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February 25,2027

Dear Mayor Pezold, Mayor Pro Tem Sedgwi.ck and Councilmembers Heft, Hunt and Wheeler,

The Welcoming Neighbors Home (WNH) lnitiative is a ministry of Tapestry, a Unitarian Universalist

Congregation. Our members live in Laguna Hills and in the neighboring communities of Laguna

Woods, Lake Forest, Mission Viejo and in other nearby cities. As concerned citizens, we work to serve

and advocate for people who are experiencing homelessness, who are at risk of losing their homes

and those with low incomes who live and work in our communities.

We are very proud of our local cities and the quality of life they enable us all to have. At the same

time, we are concerned about the increasing problem of homelessness for the most vulnerable of us

and the lack of affordable housing for many other residents. Lack of attainable, workforce housing for

lower-income families and individuals is a continuing crisis in Orange County.

Laguna Hills is not an exception to this crisis: 23%of Laguna Hills residents earn less than 550,000 per

year 1 and36% of Laguna Hills residents who rent are spending over SOYo of their income on housing

costs.2 Rising costs increasingly make housing out of reach for many who live and work in this

community. We believe our local governments need to be responsive to the needs of all of their

residents.

Recently, you received a Public Comments letter entitled "Public Comment regarding The Village at

Laguna Hills" from a number of local non-profit organizations who are focused on the proposed

mixed use development plan for the Village. Welcoming Neighbors Home was a signatory to that

Ietter. (A copy of the letter is attached.)

Today we are writing to you to supplement the recommendations we endorsed in that Public

Comments letter. We offer additional public comments focused specifically on the 6th Cycle Housing

Element that will become part of Laguna Hill's housing plans.

Laguna Hills Housing Element

Our team reviewed the city's 5th Cycle Housing Element along with recent city demographics and

housing data provided by Southern California Association of Governments (SCAG). We also reviewed

information on the city's website. We compared our observations below to best practices as

identified by public policy researchers and as experienced by other cities.

We knowthat Laguna Hills is required by 6th Cycle Regional Housing Needs Assessment (RHNA)to

plan for viable building sites for 1"980 housing units; of these 46% (92O units) need to be affordable

1 Southern California Association of Governments, (SCAG)Laguna Hills Profile 2019, 2017 dala
2SCAG, Laguna Hills Profile 2020,2020 data
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homes for very low and low-income renters and/or buyers. We believe that some key enhancements

to Laguna Hills policies and processes will improve its ability to facilitate the building of affordable

housing over the next 8-year cycle.

Recommendations

1) lmprove lnclusionary Housing policy

a) Require all housing development projects to have 15% of units as affordable, dedicated for

extremely low (5%), very low (5%1, and low-income (5%) residents. This will be a critical

element for meeting RHNA goals over the next 8 years.

b) Rationale
i) The cost of housing is a burden to many Laguna Hills residents.

(1) Over 80o/o of very low-income households pay more than 50% of their income toward

housing costs.3

(2\ 23% of Laguna Hills residents earn less than SSO,00O per year.a

(3) 36% of Laguna Hills residents who are renting are spending over 50% of their income

on housing costs.s

ii) tt is critical to ceate housing opportunities for the full range of constituents, especially

those who have been under-represented and/or not well-served in the past.

(L) The city's 5th Cycle Housing Element makes several references to the need for, and

requests from residents, for low-income affordable housing, especially for seniors,

families, low wage workers, and those who have physical impairments. Additionally,

city surveys show that numerous housing "livability" problems affect a very high

percentage of low and very low-income residents.

(2) Laguna Hills did not build any low and very low-income housing in the 7 years that

elapsed in the 5th Cycle

iii) Due to the economic and environmental impact of the additional new work force

forecasted for the Village, many of whom will have incomes from S2O-SOk per year, there

is a need for better inclusion of new, appropriate affordable housing.

2l tmplement new Density Bonus incentives for developers as required under A82348, effective

LlLl2o2ll
a) Density Bonus, AB 2348 establishes a number of affordable units that a developer must provide in

order to increase residential densities and be eligible for additional incentives. The amendments
made are to provide further incentives for developments that are up to 100% affordable.
i) lncreases the maximum density bonus up to-50-percent, depending on the number and level of

deed-restricted affordable homes
ii) lncentivizes additional density bonus projects by reducing the maximum parking required by

localities for qualifying projects
iii) Provides two incentives or concessions to a project if it includes alleasl;17o/o Low, 10% very

low, or 20o/o for moderate in a common interest development.
iv) Provides three incentives or concessions to a project if it includes at least: 24%o Low, 15o/o very

low, or 30ok for moderate in a common interest development.

3 SCAG, Laguna Hills Profile 2O2O,2O2O data (see also Appendix to this letter, LAGUNA HILLS HOUSING DAfA, 2020)
4 Southern California Association of Governments, (SCAG)Laguna Hills Profile 2019,2O!7 dala
s SCAG, Laguna Hills Profile 2o20,2020 data
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5) Provides local governments discretion to grant additionalwaivers for projects located within

a half-mile of transit and 100% affordable.

3) Identify land sites in the city that can be repurposed and rezoned to increase opportunity for

more housing for very low-income residents.

a) Require the development of at least 225 affordable housing units for people with extremely

low, very low and low incomes in the Villoge at Laguna H//s. (See attached public comment

letter for details.)

b) tdentify church sites and hospital sites that may be able to be identified as Housing

Opportunity sites with expanded capacity for densities of 30/acre or more.

c) Consider adopting an Adaptive Reuse Ordinance such as the one used by the city of Santa

Ana6 that streamlines the regulatory process for converting non-residential buildings into

affordable housing. This ordinance applied in the building of the Santa Ana Arts Collective'7

d) lncrease mixed use zoning throughout the city that allows for substantial numbers of housing

units when developing nonresidential land.

i) Due to the limited availability of residential zoned sites, more mixed-use zoning can

increase housing development opportunities, as well as offer convenience and a small

community atmosphere for the residents.

ii) New housing sites can be incorporated into re-vitalization of sites when older commercial

buildings or housing complexes are being renovated or upgraded.

e) Other Fiscal lncentives; Emphasize, promote, and encourage the use of incentives available to

those developers that include affordable housing. Typical incentives include waivers or

reductions in fees, low interest loans or subsidies, and financial or mortgage assistance for

acquisition of property.

f) Proactively develop relationships with non-profit housing developers. Such a partnership

could yield millions of dollars in matching funds from state and federal housing funds and

specialty mortgages for building affordable housing for extremely low, very low, and low-

income. These specialty builders can work alone or with market rate builders, enabling a

faster, more cost-effective outcome.

i) Today's non-profit developers have honed their abilities to build attractive, quality

housing cost effectively for low wage workers and their families. These offordable

communities ore very different from the low-income housing erected 30-60 years ago!

ii) Some examples of these developments include: Mendocino in Talega (San Clemente),

Heritage Village (Mission Viejo), Alice Court (Laguna Beach) by Jamboree, and Oakcrest

Terrace (Yorba Linda) by National Core. Generally, tours can be arranged to get an up-

6 https://www.santa-
ana.orglsites/defau ltlfiles/pb/planning /Counter%2OForms/Adaptive%20Reuse%2OOrd.%206.30.20.pdf
7 https://voic eof oc.orgl2O:rg l06lpublic-demand-for-afforda ble-artists-apartments-in-santa-a na-prom pts-city-outreach-

effort/
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close look at results. Developments include new from the ground up as well as

re-habilitation of older existing buildings.

( 1) J a m boree : https://wwrlq. ia m boreehousi n g.com/b
partner

(2) National CORE OC sites: https://nationalcore.orglportfoliofcalifornia-
communiti nse-countv-ca/

4l Ease Governmental constraints for developers who build lnclusionary housing.

a) Streamlined Procedural lncentives; Emphasize processes/procedures like the consolidation of

applications to one hearing, fast-traCking of design, and review and inspections with priority

processing and scheduling for interim inspections.

b) Reduction in Development Standards; Offer a reduction in setback and square footage

requirements and in the ratio of required vehicle parking.

5) Explore new financial resources for affordable housing

a) Land Value Recapture is a concept gaining interest and traction among economists and

municipalities. This method seems particularly applicable to the Village project.

i) "Land value recapture is based on the observation that plan approvals - a public action

- considerably increase the value of land by increasing what can be built (e.g., higher-

density housing)on that land. It standsto reason that some of the increased land value

should be recaptured by the public in the form of community benefits in the affected

neighborhoods, that could bring additional public facilities and/or affordable housing to

the city's communities and the development on it'" 8

ii) Developed property has had tremendous gains over the last 30 years, especially in

California. This increased value and wealth should also accrue to the city and its

residents commensurate with this value escalation.

b) Consider Linkage Fees

i) Los Angeles has an Affordable Housing Linkage Fee (Linkage Fee). "This ordinance,

adopted December 13,20L7, established a fee per square foot on certain new market-

rate residential and commercial developments to generate local funding for affordable

housing production and preservation. The fee varies by the type of use and by

geography across the city." e lt is similar in concept to a Quimby Fee, and is structured

to generate funding for housing and neighborhood improvement - such as parks.

ii) We suggest that Laguna Hills explore this concept in relation to the Village by

consulting with an economic expert familiar with the concept. This could ensure that

the city and the taxpayers receive appropriate value out of the development.

8 https://www.voiceofsandiego.orgltopics/opinion,/theres-a-wav-for-the-citv-to-balance-densitv-with-qualitv-of-lif
7 DowNTowN Coi\rMUNlry pLAN cotvti\4uNtTY BENEFTTS PR0GRAM https://planning.lacity.orglodocument/2c541d44-

8b58-478b-b2af-bed cc6027 tf7 I Community-Benefits-Su m ma ry-PH-d raft' pdf
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c) Work with the Orange County Board of Supervisors and neighboring cities, to create a

regional local housing bond program to help fund affordable housing and permanent

supportive housing.
i) Other California cities and counties have taken this approach or are working on it. 8

d) These additional resources may be useful in updating your programs and approaches. Both

are available online:

i) "Meetinq Coltfornio " e

ii) "OesiqninqAffordabi

Between Low lncome Subsidv and the Market in Hiqh Cost Areas." 10

Given the importance of the 6* Cycle Housing Element, Welcoming Neighbors Home representatives

would like the opportunity to dialogue with Laguna Hills City staff and their Housing Element

consultants on howto achieve a 6" Cycle Housing Element plan that includes improved policies and

processes which will result in new affordable homes for extremely low, very low- and low-income

working families.

We look forward to learning more about your Housing Element planning, and we will follow up with

you and/or your staff soon to answer any questions about our report and to be sure we understand

how the process will proceed. ln the meantime if you have any questions, please feel free to contact

Rona Henry at 609-2L6-1784 or at rona.s.henry@gmail.com.

Sincerel

R CV Doss, Minist
Tapestry, a U;ritarian Universalist Congregation

fr*'/ /+*,r
Rona S. Henry, Chair v
Welcoming Neighbors Home lnitiative
Tapestry, a Unitarian Universalist Congregation

cc: Kenneth H. Rosenfield, Laguna Hills City Manager

David Chantarangsu, Laguna Hills Community Development Director

Jennifer Gastelum, Principal, Placeworks, lnc

Nicole West, Senior Associate, Placeworks, lnc

Cesar Covarrubias, Kennedy Commission
Paul McDougall, California State Housing and Community Development Office

s The San Diego City Council voted 6-3 to place on the November ballot a 5900 million housing bond that would raise

taxes on city property owners to pay for roughly 7,500 subsidized apartments. The estimate had ranged from $500,000 to

S785,000, but now it's S700,000 to Sf .Z million per ballot measure. San Diego Union Tribune, July 1'4,2020.
g https://www.lgc.ore/wordpress/wp-content/uploads/20l8llUinclusionarv-fact5heet v2.pdf
to hftps://www.hcd.ca.gov/policv-research/plans-reports/docs/designingaffordabilltv20l5.pdf
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February 9,2O2O

RE: Public Comment regarding The Village at Loguna Hills

Dear Mayor Pezold, Mayor Pro Tem Sedgwick and Councilmembers Heft, Hunt and Wheeler,

We have come together as a group of concerned organizations to offer input on the development

andplanningoftheVillageatLagunaHills. Ourpurposeistoraiseawarenessandtopresent
recommendations that we believe can increase the quality and quantity of attainable housing for

those who live and work in Laguna Hills.

The housing burden in Laguna Hills is very high for many of its residents. Many families are either

stretched too thin or on the verge of homelessness. Many must travel a distance to and from work

and that causes a burden to their households as well as excessive street traffic.

We are particularly concerned about ensuring that there is adequate housing for the 23% of residents

of Laguna Hills who earn less than 550,000 per year 1- which is classified by HUD as extremely low

and very low-income.2 More than 80% of very low-income households pay more than 50% of their

income toward housing costs3 while only 3% of those above the median income spend more than

50%. Also, 36% of Laguna Hills residents who are renting are spending over 5O% of their income on

housing costs.a

Lack of attainable, workforce housing for those earning under 5SO,O0O a year is a continuing crisis in

Orange County. Cities here in South Orange County, including Laguna Hills, are not an exception to

this. Rising housing costs increasingly make housing out of reach for many who live and work here.

Recommendations

L- lncrease total lv low-income and very Iow-inco affordable units.

a. We recommend that the city require this large housing project to include L5% of its total
units (225 out of 1,500) for extremely low 15% or 75 units), very low 15% or 75 units), and

low-income 15% or 75 units) residents. This is especially important here since Laguna Hills

has little Iand available for other building elsewhere. We also ask that consideration be

given for a set-aside of Permanent Supportive Housing units.

b. This recommendation would mean that the developer is asked to re-focus their efforts on

the much greater need for very low and extremely low-income housing. The current plan

l southern California Association of Governments, (SCAG)Laguna Hills Profile 2019, 2017 data
2 Extremely low-income is defined by HUD as 30% or less of average median income (AMl) which is 5103,000 in Orange

County, and Very Low-lncome is defined as50% of AMl. Source: HUD FY 2020 Income Limits,

https://www. h uduser.gov/portal/datasets/il /ilz121 /2020sum mary.odn
3 SCAG, Laguna Hills Profile 2O2O,2O2O data (see also Appendix to this letter, LAGUNA HILLS HOUSING DATA, 2020)
4scAG, Laguna Hills Profile 2020,2020 data
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calls for 100 units to be "moderate affordable" - in reality the rental rate for this level of

housing is 52,500 and above. We feel that this means that moderate income housing is

close to or at market-rate housing.

2- Prioritize buildins all 225 units between 2021 and 2029.

Building these units by 2O79 means that the committed affordable housing is not left to the end

of the phasing, which would not qualify for the 6th Cycle Housing Element.

total amount of affordable housine on site bv addins nadditional buildi on ite.3- lncrease
on land donated bv the developer.

a. We recommen d the developer be allowed to desienate/entitle a part of the mall property

for bui 150 additional housin units using mall land on the site

b. The land be accommodated at high enough density to build the 150 units.

c. The land be donated by the Developer to a non-profit affordable housing developer, who

is then required to build 150 very low and extremely low-income units.

d millions atch and

housing funds.

4- Upcilate the EtR documents with information on iobs/housine balance for this develooment.

The Villages will generate additionat low wage jobs in the hotel, retail shops, restaurants, and

office buildings. The environmental impact of adding these extremely low and very low-income

jobs should be addressed by including affordable housing in closer proximity to the worksite for

these workers.

Background

We learned recently that The Village at Laguna Hills project is now nearing the entitlement phase and

that the city is actively completing a Development Agreement. lt is exciting to see such creative and

dynamic re-vitalization of this area. We believe that this site is vital for the city to attain very low-

income housing goals as there are up to 1-,500 new homes planned to co-exist in a village setting with

retail, hotel and other commercial space.

The Village creates the potential for new; positive growth for the city. As a result, the developers and

the city have indicated they expect an increase in jobs and a boost to city and developer revenues.

The Housing Element and the Resional Houslns Needs Assessment (RHNA)

The State of California requires each City to update the Housing Element of the General Plan to

identify adequate building sites for ALL economic segments. Regional Housing Needs Assessment

(RHNA) identifies the number of units necessary to provide needed housing for each community.

Each city or county must accommodate its fair share of meeting these needs.

2
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During the current 5th cycle planning period the City had a total RHNA of two, one at very low-

income, one at low-income, zero at moderate, and zero at above moderate. To date, the City has

approved 296 housing units at moderate and above moderate. None of the jdentified RHNA needs

have been met in the low, very low and extremely low-income categories. s

Laguna Hills will need a total of 1-,979 new housing units for the 6th RHNA cycle. Below are the 6th

Cycle RHNA requirements currently communicated to the city:

Lasuna Hills RH NA Req u ire ment 2021-2O29

Very low-income: 565 (includes extremely low)

Low-income:352
Moderate income:353
Above Moderate: 709

TOTAL: 1979

Note: Laguna Hilts hos oppeoled for o total reduction of 350 units

About 46% (gL7) of the homes identified by RHNA in the Housing Element 6th Cycle, are speci'fied to

be allocated to very low and low-income earners over the next 8-year period.

lmpact of demographics, income and housing needs

The reality is that many workers and their families, including teachers, other education employees,

healthcare workers, and other low wage essential workers (hotel, restaurants, groundskeepers, etc.)

are at a significant disadvantage in affording or in seeking attainable housing in Laguna Hills.

Saddleback Hospital, located across from the Village at Laguna Hills, is a large employer whose

professional salaries average 558,000 a year.

The building site will be generating rnany other additional jobs including
' o The retail sector with salaries averaging $35,000 per year, and

o Leisure/hospitality jobs that earn $21,000 per year'

This means.that that The Village will generate many new jobs in Laguna Hills that will qualify

employees for extremely low or very low-income housing. The fact that this developme.nt cr.eates ".

numerous jobs that qualify as extremely low and very low-income, without providing adequate

housing affordable at these income levels, means that the development will have a significant

environmental impact on the community by creating an even greater strain on the limited supply of

a

a

3

s City of Laguna Hills, Housing Element Annual Progress Report, April 2020

Given ihe tack of progress and the lack of feasible and available sites for meeting the lower income

RHNA housing needs in Laguna Hills, it is urgent that the City be strategic in how it willaddress its'

current and future affordable housing needs. We believe that the mall site, given its size and nature,

must be an important contributor to the city's response to this housing need.
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housing available in Laguna Hills at these income levels. We believe that without mitigating these

impacts and requiring an inclusion of extremely low and very low-income units, a negative

declaration would be inappropriate for this project

The redevelopment of the mall site is a unique opportunity for the city, as well as for those who will

live and work in Laguna Hills. However, once the current Village site plan is approved, it will not

qualify as "available land" for inclusion in the site inventory for the 6th Cycle Housing Element'

Without that large site available for inclusion, it will likely put even more pressure on the City to find

enough suitable land to satisfy the new, higher RHNA requirements in the new 6th Cycle Housing

EIement.

Since Laguna Hills is largely built-out, it may mean that the city will need to up-zone or otherwise

create a burden on other areas of the city to create adequate sites for extremely low and very low-

income units. lt is probable that extensive re-zoning will be needed on existing potential building

sites. Often, this is challenging to do without concern from existing neighborhoods, due to the

amount and density of zoning that would be required. The Laguna Hills Village site offers a good

opportunity now for accommodating these expanded RHNA needs for very low and low-income units,

without affecting already existing neighborhoods. Willthis be seen as a lost opportunity by residents,

if there are later, more noticeable impacts on the city neighborhoods that could have been avoided?

Conclusion

The current proposal by the developer includes a rollout of 5 multifamily buildings, spread out from

2023to2033. We understand there will be 550+ units completed by April2O26, another 550+ units

completed by January 2029 and 250+ units are expected by January 2033.

However, out of the estimated 1350 to 1500 homes planned, only a total of 200 affordable units have

been presented by the developer, divided as 100 for low-income residents and 100 for moderate

income residents. We believe this.does not adequately address the great need for extremely low

and very low-incorne units. The entitlement benefits achieved by your approval should generate a

better community benefit to a broader range of city residents than presented to date' Once this

site is entitled, the city will have little choice but to increase its commitment by providing more very

low and extremely low-income units elsewhere'

There is ample research and direct experience of California cities, that certain approaches have been

effective in producing quality, attainable very low and extremely low-income housing. The practice

that is broadly recommended, uses a required percentage of units for extremely low and very low-

income housing, mixed in with other housing, known as an inclusionary policy. This has worked in

large scale developments like this one and has successfully generated community benefits in

exchange for large scale entitlements. The City of lrvine and the City of San Clemente are examples

of cities using these practices right here in Orange County'

4



)

The Village at Laguna Hills presents a wonderful opportunityto make meaningful progress in

providing attainable workforce housing in Laguna Hills. We welcome a dialogue with the City about

our concerns for making sure that there is a sufficient supply of housing for our essential workers'

Cesar Covarrubias, Executive Director of the Kennedy Commission, will be the key contact for our

group. He can be reached at (9a9) 250-0909 or cesarc@kennedvcommission.org'

Sincerely,

Cesar Covarrubias
Executive Director

iSgFl-e"4v

Elizabeth Hansburg
Co-Founder & Executive

Director
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Susan B. Parks

President & CEO

Orange County United WaY

Chris Collins and Diane Nied

Co-Chairs
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Michelle Seyler

Executive Director
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Rev. Rodrick Echols, Pastor
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Laguna Beach
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Brenda J. Rodriguez

Executive Director

ATI*RDASLE HOUSiI\iG

cc: Kenneth H. Rosenfield, Laguna Hills City Manager

David Chantarangsu, Laguna Hills Community Development Director

Dave E. Geiser, Managing Director, Merlone Geier Partners

Stephen Logan, Vice President, Development, Merlone Geier Partners

Jennifer Gastelum, Principal, Placeworks, lnc

Nicole West, Senior Associate, Placeworks, lnc

Sara Radecki
President
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APPENDIX

lmpact of demographics, income and housing costs:

The reality is that many workers and their families, including teachers, other school employees,

healthcare workers, restaurant, hotel and other low wage essential workers are at a significant

disadvantage in affording or in seeking attainable housing in Laguna Hills. lncreased workforce

housing is needed to address income limitations against the rising cost of housing.

2. Occupations. salariesT

a. Total jobs in Laguna Hills: 18,367, decrease of 8.7% since 2007 8

b. Laguna Hills annual salaries (2017)

i. Average salarY S5zk
ii. Lowest salaries: Leisure/hospitality $ztk, public Administration $27k, Retail

535k, other services Sgzk, rducation/Health S58k

iii. Education sector was largest job sector, accounting for 4O% of total

employment in the city
iv. Highest salary sector is professionaljobs at577k

3. Housing Cost en bv lncomee

a. 1690 of all households are spending 50% or more of their income on housing.

b. 1,080 of renter households in Laguna Hills (36.1%) spend fifty percent or more of gross

income on housing.

6 SCAG, Laguna Hills Profile, 2079,20\9 dala
7 SCAG, Laguna Hills Profile 2019,2077 data
8 SCAG, Laguna Hills Profile 20L9,2017 data
e SCAG, Laguna Hills Profile 2o2o,2o2o data
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1 Household lncome

a. There over 10,800 households in Laguna Hills 6

i. 23%earn less than S50k (extremely low and very low-income)

ii. 1,4%6 earn 50k to 75k, (very low and low-income)

iii. t3%o earn SZSt<-$ggt< (low and moderate income)

iv. 50% earn 100k or more (moderate income and market rate buyers)
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LAGUNA HILLS HOUSING DATA. 2020t0

Households by Share of lncome Spent on Housing Cost

Income <30% 30-so% > 50%

< 30% HAMFI*

3O_5O% HAMFI L24 265 680

50-80% HAMFI 490 845 305

80-100% HAMFI 685 410 33

> lOO% HAMFI 4,635 669 145

Total Households 5,992 2,289 1,868

*HAtVtFt refers to Housing Urbon Development Area Medion Fomily lncome

4 Rental housing affordabilitv

2020 HUD Housing Affordability Calculator for Orange County: maximum recommended month!y

for those with low to moderate incomes, by number of bedrooms 11

# Bedrooms 0 T 2 3 4

Very Low So-zss So-szo so-ee8 So-rrzo So-rzra
Low s7s4-1ssB 5877-1796 S99s-2033 51121,-2270 5LzLg-2460

Moderate s1ss9-19s3 51797-2247 52034-2s40 52271,-2834 52461-3069

10 SCAG, Laguna Hills City Profile, August 2020
11 HUD 2020 Fair Market Rate Documentation,
https://www. h uduser.gov/porta l/datase ts/f mr/f mrs/FY2O19*code/2019su mmary.od n ?&year=2019&fmrtype=Fina l&sele

cti on_type=cou nty&f i ps=0605999999
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