieu fee or provision of land. The in-lieu fee option was intended primarily for small to midsize in-fill
developments or subdivisions where insufficient land exists to provide both for-sale and rental units.
This program will also speak to residents’ concerns expressed in the Housing Element Community
Workshops in regards to addressing the need of affordable housing units in the City, and avoid the
concentration of affordable housing in specific neighborhoods.

2017-2021 Objectives:

Continue implementation of the Inclusionary Housing Program.

By the end of 2017, initiate public outreach to advise the development of policy
guidance for the uses and method of distributing the in-lieu fee. Criteria for awarding
the in-lieu fee will be established, prioritizing funding for projects that propose
affordable housing for lower income families especially those that offer deeper levels of
affordability and/or reserve units for persons with special needs.
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=  Develop a new formula for calculating in-lieu fees by the end of 2018 in order to
establish adequate funding for affordable housing and provide clarity for both staff and
developers.

= Annually evaluate the effectiveness of inclusionary housing program in facilitating the
development of all income levels.

= Develop incentives for new affordable development partnerships.

Progress as of September 2017:
= City staff will initiate public outreach efforts regarding the City’s in-lieu fee and
Inclusionary Housing Program in Winter 2017.
= City staff will convene meetings with potential affordable housing developers during Fall
of 2017 to discuss affordable housing opportunities.

Responsible Agency: San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 6: Affordable Housing Development

Local governments can support the production of affordable and workforce housing by contributing
capital funds to local affordable housing developments. This financial assistance can come in a variety of
ways, such as by deferring, waiving, or reimbursing permitting fees for affordable units, either in 100
percent affordable developments or in mixed-income inclusionary projects. While jurisdictions cannot
legally waive impact fees, which are meant to mitigate impacts generated by the project, they may offer
financial assistance to cover these costs. Alternately, cities can pay for the necessary infrastructure
improvements to prepare a site for residential development, in lieu of collecting impact fees. Below-
market rate loans for land acquisition and predevelopment can prove vital for affordable housing
developers with limited capital. The State also offers a number of funding sources for acquisition and
predevelopment costs. This program will also speak to residents’ concerns expressed in the Housing
Element Community Workshops in regards to the need for funding of affordable housing units in the
City.

2017-2021 Objectives:

"  Proactively encourage and facilitate the development of affordable housing by non-
profit organizations for lower income households, particularly those with special needs
including large households, seniors, extremely low-income (ELI) households, and
households with persons who have disabilities or developmental disabilities with the
goal of creating 150 affordable units for lower income households between 2014 and
2021 (50 extremely low income, 50 very low income, and 50 low income units, see
Program 4). Specifically, the City will:

- Compile a list of affordable housing developers with expertise in special needs
housing by 2017 and contact developers annually to discuss affordable housing
opportunities.

- By the end of 2017, initiate public outreach to advise the establishment of
criteria and preferences for the In-Lieu fee or other discretionary housing funds
that may be available, prioritize funds for special needs housing and projects
that offer deeper levels of affordability.
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- Provide letters of support to affordable housing developers’ applications to
local, State, and federate agencies for funding, provided the proposed projects
are consistent with the goals and policies of the City’s General Plan.

- Evaluate, at least every other year, the City’s Zoning regulations for potential
constraints to the development of housing for persons with special needs.

- In 2018, develop marketing and economic development strategies to implement
the Centennial General Plan land use goals and affordable housing opportunities
for all income levels in mixed use areas.

= Continue to provide density bonuses and other incentives to developers who provide
affordable units.

= Continue to implement the Affordable Housing Overlay Zone and Inclusionary Housing
Program.

= At least annually, explore State Department of Housing and Community Development
(HCD) and U.S. Department of Housing and Urban Development (HUD) website to
identify and pursue available funding sources for the development of affordable
housing.

= Annually meet with Non-profit developers and housing organizations to evaluate
projects for acquisition and rehabilitation of new shelters and long term affordable
housing.

Progress as of September 2017:
= The City has compiled a list of qualified affordable housing developers and made
contacts with these developers. The City intends to convene a meeting in Fall 2017 to
discuss affordable housing opportunities.

®  The City is working with Mary Erickson Housing to pursue a new affordable housing
project in the Affordable Housing Overlay. This project will be a joint effort of the City,
County, and Mary Erickson.

= City staff will initiate public outreach efforts regarding the City’s in-lieu fee and
Inclusionary Housing Program in Winter 2017.

= City staff will convene meetings with potential affordable housing developers during Fall
of 2017 to discuss affordable housing opprotunities.

Responsible Agency: San Clemente Community Development Department
Funding Sources: Departmental Budget; Inclusionary Housing In-Lieu Fee

Program 7: Second Unit Ordinance

The City’s Second Unit Ordinance prohibits development west of I-5 due to infrastructure limitations.
Also, some HOAs do not allow second units. These issues will be studied to potentially expand second
units in the City. This program will also address residents’ concerns expressed in the Housing Element
Community Workshops in regards to the need of housing units in the City available to lower income
households.

2017-2021 Objectives:
=  Work to increase second/accessory units by an average of five units annually via the
following:
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- In 2017, evaluate City’s second unit ordinance for consistency with recent changes
in State law (AB 2299 and SB 1069) regarding accessory dwelling units and to
consider expanding locations of where second/accessory units are allowed. Amend
ordinance by the end of 2017 to comply with State law.

- In 2018, evaluate other cities’ second unit programs to determine whether the City
can expand the program to provide additional low income units in San Clemente. If
appropriate incentives or modifications to expand second unit opportunities are
identified, amend ordinance by the end of 2018.

- In 2019, develop information/brochures to promote the benefit of
second/accessory units and provide technical assistance to interested HOAs to
explore options for second/ accessory units.

Progress as of September 2017:
= Recent changes in State law have invalidated the City’s Second Unit Ordinance.
Currently, per State law, the City uses the State’s Accessory Dwelling Unit (ADU)
regulations for permitting purpose. A Study Session with the City Council will be held on
October 3, 2017 for input regarding the ADU law.

Responsible Agency: San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 8: Pursue Funding Sources and Programs

The City of San Clemente is an entitlement jurisdiction, eligible to receive CDBG grants directly from the
U.S. Department of Housing and Urban Development (HUD) on an annual basis. Through the CDBG
program, HUD provides funds to local governments for a range of housing and community development
activities. In the past, the City of San Clemente has used CDBG funds to support a wide range of services
and programs that benefit the community's lower income households, including the acquisition of land
and the funding of housing rehabilitation and preservation programs. In addition to the CDBG program,
a number other funding programs and sources are available to the City, including funds administered by
the State Department of Housing and Community Development (HCD). This program can potentially
address resident concerns expressed in the Housing Element Community Workshops regarding need for
affordable housing and youth programs for lower income households.

2017-2021 Objectives:
= Continue to apply for and administer CDBG grants annually.

= Annually, evaluate the viability of other grant sources and pursue available funding,
whenever feasible.

Progress as of September 2017:
=  For FY 2017-2018, the City received $356,291 in CDBG funds. The City allocated
$51,750, approximately 15 percent as permitted by HUD regulations, to social services.

= The City is working with Mary Erickson Community Housing to pursue an affordable
housing project in the Affordable Housing Overlay. This project will be a joint effort of
the City, County, and Mary Erickson. Funding sources may include City in-lieu fee,
County housing funds, and LIHTC.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget
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Program 9: Acquisition and Conversion of Market-Rate Housing to Affordable Housing

Facilitate the acquisition and conversion of market-rate housing to affordable status by non-profit
organizations, with priority on substandard properties in need of rehabilitation. Properties will be
evaluated for acquisition in conjunction with use of in-lieu fees. Properties will be evaluated as part of
code enforcement. This program will also speak to residents’ concerns expressed in the Housing
Element Community Workshops in regards to addressing the need of affordable housing units in the
City.

2017-2021 Objectives:
= Work with at least one non-profit organization to assist in purchasing a site to be used
as transitional housing and/or long-term permanent housing with the goal of increasing
the affordable housing inventory by 50 lower income units by 2021.

Progress as of September 2017:
= The City continues to explore opportunities for affordable housing, including new
construction as well as acquisition/rehabilitation.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Inclusionary Housing In-Lieu Fee

52 Goal: Reduce energy consumption in residential
developments

5.2.1 Strategies

= Establish green building incentive policies in the city to take advantage of new building
techniques and construction methods.

= Adopt new building codes and housing techniques to accommodate new construction methods.

5.2.2 Programs

Program 10: Sustainable Policies

The City is committed to promoting sustainable design policies, standards and codes that result in
attractive, energy efficient, neighborhoods. In 2010, the City adopted a Sustainability Action Plan, which
includes a series of sustainable Urban Design targets and actions. A number of energy efficiency
programs are also available to residents of San Clemente. Residents and business owners are eligible to
finance energy efficient property improvement projects through the Property Assessed Clean Energy
(PACE) financing program. Three PACE programs are currently available to San Clemente residents:
CaliforniaFIRST, Figtree Financing, and HERO financing.

2017-2021 Objectives:
= Continue to implement the Sustainability Action Plan.

= Continue to promote resident participation in available PACE programs by providing
links to these programs on City website and placing program brochures at public
counters.
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Progress as of September 2017:
= The City continues to implement its Sustainability Action Plan.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

53 Goal: Ensure equal housing opportunity and prevent
housing discrimination of protected persons

531 Strategies

= Enforce fair housing laws.

= Encourage redevelopment and adaptive reuse of infill sites and properties in Affordable Housing
Overlay Zone, such as conversion of residential motels to apartments.

=  Ensure that the City’s planning and development regulations accommodate special needs
housing, such as homeless and transitional shelters, and related supportive services.

"  Provide housing resources for prevention of homelessness and alternative housing for the
homeless and disabled.

" |ncrease physical access through universal design and programmatic access to emergency,
transitional shelters and regulated affordable housing, ensuring persons with disabilities are
included in the range of services that supportive housing provides.

5.3.2 Programs

Program 11: Fair Housing

The City continues to provide assistance to its residents regarding local, state and federal fair housing
policies and laws through its support of and contract with a fair housing service provider — currently, the
Fair Housing Foundation of Long Beach. Services offered by the Fair Housing Foundation include
resolution of conflicts among landlords and tenants, dissemination of information by packets and three
workshops, and response to allegations of discrimination goals and objectives. This program addresses
resident concerns expressed in the Housing Element Community Workshops regarding the need for fair
housing education and support for low income tenants facing substandard housing and discrimination in
the rental community. The Fair Housing Foundation investigates fair housing complaints to determine
the appropriate actions. Complaints are resolved by mediation, education, and/or referral to
enforcement agencies such as the State Department of Fair Employment and Housing (DFEH) and the
Fair Housing and Equal Opportunity (FHEQ) Office of HUD.

2017-2021 Objectives:
= Continue to contract with a qualified agency to provide fair housing services to
residents.

= Continue to promote available fair housing services to residents.

=  Participate in at least three fair housing outreach events annually.
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Progress as of September 2017:
= The Fair Housing Foundation assists approximately 140 San Clemente residents and
hosts a fair housing workshop at the City’s Community Center quarterly for four
workshops annually.

Responsible Agency: San Clemente Community Development Department
Funding Sources: CDBG

Program 12: Social Services Grant Program

The City continues to set aside approximately 15 percent of its annual CDBG allocation for social
services. Grant applications are announced in the local newspaper, at the City’s Human Affairs meetings,
at the San Clemente Collaborative’s General Meeting, and are available on the City’s website and
through direct mail. The City’s grant application process was most recently reviewed at a Grant Budget
meeting in February 2015. This program can potentially address resident concerns expressed in the
Housing Element Community Workshops regarding a need for housing and services for special needs
households.

2017-2021 Objectives:
= Continue to provide grant applications for housing funds annually.

=  Provide assistance to approximately 2,000 homeless persons and persons with special
needs, including seniors and disabled persons, on an annual basis.

Progress as of September 2017:
®=  During FY 2016-2017, over 2,800 lower income residents, including those who are
homeless and at-risk homeless, were assisted with a variety of safety net social services
using CDBG funds.

=  For FY 2017-2018, the City received $356,291 in CDBG funds. The City allocated
$51,762, approximately 15 percent as permitted by HUD regulations, to social services.
These include the following agencies that assist low and moderate income households
and those with special needs:

0 Camino Health Center ($16,000) - Low cost medical and pediatric dental services
for low- and moderate-income persons

0 Family Assistance Ministries ($10,000) - A continuum of housing and supportive
service for households at risk of homelessness and those who are homeless

0 Laura’s House ($8,000) — Shelter, counseling and support services for victims of
domestic violence

= For FY 2017-2018, the City has committed to priority funding for the following programs
using General Funds to assist those with special needs:

O Assistance League ($1,500) — Assistance to low and moderate income
households in need

0 Family Assistance Ministries ($20,000) - A continuum of housing and supportive
service for households at risk of homelessness and those who are homeless

O South County Senior Case Management ($5,000) — Assistance to seniors to
access services.
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Responsible Agency:  San Clemente Community Development Department
Funding Sources: CDBG

Program 13: Zoning Ordinance Monitoring

Pursuant to State law, the City is obligated to address, and where legally possible, remove governmental
constraints affecting the maintenance, improvement, and development of housing. Removing
constraints on housing development can help address housing needs in the City by expediting
construction, and lowering development costs. On October 18, 2016, the City adopted the Emergency
Shelter Overlay (ESO) to address the provision of emergency shelters. Additional revisions related to
transitional and supportive housing, density bonus, and employee housing will be completed by the end
of 2017. The City will also continue to evaluate its Zoning Ordinance for any potential constraints to the
development of housing on an ongoing basis and process amendments as necessary. This program
addresses resident concerns expressed in the Housing Element Community Workshops regarding the
need for special needs housing.

2017-2021 Objectives:
®  The City will continue to monitor the Emergency Shelter Overlay as outlined in Program
14.

= |nitiate the following necessary amendments to the Zoning Ordinance by the end of
2017:

- Transitional and Supportive Housing: To regulate transitional and supportive
housing as a residential use to be subject to the same standards as similar uses in
the same zones, consistent with Government Code Sections 65582(f)(g)(h).

- Farmworker and Employee Housing: The California Employee Housing Act requires
that housing for six or fewer employees be treated as a regular residential use. It
further requires housing for agricultural workers to be treated as an agricultural use
and permitted where agricultural uses are permitted. The City does not permit
agricultural uses in any of its zones and is, therefore, not required to specifically
provide for farmworker housing. However, the City is still subject to the employee
housing requirements of the Employee Housing Act.

- Density Bonus: To address the affordability and replacement requirements,
consistent with AB 2222 (see details also in Program 3).

®  Consider the following amendments to the Zoning Ordinance by 2018:

- Residential Care Facilities: To address the provision of small residential care facilities
consistent with the Lanterman Act, and the provision of larger residential care
facilities and group homes, including unlicensed facilities, in accordance with
applicable State laws.

- Conditional Use Permit for Multifamily: Modify the City’s Conditional Use Permit
Findings for multi-family housing to ensure the required Findings are objective and
pertain to compliance with zoning requirements and public health and safety.

®= Annually, monitor the Zoning Ordinance for any potential constraints to the
development of housing, including the City’s procedures for multi-family housing, and
process amendments as necessary.
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Progress as of September 2017:

On August 16, 2017, the City conducted a public hearing before the Planning

Commission to review additional revisions to the ESO as outlined in the 2013-2021
Housing Element Program 13. The City conducted a hearing with the City Council on
September 5, 2017 to receive input and approved the following zoning revisions on first

reading:
O Remove the 300-foot separation requirement between two emergency shelters

if the same shelter operator proposes to open a second shelter within proximity
to its first shelter.

0 Amend the ESO ordinance to reduce employee parking requirements.

0 Clarify in the ESO that the review of security plan and management plan is not
discretionary but for information purposes only.

0 Remove the requirement that the emergency shelter be operated by a
"responsible” service provider, which can be a subjective requirement. In the
event that a shelter is proposed before such amendment becomes effective,
City agrees it will not enforce this requirement.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 14: Monitoring of Emergency Shelter Overlay

On October 18, 2016, the City adopted the Emergency Shelter (ES) Overlay for the Rancho San Clemente
Business Park area. The City will continue to monitor the implementation of this overlay, including the
rideshare program to provide public transportation to this area.

2017-2021 Objectives:

Within three months of the implementation of the rideshare program, evaluate the ease
of use of the program and to explore and immediately pursue options to enhance
transit accessibility. Thereafter, evaluate the rideshare program annually and work with
the vendor to improve the program or find alternatives to the program such as
establishing a 1-800 number.

Within one year or in the event an emergency shelter is proposed, the City will work
with the social service providers and shelter proponents to determine if the rideshare
program serves as a feasible transportation option, or secure other alternatives while
avoiding burden and costs on the applicants. For example, arrange for transportation
with homeless service providers such as outreach and assessment teams and case
managers.

At least every two years and as emergency shelters are proposed, assess and update the
City’s unmet homeless shelter needs, upon review and analysis of reliable data and
consideration of input from service providers and public input in a City Council meeting.
The unmet homeless shelter needs will be updated when:

- Results of the Biannual Homeless Census (point-in-time) conducted by the Orange
County Continuum of Care are available. The City will participant in the Homeless
Census to obtain a specific homeless count for San Clemente, with specific counts
for sheltered versus unsheltered homeless.
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- Emergency shelters will be allowed without discretionary action until the
unsheltered homeless need identified in this assessment is met and continue to be
permitted through a discretionary review process.

- Significant changes in the housing market conditions that would impact the City’s
homeless shelter needs between the Homeless Censuses. The City will consult
homeless service providers to establish the appropriate modifications to the
established unmet homeless shelter needs.

- Significant changes to the City’s homeless strategy, such as funding available for
homeless housing programs that would reduce the unmet shelter needs.

= Every two years upon adoption of this Housing Element, if no emergency shelter is
proposed within the ES Overlay, conduct a survey of shelters in the region to identify
impediments to shelter development, including potential site constraints, availability of
transportation, development standards. Amend the ES Overlay within one year of the
assessment to make necessary modifications to facilitate the development of shelter for
the homeless.

= |n December 2017, December 2018, and, thereafter, every two years upon adoption of
this Housing Element, if no emergency shelter is proposed or established within the ES
Overlay, conduct a survey of shelters and outreach with shelter providers in the region
to identify impediments to shelter development of the ES Overlay, including i) potential
site constraints, such as, but not limited to building re-use limitations; ii) parking
requirements; iii) bed limits; iv) availability of transportation, including, but not limited
to a review of the rideshare program; and v) development standards. In the event that
impediments to shelter development are identified which fall within the scope of factors
i) — v) identified above, City will, within one year, make necessary modifications to its
emergency shelter ordinance or this Housing Element to facilitate the development of
shelter for the homeless. If warranted by the information obtained through the survey
and/or outreach, such modifications may include identification of alternative sites and
amending the ES Overlay to include such alternative sites.

Progress as of September 2017:
= The City contacted the County regarding the 2017 Point-in-Time Homeless Census.
While specific information for the San Clemente is not yet available, the County has
indicated the current estimated homeless population of 70 persons is still appropriate

for the City.

"= According to FAM, many of its clients have utilized the rideshare program. In July 2017,
approximately 139 FAM clients (both homeless and non-homeless) utilized this service.
Usage of this program has continued to rise since its inception in late 2016. The City of
San Clemente commenced the preliminary phase, or “soft launch,” of its Rideshare
Program, on October 9, 2016. The City anticipates that it will be fully operational and a
formal launch can take place in September, 2017.

O During the soft launch period, individuals access the service through the Lyft
app on a smartphone.

O The service operating hours are 6:00 a.m. to 8:00 p.m. daily; these hours of
operation are identical to those of the OCTA busses that previously served the
191 and 193 bus routes.
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O In order to ensure that the Rideshare Program is accessible to all persons,
including those who use wheelchairs, the formal launch of the Rideshare
Program will include wheelchair accessible vehicles (WAVS) and a call center for
those persons who cannot access the service through the Lyft smartphone app.
The current target date to implement the WAVS and call center is by September
30, 2017.

= The City has researched current parking requirements for emergency shelters in
neighboring jurisdictions and while the City’s parking requirements for emergency
shelters are comparable, revisions are proposed that would remove the requirement for
employee parking. This is being amended in response to public comment.

= On August 16, 2017, the City conducted a public hearing before the Planning
Commission to review additional revisions to the ESO as outlined in the 2013-2021
Housing Element Program 13. The City Council approved these zoning revisions on first
reading on September 5, 2017.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

54 Goal: Ensure that existing housing units, especially
affordable units, shelters, and properties owned by lower
income residents are maintained and, where necessary,
rehabilitated so that this valuable resource is preserved

54.1 Strategies

= Continue a pro-active code enforcement program to identify housing in need of repair and make
owners aware of resources for financial assistance.

=  Preserve and enhance improvements to older, higher density neighborhoods by pursuing grant
funding opportunities for housing rehabilitation and neighborhood improvements.

= Monitor assisted units at risk of conversion to market rate, and work with owners to preserve
these affordable units to the greatest extent feasible.

= Preserve and enhance affordable mobile home parks.

®=  Maintain current policy regarding apartment conversions.

5.4.2 Programs

Program 15: Neighborhood Revitalization Program

The Neighborhood Revitalization Program is implemented by the City’'s Community Development
Department and includes the Home Rehabilitation Program and the Neighborhood Pride Program. The
CDBG-funded Home Rehabilitation Program has been providing loans to qualified rental properties and
owner-occupied properties since 1994. The program is advertised in the City’s quarterly magazine,
which is mailed to approximately 31,000 residents and businesses in the City, in addition to public
noticing in the local paper. The Neighborhood Pride Program was developed in Central San Clemente as
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a partnership program with property owners to address neighborhood deterioration, to correct code
enforcement violations and to improve the appearance and safety of older, high density neighborhoods.
This program addresses resident concerns expressed in the Housing Element Community Workshops
regarding the need for rehabilitation of substandard housing.

2017-2021 Objectives:
= Continue to implement the Neighborhood Revitalization Program and advertise the
availability of these programs to eligible residents and property owners by announcing
in City magazines and placing flyers at all City buildings. Code Enforcement also refers
eligible property owners to the City’s various programs for assistance.

=  Provide 40 loans through the Home Rehabilitation Program during the Housing Element
planning period.

= Complete one rehabilitation project in the Shorecliffs Mobile Home Park on an annual
basis.

= Partner with various agencies to organize community events in the Neighborhood Pride
area on an annual basis.

Progress as of September 2017:
" |In FY 2016-2017, two low income households benefitted from the City’s Home
Rehabilitation program. Overall, 17 households have been assisted since 2013.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget; CDBG

Program 16: Preserve At-Risk Housing

As of 2017, the City has an inventory of 492 affordable housing units with different terms of affordability
covenants. None of the City’s affordable units are at-risk of converting to market rate during the
planning period; however, the City will continue to monitor the status of affordable units with the
objective of preserving the affordable housing stock. This program will also speak to residents’ concerns
expressed in the Housing Element Community Workshops in regards to addressing the need of
affordable housing units in the City.

2016-2017 Objectives:
"  Monitor status of affordable units annually by maintaining contact with property
owners and HUD Multi-Family Housing division.

= Solicit interest and participation of nonprofit housing developers to acquire and
preserve housing to be maintained as affordable units.

Progress as of September 2017:
= No Notice of Intent to convert to market-rate housing was filed.

Responsible Agency:  San Clemente Community Development Department
Funding Sources: Departmental Budget

Program 17: Preserve Affordability of Existing Housing Stock

The City continues to suffer from the loss of affordable housing (both for-sale and rental housing) due to
factors such as demand exceeding supply, market conditions, and short-term vacation rentals. As
housing prices and rents continue to escalate in the region, affordability of the City existing housing
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stock is diminishing rapidly. Specifically, the City is committed to managing and containing the presence
of vacation rentals in order to ensure that the long-term rental workforce housing inventory is
protected. As a beach city, and therefore the extraordinary target of temporary rental situations, the

preservation of affordable workforce rental housing is a priority and requires active management.

2017-2018 Objectives:

= |nitiate discussions in 2017/2018 to study options for the retention of affordable

housing, especially containing and managing vacation rentals in the community.

Progress as of September 2017:

"  |n 2016, the City adopted new rules and standards for transitory-lodging uses, which

include traditional vacation rentals, boarding houses, sober-living homes, and large or

unlicensed residential treatment facilities.

" The City will initiate discussions on retention of affordable housing in Winter 2017.

Responsible Agency:

Funding Sources:

Departmental Budget

Table 57: Summary of Quantified Objectives_ (2014-2021)

San Clemente Community Development Department

2T Very Low Low Moderate SO Total
Low Moderate
RHNA 67 67 95 108 244 581
New Construction 50 50 50 50 150 350
Completed_as of August 2017 65 28 2 292 387
Rehabilitation 0 [ 10 20 0 0 40
Completed as of August 2017 17 17
Preservation of At-Risk Housing 124 ‘ 124 248 0 0 492
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Appendix A: Public Outreach

A.2 Community Workshops

San Clemente Planning Commission Study Session;
Wednesday, August 16, 2017
Location: City Council Chambers

San Clemente Community Workshop:
Thursday, August 17, 2017
Location: San Clemente Community Center

The August 16, 2017 Study Session was attended by three residents and representatives of the
following:

Human Affairs Committee

Christ Lutheran Church San Clemente
= Emergency Shelter Coalition

®  Family Assistance Ministries

Public comments received and discussions focused primarily on the proposed changes to the Emergency
Shelter Overlay.

The August 17, 2017 Community Workshop was attended by two representatives from Kennedy
Commission and the Public Law Center. The City reviewed the Draft 2017 Housing Element Midterm
Update and the process for the update.
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A.2 Outreach Flyer

City of San Clemente

Housing Element Community Workshops

meetings listed below.

Join the City of San Clemente to discuss the midterm update of the
City’s Housing Element, a key component of the City’s General Plan.
The City invites you to participate in discussions about housing issues
in our community. Please feel free to attend either or both of the

é Planning Commission )
Study Session
Date: Wednesday, August 16, 2017
Time: 4:00 PM — 6:00 PM
Location: City Council Chambers
100 Avenida Presidio
- San Clemente, CA 92672 .
@ Community Workshop )
Date: Thursday, August 17, 2017
Time: 6:30 PM - 8:00 PM
Location: Community Center - Fireside Room
100 N. Calle Seville
_ San Clemente, CA 92672 Y,

If you would like to see a copy of the 2013-2021 Housing Element please visit:
http://san-clemente.org/department-services/social-services/housing-services

For questions or additional information please contact:

Eunice Im, Assistant Planner
ImE@san-clemente.org | (9049) 361-6188

The City of San Clemente will provide reasonable accommodations toward the inclusion of all participants,

including language accommodations. Please contact Eunice Im at (949) 361-6188. Ample time is required to

determine the needs of each request.

City of San Clemente

2013-2021 Housing Element (2017 Midterm Update)

HE-A2



Ciudad de San Clemente

Talleres Comunitarios del Elemento de Vivienda

Unete a la Ciudad de San Clemente para discutir la actualizacién del
mitad de periodo del Elemento de Vivienda de la Ciudad, un
componente clave del Plan General de la Ciudad. La ciudad invita su
participacion en discusiones sobre cuestiones de vivienda en nuestra
comunidad. Por favor, siéntase libre de asistir a cualquiera o ambas de
las reuniones a continuacion.

"ol Recibnidih Rl A
Date: Miércoles, 16 de Agosto, 2017
Time: 4:00 PM — 6:00 PM
Location: Camaras del Ayuntamiento
100 Avenida Presidio
\_ San Clemente, CA 92672 e
i Taller Comunitario h
Date: Jueves, 17 de Agosto, 2017
Time: 6:30 PM - 8:00 PM
Location: Centro Comunitario - Fireside Room
100 N. Calle Seville
_ San Clemente, CA 92672 )

Si desea ver una copia del 2013-2021 Elemento de Vivienda por favor visite:
http://san-clemente.org/department-services/social-services/housing-services

Para preguntas, o informacion adicional, por favor pdngase en contacto con :
Eunice Im, Assistant Planner
ImE@san-clemente.org | (949) 361-6188

La Ciudad de San Clemente proveera alojamiento razonable para incluir a todos los que deseen
LL,\_ participar. Por favor, péngase en contacto con Eunice Im al (949) 361-6188 Se requiere suficiente tiempo
para determinar las necesidades de cada solicitud.
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A.3 Public Notification

In addition to public notices, the City sent out email blasts to publicize the meetings.

H Ior 4 s
FILE MESSAGE | ADOBE PDF

L~ ., ~. T % e ules = £33 Mark Unrea ¥ in
%Ignore x L—(i E—é L_4 [FZ Meeting CDEG | Qﬁ = Rul E % Mark U d a& # Find q

G’; M~ & 1o Manager g _;m OneNote H Categorize * [ Related -

=®Junk‘ Delete  Reply ReAplll\y Forward E-EMorev B Team Emnail 7] M?\re DﬂActiunsv ;:;L;l P Follow Up- Tranvslate b, —— Zoom
Delete Respond Quick Steps n Maove Tags ] Editing Zoom -~

Thu 8/10/2017 5:15 PM
m, Eunice
San Clemente's Upcoming Housing Element Public Informational Workshop

To M Im, Eunice; ™ Gregg, Amber

Cc Gallardo-Daly, Cediia

Bec HAC; [ 'hcameron@jamboreehousing.com’; || 'lpecore@myagewel.org’; [ |'vickyaase @espryit.com'; [ 'nrstever@capousd.org’; [ |'pdavid@bgcsca.org’; [ 'pastorpondo @aol.com';

'mary @family-assistance.org’; [ ‘bilysandemente@amail.com’; [ 'alicda@riorehab.org’; [ 'sheryr@scvilage.org’; || 'bwbaker @capousd.org’; || 'susan@wellnessandpreventionsandemente. com';
lesliedavis5@gmail.com’; [ 'jseymour@nationalcore.org’; [ 'tsoule@metahousing.com'’; [ 'directors@maryerickson.org’; [ 'jpapadakis @caminohc, org'

o You forwarded this message on 8/10/2017 5:37 PM.

Message  FLJSan Clemente HE Midterm Update - English.pdf (5 MB) 1 5an Clemente HE Midterm Update - Spanish.pdf (5 ME)
@Letter for Housing Element Public Informational Workshop.pdf (421 KB}

Dear San Clemente Partner,

You are cordially invited to attend a Public Informational Workshop/Planning Commission Study Session, to discuss the 2013-2021 Housing Element Midterm
Update. The workshop will be held August 16%, from 4:00-6:00 pm at the following:

City of San Clemente Council Chambers
100 Avenida Presidio
San Clemente, CA 92672

At the meeting, the planning staff will give an update on the City's Housing Element, review the housing programs identified in the element, and discuss
general housing issues. Your participation and feedback would be greatly appreciated. If you cannot make the meeting, a second workshop will be held on
August 177 from 5:30-8:00 pm at the San Clemente Community Center. Attached you will find two flyers, one in English and one in Spanish, with information on
the workshops. Please feelfree to post and distribute these flyers. Also, if there is an organization you believe would be interested in the workshop, please
forward them this e-mail or letter attached above.

(3} Im, Eunice San Clemente's Upcoming Housing Element Pubiic Informational Workshop E i ﬁ ~
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A.4 Housing Needs Survey

City of San Clemente
Community Workshop

Housing Element Midterm Update (2017-2021)

Agenda:

1. Introduction

2. Participant(s) Introductions: Tell us a little bit about yourself and/or your
organization/business and your role in the organization?

3. Discussion/Questions:

Topics:
a) Sites Inventory
b) Affordable Housing
c) Fair Housing
d) Zoning
e) Revitalization
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City of San Clemente Housing Element
Midterm Update (2017-2021)

Sites Inventory

Housing Element programs:
e Program 1: Provide Adequate Sites and Monitoring for No Net Loss
e Program 2: Lot Consolidation

1. Where are opportunities for future housing in the City (any specific City locations/areas)?

2. How can the City collaborate with property owners and developers to facilitate
development (ex. further streamline building permit procedures, provide additional
incentives etc.)?

Affordable Housing

Housing Element programs:
e Program 3: Density Bonus Ordinance
Program 4: Affordable Housing Overlay
Program 5: Inclusionary Housing Program
Program 6: Affordable Housing Development
Program 7: Second Unit Ordinance
Program 9: Acquisition and Conversion of Market-Rate Housing to Affordable Housing
Program 16: Save At-Risk Housing
Program 17: Preserve Affordability of Existing Housing Stock

1. Which categories of people/households {ex. single parent households, veterans, seniors,
homeless, racial and ethnic minorities etc.) do you consider the most at risk in for achieving
safe and decent housing? What are their primary obstacles and how can the City help
alleviate them?
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City of San Clemente Housing Element
Midterm Update (2017-2021)

2. What are the primary obstacles limiting the development of affordable housing in San
Clemente (ex. funding, interested developers, availability of land etc.), and how can the City
help overcome them?

3. Given limited resources, what incentives (ex. density bonuses, reduction of
parking requirements, permit additional building height etc.) might the City use or leverage
to stimulate and facilitate the production of affordable housing particularly for low and
moderate income families?

4. How should the City promote the benefits of second units/accessory dwelling units?

5. Any comments on the housing situation of special needs groups such as people with
disabilities, seniors, veterans, single parent, or large households?

6. What are the specific needs that should take priority through the City’s Housing Programs
(ex. creating affordable housing, improving existing housing stock, preventing homelessness,
etc.)?
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City of San Clemente Housing Element
Midterm Update (2017-2021)

Fair Housing

Housing Element Programs:
e Program 11: Fair Housing

1. What are the most pressing fair housing issues in the City (ex. discrimination,
tenant/landlord disputes, reasonable accommaodations, repairs, eviction, etc.) and what can
be done to alleviate them?

2. What are the most important fair housing resources needed by City residents (ex. fair
housing education, complaint investigation, tenant and landlord counseling etc.)?

Zoning

Housing Element Programs:
e Program 13: Zoning Ordinance
e Program 14: Monitoring of Emergency Shelter Overlay

1. What are the most visible zoning issues to City residents (ex. parking, urban density,
development, environmental safety, noise pollution, vacant land etc.)? How can these be
alleviated?
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City of San Clemente Housing Element
Midterm Update (2017-2021)

Revitalization

Housing Element Programs:
¢ Program 15: Neighborhood Revitalization Program

1. What are the key needs in City neighborhoods that should be met through the
Neighborhood Revitalization program (ex. rehab, neighborhood cleanup, public education of
laws and services, code enforcement etc.)?

This survey is also available online at the following web address:
https://www.surveymonkey.com/r/SanClemente2017
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Survey Responses

The survey respondents answered questions regarding housing needs, and approaches to alleviating
these needs in San Clemente, specifically regarding the following key topics:

a. Sites Inventory
b. Affordable Housing
c. Fair Housing

d. Zoning
e. Revitalization

The following are the survey questions proposed and a summary of responses received:

1. When asked to locate opportunities for future housing in the City, respondents suggested:

e Convert any underutilized commercial space to multi-family housing

e Qutlet mall

e Increased structure height/density of residential construction while compatible with Spanish
Village theme of City

e Allow secondary units on lots larger than 5,000 square feet

2. When asked to consider how the City could collaborate with property owners and developers to
facilitate development, respondents proposed:

e Better informational government websites

e |Increased communication with developers

e Re-evaluate the building permit process to better guide developers
e Eliminate unnecessary requirements and costs to building

3. The online survey prompted participants to evaluate which categories of people were most likely to
have difficulty obtaining safe and decent housing, the responses included:

e Homeless

e Seniors

e Working class

e Low and middle-income households, regardless of their ethnic or age characteristics

4. When asked the primary obstacles limiting development in the City, respondents provided the
following:

e lack of land
e NIMBY mentality
e Extremely difficult and burdensome approval process for any new development

5. Survey participants were also asked how they would suggest the City might stimulate the production
of affordable housing:
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e Restrict AirBnB and VRBO rentals
e Density bonuses

6. When asked how the City might promote and encourage the benefits of second units:
e Simplify the permitting process
e Consider pre-approved plans that homeowners could use to construct small units
e Provide incentives: reduce fees and parking restrictions
7. Survey respondents also provided commentary on the housing situation for special needs groups:
e Allow secondary units on lots larger than 5,000 square feet, possible to add additional units
for single-parents, young adults, or seniors
e No more sober living homes
e Terrain and traffic are obstacles to disabled and seniors, trapping them into residences.
8. Survey respondents provided specific needs that should take priority through the City’s Housing
Programs:
e |Improving existing housing
e Preventing homelessness
e Allow secondary units on large lots
e Affordable housing
9. Survey respondents believed the most pressing fair housing issues affecting San Clemente residents
were:
e Reasonable accommodations
e lllegal rentals
10. Additionally, survey respondents were asked what fair housing resources were the most needed in
the City, most said they “did not know” but one respondent believed complaint investigation and
educational resources were most important.
11. Survey respondents believed the most visible zoning issues in the City were:
e Lack of parking in commercial areas
e  Failure to enforce local zoning laws
e Lack of reasonable housing
e Health and safety issues should take Code Enforcement priority
12. Finally, respondents also provided answered regarding what were the key housing and community

needs in City neighborhoods:

e  Sidewalk accessibility
e Rehabilitation and code enforcement
e Remove campers off city streets
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e Rehabilitate older parks
e Neighborhood cleanup of debris and overgrowth

City of San Clemente
2013-2021 Housing Element (2017 Midterm Update) HE-A13




Appendix B: Affordable
Housing Densities

B.1 Affordable Housing Densities in Orange County and North
San Diego County

Table B-1 lists many affordable housing projects in Orange County and north San Diego County that have
been approved or constructed at less than 24 units per acre. Based on these numerous examples in the
region, development of affordable housing in San Clement at less than 24 units per ac is feasible.

Table B-1: Affordable Projects with Densities of 25 units/acre or Less
Orange County and North San Diego County

. : YearBuilt  Affordable  FrOIeCt Affordability/
Project/Location : : Density :
or Acquired Units Assistance Level
(du/ac)
Little Hollywood / San Juan Capistrano 2000/ 2009 24 4.7 50 and 80% AMI
Hab!tat for Humanity / San Juan 2010 97 10.4 50 and 80% AMI
Capistrano
Ability First Apartments / Irvine 2008 24 12.0 30% AMI
Casa de Esperanza / Stanton 2003 10 145 30% AMI
Avocado Court / Escondido 2014 36 16.2 30, 40, 50, and 60% AMI
Brighton Place / Poway 2012 77 18.9 | 30, 35, 40, 50, and 60% AMI
Bonterra Apartment Homes / Brea 2012 94 19.0 Unknown
Mendocino at Talega / San Clemente 2003 186 20.0 50 and 60% AMI
Parkview Apartments / San Marcos 2014 84 20.7 | 30, 40, 50, and 60% AMI
Windrow Apartments / Irvine 2006 96 21.0 30 and 50% AMI
Laguna Canyon / Irvine 2006 120 21.0 30 and 50% AMI
Escalones Nuevos / San Clemente 2002 6 21.8 50% AMI
Bellecour Way / Lake Forest 2002-2003 6 22.0 80 and 120% AMI
The Arbor at Woodbury / Irvine 2009 90 22.0 Unknown
Westlake Village / San Marcos 2011-2012 49 22.6 35, 45, 50, and 60% AMI
Montecito Vista Apartments / Irvine 2006 162 23.0 30,50 and 60% AMI
Springbrook Grove / Fallbrook 2010 44 24.9 35 and 45% AMI

Sources: Orange County Housing & Community Services Department, 2008; City of San Juan Capistrano, 2013; Jamboree Housing, 2013; Keyser Marston
Associates, 2012.

Note: North San Diego County projects are from the report “County of San Diego Housing Element Update, Housing Resources” prepared by Keyser Marston
Associates, December 7, 2012.
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Appendix C: Inclusionary
Housing Program

C.1 Purpose and History of the Inclusionary Program

The purpose of the Inclusionary Housing Program is to expand the affordable housing stock in San
Clemente in proportion with the overall increase in new residential units built in the City, thus providing
housing for a varied and viable population. The program was originally established in 1980 and has been
amended since then to adjust for changing market conditions and circumstances. However based on a
2009 California State Supreme Court action denying review of a lower court decision in the Palmer v.
City of Los Angeles case, typical inclusionary housing requirements throughout the State have been
altered to conform with the Court’s action. This means that, with very limited exceptions (e.g., density
bonus projects and projects receiving governmental financial assistance), inclusionary requirements for
rental projects are illegal/unenforceable in California.

During the 1980s, three apartment complexes were built in the Ranch developments providing a total of
810 new apartment units to meet inclusionary requirements. By 1998, all Inclusionary projects built in
Rancho San Clemente and Marblehead had fulfilled their term of affordability as required by the
Inclusionary Program established in 1980.

No new apartments were built within Ranch developments for households earning 50% or less than
median income through the Inclusionary Housing Program between 1989 and 1999. In 2000, the Talega
developers provided 10 acres of land for the provision of a 186-unit affordable family apartment
complex to meet their inclusionary requirements. The option to develop the project was provided to
Jamboree Housing Corporation, a non-profit housing organization. It was completed in 2003.

Through the evaluation of past inclusionary projects, it was determined that very low income
households are better served by affordable rental units than for-sale housing. Therefore, the option for
developers to provide for-sale housing to meet their Inclusionary requirements was eliminated in 1996.

During the 2000-2007 Housing Element planning period, the Inclusionary Housing Program required all
new developments with 6 or more units to provide a total of 4% of the units to households earning 50%
or less than median income. This could be accomplished through the construction of new apartment
units, either on- or off-site, through the payment of an in-lieu fee or provision of land, or a combination
to be recommended by the Community Development Director. The City Council has recommended that
the Inclusionary Program continue as adopted in 2000.

With the City of San Clemente nearing build out a different strategy is needed to provide a share of all
new housing units as affordable to very low income households. All of the Ranch properties have been
approved and the one large remaining project, Marblehead Coastal, will be paying an in-lieu fee. There
is over $4 million in in-lieu fees and RDA Housing Funds which are available for development of housing
for the lower wage workforce or seniors. In 2006, the City Council adopted the Affordable Housing
Overlay Zone along El Camino Real. The Overlay is zoned commercial and the only housing which can be
built is senior housing or mixed income housing with 51% of the units affordable to households earning
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up to 50% of area median income. Most of the properties will generate projects of less than 25 units,
except for the old Coco’s restaurant site, if properties are consolidated, or old motels are redeveloped.
The Overlay sites are unlikely to be developed without an incentive program including, financial
assistance to non-profit organizations to purchase the affordable units or build new housing projects.
The requirement to provide on-site affordable units results in less resistance to affordable housing when
they are proposed as part of a mixed income development.

C.2 2008 Inclusionary Housing Program Recommendations

Who Participates: The program shall apply to new developments of 6 or more dwelling units intended
to be built as a single project. Affordable units will be eligible for development incentives, density
bonuses and financial assistance.

Term of Affordability: Inclusionary units shall remain affordable for a minimum of 30 years, or if other
public financing has longer terms the longest term shall prevail. Household income and rent for rent-
restricted units must be reported annually to the Community Development Department - Housing
Program.

Type of Units: Affordable units shall be for rent only and shall have the same proportionate number of
bedrooms as the non-inclusionary project. All new inclusionary units shall be owned and operated by a
non-profit housing organization, unless the owner agrees to a deed restriction and enters into
regulatory agreement with the City, which shall include the management of the affordable units by a
non-profit organization.

The requirement for new units may vary depending on the number of bedrooms per apartment and
market needs. For example, if the developer is building 100 three-bedroom homes, and 13 affordable
units are required, a minimum of 13 three-bedroom apartments with housing cost at 50% of median
income can be built to meet the inclusionary requirement. An alternative, depending on market needs,
and with a recommendation by the Community Development Director, and approval by the City Council,
the developer can choose to meet the inclusionary requirement by providing 39 bedrooms in a
combination of apartment types including: studios, one-, two-, three- or four-bedroom units, resulting in
a variation of the number of housing units.

Housing Cost: Affordable units shall be rented out to households earning 50% or less than median
income, with rents no greater than 30% of 50% of Orange County Median Income by household size less
the utility allowance. For example: The 2007 Orange County Median Income for a four-person
household earning 50% of median income is $43,300. Allowable housing costs are derived by dividing
$43,300 by 12 months, multiplied by 30%, generating total monthly housing costs of $1,083. A utility
allowance is deducted from the housing costs to determine the actual rent amount. Utility allowances
are adjusted annually and are established by the Orange County Housing Authority. For example, if a
one-bedroom apartment’s utility allowance is $40, then the allowable rent would be $1,043. Housing
costs are adjusted annually by household size and household income.
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Developer Options:
Options will be subject to a recommendation by the Community Development Director and approval of
an Affordable Housing Agreement by the City Council.

1. Build new apartments (4% of total number of units) on or off-site, with rental costs affordable to
households earning 50% of median income by household size. The number of very-low-income
units required is a minimum of 4% of the total number of new units built. The requirement may
be varied depending on the number of bedrooms per apartment and market needs. For
example, if the developer is building 100 - 3 bedroom homes, and 4 affordable units are
required, a minimum of 4 3-bedroom apartments with housing cost at 50% of median income
can be built to meet the inclusionary requirement or depending on market needs, and with a
recommendation by the Community Development Director, the developer can choose to meet
the inclusionary requirement by providing 12 bedrooms in a combination of apartment types
including: studios, one-, two-, three- or four-bedroom units, resulting in a variation of the
number of housing units.

2. Pay an in-lieu fee. The in-lieu fee will be paid at the same time of payment of building permit
fees.

3. Provide the equivalent amount of land (on-site or off-site) and development fees to a non-profit
developer to own and build the required number of inclusionary housing units generated from
the proposed development (more units may be built, but not less).

Definitions:

1. Eligible Households - One or more persons in a household whose combined income(s) is within
0-50% of Orange County median income for that household size.

2. Housing Cost for Affordable Units - Housing cost shall not be greater than the payment of rent
and utilities equal to 30% of 50% of median income.

3. Household Income - As determined by the U.S. Dept. of Housing and Urban Development (HUD)
for each State and County annually.

C.3 In-Lieu Fees

The in-lieu fee is based on 1% of construction value. An annual housing market analysis is required to
ensure the fee is commensurate with the current affordability gap. The construction value will be
calculated by the Building Department and 1% of the value will be compared to the housing gap analysis
prepared by the Housing Program. The in-lieu fee will be equivalent to the gap times 4% (the
inclusionary percentage), for final determination of the in-lieu fee per market rate unit (see formula
below).

The in-lieu fee is based upon provision of housing for households earning no more than 50% of median
income. The fees will allow for a variety of housing options. Through the use of in-lieu fees and other
government grants, funds to non-profit organizations could be used to acquire existing apartments,
construct new apartments, or the purchase and conversion of old motels. The funds would allow for
alternative forms of housing for the special needs population and low wage workforce. The use of in-lieu
fees would also allow a non-profit developer to purchase the inclusionary unit(s) built as part of a
market rate project.
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In order to understand the cost of affordable housing it is necessary to understand the cost of
development and how the affordability gap is determined. The cost of development includes direct
construction costs, indirect costs (design, financing and government fees), land costs and developer’s
profit. The development value of an affordable unit (based on allowable rent or sales price less
operating costs), is then calculated and subtracted from the development costs. The difference
generates the “affordability gap.” The affordability gap is the amount of subsidy needed to create
affordable units. The components of the in-lieu fee for a rental housing development include the
following:

1. Lowest prevailing mortgage rate available for multi-family units available at the time of
analysis.

2. Construction costs per the McGraw/Hill construction index, plus government fees and
other soft costs as a percent of direct construction costs.

3. Apartment overhead and maintenance costs per non-profit housing standards and
utility costs.

4. Current year HUD median income for Orange County family of 4 (or family of 2 for
senior housing development).

5. Affordable rents based on the payment of 30% of a household's income paid toward
housing costs at the 50% of median income level.

6. Cost of land (average cost per square foot as determined by land sold within the
previous year of a sampling of multi-family residential and affordable overlay parcels).

The following example illustrates how the fee is generated based on the housing cost variables.

C.4 Cost of Affordable Housing/In-Lieu Fee

Development Costs direct construction costs (unit size, 1100 sq. ft x construction cost/sq.ft) + indirect
costs as a percentage of direct costs (35%) + land cost (average land value/sq.ft/unit)

Subtract the Affordable unit’s ability to pay - Very Low Income household - 4 person household
income/12 x .30 = Monthly Rent minus monthly overhead & maintenance cost minus utility allowance =
Very Low Income unit value

Equals Cost /Affordable Unit = (Affordability Gap)

Affordability Gap x 4% inclusionary variable = In-lieu fee/market rate unit

C.5 Use of Fees

The fees are used to subsidize development of new affordable units and would be leveraged in
combination with other State or Federal subsidies as applied for by a non-profit organization. Off-site
development of affordable units would be at the discretion of the developer to partner with a non-profit
organization to build or purchase the units to meet their inclusionary requirements. Subsidies and
development incentives would be dependent on availability and based on the development proposed.
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