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INTRODUCTION

The Housing Element provides an indication of the need for housing in the community, particularly the availability, affordability, and adequacy of housing. The Housing Element serves as a strategy to address
housing needs across the economic and social spectrum of the community, including
the needs of extremely low income households.

components for a Housing Element. The
Housing Element consists of the following
four sections: (1) Introduction; (2) Housing
Context; (3) Issues, Goals and Policies; and
(4) the Housing Implementation Plan. The
Technical Appendix provides a detailed assessment of the City’s existing and projected housing needs, as well as constraints
and opportunities for addressing those
needs.

PURPOSE OF THE HOUSING ELEMENT

The “Housing Context” summarizes the
City’s housing needs based on the detailed
review of population and housing stock
characteristics contained in the Technical
Appendix of this Housing Element. Refer
to this Technical Appendix for specific information on the community’s housing
needs, constraints to housing development,
and resources available for the delivery of
housing services and affordable housing. A
key component of the detailed analysis contained in the Technical Appendix is the
City’s ability to provide adequate sites to
meet the “fair share” of housing need assigned to the City by the Association of
Monterey
Bay
Area
Governments
(AMBAG).

The Housing Element is designed to achieve
the following objectives set forth in State
law:
1) Identify adequate sites for a range of
housing opportunities;
2) Assist in the development of adequate and affordable housing;
3) Address constraints to meeting the
City’s housing needs;
4) Conserve and improve the condition
of housing; and
5) Promote housing opportunities for
all persons.
The City’s 2009-2014 Housing Element contains appropriate policies and programs to
achieve these goals.

SCOPE AND CONTENT
ELEMENT

OF THE

Having documented the extent of housing
needs related to population growth and
change within this Element and the associated Technical Appendix, the Housing Implementation Plan sets forth goals and policies to address identified housing needs and
remove/mitigate constraints to the development of affordable housing. Specific
housing programs designed to implement
the City’s goals and policies are identified

HOUSING

The Seaside Housing Element is a mandated chapter of the General Plan and has
been designed to satisfy the requirements of
State law. Section 65583 of the California
Government Code establishes the required
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disabilities, homeless advocates, the Chamber of Commerce, and other interested parties. Copies were also made available at
City Hall and the public library for public
review.

in the section entitled “Housing Implementation Plan.”

PUBLIC PARTICIPATION
Section 65583(c)(5) of the Government Code
states that local governments “shall make a
diligent effort to achieve public participation of all 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 of Seaside’s
housing goals and policies as described below. Details of the public outreach process
and outcome are described in the Technical
Appendix to this Housing Element.

Public input received during this process
was incorporated into the Housing Element
and was instrumental in formulating the
goals, policies, and programs for the 20092014 planning period. The public outreach
process and comments received are summarized in the Technical Appendix to this
Housing Element. In general, service providers expressed a lack of affordable housing in the City, especially for persons with
physical and mental disabilities. Housing
options for seniors are also limited in the
City. While the current market conditions
open up affordable homeownership opportunities for some moderate income households, many first-time buyers must compete
with investors for the available homes.
Also, the lack of water is viewed as a significant environmental constraint to housing development. However, it is a regional
environmental constraint that cannot be
mitigated by the local jurisdiction. The
Technical Appendix includes a thorough
discussion on Seaside’s water constraints
and this Housing Element includes a program to prioritize water allocation for affordable housing development.

As part of the Housing Element update, the
City’s public participation component involved the following facets:
1) Interviews with housing professionals and community stakeholders;
2) Website publications and notices;
3) Study sessions with the Planning
Commission and City Council;
4) Community workshops; and
5) Public hearings before the Planning
Commission and City Council.
On July 16, 2009, the City conducted a joint
Planning Commission/City Council study
session to discuss the Housing Element update and potential changes to housing programs. City residents also had opportunities to comment on the Seaside Draft Housing Element at a Planning Commission
study session held on October 14, 2009. The
City also forwarded the Draft Housing
Element to interested parties. These groups
represent the interest of seniors, low and
moderate income persons, persons with

Seaside General Plan

The City recognizes constraints it faces and
limited resources available in providing affordable housing to City residents. As part
of this Housing Element, the City identified
two opportunity sites for affordable housing. Conceptual site plans were developed
to illustrate the types of housing feasible
and desirable. Specifically, one of the conceptual site plans demonstrates a senior
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This Housing Element builds upon other
General Plan elements and is entirely consistent with the policies and proposals set
forth by the General Plan. When an element in the General Plan is amended, the
Housing Element will be reviewed and
modified if necessary to ensure continued
consistency among the various elements.
Specifically, new State law requires that the
Safety and Conservation Elements include
an analysis and policies regarding flood
hazard and management information upon
revisions to the Housing Element. A separate new State law requires annual review
of the land use element for areas subject to
flooding as identified by the Federal Emergency Management Agency (FEMA) or the
State Department of Water Resources
(DWR).

housing option, responding to the community’s comments regarding the lack of affordable housing for seniors. These conceptual site plans will be used to promote these
sites to interested developers. In light of the
housing market, the City has also taken efforts to revamp several existing housing
programs in order to expand participation
and improve the cost-effectiveness of these
programs. Pursuant to State law, affordable
housing projects will also receive priority
for water allocation.
Public hearings were conducted in October
2009 before the Planning Commission and
City Council for the adoption of the Housing Element. The City made a diligent effort to encourage participation from all economic segments of the community at these
hearings.

Any amendment to these General Plan elements as a result of these State laws will
trigger a review of the Housing Element for
internal consistency. For example, sites
identified in the Housing Element as suitable for housing development may be subsequently identified as unsuitable for development due to environmental or safety
constraints. In such an event, the Housing
Element will need to be amended to identify other residential sites to ensure adequate capacity to accommodate the City’s
share of the regional housing need over the
2009-2014 planning period.

RELATIONSHIP TO OTHER GENERAL
PLAN ELEMENTS
According to State planning law, the Housing Element must be consistent with the
other General Plan elements. While each of
the elements is independent, the elements
are also interrelated to a degree. Certain
goals and policies of each element may also
address issues that are primary subjects of
other elements. This integration of issues
throughout the General Plan creates a
strong basis for the implementation of plans
and programs and achievement of community goals. The Housing Element is most
closely tied to the Land Use Element as
residential development capacities established in the Land Use Element are incorporated into the Housing Element.
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base. Seaside and Marina, as the adjoining
cities, developed during that time to meet
this housing demand. As a result, Seaside
produced a significant amount of lowincome housing for the military personnel.
This housing demand was eased somewhat
when the Army built more housing on base
in the late 1980s. However, the workers in
the hospitality and other service industries
replaced the military personnel in Seaside
where the majority of the affordable housing on the Monterey Peninsula could be
found. Even with the base closure at Fort
Ord, Seaside continues to provide the bulk
of affordable housing on the Monterey Peninsula.

Ensuring the availability and maintenance
of adequate housing for all social and economic segments of Seaside’s existing and
future population is a primary goal of the
Housing Element. This section of the Housing Element provides a summary of the
community housing needs to provide a context for the goals, policies, and programs
contained within this Element.

COMMUNITY PROFILE
Incorporated in 1954, Seaside is one of
seven cities on the Monterey Peninsula.
Nearby cities include Marina, Del Rey Oaks,
Monterey, and Carmel-by-the-Sea. Overlooking Monterey Bay, the City was developed as a primarily single-family community in the 1950s and 1960s. Seaside’s proximity to the former Fort Ord, climate, and
range of housing options has made the
community a very desirable place to live.
Many people who were attracted to the area
for employment and other opportunities
related to the military base chose to remain
in the City even after the closure of Fort
Ord. Additional growth and rising housing
prices throughout the Peninsula, as well as
the opening and expansion of the California
State University at Monterey Bay, have
placed additional demands on the City’s
housing stock.

The closure of Fort Ord and the continuing
growth of CSU Monterey Bay as well as the
decrease in available land have brought
new opportunities and challenges for Seaside. Recent acquisition of land in the former Fort Ord area has given the City new
opportunities for residential and nonresidential development. The following
summary provides an indication of the
demographic and housing market changes
that have occurred in recent years, and the
housing needs that confront the City.

Summary of Housing Need
The following section summarizes key
housing needs as identified through the
needs assessment process. The Technical
Appendix contains the comprehensive
needs assessment from which this summary
is drawn. The summary of needs is organized into five areas: housing availability;
housing affordability; overcrowding and
overpayment; housing adequacy; and special needs households.

The Fort Ord military base was expanded
between 1968 and 1978 during the height of
the Vietnam War, and, subsequently, the
mobilization of the Seventh Infantry Division. This expansion created a great demand for housing, particularly for the noncommissioned officers and enlisted personnel who were unable to secure housing on
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Housing Availability

holds; however, there are a few mobile
home ownership opportunities within the
community that would be affordable to low
income households. A very limited number
of single-family units and condominiums
would be affordable to median and moderate income households.

Seaside’s housing stock consisted of 11,257
units in 2008 according to the State Department of Finance, an increase of two percent
since the 2000 Census. Multi-family units
had a marginal increase of three units (0.1
percent) while single-family units increased
three percent.
Currently, single-family
units account for 76 percent of the housing
stock, and multi-family units comprise the
majority of the remaining 24 percent of
units. Despite the large percentage of single-family homes in the community, a majority of households (56 percent) rent rather
than own (44 percent) their homes.

Rental Market: The rental housing market
in Seaside includes apartments, townhomes,
condominiums, and single-family homes.
When vacancy rates drop below market optimum levels (usually at five to six percent
for rental housing), as they currently have
in Seaside, property owners tend to reduce
advertisement of vacant units. In July of
2008, a total of 50 units were listed for rent.
Of these, few were one-bedroom units (average rents ranging from $1,073 to $1,400);
19 were two-bedrooms (average rents ranging from $1,515 to $1,545); and 21 were
three-bedroom units (average rents ranging
from $1,697 and $2,071 respectively). The
majority of the units for rent were singlefamily homes.

A certain number of vacant units are
needed to moderate the cost of housing, allow sufficient choice for residents, and provide an incentive for unit upkeep and repair. In 2000, Seaside’s owner vacancy rate
was 2.9 percent. The rental vacancy rate
was even lower at 1.5 percent. These low
vacancy rates are often indicators of pentup demand for housing, leading to higher
homeownership and rental prices.

Based on the limited information available
on rental prices, very low income households would be able to afford only a limited
number of studio or one-bedroom apartments without a subsidy. Because of the
lack of affordable and adequately sized
apartments, very low income households
are likely to overpay for even rental housing and/or are likely to live in overcrowded
conditions. A single person low income
household could afford an adequately sized
apartment given that one-bedroom units
were advertised around the $800 range;
however a small, medium, or large family
could not afford an adequately sized rental
unit. Moderate income households are able
to afford most one- and two-bedroom units;

Housing Affordability
Homeownership Market: Seaside has felt
the effects of the housing market downturn
with decreasing home prices and less housing turnover. The median price of homes
sold in June 2007 was $647,500. Between
June 2007 and June 2008, DataQuick recorded the sale of 23 homes in Seaside. The
median price of homes fell 48 percent during this period to $335,000.
Even with the newly reduced median
prices, homeownership is generally not feasible for very low or low income house-
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As in other communities in California,
housing overpayment is not uncommon in
Seaside.
Housing overpayment (also
known as housing cost burden) is generally
defined as paying more than 30 percent of
income toward housing expenses. However, to the extent that overpayment is disproportionately concentrated among the
most vulnerable members of Seaside, maintaining a reasonable level of housing cost
burden is an important contributor to quality of life.

however, three-bedroom units may be out
of their price range.
Although Seaside’s housing stock includes a
large supply of adequately sized units overall, the price of these units is unknown.
According to the 2000 Census, 36 multifamily units (structures with two or more
units) were vacant; representing a 1.6 percent vacancy rate among these units. Multifamily units were largely occupied by renters (96 percent of multi-family units were
occupied by renters) and often provide the
only means of affordable housing for moderate and lower income households. The
low vacancy rate among these rental units
indicates that households who would otherwise seek multi-family units are occupying more expensive single-family rental
units. To avoid overpayment, these households may take on additional roommates
which could account for many of the City’s
1,887 households living in overcrowded
conditions, representing 17.1 percent of the
City’s entire housing stock in 2000.

Between 1990 and 2000, the proportion of
rental households that overpaid for housing
declined from nearly 36 percent to 34 percent, while the proportion of households
that owned homes and overpaid increased
from 30 to 36 percent during the same time
period.
To summarize, 1,393 renters and 494 owners lived in overcrowded conditions in 2000,
while 1,873 renters and 1,556 owners overpaid for housing. Overcrowding in Seaside
is not necessary a result of too few large
units, but likely a function of low income
households – taking on roommates. Overpayment could also be a result of too few
multi-family rental units where smaller
households chose to pay more for a singlefamily house than taking on roommates and
lowering their housing costs.

Overcrowding and Overpayment
Overcrowding is considered a housing
problem in Seaside.
An overcrowded
household is defined as one with more than
one person per room, excluding bathrooms,
kitchens, hallways, and porches. A severely
overcrowded household is defined as one
with more than 1.5 persons per habitable
room. In Seaside, according to the 2000
Census, 19.2 percent (1,887) of all households were living in overcrowded conditions, with the majority of these residents
characterized as living in severely overcrowded conditions. Between 1990 and
2000, overcrowding increased for both renters and owners.

Seaside General Plan

Housing Adequacy
Maintaining the quality of housing in the
community is an important goal for Seaside.
Typically, housing over 30 years of age is
likely to have rehabilitation needs that may
include new plumbing, roof repairs, foundation and other repairs. Over 70 percent of
Seaside’s housing stock is more than 30
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years old and may require substantial rehabilitation or repairs.

The City of Seaside was home to 2,684 seniors, or 1,719 households headed by seniors,
as of the 2000 Census. Of senior-headed
households, 1,399 owned their homes, and
329 rented.

A windshield survey of housing conditions
throughout the entire City was conducted
on April 26, 2002 as part of the 2003 Housing Element update. The focus of the survey was on overall housing conditions,
property maintenance issues, and code violations. Of the more than 11,000 units in the
community at the time of the survey, approximately 1.5 percent of the housing units
were identified as having some form of
housing rehabilitation or property maintenance need. 1 A majority of the housing
units identified as having code violations
were labeled to be in “good condition.”
Approximately 12 properties were identified as needing substantial repairs, with
only four of these sites possibly requiring
demolition/ reconstruction of one of the
structures (e.g., garage, second unit) on-site.
A significant number (93) of the housing
units with rehabilitation or maintenance
needs in 2002 required new exterior paint.

The 80-unit Villa Del Monte apartment
complex provides affordable senior rental
units. Additionally, according to the State
Department of Social Services, four licensed
care facilities are located in Seaside, with
only one residential facility for the elderly at
a capacity of 40 beds (Anjelica’s Villa). A
30-person capacity adult day care center
provides care for persons with Alzheimers.
The Salvation Army also runs a 45-person
capacity day services center, which is not
licensed by the State.
Disabled: Disabled persons have special
needs in that many earn very low incomes,
have higher health care costs, and are often
dependent on supportive services.
To
maintain independent living, disabled persons may need housing assistance or supportive services. According to the 2000
Census, the City had an estimated 5,190
persons living with a range of disabilities.

Special Needs
Certain segments of the population may
have more difficulty in finding decent, affordable housing due to their special circumstances or needs.

The City has several transitional, group
care, and emergency shelter facilities that
are located and operate within Seaside, and
has also worked with private developers
and the Salvation Army to provide accessible units.

Seniors: Despite high levels of homeownership, senior citizens are considered a special needs group, because limited income,
health care costs, and disabilities may make
suitable housing more difficult to afford.

1

Large Households: The State and federal
Governments define large households as
those with five or more members. Large
households are considered a special needs
group in most communities because of the
lack of affordable housing that can adequately accommodate large households. In

This does not include the units within military
control on the former Fort Ord that are the responsibility of the military and will be demolished and replaced by the Federal Government.
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Homeless: An accurate assessment of the
homeless population is difficult because of
the transient nature of the population, and
because many individuals are not visibly
homeless but move around in temporary
living conditions. According to the Monterey County Homeless Census and Needs
Assessment Survey (2007), 893 men,
women, and children were homeless within
the County on any given night, of which
113 were counted as living in Seaside
and/or Sand City.

2000, 1,990 households in the community
were considered large households. Of these
large households, 717 were homeowners
and 1,281 were renters.
As of 2000, the total number of units with
five or more rooms (minimum requirement
for large households to avoid overcrowded
living conditions) was 5,462, nearly triple
the amount of large households living in
Seaside. Among these units, 2,386 (43.7
percent) were occupied by renters and 3,076
by homeowners. The number of larger
sized units occupied by renters was more
than three times the number of large renterhouseholds in Seaside. Similarly, the number of larger sized units occupied by homeowners was more than twice the number of
large owner-households. Additionally, over
70 percent of households seeking Section 8
rental assistance are either housed in or are
waiting for units with two or fewer bedrooms. These data indicate that the overcrowding problems in Seaside are likely a
result of doubling up for cost reasons,
rather than an inadequate supply of larger
housing units.

Several homeless assistance providers located in Seaside provide a range of community services, emergency shelter, transitional housing and supportive housing services. The City also works with the County
and non-profit service providers to support
the continuation of these services within the
community through funding and letters of
support for grant applications.
Farm Workers: Within Seaside, the 1990
Census reported that 437 residents of Seaside were employed in farming, fishing and
forestry occupations. Based on the proximity of Seaside to commercial fishing companies operating on the Monterey Bay and
the commercial fishing nets noted drying in
Seaside residential areas, a safe assumption
is that many of the population counted in
this group are fishermen. By 2000, the
number of residents employed in those occupations declined 24 percent to only 332.

Female-headed Families: Female-headed
families often require special consideration
or assistance as a result of their lower income, high costs of childcare, need for supportive services and affordable housing. As
a result, many female-headed families are
faced with limited housing choices. Over
the past decade, the number of single females with dependent children under age
18 decreased from 886 families in 1990 to
716 families in 2000. Similarly, the number
of female-headed households with children
living below the poverty level declined
from 325 to 230 during this period.

Seaside General Plan

Due to the limited number of farmworkers
in Seaside and the likelihood that most of
the agricultural population is employed in
the fishing industry, affordable housing
programs in the City generally address the
needs of farm laborers in Seaside.
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Military: Often, lower income and an uncertain length of residency affect the housing needs of military personnel. The City of
Seaside was home to the U.S. Army base,
Fort Ord which was inactivated in 1993. In
1990, there were 8,655 people employed in
the Armed Forces who resided in the City.
With the base closure, this figure dropped
to 1,446 military personnel; roughly six percent of the population over 16 years of age.
A majority of these personnel worked at the
Defense Language Institute, the Naval Post
Graduate School, or the Coast Guard Station. The Army contracted with a private
development team to replace and/or renovate all housing units reserved for the military personnel on the Base within seven
years. The overall plan is to demolish 1,588
military housing units within the Seaside
City limits and replace them with 1,384 new
homes. This slight reduction in net military
housing is planned to correlate with the future expected housing needs of the military
on the Monterey Peninsula, and to address
the existing surplus of military housing
units. The active and retired military personnel will also continue to be served by the
Stillwell Community Center, commissary,
Post Exchange, and a small medical clinic. 2
No additional City programs are required
to address the needs of the remaining military population.

4,035 in 2007. A majority (55 percent) of
these students live in campus apartments or
residence halls. According to the University, approximately 1,803 students lived off
campus in 2007. This indicates that some of
the students may reside in other nearby
communities such as Marina and Monterey.
CSUMB’s plans for expansion anticipate a
student population of approximately 8,900
students by 2008, with approximately half
of these students commuting and half residing on campus or in adjacent communities.
However, the 2007-2008 enrollment was less
than half of the expected enrollment. The
campus presently has the capacity to accommodate 5,591 beds (3,332 are for students) in a variety of single-family, multifamily, and dormitory-type units just with
existing buildings, and additional residential units are planned that will help meet the
remaining needs. 3 The campus currently
offers coed dorms, apartments for single
and married students and suites as well as
special needs housing for disabled students
and international students.
The 2007
CSUMB Master Plan includes plans for additional student housing as well as faculty
and staff housing. No additional City programs are required to address the needs of
the student population.

Summary of Potential Constraints

Students: The college student population in
the area is another significant factor affecting housing demand. Portions of California
State University, Monterey Bay (CSUMB)
are located within North Seaside. According to the CSUMB website, the student
population has grown from 3,020 in 2001 to
2

Various nongovernmental factors, governmental regulations, and environmental issues pose constraints to the provision of
adequate and affordable housing. These
constraints may result in housing that is not
affordable to low and moderate income

http://www.crswann.com/ftord/ftord.htm,.
“Fort Ord Remembered”.
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tions, permit processing procedures, and
other issues.

households, or may render residential construction economically infeasible for developers. For a detailed discussion of these
constraints, see Section 3 of the Housing
Element Technical Appendix.

By recent revisions to the development review process that includes streamlined project processing and revisions to the development standards contained within the
Zoning Ordinance, the City has effectively
reduced most governmental constraints to
the development of affordable housing.

Non-Governmental Constraints
The primary non-governmental factors influencing housing production in Seaside
include market constraints such as land
cost, access to financing, and construction
costs. Although these costs impact project
feasibility, these problems are generally
equal across jurisdictions and thus are not a
unique constraint to housing production in
Seaside.

Recent changes to state law have mandated
that local jurisdictions address the provision
of housing for extremely low income
households, homeless, persons with disabilities, and other special needs groups. To
comply with state law, the Zoning Ordinance will be amended within one year of
the adoption of the Housing Element to address these new requirements.

Although non-governmental factors are
primarily market-driven and outside the
control of a single jurisdiction, localities can
help offset any negative impact through responsive programs and policies. As described later, the City supports the production of affordable housing by granting density bonuses and other development incentives that increase the cash flow of a project
to help finance the provision of affordable
units. The Redevelopment Agency of the
City of Seaside (RACS) writes down land
costs, and provides loans and financial assistance for qualified projects to facilitate
affordable projects for special needs groups.

Environmental Constraints
Overcoming environmental and infrastructure constraints can add significantly to the
cost of developing housing. In Seaside, the
primary environmental constraints are lack
of an adequate water supply, environmental
hazards located on the former Ft. Ord, and
significant biological resources located in
the eastern portion of the community,
which are protected by the FORA Habitat
Management Plan (HMP).
Water Supply: Northern Monterey County
has long faced water supply challenges.
Challenges facing the Monterey Peninsula
include the lack of permanent diversion
rights from the Carmel River and pumping
reduction requirements of the Seaside Basin
Adjudication. Together, these two situations
have impacted the availability of domestic
water supplies for the Monterey Peninsula.

Governmental Constraints
Local policies and regulations can impact
the price of housing and, in particular, affordable housing. Local policies and regulations may include land use controls, residential development standards, site improvement requirements, fees and exac-
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vide adequate water credits to develop an additional bath.

The City of Seaside receives its primary potable water supply from the Seaside Basin,
the Carmel River, and Salinas Valley
Groundwater Basin. Historic use of the region’s groundwater resources has exceeded
safe yield and resulted in lowering of water
levels and in saltwater intrusion. Constrained water supply will continue to be a
significant factor in the growth locally and
regionally.

Within Seaside proper, the residential allocation is exhausted, and a waiting list is established for future available allocation.
However, the City has reserved water allocation for economic development in mixed
use projects within the West Broadway Urban Village, where future residential
growth is expected. Water allocation is also
available in Fort Ord, although limited.

The Monterey Peninsula Water Management District (MPWMD) has authority over
the creation or expansion of all water districts and allocates supplies to cities within
its jurisdiction. The MPWMD has established a fixed number of water credits for
existing lots based on the identified existing
use. In order to develop residential property, property owners must follow procedure set by MPWMD and administered by
the City. Residential water credits are
based on the number of plumbing fixtures.

The State Water Control Resources Board
placed a Cease and Desist Order (CDO)
against California American for over pumping the Carmel River. To meet the CDO
requirements, Cal Am has filed a request to
issue a moratorium with the Public Utilities
Commission (PUC). If granted, there would
be no new connections, which means no
new development. The PUC should rule in
the next six months.
However, the lack of capacity for sewer or
water service in the Monterey Bay area is
due to state laws and regulatory actions, as
well as supply and distribution decisions
made by the water service providers, precluding the City of Seaside and most communities within the Monterey Bay area
from providing the necessary service for
additional development during the planning period. Based on discussions with
HCD staff, the lack of water allocation in
the Monterey Bay area is a regional issue
beyond the control of the City of Seaside. It
is an environmental constraint that cannot
be mitigated at the local level. Therefore,
for purpose of the Housing Element, the
City’s obligation is to ensure that the water
service providers comply with SB 1087, and
regional efforts are in place to pursue addi-

A subordinate dwelling unit on an existing
lot can be accommodated as below:


If a home only has one existing bath
and the owner wants to develop a
second residential unit, that would
be allowed under Water District Ordinance 98 which permits up to two
bathrooms by right.



If a home has two existing bathrooms and additional fixtures (such
as laundry sink, etc.) and the owner
wants to develop a second residential unit, then he/she would have to
retrofit to higher efficiency models
or remove existing fixtures to pro-
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Sensitive Habitat: The 1997 Fort Ord Base
Reuse Plan set aside approximately 20,000
of the 28,000 acres of the former Fort Ord
for habitat (16,000 acres) and open space
recreational uses. A large portion of this
“habitat reserve” is located in the eastern
portion of Seaside and is protected from
development by the Habitat Management
Plan. However, the Habitat Management
Plan identifies the land immediately adjacent to the City’s former eastern boundary
as “development” areas. As shown on the
current Land Use Policy Map, Seaside has
planned the entire area between the old
eastern City boundary and the “habitat reserve area” for single-family residential development, which would allow for the development of up to 2,200 housing units in
this area. This land use and projection of
units is based on 2007 market study of the
former Fort Ord Lands in Seaside. No
housing is currently planned in the “habitat
reserve” area.

tional water allocation. However, the lack
of water allocation is not a factor that would
jeopardize certification of the City’s Housing Element.
Senate Bill 1087 (enacted 2006) requires that
water providers develop written policies
that grant priority to proposed development that includes housing affordable to
lower income households. The legislation
also prohibits water providers from denying or conditioning the approval of development that includes housing affordable to
lower income households, unless specific
written findings are made. The City shall
provide a copy of the adopted 2009-2014
Housing Element to the water districts
within 30 days of adoption. The City shall
also continue to coordinate with the water
districts to ensure affordable housing developments receive priority water service
provision.
Hazardous Materials: Large portions of the
former Fort Ord contain hazardous and
toxic waste sites, as well as unexploded
ordnance. These areas of Seaside are identified as a Superfund National Priority Hazardous Waste Site. However, the East Seaside portion of Fort Ord is excluded from
these areas. A 2007 market study projected
2,200 units for East Seaside and it is currently being cleaned to residential standards. As described in the Safety Element,
the City, as a member of the Fort Ord Reuse
Authority (FORA), cooperates with the federal government to obtain Superfund monies and implement Superfund clean-up activities. Clean-up of East Seaside is being
managed by the FORA with federal government certification. The Seaside phases
will be complete with certification from
EPA and DOTCS by 2015 at the latest.

Seaside General Plan

Residential Sites Analysis
State law requires communities to demonstrate that they encourage and facilitate
housing production commensurate with
their fair share of the region’s future growth
from 2007-2014. 4 An important component
of the Housing Element is the identification
of suitable sites to accommodate the City’s
Regional Housing Needs Allocation
(RHNA).

4
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While the Housing Element planning period is
for July 1, 2009 through June 30, 2014, the Regional Housing Needs Allocation (RHNA) has a
longer timeframe – January 1, 2007 through June
30, 2014.
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Regional Housing Needs Allocation

three opportunity sites that can facilitate the
development of housing at a range of densities and housing types. (See Technical Appendix Section 4, Housing Resources, for a
detailed analysis).

State law requires jurisdictions to provide
for their fair share of regional housing
needs. As part of the Regional Housing
Needs Plan, the Association of Monterey
Bay Area Governments (AMBAG) determines the housing growth needs by income
category for municipalities in its jurisdiction. AMBAG has identified the need for
598 housing units from January 1, 2007 to
June 30, 2014 for the City of Seaside, broken
down into the following income categories:





HOUSING POLICIES
This section of the Housing Element contains goals and policies the City intends to
implement to address the following housing-related issues:
1) Improving the condition of the existing housing stock and neighborhoods;

Very Low: 50 percent or less of the
Area Median Income – 134 units
Low: 51 to 80 percent of the Area
Median Income – 101 units
Moderate: 81 to 120 percent of the
Area Median Income – 113 units
Above Moderate: Over 120 percent
of the Area Median Income – 250
units

2) Providing and maintaining a variety
of housing types and opportunities;
and
3) Providing housing assistance and
furthering fair housing choices for
all segments of the population.

Availability of Sites for Housing

Maintenance and Preservation
Housing and Neighborhoods

Residential growth in Seaside could occur
on a variety of residential and mixed use
acreage throughout the community. The
City conducted an extensive review of vacant and underutilized properties in the
City and identified adequate area to accommodate the City’s RHNA of 598 units.

Housing condition and neighborhood identity are important contributors to the quality of life for our community. Seaside is
confronted with issues of deteriorating
housing, public improvements and community facilities. The existing quality of
housing and neighborhoods needs to be
maintained in some areas and improved in
others. Multi-faceted strategies are needed
to address issues relevant to different areas
of Seaside.

Since January 1, 2007, 21 housing units have
been developed or approved. In addition,
vacant and underutilized residential and
mixed use properties in the City can accommodate an additional 1,113 units at
various densities and housing types. This
inventory of sites is adequate to fully accommodate the City’s RHNA for all income
groups. Specifically, the City identified

Seaside General Plan
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Goal H-1:

Maintain and improve existing neighborhoods and
housing.
Policy H-1.1: Promote the repair, improvement, and rehabilitation of housing in order to
enhance the quality of life in
neighborhoods and promote
community identity and
pride.

Policy H-1.7: Through a design review
process, ensure new residential developments and revitalization projects are compatible (i.e., scale, size,
height, design and appearance) with surrounding uses.
Policy H-1.8: Support public education
programs
that
promote
property maintenance.

Policy H-1.2: Improve the quality of ownership and rental housing by
adoption and increased enforcement of housing and
property maintenance standards.

Housing Production, Diversity, and
Opportunities
Factors such as household type, age, income
level and lifestyle influence housing needs,
and housing preferences change over time.
Maintaining a diversified housing stock
with various types and a wide price range
allows all persons, regardless of household
type or income, to find housing suitable to
their needs.

Policy H-1.3: Promote the use of energyefficient appliances and materials for residential rehabilitation projects.
Policy H-1.4: Through public-private partnerships and collaborative
efforts, rehabilitate substandard housing where feasible.

Goal H-2:

Policy H-1.5: Support the creation of
neighborhood
associations
that instill a sense of community, enhance neighborhood identities, and encourage
grassroots
efforts
throughout Seaside.

Policy H-2.1: Maintain a variety of housing types, sizes, and prices
throughout the City to increase housing choice and
ensure that households of all
types and income levels have
the opportunity to find suitable ownership or rental
housing.

Policy H-1.6: Ensure that units produced
for extremely low, very low,
low and moderate income
households are maintained
as affordable units through
deed restrictions and other
reasonable mechanisms.

Seaside General Plan

Maintain a range of housing
opportunities to address the
existing and projected needs
of the community.

Policy H-2.2: Identify adequate sites with
appropriate zoning and development standards to facilitate and encourage hous-
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Policy H-2.9: Encourage the use of universal design principles to facilitate the development of
housing to accommodate
residents of all abilities.

ing production commensurate with the projected housing needs of the City.
Policy H-2.3: Encourage the construction
of high-density, well designed housing and residential-commercial mixed use
projects.

Policy H-2.10: Encourage lot consolidation
of small parcels for development or redevelopment to
promote quality site planning and efficient use of
land.

Policy H-2.4: Maintain a geographic dispersal of units affordable to
extremely low, very low,
low, and moderate income
households throughout the
City.

Policy H-2.11: Encourage the use of master
plan or specific plan as tools
to facilitate development on
Fort Ord.

Policy H-2.5: Mitigate potential governmental constraints to the
production,
maintenance,
and development of housing.

Housing Assistance
Certain segments of the population may
have more difficulty in finding adequate,
affordable housing due to special circumstances. These “special needs” groups include lower income households (including
those with extremely low incomes), the elderly, disabled persons, large families, singleparent households, military households,
and the homeless. To ensure the housing
needs of these groups are met, the City
should continue to further fair housing
choices by expanding housing opportunities
and removing impediments to fair housing.

Policy H-2.6: Support the concept of “aging in place” by maintaining
a range of housing types that
allows people to remain in
the community as their housing needs change.
Policy H-2.7: Ensure that new residential
developments are adequately
served by infrastructure, including water and sewer,
park and recreation areas, libraries, transportation, public safety and other necessary
community services.

Goal H-3:

Policy H-2.8: Promote the use of green
building techniques and materials for new residential
development.

Seaside General Plan
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Use public-private partnerships and collaborative efforts to ensure that all segments of the community
have access to safe and decent housing that meets
their special needs.
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Policy H-3.1: Participate in programs assisting in the production and
conservation of adequate,
safe, and attractive housing
affordable to lower and
moderate income households
and other special needs
groups.

and other financial assistance.
Policy H-3.6: Support collaborative partnerships of nonprofit organizations, affordable housing
developers, major employers
and for-profit developers in
the production of a variety of
affordable housing opportunities in Seaside.

Policy H-3.2: Provide incentives for development of senior housing,
assisted living facilities, and
housing for persons with
disabilities on sites within
proximity to supportive services, community facilities,
and public transportation.

HOUSING PROGRAMS
Seaside offers a variety of housing opportunities to meet the needs of the community.
The programs contained in this Housing
Plan address the issues identified in Technical Appendix of the Housing Element and
provide a strategy to achieve the City’s
housing goals and statutory requirements.

Policy H-3.3: Encourage the provision of
housing and services for
homeless individuals and
families through the use of
state and federal programs
and through public-private
partnerships and local collaborative efforts.

Maintenance and Preservation
Housing and Neighborhoods

Improving Seaside's older housing and
neighborhoods is vital to conserving the
overall quality of life in the community.
Several neighborhoods in the community
have concentrated rehabilitation and/or
code enforcement needs that have to be addressed.

Policy H-3.4: Work to ensure that individuals and families seeking
housing in Seaside are not
discriminated against on the
basis of age, sex, family
structure, marital status, disability, race, ancestry, national origin, religion, sexual
orientation, source of income, or other arbitrary factors.

1. Code Enforcement/Housing Assistance
/Neighborhood Improvement Coordination (New Program): The City has
developed a comprehensive code enforcement team of representatives from
Planning, Public Works, Building, Redevelopment, Police, Fire and the
County Health Departments to ensure
safe and appealing living environments
for all Seaside residents. City Staff re-

Policy H-3.5: Facilitate the development
and provision of affordable
housing through regulatory
incentives, density bonuses,

Seaside General Plan
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sponds to complaints regarding substandard housing, property maintenance, overgrown vegetation, trash and
debris, improper occupancy, and other
nuisance and building code complaints,
including compliance with the National
Standard for Accessible and Usable
Buildings and Facilities. In order to
bring all aspects of housing, inspection,
code enforcement and implementation
efforts working together all as one party
to improve the whole community the
program will tie code enforcement efforts into the housing rehabilitation
program. Inspection, marketing and
administrative enforcement activities
will be coordinated.



Financing: Redevelopment Housing
Set-Aside; CDBG; and General Fund.
Responsible Agencies: Resource Management Services Department, RACS,
Police, Fire, and Monterey County
Health departments, Neighborhood Associations, and NIPC.
2. Homeowner
Rehabilitation
Loans
(Modified): This program currently offers loans for owner-occupied, low and
moderate income households for major
repairs up to $60,000 at zero to threepercent simple APR.

To coordinate housing assistance, code
enforcement and neighborhood policing
efforts in order to improve neighborhood safety, security and appearance,
the City is proposing a coordinated program among various departments. This
program would tie code enforcement efforts to the housing assistance program
by coordinating housing assistance,
administrative code enforcement, fire
prevention, neighborhood policing, redevelopment and related neighborhood
improvement activities. Coordination
would occur under the oversight of the
City Council and the Neighborhood
Improvement Program Commission
(NIPC).

The City is proposing to make the following changes to this existing program:

Actions through June 30, 2014:
 Establish protocol for coordination
among the various departments and
agencies in 2010.
 Focus code enforcement efforts in
the target areas with concentrated
issues of code violations.

Seaside General Plan

Distribute information regarding the
new program at public counters.
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Increase loan amount to $100,000,
subject to loan committee approval.
Limit maximum combined liens-tovalue ratio to 90 percent. Defer certain loans at the loan committee's
discretion.



Expand eligibility to non-occupant
owners (within the Redevelopment
Area) with low and moderate income tenants, subject to loan committee approval. Require affordability restrictions to be recorded on
the property to keep the rehabilitated units affordable.



Encourage energy/water conservation improvements such as insulation, hot water circulation systems,
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low-flow fixtures, water efficient
landscaping, concrete removal, etc.
Actions through June 30, 2014:
 Modify program in 2010.
 Issue six rehabilitation loans per
year.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Mail out brochures to target areas.
 Advertize through local media.
 Enhance application displays at City
Hall.
 Utilize the City's house of the month
and other NIPC programs as outreach vehicles.
Financing:
Set-Aside.

Redevelopment

Include reimbursement for reasonable supplies such as rollers, paintbrushes, and tape, etc.



Provide labor costs for lower and
moderate income seniors/disabled
persons who are unable to perform
the work themselves. Require a
minimum of two bids to ensure
competitive prices.



Coordinate with volunteer agencies
[PAL, Rebuilding Together, etc.] in
order to organize a labor pool to assist elderly and disabled.

Actions through June 30, 2014:
 Modify program in 2010.
 Reimburse ten eligible property
owners a year (including two extremely low income households).
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Mail out brochures to target areas.
 Advertize through local media.
 Enhance application displays at City
Hall.
 Utilize the City's house of the month
and other NIPC programs as outreach vehicles.
 Seek support from local paint and
hardware stores, painting contractors, and other businesses.

Housing

Responsible Agencies: Resource Management Services Department; and
RACS.
3. House
Paint
Program/Operation
Paintbrush (Modified): This program
uses Redevelopment funds to reimburse
lower and moderate income homeowners for the cost of repainting the exterior
of their homes. Property owners with
multi-family housing units under contract with the Housing Authority of
Monterey County Section 8 program are
also eligible.

Financing:
Set-Aside.

To expand assistance to additional
households in need, this program is
proposed for the following modifications:

Seaside General Plan



Redevelopment Housing

Responsible Agencies: Resource Management Services Department; and
RACS.
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4. Emergency Home Repair Grants
(Modified): The current program provides up to $600 to repair minor health
and safety items for lower and moderate income households, including extremely low income households. To expand assistance to households in need,
the City is proposing the following
modifications:


Responsible Agencies: Resource Management Services Department and
RACS.

Increase the grant amount to $5,000
with a five-year period of forgiveness; forgiving 20 percent ($1,000)
every year, with 100 percent forgiven at year five, as long as the
home is owner-occupied.



Extend assistance to mobilehomes.



Include energy/water conservation
improvements as eligible activities,
such as concrete removal, insulation,
circulating hot water pumps, lowflow fixtures, and water efficient
landscaping.



Enhance application displays at City
Hall.
 Utilize the City's house of the month
and other NIPC programs as outreach vehicles.
Financing: Redevelopment Housing
Set-Aside.


5. Energy Conservation (Existing): The
City will promote energy conservation
through the following actions:


Continue to implement state building standards (Title 24 of the California Code of Regulations) regarding energy efficiency in residential
construction.



Review proposed developments for
solar access, site design techniques,
and use of landscaping that can increase energy efficiency and reduce
lifetime energy costs without significantly increasing housing production costs.



Provide access to information on energy conservation and financial incentives (tax credit, utility rebates,
etc.) through public information to
be provided at the City’s public
counter, on the City’s web site, at
public libraries and community centers.

Include garage re-conversions as an
eligible activity based on neighborhood traffic safety and parking requirements.

Actions through June 30, 2014:
 Modify program in 2010.
 Provide ten emergency home repair
grants a year (including two grants
for extremely low income households)
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Mail out brochures to target areas.
 Advertize through local media.

Seaside General Plan

Actions through June 30, 2014:
 Ongoing implementation.
Financing: None required.
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Responsible Agency: Resource Management Services Department.

Housing Production, Diversity, and
Opportunities
A key element in satisfying the housing
needs of all segments of the community is
the provision of adequate sites for housing.
This is an important function of both the
General Plan and Zoning Code.



6. Land Use Element: The Land Use Element provides for a variety of residential types, ranging from lower density
single-family homes to higher density
homes, condominiums, apartments, and
mixed-use developments. The Land
Use Element provides adequate sites to
meet the City’s share of regional housing needs of 598 units for the 2007-2014
planning period.

Financing: General fund; and staff time.
Responsible Agency: Resource Management Services Department.
7. Lot Consolidation: Most of the City’s
vacant and underutilized sites are
smaller and require lot consolidation to
allow development of at least ten units –
typical size of a garden apartment.

Actions through June 30, 2014:
 Continue to designate adequate sites
for the development of 598 housing
units through June 2014.
 Provide residential sites inventory to
interested developers.
 Market opportunity sites to the development community by providing
the conceptual site plans to potential
developers, communicating to the
development community regarding
the City’s desired affordable housing options at those locations, and
potential funding available.
 Pursue development of Fort Ord
through specific or master planning
techniques. As incentives to facilitate housing development on Fort
Ord, the City will consider flexible

Seaside General Plan

development standards through the
specific or master planning process.
In addition, the City will offer Redevelopment Housing Set-Aside funds
to encourage affordable housing development, along with other redevelopment tools such as land writedowns and provision of public improvements.
Monitor the sites inventory on an
annual basis to ensure the City’s
ability in accommodating its Regional Housing Needs Allocation
(RHNA) of 598 units.

Actions through June 30, 2014:
 Encourage lot consolidation by assisting interested developers in identifying sites with consolidation potential.
 Augment the CDBG Incentive Program to provide low-interest loans
in the acquisition of adjacent properties for the purpose of lot consolidation for affordable housing projects.
Financing: CDBG.
Responsible Agency: Resource Management Services Department; and Redevelopment Agency.
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8. Housing for Extremely Low Income
Households: The Zoning Ordinance is
the primary implementation tool for the
Land Use Element and can be used to
encourage the development of housing
for extremely low income households.
The Zoning Ordinance will be updated
in the following ways:


Permit emergency shelters by right
in the Community Commercial (CC)
zone via a non-discretionary administrative procedure. Establish development and performance standards for emergency shelters that
will be equivalent to similar uses in
the same zone.



Transitional housing is defined in
Health and Safety Code Section
50675.2 as rental housing for stays of
at least six months but where the
units are re-circulated to another
program recipient after a set period.
Transitional housing may be designated for a homeless individual or
family transitioning to permanent
housing. Transitional housing that is
group housing for six or fewer persons will be permitted by right as a
regular residential use where residential use is permitted. Transitional
housing that is group housing for
seven or more persons will be conditionally permitted as residential care
facilities in RM and RH zones. Transitional housing not configured
group housing will be permitted as a
residential use and be subject to the
same permitting processes and requirements as other similar housing
in the same zones.

Seaside General Plan



Supportive housing is permanent
housing with an on- or off-site service component. Supportive housing
that is group housing for six or
fewer persons will be permitted by
right as a regular residential use
where residential use is permitted.
Supportive housing that is group
housing for seven or more persons
will be conditionally permitted as
residential care facilities in RM and
RH zones. Supportive housing not
configured as group housing will be
permitted as a residential use and be
subject to the same permitting processes and requirements as other
similar housing in the same zones.



Conditionally permit Single Room
Occupancy (SRO) units in the RH
zone.

Actions through June 30, 2014:
 Amend Zoning Ordinance within
one year of the adoption of the
Housing Element.
Financing: General fund; and staff time.
Responsible Agency: Resource Management Services Department.

Provide and
Housing

Conserve

Affordable

In addition to improving its housing stock,
Seaside must also provide and conserve affordable units in the community, including
the preservation of the assisted housing
stock and rental subsidies.
9. First-Time Homebuyer Downpayment
Assistance: The current Downpayment
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Assistance program provides $50,000,
$60,000, and $75,000 loans to moderate,
low, and very low income households,
respectively, at three percent simple
APR. Home sales price is limited to
$600,000.

Home Purchase Incentive Loan Program on March 20, 2003 to provide low
interest loans to City of Seaside employees to assist them in obtaining housing
in Seaside to help attract and retain
quality City employees.

To better reflect the current market conditions, this City is proposing to modify
to program as follows:

The City of Seaside provides eligible
participants in the Program with a tenyear low interest rate loan of $100,000 or
20 percent of the purchase price of a
home, whichever is lower. Participants
must provide a contribution to the
down payment of at least $15,000. Participants will pay the interest only on
the loan, by payroll deduction for a period of ten years. If the participant satisfies all provisions of the program, as
outlined in the promissory note and
trust deed, the loan will be forgiven after this ten-year period and the secured
interest in the property released.



Provide loans of up to $100,000 to
moderate, low, and very low income
households at three percent simple
APR with the maximum sales price
of the home not to exceed $600,000
and the minimum housing costs-toincome ratio at approximately 30
percent.

Actions through June 30, 2014:
 Modify program in 2010.
 Issue six loans a year.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Advertize through local media.
 Enhance application displays at City
Hall.
 Distribute application packages
through local lenders.
Financing:
Set-Aside.

Redevelopment

Actions through June 30, 2014:
 Continue to offer program and promote program as part of the City’s
recruitment information.
Financing: General Fund.
Responsible Agencies: City Council;
and Finance Department.

Housing

11. Foreclosure Crisis Response: Due to the
current mortgage lending crisis and increased foreclosure activities in Seaside,
the City will establish a Foreclosure Crisis
Response
program
through
Neighborhood Stabilization Program
(NSP) funding received by the County.
Under this program, the City will, in
coordination with Monterey County,
require notice by lenders of units being

Responsible Agencies: Resource Management Services Department; and
RACS.
10. City Personnel Home Purchase Incentive Loan Program: The City of Seaside
City Council adopted the City Personnel

Seaside General Plan
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Actions through June 30, 2014:
 Offer incentives through the House
Paint (Operation Paintbrush) Program to property owners who accept Section 8 vouchers.
 Maintain assistance to 200 households (at least 70 percent must be extremely low income households
pursuant to HUD regulations).
 Support HAMC’s efforts to pursue
additional funds by writing letters of
support to be included in HAMC’s
annual application packages to
HUD.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Advertize through local media.

foreclosed on. Residents will be provided with foreclosure counseling and
acquisition of foreclosed units will be a
last resort. Units that are acquired
through foreclosure will be provided
through the downpayment assistance
program.
Actions through June 30, 2014:
 Establish program in 2010.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Mail out brochures to target areas.
 Advertize through local media.
 Distribute brochures to local lenders.
Financing: Redevelopment Housing
Set-Aside; CDBG; and Neighborhood
Stabilization Fund (NSP).

Financing: Section 8.

Responsible Agency: Redevelopment
Agency.

Responsible Agencies: HAMC; and
Resource Management Services Department.

12. Section 8 Housing Choice Voucher
Program: The Section 8 Housing Choice
Voucher program provides rental subsidies to very low income families and
elderly households who spend more
than 30 percent of their gross income on
housing.

13. Preservation of Publicly Assisted Low
Income Housing: In order to meet the
housing needs of persons of all economic groups in Seaside, the City must
guard against the loss of housing units
available to lower income households.

The Housing Authority of Monterey
County (HAMC) administers the Section 8 Housing Choice Voucher Program for Seaside. Over 200 very low income households in Seaside are currently receiving Section 8 assistance and
approximately 230 households are on
the waiting list.

Seaside General Plan

Three of the four affordable housing
projects in the City are considered at
risk of converting to market-rate housing. Combined, Hannon Assembled
Apartments, Del Monte Manor, and
Villa Del Monte provide 405 affordable
units. As appropriate, the City will
work with existing and potential owners, as well as tenants to keep the 405
assisted units affordable to lower in-
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Responsible Agencies: Resource Management Services Department; Redevelopment Agency; and HAMC.

come households and to avoid tenant
displacement.
Actions through June 30, 2014:
 Monitor Units at Risk - The City
will keep in regular contact with the
property owners of the at-risk projects to determine the status of that
building. The City will communicate to the owners the City’s continued interest in working with the
owner and non-profit organizations
to preserve the “at-risk” units as affordable to lower income households. The City will also ensure that
no affordable rental unit is allowed
to convert to a condominium without meeting the requirements of the
City’s adopted condominium conversion ordinance in Chapter 17.42
of the Zoning Ordinance.




14. Affordable Housing Construction: To
implement the West Broadway Specific
Plan and promote jobs-housing balance
in the community, the City will pursue
mixed use developments, particular
those with affordable housing.
Actions through June 30, 2014:
 Pursue mixed use projects with affordable housing.
 Prioritize projects with affordable
housing (especially extremely low
income units) for funding and water
allocation.
Financing: CDBG;; and Redevelopment
Housing Set-Aside.
Responsible Agencies: Redevelopment
Agency.

Provide Tenant Education - If the
property owners of the at-risk projects file a Notice of Intent to opt out
of affordability covenants, the City
will work with tenants to inform
them of their rights under federal
and state regulations.

Remove Potential Constraints
State law requires the Housing Element to
address, and where appropriate and legally
possible, remove governmental constraints
affecting the maintenance, improvement,
and development of housing. Housing
Program 2 – Zoning Ordinance identifies
actions to be taken by the City during the
revision of its Zoning Ordinance to both
ensure adequate sites are provided and to
remove any potential governmental constraints to the development of affordable
housing in the community. In addition to
the programs provided below, please see
Program 8 for a description of actions to be
taken to remove governmental constraints
associated with the development process.

Work with Potential Priority Purchasers - Maintain regular contact
with the Housing Authority of Monterey County and with other nonprofit agencies that express an interest in purchasing and/or managing
the units at-risk and assist them in
acquisition or establishing management of the units if they are sold.

Financing: CDBG; Section 8; and Redevelopment Housing Set-Aside.

Seaside General Plan
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15. Affordable Attached Single-Family
Unit: Currently the City permits attached single-family homes in all residential zones, but affordable singlefamily homes are only permitted in the
RS and RM zones. Given the typically
small lots in the City, attached units on
small lots offer additional opportunities
for affordable housing. Therefore, the
City will amend the Zoning Ordinance
to provide consistent treatment for
market-rate and affordable attached
single-family homes.

Financing: General fund; Redevelopment Housing Set-Aside; and staff
time.
Responsible Agencies: Resource Management Services Department.
17. Adequate Water Supply for the Development of New Housing: There is currently a lack of adequate water on the
Monterey Peninsula for new development to occur. Remaining water allocation credits within Seaside are limited to
mixed-use and commercial economic
development projects. Currently, the
City is working with other jurisdictions
and agencies to maintain and augment
the existing water supply.

Actions through June 30, 2014:
 Amend Zoning Ordinance within
one year of Housing Element adoption.
Financing: General fund; and staff time.
Responsible Agencies: Resource Management Services Department.

The project specifically includes aquifer
storage and recovery components.
MPWMD will also be evaluating other
water supply options including local
desalination and the Carmel Dam and
Reservoir Project.

16. Inclusionary Housing Program: Inclusionary housing is an important tool in
the City to facilitate the development of
affordable housing for lower and moderate income households. However, in
light of the current market conditions,
the City, will as policy, review the development applications on a case-bycase basis to assess the obligations under the City’s Inclusionary Housing
Program and determine the necessary
incentives and/or concessions required
to enhance project feasibility.

Actions through June 30, 2014:
 Prioritize projects with affordable
housing (especially extremely low
income units) for funding and water
allocation.
 Support efforts by the MPWMD to
expand the water supply.
 Continue to work to have the
MPWMD reverse its policy decision
of prohibiting the transfer of water
credits from one property to another.
 Continue to implement guidelines
for the allocation of remaining water
credits to give priority for the construction of low income units.

Actions through June 30, 2014:
 Review development applications
on a case-by-case basis to determine
incentives
and/or
concessions
needed to enhance project feasibility.

Seaside General Plan
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via an administrative procedure. The
procedure will specify eligibility, standards and regulations covered by the
reasonable accommodation procedure,
and extent of relaxation provided.

Continue to require new public and
private development and redevelopment projects to install and utilize
water conservation measures per
Section 13.18.010 of the Seaside Municipal Code. Section 13.18.010 requires:
o

o

o

Actions through June 30, 2014:
 Amend the reasonable accommodations procedure within one year of
the adoption of the Housing Element.
 Develop brochures to publicize the
availability of reasonable accommodation for persons with disabilities.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Advertize through local media.

The installation of low water-use
plumbing fixtures, and low water-use landscape materials in
new construction;
The installation of low water-use
plumbing fixtures in existing hotels and motels; and
The retrofitting of plumbing fixtures in all existing residential
buildings at the time of change
of ownership or physical expansion, or in the cases of commercial property, at the time of
change of ownership, or change
or expansion of use.

Financing: None required.
Responsible Agency: Resource Management Services Department.

Financing: None required.

Promote Equal Housing Opportunities

Responsible Agencies: Resource Management Services Department; and
MPWMD.

To make adequate provision for the housing
needs of all segments of the community, the
housing program must include actions that
promote housing opportunities for all persons regardless of race, sex, color, religion,
ethnicity, national origin, ancestry, lawful
occupation, familial status, disability, or age
of the individual or group of individuals.
Programs 16 and 17 include ways to further
fair housing practices for all segments of the
community.

18. Reasonable Accommodations: The City
of Seaside currently processes requests
for reasonable accommodation for disabled persons via a variance. This procedure of requiring a variance is considered potentially constraining to housing
for persons with disabilities as the public hearing process adds time and costs
to the disabled applicants. The City will
amend the reasonable accommodation
procedure to provide flexibility in the
application of planning and development regulations for disabled residents

Seaside General Plan

19. Fair Housing Education: The City will
continue to disseminate information to
the public in English and Spanish regarding fair housing services, rights, il-
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20. Rental Mediation Service: The City will
continue to sponsor mediation services
for tenant/landlord disputes on matters
including, but not limited to, discrimination, rent, property maintenance, repair, and eviction.

legal practices, and agencies that are
available to assist in resolving housing
discrimination issues.
Actions through June 30, 2014:
 Coordinate with the HAMC to provide brochures and other pertinent
fair housing materials in English
and Spanish at City Hall, the library,
and the Post Office, Oldemeyer Center.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Advertize through local media.

Actions through June 30, 2014:
 Continue to support and provide
funds to the Conflict Resolution &
Mediation Center of Monterey
County.
 Advertise the program in English
and Spanish on the City’s website, at
the library, and at the public
counter.
 Advertize through local media.

Financing: CDBG.
Financing: CDBG.
Responsible Agency: Community Development; and HAMC.

Responsible Agency: Community Development.

Quantified Objectives
The following table summarizes the City’s quantified housing objectives for the 2009-2014 planning period.
Quantified Objectives for 2009-2014
Extremely
Low
Units to be Constructed
61
(RHNA)
Units to be Rehabilitated
20
Units to be Conserved
202

Seaside General Plan

Very
Low

Low

Moderate

Above
Moderate

Total

73

101

113

250

598

25
203

50
---

35
---

0
---

130
405
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Introduction

1.

This Housing Element Technical Appendix provides detailed background information that was
used to develop the policies and programs for the 2009-2014 Housing Element. This Technical
Appendix consists of the following sections:


Housing Needs (Section 2), which describes the City’s population characteristics, housing
characteristics, and existing housing needs;



Housing Constraints (Section 3), which assesses potential market, governmental, and
environmental constraints to the development, maintenance, and improvement of
housing;



Housing Resources (Section 4), which evaluates land, financial, and administrative
resources to address housing needs in the community; and



Housing Accomplishments (Section 5), which reviews and analyzes progress made in
achieving housing goals in the last Housing Element.

Various resources were used to prepare the Housing Element Technical Appendix. Data from
the 1990 and 2000 Census was used as the primary source for demographic characteristics.
Several additional data sources were also used to supplement the 1990 and 2000 Census data
including the following:






Population and demographic data from the State Department of Finance;
Employment data from the State Employment Development Department;
Housing market data from market surveys, real estate databases, and advertisements;
Special needs data from public and non-profit agencies; and
Existing City studies and reports.
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2.

Housing Needs

This section analyzes population and housing characteristics to identify the City’s specific
housing needs. Programs to address these needs are contained in the Housing Element.

A.

Population Characteristics

Population characteristics affect the type and amount of housing need. Population growth, age
characteristics, race ethnicity, employment, household income, and other issues influence the
type of housing needed and ability to afford housing.

1.

Population and Age Characteristics

Seaside’s population trends and age characteristics are closely tied to the City’s links with two
major institutions – the former Fort Ord and the California State University at Monterey Bay
(CSUMB). Overlooking Monterey Bay, the City was developed as a primarily single-family
community in the 1950s and 1960s. Since incorporation of the City in 1954, Seaside’s proximity
to the former Fort Ord, climate, and range of housing options have attracted a variety of
residents to the community. For example, population growth and age characteristics during the
1960s and 1970s were closely tied to expansion and mobilization of Seventh Infantry training at
Fort Ord. Although the closure of the base in 1993 led to a reduction in overall population in
the community, many persons who were attracted to the area for employment and other
opportunities related to the military base chose to remain in the City even after its closure.
Additional regional growth and rising housing prices throughout the Peninsula, as well as the
opening and expansion of CSUMB, have attracted additional residents to Seaside due to its
more affordable housing market. Evaluating these historic and recent population and age
trends in Seaside thus provides a basis for addressing future housing needs.
Seaside continues to be the most populated city (34,194 residents) on the Monterey Peninsula
with nearly an eight-percent increase in population from 2000 to 2008. Table 1 shows the
population growth from 2000 to 2008 for Monterey Peninsula cities and the County. While the
County of Monterey’s population increased by six percent, population of a few Peninsula cities
declined during the same period.
Closure of the Fort Ord military contributed to Seaside’s population decline 1990s. One way to
analyze the impact of the base closure on population trends is to look at the change in the
population living in group quarters and the age of residents. The population living in group
quarters dropped from 5,913 in 1990 to 103 by 2000, mirroring a 60-percent decline in the 18 to
24 age group in Seaside. This trend has been somewhat moderated by the influx of students to
CSUMB since 1995. By 2008 the population in group quarters had climbed back up to 2,618.
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Table 1: Population Growth
Jurisdiction
Carmel
Del Rey Oaks
Monterey
Pacific Grove
Sand City
Seaside
Total Peninsula Cities
County of Monterey

20001

20082

4,081
1,650
29,674
15,522
261
31,696
82,884
401,762

4,049
1.627
29,322
15,472
298
34,194
84,962
428,549

Percent
Change
-0.8%
-1.4%
-1.2%
-0.3%
14.3%
7.9%
2.5%
6.7%

Sources:
1. Bureau of the Census, 2000.
2. 2008 State Department of Finance Population and Housing Estimates.

The base closure also impacted the age characteristics of the population in Seaside. During the
1990s, adults ages 25 to 34 and 35 to 44 decreased in number by 27 percent and five percent,
respectively. These changes affect the housing market because typically, younger adults (age 25
to 34) are at a stage just entering the job market and are looking for affordable apartments or
smaller homes, while adults ages 35 to 44 are more settled and may seek improved housing
opportunities for their families.
Middle-aged adults between 45 and 64 are typically at the peak of their careers, earning higher
wages and seeking to purchase higher end, larger single-family homes. From 1990 to 2000, this
age group increased in Seaside by approximately 18 percent; specifically, adults ages 45 to 54
increased 44 percent over the decade, while those aged 55 to 64 decreased 11 percent.
Table 2: Age Characteristics
Age
Group
< 18
18 - 24
25 – 34
35 - 45
45- 54
55 – 64
65 +
75+
Total

1990 Census
Number of
Percent of
Persons
Total
10,467
26.9%
8,649
22.2%
8,417
21.6%
5,019
12.9%
2,218
5.7%
2,046
5.3%
2,085
5.4%
653
1.7%
38,901
100%

2000 Census
Number of
Percent of
Persons
Total
9,575
30.2%
3,508
11.1%
6,141
19.4%
4,776
15.1%
3,198
10.1%
1,814
5.7%
2,684
8.5%
1,042
3.3%
31,696
100%

Percent
Change
-8.5%
-59.4%
-27.0%
-4.8%
+44.2%
-11.3%
+28.7%
+59.6%
-18.5%

Source: Bureau of the Census, 1990 and 2000.

Seniors aged 65 and older generally need assistance with daily needs, transportation, health
care, and accessible housing. As of the 2000 Census, seniors comprised approximately 12
percent of the population with nearly 2,700 persons. Reduced incomes and increasing health
care costs also make affordability a key issue for senior housing. Seaside’s senior population
grew both numerically and as an overall proportion of the population between 1990 and 2000.
Seaside General Plan
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The largest increase occurred in the 75-and-up age group, which grew by 60 percent from 653
persons in 1990 to 1,042 in 2000. Seaside’s large senior population indicates a need for senior
housing and services.

2.

Race and Ethnicity

The racial-ethnic composition of Seaside residents may also have an important impact on the
City’s housing needs. Demographic changes and the Fort Ord base closure have impacted the
racial/ethnic distribution in Seaside. Racial-ethnic changes may have important implications
for housing needs because different groups have different household characteristics and income
levels that affect housing needs. Thus, understanding changes in the racial-ethnic composition
of Seaside residents provides a basis for addressing housing needs. For example, research has
shown that Hispanic households often have lower incomes than other racial-ethnic groups and
have greater household expenses due to a larger average family size. Thus, Hispanics may have
more difficulty finding adequately sized and affordable housing and may be at greater risk of
overpayment and/or overcrowding than other racial-ethnic groups.
The 2000 Census was the first year that respondents could label themselves as two or more
races. It is not clear to what extent this has had an effect on the change within traditional
racial/ethnic categories. Nevertheless, all Seaside racial-ethnic groups listed in 1990 declined in
numbers by 2000, except for Hispanics (See Table 3). The Hispanic or Latino population
expanded by 61 percent from 6,787 to 10,929 persons during the 1990s, and by 2000 the
proportion of Hispanics in the City was 35 percent of the population, comparable to Whites in
Seaside (11,526 persons and 36 percent of the population). The increase among Hispanics was
nearly identical to the proportional increase for this group throughout Monterey County (61
percent), suggesting a regional demographic shift. While the population of White residents
declined the most numerically (6,618), proportionally those who classified themselves as Black
or African American declined by the largest percentage (56 percent). The Asian population also
declined by 1,374 people or 28 percent.
The most recent Census data regarding race by employment status is from the 2000 Census and
sheds some light on the extent the Fort Ord base closure has affected the racial composition in
Seaside. In 1990, of 8,655 persons employed in the Armed Services in Seaside - 5,436, or 63
percent were White, 2,235, or 26 percent were Black, 400 Asians, and 152 individuals of “Other”
races. Assuming the proportion of residents employed in the Armed Forces by race/ethnicity
was relatively unchanged, it can be inferred from Table 3 that the decline among White, Black,
Asian, and residents of Other races in Seaside is largely attributable to the Fort Ord Base
Closure, as those employed in the Armed Services dropped by approximately 7,000 people to
1,446 persons in 2000. As those employed in the military left Seaside, so did their families,
which further reduced the overall numbers of some populations in Seaside.
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Table 3: Race and Ethnicity
Race/Ethnicity

1990 Census
Persons
Percent

White
Hispanic
Asian
African-American
All Other
Two or more races*
Total

18,144
6,787
4,895
8,683
392
n.a.
38,901

46.6%
17.5%
12.6%
22.3%
1.0%
-100%

2000 Census
Persons
Percent
11,526
10,929
3,521
3,836
296
1,588
31,696

36.4%
34.5%
11.1%
12.1%
0.9%
5.0%
100%

% Change
1990-2000
-36.5%
+61.0%
-28.1%
-55.8%
-24.5%
--18.5%

Note: The 2000 Census (unlike other years) allowed respondents to identify themselves under more than one
racial group.
Source: Bureau of the Census, 1990 and 2000.

3.

Employment Market

The closure of the Fort Ord military base undoubtedly contributed to a decline in the overall
employment level in Seaside from 1990 to 2000. In 1990, 22,617 people were in the labor force
with 989 unemployed (four percent) while by 2000 the labor force had declined by 7,647 to
14,970 with 702 unemployed (five percent). The Census reported that the number of people
employed in the Armed Forces in Seaside declined by 7,209 from 1990 to 2000, roughly
equivalent to the overall decline in the labor force participation in Seaside. As of November
2008, the State Employment Development Department estimated the unemployment rate at 5.1
percent. Similar to most communities across the State and the nation, the increased
unemployment rate is largely an impact of the widespread recession.
As shown in Table 4, 35 percent of Seaside residents were employed in service occupations in
2000, while another 44 percent held management, professional, sales and office occupations.
Seaside had more than twice the proportion of its residents employed in service occupations
than Monterey County as a whole, while Monterey County had a significantly larger portion of
its residents in Farming/Fishing/Forestry occupations than Seaside.
Table 5 lists the average salary by occupation as reported by the California State Employment
Development Department for the Salinas Metropolitan Statistical Area (MSA). According to
these figures, a firefighter with a family of four and no other income is considered a low to
median income family. Additionally, a median income family employed in service occupations
(e.g., cashiers, retail sales, building and ground maintenance) with only one source of income is
considered to be a very low income family. Such a large proportion of Seaside residents
employed in service occupations helps explain why Seaside’s median household income has
historically been one of the lowest in Monterey County.
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Table 4: Occupations
Percent of City
Employed
Civilian
Population
20.4%
34.5%
23.7%
2.4%
9.0%
10.0%
100%

Occupation
Management/Professional
Service
Sales/Office
Farming/Fishing/Forestry
Construction/Extraction/Maintenance
Production/Transportation
Total

Percent of County
Employed
Civilian Population
29.2%
16.8%
23.2%
11.2%
8.5%
11.1%
100.0%

Source: Bureau of the Census, 2000.

Table 5: Average Yearly Salary by Occupation, Salinas MSA
Occupations

Average Salary

Management
Legal
Healthcare Practitioners and Technical
Computer and Mathematical Operations
Life, Physical and Social Science
Architecture and Engineering
Business and Financial Operations
Firefighters
Education, Training, and Library
Protective Service
Arts, Design, Entertainment, Sports
Community and Social Service Occupations
Construction and Extraction
Installation, Maintenance, and Repair
Average of All Occupations
Office and Administrative Support
Sales
Transportation and Material Moving
Building and Grounds Cleaning and Maintenance
Retail Salespersons
Personal Care and Service
Food Preparation and Serving
Cashier
Farming, Fishing, and Forestry

$95,678
$89,472
$85,083
$77,854
$73,342
$70,727
$61,300
$59,094
$57,939
$57,116
$55,509
$51,776
$48,624
$43,171
$40,798
$35,580
$35,316
$27,704
$26,765
$25,778
$23,476
$22,236
$21,819
$19,745

Source: State Employment Development Department, 2008.
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B.

Household Type and Characteristics

In addition to population characteristics, household characteristics affect the type and quantity
of housing needed in Seaside. For instance, different families (e.g., according to type, age, and
size) require different types of housing to meet their needs, while a household’s income and
assets determine the type of housing that can be afforded.

1.

Household Income

Along with housing costs, household income is the most important variable that affects housing
opportunity in a community. It determines a family’s ability to balance housing costs with
other important living expenses. This section analyzes household income data from the 1990
and 2000 Census.
Table 6: Median Household Income
City
King City
Greenfield
Seaside
Gonzales
Soledad
Marina
Salinas
Monterey
Pacific Grove
Carmel-by-the-Sea

Household Income
1990
2000
$27,386
$29,712
$28,655
$25,458
$27,078
$29,043
$31,271
$34,727
$33,385
$36,804

$34,398
$37,602
$41,393
$42,602
$43,000
$43,720
$43,720
$49,109
$50,254
$58,163

Percent
Increase
26%
27%
44%
67%
59%
40%
41%
51%
58%
44%

Source: Bureau of the Census, 1990 and 2000.

In 1990, the median income of Seaside households was $28,655 versus $33,520 for Monterey
County as a whole. Seaside was the third lowest among the County’s ten cities in 1990. By
2000, Seaside residents had a median household income of $41,393 compared to a countywide
median of $48,305. As shown in Table 6, Seaside still had the third lowest median household
income in Monterey County. This is likely reflective of the large number of service employees
in the hospitality industry who reside in Seaside. In addition, remaining military personnel and
new college students, who comprise approximately six and seven percent of Seaside’s
population, respectively, generally earn lower incomes than other household groups.
The State and Federal governments classify household income into several groupings based
upon the relationship to the County Area Median Income (AMI), adjusted for household size.
In 2000, approximately 55 percent of the Seaside’s households earned moderate or above
moderate incomes, while 23 percent of households earned lower incomes (Table 7).
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Table 7: Household Income Groups
Income Category

Households

Extremely Low Income (30% or less)
Very Low Income (31 to 50%)
Low Income (51 to 80%)
Moderate and Above (over 80%)
Total Households

977
1,165
2,272
5,384
9,798

Percent
9.9%
11.8%
23.2%
54.9%
100.0%

Source: Department of Housing and Urban Development (HUD), Comprehensive
Housing Affordability Strategy (CHAS), 2000.

2.

Household Types

According to the 2000 Census, 9,833 households resided in Seaside, with an average household
size of 3.2 persons. Married-couple families comprised the majority of households. The
married-couple family category is divided into couples with children (31 percent) and those
without children (23 percent). Other families comprised 21 percent and include single-parents
with children and other related family members living together. Non-family households
comprise the remainder of households (25 percent). Overall, Seaside’s mix of household types
is fairly representative of Monterey County.
Table 8: Changes in Household Type
Household Type
All Households
Family Households
Married W. Children
Married No Children
Other Families
Non-Families
Single
Seniors Living Alone
Other Non-Families
Average Household Size

1990
Number of
Percent of
Households
Total
10,641
100%

2000
Number of Percent
Households of Total
9,833
100%

Change in
Percentage
Points
-8.2%

4,056
2,419
1,792

38.1%
22.7%
16.8%

3,088
2,298
2,013

31.4%
23.4%
20.5%

-6.7%
+0.7%
+3.7%

1,760
570
614
3.1

16.5%
5.4%
5.8%

1,780
670
644
3.2

18.1%
6.8%
6.5%

+1.6%
+1.4%
+0.7%
--

Source: Bureau of the Census, 1990 and 2000.

As displayed in Table 8, the City’s household composition has changed significantly since 1990.
All household types grew in number and relative percentage except for married couples. While
married couples without children increased their relative share among all household types (0.7
percentage point), the number of households declined by 121 households (five percent). The
most dramatic change among household types occurred among married couples with children.
The share of married couples with children decreased by seven percentage points and declined
by 968 households (24 percent) in the 1990s. The decrease in married couple family households
is likely related to the closure of the military base. The increase in percentage of non-family
households may be related to the opening and operation of the CSUMB campus, whose student
population has grown from 654 students in 1995 to 3,020 students in 2001. Despite the
departure of many family households with children, the average household size increased
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slightly from 3.1 persons in 1990 to 3.2 in 2000 and remained at 3.2 through 2008. The number
of households in Seaside increased to 9,943 by 2008.

C.

Housing Stock Characteristics

This section of the Housing Element addresses various housing characteristics and conditions
that affect the well being of Seaside residents. Factors evaluated in this section include the
following: housing stock characteristics, tenure and vacancy rates, housing age and condition,
housing costs and affordability among others.

1.

Housing Stock

According to the Census, Seaside’s housing
stock increased by two percent over the
current decade, from 11,005 units in 2000 to
11,257 units in 2008. As shown in Table 9,
single-family units had the greatest
increases, with the increases attributable to
the production of both attached and
detached single-family units. Multi-family
units increased by less than half a percent
with slight growth in larger structures with
five or more units and a decrease in small
multi-family structures.
A new home in the Highlands development

Table 9: Housing Stock Growth
Unit Type
Single Family
Detached
Attached
Multifamily
2-4 Units
5 or more
All Others
Total Units

Number of Units
20001
8,386
6,107
2,279
2,187
929
1,258
432
11,005

20082
8,635
6,296
2,339
2,190
920
1,270
432
11,257

Percent
Change
3.0%
3.1%
2.6%
0.1%
-1.0%
1.0%
0.0%
2.3%

Sources:
1. Bureau of the Census, 2000.
2. 2008 State Department of Finance, Housing and Population Estimates.

Seaside General Plan

HE App-9

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

2.

Housing Tenure and Vacancy

Housing tenure and vacancy rates are important indicators of the supply and cost of housing.
Housing tenure refers to whether a unit is owned or rented. Vacancies are an important
housing market indicator because the vacancy rate often influences the cost of housing and
reflects the match between housing demand and availability.
Table 10 illustrates tenure and vacancy rates
for 1990 and 2000. In 1990, 38 percent of
Seaside residents owned the units they
occupied, while 62 percent rented. By 2000,
the homeownership rate increased modestly
to 44 percent, while the percentage of renter
households declined proportionally to 56
percent. Three factors can account for the
observed shift in tenure among Seaside
residents: (1) the total number of units in
Seaside decreased by 233; (2) the number of
vacant units increased by 575; and (3) the
number of owner-occupied units increased
by 281 during this period. As a result of these
shifts, Seaside’s homeownership rate was
nearly equal to the County average as of
2000.

A home for rent in Seaside

A certain number of vacant units are needed to moderate the cost of housing, allow sufficient
choice for residents, and provide an incentive for unit upkeep and repair. Specifically, vacancy
rates of five to six percent for rental housing and 1.5 percent to two percent for ownership
housing are considered necessary to balance the supply and demand for housing.
Overall vacancy rate in Seaside was 10.7 percent in 2000. However, the majority of the vacant
units were classified as “Other Vacant”, referring to units held vacant by owners for other
unspecified reasons, including being held for occupancy by caretakers. Units considered vacant
due to seasonal uses represented only 0.2 percent of all housing units in Seaside.
However, vacancy rates for rental and ownership units were low in Seaside. Specifically, Table
10 shows that over the past decade, the vacancy rate for rental housing units declined to below
optimal levels, suggesting pent up demand for housing as well as potential price escalation
among available rental units. Since lower income households disproportionately live in multifamily rental housing, the City’s sub-optimal 1.5 percent rental vacancy rate during this period
led to price escalation, increasing overpayment and overcrowding for renter-households.
The State Department of Finance reported that the overall vacancy rate in Seaside was 12
percent in January 2008. While specific breakdown of the types of vacant units is not available,
it is reasonable to assume that much of this vacancy was due to “other vacant” units as in the
2000 Census.
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Table 10: Tenure and Vacancy Rate 1990 and 2000
1990
Tenure
Owner
Renter
Vacancy
Owner
Renter

2000

38.0%
62.0%

44.0%
56.0%

1.5%
3.4%

2.9%
1.5%

Source: Bureau of the Census, 1990 and 2000.

3.

Housing Age and Condition

Maintaining the quality of housing in the
community is an important goal for Seaside.
Like any other asset, housing is subject to a
gradual deterioration over time.
If not
repaired or maintained, housing deterioration
can depress neighboring property values,
discourage reinvestment, and eventually
impact the quality of life of neighborhood
residents.
Seaside is a fairly mature community; over 70
percent of its housing stock is more than 30
years old (see Table 9). Typically, housing
An older home in Seaside
over 30 years of age is likely to have
rehabilitation needs that may include new plumbing, roof repairs, and other repairs. The
Census Bureau provides limited estimates of substandard housing, such as incomplete
plumbing and kitchen facilities. According to the 2000 Census, only 59 units lacked complete
plumbing facilities (0.6 percent of the housing stock) and 44 units lacked complete kitchen
facilities.
Table 11: Housing Age
Year Built

Number

April 2000 to January 2008
1990 to March 2000
1980 to 1989
1970 to 1979
1960 to 1969
Pre-1960

252
329
872
2,016
3,999
3,789

Percent
2.2%
2.9%
7.7%
17.9%
35.5%
33.6%

Sources:
1. Bureau of the Census, 2000.
2. 2008 State Department of Finance, Housing and Population Estimates.

A windshield survey of housing conditions throughout the entire City was conducted on April
26, 2002 as part of the 2003 Housing Element update. The focus of the survey was on overall
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housing conditions, property maintenance issues, and code violations. Of the more than 11,000
units in the community at the time of the survey, approximately 1.5 percent of the housing units
were identified as having some form of housing rehabilitation or property maintenance need. 1
A majority of the housing units identified as having code violations were labeled to be in “good
condition.” Approximately 12 properties were identified as needing substantial repairs, with
only four of these sites possibly requiring demolition/ reconstruction of one of the structures
(e.g., garage, second unit) on-site. A concentration of these units occurred west of Fremont
Boulevard in the vicinity of Broadway in the Cabrillo neighborhood. Other units in need of
substantial rehabilitation were scattered in the Terrace and Noche Buena neighborhoods located
between Fremont and Yosemite and Broadway and Hilby. Several concentrations of units with
structural integrity problems exist within the Cabrillo, Terrace, Olympia, and Noche Buena
neighborhoods.
A significant number (93) of the housing
units with rehabilitation or maintenance
needs in 2002 required new exterior paint.
The greatest numbers of units in need of
paint are in the Cabrillo, Terrace, and Noche
Buena neighborhoods.
However, the
Olympia, Ord Grove, and Hannon
neighborhoods
also
had
substantial
numbers of units in need of repainting.

A home with code violations

Properties that were identified as needing
maintenance included properties with
inoperable vehicles stored on-site, discarded
A home with rehabilitation needs
appliances and other debris, and overall
general property maintenance needs such as improved landscaping, fencing, or other problems.
Property maintenance seemed to be a greater problem in the Cabrillo, Terrace, and Noche
Buena neighborhoods. Table 12 summarizes which neighborhoods had a concentration of code
violations or other needs that should be addressed by targeted neighborhood revitalization
programs.
Table 12: Summary of Neighborhood Conditions
Neighborhood
Cabrillo
Terrace
Noche Buena
Olympia
Ord Grove
Hannon

Code Violations
X
X
X

Substantial
Repair
X
X
X
X

Paint
X
X
X
X
X
X

Property
Maintenance
X
X
X

Note: Shading indicates conditions not applicable in neighborhood.

1

This does not include the units within military control on the former Fort Ord that are the responsibility of the
military and will be demolished and replaced by the Federal Government.
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D.

Housing Market

Classified advertisements in the Monterey County Coast Weekly, cross-checked with listings on
internet services (Springstreet.com, Apartments.com, Craigslist.org) and the Monterey County
Herald were used to obtain data on the rental and for-sale housing markets in Seaside. In
addition, the DataQuick Real Estate Database was used to obtain sales data for homes and
condominiums.

1.

Rental Prices

The rental housing market in Seaside
includes
apartments,
townhomes,
condominiums,
and
single-family
homes. During the month of July 2008,
50 units were listed for rent. As shown
in Table 13, of the 50 advertised units,
most were single-family homes,
townhomes or condominiums. Very
few apartments were listed for rent in
the City of Seaside.
Among the nine apartment listings, the
average rent was $1,337 a month with a
range of $875 to $1,697. Rental homes
A typical apartment building in Seaside
were much more abundant in Seaside.
Rental homes are priced higher than apartments and most are not affordable to lower income
families. Furthermore, a high number of absentee landlords may lead to intended or
unintended neglect of properties. The average price for a rental home in Seaside was $1,860.
Most of the homes available for rent are two-bedroom and three-bedroom homes. Twobedroom homes ranged in prices from $1,050 to $1,900 and had a median price of $1,500. Threebedroom homes ranged from $1,550 to $2,550 a month and had a median price of $2,000.
Table 13: Rental Rates
Apartment Rental Rates
Number of Units Listed
Average Rent
Median Rent
Home Rental Rates
Number of Units Listed
Average Rent
Median Rent

Studio

1 Bedroom

1
$875
$875
1 Bedroom

3
$1,073
$1,045
2 Bedrooms

2
$1,400
$1,400

16
$1,545
$1,500

2 Bedrooms
3
$1,515
$1,597
3 Bedrooms
19
$2,071
$2,000

3+ Bedrooms
2
$1,697
$1,697
4+ Bedrooms
4
$2,343
$2,298

Sources: Monterey County Herald, Springstreet.com, Monterey County Coast Weekly and craigslist.org, Accessed July 30,
2008.
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2.

Home Prices

According to the DataQuick Real Estate Database
and as summarized in Table 14, 101 homes and
condominiums were sold in Seaside between
2006 and 2007. The median sale prices dropped
from $651,000 to $585,000, representing a tenpercent decrease. Other cities, such as Gonzalez,
Greenfield and King City, experienced over 20
percent decreases in median sales prices during
the same period.

A newer single-family home in Seaside

Table 14: Home and Condominium Sales - 2006 to 2007
Jurisdiction
Carmel
Gonzalez
Greenfield
King City
Marina
Monterey
Pacific Grove
Salinas
Seaside
Monterrey County

2006
Median
Price
$1,175,000
$550,000
$505,500
$460,000
$660,000
$775,000
$777,750
$589,000
$651,000
$605,000

2007
# Units
Sold
195
18
146
88
85
212
101
808
101
1,945

Median
Price
$1,175,000
$400,000
$393,000
$359,000
$575,000
$684,500
$785,000
$535,000
$585,000
$565,000

2006-2007
% Change
0.0%
-24.3%
-22.3%
-22.0%
-12.9%
-11.7%
0.9%
-9.2%
-10.1%
-6.6%

Source: DQ News, 2006-2007 Annual CA City Charts, accessed July 30, 2008,
http://www.dqnews.com/Charts/Annual-Charts/CA-City-Charts/ZIPCAR07.aspx.

The collapse of the real estate market in California has widespread impacts. Table 15 shows
that the trend of decreasing home prices has continued into 2008. It has not only continued but
home prices continue to fall even more rapidly. This has left many homeowners with less
equity in their homes and unable to sell. Seaside experienced a 48-percent decrease in home
sale prices from June of 2007 to June of 2008 and only 23 homes were sold. The decline in home
prices was greatest in Seaside compared to other surrounding cities. The City of Salinas also
experienced a significant decline in sale prices (38 percent) during this time period.
However, looking at median sales prices in a depressed housing market can be deceptive. The
significant decreases (48 percent for Seaside) do not necessarily mean devaluation of homes to
that great extent. Instead, a part of the lower median prices is due to the fact that the majority
of homes being sold are lower end products. Nevertheless, this market has also provided firsttime and lower income homebuyers a unique opportunity to afford home purchases in areas
that were previously unattainable.
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Table 15: Home and Condominium Sales, June 2007 – June 2008
Jurisdiction
Carmel
Gonzalez
Greenfield
King City
Marina
Monterey
Pacific Grove
Salinas
Seaside
Monterrey County

Median Sales Price
June 2007 June 2008
$1,000,250
$486,000
$475,000
$429,750
$576,500
$785,000
$779,000
$534,000
$647,500
$600,500

% Change

# Units Sold

-5.6%
-44.9%
-46.5%
-39.2%
-26.3%
-27.8%
-6.1%
-38.2%
-48.3%
-43.0%

20
7
18
2
9
20
6
143
23
282

$944,750
$268,000
$254,000
$261,500
$425,000
$567,000
$731,250
$330,000
$335,000
$342,500

Source: DQ News, June 2007-June 2008 CA City Chart, accessed July 31, 2008.

Figure 1: Home Sale Price Trends, 2006-2008
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2006

$605,000

$1,175,000

$550,000

$505,500

$460,000

$660,000

$775,000

$777,750

$589,000

$651,000

2007

$565,000

$1,175,000

$400,000

$393,000

$359,000

$575,000

$684,500

$785,000

$535,000

$585,000
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$268,000

$254,000

$261,500

$425,000

$567,000

$731,250

$330,000

$335,000

Source: DQ NEWS, Accessed July 31, 2008

Additional sources were consulted in an effort to better understand the home sale market in
Seaside. Realtor.com listed 180 homes for sale on July 31, 2008. According to the most recent
real estate data, the median asking price (which is generally more than the actual selling price)
for a home in Seaside was $425,000 with a range of $290,000 to $1,200,000.
Unlike the DataQuick real estate data, data obtained via newspaper and internet provides
information on the size of the units (based on the number of bedrooms). Table 16 displays the
housing data by the number of bedrooms. A large portion of the units for sale consisted of two-
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and three-bedroom homes or condominiums. Only one of the units listed for sale was a mobile
home (one-bedroom).
Table 16: Home Listing Prices in Seaside
Number of Bedrooms
1 Bedroom
2 Bedrooms
3 Bedrooms
4+ Bedrooms
Mobile Homes
Total

Number
of Units
12
47
99
21
1
180

Average
Asking Price
$482,917
$379,136
$443,876
$719,277
$25,000
$461,804

Median
Asking Price
$490,000
$344,500
$405,000
$791,750
$25,000
$425,000

Range
$290,000-$600,000
$179,900-$650,000
$229,900-$849,000
$299,000-$1,200,000
$25,000
$290,000-$1,200,000*

Source: Realtor.com, accessed July 31, 2008.
Note: Total figures, including number of units, average asking price, median asking and range, do not include the
mobile home listed for sale.

Mobile home parks provide an
affordable option for many very low
income, low income, and senior
households in Seaside.
There are
currently three mobile home parks
located in Seaside: the Trailer Terrace
Mobile Home Park; the Green Parrot
Mobile Home Park; and the Seaside
Mobile Home Estates.
The Trailer
Terrace Mobile Home Park charges $425
a month for space rental but reported
that they have not had a space opening
in 16 to 17 years. The Seaside Mobile
Home Estates offers space rental for $635
A mobile home park in Seaside
a month but offer $200 off of the monthly
rent for signing a two-year contract with the purchase of a new mobile home. The Green Parrot
was unresponsive to contact. These mobile homes offer low income housing options.

3.

Housing Affordability

Housing affordability can be determined by comparing the sales prices and rents for housing in
Seaside to household income. This information can help answer which households can afford
to rent or own without overcrowding or overpayment problems.
Table 17 depicts the typical annual income for extremely low, very low, low and moderate
income households. It is generally accepted that extremely low, very low and low income
households can spend up to 30 percent of their gross income toward housing expenses without
overpayment. Moderate income households can usually apply 35 percent of their income
towards homeownership without incurring a housing cost burden. The table shows the highest
monthly rent and the maximum purchase price for an individual or family at the top end of the
income categories. The illustration is expanded to include five household sizes within each
income category. For renters, housing cost is defined as rent and utilities. For purchasers,
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housing cost includes mortgage, utilities, property tax, insurance, and homeowner’s association
fees as applicable. It is important to note that this illustration is based on a household at the top
of each income range; therefore, it would be inaccurate to infer that any household within the
range could afford to pay what the table shows for a similarly sized household at the top of the
income range.

Extremely Low Income Households
Extremely low income households have incomes that do not exceed 30 percent of the Area
Median Income (AMI), as adjusted for household size. The maximum affordable home price for
an extremely low income household ranges from $30,939 to $45,354, well below the median
home price.
An extremely low income household can only afford to pay $268 (one-person household) to
$398 (five-person household) for rent. The data available on rental housing shows that there are
no available units for rent within this range. Therefore, a one-person very low income
household could not afford to rent a one-bedroom, and a small or large family (even at the top
of the income range) could not afford an adequately sized apartment without some level of
overpayment.

Very Low Income Households
Very low income households earning between 30 and 50 percent of the AMI have household
incomes ranging from $22,700 to $35,000. These households cannot purchase homes over
$94,575, putting single-family and condominium homeownership out of reach. Mobile home
ownership is a possibility, but only one mobile home was listed for sale in July 2008. Rental
housing is also out of the reach of very low income households. With rents starting at $875,
very low income households cannot afford to rent in Seaside without subsidies.

Low Income Households
Low income households earn between $36,300 and $56,000 and can afford rents ranging from
$836 to $1,273. Low income households in Seaside would be able to afford renting many
apartments in Seaside, but only a few homes were listed for rent in July 2008 at affordable
prices. Home prices affordable to low income households range from $110,748 to $168,407, well
beyond the median home price in Seaside.

Moderate Income Households
Moderate income households earn more than the county median with income ranging from
$54,400 to $84,000. They can afford rents ranging from $1,291 to $1,973 and homes priced from
$206,670 and $316,070. Moderate income households cannot afford the median priced home in
Seaside, but they may be able to afford lower priced homes. They should also be able to afford
rental rates comfortably in the City.
Based on the affordability information derived, housing affordability is a problem for nearly all
lower income households and a majority of moderate income households looking to rent or
purchase a home in Seaside.
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Table 17: Housing Affordability by Income Level
Size

Annual
Income

Affordable
Monthly Housing
Cost

Utilities

Rent
Rent
Purchase
Extremely Low Income Households (0-30% AMI)
1-Person
$13,600
$340
$340
$72
2-Person
$15,550
$389
$389
$86
3-Person
$17,500
$438
$438
$101
4-Person
$19,450
$486
$486
$108
5-Person
$21,000
$525
$525
$127
Very Low Income Households (30-50% AMI)
1-Person
$22,700
$568
$568
$72
2-Person
$25,900
$648
$648
$86
3-Person
$29,150
$729
$729
$101
4-Person
$32,400
$810
$810
$108
5-Person
$35,000
$875
$875
$127
Low Income Households (50-80% AMI)
1-Person
$36,300
$908
$908
$72
2-Person
$41,500
$1,038
$1,038
$86
3-Person
$46,650
$1,166
$1,166
$101
4-Person
$51,850
$1,296
$1,296
$108
5-Person
$56,000
$1,400
$1,400
$127
Moderate Income Households (80 – 120% AMI)
1-Person
$54,500
$1,363
$1,590
$72
2-Person
$62,200
$1,555
$1,814
$86
3-Person
$70,000
$1,750
$2,042
$101
4-Person
$77,800
$1,945
$2,269
$108
5-Person
$84,000
$2,100
$2,450
$127

Purchase

Taxes and
Insurance

Affordable
Housing Payment
Purchase
Rent
Price

$96
$111
$132
$140
$162

$68
$78
$88
$97
$105

$268
$303
$337
$378
$398

$30,939
$35,158
$38,322
$43,772
$45,354

$96
$111
$132
$140
$162

$114
$130
$146
$162
$175

$496
$562
$626
$702
$748

$62,933
$71,546
$79,281
$89,301
$94,575

$96
$111
$132
$140
$162

$182
$208
$233
$259
$280

$836
$952
$1,065
$1,188
$1,273

$110,748
$126,393
$140,808
$157,683
$168,407

$96
$111
$132
$140
$162

$318
$363
$408
$454
$490

$1,291
$1,469
$1,649
$1,837
$1,973

$206,670
$235,617
$263,919
$294,507
$316,070

Source: Veronica Tam and Associates, 2008 and State Department of Housing and Community Development 2008
Income Limits.
Assumptions: 2008 HCD Income limits; Health and Safety code definition of affordable housing costs (between
30 and 35% of household income depending on tenure and income level); HUD utility allowance; 10% of monthly
affordable costs for tax and insurance; 10% down payment; and 6.5% interest rate for a 30- year fixed rate
mortgage loan.
Note: Taxes and insurance apply to owner costs only. Renters do not usually pay taxes and insurance.
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E.

Housing Problems

A continuing priority of Seaside is enhancing or maintaining the quality of life in the
community. A key measure of quality of life in a community is the extent of “housing
problems” faced by residents. These include housing overcrowding (defined as more than one
person per habitable room) and overpayment (defined as paying more than 30 percent of
income toward housing costs). This section describes the nature and extent of housing
problems in Seaside.

1.

Overcrowding

Overcrowding is an indicator of housing affordability. Unit overcrowding is caused by the
combined effect of low earning and comparatively high housing cost in a community and
reflects the inability of households to buy or rent housing that provides reasonable privacy for
their residents. An overcrowded household is defined as one with more than one person per
habitable room, excluding bathrooms, kitchens, hallways, and porches.
A severely
overcrowded household is defined as one with more than 1.5 persons per habitable room.
In 2000, 19 percent of Seaside households lived in overcrowded conditions, with the majority of
these residents characterized as living in severely overcrowded conditions. Renter-households
made up a larger proportion of overcrowded households than owners (Table 18). The
proportion of overcrowded renter-households out of all Seaside households was 14 percent in
2000 while only five percent of owners faced a similar problem. Severely overcrowded
households were also more prevalent than general overcrowding.
Table 18: Overcrowded Housing
Household Income
Overcrowded Households
Severely Overcrowded
All Overcrowded Households

#

Renters
%

528
865
1,393

5.4%
8.8%
14.1%

Owners
#
%
198
296
494

2.0%
3.0%
5.0%

Total Households
#
%
726
1,161
1887

7.4%
11.8%
19.1%

Source: Bureau of the Census, 2000.

Overcrowding affected a smaller percent of the population in Seaside than it did in the County
where nearly 21 percent lived in overcrowded conditions at the time of the 2000 Census.
Renters in Seaside were more affected by overcrowding whereas owners in Monterey County
were more affected by overcrowding.
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Figure 2: Overcrowded Housing by Tenure
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Source: Bureau of the Census, 2000.

2.

Overpayment

Housing overpayment is generally defined as paying more than 30 percent of income toward
housing expenses.
Overpayment is disproportionately concentrated among the most
vulnerable members of Seaside.
Table 19 shows that overall, housing overpayment occurred evenly among renter- and ownerhouseholds in Seaside, with nearly one-third of all households overpaid for housing in 2000.
However, when dissecting this data by income level and tenure, renter-households at the
extremely low and very low income levels were more affected by overpayment than ownerhouseholds, largely due to the fact that households at these income levels were rarely
homeowners unless they have owned the homes for a long time and generally have lower
housing payments. In contrast, overpayment was less prevalent among low and moderate
income renter-households than owner-households. As shown earlier, rents in Seaside are
generally affordable to moderate income households and to some low income households;
whereas, homeownership was still not achievable to most households in these income levels.
Table 19: Housing Overpayment
Household Income
Extremely Low Income
Very Low Income
Low Income
Moderate Income
Total Households

Total Renters

Total Owners

Total Households

76.6%
68.6%
41.6%
4.4%
32.5%

72.2%
49.1%
55.7%
18.9%
32.2%

75.1%
62.7%
46.6%
12.0%
32.4%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS) Data, 2000.
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Figure 3 compares the prevalence of housing overpayment by tenure in Seaside to Monterey
County as a whole. Seaside and Monterey County have similar overpayment rates at 32 percent
for Seaside and 34 percent for the County. In the low income group Seaside has slightly more
overpaying households than the County.
Figure 3: Housing Overpayment by Income Level and Tenure
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Source: HUD Chas Data, 2000.

F.

Special Needs Groups

Certain groups in Seaside have greater difficulty finding decent, affordable housing due to
special circumstances. Special circumstances may be related to one’s age, family characteristics,
disability, or employment among others. Thus, certain segments of Seaside’s population may
experience a higher prevalence of overpayment, overcrowding, or other housing problem.
State Housing Element law defines the following groups as having special housing needs:
senior households, persons with disabilities, large households, female-headed households,
homeless people, and farmworkers. Local jurisdictions may also identify additional special
needs groups based on local conditions. In recognition that people in different walks of life
have different housing needs, State and federal housing laws are designed to encourage the
provision of a full continuum of housing so that no group is excluded from living in Seaside.
Table 20 summarizes the type and magnitude of special needs groups residing in the City.
Where available, data from the 1990 and 2000 Census is used. However, in other cases,
estimates were derived from other governmental agencies or reliable survey sources. This
section also contains a detailed discussion of the housing needs facing each particular group as
well as City programs and services available to address their housing needs.
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Table 20: Special Needs Groups
# of Persons/
Households

# of
Owners

Households w/ Members Age 65+

2,023

Senior Headed Households

1,719

-1,399
(14.2%)
495
(1.6%)
-717
(7.3%)
1,100
(11.2%)
139
(1.4%)
-307
(3.1%)
----

Special Needs Group

Senior Living Alone

658

Disabled Persons

5,190

Large Households

1,990

Female-Headed Households

2,195

Female-Headed households with
Children*
Farmworkers

611
332

Residents Living Below Poverty

3,803

Homeless
Military Personnel
Students

27
1,446
2,193

# of
Renters
-320
(3.3%)
137
(0.4%)
-1,273
(12.9%)
1,095
(4.8%)
472
(4.8%)
-724
(7.4%)
----

% of Total
Persons/
Households
20.6%
17.5%
2.1%
16.4%
20.2%
6.2%
6.2%
1.0%
12.0%
--6.9%

* These numbers came from the Summary File 3 (5-Percent Sample) of the 2000 Census. Data was
extrapolated by the Census Bureau to represent the entire City. However, extrapolations usually do not
match the 100-Percent Count. Deviations between and 5-Percent Sample and 100-Percent Count vary
depending on the weighting and size of sample. Total number of female-headed households with children
in Seaside was 716.
Sources:
1. Bureau of the Census, 2000.
2. Monterey County Homeless Census and Needs Assessment, 1999.

1.

Seniors

Despite high levels of homeownership,
seniors are considered a special needs group.
Most seniors have limited incomes, high
health care costs, and disabilities; finding
suitable and affordable housing may be
difficult.
A significant portion of seniors have a selfcare or mobility limitation, defined as a
condition lasting over six months that makes
it difficult to go outside the home alone or
take care of one’s personal needs.
Villa Del Monte, a senior housing complex in Seaside
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Limited Income
Because of their retired status and fixed income, many senior households earn lower income –
placing a significant limitation on their ability to purchase other necessities of life, in particular
medical care.

Overpayment
Because of the limited supply of affordable housing, senior households often overpay for
housing. The prevalence of overpayment usually varies according to tenure with renting
seniors most often overpaying for housing.
The City of Seaside was home to 2,684 seniors or 2,023 households with seniors as of the 2000
Census. Furthermore, 1,719 households were headed by seniors, representing 17.5 percent of all
households in Seaside. The majority of the senior-headed households owned their homes.
Various programs can assist seniors with their housing needs, including: congregate care,
shared housing, rental subsidies, and housing rehabilitation assistance. For the frail seniors, or
those with disabilities, housing with architectural features that accommodate disabilities can
help ensure continued independent living. Seniors with disabilities also benefit from
transportation alternatives or assisted housing with supportive services.
According to the State Department of Social Services and as shown in Table 21, four licensed
care facilities are located in Seaside, with only one residential facility for the elderly at a
capacity of 40 beds (Anjelica’s Villa). A 30-person capacity adult day care center provides care
for persons with Alzheimers. The Salvation Army also runs a 45-person capacity day services
center, which is not licensed by the State. The 80-unit Villa Del Monte also provides senior
housing.
Table 21: Licensed Community Care Facilities
Type of Facility

Facilities

Adult Day Care
Adult Residential Care Facility
Residential Care for the Elderly
Total

1
2
1
4

Capacity
(beds/persons)
30
25
40
95

Source: State Department of Social Services, 2008.

2.

Disabled Persons

The Americans with Disabilities Act defines a disability as a physical or mental impairment that
substantially limits one or more major life activities. Persons with disabilities have special
needs because many earn very low incomes, have higher health care costs, and are often
dependent on supportive services.
According to the 2000 Census, the City had an estimated 5,190 persons living with a range of
disabilities. Table 22 shows that physical disabilities were the most prevalent type of disability
among all age groups. However, employment disabilities impacted most significantly the
Seaside General Plan

HE App-23

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

working age populations, hindering their ability to earn adequate income and to secure decent
housing.
Table 22: Disabilities
Type of Disability
Sensory Disability
Physical Disability
Mental Disability
Self-Care Disability
Go-Outside-Home Disability
Employment Disability
Total

Age 5-15

Age 16-64

Age 65+

62
38
205
40
--345

498
1,142
673
297
1,424
2,428
6,462

421
797
404
249
604
-2,475

Total
Disabilities
981
1,977
1,282
586
2,028
2,428
9,282

% of Total
Disabilities
10.6%
21.3%
13.8%
6.3%
21.9%
26.2%
100.0%

“--“ indicates that the category did not exist in the Census.
Note: A person can have multiple disabilities.
Source: Bureau of the Census, 2000.

The type and severity of one’s disability often determines the type of living arrangement that
best accommodates the needs of the individual. Many persons with disabilities live at home
independently or with family members. To maintain independent living, some may need
housing assistance or supportive services. Services can include modifying housing design
features, providing income support for those not able to work, and in-home services for persons
with medical conditions. Services can be provided by public or private agencies.

3.

Large Households

Large households are defined as those with five or more members. Large households are
considered a special needs group in most communities because of a lack of affordable housing
that can adequately accommodate large families. For lower income large families, the housing
shortage can be particularly acute and result in a greater prevalence and severity of
overcrowding and overpayment.
As of the 2000 Census, large households comprised 20 percent of all Seaside households (see
Table 20). Of these large households, 36 percent were renters and 64 percent owned their
homes. The median number of rooms per unit in Seaside in 2000 was 4.7 and the total number
of occupied units with five or more rooms (minimum requirement for large households to
avoid overcrowded living conditions) was 5,462, nearly triple the number of large households
living in the City. Among these units, 44 percent (2,386) were occupied by renters and 56
percent (3,076) by homeowners. The number of larger sized units occupied by renters was more
than three times the number of large renter households in Seaside. Similarly, the number of
larger-sized units occupied by homeowners was more than two twice the number of large
owner households. However, the price range and affordability of these units is not known and
given the level of overcrowding in the City, a mismatch between housing needs and
affordability is apparent.
A large majority (over 70 percent) of households receiving or seeking Section 8 rental assistance
are either housed in or are waiting for units with two or fewer bedrooms. These data indicate
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that the overcrowding problems in Seaside are likely a result of doubling up for cost reasons,
rather than an inadequate supply of larger housing units.

4.

Single Female-Headed Families

Single female-headed families often require special consideration or assistance as a result of
their lower income, high costs of childcare, need for supportive services and affordable housing.
As a result, many single female-headed families are faced with limited housing choices. In
addition, single female-headed families also tend to experience a higher level of discrimination
in the rental housing market. Single female-headed households accounted for 14 percent of
Seaside households as of 2000. More than half of these households and seven percent of all
households were single female-headed households with children. For comparison, single maleheaded households made up less than seven percent of the population and those households
with children only accounted for 3.5 percent of all households.
Married couple households and married couple households with children made up a majority
of Seaside households. These households face less difficulty with finding housing because there
are generally two income-earning adults.
Table 23: Households by Type
Household Type
Married Couple Households
With Children Under 18 Years Old
With No Children
Female Householder*
With Children
With No Children
Male Householder*
With Children
With No Children
Non-Family Households
Total Households

Number

Percent

5,386
3,088
2,298
1,371
716
655
642
347
295
654
9,833

54.8%
31.4%
23.4%
13.9%
7.3%
6.7%
6.5%
3.5%
3.0%
6.7%
100.0%

Source: Bureau of the Census, 2000.
*No spouse present

Single female-headed families with children typically face the following issues:

Limited Income
Single female-headed families, earn significantly lower incomes. According to the 1990 and
2000 Census, the number of single female-headed households with children living below the
poverty level declined from 325 to 230.

Childcare Costs
Following housing costs, single female-headed families must allocate a portion of their incomes
towards childcare costs as reliable child care is often necessary in order to retain stable
employment. Compounded with housing costs, child care costs reduce single-parent families’
ability to pay for other necessities such as food and medical care.
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5.

Homeless

An accurate assessment of the homeless population is difficult because of the transient nature of
the population, and because many individuals are not visibly homeless but move around in
temporary living conditions. According to the Monterey County Homeless Census and Needs
Assessment Survey (2007), 893 men, women, and children within the County were homeless on
any given night, of which 27 or three percent were counted as living in Seaside. Of these
homeless, three individuals were considered unsheltered.
Table 24: Homeless Population, Monterey County
Jurisdiction
Carmel
Del Rey Oaks
Greenfield
King City
Marina
Monterey
Pacific Grove
Salinas
Sand City
Seaside
Soledad
Unincorporated
Monterey County

Individuals

Families

Unsheltered*

Total

% of Total

0
0
0
3
47
18
14
180
23
24
0
98
407

0
0
0
0
0
0
0
6
0
0
0
0
6

0
0
0
0
76
7
3
246
2
3
0
143
480

0
0
0
3
123
25
17
432
25
27
0
241
893

0.0%
0.0%
0.0%
0.3%
13.8%
2.8%
1.9%
48.4%
2.8%
3.0%
0.0%
27.0%
100.0%

Source: Monterey County Homeless Census, 2007.
Note: *The unsheltered population includes homeless people counted on the streets, in
vehicles, in makeshift shelters (such as tents) and encampments.

Generally, three types of facilities provide shelter for homeless individuals and families:
emergency shelters, transitional housing, and permanent housing. All three types of facilities
are described below and currently available in Seaside, as illustrated in Table 25.


Emergency Shelter: Provides overnight shelter and fulfills a client’s basic needs (i.e.
food, clothing, and medical care) either on-site or through off-site services.



Transitional Housing: a residence that provides housing for up to two years. Residents
of transitional housing are usually connected to rehabilitative services.



Permanent Supportive Housing: refers to housing that is affordable, service-enriched,
and allows formerly homeless clients to live at the facility on an indefinite basis.

Table 25, below, lists homeless assistance providers in Seaside.
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Table 25: Homeless Service Providers in Seaside
Shelters and Clients
Population Served
Homeless Drop-In Center/ Outreach
Salvation Army/Good
Samaritan, Sand City

Anyone in need

Shelter Outreach Plus

Serves homeless families with
children

Housing Advocacy
Council
Emergency Shelter
Shelter Outreach Plus,
Seaside
Transitional Housing

Persons at risk of homelessness
Single women and women with
children, victims of domestic violence

Salvation Army
Families with children
Permanent Supportive Housing
Casa Max

Individuals or families with
HIV/AIDS

Beds and/or Services
Provides food, shelter, clothing,
counsel, medication, advocacy and
referrals as necessary
Provides utility assistance and case
management
Provides a toll-free and 24-hour
bilingual family help line
Provides deposit assistance,
information, and referrals
16 beds, 6 cribs
9 units, 36 beds
5 beds

Source: Monterey County Department of Social Services, Resource Book, Accessed August, 2008 and Monterey
County Homeless Census and Needs Assessment, 2007.

6.

Farm Labor

Farm workers are a special needs group due to their limited income, language barriers, and the
shortage of affordable housing. There is little consensus among the available data on the
number of farmworkers working or living in Monterey County. The Census reveals that a very
small and declining percentage of the County’s farmworkers in Seaside. Within Seaside, the
1990 Census reported that 437 residents of Seaside were employed in farming, fishing and
forestry occupations. Based on the proximity of Seaside to commercial fishing companies
operating on the Monterey Bay and the commercial fishing nets noted drying in Seaside
residential areas, a safe assumption is that many of the population counted in this group were
fishermen. By 2000, the number of residents employed in those occupations declined 24 percent
to only 332.
Due to the limited number of farmworkers in Seaside and the likelihood that most of the
agricultural population is employed in the fishing industry, the City’s affordable housing
programs generally address the needs of farm laborers in Seaside.

7.

Military Personnel

Often, lower income and an uncertain length of residency affect the housing needs of military
personnel. The City of Seaside was home to the U.S. Army base, Fort Ord which was
inactivated in 1993. In 1990, there were 8,655 people employed in the Armed Forces who
resided in the City. With the base closure, this figure dropped to 1,446 military personnel in
2000, roughly six percent of the population over 16 years of age. A majority of these personnel
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worked at the Defense Language Institute, the Naval Post Graduate School, or the Coast Guard
Station.
The Army contracted with a private development team to replace and/or renovate all housing
units reserved for the military personnel on the Base within seven years. The overall plan is to
demolish 1,588 military housing units within the Seaside City limits and replace them with
1,384 new homes. This slight reduction in net military housing to remain was planned to
correlate with the future expected housing needs of the military on the Monterey Peninsula.
The active and retired military personnel will also continue to be served by the Stillwell
Community Center, commissary, post exchange, and a small medical clinic. 2 No additional
City programs are required to address the needs of the remaining military population.

8.

College Students

The college student population in the area is another significant factor affecting housing
demand. Portions of California State University, Monterey Bay (CSUMB) are located within
North Seaside. According to the CSUMB website, the student population has grown from 3,020
in 2001 to 4,035 in 2007. A majority (55 percent) of these students live in campus apartments or
residence halls. According to the University, approximately 1,803 students (45 percent) enrolled
at CSUMB in 2007 were living off campus, including in Seaside and other nearby communities.
CSUMB’s planned expansion in 2003 anticipated a student population of approximately 8,900
students by 2008, with approximately half of these students commuting and half residing on
campus or in adjacent communities. However, the 2007-2008 school year had a total enrollment
of 4,080 student, less than half of the projected enrollment. Over 1,300 acres of land and a large
existing inventory of buildings, many of them residential, have allowed CSUMB to adopt a
strong residential campus policy. Currently, 55 percent of the enrolled students live on
campus. 3 The campus presently has the capacity to accommodate 5,591 beds (3,332 are for
students) in a variety of single-family, multi-family, and dormitory-type units just with existing
buildings, and additional residential units are planned that will help meet the remaining
needs. 4 The campus currently offers coed dorms, apartments for single and married students
and suites as well as special needs housing for disabled students and international students.
The 2007 CSUMB Master Plan includes plans for additional student housing as well as faculty
and staff housing. No additional City programs are required to address the needs of the student
population.

2
3
4

http://www.crswann.com/ftord/ftord.htm,. “Fort Ord Remembered.”
http://news.csumb.edu/site/x6391.xml#oncampus, CSUMB FAQ, Accessed August 12, 2008.
CSUMB 2007 Master Plan, Draft EIR, Denise Duffy and Associates.
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G.

Publicly Assisted Rental Housing

1.

Tenant-Based Housing Choice Vouchers

The Housing Choice Voucher program is the federal government's major program for assisting
extremely low and very low income families, the elderly, and the disabled to rent decent, safe,
and sanitary housing in the private market. Since the rental assistance is provided on behalf of
the family or individual, participants are able to find and lease privately owned housing,
including single-family homes, townhouses and apartments from landlords who accept
vouchers.
The Housing Authority of the County of Monterey (HACM) coordinates and administers
Section 8 rental assistance on behalf of the City of Seaside.

2.

Project-Based Rental Housing Assistance

Housing units developed with public subsidies are an important source of affordable housing
to lower income households. Preserving the long-term affordability of such housing units is
usually the most cost-effective means to providing decent and affordable housing to the lower
income households in a community. Recognizing this important resource, State Housing
Element law requires that a jurisdiction examine the potential loss of publicly subsidized multifamily rental housing for lower income households due to expiration of deed restrictions,
affordability covenants, and/or subsidy contracts. This section evaluates the publicly assisted
multi-family rental housing in Seaside that is at risk of converting to market-rate housing and
the cost to preserve or replace the at-risk units. Resources and programs for preservation or
replacement are discussed in later sections.
Table 26 is an inventory of assisted rental housing projects in Seaside. A total of 441 assisted
units are provided in four developments, including units assisted through a variety of federal
programs. These programs include HUD Section 8 and Section 236 Programs.
Table 26: Inventory of Assisted Rental Housing
Development Name

Total
Units

Household
Type

Hannon Assembled
Apartments

133

Family

Del Monte Manor

192

Family

5200 Coe Avenue

36

Family

80
441

Senior

Villa Del Monte
Total

Funding Source
Section 236
Section 8 (85 units)
Section 236
Section 8 (98 units)
Inclusionary Housing
Requirement
Section 8 (80 units)

Expiration of
Affordability
3/31/2022
3/31/2009
6/1/2010
9/30/2009
9/2063
2010

Sources:
1. City of Seaside.
2. HUD Multi-Family Housing databases (www.huduser.org).
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Potential Loss of Assisted Housing Units
Over time, rent-restricted units can lose their affordability controls and revert to non-lowincome uses. For instance, projects are typically considered at risk due to: 1) the prepayment of
HUD- or FHA-insured mortgage loans and opting out of affordability controls; and 2)
expiration of Section 8 or other subsidy contracts. The City must evaluate the potential loss of
assisted rental housing over a ten-year planning period, from July 1, 2009 through June 30, 2019.
Three of the four affordable housing projects in the City are considered at risk of converting to
market-rate housing.
Hannon Assembled Apartments: The Hannon Assembled Apartments consists of 133
subsidized rental units ranging from one- to five-bedroom townhouse style apartments. The
project was originally financed through the Federal Section 236 program, which provides an
option for the property owner to prepay the remaining mortgage after 20 years. There is also a
Section 8 rental subsidy contract for 85 units that will expire in March 2009. Section 8 contract
for this project is subject to renewal with HUD annually.
Hannon Assembled Apartments has been eligible for prepayment and opt out of the HUD
Section 236 program since 2002. As of December 4, 2008, no Notice of Intent (NOI) to prepay
the remaining mortgage and opt out of the program has been filed. 5
Del Monte Manor: Del Monte Manor consists of 192 studio to three-bedroom units. The project
was financed through the federal Section 236 program, which provides an option for the
property owner to prepay the remaining mortgage after 20 years. The earliest prepayment date
for the Section 236 loan is April 28, 2010. Of the 192 units, 98 units receive additional federal
assistance through the project-based Section 8 program. The Section 8 contract on these units
will expire on September 30, 2009. Section 8 contract for this project is subject to renewal with
HUD annually.
Villa Del Monte: Villa Del Monte consists of 48 senior apartments, with 8 affordable units. The
project was sponsored by the Seaside Civic League. The mortgage will be paid off in 2010 and
the project may risk losing federal funding. The Monterey County Housing Authority is
preparing a feasibility study to investigate options with regards to this property.

Preservation and Replacement Options
Hannon Assembled Apartments, Del Monte Manor, and Villa Del Monte are at risk of
converting to market-rate housing either through prepayment and opting out of low-income
use restrictions or through termination of the Section 8 rental assistance. Preservation or
replacement of at-risk units in Seaside can be achieved in several ways:






5

Transfer of ownership to nonprofit organizations
Provision of rental assistance
Replacement or development of new units
Purchase of affordability covenants
Refinance of remaining mortgage

HUD Multi-Family Housing Data, www.huduser.org, December 4, 2008.
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Transfer of Ownership: Transferring ownership of at-risk projects to nonprofit organizations
has several benefits: (1) affordability controls can be secured indefinitely and (2) the project
would be eligible for a range of government assistance. This option is only applicable to the
privately owned housing projects. Also, regardless of the number of assisted units in each
project, the cost of transferring the property applies to the entire project, including assisted and
non-assisted units.
As shown in Table 27, the estimated market value for the 405 units in the three at-risk housing
projects is $37.6 million based on typical assumptions for current market rents and general
average operating costs. These estimates are intended to demonstrate the magnitude of costs
relative to other preservation and replacement options; actual market values will depend on the
building and market conditions at the time of appraisal.
Table 27: Estimated Market Value
Family Apartments
Number of Units
Average Unit Size
Current Market Rent (from Table 13)
Monthly Gross Income
Less 2.5% Vacancy Adjustment
Less Operating Cost (40% of monthly gross income)
Net Monthly Income
Net Annual Income
Estimated Market Value
(divide net annual income by 10.6% capitalization rate)

Senior
Apartments

325
2-bedroom
$1,515

80
1-bedroom
$1,073

$492,375
$12,309
$196,950
$283,116
$3,397,392

$85,840
$2,146
$34,336
$49,361
$592,332

$32,050,867

$5,588,038

Source: All calculations by Veronica Tam and Associate, 2009.
Assumptions:
1. Two-bedroom units are used to calculate the estimated value as the unit size distribution of total project units is
unknown.
2. Capitalization rate of 10.6 percent (or a multiplier of 9.4) is used for buildings of fair conditions.

Rental Assistance: Should at-risk projects convert to market-rate housing or lose their Section 8
subsidies, rental assistance using other funding sources may help maintain unit affordability.
The feasibility of this option depends on the willingness of property owners to accept rental
Table 28 presents a simplified
assistance and the availability of funds for rental assistance.
analysis of rent subsidies required. Rent subsidies required are calculated only for the 263
assisted units (85 units at Hannon Assembled Apartments, 98 units at Del Monte Manor, and 80
units at Villa Del Monte). The rent subsidies for one year (in 2008 dollars) are about $1.3
million. However, over 20 years, the total subsidies are estimated at $34 million.
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Table 28: Estimated Rent Subsidies
Very Low Income
Monthly Affordable Housing Cost
Monthly Affordable Housing Cost
(less Utilities – see Table 17)

Senior Apartments

Family Apartments
$32,400
(4-person household)
$810

$25,900
(2-person household)
$648

$702

$562

$1,125
(2-bedroom unit)
$423
183
$77,409
$928,908
$23,728,627

$980
(1-bedroom unit)
$418
80
$33,440
$401,280
$10,250,560

Fair Market Rent
Per Unit Subsidy
Total Number of At-Risk Units
Monthly Subsidies Required
Annual Subsidies Required
20-Year Subsidy Contracts

Source: All calculations by Veronica Tam and Associates, 2009
Assumptions
1. Two-bedroom units are used to calculate the estimated value as the unit size distribution of assisted units can
fluctuate monthly.
2. An annual inflation rate of 2.5% is used to estimate future value of 20-year subsidy contracts.

For certain Section 8-assisted projects, HUD offers the Market-to-Market or Mark-up-to-Market
program as a preservation option. If current contract rents exceed the Fair Market Rent (FMR),
HUD gives favorable tax treatment to property owners provided that the rents are marked
down to comparable FMRs and units are preserved as affordable housing for very low-income
households (Market-to-Market). For units renting below FMR, HUD encourages the for–profit
owners to remain in the Section 8 program by allowing rents to be marked up to comparable
market rents, not exceeding 150 percent of the FMR (Mark-up-to-Market). According to HUD
data, Hannon Assembled Apartments may qualify for Mark-up-to-Market, while Del Monte
Manor may qualify for Market-to-Market incentives.
Purchase of Affordability Covenant: Another option to preserve the affordability of at-risk
projects is to provide an incentive package to the owners eligible to opt out of affordability
control to maintain the projects as low income housing. This option is applicable to Hannon
and Villa Del Monte. Incentives could include writing down the interest rate on the remaining
loan balance (refinancing), providing new loans or grants for rehabilitation works, and/or
supplementing the Section 8 subsidy received to market levels. The feasibility of this option
depends on whether the units require rehabilitation or are too highly leveraged. By providing
lump-sum financial incentives, on-going subsidies in rents, or reduced mortgage interest rates,
the City can ensure that some units remain affordable.
Construction of Replacement Units: The construction of new low-income housing units is a
means to replace at-risk units should they be converted to market rate housing. The cost of
developing housing depends upon density, size of the units, location, land costs, and type of
construction. As later discussed in Section 3, Housing Constraints of this Technical Appendix,
the cost to construct good quality single-family housing is about $95 per square foot, with
multi-family construction being lower. Typically, construction cost makes up approximately 50
to 60 percent of the total development costs. Assuming an average unit size of 800 square feet, a
per-square-foot construction cost of $80, an average per-unit land cost $20,000, and an
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additional 40 percent cost factor for predevelopment and soft costs (e.g. architectural and
engineering fees), the development cost of a multi-family unit in Seaside is approximately
$200,000. The cost to replace the 263 for-profit owned at-risk units is estimated at
approximately $52.6 million.

Comparison of Options
Different housing projects have different preservation/replacement options. For non-profit
owned projects not eligible to opt out of low income use restrictions, continuing the rent
subsidies is possibly the only option available and needed to maintain the affordability of the
units. For for-profit owned projects, transfer of ownership, purchase of affordability covenants,
and construction of replacement units are all available options. Typically, preservation of
existing units is less costly than building new units. An additional factor affecting feasibility is
the relative availability of funding for the various options.

H.

Estimates of Housing Need

The Comprehensive Housing Affordability Strategy (CHAS) developed by the Census for HUD
provides detailed information on housing needs by income level for different types of
households in Seaside. Detailed CHAS data based on the 2000 Census is displayed in Table 29.
Housing problems considered by CHAS include:





Units with physical defects (lacking complete kitchen or bathroom);
Overcrowded conditions (housing units with more than one person per room);
Housing cost burden, including utilities, exceeding 30 percent of gross income; or
Severe housing cost burden, including utilities, exceeding 50 percent of gross income.

The types of problems vary according to household income, type and tenure. Some highlights
include:


In Seaside, renter- and owner-households have similar rates of housing problems (49
percent for renters and 45 percent for owners).



100 percent of extremely low income large family renters have housing problems and
pay more than 30 percent of their income on housing costs.



Nearly half (49 percent) of elderly renters had a housing problem.
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Table 29: Estimated Housing Needs
Elderly
Extremely Low (0-30% AMI)
% housing problems
Cost Burden >30%
Cost Burden > 50%
Very Low (31-50% AMI)
% housing problems
Cost Burden >30%
Cost Burden > 50%
Low Income (51-80& AMI)
% housing problems
Cost Burden >30%
Cost Burden > 50%
Moderate/Above (81%+ AMI)
% housing problems
Cost Burden >30%
Cost Burden > 50%
Total
% housing problems
Cost Burden >30%
Cost Burden > 50%

76
54%
54%
30%
73
81%
81%
26%
28
64%
64%
14%
73
6%
0%
0%
250
49%
47%
18%

Renters
Large
Families
119
100%
100%
88%
149
87%
82%
15%
418
84%
33%
2%
555
67%
0%
0%
1,241
78%
31%
11%

All
Renters
657
80%
77%
64%
815
72%
69%
27%
1,464
63%
42%
5%
2,556
25%
4%
0%
5,492
49%
33%
13%

Owners
All
Elderly
Owners
134
320
70%
75%
70%
72%
59%
65%
178
350
19%
56%
19%
49%
11%
29%
320
808
36%
61%
36%
56%
31%
35%
589
2,828
17%
27%
17%
19%
2%
3%
1,221
4,306
28%
39%
28%
32%
17%
16%

Total
977
78%
75%
65%
1,165
67%
23%
27%
2,272
62%
47%
16%
5,384
26%
12%
2%
9,798
45%
32%
14%

Source: CHAS Data, 2000.
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3.

Housing Constraints

Various nongovernmental factors, governmental regulations, and environmental issues pose
constraints to the provision of adequate and affordable housing. These constraints may result
in housing that is not affordable to lower and moderate income households, or may render
residential construction economically infeasible for developers. This section analyzes these
potential constraints.

A.

Nongovernmental Constraints

Nongovernmental constraints refer to market factors that impact the maintenance,
development, and improvement of affordable housing. Although every community is impacted
to varying degrees by market constraints, the City of Seaside has instituted policies and
programs to offset the impact of market forces and conserve and expand the availability of safe,
decent, and affordable housing opportunities.

1.

Market Constraints

Several local and regional constraints hinder the ability to accommodate Seaside’s housing
demand. Seaside is located near scenic Monterey Bay and the Silicon Valley, which contributes
to a high demand for housing. Although the total population has declined since 1990 due to the
closure of the Fort Ord military base, housing unit production has not kept pace with the
population and employment growth evidenced in the Monterey Peninsula, Salinas Valley, and
Silicon Valley. The high cost of land, rising development costs, and neighborhood opposition
can make it expensive for developers to build housing to support the region’s growing
workforce.

Development Costs and Financing
Development costs include the price of construction materials, land, labor, and other associated
costs. The cost and availability of financing also affects the financial feasibility of a project and
the ability of homeowners to purchase or improve their housing. This section details the impact
of development cost and financing upon housing.
Construction Costs: Construction costs vary widely according to the type of development, with
multi-family housing being generally less expensive to construct per unit than single-family
housing. However, within each type of development, construction costs vary significantly,
depending on the size of the unit and the number and quality of amenities that are offered.
Amenities include such items as fireplaces, swimming pools, tennis courts, grade of carpeting
and tile used types of appliances and light fixtures, and the quality of the cabinetry and
woodwork.
Construction costs are the largest component of total costs for a single-family detached unit,
accounting for 30 to 40 percent of the finished sale price. According to RS Means Residential
Square Foot Costs (2008), construction costs for an average two-story single-family home (2,000
square feet of living area), and built of stucco on wood frame total $95.48 per square-foot in the
Seaside area. For multi-family attached units, construction costs are slightly lower as
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developers can usually benefit from economies of scale with discounts for materials and
diffusion of equipment mobilization costs.
Land Costs: The cost of raw land typically accounts for a large share of total housing
production costs as well as the necessary improvements that must be made to a particular site.
The diminishing supply of residential land combined with a fairly high demand for housing
(until 2007) have kept land cost relatively high in Monterey County. Undeveloped 0.1-acre and
0.2-acre single family residential lots with approved building plans and access to water were
advertised for sale in September 2008 for $250,000 and $525,000, respectively. A 0.9-acre singlefamily residential lot without access to water was listed for sale for $750,000.

Construction Financing
Prior to the recession of the early 1990s, and significant changes in lending practices following
the savings and loan scandal of the late 1980s, developers could receive loans for 100 percent or
more of a project’s estimated future value. Now, construction loans are rarely available for over
75 percent of the future project value for multi-family developments. This means that
developers must usually supply at least 25 percent of the project value upfront, and perhaps
more if the total cost is more than 75 percent of the estimated value of the project.
The financing of a residential project, particularly affordable housing is quite complex. The
level of subsidies required for affordable projects typically necessitate the pooling of multiple
funding sources. Some State housing programs require site control as a prerequisite for
applying for funding. However, site control is the most challenging aspect of affordable
housing development when nonprofit developers have little resources to compete for the land
available on the market.
As described later in this document, the City supports the production of affordable housing by
allocating water credits to developments affordable to lower income households. The City also
offers other development incentives that increase the cash flow of a project to help finance
affordable units. The City writes down land costs, and provides loans and financial assistance
for qualified projects to facilitate affordable projects for special needs groups.

Buyer Access to Financing
Between 2000 and 2006, home prices escalated and after falling to historic lows earlier this
decade, interest rates were again on the rise and had a substantial impact on housing costs for
purchasers. Many homebuyers chose variable rates as they might be a percentage point or two
lower than fixed rate mortgages. However, the ability of lending institutions to raise rates to
adjust for inflation resulted in mortgage holders overextending themselves financially, as well
as returning to a situation where high financing costs substantially constrain the housing
market.
The availability of financing largely affects a person’s ability to purchase or improve a home.
Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required to
disclose information on the disposition of loan applications by the income, gender, and race of
the applicants. This applies to all loan applications for home purchases, improvements and
refinancing, whether financed at market rate or with government assistance.
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Table 30 summarizes the disposition of loan applications submitted to financial institutions for
home purchase, refinance, and home improvement loans within City of Seaside. 6 Included is
information on loan applications that were approved and originated 7, approved but not
accepted by the applicant, denied, withdrawn by the applicant, or incomplete.
Table 30: Disposition of Home Loans - 2006
Disposition

Home Purchase
GovernmentConventional
Backed
#
%
#
%

Approved, Originated
Approved, Not Accepted
Denied
Withdrawn
Incomplete
Total

0
0
0
0
0
0

0%
0%
0%
0%
0%
100%

287
56
195
57
14
609

47%
9%
32%
9%
2%
100%

Refinances
#
830
201
447
259
51
1,788

%
46%
11%
25%
14%
3%
100%

Home
Improvement
#

%

109
18
69
15
7
218

50%
8%
32%
7%
3%
100%

Source: Home Mortgage Disclosure Act (HMDA) data, 2008.

Home Purchase Loans
In 2006, a total of 609 households applied for conventional loans to purchase homes in Seaside.
The overall loan approval rate was 56 percent and 32 percent of applications were denied. No
applications were submitted for the purchase of a home in Seaside through government-backed
loan programs (e.g. FHA, VA). To be eligible for such loans, residents must not exceed the
income limits established for the program and the home value must be below a capped value.
During 2006, the housing market was at its peak. Few lower and moderate income households
would be able to purchase a home in Seaside and few homes available on the market would be
below the capped price.

Refinance Loans
Relatively low interest rates and a high prevalence of interest-only, adjustable rate, and balloon
payment mortgages led Seaside residents to file 1,788 applications for home refinance loans in
2006. Approximately 57 percent of these applications were approved, while another 25 percent
were denied.

Home Improvement Loans
The same proportion of Seaside applicants were denied for home improvement loans as for
home purchase loans. Although 32 percent of applicants were denied, 58 percent of
applications for home improvement loans were approved by lending institutions in 2006. The
large proportion of home improvement loan denials may be explained by the nature of these
loans. Most applicants already maintain a mortgage loan and therefore have high debt-toincome ratio to qualify for additional financing.

6

7

HMDA data is not available by political boundaries. The census tracts that generally approximate city
boundaries are used to provide data for Seaside.
An originated loan is one that is approved by the lender and accepted by the applicant.
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Foreclosures
With low interest rates, “creative” financing (e.g., zero down, interest only, adjustable loans),
and predatory lending practices (e.g. aggressive marketing, hidden fees, negative amortization),
many households nationwide purchased homes that were beyond their financial means
between 2000 and 2006. Under the assumption that refinancing to lower interest rates would
always be an option and home prices would continue to rise sharply, many households were
unprepared for the hikes in interest rates, expiration of short-term fixed rates, and decline in
sales prices that set off in 2006. Suddenly faced with significantly inflated mortgage payments,
and mortgage loans that are larger than the worth of the homes, many had to resort to
foreclosing their homes.
With implosion of the mortgage lending
market, many households have difficulty
obtaining new mortgage loans or refinancing,
even for above moderate income households.
In Monterey County, 1,688 homeowners filed
Notices of Default (NODs) and 847 homes
were foreclosed upon in the second quarter of
2008. 8 DataQuick reports that approximately
46 percent of homeowners who go into
default are able to work out financial
arrangements to either keep their houses or
sell them and pay off their debts. 9
Between June 2008 and January 2009, Seaside
A foreclosed home in Seaside
had 174 foreclosures, with 71 of these
foreclosures being resold. 10 However, on average a foreclosed property took 99 days to resale,
while some units took over 200 days to resale. Among the 174 foreclosed homes in Seaside,
more than 60 percent were detached single-family homes and another 25 percent were attached
homes such as units in planned developments.

8
9
10

http://www.dqnews.com/News/California/CA-Foreclosures/RRFor080722.aspx, accessed September 14, 2008.
http://www.sacbee.com/103/story/455762.html, accessed September 14, 2008.
County of Monterey Assessor’s Office, three-day sales data.
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B.

Governmental Constraints

Local policies and regulations can impact the price of housing and, in particular, affordable
housing. Local policies and regulations may include land use controls, site improvement
requirements, fees and exactions, permit processing procedures, and other issues. This section
discusses potential governmental constraints to housing investment as well as measures to
mitigate potential impacts.

1.

Land Use Controls

The Land Use Element of the Seaside General Plan sets forth policies for residential
development. These land use policies, coupled with zoning regulations, establish the amount
and distribution of land to be allocated for different uses. Housing supply and costs are
affected by the amount of land designated for residential use, the density at which residential
development is permitted, and the standards that govern the character of development. The
following land use designations allow residential development in Seaside:


Low Density Single-Family Residential (RLS): This designation is applied to areas
with existing or planned detached single-family residential units. The maximum
density allowed on lands designated RLS is eight dwelling units per acre.



Medium Density Single-Family Residential (RMS): This designation allows detached
single-family units at densities of up to 12 dwelling units per acre and is applied
primarily to neighborhoods located in the central core of the City that are already
developed with this type of use.



Medium Density Residential (RM): The Medium Density Residential designation
provides for single-family attached and detached dwelling units, including duplexes,
triplexes, and condominiums, at densities of up to 15 dwelling units per acre.



High Density Residential (RH): This designation is applied in areas of the City with
existing or planned multi-family residential units at a density of up to 25 dwelling units
per acre. Dwellings may include apartments, townhomes, and condominiums. Mobile
home parks, professional office, convalescent homes, and care facilities are also
provided. In keeping with the City’s goal of not concentrating large developments of
multi-family housing in one area, the RH designation is applied throughout the City.



Mixed Use (MX): Seaside has developed a Mixed Use category as a way to promote
pedestrian and transit-oriented activity centers that have a mixture of residential,
commercial, office, and civic uses. The Mixed Use category is applied in areas that are
conveniently located adjacent to existing population centers. This land use designation
assumes Community Commercial type development on approximately 65 percent of the
acreage, with high density multi-family units at a maximum of 25 dwelling units per
acre on 35 percent of the acreage. Under this designation, residential and commercial
uses may be developed on the same parcel (i.e., residential above commercial).

The General Plan Land Use Element is implemented by the Seaside Zoning Code. Table 31
summarizes the land use designations and zoning districts that either allow residential
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development as a permitted use or through consideration of a discretionary process, via a Use
Permit (UP).
Table 31: Land Use Designations
General Plan Land Use
Designation
Low Density Single
Family Residential
(RLS)
Medium Density Single
Family Residential
(RMS)

Corresponding Zone District(s)
Single-Family Residential (RS-8)

Detached single-family homes

Single-Family Residential (RS-12)

Detached single-family homes

Medium Density
Residential (RM)

Medium Density Residential (RM)

High Density
Residential (RH)

High Density Residential (RH)

Mixed Use (MX)
Military (M)

Primary Residential Types

Downtown Commercial (CD);
Commercial Mixed Use (CMX);
Community Commercial (CC);
Regional Commercial (CRG)
Military (M)

Attached and detached single-family
homes; duplexes; triplexes; some
condominiums
Mix of multifamily uses: apartments;
townhomes; condominiums;
convalescent homes; care facilities
Mixed use, pedestrian-oriented
development, including multi-family
Military housing

Source: Seaside Zoning Code, December 2006.

2.

Inclusionary Housing Policy

The City of Seaside has adopted an inclusionary housing requirements in its Zoning Ordinance.
All residential development, including condominium conversions, are required to provide at
least 20 percent of their total units affordable to moderate, low or very low income households.
The number of inclusionary units required is determined at the tentative or parcel map stage or
at the issuance of a building permit, if a processing map is not required. At least one third of
the required inclusionary units must be restricted to low income households. An additional one
third inclusionary units must be restricted for very low income households and the remaining
third can be moderate income. In order to encourage the development of very and low income
housing the City Council has the authority to permit the following equivalants:



Each very low income unit is equivalent to two moderate-income units
Each low income unit is equivalent to 1.5 moderate income units.

Inclusionary units can be for sale or rental. For sale inclusionary units must be priced at an
affordable sale price with renewed restrictions upon each change of ownership up to the 30year affordability period. The maximum sale price for the resale of an inclusionary housing
units must be lower of either the fair market value or the seller’s lawful purchase price
increased by the lesser of the rate of increase of area median income during the seller’s
ownership or the rate at which the consumer price index increased during the seller’s
ownership. Sellers are able to recover the market value of capital improvements made to the
property.
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The inclusionary housing policy is not a constraint on housing because it includes reasonable
exemptions and fosters the creation of affordable housing. Density bonus units are not
included when determining the number of required inclusionary units. Affordable housing
developments with units that are very low, low and moderate income restricted are exempt
from the ordinance, as is housing constructed by a government agency and second dwelling
units. The City of Seaside offers three alternatives to developers to satisfy inclusionary housing
requirements:
1. Off Site Construction: Units can be constructed off site if the inclusionary units will be
located in an area that the Council finds is in greater need of affordable housing.
2. Land Dedication: In lieu of building inclusionary units, a developer can choose to
dedicate land to the City suitable for the construction of inclusionary units that the
Council determines to be of equivalent or greater value than is produced by applying
the inclusionary obligation.
3. Combination: The Council may accept any combination of on-site construction, off-site
construction, in-lieu fees and land dedication that at least equal the cost of providing
inclusionary units on-site construction. The value of a proposed land dedication will be
determined by a City appointed appraiser.
The Council can approve, conditionally approve or reject any alternative proposed by a
developer. Any approval or conditional approval must be based on the finding that affordable
housing creation would be better served by a proposed alternative. When making a finding, the
Council must consider the following:
1. Whether implementation of an alternative would overly concentrate inclusionary units
within any specific area and, if so, must reject the alternative unless the undesirable
concentration of inclusionary units is offset by other identified benefits that flow from
implementation of the alternative is issue; and
2. The extent to which other factors affect the feasibility of prompt construction of the
inclusionary units on the property, such as costs and delays, the need for an appraisal,
site design, zoning, infrastructure, clear title, grading and environmental review.
A developer can also apply for an adjustment or waiver of of inclusionary housing
requirements which the Council determines. To receive an adjustment or waiver, the developer
must make a showing when they are applying for a first approval for the residential
development and/or as part of any appeal that the City provides as part of the process for the
first approval. In determining whether a developer is eligible for an adjustment the Council
assumes the following:
1. That the developer is subject to the inclusionary housing requirement or in-lieu fee;
2. The extent to which the developer will benefit from inclusionary incentives;
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3. That the developer will be obligated to provide the most economical inclusionary units
feasible in terms of construction, design, location and tenure; and
4. That the developer is likely to obtain other housing subsidies where such funds are
reasonably available.
Inclusionary housing is not a constraint on housing development in Seaside due to the low
market-rate cost of housing in the City. A development scenario that is currently being
proposed for 640 Francis Avenue in Seaside demonstrates that affordable housing created by
the inclusionary housing policy is similar in price to market-rate units (Error! Reference source
not found.). This project is currently entitled and has received occupancy permits. It is the
conversion of a mixed use building to multi-family.
Based on the development scenario, a moderate income restricted unit will generate more rental
income than a market rate unit as shown in Error! Reference source not found., offsetting a
portion of the subsidies for the low income units. A moderate income household can affordable
to pay between $1,363 to $2,100 (see Table 17). The rent for a market rate unit as well as the
designated moderate-income units are both affordable to moderate income households.
Table 32: Proposed Affordable Housing Scenario, November 10, 2008
Unit
Affordability

Approx. Unit
Size

Low-Income
Moderate-Income
Market Rate

675 sf
793 sf
914 sf

Monthly Rent w/
Tenant-Paid
Utilities1
$875
$1,750
N/A

Utility
Allowance2
$973
$973
N/A

Monthly Rent w/
Landlord-Paid
Utilities
$778
$1,653
$1,3004

Source: City of Seaside, 2010.
Notes:
1. Based on Monterey County Housing Office 2008 Income Limits and Maximum Rental Allowances, effective
January 1, 2008 to December 31, 2008.
2. Based on Housing Authority of Monterey County, Section 8 Allowances for Tenant-Purchased Utilities and
Other Services, effective Jan. 1, 2008 to Dec. 31, 2008.
3. Includes gas space heating, gas cooking, gas water heating, water, sewer, trash collection and refrigerator.
4. Based on conversation with Applicant for current rental rate for existing units.
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3.

Residential Development Standards

Seaside regulates the type, location, density, and scale of residential development primarily
through the Zoning Code. Zoning regulations are designed to protect and promote the health,
safety, and general welfare of residents, implement the policies of the City’s General Plan, and
preserve the character and integrity of neighborhoods. Table 33 summarizes the most pertinent
residential development standards in Seaside.
Table 33: Residential Development Standards
Standard

RS-8

RS-12

RM

RH

CD, CMX, CC

Min. Lot Size
Min. Lot
Width

5,500 sf

3,750 sf

3,750 sf

3,750 sf

4,000 sf

40’

50’

50’

40’

8 dua/1 du per
parcel

15 dua

25 dua

25 dua

15’
Single Dwellings:
5’ (<24’ tall), 15’
combined with 5’
on one side (>24’
tall)
10’ (common wall
or zero lot line)
Other Buildings:
5’ (<24’ tall), 30’
combined, with 12’
on one side (>24’
tall)

15’

0’

Single Dwellings:
5’ (<24’ tall), 15’
combined with 5’ on
one side (>24’ tall)
10’ (common wall or
zero lot line)

0’

Other Buildings:
5’ (<24’ tall), 30’
combined, with 12’ on
one side (>24’ tall)

0’

Max. Density
Setbacks
Front

Side Interior

15’

5’ min. 10’
combined;
10’ (common wall or
zero lot line)

0.45(1)

10’ (single dwellings)
15’ (other buildings)
15’ (<24’ tall)
20’ (>24’ tall)
0.45(1)

2.0(2)

65%

65%

60%

90%

300 sf

N/A

300 sf

N/A

24’(4)(5)

24’(4)(6)
36’(7)

24’(4)(6)
48’(7)

4 stories
or 48’

Side – Street

10’

10’

Rear

15’

15’

0.45(1)

Max. FAR
Max. Lot
Coverage(3)
Min. Open
Space
Max. Height

0’
0’

Source: Seaside Zoning Ordinance, December 2006
dua = dwelling units per acre
Notes:
1. Exclude garages up to 440 sf from FAR calculations.
2. FAR for CC district is 2.0 in Broadway Corridor; 0.50 elsewhere in CC district.
3. Buildings and pavement.
4. Architectural Review approval required for structures over 18’ tall.
5. Maximum 30’ height if height is compatible with lot size and surrounding properties, consistent with building
size, and allows for exceptional architectural design.
6. Single-Family, Duplex, and Triplex units
7. Multi-family units
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Lot Standards
The minimum lot sizes for residential lots in Seaside range from 3,750 square feet to 5,500
square feet. The RS-12, RM, and RH zones allow small lots of 3,750 square feet for single-family
as well as high density residential units. The commercial mixed use zones (CD, CMX and CC)
allow a minimum lot size of 4,000 square feet. The largest minimum lot size of 5,500 square feet
is only required in the RS zone. Lot widths are 40 feet in the RS and Commercial zones, and are
50 feet in the medium and high density residential zones. These minimum lot size standards
are typical and cover the majority of the City and do not constrain residential development.

Residential Density
The lowest housing unit density maximum in Seaside is set at eight units per acre in the RS
zones. The medium density zone (RM) has a maximum density of 15 units per acre and the
maximum residential density in the City is 25 units per acre in the remaining residential zones.
A maximum residential density of 25 units per acre is allowed in the Downtown Commercial
(CD), Commercial Mixed Use (CMX), and Community Commercial (CC) Zoning Districts only
on second floors as part of a mixed use project. Residential uses are not permitted in all other
commercial zones. Seaside is a small residential community that allows for moderately high
density development.

Lot Coverage
The Zoning Code establishes a maximum lot coverage of 65 percent for the RS and RM zones
and 60 percent for the RH zone. Commercial zones where residential uses are allowed set a
maximum lot coverage of 90 percent for residential and residential mixed-use developments.
The City’s lot coverage standards are typical, and the larger the lot, the more feasible to achieve
the maximum allowable density.

Yard Setbacks
Commercial mixed use zones in Seaside have no setback requirements. All residential zones
have a 15-foot front setback, 10- to 15-foot side setbacks, and 15- to 20-foot rear setbacks. These
setbacks are intended to create a safe and visually cohesive aesthetic to residential development
throughout the City.

Height Limits
Seaside allows height limits of up to 24 feet in low density residential zones, which allows up to
two stories with review approval. Multi-family units can be as high as 36 and 48 feet in the
medium and high density residential zones, respectively. Commercial zones where residential
uses are permitted can accommodate buildings up to 48 feet. These height limits can
accommodate three- to four-story buildings, allowing the achievement of maximum permitted
densities.

Parking Standards
In addition to the development standards identified above, Seaside requires a certain number of
parking spaces to be provided for each new residential unit. The requirements are identified in
Table 34. Typically, the cost associated with parking construction (particularly covered
parking) can be viewed as a constraint to affordable housing development, particularly for
multi-family housing. Seaside’s parking requirements are designed to accommodate vehicle
ownership rates associated with different residential uses. The City also offers reduced parking
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requirements for senior housing. Overall, the City’s parking standards for multi-family and
senior housing developments are comparable to parking standards established by the State
density bonus law for affordable housing projects.
Table 34: Parking Standards
Unit Type
Single-Family
Attached
Single-Family
Detached
Duplex, Triplex,
Fourplex
Multiple-Family
Mobile Homes
Senior Housing
Accessory Units

Parking Spaces Required
2 covered spaces per unit, plus 1 space reserved
for guests
2 covered spaces per dwelling unit
1 covered space per dwelling unit, plus 1 space
for each 2 units reserved for guest parking
1 covered space per dwelling unit, plus 1 space
for each 2 units reserved for guest parking (units
0 - 1,800 sf in area)
1 to 2 covered spaces per dwelling unit
1 space per unit with half the spaces covered,
plus 1 space for each 10 units reserved for guest
parking
1 additional parking space

Unit Type
Single-family attached
Single-family detached
Duplex, triplex, fourplex
Multiple-family
Mobile Homes
Senior Housing
Accessory Units

Source: City of Seaside Zoning Code, Section 17.34.040, Table 3-7 Parking Requirements by Land Use.

4.

Flexibility from Development Standards

Seaside provides several mechanisms to maintain flexibility in development standards. This
flexibility is an important means to address limitations inherent at a specific site (e.g.,
topographic, geographic, physical, or otherwise), as well as provide a means to address other
important goals and objectives of the City Council, such as providing affordable housing for all
income groups.

Planned Development Permit
The Planned Development Permit is intended to provide for flexibility in the application of
Zoning Code standards to proposed development under limited and unique circumstances. The
purpose is to allow consideration of innovation in site planning and other aspects of project
design, and more effective design responses to site features, uses on adjoining properties, and
environmental impacts than the Zoning Code standards would produce without adjustment.

Density Bonus Ordinance
A density bonus up to 35 percent over the otherwise maximum allowable residential density
under the applicable zoning district is available to developers who provide affordable housing
as part of their projects. State law also entitles developers of eligible affordable and senior
housing to at least one regulatory concession or incentive. Density bonuses, together with the
incentives and/or concessions, result in a lower average cost of land per dwelling unit thereby
making the provision of affordable housing more feasible.

Mixed-Use District
The mixed-use district permits residential development in conjunction with certain office
and/or commercial uses within potential pedestrian- and transit-oriented activity centers. It
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has been used successfully to combine apartments with retail and offices along major
thoroughfares and is a return to the mixed land use of older downtown areas. The General Plan
provides for approximately 37 acres of mixed use development in the downtown area and 89
contiguous acres in North Seaside near the CSUMB campus.

Design Flexibility of Substandard Lots
This option provides relief from established zoning requirements for single family units on
substandard lots. The standards allow exceptions to setback requirements in exchange for
architectural design features to enhance the development and maximize use of remaining open
space on the property. This provision of the Zoning Code has been used on several occasions to
foster development on lots which otherwise could not be developed.
In summary, the City of Seaside provides design
flexibility in its zoning ordinance to facilitate and
encourage infill development and housing
opportunities in single-family, multi-family, and
commercial zones. These incentives can be used
to mitigate any potential impact of residential
development standards on the cost and
affordability of housing. As later illustrated in
the three conceptual site plans, development
standards in the City can facilitate a variety of
housing types and densities, including family
apartments,
senior
apartments,
and
townhomes/condominiums.

5.

An example of infill housing in Seaside

Coastal Zone

Pursuant to State law, a jurisdiction must maintain records of affordable housing in the Coastal
Zone. Specifically, demolition of housing units previously occupied by low and moderate
income households must be replaced. However, several exceptions apply:


The conversion or demolition of a residential structure that contains fewer than three
dwelling units, or, in the event that a proposed conversion or demolition involves more
than one residential structure, the conversion or demolition of 10 or fewer dwelling
units.



The conversion or demolition of a residential structure for purposes of a nonresidential
use which is either "coastal dependent" or "coastal related" uses such as visitor-serving
commercial or recreational facilities, coastal-dependent industry, or boating or harbor
facilities.



The conversion or demolition of a residential structure located within the jurisdiction
that has less than 50 acres of vacant, privately owned land available for residential use
within the coastal zone or three miles from the coastal zone.
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The conversion or demolition of a residential structure located within the jurisdiction,
where a procedure has been established to allow an applicant for conversion or
demolition to pay an in-lieu fee for affordable housing development.

Although a portion of Seaside is located in the Coastal Zone, privately held vacant lands do not
total more than 50 acres. Furthermore, most demolition activities that had occurred involved
structures of fewer than three units.
The Del Monte Subarea encompasses roughly nine acres of urban area along Del Monte
Boulevard from its intersection with Canyon Del Rey (Highway 218) to its intersection with
West Broadway Avenue to the northeast. Roberts Lake and Laguna Grande Subareas are to
the southwest, and the Beach Subarea is to the northeast on the opposite side of Highway 1 and
the Monterey Bay Coastal Recreational Trail.
The Del Monte Subarea includes the Southern Pacific Railroad right-of-way, which is to become
the future location of a multimodal transit hub. In 2008, the West Broadway Urban Village
(WBUV) Specific Plan was prepared which includes the Del Monte Subarea. The goal of the
Specific Plan is to revitalize and enhance the Del Monte Boulevard and West Broadway Avenue
urban area through creation of a pedestrian-friendly Urban Village. The
Specific Plan envisions the Del Monte Boulevard Subarea to be an active mixed-use commercial
corridor that promotes connectivity and provides supporting uses to the future multimodal
transit station and the existing and planned hotels on Canyon Del Rey Boulevard. The Del
Monte Subarea current land uses include commercial and light industrial uses.
Projects proposed within the Coastal Zone are required to obtain Coastal Development Permit
approval from the California Coastal Commission in addition to a planning permit. When
required, a Coastal Development Permit application shall be submitted to the Coastal
Commission after the required City planning permit has been approved.

6.

Provisions for a Variety of Housing Types

Housing Element law specifies that jurisdictions must identify sites to be made available
through appropriate zoning and implement development standards to encourage and facilitate
the development of housing for all economic segments of the community. This includes singlefamily homes, multi-family housing, secondary dwelling units, manufactured housing, mobile
homes, transitional housing, farm worker housing, and emergency shelters.
Seaside provides for a wide range of housing types throughout the community. Table 35
summarizes the housing types permitted in each of the City’s primary residential zones. Each
residential use is designated by a letter denoting whether the use is permitted by right (P),
requires a minor use permit (MUP), use permit (UP), or is not permitted (--).
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Table 35: Residential Uses Permitted in Major Zones
Housing Type
Single-Family, Detached
Single-Family, Detached (affordable)
Single-Family, Attached
Single-Family, Attached (affordable)
Multi-family, 2 or 3 units
Multi-family, 4+ units
Mixed Use
Organizational house (e.g. sorority,
monastery, etc.)
Residential Care Facility (6 or fewer)
Residential Care Facility (7 or more)
Residential Second Units
Mobile Home Parks
Emergency Shelter /Transitional
Housing
Military Housing

RS

RM

RH

CD

CMX

CC

CRG

M

P
P
UP
UP
----

P
P
UP
UP
P
---

P
P
UP
-P
P
--

------MUP

------MUP

------UP

------UP

--------

--

UP

UP

--

--

--

--

--

P
UP
P
UP

P
UP
P
UP

P
UP
P
UP

-----

-----

-UP
---

-----

-----

UP

UP

UP

--

UP

--

--

--

--

--

--

--

--

--

--

P

Source: City of Seaside Zoning Code, 2006.

Single-family Units
Single-family homes are permitted in the RS, RM and RH zones. The RS (Single-Family
Residential) zone is applied to areas of the City that are appropriate for neighborhoods of
detached single-family dwellings, surrounding the more densely developed core of the City.
The RM (Medium Density Residential) Zone is applied to areas of the City that are appropriate
for neighborhoods with a variety of housing types including attached and detached singlefamily dwellings, duplexes and triplexes and some condominiums. The RH zone (High Density
Residential) is applied to areas of the City that are appropriate for a mixture of multi-family
housing, including apartments, townhomes and condominiums and personal offices,
convalescent homes and care facilities.
The Seaside Zoning Code defines single-dwelling as a building designed for and/or occupied
exclusively by one family. Attached single-family dwellings include condominiums and
rowhouses. Attached single-family dwellings are only permitted with a Use Permit in the same
zones. Affordable attached single-family dwellings also require a Use Permit, but are only
permitted in the RS and RM zones. Requiring the approval of a Use Permit for affordable
attached single-family homes in RS and RM zones while market-rate units are permitted via a
Use Permit in all residential zones may be interpreted as a potential constraint to affordable
housing development. The City will amend the Zoning Code to have consistent provisions for
market-rate and affordable attached single-family homes.

Multi-family Units
Multi-family units are dwellings that are part of a structure containing one or more other
dwelling units, or a non-residential use. An example of the latter is a mixed-use project where,
for example, one or more dwelling units are part of a structure that also contains one or more
commercial uses (retail, office, etc.). Multi-family dwellings include: duplexes, triplexes,
fourplexes (buildings under one ownership with two, three or four dwelling units, respectively,
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in the same structure); apartments (five or more units under one ownership in a single
building); and townhouse development (three
or more attached dwellings where no unit is
located over another unit), and other building
types containing multiple dwelling units (for
example, courtyard housing, rowhouses,
stacked flats, etc.).
As of January 2008, multi-family housing units
constituted approximately 20 percent of
Seaside’s housing stock. The Zoning Ordinance
provides for multi-family developments byright in the RM and RH zones at 15 and 25 units
per acre, respectively.

A typical duplex structure in Seaside

Mixed Use
Mixed Use projects combine both commercial and residential uses, where the residential
component is typically located above the commercial use. Mixed use development is
conditionally permitted in the CD, CMX and CC zones. Mixed use projects require approval of
a Minor Use Permit by the Zoning Administrator or Planning Commission in the CD and CMX
districts, whereas these developments require approval a Use Permit by the Planning
Commission in the CC zone.

Residential Care Facilities
Residential care facilities include a single-dwelling or multi-unit facility licensed or supervised
by a Federal, State, or local health/welfare agency, which provides 24-hour nonmedical care of
unrelated persons who are disabled and in need of personal services, supervision, or assistance
essential for sustaining the activities of daily living or for the protection of the individual in a
family-like environment.
Small residential care facilities are permitted by right in the RS, RM and RH zones and large
residential care facilities are permitted via a Use Permit in the RS, RM, RH, and CC zones. In
order to obtain a Use Permit the following must be found by the Planning Commission:


The design, location, size and operating characteristics of the proposed activity are
compatible with the existing and planned future land uses in the vicinity.



The site is physically suitable for the type, density and intensity of use being proposed,
including access, utilities and the absence of physical constraints; and



Granting the permit would not be detrimental to the public interest, health, safety,
convenience or welfare or materially injurious to persons, property or improvements in
the vicinity and zone district in which the property is located.

The Commission can also impose reasonable conditions to ensure that the applicant will comply
with all findings.
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Residential Second Units
A “Residential Second Unit” (also known as a granny flat) is a second permanent dwelling that
is accessory to a primary dwelling on the same site. As defined by the Seaside Zoning Code, a
second unit or carriage house provides complete, independent living facilities for one or more
persons, including permanent provisions for living, sleeping, eating, cooking, sanitation, and
parking, and if attached to the primary dwelling, is provided exterior access separate from the
primary dwelling. This definition includes guest houses. Second units may be an alternative
source of affordable housing for lower income households and seniors.
California law requires that local jurisdictions adopt ordinances to establish the conditions
under which second dwelling units are permitted by right (Government Code, Section 65852.2).
A jurisdiction cannot adopt an ordinance that precludes the development of second units unless
findings are made acknowledging that allowing second units may limit housing opportunities
of the region and result in adverse impacts on public health, safety, and welfare.
The City adopted a second unit ordinance in 2006 to allow Residential Second Units in the RS,
RM, and RH districts with a ministerial permit. The Building Division of the Community
Development Department issues a building permit for a second unit if all building permit
submittal requirements are met, and if it conforms to the performance standards contained in
Section 17.42.190 of the Zoning Code.

Manufactured Housing
Pursuant to State law, manufactured housing placed on a permanent foundation is permitted in
all residential zones. Such housing is subject to the same development standards and design
review criteria as stick-built housing as set forth by the zoning district. Manufactured housing
is permitted in the single-family residential district when all development standards of section
17.42.130 are met. These include design, aesthetic and construction standards.

Emergency Shelters and Transitional Housing
The term “Emergency Shelter” means a facility for the temporary shelter and feeding of
indigents or disaster victims, operated by a public or non-profit agency. Transitional housing
units or facilities provide a residence for homeless individuals or families for an extended
period of time, usually six months or longer, which also offers other social services and
counseling to assist residents in achieving self-sufficiency. Transitional housing may be
accessory to a public or civic type use.
Emergency shelters and transitional housing are permitted in Seaside according to the
conditions in section 17.42.090 of the Zoning Code. The emergency shelter ordinance creates
Category 1 and Category 2 shelters. Category 1 shelters are for families and single women with
children and are permitted in the R1 and R2 zones. Category 2 shelters are for single men and
single women and may be permitted in the R3 zone. The ordinance also provides flexibility in
allowing temporary emergency shelters for the homeless in other zones based on applicable
criteria and commission approval.
Pursuant to recent changes to State law (SB 2), the current emergency shelter/transitional
housing ordinance must be amended to remove the Use Permit procedure. SB 2 requires that
local jurisdictions make provisions in the zoning code to permit emergency shelters by right in
at least one zoning district where adequate capacity is available to accommodate at least one
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shelter. Local jurisdictions may, however, establish standards for the following to regulate the
development of emergency shelters:









The maximum number of beds/persons permitted to be served nightly;
Off-street parking based on demonstrated need, but not to exceed parking requirements
for other residential or commercial uses in the same zone;
The size/location of exterior and interior onsite waiting and client intake areas;
The provision of onsite management;
The proximity of other emergency shelters, provided that emergency shelters are not
required to be more than 300 feet apart;
The length of stay;
Lighting; and
Security during hours that the emergency shelter is in operation.

The City will amend the Zoning Code to permit emergency shelters by right in the CC
(Community Commercial) zone. Properties in this zone are located along the City’s major
transportation corridors and therefore have easy access to public transportation. As shown in
the Housing Resources section of this Technical Appendix, vacant and underutilized CC
properties total approximately eight acres, adequate to accommodate at least one emergency
shelters.
California Health and Safety Code (Section 50675.2) defines “transitional housing” and
“transitional housing development” as buildings configured as rental housing developments,
but operated under program requirements that call for the termination of assistance and
recirculation of the assisted unit to another eligible program recipient at some predetermined
future point in time, which shall be no less than six months. Pursuant to SB 2, transitional
housing that is configured as rental housing developments should be permitted by right where
rental housing is permitted.
However, the State definition of transitional housing does not encompass the various types of
such housing facilities. Transitional housing can be regular rental housing developments but
may also be configured as group quarters. Therefore the Seaside Zoning Code will be
amended. Small transitional housing facilities serving six or fewer residents will be permitted
by-right in all residential zones. Large transitional housing facilities serving seven or more
persons that also function like regular rental housing will be permitted by-right in zones where
regular housing is permitted. A use permit will be required for large transitional housing
facilities serving seven or more persons that function like group quarters.
Criteria that would be used to review UP applications for large transitional housing facilities
that function like group care facilities pertain to performance standards and will not be specific
to the proposed use. Potential conditions for approval of these facilities may include hours of
operation, security, loading requirements, and management. Conditions would be similar to
those for other similar uses in the same zones and would not serve to constrain the
development of such facilities. The required findings for approval of a UP are stated in Section
17.50.070 of the Zoning Code and will be the same as described above for residential care
homes.
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Supportive Housing
New State law (AB 2634 – Housing for Extremely Low Income Households) requires local
jurisdictions to address the provisions for supportive housing. California Health and Safety
Code (Section 50675.2) defines “supportive housing” as housing with no limit on length of stay,
that is occupied by the low-income adults with disabilities, and that is linked to onsite or offsite
services that assist the supportive housing resident in retaining the housing, improving his or
her health status, and maximizing his or her ability to live and, when possible, work in the
community.
Currently, the Zoning Code does not address supportive housing. To facilitate and encourage
the provision of supportive housing in Seaside, the Zone Code will be amended to define and
identify zones that permit or conditionally permit supportive housing consistent with AB 2634.
Small supportive housing facilities serving six or fewer residents will be permitted by-right in
all residential zones. Large supportive housing facilities serving seven or more persons that
also function like regular rental housing will be permitted by-right in zones where regular
housing is permitted. A use permit will be required for large supportive housing facilities
serving seven or more persons that function like group quarters.
Criteria that would be used to review UP applications for large supportive housing facilities
that function like group care facilities pertain to performance standards and will not be specific
to the proposed use. Potential conditions for approval of these facilities may include hours of
operation, security, loading requirements, and management. Conditions would be similar to
those for other similar uses in the same zones and would not serve to constrain the
development of such facilities. The required findings for approval of a UP are stated in Section
17.50.070 of the Zoning Code and will be the same as described above for residential care
homes.

Single Room Occupancy Units
AB 2634 mandates local jurisdictions address the provision of housing options for extremely
low income households, including Single Room Occupancy units (SRO). SRO units are oneroom units intended for occupancy by a single individual. It is distinct from a studio or
efficiency unit, in that a studio is a one-room unit that must contain a kitchen and bathroom.
Although SRO units are not required to have a kitchen or bathroom, many SROs have one or
the other. Currently, the Zoning Ordinance does not expressly address SROs. The Zone Code
will be amended to facilitate and encourage the provision of SROs.
SROs will be conditionally permitted in the RH zone. Criteria that would be used to review Use
Permit (UP) applications for SROs pertain to performance standards and will not be specific to
the proposed use. Potential conditions for approval of these facilities may include hours of
operation, security, loading requirements, and management. Conditions would be similar to those
for other similar uses in the same zones and would not serve to constrain the development of such
facilities. The required findings for approval of a UP are stated in Section 17.50.070 of the Zone
Code and will be the same as described above for residential care homes.
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7.

Housing for Persons with Disabilities

Housing options for persons with disabilities are often limited. The Americans with Disabilities
Act (ADA) came into effect in 1990. Multi-family housing built prior to 1990 does not typically
include accessible units on the ground floor. With limited multi-family construction between
1990 and 2008, few rental housing units in Seaside are accessible. ADA does not cover singlefamily homes. Rehabilitation to accommodate the accessibility needs of disabled residents is
needed, particularly to the older housing stock. Therefore, it is important that City’s codes,
policies and regulations are free of undue constraints to encourage rehabilitation of the existing
housing stock and to comply with ADA requirements.

Land Use Controls
Small family homes, foster family homes, and adult day care and adult residential facilities
providing care to six or fewer adults are permitted by right in the RS, RM and RH zones.
Residential care facilities for seven or more people and adult day cares are also permitted with a
Use Permit in the RS, RM, RH, and CC zones. The City has not adopted any spacing or
concentration requirements for residential care facilities.
According to the State Department of Social Services, several residential care facilities are
located in Seaside:



Adult Residential Care: Two facilities totaling 25 beds
Residential Care for the Elderly: One facility with 40 beds

This Housing Element update includes a program to amend the Zoning Ordinance to address
provisions for emergency shelters, transitional housing, supportive housing, and SRO units.
The City will not adopt a spacing or concentration requirement for these facilities. These
amendments will expand housing opportunities for persons with disabilities.

Approval Procedures
Small residential care facilities are permitted by right in residential zones and large residential
care facilities are permitted via a Use Permit in the RS, RM, RH, and CC zones. In order to
obtain a Use Permit the Planning Commission must determine that the development standards
of the building are suitable to the zone and that the use is not detrimental to the community, as
discussed above. The procedures do not apply to the status as “disabled” housing and apply to
similar housing that is not intended for persons with disabilities. Approval procedures for
small residential care facilities are no different from traditional residential uses, such as singleor multi-family.
Transitional and supportive housing will be approved based on the type of housing they are
(either residential or group quarters) as described above, with no regard to the population they
serve.

Definition of Family
Local governments may restrict access to housing for households failing to qualify as “family”
by the definition specified in the Zoning Ordinance. Specifically, a restrictive definition of
“family” that limits the number of and differentiates between related and unrelated individuals
living together may illegally limit the development and siting of group homes for persons with
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disabilities but not for housing families that are similarly sized or situated. 11 Seaside’s Zoning
Ordinance does not define family.

Reasonable Accommodations Procedure
Both the Federal Fair Housing Act and the California Fair Employment and Housing Act direct
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. For example, it
may be a reasonable accommodation to waive a setback requirement so that a paved path of
travel can be provided to residents who have mobility impairments. Another example would
be to waive the maximum lot coverage requirement may be a reasonable accommodation to
allow a disabled person to create a bedroom on the ground floor.
The City of Seaside currently includes a reasonable accommodation for disabled persons as a
cause for a variance. The procedure requires applications to include the current use of the
property in question, a description of the accommodation required and the basis for the claim
that the applicant is considered disabled, a detailed explanation of why the accommodation is
reasonable and necessary to afford the applicant an equal opportunity to use and enjoy a
dwelling in the City.
This procedure of requiring a variance is considered potentially constraining to housing for
persons with disabilities. As the public hearing process adds time and costs to the disabled
applicants. The City will amend the reasonable accommodation procedure to provide flexibility
in the application of planning and development regulations for disabled residents via an
administrative procedure.

Building Codes
The City enforces Title 24 of the California Code of Regulations that regulates the access and
adaptability of buildings to accommodate persons with disabilities. Government Code Section
12955.1 requires that 10 percent of the total dwelling units in multifamily buildings without
elevators consisting of three or more rental units or four or more condominium units are subject
to the following building standards for persons with disabilities:




11

The primary entry to the dwelling unit shall be on an accessible route unless exempted by
site impracticality tests.
At least one powder room or bathroom shall be located on the primary entry level served
by an accessible route.
All rooms or spaces located on the primary entry level shall be served by an accessible
route. Rooms and spaces located on the primary entry level and subject to this chapter
may include but are not limited to kitchens, powder rooms, bathrooms, living rooms,
bedrooms, or hallways.
California courts (City of Santa Barbara v. Adamson, 1980 and City of Chula Vista v. Pagard, 1981, etc.) have
ruled an ordinance as invalid if it defines a “family” as (a) an individual; (b) two or more persons related by
blood, marriage, or adoption; or (c) a group of not more than a specific number of unrelated persons as a single
housekeeping unit. These cases have explained that defining a family in a manner that distinguishes between
blood-related and non-blood related individuals does not serve any legitimate or useful objective or purpose
recognized under the zoning and land use planning powers of a municipality and therefore violated rights of
privacy under the California Constitution.
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Common use areas shall be accessible.
If common tenant parking is provided, accessible parking spaces is required.

No unique Building Code restrictions are in place that would constrain the development of
housing for persons with disabilities. Compliance with provisions of the City’s Municipal
Code, California Code of Regulations, California Building Standards Code, and federal
Americans with Disabilities Act (ADA) is assessed and enforced by the Building and Safety
Department as a part of the building permit submittal.

Conclusion
The Zoning Code will be amended to address emergency shelters, transitional housing,
supportive housing, and SRO housing. The City will also amend the Zoning Code to process
reasonable accommodation requests via an administrative procedure. In addition, the Zoning
Code will be amended to address the provision of SRO housing in compliance with State law.
With these revisions, no policy or regulation of the City of Seaside serves to constrain housing
for persons with disabilities.

8.

Development Permit Procedures and Processing Times

The evaluation and review process required by local jurisdictions often contributes to the cost of
housing in that holding costs incurred by developers are ultimately manifested in the unit’s
selling price. Seaside’s development approval process is designed to further housing
development. Together, the following figures and Table 36 and Table 37 show the type of
approvals required for the most common types of residential development as well as the
reviewing bodies.
Single-family detached units, both market rate and affordable, are permitted by right in
residential zones and only require an architectural review if the buildings are taller than 18 feet
or meets any of the requirements listed in the discussion of the architectural review process
below. Single-family attached housing requires a use permit however, affordable single-family
attached housing is not permitted in the RH zone. Requiring a use permit for attached singlefamily development in a the lower density residential zones and not permitted affordable
single-family attached housing in the RH zone while permitting market rate single-family
attached housing may be considered a constraint. The City will amend the Zoning Code to
have consistent provisions for market-rate and affordable attached single-family homes.
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Figure 4: Permitting Process for Single-Family Detached Housing

Figure 5: Permitting Process for Single-Family Attached Housing

Small multi-family housing, of two or three units, is permitted by right in the RM and RH zones
with architectural review depending on the specifications of the project. Large multi-family
development of four or more units requires the same approvals but is only permitted in the RH
zone.
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Figure 6: Permitting Process for Multi-Family Housing

The permitting processes shown in Error! Reference source not found., Error! Reference
source not found. and Error! Reference source not found. are dependant on the zone the
housing is located in, especially in the case of multi-family housing.
Table 36: Approval Required
Housing Type
Single-Family,
Detached
Single-Family,
Detached
(affordable)
Single-Family,
Attached

Single-Family,
Attached
(affordable)
Multi-family, 2 or 3
units
Multi-family, 4+
units

Seaside General Plan

RS

RM
Permitted by right

RH

Architectural review required if the building is higher than 18 feet or on a
substandard lot.
Permitted by right
Architectural review required if the building is higher than 18 feet, on a
substandard lot or includes public financing.
Use Permit is required
Architectural review required if the building is higher than 18 feet or on a
substandard lot.
Use Permit is required
Architectural review required if the building is
higher than 18 feet, on a substandard lot or
includes public financing.

Not Permitted

Permitted by right.
Not Permitted
Architectural review is required
Permitted by right.
Not Permitted
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The Planning Department has established a time table for processing applications consistent
with Permit Streamlining Act. Review of the application for completeness is made within one
week and the applicant is notified of any missing elements of the application. If the project is
not categorically exempt and requires an initial study, the study is completed and posted with
the County recorder within one week of submittal in order to meet the required review period.
Simple projects are processed through the Board of Architectural Review and if needed, posted
for public hearing, and considered by the Planning Commission within six weeks. If the
application requires City Council approval (zoning amendment, General Plan amendment, or
an appeal) the application is usually placed on the next possible City Council Agenda.
Table 37: Permit Process
Permit Type

Approval Body

Appeal Body

Public Hearing

Use Permit
Minor Use Permit
Variance
Minor Variance
Architectural Review
Planned Development

PC
ZA
PC
ZA
BAR
PC

CC
PC
CC
PC
--CC

Yes
If requested
Yes
If requested
No
Yes

Estimated
Processing
Time
60-90 days
60 days
60-90 days
60 days
60 days
60-90 days

BAR = Board of Architectural Review
CC = City Council
PC = Planning Commission
ZA = Zoning Administrator

A typical single-family development can be processed between 35 and 90 days when an
application is deemed complete. A typical multi-family project can be processed within 90 days
from the date the application is deemed complete. The City works to expedite project review
and approval.

Use Permits
The Seaside Zoning Code specifies that the purpose of a use permit is to ensure the proper
integration of uses which, because of their special nature, may be suitable only in certain
locations; and provided such uses are arranged or operated in a particular manner.
The Use Permit and Minor Use Permit are for the discretionary review of uses and activities that
may be appropriate in an applicable zone, but whose effects on a site and surroundings cannot
be determined before being proposed for a specific site. Minor Use Permit approval may be
considered only for a project that is exempt from the California Environmental Quality Act
(CEQA). A Use Permit is reviewed by the Planning Commission, whereas a Minor Use Permit
is reviewed by the Zoning Administrator. Findings and decisions are based on the following
criteria:


The proposed use is allowed within the applicable zone and complies with all other
applicable provisions of the Zoning Ordinance and the Municipal Code;



The proposed use is consistent with the General Plan and any applicable specific plan;
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The design, location, size, and operating characteristics of the proposed activity are
compatible with the existing and planned future land uses in the vicinity;



The site is physically suitable for the type, density and intensity of use being proposed,
including access, utilities, and the absence of physical constraints; and



Granting the permit would not be detrimental to the public interest, health, safety,
convenience, or welfare, or materially injurious to persons, property, or improvements
in the vicinity and zone district in which the property is located.

A Use Permit is typically processed within eight weeks for approval by the Planning
Commission and ten weeks if City Council approval is also required. City Council approval is
generally only required upon appeal. A public hearing for a Minor Use Permit will be held only
if requested by any interested person. These processing times do not add substantial time or
cost to the processing of a project and are not considered a constraint to development.

Variances
Variance and Minor Variance permit alterations of development standards as they apply to
particular uses when practical difficulties develop from the strict interpretation and
enforcement of zoning codes. A variance may be granted, or variances may be required in
particular cases for building setbacks, height, bulk and density, parking, landscaping, walls and
fencing and business operation. Variances may not be granted for land uses, residential
density, specific prohibitions (such as prohibited signs and procedural requirements), or other
economic considerations.
A Variance is reviewed by the Planning Commission and a Minor Variance is reviewed by the
Zoning Administrator. A Minor Variance applies to relief from the Zoning Ordinance for the
following requirements up to a maximum reduction of 10 percent:






Distance between structures;
Parcel dimensions (not area);
Setbacks;
Structure height; or
On-site parking, loading, and landscaping.

A public hearing is required for a Variance and required if requested for a Minor Variance. A
Variance can take approximately two months to process. Findings and decisions are based on:


There are special circumstances applicable to the property, including size, shape,
topography, location, or surroundings, so that the strict application of the Zoning
Ordinance deprives the property of privileges enjoyed by other property in the vicinity
and within the same zone;



The approval of the Variance or Minor Variance includes conditions of approval as
necessary to ensure that the adjustment granted does not constitute a grant of special
privileges inconsistent with the limitations upon other properties in the vicinity and
within the same zone; and
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The Variance or Minor Variance is consistent with the General Plan, and any applicable
specific plan.

Architectural Review
Architectural review is intended to improve the aesthetic appearance of open spaces and
structures, especially those visible from the public rights-of-way, and to establish design
standards and policies promoting and enhancing good design. Architectural review is requires
for the following projects:











Landscape plans for new residential and commercial development, additions of greater
than fifty percent of the existing floor area for residential dwellings, additions and/or
interior remodels to commercial building requiring site plan review approval;
New, expanded, or substantially converted residential structures on substandard lots;
New single-family dwellings with a height greater than eighteen feet, additions greater
than eighteen feet in height to existing dwellings, subdivision resulting in two or more
dwellings and two-, three- and multi-family structures;
New mixed use projects;
Publicly financed projects administered by the City;
Signs posted within the City that are not professionally rendered or in strict compliance
with Chapter 17.36 or a master sign program approved by the BAR, provided that each
sign approved by the BAR shall comply with the requirements of Chapter 17.36; and
Satellite dish antennas greater than one meter in diameter.

Architectural reviews are conducted by the Board of Architectural Review (BAR) and are
conducted after all other commission and council approvals are in place. The BAR considers all
aspects of architecture, landscape and lighting and may impose conditions of approval. The
process ensures that the architectural review is focused on the aesthetics of the project.
Specifically, the Zoning Ordinance identifies three aspects of review:


Architectural considerations including the character, quality, and scale of the design,
architectural relationship with the site and other structures, building materials, colors,
fencing, trash enclosure and walkway improvements, exterior lighting and signs, and
the screening of exterior appurtenances.



Landscape considerations, including the color, coverage, location, size, texture, and type
of plant materials, provisions for irrigation, maintenance, and the protection of
landscaped areas, and similar elements.



Light considerations, including the proposed placement of fixtures, type of fixtures, and
illumination levels.

In making its decisions, the BAR can impose conditions it deems reasonable and necessary to
protect the best interests of the surrounding areas, as well as to further the public health, safety
and general welfare of the community. The BAR can adopt, by resolution, subject to
ratification by the Planning Commission, measures to streamline the review and approval of
minor changes.
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The City of Seaside provides a Single-Family Residential Design Guidelines document on its
website. The purpose of the document is to assist staff, the public and decision-makers through
the architectural review process by clearly defining the City’s expectations for design quality,
use of materials and architectural imagery. These Design Guidelines are also used by the BAR
in the case of formal architectural review as their guidelines for approving a single-family
project. The guidelines are designed to reinforce policies set out in the General Plan including
improving they physical appearance of residential neighborhoods and protecting the character
of single-family neighborhoods by restricting out-of-scale buildings, incompatible uses and
designs, blocked views and/or access to sunlight and excessive through traffic. The Design
Guidelines are summarized below:
1. Site Planning
a. Front Yard Coverage, Landscape and Hardscape
- Enhance neighborhood character by enhancing the minimized paved surfaces in
front yards and maintain landscaped areas.
- Encourage drought-tolerant and low water usage plants artfully installed.
b. Garage Placement
- Street frontages dominated by front-loaded garages are detrimental to the sense
of a people-friendly and pedestrian-oriented neighborhood.
- Side-accessed, alley-accessed and detached rear garages are encouraged to
diminish the visual impact of the garage along street frontages.
c. Driveways
- Provide adequate space between driveways (at least 18 inches) and minimize
visual impact.
- One curb cut per residential lot and encourage the use of alternative materials.
d. Walls, Fences and Screening
- Walls and fences should be designed in such a manner as to create an attractive
appearance to the street and to compliment the style and character of the homes
and the neighborhood.
- Solid walls over 36 inches in height are strongly discouraged.
2. Mass and Scale
- Physical size and mass of building should be proportional to lot size.
- Overall design should be compatible with scale and mass of surrounding
properties.
- Architectural elements should be designed to eliminate box-like appearances.
- Scale and mass of new infill development should be reduced by stepping down
building height toward street and adjacent smaller structures.
a. Building Heights and Second Story Decks
- Entries and massing of stories should be proportion to building façade.
b. Second Story Setbacks
- The second story setback should average five feet more than the first floor
setback
3. Architectural Features – designed to encourage high quality design to enhance the
character of residential neighborhoods.
a. General – so specific style is required but the focus is on compatibility with
surrounding homes and styles.
- Building should be consistently one style rather than a mix of styles.
b. Front Porches and Entries
Seaside General Plan

HE App-61

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

-

Front porches, back porches and/or decks that permit casual observation of
alleys and streets, are encouraged.
c. Roof Articulation
- The use of traditional roof forms such as gables, hips and dormers are
encouraged.
- Avoid box-like appearance through variation in the roofline and building
elevations.
d. Materials
- Consistent and harmonious use of high quality, durable materials is encouraged.
- Piecemeal embellishment and frequent changes in material is discouraged.
The City does not have specific multi-family design guidelines and generally applies the singlefamily design guidelines to multi-family development. These guidelines encourage the use of
design, materials, or placement that are compatible with the surrounding neighborhood. They
do not necessarily result in increases in construction costs. Since the guidelines are only
generally applied to multi-family development, they do not constrain the development of
affordable housing.

Planned Development Permit
A Planned Development permit is intended to provide for flexibility in zoning ordinance
standards to proposed developments under limited and unique circumstances. A Planned
Development permit allows for innovation in site planning and other aspects of project design.
The City expects each planned development project to be of obvious, significantly higher
quality than would be achieved through conventional design practices and standards. Planned
Development permits are only accepted for sites larger than one acre and the project must also
be approved before the grading or building permits are issued.
A Planned Development must meet certain standards:


Infrastructure Requirements: Proposal shall not be approved unless adequate sewer
and water lines and streets already service the site, or the developer proposes to install
the facilities at the developer's expense.



Street Design: The street system in a Planned Development shall conform to the existing
topography rather than cut through it, to minimize cut-and-fill grading activities. A
planned development of five or more acres shall be designed and constructed with
direct access to at least one major thoroughfare.



Preservation of Community Assets and Landmarks: Historic places, groves, scenic
points, trees, waterways, and other community assets and landmarks within the project
site shall be preserved to the greatest extent possible.



Open Space: A residential Planned Development project of three acres or more shall be
designed to either provide a minimum of 10 percent of the total area in one centrally
located usable open space area, or dedicate 10 percent of the total area of the site to the
City.
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Screening Buffer: A Planned Development project proposed to be of higher density or
different character than an existing abutting single-family residential neighborhood shall
be designed and constructed to provide an appropriate screening buffer between the
proposed development and the abutting residential neighborhood.

The timeframe for processing a Planned Development varies depending on the complexity and
level of CEQA review required.

9.

Planning and Development Fees

Planning Fees
Housing construction imposes certain short- and long-term costs upon local government, such
as the cost of providing planning services and inspections. In addition, long-term costs related
to the maintenance and improvement of the community’s infrastructure, facilities, parks, and
streets are also imposed. Proposition 13 has severely constrained the amount of property tax
revenue that a city in California receives. As a result, Seaside charges various planning and
development fees to recoup costs and ensure that essential services and infrastructure are
available when needed. Planning fees for the City of Seaside and neighboring jurisdictions are
summarized in Table 38. As shown, fees charged by Seaside are generally lower than
comparable sized communities such as Monterey and Santa Cruz.
Table 38: Comparison of Planning Fees
Seaside

Carmel

Marina

Monterey

Pacific
Grove

Santa Cruz

Single-Family Residence
Conditional Use Permit

$670

$595

$1,690

n/a

$650

$1,502

Minor Use Permit

$515

$595

n/a

$175

n/a

Design Review

$515

$1,425

$3,275

$270

$650

Variance

$2,060

$760

$2,045

$720

$1,080

n/a
$310 per
1,000 sq. ft
$1,409

Minor Variance

$1,545

n/a

n/a

$175

n/a

$1,409

$515

$595

n/a

n/a

n/a

Design Review

$1,545

$1,650

$3,275

$800

$2,170

n/a
$310 per
1,000 sq. ft.

Variance

$3,090

$760

$2,045

$2,575
$2,060
(+$103 per
unit/lot)

n/a

n/a

n/a

n/a

Multi-Family Residential
Minor Use Permit

Minor Variance
Planned Unit
Developments
Tentative Map
(up to 4 lots)

$1,160
(+208 per
lot)

Tentative Map
(4 or more lots)

$1,740
($232 per
lot)

Seaside General Plan

$720$1,000
n/a
$2,000
(+$100
per lot)

$2,170

$1,409

n/a

n/a

n/a

$3,540
(+costs)
$2,064
(+$310 per
lot
$2,064
(+$310 per
lot

$1,425

$1,615

$850

$2,170
(+$110
per lot)

$1,425

$3,560
(>20
units)

$2,000
(+100 per
lot)

$1,080
(+$110
per lot)
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Table 38: Comparison of Planning Fees
Seaside

Lot Line Adjustment

Carmel

$398

$760

Marina
add.
Charges
$880

Monterey

Pacific
Grove

$625

$1,080

Santa Cruz

n/a

Planning and processing fees charged for typical residential projects are shown in Table 39. On
a per-unit basis, planning and processing fees amount to approximately $877 per multi-family
unit and $2,639 per single-family unit. Given that the City’s fees are comparable to fees charged
by jurisdictions of similar size and the per-unit average fee for multi-family projects is less than
the per unit fee for single-family projects, Seaside’s permit processing fees are not an undue
constraint.
Table 39: Planning and Processing Fees for Typical Residential Projects
Single-Family Project
Environmental Impact Report

---

Conditional Use Permit
Board of Architectural Review

--$500
Based on 1997 Uniform
Admin Code but
minimum is $75
$259
$180.25

Planning

Building

Plan Check and Permit Fees

Fire
Public Works

Plan Review and Inspection
Encroachment

Total

$2,639.25

Multi-Family
Project
Actual costs + 15%
($1,000 deposit
required)
$2,266
$1,545
Based on 1997 Uniform
Admin Code but
minimum is $75
$259
$185.66
$15,786.25
(Approximately
$877/unit)

Assumptions:
1. Single-family development based on 2,000 square feet
2. Multi-family development based on 1,200 square feet at 18 units
Source: City of Seaside, 2008.

Development Fees
The City of Seaside does not charge any development impact fees on new residential
development. While the school district, the water management district, and the regional
sewage collection and treatment agency charge fees for new development , the City has no
discretionary review authority over these fees or thes agencies. Table 40 summarizes the
development fees charged by other agencies. As shown, reduced water and sewer fees are
available for affordable housing units.
New development within the jurisdiction of the Fort Ord Reuse Authority (which includes
lands located in the cities of Seaside and Marina, and unincorporated Monterey County) is
assessed impact fees established and collected by the Reuse Authority. These fees amount to
$43,440 per dwelling unit and are collected directly by the Reuse Authority.
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Although the cost of impact fees may constrain residential development, these fees are
necessary for public entities to recoup the cost of service delivery and these fees are imposed by
other agencies not within the City’s control. Furthermore, other jurisdictions served by these
agencies are also charged comparable fees.
Table 40: Development Fees Collected by Other Agencies
Single-Family
Project

Water

Sewer

School

Monterey Peninsula Water
Management District
(MPWMD)
Marina Coast Water District
(MCWD)
Seaside Municipal Water
District (SMWD)
Monterey Regional Water
Pollution Control Agency
(MRWPCA)
Seaside County Sanitation
District (SCSD)
Marina Coast Water District
(MCWD)
Monterey Peninsula Unified
School District (MPUSD)

Total

Multi-Family
Project

Affordable
Project

$210 + $229.79/
fixture unit

$210 + $229.79/
fixture unit

$210 + $114.90/
fixture unit

$2,800

$50,400

$2,800

$2,500

$4,480

$2,500

$2,732

$49,176

$1,800

$1,366

$24,588

$900

$1,000

$18,000

$1,000

$2.63/sq. ft.

$2.63/sq. ft.

$2.63/sq. ft.

$20,923.38

$298,228.84
(Approximately
$16,568/unit)

$13,170.30

Assumptions:
1. Single-family development based on 2,000 square feet
2. Multi-family development based on 1,200 square feet at 18 units
3. Affordable cost per edu, 400 square feet garage per unit is used for Building Permit Fees Estimation
4. In order to meet Affordable Standards for sewer, units must have maximum 7 fixture units (1 bathroom, no
dishwasher or clothes washer). Traditional residential has 22 fixture units (2 bathrooms, dishwasher, clothes
washer)
Source: City of Seaside, 2008.

Conclusion
Overall planning and processing fees charged by the City and impact fees charged by other
public/quasi-public agencies amount to less than ten percent of the total development costs, a
moderate level when compared to most jurisdictions in the region. Therefore, the planning and
development impact fees are not an undue constraint.

10.

On- and Off-Site Improvements

Another factor adding to the cost of new construction is the provision of adequate infrastructure
to support municipal services for new resident development.
In many cases, these
improvements are dedicated to the City, which is then responsible for their maintenance. The
cost of these facilities is borne by developers, added to the cost of new housing units, and
eventually passed in various degrees to the homebuyer or property owner. Because areas
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where new development and redevelopment will occur are largely developed with
infrastructure in place, the City does not assess major infrastructure buy-in fees.
On- and off-site infrastructure improvements/requirements are assessed based on the merits of
each project during discretionary project review, and for larger projects may be determined
through the environmental review process. Typically, the following are required for new
construction and new subdivisions:




Install city standard sidewalk, curb and gutter.
Install reclaimed water system for landscaping irrigation.
Install storm water retention system for all impervious surfaces.

Fess associated would be billed as actual time spent on inspections charged at $100/hour.
For new homes within existing neighborhood, the following are typically required:



11.

Install storm water retention system.
Repair sidewalk, curb and gutter if damaged or unsafe. If repair is necessary, $180.25 fee
would be applicable for an encroachment permit.

Building Codes and Enforcement

Building and safety codes, while adopted to preserve public health and safety ensure the
construction of safe and decent housing, have the potential to increase construction costs and
impact the affordability of housing. These include the following building codes, accessibility
standards, and other related ordinances.

Uniform Building Code (UBC)
Seaside has adopted the 2007 California Building Standards Code, which includes the 2006
International Building Code. Enforcement of applicable building codes requires inspections at
various stages of construction to ensure code compliance. The California Building Standards
Code prescribes minimum insulation requirements to reduce noise and promote energy
efficiency.

Americans with Disabilities Act (ADA)
The City’s building code requires new residential construction to comply with ADA
requirements. State law requires buildings consisting of three or more units to incorporate
design features, including: 1) adaptive design features for the interior of the unit; 2) accessible
public and common use portions; and 3) sufficiently wider doors to allow wheelchair access.
These codes apply to all jurisdictions and are enforced by federal and state agencies. This
Housing Element includes a program for the City to adopt and implement a Reasonable
Accommodations Ordinance to facilitate the development of housing for persons with
disabilities.

National Pollutant Discharge Elimination System
As the permit holder of a Municipal Storm Water Permit, the City must implement an Urban
Runoff Management Program to reduce the discharge of pollutants into the storm sewer
system. Prior to issuance of a building permit or any discretionary land use approval or permit,
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the applicant must submit a storm water mitigation plan and implement Best Management
Practices in accordance with state and local regulations.

Code Enforcement
The City’s compliance/inspection staff is responsible for enforcing local and state property
maintenance codes. Building inspections are made daily and are typically available the day
following request by the contractor. Additional fees to cover inspection costs are charged to the
requesting party. Inspections of unsafe buildings are made only on a complaint or referral
basis.

C.

State Tax Policies and Regulations

1.

Proposition 13

Proposition 13, a voter initiative that limits increases in property taxes except where there is a
transfer of ownership, may have increased the cost of housing. The initiative forced local
governments to pass on more of the costs of housing development (e.g., construction of
infrastructure and community facilities) to developers who use Mello Roos as a way to offset
facilities and improvement costs.

2.

Federal and State Environmental Protection Regulations

Federal and State regulations require environmental review of proposed discretionary projects
(e.g., subdivision maps, use permits, etc.). Costs, resulting from fees charged by local
government and private consultants needed to complete the environmental analyses and from
delays caused by mandated public review period, also add to the cost of housing. However, the
presence of these regulations helps preserve the environment and ensure environmental quality
for Seaside residents.

D.

Environmental/Infrastructure Constraints

Overcoming environmental and infrastructure constraints can add significantly to the cost of
developing housing. In Seaside, the primary environmental constraints are lack of an adequate
water supply, inadequate water, sewer, and storm drainage collector lines in some areas,
inadequate road widths in other areas, environmental hazards located on the former Ft. Ord,
and significant biological resources located in the eastern portion of the community and
protected by the Habitat Management Plan (HMP).

1.

Protected Habitat

Federal and State regulations require environmental review of proposed discretionary projects
(e.g., subdivision maps, use permits, etc.). Costs, resulting from fees charged by local
government and private consultants needed to complete the environmental analyses and from
delays caused by mandated public review period, also add to the cost of housing. However, the
presence of these regulations helps preserve the environment and ensure environmental quality
for Seaside residents.
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The 1997 Fort Ord Base Reuse Plan set aside approximately 20,000 of the 28,000 acres of the
former Fort Ord for habitat (16,000 acres) and open space recreational uses. A large portion of
this “habitat reserve” is located in the eastern portion of Seaside and is protected from
development by the Habitat Management Plan. However, the Habitat Management Plan
identifies the land immediately adjacent to the City’s former eastern boundary as
“development” areas. As shown on the Land Use Policy Map, Seaside has planned the entire
area between the old eastern City boundary and the “habitat reserve area” for single-family
residential development, which would allow for the development of approximately 2,200
housing units in this area. However, without additional water supplies and a clean slate for
ordnance and hazardous waste removal, new development cannot occur in this area. No
housing is currently planned in the “habitat reserve” area.

2.

Tree Ordinance

The Tree Ordinance prohibits the removal of any tree on private property in the City without a
permit. The ordinance also contains a list of trees which may not be planted without a permit
(including , Coast Redwood, Blue Gum Eucalyptus, Willows, Cottonwood, and Poplar).

3.

Hazardous and Toxic Sites

Large portions of the former Ft. Ord base contain hazardous and toxic waste sites, as well as
unexploded ordnance. These areas of Seaside are identified as a Superfund National Priority
Hazardous Waste Site. No housing is currently proposed in these areas. As described in the
Safety Element, the City cooperates with the federal government to obtain Superfund monies
and implement Superfund clean-up activities. Clean-up of these sites is the responsibility of the
federal government and is expected to be completed in 10 to 15 years depending on federal
funding appropriations.

4.

Infrastructure

Development on existing undeveloped land or redeveloped to higher residential densities
would not require the provision of new infrastructure systems, but may create a need for
upgrades to existing storm drain lines, water lines, sewer lines, street, telephone lines and other
infrastructure. These upgrades will add to development costs, which could reduce the
construction feasibility of units affordable to lower income households without subsidy. The
upgrade of the water system and other infrastructure serving Seaside is ongoing as part of the
City’s Capital Improvements Program (CIP).

5.

Water Supply

The Monterey Peninsula has long faced water supply challenges which have hindered new
residential development opportunities. Challenges facing the Peninsula include the lack of
permanent diversion rights from the Carmel River and pumping reduction requirements of the
Seaside Basin Adjudication.
The City of Seaside receives its primary potable water supply from the from the Seaside Basin,
the Carmel River, and Salinas Valley Groundwater Basin. Historic use of the region’s
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groundwater resources has exceeded safe yield and resulted in lowering of water levels and in
saltwater intrusion. Constrained water supply will continue to be a significant factor in the
growth locally and regionally.
The Seaside Municipal Water System, California-American Water Company (Cal-Am), and the
Marina Coast Water District (MCWD) provide water services to the City. The Seaside
Municipal System is operated and maintained by the City. The system serves the Del Monte
Heights area from three existing wells. The rest of the City is served by Cal-Am, a privately
owned and operated company. Cal-Am serves their customers with water drawn from Carmel
River surface water, alluvial ground water in the Carmel Valley, and from the Seaside coastal
ground water basin. MCWD serves Fort Ord lands within the City limits.
The MPWMD has authority over the creation or expansion of all water districts and allocates
supplies to cities within its jurisdiction. MPWMD has established criteria by which water
credits are allocated for new development. Residential water credits are based on the number
of plumbing fixtures. To build a subordinate unit on an existing lot, the number of plumbing
fixtures must be maintained for both the main and subordinate units, making the addition of a
full functioning unit difficult. To build housing in commercial zones, the existing commercial
use must be reduced in size to provide water credits for the units.
Seaside has a remaining water allocation balance of 43 acre-feet, a majority of which is
appropriated for proposed economic development projects, which include mixed use projects.
The City’s development strategy is to focus on mixed-use developments to promote balanced
jobs and housing growth.
Although, water scarcity and the provision of an alternative water supply is ultimately beyond
the control of the City, Seaside supports regional efforts to create proposed new water supply
projects and the use of recycled water. A regional water supply project is proposed to meet the
existing level of California-American Water Company (Cal-Am) system production of 15,285
acre feet annually (AFA) as a (short-term goal). The regional project also contemplates a local
desalination plant in Moss Landing or the City of Marina. An EIR is being prepared for the
desalinization project; however, the proposed project will not likely be in place for at least five
years. Thus, the lack of water will continue to constrain the production of housing in Seaside
Proper.

The City of Seaside received a water allocation of 1,012 AFY from the United States
Army with the closure of the former Fort Ord.
Subtracting water allocated to
completed or approved developments, the estimated remaining water allocation for
former Fort Ord lands is 160-165 AFY.
The City also continues to require new public and private development and redevelopment
projects to install and utilize water conservation measures per Section 13.18.010 of the Seaside
Municipal Code. Section 13.18.010 requires:


The installation of low water-use plumbing fixtures, and low water-use landscape
materials in new construction;



The installation of low water-use plumbing fixtures in existing hotels and motels; and
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The retrofitting of plumbing fixtures in all existing residential buildings at the time of
change of ownership or physical expansion, or in the cases of commercial property, at
the time of change of ownership, or change or expansion of use.

Senate Bill 1087 (enacted 2006) requires that water providers develop written policies that grant
priority to proposed development that includes housing affordable to lower-income
households. The legislation also prohibits water providers from denying or conditioning the
approval of development that includes housing affordable to lower income households, unless
specific written findings are made. The City will provide a copy of the adopted 2009-2014
Housing Element to the water districts within 30 days of adoption. The City will also continue
to coordinate with the water districts to ensure affordable housing developments receive
priority water service provision.
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4.

Housing Resources

This section analyzes the resources available for the development, rehabilitation, and
preservation of housing in Seaside. This includes an evaluation of the availability of land; the
City’s ability to satisfy its share of the region’s future housing needs, and the administrative
resources available to assist in implementing the City’s housing programs.

A.

Financial Resources

As a small community, the City has limited availability of funds for affordable housing
activities.
Key funding sources include Community Development Block Grants and
Redevelopment Housing Set-Aside funds. However, the most significant resource available to
the City is the Inclusionary Housing Policy. Through this policy, the City has achieved
affordable housing for lower and moderate income households.

1.

Community Development Block Grant (CDBG) Funds

Through the CDBG program, HUD provides funds to local governments for a range of
community development activities. The eligible activities include, but are not limited to:
acquisition and/or disposition of real estate property, public facilities and improvements,
relocation, rehabilitation and construction (under certain limitations) of housing, home
ownership assistance, and also clearance activities. In addition, these funds can be used to
acquire or subsidize at-risk units. During FY 2008/09, the City of Seaside received
approximately $404,205 from U. S. Housing and Urban Development (HUD) that can be used
for these purposes.

2.

Redevelopment Set-Aside

State law requires redevelopment agencies to set-aside 20 percent of tax increment revenue
generated from redevelopment projects for activities that increase, improve or preserve the
supply of affordable housing. Affordable housing developed with 20 percent tax-set-aside
funds must remain affordable to the targeted income group for at least 55 years for rental
housing and 45 years for ownership housing. Approximately $20 million in tax increment setaside funds will be available for affordable housing activities through 2014. These activities
include single-family and multi-family housing rehabilitation, first-time homebuyer assistance,
developer incentives, and homeless assistance.

B.

Administrative Resources

Described below are public and non-profit agencies that can serve as resources in the
implementation of housing activities in Seaside. These agencies play an important role in
meeting the housing needs of the City. In particular, they are critical in the production of
affordable housing and the preservation of at-risk housing units in Seaside. There are
additional nonprofit agencies that are developing a local track record; these agencies may also
assist in this area during the life of this Housing Element.
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Seaside Redevelopment Agency (SRA)
The Seaside Redevelopment Agency is responsible for planning and coordinating activities
within the City’s redevelopment project areas. Existing redevelopment project areas include
Noche Buena, Del Monte Heights, Hannon, Laguna Grande, Gateway Autocenter Expansion
Area Redevelopment Project, and City Center Revitalization Areas. All of the former Fort Ord
is a redevelopment project. The SRA is active in the rehabilitation and production of low and
moderate income housing through a variety of programs and projects.
Community Housing Improvement Systems and Planning Association (CHISPA)
CHISPA is a Community Housing Development Organization (CHDO) operating in the Central
Coast area. As the largest private, nonprofit developer in Monterey County, CHISPA has
completed more than 1,900 affordable single-family, multi-family, and senior housing units
since its incorporation in 1980.

Habitat for Humanity
Habitat for Humanity is a community service organization that renovates and builds homes
with the goal of eliminating poverty and providing decent shelter for all. Through volunteer
labor and tax deductible donations of money and materials, Habitat for Humanity constructs or
rehabilitates homes in partnership with the families that will become the owners of the
properties. Rehabilitated or newly constructed homes are sold to the families for the cost of
materials through a mortgage that does not include interest or profit. Habitat for Humanity,
Monterey County is located in Seaside and actively works with jurisdictions to find and acquire
appropriate properties for residential development and redevelopment.
Monterey County Alliance on Aging
The Alliance on Aging offers a homeshare program that pairs senior home owners with a
companion who is willing to assist with household chores such as cooking or driving in
exchange for a place to live at a reduced rate. The stated mission of the program is to help
seniors stay in their homes as long as possible, to prevent early institutionalization. At the same
time, the program makes available affordable housing opportunities for companion seniors.
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C.

Future Housing Needs

State law requires communities to demonstrate that they encourage and facilitate housing
production commensurate with their fair share of the region’s future growth from 2007-2014. 12
The City’s share assigned by the Association of Monterey Bay Area Governments (AMBAG) is
included in the Regional Housing Needs Plan (RHNP). Therefore, an important component of
the Housing Element is the identification of suitable sites to accommodate housing that is
affordable in accordance with the RHNP.

1.

Regional Housing Needs Allocation

AMBAG has assigned a portion of the region’s future need for housing to each community
within the counties of Santa Cruz and Monterey as part of the Regional Housing Needs Plan
(RHNP). Seaside’s Regional Housing Needs Allocation (RHNA) is 598 housing units from
January 1, 2007 to June 30, 2014 (Table 41).
Table 41: Regional Housing Needs Share for Seaside
Income Category

Income Threshold

Extremely Low/Very Low
Low
Moderate
Above Moderate
Total

50% or less of the AMI
51% to 80% of the AMI
81% to 120% of the AMI
Over 120% of the AMI

Number of Units
134
101
113
250
598

Source: AMBAG, July 11, 2008.

The City has a RHNA allocation of 134 very low income units. Pursuant to new State law (AB
2634), the City must project the number of extremely low income (30 percent of less of AMI)
housing needs based on Census income distribution or assume 50 percent of the very low
income units as extremely low. According to the CHAS data developed by HUD using 2000
Census data, the City had 2,142 households with incomes at or below 50 percent AMI (977 (45.6
percent) extremely low and 1,165 (54.4 percent) very low income) as shown in Table 29.
Therefore the City’s RHNA of 134 very low income units may be split into 61 extremely low and
73 very low income units. However, for purposes of identifying adequate sites for the RHNA,
State law does not mandate the separate accounting for the extremely low income category.

12

While the Housing Element planning period is for July 1, 2009 through June 30, 2014, the Regional Housing
Needs Allocation (RHNA) has a longer timeframe – January 1, 2007 through June 30, 2014.
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2.

Credits toward RHNA

Jurisdictions may count toward their RHNA the number of units that have been constructed
since January 1, 2007. In addition, jurisdictions may count units that have received building
permits, planning approvals, and other discretionary approvals that will be constructed during
the 2007-2014 RHNA period. Table 42 summarizes the number of units produced/issued
permits since January 2007. In 2007, the City saw a sharp decrease in the number of units
produced due to primarily to the changing market conditions.
Overall, only 21 units have been constructed or approved since January 2007. Five of these
units are new market rate single-family dwellings. In addition, two above moderate income
units were created by the conversion of office space at 510 Hilby Avenue and 640 Francis
Avenue into residential units. The City has also achieved several affordable units through the
City’s Inclusionary Housing Policy and Density Bonus provisions:


1491 Contra Costa Street: The three-duplexes (total of six units) approved under
Planned Unit Development No. PUD-07-01 are deed restricted for very low and low
income households in perpetuity.



510 Hilby Avenue: This four-unit apartment project was approved to allow conversion
of two commercial offices into apartment units with two existing residential units. One
of the units will be deed-restricted in perpetuity as housing affordable to a moderate
income household.



640 Francis Avenue: This four-unit apartment project was approved to allow conversion
of two commercial offices into apartment units with two existing residential units. One
of the units will be deed-restricted in perpetuity as housing affordable to a moderate
income household.



1200 San Pablo Avenue: The proposed project is for the demolition of an existing
single-family dwelling with the reconstruction of a six-unit apartment building. The
new apartment building has received a one-unit density bonus. The density bonus was
approved by the City Council on October 15, 2009. The new apartment building will
require two low-income units for a term of 40-years.

These projects demonstrate the feasibility of small-lot developments in Seaside and also the
potential and feasibility of recycling existing underutilized properties for residential uses.
Specifically, two projects involve the conversion of underutilized commercial uses into
residential uses and one project is an intensification of a residential site.
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Table 42: Housing Production January 1, 2007 – June 30, 2008
Projects
Completed
Approved
Total

Very Low
-3
3

Affordability of Housing
Above
Low Moderate
Moderate
-2
7
5
-4
5
2
11

Total
9
12
21

Source: City of Seaside, June 2010.

For the Housing Element planning period, the City has a remaining RHNA of 577 units (131
very low, 96 low, 111 moderate, and 239 above moderate income units).

D.

Residential Development Potential

1.

Vacant and Underutilized Sites Inventory

Residential growth in Seaside could occur on a variety of residential and mixed use acreage
throughout the community. To evaluate potential land resources for residential development, a
parcel-specific site analysis was performed using a Geographic Information System. The vacant
and underutilized land survey was conducted by reviewing individual parcels, the current
development and density on those parcels, and potential units based on maximum and average
densities. Table 43 summarizes these results and maps are provided in Figure 7 through
Figure 11. Various sources of information were used to help identify vacant and underutilized
sites:


West Broadway Specific Plan Existing Conditions Report: In developing the Specific
Plan, the City reviewed the existing conditions of properties within the Specific Plan
area. Underutilized sites with potential for redevelopment were identified during this
process. The Specific Plan noted vacant and underutilized properties throughout the
entire Specific Plan area. They range in size and location, with some at significant and
strategic locations. A vacant parcel is one that has no development on site or one that
has built structures that are currently vacant. An underutilized parcel is where the
structure on the site does not maximize its potential, such as taking advantage of a land
use designation or location to benefit both the property/business owner and the
community. Many businesses are marginally operating particularly in light of the
current economic conditions. Many properties have not gone through major upgrades
and retrofitting/renovating for modern uses would not be cost-effective. The following
series of photos from the Specific Plan illustrates the typical conditions of underutilized
uses in the Specific Plan area:
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Calaveras Street

View East at Hillsdale Street

View West at Hillsdale Street
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View Southwest at Del Monte Boulevard

View West at Fremont Boulevard



City Direction: Staff has identified a number of properties appropriate for development
based on development interests and City objectives for the area. Specifically, two large
sites (of multiple parcels) have been identified as opportunity housing areas.
Conceptual site plans have been created by the City as part of this Housing Element to
help illustrate feasibility and City intentions for the areas. These conceptual site plans
will be used to promote sites to interested developers.



Field Survey: Sites were also identified as a result of field surveys.

Estimating Development Potential
To estimate the level of development allowed, each vacant and underutilized parcel was
reviewed for appropriateness for residential use, and those deemed less appropriate for
housing due to surrounding land uses as well as the configuration and size of the property were
eliminated from the following analysis. In order to determine realistic capacity for infill sites, a
density factor of 80 percent of the allowable density was used. Since no significant infill
residential projects have been constructed in Seaside in recent years, this assumption was based
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on a combination of typical industry standards and research into projects that have been built or
approved in similar zones within the neighboring jurisdiction of Salinas. 13
Residential development capacity within the Seaside East Planning Area and the proposed
West Broadway Urban Village Specific Plan Area 14 was estimated with different assumptions.
For Seaside East Planning Area, potential density is estimated at 70 percent of the allowable
density. The assumption for this “greenfield” site is based on the fact that adequate acreage
must be set aside for necessary facilities and infrastructure improvements.
West Broadway Urban Village Specific Plan
Parcels in the West Broadway Urban Village Specific Plan Area are designated for a range of
residential densities. For example, the MX designation for parcels in the Specific Plan Area
allows between 30 and 60 units per acre within a total FAR of 3.0, including commercial uses.
Mixed use projects are required to have a minimum density of 30 units per acre; Planning
Commission approval is required if the development proposes a density of less than 30 units
per acre. As no minimum unit size is established for the Specific Plan area, the Specific Plan
offers the flexibility for the developer to achieve the highest number of units with a combination
of commercial uses. The groundfloor commercial requirement for a mixed use project would
not preclude a development from achieving up to 60 units per acre. The Specific Plan area
currently contains 84 units but envisions close to 500 units at buildout along with
approximately 400,000 square feet of nonresidential development. Therefore, for MX-zoned
parcels in the Specific Plan Area, this sites inventory assumes an average density of 45 units per
acre. This average density is based on high density projects in similar zones in neighboring
cities. 15
The development standards for the West Broadway Urban Village Specific Plan are established
to encourage redevelopment of existing properties into more urbanized, high intensity uses
between three and five stories, with hotels going up to eight stories. The parking requirements
for mixed use residential units are: 1.5 spaces per unit with two or more bedrooms and one
space per studio or one-bedroom unit.
Fort Ord
As presented in Table 43, much of the residential growth potential in Seaside comes from
vacant sites, including a vacant RH site on the former Fort Ord. The RH zone is applied to areas
of the City that are appropriate for a mixture of multi-family housing, including apartments,
townhomes and condominiums, convalescent homes and care facilities. This piece of property
is being contemplated for workforce and affordable housing for an equestrian master planned
community that is being proposed immediately to the east in Monterey County. The City has
met with the developers and the City Council and Agency Board has indicated willingness to
13

14

15

The two projects are: 1) 75 Castro Street - 9 units built on a 0.52-acre site that allowed 24 dwelling units per net
acre, meaning the project built out at 75 percent of allowable density; and 2) Tynan Village at 303 Front St. - 171
units built on a 5.91-acre site that allowed 1,500-square-foot minimum lot size (equivalent to 29.4 units per acre)
with the State mandated density bonus, meaning the project built out at 98 percent of allowed density.
Adoption of the West Broadway Urban Village Specific Plan is anticipated to occur during the summer of 2009,
before the adoption of this 2009-2014 Housing Element.
The sample projects are: 1) Sherwood Village in Salinas, an affordable senior housing project at 808 N. Main
Street - 124 units on a 2.95-acre site, for density of 42 units per acre; 2) An SRO project at 306 Soledad Street in
Salinas - 21 units on a 0.45-acre site, for a density of 46 units per acre; and 3) A senior housing development in
Pacific Grove that achieved 49 units on a one-acre site.
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consider approval of an Exclusive Negotiating Agreement with the developers of the proposed
project.
Lot Consolidation
The City recognizes that many existing parcels in the City are small and lot consolidation may
be required to accommodate new affordable housing construction. The City has an incentive
program to encourage lot consolidation, providing redevelopment funds to affordable housing
developers to assist in the acquisition of adjoining properties.
Table 43: Vacant and Underutilized Site Capacity
Existing
Zoning
Vacant Sites
CC
CMX
RH
RM
RS-12
RS-8
WBSP-MX
Total Vacant
Underutilized
WBSP-MX
CMX
RS-8
CC
RH
Total Underutilized
All Sites

Allowable
Density
(units/acre)

Potential
Density
(units/acre)

Realistic
Capacity

0.72
0.91
42.12
1.29
2.90
4.57
0.82
53.33

25
25
25
15
1/lot
1/lot
60

20
20
20
12
1/lot
1/lot
45
---

12
17
738
11
20
9
35
842

3.29
0.80
5.00
2.48
8.86
21.44
74.77

60
25
1/lot
25
25

45
20
1/lot
20
20
-----

136
64
2
55
14
271
1,113

Number
of Sites

Acres

4
5
2
11
20
9
7
58
24
5
2
1
1
34
92

Source: City of Seaside.
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Figure 7: Vacant and Underutilized Sites, Map 1 of 3

Seaside General Plan

HE App-80

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

Figure 8: Vacant and Underutilized Sites, Map 2 of 3
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Figure 9: Vacant and Underutilized Sites, Map 3 of 3
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Table 44: Vacant Sites Inventory
APN

011095001000
011095002000
012183025000
012183026000
Total
012195059000
012195005000
012195004000
012182006000
012182007000
Total

Acres

0.22
0.18
0.19
0.13
0.72
0.51
0.11
0.06
0.15
0.08
0.91

Existing
Zoning

General Plan
Land Use

Existing
Land Use

Allowable
Density

Realistic
Capacity

4
3
3
2
12
10
2
1
3
1
17

CC
CC
CC
CC

CC
CC
CC
CC

Vacant
Vacant
Vacant
Vacant

25
25
25
25

CMX
CMX
CMX
CMX
CMX

MX
MX
MX
MX
MX

Vacant
Vacant
Vacant
Vacant
Vacant

25
25
25
25
25

Consolidation
Potential

Comments

A
A
F
F
C
C
C
D
D
This former Fort Ord site could
accommodate a large number of highdensity residential units and is available for
development. Infrastructure is available
but improvements and realignments are
necessary to accommodate the large
number of units.

N/A

41.93

Seaside General Plan

RH

RH

Vacant

25

HE App-83

734

The availability of water is also a constraint.
However, water allocation is a regional
issue that is not within the control of the
City of Seaside. Discussions with HCD
staff
have
indicated
under
such
circumstances, the City’s obligation is to
ensure water providers provide priority for
water allocation to affordable projects and
that the City works collaboratively with
other jurisdictions and regional agencies to
pursue additional water supply.
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Table 44: Vacant Sites Inventory
APN

Acres

011091006000
Total
012272012000
012272028000
012182018000
012182017000
012272004000
012272003000
012351047000
012351035000
011304015000
011304016000
011304017000
Total
011333001000
012194034000
011312002000
011364004000
012255009000
012281003000
012805019000
011335014000
012163003000
012266033000
012343009000
011335034000
012823003000

0.19
42.12
0.18
0.09
0.15
0.15
0.13
0.13
0.11
0.07
0.10
0.09
0.09
1.29
0.31
0.20
0.18
0.18
0.17
0.17
0.16
0.13
0.13
0.11
0.11
0.09
0.09

Seaside General Plan

Existing
Zoning

General Plan
Land Use

Existing
Land Use

Allowable
Density

Realistic
Capacity

4
738
2
1
1
1
1
1
1
0
1
1
1
11
1
1
1
1
1
1
1
1
1
1
1
1
1

RH

RH

Vacant

25

RM
RM
RM
RM
RM
RM
RM
RM
RM
RM
RM

RM
RM
RM
RM
RM
RM
RM
RM
RM
RM
RM

Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant

15
15
15
15
15
15
15
15
15
15
15

RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12
RS-12

RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS
RMS

Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant

1
1
1
1
1
1
1
1
1
1
1
1
1
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K
E
E
J
J
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Table 44: Vacant Sites Inventory
APN

011326018000
012284007000
011362014000
012331025000
012164001000

Acres

0.09
0.09
0.09
0.09
0.09

Existing
Zoning

RS-12
RS-12
RS-12
RS-12
RS-12

General Plan
Land Use

RMS
RMS
RMS
RMS
RMS

Existing
Land Use

Vacant
Vacant
Vacant
Vacant
Vacant

Allowable
Density

Realistic
Capacity

1
1
1
1
1

1
1
1
1
1

Consolidation
Potential

I

012853023000

0.29

RS-12

RMS

Vacant

1

1

N

012853021000

0.13

RS-12

RMS

Vacant

1

1

N

Total
012402007000
012402009000
012402008000
012414039000
011081022000
012422078000
012422022000
011081011000
011326001000
Total
011544004000
011544003000

2.90
1.05
0.70
0.52
1.00
0.56
0.24
0.23
0.18
0.09
4.57
0.22
0.16

Seaside General Plan

RS-8
RS-8
RS-8
RS-8
RS-8
RS-8
RS-8
RS-8
RS-8

RLS
RLS
RLS
RLS
RLS
RLS
RLS
RLS
RLS

Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant
Vacant

1
1
1
1
1
1
1
1
1

WBSP-MX
WBSP-MX

NA
NA

Vacant
Vacant

60
60

HE App-85

20
1
1
1
1
1
1
1
1
1
9
9
7

Comments

The RACS currently owns this parcel.
RACS has plans to demolish the existing
vacant structure on this site and prepare the
lot for sale.
This site is adjacent to the Redevelopment
Agency-owned parcel described above.
The parcel is currently occupied by a vacant
home. The Redevelopment Agency has
plans to purchase this property, demolish it
and then sell for development.

L
L
L

I
B
B
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Table 44: Vacant Sites Inventory
APN

011303005000
011303006000
011303004000
011301007000
011301023000
Total

Acres

0.09
0.08
0.09
0.09
0.09
0.82

Seaside General Plan

Existing
Zoning

WBSP-MX
WBSP-MX
WBSP-MX
WBSP-MX
WBSP-MX

General Plan
Land Use

NA
NA
NA
NA
NA

Existing
Land Use

Vacant
Vacant
Vacant
Vacant
Vacant

Allowable
Density

Realistic
Capacity

60
60
60
60
60

4
3
4
4
4
35

HE App-86

Consolidation
Potential

Comments

G
G
G

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

Table 45: Underutilized Sites Inventory
Acres

Existing
Zoning

011556001000

0.37

WBSP-MX

011556004000

0.27

WBSP-MX

011557001000

0.19

WBSP-MX

General Plan
Land Use
Existing Land Use
City of Seaside
NA
Corporation Yard
City of Seaside
NA
Corporation Yard
NA
Small Retail

011557002000

0.18

WBSP-MX

NA

Small Retail

60

011557006000

0.18

WBSP-MX

NA

Small Retail

60

011557003000

0.18

WBSP-MX

NA

60

011556003000

0.18

WBSP-MX

NA

011557005000

0.10

WBSP-MX

NA

Small Retail
City of Seaside
Corporation Yard
Small Retail

011557004000

0.09

WBSP-MX

NA

Small Retail

60

011556005000

0.09

WBSP-MX

NA

City of Seaside
Corporation Yard

60

APN

Seaside General Plan

Allowable Realistic Consolidation
Density
Capacity
Potential
60
60
60

60
60

HE App-87

80

Library Site

Status
The Specific Plan identifies the "Library Site",
a group of parcels located along Broadway
and Olympia between Hillsdale and
Alhambra, as appropriate for a catalyst
project. The City of Seaside owns the parcels
fronting on Olympia. The Specific Plan
contains conceptual site plans for a project
that will include a public library, retail and
80 units of senior housing. The other parcels
that make up the Library Site are indicated in
the column to the left with the word
"Library".
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Table 45: Underutilized Sites Inventory
Acres

Existing
Zoning

011306008000

0.22

WBSP-MX

011306006000

0.17

WBSP-MX

011306003000

0.10

WBSPRH/MX

011306004000

0.10

WBSPRH/MX

NA

011301020000

0.17

WBSP-MX

011301018000

0.08

WBSP-MX

APN

Seaside General Plan

General Plan
Land Use
Existing Land Use
Vacant
NA
Building/Parking
Vacant
NA
Building/Parking
Vacant
NA
Building/Parking

Allowable Realistic Consolidation
Density
Capacity
Potential
60

9

P

60

7

P

25

2

P

Vacant
Building/Parking

25

2

P

NA

Parking Lot

60

7

T

NA

Parking Lot

60

3

T

HE App-88

Status
The first parcel in this group and those
adjacent
(marked
with
P
in
the
"Consolidation Potential" column to the left)
contain a single-story vacant building
(formerly a supermarket) and its associated
parking areas. The parcel is designated as
Mixed-Use (MX), which is intended to
accommodate a well-integrated mix of uses,
including residential uses. The current use is
inconsistent
with
the
Specific
Plan
designation. With a vacant building, this
property offers excellent opportunity for
redevelopment.

The first parcel in this group is currently
occupied by a vehicle storage facility. The
parcel is designated as Mixed-Use (MX),
which is intended to accommodate a wellintegrated mix of uses, including residential
uses. The parcel is located adjacent to another
underutilized parcel (marked with T in the
"Consolidation Potential" column to the left),
which makes it more appropriate for
redevelopment.
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Table 45: Underutilized Sites Inventory
APN

011301006000

Acres

Existing
Zoning

0.09

WBSP-MX

Seaside General Plan

General Plan
Land Use
Existing Land Use

NA

Auto Repair

Allowable Realistic Consolidation
Density
Capacity
Potential

60

HE App-89

4

With Vacant
Parcel
011301007000

Status
This parcel is currently occupied by a small
single-story building. This building is a
small office, possibly associated with the auto
repair business located to the southwest. As
noted in the column to the left, this parcel is
located directly adjacent to a vacant parcel,
which
increases
its
potential
for
redevelopment. Both this parcel and the
vacant parcel are designated as Mixed-Use
(MX) in the Specific Plan. As such, it is
intended to accommodate a well-integrated
mix of high intensity residential, commercial,
office and civic uses. The current use is not
consistent with the MX designation and
represents a marginal use of the land. This
property has an improvement-to-land value
(ILR) of 0.25, indicating the building
structures/improvements
are
worth
significantly less than the land. With the
adoption of the WBSP, this property value is
significantly enhanced given the intensity
permitted.
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Table 45: Underutilized Sites Inventory
Acres

Existing
Zoning

011555010000

0.09

WBSP-MX

NA

Vehicle Storage

60

4

Q

011555009000

0.09

WBSP-MX

NA

Vehicle Storage

60

4

Q

011555006000

0.09

WBSP-MX

NA

Car Wash

60

4

R

011555005000

0.09

WBSP-MX

NA

Car Wash

60

4

R

APN

Seaside General Plan

General Plan
Land Use
Existing Land Use

Allowable Realistic Consolidation
Density
Capacity
Potential

HE App-90

Status
The first parcel in this group and adjacent
parcel (marked as Q in this table) are
currently being used for vehicle storage.
Vehicle storage is screened by vegetation
along Broadway Avenue.
There is no
improvement on the property, making the
property an excellent candidate for
redevelopment. The Specific Plan designates
these parcels as Mixed-Use (MX). As such,
they are intended to accommodate a wellintegrated mix of high intensity residential,
commercial, office and civic uses.
The
current use is not consistent with the MX
designation and represents a marginal use of
the land.
The first parcel in this group and the adjacent
parcels (marked with R in the "Consolidation
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Table 45: Underutilized Sites Inventory
APN

011555004000

011301010000

Acres

Existing
Zoning

0.08

WBSP-MX

0.06

Seaside General Plan

WBSP-MX

General Plan
Land Use
Existing Land Use

NA

NA

Car Wash

Small Retail

Allowable Realistic Consolidation
Density
Capacity
Potential

60

60

HE App-91

3

2

Status
Potential" column to the left) are currently
occupied by a self-service car wash. This
type of uses usually generates limited
incomes and does not provide for a
significant number of jobs. With the limited
improvements on site, this property provides
an excellent opportunity for redevelopment
given the increased density and height in the
Specific Plan area.

R

S (With
Vacant Parcel
011301023000
)

This parcel is identified in the Specific Plan as
being underutilized. Both this parcel and the
adjacent parcels are designated as Mixed-Use
(MX) in the Specific Plan. As such, these
parcels are intended to accommodate a wellintegrated mix of high intensity residential,
commercial, office and civic uses.
The
current use is not consistent with the MX
designation and represents a marginal use of
the land.
The first parcel in this group and the adjacent
parcel (marked with S in the "Consolidation
Potential" column to the left) are currently
occupied by a small restaurant. This parcel is
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Table 45: Underutilized Sites Inventory
APN

Acres

Existing
Zoning

WBSP-MX

General Plan
Land Use
Existing Land Use

NA

Small Retail

Allowable Realistic Consolidation
Density
Capacity
Potential

011301011000

0.03

60

Total

3.29

012191003000

0.16

CMX

MX

Vacant

25

012191016000

0.16

CMX

MX

Vacant

25

012191004000

0.16

CMX

MX

Vacant

25

012191028000

0.16

CMX

MX

Hair Salon

25

1

136
This site is primarily vacant with only a
small hair salon operating. It is primarily
owned by RACS (with one parcel owned by
the City). The Monterey County Health
Clinic has approached RACS to develop a
medical clinic as part of mixed-use project on
the site.

64
012191002000

0.16

Total

0.80

Seaside General Plan

S (With
Vacant Parcel
011301023000
)

Status
identified in the Specific Plan as being
underutilized. Both parcels are designated as
Mixed-Use (MX) in the Specific Plan. As
such, these parcels are intended to
accommodate a well-integrated mix of high
intensity residential, commercial, office and
civic uses. The current use is not consistent
with the MX designation. As noted in the
column to the left, this parcel is located
directly adjacent to a vacant parcel, which
increases its potential for redevelopment.

CMX

MX

Vacant

25

East
Broadway
Site (see
Conceptual
Site Plan)

64

HE App-92
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Table 45: Underutilized Sites Inventory
APN

Acres

Existing
Zoning

General Plan
Land Use
Existing Land Use

Allowable Realistic Consolidation
Density
Capacity
Potential

012392031000

2.95

RS-8

RLS

Church Parking

1

1

012402088000

2.05

RS-8

RLS

Church Parking

1

1

5.00

012371003000

2.48

Total

2.48

Seaside General Plan

Status
This parcel is zoned for RS-8. The site
contains a church, a single-family home and
another ancillary church building. A new
housing unit could be accommodated on the
site, particularly on the western portion
along Noche Buena Street.
This parcel is zoned for RS-8. The site
contains a church, a parking lot and large
areas of unfinished dirt lots. A new housing
unit could be accommodated on these
underutilized portions of the site. This parcel
is also located directly adjacent to the
underutilized parcel described below.

2

CC

CC

Single-family
home

25

55

This parcel is zoned Community Commercial
(CC). The site contains one single-family
home, which is inconsistent with uses and
character intended for this area of the City,
zoning
classification
and
land
use
designation.
Under CC, this site could
accommodate up to approximately 55
residential units at base density.
With a
density bonus, up to 72 units can be
accommodated (see Conceptual Site Plan).
For purposes of estimating capacity, only 55
units are assumed at this time. There is a
nonprofit developer interested in developing
senior housing on the site. The nonprofit
developer is negotiating with the property
owner to either sell or lease the property for
development.

55

HE App-93
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Table 45: Underutilized Sites Inventory
APN

Acres

012631002000

8.86

Total

8.86

Seaside General Plan

Existing
Zoning

RH

General Plan
Land Use
Existing Land Use

RH

The ManorCounty Housing
Authority

Allowable Realistic Consolidation
Density
Capacity
Potential

25

14

Status
Existing affordable housing is located on this
site. The site has large spans of open space on
the southern edge. The Monterey County
Housing
Authority
is
contemplating
retrofitting the existing units with ultra lowflow fixtures in order to release water credits
for additional units on site. The vacant
portion of the site is approximately 0.5 acres
in size and could potentially accommodate
up to 14 additional units, depending on the
number of additional water credits that are
made available. The number of units is
based on the assumption that the
development pattern on the rest of the site
would be continued for this portion.

14
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2.

Conceptual Sites Plans

The City has identified two key properties for residential development. To assist in marketing
these sites, conceptual site plans have been prepared for these sites.

East Broadway Site (Broadway and Terrace)
The East Broadway site consists of 14 individual parcels located on the block bounded by
Broadway Avenue to the south, Terrace Street to the west, San Lucas Street to the east and
Olympia Avenue to the north. The City of Seaside Redevelopment Agency owns 13 of the
parcels and the City of Seaside owns the remaining parcel. Eleven of the parcels are vacant.
The other three parcels contain a vacant building, its associated parking lot and a small singlestory building occupied by a hair salon. The City’s ownership of these parcels prompted their
inclusion in the sites inventory. Additionally, the site was seen as optimal because of its
location on Broadway Avenue. The City of Seaside expects this portion of Broadway Avenue to
develop with higher density mixed-use and residential development in the near future. This
would continue a trend of redevelopment already being undertaken along Broadway Avenue to
the west of the site. Additional details about the East Broadway Conceptual Plan can be seen in
Figure 10.

942 Hilby Avenue
942 Hilby Avenue is a 2.4-acre site currently occupied by a single-family home. According to
Monterey County Assessor’s data, the site and single-family home are currently owned by a
private individual. The site was identified through a field survey as potentially underutilized
due to its large size and its current occupation by a small single-family home. The parcel is also
zoned Community Commercial (CC), which will allow mixed-use and multi-family
development. The neighborhood surrounding the site is urban in character, including the
Fremont Boulevard commercial corridor to the west. Most nearby single-family residential
parcels are less than 0.25 acres. Additional details and plans for 942 Hilby Avenue can be seen
in Figure 11.
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Figure 10: East Broadway Site, Broadway Avenue
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Figure 11: Hilby Site, 942 Hilby Avenue
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3.

Adequacy of Sites Inventory

Table 46 summarizes the City’s ability to meet its share of the region’s housing need as
determined by the Association of Monterey Bay Area Governments. To facilitate the
development of housing for lower income households, the City focuses its efforts on sites zoned
for multi-family residential development at 25 units per acre and mixed-use sites within the
West Broadway Specific Plan area at 60 units per acre. The West Broadway Specific Plan was
adopted in January 2010. Vacant and underutilized sites at these areas far exceed the City’s
remaining RHNA of 583 units. The Specific Plan alone anticipates a net increase of 400 units
within the Specific Plan area at buildout. This sites inventory assumes a conservative 181 units
in the Specific Plan area, well within the capacity offered by the Specific Plan. Even when half
of the Specific Plan mixed use sites are realized with a residential component, the City still has
adequate capacity to achieve its remaining RHNA.
Furthermore, while the efforts for compiling a vacant and underutilized sites inventory focused
primarily on multi-family and mixed use sites in the City, additional capacity for single-family
residential development exists in the City (although not shown in this inventory due to their
longer development time frame).
Table 46: RHNA Requirements and Adequate Sites
Household
Income Level
Very Low
Low
Moderate
Upper
Total

Draft
RHNA
(2007-14)
134
101
113
250
598

Units Approved,
Built/Issued permit
since 1/2007
3
5
2
11
21

Remaining
RHNA
131
96
111
239
577

Development
Capacity

Sites
Status

1,071

+842

11
31
1,113

-100
-212
+530

Sources: City of Seaside; Design, Community and Environment; Veronica Tam and Associates, July 2009.

Seaside General Plan

HE App-98

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

Evaluation of Adopted Housing Element

5.

In order to draft an effective housing plan for the 2009-2014 Housing Element, the City must
evaluate the effectiveness and continued appropriateness of existing housing programs and
actions. This evaluation includes the following:




A.

The effectiveness of the adopted Housing Element in the attainment of the State housing
goal;
An analysis of the significant differences between the adopted goals and the actual
accomplishments; and
A description of how the goals, objectives, policies and programs of the 2009-2014
Housing Element incorporate lessons learned from the results of the 2002-2009 Housing
Element adopted in 2003.

Accomplishments of Adopted Housing Element

This section presents a comparison of the five-year objectives established for each housing
program adopted under the 2003 Housing Element with the actual accomplishments from 2003
to the present, Table 47 summarizes the City’s accomplishments in the areas of:







Providing Adequate Site;
Housing Rehabilitation and Improvement;
Housing Affordability;
Preservation of Affordable Housing;
Removing Constraints; and
Fair Housing

The previous Housing Element was adopted in 2003 and initially covers the planning period of
July 1, 2002 through June 30, 2007. Legislation was passed to extend the timeframe to June 30,
2009. Therefore, this section summarizes the City’s achievements through December 2008 (as of
writing of this Technical Background Report).
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Table 47: Summary of Program Accomplishments
Implementation Program

Housing Element Goals and Objectives

GOAL: PROVIDE ADEQUATE SITES
Land Use Element
 Continue to designate adequate sites for the development
of 1,305 housing units.
 Adopt General Plan by the end of 2003.
 Maintain an updated list and map of sites available for
residential development to provide to interested
developers. Provide this list at the public counter.

Zoning Code Update






Mixed Use Development



Adopt and implement an updated Zoning Code by the
end of 2004 that is consistent with State laws and
addresses identified issues.
Incorporate HCD comments into the Zoning Ordinance.
Advertise the incentives and housing programs contained
within the Zoning Ordinance on the City’s website and in
brochures by the end of 2005.

Implement the Broadway Avenue Improvement Plan.

2003-2008 Accomplishments/ Continued
Appropriateness
The General Plan was adopted in August 2004.
The City continued to work on two specific
plans to facilitate higher intensity and mixeduse developments.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
address adequate sites for the new Regional
Housing Needs Assessment.
The updated Zoning Code was adopted and
implemented in 2006.
The Zoning Code
specifies the affordable housing requirements
and incentives available to developers. The
City’s Zoning Code is available online.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
update the Zoning Code to address recent
changes to State Housing Element law.
The Broadway Avenue Improvement Plan was
implemented in August 2004 as part of the
General Plan. In addition, the City has been
pursuing several specific plans to facilitate
mixed use developments.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
facilitate mixed use development in the City.
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Table 47: Summary of Program Accomplishments
Implementation Program

Housing Element Goals and Objectives

GOAL: CONSERVE AND IMPROCVE NEIGHBORHOOD HOUSING STOCK
Neighborhood Identity
 On an ongoing basis, continue to provide support
services, such as conducting workshops, publishing
brochures and other hands on assistance to groups
interested in enacting and maintaining viable
Neighborhood Association Program.
Code Enforcement
 Develop an overall code enforcement program and
establish annual code enforcement goals by the end of
2004.
 Provide for continued funding and staff time for code
enforcement activities through the Housing Element
Cycle.

Neighborhood Clean-Up

Homeowner Rehabilitation






Seaside General Plan

Continue to work with private and public organizations
to promote neighborhood clean-up activities throughout
the community. Annually review the status and funding
of this program.

Continue to issue 6 rehabilitation loans a year (2 very low,
2 low and 2 moderate).
Advertise the program in English and Spanish on the
City’s website, at the library and at the public counter by
the end of 2003.
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2003-2008 Accomplishments/ Continued
Appropriateness
Program ongoing.
Continued Appropriateness: This program will
be included in the 2009-2014 Housing Element.
The overall code enforcement program was
established in 2007.
Continued Appropriateness: The City is in the
process of establishing a new program. The
new program would tie code enforcement into
housing rehabilitation programs with the
coordination of inspection, marketing and
administrative enforcement activities. The new
Code Enforcement program will be included in
the 2009-2014 Housing Element.
Program ongoing.
Continued Appropriateness:
There is
continued interest in this program.
This
program will be included in the 2009-2014
Housing Element.
Due to the market conditions between 2002 and
2006, use of rehabilitation loans was limited.
Continued Appropriateness: The City is in the
process of restructuring the rehabilitation
programs. The new program will be included
in the 2009-2014 Housing Element.
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Table 47: Summary of Program Accomplishments
Implementation Program
House Paint Program

Housing Element Goals and Objectives




Multi-Family Rehabilitation





Reimburse 7 eligible property owners a year in eligible
parts of the City, including one loan a year for Section 8
existing program property owners.
Advertise the program in English and Spanish on the
City’s website, at the library and at the public counter by
the end of 2003.
Work with multi-family residence property owners to
rehabilitate 25 units by 2007 (10 very low, 10 low and 5
moderate).
Advertise the program in English and Spanish on the
City’s website, at the library and at the public counter by
the end of 2003.

GOAL: PROVIDE AND CONSERVE AFFORDABLE HOUSING
First-Time Homebuyer
 Issue ten loans a year, five to lower income households
Downpayment Assistance
and five to moderate income households. At least two
loans a year will be issued to very low income
households.
 Consider and distribute information on alternative
methods to help homeowners close the gap between the
maximum loan amount and current home prices.
Advertise the program in English and Spanish on the
City’s website, at the library and at the public counter by
the end of 2003.
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2003-2008 Accomplishments/ Continued
Appropriateness
Program ongoing.
Continued Appropriateness: The City will be
restructuring this program as part of its efforts
to improve/expand housing assistance. The
new program will be included in the 2009-2014
Housing Element.
Few property owners took advantage of this
program due to the low interest rates on the
market and tight housing market.
Continued Appropriateness: The City will be
restructuring this program as part of its efforts
to improve/expand housing assistance. The
new program will be included in the 2009-2014
Housing Element.
Due to the escalated housing costs in the City,
homeownership
for
very
low
income
households was difficult to achieve.
Continued Appropriateness: The City will be
restructuring this program as part of its efforts
to improve/expand housing assistance. The
new program will be included in the 2009-2014
Housing Element.
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Table 47: Summary of Program Accomplishments
Implementation Program
Section 8 Rental Assistance

Housing Element Goals and Objectives










Section 8 Housing Incentives



Retain at least the current level of rent subsidies for very
low income households.
Support HAMC’s efforts to pursue additional funds by
writing letters of support to be included in HAMC’s
annual application packages to HUD.
Encourage property owners participation in the Section 8
Program by holding informational meetings with
property owners to identify additional incentives that
may be needed for them to participate in the Section 8
program.
Hold at least one publicly noticed meeting with property
owners on a bi-annual basis through the Housing Element
Cycle.
Work with HAMC to establish an outreach office in
Seaside furnishing office space for such use if necessary.
Work with HAMC to identify potential shortcomings of
the Section 8 program and offer potential solutions to
concerns raised by property owners and Section 8
participant.
Adopt and implement a Section 8 Incentives Program by
the end of 2004.

2003-2008 Accomplishments/ Continued
Appropriateness
As of January 2009, 197 Seaside households
were receiving Section 8 Housing Choice
Vouchers, with another 73 households on the
waiting list for assistance.
Among those
receiving assistance, the majority were seniors
and small households renting one- and twobedroom units. Due to the tight housing
market, the Section 8 program was not
financially attractive to most rental property
owners.
Continued Appropriateness: The Section 8
program remains one of the most significant
housing programs for very low and extremely
low income households. This program will be
included in the 2009-2014 Housing Element.

Due to the tight housing market, the
program has not been attractive to
owners.
The City also lacked
resources to provide incentives
program.

Section 8
property
financial
for this

Continued Appropriateness: This program is
removed from the 2009-2014 Housing Element.
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Table 47: Summary of Program Accomplishments
Implementation Program

Housing Element Goals and Objectives

Preservation of Publicly Assisted Low Income Housing.
13A) Monitor Units at Risk
 Amend the Seaside Condominium Conversion Ordinance
to prohibit apartment conversions for projects with fewer
than 20 units and when the rental vacancy rate is 5% or
less.

2003-2008 Accomplishments/ Continued
Appropriateness
No affordable units were converted to marketrate housing between 2002 and 2008 due to
expiration of use restrictions and subsidy
contracts.
The Condominium Conversion ordinance was
updated as part of the comprehensive update to
the Zoning Code in 2006. The ordinance
provides for tenant first right of refusal to
purchase the converted units. It also requires a
relocation assistance of no less than $1,000.

13B) Provide Tenant
Education



Continue to support and provide funds to the Conflict
Resolution and Mediation Center of Monterey County

Continued Appropriateness:
Two HUD
Section 236 projects are considered to be at risk
of converting to market-rate housing. The City
will need to monitor and to the extent feasible,
work to preserve these units. The 2009-2014
Housing Element will include a program to
monitor affordable units at risk of converting to
market-rate housing, as well as a program to
monitor condominium conversion activities.
The City continued to provide funds to the
Conflict Resolution and Mediation Center of
Monterey County.
Continued Appropriateness: This service is
important to providing protection for renters.
This program will be included in the 2009-2014
Housing Element.
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Table 47: Summary of Program Accomplishments
Implementation Program
13C) Work with Potential
Priority Purchasers

Housing Element Goals and Objectives





14. Pursue Key Affordable
Housing Funding

15. Tax Credit Rental Projects

16. Condominium Conversion
Ordinance

Seaside General Plan







Work with the HAMC to conserve the 405 affordable units
in the City.
Monitor the at-risk units, provide tenant education and
work with potential priority purchasers as described
above.
Apply for HOME funds to assist in construction of low
income units.

On an annual basis, pursue additional funding sources for
affordable housing development and preservation.

Coordinate with developers and provide technical
assistance to pursue tax credits for the construction of
affordable units in the City.

Adopt and implement an updated Zoning Code by the
end of 2004 that includes a strengthened Condominium
Conversion Ordinance with specific replacement and/or
affordability requirements.
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2003-2008 Accomplishments/ Continued
Appropriateness
No affordable units were converted to marketrate housing.
Continued Appropriateness:
Two HUD
Section 236 projects are considered to be at risk
of converting to market-rate housing. The City
will need to monitor and to the extent feasible,
work to preserve these units. The 2009-2014
Housing Element will include a program to
monitor affordable units at risk of converting to
market-rate housing,
Housing construction has been limited in
Seaside due to the lack of water. However, the
City
will
be
pursuing
Neighborhood
Stabilization Program funds to address
foreclosure issues.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
pursue funding to address foreclosure issues.
Housing construction has been limited in
Seaside due to the lack of water.
Continued Appropriateness: Most affordable
housing developers are familiar with tax credits.
This program will be combined with Program
15 above to include a variety of funding sources.
See discussions under Program 13.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
monitor condominium conversion activities.

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

Table 47: Summary of Program Accomplishments
Implementation Program
Preservation of Homeless
Shelter Facilities and Services

Housing and Supportive
Services for Special Needs
Groups

Housing Element Goals and Objectives




Work with homeless service providers by providing
technical assistance and letters of support when applying
for Emergency Shelter Grants (ESG) and Shelter Plus Care
Grants.

On an annual basis, provide funding for a variety of
housing and supportive service activities implemented by
local and regional non-profit groups.

2003-2008 Accomplishments/ Continued
Appropriateness
The City collaborates with other County
jurisdictions and nonprofit organizations in
addressing homeless issues. No emergency
shelters are located in Seaside.
Continued Appropriateness: The 2009-2014
Housing Element will include a program to
address the provision of emergency shelters
consistent with SB 2.
To the extent feasible, the City continued to
utilize CDBG and redevelopment funding to
provide a variety of supportive services for low
and moderate income households and those
with special needs.
Continued Appropriateness: This program
will be included in the 2009-2014 Housing
Element.

GOAL: REMOVE POTENTIAL CONSTRAINTS
 Support the efforts of the MPWMD to expand the water
Adequate Water Supply for
supply by providing technical assistance to the MPWMD
the Development of New
when necessary and providing support for proposed new
Housing
water supply project.
 The City shall continue to work to have the MPWMD
reverse its policy decision of prohibiting the transfer of
water credits from one property to another.
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The City has been collaborating with various
water districts to expand water supply. Excess
water credits are also reserved for facilities and
developments that can demonstrate community
benefits, including affordable housing.
Continued Appropriateness: Lack of water
supply continues to be a major issue in the
Monterey Bay area. This program will be
included in the 2009-2014 Housing Element.
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Table 47: Summary of Program Accomplishments
Implementation Program
Density Bonus Ordinance

Housing Element Goals and Objectives




Adopt and implement an updated Zoning Code by the
end of 2004 that includes a Density Bonus Ordinance that
is in compliance with California Density Bonus Law.
Advertise the program on the City’s website and in
brochures at the public counter and discuss the density
bonus program opportunities with the applicant.

GOAL: PROMOTE EQUAL HOUSING OPPORTUNITIES
Fair Housing Education
 Coordinate with the HAMC to provide brochures and
other pertinent fair housing materials in English and
Spanish at City Hall, the library, and the Post Office,
Oldemeyer Center and in the local newspaper.
 Provide information by the end of 2004.

Rental Mediation Service



Continue to support and provide funds to the Conflict
Resolution & Mediation Center of Monterey County.

2003-2008 Accomplishments/ Continued
Appropriateness
The City updated its Zoning Code in 2006. The
Code contains an updated Density Bonus
Ordinance in compliance with State law.
Continued Appropriateness: The Zoning Code
is available online. The 2009-2014 Housing
Element will include a program to offer
incentives for affordable housing development,
including density bonuses.
The City has been providing fair housing
materials in English and Spanish at various
community locations and public counters.
Continued Appropriateness: The City will
continue to promote fair housing opportunities
in the community.
This program will be
included in the 2009-2014 Housing Element.
Financial support for the Conflict Resolution &
Mediation Center has been provided by the City
from CDBG funds.
Continued Appropriateness: The City will
continue to promote fair housing opportunities
in the community.
This program will be
included in the 2009-2014 Housing Element.
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The Association of Monterey Bay Area Governments (AMBAG) identified a Regional
Housing Needs Assessment (RHNA) of 1,305 housing units for Seaside for the 2000
through 2007 planning period. Table 48 summarizes the City’s achievement with
regard to meeting the RHNA. Due to the escalated housing market between 2000 and
2007, much of the housing produced was affordable only to above moderate income
households.
Table 48: Comparison of 2000 RHNA Objectives and Accomplishments
Income Category
Very Low
Low
Moderate
Above Moderate
Total

2000
RHNA
278
228
319
480
1,305

# of Units Constructed
11
3
2
419
435

Difference
267
225
317
61
870

Source: City of Seaside
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6.

Public Comments Received

As part of the Housing Element update, the City of Seaside provided various opportunities and
venues for public input. Comments received during the update process are summarized below.

A.

Interviews with Focused Groups

Based on the City’s past experience with community outreach efforts, the general public rarely
participates in public meetings unless there is an immediate issue that may impact specific
neighborhoods. In light of the past experience, the Housing Element update process
augmented public meetings with interviews with service providers, housing professions, and
community stakeholders who have an indepth understanding of the issues and concerns,
constraints, and opportunities relating to housing Seaside residents.
On September 25, 2008, the City of Seaside conducted interviews with housing professionals,
service providers representing the interest of low and moderate income households and special
needs groups, and community stakeholders regarding housing needs in the City. Over 50
individuals, groups, and organizations were invited to participate in the interviews:
Al Glover
1676 Fremont Bl
Seaside, CA 93955
Thomas Schellenberg
Cedar Funding
465 Tyler Street
Monterey, CA 93940
Tom Proebstle
Crawford Architects
1801 McGee Street, Suite 200
Kansan City, MO 64108
Dale Gray
Monterey County
Association of REALTORS®
201 A Calle Del Oaks
Del Rey Oaks, CA 93940
Mary Wilson
Seaside Green Team
1210 Hillsdale
Seaside, CA 93955
Christopher Read
PO Box 388
Coos Bay, CA 97420

Seaside General Plan

Kris Toscano
Mahoney & Associates
501 Abrego
Monterey, CA 93940
Thomas Livelli, Jr.
Clark Realty Capital
548 Abrego Street
Monterey, CA 93940
Dean Provence
Monterey County
Association of REALTORS®
201 A Calle Del Oaks
Del Rey Oaks, CA 93940
Victor E. Noble
1244A Broadway Avenue
Seaside, CA 93955
Mike Eckstrom
Seaside Green Team
1210 Hillsdale
Seaside, CA 93955
Ed Blum, Esq.
201 19th Street, Ste 200
Oakland, CA 94612
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Scott Grover
1230 Fremont Ave
Seaside, CA 93955
Dave Stocker
Stocker & Allaire
2113 Mandeville Ct
Monterey, CA 93940
Sandra A. Haney
Monterey County
Association of REALTORS®
201 A Calle Del Oaks
Del Rey Oaks, CA 93940
Jackie Lambert
Chamber of Commerce
505 Broadway
Seaside, CA 93955
John McCormick
JNM Company
27250 Los Arboles Dr
Carmel, CA 93923
John Mims, President
Monterey Pacific Rotary Club
P.O. Box 2215
Monterey, CA 93942
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Maureen Mason
501 Lighthouse Avenue
Pacific Grove, CA 93950
Reverend Lusk M
Bethel Baptist Church
390 Elm Ave.
Seaside, CA 93955
Carl Little
Lions Club
c/o City of Seaside Police
Department
440 Harcourt Avenue
Seaside, CA 93955
Alice Jordon
Kiwanis Club
1265 Mescal St
Seaside, CA 93955
Housing Advocacy Council
134 East Rossi Street
Salinas, CA 93901

Kevin Stones
Monterey County
Association of REALTORS®
201 A Calle Del Oaks
Del Rey Oaks, CA 93940

WM David Martin AIA
PO Box 2053
Monterey, CA 93942

Seaside Civic League Inc.
P.O. Box 389
Seaside, CA 93588-0389

Galen Ishii
Monterey Pacific Rotary
Club
915 Hilby Avenue, Suite 26
Seaside, CA 93955

Donna Ferraro, Director
Boys and Girls Club
1332 La Salle
Seaside, CA 93955

Ron Johnson, Programs
Boys and Girls Club
1332 La Salle
Seaside, CA 93955

Major Tedd Lowcock
The Salvation Army
1491 Contra Costa St
Seaside, CA 93955
Housing Authority of the
County of Monterey
123 Rico Street
Salinas, CA 93907

Monterey County Housing
Alliance
134 East Rossi Street
Salinas, CA 93901
Alliance on Aging
HomeShare Program
280 Dickman Avenue
Monterey, CA 93940
Mid-Peninsula Housing
Coalition
Watsonville Office
77 Aspen Way, Suite 103
Watsonville, CA 95076
Interim, Inc.
Psychiatric Disability
Assistance
P.O. Box Box 3222
Monterey, CA 93942
William F. Pickel
Christian Church Homes of
Northern California, Inc.
303 Hegenberger Road, Ste.
201
Oakland, CA 94621-1419
Normond V. Kolpin
Community Housing
Improvement Systems &
Planning Assoc. Inc.295
Main Street, Suite 100
Salinas, CA 93901

Housing Choices Coalition
21 Brennan Street, #18
Watsonville, CA 95076

CHISPA, Inc.
Affordable Housing
295 Main Street, Suite 100
Salinas, CA 93901

South County Housing
9015 Murray Avenue, #100
Gilroy, CA 95020

Veterans Transition Center
Martinez Hall
220 12th Street
Marina, CA 93933

Harold Rosen
Affordable Homes
P.O. Box 900
Avilla Beach, CA 93424

Mark D. Lazzarini
Community Home Builders
and Associates
675 North First St., Ste. 620
San Jose, CA 95112
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Eric Tang
Affordable Housing
Foundation
P.O. Box 26516
San Francisco, CA 94126
Bonnie Bamburg
Community Housing
Developers
255 N. Market St, Ste. 290
San Jose, CA 95110

HE App-110

August 2010

HOUSING ELEMENT TECHNICAL APPENDIX

Wallace K. Shepherd
Foundation for Affordable
Housing
2847 Story Rd
San Jose, CA 95127

Kathy Bernard
Pajaro Valley Housing Corp.
318 Main St., Ste. 200
Watsonville, CA 95076

Del Monte Manor Inc
1466 Yosemite St
Seaside, CA 93955-5100

San Pablo Apartments
2626 Hanover St
Palo Alto, CA 94304-1117

Scott Smith
Peoples' Self-Help Housing
Corp.
3533 Empleo St
San Lusi Obispo, CA 93401
Hannon Seaview Haousing
Partners
730 Alhambra Blvd. #210
Sacramento, CA 95816

Along with the invitation, a simple questionnaire was sent to these agencies and organizations
to solicit input on housing needs. These agencies returned the survey:
•
•
•
•

Alliance on Aging
Housing Choices Coalition
Housing Advocacy Council
Monterey County Housing Alliance

In addition, representatives from the following groups participated in the interviews:
•
•
•
•
•

CHISPA, Inc.
JNM Company
WM David Martin
Interim, Inc.
Monterey County Association of REALTORS®

The comments received are summarized below:
Affordable Housing
• There is a general lack of affordable housing for persons with disabilities. Mentally ill
persons are being housed in other communities.
• CHISPA is looking for opportunities to develop supportive housing single adults to live
an independent life.
• The current market conditions offer opportunities for many households to purchase
moderately priced homes (between $300,000 and $400,000).
However, many
homebuyers may have difficulty competing with investors with large cash flows.
• City should offer assistance to make improvements to existing homes.
• A possible option is to convert existing apartments into affordable housing units.
• There is a need for senior housing in Seaside.
• There is a lack of accessible housing. Rehabilitation of existing units to meet ADA
standards is usually difficult.
• There is also a need for student housing in Seaside.
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Constraints
• Lack of water allocation for multi-family housing construction.
• Difficult to achieve affordable multi-family housing on small lots. An ideal project size
is 50 units.
• Economic development is important to facilitate redevelopment. City needs to pursue
more economic development activities.
• Opportunities exist in converting some motels into housing. However, most sites are
small and therefore have problem meeting the residential development standads.

B.

Joint Planning Commission/City Council Study Session

The City conducted a joint study session with the Planning Commission and City Council on
July 16, 2009. The Study Session was advertised in locally circulated newspapers, posted on
City website, and flyers were sent to the same agencies invited to the Focused Group
Interviews. These groups represent a broad spectrum of the community, representing the
interests of low and moderate income households, as well as persons with special needs.
While there were members of the public who attended the joint study session; no members of
the public spoke at the meeting. The City Council and Planning Commission expressed
concerns with rehabilitation needs in the community and how programs can be revamped to
expand the utilization of these programs by residents. Homebuyer/foreclosure assistance was
also identified as critical needs in Seaside. The 2009-2014 Housing Element reflected the
comments from the Planning Commission and City Council, incorporating revisions to several
of the City’s key houshing programs to enhance effectiveness.
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