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The public is invited to also review the draft and provide comments. The
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Chapter 1
Introduction

1.1 Overview

The City of Grover Beach is located in southern San Luis Obispo County, California. The City
covers 2.25 square miles, bounded by the Pacific Ocean to the west, Pismo Beach to the north,
Arroyo Grande to the east, and the unincorporated urban area of Oceano to the south. Grover
Beach is located approximately 10 miles south of San Luis Obispo and 15 miles north of Santa
Maria.

The Grover Beach Housing Element is one of the seven mandated elements of the City’s
General Plan. It is the only element that is statutorily required to be updated and certified by the
California Department of Housing and Community Development (HCD). The planning period for
this Housing Element is June 30, 2014, to June 30, 2019.

California law requires HCD to project statewide housing needs and allocates those needs to
each region in the State. After consultation with the San Luis Obispo Council of Governments
(SLOCOG), HCD provided the regional need to SLOCOG, which then distributed the Regional
Housing Needs Allocation (RHNA) to San Luis Obispo County and the incorporated cities within
the SLOCOG region. SLOCOG allocates housing production goals for the County and
incorporated cities based on their “fair share” of the region’s population and employment,
which is outlined in the SLOCOG 2013 Regional Housing Needs Plan (RHNP). Of the 4,090 housing
units allocated to SLOCOG, Grover Beach will need to accommodate 165 units. One of the
primary purposes of the Housing Element update is to demonstrate the City’s ability to
accommodate residential development to meet the RHNA.

The projected housing needs in the RHNA are categorized by affordability based on the
standards of extremely low-, very low-, low-, moderate-, and above moderate-income
households established by the US Department of Housing and Urban Development (HUD)
(California Health and Safety Code Section 50079.5). According to the 2013 SLOCOG RHNP,
Grover Beach will need to accommodate 20 extremely low-income, 21 very low-income, 26 low-
income, 29 moderate-income, and 69 above moderate-income housing units.

1.2 Public Participation

Public participation is an important component of the Housing Element update. This section
presents the process undertaken by the City to receive public input and encourage public
participation in the process.

The City held a public workshop to receive input and provide an overview of the Housing
Element process on March 19, 2014. The workshop was noticed in the newspaper, posted at the
City bulletin boards (City Hall, Post Office, and 180 South Highway 1) and on the City’s website,
ads were run on local television and radio stations, and on the City’s public access channel. The
consultant (PMC) and City staff discussed the progress so far on the Housing Element and the
data gathered. In addition, attendees were encouraged to participate by signing up to be
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Chapter 1 Introduction

included on the mailing list for future notices.

Five people from the community and three City staff members attended the workshop. The
following comments were made:

- Service industry workers were identified as a growing segment of the City’s population
and may have contributed to the increased percentage of renters in the City between
2000 and 2010.

- A group in need of housing in the City is young families. They often don’t have the
incomes to afford market-rate housing.

- There are a lot of extremely low-income people in the City.

- One local mobile-home park where a community member at the workshop lives includes
a transitional housing situation for chronically or temporarily homeless people. The
number of people coming and going from one housing unit and their activities are
disturbing to their neighbors.

- Cost of land is very high making it impossible for market-rate single-family homes to be
affordable.

- Prefer affordable housing to be spread out throughout the community rather than in
complexes with large numbers of units.

- The Career One-Stop center in Grover Beach provides services including job search
assistance. It is a good resource for those looking for work or to improve their job skills.
They have programs for adults and youth.

- Senior housing is needed in Grover Beach.

PMC made a presentation on the public review draft Housing Element at the Planning
Commission meeting on April 8, 2014, and also made a presentation at the City Council meeting
on April 21, 2014. Both the Commission and the Council recommended that the draft be
submitted to HCD for review. Everyone on the mailing list received notice of these meetings to
encourage participation in the hearings and to provide input on the draft Housing Element.
Despite this outreach, no members of the public provided input at the Planning Commission or
City Council meetings.

The Planning Commission made the following recommendations for revisions and additions to
the public review draft Housing Element:

- Add a footnote to Table 2-1 explaining which new construction objectives are
associated with specific programs in Chapter 2.

- Add an explanation to page 17 of Chapter 3 of the difference between a household
and a housing unit.

- Add clarifying language to page 24 of Chapter 3 reflecting that household incomes in
Grover Beach kept pace with inflation between 2000 and 2010.
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Replace the conclusion in the Overcrowding section on page 30 with the conclusion
that overcrowding is not an issue in Grover Beach.

The City Council made the following comments on the public review draft Housing Element:

What is the significance of the term shall in the programs in Chapter 2?
Are all the programs in Chapter 2 shaded in green new or modified?
On page 61 the words “in height” should be added after 15 feet.

On page 62 consider revising the Emergency Shelter Overlay standard regarding
buffering.

Under High Occupancy Residential Uses on page 63 is parking actually allowed in the
setback?

On page 65 check that sentence about where live/work is not allowed is correct.

On page 67, clarify bullet regarding the percentage of a project that can be increased
up to 50 percent.

On page 93 under the review of previous Housing Element Program 4.6.2, can the City
share reasonable accommodation information on their website?

On page 98 under the review of previous Housing Element Program 6.1.1 was increasing
density through right of way vacation actually infeasible?

Related to the review of previous Housing Element Program 7.1.3, what is a parking
district?

In response to the City Council’s comment the following revision has been made to the public
review draft Housing Element:

On page 61 the words “in height” has been added after 15 feet.

[Finish updating section when public meetings/outreach is concluded]

1.3 Housing Element Organization

The Housing Element is organized as follows:

Chapter 1 provides the introduction and overview.

Chapter 2 identifies goals, policies, and programs that are designed to achieve the City’s
quantified housing objectives and ultimately accommodate the City’s housing
production goals.

Chapter 3 includes the Housing Needs Assessment, which identifies community
characteristics and demographics relating to housing needs in the City. Most of the data
comes from the 2000 and 2010 United States Census, or from the most current information
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available.

- Chapter 4 evaluates the availability of land in the City to support and accommodate
future residential development. This chapter identifies vacant land in the City that can
be anticipated to support new residential development in order to demonstrate Grover
Beach’s ability to meet its RHNA.

- Chapter 5 discusses housing constraints (governmental and non-governmental) that
affect the feasibility of additional future residential development. Energy conservation
opportunities are also discussed.

- Chapter 6 evaluates the 2009 Housing Element, its effectiveness, progress in
implementation, and appropriateness of goals, objectives, and policies.



Chapter 2
Goals, Policies, and Programs

Goals identify the direction the City intends to pursue to address housing issues facing the
community. Policies establish a link between goals and programs and guide program
implementation. Programs are the specific actions the City will undertake to implement the
Housing Element.

2.1 Goals

1.

Provide an adequate supply of sound housing affordable to all residents of Grover
Beach.

Maintain the coastal character of housing to enhance the livability and quality of each
neighborhood.

Provide a variety of housing choices and increase the supply of new housing to meet the
community’s fair share of regional needs.

Encourage special needs housing to meet the needs of senior citizens, large families,
single parents, the disabled (including the developmentally disabled), and the homeless.

Conserve existing sound! housing and support the maintenance, improvement, and
rehabilitation of existing housing when feasible.

Reduce development constraints, where appropriate, encourage creativity, and provide
incentives for the development of affordable housing.

Ensure energy efficiency in new and existing housing stock.

Ensure equal housing opportunities for all persons regardless of age, race, sex, religion, or
national origin, and remove potential barriers that prevent choice in housing.

2.2 Policies

The following policies implement the Housing Element goals.

Policy 1.1 The City shall ensure there is an adequate supply of vacant or underutilized

residential land for development or redevelopment at specific densities to meet
the housing objectives for affordable housing. This will include meeting or
exceeding the Regional Housing Needs Allocation. The City shall also explore
effective developer incentives for affordable housing, especially if the
development is 100 percent affordable.

1. A building that appears new or well maintained and structurally intact.
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Policy 1.2

Policy 2.1

Policy 3.1

Policy 4.1

Policy 4.2

Policy 4.3

Policy 4.4

Policy 5.1

Policy 5.2

Policy 5.3

Policy 6.1

The City shall encourage development of a mix of different housing types
including multi-family and single-family homes, mixed-use developments, second
units, caretaker units, manufactured homes, transitional housing, emergency
shelters, and farmworker and employee housing, in appropriate locations.

Affordable housing developments shall incorporate interesting architectural and
structural design features, including but not limited to varied roof lines, recessed
second and third stories, courtyard housing, horizontal and vertical wall offsets,
and other features to enrich the livability and attractiveness of these
developments.

The City shall support new affordable housing development by working with
developers to identify appropriate locations for their projects and facilitate the
use of Community Development Block Grant (CDBG) grants, and City Affordable
Housing Fund money to help offset the cost of affordable housing development.

Housing for senior or disabled persons shall be encouraged in affordable housing
developments.

Senior housing development shall be supported in locations near public services,
such as transit stops, medical services, retail centers, and community recreation
areas.

The City shall encourage barrier-free development for disabled or special needs
individuals by providing reasonable accommodations from the strict application
of the Development Code. This will be accomplished by implementing programs
that meet the requirements of Government Code Section 65583.

The City shall support the redevelopment of residential or commercial property
for farmworker housing, transitional housing, and other special needs housing, in
appropriate locations.

The City shall consider applying for CDBG funding to obtain funds for
rehabilitation of homes for extremely low-, low-, and very low-income households.

The City shall continue to implement demolition restrictions to conserve sound
housing.

Where code enforcement activities result in identifying homes that need
rehabilitation or other structural work to provide safe, standard housing, owners
will be provided reasonable time frames in which to correct deficiencies.

The City shall review site development standards, development review
procedures, and development fees and shall modify them if necessary, to ensure
they do not unreasonably constrain the development, conservation, and
rehabilitation of housing.
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Policy 6.2 The City shall provide expedited permit processing for affordable housing
developments.

Policy 6.3 The City shall provide a set of incentive programs to encourage the development
of second units as potential affordable housing stock.

Policy 7.1 All new dwelling units shall be required to meet current State requirements for
energy efficiency. The retrofitting of existing units during remodeling shall be
encouraged.

Policy 8.1 The City shall support efforts to eliminate housing discrimination on the basis of

age, race, sex, religion, age, marital status, national origin, family size, disability, or
other potential barriers.

2.3 Programs

Program 1.1

Program 1.2

The City shall prepare an inventory of State, federal, and City-owned land
and shall analyze that land for possible housing sites. If appropriate sites
are identified, the City shall approach developers and funding agencies
to facilitate development of the sites for affordable housing and provide
priority permit processing. (Policy 1.1)

Responsible Dept: Community Development

Time Frame: Update the database of vacant and underutilized
land annually

Funding: General Fund
Housing Objective:  Not applicable

The City has a Planned Development Overlay Zone that applies City-wide.
The purpose of this overlay zone is to facilitate better designed projects
(e.g., innovative site planning, superior design) by allowing flexible and
relaxed development standards, beyond what is permitted in the
underlying zone. (Policy 1.1)

Responsible Dept: Community Development
Time Frame: As development applications are submitted
Funding: General Fund

Housing Objective:  Not applicable
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Program 3.1

o]

guidebook shall be made available at City Hall and on the City website.
(Policy 3.1)
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Program 3.2

Program 4.1

Program 4.2

Responsible Dept: Community Development

Time Frame: Update guidebook when information included
needs updating

Funding: General Fund
Housing Objective:  Not applicable

The City shall provide support and assistance when feasible for new
affordable housing to be developed by affordable housing developers. If
any City funds become available, the City shall prioritize funding for
developments that incorporate extremely low-income units. Developers
who receive financial assistance from the City for their project shall be
required to record a covenant on the project deed(s) that requires the
units to be rented or for resale at below-market, affordable rates as
established in the County of San Luis Obispo Affordable Housing
Standards. (Policy 3.1)

Responsible Dept: Community Development
Time Frame: When applications are submitted
Funding: Project applicant

Housing Objective: 8 extremely low-, very low- or low-income dwelling
units

The City shall encourage residential developers of five or more dwelling
units to offer an optional accessible design to homebuyers whose
households include one or more disabled persons. (Policy 4.1)

Responsible Dept: Community Development
Time Frame: As development applications are submitted
Funding: Project applicant

Housing Objective: 5 accessible units

Underutilized motels or other commercial structures located in
appropriate areas that are in need of rehabilitation that have the
potential to be converted and/or upgraded for permanent special needs
housing that could serve disabled, elderly, extremely low income-, and
very low-income persons shall continue to be identified. City staff shall
annually provide nonprofit housing developers with a list of potential
properties. (Policy 4.1)
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Program 5.1

Program 5.2

support others’ applications for funding under State and federal programs
designated specifically for special needs groups. (Policy 4.1)

Responsible Dept: Community Development, City Council

Time Frame: Seek funding opportunities beginning in 2014-2015
and annually thereafter; all program components
are ongoing

Funding: Federal Housing Opportunities for Persons with AIDS,
California Child Care Facility Financing Program,
and other state and federal programs designated
specifically for special needs groups

Housing Objective: Apply for or support at least two funding
opportunities serving special needs groups

The City shall continue seeking funds for loans and grants through the
Community Development Block Grant program to assist in financing and
rehabilitating affordable residential projects (extremely low-, very low-,
and low-income). In addition, the City shall conduct a housing condition
survey prior to the beginning of the 6t Housing Element planning period.

The City shall continue to distribute information on the rehabilitation
program to citizens in the City Seabreeze newsletter and on the City’s
public access cable channel when funds are available. (Policy 5.1)

Responsible Dept: Community Development

Time Frame: Apply for funding annually; conduct housing
condition survey prior to June 30t 2019

Funding: CDBG, HOME Program
Housing Objective: 20 rehabilitated units

The City shall identify existing owner-occupied housing that received
financial subsidy(ies) through programs such as CDBG for gap financing
and track the term remaining on the financing. If funds are received at
the end of financing terms, the City shall develop a program to reallocate
the funds into new affordable housing units or programs to assist lower
and moderate income families.

Responsible Dept: Community Development
Time Frame: Ongoing as funds become available
Funding: CDBG program,

Housing Objective:  Not applicable
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Program 5.3

Program 6.1

Program 6.2

12

Housing that provides living accommodations for low- and moderate-
income households shall not be demolished unless any of the following
criteria apply: It is necessary to demolish the structure for health and
safety reasons, as evidenced by the determination of the Building Official
that it is substandard (in accordance with the criteria set forth in Chapter
10 of the Uniform Housing Code as amended from time to time) and that
the cost of remediating the code violations would: 1) result in housing that
is not affordable to low- and moderate-income households; or 2) exceed
50 percent of the assessed value of the structure in its present condition; It
is necessary to carry out a public project that would improve coastal
access or other direct public benefit; The unit to be demolished is owner-
occupied housing; The unit to be demolished is a non-conforming use
according to the requirements of the General Plan or Development
Code; The unit to be demolished shall be replaced with a rental unit
available to low- or moderate-income households. (Policy 5.2)

Responsible Dept: Community Development
Timeframe: Ongoing
Funding: General Fund

Housing Objective:  Not applicable

When updates are needed to respond to regulation and policy
amendments, the City shall update housing, planning, and building public
handout materials. These handouts shall be made available at City Hall
and on the City website. (Policy 6.1)

Responsible Dept: Community Development
Time Frame: As zoning regulations are amended
Funding: General Fund

Housing Objective:  Not applicable

The City shall consider revising parking standards to remove potential
constraints and provide incentives for the development of affordable
housing, including:

e Reducing parking for one bedroom dwellings.
e Reducing guest parking standards.

e Reducing parking standards for affordable dwellings consistent with
State standards. (Policy 6.1)
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Program 6.3

Program 6.4

Program 6.5

Program 7.1

Responsible Dept: Community Development
Time Frame: Within two years of Housing Element adoption
Funding: General Fund

Housing Objective:  Not applicable

The City shall monitor housing development as part of the annual General
Plan review and identify if there are potential standards, procedures or
fees constraining affordable housing development. (Policy 6.1)

Responsible Dept: Community Development
Time Frame: Annually
Funding: General Fund

Housing Objective:  Not applicable

The City shall continue to evaluate the City’s development fee structure
and consider the reduction of fees for affordable housing units where
possible. (Policy 6.2)

Responsible Dept: Community Development
Time Frame: Within two years of Housing Element adoption
Funding: General Fund

Housing Objective:  Not applicable

The City shall continue to encourage the development of second units as
affordable housing and report new second units as part of the Annual
Housing Element Report. (Policy 6.3)

Responsible Dept: Community Development
Time Frame: Annually
Funding: General Fund

Housing Objective: 5 second units

The City shall continue to provide information about water conservation
programs, energy rebates, and water retrofits, and low-income assistance
energy programs available through local utility providers. This information
shall be available to the public at City Hall and/or on the City website.
(Policy 7.1)
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Program 8.1

14

Responsible Dept: Community Development
Time Frame: Ongoing
Funding: Not applicable

Housing Objective:  Not applicable

The City shall continue to disseminate information in Spanish and English
on Housing Program assistance available from HASLO and the
Department of Fair Employment and Housing regarding fair housing laws.
The City shall post fair housing information on the City website.

The City has acted and shall continue to act as an information station for
people who experience housing discrimination, referring them to HASLO,
the Department of Employment and Housing, and the California Rural
Legal Assistance center for assistance. (Policy 8.1)

Responsible Dept: Community Development
Time Frame: Ongoing
Funding: General Fund

Housing Objective:  Not applicable
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2.3 Quantified Objectives

Identifying quantified objectives refers to the number of new units that may potentially be
constructed over the planning period, the number of existing units that can be expected to be
rehabilitated, and the conservation of existing affordable housing stock. This information is

presented in Table 2-1.

Table 2-1 Quantified Objectives for the 2014-2019 Housing Element

Quantified Objectives by Income Group

Housing Program Extremely Low | Very Low Low |Moderate| Above Totals
Income Income Income Income |Moderate
New Construction 20 21 26 29 69 1652
Rehabilitation 10 10 0 0 20
Housing Conservation?! 0 0 0

Source: PMC and Grover Beach 2014

Note 1: No housing units have been identified as at risk of conversion to market rate in Grover Beach within 10 years of
the beginning of the 5t cycle planning period Additional detail on the potential for at-risk units is provided in the At Risk
Dwelling Units section of Chapter 3 Housing Needs Assessment.

Note 2: The 8 extremely low, very low, and low units under the objective for Program 3.2, the 5 accessible units under the
objective for Program 4.1, and the 5 second units under the objective for Program 6.5 are included in this total new

construction objective.
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Chapter 3

Housing Needs Assessment

The Housing Needs Assessment identifies factors related to housing needs in Grover Beach,
including population and employment characteristics, income levels, household characteristics,
housing stock characteristics, affordable housing needs, the condition of housing, groups with
special needs, and the Regional Housing Needs Allocation (RHNA). For the purposes of this
document a household means all those persons, related or unrelated, who occupy a single
housing unit. A housing unit means the place of permanent or customary abode of a person or
family. A housing unit may be a single family dwelling, a multi-family dwelling, a condominium, a
modular home, a mobile home, a cooperative, or any other residential unit considered real
property under State law. At times housing units may not be occupied by a household due to
seasonal use or vacancy.

The California Department of Housing and Community Development (HCD) developed a data
packet for jurisdictions in San Luis Obispo County that contains much of the information required
for the Housing Needs Assessment of this Housing Element and is the primary source of data for
this document. Where additional information is required, the US Census, which is completed
every ten years, is the preferred data source, as it provides the most reliable and in-depth data
for demographic characteristics of a locality. This report uses the 2010 US Census for current
information and the 2000 US Census to track changes since the year 2000. The California
Department of Finance (DOF) is another source of data that is more current than the Census.
However, the DOF does not provide the depth of information that can be found in the US
Census. Whenever possible, the San Luis Obispo County data packet, DOF data, and other local
sources were used in the Housing Needs Assessment in order to provide the most current profile
of the community.

The 2010 US Census did not collect information in several categories that are required for the
Housing Needs Assessment. Where this is the case, historical DOF data is used. Where DOF data
is not available, information from the 2000 US Census is retained. In cases where this is not
feasible or useful, this assessment references US Census Bureau American Community Survey
(ACS) data. The ACS provides estimates of numerous housing-related indictors based on
samples averaged over a five-year period. Whereas the US Census provides complete counts of
various demographic indicators, the ACS provides estimates based on statistically significant
samples. Due to the small size of the sample taken in Grover Beach, the estimates reported by
the ACS have large margins of error. Where ACS data is used, the numbers should not be
interpreted as absolute fact, but rather as a tool to illustrate general proportion or scale.

3.1 Demographic Characteristics

Population

This section provides current and future population information for Grover Beach based on data
from the US Census Bureau and the State of California Department of Finance. According to
DOF estimates, the population for Grover Beach was 13,211 in 2013.
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The Grover Beach population more than doubled from 1970 to 2000 However, growth has
dramatically slowed since then. Between 2000 and 2010, the City’s population only grew less
than one percent. Annual population estimates from 1970 through 2013 for Grover Beach are
shown in Table 3-1.

Table 3-1 Population Trends

Year Population Percentage Change
1970 5,939 —
1980 8,827 49%
1990 11,656 32%
2000 13,067 12%
2010 13,156 <1%
2013 13,211 <1%

Source: US Census 2000, 2010; DOF E-5 Report

Grover Beach’s population grew about 12 percent from 1990 to 2000 and less than one percent
from 2000 to 2010. For both periods, the population growth in Grover Beach has been below that
of San Luis Obispo County as a whole, which experienced a 14 percent increase in population
from 1990 to 2000 (US Census 2000) and a nine percent increase from 2000 to 2010. See Table 3-2
for a comparison in population trends for Grover Beach and the surrounding communities.

Table 3-2 Trends in Population Growth

2000 2010
Percentage Change
Number Number
Pismo Beach 8,551 7,655 -12%
Grover Beach 13,067 13,156 1%
Arroyo Grande 15,851 17,252 9%
San Luis Obispo County 246,681 269,637 9%

Source: US Census 2000, 2010

Table 3-3 shows the change in number of households in Grover Beach between 2000 and 2010,
according to the DOF. Over the 10-year period, the number of households increased by
approximately 2 percent.

Table 3-3 Household Growth, 2000-2010

2000 2010
Number | Number Percentage Change
Grover Beach 5,023 5111 2%

Source: US Census 2000, DOF 2010,

Table 3-4 reports the number of households by tenure, a term used to describe renting versus
owning a housing unit, in Grover Beach and in San Luis Obispo County as a whole. It also shows
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age by householder, which is another way of illustrating how age is distributed in the City. As
shown, the majority of renters are in the 35 to 44 age range, which is an older age bracket than
the majority of renters in the rest of the County. This may be a product of housing prices in the
City, which will be discussed in greater detail later in this chapter. This may also be a result of the
City having lower cost rentals as compared to the surrounding areas based on the smaller size
and older housing stock within the City.

The majority of owners in Grover Beach are 45 to 59 years of age, with a significant number of
owners also over the age of 75.

Table 3-4 Households by Tenure and Age, 2007-2011

San Luis Obispo County Grover Beach
Number Percentage Number Percentage
of Total of Total

Total 101,993 5,291

Owner occupied 61,628 100% 2,266 100%
Percent owner occupied - 60% - 43%
Householder 15 to 24 years 374 1% 19 1%
Householder 25 to 34 years 3,807 6% 144 6%
Householder 35 to 44 years 7,718 13% 277 12%
Householder 45 to 54 years 13,768 22% 525 23%
Householder 55 to 59 years 7,807 13% 317 14%
Householder 60 to 64 years 7,469 12% 271 12%
Householder 65 to 74 years 10,207 17% 209 9%
Householder 75 to 84 years 7,446 12% 388 17%
Householder 85 years and over 3,032 5% 116 5%
Renter occupied 40,365 100% 3,025 100%
Percent renter occupied - 40% 57%
Householder 15 to 24 years 8,470 21% 327 11%
Householder 25 to 34 years 8,798 22% 579 19%
Householder 35 to 44 years 6,363 16% 744 25%
Householder 45 to 54 years 7,099 18% 596 20%
Householder 55 to 59 years 3,318 8% 325 11%
Householder 60 to 64 years 1,936 5% 186 6%
Householder 65 to 74 years 2,025 5% 122 4%
Householder 75 to 84 years 1,351 3% 71 2%
Householder 85 years and over 1,005 2% 75 2%

Source: 2007-2011 ACS (B25007)

Population projections for Grover Beach were made in 2011 as part of a countywide study
prepared for the San Luis Obispo Council of Governments (SLOCOG). That report shows a range
of potential growth forecasts, from low to high. Table 3-5 shows the low-level population
estimates for both Grover Beach and San Luis Obispo through 2040 which SLOCOG has
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adopted. Based on these projections, Grover Beach is expected to experience an annual
growth rate of less than half of one percent, which is slightly lower than the County as a whole.

Table 3-5 Population Projections, 2010-2040

2010 2020 2030 2040
Grover Beach 12,967 13,432 13,925 14,486
San Luis Obispo County 269,637 285,106 287,473 309,529

Source: San Luis Obispo County 2040 Population, Housing & Employment Forecast, August 2011

Estimates for household growth in this report were only conducted for subregions, so data
specific to Grover Beach was not available. Table 3-6 shows the low-level estimated household
growth in the incorporated South County, which includes Grover Beach.

Table 3-6 Household Projections, 2010-2040

2010 2020 2030 2040
South County 37,687 39,376 41,412 43,730
Source: San Luis Obispo County 2040 Population, Housing & Employment Forecast,

August 2011

Age Characteristics

According to 2010 Census data, Grover Beach residents had a median age of 36.9 years in
2010, slightly lower than the median age in San Luis Obispo County of 38 years. The largest
growth in the Grover Beach population occurred in the 55 to 59 year cohort. This age group
represented 7 percent of the population in 2010, having grown over 66 percent during the
previous decade. The 60 to 64 year cohort increased by approximately 47 percent, while the 35
to 44 cohort shrank by nearly 22 percent. There was also a 28 percent growth in the population
of those 85 years of age or older, a group with specialized needs. Table 3-7 provides a summary
of the population by age group for 2000 and 2010.
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Table 3-7 Trends in Population Age

2000 2010 Percentage
Age Group
Persons | Percentage | Persons | Percentage Change
Under 5 years 910 7% 873 7% -4%
5 to 9 years 956 7% 794 6% -17%
10 to 14 years 938 7% 774 6% -17%
15 to 19 years 859 7% 843 6% -2%
20 to 24 years 871 7% 908 7% 4%
25 to 34 years 1,953 15% 2,057 16% 5%
35 to 44 years 2,233 17% 1,752 13% -22%
45 to 54 years 1,807 14% 1,973 15% 9%
55 to 59 years 563 4% 936 % 66%
60 to 64 years 472 4% 694 5% 47%
65 to 74 years 818 6% 821 6% 0%
75 to 84 years 521 4% 518 4% -1%
85 years and over 166 1% 213 2% 28%
Total 13,067 100% 13,156 100% 1%

Source: US Census 2000, 2010

Employment

Employment of Grover Beach residents was spread over a nhumber of sectors in both 2000 and
2010. However, there were some major shifts in workers in each sector over that time. As is true of
in the Wholesale Trade and
Manufacturing sectors declined, while jobs in the Professional and Retail sectors increased in
Grover Beach. Overall, employment across all industries increased by 20 percent during this
period. See Table 3-8 for Grover Beach industry trends (note that the table shows only employed

many communities over the

civilians 16 years and older).

last decade, employment
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Table 3-8 Industry Trends of Employed Grover Beach Residents

2000 2010 Percentage
Employment Sector
Number | Percentage | Number | Percentage Change
Agriculture, forestry, fishing and
arie i g 138 2.20% 120 20 -13%
hunting, and mining
Construction 489 7.70% 386 6% -21%
Manufacturing 426 6.70% 174 3% -59%
Wholesale trade 198 3.10% 78 1% -61%
Retalil trade 819 12.90% 1,111 17% 36%
Transportation and warehousing,
p” . 9 351 5.50% 241 4% -31%
and utilities
Information n/a n/a 180 3% —
Finance and insurance, and real
. 377 6.00% 303 5% -20%
estate and rental and leasing
Professional, scientific, and
management, and administrative 539 8.50% 803 13% 49%
and waste management services
Educational services, and health
. . 1,172 18.50% 1,344 21% 15%
care and social assistance
Arts, entertainment, and
recreation, and accommodation 930 14.70% 857 13% -8%
and food services
Other services, except public
o . ptp 411 6.50% 418 7% 2%
administration
Public administration 336 5.30% 366 6% 9%
Total 5,326 100% 6,381 100% 20%

Source: 2007-2011ACS (DP-03)

Table 3-9 provides information on median income for the most common industries within which
Grover Beach residents work. The greatest number of employed residents were in the
Educational services, and Health Care and Social Assistance industry in 2011, with a median
income of $33,733. The lowest median income among the top industries in Grover Beach are the
Arts and Entertainment-related and Other services industries, both with less than $16,000 in

median income.
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Table 3-9 Annual Median Income for Top Industries of Grover Beach Residents

Industry Number Median Income
Educational services, and health care and social assistance 1,323 $33,733
Retail trade 1,134 $16,722
Professional, scientific, and management, and administrative 775 $27,404
Arts, entertainment, and recreation, and accommodation 763 $15,846
Other services, except public administration 407 $15,231
Transportation and warehousing, and utilities 362 $71,316
Construction 336 $45,156
Manufacturing 288 $37,941
Public administration 277 $48,052
Finance and insurance, and real estate 225 $37,404
Information 209 $47,048
Total employed population 6,306 $31,147

Source: 2007-2011 ACS (B24031)

Estimates for future employment by industry were made in 2011 as part of a countywide study
prepared for SLOCOG. That report shows a range of potential growth forecasts, from low to
high. Table 3-10 shows the mid-level countywide estimates for each industry and the expected
annual growth rate. The professional and business service industry and the transportation and
warehousing industries are expected to the see the most annual growth through 2040, while
manufacturing, information, and financial activities are expected to decline.

Table 3-10 San Luis Obispo County Industry Projections, 2010-2040

Industry 2010 | 2020 2030 2040 | FErCENtage
Change
Mining, Logging, and Construction 4,900 5,200 5,300 5,400 0.32%
Manufacturing 5,800 5,600 5,300 5,000 -0.49%
Wholesale Trade 2,500 2,900 3,300 3,700 1.32%
Retail Trade 12,900 14,400 15,600 16,900 0.90%
Utilities 2,000 2,200 2,300 2,500 0.75%
Transportation and Warehousing 1,500 1,800 2,100 2,400 1.58%
Information 1,200 1,200 1,200 1,100 -0.29%
Financial Activities 3,900 3,900 3,800 3,700 -0.18%
Professional and Business Services 9,800 11,600 13,400 15,600 1.56%
Education Services, Health Care and
Social Assistance 11,300 13,300 15,300 17,500 1.47%
Arts, Entertainment, and Recreation 1,500 1,700 1,900 2,100 1.13%
Accommodation 3,500 4,200 4,400 4,900 1.13%
Food Services and Drinking Places 9,700 11,000 12,100 13,400 1.08%
Other Services 4,500 5,000 5,400 5,900 0.91%
Government 20,900 22,900 24,300 25,800 0.70%
Total 95,900 | 106,700 | 115,700 | 125,800 0.91%

Source: San Luis Obispo County 2040 Population, Housing & Employment Forecast, August 2011
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Household Income

The 2014 median income figure published by HCD for San Luis Obispo County is $75,400 for a
family of four.

According to the Census, Grover Beach household income kept pace with inflation and
increased 29 percent in the period from 2000 to 2010. The most significant increase was in the
group with an income of $100,000 or more, especially for those who make over $200,000. This
income group grew by 181 percent (see Table 3-11 for trends in household income).

Table 3-11 Household Income Groups in Grover Beach

Grover Beach 2000 Grover Beach 2010 Percentage
Income Group Households Percentage | Households Percentage Change

Less than $10,000 337 7% 219 4% -35%
$10,000 to $14,999 341 7% 448 9% 31%
$15,000 to $24,999 753 15% 698 13% -7%

$25,000 to $34,999 716 14% 515 10% -28%
$35,000 to $49,999 1,040 21% 739 14% -29%
$50,000 to $74,999 1,022 20% 1,104 21% 8%

$75,000 to $99,999 416 8% 661 13% 59%
$100,000 to $149,999 224 5% 510 10% 128%
$150,000 to $199,999 101 2% 172 3% 70%
$200,000 or more 50 1% 141 3% 181%
Total Households 5,000 100% 5,207 100% 4%

I'\: ESL:Z Household $38,087 — $49,010 — 20%

Source: US Census 2000, 2010

The State of California publishes annual income limits for each county that are used to
determine eligibility for assisted housing programs within that county. The California Health and
Safety Code requires that the State limits for the low-, very low-, and extremely low-income
categories will be the same as those in the equivalent levels established by the US Department
of Housing and Urban Development (HUD) for its Section 8 program. Table 3-12 illustrates the
number of households in Grover Beach in each HCD income group based on 2007-2011 ACS
Five-Year Estimates. Nearly 37 percent of all households fall into the above moderate-income
category. However, 57% of the City’s households have extremely low, very low or low incomes.
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Table 3-12 Households by Income Group in Grover Beach

Income Grou Income Qi el “enseielis Percentage
P Households | Households Total 9

Extremely Low
(Below 30% of Median <$17,350 355 681 1,036 20%
Income)
Very Low $17,350- 0
(30-50% of Median Income) $28,949 241 ge2 8 L17%
Low $28,950- 0
(50-80% of Median Income) $46,299 426 626 1,052 20%
Moderate $46,300- o
(80-120% of Median Income) | $69,500 S0 G2l (= 14%
Above Moderate
(Over 120% of Median >$69,500 1,058 501 1,559 29%
Income)

Total Households 2,388 2,867 5,255 100%

Source: HCD 2013; 2007-2011 ACS Five-Year Estimates (Table B25118)

Note: Estimates are based on 2010 income distribution data as reported in the 2007-2011 ACS Five-Year Estimates (Table
B25118).

Commute

Commute distance is an important factor in housing availability and affordability and is also an
indicator of jobs/housing balance. Communities with extended commute distances generally
have a poor jobs/housing balance, while those with short average commutes tend to have a
strong jobs/housing balance. The burden of the additional costs associated with extended
commuting disproportionately affects lower-income households who must spend a larger
portion of their overall income on fuel. This in turn affects a household’s ability to occupy decent
housing without being overburdened by cost. Table 3-13 indicates that the vast majority of
Grover Beach residents travel less than 30 minutes from home to work. This figure indicates that
many of the jobs are within 20 miles of the City and that there is a strong jobs/housing balance,
meaning that the available jobs are within relatively close distance to the employees’ places of
residence.

Table 3-13 Travel Time to Work

Travel Time to Work Percentage
Less than 30 minutes 81%
30 to 59 minutes 16%
60 or more minutes 3%
Total 100%

Source: ACS 2008-2012 Five-Year Estimates Household Characteristics
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3.2 Housing Conditions

Grover Beach had 5,757 housing units in 2013, according to DOF, representing a seven percent
increase in the number of units in the City from 2000 to 2013. The majority of housing units in
Grover Beach are single-family houses, which account for 72 percent of all housing units. Refer
to Table 3-14 for information on housing units by type in Grover Beach.

Table 3-14 Trends in Housing Type

. 2000 2013
Housing Type = =
Units Percentage Units Percentage

Single-Family Detached 3,060 57% 3,393 59%
Single-Family Attached 784 15% 736 13%
Multiple Family 2-4 Units 701 13% 871 15%
Multiple Family 5-19 Units 447 8%

: : . 549 10%
Multiple Family 20+ Units 130 2%
Mobile Homes 222 4% 208 3%

Not
Other (e.g., RV park) 24 <1% N/A
reported

Total 5,368 100% 5,757 100%

Source: US Census 2000, DOF 2013

The age and structural condition of the City’s housing stock is an indicator of the quality of
existing housing. Table 3-15 identifies the age of homes in the City.

Housing over 30 years old is more likely to be dilapidated and in need of repairs and upgrades.
Over 55 percent of housing stock in Grover Beach was built prior to 1980 and is over 35 years old.

Table 3-15 Housing Units by Age

Year Built Units Percentage
2000-2014 611 10%
1990-2000 894 15%
1980-1999 1,193 20%
1970-1979 1,358 22%
1960-1969 811 14%
1940-1959 949 16%
1939 or earlier 163 3%
Total 5,979 100%

Source: US Census 2000, 2008-2012 ACS, City of Grover Beach 2014

A residential survey of homes to identify substandard or dilapidated and deteriorated structures
was conducted by City staff in August 2003. Staff used specific State criteria for this survey. Less
than two percent of the housing stock was identified as dilapidated or deteriorated. A
dilapidated dwelling unit does not provide safe and adequate shelter and its condition may
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endanger the health, safety, and well-being of the occupants. Such housing has one or more
critical defects, has a combination of intermediate defects of sufficient number or extent to
require considerable repair or rebuilding; or it is of inadequate original construction. The defects
in a dilapidated unit are either so critical or so widespread that the structure should be
extensively repaired, rebuilt, or torn down.

A deteriorated dwelling unit needs more repair than would be provided in the course of regular
maintenance. Such housing has one or more defects that must be corrected if the unit is to
continue to provide safe and adequate shelter. Examples of intermediate defects include:
holes, open cracks; rotten, loose or missing materials over a small area of the foundation, walls,
roof or ceiling; shaky or unsafe porch steps or railings; broken or missing window panes, rotten or
loose window frames; sashes that are no longer rain-proof or wind-proof; broken or loose stair
treads or loose or missing risers, loose or missing banisters or railing of stairs; deep wear on the
door sills, door frames, outside steps or floors; missing brick or cracks in the chimney that are not
serious enough to be fire hazards; and makeshift chimneys, such as a stove pipe or other
uninsulated pipe leading directly from the stove to the outside through a hole in the roof, wall or
window. Such defects are sighs of neglect that lead to serious structural deterioration or
damage if not corrected.

The 2003 survey identified a minimum of 69 housing units (less than one percent of the housing
stock) that are deteriorated and should be rehabilitated. However, the survey data is outdated
and the number of deteriorated units may have increased.

Overall, housing conditions have remained the same or improved since 2003, as a number of
new housing projects removed dilapidated housing. Staff does not believe that there is a serious
issue with housing conditions in the City. As a result, the City recognizes the need to update
information regarding the condition of the City’s housing stock and shall undertake a housing
condition survey prior to completion of the 6t cycle Housing Element update (see Program 5.1).

Tenure and Vacancy

Housing tenure refers to the occupancy of a housing unit—whether the unit is owner-occupied
or renter-occupied. Housing tenure is influenced by demographic factors (e.g., household
income, composition, and age of the householder), as well as the cost of housing. The inventory
of housing units in Grover Beach is fairly equally divided between owner and renter groups, with
43 percent owner-occupied and 57 percent renter-occupied units. Table 3-16 provides the total
number of housing units, sorted by tenure (owner- versus renter-occupied), in Grover Beach. Of
note is that between 2000 and 2010, the City’s housing stock went from a majority of owner-
occupied units to a majority of renter-occupied units.
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Table 3-16 Trends in Housing Tenure

2000 2010
Tenure
Number Percentage Number Percentage
Owner 2,539 51% 2,219 43%
Renter 2,471 49% 2,981 57%
Total Occupied Units 5,010 100% 5,200 100%

Source: US Census 2000, 2010

The “market vacancy rate” is an important indicator for determining shortages and surpluses in
the housing market. This term refers to the number of vacant units that are for sale or rent as a
percentage of the market (all occupied units and all vacant units for sale or rent). According to
“Raising the Roof, California Housing Development Projections and Constraints, 1997-2020,” the
desirable vacancy rate in a community is considered to be 5 percent. Generally, when the
vacancy rate drops below 5 percent, the demand for housing exceeds the supply of housing.
Subsequently, prospective buyers and renters may experience an increase in housing costs.

In areas with a substantial number of second homes or seasonal units, such as Grover Beach, a
total vacancy rate of between 6 and 7 percent is necessary to ensure sufficient market
vacancies, because other vacant units typically account for about 2 to 3 percent of the housing
stock. In 2010, Grover Beach had a vacancy rate of 11 percent, a 57 percent increase since
2000. Of vacant units, approximately 53 percent were for seasonal, recreational, or occasional
use. See Table 3-17 for vacant units by type.

Table 3-17 Vacant Units by Type

2000 2010
Number | Percentage Number Percentage
For seasonal, recreational, or occasional use 211 59% 329 53%
For rent 69 19% 114 19%
Rented or sold, not occupied 17 5% 31 5%
For sale only 22 6% 56 9%
Other vacant 40 11% 86 14%
Total Vacant Units 359 100% 616 100%
Percentage of All Housing Units — 7% — 11%

Source: US Census 2000, 2010

At-Risk Dwelling Units

Pursuant to Government Code Section 65583(a)(8), this section of the Housing Element analyzes
existing assisted housing developments that are eligible to change from low-income housing
uses during the next ten years due to termination of subsidy contracts, mortgage prepayment,
or expiration of restrictions on use.

The City has participated in development of an affordable housing project that includes eleven
single-family residences in the Santa Carmela development. For this project, the City assisted the
developer with incentives and use of the CDBG program. Finances obtained through this
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program made it possible for the City to be a silent second mortgage holder (with specific
terms) for low-income first-time homebuyers. These units are not at risk of converting to market
rate within the next ten years.

Grover Beach has the following deed-restricted units. However, none of these units are assisted,
and they are not known to be at risk of converting to market rate within the next ten years.

#1: 248 North 14th Street (16-unit development) — Two units were anticipated to be
sold to very low-income households. However, the property owner decided to
keep the units and rent them instead of selling (rented to very low-income
households).

#2: 178 South 4th Street (9-unit development) — Two units were anticipated to be sold
to moderate-income households. However, the property owner decided to keep
the units and rent them instead of seling (rented to moderate-income
households).

#3: 367 South 7th (6-unit development) — One unit sold to moderate-income buyer.

#4: 1510 Brighton Avenue (12-unit development) — Five new for-sale townhomes/PUDs
and rehabilitation of an existing seven unit apartment development. Three
apartments were identified for moderate income households.

#5: South 9t and Farroll Road (11-unit development) - The Santa Carmela
development is an 11 units development. Two units remain at moderate income.

#6: 506 Longbranch Avenue (4-unit development) - This Habitat for Humanity
development consists of four units for very-low income households.

On the for-sale unit listed above (#3), if the buyer sells the difference between the market rate
and restricted sale amount is split between the City and the property owner 75 percent (City)
and 25 percent (property owner).

The City of Grover Beach currently has 135 households using Section 8 Housing Choice Vouchers
issued through the Housing Authority of San Luis Obispo.

Overcrowding

Overcrowding can occur when housing costs are so high relative to income that families double
up or reside in smaller units, which tend to be more affordable, to devote income to other basic
living needs. Households with more than one person per room are considered overcrowded.
According to 2011 five-year ACS information, 6 percent of owner-occupied households and 4
percent of renter-occupied households in Grover Beach have one or more persons per room
and thus are considered overcrowded. See Table 3-18 for information on the number of
occupants per room. Overcrowding is not an issue in Grover Beach.
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Table 3-18 Occupants per Room in Grover Beach

Owner Occupied Renter Occupied
Occupants per Room
2011 Percentage 2011 Percentage

0.50 or less 1,710 75% 1,718 57%
0.51 to 1.00 420 19% 1,199 40%
1.01to 151 106 5% 68 2%
1.51 or more 30 1% 40 1%
Total 2,266 100% 3,025 100%

Source: 2007-2011 ACS (B25014)

Regional Housing Needs Plan

The San Luis Obispo Council of Governments (SLOCOG) adopted a Regional Housing Needs
Plan (RHNP) in June 2013. The RHNP provides the Regional Housing Needs Allocation (RHNA) for
the unincorporated county and the cities in the SLOCOG region. State law requires that the
RHNA for an area be divided into four income groups. The income groups are defined as

percentages of county median income groups as follows.

Very Low Income - up to 50 percent of the area median family income

Low Income - between the very low-income limit and 80 percent of the area median

family income

Moderate Income - between the low-income limit and 120 percent of the area median

family income

Above Moderate Income - exceeding the moderate income limit adjusted for household

size

Household income limits are adjusted by household size. For 2014, the median family income
(MFI) for San Luis Obispo County was $75,400 for a family of four. Using the above-mentioned
definitions, the income limits for a family of four in San Luis Obispo County were calculated and
are listed in Table 3-19. While the RHNA does not include the extremely low-income category (30
percent or less of median family income), the State requires that the City include this income

category in the overall analysis.

Table 3-19 San Luis Obispo County HCD Income Limits

Persons in Extremely Very Low Lower Median Moderate

Family Low Income Income Income Income Income
1 $15,850 $26,400 $42,250 $52,800 $63,350
2 $18,100 $30,200 $48,250 $60,300 $72,400
3 $20,350 $33,950 $54,300 $67,850 $81,450
4 $22,600 $37,700 $60,300 $75,400 $90,500
5 $24,450 $40,750 $65,150 $81,450 $97,750
6 $26,250 $43,750 $69,950 $87,450 $105,000
7 $28,050 $46,750 $74,800 $93,500 $112,200
8 $29,850 $49,800 $79,600 $99,550 $119,450

Source: HCD 2014
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The housing allocation distributed by income group for Grover Beach over the 2014-2019
planning period is 165 dwelling units, or an average of 33 units per year. See Table 3-20 for the
allocation.

Table 3-20 Regional Housing Needs Allocation

Income Group Housing Units Percentage
Extremely Low 20 12%
Very Low 21 13%
Lower 26 16%
Moderate 29 17%
Above Moderate 69 42%
Total 165 100%

Source: SLOCOG 2013

Housing Costs

According to the 2010 Census, the median home value in Grover Beach was $402,800. Current
information, provided by DQNews Reports, indicates that sales prices have dropped since 2010,
with the median sales price in 2012 at $290,500 but rose again in 2013 to $335,000. As of January
2014, the median home sales price was $365,000, a nine percent increase over the previous year
in the same month. Grover Beach home prices have consistently remained below the San Luis
Obispo County median. See Table 3-21 for Grover Beach median home prices over recent
years.

Table 3-21 Median Home Sales Price 2000-2014

Year Median Price Percentage Change
2000 $284,800 —
2010 $402,800 41%
2012 $290,500 -28%
2013 $335,000 15%
2014 $365,000 9%

Source: US Census 2010; DQNews

According to the Census, the median gross rent in Grover Beach was $760 in 2010. To determine
the 2014 market rent, a point-in-time survey was conducted of 51 listings on two popular online
rental listing sites, Craigslist and Padmapper. The survey indicated that early 2014 rental prices in
Grover Beach range from a median of $650 for studio units to $1,300 for two-bedroom units to
$2,600 for four-bedroom units. See Table 3-22 for typical rental prices by the number of
bedrooms in the unit.
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Table 3-22 Typical Rental Prices by Bedroom Count

Number of Bedrooms Median High Low Number of Units Surveyed
Studio $650 $775 $240 4
1 bedroom $900 $1,325 $800 14
2 bedrooms $1,300 $2,000 $995 26
3 bedrooms $1,698 $2,500 $1,650 5
4 bedrooms $2,600 $3,400 $1,950 2

Source: Padmapper and Craigslist, retrieved February 2014

Overpayment

Overpayment compares the total shelter cost for a household to the ability of that household to
pay. Specifically, overpayment is defined as monthly shelter costs in excess of 30 percent of a
household’s income. Shelter cost is defined as the monthly owner costs (mortgages, deed of
trust, contracts to purchase or similar debts on the property and taxes, insurance on the
property, and utilities) or the gross rent (contract rent plus the estimated average monthly cost
of utilities).

Related to the high housing costs in Grover Beach, the number of households overpaying for
housing continues to make up a significant percentage of total households. According to data
provided by the 2010 Census, 48 percent of owners and 72 percent of renters in Grover Beach
are using more than 30 percent of their monthly income to pay for housing costs. This is a
dramatic increase from 2000 when only 30 and 48 percent were overpaying, respectively. See
Table 3-23 for housing costs as a percentage of income for owners and renters.

Table 3-23 Households Overpaying by Income and Tenure

Household BEmel el Low Moderate Aligie Total HOWEl
Low Low Moderate Income

Ownership 355 241 426 308 1,058 2387 | 1,022
Households
e 217 130 138 255 223 963 485
households
Percentage of 61.1% 53.9% | 32.3% | 82.8% 21.1% 40.3% | 47.5%
overpaying owners
Renter Households 681 632 626 427 501 2,868 1,940
Overpaying renter 628 521 247 221 0 1,617 | 1,396
households
Percentage of 92.2% 82.4% | 39.4% | 51.8% 0.0% 56.4% | 72.0%
overpaying renters
Total Households 1,036 873 1,052 735 1,559 5,255 2,961
eI 845 651 385 476 223 2580 | 1,881
households
Percentage of
overpaying 81.5% 746% | 36.6% | 64.8% 14.3% 49.1% | 63.5%
households

Source: 2007-2011 ACS (B25106)
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Housing Affordability

Housing affordability in Grover Beach can be inferred by comparing the cost of renting or
owning a home with the income levels of households of different sizes. Table 3-24 shows the
annual income ranges for very low-, low-, and moderate-income households and the maximum
affordable payment based on the standard of 30 percent (as defined by HUD) of monthly
household income going toward housing costs.

Table 3-24 Housing Affordability

- . Maximum
ome .HCD Income Limits Monthly Housing Costs Affordable Price
Group Maximum Affordable . Taxes and Ownership | Monthly
Annual Total Monthly Utilities® | Insurance (for
Income Payment homeowners) i RN

Extremely Low

One Person $15,850 $396 $75 $31 $82,839 $321
Two Person $18,100 $453 $100 $41 $91,950 $353
Three Person $20,350 $509 $125 $51 $98,931 $384
Four Person $22,600 $565 $150 $61 $107,804 $415
Very Low

One Person $26,400 $660 $75 $71 $122,788 $585
Two Person $30,200 $755 $100 $86 $137,773 $655
Three Person $33,950 $849 $125 $101 $152,560 $724
Four Person $37,700 $943 $150 $116 $165,770 $793
Low

One Person $42,250 $1,056 $75 $131 $185,289 $981
Two Person $48,250 $1,206 $100 $160 $200,000 $1,106
Three Person $54,300 $1,357 $125 $189 $232,806 $1,233
Four Person $60,300 $1,507 $150 $218 $256,465 $1,358
Moderate

One Person $63,350 $1,584 $75 $256 $268,492 $1,509
Two Person $72,400 $1,810 $100 $303 $304,179 $1,710
Three Person $81,450 $2,036 $125 $350 $339,866 $1,911
Four Person $90,500 $2,262 $150 $397 $375,553 $2,113
Sources: Realtor.com; HCD; PMC 2014

Notes:

1. Monthly utility costs are assumed as $75 per person and $25 for each additional person.
2. Total affordable mortgage based a 10% down payment, an annual 5% interest rate, 30-year mortgage, and monthly
payment equal to 30% of income (after utilities, taxes, and insurance).

3. Monthly affordable rent based on 30% of income less estimated utilities costs.

When comparing affordability figures with current median home prices, it is evident that only
moderate-income or above households can afford to own a single-family home of average
price on the market in Grover Beach. Low- and moderate-income households of four could
afford to rent a market-priced two-bedroom apartment. Only a family with a moderate or
above moderate income could afford a market-priced rental unit with more than two
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¢ A minimum of 25 percent of the residential units within the project are affordable to
households of very low, low or moderate incomes (See Development Code Section 3.20
Affordable Housing Density Bonuses).

o The project will provide a substantial public amenity, for example, a public plaza, a
public park, or a similar improved open space feature, including provisions for
guaranteed long-term maintenance not at the expense of the City.

o The project will achieve at least a silver rating on the LEED or other equivalent rating
system.

o The project will preserve, enhance, and/or create a significant natural feature.

The PD Overlay implements more flexible development standards, including:

e Reduced front, rear, and side yard setbacks.
e Reduced parking requirements.
e Increased building heights.

e Increased residential floor area ratios in mixed-use projects.

Planned Unit Developments

Planned Unit Developments (PUDs) are allowed in multiple zones subject to the development
standards provided in Subsection 4.30.040 of the Development Code and in Subsection 9140 of
the Zoning Code. PUDs are considered one of several types of residential common area
developments, which also include condominiums. PUDs are small-lot subdivisions that allow
detached or attached single-family homes on individual lots. Similar to condominiums, these
developments often share a common driveway and may have a homeowners association, if
necessary, to maintain any shared property.

PUDs are common in the R-2, C-R-2 and R-3 zones, as many small lots meet the minimum lot
requirements (3,500 square feet) for this type of development and provide flexible development
standards. Section 4.30 of the Development Code sets forth the following development
standards pertaining to PUDs:

e Approval of a Development Permit and a tentative tract or parcel map (depending on
project size) are required from the City Council. All approvals are processed
concurrently.

e Minimum lot size is 3,500 square feet.
e Lot coverage may not exceed 35 percent of the total lot area.
e Open space shall be a minimum of 35 percent of the total lot area.

e Private yards are a minimum of 300 square feet per unit; additional square footage is
added incrementally for larger units.

e Setbacks and density must meet the underlying zoning designation.

59



Chapter 5 Housing Constraints

o Developments must meet specific requirements for unit size, interior laundry facilities, and
storage.

Mobile Homes and Mobile Home Parks

Non-Coastal Zone

Outside the Coastal Zone, mobile homes or manufactured homes on individual lots are
permitted by right in any residential zone unless they exceed 15 feet and are located in the R-1
zone north of West Grand Avenue.

Coastal Zone

In the Coastal Zone, mobile homes or manufactured homes on individual lots are permitted by
right in any residential zone unless they exceed 15 feet in height and are located in the C-P-R-1,
or C-R-1 zones north of West Grand Avenue.

In the Coastal Zone mobile home parks are permitted in all residential zones as well, subject to
approval of a use permit from the Planning Commission. Mobile home parks are subject to
Zoning Code Part 39, Mobile Home Park Development Standards. Part 39 requires a minimum
building site of 5 acres in residential zones and 3 acres in the C-V zone. Allowed density is 10
dwelling units per acre in residential zones and 12 dwelling units per acre in the C-V zone.
Minimum lot size is 3,200 square feet, and there must be a general storage area for the park of
1,000 square feet, plus an additional 150 square feet for each mobile home.

Transitional and Supportive Housing

In the updated Development Code, the City allows transitional and supportive housing by right
in all residential zones in both the Coastal Zone and the non-Coastal Zone, including in the R-1,
R-2, R-3, C-P-R-1, C-R-1, C-R-2, and C-R-3 zones. These amendments will be final once the
Development Code is approved by the Coastal Commission. Transitional housing is defined in
Government Code Section 65582(h) as rental housing for stays of at least six months but where
the units are recirculated to another program recipient after a set period. Supportive housing is
defined in Government Code Section 65582(f) and has no limit on the length of stay, is linked to
on- or off-site services, and is occupied by a target population as defined in Government Code
Section 65582(g). Program 4.4 is proposed to amend the Development Code to allow
transitional and supportive housing in all zones allowing residential uses.

Emergency Shelters

Emergency shelters are defined in the Development Code (Section 9.10.020) as facilities for the
temporary overnight shelter of indigents operated by a public or nonprofit. The City has
adopted an Emergency Shelter Overlay to allow emergency shelters to be permitted by right in
certain areas of the City. The overlay is located on the southwestern edge of the City and is
bounded by 4th Street on the west, including parcels just past Griffin Street to the east, Farroll
Road to the north, and Highland Way to the south. The Emergency Shelter Overlay zone has 90
total parcels, 2 of which are vacant and 16 of which are underutilized. The vacant and
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underutilized area on these parcels is approximately 9.8 acres. The Emergency Shelter Overlay
zone is located in areas of the City close to transit and services.

The Development Code (Section 2.90.030) provides standards for emergency shelters within the
Emergency Shelter Overlay zone. Emergency shelters must abide by the following standards:

e The shelter must be operated by a responsible agency or organization, with experience
in managing or providing social services.

e The shelter must provide at least one qualified on-site supervisor at all times, plus one
attendant for each 50 occupants.

e A shelter will not be approved when another homeless shelter exists within 1,000 feet of
the proposed site.

¢ Nearby residential neighborhoods must be adequately buffered from potential impacts
of the proposed shelter.

e Parking is required to be supplied at a ratio of one vehicle space per ten beds, and one
secured bicycle parking area designed to accommodate up to one bicycle per ten
beds.

e Each shelter is limited to a maximum occupancy of 50 persons, including warming
shelters and daytime facilities.

¢ A management plan is required to address how the immediate sheltering needs of
individuals who may be turned away from the shelter will be handled. The management
plan establishes a maximum length of time for which clients may be accommodated.

Program 4.4 is proposed to amend the Development Code for consistency with Senate Bill 2
regarding the distance between emergency shelters.

High Occupancy Residential Uses

The City’s Development Code provides standards for high-occupancy residential uses that are
intended to maintain and promote neighborhood quality, character, and livability in residential
zones where allowed (Section 4.10.060).

High-occupancy residential use means occupancy by six or more adults. This category does not
include residential care facilities, senior housing, or transitional care facilities.

High-occupancy residential uses are allowed in the R-3 and C-R-3 zones, with approval of a use
permit. To qualify for a use permit, high-occupancy developments must abide by the following
standards.

¢ A minimum of 300 square feet of living area shall be provided per adult.

e The minimum parking requirement is one off-street parking space per adult occupant,
less one. The parking of two vehicles is allowed within the required front setback.

e The review authority may allow a maximum of two tandem parking areas.
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¢ A minimum of one bathroom shall be provided for every three adult occupants.
o The dwelling must meet all current City Building and Fire Codes.

The use permit process is viewed as a constraint to development of high-occupancy residential
development.

Parking Standards

Table 5-6 lists parking requirements for various types of residential uses. Parking standards are
reasonable and are not considered constraints to residential development. Single-family
dwelling units must have a two- or three-car garage, depending on the number of bedrooms.
Multi-family projects of three units or less are required to provide, at a minimum, one-car garage
space plus one open parking space per unit. Multi-family projects of four units are more are
required to provide, at a minimum, two open parking spaces per unit. In addition, multi-family
projects require one guest parking space for every two units. Parking requirements are described
in Section 3.50, of the Development Code. A land use not specifically listed in Table 5-5 is still
required to provide parking as required by the review authority for the proposed project.

Table 5-5 Parking Standards by Residential Type

Type of Use Parking (per unit)

1-4 bedrooms: 2-car garage

>5 bedrooms: 3-car garage

Mobile homes on individual lots | 2-car garage

<4 units: 1-car garage and 1 uncovered space per
dwelling, plus 1 uncovered space per 2 dwellings for guest
Multifamily parking

4+units: 2 uncovered spaces per dwelling, plus 1 space per
2 dwellings for guest parking

uncovered space per bedroom, not to exceed 2 parking
spaces

Single-family

Second residential units

Residences within mixed use
projects

Mobile home parks 2 covered spaces plus 1 per 4 units for guest parking
1 uncovered space per dwelling, plus 1 space per 2
dwellings for guest parking

Based on the area of commercial/industrial use or a
minimum of 2 spaces, whichever is greater

1.5 uncovered spaces per unit

Senior housing

Live/work units

Condominiums or planned unit
developments

Source: Grover Beach Development Code, accessed March 2014

2 car garage plus 1 guest parking space per unit

The City currently offers parking reductions of one space per dwelling unit for multi-family
projects (Development Code Section 3.50.060 D 1) located within 500 feet of a transit station or
center. Shared parking is allowed for commercial projects under certain conditions.
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To encourage the development of rental units, the parking requirements for apartments should
be evaluated and reduced, where appropriate. The City proposes Program 6.2 to consider
reducing parking requirements in the Development Code.

Second Dwelling Units

Second units are permitted through ministerial approval by City staff as enumerated in Section
4.10.170 of the Development Code. A second residential dwelling may be constructed
simultaneously with or after the primary residence. An application for a second unit is processed
as a building permit application for a residential alteration or addition. Second units are subject
to building permit fees, development impact fees, and school fees. All two-story structures in the
Low Density Residential Zones north of West Grand Avenue are subject to approval of a use
permit.

Second units are permitted on residential lots where there is an existing single-family residence,
with no more than one second unit per lot, subject to the following:

e The second unit must be in compliance with the underlying zoning requirements, except
for zoning standards for density calculations.

o If the property owner lives on the property, the second unit may become a rental. If both
the primary house and the second unit are rentals, a rental rate restriction is placed on
either the primary or second unit reserving the unit for low- -income persons for a period
of 30 years.

e The second unit may not be sold separately from the primary unit.

e Existing guest homes may be converted to a second unit, provided compliance with
these standards is demonstrated.

e Total lot coverage may not exceed the coverage allowed in the zone.

e Total living area for second units may not exceed either (a) 1,000 square feet for
detached second units, or (b) 30 percent of the existing living area of the primary unit for
attached second units.

o Off-street parking requirements are one space per bedroom, not to exceed two spaces.
Parking for second units is subject to the following standards:

o Off-street parking may be enclosed, covered, or uncovered.
¢ Tandem parking may be permitted on a case-by-case basis.
e Off-street parking is not permitted in the front or side yard setback.

e Second units must be subordinate in size and appearance to the primary single-family
dwelling units and are required to be compatible with the primary residence or a superior
design.

In addition to the second unit ordinance, the City has included Housing Element Program 6.5 to
further encourage the development of second units.
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Mixed Use

Mixed residential and commercial uses are encouraged in an effort to provide housing in areas
closer to jobs, to capitalize on infill housing opportunities, and to promote pedestrian-friendly
development. Mixed-use developments with residential dwellings are allowed in all commercial
zones with a use permit, both Coastal and non-Coastal. A mixed-use project may combine
residential uses with any other uses allowed in the applicable zone. In addition, the City allows
live/work residential units subject to approval of a Use Permit in all commercial zones except in
the C-B, RC, VS and CVS zones.

Mixed-use standards allow up to 20 residential dwelling units per acre in most commercial zones,
developments up to three stories in height, and flexible parking standards.

Affordable Housing Density Bonuses and Concessions/Incentives

The City adopted a density bonus ordinance in July 2007 to help develop housing for very low-,
low-, and moderate-income households. Details of the density bonus standards are in Chapter 3,
Section 3.20 of the Development Code. The purpose of the ordinance is to ensure that
affordable developments are consistent with the surrounding neighborhoods and that the units
are kept affordable for an extended period of time. This ordinance is designed to increase
affordable housing opportunities by offering incentives for smaller housing projects. In addition,
density bonuses may be applicable to mixed-use development projects that include a housing
component. To encourage development, the City offers the following incentives and
concessions:

e For projects meeting or exceeding the state minimum threshold of 5 units or more, the
provisions dealing with California Government Code Section 65915, as amended from
time to time, shall apply, pursuant to Government Code Section 65915.

e For projects not meeting the state minimum threshold of 5 units, the applicant may
request specific incentives and/or concessions that would contribute significantly to the
economic feasibility of providing affordable units as set forth below.

e One (1) or more units for moderate income. One incentive may be requested from the
following:

¢ Reduced minimum outdoor and/or private usable open space requirements in total
square feet (up to 20 percent reduction).

e Reduced minimum outdoor and/or private usable open space requirements in
dimension (up to 20 percent reduction).

e One (1) or more units for low income. Two incentives may be requested from the
following:

¢ Any incentive listed under the “moderate income” subsection.
¢ Increased maximum lot coverage (up to percentage permitted in underlying zone).

¢ Increase in the allowable first- to second-floor square footage ratio from 80 percent
to 100 percent.
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¢ Allowance for required guest parking requirement to be located in tandem to the
garage or in a required setback.

e One (1) or more units for very low income. Three incentives may be requested from the
following:

e Any incentive listed under the “moderate income” and “low income” subsections.

e Reduced minimum building setbacks from property lines and building separation
requirements that exceed minimum building code standards and fire code
standards.

e Reduced minimum lot sizes and/or dimensions.

The City’s density bonus ordinance requires compliance with California Government Code
Section 65915. The City’s zoning requirements are found to be consistent with current State
density bonus law.

5.2 Land Use Element Growth Management Policy

In April 1991, the Grover Beach City Council adopted an ordinance establishing growth
management regulations. The General Plan Land Use Element incorporated this ordinance into
Program LU-18.1, which states, “The City could regulate its housing supply so that it grows no
faster than 123 dwelling units annually or at a rate of two and one-half percent of the 4,933
dwelling units counted in the city by the 1990 Federal Census.”!

In adopting the Growth Management Ordinance, findings were made related to resource
delivery capabilities of water and sewer services and aesthetic and neighborhood character
concerns. The ordinance states that low- and moderate-income housing that is resale restricted
by recorded deed or other means is exempt from the growth management regulations. The
Land Use Element, however, includes a program that allows affordable housing units (type not
specified) to be exempted from the growth management limitations. The City has interpreted
this program to include both for-sale and rental housing that is restricted to low- or moderate-
income residents.

The City allows a one-year carryover of the annual allocation of 123 dwelling units, if the actual
growth rate is less than the rate established by the ordinance. However, since the Growth
Management Ordinance was passed, Grover Beach has never built up to or exceeded its
annual growth management allocation.

As discussed in the Regional Housing Needs Allocation (RHNA) section, 165 new housing units
need to be accommodated over the five-year life of the RHNA. In order to accommodate the
RHNA, approximately 33 residential dwelling units would need to be planned for annually. Thus,

1 Residential Permit Cap - Using the 1990 Census as a base year, an annual growth rate of 2.5 percent was set using the
number of household dwellings in 1990. This 2.5 percent growth rate results in the allotment of 123 dwelling unit permits
per year. Ordinance 91-3 states that the base year is fixed at the 1990 Census and is not periodically adjusted.
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the Growth Management Ordinance does not constrain development of or conflict with the
RHNA numbers.

Permit Processes and Timelines

Permit processing requirements have increased at all levels of government in recent years.
Developers are required to follow a number of City procedures. Although the permit approval
process must conform to the Permit Streamlining Act (Government Code Section 65920 et seq.),
housing proposed in Grover Beach is subject to one or more of the following review processes:
environmental review, zoning, design review, use permit control, and building permit approval.
In addition, for the portion of the City located in the Coastal Zone, a Coastal Development
Permit may also be required.

City staff achieves timely permit procedures by implementing an approach that streamlines the
process. Examples of this include:

¢ Environmental review occurs concurrently with project processing.

e Project review and comment by other City departments is coordinated by the
Community Development Department, which provides a consistent and timely
development review process.

e Pre-application meetings are encouraged by City staff. Procedural handouts are
available from the Community Development Department.

Because of the service-oriented attitude of the Community Development Department, permit
processing times in Grover Beach are among the shortest in the region.

Building permit applications must go through the plan check process and may take about one
to two months from the time the plans are submitted until the permit is issued. The City has a
consultant that examines building plans. The time needed for plan check is determined by the
completeness of the plans submitted and the turnaround time from the applicant when
responding to comments. Table 5-6 provides a summary of permit processing times.
Environmental review, design review, and use permit procedures are discussed in more detail.
Time included does not include the time it takes applicants to make revisions.

Table 5-6 Permit Processing Timelines

Permit Type Planning Commission Review | Building Permit Review
Administrative Development Permit None 8 weeks
Administrative Use Permit None 8 weeks
Development Permit 6 to 12 weeks 2 8 weeks
Use Permit 6 to 12 weeks 2 8 weeks
General Plan Amendment 4 to 6 months 2 8 weeks 1
Environmental Review 4 to 6 months 2 8 weeks

Source: City of Grover Beach Community Development Department

1. If development project accompanies a General Plan Amendment

2. Depending on the size/complexity of the project and staffing workload
66



Chapter 5 Housing Constraints

Environmental Review

As required by the California Environmental Quality Act (CEQA), the City’s permit processing
procedures include an assessment of the potential environmental impacts of a proposed
project. The majority of projects in the City meet the requirements for a categorical exemption
as an “infill project.” If a project requires a negative declaration or an environmental impact
report, additional processing and time is required. Many of the environmental regulations have
protected the public from significant environmental degradation and the location of certain
developments on inappropriate sites and have given the public an opportunity to comment on
project impacts. This process does, however, increase the time and cost of project approval.

Design Review

Design review takes place as part of the Development Permit process (see Development Code
Section 6.20.060). The Planning Commission is the approval authority for a Development Permit.
The purpose of design review is to ensure that the architectural and general appearance of
buildings and grounds are in keeping with the character of the neighborhood. Design standards
include the provision of landscaping for all areas not used for parking, walkways, or ramps. In
addition, all exterior wall elevations of buildings visible from or facing streets are to have
architectural treatment with the intent of avoiding flat, featureless surfaces. The Planning
Commission may require the use of specific materials, colors, or design elements. Overall, the
design review process does not appear to have a significant effect on housing affordability.

A Development Permit is required for single family residences only if located north of West Grand
Avenue and in the R-1, C-R-1, and C-P-R-1 zones, and is greater than 15 feet in height; and any
new multi-family development.

Use Permits

The Planning Commission is responsible for reviewing and approving use permits. The Planning
Commission may approve use permits when the proposed use complies with the provisions of
the General Plan and the Development Code. In reviewing a proposal, the Planning
Commission must make the following findings:

¢ Consistent with the General Plan, this Development Code, and other City goals, policies,
and standards, as applicable.

o The subject site is physically suitable in terms of design, location, operating
characteristics, shape, size, and topography.

e The type, density, and intensity of use being proposed will not constitute a hazard to the
public interest, health, safety, or welfare.

Use permits require public hearings. This process necessitates public noticing in accordance with
the Brown Act and noticing of property owners within 300 feet of the project.

The City’s entitlement process for residential projects has almost a 100% approval rate although
projects are sometimes modified in order to make the appropriate findings for approval. Through
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the affordable housing incentives, residential projects have increased flexibility from
development standards.

5.3 Codes and Enforcement

The Grover Beach Building Code is based on the California Building Code (CBC), which
determines the minimum residential construction requirements in California. The CBC ensures
safe housing and is not considered a significant constraint to housing production. The City has a
Code Enforcement Officer who responds to problems on a complaint-driven basis.

On- and Off-Site Improvement Requirements

Site improvement costs include the cost of providing access to the site, clearing the site, and
grading the pad area. In the case of a subdivision, such costs may also include major subdivision
improvements such as road construction and installation of sewer, water, and other utilities. As
with land costs, several variables affect the amount of such costs, including site topography and
proximity to established roads, sewers, and water lines.

The City requires that curbs, gutters, and sidewalks be installed along the frontage of every lot on
which new construction or significant alteration occurs. The absence of curbs and gutters may
contribute to unsafe pedestrian and vehicular travel. In addition, potential flooding problems
may result due to the lack of infrastructure improvements. Curb, gutter, and sidewalk
improvements are typical of all cities in California and do not impose a significant constraint to
the development of housing in Grover Beach.

Fees and Exactions

Fees for developing residential housing in Grover Beach include planning, building, and
development impact fees. All jurisdictions charge for the processing of applications. If these fees
are excessive, they can have a significant impact on a developer’s ability to provide affordable
housing. Government Code Section 66020 requires that planning and permit processing fees
do not exceed the reasonable cost of providing the service, unless approved by the voters;
agencies collecting fees must provide project applicants with a statement of amounts and
purposes of all fees at the time of fee imposition or project approval. Table 5-7 lists the City’s
processing fees for planning applications.
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Table 5-7 Planning and Building Services Fee Schedule

Description of Service/Permit

Fee or Deposit

Development Permit (single-family)
Development Permit (multi-family)
Administrative Development Permit
Administrative Use Permit

Use Permit

Pre-Application Review Meeting

Negative Declaration
Mitigated Negative Declaration
Environmental Impact Report

General Plan/Code/Coastal Program
Amendment

Final Map Approval
Lot Line Adjustment, Lot Merger, Certificate of
Compliance

Tentative Parcel Map

Tentative Tract Map

$2,000
$1,500
$300

$750
Existing Structure: $1,000
New Structure: $2,500

Minor: $300
Major: $1,000

$10,000
$15,000
$50,000

$4,000

$2,500

$1,000
$1,500
$2,500

Source: City of Grover Beach Master Fee Schedule, May 2013

Government Code Section 66000 et seq. (Mitigation Fee Act) sets forth procedural
requirements for adopting and collecting development impact fees and exactions, and
requires they be supported by a report establishing the relationship between the amount of
the fee and the use for which it is collected. Table 5-8 shows the development impact fees in

Grover Beach.

69



Chapter 5 Housing Constraints

Table 5-8 Development Impact Fees

. . . Multi-Family :
Type Single-Family (per unit) (per unit) Mobile Home
Administrative $128 $106 $70
Transportation $1,586 $974 $927
Law Enforcement $103 $128 $85
Fire Protection $230 $115 $138
\Water (one-inch) $2,896 $2,896 $2,896
Wastewater $5,158 $5,158 $5,158
Water Conservation $2,775 $2,775 $2,775
Stormwater (2,500 s.f.) $675 $675 $675
Park Land Dedication $2,751 $2,751 $2,751
Recreation Facility $585 $482 $320
Park Improvement $3,273 $2,698 $1,790

Source: City of Grover Beach Master Fee Schedule, May 2013

Considering development impact fees and all other building related fees, the average single-
family home in Grover Beach requires a total of $27,442 in fees. Total fees for a mid-size multi-
family fourplex, typical in Grover Beach, is $71,077, resulting in a per unit charge of $23,692. Table
5-9 lists the total fees for a single family residence and a typical four unit multi-family project.

70




Chapter 5 Housing Constraints

Table 5-9 Example Fee Payment for Residential Development

Fee Type Single-Family Residence Multi-Family (Four Units)
Plan Check
Building $955 $1,844
Fire $160 $240
Planning (Deposit) $250 $350
Engineering (Deposit) $500 $1,000
Sewer (Deposit) $52 $52
Water (Deposit) $52 $52
Inspection
Building $1,470 $2,837
Plumbing $236 $544
Mechanical $195 $576
Electrical $212 $344
Fire Sprinkler $256 $512
Sewer Hook-Up $99 $99
Development Impact Fees
So. SLO Sanitation District $2,475 $7,425
City Sewer/Sanitation $0 $1,300
Wastewater $2,683 $9,121
Stormwater $540 $1,194
Water Conservation $2,775 $8,325
Water $2,896 $9,847
Park Improvement $3,273 $7,517
Recreation Facility $585 $1,343
Parkland Dedication $2,751 $8,253
Transportation $1,586 $2,309
Law Enforcement $103 $409
Administration $128 $295
Fire Protection $230 $228
Miscellaneous
Administration $1,022 $1,916
S.M.I.P. $15 $37
$687 (x5 if each unit and
Water Service $687 common area gets
separate meters)
Address Notification $50 $150
Green Building Fee $74 $141
General Plan Maintenance $55 $107
Technology Fee $55 $107
Records Retention $1,022 $1,916
Total $27,442 $71,077
Per Unit $27,442 $23,692

Source: City of Grover Beach 2013

Based on a 3-bedroom/2.5-bath single-family home and four unit apartment building (assumes fee credit for demolition
of an existing residence).
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Total fees constitute approximately six percent of the average cost to build a single-family unit of
$222,935, based on an estimate using Building-Cost.net and approximately seven percent of a
multi-family apartment unit (see Table 5-10). Given the prices of housing in the City and fees in
other jurisdictions, fees charged for residential development are not a significant factor
contributing to high housing costs in Grover Beach.

Table 5-10 Fee Proportion in Development Costs for a Typical Residential Development

Development Cost for Typical Unit Single-Family Apartment
Total estimated fees per unit $27,4421 $23,6921
Estimated cost of development per unit $461,9352 $332,1432
Eztiltmated proportion of fee cost to cost of development per 6% 7%

Source: Based on City of Grover Beach, Master Fee Schedule and building permit forms completed December 2013;
Building-cost.net

Notes:

1Assumes (the project was exempt from CEQA as an “in-fill development”. Also assumes a 2,000 sq. ft. surface area home
and a 4,500 sq. ft. surface area for multi-family.

2 Cost for vacant lot included in these numbers and assumed as $239,000 based on search of listings on Trulia.com for
Grover Beach on April 3, 2014.

Zoning for a Variety of Housing Types

Housing Constraints for Persons with Disabilities

Housing element law and the Government Code (Section 65008) were amended by Senate Bill
520, which requires localities to include the following in the preparation and adoption of a
Housing Element:

e As part of a governmental constraints analysis, an element must analyze potential and
actual constraints on the development, maintenance, and improvement of housing for
persons with disabilities and demonstrate local efforts to remove governmental
constraints that hinder a locality from meeting the need for housing for persons with
disabilities (Section 65583(a)(4)).

e As part of the required constraints program, the element must include programs that
remove constraints or provide reasonable accommodations for housing designed for
persons with disabilities (Section 65583(c)(3)).

This legislation was made effective on January 1, 2002. Any jurisdiction adopting a Housing
Element after this date must comply with the requirements of this law.

An example of a reasonable accommodation is when a municipal jurisdiction allows a deviation
from the strict interpretation of zoning standards for someone with a demonstrated need
resulting from a disability.

The City of Grover Beach currently processes any request for a reasonable accommodation that
includes a modification or exception to the practices, rules, and standards for the development
that would eliminate regulatory barriers and provide a person with a disability equal opportunity
to housing of their choice (see Development Code Section 3.10.060). A permit that allows such
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modification or exception requires the approval of the Community Development Director. For a
reasonable accommodation to be approved, the following must be determined:

Zoning

Whether the housing, which is the subject of the request, will be used by an individual
defined as disabled under the Americans with Disability Act (ADA).

Whether the request for reasonable accommodation is necessary to make specific
housing available to an individual with a disability under the ADA.

Whether the requested reasonable accommodation would impose an undue financial
or administrative burden on the City.

Whether the requested reasonable accommodation would require a fundamental
alteration in the nature of a City program or law, including but not limited to land use
and zoning.

Whether there are alternatives to the requested waiver or exception that could provide
similar benefits to the applicant with less potential detriment to surrounding owners and
occupants or to the general public.

Documentation of the physical attributes of the property and structures; and Section 3-12
City of Grover Beach Development Code Adopted October 15, 2012 3.10.070 Standards
for All Development and Land Uses.

Consideration of alternate reasonable accommodations that may provide an
equivalent level of benefit.

Grover Beach has always endeavored to provide sufficient housing for people of all needs. The
Development Code does not have occupancy standards specifically for unrelated adults that
are different from families, with the exception of high occupancy residential uses (see below for
a more detailed description). Aside from parking, the City does not have a separate set of
particular conditions or use restrictions for group homes and residential care facilities. Also,
neither the General Plan Land Use Element nor the Development Code regulates the location of
special needs housing in relationship to one another, and neither specifies minimum distances
that must separate two different special needs housing developments.
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Building Codes

The City of Grover Beach has adopted the 2013 California Building Code (CBC) with no local
amendments. It uses the Building Standards Administrative Code, California Residential Code,
and California Electrical, Planning, and Mechanical Codes for its building regulations. The City
also adopted the California Energy Code and Green Building Code. Additionally, it has
strengthened the California Building Code with respect to accommodating persons with
disabilities by adopting the California Disabled Accessibility Guidelines (CALDAG). If there is a
difference between the CBC and federal accessibility regulations when implementing the code,
the City’s practice is to defer to the stricter of the two regulations. For example, if a wheelchair-
accessible ramp were to be installed, the slope required would be whichever is the least steep.

Grover Beach has not adopted any universal design elements into its building code. However,
with respect to the enforcement of building codes, the City currently provides reasonable
accommodation by enforcing all accessibility regulations.

The City does act, and will continue to act, as an information station to refer those with
complaints of discrimination or violations of fair housing laws to the California Department of Fair
Employment and Housing. In previous Housing Element implementation, the City acted
effectively in its role to refer people experiencing housing discrimination to the appropriate
agencies and in distributing fair housing information to the public.

As part of its information distribution, the City shall post information for any person who has
experienced discrimination or a violation of fair housing laws, referring them to the California
Department of Fair Employment and Housing. This information shall be posted in the following
locations:

¢ City of Grover Beach website

e Grover Beach City Hall

e Seabreeze newsletter — published by Grover Beach City Hall
e Ramona Park Community Center

e Trouville Community Center

In addition, the City will help ensure new residential development in Grover Beach is barrier-free.
The Housing Element includes Program 4.1 that requires new development to provide accessible
housing for the disabled.

5.4 Non-Governmental Constraints

This section examines constraints to producing affordable housing that result from the forces of
the housing market. The analysis evaluates the availability of financing, the price of land, and
the cost of construction in Grover Beach.
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Availability of Financing

Interest-rate fluctuations impact the ability of buyers to afford housing and the ability of builders
to construct new housing. Because both buyers and builders must finance the purchase of a
project, housing production is extremely sensitive to fluctuations in interest rates. Interest rates are
determined by national policies and economic conditions, and there is little that local
governments can do to affect these rates. Jurisdictions can, however, offer interest rate write-
downs to extend home purchase opportunities to lower-income households. In addition,
government-insured loan programs may be available to reduce mortgage down-payment
requirements.

First-time homebuyers are the group most impacted by financing requirements. Lower initial
rates are available with graduated payment mortgages, adjustable rate mortgages, and buy-
down mortgages; however, the subprime crisis affected the availability of money for home
mortgages. Variable interest rate mortgages on affordable homes may increase to the point
where the interest rate exceeds the cost of living adjustments, which is a constraint on
affordability. Although interest rates are currently relatively low, they can change significantly
and substantially impact the affordability of housing stock. Variable rate mortgages are not
ideal for low- and moderate-income households that live on tight budgets. In addition, the
availability of variable rate mortgages has declined in the last few years due to greater
regulation of housing lending markets. Variable rate mortgages may allow lower-income
households to enter into homeownership, but there is a definite risk of monthly housing costs
rising above the financial means of that household. Therefore, the fixed interest rate mortgage
remains the preferred type of loan, especially during periods of low, stable interest rates. Table
5-11 illustrates interest rates as of March 2014. The table presents both the interest rate and the
annual percentage rate (APR) for different types of home loans. The interest rate is the
percentage of an amount of money that is paid for its use for a specified time, and the APR is
the yearly percentage rate that expresses the total finance charge on a loan over its entire
term. The APR includes the interest rate, fees, points, and mortgage insurance and is therefore a
more complete measure of a loan’s cost than the interest rate alone. However, the loan’s
interest rate, not its APR, is used to calculate the monthly principal and interest payment.

Table 5-11 Interest Rates

| Interest APR

Conforming

30-year fixed 4.500% 4.586%
15-year fixed 3.625% 3.772%
5-year adjustable rate 3.250% 3.001%
Jumbo

30-year fixed 4.250% 4.278%
5-year adjustable rate 2.875% 2.819%

Source: www.wellsfargo.com, March 2014

Notes: A conforming loan is for no more than $417,000. A jumbo loan is greater than $417,000.
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Another major constraint on housing development, which local government cannot control, is
banking industry regulations and institutional reluctance to fund large phases of residential
developments. For a hypothetical 100-unit subdivision, banks finance only small (10-15 units)
phases. When 80 percent of the first phase is sold, the next phase receives funding. Effectively,
this restricts housing supplies and keeps housing prices high.

Currently, local banks provide construction loans in the range of the prime rate plus 2 to 3
percent. The prime rate is the interest rate that large banks charge to their best customers and is
currently around the recent 20-year low of 4 percent. Over the previous five-year period, 30-year
fixed-rate homeowner loans have averaged an annual interest rate of approximately 4 to 5
percent.

Many programs in California exist to provide cities, communities, and counties financial
assistance in the development, preservation, and rehabilitation of residential development,
primarily affordable units. The California Department of Housing and Community Development
identifies and provides detailed information on the grants and loans available for affordable
housing.

Price of Land

Land costs vary substantially and are based on a number of factors. The main determinants to
land value are location and zoning. The size of a parcel will also affect price. Land that is
conveniently located in a desirable area zoned for residential uses will likely be more valuable,
and thus more expensive, than a remote piece of land zoned for agricultural uses. The price for
a vacant lot in Grover Beach ranges from $438,000 to $3.9 million per acre. The average price
per acre for residential zoned land is $2.2 million. These prices are based on a point-in-time
survey conducted in March 2014 of online land sales listed on the website landwatch.com and
included nine properties.

Cost of Construction

Costs incurred in actually constructing a dwelling unit vary according to the amenities built into
the unit, materials used, prevailing labor rate, and the difficulty of building on the site. Residential
construction costs can range from $100 to $200 per square foot depending on the quality and
type of construction.

An even greater constraint to residential development is financing the cost of infrastructure.
Since the passage of Proposition 13, local jurisdictions can no longer pass on infrastructure costs
to the taxpayer through property tax-backed general or special obligations bonds. The
incremental cost of these facilities has been partially financed through impact fees; however,
these costs are typically passed along by increasing the cost of housing and rents.

According to an Internet source of construction cost data (www.building-cost.net) provided by
the Craftsman Book Company, a wood-framed single-story four-cornered home in Grover
Beach is estimated to cost approximately $222,935, excluding the cost of buying land. This cost
estimate is based on a 2,000-square-foot house of good quality construction including a two-car
garage and forced air heating. Table 5-12 summarizes the projected construction costs.
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Table 5-12 Construction Costs

Item Name Materials Labor Equipment Total

Direct Job Costs (e.g., foundation, plumbing, $93.691 $87 946 $3 345 $184.982

materials)

Indm—;-c;t qu Costs (e.g., insurance, plans and $10.448 $853 . $11.301
specifications)

Contractor Markup 26,652 — — $26,652
Total Cost $130,791 | $88,799 $3,345 $222,935

Source: Building-Cost.net (accessed February 2014)

Infrastructure Constraints

Housing costs can be substantially impacted by the availability of infrastructure. Infrastructure
constraints such as lack of adequate water, sanitary sewer lines (or inappropriate soils for septic
tanks), electricity, and other essential public utilities and services can preclude development
and greatly increase cost. The City of Grover Beach currently gets its water supply from a
combination of groundwater and local surface water and is currently working to obtain access
to additional supplies from new sources. While new sources are needed in the future, Grover
Beach has never suffered from a shortage in water supply. The City has a centralized sewer
system, and wastewater service is provided through the South San Luis Obispo County Sanitation
District. The infrastructure is adequate and funding sources for additional sewer connections
sustainable. No infrastructure consideration is a constraint for housing in the City.

Water and Sewer Priority

Effective January 2006, SB 1087 requires water and sewer providers to grant priority for service
allocations to proposed developments that include units affordable to lower-income
households. Pursuant to this statute, upon adoption of its Housing Element, the City wiill
immediately deliver the element to local water and sewer providers, along with a summary of its
Regional Housing Needs Allocation.

Environmental Constraints

Environmental and infrastructure issues affect the amount, location, and timing of new
residential development. Slope, natural and man-made hazards, creeks, and other natural
features reduce the developable area of a site and often require special site grading, building,
or landscape design to mitigate the impacts of development. Given its setting near a unique
ocean ecosystem, nearby hills, and numerous perennial creeks, Grover Beach must balance
environmental preservation with well-designed development. New housing opportunities create
challenges regarding public infrastructure extensions and expansions, and encroachment into
sensitive habitat and into agricultural land. Thus, environmental factors can reduce the number
of dwellings that can be developed on a given site.
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Faults

Grover Beach is relatively close to the San Andreas Fault Zone. Consequently, the City is prone to
ground shaking. Such ground shaking has the potential to cause severe vulnerability in the built
environment and to human life. Seismic hazards are not generally considered a major constraint
to housing development, as all building developments must comply with similar earthquake-
ready building standards, and earthquake insurance is not mandatory in California.

Flooding

The Federal Emergency Management Agency (FEMA) flood map for Grover Beach indicates
that only three residential streets (Nacimiento, Mono and Owens) in the City are in a high flood
hazard zone. Flood vulnerability relating to sea level rise is also likely to increase in severity as a
result of climate change in the future.
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6.1 Evaluation of 2009 Housing Element

The 2009 Housing Element included goals, policies, and programs intended to produce
adequate affordable housing for the community. It also included a housing allocation to
provide housing affordable to various income categories for the previous planning period.
Overall, the City did not achieve the planned goals to provide affordable housing at the various
income levels, particularly for the allocated very low- and low-income units.

Table 6-1 summarizes the City’s RHNA for the period from January 2007 through December 2013
and the number of housing units built during that period. Between January 2007 and December
2013, there were building permits issued for 73 units. Only five of these units were very low- and
low-income housing units. 68 of the units were in the moderate- and above moderate-income
categories.

Table 6-1 Progress During Previous Planning Period, 2007-2014

Income Level 2007-2014 RHNA Housing Units Built Remginder of
2007-2014 Housing Goals

Very Low 44 4 40

Low 31 1 30

Moderate 37 15 22

Above Moderate 81 53 28

Total 193 73 120

Source: City of Grover Beach, 2014

Table 6-2 provides a review of implementation of the City’s Housing Element programs during
the 2007-2014 planning period.
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Table 6-2 Review of Previous Housing Element Matrix

Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.1.1 In order to meet State law requirements (Government Code Sections
65583(c)(1) (A) and 65583(c)(1) (B)) to address the 2007-2014 RHNA, the
City shall amend the General Plan and the Zoning Ordinance to provide
adequate sites for 50 very low and low-income units at a minimum of 20
dwelling units per acre “by right” (without a conditional use permit or any
other discretionary action). A minimum of 16 units will be accommodated
per site. At least half (50 percent) of these sites shall be zoned for
residential uses only. The applications can be subject to design review as
long as the project does not trigger the CEQA review process. The City has
identified a site that could be rezoned to meet the State requirements
and has the potential to accommodate the remaining 50 very low- and
low-income units allocated for this planning period. The site (9.89 acre lot
on 1600 block of Atlantic City Ave, APN 060- 031-005) is discussed in detalil
in Chapter 4.

Responsibility: Community Development Department
Funding: General Fund

Housing Objective: 50 Units

Timeframe: To be completed by June 2011

The City Council adopted an
updated Development Code and
Zoning Map on October 15, 2012.
The City rezoned part of the parcel
in question (APN 060-031-005) to R-
3. The zoning on this parcel requires
a minimum density of 20 units per
acre and allows residential uses
only per Land Use Element (LUE)
Policy LU-3.4.

Delete.

1.1.2 The City will prepare an inventory of State, federal, City and
Improvement Agency owned land and will analyze that land for possible
housing sites. If appropriate sites are identified, the City will approach
developers and funding agencies to facilitate development of the sites
for affordable housing and provide priority permit processing.

Responsibility: Community Development Department
Funding: General Fund

Housing Objective: N/A

Timeframe: The database will be updated annually

The City reviewed and updated
the inventory in June 2013. This
program will be continued. A site at
10th Street and Farroll Road
(previously a drainage basin) was
identified and has been entitled for
five low-income units.

Modify and continue.
The City will remove
reference to the
Improvement Agency.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.1.3 In June 2008, an amendment to the City Zoning Ordinance went into
effect which applied a Planned Development (PD) Overlay Zoning District
to the blocks along West Grand Avenue. This overlay district is generally
bounded to the north by Ramona Avenue and to the south by Rockaway
Avenue and encompasses commercial properties along West Grand
Avenue from east of Highway 1 to Oak Park Boulevard. The purpose of this
overlay zone is to promote flexible and relaxed development standards,
beyond what is permitted in the underlying zoning district. In addition,
Innovative site planning and other aspects of project design are
encouraged which will facilitate the development of small parcels in the
area. The PD Overlay encourages mixed-use projects, which include
residential uses, and redevelopment of underutilized land. The City shall
encourage implementation through the following actions: Providing
assistance for lot consolidations through the Improvement Agency or
development incentives, such as priority permit processing or flexible
development standards. The City shall actively contact property owners
and developers to promote lot consolidations; The City shall conduct an
annual marketing program to promote development opportunities
provided by the PD Overlay District.

Responsibility: Community Development Department

Funding: General Fund, Improvement Agency

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City has not implemented an
annual marketing program. Owners
and developers have been
informed about the PD Overlay, if
applicable, when they approach
the City with interest to develop. No
City financial assistance is currently
available. In addition, more flexible
standards have been put in place
as part of the comprehensive
Development Code update, which
may reduce the need for the PD
Overlay. The City does not
anticipate a lot of interest in this
program, but it will be continued in
the interest of providing as many
options and tools as possible to
facilitate higher-density
development on small parcels.

Modify and continue.
Reference to the
Improvement Agency
and the annual
marketing will be
removed.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element
1.1.4 The City’s Improvement Agency shall make Improvement Agency With the dissolution of the Delete.
funds available for the development of affordable housing through Improvement Agency (the City’s
agency loans and grants. In order to encourage extremely low-income former Redevelopment Agency),
housing, the City will prioritize funding for projects that include extremely Improvement Agency funds are no
low-income units. A public outreach program will disseminate information | longer available.
on the City’s website, on the Cable TV channel, City Seabreeze Five low-income units were entitled
Newsletter, and hand outs that can be distributed to affordable housing at 10t Street and Farroll Road prior
developers and made available at the City Community Development to dissolution of the Improvement
Department. Agency. The agency was going to
Responsibility: Community Development Department pay approximately $120,000 in fees
Funding: Improvement Agency for development of the five units,
Housing Objective: 12 Extremely, Low, Very Low, or Low Income dwelling | Put those funds are no longer
units available as a result of the
. ) . dissolution of the Improvement
Timeframe: Ongoing
Agency.
1.1.5 The City will investigate the possibility of becoming the primary The City Council voted to become | Delete.

recipient of Community Development Block Grant funds rather than
applying to San Luis Obispo County for CDBG funding.

Responsibility: Community Development Department
Funding: General Fund
Housing Objective: N/A

Timeframe: Investigate and decide whether to pursue within one year of
Housing Element adoption (by November 2, 2010)

a non-entitlement city on May 16,
2011. The City received a $1.8
million CDBG grant from the
California Department of Housing
and Community Development in
2013. This program has been
completed.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.1.6 The City will consider an Inclusionary Housing Ordinance that requires
new housing development projects or subdivisions of five or more units or
lots to provide at least 10 percent of the units available to very-low
income households, 15 percent of the units available to low-income
households, or 20 percent of the units available to moderate income
households. The affordable housing requirements may include providing
on-site affordable housing units, paying a fee in lieu of providing such
housing, or providing the required housing unit(s) off-site in the City. For
projects with five units, but less than 10 units, an in lieu fee, as adopted by
the City Council will be considered. For projects of ten or more units, on-
site or off-site housing units are required, unless the City Council makes
findings authorizing the payment of in lieu fees. The Ordinance shall
require that all affordable units be maintained as affordable housing for
at least 30 years for projects outside the Improvement Agency area
boundaries, and at least 45 years for projects inside the Improvement
Agency area boundaries (as required by California Community
Redevelopment Law). If such an ordinance is adopted, the City shall
investigate incentives such as increased density, reduced parking
requirements, reduced or deferred permitting fees, and/or expedited
permit processing.

Responsibility: Community Development Department

Funding: General Fund Housing

Objective: 25 units

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City Council has not yet
considered an Inclusionary Housing
Ordinance. The City does not
expect to consider an Inclusionary
Housing Ordinance during the
planning period.

Delete.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.1.7 The City will establish an Affordable Housing Fund to accept
inclusionary in-lieu fees, Improvement Agency set-aside funds, and other
housing-related fees or funds. This fund will be used to acquire property,
construct affordable housing, write-down land or financing costs, or to
rehabilitate existing substandard or at-risk units. The City will also adopt
guidelines and criteria for the utilization of these funds, including priorities
and procedures.

Responsibility: Community Development Department, Administrative
Services, and Administration

Funding: General Fund
Housing Objective: N/A
Timeframe: Within two years of HE adoption (by November 2, 2011)

The City Council approved the
Home Repair Loan Program on

September 8, 2009. Through
December 2013, 13 applicants
have had their applications
approved and homes

rehabilitated. Loans were granted
to income-qualified homeowners
and rental property owners who
rent to income-qualified residents
of single-family homes or mobile
homes for households  with
moderate incomes or lower. The
funding for this program came from
the Improvement Agency Low- and
Moderate-lncome Housing Fund
that has since been dissolved per
AB 26X. The City received HOME
funds in January 2014, some of
which will be used for rehabilitation
purposes.

Due to the dissolution of
the Improvement
Agency, this program
will not be continued.
Ongoing City
rehabilitation efforts will
be addressed by a
modified version of
Program 5.1.1.

84




Chapter 6 Review of Previous Housing Element

Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.1.8 The City shall continue to implement the affordable housing density-
bonus and incentive/concession program adopted in August, 2007 by
City Ordinance No. 07-06. This program meets the requirements of
Government Code Section 65915 provides incentives for affordable
housing projects not meeting the State threshold of five units. All
affordable units are to be maintained as affordable housing for at least 30
years for projects outside the Improvement Agency area boundaries and
at least 45 years for projects inside the Improvement Agency area
boundatries (as required by California Community Redevelopment Law).

Responsibility: Community Development
Funding: General Fund

Housing Objective: 10 units

Timeframe: Ongoing

The City completed this program
and implements it through routine
compliance with the Municipal
Code.

Delete.

1.1.9 The City will continue to partner with other agencies and non-profits
for assistance with affordable housing programs such as the Section 8
Rental Voucher Program and other programs and opportunities that meet
the needs of extremely low income households. The City intends to utilize
these relationships for program implementation, administration, income
verifications, and monitoring of the City’s density bonus and inclusionary
housing programs. Additionally, the City will work with these partners on
applications for financial assistance. Potential local partnership
opportunities include, but are not limited to, the San Luis Obispo City
Housing Authority, the San Luis Obispo County Housing Trust Fund, and
People’s Self Help Housing.

Responsibility: Community Development Department
Funding: Improvement Agency Fund

Housing Objective: Conserve 180 existing Section 8 vouchers
Timeframe: Ongoing

The Home Repair Loan Program
with the Community Action
Partnership of San Luis Obispo
County was approved on
September 8, 2009. Thirteen homes
have been rehabilitated.

Continue.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

1.2.1 The City shall amend the Zoning Ordinance to modify the mixed-use
residential standards in non-residential zoning districts to allow the
residential component of the project to be located above, to the side, or
to the rear of the non-residential portion and to allow the residential use of
a mixed-use project to be detached from the nonresidential use as long
as the non-residential use is located entirely along the front of the project
site.

Responsibility: Community Development

Funding: General Fund

Housing Objective: Five mixed-use residential dwelling units per year
Timeframe: Within one year of HE adoption (by November 2, 2010)

The City Council adopted a
comprehensive Development
Code update on October 15, 2012.
The update modified the mixed-use
residential standards in
nonresidential zoning districts as
described in Program 1.2.1. This
program has been completed.

Delete.

1.2.2 The City shall revise Part 40 of the Municipal Code to potentially
decrease lot size and make other changes in development standards to
encourage development of small, underutilized parcels in the R-3 zoning
districts. The City, through recent amendments to the Code, has also
expanded the allowable lot coverage in the R-3 zone to 60 percent to
provide a further incentive for development of small parcels.
Responsibility: Community Development

Funding: General Fund
Housing Objective: N/A
Timeframe: Within one year of HE adoption (by November 2, 2010)

The City Council has not yet
considered revisions to this section.
This program will be continued.

Modify to clarify
language to read
“consider revising” and
continue.

1.2.3 Although no current need for farmworker housing exists, the City will
amend the Zoning ordinance to insure compliance with Health and
Safety Code Sections 17021.5 and 17021.6.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within three years of HE adoption (by November 2, 2012)

In October 2012, the Council
adopted the Urban Reserve zone
for the 30 acre property currently
used for agriculture. The zone
allows for farmworker housing in
compliance with Health and Safety
Code Sections 17021.5 and 17021.6
subject to approval of a use permit.

This program has been completed.

Delete.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element
2.1.1 Affordable housing developments that are proposed to be two The City does not have a view Delete.
stories or more shall be designed to respect existing coastal views, where protection ordinance, and this
possible. program is more like a policy. This
Responsibility: Community Development program is sufficiently addressed by
Funding: General Fund Policy 2.1 and will be removed.
Housing Objective: N/A
Timeframe: Ongoing
2.2.1 The architectural design of affordable housing developments shall No policies or regulations have Delete.

incorporate safe and attractive pedestrian linkages to common open
space areas, public transit and other uses in the public realm.

Responsibility: Community Development
Funding: General Fund

Housing Objective: N/A

Timeframe: Ongoing

been put in place to implement this
program and the City doesn’t
consider it a feasible requirement
for affordable housing
developments at this time. This
program will not be continued.

3.1.1 The City will prepare an Affordable Housing Development
Guidebook identifying funds available and the process for applying to use
City or Improvement Agency funds available for affordable residential
projects. This Guidebook will be available at City Hall and on the City
website.

Responsibility: Community Development, Administration

Funding: General Fund and Improvement Agency Housing

Objective: N/A

Timeframe: Within three years of HE adoption (by November 2, 2012)

The City completed the guidebook
in January 2011 and updated it in
December 2013. It has not yet
been posted on the website. This
program will be modified and
continued.

Modify and continue.
The City will reword the
program to focus on
updating and
distributing the
guidebook and to
remove reference to
Improvement Agency
funds.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

3.1.2 The Improvement Agency shall provide funding for the construction
of new affordable housing to be developed in partnership with affordable
housing developers. The City will prioritize funding for developments that
incorporate extremely low-income units. Developers who receive financial
assistance from the City or Improvement Agency for their project will be
required to record a covenant on the project deed(s) that requires the
units to be rented or for resale at below market, affordable rates as
established in the County of San Luis Obispo Affordable Housing
Standards.

Responsibility: Community Development

Funding: Project Applicant

Housing Objective: Eight Low or Very Low Income dwelling units
Timeframe: Ongoing

This program is ongoing. Habitat for
Humanity developed four units at
506 Longbranch (finalized on
November 25, 2009) using this
program. Those units are owner
occupied and deed restricted for
very low-income households.
Additionally, five low-income for
sale units at 920 S. 10th Street were
entitled in November 2012 as part
of a partnership with a developer.
This program will be modified to
address the dissolution of the
Improvement Agency and reflect
current City resources and
continued.

Modify to remove
reference to the
Improvement Agency
and change to City
providing support and
assistance for
applications when
feasible.

4.1.1 In accordance with the California Building Code, multistory dwelling
units in apartment buildings with three or more dwelling units or
condominiums with four or more dwelling units shall continue to install
design features in at least 10 percent of the units for handicapped
accessibility.

Responsibility: Community Development

Funding: Project Applicant

Housing Objective: N/A

Timeframe: Ongoing

The City implements this program
through routine compliance with
the Municipal Code and the
California Building Code. No
additional action is required.

Delete.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element
4.1.2 The City shall encourage residential developers of five or more This program has been made Continue.

dwelling units to offer an optional accessible design to home buyers
whose households have one or more disabled persons.

Responsibility: Community Development
Funding: Project Applicant

Housing Objective: N/A

Timeframe: Ongoing

available throughout the planning
period. The 48-unit (5 low income)
development at 16t Street and
Farroll Road could make the units
accessible with minor adjustments.
This program will be continued.

4.1.3 In order to encourage housing for extremely low and low income The City Council adopted an Delete.
households, the City shall allow single-room occupancy units (SROs) in the | updated Development Code on

R-2, C-R-2, R-3, and C-R-3 zoning districts with a conditional use permit. October 15, 2012. The update
Standards and procedures shall be developed to encourage and allows SROs in the R-2, C-R-2, R-3,
facilitate development of SROs. Parking needs will be analyzed during and C-R-3 zones subject to
development of the standards and procedures. approval of a use permit and
Responsibility: Community Development provides SRO development,
Funding: General Fund operation, parking, density, and

. L . . design standards. This program has

Housing Objective: Five extremely low-income units

i o ) been completed.
Timeframe: Within two years of HE adoption (by November 2, 2011)
4.2.1 To encourage senior housing, the City will consider a senior housing The City Council adopted an Delete.

overlay that provides incentives for developers of senior housing in certain
areas. The City shall also reduce the parking standards required for senior
housing developments located near commercial services and transit
routes by amending the parking regulations of the Zoning Ordinance.

Responsibility: Community Development

Funding: General Plan and Improvement Agency

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

updated Development Code on
October 15, 2012. The update
allows senior housing in the R-2,
C-R-2, R-3, C-R-3, C-B and C-B-O
zones subject to approval of a use
permit with amended parking and
open space standards. This
program has been completed.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

4.5.1 Underutilized motels or other commercial structures located in
appropriate areas that are in need of rehabilitation shall be identified,
contacted, and offered financial assistance and other incentives to
convert and/or upgrade their buildings for permanent special needs
housing that could serve disabled, elderly, extremely low income, and
very low income persons.

Responsibility: Community Development

Funding: General Fund or Code Enforcement Fees

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City completed an inventory of
underutilized motels or other
commercial structures located in
appropriate areas in need of
rehabilitation in September 2010.
Half of one hotel is in the Coastal
Visitor-Serving Zone and would not
be able to be converted. The other
half is located in the Central
Business Open Zone and could be
converted, with a use permit. The
two halves are separated by a
public street. The other hotel site is
in the Central Business Open Zone,
but no contact has been made
since the Development Code was
adopted in order to further explore
the option of conversion. This
program will be continued.

Modify and continue.
The City will reword to
focus on contacting,
incentivizing, and
upgrading inventoried
buildings.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

4.6.1 The City shall implement measures to mitigate constraints for
disabled or special needs persons who may seek a reasonable
accommodation. The City shall complete the following actions:
Establishment of a dedicated application procedure allowing a disabled
person to apply for a reasonable accommodation from the strict
interpretation of the zoning regulations. This application will be attached
to the City’s Building Permit and Planning Review applications and will
outline a specific permit process for an applicant to obtain a reasonable
accommodation. This procedure will also incorporate group homes or
residential care facilities that specifically serve disabled persons. The
approval authority for a reasonable accommodation will be given to the
Community Development Director; Reduced parking requirements may
be granted to projects that serve disabled or special needs person if the
project can demonstrate a reduced need for parking. The approval
authority for this parking reduction will be given to the Community
Development Director.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within one year of HE adoption (by November 2, 2010)

The City Council adopted an
updated Development Code on
October 15, 2012. The update
includes reasonable
accommodation provisions and
procedures. This program has been
completed.

Delete.

4.6.2 The City will publish information handouts for those seeking a
reasonable accommodation from the strict interpretation of the zoning
regulations. These information handouts will be made available at City
Hall and the Grover Beach Post Office.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within one year of HE adoption (by November 2, 2010)

This information has been published
and is available at City Hall.
Currently, there isn’t anywhere to
post information at the Grover
Beach Post Office. If that changes,
handouts will be made available at
the Post Office.

Continue.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

4.6.3 The City shall amend the Zoning Ordinance to comply with SB 2 and
permit emergency shelters without a conditional use permit (CUP) or other
discretionary permits and define transitional and supportive housing as
residential uses subject to the same restrictions that apply to other housing
(including design/architectural review). The City will consider the R-3, L-M,
and C-1 zoning districts to allow emergency shelters by right. This will be
implemented either by allowing the use by right in the entire zone or
through use of an overlay on a particular site or sites. The zone(s) or site(s)
must have adequate capacity for at least one homeless shelter.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within one year of HE adoption (by November 2, 2010)

The City Council adopted an
updated Development Code on
October 15, 2012. The update
includes an Emergency Shelter
Overlay zone consistent with SB 2
(Development Code Section
2.90.030). The update also defined
transitional and supportive housing
as residential uses subject to the
same restrictions that apply to other
housing in residential zones. This
program has been completed for
the requirement of SB 2 to allow
emergency shelters. The program
will be modified and continued to
fully address the requirements of SB
2 related to transitional and
supportive housing and to clarify
the Emergency Shelter Overlay
development standard related to
the distance between emergency
shelters to ensure compliance with
SB 2.

Modify and continue to
require amendments to
the Development Code
to allow transitional and
supportive housing in all

zones allowing
residential uses.
Transitional and

supportive housing wiill
be allowed in the same
way other residential

uses are allowed in
each zone. In addition,
the program will
propose amendments
to the development
standards for the
Emergency Shelter

Overlay zone to comply
with Government Code
Section
65883(a)(4)(A)(v), which
allows development
standards to dictate
“the proximity to other
emergency shelters
provided that
emergency shelters are
not required to be more
than 300 feet apart.”
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

5.1.1 The City will continue seeking funds for loans and grants through the
Community Development Block Grant program to assist in financing and
rehabilitating affordable residential projects (extremely low, very low, and
low-income). Approximately $15,000 is currently spent on rehabilitations
per year under CDBG through grants administered by the EOC, a non-
profit organization based in San Luis Obispo. The City shall continue to
distribute information on the rehabilitation program to citizens in the City
Seabreeze newsletter and on the City’s public access cable channel.

Responsibility: Community Development
Funding: CDBG Program

Housing Objective: 20 Rehabilitated units
Timeframe: Ongoing

This program has not been
implemented since the City
became a CDBG non-entitlement
jurisdiction in 2011, as the funding
was from the City’s CDBG
entittement funds. The City no
longer has a regular funding source
for this program.

Prior to the City becoming a non-
entitlement jurisdiction, the small
housing rehabilitation grant
administered by CAPSLO resulted in
changed out water heaters, new
roofs, and other relatively minor
rehabilitation efforts for city
residents.

The City received HOME funds in
January 2014, some of which will be
used for rehabilitation purposes. This
program will be modified and
continued as funding is available.

Modify to remove EOC-
specific references and
to broaden the
potential funding
sources and remove the
specifics on definite
annual funding
amounts, as they are
less certain without
CDBG entitlement funds
and continue.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

5.1.2 The City shall identify existing owner-occupied housing that received
a financial subsidy (ies) through programs such the CDBG for gap
financing, track the term remaining on the financing, and develop a
program to reallocate the funds into new affordable housing units.

Responsibility: Community Development

Funding: CDBG Program, other funding as appropriate
Housing Objective: N/A

Timeframe: Ongoing

While the City was under the CDBG
entittement program, CDBG funds
were used to implement this
program. The City no longer has a
regular funding source for this
program. There may be limited
program income due to sale or
refinancing, but it is expected to be
very limited and not sufficient to
contribute to implementation of this
program.

The City received HOME funds in
January 2014, some of which will be
used for gap financing purposes.
This program will be continued as
funding is available.

Grover Beach residents are also
eligible to participate in the County
of San Luis Obispo’s First-Time
Homebuyer Program.

Modify to specify that
this program will be
implemented as funding
is available and
continue.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element
5.2.1 Housing that provides living accommodations for low- and The City Council adopted an Continue.

moderate-income households shall not be demolished unless any of the
following criteria apply: It is necessary to demolish the structure for health
and safety reasons, as evidenced by the determination of the Building
Official that it is substandard (in accordance with the criteria set forth in
Chapter 10 of the Uniform Housing Code as amended from time to time)
and that the cost of remediating the code violations would: 1) result in
housing that is not affordable to low- and moderate-income households;
or 2) exceed 50 percent of the assessed value of the structure in its
present condition; It is necessary to carry out a public project that would
improve coastal access or other direct public benefit; The unit to be
demolished is owner-occupied housing; The unit to be demolished is a
non-conforming use according to the requirements of the General Plan or
Zoning Ordinance; The unit to be demolished will be replaced with a
rental unit available to low- or moderate-income households.
Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Ongoing

updated Development Code on
October 15, 2012. The update
includes the provisions identified in
Program 5.2.1. These requirements
will continue to be implemented.

5.3.1 Those who are very-low and low income householders that are
displaced due to abatement of unsafe structures may be provided
relocation assistance as provided by State law.

Responsibility: Community Development

Funding: General Fund, Housing Trust Fund, and Improvement Agency
Housing Objective: N/A

Timeframe: Ongoing

The City implements this program
through normal compliance with
State law. No further action
required.

Delete.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element

6.1.1 Rights-of-way within the City vary from 60 feet to 100 feet. The City No requests to vacate the right-of- | Delete.
shall continue to evaluate locations and the appropriateness of narrowing | way have been submitted since
certain residential streets to a maximum of 60 feet in width. The City shall November 2009. Because most of
also continue to evaluate potential financial mechanisms to vacate the right-of-way in Grover Beach is
public street right-of-way to adjacent residential properties in order to 70 feet, vacating would only
provide property owners with more land to build additional housing units. provide 10 additional feet on most
Responsibility: Community Development parcels and doesnl’t incre.a.se lot
Funding: General Fund and/or Improvement Agency sizes enough to build additional

. o housing units. This program will not
Housing Objective: N/A .

. . be continued.

Timeframe: Ongoing
6.2.1 The City shall prepare an update of the General Plan Land Use The City Council adopted the Land | Delete.

Element and shall consider appropriate locations for workforce residential
and non-residential development south of Farroll Road between South 4th
and South 13th Streets. The environmental review will evaluate public
facility resources needed to meet housing demand.

Responsibility: Community Development
Funding: General Fund
Housing Objective: N/A

Timeframe: The Land Use Element update is underway and completion is
projected for Winter 2010

Use Element (LUE) on February 16,
2010. The LUE contains Policy LU-
11.5 regarding live/work units. This
policy called for the establishment
of live/work settings in industrial
zones through amendments to
allowed uses and inclusion of
performance standards in the
Development Code and
maintaining consistency with the
policy as project applications are
reviewed. A policy addressing
workforce units was not adopted.
The updated LUE represents the
result of implementing this program,
and this program will not be
continued.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

7.1.1 The City shall review and potentially amend the Non-Conforming
provisions of the Zoning Ordinance to lower the review authority required
from the Planning Commission to staff level, to allow additions to non-
conforming residential structures.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City Council adopted an
updated Development Code on
October 15, 2012. Additions to
nonconforming structures are now
allowed with staff-level review. This
program has been completed.

Delete.

7.1.2 The City shall update housing, planning, and building public hand
out materials to improve their effectiveness and to reflect regulation and
policy amendments. These handouts will be made available at City Halll
and the City website.

Responsibility: Community Development

Funding: General Fund Housing

Objective: N/A

Timeframe: Within three years of HE adoption (by November 2, 2012), and
as zoning regulations are amended

The handouts were updated to be
more complete and easier to
understand and are available at
City Hall and on the City website.
Future updates will be made as
regulation and policy amendments
occur and will continue to be
made available as called for in the
program.

Modify to require
updates when needed
to respond to regulation
and policy amendments
and continue.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

7.1.3 The City shall implement revised parking regulations to remove
potential constraints and provide incentives for the development of
affordable housing. The City shall utilize the following measures: The City
shall utilize the state parking requirements for eligible affordable housing
developments as provided for in Government Code Section 65915 (p); A
housing project applicant may request parking reductions as set forth by
Section 9138.8. 3. The City shall explore the option of a parking district for
commercial and mixed-use projects along West Grand Avenue and
major arterial roads to facilitate residential development.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City Council has not yet
considered parking revisions. This
program will be continued.

Modify to include
updated suggestions for
revisions to consider and
continue.

7.1.4 The City shall monitor programs, standards, procedures, and fees as
part of the annual General Plan review to ensure that they do not
constrain affordable housing development.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)

The City has continued to monitor
potential constraints to affordable
housing development during the
annual General Plan review.
Constraints to development of
some housing types suitable for
those with lower incomes and
special needs were addressed
through the comprehensive
Development Code update in
2012. This program is ongoing.

Modify to apply to all
housing development
and continue.
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Appropriateness for

Program Status/Effectiveness 2014-2019 Housing
Element
7.2.1 The City shall continue to evaluate the City’s development fee The City Council has not yet Remove references to
structure and consider the reduction of fees for affordable housing units considered revisions to Improvement Agency
where possible. For affordable housing units within the boundaries of the development impact fees. This and continue.
Improvement Agency, the Agency may assist with the payment of program will be continued.

development fees.

Responsibility: Community Development

Funding: Improvement Agency

Housing Objective: N/A

Timeframe: Within two years of HE adoption (by November 2, 2011)
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

7.3.1 The City encourages the development of second units as affordable
housing and shall promote second units, create development incentives,
and monitor their construction and affordability. Actions that the City shall
take include the following:

» The development of a public relations program to publicize the benefits

of the City’s second unit ordinance and the process of applying for the
relevant permits.

+ Staff will create a brochure for circulation by a one-time citywide
distribution, publish quarterly promotional articles in appropriate
newsletters and newspapers, and maintain the brochure at City Hall
and the City website;

» Applications for second units will be eligible for priority permit
processing to encourage the construction of second units. This priority
processing status will apply to both new second units on lots with an
existing primary unit and to the construction of new primary units that
provide a second unit as part of the project;

» The development of a system to track and monitor the construction of
second units and the availability and affordability of second units as
rental units.

+ On an annual basis, the City will compare the results of the tracking
system with its Regional Housing Needs Allocation (RHNA) The building
permit database will be utilized to facilitate this tracking system.

Responsibility: Community Development

Funding: General Fund

Housing Objective: 30 second units

Timeframe: Within the Planning Period

Three second units have been

constructed in the City since 2009.

Second units are monitored and
reported as part of the annual
report to HCD. The City has not
established incentives or a public
relations program. As part of
annual monitoring the City will
consider the need for incentives.
For example, reducing
development impact fees for
second units.

Modify to focus on
second unit monitoring
and reporting as part of
annual report to HCD
and continue.
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Program

Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

8.2.1 The City willimplement Title 24 compliance of the California Code on

all new development or remodeling through its building plan check
process.

Responsibility: Community Development
Funding: Building Permits

Housing Objective: N/A

Timeframe: Ongoing

The City implements this program
through routine compliance with
Title 24. No further action is
required.

Delete.

8.2.2 The City will continue to provide information about conservation
programs, rebates, retrofits, and low-income assistance programs
available through local utility providers. This information will be available
to the public at the Community Development Department.

Responsibility: Community Development
Funding: N/A

Housing Objective: N/A

Timeframe: Ongoing

Ongoing.

Continue.

8.2.3 The City shall continue to require that all new subdivisions are
designed and housing tracts constructed to make maximum use of solar
access to structures and that landscaping plans utilize plants that
enhance solar access during the winter months.

Responsibility: Community Development

Funding: Building and Planning Permits/ Applications
Housing Objective: N/A

Timeframe: Ongoing

The City Council adopted an
updated Development Code on
October 15, 2012. Subdivision solar
orientation is addressed in the
update. This program has been
completed.

Delete.
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Status/Effectiveness

Appropriateness for
2014-2019 Housing
Element

9.1.1 The City will disseminate information in Spanish and English on
Housing Program assistance available from the Housing Authority and
Department of Equal Housing and Employment regarding fair housing
laws. The City will post fair housing information at the following locations:
City of Grover Beach Website; Grover Beach City Hall - Community
Development Department; Seabreeze Newsletter - Published by Grover
Beach City Hall; Ramona Park Community Center; Trouvile Community
Center; Grover Beach Post Office; State Superior Court - Grover Beach
Branch; County Public & Environmental Health - Grover Beach Branch. The
City has acted and will continue to act as an information station for
people who experience housing discrimination, referring them to the
Housing Authority and Department of Equal Housing and Employment for
assistance.

Responsibility: Community Development

Funding: General Fund

Housing Objective: N/A

Timeframe: Within one year of HE adoption (by November 2, 2010)

The City currently provides links on
its website to the Housing Authority
and the Department of Fair
Employment and Housing. This
program will be continued. No
housing discrimination cases have
been reported during the planning
period.

Combine Program 9.1.2
into this program,
modify to update
appropriate locations to
make fair housing
information available,
and continue.

9.1.2 The City will continue to refer persons who report that they are
experiencing housing discrimination to the California Rural Legal
Assistance center.

Responsibility: Community Development
Funding: N/A

Housing Objective: N/A

Timeframe: Ongoing

Ongoing. No housing discrimination
cases have been reported during
the planning period. This program
relates to the previous program
and will be combined into it and
deleted.

Combine into Program
9.1.1 and delete.
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Appendix A Land Inventory

General

Max

Realistic

APN Address Street Zone Plan Acreage AIIow_ed éﬂ;;;(al::tl;/ Unit _ I\/:gp
Land Use Density Capacity
060-012-021 | 1032 Margarita R-1 LDR 0.32 5 1 1 1
060-014-058 | 839 Sandcastle R-1 LDR 0.21 5 1 1 2
060-020-020 | 850 N 12th R-1 LDR 0.25 5 1 1 3
060-031-028 Laguna R-1 LDR 0.52 5 1 1 4
060-153-014 | 300 Block N 8th R-1 LDR 0.17 5 1 1 5
060-163-021 | 347 N 11th R-1 LDR 0.22 5 1 1 6
060-337-007 | 800 Block Nice R-1 LDR 0.14 5 1 1 7
060-369-011 | 1600 Block | Baden R-1 LDR 0.31 5 1 1 8
060-503-022 | 862 Charles R-1 LDR 0.12 5 1 1 9
060-522-005 | 300 Block | O¢€an R-1 LDR 0.17 5 1 1 10
View
060-532-003 | 645 Ocean R-1 LDR 0.14 5 1 1 11
View
060-543-007 Huber R-1 LDR 0.54 5 1 1 12
060-561-073 | 1358 Farroll R-1 LDR 0.19 5 1 1 13
060-574-002 Farroll R-1 LDR 1.13 5 5 5 14
060-574-007 | NA S 16th R-1 LDR 4.67 5 29 29 15
060-574-008 | 975 S 16th R-1 LDR 0.11 5 1 1 16
060-574-013 | 933 S 16th R-1 LDR 0.11 5 1 1 17
060-574-014 Napa R-1 LDR 0.11 5 1 1 18
060-574-015 Napa R-1 LDR 0.11 5 1 1 19
060-574-016 Napa R-1 LDR 0.11 5 1 1 20
060-574-017 Napa R-1 LDR 0.11 5 1 1 21
060-574-018 Napa R-1 LDR 0.11 5 1 1 22
060-574-019 Napa R-1 LDR 0.11 5 1 1 23
060-574-020 Napa R-1 LDR 0.11 5 1 1 24
060-574-021 Sausalito R-1 LDR 0.11 5 1 1 25
060-574-022 Sausalito R-1 LDR 0.11 5 1 1 26
060-574-023 Napa R-1 LDR 0.11 5 1 1 27
060-574-024 Napa R-1 LDR 0.11 5 1 1 28
060-574-025 Napa R-1 LDR 0.11 5 1 1 29
060-574-026 Napa R-1 LDR 0.11 5 1 1 30
060-338-010 | 600 Block S 8th R-1 LDR 0.10 5 1 1 31
060-031-031 | 1682 Laguna Ct. R-1 LDR 0.53 2 1 1 32
060-490-001 | 900 N 5th C-P-R-1 LDR 0.19 5 1 1 33
060-490-002 | 906 N 5th C-P-R-1 LDR 0.14 5 1 1 34
060-490-031 | 858 N 5th C-P-R-1 LDR 0.16 5 1 1 35
060-490-037 | 835 Pacifica C-P-R-1 LDR 0.19 5 1 1 36
060-502-015 | 933 N 6th C-R-1 LDR 0.19 5 1 1 37
060-501-026 | 885 N 6th C-R-1 LDR 0.08 5 1 1 38
060-501-027 N 6th C-R-1 LDR 0.17 5 1 1 39




Appendix A Land Inventory

General Max Max Unit Reali_stic Map
APN Address Street Zone Plan Acreage AIIow_ed Capacity Unit _ D
Land Use Density Capacity
060-482-034 | 811.000 1st St. C-R-1 LDR 0.15 5 1 1 40
060-483-002 1st St. C-R-1 LDR 0.16 5 1 1 41
Low Density Subtotals 12.82 73 73
060-082-013 | 200 Block Saratoga C-R-2 MDR 0.15 9 2 2 42
060-083-006 | 253 Newport C-R-2 MDR 0.17 9 2 2 43
060-142-028 | 200 Block N 4th C-R-2 MDR 0.17 9 2 2 44
060-215-011 | 400 Block Rockaway C-R-2 MDR 0.11 9 1 1 45
060-327-002 | 500 Block Mentone C-R-2 MDR 0.17 9 2 2 46
060-031-005 | 1700 Block | Atlantic City R-2 HDR 6.50 9 58 58 47
060-088-013 | 425 Saratoga R-2 MDR 0.10 9 1 1 48
060-089-002 | 408 Saratoga R-2 MDR 0.14 9 2 2 49
060-123-034 | 1600 Block | Saratoga R-2 MDR 0.16 9 1 1 50
060-123-035 | 1600 Block | Saratoga R-2 MDR 0.16 9 1 1 51
060-145-005 | 200 Block N 5th R-2 MDR 0.17 9 2 2 52
060-145-039 | 200 Block N 5th R-2 MDR 0.17 9 2 2 53
060-145-040 | 200 Block N 5th R-2 MDR 0.17 9 2 2 54
060-184-007 | 1600 Block | Newport R-2 MDR 0.32 9 3 3 55
060-279-019 | 700 Block Trouville R-2 MDR 0.09 9 2 2 56
060-565-002 | 1207 S 13th R-2 MDR 1.01 9 9 9 57
060-565-003 | 1207 S 13th R-2 MDR 0.85 9 7 7 58
060-631-021 | 1277 S 16th R-2 MDR 0.14 9 1 1 59
Medium Density Subtotals 10.76 100 100
060-031-005 | 1700 Block | Atlantic City R-3 HDR 3.40 20 68 54 60
060-033-011 | 1513 Calbirillo R-3 HDR 0.16 20 1 1 61
060-033-012 | 1535 Calbirillo R-3 HDR 0.09 20 1 1 62
060-277-014 | 773 Manhattan R-3 HDR 0.17 20 3 3 63
060-176-060 | 1500 Block | Brighton R-3 HDR 0.21 20 4 4 64
060-176-077 | 1500 Block | Ramona R-3 HDR 0.06 20 1 1 65
060-309-005 | 300 Block S Oak Park R-3 HDR 0.35 20 3 3 66
060-348-014 | 1300 Block | Baden R-3 HDR 0.16 20 3 3 67
060-352-018 | 920 S 10th R-3 HDR 0.18 20 5 5 68
060-192-034 | 594 Rockaway R-3 HDR 0.18 20 4 4 69
060-271-009 | 500 Block Manhattan R-3 HDR 0.17 20 3 3 70
060-271-030 | 500 Block Longbranch R-3 HDR 0.17 20 3 3 71
060-346-013 | 1300 Block | Trouville R-3 HDR 0.17 20 3 3 72
060-221-024 | 600 Block Grand CBO HDR 0.34 20 12 12 73
060-242-008 | 100 Block S 11th CBO HDR 0.15 20 3 3 74
060-237-007 | 152 N 11th CBO HDR 0.17 20 4 3 75
060-213-013 | 200 S 4th Cl HDR 0.15 20 2 2 76
High Density Subtotals 6.28 123 108
Grand Totals 29.87 296 281
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