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City of Oceanside 2021 -2029 Housing Element I. Introduction

l. INTRODUCTION

A.  Purpose of the Housing Element

State law recognizes the vital role local governments play in the supply and affordabilit y
of housing. Each local government in California is required to adopt a comprehensive,

long -term General Plan for the physical development of the city or county. The Housing
Element is one of seven mandated elements of the General Plan. Housing Element la w,
first enacted in 1969, mandates that local governments plan to meet the existing and
projected housing needs of all economic segments of the community. The law recognizes

that, in order for the private market to adequately address housing needs, local
governments must adopt land use plans and regulatory systems that provide opportunities

for, and do not unduly constrain, housing development. As a result, housing policy in
California rests largely upon the effective implementation of local General Plans a nd, in
particular, local Housing Elements. Housing Element law also requires the California
Department of Housing and Community Development (HCD) to review local housing

el ement s and to report i ts written findings Wi

conf ormance with state law.

As mandated by state law, the planning period for this Housing Element extends from April
15, 2021 to April 15, 2029 1. Thiselement identifies strategies and programs that focus on the
following major goals

1 Facilitate the developm ent of a variety of housing types for all income levels to
meet the existing and future needs of residents , including the homeless and persons
with special needs;

1 Address, and where appropriate and legally possible , remove governmental
constraints to the m aintenance, improvement and development of housing ;

1 Maintain and enhance the quality of existing residential neighborhoods ;
1 Promote equal housing opportunities for all persons ;

1 Encourage new housing growth patterns that conform to local, regional and state
policies for sustainable development and energy use.

The Housing Element consists of the following major components:

T An analysis of the Cityds demographic a
(Chapter II);

I An evaluation of land, financial, and administ rative resources available to address
the Cityds housing goals (Chapter 111);

1 A review of potential constraints, both governmental and non -governmental, to
meeting the Cityds housing needs (Chapter

1 As discussed in Chapter |1, the oprojection periodo
slightly longer than eight years ( June 30, 2020 and April 1 5, 2029).

-1 March 2021
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City of Oceanside 2021 -2029 Housing Element I. Introduction

9 A Housing Action Plan for the  2021-2029 planning period, including housing goals,
policies , programs and quantified objectives  (Chapter V).

T A review of the Cityds accompl i shmenjprevious n d

Housing Element (Appendix A ).

9 A summary of public participation for the development
(Appendix B).

of the Housing Element

9 A detailed inventory of sites for meeting the projected housing needs (Appendix
C).

B. Data Sources and Methods

In preparing the Housing Element various data sources are utilized . The decennial Census
and the American Com munity Survey (ACS) provide the basis for population and
household characteristics . Some p opulation and housing unit data are also provided by

the California State Department of Finance (DOF). Housing market information is drawn
from both public agencies a nd private organiations . City records also provide data
regarding housing development and rehabilitation, program accomplishments, units at
risk of conversion , and housing construction and demolition activity in the Coastal Zone.

C. Public Participation

Section 65583(c)(5) ofthe Government Code states that "The local government shall make
diligent effort to achieve public participation of all the economic segments of the
community in the development of the housing element, and the program shall describe

this effort." Public participation played an important role in the formulation and refinement

of the Cityds housing goals and policies.

The City of Oceanside is in the process of preparing a comprehensive update to the
General Plan. While due to the statutor vy deadline for the Housing Element, this Housing
Elementis being updated on a parallel but separate track from the General Plan . Extensive
public outreach has been conducted to inform this Housing Element update.

1. Summary of Outreach Efforts and Comments

Involving the community is an integral part of the Housing Element process. The City of
Oceanside utilized the following strategies
2021-2029 Housing Element and facilitate a meaningful dialogue about housi ng needs

and priorities in Oceanside.

Q. Onward Oceanside Website and Newsletters

The Housing Element is one part of a broader planning effort, Onward Oceanside, which
encompasses an update to the General Plan, the Housing Element, a Community Plan

and a Spec ific Plan. While the Housing Element deals with housing issues most directly, all

of the other planning efforts si gni frangeahausingy
production objectives. The project website, www.onwardoceanside.com, was launched

-2 March 2021
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City of Oceanside 2021 -2029 Housing Element I. Introduction

in April 2020, and served as a one -stop shop for interested parties to learn about the
different plans, read project documents and resources, sign up for the project mailing list

or upcoming opportunities for participation, and contact appropriate City staf f at any
point in the planning process. The Onward Oceanside newsletter was a quarterly email

update to an audience of more than 1,500 subscribers which often promoted websites,
surveys, and new documents, and gave updates on the project status. The websit e
encouraged ongoing participation between City Staff and invested community members;

communi ty feedback gat hered t hrough the websit

Housing Element policies and programs.

b. Planner Office Hours

During the Fall and Winter of 202 0, City Staff held regular office hours that community
members could sign up for, in which they were able to discuss their ideas for housing and
development as well as voice concerns.

c. Focus Group Discussions

Housing, Development, and Real Estate Industry. Focused panel discussions with
representatives from the development community and real estate industry fi including
Cushman Wakefield, Andrew Malick (a multi -family and mixed use developer),
Community Housing Works, Integral, Lightfoot Planning, and Tam & As sociates fi were
conducted to inform the preparation of the Housing Resources, Housing Needs
Assessment, and Housing Programs sections of the Housing Element. The discussion
focused on several key themes, including the link between high density housing and tr ansit,
highlighting that Oceanside has significant transit amenities and that co -location is in line
with state goals; strategies to address the challenges that affordable housing developers

face in building vertical mixed use; and strategies to protect an d improve existing
affordable housing, such as mobile homes, as well as promoting a greater mix of housing
types that meet peopleds needs, preferences,
units, senior housing, and multi -family housing.

Property Owner Forum. Another discussion was held between non  -residential property
owners along each of the three corridors being targeted for mixed use and residential
development in the Smart and Sustainable Corridors Specific Plan. This discussion focused

on understa nding the realistic capacity and timeline for new housing within the corridors,

as well as barriers and opportunities to improve current zoning and permitting processes in

order to improve the feasibility of housing and mixed -use development projects.

Inp ut from these focused discussions provided guidance on where new housing should go
and what challenges the City faces in promoting more affordable housing; findings from
these panels were used to formulate Housing Element policies and programs.

d. Online Surv eys

Two citywide online surveys, available in English and Spanish, were conducted as part of

the Cityds concurrent efforts to update the
was provided by the community for how the City can develop in the coming year s. An
additional survey was available exclusively in Spanish. Over 650 responses were received

from the surveys and overall, community members indicated strong support for mixed use
development along key transit corridors and a wider range of housing types suitable for

-3 March 2021
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City of Oceanside 2021 -2029 Housing Element I. Introduction

people of all ages and income levels. Community feedback emphasized housing
affordability, quality, and the importance of connecting new housing with services and
amenities such as transit access. Participants were asked where they would like to see new
housing in the City; the majority of participants wanted to see more housing near transit
stations and in existing commercial areas. Many survey respondents expressed that
homelessness was a top issue of concern, and some believed that more aff ordable and
transitional housing with services could help the unhoused. Other survey respondents
emphasized the importance of preserving existing residential neighborhoods and

agricultural areas when deciding where to put new housing. The Housing Plan incl udes
policies and programs that support the availability of a wide range of housing to meet the
existing and future needs of Oceanside residents. Most of t he Housing Element Sites

Inventory includes sites along/near corridors, as preferred by the community

e. Community Workshops

Four online workshops were conducted to receive community feedback on the spectrum

of Oceanside, including land use, transportation, community facilities, and the SSCSP. Live
Spanish translation was available. Workshop participation r anged from 80 -170 participants
per meeting. One workshop focused entirely on the Housing Element, and covered the
requirements, process, and goals of the Housing Element. In that workshop, participants
gave feedback through interactive polls, a mapping exe rcise, and in facilitated breakout
room discussions.

The number one housing concern that workshop participants identified in a Zoom poll was
overcrowding, followed closely by housing affordability. Many participants believed
housing affordability to be on e of the biggest issues facing Oceanside and emphasized
the need for a range of housing types, sizes, and affordability levels, including housing for
special groups, such as senior housing, accessory dwelling units, mobile home parks, and
transitional hous ing. The importance of preserving rural/open spaces and agricultural land
was noted as important for many participants, and there was strong support for
accommodating growth through infill and redevelopment rather than through the
conversion of open space  and agricultural land.

When participants were asked to pin on a map where they would like to see new housing

located, many indicated the corridors as suitable for most new development. Within the

cityds established corri dor she mix bfagesideptipl@ardtnann i-t y
residential land uses through infill development was noted as a way to accommodate

more residents, support existing and upcoming businesses with greater connection to

potential customers, and increase the likelihood of getting around the city conveniently
through public transit and improved streetscapes.

f. Incorporation of Feedback in Housing Element

Appendix C providesa summary of the comments received by themes. The overall themes
of the feedback centered around strong suppo rt for mixed use development along key
transit corridors and a wider range of housing types suitable for people of all ages and
income levels. Community feedback emphasized facilitating and preserving affordable
housing , the importance of connecting new ho using with services and amenities such as
transit access as well as preserving agricultural land.

-4 March 2021
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g. Decision -Maker Meetings and Hearings

To come following adoption.

Please see Appendix C for more information regarding the public involvement proce Ss.

D. Consistency with Other Elements of the General Plan

The elements that comprise the  Oceanside General Plan are required to be internally
consistent . For example, residential development capacities established in the Land Use
Element, as well as constra ints to development identified in the Safety Element and Noise
Element, are incorporated into the land use assumptions contained in this Housing
Element. The City is in the process of updating the General Plan. The City will ensure the
Housing Element an d General Plan achieve internal consistency as part of the update. As
elements are updated in the future, the City will evaluate the Housing Element for
consistency with the updates.

SB 1087 of 2005 requires cities to provide a copy of their Housing Eleme nts to local water
and sewer providers, and also requires that these agencies provide priority hookups for
developments with lower -income housing. Water and wastewater service in Oceanside
are municipal functions (under t hiesDepdrtmenty andof t F
thus conformance of water and wastewater operations with Housing Element policies can
be established and monitored through internal dialogue and coordination.

-1 March 2021
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City of Oceanside 2021 -2029 Housing Element II. Housing Needs Assessment

I HOUSING NEEDSA SSESSMENT

This chapter explore s Oc e a n s i déreographic and socioeconomic  characteristics in
relation to its housing supply and thereby lays the groundwork for policies and programs

to address housing needs. This Housing Needs Assessment utilizes the most recent data
from the U.S. Census, California Department of Finance (DOF), California Employment
Development Department (EDD), San Diego Association of Governments (S ANDAG) and
other relevant sources.

A.  Community Context

Comprising 43 square miles adjacent to the Pacific Ocea n, the cities of Carlsbad and
Vista, the unincorporated communities of Bonsall and Fallbrook, and Camp Joseph H.
Pendleton Marine Corps Base, the City ~ of Oceanside is situated in the far northwest corner
of San Diego County (see Figure 1). In 1980, the City had 76,698 residents. By 2010, the

Ci t popusation had more than doubled to 167,086. The Cityds popul ation

to grow , although at much lower rates, to 177,335 in 2020, making it the third largest
jurisdiction in the region according to the California DOF population estimates.

With the Cityds i mmediate coastal areas (west o

several generations ago, most of the  population and housing growth experienced over

the past four dec ades has occurred in central and eastern portions of the City, including

large master planned development in the Rancho del Oro, Ocean Hills and Morro Hills
neighborhoods. New housing has also materialized as scattered infill and redevelopment

i n t h e co@staktngighborhoods and along the Mission Avenue, Oceanside Boulevard

and Vista Way commercial corridors. Over the past decade , the City has seen new
housing in conjunction with mixed -use development, both in the downtown area and
along the Highway 78 corridor. It is anticipated that mixed  -use development will account
for a significant share of t he Ci 209162629 Hawding
Element planning period.

In an effort to build its employment base, the City has attracted various m anufacturing
enterprises and other job -generating land uses to its Rancho del Oro and Ocean Ranch
business parks. The City has also bolstered its hospitality industry with new hotel and
timeshare development. However, the City has one of the lowest jobs -to-housing ratios in
the San Diego region. To address this jobs -to-housing imbalance, the City prepared an
economic devel opment 20D& thas ihchudes policiés far maintaining the
Cityds existing inventory of c 0 mmagmng Mhigh |-payaa

re

d i

industry c¢clusters such as biotech and environm

share of the regional tourism market. = The use of the Economic Development Dashboard

continues to be promot ed by the Citydisn aE@aon o mi

decision -making tool, by educating the public on the long -term impacts of decisions being
made.

In 2019, the City also prepared an Economic Development Element (EDE) for the General
Plan to establish, refine, and consolidate goals and policies th at will inform future actions
affecting the Cityds fiscal resources and t
local economy that captures its share of regional business activity, employment and

he |
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II. Housing Needs Assessmen t

investment, supports the stability and expansion of
assets to attract stable, high -quality employers, grows the local tax base to

existing businesses, leverages local

provide for more public services and amenities, and withstands economic upheaval at

the state, national, and global levels.
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Figure 1: Regional Location Map
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Figure 2: Economic Development Dashboard
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City of Oceanside 2021 -2029 Housing Element II. Housing Needs Assessment

Oceanside was incorporated in 1888 coinciding with the arrival of the railroad between

San Bernardino and San Diego. Much of the original land grant property  north of the City

was sold to the United States government in 1942 for the establishment of Camp Joseph

H. Pendleton Marine Corps Base. The City has long accommodated a significant share of

Camp Pendletonds housing odomseagdd,ai whialnad tshea vCicte
the consumer needs of many active  -duty Marines and other base personnel.

One of the San Diego regionds ten beaX7hnfilesofnt |
shoreline that attract vaca tioners from around the w orld. Other coastal amenities include
asmal-craft harbor and Californiads |l ongest woode
consistent surf on the West Coast, the City hosts over numerous professional surfing
tournaments each year.

Today, Oceanside isa diverse community that provides all the conveniences of a modern

city without many of the disadvantages. Located just 35 miles north of San Diego and 83
miles south of Los Angeles, Oceanside offers exceptional weather , scenic and cultural
resources, conve nient transportation options, comparatively affordable housing costs,
and, through Mira Costa Community College, a wide range of higher education
programs . The City also enjoys significant agricultural resources in its northeastern
guadrant, providinga local food source and employment for an estimated 1,000 residents.

Interstate 5, one of California's main highway s, runs through Oceanside, as does  State
Route 78, which provides access to Interstate 15  to the east . State Route 76, which runs
northeast, al so provides access to Interstate 15. With the Los Angeles area to the north and

the San Diego/Tijuana area to the south, Oceanside enjoys proximity to all major Southern
California destinations . At the same time, being bounded by the Pacific Ocean to the

west, the San Luis Rey River to the north and Buena Vista Lagoon to the south, the City
maintains a distinct geography that contributes to a strong sense of place.

In addition to being well -connected
to the regional roadway network,
Oceanside is also well -served by bus
and rail service. Rail service through
Oceanside includes the Amtrak
Pacific Surfliner as well as the
Coaster and Sprinter commuter lines | o y —
operated by the North County = q
Transit District (NCTD). The Coaster
provides north -south service
between Oceanside and downtown San Diego, while t he Sprinter, which began service
in 2008, roughly parallels SR78 and provide s a North County east -west mass transit link
between the cities of Oceanside, Escondido, S an Marcos and Vista . NCTD bus service in
Oceansi de includes high -frequency headways between the Oceanside and Vista Transit
Centers along the Mission Avenue and Vista Way commercial corridors, as well as half -
hour service between Oceanside and the University Town Center area of San Diego along
Highway 1 01.

Due in large part to the prevalence of transit service in Oceanside, the City has eight
designated Smart Growth Opportunity Areas on the San Diego Regional Smart Growth

-7 March 2021
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City of Oceanside 2021 -2029 Housing Element II. Housing Needs Assessmen t

Concept Map, established by the San Diego Association of Governments in 2005 and

updated in 2016. All situated within a quarter -mile radius of transit stations, these
opportunity areas are expected to accommodat e
growth in both mixed -use and exclusively residential mid -rise development.

B. Population Charac teristics
1. Population Growth Trends

During the past two decades the population of Oceanside has increased from about
160,000 to approximately 17 7,000 in 2020. The pace of growth  from 2010 to 2020 increased
slightly compared to 2000 -2010, with a 6% growth f rom 2010 to 2020. During this same time

period, San Diego County growth slowed, with an increase in population of only 8%
between 2010 and 20 20, compared to 10 %in the prior decade (see Table 1).
Oceansi de 0 gate of popukation growth relative to what the county at -large

experienced between 2010 and 2018 is largely the result of diminishing land resources in
the City. This slower growth rate also stems from declining birth rates in Oceanside, which

are consistent with a rising median income and an aging demographic. According to the
American Community Survey, Oceanside birthrate declined from 6% to 5% between 2010
and 2018 2. During that period, the share of the population ages less than 5 years old
decreased fr om 7% to 6% while the share of senior population (65 and older) increased
from 13% to 16%. Median income in Oceanside increased from $58,377 to $61,656
between 2010 and 2018.

Regional growth forecast 2 projected t h a't Oceansi de owouldpincreasé 8t i o n
177,840 by 2020, which is on tr ack with 2020 population estimates. The growth forecast

projects t hat Oceansi de 6s coptmyedwol dcrdasemy % tol185,859 in 2030

while the housing stock will grow  also grow by 5% during this same period.

Table 1: Population Trends, 199 0-2030- Oceanside vs. San Diego County

Projected
Growth Growth

2000 2010 2020 2030* Growth
20062010 20162020 20262030
Oceanside 161,029 167,086 177,335 185,859 4% 6% 5%
San Diego Coun 2,813,833 | 3,095,313 | 3,343,355| 3,741,666 10% 8% 12%
*Projected

Source: U.S. CensGslifornia Department of Fing#&c€jty/County Population and Housing Estimates, SANPORB, 2050 SefidRegional
Growth Forecast (data extract@d/202).

2 Birthrate calculated as women between 15 and 50 who had a birth within the past 12 months.
3 Series 13 Regional Growth Forecast accepted by the SANDAG Board of Directors in October 2013
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2. Age Distribution

Housing needs are influenced by the age characteristics of the population. Different age
groups require different accommodations based on lifestyle, family type, income level,
and housing preference.
The table shows that the cityds
whole , but Oceanside has a slightly lower proportion of people under 18 and a slightly
higher proportion of seniors 65ye arsorolder. As t he o0Baby Boomo
retirement years, the needs for senior housing are expected to increase significantly. As of
2018, approximately 1 6% o f the cityods
SANDAGOs growt®céansicdeds seni
by 40 %t between 2020 and 2050

or

Table 2: Age Distribution - Oceanside vs. San Diego County

Oceanside
Persons %

San Diego County
Persons %

Age Group

Under 5 years 10,851 6% 211,969 6%
5to 9 years 10,198 6% 198,148 6%
10 to 14 years 10,434 6% 197,726 6%
15 to 19 years 10,443 6% 209,496 6%
20 to 24 years 12,612 7% 262,118 8%
25 to 29 years 13,686 8% 284,220 9%
30 to 34 years 13,471 8% 257,165 8%
35 to 39 years 11,98 7% 226,141 7%
40 to 44 years 10,275 6% 210,714 6%
45 to 49 years 10,590 6% 209,223 6%
50 to 54 years 10,437 6% 210,998 6%
55 to 59 years 12,426 7% 201,666 6%
60 to 64 years 10,767 6% 183,654 6%
65 to 69 years 8,552 5% 146,586 4%
70 to 74 years 6,727 4% 104,930 3%
75 to 79 years 4,605 3% 72,856 2%
80 to 84 years 3,783 2% 55,048 2%
85 years and over 3,547 2% 60,175 2%
Totabersons 175,389  100% 3,302,833  100%
Median age 37.6 35.6

SourceAmerican Community Survey 52048 stimates

4 http://profilewarehouse.sandag.org/profiles/fcst/reg 999fcst.pdf

Table 2 shows the ci t y Opslatigno distribution by age group
popul ati on

popul at i Accordiwnte
popul ati on
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gener é
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3. Race and Ethnicity

The racial and ethnic composition of the city is similar to the county as a whole , although
the Asian population in Oceansid e makes up a smaller portion of the population
compared to the county overall . The largest group in both city and coun  ty is non -Hispanic
whites, with about 48% of the total population . About 35% of city residents are Hispanic,
similar to the 349% for the ¢ ounty . Asians, at 7%, represent the largest non -Hispanic minority
in the city , while about 1 2% of all county residents are of Asian descent (Table 3).

Table 3: Race/Ethnicity - Oceanside vs. San Diego County

. . Oceanside San Diego County
Racial/Ethnic Group Persons % Persons %
Not Hispanic or Latino 114,223 65% 2,195,908 66%

-White 84,788 48% 1,515,380 46%
-Black or African American 7,952 5% 155,536 5%
-American Indian/Alaska Nativ 599 0% 12,282 0%
-Asian 12,971 7% 382,336 12%
-Native Hawaiian/Pacific Islan 1203 1% 12,811 0%
-Other races or 2+ races 6,710 4% 117,563 4%
Hispanic or Latino (any race) 61,166 35% 1,106,925 34%
Totapersons 175,389 100% 3,302,833 100%

SourceAmerican Community Survey, 20&8rEstimates

C. Household Characteristics

1. House hold Composition and Size

Household characteristics are important indicators of the type and size of housing needed

in a city. The Census defines a Ohousehol ddé6 as
may include single persons living alone, families related through marriage or blood, or
unrelated persons sharing a single unit. Persons in group quarters such as dormitories,

military barracks, prisons, retirement or convalescent homes, or other group living situations

are included in population totals, but are not considered households.

Table 4 provides a comparison of households by type for the city and San Diego County
as a whole, as reported in the 2018 ACS 5-Year Estimates. Household characteristics in
Oceanside were ver y similar to those for the entire county. Family households comprised
approximately two -thirds of all households while about one -quarter of all households
consisted of a single person living alone  in both the city and San Diego County as a whole
About one -third of households contained at least one elderly resident (65+), and the
percentage of households with at least one resident over 65 is higher in Oceanside than

in the County overall.
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Table 4: Household Composition - Oceanside vs. San Diego County

Oceanside San Diego County
Household Type Households % Households %
Family households: 41,858 68% 753,761 67%
Married coupfi@mily 31,635 51% 561,609 50%
With own children under 18 years 16,467 27% 335,189 30%
Maé householder, no wife present 3,399 6% 58,278 5%
With own children under 18 years 1,499 2% 25,988 2%
Female householder, no husband presen 6,824 11% 133,874 12%
With own children under 18 years 3,219 5% 66,423 6%
Nonfamily housstts: 19,798 32% 365,219 33%
Householder living alone 15,112 25% 265,198 24%
Households with individuals under 18 years 18,928 31% 373,739 33%
Households with individuals 65 years and oy 19,297 3% 302,047 27%
Total households 61,656 100% 1,118980 100%
Average household size 2.8 2.8

SourceAmerican Community Survey, 20&8rEstimates

2. Housing Tenure and Vacancy

Housing tenure (owner versus renter) is an important indicator of the housing market.
Communities need an adequate supply of units available both for rent and owner
occupancy in order to accommodate a range of households with varying income, family

size, composition and lifestyle.  Table 5 shows that just over half of housing units in
Oceanside and just under half of housing unitsin  the county are owner -occupied. The total
vacancy rate was reported at 7% for the city and for the county. However, further
dissecting the overall vacancy rate indicates that both rental and for -sale vacancy rates
are below optimum (5 -6% for rental and 2 -3% for for-sale housing). A rather significant
portion of the overall vacancy rate probably came from second homes and vacation

rentals. According to the rent survey conducted by the San Diego County Apartment
Association i n the fall of 2019, rental vacancy rates was about 2.6% based on a survey of

12 properties (530 units).

Table 5: Household Tenure & Oceanside vs. San Diego County

o T Oceanside San Diego County
Units Units %
Occupieddusing units 61,656 93% 1,118,980 93%
Ownepccupied housing units 34,733 52% 593,890 A%
Average household size of evagepied units 2.5 -- 290 --
Rentenccupied housing units 26,923 41% 525,090 44%
Average household size of reateqgd units 294 -- 283 --
Vacant housing units 4,819 % 85,904 7%
Homeowner vacancy rate -- 1.2% -- 1.1%
Rental vacancy rate -- 3.6% -- 4.3%
Total housing units 66,475 100% 1,204,884 100%

SourceAmerican Community Survey, 2048 stimates
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3. Over crowding

Overcrowding is often closely related to household income and the cost of housing. The

Census Bureau considers a household to be overcrowded when there is more than one

person per room, including living and dining rooms but excluding bathrooms and  kitchens,
with severe overcrowding when there are more than 1.5 occupants per room. Table 6
summarizes overcrowding for Oceanside comparedto San Diego County .

Table 6: Overcrowding 9 Oceanside vs. San Diego County

Occupants per Room Oceanside San Diego County
Units % Units %

Owner occupied units 34,733 100% 593890 100%
1.01to 1.50 615 2% 12,950 2%
1.51to0 2.00 157 0.%% 3,047 1%
2.01 or more 51 01% 1,382 02%

Renter occupied units 26,923 10% 525,090 100%
1.01to 1.50 1,943 7% 37,665 6%
1.51to0 2.00 543 2% 15,888 2%
2.01 or more 147 1% 4,083 1%

SourceAmerican Community Survey, 2048rEstimates

The incidence of overcrowding for owner -occupied units is about 1.5% in the City and
1.2%the county. For renter -occupied units, about 3% of units in Oceanside and about 3%
of units countywide reported overcrowding

4, Cost Burden

Cost burden occurs when housing costs exceed 30 % of gross household income. Table 7
displays estimates for cost burden for Oceanside households by income category
Accordingto Census data , 74%of all lower income renter -households and 55% of all lower
income owner -households in Oceanside experienced housing cost burden . These cost
burd en rates are significantly higher than for moderate and above moderate income
households .

Although homeowners enjoy income and property tax deductions and other benefits that

help to compensate for high housing costs, lower income homeowners may need to d efer
maintenance or repairs due to limited funds, which can lead to deterioration. For lower

income renters, severe cost burden can require families to double up resulting in
overcrowding and related problems.

The high cost of housing throughout the region , and especially in coastal communities, is
the primary cause of cost burden . Itis worth noting, however, that  land and housing values
in Oceanside vary widely across the jurisdiction, with inland areas generally being
significantly less costly than immed iate coastal areas
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Table 7: Cost Burden by Income Category

Income Category Renters Owners Total Households
Households % Households % Households %
Extremely low househ@iad80% HAMFI*) 5,480 3,490 8,970 65%
Householdsverpaying 3,705 68% 2,135 61% 5,840
Very low househod80% to <=50% HAMF 5,355 3,220 8,575 75%
Households overpaying 4,545 85% 1,850 57% 6,395
Low househol(ts50% to <=80% HAMFI) 6,330 6,200 12,530 61%
Householdsverpaying 4,520 71% 3,100 50% 7,620
All loweincome households 17,165 12,910 30,075 66%
Households overpaying 12,770 74% 7,085 55% 19,855
Moderate househq@80% to <=100% HAN 2,995 3,545 6,540 44%
Households ovayjing 1,485 50% 1,370 39% 2,855
Moderate househo{gt400% HAMFI) 7,135 18,230 25,365 14%
Households overpaying 780 11% 2,660 15% 3,440
All households 27,295 34,685 61,980 42%
Households overpaying 15,035 55% 11,115 326 26,150 65%

Source: U.S. Department of Housing and Urban Development, CHAS? 023201 GATI®:
*HUD Area Median Family Income

Extremely -Low-Income Households

State law requires quantification and analysis of existing and projected housing n eeds of
extremely low income (ELI) households. Extremely low income is defined as less than 30%
of area median income. The 2020 area median income  for San Diego County was
$92,700°. For ELIhouseholds, this results in an income of $ 34,650 or less for a fou r-person
household , when adjusted for high housing costs . Households with extremely low income s
have a variety of housing challenges and needs.

Existing Needs

According to Census Bureau ACS estimates , approximately 8,970 ELIhouseholds resided in
Oceansid e (Table 7) Approximately 68%of ELIrenter -households had housing cost burden
while about 61% of ELlIowners were cost burdened

Projected Needs

The projected housing need for ELI households is assumed to be 50% of the very low
income regional housing need of 1,268 units. As a result, the City has a projected need for
634 ELlunits. The resources and programs to address this need are the same as those
devoted to low income housing in general and are discussed throughout the Housin g
Element. Because the needs of  ELlhouseholds overlap extensively with other special needs
groups, further analysis and resources for  ELI households can be found in Chapter IV,
Constraints, Section A.1.d. (Special Needs Housing).

5 Cal i f or n iRavisdd Offigial State Income Limitsfor20 20, 6 4/ 1/ 2020. Il ncome | imits
high housing costs.
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D. Employment

Employmentand job growth will have a n influence on housing needs during this  upcoming
planning period. Table 8 shows that about two -thirds of the population age d 16+ were in
the labor force during 2018, both in Oceanside and in San Diego County . About 2% of city
and 3% county residents were in the armed forces

Table 8: Labor Force & Oceanside vs. San Diego County

Oceanside San Diego County
Labor Force Status Persons % Persons %
Population 16 years and over 142,187 100% 2,695,957 100%
In labor force 91,921 65% 1,775,60C 66%
Civilian labor force 89,501 63% 1,697,366 63%
Employed 83,950 59% 1,606,43C 60%
Unemployed 5,551 4% 90,936 3%
Armed Forces 2,420 2% 78,234 3%
Not in labor force 50,266 35% 920,357 3%

Source American Community Survey, 2048rF stimates

Future housing needs are affected by the number and type of new jobs created during

this planning period. SANDAGGOs f or ec as tfor @deangide and the o 3an bBiego
region from 2010to 2050is shownin Figure 30bel ow. As seen in this cha
growth is projected to be  faster than the region until 2035, at which point growth slows
compared to the region. While growth was pr ojectedto be 17 % between 2010 and 2020,
it slows to 10 % between 2020 and 2035, and only 2 percent between 2035 and 2050.

Figure 3: Projected Job Growt h- Oceanside vs. San Diego County
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Figure4s hows SANDAGOs pr oj e aaz2e50 forgpopulatipnhjobs anehoubsiag
for the region . Population in the county is expected to reach 4. 07 million with 1.9 1 million
jobs and 1. 49 million housing units by 2050. The Regional Housing Needs Ass essment
(RHNA), which is discussed later in this chapter, is based on the regional growth forecast
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for the current Housing Element  projection period of 2021-2029.

Oceansi de ipooa 60 jcoht 3 71lyjobdfdr eaphthsusing @nitin 20 20 compared
to1.30j obs per housing unit countywide. By 2050,
jobs/housing ratio improving  slightly to 0. 76, but this would still be significantly lower than

the 1. 28 jobs/housing unit forecasted for the entire county in 2050. Thisimbalance has
significant implications for future  land use policy .

Figure 4: 2050 Regional Growth Forecast - San Diego County
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1. Impacts of COVID -19

With the outbreak of the COVID -19 pandemic, over 26 million unemployment insurance
claims were filed between March 15 and April 18 at the start of stay -at-home orders as
reported by the US Department of Labor. In response Congress passed major relief bills
including the $2 trillion CARES Act, which includes benefits and expanded eligib ility for
unemployment insurance, forgivable small -business loans, economic relief payments sent
directly to most US households, aid to state and local governments, and increased funding

for housing assistance and other safety net programs.

The Census Bureau along with other governmental agencies partnered to design the
Household Pulse Survey to publish data in as close to real time as possible during the
COVID -19 pandemic. The survey provides vital insights on how American households are
affected and copi  ng during the pandemic. The Census Bureau expects to collect data

for 90 days and release data weekly. One such way the Census Bureau is measuring
household experiences during the coronavirus pandemic is through the Household Pulse
Survey. Household Pulse Survey results been reported for State and some Metropolitan
Area geographies but data for the San Diego Metropolitan Area has not been reported.

Results for the Week 20 Survey (Week of November 25 to December 7) showed that 54 %
(16.2 million) of adults i n California reported that they or someone in their household had
experienced a loss of employment income since March 13, 2020. About 11 million adult
respondents (39 %) also expected themselves or someone in their household to lose
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employment income in the next 4 weeks. In Oceanside,the 0 p FGOVI D6 unempl oy m
rate was reported at 4.4% as of March 2020 by the State Employment Development

Department. Unemployment rates peaked in April 2020 at 17%. As of December 2020,

unemployment rates in Oceanside had d ecreased to 8.4% but were still double the pre -

COVID rates.

In the San Diego region, multiple reports have been completed by the SANDAG to show

the impacts of COVID -1 9. On October 15, 2020 SANDW®G pu
Impacts on The San Diego Regional E conomy é report -mdénthwdomomic a sSi X
analysis since the Stay at Home Order. According to this report, an estimated 176,000

workers were unemployed due to COVID  -19 in the San Diego region with lower income

workers more likely to be out of work compar ed to middle and high income workers. Pre-

COVID, the region had just over 50,000 unemployed workers. The report also identified the

Tourism, Retail, and Education sectors as disproportionally affected by COVID -19. These

sectors lost an estimated 141,000 wo rkers, representing 80 %t of those unemployed due to

COVID-19 in the region. Females in the Education sector and younger and Hispanic

workers were also found to be more likely to lose their jobs in the Tourism sector during this

period. The sectors most affected by COVID -19 are also the sectors that employ the

hi ghest share of Oceanside residents. About 20%
over the age of 16 were employed in the education industry in 2018 according to the ACS

Tourism and retail indust ri es accounted for 14% and 12% of
population , respectively.

SANDAG reported on June 16, 2020 that Black and Hispanic communities had been
disproportionally impacted by COVID -19 throughout the county. These minorities account

for a significant portion of essential workers who continued to go to work, and those who

became unemployed in -d9sentsimala®dRémainl sectors d
Black and Hispanic populations were four times as likely to live in areas that had been

impacted by COVID -19 and unemployment than White population and twice as likely

when compared to the Asian population. Overall, the southern part of the County is also

most affected by both the highest unemployment rates and highest percentage of

COVID-19 cases in the region. The report classified ZIP codes with high unemployment

rates and high percentagesof COVID -19 cases as Ohardest hito6 are
none of Oceansi deds ZI| P @muohgtlse havdest ldt ZIP dodes t iofftiee d a s
34 ZIP codes reported, Oceanside ranked 7, 21,26, and 27 for unemployment (one being

hardest hit) for the ZIP codes 92054, 92056, 92057, 92058, respectively. The impacts of
COVID-19 on housing affordability and housing problems (such as cost burden) are

expe cted to worsen as the pandemic extends , although no data is available yet to

substantiate the projections.
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E. Housing Stock Characteristics

This section presents an evaluation of the characteristics of the ci t ex@sting housing stock
and helps to identify a nd prioritiz e needs. The factors evaluated include the number and

type of housing units, recent growth trends, housing age and condition, hou  sing costs, and
assisted affordable units at -risk of loss due to expiration of affordability covenants

1. Housing Type and Growth Trends

Table 9 provides a breakdown of the Ci t o@sing stock by unit type compared to  that
of San Diego County as a whole. More than half the current housing stock in both the City
and County is represented by sing le-family detached homes.

While the majority of existing housing is composed of single -family detached homes,
SANDAG projects that about 80% of new residential development in San Diego County
between 2008 and 2050 will be higher  density attached housing ©. This trend toward more
compact development is consistent with the smart growth principles encouraged by state

law and embodied in regional plans and programs.

Table 9: Housing by Type - Oceanside vs. San Diego County

Oceanside San Diego County
Structure Typ Units % Units %
Singleéfamily detached 35,216 53% 616,928 51%
Singldamily attached 7,948 12% 115,952 10%
Multifamily: 2 units 871 1% 20,781 2%
Multfamily: & units 3,720 6% 58,732 5%
Multfamily: 8 units 5,228 8% 93,597 8%
Multifamily: -9 units 4,662 7% 80,616 7%
Multifamily: 20+ units 5,675 9% 174,750 15%
Mobile homes 3,107 5% 42,081 4%
Boat, RV, van, etc. 48 0.1% 1,447 0.1%
Total units 66,475 100% 1,204,884 100%

SourceAmerican Community Surve§,20dar Estimates

2. Housing Age and Conditions

Housing age is often an important indicator of housing condition. Housing units built prior

to 1978 may contain lead -based paint in deteriorated condition. Lead -based paint
becomes hazardous to children unde  r age six and to pregnant women when it peels off
walls or is pulverized by windows and doors opening and closing.

Table 10shows that about 19% of all housing units in Oceanside were constructed prior to
1970, compared to about 30% of those in the County as a whole.  Almost half (47%) of
homes in the City are newer than 40 years old (built after 1979) , and housing conditions
are generally good to excellent on a citywide basis. Addressing substandard conditions in

the Cityds current housing stock is primarily
which enforces compliance with current building and safety standards as well as state and
local laws intended to alleviate public nuisances. The Code Enforcemen t Division seeks to

6 SANDAG, 2050 Regional Transportation Plan _, p. 14
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maintain a high quality of life for residents and visitors by addressing health and safety

hazards, visual blight and other deficiencies in the current housing stock. Most code

enforcement activities are either complaint -driven or the r esult of observations of City staff.

Based on the observations of City staff , an estimated 10% of housing units (about 6,600

units) may be considered substandard and in need of rehabilitation . This estimate is based

Code Enforcement observation s of typica | enf orcement activities a
housing stock.

Table 10: Age of Housing Stock & Oceanside vs. San Diego County

. Oceanside San Diego County
YearBuilt Units % Units %
Built 200o0r later 1,434 2% 35,306 3%
Built P00 to 2D 6,948 11% 145,104 12%
Built 1990 to 1999 12,439 19% 151,967 13%
Built 1980 to 1989 17,329 26% 230,420 19%
Built 1970 to 1979 15,997 24% 272,251 23%
Built 1960 to 1969 6,507 10% 144,647 12%
Built 1950 to 1959 3,467 5% 130,316 11%
Built 19@ to 1949 1,180 2% 41,844 4%
Built 1939 or earlier 1,174 2% 53,029 4%
Total units 66,475 100% 1,204884 100%

SourceAmerican Community Survey, 2048rEstimates

3. Housing Cost
a. Housing Affordability Criteria

State law establishes five income categor ies for purposes of housing programs based on

the area (i .e., county) medi lam(30PordessoAMI), vefyMowd ) :
(31-50% of AMI), low (51 -80% of AMI), moderate (81 -120% of AMI) and above moderate

(over 120% of AMI). Housing afforda bility is based on the relationship between household

income and housing expenses. Each year the California Department of Housing and

Community Development 7 publishes guidelines for determining and accommodating

these income categories. Housingisgeneral |y consi der ed 0 atbtdl ononthgb | e 6
payment (including utilites) i s no more than 30% of a househol
areas (such as San Diego County), these income limits may be increased to adjust for high

housing costs.

Table 11 shows affordable rent levels and estimated affordable purchase prices for
housing in Oceanside (and San Diego County) 8 by income category. Based on state -
adopted standards, the maximum affordable monthly cost (including utilities) for a 4-
person extremely low income household is $ 866, while the maximum affordable costs for
very low income households is $ 1,444. The maximum affordable rent for low income
households is $ 2,310, while the maximum for mode rate income householdsis $ 2,781.

7 HCD memo of 4/30/2020 ( https://www.hcd.ca.gov/grants -funding /income -limits/state -and -federal -
income -limits/docs/income  -limits-2020.pdf )
8  Affordable rent and purchase prices are based on county median income.
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Maximum purchase prices are more difficult to determine due to variations in mortgage
interest rates and qualifying procedures, down payments, special tax assessments,
homeowner association fees, property insurance rates, etc. With this caveat, the maximum

home purchase prices by income category shown in Table 11 have been estimated based
on typical conditions.

Table 11: Income Categories and Affordable Housing Costs (2020) 6 San Diego County

Affordable

2@0County Mdian Income = $74,9C Ilr_1_come Monthly Rl Affordable

imits Costd Rent Price (est.)
Extremely Low (<30%) $34,650 $866 $583 $73,809
Very Low (30%) $57,750 $1,444 $1,161 $172,736
Low (58B0%) $92,400 $2,310 $2,027 $321,128
Moderate8(-120%) $111,250 $2,781 $2,498 $401,855
Above moderate (120%-+) $111,256 $2,78% $2,498 $401,85b

1.Monthlyent anditilitycosts combined. Utility costs basedHwoutiing Authority of the County of San Diego, atility20.
allowances.

Assurptions:

-Based on a family of 4

-30% of gross income foraletht35% fdraxes, Insurance, PMI, HOA
-10% down payme3¥ interest

Source: Cal. HGE302QG0, Veronica Tam & Assocj&eg0.

b. For-Sale Housing

Existing housing resale price statisti cs for May 2020 are shown in Table 12. Based on the
estimated affordable purchase prices shown in Table 11, price statistics show that market -
rate resale single-family house s in Oceanside are affordable only to above moderate
income households. The typical prices for resale condominiums are also affordable for
moderate and above moderate income households in some areas of the City . However,
loan qualification standards have tightened considerably since the f inancial crash of 2008.

Both condo and single -family for -sale housing options are unaffordable to lower income
households.

Table 12: Median Housing Prices 0 Oceanside 20 20

Area ZIP SingleFamily Condo
Code Median Median
OceansieCoastal 92054 $732,500 $450,000
Oceansidmland 92056 $602,000 $375,000
Oceansidedxthern 92057 $612,000 $331,250

Source: realtor.com Jun® 202
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c. Rental Housing

Table 13 shows June 2020 average apartment rental rates in Oceanside as reported by
Realtor.com °. Typical rentsranged from $1,325 per month for studio apartments  to $2,760
per month for apartments with 3 or more bedrooms. The survey found a 1.4% vacancy rate
for all rental housing in Oceanside. A rent survey by the San Diego County Apartment
Association showed that rents were generally lower in the previous year.

Table 13: 2020 Rental Market Survey s d Oceanside

Bedrooms June 2020 Fall 2018
Studio $1,325 $1,331
1 $1,480 $1,398
2 $1,925 $1,880
3 $2,760 $1,722
Sourcs:

1. realtor.com June 2020
2. San Diego County Apartment Association, Fall 2019

When market rents are compared to the amounts households can afford to pay (Table
11), market -rate apartments are affordable to moderate and above moderate income
households only . At the very low and extremely low income levels , whose affordable rent
is $583 and $1,161, households have a very difficult time  find ing affordable rentals for even
the smallest apartments

F.  Special Needs

Certain groups have greater difficulty in finding decent, affordable housing due to special
circumstances. Such circumstances may be rel
family characteristics, disability, or oth  er conditions. As a result, some Oceanside residents
may experience a higher prevalence of overpayment, overcrowding, or other housing

problems.

St ate Housing El ement |l aw defines Ospeci al
disabilities (including develo pmental disabilities) , the elderly, large households, female -
headed households with children, homeless people, and farm workers. Many households
within these special needs groups also fall within the extremely -low -income category.  This
section contains a d iscussion of the housing needs facing these groups as well as City
policies and programs that can help to address their needs

1. Persons with Disabilities

The Americans with Disabilities Act (ADA) defines a disabled person as having a physical

or mental imp airment that substantially limits one or more major life activities. Disabled
persons may have special housing needs as a result of their disability. Problems may
include low income, high health care costs, dependency on supportive services, or aneed
for special building accommodations such as access ramps or elevators.

9 https://www.realtor.com/research/data/
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Table 14 shows recent disability data for Oceanside residents. As would be expected, the
highest rates of disabilities were reported by those aged 65 and over . Housing
opportunities for those with disabilities can be improved through housing assistance
programs and universal design features such as widened doorways, ramps, lowered
countertops, single -level units and ground floor units.

Table 14: Persons with Disabilities by Age Group

Disability by Age Disabilities %
Ageunder 18 total persons with a disability 1,936 6.7%
With ahearinglifficulty 260 0.7%
With a vision difficulty 237 0.6%
With acognitiveifficulty 986 3.7%
With aambulatowifficulty 113 0.4%
With a setfaredifficulty 340 1.3%
Age 18 to 64total persons with a disability 14,200 13.1%
With dnearinglifficulty 1,830 1.7%
With a vision difficulty 1,472 1.4%
With aognitivdiffculty 4,708 4.3%
With ambulatomifficulty 4,448 4.1%
With a setfaredifficulty 1,742 1.6%
With aindependent living difficulty 7,216 9.5%
Age 65 and ovetotal persons with a disabilit 15,974 59.0%
With dnearinglifficulty 4418 16.3%
With a vision difficulty 1,736 6.4%
With acognitiveifficulty 2,182 8.1%
With aambulatowifficulty 5,773 21.3%
With a setfaredifficulty 1,865 6.9%
With aindependent living difficulty 4,343 16.0%

Source2018 ACS;year datdable S1810
Note: Numbers represent pevgtina disabilifgersons may report more than one disability

Developmentally Disabled

As defined by federal | aw, 0devel opment al di sabi
of an individual that

1 Is attributable to a mental or physical impairment or combination of mental and
physical impairments;

1 Is manifested before the individual attains age 18;

1 Is likely to continue indefinitely;

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

1 Refl ect s t he i ndi vi du a ltidnsand rsegeedce 6f speciala ¢ o mb i
interdisciplinary, or generic services, individualized supports, or other forms of
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assistance that are of lifelong or extended duration and are individually
planned and coordinated.

The Census does not record developmental dis abilities. According to the U.S.
Administration on Developmental Disabilities, an accepted estimate of the percentage of

the population that can be defined as developmentally disabled is 1.5 percent. Many
developmentally disabled persons can live and work independently within a conventional
housing environment. More severely disabled individuals require a group living
environment where supervision is provided. The most severely affected individuals may

require an institutional environment where medical atte ntion and physical therapy are
provided. Because developmental disabilities exist before adulthood, the first issue in
supportive housing for the developmentally

living situation as a child to an appropriate lev el of independence as an adult.

The San Diego Regional Center (SDRC) 1% is a private, nonprofit 501c3 organization that
contracts with the state of California to provide assistance and coordination of supportive
services to persons with developmental disabil ities in San Diego County and adjacent
Imperial County . SDRC serves as aclearinghouse inthe region through which a person with

a developmental disability and his or her family can obtain services and be linked to other
community resources in the area . It is the philosophy of th e Regional C enter that each
consumer shall be provided with the maximum opportunity to participate in everyday

living experiences that promote their development to the highest potential and their full
participation in the community.

As of June 2019, San Diego Regional Center serve d 27,654 clients. Of those, 1,402 clients
live in the Oceanside zip codes 92054, 92056, 92057 and 92058. Currently 739 of the clients
who live in Oceanside are under the age of 18 and 663 clients over the ag e of 18 . Of the
1,348 clients who live in Oceanside for whose residency status is known, 89 % live with a
parent/guardian, 5% live in indepen den t/supported living facilities , 6% live in community

care facilities, and 1% live in intermediate care facilite  s.

2. Elderly

The 2018 ACS reported 12,259 owner -occupied households and 4,045 renter -occupied
households in Oceanside where the householder was 65 or older  (Table 15). About 3 5% of
homeowners and 1 5% of renters were age 65+ at the t ime of the survey . Many elderly
persons are dependent on fixed incomes and/or have a disability. Elderly homeowners

may be physically unable to maintain their homes or cope with living alone. The housing

needs of this group can be addressed through smaller units, second units on lots with
existing homes, shared living arrangements,  assisted living facilities and housing assistance
programs.

10 www.sdr c.org
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Table 15: Elderly Households by Tenure

Householder Age OWRErs REnters
Households % Househals %
Under 65 years 22,474 65% 22,878 85%
65 to 74 years 6,479 19% 2,437 9%
75 to 84 years 4,163 12% 1,076 4%
85 and over 1,617 5% 532 2%
Total households 34,733 100% 26,923 100%

Source2018ACS5-year estimateable B25007

3. Large Households

Household size is an indicator of need for large units. Large households are defined as

those with five or more members.  Census data showed that about 9% of owner households
and about 15% of renter households in Oceanside had 5+ members (Table 16). This
distribution indicates that the need for large units with three or more bedrooms is relatively
low compared to the need for smaller units .

Table 16: Household Size by Tenure

Househol&ize Owners Renters

Households % Households %
1 person 7,993 23% 7,119 26%
2 persons 13,338 38% 8,009 30%
3 persons 5,366 15% 4,238 16%
4 persons 4,675 13% 3,683 14%
5 persons 2,103 6% 2,026 8%
6 persons 745 2% 1,008 4%
7+ persons 513 1% 840 3%
Total househts 34,733 100% 26,923 100%
Avg. household siz¢ 2.5 294

Source2018ACSbyear estimatdable B25009

4, Female -Headed Households

Female -headed households represent  about 8% of owner households and 1 5% of renter
households (Table 17). Households headed by either a single male or single female without

a spouse present are likely to have lower incomes and more difficulty finding affordable
housing.

Table 17: Household Type by Tenure

Household Type Owners Renters
Households % Households %
Married couple family 21,320 61% 10,315 38%
Male householder, no wife present 1,288 4% 2,111 8%
Female householder, no husband present 2,724 8% 4,100 15%
Nonfamily households 9,401 27% 10,397 39%
Total households 34,733 100% 26,923 100%

Source2018ACSGyear estimateBableS2501
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5. Farm Workers

Farm workers are traditionally defined as persons whose primary income is from seasonal
agricultural work. Historically , San Di ego Eonomyt yhadsa large agricult ure
component . While there are still active farming areas, shifts in the local economy to
production and service -oriented sectors have curtailed agricultural production within the
county.

Census estimates of agricultural employment for Oceanside and San Di ego County are
shown in Table 18. About 22,600 persons were employed in agricultural occupations in San
Diego County , with about 4% of those residing in Oceanside . The sate Employee Housing
Act ! limits the extent to which local go  vernments can regulate  housing for farmworkers .

Table 18: Agricultural Employment

Oceanside San Diego Count:

Workers 998 22,589
Source2018ACShyear estimatdableS2405

Another estimate of farmworker population comes fo r the US Department of
2017 Census of Agriculture, which reported that reported that in San Diego County, 2,202

persons were hired farm labor (fulltime) while 7,982 persons were employed for 150 days

or more, and 4,353 were hired for 150 day s or less (seasonal).

There is significant farming activity in Oceanside within South Morro Hills Neighborhood
Planning Area. The South Morro Hills area encompasses 3,440 acres and produces a
variety of crops, including container plants, berries, avocado es, and citrus fruits. Of the
approximately 3,440 acres of land in South Morro Hills, 2,620 acres are in agricultural use,
representing 11% of land in agricultural use in the county. The top five (5) crops in the SMH

Plan Area by size include: outdoor con tainer plants, strawberries, avocados, and
tomatoes. It is the last remaining agricultural area in the coastal region of San Diego
County, with soils and microclimate not found anywhere else in California.

Whil e the areads exi st i migpriaily intended to suppodt farmhiegs i gnat i

Oceansidebs Zoning Ordinance does all owacfetots par ¢

and developed with one single  -family residence per parcel as long as the residential
development does not interfere with agr icultural activities. In recent years, the local
farming community has indicated that it has become increasingly difficult and less
profitable to farm due to cost of water, labor, and competition from agricultural products

that now are imported into the U.  S. from the far corners of the world.

The City of Oceanside, in partnership with Visit Oceanside and the South Morro Hills

Association, prepared an Agritourism Strategic Plan in 2017, intended to promote

agritourism efforts as a way to provide supplementa | income to support farming. The City

is currently preparing a Community Plan for South Morro Hills to establish future land use

and growth policies for the area. The Community Plan will inform local policy in the

creation of an agritourism areawithint he city and respond to prope

11 California Health and Safety Code Sec. 17021.5 and 17021.6
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in developing residential uses in the South Morro Hills Community Plan areaat greater
densities than currently permitted under the current General Plan land use designation.

In conversations between sta ff and local farms, there has not been a demand for
farmworker housing & farm operators actually have difficulty retaining a labor force. Given
the proximity to San Diego and urban areas, there is low demand for housing for seasonal
workers as well. As par t of the South Morro Hills Community Plan, the City is encouraging
workforce/farm labor housing in conjunction with potential large scale agritourism
projects.

6. Homeless Persons

Overview . Throughout the country, homelessness s a serious problem. Factor s contributing
to the rise in homelessness include: the general lack of housing affordable to low - and
moderate -income persons; increases in the number of persons whose incomes fall below

the poverty level; reductions in public subsid ies for the poor; and the de -institutionalization
of the mentally ill.

The Stewart B. McKinney Homeless Assistance Act (42, U.S.C. 1130, et seq. 1994) defines a
"homeless" person as an individual who lacks a fixed, regular, and adequate nighttime
residence, or an individual wh  ose primary nighttime residence is:

a. A supervised publicly or privately operated shelter designed to provide
temporary living accommodations;

b.  Aninstitution that provides a temporary residence for individuals intended to be
institutionalized:;

c. A public or private place not designed for, or ordinarily used as, regular sleeping
accommodations for human beings.

The McKinney-Vent o Act (A725(2); 42 u.Ss. C. Ir 1i 4s3k56( 29
becoming homeless as an individual who faces imminent evic tion (within a week) from a

private dwelling or institution and who has no subsequent residence or resources to obtain

housing. People are also at risk of homelessness when they experience a sudden drop in

income, a rise in housing costs, and/or they do no t have the skills necessary to manage

their limited resources. According to the National Coalition for the Homelessness (NCH),

most individuals at risk of homelessness are on a fixed income or are marginally employed

and have few ties to family and friends

The San Diego Regional Continuum of Care Council . Each year the U.S. Department of
Housing and Urban Development (HUD) allocate s homeless assistance grants to
organizations that participate in local homeless assistance program planning networks

Each of these networks is called a Continuum of Care (CoC). The CoC process

encourages communities within a geogr aphic area to collaborate to create a
comprehensive network of programs designed to meet the needs of the local homeless
population.

In San Diego this process is run by the San Diego Regional Continuum of Care Council
(RCCC). The RCCC is comprised of representatives of local jurisdictions , community -based
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organizations , local housing authorities, the Regional Task Force on the Homeless 12 (RTFH),
governme ntal agencies, labor organizations, health service agencies, homeless
advocates, consumers, the faith community, and research, policy and planning groups.

Homeless Population in San Diego County  and the City of Oceanside . Since 2005 the San
Diego region ha s conducted annual Point -in Time (PIT) counts of the homeless. The PIT
survey, conducted in late January each year, represents a snapshot of the total homeless
population, both sheltered and unsheltered. Sheltered homeless include those occupying

shelter b eds or transitional housing facilities, while the unsheltered homeless are counted

by observation. The most recent available PIT survey data of unsheltered homeless was
conducted over three days, beginning at 4 a.m. on January 23, 2020.

The 2020 PITestimate of the total homeless population in San Diego County by subregion

is shown in Figure 5. The North County Coastal subregion, comprised of the cities of
Oceanside, Carlsbad, Encinitas, Solana Beach and Del Mar , was estimated toc ontain 502
homeless persons, or about 6.7% of the county total. Speci fically, Oceansi

population was estimated to be 408 persons, of which 166 (41%) were sheltered and 242
(59%) were unsheltered.

Figure 5: 2020 Homele ss Estimates by Subregion & San Diego County

Regional Breakdown
Sheltered + Unsheltered North County

Coastal
6.7% North County

Inland
‘ Q 2
0.07%

O oo 65.3% 4,887
Diego City of San
North County Diego
65.3% EBSt County
: d 13.4%
North County 0
6.3%

12 More information on the Regional Task Force on the Homeless can be found at http://www.rtfhsd.org/
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G. Assisted Housing at Risk of Conversion

Housing Element law requires jurisdictions to  analyze the potential for  assisted housing
developments to convert to market -rate during the next ten years, and to implemen ta
program to preserve the affordability of these projects whenever feasible . According to
Cityand HUDdata, the City of Oceanside has four affordable housing developments with
264 assisted units in which the earliest potential date of subsidy terminati on could occur
during the 10 -year period 2021 to 2031 (Table 19).

When rent subsidies and restrictions expire, lower income tenants may face steep rent

increases or even be displaced outright. The affected housing units are referre d to as 0
r i ofkconversion . These units include projects receiving state and/or federal assistance

and units created through local inclusionary housing, redevelopment, density bonus, or

bond financing programs.

1. Cost of Replacement Housing

State law r equires the analysisofat -r i sk housing to identify oOthe
rental housing that is comparable in size and rent levels, to replace the units that could

change from low -income use, and an estimated cost of preserving the assisted hou sing

devel opments. 6 Based on the Cityds recent exper
typical development cost is estimated at $ 300,000 per unit , excluding land costs . Therefore,

if all 264 of the at -risk units were lost during the next 10 years, the total replacement cost

would be approximately $ 79 million, excluding land costs.

2. Preservation Cost Analysis

Preserving the affordability of existing units is a primary goal of the City of Oceanside. This

part of the analysis estimate sthe potential cost of preserving the at-risk units through the
purchase of affordability covenant S. Preservation cost is estimated as the difference

between market rent and affordable rent. Assuming an oaffordabi
approximately $ 719 per month per unit 13, the total cost of preserving 264 units would be at

least approximately $ $189,816 per month or $ 2.3 million per year.

The following nonprofit housing developers are active in North San Diego County and
could assist the City in the preservation of at  -risk units:

T Comm unity Housing Works, San Diego
1 National Community Renaissance

1 Wakeland Housing and Development

13 Assuming affordable units are 1  -bedroom units, average subsidy per unit for each proj ect is estimated
with the following assumptions:
1 A 1-BRunitis assumed to be occupied byal -person household
1  Affordable monthly rent costforal  -person very low -income household is $847 b ased on 2020 Area
Median Income in San Diego County
1 HUD 2020 Fair Market Rents in the San Diego MSA is $1,566 fora 1 -bedroom unit
The affordability gap is the difference between the affordable monthly rent cost and the HUD Fair
Market rent ($1,566 - $847 = $719).
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1 Eden Housing
9 Bridge Housing

There also are private developers in the North County, including the owners of the at -risk
projects themselves, who might be interest  ed in participating in their preservation. Such
developers may have access to state and federal tax credit funding and to rehabilitation

| oans through the Cityds various progr ams.
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Table 19 : Assisted Low Income Rental Units Subjec t To Termination

Affordable Total Construction Expiration Date
Project Name Street Address Units Units Completion

Mar Vista House 4602 Allende St., Oceanside 92057 6 6 2007 2/28/2021
North River Club Apartments 4520 North River Rd., Oceanside 92057 56 56 1986 4/30/2025
Riverview Springs 4398 Rainier Way, Oceanside 92054 72 72 1991 2025
Ocean Breeze Senior Villas 940960 Vine St., Oceanside 92054 130 130 1986 2026

El Dorado (HUD 236) 115 S. Clementine St., Oceanside 92054 83 86 1996 8/31/2032
Silverast (HUD 202) 3839 Lake Blvd., Oceanside 92054 68 68 1988 5/16/2033
Marisol Apartments 1119 S. Tremont St., Oceanside 92054 22 22 1997 2036
SER/ La Corona Apartments 1214 & 1220 Division St., Oceanside 92054 23 24 1999 2038
Veteran's Transition Housing 2195 Oceanside Blvd., Oceanside 92054 72 72 1986 2048
WRC 1963 Apple St., Oceanside 92054 22 22 1995 2049
Solutions for Change HOME 4818 Siesta Drive, Oceanside 92057 1 1 2010 2050
Vintage Pt. | 1701 Bush St., Oceanside 92058 131 136 2003 2052
Old Gree Apartments 235 Via Pelicano, Oceanside 92057 56 56 2003 2058
Solutions for Change/HOME 722 W. California, Vista 92083 10 5 2004 2058
Hallmark 4198 Summerview Way, Oceanside 92056 1 1 2004 2059
Hallmark 4194 Summerview Way, Oceanside 92056 1 1 2004 2059
Vintage Pt. Il 1923 Bush St., Oceanside 92058 186 186 2004 2059
La Mision Village 3210 Mission Ave., Oceanside 92056 80 80 2006 2063
Country Club Apartments 201 Country Club, Oceanside 92054 90 90 2009 2064
Libby Lake Village 4700 North River Raceanside 92057 20 20 2008 2064
Interfaith/HOME 345 Garfield St., Oceanside 92054 4 4 2011 2065

Lil Jackson Sr. Community 3512 Lake Blvd., Oceanside 92056 80 80 2010 2065
Shadow Way Apartments 4707 Yuma Ave., Oceanside 92057 144 144 2010 2065
Solutios for Change HOME 3957 Cameo Drive, Oceanside 92056 1 1 2010 2065
Beachwalk at Cassidy 301 Cassidy, #7, Oceanside 92054 1 1 2015 2070
Laguna Mobile Estates 276 N. El Camino Real, Oceanside 94058 55 272 1998 2072
Mission Cove Family | 3229 Mission @Way, Oceanside 92054 89 90 2017 2072
Mission Cove Family Il 3230 Mission Cove Way, Oceanside 92054 59 60 2017 2072
Mission Cove Seniors 3229 Mission Cove Way, Oceanside 92054 137 138 2016 2072
Villa Storia 4250 Corte Sol, Oceanside 92057 37 38 2017 2072
North Coast Terrace 402 N. Weitzel Street, Oceanside 92054 31 32 2017 2082
Cape Cod Villas 1710 Maxon St., Oceanside 92056 35 36 2009 2107
Total AfRisk Units 264 264

Total Units 1,803 2,030

Sources: City of Oceanside; August 200nNjultssistance & Section 8 Database, HUD, Jan 29, 2021.
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Potential funding sources to assist in the preservation of at -risk units include CDBG and
HOME funds. The City could use these funds to provide gap financing to assist nonprofit sin
acquiring an ownership share in the complexes containing at -risk units. In addition, the
California Department of Housing and Community Development (HCD) has a multi -family
housing program that provides deferred payment loans for the acquisition and
rehabilitation of a t-risk units. These funds typically are used to leverage additional
investment from the private sector. The California Housing Finance Agency (CalHFA) also

may provide subsidy assistance for the acquisition of below -market projects. The City has
alsoidenti fi ed i ncl-luise wdafrgged,i nLow I ncome Housing Tax
Permanent Local Housing Allocations as potential f unding sources to assist with
preservation of units .

The City also will explore direct negotiations with at -risk project owners to extend the terms
of the affordability restrictions. There may be financial incentives the City can offer, or
disincentives to raising the rents to market levels. This is particularly true if the owner is
seeking additional bond financing, rehabil itation assistance, or conducting other
transactions which require City approval or participation. To the extent feasible, extensions

of below -market rental agreements should try to keep the units affordable for as long as
possible.

H.  Housing Constructed, D emolished or Converted within the
Coastal Zone

California Government Code  865588(d) requires that the Housing Element update take
into account any low - or moderate -income housing provided or required in the Coastal
Zone pursuant to Section 65590 (the Mello Act ). State law requires that jurisdictions
monitor the following:

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

9 The number of low - or moderate -income units required to be provided in new
devel opments either within the Coastal Zone or within three miles of the Coastal
Zone;

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

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

Table 20 provides these statistics for the City of Oceanside from 19 82 through 2020. As
discussed in the analysis of sites for housing development in Chapter Ill (Resources and
Opportunities), commercial areas within the Coastal Zone are expected to
accommodate a significant number of new housing units in the next planning period.

14 The Mello Act in part requires replacement of afford able units demolished or converted within the coastal
zone.
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Table 20: Coastal Zone Housing Units 1982 -2020

Category

19821999 20062004 20052012 20132020
196 645 0 920*

Number of new units approved for construction in the Co
Zone after January 1, 1982:

Number of nawnits for losend moderatecome households
required to be provided either within the coastal zone or: 0 0 0 0
three miles of it:

Number of units occupied byalmvmoderatecome
households authorized to be demolished or converted:
Number of units for-lamd moderatecome households
required either within the coastal zone or within three mil 93 5 0 0
order to replace those demolished or converted:

93 5 0 0

* 549 coreted; 371 entitled as of August 2020.

l. Future Housing Needs

1. Overview of the Regional Housing Needs Assessment

The Regional Housing Needs Allocation (RHNA) developed and adopted by SANDAG
covers the growth projection and planning period from June 30, 2020 through April 15,
2029', The RHNA assigns a housing producti on to each jurisdiction in the region.
Oceanside must identify adequate land with appropriate zoning and development
standards to accommodate its allocation of the regional housing need.

In accordance with  Government Code 865584, the RHNA plan distributes total housing
need for each jurisdiction among the following fourincome ca tegories :

1 Very low income (50% or less of county median income)

1 Lowincome (51 -80% of county median income)

1 Moderate income (81 -120% of county median income)

1 Above moderate income (over 120% of county median income)

2. 2021-2029 Oceanside Growth Needs

The total housing growth need allocated to the City of Oceanside for the 2021-2029
Housing Element 5,443 units. This total is distributed by income category as shown in Table
21. While not explicitly addressed in the RHNA, state law ' now requires the Housing
Element to also estimate the future needs of extremely -low-income (ELI)households. As
provided by state law, the ELIneed has been estimated to be 50% of the very -low
category, or 634 units during this planning period.

15 The RHNA Planning period (June 30, 2020 8 April 15, 2029) is slightly longer than the Housing Element
planning period (April 15, 2021 & April 15, 2029)
16 California Government Code 8§65583(a)( 1)

1-31 March 2021




City of Oceanside 2021 -2029 Housing Element II. Housing Needs Assessment

Table 21: Oceanside Housing Growth Needs 2021-2029

Very Low Low Moderate  Above Mod Total
1,268 718 883 2,574 5,443
23% 13% 16% 47% 100%

Source: SNDAG2020
*Includes extremielwhouseholds, estimatebet@néhalf the vetpw needs@4units)

All new units built after June 30, 202017 are credited toward the RHNA for this period. A
di scussi on of t he Cant ydiestial gleveloprheint sin etesdthat could
accommodate this need is provided in Chapter III.

7 For the San Diego region, the regional growth projected by the State was for the period between June 30, 2020 and April
15, 2029. However, the Housing Element is an eight -year document covering the planning period from April 15, 2021 to
April 15, 2029. Thus, units built after June 30, 2020 can be credited towards the 6 th Cycle planning period.
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[ll.  RESOURCES ANODPPORTUNITIES

A variety of resources are available for the development, rehabilitation, and preservation

of housing in Oceanside . This chapter provides an overview of the la  nd resources and
development opportunities  available t o addr e s s oueralle regibhat hpusieg need
allocation, while describ ing the financial and administrative resources available to
facilitate the provision of affordable housing. Additionally, th is chapter discusses
opportunities for energy conservation , which can lower utility costs and increase housing
affordability.

A. Land Resources

As discussed in the previous chapter, @60624-208% i
period has been established as 5,443 units. The Housing Element is required to identify
adequate sites that can be developed for housing within the planning period and that

are sufficient to provide for the jurisdicti
income levels 8. Ths0 a d e q u at ereqsirenienrtsmay be satisfied in the following ways:

1 New housing units permitted after the beginning of the planning period ( June
30, 2020);
1 New projects 0i n the pipelined that have beern

are currently under rev iew; or
1 Potential new units that could be built on vacant or underutilized properties

1. Progress Toward the RHNA 2021-2029

TheCi t yds progress t owad2d2029sdescRdedN Aelods uandisumgnarized
in Table 22. Detailed information on the progress is summarized in Appendix B.

Table 22: Progress Toward the 20 21-2029 RHNA

Income Categories ADU  Approved Entitled Under Review TotalCredits RHNA  Remaining Neeo

EL/ VL 0 26 0 0 26 128 1,242
Low 80 11 0 0 91 718 627
Mod 560 0 0 0 560 883 323
Above Mod 0 713 118 1,343 2,174 2,574 400
Total 640 750 118 1,343 2,851 5,443 2,592

Source: City of Oceans2@1

18 Government Code §65583.2
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City of Oceanside 2021 -2029 Housing Element lll. Resources and Opportunities

2. Sites Inventory Compared to the RHNA

Section 65583(a)(3) of the Governme nt Code requires Housing Elements to contain an
0Oinventory of l and suitable for residential
having potential for redevelopment, and an analysis of the relationship of zoning and

public facilities and servicest o t h e s e A detaiteé@ sanatysis of potential development
sites is contained in Appendix B and summarized in Table 23 below . The analysis
demonstrates that t h e Ciotal ylaha inventory does not have adequate sites without
rezoning to accommodate the RHNA allocation . As discussed in the analysis of non -
governmental constraints (Chapter 1V), there sites were elected along commercial
corridors and infill sites where there  are no infrastructure deficiencies that would preclude

dev elopment commensurate with the level of need identified in the RHNA . The City is the
water and sewer service provider for most of the City, including all the areas where sites

are located. The City expectsthereis  enough capacity for water and sewer forR ~ HNA units.
Also, based on the location of sites along corridors and downtown areas, these sites have

access to dry utilities (Wi -Fi and broadband).  As part of the ongoing General Plan update,

the City expects to incorporate a Smart City concept to expand Wi-H/internet access. In
addition, the City will add a policy to prioritize water and sewer services for affordable

housing projects.

Table 23: Land Inventory Summary

Income Category

Above
Very Low Low Moderate Moderate Total
RNHA 1,268 718 883 2,574 5,443
Credits 26 59 352 2,174 2,611
Net Remaining RHNA 1,242 659 531 400 2,832
Net Remaining RHNA 22229 (combined 1,901 931 2,832
Sites w/o Rezoning 867 574 1,441
Vacant sites 88 479 567
Underutilizedest 779 95 874
Candidate Rezon@grridor Sites 3,240 1,611 4,851
Vacant sites 824 2,416 3,240
Underutilized sites 1,019 592 1,611
Total sites inventory 4,107 2,185 6,292
. 912 498 2,410
Total Vacant Sites (22.2%) (68.6%) (38.3%)
TotaUnderutilized Sites (37125/0) (3615?1% ) (212302/0 )
Shortfall/Surplus +2,206 +1,254 +3,460
Adequate Sites? Yes Yes

Source: City of Oceanside, 2021
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B. Financial and Administrative Resources

1. State and Federal Resources
Community Development Bl ock Grant Program (CDBG) - Federal funding for housing
programs is provided by the Department of Housing and Urban Development (HUD). The

CDBG program is flexible in that funds can be used for a wide range of activities including
acquisition and or disposition of real estate , public facilities and improvements , relocation |,
rehabilitation and construction of housing, home ownership assistance, and clearing
activities .Oceansi de is an oOentitlement cityd and rec
The current | evel of CDBG funding is approximately $ 1.3 million per year .

Home Investment Partnership (HOME) Program 0 Activities that are expected to be
supported by HOME funds include new construction and  acquisition/ rehabilitation of
affordable housing . The current level of HOME funding is approximately $ 650,000 per year.

Section 8 Rental Assistance 0 The City applies to the U.S. Department of Housing and Urban
Development (HUD) for local allocations of Section 8 Housing Choice Vouchers, which

provide rent subsidies to very low income residents (up to 50% AMI) . Under the Section 8
program, most tenants pay about 30 percent of their income for rent. The remainder dthe
difference between what the tenant pays and the actual rent d is paid directly to the
landlord byth e public¢c housing agency. The Cityds abil
program at its current level is dependent upon the annual Federal budget process. Recent

indications from HUD are that Federal support for Section 8 will not be expanded . The
numbe r of vouchers allocated to Oceanside has fluctuated based on federal funding

levels but has been approximately 1,600 in recent years.

SB2 Grants - In 2017, Governor Brown signed a 15 -bill housing package aimed at
addressing the St at e 6 s highdausing cogts. Speaificdllya igircluded d
the Building Homes and Jobs Act (SB 2, 2017), which establishes a $75 recording fee on

real estate documents to increase the supply of affordable homes in California. Because

the number of real estate transa  ctions recorded in each county will vary from year to year,

the revenues collected will fluctuate.

The first year of SB 2 funds are available as planning grants to local jurisdictions. The City of
Oceanside received $ 310,000 for planning efforts to facilit ate housing production. For the
second year and onward, 70 percent of the funding will be allocated to local
governments for affordable housing purposes. A large portion of year two allocations will

be distributed using the same formula used to allocate fe deral Community Development
Block Grants (CDBG). Oceanside is eligible for an estimated $650,000 from funding
received during FY 2019 -2020.

Low-Income Housing Tax Credit Program - The Low-Income Housing Tax Credit Program
was created by the Tax Reform Act of 1986 to provide an alternate method of funding
low-and moderate -income housing. Each state receives a tax credit, based upon
population, toward funding housing that meets program guidelines. The tax credits are

then used to leverage private capital into new construction or acquisition and
rehabilitation of affordable housing. Limitations on projects funded under the Tax Credit
programs include minimum requirements that a certain percentage of units remain rent -
restricted, based upon median income, for a term of 15 years.
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The City will seek to gain funding for the development of affordable housing through the
LIHTC program. Investors receive a credit against federal tax owed in return for providing
funds to developers to build or renovate housing for low -income households. The capital
subsidy allows rents to be set below the cost of development and maintenance of the

property.

C. Energy Conservation Opportunities

The primary uses of energy in urban areas are for transportation , lighting, water heating,
and sp ace heating /cooling. The high cost of energy  and the environmental impacts of
energy consumption demand that efforts be taken to reduce or minimize the overall level

of urban energy consumption.

Significant reduction in energy use can be achieved through the coordination of land
development and transportation infrastructure, a fundamental component of smart

growth. While ho using development in Oceanside w  as historically characterized by low -
density neighborhoods  without close proximity to transit service a nd other services, future
housing growth in the City is expected to occur primarily within existing transit corridors and

Smart Growth Opportunity Areas, as identified on the regional Smart Growth Concept

Map. New housing in these areas will  allow resident sto live within walking distance of bus
and rail transit as well as essential commercial services and recreational amenities.
Increased walkability is expected to reduce vehicle miles traveled (VMT) in private
automobiles, which constitutes  a major source of non -renewable energy consumption in
Oceanside.

Title 24, Building Energy Standards for Residential Development, establishes energy
budgets or maximum energy use levels for dwelling units . The standards of Title 24
supersede local regulations, and mand ate implementation by local jurisdictions. The City
will continue strict enforcement of local and state energy regulations for new residential
construction, and continue providing residents with information on energy efficiency.

The Cityds ¢ ew maximem useoof @mrséniation measures and alternative,
renewable energy sources in new and existing residences. By encouraging and assisting
residents to utilize energy more efficiently, the need for costly new energy supplies, and
the social and econom ic hardships associated with any future shortages of conventional
energy sources , will be minimized.

All of the properties included in the housing sites inventory (see Appendix B) are situated
within transit -served corridors and in close proximity to key p  ublic and commercial

amenites . Accommodating the Cityds future housing gr

expected to reduce VMT and minimize energy consumption associated with the provision
of water and the disposal of both wastewater and solid waste

The City, with help from the Energy Policy Initiatives Center of the University of San Diego
and the CivicSpark AmeriCorps Program, prepared community and municipal GHG
inventories based on emissions in 2013, the earliest year from which data was available.

According to the Cityds 2013 baseline GHG emissi
Cityds GHG emissions are generated in the privat

stemming from municipal operations) . ngstek(geg.,
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City of Oceanside 2021 -2029 Housing Element Ill. Resources and Opportunities

electricity and natural gas) accounts for roughly 43 percent of total emissions. Although

state law does not require that GHG emission be addressed in the General Plan, the
California Environmental Quality Act requires that GHG emissions be assessed and
mitigated as part of environmental review of any proposed changes to the general plan.

In May 8, 2019, the City Council approved an amendment adopting a new Energy and

Climate Action Element (ECAP), including a Climate Action Plan (CAP).

The CAP proposes a range of specific actions intended to reduce greenhouse gas (GHG)

emissions in a manner consistent with state goals. These actions promote energy
efficiency, renewable energy, alternative transportation, solid waste reduction and

diversion, water conservation, local agriculture, and urban forestry The ECAP provides

policy support for the CAP and includes additional goals and policies meant to promote

t he Ci t ytérrm enVironmgntal sustainability. The ECAP is expected to provide
important gui dance for the updating of the Cityods
the Land Use Element, Community Facilities Element, and Environmental Resources
Management Element.
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City of Oceanside 2021 -2029 Housing Element IV. Constraints

V. CONSTRAINTS

A. Governmental Constraints

AB 1483 requires local agencies to m ake information available on housing development
fees, applicable zoning ordinances and standards, annual fee reports and archived nexus

fee studies. The City complies with state law and has the zoning code and development

fees available online. Additional ly, the City has a Development Processing Guide that
illustrate show a development project is typically processed through the City of Oceanside
Development Services Department.

The Guide along with General Application Package and other sources can be foun d
online at https://www.ci.oceanside.ca.us/gov/dev/planning/processing.asp

1. Land Use Plans and Regulations
a. General Plan

Last amended comprehensively in 1986, the Land Use Elemen t sets forth the
for guiding local land use and development. These policies, together with the zoning

regulations, establish the amount and distribution of land to be allocated for different uses

within the City. Table 240 shows the eight General Plan residential land use designations

which support a variety of housing types, ranging from very -low -density single -family estate
residential development at 0.5 to 3.5 units per acre to high -density multi -family
development at 21 to 43 units per acre. Allowable densities for these residential
designations are expressed as density ranges that extend from a base density to a

maximum density achievable through the fulfillment of cer tain criteria intended to
promote high -quality development.

Table 24: Residential Land Use Categories & Oceanside General Plan

. . Maximum ResidentiaZoning

PESEel) Density Designations
Estate A (ER) 0.5 0.9 REA
Estate B (ER) 1.0 35 REB,REA!
Single Family Detached {B}-D 3.6 5.9 RS, RB*
Medium Density A (MDA 6.0 9.9 RMA, R3
Medium Density B (MDB 10.0 15.0 RMB,RP, RMAY, R3

4

Medium Density C (MB)C 151 20.9 RMC’RF’RRS'}ABZ" RMA,
High Density (HR) 21.0 28.9 RH,RT, RMC!
Urban High Density (LRJD 29.0 43.0 RT, RFU, RH

Source: City of Oceanside General Plan, 2002

1. Density expressed in dwelling units per gross acre.

2. Appropriate density for projects in compliaxcgtingtistandards established by City policy.

3. Potential density for projects that exceed standards established by established City policy.
4. f found to be consistent with that designated land use and surrounding land uses

In 2013 Policy 2.32 of the General Plan Land Use Element was amended to revise the
criteria and findings required for projects to exceed the base density in residential areas.
The criteria as revised , which are intended to reduce potential constraints to development

of affordable wo rkforce housing, are as follows:
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1) High quality architectural design and materials that mitigate the potentially adverse
impacts of higher density and increased scale;

2) High quality landscape/hardscape design and materials that soften the
appearance of associ ated development and contribute to a sustainable,
attractive, and pedestrian  -friendly streetscape;

3) Functional, sustainable and visually appealing common open space areas;
4) Consolidation of existing legal lots to provide unified site design;
5) Initiation of r esidential development in appropriate commercial zones;

6) Participation in the Cityds Housing, Conser\v
Preservation programs; or

7) Innovative design and/or construction methods which further the goals of the
General Plan .

These changes have created a standard of review for proposals to exceed base density,
establishing that such projects should demonstrate the same level of quality expected of
projects that conform to base density, rather than a superiority of design or a n abundance
of amenities that would likely render the provision of inclusionary units financially infeasible.

With these changes, projects exceeding base density are no longer expected to provide

off -site improvements beyond those otherwise required, large r-than -average dwelling
units, or smaller -than average building footprints.

Like Policy 2.32 as previously articulated, the revised criteria are not applied wholesale to

all projects but instead selectively on a case -by -case basis. For instance, the lot
co nsolidation criterion (#4) would not be applied to restrict a viable small -lot project but
to encourage lot consolidation as a means of achieving higher densities through more
efficient site design (e.g. , shared driveways, common open space). Similarly, Cr iterion #5
would be applied not to limit exceedance of base density in residential areas but to
encourage the congruous integration of housing into commercial districts, in order to
promote walkability and synergistic land use.

In addition to the residen tial land use designations, the General Plan identifies four Special
Management Areas which allow exclusive residential development or mixed -use
residential in designed areas. Three of these areas, Rancho Del Oro, Del Oro Hills, and the
Sterling Property a re fully developed in accordance with adopted specific plans. The

fourth Special Management Area is the 375 -acre Downtown Project Redevelopment
Project Area, which is regulated by the Downtown Zoning Ordinance . With the state
legislation eliminat ing redeve lopment agencies , implementation responsibility  has shifted
from the Oceanside Community Development Commission to its successor agency, the
Oceanside City Council.

Local Coastal Program

Portions of Oceanside are located within the co astal zone, the area designated by the
State for special protections under the Coastal Act. Oceanside has adopted a Local
Coastal Program to regulate development within the coastal zone and identify the long -

V-2 March 2021

at



City of Oceanside 2021 -2029 Housing Element IV. Constraints

range planning vision for the Cit@oastalPcogramswasa |
certified by the California Coastal Commission in 1986. The City is currently in the process

of updating the Local Coastal Program, focusing on coastal hazards and adaptation
These changes to the LCP are not expectedtohaveaneffec t on t he Cityds
its RHNA needs. Adoption of the LCP is anticipated in 2022, following which Coastal
Commission certification would be required.

b. Zoning Designations and Housing Opportunities

The type, location, density, and scale of residen tial development in Oceanside is
regulated throughthe Ci t ¥odirsg Ordinance . Zoning regulations serve to implement the
General Plan and are designed to protect and promote the health, safety, and general

welfare of residents. The Zoning Ordinance also helps to preserve the character and
integrity of existing neighborhoods.  As a coastal city , Oceanside is located partially  within
Californiabds desi g,whithgaherallyirelsdesahose gantsoéthe City west

of Coast Highway. Land within the ¢ oastal zone i s subject to state laws that regulate
development along the coast differently from inland development. To address this
di stinct i on Zoningedina@ce t yndiudes both inland and coastal residential,
commercial, and industrial zones . In addition, the Zoning Ordinance includes afew special
and overlay districts.

Inland Area

The Inland portion of the  Oceanside encompasses over three -quarters ofthe Ci t totdls
land area and includes ten residential zones:

Residential Estate A (RE -A)

Residential Estate B (RE-B)

Single Family Residential (RS)

Medium Density Residential A (RM  -A)
Medium Density Residential B (RM -B)
Medium Density Residential C (RM -C)
High Density Residential (RH)

Urban High Density Residential (RH -U)
Residential Tourist (RT)

Mobile Home Park (MHP)

Maximum residential densities in the Inland area range from 0.9 units/acre in the RE -A
district to 43 units/acre in the RH -U district.
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Table 25: Residential Zoning Districts (Inland Area)

Map . .
Symbol Zaoning District Intended Uses
REA Residential Estate A Single family residential dweditraydensity of 0.5 to
S dwelling units per gross area in tAedifict and fro
REB Residem| Estate B 1.0 to 3.9 dwelling units per gross acre irBtiistRiEt
Single family residential dwellings at a density of
RS Single Family Residential = dwelling units per gross acre. Existing duplexes,
and fouplexes may remain as permitted uses
RMA Medium Density Residentia Patio homes, duplexes, townhouses, -dmelling
: ; ; ~1 structures and cluster housing which also
RMB Medium Density Residentia landscaped common open space and comm
facilities for residents use. Density ranges for t
districts are: RMM6.0 to 9.9 du/ gross acreBRILGo
RMC Medium Density Residentia 15 du/gross acre, and-®¥5.1 to 20.9 du/gross.a
Existing singlamily dwellings may remain as per
uses.
RH High Density Residential Apartments and townhouses refistiively high lar
. . . coverage at 21.0 to 28.9 du/gross acre in the R
RHU Urban High Density Reside and 29.0 to 43 du/gross acre in thiedidttict.
Touristand yearoundvisitoiserving facilities, incluc
RT Residential Tourist pemanent and transient residential and relatedth
densities between 29.0 and 43.0 du/gross acre
. Residential mobile home park where two or mor.
MHP Mobile Home Park home sites are rented or owned.

Allowable uses range from single

-family det ached houses inthe RE -A, REB, and RS districts,

to multi -family residential condominiums and apartments in the RM -B, RM-C, RH, RH-U, and
RT districts. As shown in Table 26, residential uses are permitted by -right, without
discretionary review or design review. Various types of special heeds housing may be

permitted by -right or require a conditional use permit, as discussed below under Special

Needs Housing .
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Table 26: Permitted Residential U ses in Residential Zoning District s (Inland Area)

. RMB RH
Housing Type REA REB RS RMA RMC RHU RT MHP

Single Family Detached P P P L L L L -
Single Family Attached - L L P L - - -
MultiFamily - - - P P P P -
Mobile or Manufactured Home L L L L L L L L
Accessory Dwelling Units P P P P P P P

Live/Work Quarters - - - - - U U

Emergency Shelters - - - U U U - -
Transitional and Supportive Hous P P P P P P P -
Residential Care Facility (6 or les: P P P P P P P -
Residential Care Facility (fiare) - - - U U U - -
Convalescent Facilities - - - L L L - -
Single Room Occupancy - - - - - ) - -

Source: City of OceanZioleing Ordinance
Notes:

P= permitted

U=conditional use permit required

L = Limited, with additional regulations

There are also 15 non -residential districts that allow various types of residential uses along

with commercial, industrial, agricultural, public, or open space uses(Table 27). Mixed -use is
allowed by conditional use perm it in the CN, CC, CG, CL, CR, CV, CS-HO, CS-L, and CP
districts. Many of the non -residential districts also allow emergency shelters, transitional and
supportive  housing, and large residential care facilities subject to limitations or a
conditional use per mit.

Table 27: Permitted Residential Uses by Non -Residential Zoning District (Inland Area)

Housing Type A OS CN CC CG CL CrR cv ﬁ% CLS CP IL IG IP PS
- L L

L

o
'
'
'
'

Single Family Detached ADP

Single Family Attached ADP

Mobile or Manufactured Hor L

Accessory Dwelling Units [
L

o
'
'
'
'

P

v U+ T O
[ o BRI ol o
.

Farmworker Housing
Emergency Shelters
Transitiohn@and Supportive
Housing

Residential Care Facility
(6 or less)

Residential Care Facility
(7 or more)
Convalescent Facilities - - - - U - - - U
Single Rap Occupancy - - U U - - - - - -
MixedJse - - L L L L L L L L L - - - -

Source: City of OceanZioleing Ordinance

Notes:

P= permitted

U=conditional use permit required

ADP = Administrative Development Plan Required
L = Limited, with additi@tallations

c Cc* ©w:—r
c Cc* U —r
c Cc* U —r

.
.

c c:' 7T
.

c c:' 7T
—
c
c
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Coastal Zone

In May 2009, following discovery that the 1992 Zoning Ordinance was never certified by
the California Coastal Commission, the regulatory document previously adopted by the
Coastal Commission ( known as the 1986 Zoning Ordinance or Coastal Zoning Ordinance )
was reinstated as the operative Zoning Ordinance for coastal zone properties.  For
administrative purposes, the text of  the Coastal Zoning Ordinance has been consolidated
with the Zoning Ordinance s for the Inland Area and the Down town District. The
reinstatement of the Coastal Zoning Ordinance from 1986 has significantly increased the
potential for housing development within those segments of the Coast Highway
commercial corridor bearing the C -2 zoning designation. Prior to the rei  nstatement of the
1986 Zoning Ordinance , these segments of Coast Highway were assumed to be
designated CG (General Commercial) under the 1992 Zoning Ordinance 0 a zoning
designation that allows housing at densities of 29 dwelling units per acre and only in
conjunction with mixed -use development. In contrast, the reinstated C -2 designation for
these Coast Highway properties allows for exclusively residential uses at densities up to 43
dwelling units per acre. Furthermore, the building height limitations and other
development standards for the C -2 zoning designation in the Coastal Zoning Ordinance
are less restrictive than those of the previously applicable CG designation. For example,

while the 1992 Zoning Ordinance limited building height to 36 feet on CG pr operties in the
coastal zone, the C -2 designation allows 45 feet of height on these same properties, with
addi tional height above 45 feet allowed wunder

Allowable residential uses in the Coastal Zoning Ordinance for both residential and non -
residential districts in the Coastal Zone are show nin Table 28

Table 28: Permitted Residential Uses by Residential Zoning District ( Coastal Zone )

Housing Type R1/CZ R-3/CZ R-T/ICZ C1/CZ C2/CZ OP/CZ VC/CZ

Single Family P P P - - - -
Two Family P P P - -

Threeand FouFamily - P P - - -

Apartment (less than 20 units) - P P U U U
Apartmer{20+ units) - u u U U U Oy
Mobile or Manufactured Home P P P - -

Mob# Home Parks u u u - -

Accessory Dwelling Units P P P - -

Transitional and Supportive Housi P P P - -

Residential Care Facility (6 or less P P P - -

Residential Care Facility (7 or mor U U U - -

Source: City of Oceangioling OrdinanteCP Areas, 1986

Notes:

P= pamitted

U=conditional use permit required

1. Residential use must be secondary to an office or comaratcialstdee vertical or horizontal mixed use.
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Downtown District Zoning Ordinance (Article 12)

Develo pment regulations for the Downtown area are provided in Article 12 of the
Oceanside Zoning Ordinance . Allowable residential uses in Article 12 for both residential
and mixed -use subdistricts are shown in Table 29.

Of the 15 commercial sub -districts within the Downtown District, 9 allow for single -family
residential use, 10 allow for multi -family residential use, 9 allow residential in conjunction
with mixed -use development. Densities up to 43 units/acre are permitt  ed in the Downtown
when projects comply with development standards and General Plan criteria.

Table 29: Permitted Residential Uses by Downtown Zoning Subdistrict (Article 12)

. 1 5

Housing Type 1A 2 3 4A 4B A 6B T7A 7B B8A 8B 9 11 13
Single Family U P - P P U U U U - -
MultFamily U P U P P U U U U U
Accessory Dwelling Units - - P P P P - P P P P P P P
Mixed Use U U U - - - U - U - - U U U
Group Residential - - - - U - - - -
Residential Care Facilit
(7or more) / U U ) U U U
Source: City of Oceanside Dowdtming Ordinan&?20
Notes:
P= permitted

U=conditional use permit required

Effects of Zoning Regulations on the Provision of Low and Moderate Income Housing

Zoning regulations ha ve a considerable effect on the development of low - and moderate
income housing. In urban areas, and particularly coastal jurisdictions, insufficient densities

can make affordable housing infeasible. In 2004 state law was amended (AB 2348) to
identidyl ddeénsitiesd that ar e <dnoomshousiag Fodargeui t alt
metropolitan jurisdictions such as Oceanside, the default density is 30 units per acre. All

High Density Residential (RH), Urban High Density Residential (RH -U, R-3) and all r esidential
and mixed -use subdistricts within the Downtown District allow densities of 29 units per acre
or more. Low -income housing can be accommodated in all districts permitting residential

use including commercial/mixed  -use districts.

Much of the resid entially -zoned land in Oceanside, is already developed with relatively
few vacant properties remaining. C o n &dca Coasmal
Program, and recent planning initiatives such as the Coast Highway Boulevard Vision and
Strategic Plan and Oceanside Boulevard Corridor Study, much of the future growth in the

City will be directed to infill sites which have mixed -use and transit -oriented -development
potential. These policies are supported by the adopted SANDAG Sustainable Community
Srategy (SCS) and Smart Growth Concept Plan, which identify a large potential for
residential in -fill development within underutilized commercial areas. It is also important to
note that vacant and underutilized parcels in these and other areas of the City
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c. Special Needs Housing

To further fair housing opportunities, the City provides for a range of housing opportunities

for persons with special needs, including those in residential care facilities, persons with
disabilities, th e elderly, persons needing emergency shelter, transitional or supportive living
arrangements, and single room occupancy units. Many of these groups also fall under the
category of extremely  low income households. Table 26 through Table 29 above show how
t he CidniggdQrdinance s accommodate special needs housing. Chapter V, the
Housing Pl an, sets forth programs t o r pecessarg

tocomply with state | aw with respect to speci al n

each special needs housing type are discussed below.

Extremely Low Income Households

Many persons with special needs fall within the extremely -low-income (ELI) category,
which is defined as 30% or less of area median income, or up to $ 34,650 per year fora 4 -
person household in San Diego County (  2020).

Many of the policies and programs described in Chapter V address the needs of ELI
households, including persons with disabi lities and those in need of residential care
facilities. However, it must be recognized that the development of new housing for the
lowest income groups typically requires large public subsidies, and the level of need is
greater than can be met due to fund ing limitations, especially during these times of
declining public revenues.  The Housing Action Plan (Chapter V) includes a commitment
to prioritize assistance for ELI units whenever feasible.

Residential Care Facilities

Residential care facilities refer t o any family home, group home, or rehabilitation facility

that provides non -medical care to persons in need of personal services, protection,
supervision, assistance, guidance, or training essential for daily living. Health and Safety
Code 881267.8, 1566.3, and 1568.08 require local governments to treat licensed group

homes and residential care facilities with six or fewer residents in residential zones no
differently than othersingle -f ami | y resi dential uses. 0Six o
theoper at or , the operatords family, or persons
allow these licensed residential care facilities in any area zoned for residential use, and

may not require licensed residential care facilities for six or fewer clients to obt ain
conditional use permits or variance that are not required of other single -family dwellings.

The Zoning Ordinance uses the term OResidential Care Facil
six or fewer persons and 0 Res i dfailtiesisenting @aerthean Fac i |

six persons. Under current zoning regulations residential care facilities that serve six or fewer
persons are a permitted use in the RE -A, REB, RS, RMA, RM-B, RM-C, RH, RHU, RT districts
within the Inland area, and the R-1/CZ, R-2/CZ, R-3/CZ districts in the Coastal Zone
Additionall vy, the Cityds parking ordinance
provide one parking space per three beds.

Facilities serving more than six persons are allowed by CUP in the RM -A, RM-B, RM-C, RH,
RHU, and CP zones inthe Inland area. Facilities serving 7 or more persons are allowed with
limitations in the CN, CC, CG, CL, CS-HO, and CS -L zones. Convalescent facilities are
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City of Oceanside 2021 -2029 Housing Element IV. Constraints

allowed with a CUP inthe CP zone. Facilities serving 7 or more persons are permitted in the
R-1/CZ, R-2/CZ, and R -3/CZ zones in the Coastal Zone. In the Downtown District, Facilities
serving 7 or more persons are allowed in subdistrict 3, 7A, 8A, 8B, and 9 with a CUP. The
Cityds zoni nglo not posel aa tsigndicarst constraint to the establishment of
residential care facilities.

The required findings for a conditional use permit for facilities serving seven or more persons
are the same as required for any conditional use permit as stated in Article 41 of t he Ci
Zoning Code:

1. That the proposed location of the use is in accord with the objectives of this
ordinance and the purposes of the district in which the site is located.

2. That the proposed location of the conditional use and the proposed conditions
under which it would be operated or maintained will be consistent with the
General Plan; will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of such use; and
will not be detrime  ntal to properties or improvements in the vicinity or to the general
welfare of the city.

3. That the proposed conditional use will comply with the provisions of this ordinance,
including any specific condition required for the proposed conditional use in the
district in which it would be located.

4. For properties located within the coastal zone: That the proposed conditional use
will be consistent with all applicable policies of the certified Land Use Plan.

Facilities serving seven or more persons are treated similarly as other conditionally
permitted uses in the same zone. Of the 49 Adult Residential Care Facilities in Oceanside
11 (23%) are facilities for more than six persons and most of these are for more than 20
persons. Of the 84 Residential Care Facil ities for the Elderly, 26 ( 31%) are for more than six
persons and half of these are for more than 30 persons (nine for more than 100 persons).
Therefore, the City has the demonstrated track record of approval larger facilities in the

City.

Housing for Pe rsons with Disabilities

Both the federal Fair Housing Act and the California Fair Employment and Housing Act
impose an affirmative duty on local governments to make reasonable accommodations

(i.e. modifications or exceptions) in their zoning laws and other land use regulations when
such accommodations may be necessary to afford disabled persons an equal opportunity

to use and enjoy a dwelling. Additionally, 865008 of the Government Code requires
localities to analyze potential and actual constraints, and in clude programs to
accommodate housing for disabled persons.

Building codes adopted by the City of Oceanside incorporate accessibility standards
contained in Title 24 of the California Code of Regulations. Compliance with building
codes and the Americans wi  th Disabilities Act (ADA) may increase the cost of housing
production and can also impact the viability of rehabilitation of older properties required

to be brought up to current code standards. However, these regulations provide minimum
standards that mus t be complied with in order to ensure the development of safe and
accessible housing.
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Because many homes in Oceanside were built before modern accessibility standards, an
important housing issue facing people with disabilities is retrofitting existing home s to
improve access. For retrofitting homes, the City administratively permits unenclosed ramps

to protrude into required setbacks without a variance. The City allows a property owner to

build a ramp to allow people with disabilities access into a single -family home upon
securing a building permit. The City also administers a Housing Rehabilitation Program that
provides federally -funded loans to eligible homeowners or rental property owners to make
accessibility improvements.

Key planning requirementsrela ted to housing persons with disabilities are described below:

Definition of Family

A Zoning Ordinance that defines the term "family" as related persons who live
together can restrict access to housing for  people with disabilities who may need

to live in gr oup settings for both programmatic and financial reasons . The
Oceanside ZoningOrdinance does not include a definition
Area, Coastal Zone, or Downtown District. The Coastal Zoning Ordinance was

updated in 2017 to remove the defin ition of oO0familyd withrFaror der

Housing Law.

Separation Requirements

The Cityds zoning regul ations do not i mpo
concentration requirements for group homes or residential care facilities.

Site Planning Requireme nts

The Cityds zoning regulations do not i mpose
residential care facilities serving 6 or fewer persons that are different than the
requirements for other residential uses in the same zone. In the Coastal Zoning
Ordinance , the minimum s ite area for General Residential Care is 12,000 square

feet.

Reasonable Accommodation

A reasonable accommodation ordinance was adopted by the City Council in 2012
The ordinance include s administrative procedures for reviewing and approving
requests for modifications to building or zoning requirements in order to ensure
reasonable accommodations for persons with disabilities.

TheCi t yds zoni nagre comsigtent vath state taw and do not pose a constraint to
housing for persons with disabilities.

Farm Worker and Employee Housing

Housing for agricultural employees occurs in two types of settings: housing
accommodations located on agricultural land that is used exclusively for farm workers; or
traditional housing that is intended for lo  wer income households but is not restricted to
farm workers.
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The housing needs of resident farm  workers are primarily addressed through the provision

of permanent affordable housing such as apartments, lower -cost single -family homes, and
mobile homes. The remaining farm laborers are migrant farm workers who are not
permanent residents of the City. To provide housing for migrant farm workers, the City
allows migrant farm worker housing  with limitations in the A zone in the Inland area. = Such
housing is typif ied by (but not exclusively) dormitory  -style structures designed for temporary
occupancy by migrant workers . The City amend ed the Zoning Ordinance in 2018 to
comply with the Employee Housing Act  , allowing farm worker housing for up to 36 beds by
right wher e agricultural uses are permitted. This provision is not consistent with Employee
Housing Act which requires farmworker housing up to 36 beds or 12 units be permitted as

an agricultural use. Furthermore, Employee Housing Act also requires that employee
housing for six or fewer employees should be treated as a single -family residential use. The
City will amend the Zoning Ordinance to address employee housing.

Emergency Shelters and Low Barrier Navigation Centers

California Health and Safety Code (850801)d ef i nes an e mer g éousingwithh e | t
minimal supportive services for homeless persons that is limited to occupancy of six months

or less by a homeless person. No individual or household may be denied emergency

shelter because of an inabilityto pa  y.6 The 2020 Point-in-Time Count for San Diego County
identified 408 people living in homelessness in Oceanside, including 166 people in shelters

and 242 unsheltered people.

The passage of SB 2 in 2007 amended the requirements for local government regulat ions
regarding emergency shelters. Unless a city has sufficient existing shelter facilities to
accommodate its need, land use regulations must identify at least one zoning district

where emergency shelters are a permitted use, thereby avoiding the need for a
conditional use permit or other discretionary review.

Emergency shelters are permitted by right with some limitations in the IL zone, and with a
CUP inthe RM-A, RM-B, RM-C, RH, RHU, CN, CC, CG, CL CS -HO, CP, IG, IP and PS districts.
Specific require ments are:

Compliance with Zoning standards

Maximum beds: 50

Hours of operation: 4:00 pm to 9:00 am

Maximum stay: 120 days in a 365 -day period

Maximum concentration: No shelter can be sited within 300 feet of another shelter
Minimum separation from residen tial districts: facility within 300 feet of a residential
district requires a CUP

Minimum staffing: one staff member per 10 beds

Minimum parking: one space per staff member and 0.35 space per bed

Minimum reception area: 15 square feet per bed

Light: lighti ng to be provided for security purposes

Sanitation facilities: one toilet and one sink for every 8 beds per gender

= =4 a8 _a_-°

e I

The Cityds or disemmtorerequinercehts ateenst consistent with SB 2. The
City willamend the  Zoning Ordinance to require onl y a maximum 300 -foot separation from
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another shelter only and remove reference to residential districts Furthermore AB 139
requires that the parking standards for emergency shelters be established based on
staffing level.

In order to comply with state la  w, emergency shelters must be allowed by right in at least
one zoning district that has adequate capacity to accommodate at least one shelter . The
City has identified the  Light Industrial (IL) zone as the appropriate district where emergency
shelters may be established by -right. There are a total of 673 parcels totaling over 3,000
acres in this zone. Approximately 40 acres of land in this zone are currently vacant . Typical
parcel size is about 4 acres, and many parcels are located near transit and commerci al
services. In addition to these vacant parcels, there are several developed parcels with

vacant building space that could be converted for use as shelters. The IL zone is intended
0To provide areas appropriate for a wide range of (1) moderate to low -inte nsity industrial
uses capable of being located adjacent to residential areas with minimal buffering and
attenuation measures and (2) commercial services and light manufacturing, and to

protect these areas, to the extent feasible, from disruption and compet ition for space from

unrelated retail uses or general industrial uses . 6 ( Muni ci pal Code Sec.

industrial uses with environmental constraints that would be incompatible with emergency
shelters are permitted in the IL zone. Based on this, the p arcels where emergency shelters
are allowed by right are adequate to provide emergency shelters for the unsheltered
homeless population in Oceanside .

AB 101 requires jurisdictions to allow a Low Barrier Navigation Center by rightin areas zoned
for mixed u ses and nonresidential zones permitting multi  -family uses, if the development
meets specified requirements. The City may also choose to allow larger Low Barrier
Navigation Center devel opments by right i n
Cent er 6f iinse dd ea s 0 a Ho tharriem servidei-enriched shélter iocused on
moving people into permanent housing that provides temporary living facilities while case
managers connect individuals experiencing homelessness to income, public benefits,

health ser vi ces, s hel t Eorcogmplawitdthihistate legiskatmpn, 6 The Housing Plan

(Chapter V) includes amendments to the coastal, non -coastal, and downtown district
Zoning Ordinance s to allow Low Barrier Navigation Centers in areas zoned for mixed u ses
and nonresidential zones that permit multi ~ -family uses.

Transitional and Supportive Housing

Transitional/supportive housing is hormally temporary housing (generally six months to two
years) for a homeless individual or family who is transitioning to pe rmanent housing. This
type of housing can take several forms, including group housing or multi -family units, and
often includes a supportive services component (e.g., job training, rehabilitation
counseling) to allow individuals to gain necessary life skil Is in support of independent living.

SB 2 requires that transitional/supportive housing be treated as a residential use subject to

the same standards and requirements as other residential uses of the same type in the

same zone. Transitional and Supportive Housing is permitted by right in the REA, REB, RS,
RM-A, RM-B, RM-C, RH, RHU, and RT zoning districts in the Inland area, and inthe R -1/CZ,

R-3/CZ, and R -T/CZ zones in the coastal zone. In the CN, CG, CL, CS-HO, and CP zones

transitional housing is al lowed subject to approval of a conditional use permit , but
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supportive housing is not explicitly included as an allowable use. Beyond permitting
requirements, t here are n o use regulations that apply  specifically to transitional or
supportive housing as distinct from other residential uses of the same type in the same
zone.

AB 2162 requires supportive housing to be permitted by right in zones where multi -family
and mixed uses are permitted and prohibits minimum parking requirements for supportive
housing wit hin %2 mile of a public transit stop.

To comply with state law, the Housing Plan (Chapter V) includes amendments to the
coastal, non -coastal, and downtown district Zoning Ordinance s to explicitly allow
transitional and supportive housing as a residential u se to be permitted as similar uses in
the same zone. Furthermore, consistent with AB 2162, supportive housing meeting specific
requirements would be permitted by right in zones where multi -family and mixed uses are
permitted, and to prohibit minimum parki ng requirements for such supportive housing
within %2 mile of a public transit stop.

Single Room Occupancy (SRO)

Single-room -occupancy (SRO) facilities are small studio  -type units intended for one or two
persons. SROs can provide an affordable housing opt ion for small households with very  low
or extremely lowincomes. SROs are allowed in the CC, and CG districts subject to approval

of a conditional use permit.

d. Development Standards

The City of Oceanside regulates the location, density, and scale of reside ntial develop -
ment primarily though  Zoning Ordinance development standards. Zoning Ordinance
development standards are designed to protect and promote the health, safety, and

general welfare of residents, as well as preserve the character and integrity of
neighborhoods.

A summary of the structural development standards for the residential zoning districts is
provided in Table 30 through Table 32.
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Table 30: Residential Development Standards & Inland Area

Development Standar Zoning District

REA REB RS RMA RMB RMC RH RHU RT

. 4.3- 7.3- 12.00 17.4 21.8 290- 2907

Base & Max. Derisit 0.5-1.0 1.0-4.3 73 121 17.4 218 29.0 136 436
Min Lot Size (sf) 43,560 10,000 6,000 5,000 7,500 7,500 7,500 10,000 6,000

Min. Lot Width (ft.) 125 70 65 50 60 60 60 70 60

Min. Front Yard (ft.. 30 25 20 20 20 15 15 15 15
Min. Side Yard (ft.) 15 7.5 7.5 5;10 5;10 5;10 5;10 5;10 5;10

Min. Rear Yard (ft.) 30 20 15 15 15 15 15 15 10

Max. Lot Coverage (' 30 35 45 50 60 *x *x *x *x

Max Height (ft.) 36 36 36 36 36 36 36 36 36

Max. Non Res. FAF 1.0 1.0 1.0

Source: City of OceanZioleing Ordinance

Notes:

*Dwelling units per net acre.

** No maximuot toverage within required setbacks

Minimum lot sizes for residential districts in the 1992  Zoning Ordinance range from 6,000
square feet to one acre for single  -family residential districts and from 5,000 square feet to
10,000 square feet for multi -fa mily residential districts. Each zone has a base density that is

achievabd¢efei ghsd and a maxi mum density that may
satisfy certain design criteria as described in Section 2.32 of the General Plan Land Use
Element. Such de sign characteristics include:
1) High quality architectural design and materials that mitigate the potentially adverse
impacts of higher density and increased scale ;
2) High quality landscape/hardscape design and materials that soften the
appearance of associate d development and contribute to a sustainable,
attractive, and pedestrian  -friendly streetscape ;
3) Functional, sustainable and visually appealing common open space areas ;
4) Consolidation of existing legal lots to provide unified site design ;
5) Initiation of resi dential development in appropriate commercial zones ;
6) Participation in the Cityé6s Housing, Conser\

Preservation programs ; or

7) Innovative design and/or construction methods which further the goals of the
General Plan.

The Zoning Ordinance also regulates the size of residential structures through lot coverage

and height limits. The maximum  building height is 36 feet for all residential zones , which is
adequate to permit the base density of 29 units per acre in the RH -U and RT zones. The
maximum height for residential mixed -use projects in the commercial zones is 50 feet,
which is more than adequate to permit the maximum residential density of 29 units per
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acre. Multi -family coverage requirements are adequate ranging from 5 0% in the RM-A
zone to approximately100% in the RH zone.
Table 31: Residential Development Standards & Coastal Zone

Development Standard Zoning District

R-1 R-3
Max. Density (dufac) 7.2 iggsvaésstt%f}%
Min.Lot Size (sf) 6,000 6,000
Min. Lot Width (ft.) 60125 60
Min. Front Yard (ft.) 20 20
Min. Side Yard (ft.) 35 35
Min. Rear Yard (ft.) 15 15
Max. Lot Coverage (%) 40 60
Max Height (ft.) 35o0r 2 stories 350r 3 stories

Source: City of Ocean€idastlZoning Ordinance
1.Dwelling units per net acre.

Inthe Coastal Zoning Ordinance minimum lot sizes are 6,000 square feet for both residential
districts. Maximum densities are approximately 7.2 units per acre in the R -1 district and 43
units per acre in the R-3 district. While the height limit of 35 feet and maximum coverage

of 60% could act as a constraint to the achievement of the maximum density allowed by

the ordinance, modifications to these standards may be approved through the density

bonus prov isions required under state law.

Table 32: Residential Development Standards & Downtown District

Zoning District
Development Standar 9

Residential Mixed Uske
Base. Density (du/ac) 29 29
Maximum Density 43 43
Min. Lot Size (sf) 5,000 5,000
Min. Lot Width (ft.) 50 50
Min. Front Yard (ft.) 10 10
Min. Side Yard (ft.) 3 0
Min. Rear Yard (ft.) 5 0
Max. Lot Coverage (9 - 100
Floor Area Ratio - 2.0
Max Height (ft.) 35 45
Source: City of Oceanside Redevelopment Prdfecthgr@adinanc2011

Notes:
1. Property Development Regulations for Residential and Narsesiden
shall serve as guidelines for m$eedevelopment proposals

In the Downtown District, the minimum lot size for all property is 5,000 square feet. The
maximum density is 43 units per acre for residential projects, but mixed -use projects do not
have a maximum density . Multi-family residential is a permitted use in 11 sub-districts in the
downtown area. A conditional use permit is required  for multi -family projects in subdistricts
3,4B, 8A, 8B,9, 11, and 13. The standard height limit is 35 feet for residential projects and 45
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feet for residential/mixed -use projects. Additional height may be granted through a
conditional use permiton a case  -by-case ba sis. Alternative maximum heights pursuant to

a conditional use permit range from 65 feet to 100 feet. The 35 -foot base height for
residential projects and 45 -foot base height for mixed -use projects is adequate for the
base densities of 29 units per acre.

These development standards are reasonably necessary to protect the public health,
safety and welfare and to maintain the quality of life and are not considered to be
constraints on the development of housing.

e. Parking Requirements

Regulations for off -street parking are provided in Article 31 of the Oceanside Zoning
Ordinance . The Cityds parking requirements for resi
Single-family dwellings require two enclosed spaces per unit and garage space for three

cars for new sin gle -family residential units larger than 2, 500 square feet.

Multi -family dwellings require 1.5 spaces per unit, including one covered space per unit for
studios and one -bedroom units , and two spaces for units with two or more bedrooms
including one covere d space. Additionally, one guest space is required for the first 10 units
with one space plus 20% of the total units for guest parking . These parking requirements
are summarized in Table 33.

Table 33: Residential Parking Requirements

Type of Unit Minimum Parking Space Required
2 enclosed spaces per dwelling unit
SingleFamily Residential Garage space for 3 cars is required for all new single family resic

in excess of 2,500 sanfthe Inland area and Downtown Distr
1.5spacsper unit for studios ancHzedroom units
2 spaces per unit for units with two bedrooms or more
1.5 spaces per Dp to two bedrooms,
2 spaes per DU 3 or more bedrooms

4-10 units: 1 space
More than 10 units: 1 space plus 20% total number of unit

MultiFamily Residential
Condominiums (Coastal Zone)

Guest Parkirfmland area and Downtown Distr

Accessory Dwelling Units One additional space per unit.
Residential Caleland area andvidown Distric 1 per 3 beds, plus addltlonaFl)I;:)r:]i(l?eneral Residential Care as re
SROqInland area and Downtown District) 0.2 spaces per unit

Source: Oceansidening Ordinance

The required parking is reasonable and does not pose a constraint on the production of
housing. Additionally, the Planning Commission has the ability to grant reduced parking

for senior housing and other affordable housing projects through the conditional use
permit process.
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f. Accessory Dwelling Units

Accessory dwelling units are attached or detached units that provide complete
independent living facilities for one of more persons including permanent provisions for

living, sleeping, cooking, and sanitation, located on the same lot as the primary structure.

Acces sory dwelling units often provide affordable housing for extremely low, very low and
low income households, including seniors. In the City of Oceanside accessory dwelling
units are regulated by Section 3006 of the Oceanside Zoning Ordinance

Several piec es of recent State legislation  (including SB 13, AB 68, AB 881, AB 687, AB 670,
and AB 671) , modified regulations for accessory dwelling units. Some of the key changes
included p rohibiting standards related to lot coverage standards, lot size, floor -area -ratios,
or open space that may impede the development of accessory dwelling units, reducing

review time for permit applications, and eliminating regulations related to parking, height,
setbacks, and unit size that have the effect of limiting accessory dwell ing unit
development. In August 2020, The City Council approved amendments to the Zoning
Ordinance section 3006 to bring the ADU ordinance in compliance with State law and the
establishment of ADUs in single -family and multi -family zone districts.

As codif ied in Section 3006 of the Oceanside Zoning Ordinance , the maximum and
minimum floor areas of an accessory dwelling unit are set forth in Table 34 and range from
a minimum of 150 square feet to a maximum of 1,200 sq  uare feet.

Table 34: Accessory Dwelling Unit Design Standards

Minimuri50sfand shall not exce®d% of living area of exist

Unit Size if Attached or proposedivelling

Unit Size if Detached Max. 1,200 sf

Setbacks ByRighProvisionFour feet side and r@agmeasprimarynit
Height and Building Coverag ByRight Provisidrl6 feebr smeasprimarynit
Parking One additional space peywitit exceptions $pecial

circumstances suckpasximity to trarmihistoric buildings.

Source: Oceansidening Ordinance

g. Short-term Rentals

As home -sharing websites have risen in popularity in recent years, there has been a

significant increase in the number of homes being offered on a short -term basis to
generater ent al i ncome. Homes may -bbamdéd ed edhase Othlo
resident offers one or more rooms to visitors while remaining on site, or whole homes may

be rented on a daily or weekly basis. While the impact of short -term rentals on housing

availab ility and affordability is still being evaluated, there is evidence that short -term

rentals have a negative effect on housing affordability by changing the way residential
properties are used and reducing housing availability for local residents.

San Diego County jurisdictions vary in their approach to short -term rentals. Some,
particularly coastal cities where short  -term rentals are most popular, explicitly allow short -
term rentals in at least some zones, typically requiring permits, and specifying that s hort -
term rentals must meet various performance standards to be allowed to operate. For
example, the cities Chula Vista, Del Mar, and Solana Beach allow short -term rentals in at

IV-17 March 2021

ae



City of Oceanside 2021 -2029 Housing Element IV. Constraints

least some zones. In contrast, cities such as El Cajon, La Mesa, National City , Santee do not
address short -term rentals in their adopted regulations.

Currently , the Oceanside Municipal Code allows short-term rentals with a permit . As part
of permit requirements, owners must pay transient occupancy taxes and demonstrate
compliance w ith a number of operational requirements intendedto minimize the adverse
impacts that short-term rental properties may have on surrounding properties . Short-term
rentals are not permitted in  manufactured home parks or on properties where access to

the pro perty does not meet city standards.

As of May 2020, there were 913 short -term rentals in Oceanside . There is currently no cap
on the number of short -term rentals that may be allowed in the City, but staff has been
directed by the City Council to monitor t he number of short -term rentals citywide. The City
has added a policyto  explore a form of a cap on STRs to preserve long term housing stock

for the 2021 -2029 planning period.

h. Density Bonus

California Government Code Section 65915 includes requirements f or local governments
to provide incentives and a density increase over the otherwise maximum allowable
residential density under the Municipal Code and the Land Use Element of the General

Plan (or bonuses of equivalent financial value) when builders agree to construct housing
developments with units affordable to low er or moderate income households.

In recent years, the State has made numerous changes to the Density Bonus law, including
but not limited to the following:

A AB 1763 (Density Bonus for 100 Per cent Affordable Housing) & Density bonus and
increased incentives for 100 percent affordable housing projects for lower income
households.

A SB 1227 (Density Bonus for Student Housing) - Density bonus for student housing
development for students enrolled a t a full-time college, and to establish
prioritization for students experiencing homelessness.

A AB 2345 (Increase Maximum Allowable Density) - Revised the requirements for
receiving concessions and incentives, and the maximum density bonus provided.

The Housing Plan includes amendments to the coastal, non -coastal, and downtown district
Zoning Ordinance s to ensure density bonus requirements comply with current state law.

i Mobile Homes/Manufactured Housing

The manufacturing of homes in a factory is typically less costly than the construction of
individual homes on site thereby lowering overall housing costs. State law precludes local
governments from prohibiting the installation of mobile homes on permanent foundations

on single -family lots. It also declares a mobile home park to be a permitted land use on
any land planned and zoned for residential use, and prohibits requiring the average
density in a new mobile home park to be less than that permitted by the Municipal Code.

A city or county may, however, requ ire use permits for mobile home parks.
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Regulations governing manufactured housing are provided in Section 3033 of Oceanside
Zoning Ordinance , which states that i n the City of Oceanside a mobile home may be
located in any A district or in any R district wh ~ ere a conventional single -family detached
dwelling is permitted , subject to the same restrictions on density and to the same property
development regulations . Mobile homes must meet  design and location criteria specified

in Section 3033, which generally re quire that mobile homes be compatible in design and
appearance with other residential structures in the vicinity and prohibit mobile homes from

being constructed on substandard lots. These development standards are consistent with

state regulations and do not present an unreasonable constraint to this type of
development.

Mobile home parks are regulated under the Mobile Home Park (MHP) district which
requires a Mobile Home Park Development Plan. There are currently 17 mobile home parks
in the City of Oceans ide with a total of 2,578 spaces. The City also has a Senior Mobile

Home Park (SMHP) district. Eight of the Cityds

are designated as senior parks.

The City recognizes mobile home parks for their contribution to affordable housing. The
Cityds Manufactured Home Fair Practices Act
unreasonabl e rent increases while preservi
returnd on their i nvest men tedbyfthdManubactuded Hane Eag
Practices Commission under the supervision of the Neighborhood Services Department.

The City also has a Mobile Home Park Conversion Ordinance (Article 34) which requires
notification of a pending conversion and a relocation plan for displaced tenants.

i- Condominium Conversions

The conversion of apartments to condominiums is regulated by Article 32 of Oceanside
Zoning Ordinance . The ordinance recognizes that conversions may significantly affect the
balance between rental and ow nership housing within the City, and thereby reduce the
variety of individual choices of tenure, type, price, and location of housing; increase
overall rents; decrease the supply of rental housing for all income groups; and displace
individuals and familie s. The ordinance is applicable to all conversions of existing residential
real property to condominium stock cooperative projects except where a tentative parcel

map has been approved by the City Council prior to the effective date of the ordinance.

All co ndominium conversions require a use permit and tentative map.

pr o
ng f
i s a

No condominiums have been converted in the previous housing element period. The Cityds

conversion requirements are consistent with state law and are designed to protect
affordable rental housin g opportunities in balance with the potential need and demand
for lower -cost home ownership opportunities.

k. Inclusionary Housing Ordinance

The City of Oceansideds inclusionary housi
Oceanside City Code, requires th  at housing developers of three or more units reserve 10%
of the total units in the development for -sale to low - and moderate -income households or
for rent to low -income households. The goal of the program is to increase the amount of
affordable housing opp ortunities in the City. As an alternative to reserving units, the
developer may pay an in  -lieu fee, subject to Council resolution, in an amount sufficient to

ng p
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subsidize the price of a median sales price home in Oceanside to the extent that it brings

the sales price of such a home into the affordable range for a moderate income
household. The in -lieu fees collected must be used by the City exclusively to provide
housing opportunities for low or moderate households anywhere within the City. The
inclusionary housi ng program i s administered by t he
Department. On January 22, 2020, the City Council directed staff to prepare amendments

to Chapter 14C to facilitate and encourage more developers to construct on or off -site
reserved units . Phase 1 was adopted on September 9, 2020 and revised 14C to apply
inclusionary housing requirements to new rental housing projects and allow deferral of the

in-lieu fee on the same terms as deferral of impact fees. Phase 2 will consist of a
comprehensive review and further analysis of the Inclusionary Housing Ordinance. The City

is retaining the services of a consultant to complete a new nexus study and potentially
revising the methodology used to calculate the in -lieu fees.

I Smart Growth Planning Initia tives and SB 375

The City of Oceanside, being a major hub for rail and bus transit in northwest San Diego
County, has eight smart growth opportunity areas (see Figure 6):

1 (OC-1) Downtown Oceanside (includes the Oce anside Transit Center served by
Amtrak, Coaster, Metrolink, Sprinter, NCTD bus line, and Greyhound);

(OC -2) South Coast Highway Sprinter Station;
(OC -3) Crouch Street Sprinter Station;

(OC -4) El Camino Real Sprinter Station;

(OC -5) Rancho Del Oro Sprin ter station;

(OC -6) College Boulevard Sprinter Station;
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(OC -7) Melrose Sprinter station; and
1 (OC-8) San Luis Rey Transit Center.

SB 375 requires that the regional land use plan and Regional Housing Needs Assessment
(RHNA) be coordinated with the update of Regional Transportation Plan (RTP). The SCS lays
out how the region will meet greenhouse gas reduction targets set by the California Air
Resources Board (CARB). The SCS incorporates the RCP and the smart growth opportunity
area as the land use componen  t upon which the RHNA is based.

According to the SANDAG 2050 Regional Growth Forecast over 80% of new residential unit

growth in the region will be multi  -family housing. At the same time the SCS requires that

much of this growth be directed to existing ur ban areas that have the potential for transit

oriented development. Many of the parcels in these areas (underutilized sites) are

inherently constrained by a variety of factors including: existing viable uses, small lot

patterns, outdated parking policy, in adequate planning tools and zoning, aging
infrastructur e, and-i mar petoj ecsks et okigriosnal
place a much greater emphasis on realizing the potential of the underutilized sites in

fulfillment of RHNA. The challeng e for City of Oceanside and other jurisdictions in the region

will be to take steps to ounlockd6 the residenti
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and enhance their market readiness during the 2021-2029 Housing Hement cycle. The
Cityodos Smaitaltle @omridor slan seeks to facilitate residential and mixed use
development through increased density allowance, streamlined entitlement review,
CEQA clearance, tactical infrastructure improvements
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Figure 6: SANDAG Smart Gro wth Concept Map & North County Subregion
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