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INTRODUCTION

This memorandum is a reference document intended to provide background data
that will serve as a partial basis for policies and programs in the Housing Element.
In accordance with State law a significant amount of data is required in this
memorandum. Where possible, the data has been summarized in graphic form
(table, bar charts, and pie charts) for easy reference. The reader is urged to use the
table of contents at the front of this document as a guide. Once the Housing Element
has been completed, the Technical Memorandum will be incorporated therein.

State law largely determines the content of this Technical Memorandum. Five
sections follow the introduction. The Summary of Housing Issues, Conditions,
Opportunities and Constraints provides an overview of the key issues facing the
City, which are addressed by the Goals, policies and programs of the Housing
Element. The Housing Needs Assessment section addresses housing needs. More
specifically, it discusses how the population has grown and changed, how
households are changing (i.e., size, composition), and how the housing supply is
changing. This section also analyzes the potential loss of assisted lower income
housing units in the City.

The third section addresses governmental and non-governmental constraints, such
as market condition, and natural environment, to housing development. The fourth
section addresses energy conservation. Finally, the fifth section summarizes the
housing issues, opportunities, and constraints that have emerged through
background research and public meetings and which must be addressed in the
Housing Element.

STATE LAW AND GENERAL PLAN GUIDELINES

The State of California provides very specific requirements and
guidelines for preparing Housing Elements. This section describes
those requirements and explains the relationship between this
element and the rest of the General Plan.

The State of California requires that each jurisdiction prepare and
adopt a Housing Element. The State Requirements for Housing
Elements are far stricter and more detailed than for any other
General Plan Element.

CITY OF TUSTIN HOUSING ELEMENT
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State Planning law requires local governments to review their
housing elements as frequently as appropriate and to revise the
elements as appropriate, not less than every five years. The fourth
revision date for jurisdictions within the Southern California
Association of Governments (SCAG) is June 30, 2008.

The planning period for the Regional Housing Needs Assessment
(RHNA) as prepared by SCAG, is from January 2006 to June 2014, an
eight and one-half year period. The implementation period covered
by this element is January 2006 to June 2014. By 2012, the City, along
with other jurisdictions in the SCAG region, again will begin
preparation for a revision of the housing element to cover the period
from 2014-2019.

Organization of the Housing Element

Under the provisions of Section 65583 of the Government Code, the
Housing Element shall generally consist of an identification and
analysis of existing and projected housing needs and a statement of
goals, policies, quantified objectives, and scheduled programs for the
preservation, improvement, and development of housing. The
Housing Element shall identify adequate sites for housing, including
rental housing, factory-built housing, and mobile homes, and shall
make adequate provision for the existing and projected needs of all
economic segments of the community. More specifically, the
Housing Element must meet the requirements outlined below.

A. An assessment of housing needs and an inventory of resources
and constraints relevant to meeting these needs. The assessment
and inventory shall include the following:

e Analysis of population and employment trends and
documentation of the locality's existing and projected housing
needs for all income levels. These existing and projected
needs shall include the locality's share of the regional housing
needs in accordance with Section 65584.

e Analysis and documentation of household characteristics,
including level of payment compared to ability to pay,
housing characteristics, including overcrowding, and housing
stock condition.

CITY OF TUSTIN HOUSING ELEMENT
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* An inventory of land suitable for residential development,
including vacant sites and sites having potential for
redevelopment, and an analysis of the relationship of zoning
and public facilities and services to these sites.

* Analysis of potential and actual governmental constraints
upon the maintenance, improvement, or development of
housing for all income levels, including land use controls,
building codes and their enforcement, site improvements,
fees and other exactions required of developers, and local
processing and permit procedures.

* Analysis of potential and actual non-governmental
constraints upon the maintenance, improvement,
development of housing for all income levels, including the
availability of financing, the price of land, and the cost of
construction.

e Analysis of any special housing needs, such as those of the
handicapped, elderly, large families, farmworkers, families
with female heads of households, and families and persons in
need of emergency shelter.

* Analysis of opportunities for energy conservation with
respect to residential development.

B. A statement of the community's goals, quantified objectives, and
policies relative to the maintenance, improvement, and
development of housing,.

It is recognized that the total housing needs identified pursuant
to Section 65583(a) may exceed available resources and the
community's ability to satisfy this need within the content of the
general plan requirements. Under these circumstances, the
quantified objectives need not be identical to the identified
existing housing needs, but should establish the maximum
number of housing units that can be constructed, rehabilitated,
and conserved over a five-year time frame.

C. A program which sets forth a schedule of actions over the
implementation period that the local government is undertaking
or intends to undertake in order to implement the policies and
achieve the goals and objectives of the housing element through

CITY OF TUSTIN HOUSING ELEMENT
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the administration of land use development controls, provision of
regulatory concessions and incentives, and the utilization of
appropriate federal and state financing and subsidy programs
when available. In order to make adequate provision for the
housing needs of all economic segments of the community, the
program will incorporate the following:

o Identify adequate sites which will be made available through
appropriate zoning and development standards and with
public services and facilities needed to facilitate and
encourage the development of a variety of types of housing,
factory-built housing, mobile homes, emergency shelters and
transitional housing in order to meet the community's
housing goals.

e Assist in the development of adequate housing to meet the
needs of low- and moderate-income households.

¢ Address and, where appropriate and legally possible, remove
governmental constraints to the maintenance, improvement,
and development of housing.

e Conserve and improve the condition of the existing
affordable housing stock.

e Promote housing opportunities for all persons regardless of
race, religion, sex, marital status, ancestry, national origin, or
color.

The program shall include an identification of the agencies and
officials responsible for the implementation of the various actions
and the means by which consistency will be achieved with other
general plan elements and community goals. The local government
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.

In addition, an amendment to housing element law (Chapter 1451,
Statutes of 1989) requires all housing elements to include additional
need analyses and programs to address the potential conversion of
all Federal, State and locally assisted housing developments that are
eligible to convert to market rate use during the next ten-year period.

CITY OF TUSTIN HOUSING ELEMENT
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Such units are considered to be “at risk” of being lost as part of the
affordable housing stock.

Relationship to Other General Plan Elements

The preparation of the City's Housing Element must conform to
Section 65580 of the California Government Code. The Legislature
has established a policy that the availability of housing in a suitable
environment is of vital statewide importance, and a priority of the
highest order. State policy requires local governments to address the
housing needs of all economic segments, while considering the
economic, environmental and fiscal factors and community goals set
forth in the General Plan.

While a city must consider housing needs for all economic segments,
it must also maintain internal consistency among the various
elements of the General Plan. Neither the Housing Element nor any
other element may supersede any other required element of the
Tustin General Plan.

The Housing Element relates to other elements in a variety of ways.
The Land Use Element directly relates to the Housing Element by
designating areas of the City in which a variety of residential types
and densities may exist.

The Housing Element's relationship to the Conservation, Open
Space, and Recreation Element is conditioned by the need to serve a
growing population's recreational needs, especially in the areas of the
City with the highest density.

The Circulation Element attempts to provide an efficient and well-
balanced circulation system. This system must be designed to
accommodate allowed land uses, including residential uses, and the
intensity of allowable uses must not exceed the ultimate capacity of
the circulation system.

The Safety Element relates to the Housing Element by designating
areas that are deemed unsafe for development, such as the Alquist-
Priolo Zones and floodplains.

Similar to the Safety Element, the Noise Element relates to the
Housing Element by addressing a health related issue area.

CITY OF TUSTIN HOUSING ELEMENT
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Techniques for reducing noise often involve buffers between land
uses to reduce noise.

The Growth Management Element overlaps the issues raised in the
Housing Element in its efforts to ensure that the planning,
management, and implementation of traffic improvements and
public facilities are adequate to meet the current and projected needs
of Orange County.

SOURCES OF INFORMATION

A variety of sources were used to prepare this Technical
Memorandum. The most recent source of population and housing
counts is the State Department of Finance (DOF) population and
housing estimates for January 2007. The population, household and
employment statistics are taken from the 1990 and 2000 Census.
More current estimates of population characteristics are provided by
the Center for Demographic Research at California State University,
Fullerton.

In the absence of more recent data, extrapolations were made based
upon 2000 Census data. The 2007 Southern California Association of
Governments (SCAG) Regional Housing Needs Assessment (RHNA)
provided information regarding existing needs and projections
regarding future housing needs. Data regarding housing costs have
been obtained from local newspapers, local developers, and financial
institutions. Other data sources are listed in the Reference section of
this document.
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SUMMARY OF HOUSING ISSUES, NEEDS,
OPPORTUNITIES, AND CONSTRAINTS

The following issues, needs, opportunities, and constraints have been identified in

Tustin.

CITY OF TUSTIN

Tenure. The City contains disproportionately large amounts
of multi-family housing units when compared to nearby
jurisdictions and the County overall.

Historic Resources. Tustin features numerous historic homes
that add character and charm to the City but may be in need
of ongoing maintenance and rehabilitation.

Home Ownership Affordability Gap. Ownership housing
costs are increasingly beyond the reach of the City's lower-
and moderate-income households.

Housing Condition. Many owner- and renter-occupied units
in the City need rehabilitation, including minor and major
repairs. Landlords and owners of these units may need
financial assistance in order to make necessary repairs.

Units at Risk of Conversion to Market Rate. By State law, the
City must document and develop programs to address
affordable housing units in the City that are at risk of
converting to market rate housing between 2008-2018. For the
2006-2014 planning period, the Regional Housing Needs
Assessment indicates that there are 100 assisted units at risk
of conversion to market rate housing.

Large  Households.  Large  households  comprised
approximately 15.2 percent of all Tustin households (owner
and renter) in 2000. Large families and households are a
population of concern due to both the difficulty of finding
adequately sized housing units and the high costs associated
with these larger units.

Ouvercrowding. The average number of persons per unit in the
City was 29 in 2007. The 2007 RHNA Housing Needs
Assessment indicates that a total of 4,285, or 18%, of all
households ~ were  suffering  from  overcrowding.

HOUSING ELEMENT
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CITY OF TUSTIN

Overcrowding has increased significantly since 1990 in both
owner- and renter-occupied units.

Rental Affordability Gap. Based upon a review of rental
units advertised in the Classified section of the local
newspapers, it is difficult to find apartments in the City with
more than two bedrooms, and those that are available are
beyond the price range of low-income households. Therefore,
large families with low incomes (less than $26,000) would
have difficulty finding affordable housing in Tustin.

Housing Problems. According to the 2007 Regional Housing
Needs Assessment, the City had 3,935 lower income
(household income less than 80% of County median)
households overpaying (paying more than 30% of their
income) for housing. This represents about 16 percent of the
City's households.

Elderly. As the City's population ages, the number of elderly
persons will increase. This underscores an increasing need to
address the special housing needs of the elderly.

Age of Housing Stock. Even though the City's housing stock is
relatively young and in good condition, by year 2010, 68
percent of the City's housing stock will be over 30 years old-
the age at which housing typically begins to require major
repairs.

HOUSING ELEMENT
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HOUSING NEEDS ASSESSMENT

Since the 1960s, the City’s population has soared from about 2,000 persons to 74,218
in 2008. Thus, the vast majority of the City’s housing stock has been constructed
within the last 50 years.

Unlike most of Orange County, where half of the housing stock consists of single-
family detached homes, nearly two-thirds of Tustin’s housing stock is multi-family
or single-family attached (ie., condominiums/townhouses). Tustin also has a
proportionately higher percentage of renters compared to Orange County as a
whole.

Over the last two decades, the City's population has been impacted by many of the
same trends observed regionally: a substantial increase in minority populations,
especially Latinos; an increase in the average size of households; and, a surge in
housing costs. As the City continues to grow and change, its housing policies must
be re-examined in light of these changes.

This chapter examines the important demographic changes that have occurred in
the City since 2000 that affect housing needs. The chapter includes four main
sections: population/employment trends, household characteristics, housing
characteristics, and assisted housing preservation. The Population/Employment
Trends section analyzes how the population has grown and explores resident
employment patterns. The Household Characteristics section looks at changes in
household size and composition, examines income and overcrowding, and
evaluates housing affordability and special housing needs groups. The Housing
Stock Characteristics section examines changes in the housing stock, particularly the
number of units, condition, and type.

The fourth section concerning assisted housing preservation responds to State
legislation that requires local jurisdictions to prepare an inventory and implement
programs to promote the preservation and/or replacement of government-assisted
lower- income housing.

POPULATION/EMPLOYMENT TRENDS

This section examines population growth, age characteristics,
racial/ethnic composition, and employment characteristics of
Tustin's population.

CITY OF TUSTIN HOUSING ELEMENT
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Population Growth

As shown in Table HTM-1, between 2000 and 2007 the City's
population grew from 67,504 to 72,542, an increase of 7.5%. The City
of Tustin's growth rate between 2000 and 2007 was slightly slower
than the countywide growth rate but faster than most surrounding
cities. Recent projections cited in the Comprehensive Affordable
Housing Strategy 2008-2018, indicate that Tustin’s population will
increase by an annual rate of approximately 2.6% during this
implementation period, bringing the total population to 86,621 by the
year 2015. Table HTM-1 compares the City's growth rate between
2000 and 2007 with other Orange County cities and the County as a
whole.

A large percentage of Tustin's population growth can be attributed to
annexations that have occurred since 1980. The remainder can be
attributed to a variety of other factors, including shifts in family
structures from smaller to larger families, redevelopment of existing
developed areas, infill development, and new residential
construction in East Tustin. Substantial population and housing
growth will continue during this planning period with the continued
development at Tustin Legacy (former Marine Corps Air Station
[MCAS] Tustin).

TABLE HTM- 1
POPULATION GROWTH 2000-2007
CITY OF TUSTIN, SURROUNDING JURISDICTIONS AND

ORANGE COUNTY
% Growth
Jurisdiction 2000’ 2007 2000-07
Tustin 67,504 72,542 7.5%
Anaheim 328,014 345,556 5.3%
Garden Grove 165,196 172,781 4.6%
Irvine 143,072 202,079 41.2%
Santa Ana 337,977 353,428 4.6%
Orange County 2,846,289 3,100,313 8.9%

12000 U.S. Census

2 Department of Finance estimates, 2007

Population projections are shown in Table HTM-1a. According to
Orange County Projections (OCP) 2006 data, the population in the
City of Tustin is expected to increase by approximately 10 percent to
88,694 persons by the year 2025.

CITY OF TUSTIN
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Table HTM- 1a
Population Projection

2010 2015 2020 2025 Percent Change
(2010-2025)
Tustin | 80,728 | 86,621 | 88,245 | 88,694 10%

Source: OCP 2006

Age Characteristics

Table HTM-2 shows the proportions of the City's population
represented by age groups in 1990 and 2000. The table shows that the
proportions of the population in each age group have remained fairly

constant over time.
TABLE HTM-2
AGE TRENDS 1990 - 2000
CITY OF TUSTIN

Age Group 1990 % Total 2000 % Total
0-4 4,464 8.8% 5,815 8.6%
5-14 5,916 11.7% 9,916 14.7%
15-24 9,127 18.0% 8,685 12.8%
25-34 12,254 24.2% 13,798 20.4%
35-54 11,898 23.5% 19,710 29.2%
55-64 3,187 6.3% 4,776 7.1%
65-74 2,292 4.5% 2,745 41%
75+ 1,551 3.1% 2,059 3.1%
Total 50,689 100.0% 67,504 100.0%

Sources: U.S Bureau of Census, 2000; Center for Demographic Research (CDR), 2001.

Race and Ethnicity

The City's racial and ethnic composition has changed significantly
since 1980. The trends experienced in the 1990's have continued
through the early 2000's, though at a less rapid rate. As shown in
Table HTM-3, minority populations in the City have grown
significantly. The Hispanic population has increased from about 20%
of the total population in 1990 to about 34% in 2000. Asian/Pacific

HOUSING ELEMENT
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Islanders and Blacks comprised about 15.1% and 2.6% of the
population in 2000, respectively.

These shifts in racial and ethnic composition may have important
implications in terms of household characteristics and income. For
example, Hispanic households are typically larger than other
households; therefore, an increase in the number of Hispanic
households may indicate a need for larger housing units. Also, to the
extent that minority populations tend to have lower incomes than
their Caucasian counterparts, there may be a greater need for
affordable housing for these groups.

TABLE HTM- 3
RACE AND ETHNICITY: 1980, 1990, 2000
CITY OF TUSTIN
1980 1990 ° 2000 °
% % %
Race and Ethnicity Population | Total | Population | Total | Population | Totals

White 31,654 87.6% 37,127 73.2% 30,264 44.8%
Black 957 2.6% 2,895 5.7% 1,785 2.6%
American Indian 237 0.7% 274 0.5% N/A N/A
Asian/Pacific Islander 1,683 4.7% 5,260 10.4% 10,194 15.1%
Other 1,588 4.4% 5,133 10.1% 2,151 3.2%
Hispanic ? (3,085) (8.5%) (10,508) | (20.7%) 23,110 34.2%
Total 36,119 100% 50,689 100% 67,504 100%
11980 Census

2 1990 Census

3 2000 Census

4

The Census contains a separate question related to whether the householder was of Spanish/Hispanic
"origin”. Origin is defined as the ancestry, nationality group, lineage, or country in which the person’s
ancestors were born prior to their arrival to the United States. Persons of Spanish origin could be of any of
the five racial categories.

5 Center for Demographic Research, 2000. CDR reported the Hispanic population for 1998 as a distinct
ethnic group. It also reported Asian and Pacific Islander as one group, and included American Indian
within ”Other” category.

CITY OF TUSTIN
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Employment

According to 2000 Census data, the City of Tustin had 36,681
residents in the labor force, of which 34,906 (95.2%) were in the labor
market. Of these, 79.3% were private wages and salary workers.
Table HTM-4 shows the number of employees by occupation.

In 2000, the largest occupational category was professional and
related occupations, in which a total of 7,467 were employed. The
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second largest category was the management, business, and financial
operations occupations, employing 6,657.

TABLE HTM- 4
EMPLOYMENT BY OCCUPATION 2000
CITY OF TUSTIN
Occupational Category Number %

Management, business, and financial operations 6.657 19.1%
occupations ’

Professional and related occupations 7,467 21.4%
Healthcare support occupations 506 1.4%
Protective service occupations 432 1.2%
Food preparation and serving related occupations 1,502 43%
Building and grounds cleaning and maintenance 1186 3.4%
occupations ’

Personal care and service occupations 957 2.7%
Sales and related occupations 4,278 12.3%
Office and administrative support occupations 6,040 17.3%
Farming, fishing, and forestry occupations 33 0.1%
Construction and extraction occupations 1,222 3.5%
Installation, maintenance, and repair occupations 735 2.1%
Production occupations 2,689 7.7%
Transportation and material moving occupations 1,202 3.4%
Total ' 34,906 100.0%

Source: 2000 Census

In terms of industry, the manufacturing, and educational, health and
social service sectors employed the largest number of persons with
5,980 (17.1%) and 5,081 (14.6%) employees, respectively. Table HTM-
5 is a summary of the number of employees by industry.

Due to its favorable location, demographics, and business
environment, Tustin is home to several well known employers.
Appendix C lists major employers in the City of Tustin. The City’s
top ten employers include: Tustin Unified School District, AT&T,
Ricoh Electronics, Inc., Rockwell Collins, Cherokee International,
ADC Telecommunications, Balboa Instruments, Toshiba America
Medical Systems, the City of Tustin, and Costco Wholesale.

CITY OF TUSTIN HOUSING ELEMENT
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TABLE HTM-5
EMPLOYMENT BY INDUSTRY 2000

CITY OF TUSTIN
Industry Number %
Agriculture 774 1.9%
Mining 4 01%
Construction 2,437 6.1%
Manufacturing, non-durable goods 1,890 4.7%
Manufacturing, durable goods 5,919 14.8%
Transportation and public utilities 1,174 2.9%
Wholesale trade 3,645 9.1%
Retail trade 6,851 17.1%
Finance, insurance, and real estate 3,555 8.9%
Services 9,571 23.9%
Government 1,761 44%
Self Employed 2,526 6.3%
TOTAL 40,107 100.0%

Source: OCP 2006

HOUSEHOLD CHARACTERISTICS

This section addresses household composition, size,
overcrowding, income, affordability, and special needs groups.

Definitions

The Census Bureau uses several terms with respect to housing
which are important to understand. A housing unit is defined as
a house, apartment, mobile home or trailer, group of rooms, or
single room occupied or intended for occupancy as separate
living quarters. A household is an occupied housing unit.
Households are further broken down into family households
and non-family households. A family household is a household
shared by two or more persons related by birth, marriage or
adoption. A non-family household is one consisting of a single
individual or unrelated persons living together.

CITY OF TUSTIN HOUSING ELEMENT
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Household Composition

According to the U.S. Census, the City of Tustin contained
23,831 households in 2000. California Department of Finance
estimates show that the number of households grew to 24,787
in 2007, representing an increase of approximately 4%.

TABLE HTM- 6
HOUSEHOLD TYPE: 1990 - 2007
CITY OF TUSTIN

1990 2000 * 2007°
Household No. of % of No. of % of No. of % of
Type Households | Total | Households | Total | Households | Total
Family 12,317 67.2% 16,055 67.4% N/A N/A
Non-Family 6,015 32.8% 7,776 32.6% N/A N/A
Total 18,332 100% 23,831 100% 24,787 100%

! U.S. Dept. of Commerce, Bureau of the Census, 1990 Census.
U.S. Dept. of Commerce, Bureau of the Census, 2000 Census
Total populations based on Department of Finance estimates, January 2007

Table HTM-6 shows that 12,317, or about 67%, of the City's
households were classified as family households in 1990. The
percentage of households remained the same in 2000.
Moreover, as shown in Table HTM-7, the average household
size in Tustin has increased from 2.66 persons per household in
1990 to an estimated 2.82 persons per household in 2000 and
291 persons per household in 2007. This increase may be
attributed to a variety of factors, including: more doubling-up,
or sharing, of units in order to defray increased housing costs;
and, an increase in the supply of larger units, especially new
units in East Tustin and Tustin Legacy.

TABLE HTM-7
HOUSEHOLD SIZE 1990 THROUGH 2007
CITY OF TUSTIN
Jurisdiction 1990 ' 2000 “ 2007 °
Tustin 2.66 2.82 2.91
Orange County 2.87 3.00 3.09

us. Dept. of Commerce, Bureau of the Census, 1990 Census Report.
U.S. Dept. of Commerce, Bureau of the Census, 2000 Census Report.
® California Department of Finance (DOF), 2007
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Overcrowding

HUD defines overcrowding as more than one person per room,
excluding bathrooms and kitchens. For example, a one-bedroom
apartment with living room, kitchen, and bathroom would be
considered overcrowded if more than two persons occupied it.

The 2007 Regional Housing Needs Assessment (RHNA) prepared by
the Southern California Association of Governments (SCAG) figures
showed 4,285 (17 percent) households living in overcrowded
conditions. Of the households living in such conditions, 81% were
renters, of which 40% were Extremely-Low or Very-Low income
households. Table HTM-8 illustrates the numbers of all Tustin
households living in overcrowded conditions.

According to the 2007 RHNA, the incidence of overcrowding in
Tustin was high in 2006, at 4,285 households, or 18.0 percent of all
households. Renter households had a significantly higher incidence
of overcrowding than owner households: 28.9 percent of renter and
6.9 percent of owner households were overcrowded. Table HTM-8
shows the number and percentage of Tustin households by income
categories that are overcrowded.

It should be noted that there are no federal or California State legal
standards for overcrowding. In a reasonable effort to allocate scarce
financial resources for affordable housing, housing programs
typically use occupancy standards, which allow for up to “two
persons per bedroom plus one” (e.g., five persons in a two-bedroom
unit). The California Health and Safety Code standard, applicable
for housing receiving financial assistance from the Redevelopment
Housing Set-Aside Fund, is one person per bedroom plus one (e.g.,
three persons in a two-bedroom unit).

Overcrowding is often reflective of one of three conditions: 1) either a
family or household is living in too small a dwelling; 2) a family
chooses to house extended family members (i.e., grandparents or
grown children and their families living with parents, termed
doubling); or 3) a family is renting living space to non-family
members.
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Income

Household income is an important determinant of housing
affordability. While upper income households have more
discretionary income to spend on housing, low and moderate income
households are more limited in the range of housing they can afford.
The presence of a large number of low and moderate income
households in a region where housing costs are high is likely to
result in many households paying more than they can afford for
housing.

According to the 2000 Census, the median household income for the
City of Tustin was $55985. Table HTM-9 compares median
household and family incomes between the City of Tustin and
nearby jurisdictions, counties, and the State of California. In 2000,
the City's median household income was about 5% lower than the
median household income for the County as a whole ($58,820). Table
HTM-9 demonstrates that at $60,092, Tustin’s 2000 median family
income was also below the Orange County median ($64,611). This
trend was consistent as well for median family income in the above-
mentioned jurisdictions.

TABLE HTM-9
MEDIAN HOUSEHOLD INCOME: TUSTIN AND SURROUNDING
AREAS 2000
Percent
Median Percent Median Above/Below
Household | Above/Below Family County
Jurisdiction Income County Median | Income Median
Tustin $55,895 -5.2% $60,092 -7.5%
Anaheim $47,122 -24.8% $49,969 -29.3%
Garden Grove $47,754 -23.2% $49,697 -30.0%
Irvine $72,057 18.4% $85,624 . 245%
Santa Ana $43,412 -35.5% $41,050 -57.4%
Orange County $58,820 — $64,611 -
State of California $47,493 -23.8% $53,025 -10.9%

Source: U.S. Department of Commerce, Bureau of Census, 2000

As shown in Table HTM 10, an estimated 7.5 percent of Tustin’s
households had incomes of less than $15,000 in the year 2000.
Another 18.9 percent had incomes of between $15,000 and $34,999.
In addition, 38.9 percent had incomes between $35,000 and $74,999,
and 34.7 percent had incomes of $75,000 or more.
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TABLE HTM- 10
HOUSEHOLD INCOME DISTRIBUTION

CITY OF TUSTIN
2000
Income Range # Households® % Households % Cumulative
Less than $14,999 1,787 7.5% 7.5%
$15,000 to $24,999 2,026 8.5% 16.0%
$25,000 to $34,999 2,479 10.4% 26.4%
$35,000 to $49,999 4,194 17.6% 44.0%
$50,000 to $74,999 5,076 21.3% 65.3%
$75,000 to $99,999 3,193 13.4% 78.7%
More than $100,000 5,076 21.3% 100.0%
TOTAL 23,831 100.0%
Median Household Income, $55,985
City of Tustin
Median Household Income, $58,820
Orange County

! Derived by applying the percentage of households by income level from Summary File 3,
Table P-52 (total number of households shown as 23,853) to a total of 23,831 occupied
households from Summary File 1, Table H-3 for consistency with other Census data on the
number of households used in this report.

SOURCE: 2000 U.S. Census; Comprehensive Affordable Housing Strategy, 2008-2018.

Owner households had higher incomes than did renter households in
2000, as shown in HTM-11. Approximately 37 percent of the renter
households earned less than $35,000 annually, compared to only 16
percent of owner households. Furthermore, 60.7 percent of renters
earned less than $50,000 in 2000, compared to only 27 percent of
owners. While a higher proportion of renter households (22.1
percent) than owner households (20.7 percent) earned between
$50,000 and $74,999, only 17.2 percent of renter households had
incomes of more than $75,000 annually, compared to 52.3 percent of
owner households.
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TABLE HTM- 11
HOUSEHOLD INCOME DISTRIBUTION BY HOUSEHOLD TENURE

CITY OF TUSTIN
2000
Tenure/Income Range Number? Percent  Cumulative %

RENTER HOUSEHOLDS

Less Than $10,000 720 6.0% 6.0%
$10,000 to $19,999 1,140 9.5% 15.5%
$20,000 to $34,999 2,568 21.4% 36.9%
$35,000 to $49,999 2,857 23.8% 60.7%
$50,000 to $74,999 2,653 22.1% 82.8%
$75,000 to $99,999 1,308 10.9% 93.7%
$100,000 or More 756 6.3% 100.0%
Total Renters 12,002 100.0%

OWNER HOUSEHOLDS

Less Than $10,000 246 21% 21%
$10,000 to $19,999 537 4.5% 6.6%
$20,000 to $34,999 1,110 9.4% 16.0%
$35,000 to $49,999 1,301 11.0% 27.0%
$50,000 to $74,999 2,442 20.7% 47.7%
$75,000 to $99,999 1,894 16.0% 63.7%
$100,000 to $149,999 2,581 21.8% 85.5%
$150,000 or More 1,718 14.5% 100.0%
Total Owners 11,829 100.0%

1 Derived by applying the percentage of household tenure by household income from
Summary File 3, Table HCT11 (total number of renter households shown as 11,993 and
owner households as 11,845) to a total of 12,002 occupied renter and 11,829 occupied
owner households from Summary File 1, Table H-3 for consistency with other Census
data on the number of households used in this report.

Sources: 2000 U.S. Census; Comprehensive Affordable Housing Strategy, 2008-2018.
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Table HTM-11-A shows Tustin’s household income distribution as
percentage of area median income (AMI) by household tenure in
2006, according to the 2007 SCAG RHNA. Owner households in
Tustin continued to have higher incomes than renter households in
2006. While over half (52.4 percent) of Tustin’s renter households
earned 80 percent of Area Median Income (AMI) or below, only 22.4
percent of owner households fell into this income category. A
majority of owner households (70.1 percent) and only 33.7 percent of
renter households earned over 95 percent of AML

TABLE HTM 11-A
HOUSEHOLD INCOME DISTRIBUTION AS PERCENTAGE OF AMI

BY HOUSEHOLD TENURE
CITY OF TUSTIN
2006
Tenure/Income Range, Number Percent Cumulative %
as percentage of AMI
RENTER HOUSEHOLDS
Below 30 percent AMI 1,585 13.2% 13.2%
30 - 50 percent AMI 1,910 16.0% 29.2%
50 - 80 percent AMI 2,780 23.2% 52.4%
80 - 95 percent AMI 1,670 13.9% 66.3%
Over 95 percent AMI 4,040 33.7% 100.0%
Total Renters 11,985 100.0%
OWNER HOUSEHOLDS
Below 30 percent AMI 525 4.4% 4.4%
30 - 50 percent AMI 760 6.4% 10.8%
50 - 80 percent AMI 1,370 11.6% 22.4%
80 - 95 percent AMI 885 7.5% 29.9%
Over 95 percent AMI 8,315 70.1% 100.0%
Total Owners 11,855 100.0%

AMI = Area Median Income
Source: Southern California Association of Governments, 2007 RHNA
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Housing Affordability

The U. S. Department of Housing and Urban Development (HUD)
defines the threshold of overpayment for housing as 30% or more of
household income. That is, when households pay more than 30% of
their income for housing, they have insufficient remaining funds for
other necessities such as food, clothing, utilities and health care.
HUD recognizes, however, that upper income households are
generally capable of paying a larger proportion of their income for
housing, and therefore estimates of housing overpayment generally
focus on lower income groups!.

The 2007 RHNA identifies housing overpayment for lower-income
households based on income data from the 2000 Census. Lower-
income households are those earning less than 80% of the County
median income. Lower-income households include very-low-income
(<50% of median) and low- income (51%-80% of median) groups.

Table HTM-12 reflects SCAG’s 2007 report, which estimates that
6,190 of Tustin households are overpaying for housing of which 3,935
or 64% are very low and low-income households. Among the
overpaying lower income households, about 30% were extremely
low income, 31% were very low income, and 39% were low-income
households. While the extremely low income households are
currently housed, they are in a precarious position, particularly those
overpaying for housing in light of the current housing market, and
could face the threat of homelessness.

Table HTM-12 also distinguishes between owner and renter
households overpaying for housing. This distinction is important
because while homeowners may over-extend themselves financially
to afford the option of home purchase, the owner maintains the
option to sell at market rate; on the other hand, renters are limited to
the rental market and are generally required to pay the rent
established in that market. The table shows that among the lower

1 Some agencies and organizations consider Moderate Income households to be overpaying when
housing costs exceed 35 percent of gross income, with the maximum income representing 110% of
the median county income. Under these assumptions, overpayment occurs in fewer households in
the City of Tustin when compared to figures presented in this document that are based upon State
and Federal standards. Source: Strategies for Planning and Development: California Affordable Housing
Handbook, California Redevelopment Association, 2000.
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income households in the City overpaying for housing, 2,660 or 68%
were renters.

TABLE HTM- 12

HOUSEHOLDS OVERPAYING FOR SHELTER 2006

CITY OF TUSTIN
Moderate &
Extremely Low Very Low Low Above Total Total All
Tenure | Overpay | Total | Overpay | Total | Overpay | Total | Overpay | Total | Overpay | Households
Owner 340 525 350 760 585 1,370 1,835 9,200 3,110 11,855
Renter 855 1,585 865 1,910 940 2,780 420 5,710 3,080 11,985
Total 1,195 2,110 1,215 2,670 1,525 | 4,150 2,255 (14,910 | 6,190 23,840
Source: SCAG RHNA, 2006.
Special Needs

State Housing Law requires that the special needs of certain
disadvantaged groups be addressed. The needs of the elderly,
disabled, large families, female heads of household, the homeless and
farm workers are important in relation to overall community health.
These groups may maintain special needs related to housing
construction and location.

The Elderly: As noted previously (Table HTM-2), in 2000, 4,804
persons or 7.1% of the total population in Tustin were 65 years of age
or older. In addition, senior households represented 12.3 percent
(2,256) of total households in Tustin. As noted earlier in Table HTM-
11, slightly more than one-quarter of this age group earns an annual
income of less than $20,000, or about 36% of the area median income
(AMI) for a household of two persons in 2000. Although the senior
population may often be living in a single-family home too large for
their needs, with little or no mortgage payment, selling the home and
buying a smaller unit may be too expensive. Thus, this population
needs housing that is both affordable and located in close proximity
to public services and transportation.

The Disabled: Physical handicaps can hinder access to housing units
of traditional design as well as limit an individual’s ability to earn an
adequate income. According to the 2000 U.S. Census, a total of 7,610
persons between 16 and 65 years of age reported a disability. In
addition, 1,795 persons over age 65 reported a disability in 2000.
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Disabled persons often require specially designed dwelling units to
permit access not only within the dwelling unit, but also to and from
the unit. Special modifications to permit free access are very
important in maintaining independence and dignity. California
Administrative Code Title 24 Requirements set forth access and
adaptability requirements for the physically disabled. These
regulations apply to public buildings such as motels, and require that
ramp ways, door widths, restroom modifications, etc., be designed to
enable free access to the handicapped. While such standards do not
apply to new single-family residential construction, they do apply to
new multi-family residential construction.

Most existing housing units in Tustin have not been designed with
consideration for these requirements of adaptability and access. The
majority of housing units are either single-family or two-story
apartments with no elevator access.

The adaptability of units to meet the needs of disabled persons
remains a challenge for Tustin and other communities. However, as
additional housing units are provided in the Tustin Legacy area,
accessibility is considered as part of a project's design as required by
law. Additionally, as units in multiple-family areas are rehabilitated,
units may be retrofitted to accommodate the handicapped.

New construction may offer some relief because the mandatory
requirements are evenly applied to all projects. According to the
California Building Code, apartment projects of 20 units or more in
size require accessibility and adaptability in at least three units, and
condominiums projects in at least four units. The use of mixed
development types and higher density limits at Tustin Legacy area
will further require development of even more handicapped-
accessible units.

Large Families: Under Census guidelines, a family household
containing five or more persons is considered a large family. Large
family households generally require larger dwelling units with more
bedrooms to meet their housing needs. But family households with
five or more persons often face limitations in being below national
poverty levels, and often experience difficulty securing adequate
housing suitable for their expanded needs. Thus, large families
typically suffer disproportionately from both overcrowding and
inability to pay. Moreover, because multifamily rental units are
typically smaller than single-family units, larger families who are
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also renters face more difficulties in securing housing large enough
to accommodate all members of the household.

Table HTM-13 s a summary of Tustin’s household size. The 2000
data shows 15.2% of Tustin households had five or more persons
residing in a unit.

TABLE HTM- 13
HOUSEHOLD SIZE DISTRIBUTION

CITY OF TUSTIN
2000
Number of % of Total
Household Size Households Households
1 Person 5,734 24.1%
2 Persons 7,262 30.5%
3 Persons 3,877 16.3%
4 Persons 3,331 14.0%
5 or more Persons 3,627 15.2%
Total Households 23,831 100.0%

Source: Comprehensive Affordable Housing Strategy 2008 - 2018.

Table HTM-14 shows the number of households with five or more
persons in Tustin according to the 2000 U.S. Census. There were
1,438 owner households with five or more persons, representing 12.2
percent of all owner households. Tustin also had 2,189 renter
households with five or more persons, representing 18.2 percent of
all renter households.  Overall, large households comprised
approximately 15.2 percent of all Tustin households in 2000.

TABLE HTM- 14
Households with Five or More Persons

City of Tustin
2000
Number of % of Total Renter or Owner
Households Households
Owners 1,438 12.2% of Owner Households
Renters 2,189 18.2% of Renter Households
Total Households 3,627 15.2% of Total Households

Source: Comprehensive Affordable Housing Strategy 2008 - 2018
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The primary need of large families is to provide enough rooms for
each member of the family to avoid overcrowding. In 2000, 15% of
the City's housing units contained four or more bedrooms. Of owner-
occupied housing units, 12.9% contained four or more bedrooms.
Rental-occupied units accounted for 1.6% of units with four or more
bedrooms. Taking into account that much of Tustin’s housing stock
consists of apartments, and that the majority of Tustin’s large
families are renters, this rising trend in large families suggests a need
for more spacious apartment units to accommodate such families.

Female-Headed Parent Households: Single-parent families tend to
have low incomes, limiting their ability to find affordable housing.
These families also have a large need for affordable child care. For
these households, ideal housing is severely restricted. Due to
financial constraints, the family is often not able to find housing that
is close to needed services, schools, and public transportation. As of
the 2000 U.S. Census there were 1,700 female-headed households
with children under 18 living at home. These households
represented 18 percent of all families with children under 18 in
Tustin in 2000.

The Homeless: Measuring the extent of the homeless population
specifically in Tustin remains a challenge for community leaders. To
complicate the challenge of meeting homeless persons’ needs, the
issue of homelessness is considered regional in nature. Nomadic
tendencies of homeless persons make it difficult to assess the
population accurately on a citywide basis; therefore, homelessness
should be addressed on a countywide basis, in conjunction with
cities and local non-profit organizations.

The Orange County Housing and Community Services Department
(HCS) defines homelessness as not having a permanent address,
sleeping in places not meant for habitation, not having ample food
and medical attention or a place to change clothes or bathe. Per this
definition, HCS estimates there are nearly 35,000 homeless in the
County. The County’s homeless population is comprised of about 30
percent individuals and 70 percent families, including an estimated
16,300 homeless children. For those 35,000 homeless, there are only
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about 3,400 available beds, including 1,512 emergency shelter beds
and 1,888 beds in transitional housing facilities.

The homeless population is comprised of subgroups, which include:
1. The economic homeless who lack financial resources to pay rent;

2. The situational homeless who have suffered economic or
personal trauma and find themselves in personal disorganization;
and,

3. The chronic homeless who are unable to care for themselves due
to chronic illness, disability or debilitating substance abuse.

The City of Tustin’s 2005-2010 Consolidated Plan states that,
according to police reports and windshield surveys performed
within the City of Tustin, most homeless persons migrate through
Tustin to other parts of the County rather than stay for extended
periods of time within the City. The City's Police Department
estimates that there are 10-12 homeless persons residing in the City at
any given time. Although there are no established areas where
homeless persons congregate in the City, there are several homeless
services facilities in the City. The Village of Hope was recently
completed on five acres at the Tustin Legacy site. The Village of
Hope will provide housing for a total of 192 homeless men, women
and children. It includes dorm rooms, a child development center,
playground, parent education center, vocational training classrooms,
health care facility, donation warehouse, and support offices. There
will also be a cafeteria with an outdoor dining area, and vegetable
gardens.

There are numerous factors that contribute to homelessness in Tustin
and Orange County. The known causes of homelessness include
unemployment, limited skills, and a breakdown in the family as a
social and economic unit. Additionally, cutbacks in social service
programs and the de-institutionalization of the mentally ill during
the 1980s have contributed to the homeless population. A new trend,
however, is emerging as a significant contributing element to
homelessness: a fast-growing lack of affordable housing, which could
exacerbate any of the above conditions, but may increasingly become
a stand alone cause of homelessness.
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Of the shelters in Tustin, the 45-bed Sheepfold shelter provides
shelter, food, clothing, job training, and job-referral services
primarily to battered women and children. Guests are admitted on a
first-come, first-served basis. Usually all beds are fully occupied. The
shelter services a large area including many portions of Orange,
Riverside, and San Bernardino Counties.

Within the City of Tustin, there are a variety of Non-Profit
Organizations (NPOs) that provide direct housing and related
services to homeless persons. These include Village of Hope, an
emergency/transitional home; Sheepfold, a feeding program
affiliated with the United Way; Families Forward, a homeless
provider; Olive Crest, transitional homes and services for abused and
neglected children, a and Laurel House, an emergency shelter and
transitional housing provider for homeless youth in the City.

A significant portion of the MCAS-Tustin is located within the City.
The MCAS Tustin facility was identified by the U.S. Department of
Defense for closure in July 1999. In accordance with the Base Closure
Redevelopment and Homeless Assistance Act of 1994
(Redevelopment Act), the City of Tustin was formally recognized as
the Local Redevelopment Authority (LRA) for the MCAS Tustin.

The Redevelopment Act provides a process that aims to balance the
needs of the homeless with other development interests in the
communities directly affected by closure of the installation. The Act
requires the LRA to prepare a reuse plan and Homeless Assistance
Plan (HAP), which is submitted to the federal Department of
Housing and Urban Development (HUD). HUD reviews and
determines whether the documents balance the needs of the
homeless in communities in the vicinity of the installation with the
need for economic development.

A Homeless Assistance Plan has been established for MCAS, Tustin
that is consistent with the continuum of care model embodied in the
Consolidated Plans for the Cities of Tustin and neighboring Irvine.
The fundamental components of the continuum of care system to be
implemented with the MCAS, Tustin Reuse Plan would:

° Provide emergency shelter beds and intake assessment

[e]

Offer transitional housing and services

CITY OF TUSTIN HOUSING ELEMENT
TECHNICAL MEMORANDUM 28 JUNE 16, 2009



o

Provide opportunities for permanent affordable housing by
the private sector.

In the Tustin Legacy, the Local Redevelopment Agency owns sites
and four homeless service providers including the Salvation Army,
Orange Coast Interfaith Shelter, Families Forward, and Human
Options have been approved and currently are operating 48 family
units. The Orange County Rescue Mission operates a 192-unit
transitional/emergency shelter (Village of Hope) and the Orange
County Social Services Agency will operate a 90 beds facility for
abused and neglected children and their family.

Numerous other agencies provide shelter and other services to the
homeless in the nearby cities of Santa Ana, Irvine, and Orange. The
Orange County Homeless Issues Task Force, a non-profit homeless
advocacy organization, maintains a list of these and other homeless
services in Orange County.

Table HTM-15 provides a summary of zoning regulations pertaining
to emergency shelters, transitional, and supportive housing are
designated as permitted uses within the City of Tustin.

TABLE HTM- 15
SUMMARY OF HOMELESS ACCOMMODATION

ZONING REGULATIONS
Housing Type ConditiI:::;li;t ‘;’i{'mitted Zoning
Transitional Home Permitted gm‘i echzfcaPli,m of MCAS
Emergency Shelters Permitted I;mi ecAig::aP]im of MCAS
Supportive housing Permitted gzngfuﬁ;;; iﬁ?glai of
Community Care Facility for All  residentially  zoned

six (6) or fewer Permitted

properties

Family care home, foster
home, or group home for six Permitted
(6) or fewer?

All  residentially  zoned
properties

! Includes congregate care facility, single room occupancy hotel, and children’s intermediate care

shelter

Source: City of Tustin, MCAS Tustin Specific Plan
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Table HTM-16 is a list of organizations in Tustin that provide

homeless services.

TABLE HTM- 16
EMERGENCY SHELTER/TRANSITIONAL
HOUSING FACILITIES 2008

CITY OF TUSTIN

Facility

Services Provided

Sheepfold

Provides shelter, food, clothing, job training, and
job-referral services to women with children.

Laurel House

Temporary housing for teenagers in crisis. The
facility also provides food, informal counseling,
and access to medical care and clothing.

St. Cecilia’s

Distributes food supply to needy populations.

Operates emergency food program where a

Red Hill Lutheran person can receive food supply 3 times a year.
Collects food supplies and distributes the food to
Tustin Presbyterian various organizations involved in providing
homeless services.
Refers interested persons to Ecumenical Services
Aldergate Alliance in Santa Ana.
Village of Hope 192 beds transitional home at the Village of Hope

operated by the Orange County Rescue Mission

Tustin Family Campus

90 beds intermediate care shelter for abused
children and their parents operated by the
Orange County Social Services Agency.

Six (6) new transitional units at Tustin Field I

Salvation Army operated by Salvation Army
Acquisition of 16 transitional units in Buena Park
Salvation Army operated by Salvation Army. The City assisted in

acquisition and contributed grant funds to
acquire the units

Families Forward!

Fourteen (14) new transitional units at Columbus
Grove to be operated by Families Forward,
formerly Irvine Temporary Housing in Irvine.

Human Options

Six (6) new transitional units at Columbus Grove

operated by Human Options
Orange Coast Interfaith Six (6) new transitional units at Columbus Grove
Shelter operated by Orange Coast Interfaith Shelter.

i Although these units are located in the City of Irvine, these units were negotiated as part
of the base realignment/conveyance process which Tustin is the Local Redevelopment

Agency.

Source: City of Tustin, 2008
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HOUSING STOCK CHARACTERISTICS

A housing unit is a dwelling intended for occupancy as separate
living quarters. Single-family houses, apartments, condominiums,
mobile homes, and single room occupancy (SRO) hotels are all types
of housing units. This section examines housing unit growth, age,
type, tenure (owner v. renter), and costs in Tustin.

Housing Growth

While Tustin has experienced significant growth in population and
housing units since 1990, the number of housing units from 2000 to
2007 has decreased by a total of 24 units. This change can be
attributed to the closure of MCAS Tustin and the loss of military
housing units. The figure however has stayed almost the same,
because the loss of these units has been offset by new construction in
the early 2000’s and the beginning of the redevelopment of MCAS
Tustin for civilian uses, which includes the construction of over 4,000
new housing units. Table HTM-17 compares the growth in housing
units in Tustin to nearby cities and the County as a whole. It should
be noted that much of the City's housing unit growth is attributable
to annexations that occurred during the 1980s and 1990s.

TABLE HTM- 17
HOUSING GROWTH TRENDS 1990 - 2007
TUSTIN AND SURROUNDING AREAS

Number of Housing Units Percent Change

Jurisdiction 1990 ' 2000 * 2007 ° 1990-00 2000-07
Tustin 19,300 25,501 25,477 32% -0.1%
Anaheim 93,177 99,719 101,510 7% 1.8%
Garden Grove 45,957 46,703 47,197 1.6% 1%
Irvine 42,221 53,711 74,936 27% 40%
Santa Ana 75,000 74,588 75,375 -0.5% 1%
Orange County 875,072 969,484 | 1,024,692 1% 6%
' USS. Department of Commerce, Bureau of the Census, 1990 Census Report.

22000 Census Report.
3 State of California. Department of Finance, Revised Estimate, May 2007.

Housing Unit Type

Table HTM-18 demonstrates the mix of housing types in Tustin. The
distribution of housing units by type has changed over this period,
with single-family homes steadily increasing and multifamily
housing steadily decreasing as a proportion of Tustin’s housing
units. In 2007, Tustin’s housing stock is comprised of almost equal
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proportions of single-family homes and multifamily housing, making
up 49.1 and 47.4 percent, respectively. Mobile homes make up the
remaining 3.6 percent. The 2007 composition of housing units in the
City includes approximately 34 percent single-family detached, 15
percent single-family attached, 15 percent multi-family (2-4 units), 36
percent multi-family (5+ units), and 4 percent mobile homes.

Compared to Orange County as a whole, Tustin has a significantly
higher proportion of multi-family housing. According to 2007
Department of Finance Estimates, the County contained
approximately 63.4 percent single-family detached/attached units
and 33.2 percent multi-family units, where as Tustin contained 51.3
percent multi-family units.

TABLE HTM- 18
TUSTIN RESIDENTIAL UNIT MIX 1990 - 2007

CITY OF TUSTIN
Percent
Number of Housing Units Change
Housing Type 1990 % 2000 % 2007 % 2000-2007

Single-Family Detached 5351 | 27.7% 8,075 306% | 8,697 | 34.1% 7.7%
Single-Family Attached 2,530 | 13.1% 3,459 10.8% | 3,807 | 14.9% 10.1%
Multi-Family (2-4 units) 3,089 | 16.0% 3,836 12.8% | 3,110 | 12.2% -18.9%
Multi-Family (5+ units) 7678 | 395% 9,223 43.0% | 8955 | 351% %
Mobile Homes 707 3.6% 908 2.9% 908 | 3.6% 0%
Total 19,300 | 99.9%* | 25,501 | 100.1%* 99.9% N/A

* Totals do not equal 100% due to rounding error.
Source: California Department of Finance; Comprehensive Affordable Housing Strategy 2008-2018.

The overall rental vacancy rate for Tustin in the second quarter of
2007 was 4.6 percent, up slightly from 4.3 percent in the first quarter
of 2007. Generally, a vacancy rate of 5 percent is considered to reflect
a “tight” housing market. As shown in Table HTM-19, Department
of Finance data for Tustin as of January 2007 show a vacancy rate of
2.71 percent for all housing types in Tustin (single- and multi-family,
owner and rental).

TABLE HTM- 19

VACANCY RATES 2000-2007
CITY OF TUSTIN
Housing Tenure 2000 2007
Total Occupied Units 23,831 24,787
Vacancy Rate 6.6% 2.71%

Source: Comprehensive Affordable Housing Strategy 2008-2018.
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Housing Tenure

The tenure (owner versus renter) distribution of a community's
housing stock influences several aspects of the local housing market.
Residential mobility is influenced by tenure, with ownership housing
typically sustaining a much lower turnover rate than rental housing.
Housing overpayment, while experienced by many households
regardless of tenure, is far more prevalent among renters. Ownership
and rental preferences are primarily related to household income,
composition, and age of the householder.

In 2000, 49.6% of the City's 23,831 occupied housing units were
owner-occupied, with the remainder renter-occupied. Compared to
the County as a whole, which had 61.4% owner-occupied units and
38.6% renter-occupied units, the City of Tustin had a relatively high
proportion of renter-occupied units. This is significant because
renters tend to have lower incomes than owners, and are more
susceptible to housing cost increases. The tenure figures show a shift
in the City of approximately 9% to more owner-occupied units from
1990 to 2000. Table HTM-20 is a summary of tenure in the City and

the County.
TABLE HTM- 20
TENURE 1990 AND 2000
CITY OF TUSTIN
1990 2000
Housing Tenure Number | Percent Number ] Percent
City of Tustin
Owner-Occupied 7,504 40.9% 11,829 49.6%
Renter-Occupied 10,828 59.1% 12,002 50.4%
Total Occupied Units 18,332 100.0% 23,831 100.0%
County of Orange
Owner-Occupied 496,782 60.1% 574,456 61.4%
Renter-Occupied 330,284 39.9% 360,831 38.6%
Total Occupied Units 827,066 100.0% 935,287 100.0%

Source: Comprehensive Affordable Housing Strategy 2008 - 2018.

Age and Condition of Housing Stock

Housing age is a factor for determining the need for rehabilitation.
Without proper maintenance, housing units deteriorate over time.
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Also, older houses may not be built to current housing standards for
fire and earthquake safety.

Table HTM-21 shows the distribution of housing units by year built
in Tustin through 2007. Reflecting the conversion of land from
agricultural to residential use and the construction of housing on the
MCAS Tustin base during the 1960s and 1970s, 24.9 percent of
Tustin’s units were built during the 1960s and 24.5 percent were built
during the 1970s. As a result, potential rehabilitation and continued
maintenance may be required for these units that are over 30 years in
age. The City’s rapid population growth in the 1990s is reflected in
the number of housing units built during that period, a total of 5,924
units representing 23.2 percent of Tustin’s total housing stock.

TABLE HTM- 21

AGE OF HOUSING STOCK
CITY OF TUSTIN
Time Period Units Built Number of Units % of Housing Stock
2001 to 2007 1,639 6.4%
1999 to 2000 590 2.3%
1995 to 1998 2,684 10.5%
1990 to 1994 3,240 12.7%
1980 to 1989 2,792 11.0%
1970 to 1979 6,238 24.5%
1960 to 1969 6,333 24.9%
1950 to 1959 1,285 5.0%
1940 to 1949 225 0.9%
1939 or earlier 451 1.8%
Total 25,477 100%

Source: Comprehensive Affordable Housing Strategy 2008 - 2018

The overall City of Tustin housing stocks are generally in good
conditions. According to the City’s Code Enforcement staff and the
Neighborhood Improvement Task Force (NITF) which comprised of
staff from various city departments, less than ten (10) percent of the
City housing stock is in need of minor repairs. Only two (2) percent
of the total housing units particularly existing four-plexes within the
City’s southwest neighborhood may be considered in need of
substantial rehabilitation. To date the City has not identified any
housing unit in need of replacement.

The City of Tustin takes proactive approach toward housing
conditions through the City’s Housing Rehabilitation program, Code
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Enforcement program and the Neighborhood Improvement Task
Force (NIFT) program.. Together, these programs allow the City to
identify housing units in need of repair and provide needed
assistance to maintain the City’s housing stock in good conditions.

Housing Costs

Ownership Housing: Southern California, in line with the nation, is
experiencing a significant decline in the volume of single-family and
condominium sales, placing downward pressure on home prices.
According to Dataquick, an on-line research firm, sales in October
2007 have dropped to their lowest level since measured by the firm
in 1988, representing a 45% decline from the prior year. While the
initial slowdown in sales in 2006 was coming off the heightened pace
of sales activity in 2004 and 2005 and has little impact on price,
beginning in January 2007, Southern California prices had fallen 2
percent below the prior year’s levels. As of October 2007, sales prices
were 8 percent below the prior year, with approximately three-
quarters of the Southland’s zip codes evidencing a drop in sales
prices. Sale price declines are most pronounced in the lower end of
the market, with prices in the upper half of the market flat or modest
increasing as potential sellers wait the marker out. Slow sales, flat
appreciation, and subprime lending activity have all contributed to
significant increases in foreclosures, with the number of mortgage
default notices in Southern California the highest in ten years.
Within Orange County, the number of single-family and
condominium units sold declined 42 percent and dropped 8.2
percent in value during October 2007 compared to the prior year. As
is evidenced in Table HTM-22, Tustin is experiencing the same trend
with a significant drop in home price sales, especially in the areas of
the city in the lower end of the housing market.

The median resale home prices for zip codes in the City of Tustin
ranged from $416,250 to $570,000. In comparison, the median resale
home prices for cities presented in Table HTM-22 ranged from
$205,000 to $819,500. Overall, median resale home prices in Tustin
were similar to those occurring throughout Orange County.
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TABLE HTM- 22
RESALE PRICE OF HOMES AND CONDOMINIUMS
TUSTIN AND NEIGHBORING JURISDICTIONS MARCH 2008

Median Home % Change
City Zip Code Price-March 2008 ' |  from 2007
Tustin 92780 $416,250 -34.7%
Tustin 92782 $570,000 -9.9%
92801 $360,000 -35.7%
92802 $430,000 -22.4%
92804 $390,000 -31.5%
Anaheim 92805 $350,000 -37.4%
92806 $445,500 -26.7%
92807 $500,000 -16.7%
92808 $637,500 32.1%
92840 $415,000 -27.2%
92841 $420,000 -25.0%
Garden Grove 92843 $400,000 -28.1%
92844 $429,000 -2.5%
92845 $438,000 -24.2%
92602 $740,000 -1.3%
92603 $819,500 14.1%
92604 $561,818 -8.2%
Irvine 92606 $670,000 21.8%
92612 $422,500 -21.2%
92614 $470,000 -16.1%
92618 $496,250 -9.9%
92620 $740,000 4.2%
92865 $453,000 -31.1%
92866 $509,000 -15.9%
Orange 92867 $490,000 -26.5%
92868 $362,500 -19.2%
92869 $520,000 -16.2%
92701 $205,000 -33.9%
92703 $358,750 -38.1%
92704 $298,500 -48.8%
Santa Ana 92705 $710,000 > 1.4%
92706 $433,000 -29.5%
92707 $330,000 -40.0%

' Data include all home sales, new and resale, and condominiums.
2 Includes Lemon/Cowan Heights
Source: Orange County Register, April 6, 2008

According to the Comprehensive Affordable Strategy prepared by
David Rosen and Associates for the City of Tustin, affordable
monthly housing costs for Very Low Income households were
ranging from $787 to $1,062, $1,102 to $1,478 for Low Income
households, and $2,020 to $2,727 for Moderate Income households
depending upon unit size. Table HTM-23 summarizes affordable
monthly housing cost for the City of Tustin.
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TABLE HTM- 23
AFFORDABLE MONTHLY HOUSING COST?

CITY OF TUSTIN
2008
Unit Size Very Low Low Moderate
(No. of bedrooms) (50% AMI) (80% AMI) (120% AMI)
1 Bedroom $733 $890 $1,677
2 Bedroom $817 $994 $1,880
3 Bedroom $886 $1,083 $2,066
4 Bedroom $953 $1,166 $2,228

! California Department of Housing and Community Development published 2007 low
and median income limits. Owner affordable housing costs are calculated assuming an
occupancy standard of one person per bedroom plus one and 30% of gross income spent
on housing for low income households and 35% of gross income spent on housing for
moderate income households. The Affordable Monthly Housing Cost includes the
monthly mortgage payment, property taxes, property insurance, utiliies and HOA dues.

Source: Comprehensive Affordable Housing Strategy, 2008-2018.

Rental Housing: According to Realfacts, the average rent for Tustin
in 2007 was $1,528. Studio and one-bedroom rental units had
monthly rents between $1,138 and $1,292. Two-bedroom rentals had
monthly rents of $1,436 and above while three-or-more bedrooms
had monthly rents in excess of $1,861. Table HTM-24 presents a
summary of the rental rates.

TABLE HTM- 24
AVERAGE RENTAL RATES 2007

CITY OF TUSTIN
Number of Number of Average Square Average
Bedrooms Units Footage Rent
Studio 200 521 $1,138
1bd/1ba 2,312 733 $1,292
2bd TH 194 1,074 $1,674
2bd/1ba 706 974 $1,436
2bd/2ba 1,885 1,024 $1,810
3bd TH 56 1,441 $1,861
3bd/2ba 216 1,173 $2,431
Total 5,903 894 $1,528

TH = Town house unit

*“Rental survey represents data only for large, investment grade rental properties. Smaller
rental properties represent a large segment of the rental market and offer larger, more
affordable units.

Source: RealFacts; Comprehensive Affordable Housing Strategy 2008 - 2018.

When a household (adjusted for family size) pays more than 30% of
its gross income for housing, it is considered an overpayment. Based

CITY OF TUSTIN HOUSING ELEMENT
TECHNICAL MEMORANDUM 37 JUNE 16, 2009



on HUD's figures on affordability, households in the Very Low-
income category have affordable net rent of $733 for one bedroom
units to $953 for a four-bedroom units. In Tustin, the average rent for
a one-bedroom unit is $1,292 to $2,431 for three-bedroom units. It is
also important to note that many of the households in the Very-Low
income category are large families, thus a one-bedroom unit at $1,292
would not only be in excess of what they could afford, but would
also be inadequate in size.

Households in the Low-Income category (51%-80% of County
median) affordable net rental rates are $890 to $1,166 to per month
for housing. The rental survey shows that only studio apartments
are affordable to this group (see Table HTM-24). It is important to
note, however, that the rental survey considered only large,
investment-grade rental properties and did not report prices of
smaller rental properties. According to City staff, smaller rental
properties represent a large segment of the rental market and offer
three-bedroom units that are affordable to low-income households.

In summary, the preceding information suggests that, while rental
housing is available in the City at rents that are affordable to all
income groups, certain types of rental housing, such as single-family
homes and condominium/townhouses, are generally not affordable
to the City's lower- income households. Perhaps most importantly,
rental rates for units with two or more bedrooms are beyond the
reach of the City's Very-Low and Low income households. This
means that a Very-Low and Low income household consisting of
three or more persons would have a difficult time finding affordable
housing of adequate size. Table HTM-25 is an illustration of
affordable net rents for 2008.

TABLE HTM- 25
AFFORDABLE NET RENTS 2008

CITY OF TUSTIN
Unit Size (No. of <Very Low Moderate (81-
bedrooms) (50%) Low (51-80%) 120%)
1 Bedroom $733 $890 $1,677
2 Bedroom $817 $994 $1,880
3 Bedroom $886 $1,083 $2,066
4 Bedroom $953 $1,166 $2,228

1 Based on HUD income limits, 2007.
Source: Comprehensive Affordable Housing Strategy, 2008-2018.
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Share of Region's Housing Needs

Section 65584 of the Government Code requires each locality's share
of the existing and future housing needs to be determined by the
appropriate council of governments. Each jurisdiction's allocation
represents its fair share of the regional housing needs. The City of
Tustin's current and projected housing needs are derived from the
Regional Housing Needs Assessment (RHNA) prepared by the
Southern California Association of Governments (SCAG).

The components of the RHNA are divided between "existing needs"
and future "construction needs." Existing needs were discussed
earlier in the housing affordability section of this report.
Construction needs are defined as the number of units that would
have to be added to accommodate the forecasted growth in the
number of households by July, 2014, as well as the number of units
that would have to be added to compensate for anticipated
demolitions and to achieve an "ideal" vacancy rate. Construction
need includes all income groups (from very low to upper) and not
just those households that require assistance. The total need figure is
then distributed among the four income groups. The allocations of
housing needs by income group are adjusted to avoid Lower-Income
“impaction” - the over-concentration of Lower-Income households in
a jurisdiction.

SCAG’s RHNA fair-share allocation for the 2006-2014 period is 2,381
units. The closure of the MCAS has presented the City of Tustin
with a total of 947.7 acres available for residential re-use and
development. Amongst other types of uses, the City plans to add a
total of 4,049 housing units of mixed density and housing type
throughout the area. The City of Tustin also created a
Redevelopment Project Area for the MCAS-Tustin project. Based on
State Redevelopment Law requirements, at least fifteen (15) percent
of the units constructed within a Redevelopment Project Area must
be affordable to Very Low, Low, and Moderate-income households.
Accordingly, from the potential new units to be built on the MCAS
site, the creation of a redevelopment project area would result in up
to 495 units (243 units plus 192 transitional housing units) being
allocated for Very Low-income housing and an additional 364 units
be created for Low- and Moderate Income households.

To meet its fair share of the region's housing needs during the 2006-
2014 planning period, the City’s allocation for new construction
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