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Housing Element 
 
Introduction 
 
Purpose of the Housing Element 
The Housing Element of the Foster City General Plan identifies and addresses housing needs in the City. 
State law requires that the Housing Element be updated every five eight years to be responsive to 
changing conditions, new laws, State law requirements and updated regional "fair share" Housing Needs 
Determinations prepared for Foster City by the Association of Bay Area Governments (ABAG) that impact 
the updates. This Housing Element for the 2015-2023 planning period is an update of the City of Foster 
City's previous Housing Element for 2007-2014, which was adopted by the City Council in December 
2001February 2010 and certified by the State of California Department of Housing and Community 
Development (HCD) in March 2002April 2010. 
 
The Housing Element is consistent with the Land Use and Circulation, Parks, Open Space and 
Conservation, and other elements of the Foster City General Plan. The next required update to the 
Housing Element is due by June 30, 2014January 31, 2023. (If the Housing Element is not revised and 
adopted within 120 days of the due date of January 31, 2015, then the next element would be due within 
four years by January 2019.) This current revision of the Housing Element has a planning period from 
January 31, 2007 2015 through JuneJanuary 31, 2014 2023. and incorporates the City's and Community 
Development Agency's "Affordable Housing Strategic Plan" as part of the Housing Element. 

 
Overview of 2001 2007-2014 Housing Element Accomplishments 
This Housing Element builds upon the successes of the City’s 2001 2007-2014 Housing Element since the 
City achieved many of the implementing action programs set out in the 2001 Housing Element. While in 
some cases, time and opportunity hindered the accomplishment of some programs, most programs have 
been implemented to at least some extent. This is described in more detail in the background section and 
in the appendices, which include a matrix that lists all of the 2001 2007-2014 Housing Element 



Chapter 4:  Housing Element Introduction 

 

 
Page 4-2 Adopted Draft — February 1, 2010July 9, 2014 

policies/programs and describes whether the policy/program has been achieved and if it should be 
retained, deleted or modified.  Some of the particularly noteworthy accomplishments of the 2001 2007-
2014 Housing Element include: 
 

(1) Marlin Cove and Hillsdale/Gull Redevelopment 
Project Areas. The City initiated the Marlin Cove and Hillsdale/Gull Redevelopment Project Areas 
and completed the General Plan Amendment, Rezoning and Environmental Impact Report.  After 
these approvals were completed, developers were selected and the Community Development Agency 
contributed $10 million to make these developments feasible.  The projects resulted in the 
development of 439 units. Among the major accomplishments was the redevelopment of the Marlin 
Cove Shopping Center, which included 280 residential units and neighborhood retail uses.  Another 
major accomplishment was the Miramar development, which included 159 units. Both projects 
included 30% very-low and moderate income units.  Marlin Cove provided 56 very low income units 
and 28 moderate income units.  Miramar provided 32 very low income units and 16 moderate income 
units. 

  

  
 Miramar and Marlin Cove  
  
 Regional Housing Needs. Over the 1999-2006 planning period, the City was required to plan for 
690 units. During that time, the City added 533 dwelling units, which equates to 77% of the total 
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housing need.  

 
Miramar and Marlin Cove  
  

(1) Regional Housing Needs. For the 2007-2014 planning period, the City was required to plan for a 
minimum of 486 units. Between 2007 and the end of 2013, the City added 307 dwelling units including 
60 below market rate units, which equates to 63% of the total housing need.   

(2) The numbers of households added may be below the Housing Element targets; but during the 
planning period the city laid more ground work for maintaining the City's residential quality and 
supporting affordable housing than with any other Housing Element implementation program. Of the 
total units constructed, 96 were designated for very-low income households.  This equals 92% of very 
low-income need. 
  

(2) Approval of New Mixed Use Developments. The City approved the mixed use Pilgrim Triton Master 
Plan and the Foster Square Master Plan to create two new mixed use developments that will include 
up to 1,061 new housing units. Both developments will include 20% affordable housing. The City 
and/or Community Development Agency contributed funds to support the affordable housing.  
 

(3) First Time Homebuyer Program. The First Time Homebuyer loans provide a 30-year 2nd second  
mortgage at 3% interest with the interest and payments deferred for the first 5 years. In 2004, the CDA 
modified the First-Time Homebuyer program to obtain approval from CalHFA to "partner" with the First 
Time Homebuyer program. Through the First-time Homebuyer Mortgage program, funding from the 
Community Development Agency is often combined with other funding from other regional or state 
programs to create a more affordable purchase. The CDA has contributed $100,000 per year to the 
First-Time Homebuyer Program. As of December 31, 2008, a total of 29 loans have been made, with 
16 loans still outstanding.  A total of $1,775,000 has been loaned, with $650,000 repaid and $1.110, 
000 in the 16 loans still outstanding.Although no new loans were issued after March 2011 due to the 
termination of the Community Development Agency and associated funding, as of June 1, 2014, a 
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total of 33 loans have been made, with eight loans still outstanding. A total of $2,073,625 has been 
loaned.    
 

(4) Housing Endowment and Regional Trust (HEART). In 2006, theThe City joined continued its 
participation in the Housing Endowment and Regional Trust (HEART), which raises funds from public 
and private sources to meet critical housing needs in San Mateo County.  To date the Community 
Development AgencyAs of July 2013, Foster City has contributed $51,560$79,682 to HEART. 
 

(5) Existing Unit Purchase Program. The Community Development Agency has continued to acquire 
properties to be leased to very low- and low income families.  The Community Development Agency 
now owns seven units. Three Aadditional units were purchased to be rented to very low- and low-
income families. The City has doubled thean inventory ofnow owns six six units (6)that are part of this 
program.  
 
 New Affordable Rentals. New affordable rental units developed during the 1999-2006 period 
replaced 17 moderate rate units at Marina Green that, in accordance with their original approval, 
expired and converted to market rate units. 

(6) Homeshare Program. From 2007 to September 2013, 53 low-income residents were placed in 
shared housing arrangements.  
  

(7) Anti-Discrimination Ordinance. Chapter 5.72, Tenant Anti-Discrimination, was added, prohibiting 
discrimination against existing tenants based on source of income. 
  

(8) Reasonable Accommodation. Chapter 17.84, Reasonable Accommodation, was adopted, providing 
a procedure to review requests for reasonable accommodation.  
  

(9) Emergency Shelter Zoning. Chapter 17.82, Emergency Shelters, was adopted, establishing 
standards for emergency shelters for the homeless and various other zoning districts were amended 
to allow emergency shelters for the homeless by right without a discretionary approval. 
  

(10) Transitional and Supportive Housing. Definitions were added to Title 17 for transitional and 
supportive housing and various zoning districts were amended to allow transitional and supportive 
housing without a discretionary approval. 
  

(6)(11) Density Bonuses. Chapter 17.86, Density Bonuses, was adopted, establishing standards for 
density bonuses and other incentives for the provision of affordable housing, in accordance with State 
law. 
 

(7)(12) 21 Elements. As part of this Housing Element, the City has been involved in a unique, collaborative 
effort involving all 21 jurisdictions in San Mateo County. The project, known as “21 Elements,” has 
included two phases. The first phase involved collaboration among all of the jurisdictions to distribute 
the regional housing needs allocation (RHNA) for the county as a whole amongst all the jurisdictions. 
The second phase has involved the preparation of background materials as part of a Housing Element 
Update update Kit kit for use by all of the jurisdictions in San Mateo County. 

 
The Vision of Foster City as Presented in the Housing Element (or in sidebar) 
The Housing Element plays a critical role in identifying housing needs whichneeds, which maintain the 
"balance" that exists in the types, tenure and affordability of housing in the City. The Housing Element also 
establishes programs to maintain and protect existing housing and community character in order to: 
 

I-_ 
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Maintain the Existing Quality of Life 
 Maintain the integrity and high quality living environment of the City's residential 

neighborhoods. 
 Protect aesthetics and continue the emphasis that Foster City is a "master-

planned" City. 
 Protect existing affordable housing. 
 

Provide Affordable Housing 
 Respond to the need for additional housing by considering housing in potential 

mixed usemixed-use commercial/residential sites or potential re-use of existing 
commercial sites. 

 Respond to the need for affordable housing by providing incentives and 
assistance where appropriate to create new affordable units, convert existing 
market-rate units into affordable units, acquire existing units and rent them at 
affordable levels, or provide rental subsidies toward rental of existing units. 

 
Address Other Housing Issues 
 Address the housing needs of special populations (e.g., elderly, homeless, 

disabled, developmentally disabled, single-parent households). 
 

The General Plan serves as the ‘constitution’ for development in the city. It is a long-range planning 
document that describes goals, policies and programs to guide decision-making. All development-related 
decisions must be consistent with the City of Foster City General Plan, of which the Housing Element is but 
one part. If a development proposal is not consistent with a city’s general plan, it must be revised or the 
plan itself must be amended. State law requires a community’s general plan to be internally consistent. 
This means that the Housing Element, although subject to special requirements and a different schedule of 
updates, must function as an integral part of the overall Foster City General Plan, with consistency 
between it and the other General Plan elements. 
 
The Housing Element is consistent with all of the goals and policies contained in the other elements of the 
City of Foster City General Plan. In particular, policies related to land use designations, infrastructure 
capacity (transportation, services, etc.), and environmental protection are consistent with the housing sites 
and quantified objectives contained in the Housing Element. Specific programs in the Housing Element to 
modify the Zoning Ordinance, such as provisions for emergency sheltersto remove or reduce constraints to 
the production of housing, are also consistent with the General Plan. 
 
State Law Requirements for Housing Elements 
State law requires each city and county to adopt a general plan containing at least seven elements 
including a housing element.  Regulations regarding Housing Elements are found in the California 
Government Code Sections 65580-65589. Unlike the other mandatory general plan elements, the housing 
element is required to be updated every five eight years and is subject to detailed statutory requirements 
and mandatory review by the State of California Department of Housing and Community Development — 
HCD. Bay Area Housing Elements must be updated by July 1, 2009within 120 days of the January 31, 
20142015 deadline or be subject to a four year update requirement. According to State law, the Housing 
Element must: 

 
ο Provide goals, policies, quantified objectives and scheduled programs to preserve, 

improve and develop housing 
 

---
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ο Identify and analyze existing and projected housing needs for all economic 
segments of the community.   

 
ο Identify adequate sites that will be zoned and available (prior to housing element 

adoption) within the 7.58 year housing cycle to meet the city’s fair share of regional 
housing needs at all income levels 

 
ο Be internally consistent with other parts of the General Plan (and is critical to having 

a legally adequate General Plan) 
 
ο Be submitted to the State Department of Housing and Community Development 

(HCD) to determine if HCD “certifies” the Housing Element is in compliance with 
state law.   

 
Several new requirements have been imposed since the last Housing Element.  The new requirements are 
summarized below and described in more detail in the appendices: 
 
o Housing Element cycle and planning period is now 8 years for most jurisdictions.  

o Jurisdictions that do not adopt their housing element (in accordance with Government Code Section 
65585) by the January 2015 deadline (plus 120 day grace period) are required to update their housing 
element every four years . 

o The housing needs section must now include an analysis of the special housing needs of people with 
developmental disabilities. 

o Jurisdictions whose population increased from under 25,000 to over 25,000 now have a default 
density of 30 dwelling units per acre. In San Mateo County, only Belmont is affected.  (Default density 
refers to the zoning level where the available land inventory may assume - without additional analysis - 
that the zoning is appropriate for lower income housing.)  

o Implementation programs must have timelines.  

o Rezonings to meet adequate sites must happen within specific timeframes. In many cases the 
timeframe is three years plus 90 days after receiving HCD comments, with a possible one yearone-
year extension.  

o There are now two more two potential consequences for jurisdictions that committed to rezone but did 
not do so: 

o If a jurisdiction commits to the rezoning of a site and fails to do so within the specified 
period, a housing developer has the right to build an affordable project on the site as if it had 
been rezoned. In this case, affordable means at least 49 percent of the units must be low or 
moderate incomemoderate-income housing. To turn down the application, local 
governments must make findings that there is a ”specific, adverse impact,” and the only 
“feasible method” to mitigate the impact would be to deny the project. The builder’s remedy 
can be enforced by courtsCourts can enforce the builder’s remedy. 

o Action to Compel – Any interested party may sue a jurisdiction to enforce compliance. 
Judges may compel jurisdictions to change their zoning and impose sanctions if it is not 
done.   

o Jurisdictions now have more flexibility on the timing to commit assistance to an affordable housing 
project and count those units against the RHNA.  
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o The minimum size for RHNA credit for converting rental units to affordable units dropped from four to 
three.  

o Jurisdictions can now receive credit if they convert market rate condominiums to affordable rental 
properties under some conditions. 

o Converting foreclosed homes to affordable homes can now qualify for RHNA/alternative adequate 
sites credit, under some conditions.  

o Cities are now officially encouraged to include weatherization and energy efficiency improvements as 
part of publicly subsidized housing rehabilitation projects.  

o Cities are now allowed to report units that were rehabilitated, conserved or preserved (and met state 
requirements) as part of the annual report process.  

o Housing element progress must be considered by City Council (or comparable legislative body).  

 
State Law establishes detailed content requirements for housing elements and requires a regional “fair 
share” approach to distributing housing needs.  State Housing Element law recognizes that in order for the 
private sector to address housing needs and demand, local governments must adopt land-use plans and 
implementing regulations that provide opportunities for, and do not unduly constrain, housing development.   
 
State law regarding Housing Elements was changed in 2004 to allow cities within a county to join together 
to form a “sub-region,” which would administer the State mandated RHNA process at the local level. This 
law allows the sub-region to receive the sub-regional collective housing allocation from ABAG and then 
decide and implement its own methodology to divide the allocation among the member cities and county. In 
turn, the sub-regional RHNA process is used to establish the housing need numbers for each jurisdiction’s 
Housing Element update for 2009. For the current Housing Element update, the County of San Mateo, in 
partnership with all twenty cities in the County, formed a sub-region responsible forthe completing its own 
RHNA process and distributed distributing  the housing - need numbers to the individual cities. 

 
Why Housing Is Important:  Key Findings  
The “housing crisis” in the Bay Area has been an evolving phenomenon over the past 30 35 years as high 
demand (and need) has continually exceeded supply and affordability.  There has been a substantial 
movement in the Bay Area, intensified by concerns about climate change, to find ways to grow sustainably 
-- that is, to encourage regional development patterns that are more compact, transit-oriented, pedestrian-
oriented, well-designed, and highly livable. A central focus of this movement — the very foundation for 
achieving a more sustainable and livable Bay Area — is rethinking the way in which we plan, design, 
rehabilitate, preserve and manage housing in conjunction with transportation systems, jobs and services. 
 
ο About 3126% of the City’s Households Are Considered Lower Income. The exact income 

category of a household is dependent upon the size and overall income of the household. In a general 
way, about 8% of the households in Foster City are estimated to be extremely low income,  86% are 
estimated to be very low income, 1412% are estimated to be low income, 149% are estimated to be 
moderate income, and the remaining 5665% are estimated to be above moderate income. 

 
ο Market Rate Ownership Housing Continues to be Affordable Only to Above Moderate Income 

Households. Even with reduced prices for townhouses and condominiums during the first two months 
of 2009, marketMarket rate for sale housing is only affordable to above moderate incomemoderate-
income households. The median price for a single familysingle-family home in Foster City in 2008 
2012 was $1,079,0001,000,000, and the median price for a common interest development in Foster 
City in 2008 2012 was $680,000570,000.  

---
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ο Market Rate Rental Housing is Generally Affordable to Moderate Income Households. While 

rents in Foster City are generally among the highest in the county for various size units, a good portion 
of market rate rental housing is affordable to moderate income households. 

 
ο Foster City has Good Mix of Housing Types. In 20082013, the California Department of Finance 

estimated that there are 12,47712,458 housing units in Foster City. Of these, Foster City has a good 
mix of housing types with about 3938% of the units being single family detached homes, 20% single 
family attached, 67% in structures of 2-4 units, and 3335% are in structures with 5 or more units. 

 
ο The Senior Population in San Mateo County is Projected to Increase By 762 percent by 

2030between 2005 and 2025. According to the San Mateo County Health Department and other 
sources, the numbers of seniors in the population will increase significantly over the next several 
decades, with older seniors seeing the largest growth. In the year 2030, seniors will be more diverse 
than today, with the greatest increase in Latino and Pacific/Asian. San Mateo County is an expensive 
place for seniors, and has the highest cost of living of anywhere in the state for seniors who rent. Most 
seniors, 93 percent in some surveys, prefer to age in place (stay in their homes as they age) or stay in 
their community. 

 

 
Foster City Art and Wine Festival 

 

 
Definitions of Housing Terms (or in sidebar) 
 
o Above Moderate Income Households: Defined by California Housing Element Law as households 

earning over 120% of the median household income. As of April 2008February 2014, a family of four 
earning more than $114,000123,600 per year was considered above moderate income. 

 
o Accessible Housing: As defined by HCD. u  Units accessible and adaptable to the needs of the 

physically disabled. 
  

o Affordable Housing: Affordable housing, for the purposes of the Housing Element, refers to housing 
that is affordable to households at extremely low income, very low income, low income, and moderate-
income levels. Generally, housing that costs less than 30% of household income is considered 
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affordable to these groups. 
 
o Developmental Disability:Developmentally Disabled. As defined by the California Code of 

Regulations (Title 17, Section 54000), a developmental disability attributable to any of the following 
conditions: mental retardation.; cerebral palsy, epilepsy, autism; or other disabling conditions found to 
be closely related to mental retardation or to require treatment similar to that required for individuals 
with mental retardation. In addition the A disability that  must originates before an individual becomes 
18 years old and, continues, or can be expected to continue, indefinitely, and constitutes a “substantial 
disability” for that individual as defined by the California Code of Regulations (Title 17, Section 54001). 
This includes Mental Retardation, Cerebral Palsy, Epilepsy, and Autism.  

  
o Emergency Shelter. As defined by Health and Safety Code Section 50800-50806.5, Eemergency 

housing is shelter means housing with minimal supportive services for homeless persons that and is 
limited to occupancy of six months or less by a homeless personfor each individual. No individual or 
household may be denied emergency shelter because of an inability to pay. 

 
o Extremely Low Income Households: Government Code Section 65583(a) now requires local 

housing elements to provide “Documentation of projections and a quantification of the locality's 
existing and projected housing needs for all income levels, including extremely low income households 
(GC 65583 (a)(1)).”  Extremely low income is are a subset of the very low-income regional housing 
need and is defined as households earning less than 30% of the median household income, as 
defined by HUD’s income limits. –– which,  An extremely low-income for a family of four in San Mateo 
County as of April, 2008February 2014, would be to earn less than $33,950 per/ year. 

 
o Housing Affordability: The generally accepted measure for determining whether a person can afford 

housing means spending no more than Housing is generally considered affordable if a household 
spends no more than 30% of one's it’s gross household income on housing costs, including utilities, 
principal and interest. For The following examples illustrate housing affordability:,  

  
o Aa cook earning $29,247 per year can afford $731 per month for housing;  
o A two wage-earner household with a cook earning $29,247 and a retail salesperson earning 

$28,327 can afford $1,400 per month for housing; 
o A school teacherschoolteacher earning $40,00066,590 per year can afford $1000 1,665 per 

month for housing;.  
o A police officer or fire fighter earning $60,00097,487 per year can afford up to $1500 2,437 

per month for housing.  
o None of these example households would be able to afford to purchase the San Mateo 

County median condominium, costing $579,418 or the median single-family home, costing 
$1,246,121 (SAMCAR). 

 
o Housing Density: The number of dwelling units per acre of land. Gross density includes all the land 

within the boundaries of a particular area and excludes nothing .while nNet density excludes certain 
areas such as streets, open spaces, easements, water areas, etc. 

  
o Housing First: “Housing First” is an approach that centers on providing homeless people with housing 

quickly and then providing services as needed. What differentiates a “Housing First” approach from 
other strategies is the immediate and primary focus on helping individuals and families quickly access 
and sustain permanent housing. The “Housing First” model offers an alternative to emergency shelter 
or transitional housing for homeless individuals, but does not eliminate the City’s need to zone for such 
uses.  
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o Income Limits:  Income limits establish a schedule to determine eligibility for subsidized housing and 
define the categories used in regional housing needs allocations. Income limits are updated annually 
by the California Housing and Community Development Department (HCD) and the U.S. Department 
of Housing and Urban Development (HUD) for San Mateo County, with “Extremely Low Income”, “Very 
Low Income” and “Low Income” schedules published by HUD as shown below.. State Law establishes 
detailed content requirements for housing elements and requires a regional “fair share” approach to 
distributing housing needs. The Regional Housing Needs Allocation (RHNA) for jurisdictions in San 
Mateo County for the 2007-2014 planning period are shown below as are the 2008 income limits for 
San Mateo County. For many State and local programs, State Department of Housing and Community 
Development (HCD) income eligibility limits are used.  HCD income limits regulations are similar to 
those used by HUD.HCD income limlits regulations are similar to those used by HUDboth agencies. 
For additional information, see the HUD website at www.huduser.org/dataset/il.html and San Mateo 
County Department of Housing website at 
http://www.co.sanmateo.ca.us/portal/site/housingdepartment/.  
 

 
 

 
o Jobs/Housing Balance: This refers to the ratio The relationship of the number and types of jobs in a 

community with the availability amount and affordability of housing. An appropriate balance is 
commonly thought to be between 1.0-1.5 1.5 jobs for every  1 housing unit. However, the issue is more 
complex when a community strives to reduce in-commuting and provide a more suitable mix of jobs to 
local residents. Other factors include the types of jobs and the salaries paid, number of employed 
people in the community, affordability of housing relative to the income of people working in local jobs, 
and household size and income. Affordable housing strategies strive to create opportunities for local 
workers, especially those employed in service and retail jobs, to find local housing which fits their 
household needs in terms of type, affordability, amenities and location. Foster City has a jobs/housing 
ratio of approximately 1.5 (18,544 jobs in 2011 per US Census on the Map/12,458 housing units per 
California Department of Finance). 

 
o Low Income Households: California Health and Safety Code Section 50079.5 provides that the low-

income limits established by the U.S. Department of Housing and Urban Development (HUD) are the 
state limit for low-income households. HUD limits for low-income households are generally households 
earning 50-80% of the median household income, adjusted for family size, with some adjustment for 
areas with unusually high or low incomes relative to housing costs. As of April 2008February 2014, a 
family of four earning between $56,550 and $90,500 per year was considered low income. 

San Mateo County 2013 Household Income Schedule 

Lower Income Moderate Income 
Above 

Family Extremely Low Very Low Lower Median Moderate Moderate 
Income 

Size 30% 50% 80% 100% 120% 

1 $23,750 $39,600 $63,350 $72,100 $86,500 >$86,500 
2 $27,150 $45,250 $72,400 $82,400 $98,900 >$98,900 
3 $30,550 $50,900 $81,450 $92,700 $111,250 >$111 ,250 
4 $33,950 $56,550 $90,500 $103,000 $123,600 >$123,600 
5 $36,650 $61,050 $97,700 $111 ,250 $133,500 >$133,500 
6 $39,400 $65,600 $104,950 $119,500 $143,400 >$143,400 

Source: California Department of Housing and Community Development (HCD) 

http://www.huduser.org/dataset/il.html
http://www.co.sanmateo.ca.us/portal/site/housingdepartment/
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o Median Household Income: The middle point at which half of the City's households earn more and 

half earn less. Income limits are updated annually by the U.S. Department of Housing and Urban 
Development (HUD) for San Mateo County. For many State and local programs, State Department of 
Housing and Community Development (HCD) income eligibility limits are used. HCD income limits 
regulations are similar to those used by HUD. In 20082014, the HUD HCD median household income 
for a family of four in San Mateo County as used for Foster City was $95,500103,000. 

 
o Moderate Income Households: Defined by Section 50093 of the California Health and Safety Code 

as households earning 80-120% of the median household income. As of April 2008February 2014, a 
family of four earning between $90,500 and $114,000123,600 per year was considered moderate 
income.  

  
o Overpayment for Housing: Households are considered to be overpaying for housing if they spend 

more than 30 percent of their income on rent or mortgage payments. Approximately 38.3% of owners 
and 38.4% of renters in Foster City were overpaying for housing in 2011 (American Community Survey 
2009-2011).  

 
o Persons per Household: Average number of persons in each household. 

 
o Regional Housing Needs Allocation (RHNA): Within each Housing Element, the State mandates 

that local governments plan for their share of the region’s housing need for all income categories.  For 
the 2015-2023 Housing Element update, the County of San Mateo, in partnership with all twenty cities 

City of Foste:r City and San Mateo County 2008 Household Income Limits 

Family 
Sfac 

Senior Li Yi.Ilg 
Alone oa Fixed 
[ncome (S20,000) 

Exttemcly Low 
30% 

$23,750 
$27,150 
$30,550 
$33,950 
$36,650 
$39,400 

So::rcrary, Sinirle Mom, 
2.[L]Childrcn (S~.838)• 

. . 

Very Low 
50% 

$39,600 
$45,250 
$50,900 
$56,550 
$61,050 
$65,600 

Lower 
80% 

$63,350 
$72,400 
$81,450 
$90,500 
$97, 00 
3104,950 

Police Offia:r, 
Mmied, S.rar ar 
llomoSpo e, 
1 Cb.ild (~71.176)' • 

t 
Median 
100% 

$66,500 
$76,000 
$85,500 
$95,000 
$102,600 
$110.200 

Ek meno,,v School 

Professionals, Doub o 
Income, No Kids 

Mod.crate 
120% 

$79,800 
$91,200 
$102,600 
$114,000 
$123,100 
$132.200 

l Above 
Mod.crate 

>379,800 
>3'91,200 
>102,600 

>$114,000 
>$123,100 
>132,200 

T=b.er, 3 'ycrrs C:Xf.eriena:, 
Single Mom, l Ch,!d (S00.44])+ 

Source: Official Sliate lnrome Limi1s for 2008 (San, 1ateo County) as determined by lhe U.S. Department of ousfng and Urtlan Development (HUD). 
ad~sted fa family size: lh.e 2006 Alrea tedian, Income is S95,50O. Examples for the 2006 salallies are From, Cali fornia Emplo\'111ent Developmenl 
Department (*). TIie survey data are fr:om the 2007 Oorupationall Empkl\'111et1I Statisllcs (OES) survey. wilh wages updated lo the fi st quarter of 2008. 
llle income for a Police Officer(*') is a s1ar'ling salary {City of Foster City}. 
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in the County, formed a sub-region responsible for completing its own RHNA. The RHNA for Foster 
City is shown below: 

  
 Foster City Regional Housing Needs Allocation (RHNA) for 2014-2022 

Income Level Units Percent 
Very Low 148 34% 
Low 87 20% 
Moderate 76 18% 
Above Moderate 119 28% 
Total 430 100% 

  
  
o Residential Care Facilities: There are a variety of residential care facilities that address the 
needs of special segments of the population, including special care for the chronically ill, seniors, 
special need adults or youths, etc. The California Department of Social Services, Community Care 
Licensing Division, issues licenses for residential facilities that provide 24-hour non-medical care for 
children, adults and the elderly. 

o  
  

o Secondary Dwelling Unit: Generally defined as a dwelling unit on a residential lot in addition to a 
primary dwelling. A secondary dwelling unit provides independent living facilities for one or more 
persons and includes permanent provisions for living, sleeping, cooking and sanitation. Secondary 
dwelling units are also called granny units, in-law units, or accessory dwelling units. 
  

o Senior Housing. Defined by California Housing Element law as projects developed for, and put to 
used as, housing for senior citizens.  Senior housing is based on: (1) if the U.S. Department of 
Housing and Urban Development (HUD) has determined that the dwelling is specifically designed for 
and occupied by elderly persons under a Federal, State or a local government program; (2) if it is 
occupied solely by persons who are 62 or older; or, (3) if it houses at least one person who is 55 or 
older in at least 80 percent of the occupied units, and adheres to a policy that demonstrates intent to 
house persons who are 55 or older. Under Federal law, housing that satisfies the legal definition of 
senior housing or housing for older persons described above can legally exclude families with 
children.Senior citizens are defined as persons at least 62 years of age. 

 
o Supportive Housing. Defined by California Housing Element law as persons with low incomes who 

have one or more disabilities, including mental illness, HIV or AIDS, substance abuse, or other chronic 
health condition; or individuals eligible for services provided pursuant to the Lanterman Developmental 
Disabilities Services Act( Division 4.5 (commencing with Section 4500) or the Welfare and Iinstitutions 
Code). Supportive housing is permanent rental housing linked to a range of support services designed 
to enable residents to maintain stable housing and lead fuller lives. This type of housing has no limit on 
length of stay, is occupied by the target population (such as low-income persons with disabilities and 
certain other disabled persons) and is linked to onsite or offsite services that assist the supportive 
housing resident in retaining the housing, improving his or her health status, and maximizing his or her 
ability to live and, when possible, work in the community. 

  
o Target Population: Defined by California Housing Element law as persons with low incomes who 

have one or more disabilities, including mental illness, HIV or AIDS, substance abuse, or other chronic 
health condition; or individuals eligible for services provided pursuant to the Lanterman Developmental 
Disabilities Services Act (Division 4.5 (commencing with Section 4500) of the Welfare and Institutions 
Code) and may include, among other populations, adults, emancipated minors, families with children, 
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elderly persons, young adults aging out of the foster care system, individuals exiting from institutional 
settings, veterans, and homeless people. 

 
o Transitional Housing. Defined by California Housing Element law as Transitional housing and 

transitional housing development mean buildings configured as rental housing operated developments 
but operated under program requirements that call for the termination of assistance and recirculation of 
the assisted unit to another eligible program recipient at some predetermined future point in time, 
which shall be no less than six months. The time limits on transitional housing are intended 
Transitional housing is a type of supportive housing used to facilitate the movement of homeless 
individuals and families to permanent housing. A homeless person may live in a transitional apartment 
for up to two-years while receiving supportive services that enable independent living.  

 
o Very Low Income Households: California Health and Safety Code Section 50079.550105 provides 

that HUD very-low income limits are used, which are households earning between 30% and less than 
50% of the median household income (adjusted as described for low-income households above). As of 
April 2008February 2014, a family of four earning less than $56,550 per year but more than $33,950 
per year in San Mateo County would be  was considered very low income. 

 
o Workforce Affordable Housing: Housing that is affordable to the workforce in the community and 

earning a moderate income or below. 

 
Process for Preparation of the Housing Element 
Planning Commission study sessions have been the primary outreach and community workshop format for 
the Housing Element update process. For each of the public meetings, City staff circulated notices that 
briefly described the update process and schedule and topics that would be studied. The public, including 
all economic segments of the community, was advised of the Housing Element update study sessions in 
the following ways: 
 
 Published notices in the Foster City Islander; (two times for each meeting)  
 San Mateo Daily Journal (two times for each meeting) 
 San Francisco Examiner (two times for each meeting) 
 Mailed notice to major businesses;  
 Posted on Foster City website;  
 Televised on Foster City TV Channel 27;  
 Posted in public noticing locations (Library, Recreation Center, Post Office, Sea Cloud Park and 

Metro Center);  
 Posted on electronic marquee at Leo J. Ryan Park;  
 Emailed to people on the “Housing Element” email listserve (including people on the 21 

Elements Stakeholder List); and, 
 Mailed notice to Apartment Managers Emailed to people on the “Planning” email listserve. 

 
A webpage has been created on the City’s website to inform the public about the Housing Element Update 
and to provide background information. The webpage also provides a link to join the Housing Element 
Update listserve to receive notifications of meetings.  
 
In addition, the process built upon the outreach conducted with housing advocate groups and affordable 
housing service  providers as part of the 21 Elements process. At the request of local jurisdictions, 21 
Elements organized four panels of experts to provide information and policy suggestions on affordable 
housing and special needs populations. Several themes emerged from all the panels. Many speakers 
talked about the importance of multi-family housing in mixed-use, transit-oriented neighborhoods. This 

--=--- 1 
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type of development is necessary because it accommodates seniors and people with disabilities who 
cannot depend on cars for transportation. The reduced dependence on cars and increased density 
also helps meet sustainability goals. Additionally, many jurisdictions in San Mateo 
County have little or no vacant land and therefore cannot meet their RHNA requirements without 
rezoning. Panelists also discussed the importance of adding predictability to the development process 
and the necessity of removing excessive regulations to encourage development. A more detailed 
summary of the panels is contained in the Appendices. The list of panels and panelists is shown 
below. 
 
Developmental Disabilities, October 2013 
Golden Gate Regional Center, Preston Lam, Bill Pickel and Gabriel Rogin 
 
Developers, December 5, 2103 
Mercy Housing ,Housing, Tim Dunn 
MidPen Housing Corporation, Nevada Merriman 
Habitat for Humanity, Deven Richardson 
Van Meter Williams Pollack, Rick Williams 
Bridge Housing, Brad Wiblin 
 
Advocates and Funders, February 6, 2014 
Vu-Bang Nguyen, Silicon Valley Community Foundation 
Heather Hood, Enterprise Community Partners 
Josh Hugg, Housing Leadership Council – San Mateo 
Karyl Eldridge, Peninsula Interfaith Action 
Melissa Morris, Law Foundation of Silicon Valley 
Paul Campos Building Industry Association 
 
Special Needs and Sustainability, April 10, 2014 
Kate Harr, HIP Housing 
Pam Cohen, Disability Rights California 
Adrienne Etherton, Sustainable San Mateo 
Melissa Platte, Mental Health Association of San Mateo County 
Brian Greenberg, InnVision Shelter Network 
 

  
Views of the lagoons
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Housing Background 
 
Housing Trends  
 

• Rise of the Millennials. The Millennial generation (ages 20-34) has a preference for dense, mixed-
use, walk-able and bike-able communities.  Many have speculated that Millennials may be a 
“generation of renters,” but as the economy improves and as Millennials age, this conclusion may 
change.  

 
• Growing senior population. Over the next decade and a half, the number of seniors in San Mateo 

County will increase by 76 percent.  Foster City currently is home to approximately 2,400 seniors. 
Advanced planning will be necessary to ensure the opportunity for seniors to age safely in the 
communities where they reside.  

 
• Worsening workforce-housing shortage. San Mateo County is projected to see notable job 

growth over the next decade, and about 40 percent of these jobs will pay lower income wages.  San 
Mateo County already has a severe workforce housing shortage in general caused by years of rapid 
economic growth and slow housing growth.  By 2025, the Department of Housing projects than the 
County’s housing supply will only meet one third to one half of the demand.  While Foster City is 
expected by ABAG to lose jobs between a high of 18,480 in 2000 and 16,190 in 2025, the City’s 
RHNA still requires accommodating the County’s low-to-moderate income workers.   

 
• Increasing ethnic diversity. According to 2010 U.S. Census data, San Mateo County is a “majority-

minority” county — that is, no one racial group makes up over 50 percent of the population.  The two 
racial groups growing the most rapidly in San Mateo County are Asians and Latinos. According to 
the regional Plan Bay Area, adopted on July 18, 2013, Latinos will emerge as the largest ethnic 
group, increasing from 23 percent to 35 percent of the total population in the Bay Area by 2040.  
 

• Increase of people with developmental disabilities. Aging baby boomers will be unable to care 
for their children with developmental disabilities. Almost three quarters of people with developmental 
disabilities live with a parent or caregiver and many of these caregivers are baby boomers. This 
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trend is also going to be factor in the increased need for community-based independent living 
options.  

 
Housing Characteristics 
 

• As of January 2013, Foster City had a total population of 31,120. According to census data, 
Foster City grew by four percent from 2000 to 2012.  ABAG predicts Foster City’s population will 
continue to grow over the next two decades, reaching 33,000 in 2030. 
 

• Foster City’s housing stock is mostly comprised of single familysingle-family attached and 
detached homes.  Foster City has approximately 12,500 homes, 60 percent of which  arewhich are 
owner-occupied.  
 

• More than a quarter of Foster City’s households are lower-income. Foster City’s median 
household income is approximately $120,000 (in 2011), which is quite a bit higher than countywide 
averages. However, more than 25 percent of Foster City’s population is lower income. Specifically, 
eight percent are extremely low income.  

 
• Seniors in Foster City have much lower incomes than the general population. While almost a 

third of seniors make more than $100,000, almost a third also make below $30,000. Nine percent of 
seniors in Foster City are below the poverty line, which is higher than the six percent in the county at 
large.   
 

• For-sale housing prices are rising rapidly and are unaffordable to many households.  The 
median price for a single family home in Foster City in 2012 was $1,000,000, and the median price 
for a common interest development in Foster City in 2012 was $570,000. Prices have continued to 
rise -- as of October 2013, the median sales price for a single-family home was over $1.1 million, 
while the price for a multi-family home was over $600,000.  Single people and families earning a 
moderate income or below fall far short of being able to afford these prices.  

 
• Rents have increased significantly in the past several years. Rents in Foster City have mostly 

been rising since 2010 and are generally unaffordable for households making below a moderate 
income.  

 
• Many households are overpaying for housing. Almost all households earning less than $35,000 

annually, and many of the households earning more, are overpaying for housing (paying more than 
30% of their income for housing).  
 

• Special housing needs for people with developmental disabilities. People with developmental 
disabilities in San Mateo County have various diagnoses. The common ones are mental retardation, 
Down’s Syndrome, autism, epilepsy, and cerebral palsy. Data provided by the Golden Gate 
Regional Center indicates that of the 149 people with developmental disabilities in Foster City, 
almost all (75%) live with a parent or legal guardian.  
 

• Increasing Numbers of People with Autism. A large number of people with developmental 
disabilities have autism. They have been brought up as independent members of the community and 
want to remain independent and involved in the community. There is an anticipated coming need to 
supply community-based independent living options for these individuals. 
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For additional background information on demographics, housing characteristics and housing needs for 
specific populations, see the Housing Needs Assessment contained in the Appendices. 
Overview and Key Findings  
 
√ About 31% of the City’s Households Are Considered Lower Income. The exact income category of a 
household is dependent upon the size of the household. In a general way, about 8% of the households in 
Foster City are estimated to be extremely low income, 8% are estimated to be very low income, 14% are 
estimated to be low income, 14% are estimated to be moderate income, and the remaining 56% are 
estimated to be above moderate income. 
 
√ Market Rate Ownership Housing Continues to be Affordable Only to Above Moderate Income 
Households. Even with reduced prices for common interest homes during the first two months of 2009, 
market rate for sale housing is affordable only to above moderate income households. The median price for 
a single family home in Foster City in 2008 was $1,079,000, and the median price for a common interest 
development in Foster City in 2008 was $680,000.  
 
√ Market Rate Rental Housing is Generally Affordable to Moderate Income Households. While rents in 
Foster City are generally among the highest in the county for various size units, a good portion of market 
rate rental housing is affordable to moderate income households. 
 
√ Foster City has a Good Mix of Housing Types. In 2008, there were an estimated 12,477 housing in 
Foster City. Of these, Foster City has a good mix of housing types with about 39% of the units being single 
family detached homes, 20% single family attached, 6% in structures of 2-4 units, and 33% in structures 
with 5 or more units. 
 
√ The Senior Population in San Mateo County is Projected to Increase by 72 percent by 2030. 
According to the San Mateo Health Department and other sources, the number of seniors in the population 
will increase significantly over the next several decades, with older seniors seeing the largest growth. In the 
year 2030, seniors will be more diverse than today, with the greatest increase in Latino and Pacific/Asian. 
San Mateo County is an expensive place for seniors, and has the highest cost of living of anywhere in the 
state for seniors who rent. Most seniors, 93 percent in some surveys, prefer to age in place (stay in their 
homes as they age) or stay in their community. 

 
Population, Housing and Jobs Trends 
In 2008, the City of Foster City had a population of 30,308 persons (California Department of Finance).  
Although the population has increased from the 1990 level of 28,176, the rate of population growth has 
been very low. Population growth trends and projections are shown in the tables below and on the next 
page. 
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Workforce Housing 
The economic impacts of inadequate workforce housing on businesses include: (1) the cost of recruitment 
and retention of employees; (2) loss of experienced personnel; (3) lost investment in staff training; and (4) 
money earned locally being spent elsewhere. The economic vitality of smaller businesses and very low 
wage jobs may also be disproportionately impacted. Public agencies, school districts, social services, and 
child and elder care will continue to have a difficult time attracting people to work in Foster City as 
affordable housing becomes more difficult to find. The table on the next page shows projections by job 
types. Following that are graphs and tables showing the jobs-housing balance in Foster City, commute 
times and commute methods. 
 

Countywide Growth Rate 

2000-2010 2010-2020 2020-2030 

Allemm 3% 3% 1% 
Belroont 3% 7% 3% 
Brisbane 14% 17% 13% 
~garrE 2% 4% 3% 
Colma 43% 6% 6% 
Daly City 3% 8% 4% 
East Palo Al1D 17% 13% 14% 
Fosler aty 5% 4% 2% 
Halft.tlorl Bay 12% 9% 6% 
Hlsborough 3% 4% 1% 
Menk> Palk 3% 8% 4% 
Mllirae 4% 8% 3% 
Pacifica 2% 4% 3% 
P011DlaValey 3% 4% 4% 
Redv«>od City 2% 7% 6% 
San Blulo 7% 10% 7% 
San Cams 4% 10% 6% 
San Mateo 6% 12% 5% 
S. San Francisco 5% 9% 7% 
Woodside 7% 2% 5% 
Unilcoiporaled 7% 6% 3% 
Counlywide Average 5% 8% 5% 
. Source: ABAG Projectioos 2001 

Population Trends and Projections for the City of Foster City (1990-2035) 

Numerical Average Annual 
Year Population Change Percent Change Growth Rate 

1990 28,176 0 0 0 

2000 28,803 627 2% 0.2% 
2005 29,900 1,097 4% 0.8% 
2010 30,300 400 1% 0.3% 
2015 31,000 700 2% 0.5% 
2020 31,600 600 2% 0.4% 
2025 32,000 400 1% 0.3% 
2030 32,300 300 1% 0.2% 
2035 32,600 300 1% 0.2% 

Source· ABAG erojectioas 2007· US Ceasus 1990 
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Prajedims for Populatim, Hoosehalds and Jobs 12000-2025) 

Geographical Area 2000 2005 2010 2015 2020 2025 
2005-2025 

Change 

Bay Area Regimal Total 
Popuation 6,783,762 7,096,100 7,412,500 7,730,CXKl 8,069,700 8,389,600 1,293,500 
Households 2,466,020 2,583,080 2,696,580 2,819,030 2,941,760 3,059,130 476,050 
Persons Per Household 2.69 2.69 2.69 2.59 2.56 2.54 -0.15 
Errplo~ Residenls 3,452,117 3,225,100 3,511 ,600 3,774,900 4,080,900 4,353,400 1,128,300 
Jobs 3,753,460 3,449,640 3,693,920 3,979,200 4,280,700 4,595,170 1,145,530 
Errplo~ Residenls/Job 092 093 095 095 095 095 0.81 

San Meo Coonty 
Popuation 707,163 721 ,900 741,CXKl 772,300 800,700 823,400 101,500 
Households 254,104 260,070 267,230 277,090 287,470 296,870 36,800 
Persons Per Household 2.74 2.74 2.73 2.74 2.74 2.73 -0.01 
Errplo~ Residenls 369,725 318,600 340,600 366,600 398,500 422,800 104,200 
Jobs 386,590 337,350 363,060 391,910 423,100 454,170 116,820 
Errplo~ Residenls/Job 0.96 0.94 0.94 0.94 0.94 0.93 -0.01 
Percent of Bay Area Populaion 10.4% 10.2% 10.0% 10.0% 9.9% 9.8% -0.4% 
Percent of Bay Area Jobs 103% 98% 98% 98% 99% 99% 0.1% 

Foster City 
Popuation 28,803 29,900 30,300 31,000 31,600 32,CXKl 2,100 
Households 11 ,613 12,090 12,310 12,530 12,770 12,960 870 
Persons Per Household 2.74 2.74 2.73 2.74 2.74 2.73 -0.01 
Errplo~ Residenls 16,432 14,380 15,240 16,120 17,210 17,960 3,580 
Jobs 18,480 14,230 15,040 16,590 18,170 19,530 5,300 
Errplo~ Residenls/Job 089 101 101 097 095 092 -0.09 
Percent of Co..-.ty Popuaion 4.1% 4.1% 4.1% 4.0% 3.9% 3.9% -0.3% 
Percent of Co..-.ty Jobs 48% 42% 41% 4.2% 43% 43% 0.1% 

Source.· ABAG Prcjecfioos '2007 

ProjectilNIS b Types of Jabs (2000-20Z5) 

Gecl!J3Phical Area 2000 2005 21110 2015 2020 2025 
2005-2025 

Change 

Bay Ai-ea Regional Total 

Agriruu-e .r,d N.m-al Resanes Jobs 24,470 24,170 24,520 24,870 25,070 25,270 1,100 
Mauacluing, wtdesale .r,c1 T r.n;pon~on Jobs 863,420 709,380 740,960 780,680 823,110 867,490 158,110 
Retail Jobs 402,670 367,680 392,400 422,880 455,450 489,510 121,830 
Firurial .r,d Professimal Services Jobs 851,610 780,160 740,960 780,680 823,110 867,490 87,330 
Healh, E<b:aimal .r,d Reaeaional Setvice Jobs 1,056,030 1.(lffi,010 1,142,400 1,239,920 1,34-3,550 1,452,070 397,060 
OlherJobs 555,260 513,240 552,480 597,050 642,970 690,370 177,130 
Tolal Jobs 3,753,460 3,449,640 3,693,920 3,979,200 4,200,700 4,595,170 1,145,530 

San Meo Coorty 

Agriruu-e .r,d N.m-al Resanes Jobs 1,910 1,880 1,900 1,910 1,910 1,900 20 
Mauacluing, wtdesale .r,c1 T r.n;pon.-on Jobs 93,260 71,310 76,740 83,220 89,990 96,760 25,450 
Retail Jobs 45,930 l>,460 37,840 40,490 43,530 46,460 11,000 
Firurial .r,d Professimal Services Jobs 95,150 89,750 96,990 105,320 114,450 123,580 33,830 
Healh, E<b:aimal .r,d Reaeaional Setvice Jobs 94,330 !1,,080 93,270 101,140 109,720 118,450 32,370 
OlherJobs 56,010 52,870 $,320 59,830 63,500 67,020 14,150 
Tolal Jobs 386,590 337,350 363,060 391,910 423,100 454,170 116,820 

FosterCly 
Agriruu-e .r,d N.m-al Resanes Jobs 0 0 0 0 0 0 0 
Mauacluing, wtdesale .r,c1 T r.n;pon.-on Jobs 3,430 2,220 2,320 2,580 2,810 3,010 700 
Retail Jobs 2,180 1,430 1,500 1,620 1,760 1,870 440 
Firurial .r,d Professimal Services Jobs 8,010 6,700 7,140 7,920 8,730 9,440 2,740 
Healh, E<b:aimal .r,d Reaeaional Setvice Jobs 2,430 1,910 2,030 2,250 2,480 2,690 780 
OlherJobs 2,430 1,970 2,050 2,220 2,390 2,520 550 
Tolal Jobs 18,480 14,230 15,040 16,590 18,170 19,530 5,300 

SotXce: ABAG Prqedioos '2007 
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The graph below shows the relationship between jobs and housing in Foster City and in San Mateo County 
as a whole. As shown in the graph, both the City and the County as a whole have more jobs than housing 
units. It is important to note that housing units contain on average more than one employed resident. While 
Projections 2007 does not contain information by City jurisdiction on Employed Residents, a healthy 
jobs/housing balance bodes well for the city’s economy and suggests that most residents can theoretically 
find work here, and it means that local residents do not have to commute long distances. 
 

 
Source: ABAG Projections, 2007 

 
Providing affordable housing and improving the jobs/housing relationship reduces the need for commuting. 
Creating transit-oriented development focused on transit modes is also beneficial, as is creating mixed-use 
developments that avoid the need for many “midday trips.” This has implications not only for traffic, but also 
for the people employed, businesses, and services available in the community. 
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Population Age Trends 
In San Mateo County, the balance of population age groups is similar to that in the state (Claritas, 2008). 
Currently the senior population makes up 13 percent of the total, but this is projected to rise, as it has over 
the past 20 years. (See later section for discussion of senior housing needs.) 
 

 
Source: 2000 US Census, Claritas Demographic Snapshot, 2008 

 

 

Commute Method for Foster City Residen1s 

Drive Alone 
Carpooled 
Public Transportatio 
Worked from home 
Walked or other 
Source: Claritas 2008 

Number 

13,322 
1,340 
585 
576 
416 

Percent 

82% 
8% 
4% 
4% 
3% 

Travel time to Work for Foster City Residents 

Number Percent 

Less than 15 rrinutes 3,534 23% 
15-29 rrinutes 5,560 35% 
20-44 rrinutes 3,692 24% 
45-59 rrinutes 1,770 11% 
60+ minutes 1,107 7% 
Source· a amas 2008 

Age of Residents Compared to County (2008) 

C: 80% 
0 66% 65% i o City of Foster City 

:i 60% • San Mateo County 
C. 
0 
II. 40% ..... 
0 21% 23% 
C: 20% 12% 13% Q) 

~ 
Q) 

II. 0% 

Under 18 Between 18 and 65 Over65 

Age al Foster City Popglation (1990-2008) 

Age 1990 2008 
Group Number Percent Number 

Under 5 yeais 1,530 5% 1,791 

51o 17 years 4,247 15% 4,506 

18 to 20 yeais 967 3% 735 
21 to 24 yeais 1,603 6% 1,218 
25 to 44 yeais 11 ,189 40% 8,129 

45 to 54 yeais 4,170 15% 5,068 

55 to 59 yeais 1,409 5% 2,466 

60 1o 64 yeais 1,095 4% 1,860 

65 to 7 4 yeais 1,316 5% 2,213 

75 to 84 yeais 514 2% 1,053 
85 yeais and over 136 0% 372 

Smmr us Census Summacy file 3 (US Census) 1990 Clarilas 2008) 

Percent 

6% 

15% 
2% 
4% 
28% 

17% 
8% 
6% 

8% 
4% 
1% 
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Household Characteristics 
In 2008, there were an estimated 11,613 households in Foster City. Of these, it is estimated that 61 percent 
owned the home they lived in and 39% rented. As shown below, the balance of owner to renter households 
in Foster City has remained fairly constant over the past 20 years. The table following shows household by 
tenure in Foster City in 2008. 
 

 
Source: 1990 and 2000 US Census, Claritas Demographic Snapshot, 2008 

 
 
Housing Characteristics 
In 2008, there were an estimated 12,477 housing units in Foster City. Currently, about 39% of the units are 
single family detached, 20% are single family attached, 6% are in structures of 2-4 units, and 33% are in 
structures with 5 or more units. In 2008, 2.7% of the City’s housing stock was vacant, compared to 3.3% in 
2000. The 2.7% vacancy rate is fairly low when considering that a 4.5 - 5% vacancy rate is generally 
considered to represent the healthiest balance of supply to demand. 
 

  Foster City Housing Units by Type     
       
  2000 2008 Change 
Unit Type Number Percent Number Percent Number Percent 
Single-Family 
(detached) 4,808 40% 4,808 39% 

0 
0% 

Single-Family 
(attached) 2,464 21% 2,464 20% 

0 
0% 

2-4 units 767 6% 767 6% 0 0% 
5+ Units 3,963 33% 4,431 36% 468 12% 
Mobile Home 
& Other 7 0% 7 0% 

0 
0% 

Totals 12,009 0 12,477 0 468 4% 
Source: Department of Finance         

 
Housing Prices and the Ability to Pay for Housing 
The “housing crisis” in the Bay Area has been an evolving phenomenon over the past 30 years as high 
demand (and need) has continually exceeded supply (and affordability).  There has been a substantial 
movement in the Bay Area, intensified by concerns about climate change, to find ways to grow sustainably 
— that is,  to encourage regional development patterns that are more compact, transit-oriented, well-
designed, and highly livable. A central focus of this movement — the very foundation for achieving a more 
sustainable and livable Bay Area — is rethinking the way in which we plan, design, rehabilitate, preserve 
and manage housing in conjunction with transportation systems, jobs and services.  
 

Owners and Renters 
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A study conducted in 2008 by Economic Planning Systems (EPS) for the San Mateo County Department of 
Housing found that “real” need for housing for very low and low income households is even greater than the 
percentage distribution of very low and low income housing as part of the RHNA process. This is shown in 
the graph below. 
 

 
 
Households by income in Foster City in 2000 and 2008 are shown in the table below. The estimated median 
household income in Foster City in 2008 was $111,037 (Claritas, Inc.).  
 

 
 
The table below compares 2008 rents in various communities in San Mateo County. As shown in the table, 
Foster City rents are generally among the highest in the county for various sized units. 
 

 
 
The table below shows home sales in various communities in San Mateo County for 2008 (San Mateo 
County Association of Realtors). Median sales prices are usually the best way to compare and evaluate 

ComJ)3Jison of San Mateo County Hoosing Need Income Distributions, 2007-2014 
San Mateo County Hoosing Needs Assessment; EPS 118038 

Comparison of Housing Need Income Distributions 
2007-2014 

45~b 
40% 
35~b 
30% 
25~{:, 
20%, 
15% 
10~{:, 

5% 
0% 

Very Low Low Moderate 

I • 2008 Housing Needs Study • RHNA I 

, Sources: ABAG/RHNA. Economic & Plllnning Syatema, Inc.. 

Foster City Household Income 

2000 
Nuniler Percert Number 

lktder$25,000 800 7% 678 
$25,0001o $34,999 425 4% 309 
$35,000 1o $49,999 1,105 10% 917 
$50,0001o $74,999 1,872 16% 1,668 
$75,000 1o $99,999 1,929 17% 1,674 
$100,000+ 5,480 47% 6,659 
Sm1·ce- I IS Census 2000· Claritas 2008 

Countywide Rental Rates (2008) 

Stucio 1bd1 ha 2bd1ba 
Bemint $1,104 $1,393 $1,653 
Blntgame $1,351 $1,603 $1,910 
C<*na $1 ,895 
DalyCity $1 ,094 $1,336 $1,TT9 
East P'*i Alto 
FoslerCity $1,410 $1,751 $1,931 
Menlo Pait $0 $1 ,985 $1,881 
Paciica $1,547 $1,531 $1,749 
RecNOOCICity $869 $1 ,558 $1 ,876 
SanMa1eo $1,22> $1,638 $1,971 
Soul! San Francisco $1 ,079 $1,875 $1,811 
Som;e· Real Facls 

Above Moderate 

2008 
Percent 

6% 
3% 
8% 
14% 
14% 
56% 

3lxl2ba 
$2,080 
$3,162 
$2,800 
$2,454 

$3,666 
$3,506 

$3,451 
$3,397 
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housing prices rather than to ability to pay. The median price for a single family home in Foster City in 2008 
was $1,079,000, and the median price for a common interest development in Foster City in 2008 was 
$680,000. Single family home prices in Foster City have not gone down much during January and February 
of 2009 (median price of $1,000,000 in January and $1,185,000 in February), but common interest home 
prices have dropped significantly in 2009 (median price of $599,000 in January and $435,000 in February). 
 

 
 
 
The two tables on the next page illustrate the 
ability of households at various income levels 
to pay for housing in today’s market. As shown 
in the tables, the price of for-sale housing far 
exceeds many households’ ability to pay for 
housing. However, as also illustrated in the 
tables, market rate rental housing is affordable 
at moderate income levels. While economic 
conditions over the last six months have 
seriously impacted housing prices (as seen in 
recent foreclosures, which affected 1 in 148 
housing units in California in December 2008, 
and 1 in 359 housing units in San Mateo 
County in December 2008), the housing 
element must take a longer-term view (through 
2014) that both responds to current conditions 
and also evaluates the expected return to a 
stronger housing market in the next several years.  
 
 

2008 Median Home Sales Prices in San Mateo County 

Single Family Common Interest 
City/Area Homes Homes 

Atherton $3,380,000 n/a 
Belmont $920,000 $601,000 
Brisbane $877,500 $600,000 
Burlingame $1,255,000 $623,000 
Colma $462,000 $415,000 
Daly City $560,000 $320,000 
East Palo Alto $310,000 $392,000 
Foster City $1,079,000 $680,000 
Half Moon Bay $929,000 $440,000 
Hillsborough $2,507,500 n/a 
Menlo Park $1,386,000 $987,500 
Mill>rae $960,450 $480,000 
Redv.ood City $800,450 $515,000 
San Bruno $600,000 $256,000 
San Cartos $986,500 $567,000 
San Mateo $800,000 $480,500 
South San Francisco $572,500 $387,000 
Woodside $2,050,000 n/a 
Coun~Yoide Median Price $795,000 $503,500 
Somx:e· Sao Mateo C.0111~ Association of Bealtocs 
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Overpaying Households 
In Foster City, tenure makes a significant difference to the housing cost burden of lower income 
households. Among renters in this category, 84 percent are paying more than 30 percent of their income for 
housing. Among owner occupied lower income households, 59 percent are paying more than 30 percent of 
their income housing. This is shown in the table below, which is from the 2000 U.S. Census. 
 

Estimate of the Ablly to Pay for Sales Housing in Fostet' Cly (2008) 

·Ruleaf Meclan Priced Gap Between 
Thumb• Home Gap Between Common ·Rule of 

Price at Four Meclan Priced ·Rule at Thumb· Interest Thumb· Price 
Household Size and Monthly Annual Times Annual Single Famly Price and Meclan Development and Meclan 
Income Category income Income Income Home (2008) Sales Price Unit(2008) TlfCUnit 

Single Person 
Euerrely Low lnoorre $1,979 $23,750 $95,000 $1 ,079,000 -$98(,000 $680,000 -$585.000 
Very Low lnoorre $3,300 $39,600 $158,400 $1,079,000 -$920,600 $680,000 -$521 ,600 
Lowlnoorre $5,279 $63,350 $253,400 $1,079,000 -$825,600 $680,000 -$426,600 
Melim lnoorre $5,542 $66,500 $266,000 $1,079,000 -$813,000 $680,000 -$414,000 
Moderale lnoorre $5,575 $66,900 $267,600 $1,079,000 -$811,400 $680,000 -$412,400 

Two Persons 
Eu errely Low lnoorre $2,263 $27,150 $108,600 $1,079,000 -$970,400 $680,000 -$571,400 
Very Low lnoorre $3,771 $45,250 $181 ,000 $1,079,000 -$898,000 $680,000 -$499,000 
Lowlnoorre $6,033 $72,400 $289,600 $1,079,000 -$789,400 $680,000 -$390,400 
Melim lnoorre $6,333 $76,000 $304,000 $1,079,000 -$775,000 $680,000 -$376,000 
Moderale lnoorre $6,367 $76,400 $305,600 $1,079,000 -$773,400 $680,000 -$374,400 

Four Persons 
Euerrely Low lnoorre $2,829 $33,950 $135,800 $1,079,000 -$943,200 $680,000 -$544,200 
Very Low lnoorre $4,713 $56,550 $226,200 $1 ,079,000 -$852,800 $680,000 -$453,800 
Lowlnoorre $7,542 $90,500 $362,000 $1,079,000 -$717,000 $680,000 -$318,000 
Melim lnoorre $7,917 $95,000 $380,000 $1,079,000 -$699,000 $680,000 -$300,000 
Moderate lnoorre $7,958 $95,500 $382,000 $1,079,000 -$697,000 $680,000 -$298,000 

Sou:ce- Baird+ Driskell Conmuity Plimqi-Sao Mateo County Associatioo of RealJQCi (Anrwl Iola! for 2008) 

Es&nate of the AIJiily to Pay for Rental Housmg iii Fosts City (2008) 

Average Al!Myto Average Ahiityto 
Rent@30% Rent(2008) Pay·ea,· Rent(2008) Pay·Gap· 

Household Size and Monthly of Monthly Expected forthe forSmala for the for Large.-
kicome Category kicome kicome Unil Size Smala Unil Unil Large.- Unil Unil 

S..~Peison 
Ex1remely Low Income $1,979 $594 0-1 BR $1,410 -$816 $1,751 -$1 ,157 
Very Low Income $3,300 $990 0-1 BR $1,410 -$420 $1,751 -$761 
Low Income $5,279 $1,584 0-1 BR $1,410 $174 $1,751 -$167 
Median Income $5,542 $1,663 0-1 BR $1,410 $253 $1,751 -$89 
Moderate Income $6,650 $1,995 0-1 BR $1 ,410 $585 $1,751 $244 

Two Persons 
Ex1remely Low Income $2,263 $679 1-2 BR $1,751 -$1,072 $1,931 -$1,252 
Very Low Income $3,m $1,131 1-2 BR $1,751 -$620 $1,931 -$800 
Low Income $6,033 $1,810 1-2 BR $1,751 $59 $1,931 -$121 
Median Income $6,333 $1,900 1-2 BR $1,751 $149 $1,931 -$31 
Moderate Income $7,600 $2,280 1-2 BR $1,751 $529 $1,931 $349 

Four Peisons 
Ex1remely Low Income $2,829 $849 2-3BR $2,292 -$1,443 $3,666 -$2,817 
Very Low Income $4,713 $1,414 2-3BR $2,292 -$878 $3,666 -$2,252 
Low Income $7,542 $2,263 2-3BR $2,292 -$30 $3,666 -$1 ,404 
Median Income $7,917 $2,375 2-3BR $2,292 $83 $3,666 -$1,291 
Moderate Income $9,500 $2,850 2-3BR $2,292 $558 $3,666 -$816 

&uce: B..-d + DriskelfCorrrnunity Planning; RealFacis, Inc_ (FIS! Quaiier of 2008) 
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Percent of Households Overpaying   

Category 
Number of 
Households 

Total 
Overpaying Percent 

Renters 1091 921 84% 
Owners 801 476 59% 
Source: US Census, 2008  

 
 
The percentage of Foster City’s low income population with a high housing cost burden is shown in the 
table below, based on the most recent CHAS. The CHAS is the Comprehensive Housing Affordability 
Strategy prepared by the San Mateo County Department of Housing (County of San Mateo HOME 
Consortium Consolidated Plan 2008/09 — 2012/13). Consortium members include the County of San 
Mateo and 17 cities in the County, including the City of Foster City. The CHAS is a U.S. Department of 
Housing and Urban Development (HUD) requirement. Much of the data contained in the CHAS is from the 
2000 U.S. Census. 
 

Households with Housing Payment Problems     

  Total Renters Total Owners 
Total 
Households 

Extremely Low Income 263 255 518 
% with any housing problems 65.8 85.1 75.3 
% Cost Burden >30% 65.8 85.1 75.3 
% Cost Burden >50% 56.3 71.8 63.9 
Very low income 290 291 581 
% with any housing problems 86.9 76.3 81.6 
% Cost Burden >30% 86.9 76.3 81.6 
Low Income 538 729 1,267 
% with any housing problems 92 60 74 
% Cost Burden >30% 92 58 72 
Source: State of the Cities Comprehensive Affordability Strategy (CHAS)   

 
 
When housing cost burdens are high there is the potential for deferred maintenance and overcrowding to 
occur. The table below shows overcrowding in Foster City in 2000. 

Pe-rieent cf Families Paying More Thm 5'0% ofTheir Income- on Hcusin,g 

come Categary' 
Eld'er lr 1 Small fa ilies3 La rge f.ami ies' 

I 
RE O\W!ERS WYERS OWl!ERS RE!lll; 0-l'i'IIERS 

E-dremel!f -~ ln:xicn.e 

(tip to $33,950} 53% 5B% 0ml. B2o/. 10/)'l:,(, 1001 

\!Eil'f .cr-.11 lnoome 

($3l.95 -$$ "!!1.l) 34'*, Sil% ?lo/. Mo/. 'A 7111% 

Lew wme 
($56"5 -$9 .500) ~3'*' 11% 3o"% Elilo/. 5M:, ,'1'*-

S11 = CHAS 2000 
h:l:ma om.:.qruy baaed ai n':f • lnoome ~08,)- $95,000 

2·. Bde y i.. a • :ed BS 62 )~ m 111:l and ever snd 1 ar 2 Der:E!Xi i'u.15.fhili 
3,. Small 'fsllll ea i.. a • led BS 2-4 ra.;.:fd Yklual:.. 
4. e fs:ri li;;; is d!!lin&rl es S er mnre lated ill!!r.id els 
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Overcrowding     
  People Percent 
Not Overcrowded (<1 person per room) 10,939 94.2 
Overcrowded (1.5 people per room) 304 2.6 
Very overcrowded (1.5+ people per room) 370 3.2 
Source: US Census, 2000     

 
 

 
 
 
Special Housing Needs 
In addition to overall housing needs, cities and counties must plan for the special housing needs of certain 
groups.  State law (65583(a)(6)) requires that several populations with special needs be addressed — 
homeless people, seniors, people with disabilities, large families, and female-headed households. The 
Housing Element should take into account any local factors that create an extraordinary need for housing, 
and should quantify those needs as well as possible. Farmworker housing is also required by State law to 
be addressed in local housing elements if it is a local need. There is no need for farmworker housing in 
Foster City so it is not included in this analysis. 
 
“Special Needs” groups include many persons in the community, from the homeless and those with 
substance abuse or domestic violence problems to lower income families who face economic challenges in 
finding housing.  While many persons in this broad group need permanent low income housing, others 
require more supportive environments and assistance. 
 
It should be noted that potential housing needs of farmworkers were assessed and determined not to be a 
need group of concern in Foster City. Farmworkers are specifically identified in housing element law as a 
special needs group. 
 
Seniors 
Elderly households can be defined, in part, by the age distribution and demographic projections of a 
community’s population. This identifies the maximum need for elderly housing.  Particular needs, such as 
the need for smaller and more efficient housing, for barrier-free and accessible housing, and for a wide 
variety of housing with health care and/or personal services should be addressed, as should providing a 
continuum of care as elderly households become less self-reliant.  
 
Most people realize that the population of seniors is growing, but few people realize how quickly. In order to 
meet the housing needs of older residents, we need to begin planning today. Consider the fact that a typical 

Overcrowded Households in Foster City (2000) 

Owner Renter Total Overcrowded 

Persons per Room Households Percent Households Percent Households Percent 

1.00 or less 6,983 97.7 3,956 88.6 10,939 94.2 

1.01 to 1.50 87 1.2 217 4.9 304 2.6 

1.51 or more 79 1.1 291 6.5 370 3.2 

TOTAL 7,149 100.0 4,464 100.0 11 ,613 100.0 

% Overcrowded by Tenure 166 2.3 508 11.4 674 5.8 

Source: 2000 U.S. Census of Population and Housing, Summary Tape File 3A- H20 Tenure by Occupants per Room . 
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housing development can take ten years from conception to grand opening. The time to begin planning is 
now. To be successful, we must first understand the challenges. Then, we can identify policies and 
programs to address the needs.  
 
The San Mateo Health Department recently completed a study on seniors and their major conclusions were: 
 
 The Senior population will increase rapidly by 72 percent by 2030, with older seniors seeing the 

largest growth. 
 
 In the year 2030, seniors will be more diverse than today, with the greatest increase in Latino and 

Pacific/Asian. Many of these seniors will be most comfortable speaking a language other than English.   
 
 Older working adults will, by and large, retire in the communities where they live now. The vast 

majority of foreign born seniors will not return to their countries of origin. 
 
 San Mateo County is an expensive place for seniors, and has the highest cost of living of anywhere 

in the state for seniors who rent. For single older adults, the cost is $27,550 a year and for a couple it is 
$37,362. 

 
 Most seniors, 93 percent in some surveys, prefer to age in place (stay in their homes as they 

age) (Source: AdvantAge Initiative)  
  
Source: San Mateo County Aging Model: Better Planning for Tomorrow, San Mateo County Department of 
Planning 
 
In past years, there has been a demographic bulge as the baby boomers have grown from childhood to 
adolescence to adulthood. Now they are approaching their senior years, with the oldest baby boomers 
turning 65 in 2011. For the next 20 years after this, the population of seniors will swell dramatically, 
increasing by 72 percent between now and 2030 (San Mateo County Health Department).  The increase in 
older seniors, over the age of 85, will be even more dramatic, rising 148 percent.  
 

 
 
The North County and Middle County will grow faster than the South County or Coastside.  
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The Latino and Asian/Pacific Islander senior populations will grow more quickly than the overall senior 
population. By the year 2030, Asians/Pacific Islanders will make up 32 percent of the county’s senior 
population and Latinos will make up another 16 percent of the total. Almost 45 percent of seniors in 2030 
will have been born in another country.  
 
It will be particularly important to understand the housing needs and preferences of these groups. Many of 
these seniors live with family and are more comfortable speaking in their native language. 
 
The best indicator of the future population of seniors is looking at people in their fifties. Most of these people 
will stay in their homes as they age. The San Mateo County workforce is diverse and consequently the 
senior population will be diverse. Very few seniors, even people who do not speak English well, will return to 
their native country to retire. 
 
San Mateo has the highest cost of living for seniors of anywhere in California. For single older adults, the 
cost is $27,550 a year and for a couple it is $37,362. Many low income seniors, especially renters, will be 
forced to leave the county for economic reasons.  
 

 
 
Senior home owners tend to be house rich and cash poor, meaning they have a lot of accumulated wealth, 
but it is inaccessible. In 2000, 35 percent of seniors were paying more than half of their income to rent 
(CHAS, HUD, 2008, based on Census 2000 data). Because income tends to decrease with age, and 

Change in Senior Population, Foster City 
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housing and medical costs tend to increase, this problem gets worse for older seniors. With the recent 
downturn in the stock market, this problem will be especially acute.  
 
The majority of seniors prefer to stay in their homes and will be looking for programs that allow them to do 
so. Some seniors, particularly those from cultures with close extended family ties, will prefer to live in the 
same home as their relatives. Second units are one option to do this.  
 
The San Mateo County Aging and Adult Services, a division of the County Health Services Agency, 
provides a wide range of services for seniors. These services are described in detail in the brochure, Help 
at Home, available in English, Spanish and Chinese. Either directly, or through its partners, the following 
services are provided: 
 
 Adult Day/Adult Day Health Care 
 Congregate Nutrition 
 Home Delivered Meals 
 Transportation 
 Caregiver Support and Respite 
 Alzheimer’s Day Care Resource Centers 
 Legal Assistance 
 HICAP (Health Insurance Counseling and Advocacy Project) 
 Case Management Programs (Underserved Populations) 
 Ombudsman Services 
 Health Promotion/Disease Prevention 
 Senior Employment 
 
Providing safe, healthy housing for seniors involves much more than just looking at houses. There are many 
aspects to making a community senior-friendly, including: 
 
 Ensuring safe, appropriate and desirable housing  
 Providing access to vital goods and services 
 Promoting social and civic engagement opportunities 
 Addressing health and wellness needs 
 
Most seniors, upwards of 90 percent, prefer to age in their home, and there are a number of services that 
make this possible. However, it is important to have a variety of housing options in the community for 
seniors to move to when they are ready.  
 
Many seniors will be mobility impaired at some point in their life, and most seniors would prefer to walk 
more and drive less (Surface Transportation Policy Partnership. Attitudes toward Walking, 2003). If 
communities are not set up for pedestrians and public transportation, seniors can become trapped in their 
homes. While not directly related to housing, it is important to provide opportunities for seniors to be 
engaged with the community. Approaches to address this need include: 
 
 Plan senior housing where it is easy and natural for seniors to be involved in the community.  
 Promote job and volunteer opportunities for seniors.  
 Ensure that there are cultural events for seniors. Considerations include time, location and topic.   
 Create an active senior center. 
 Develop opportunities for education/lifelong learning for seniors.  
 Provide congregate (group) meals. 
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Persons Living with Disabilities 
People with disabilities often have trouble finding housing. Relatively small physical obstacles, like a shower 
that requires a step, may make a house unusable. Many seniors have to move from their houses because 
of barriers like these. There are a number of policies that jurisdictions have pursued to make houses more 
accessible.  Ideas include: 
 
 Allow reasonable accommodations for disabilities – Develop simple procedures by which individuals can 

get permission to alter their houses to make them accessible (for instance, by adding a ramp). 
 Information and enforcement – Designate a staff person as the primary contact for disability issues. This 

person can disseminate information and investigate allegations of discrimination.  
 Promote universal design – Universal design refers to building in a way that makes it accessible to 

everyone – for instance, levels instead of knobs on doors make them easier to open.  
 Provide low interest loans to retrofit houses to increase their accessibility. 
 
The tables below show the portion of the population in Foster City living with some form of disability. 
 

Persons with Disabilities   
Type of Disability Number 
Unable to work because of disability 
(ages 16-64) 

1,589 

Able to work, but with disability (ages 
16-64) 

1,811 

Persons Age 65 Plus with a 
Disability 

1,724 

Total Persons with a Disability 5,239 

Source: US Census, 2000   
 
 

Disabilities for Seniors  
Type of Disability Number   

Total Disabilities for Ages 65 and Over 1,724 
 

Sensory Disability 286  
Physical disability 487 

 
Mental disability 282 

 
Self-care disability 223  
Go-outside-home disability 446   
Source: Census Bureau (2000 Census SF 3: P41) 

 
 
Large Households 
Large households, defined as households with five or more persons, have special housing needs. Large 
households tend to have difficulties purchasing housing, because large housing units are rarely affordable 
and rental units with three or more bedrooms are not common in Foster City. According to the 2000 
Census, the total number of households with 5 or more persons is 785, or about 7% of all households.  Of 
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those, 197 are renter households and 588 are owner households.  Thus, large households compose about 
4% of the renter-occupied units in the City, and about 8% of the owner-occupied units. 
 

Household Size by Tenure     
  1-4 Persons 5+ Persons  
Owner 92% 8% 
Renter 96% 4% 
TOTAL 93% 7% 
Source: US Census 2000 

 
 

Number of People       
Bedroom       
Type Owners Renters Total 
1 person 19% 31% 24% 
2 people 35% 38% 36% 
3 people 20% 17% 19% 
4 people 17% 10% 15% 
5 people 6% 4% 5% 
6+ people 2% 1% 2% 
TOTAL 100% 100% 100% 
    
    
Number of Bedrooms by Tenure       
Bedroom       
Type Owner Renter Total 
0 BR 1% 9% 4% 
1 BR 5% 41% 19% 
2 BR 20% 32% 25% 
3 BR 35% 10% 25% 
4 BR 32% 7% 22% 
5+ BR 8% 1% 5% 
TOTAL 1 100% 100% 
Source: US Census 2000       

 
 

Household Size by Housing Problems       
    Small Families Large Families All other households 
Renters Percent with any housing problem 38 53.1 36 
  Percent Cost Burdened 25.6 27.9 33.1 
Owners Percent with any housing problem 32 40.9 42.3 
  Percent Cost Burdened 29.8 40.9 42.3 
Source: State of the Cities Data Systems, CHAS Data  

 
 
Female-headed Households 
Female-headed households need affordable housing with day care and recreation programs on-site or 
nearby, in proximity to schools and with access to services. Households with female heads, like large 
households, may have difficulty in finding appropriate-sized housing. Despite fair housing laws and 
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programs, discrimination against children may make it more difficult for this group to find adequate housing.  
Women in the housing market, especially the elderly, and low and moderate income and single parents, 
face significant difficulties finding housing, and both ownership and rental units are extremely expensive 
relative to the incomes of many people in this population category.   
 
Based on the 2000 U.S. Census, it is estimated that about 14% of all households in Foster City are headed 
by women. The percent of female headed households in Foster City living under the poverty level was 8% 
in 2000, according to the U.S. Census. This is shown in the tables below. 
 

 
 
Homeless Needs 
In 2005-2006, a countywide group of diverse stakeholders undertook an intensive community-based 
planning process to develop a plan to end homelessness in San Mateo County. The end result – entitled 
“Housing Our People Effectively (HOPE): Ending Homelessness in San Mateo County” (“the HOPE Plan”) – 
lays out concrete strategies designed to end homelessness in our community within 10 years. The report 
incorporates the experiences and expertise of over 200 stakeholders, including members of the business, 
nonprofit and government sectors. These stakeholders met in working groups over a period of 12 months to 
develop the recommendations in the plan. Homeless and formerly homeless persons were represented in 
the working groups, as well as in several focus groups conducted in emergency shelters and transitional 
housing programs. The result of this year-long community planning process was the finalized HOPE Plan, 
which was completed in March 2006. The plan has been formally adopted by the San Mateo County Board 
of Supervisors and many of San Mateo County’s 21 jurisdictions. 
 
One of the key strategies for ending homelessness that is laid out in the HOPE Plan is to increase the 
supply of permanent affordable and supportive housing for people who are homeless and develop 
strategies to help them to move into permanent housing as rapidly as possible (a “housing first” or “rapid re-
housing” approach). The HOPE Plan intentionally made no recommendation to expand the supply of 
emergency or transitional housing. Although the HOPE planners recognized that there is a lack of needed 
resources throughout the housing continuum, including emergency and transitional housing, the greatest 
need and the most effective use of new and/or redirected resources is for creating and sustaining quality 
affordable housing and supportive housing. 
 
While there are no permanent emergency shelters, transitional housing or supportive housing for homeless 
in Foster City there are a number of scattered site/tenant-based voucher program which often have some 
units in Foster City. The exact location of these units change over time, but the methodology agreed to by 
the 21 Elements project allocates these units based on the average number of units in jurisdictions from 
January to October 2008. For this reason, at any given time it is estimated that there is one tenant based 
supportive housing unit and two shelter care program units.  The source of this information is the HOPE 

Female Headed H1M1seholds 

HIMlseholdel" Type 
Total Households 
Total Female Headed Householder.; 
Female Heads with Children under 18 
Female Heads without Children under 18 
Total Fanaes Under the Poverty Level 
Female Headed Households Under the Poverty Level 

Percent of Fa~ Under the Poverty Level 

Categoty of H1M1sehold Type 
Percent of Fanaes Under the Poverty Level 
Percent of Female Headed Households Under the Poverty Level 
Percent of Fanaes with Children Under the Poverty Level 

Save- I IS Ceos11s, ?COO 

Number 
11,611 
1,627 
3,074 
3,813 

131 
57 

Percent 
2% 
8% 
5% 
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Plan (San Mateo County’s 10-Year Plan to End Homelessness), which has been updated by the San Mateo 
County Human Services Agency, Center on Homelessness. Because these units are rarely available (long 
waiting lists, etc) none of these units are claimed in the analysis of available beds.  
 
Foster City is committed to expanding the resources for homeless individuals in the community, particularly 
the supply of permanent supportive housing. The chart below summarizes units currently under 
development or for which a funding source has been either secured or identified.  

New Units with Identified Funding   
Program 
Name 

Provider No. of 
Units 

Funding Source and Status 

Housing 
Readiness 
Program 

San 
Mateo 
County 
Housing 
Authority 

60 The Housing Authority has requested to convert 60 “welfare 
to work” tenant-based Section 8 vouchers for use by 
homeless people. The proposed program is awaiting final 
HUD approval and is expected to begin in 2009. 

Shelter Plus 
Care Program 

San 
Mateo 
County 
Housing 
Authority 

15 Each year San Mateo County is eligible to apply for about 3 
additional S+C units from HUD. Over the next five years, it is 
anticipated that 15 new tenant-based S+C vouchers will be 
added to the existing S+C program. 

Mental Health 
Services Act 
Housing 
Program 

San 
Mateo 
County 
Mental 
Health 

45 San Mateo County has been allocated funding from the State 
of California through the MHSA to create new supportive 
housing units for homeless people with mental illness.  
Mental Health is planning to issue RFPs for these housing 
dollars by the end of 2008 and expects to fund about 45 
units. These will be new construction or acquisition/rehab 
projects. Developers and locations are not yet known. 

TOTAL   120   
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Since none of these programs currently have identified sites, Foster City has estimated that one percent 
(one unit) will be located in the city. This number is based on the percentage of the county’s current 
inventory of supportive housing units that is located in the community.  
 
Homeless people in Foster City also have access to a wide range of supportive services designed to help 
them gain greater stability and self-sufficiency and to meet their physical and behavioral health needs. 
These services include: 
 
 

Provider/Program Services Provided Service Area 

Core Service Agencies 

Coastside Hope 
Information and referral, emergency assistance, 
rental and utility assistance Coastside 

Daly City Community Services Center 
Information and referral, emergency assistance, 
rental and utility assistance North County 

North Peninsula Neighborhood 
Services Center 

Information and referral, emergency assistance, 
rental and utility assistance North County 

Pacifica Resource Center 
Information and referral, emergency assistance, 
rental and utility assistance North County 

Samaritan House 
Information and referral, emergency assistance, 
rental and utility assistance Central County 

El Concilio Emergency Services 
Partnership 

Information and referral, emergency assistance, 
rental and utility assistance South County 

Fair Oaks Community Center 
Information and referral, emergency assistance, 
rental and utility assistance South County 

   
Emergency Assistance 

Salvation Army 
Emergency food and clothing; information and 
referrals 

North, Central, 
South County 

St. Vincent DePaul Society 
Emergency food and clothing; information and 
referrals; homeless help desks 

All County 
(Homeless help 
desks located in 
Redwood City, 
San Mateo, 
South SF) 

Puente Del Costa Sur 
Emergency food and clothing; information and 
referrals; Coastside 

Homeless Outreach 

Homeless Outreach Team (San 
Mateo County Human Services 
Agency/Shelter Network) 

Intensive street outreach with direct access to 
housing 

Downtown San 
Mateo 
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Mateo Lodge Mobile Support Team 
Mobile mental health services for homeless 
people with mental illness All County 

   
Health Services 

Mobile Health Clinic (San Mateo 
County Health Dept.) 

Health screening, immunization, etc. for low 
income and homeless people All County 

Provider/Program Services Provided Service Area 

Mental Health Services 

Mental Health Association of San 
Mateo County 

Mental health services for homeless people with 
mental illness All County 

San Mateo County Behavioral Health 
and Recover Services, Mental Health 
Access Team 

Information, assessment, consultation and 
referral All County 

   
Alcohol and Drug Services 
Asian-American Recovery Services Outpatient services All County 
Free At Last Outpatient and residential treatment All County 
Women’s Recovery Association Outpatient and residential treatment All County 
Palm Avenue Detoxification Program Drug and alcohol detox All County 

Latino Commission on Alcohol and 
Drug Abuse Services Residential treatment All County 
Project 90 Residential treatment All County 
   
Youth and Family Services 
Youth and Family Enrichment 
Services Services for homeless youth All County 

Family Resource Centers (San Mateo 
County Human Services Agency) 

Prevention and early intervention services at 
school sites throughout San Mateo County All County 

   
Domestic Violence Services 

CORA 
DV hotline, legal assistance, counseling, 
prevention services All County 
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The Salvation Army Voucher System Participating Local Motels (Used by Foster City Police 
Department — March 25, 2008) 
 

Redwood City 
Capri Motel  2380 El Camino Real, Redwood City  369-6221 
Garden Motel  1690 Broadway, Redwood City   366-4724 
Days Inn  2650 El Camino Real, Redwood City  369-9200 
 
San Carlos 
San Carlos Inn  1140 Morse Blvd., San Carlos   593-4198 
 
San Mateo 
Best Western  2940 S. Norfolk, San Mateo   (877) 722-3422 

 
Salvation Army Contact Information: 
 
1270 Marshall Street 
Redwood City, CA 
363-4643 
M – F 0800 to 1200 and 1300 to 1700 
Food available 0900 to 1200 Thursdays 
 
The homeless census done for San Mateo County estimates that there are an average of 14 unsheltered 
homeless people in Foster City at any given point in time, and no sheltered homeless people.  
 
A significant number of homeless people in the community have disabilities and therefore need services 
such as health, mental health, and substance abuse treatment. A more detailed breakdown that includes 
number of adults without children, adults with children and number of children can be found in the San 
Mateo 2007 Homeless Census and Survey.  
 
The charts below provide a breakdown of the homeless population into subpopulations based on service 
needs.  
 

Homeless Subpopulations   
Age 
Age Range Percent 
18-21 years 3% 
22-30 years 15% 
31-40 years 22% 
41-50 years 32% 
51-60 years 23% 
More than 60 years 5% 
  
Race/Ethnicity Percent 
White/Caucasian 41% 
Black/African American 31% 
Hispanic/Latino 17% 
Asian 3% 
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Pacific Islander 2% 
American Indian/Alaskan Native 1% 
Other/Multi-ethnic 4% 
 
Gender 

Percent 

Male 66% 
Female 34% 
Transgender 0% 
Total 100% 
  
Subpopulation/Service Needs Percent 
Veteran of US Armed Forces 73% 
Mental Illness 33% 
Substance Abuse (alcohol and/or drug) 39% 
Both Mental Illness and Substance Abuse 13% 

HIV/AIDS 2% 
Chronic Health Condition 28% 
Developmental Disability 12% 
Physical Disability 35% 
Domestic/Partner Violence or Abuse 7% 

 
The Homeless Survey did not ask respondents to indicate whether they were runaway youth, emancipated 
foster youth or “transitional age” youth (i.e., ages 18-25), so no data is available on those subpopulations.  
 
Source: This data is drawn from the 2007 San Mateo County Homeless Census and Survey, Final Report, 
issued in May 2008, and represents the results of a one-night homeless census conducted by the San 
Mateo County Human Services Agency, Center on Homelessness on January 30th, 2007 and a homeless 
survey conducted in January and February 2007. 
 
Assessment of Unmet Year Round Need for Emergency Shelter 
The homeless census done for San Mateo County indicates that Foster City needs a total of 13 year-round 
emergency shelter beds to meet the need of the 14 unsheltered homeless people in the community. This is 
based on the homeless count of 14 minus Foster City’s share of units for which there is identified funding, 
one unit.  
 
This methodology is consistent with best practices in the field of homeless housing and services, and HUD 
publications on estimating the numbers of homeless people and unmet need for housing, and has been 
recommended by consultants to the San Mateo County Housing Element Update Consortium’s “21 
Elements” project. 
 
Assessment of Seasonal Need for Emergency Shelter 
There is no data presently available documenting the increased level of demand for shelter in San Mateo 
County during particular times of the year. Due to the relatively mild climate, the only time of year when 
increased demand appears to be a factor is during the winter months (December to February).  During 
extremely cold periods, some shelters set up additional cots to accommodate increased demand for shelter, 
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and the County periodically opens special “warming shelters” during extended cold spells. Anecdotal 
evidence suggests that this additional capacity is sufficient to meet the need during these periods.  
 
Additionally, it should be noted that the biannual homeless count always takes place in the last week of 
January, which is a period of time when demand for shelter typically is at its highest.  Since the year-round 
need described above is based on that biannual count, therefore it is anticipated that the seasonal need for 
emergency shelter is no greater than the year-round need. 
 
Assessment of Unmet Need for Supportive Housing 
As part of the planning process for the HOPE Plan, a working group was convened to develop an estimate 
of the number of supportive housing units that would have to be developed to meet the housing needs of all 
the homeless people in San Mateo County. This working group drew from best practices in the field of 
supportive housing as well as the expertise of local housing and shelter providers to develop their 
methodology. The HOPE Plan projects an unmet need for 2,500 supportive housing units in San Mateo 
County over the ten-year period of the plan (2006-2015), consisting of 1,682 units for homeless people and 
818 units for people at risk of homelessness.  In the first two years of HOPE implementation, 109 new units 
have been created, resulting in a revised unmet need of 2,391 units.  
  
This current unmet need for 2,391 supportive housing units breaks down as follows: 
  
• 1,648 units of supportive housing for homeless people (131 family units and 1,517 units for single 

people) 
• 743 units of supportive housing for people at risk of homelessness (280 family units and 463 units for 

single people) 
  
Because Foster City has one percent of the unsheltered homeless in the county, it is estimated there is a 
need for 24 supportive housing units, with seven of these aimed at people at risk for homelessness.  
 
The HOPE plan prioritizes supportive housing over transitional housing, and does not identify a specific 
need for more transitional units. 
 
 
Assisted Rental Housing “At Risk” of Conversion 
 
Introduction 
State law requires the analysis of, and a program for, preserving assisted housing developments and at-risk 
units that could be lost over the next ten years and adequately planning for preventing or minimizing tenant 
displacement and reduction in the local affordable housing stock. New affordable rental units developed 
during the 1999-2006 period replaced 17 moderate rate units at Marina Green that expired and converted to 
market rate units. Currently, there are no housing developments “at risk” during the 2009-2019 time period 
in Foster City. Specific developments include: 
 
Hillsdale/Gull: In perpetuity 
Marlin Cove: In perpetuity 
Foster’s Landing: December 31, 2020, plus some units until 2023 
Metro Senior Housing Affordable Housing Covenant: 2050 
 
In order to conserve the existing affordable housing stock that is not in formal affordable housing programs, 
the Housing Element includes the following programs: 
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 Continue the restrictions on conversion of apartments to condominiums contained in Chapter 17.76 of 
the Foster City Municipal Code. 

 Continue to work with the Tri-County Apartment Association as a vehicle to moderate rent increases and 
to resolve rental disputes. 

 Continue the City's financial contribution to, and encourage resident use of, the Peninsula Conflict 
Resolution Center as a vehicle to resolve rental disputes. 

 Provide rental subsidies to qualified households. 
 
The City plans to work with the owners of existing rental projects to provide as many subsidized rental units 
as possible. While this does not, in and of itself, create new units, this program has the potential to provide 
a substantial number of additional units that are affordable to low and very low income households.  
At-risk units are defined as multifamily rental housing complexes that receive government assistance and 
which are eligible to convert to market-rate due to the expiration of some types of affordability restrictions, 
such as termination of subsidy contract, mortgage prepayment, or expiring use restrictions. The following at-
risk analysis covers the 10 year10-year period between 2015 and 2025.  
 
Inventory of Affordable Rental Housing Units Receiving Government Assistance  
The following table inventories all the government assisted rental properties in the City, not including 
Section 8 vouchers used for individual unit rental subsidies whichsubsidies that are dispersed throughout 
the City. 
 

Government Assisted Rental Properties in Foster City 
Name of Project Address Target Group Target Level Assisted Units 
Fosters Landing Bounty Drive Small & Large 

Families, Elderly 
Very low, low, 

moderate 
74 

Metro Senior 
Apartments 

101 Town Green 
Ln. & 100 Village 
Ln. 

Elderly Very low, low 60 

Marlin Cove 1000 Foster City 
Blvd. 

General Very low, 
moderate 

84 

Miramar 1288 E. Hillsdale 
Blvd. 

General Very low, 
moderate 

48 

Triton Plaza One & Three 
Plaza View Lane 

General Very low, low, 
moderate 

60 

Existing Unit 
Purchase 
Program 

Various Large families Very low, low 6 

TOTAL    332 
 

The following table inventories the publicly assisted complexes and their dates of expiration.  
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Dates of Expiration of Affordable Housing Assistance 
Name of Project Type(s) of Assistance* First Expiration Date Type of Conversion 

Risk 
Fosters Landing RDA subsidy payments 1/1/2021** Restriction Expiration 
Metro Senior 
Apartments 

RDA Covenant 
Bonds 

7/25/2050 Restriction Expiration 

Marlin Cove RDA Agency Grant & 
subsidy payments 
Bonds 

RDA: Perpetuity 
Bonds: 2055 

Not at Risk 

Miramar RDA Agency Grant 
Tax Credits 

RDA: Perpetuity 
Tax Credits: 2032 

Not at Risk 

Triton Plaza RDA Agency Subsidy 8/19/2068 Restriction Expiration 
Existing Unit Purchase 
Program 

RDA purchase & 
administration  

None (not deed 
restricted) 

Subject to City Council 
decision to sell 

*RDA = Redevelopment Agency 
**Until December 31, 2020, Fosters Landing must provide 74 below market rate units. The requirements then taper 
down, with fewer units each year, ending December 31, 2023.  
 
Identification of Rental Units At-Risk of Conversion to Market Rate 
The majority of Foster City’s affordable housing inventory is at a low-risk with many of the existing 
developments secure in perpetuity. However, Foster’s Landing, a large development for families and elderly 
residents with 74 affordable units, has a restriction agreement that will begin to expire on December 31, 
2020. By January 2024, the developer will not be required to have any affordable units. These 74 units are 
considered to be at risk for conversion to market rate within the next ten years.  
 

Fosters Landing Affordable Housing Obligations 
 To 12/31/20 1/1/21-

12/31/21 
1/1/22-

12/31/22 
1/1/23-

12/31/23 
Very low-Elderly 11 0 0 0 
Very low-Families  
(4 or fewer) 

16 0 0 0 

Very low-Large Families  3 0 0 0 
Low or Moderate-Elderly 16 8 7 4 
Low or Moderate-Families  
(5 or more) 

23 13 11 5 

Low or Moderate-Large Families 
(5 or more) 

5 3 2 1 

TOTAL 74 24 20 10 
 
Preservation of Existing At-Risk Affordable Housing Stock 
California state law requires that housing elements analyze options to preserve at-risk units. The following 
analysis compares various preservation methods and their costs. 
 
 Acquisition. One method to preserve affordable housing for the long term is to acquire the at-risk units or 
acquire a covenant restricting the units and partner with a local non-profit organization to manage the units. 
Another approach would be to acquire an equivalent number of units at another location and apply similar 
affordability restrictions  torestrictions to replace the at-risk units.  
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The 2013 sale of the Harbor Cove Apartments provides a benchmark to use for estimating the current 
market value of the 74 affordable at-risk units at Fosters Landing. Harbor Cove sold for $138 million for 400 
units, or $345,000 per unit.  The mix of one- and two-bedroom units is similar to Fosters Landing.  
 

Market Value of At-Risk Multi-family Rental Units 
 

1Based on $138 million 2013 sales price for 400 units at Harbor Cove  
 

Rental Assistance.  Another method to preserve at-risk units is to substitute Section 8 or other rental 
subsidy funding. Such funding is not currently unavailable and new funding sources would need to be 
secured. The City of Foster City does not have funds available to subsidize the rent for tenants to remain in 
their current at-risk units. The estimated total annual subsidy to maintain the units for very low-income 
households is estimated to be approximately $1,100,000 as indicated in the table below. 
 

Rent Subsidies Required to Preserve At-Risk Multi-Family Rental Units in Fosters Landing 
UNIT 
TYPE 

#UNITS AVG BMR 
RENT1 

BMR RENTAL 
INCOME 

AVG MARKET 
RENT2 

MARKET 
RENTAL 
INCOME 

RENT 
DIFFERENTIAL 

VL 1BR 27  $           914   $        24,678   $        2,267   $        61,209   $               36,531  
VL 2 BR 17  $        1,007   $        17,119   $        3,109   $        52,853   $               35,734  
MOD 1BR 19  $        1,797   $        34,143   $        2,267   $        43,073   $                 8,930  
MOD 2 BR 11  $        2,139   $        23,529   $        3,109   $        34,199   $               10,670  
Total  74   $        99,469    $     191,334   $               91,865  
Year 2013 
Total 

     $1,102,3801 

1Based on typical 2013 Below Market Rate (BMR) rents calculated pursuant to current methodology at 30% of the 
income limit for the category, less a utility allowance. Under Fosters Landing 1986 Affordable Housing Covenant, an 
older methodology is used, calculating each unit’s rent at 30% of the household’s income.  
2Typical market rents for 2013 at Fosters Landing. 
 
Construction of Replacement Units.  When preservation is not feasible, the City may also consider the cost 
of producing new low-income housing units. The construction of new housing can vary greatly depending on 
location, density, unit size, construction material and on-site and off-site improvements. As indicated in the 
table below, assuming a development cost of $485/sq. ft., the estimated cost to replace 74 affordable at-risk 
units would be approximately $31 million.   
 

Estimated Replacement Cost of Fosters Landing Units  
Average Unit Size Number of Units Sq. Ft. Development 

Cost per Unit 
Total Cost of 
Replacement 

1 BR 46 725 $351,625 $16,174,750 

2 BR 28 1100 $533,500 $14,938,000 

Total    $31,112,750 

Source: Cost of $485/sq. ft. from Strategic Economics & Vernazza Wolfe, May 27, 2014.  

Fosters Landing At-
Risk Units 74 

Per Unit Market Value1 $345,000 

Estimated Market Value $25,530,000 
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The per unit replacement cost is similar to the per unit cost to produce a unit of affordable housing 
estimated by ABAG in “Affordable Housing Funding Gap Analysis,” published February 19, 2014. The 
ABAG study estimated the range of cost per unit from $223,000 to $611,000 with an average of $349,000 
per unit, based on a survey of 27 affordable housing developments built in the Bay Area between 2007-
2012 representing a variety of project types.  
 
Resources to Preserve At-Risk Units 
Efforts by the City to retain affordable housing must be able to draw upon two basic types of preservation 
resources: organizational and financial.  Pursuant to California Government Code Section 65863.11, 
owners of government-assisted projects cannot terminate subsidy contracts, prepay a federally-assisted 
mortgage, or discontinue use restrictions without first providing an exclusive Notice of Opportunity to Submit 
an Offer to Purchase. This Notice is required to be sent to Qualified Entities at least twelve months prior to 
sale or termination of use restrictions. Qualified Entities are nonprofit or for profit organizations or individuals 
that agree to maintain the long-term affordability of projects.  

HCD maintains a list of Qualified Entities who are interested in purchasing government-subsidized 
multifamily housing projects. The list is periodically updated.  

With the dissolution of redevelopment agencies, a primary source or potential funding for preservation of at-
risk units was eliminated. The ABAG study, “Affordable Housing Funding Gap Analysis” lists the “top ten” 
out of 47 total sources of funding for housing subsidy in the 27 sample projects they studied as indicated in 
the table below. 

Top Ten Sources of Subsidy for Affordable Housing 

Name of Source Level 
4% Low Income Housing Tax Credit (LHHTC) 

 
Federal 

9% LHHTC 

 
Federal 

Tax Exempt Bonds (TEBs) 

 
Federal 

Other Local 

 
Local 

Multifamily Housing Program (MHP) 

 
State 

Redevelopment Agencies (RDA) – no longer 
available 

 

Local 

ARRA (American Recovery and Reinvestment Act) 
 Federal 

TEBs (perm) 
 Federal 

Tax Exempt Loans 
 Federal 

Section 202 

 
Federal 

Source: Affordable Housing Funding Gap Analysis, ABAG, 2/19/14 

http://www.hcd.ca.gov/hpd/hrc/tech/presrv/presvlaw_010111.pdf
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Programs to Preserve At-Risk Units 
Foster City has been successful in preserving the majority of the low-income housing inventory and will look 
to further increase the affordable housing stock, including finding or developing a source of funding to assist 
with preservation.  Programs include: 
 

. H-D-8-a  Housing Impact Fee.  Conduct the necessary nexus study to enable the City to 
consider adoption of housing impact fees on new development as a way to provide 
funding for affordable housing programs. Target: 2015. Community Development 
Department. 

 
H-D-8-b Local, State and Federal Funding for Affordable Housing. Monitor the availability 

of other sources of local, state or federal funding that could be used to provide 
funding for affordable housing programs. Target: Ongoing. Responsible Agency: 
Community Development Department. 

 
H-E-5-b New Agreements for Affordability of Existing Rental Units. If a source of funding 

can be identified, work with owners of existing rental units to include or extend 
affordability agreements. Target: 2018. Responsible Agency: Community 
Development Department. 

 
H-E-5-c Adopt Notice Requirements for “At Risk” Units. Adopt an ordinance requiring a 

one-year notice to tenants of existing affordable rental units that affordability 
restrictions are due to expire. Target: 2018. Responsible Agency: Community 
Development Department. 

 
H-E-5-d Minimize Impacts of Expiration of Affordability Covenants. Work with landlords, 

tenants and other agencies prior to the expiration of affordability covenants to 
minimize the impacts of the expiration of affordability covenants through extension of 
affordability covenants, use of rental vouchers, preference at other affordable housing 
sites or other means. Target: 2018. Responsible Agency: Community Development 
Department. 

 
H-E-5-e Affordable Housing Preference for Displaced Residents. Consider an amendment 

of the affordable housing preferences adopted by City Resolution 2000-123 to include 
tenants displaced by termination of affordability restrictions. Target: 2018. 
Responsible Agency: Community Development Department 

 
Review of the Current Housing Element 
The City has achieved many of the implementing action programs set out in the 2001 Housing Element. In 
some cases, time and opportunity hindered the accomplishment of some programs. Attached is a matrix 
that lists all of the Housing Element policies/programs, and describes whether the policy/program has been 
achieved and if it should be retained, deleted or modified.  In this section, the focus is on the particular 
successes of the 2001 Housing Element that should be carried forward and the lessons to be learned from 
the action programs not achieved. The tables below provide the policy/program number, the page on which 
the policy/program is located in the matrix, and a summary of the results. 
 
Key Accomplishments of the 2001 Housing Element 
Among the most effective programs implemented during the planning period to meet these regional and 
community needs were: 
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(1) The City initiated the Marlin Cove and Hillsdale/Gull Redevelopment Project Areas and completed the 
General Plan Amendment, Rezoning and Environmental Impact Report.  After these approvals were 
completed, developers were selected and the Community Development Agency (COA) contributed $10 
million to make these developments feasible.  The projects resulted in 439 units. 

 
(2) The City worked with the owners of the 5A Rent-A-Space site to develop a plan for housing on the site.  

Plans for the site were reviewed by the Planning Commission on several occasions, and the applicant 
was close to developing a viable plan for the site.  In 2007, the applicant withdrew the proposal, citing 
financial issues.  Although the site was not rezoned for housing, this should be considered a success 
from the City’s perspective, as the City worked extensively with the owners to develop housing on the 
site.  Withdrawal of the project was due to factors outside the City’s control. 

 
(3) Over the 1999-2006 planning period, the City was required to plan for 690 units. During that time, the 

City added 533 dwelling units, which equates to 77% of the total housing need.  The numbers of 
households added may be below the Housing Element targets, but during the planning period the city 
laid more groundwork for maintaining the City's residential quality and supporting affordable housing 
than with any other Housing Element implementation program. 

 
(4) Of the total units constructed, 96 were designated for very low income households.  This equals 92% 

of very low income need.   
 
(5) Among the major accomplishments was the redevelopment of the Marlin Cove Shopping Center, which 

included 280 residential units.  Another major accomplishment was the Miramar development, which 
included 159 units. Both projects included 30% very low and moderate income units.  Marlin Cove 
provided 56 very low income units and 28 moderate income units.  Miramar provided 32 very low 
income units and 16 moderate income units. 

 
(6) In 2004, the CDA modified the First-Time Homebuyer program to obtain approval from CalHFA to 

"partner" with the First Time Homebuyer program. Through the First-time Homebuyer Mortgage 
program, funding from the Community Development Agency is often combined with funding from other 
regional or state programs to create a more affordable purchase. The CDA has contributed $100,000 
per year to the First-Time Homebuyer Program.  

 
(7) In 2006, the City joined the Housing Endowment and Regional Trust (HEART), which raises funds from 

public and private sources to meet critical housing needs in San Mateo County. 
 
(8) The City has continued its relationship with the HIP Homeshare Program, which matches people into 

shared housing arrangements. Approximately 15-25 people are matched each year.   
(9) State law requires that within residential projects in redevelopment project areas, the area must 

provide at least 15% of affordable units.  This goal was exceeded in the Marlin Cove and Miramar 
projects, which provided 30% at affordable income levels instead of the minimum 15%, through the use 
of Community Development Agency (CDA) funds. 

 
(10) The City has used the redevelopment Housing Fund to leverage the development of affordable units. 

In Fiscal Year 2007-2008, total Housing Fund expenditures totaled $1.454 million.  This includes 
existing housing programs and ongoing subsidies pursuant to agreements for Fosters Landing, Marlin 
Cove and Miramar (Hillsdale/Gull Project Area). The Agency’s Implementation Plan for 2005-2010 
projects Housing Fund spending of $17.5 million over the 2005-2010 time periods.  

 
(11) The CDA has continued to acquire properties to be leased to very low  and low income families.  The 

CDA now owns seven units.   
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(12) The First Time Homebuyer loans provide a 30-year 2nd mortgage at 3% interest with the interest and 

payments deferred for the first 5 years.  As of December 31, 2008, a total of 29 loans have been made, 
with 16 loans still outstanding.  A total of $1.775M has been loaned, with $650K repaid and $1.110M in 
the 16 loans still outstanding. 

 
(13) New affordable rental units developed during the 1999-2006 period replaced 17 moderate rate units at 

Marina Green that expired and converted to market rate units. 
 
A comprehensive review of each program contained in the 2001 Housing Element is included in Appendix 
A. The recommendations concerning these programs are also included. Most of the programs have been 
successful, and are being carried forward in this Housing Element. This also includes the goals and most of 
the policies. 
 
Regional Housing Needs Allocation (RHNA) 
Within each Housing Element, the State mandates that local governments plan for their share of the 
region’s housing need for all income categories. In the case of the San Francisco Bay Area, the Association 
of Bay Area Governments (ABAG) and the State Housing and Community Development Department (HCD) 
determine the number of housing units that should be produced in the region.  This determination of need is 
primarily based on estimated job growth. ABAG then allocates that need for each jurisdiction.  
 
State law regarding Housing Elements was changed in 2004 to allow cities within a county to join together 
to form a “sub-region,” which would administer the State mandated RHNA process at the local level.  This 
law allows the sub-region to receive the sub-regional collective housing allocation from ABAG and then 
decide on and implement its own methodology to apportion the allocation among the member cities and 
county.  In turnSan Mateo County, the sub-regional RHNA process will behas been used to establish the 
housing need numbers for each jurisdiction’s Housing Element update for 2009both the 2007-2014 and 
2015-2023 Housing Element planning periods.   
 
For the current Housing Element update, the County of San Mateo, in partnership with all twenty cities in 
the County, formed a sub-region responsible for completing its own RHNA process.  At its meeting of July 
17, 2006February 22, 2011, the City Council authorized Foster City to participate in the Countywide sub-
region.  
 
The San Mateo County sub-region considered several methods for allocating the RHNA to its member 
jurisdictions.  The San Mateo County sub-region adopted a draft methodology and submitted it to ABAG on 
December 22, 2006July 26, 2012.  A formal Public Hearing was held by the RHNA Policy Advisory 
Committee (PAC) on February 22, 2007. The final methodology was approved by the RHNA PAC on March 
22, 2007 and submitted to ABAG on March 27, 2007.   
 
Based on the allocation methodology approved in March 2007, the San Mateo sub-region then apportioned 
the housing need to the individual jurisdictions.  The adopted sub-regional methodology, similar to ABAG’s 
methodology for the current and previous RHNA processes, uses weighted factors to develop mathematical 
equations.  Weighted factors include household growth, employment growth, household/employment growth 
near transit, and regional income allocations.   These factors are derived using demographic information, 
projections, regulations, objectives and policies.  The sub-regional allocations are then distributed using 
these weighted factors for the individual cities.   
 
At their meeting on October 15, 2007December 17, 2012, the City Council adopted a resolution accepting 
the assigned housing share of 486 430 units for Foster City for the 2007-20142014-2022 (for the 2015-2023 
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planning period).  In addition to determining each jurisdiction’s overall housing allocation, the units are also 
required to be distributed according to income level (e.g., very low, low, and moderate).    
 
The State limits for the low-, very low-, and moderate-income categories are derived from the income limits 
updated annually by the U.S. Department of Housing and Urban Development (HUD) and the California 
Department of Housing and Community Development (HCD).  The income limits are based on the median 
income for the County and are adjusted for household size.  Very low-income is defined as a household 
earning less than 50% of the median income.  Low-income is defined as a household earning 50-80% of the 
median income.  Moderate-income is a household earning 80-120% of the median income.  For San Mateo 
County in 20092014, the median income for a family of four is $96,800103,000.  Because San Mateo 
County is considered a high cost area, HUD and HCD makes some adjustments when calculating the 
income limits, which results in the very-low income and low incomelow-income limits actually being higher 
than 50% and 80% of the median income, respectively.  
 
Below is a summary of the very low, low and moderate income levels, based on household size, for San 
Mateo County. 
 
 

San Mateo County Income Limits for 2009       
 Household size 
Income Category 1 2 3 4 5 
  Very Low  $39,600 $45,250 $50,900 $56,550 $61,050 
  Low  $63,350 $72,400 $81,450 $90,500 $97,700 
  Median $67,750 $77,450 $87,100 $96,800 $104,550 
  Moderate  $81,300 $92,900 $104,550 $116,150 $125,450 

 
2014 Income Limits for San Mateo County (HCD) 

Income 
Category 

Number of Persons in Household 
1 2 3 4 5 6 

Extremely Low 23,750 27,150 30,550 33,950 36,650 39,400 
Very Low 
Income 

39,600 45,250 50,990 56,550 61,050 65,600 

Low Income 63,350 72,400 81,450 90,500 97,700 104,950 
Median Income 72,100 82,400 92,700 103,000 111,250 119,500 

Moderate 
Income 

86,500 98,900 111,250 123,600 133,500 143,400 

 
Below is a breakdown of the previous and current Housing Element allocations for Foster City: 

Regional Housing Needs Allocation 
(2007-2014 and 2014-2022) 

Regional Housing Needs 
Allocation 

  

(1999-2006 and 2007-2014)       
 1999-20062007-2014 2007-20142014-2022 
Income Level Units Percent Units Percent 
Very Low   96111 1423% 111148 2334% 
Low  5380 816% 8087 1620% 
Moderate  16694 2420% 9476 2018% 
Above Moderate  375201 5441% 201119 4128% 
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Total 690486 100% 486430 100% 
 
As shown above, approximately 39 54 percent of all housing is required to be affordable to low- and very 
low-income households.  The percentage of affordable housing being required is significantly higher than 
required for the last Housing Element.   
 

 
 

In addition, it is estimated that 50% of the City’s Very Low Income housing need for the 2007-20142015-
2023 time period will be for households earning less than 30% of median income (considered “Extremely 
Low Income” per the definitions). Thus, the number of extremely low incomelow-income households 
needing housing for the 2007-20142015-2023 planning period, is estimated at 5674 units.  Housing types 
available and suitable for Extremely Low Income households include apartments, emergency shelters, 
supportive housing and transitional housing.  The Housing Element includes several programs to address 
Extremely Low Income housing needs — including rental assistance programs, Permanent 
Supportive/Transitional Housing, the Existing Unit Purchase Program,  and the Homeshare Program and 
the Policy H-F-1-b to consider adoption of an Anti-Discrimination Ordinance. 
 
New Housing (Available Land Inventory) 

I- I-

San Mateo County Regional Housing Needs Allocation (RHNA) for 2007 - 2014 

Extremely Ve Low Low 
Subtotal 

Moderate 
Above 

Total 
Jurisdiction Low Income ry Lower Moderate 

(ELI)** Income Income 
Income 

Income 
Income 

Units 

Atherton 10 19 14 33 16 34 83 
Belmont 46 91 65 156 77 166 399 
Brisbane 46 91 66 157 77 167 401 
Burlingame 74 148 107 255 125 270 650 
Colma 8 15 11 26 13 26 65 
Daly City 138 275 198 473 233 501 1,207 
East Palo Alto 72 144 103 247 122 261 630 
Foster City 56 111 80 191 94 201 486 

11 .4% 22.8% 16.5% 39.3% 19.3% 41.4% 100.0% 
Half Moon Bay 32 63 45 108 53 115 276 
Hillsborough 10 20 14 34 17 35 86 
Menlo Park 113 226 163 389 192 412 993 
Millbrae 52 103 74 177 87 188 452 
Pacifica 32 63 45 108 53 114 275 
Portola Valley 9 17 12 29 14 31 74 
Redwood City 211 422 304 726 358 772 1,856 
San Bruno 111 222 160 382 188 403 973 
San Carlos 69 137 98 235 116 248 599 
San Mateo 348 695 500 1,195 589 1,267 3,051 
South San Francisco 187 373 268 64-1 315 679 1,635 
Woodside 5 10 7 17 8 16 41 
Unincorporated 172 343 247 590 291 625 1,506 

Countywide Total 1,794 3,588 2,581 6,169 3,038 6,531 15,739 
Countywide Percent 11-4% 22.8% 16.4% 39-2% 19.3% 41.5% 100.0% 

-unless other data are used, Extremely La.v Income (ELI) need equals 50% of Very La.v Income Need 

Source: Associatioo of Bay Area Governments (May, 2008) 

bttp·{lwww abag ca govlplanninglbwsingoeeds/pdfs/Final Bl:ll'llA pdf 
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State law requires that the Housing Element identify housing opportunities for each jurisdiction’s share of 
the region’s housing needs.  Given the pipeline of projects under construction, under review and potential 
for increased density at existing apartment developments, staff believes that the City will have the capacity 
to meet the 486 430 units required of Foster City, as well as provide the needed units in the income 
categories specified in the RHNA.  Increased density at existing apartment developments is allowed under 
the current zoning regulations through the use of density bonus with additional density allowed pursuant to 
the proposed Affordable Housing Overlay (AHO) zone discussed later in this section.  The Mirabella project 
is proposed to have 440 units and Pilgrim-Triton can have a total of 730 units, of which 597 units can 
counted toward the RHNA for 2007-2014 planning period (the remaining 133 units were assigned RHNA for 
the 2001 Housing Element).  This creates a total capacity for the 2007-2014 planning period of 1,037 units, 
which is more than sufficient to accommodate Foster City’s housing allocation. 
 
Approved Housing Developments 
A portion of Foster City’s RHNA will be met by housing developments that are already approved and/or 
under construction.  Jurisdictions may count units approved or constructed since January 1, 2014 toward 
the RHNA for the 2015-2023 planning period. For Foster City, this will include the remaining three phases of 
the Pilgrim Triton Master Plan (Triton Pointe, Waverly and Phase C) and the Foster Square development, 
which together will produce 820 housing units, with including 20% affordableof those units being affordable. 
In addition, six second units, which are allowed “by right” are projected in the R-1 District, bringing the total 
to 826 housing units.  
 
The City is also required to demonstrate how units will be provided according to income level (e.g., very low, 
low, and moderate).  Housing Element Program H-E-2-a requires twenty percent of units developed in the 
City to be affordable to very low-, low- or moderate-income households. Based on development agreements 
that obligate the developers of Pilgrim Triton and Foster Square to provide affordable housing, plus the 
anticipated six second units, 158 affordable units are projected.1,037 units, and anticipated through 
implementation of Housing Element programs, the City can expect at least 285 units to be affordable to 
these households.  The RHNA requires that Foster City plan for 285 units for these income groups.  Thus, 
the City’s RHNA, including affordable units, can be provided on Mirabella and Pilgrim-Triton sites. 
 
Below is a summary of the sites available already approved for new housing.  
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Sites Approved for New Housing 
Name/APN General 

Plan 
Zoning1 Density 

Allowed 
Min  Max 

Acres Realistic 
Capacity 

Infrastructure Existing 
Use/ 
Constraints 

P
D
A 

Potential 
CEQA 
Stream-
lining 

Triton Pointe-
094-010-510 

Service 
Comm. W 
Housing 

CM/PD 166 3.4 166 Sufficient to 
serve 
proposed land 
use with 
mitigation 
identified in 
EIR 

Under 
construction 

no Pilgrim 
Triton EIR 

Waverly-094-
010-570 

Service 
Comm. 
with 
Housing 

CM/PD 240 6.3 240 Sufficient to 
serve 
proposed land 
use with 
mitigation 
identified in 
EIR 

Light 
industrial & 
office 

no
No 

Pilgrim 
Triton EIR 

Pilgrim Triton 
Phase C-
094-010-520 

Service 
Comm. 
with 
Housing 

CM/PD 17 3.6 17 Sufficient to 
serve 
proposed land 
use with 
mitigation 
identified in 
EIR 

Light 
industrial & 
office 

no
No 

Pilgrim 
Triton EIR 

Foster 
Square 

Civic 
Center 
Mixed Use 

CM/PD/
SHO 

397 15 397 Sufficient to 
serve 
proposed land 
use with 
mitigation 
identified in 
EIR 

vacantVacan
t 

no
No 

Foster 
Square EIR 

Second Units Single-
Family 
Residential 

R-1 6 varies
Varie
s 

6 Sufficient Single-family no
No 

Exempt 

TOTAL   826       
1See table on page 4-38 for an explanation of zoning districts. 

 

 
Site 1 is Pilgrim-Triton and Site 2 is Mirabella 
 
The table on the following pagebelow provides a breakdown of units according to income level from the 
Mirabella and Pilgrim-Tritonapproved projects.   
 

RHNA and Approved Project Units by Income Level 
Project Units by 
Income Level 

    

APN/ Allowable GP Realistic Unit Infrastructure Eviron 
Site Location Zone Density Designation Acres Capacity Existing Use Capacity Constraints 

Office, 
Warehouse, Light 

094-010-680 Industrial, non- Sufficient to serve 
094-010-520 Commercial Mix- retail commercial, proposed land use 
094-010-560 Planned Approved@ 794Units storage, change with mitigation 
094-010-570 De ment 38du/ac 20.75 roved showroom idenfitied in EIR Miti ated 

Sufficient to serve 
proposed land use 

Approved@ Public and change with mitigation 
"d 
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 Units Approved: Very Low Low Moderate Above-
Moderate 

TOTAL 

Units projected:      
Triton Pointe (Pilgrim Triton 
Phase D) 

10 18 5 133 166 

Waverly (Pilgrim Triton Phase 
B) 

8 31 9 192 240 

Pilgrim Triton Phase C* 2 2 1 12 17 
Foster Square 66 0 0 331 397 
Second Units (Projected) 4 1 1 0 6 
  Mirabella 70   370 440 
  Pilgrim-Triton* 41 80       25 451 597 
TOTAL 11190 8052        2516 821668 1037826 
ABAG Housing Needs 111148 8087         9476 201119 486430 
Percent of Need Met 10061% 10060%  2721% 408561% 174192% 
Remaining Units Needed 
(Surplus) 

58 35 60 (549) (396) 

* The breakdown of affordable units in the Pilgrim-Triton development has not been determined and will be negotiated 
with each phase. 
*Pilgrim Triton Phase C is designated for 17 units by the Pilgrim Triton Master Plan but has not yet submitted site, architectural and 
landscape plans for review. The distribution of 20% below market rate (BMR) units among the income ranges is an estimate. 

 
As shown above, expected below market rate units from the Mirabella and Pilgrim-Tritonapproved 
developments should will help satisfy the very low-, and low- and moderate-income requirements.  Based 
on the table above, there is a remaining shortage of moderate incomeaffordable units that will need to be 
met at other sites.  However, it is anticipated some of the market rate units in the Pilgrim-Triton project will 
be affordable to moderate income households.  The first phase of the project consists of 300 rental units.  
Market rate rental units in Foster City are close to meeting affordability requirements for moderate income 
households. The approved housing developments are discussed in more detail below, followed by a 
discussion of other sites with potential for additional housing.  
 

I 
l-======---------1------=-1---~ f-------=+----=-1-----=-1- I 

I 
I 
I 
I 
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 (1) PILGRIM-TRITON SPECIFIC DEVELOPMENT PLANTRITON POINTE 

 

 
 
Description: The Triton Pointe site is included in theThe Pilgrim-Triton Master Plan as Phase D. The site 
was developed with single-story office and light industrial buildings, known as area includes applications for 
redeveloping the area with a combination of retail, office and residential uses. The 20.75 acre site includes 
properties east of the intersection of Pilgrim Drive and Triton Drive between S.R. 92 and East Hillsdale 
Boulevard as well as the Foster City Executive Park on the west side of Pilgrim Drive. The existing 
buildings, including 289,000 sq. ft. of industrial, commercial and office uses, would be removed and 
replaced with 296,000 sq. ft. of commercial and office space, an approximately one acre park and up to 597 
units of housing. The 597 residential units would incorporate up to 64 live-work units. The Triton Pointe 
approval divided the 6.3 acre site into three portions: Parcel G consisting of a 1-acre site for a 43,000 sq. ft. 
office building; Parcel H consisting of a 3.4-acre site for 166 multi-family units and 6,000 sq. ft. of retail; and 
Parcel I consisting of 0.6 acre for development of 6,000 sq. ft. of retail.  

Location: 550, 558 Pilgrim Drive; 551 Foster City Boulevard; 1125 E. Hillsdale Boulevard; 551, 553, 557, 
559, 565 Pilgrim Drive; 1151, 1153, 1155, 1157, 1159, 1163, 1164, 1165, 1166 Triton Drive.  

Existing Previous Use:  : 289,000 sq. ft. of industrialIndustrial, commercial and office uses. 

Status: In 2008, the City approved a General Plan Amendment (GP-06-001) and Rezoning application (RZ-
06-002) to change the General Plan Designation from Service Commercial to a mix of Service Commercial 
with Housing and the Zoning designation from CM/PD (Commercial Mix/Planned Development) to CM/PD 
with a General Development Plan to allow mixed commercial, industrial, and residential uses on 20.75 
gross acres. 166 multi-family units under construction on Parcel H in 2014 with completion anticipated in 
mid-2015. 
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(2) WAVERLY 
 
Description: The Waverly is included in the Pilgrim Triton Master Plan as Phase B. The site is developed 
with single-story office and light industrial buildings. The Waverly approval includes 220 multi-family 
unitunits in one building with a parking structure located near the frontage along S.R.92 and 20 townhouse-
style units near the frontage along E. Hillsdale Blvd.  
 
Location: 1151, 1153, 1155, 1157, 1159. 1163 1164, 1166, 1166 Triton Drive. 
 
Existing Use: Light industrial, commercial and office uses. 
 
Status: Approved in January 2014. Building permits under review in 2014. Anticipated start of construction 
is late 2014. 
 
(3) PILGRIM TRITON PHASE C 
 
Description: Phase C of the Pilgrim Triton Master Plan is approved in the Pilgrim Triton General 
Development Plan for 17 housing units and 172,943 sq. ft. of commercial/office. 
 
Location: 551, 553, 557, 559 and 565 Pilgrim Drive 
 
Existing Use: Commercial and office uses. 
 
Status: General Development Plan approved. Phase C has not yet submitted an application for Specific 
Development Plan/Use Permit, including site, architectural and landscape plans.  
 
(4) FOSTER SQUARE 
 
Description: The General Development Plan for the Foster Square project allows development of up to 200  
for-sale units, 66 income-restricted units, and up to 155 assisted/independent living units, as  
well as approximately 35,000 square feet of commercial uses, a public plaza, and a shared  
surface parking lot proposed along Foster City Boulevard. 
 
Location: 15 acres bounded by Foster City Boulevard, Shell Boulevard, North Peninsula Jewish Campus 
and the Government Center. 
 
Existing Use: Vacant. 
 
Status: According to the General Development Plan phasing, the proposed Foster Square development  
is divided into three phases. Phase 1 includes the Assisted Living, Affordable Housing, Shell  
Boulevard Gathering Area, Town Plaza, the retail, parking lot and the Foster Square  
Condominiums adjacent to Shell Boulevard. Phases 2 and 3 include development of the  
remaining condominiums. Additionally, the sale of the Foster Square property (from the City to  
the New Home Company) and development of the Foster Square project are contingent on the  
financing and entitlement of the assisted and independent living component (i.e., the approved  
Atria project) and the affordable housing component (i.e., the approved MidPen project).  
 
As of June 19, 2014, the following phases of Foster Square have received approval of their Specific 
Development Plan/Use Permit: 
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• 66 affordable senior apartments and 10,560 sq. ft. of retail uses by Mid-Peninsula Housing 
(approved January 16, 2014) 

• 155 assisted/independent living units and 20,000 sq ft. commercial uses (approved June 5, 2014) 
• 200 for-sale condominium units (approved June 19 2014) 
• Public realm improvements (approve June 19, 2014) 

 
Grading is underway as of mid-2014. Construction is expected to begin in December 2014. 
 
(5) SECOND UNITS 
 
Second units are allowed “by right” in the R-1 District, provided they meet the criteria in Chapter 17.78 of 
the Foster City Municipal Code. Six units are anticipated in the 10-year planning period for the Housing 
Element. These units are anticipated to be affordable to lower-income households. According to a study 
prepared for the 21 Elements project, Affordability of Secondary Dwelling Units, secondary units are a more 
affordable option for lower income households, largely because approximately 25-55% of secondary units 
are available for free to family members or domestic workers. After reviewing all available data, the study 
makes the following conclusions: 

• Approximately 25-60% of secondary units are affordable to extremely low-income households. 
• An additional approximately 10-25% of secondary units are affordable to very low-income 

households.  
• Another approximately 15-20% of secondary units are affordable to low-income households. 
• Approximately 10-20% more of secondary units are affordable to moderate-income households. 

 
The City projects six second units within the planning period, including four very low-income units, one low-
income unit and one moderate-income unit.  
 MIRABELLA PROJECT  

 
 
The Mirabella of San Francisco/Parkview Plaza project is situated on 11 of 15 acres of vacant public 
property south of the Foster City Government Center. The property is owned by the City of Foster 
City (City). The proposed developer, Pacific Retirement Services, Inc. (PRS), is a non-profit 
corporation which develops, constructs and manages housing for seniors and Sares-Regis Group 
of Northern California (SR), a privately held commercial real estate development, project 
management, investment, and property management firm. Proposed uses include: 
 

Continuing Care Retirement Community (CCRC) Parkview Plaza 
• 350 independent living apartments • Approximately 1.3 acre public plaza 

Project 
Site 

80UN1Y DR. 
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• 20 assisted living apartments 
• 20-bed memory care unit 
• 30-bed skilled nursing facility 

• Designed to host various public and private 
events, outdoor seating for restaurant patrons, 
a farmers market, art displays and 
entertainment areas 

Retail and Restaurant Area Affordable Housing 
• 31,300 square feet of retail / restaurant space in 

first phase of the project 
• Potential for 19,000 square feet of retail / 

restaurant space in a future phase 

• 70 affordable one-bedroom rental apartments 
for seniors 

 
The Foster City Community Development Agency (CDA), the City’s redevelopment agency, has 
offered financial assistance from the CDA Housing Set Aside Fund monies to help build the 70 
affordable apartments for seniors.  Funding these types of projects is the purpose of the CDA 
Housing Fund, which can be used only to produce affordable housing.   
 
The Use Permit, with a detailed set of project requirements, will be considered by the Planning 
Commission in early spring 2009.  These detailed project requirements, contained in a Development 
Agreement for the project and the Conditions of Approval, will ensure the project is built and 
operated in accordance with relevant codes, regulations, and technical standards.  
 
Applications or Inquiries Regarding General Plan Amendments to Allow Additional Housing 
There are several housing proposals that are in various stages of consideration, ranging from preliminary 
inquiries to submitted applications; however each of these would require an amendment to the General Plan 
Land Use Plan designations from commercial to housing or mixed use.  Although some or all of these might 
eventually be approved, for the purposes of addressing the RHNA in this Housing Element, these sites will 
not be considered housing sites unless and until the General Plan Land Use Plan designations are changed 
to allow housing.  This will allow the Planning Commission, City Council and the community to consider 
these applications pursuant to the normal development review process, including the required 
environmental review. To otherwise include these sites as housing sites in the Housing Element would 
commit the City to rezoning them within three years after the earlier of: 1) 90 days after receipt of comments 
from HCD on the draft housing element or 2) adoption of the Housing Element. If a city fails to adopt a 
housing element, then the rezonings must be completed no later than three years and 120 days from the 
statutory deadline. There are additional penalties for not completing the rezonings.  
 
The sites that are the subject of current General Plan Amendment proposals for more housing include the 
following: 
 

Applications or Inquiries Regarding General Plan Amendments to Allow Housing 
Site Existing General Plan 

Land Use Plan 
Designation 

Proposed General Plan 
Land Use Plan 

Designation 

Status as of 7/10/14 

Charter 
Square 

Neighborhood 
Commercial 

Neighborhood Commercial 
with Housing 

Preliminary review by City 
Council on 4/28/14 

5A Service Commercial Not specified, but 
preliminary plan showed 
mixed use housing & self-
storage 

Preliminary review by 
Planning Commission on 
12/5/13 

Edgewater 
Place 

Neighborhood 
Commercial 

Neighborhood Commercial 
with Housing 

Property owner withdrew 
preliminary plan to complete 
additional outreach 

Marina Waterfront Commercial Mixed Use Commercial with Preliminary review by City 
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Marina & Housing Council on 4/28/14 
Beach Park 
Plaza 

Neighborhood 
Commercial 

Not specified Property owner requested 
consideration as a housing 
site in the Housing Element 
per email dated April 28, 2014 

 
Increased Densities at Existing Apartment Developments 
In order to find sites for additional housing to meet the RHNA, staff reviewed all of the existing apartment 
developments to determine if they have potential to be redeveloped at higher densities.  This approach has 
several advantages:  
 

• Retention of the existing basic land use patterns in the City;  
• Not requiring an amendment of the General Plan Land Use Plan designations;  
• Encouraging owners to invest in repairs/upgrades to older buildings.   

 
The potential disadvantage would be the displacement of existing residents.  Policies and programs are 
included in the Housing Element to minimize the potential for displacement. 
 
Included in this group is the Harbor Cove development which has an application pending to utilize density 
bonus regulations to provide additional units within the existing building envelopes. Harbor Cove was 
originally designed with very generous lobby/common areas that are now being proposed to be 
reconfigured into additional units. This is an indication that owners find it economically feasible to redevelop 
existing apartment properties through the inclusion of affordable housing in order to utilize density bonus 
regulations or other incentives to achieve higher densities.   
 
In addition, discussions with the managers of the Beach Cove, Sand Cove and Shelter Cove complexes 
indicate that these complexes have similar layouts that provide opportunities for additional units within the 
existing building envelopes. The managers of these complexes have also indicated that they have spent 
considerable time studying the economics of adding housing units, feel this approach is financially viable 
and are interested in proceeding to obtain City approvals to construct the new units. 
 
Several factors were included in the initial review of potential for redevelopment at higher density: 

• Existing zoning 
• Existing density 
• Land area 
• Age 
• Adjacent uses 

 
Existing Zoning. Almost all of the existing apartment developments are zoned R-3 (Medium Density Multiple 
Family Residence District) or R-3/PD, which allows 20 units per acre.  There are five exceptions: 

• Waters Edge is zoned R-4/PD (High Density Multiple Family Residence District/Planned 
Development) 

• Miramar is zoned R-4/PD  
• Metro Senior Apartments is zoned C-2/PD/SHO (Town Center Commercial/Planned 

Development/Senior Housing Overlay) 
• Marlin Cove is zoned CM/PD (Commercial Mix/Planned Development) 
• Pilgrim Triton is zoned CM/PD 

 
Existing Density. Sites with lower existing densities may be more likely to consider redevelopment if they 
can increase their density. Many of the older apartment developments have a density of more than 20 
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units/acre even though they are zoned R-3, so their “base density” for considering additional density would 
be the higher of the allowed density or the existing density.  
 
Land Area. Staff reviewed the size of the sites as well as the adjacent uses.  Smaller sites that border 
single-family development would be difficult to develop at increased densities without adversely impacting 
the adjacent uses.  A larger site could mitigate potential impacts with increased setbacks and/or lower 
heights near the adjacent development.    
 
Age.  The older apartment developments are believed to be more likely to be considering making significant 
investments in either upgrading or redeveloping their property in order to remain competitive in the 
marketplace and/or to correct existing problems.   
 
Adjacent uses. Sites that border less dense uses, such as single-family development, will need to have 
larger setbacks and adjust building massing compared to sites that border streets and/or the lagoon. 
 
Based on this analysis, staff recommends the following apartment developments for consideration as sites 
with potential for redevelopment at higher densities: 
 

Proposed Housing Sites with Potential for Redevelopment at Higher Densities 

SITE ADDRESS NEIGHBOR-
HOOD 

CONSTUC-
TION DATE 

EXISTING 
UNITS ACRES EXISTING 

DENSITY ZONING ADJACENT USES 

Beach Cove 605-1021 
Catamaran 

4 1973 416 18.7 22.25 R-3/PD Marlin Cove, 
Catamaran St., Clipper 

Ln. 
Franciscan 888 Foster City 

Blvd. 
1 1964 122 6.4 19.06 R-3 Apartments, Single 

Family homes, Comet 
Drive, Foster City Blvd.  

Harbor Cove 900 Edgewater 
Blvd. 

9 1972 400 15.1 26.5 R-3 Lagoon, E. Hillsdale 
Blvd., Edgewater Blvd., 

Isle Cove 
Sand Cove 707-939 Shell & 

611-899 Bounty 
1 1970 344 18.4 18.68 R-3/PD Bounty Dr., Shell Blvd., 

Recreation Center 
tennis courts, Foster 

City Lagoon 
Shadow 
Cove 

1019-1088 Foster 
City Blvd. 

3 1970 164 7.9 20.84 R-3/PD Single Family homes, 
Foster City Blvd., 

Marlin Ave. 
 
Density Bonus Regulations 
The City’s adopted density bonus regulations in Chapter 17.86 of the Foster City Municipal Code provide 
the opportunity to achieve a 20%-35% density bonus above the otherwise allowed density in return for 
providing affordable housing. As discussed above, the owners of Harbor Cove Apartments have submitted 
an application for additional housing units using the density bonus regulations.  The Harbor Cove 
application includes a 20% density bonus through the inclusion of 5% very low-income units.  
 
The table below shows the potential for additional units using a 20% density bonus at the five sites identified 
by staff as having the best potential for additional housing units. In addition to the developments listed, any 
other existing residential development would be eligible to utilize the density bonus regulations to provide 
20-35% additional housing units.  
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Housing Unit Potential with 20% Density Bonus at Five Existing Apartment Developments 
Apartment Development  Very Low-

Income* 
Low-

Income* 
Moderate-

Income 
Above-

Moderate 
Income 

Total 
Additional 
units with 

20% 
density 
bonus 

Beach Cove (416 units existing) 0 42 0 41 83 

Franciscan Apartments (122 units 
existing) 

6 0 0 20 26 

Harbor Cove (400 units existing) 20 0 0 60 80 

Sand Cove (344 units existing) 17 0 0 56 74 

Shadow Cove (164 units existing) 8 0 0 25 33 

TOTAL UNITS PROJECTED 52 42 0 202 295 

*Distribution of very low- and low-income units is assumed. Developer can achieve a 20% density bonus with either 
5% very low-income or 10% low-income units. 
 
Although development at all of these sites with a 20% density bonus could meet the RHNA for most of the 
very low- and low-income housing, and some of the “excess” low-income units and/or market units might be 
able to “count” as moderate-income units, it would not provide a sufficient excess buffer as required by the 
Housing and Community Development Department in order for the Housing Element to be certified.  
 
Affordable Housing Overlay Combining District 
A mechanism employed by other jurisdictions to encourage redevelopment of existing developed sites is an 
Affordable Housing Overlay (AHO) Combining District. The AHO District provides different incentives than 
the existing density bonus regulations, including the ability to combine incentives from more than one 
income category and to achieve an increased density higher than the 35% maximum increase allowed 
under density bonus law. 
 
Minimum and Maximum Density Increases. State law requires that the Housing Element include an analysis 
of economic feasibility for the provision of affordable units unless the jurisdiction utilizes the “default density 
option.” This density has been “deemed appropriate to accommodate housing for lower income 
households.”  For Foster City, the “default density” is 30 units/acre.  In order to provide at least a 30 
units/acre minimum density under the AHO, staff recommends that the “base density” for properties in the 
AHO be either the existing density or 23 units/acre, whichever is greater, and that the minimum density 
increase will be 36% of the base density, which will provide a minimum density of at least 31 units/acre. 
 
The AHO would provide additional density from a minimum 36% increase from the base density to a 
maximum of a 52% increase. The maximum 52% density increase applied to 23 units/acre is 35 units/acre. 
As a comparison to already developed sites, the density of the Miramar Apartments is 38.31 units/acre, 
Marlin Cove is 33.41 units/acre and Triton Plaza is 50 units/acre.  In order to qualify for the minimum 36% 
density increase, the same tables in the density bonus law are used but additional options are provided to 
allow a combination of very low- and low-income units and increased density is provided for smaller 
numbers of units.  
 
Staff recommends a maximum allowable density increase of 52%, which would allow a maximum density of 
35 units/acre on sites currently developed with less than 23 units/acre up to a density of 40.2 units/acre on 
the Harbor Cove site (based on existing density of 26.47 units/acre).  These maximum densities are similar 
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to the densities approved at Marlin Cove and Miramar and less than the density approved at Triton Plaza. 
The sites do not have physical constraints, such as shape or topography, to development at these densities.   
 
Income Ranges. For rental developments, only very low- and low-income units would qualify the 
development for increased density.  For-sale units would be able to provide moderate incomemoderate-
income units to obtain increased density. The AHO requires that for rental projects, a full range of income 
levels be provided,provided; including that a minimum of 25% of the BMR units must be very low-income 
(which includes extremely low-income) and at least 15% must be extremely low-income.  For ownership 
units, the BMR units may be all moderate-income or a mix.  
 
Review Process and “By Right” Residential Use. The proposed Affordable Housing Overlay (AHO) Zone 
includes a provision to establish the minimum density including the minimum 36% density increase as 
allowed “by right,” in other words, with only a Use Permit to review the site plan, architecture and landscape 
plan, even if the PD Planned Development zoning would otherwise require a General Development Plan. 
Design criteria are included in the AHO to guide the Planning Commission’s consideration.  The Planning 
Commission would not have the discretion to disapprove the proposal if it complies with the design criteria. 
 
Development Incentives. The AHO Zone also includes various other incentives, such as an increase in 
allowed coverage, decrease in minimum open green area, a reduction in required setbacks to 10’ for front 
and rear yards, and an increase in allowed height to 4 stories/48’ for projects entitled to up to a 45% density 
bonus and if entitled to more than 45% density bonus and at least 50% of the BMR units are very low- or 
low-income, then heights up to 5 stories/60’ would be allowed.  
 
Beach Cove Example.  Using Beach Cove as an example, three scenarios are provided, described below 
and summarized in the table below: 
 

1. Use Existing Density Bonus Regulations. Beach Cove has 416 existing units.  Beach Cove can  
provide 21 very low-income units (5% of 416) to create a 20% density bonus of 83 new units.  The 
proposal for 21 very low-income units complies with the City’s inclusionary policy by providing at 
least 20% of the new units as BMR units. The existing 416 units (base density) with the 20% density 
bonus results in 499 units, with a density of 26.7 units per acre. 

2. Minimum under Proposed Affordable Housing Overlay Zone.  The base density provided in the AHO 
regulations is 23 units/acre.  To achieve the minimum 36% density increase, a combination of very 
low- and low-income units are required. 5% very low-income provides a 20% density increase and 
8% low-income provides a 17% density increase for a total of 37%. Five percent of the 416 units = 
21 very low-income units. Eight percent of the 416 units = 33 low-income units for a total of 54 BMR 
units. Thirty-nine percent of the BMR units are very low-income, which is more than the minimum 
25% required. At least 8 of the 21 very low-income units (15% of the total BMR units) would be 
required to be extremely low-income. The base density of 23 units per acre with the 36% density 
increase would result in a density of 31 units per acre or 580 units (18.7 acres x 31 units per acre), 
an increase of 164 units. 

3. Maximum under Proposed Affordable Housing Overlay Zone. To achieve the maximum 52% density 
increase, a combination of very low- and low-income units are required. Six percent very low-income 
provides a 22.5 density increase and 17% low-income provides a 30.5% density increase for a total 
of 53%, but the cap is set at 52%. Six percent of the 416 units = 26 very low-income units. 
Seventeen percent of the 416 units = 73 low-income units for a total of 99 BMR units. Twenty-six 
percent of the BMR units are very low-income, which is more than the minimum 25% required. At 
least 15 of the 26 very low-income units (15% of the total BMR units) would be required to be 
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extremely low-income. The total development with the 52% density increase would include 655 units 
(18.6 acres at a density of 35 units/acre), an increase of 239 units. 

Example Developments at Beach Cove Using Density Bonus and Affordable Housing Overlay 
Scenario Existing 

Units 
Very Low-Income Low-Income Additional 

Density 
Above 
Base 

Density  

Total 
Units 

Resulting 
Density 

(units/acre) 
Number % Number % 

Existing 
Density 
Bonus 
Regulations  

416 21 5 0 0% 20%  
 

499 
 

26.7 
 

Minimum 
with AHO 

416 21 5% 33 8% 36% 580 31.0 

Maximum 
with AHO 

416 26 6% 73 17% 52% 655 35.0 

 
 
Combination of Existing Approvals, Harbor Cove Proposal and AHO to Address Regional Housing 
Needs Allocation 
The Harbor Cove proposal for a 20% density bonus of 80 new units using existing density bonus regulations 
is included as a projected new housing development.  Harbor Cove is not proposed to be rezoned with the 
AHO. 
 
The application of the proposed AHO to the other four existing apartment sites identified would result in a 
potential for 549 to 752 new housing units, as indicated in the table below. When the potential new units 
that could be developed at the four housing sites with the AHO are combined with the existing approvals 
and projected units, the result is a potential for 1,659 new housing units, as indicated in the table below.   
 
Because the minimum density would be higher than 30 units/acre, the City is allowed to use a streamlined 
approach without the need for additional analysis of the financial feasibility of providing units at each of the 
required income levels included in the RHNA. In other words, the default density is deemed appropriate to 
accommodate housing for lower income households.   
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Potential New Units at Four Housing Sites with Affordable Housing Overlay Zone 
Existing 
Apartment 
Development  

Existing Development Base Density 
per AHO 

 (23 units/acre 
or existing, 

whichever is 
greater) 

Minimum Additional 
Units Per AHO with 

36% Increase 

Maximum Additional 
Units per AHO with 52% 

Increase 

Units Acres Units/Acre Units/Acre Units Units/Acre Units Units/Acre 

Beach Cove  416 18.7 22.25 23.00 164 31.00 239 35.00 

Franciscan 
Apartments  

122 6.45 18.91 23.00 78 31.00 103 35.00 

Sand Cove  344 18.4 18.70 23.00 226 31.00 299 35.00 

Shadow Cove  164 7.9 20.76 23.00 81 31.00 111 35.00 

Total     549  752  

 
 
A summary of the minimum and maximum housing unit potential with density bonus and the Affordable 
Housing Overlay zone at the four apartment developments identified with potential for additional housing 
units is contained in the table below.  
 

Sites With Potential for New Housing 
Name/APN General 

Plan 
Zoning Density 

Allowed 
Min-
Max1 

Acres Realistic 
Capacity 

Infra-
structure 

Existing 
Use/ 
Constraints 

PDA Potential 
CEQA 
Stream-
lining 

Beach Cove  Apartment 
Residential 

R-3/PD 83-239 18.7 239 Sufficient 416 units No Infill 

Franciscan 
Apartments  

Apartment 
Residential 

R-3 26-103 6.4 103 Sufficient 122 units No Infill 

Sand Cove  Apartment 
Residential 

R-3/PD 74-299 18.4 299 Sufficient 344 units No Infill 

Shadow 
Cove  

Apartment 
Residential 

R-3/PD 33-111 7.9 111 Sufficient 164 units No Infill 

Total   295-752  752     
1Minimum=20% increase using density bonus; maximum=52% density increase using AHO 
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Combination of Existing Approvals, Projected Units and AHO to Address Regional Housing Needs 
Allocation 

 Very Low Low Moderate Above-
Moderate 

Total New 
Units 

Approved Units:      

 Triton Pointe1 10 18 5 133 166 

 Pilgrim Triton Phase B    
(Waverly)1 

8 31 9 192 240 

 Foster Square1 66 0 0 331 397 

 Pilgrim Triton Phase C2 2 2 1 12 17 

Projected Units:      

Harbor Cove3 20 0 0 60 80 

 Projected Second Units 4 1 1 0 6 

SUBTOTAL 110 52 16 728 906 

      

Sites to be Rezoned 
with AHO:4 

     

Beach Cove  26 73 0 140 239 

Franciscan Apartments  9 25 0 69 103 

Sand Cove  25 72 0 202 299 

Shadow Cove  11 31 0 70 111 

SUBTOTAL 71 201 0 480 752 

      

TOTAL 181 253 16 1,209 1,659 

Excess Low-Income 
Counted toward 
Moderate 

 -100 100  0 

TOTAL after counting 
excess low-income 
toward moderate 

181 153 116 1,209 1,659 

RHNA5: 2014-2022 148 87 76 119 430 

PERCENT RHNA MET 122% 170% 153% 1,015% 385% 

REMAINING NEED 
(SURPLUS) 

(33) (66) (40) (1,090) (1,229) 

1Affordable units required pursuant to Development Agreement and/or conditions of approval. 
2The last phase of the Pilgrim Triton Master Plan is designated for 17 units by the Pilgrim Triton Master Plan (General 
Development Plan) but has not yet submitted site, architectural and landscape plans for their final review. The 
distribution of 20% below market rate (BMR) units among the income ranges is an estimate.   
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3Harbor Cove is included consistent with their application under review. 
4The distribution of affordable units by income category under the AHO is assumed, based on a combination that can 
achieve 52% increased density (6% very low-income and 17% low-income).  
 
Because the City will provide the opportunity for up to 1,659_____ new housing units on sites zoned at the 
“default density” of 30 or more units per acre, _____this density is deemed appropriate to accommodate 
housing for lower income (very low- and low-income) as well as moderate-income households.   
 
Review Process/Guidelines for Development Review Under the AHO 
The California Housing and Community Development Department requires that if the identified housing 
sites are not zoned to allow the projected housing at the time the Housing Element is adopted, then the 
jurisdiction must allow sufficient housing “by right.” The following programs are included in the Draft Housing 
Element to direct the implementation of the AHO in a way that is appropriate for Foster City. 
 

H-D-2-b Affordable Housing Overlay Zone. Program: Adopt and implement an Affordable 
Housing Overlay (AHO) Combining District to encourage the production of additional 
housing units, including affordable units. The AHO will allow a minimum density “by 
right,” subject to demonstrating compliance with criteria to ensure compatibility with 
adjacent uses. Target: 2015. Responsible Agency: Community Development 
Department, Planning Commission, City Council 

 
H-D-2-c Rezoning with Affordable Housing Overlay Zone. Rezone selected housing sites 

with the AHO to encourage redevelopment of existing, older apartments with 
additional housing in a manner appropriate to their neighborhood and surrounding 
development. Target: 2015. Responsible Agency: Community Development 
Department, Planning Commission, City Council. 

   
H-D-2-d Design Criteria for Affordable Housing Overlay Zone. Develop criteria to be used 

by the Planning Commission in the review of developments pursuant to the AHO that 
ensures: 
• Site plans, landscaping and structures are developed with a character that is 

consistent with the quality of the City’s neighborhoods. 
• Building scale, setbacks and massing and other features are utilized to minimize 

the impacts on adjacent development.  
• In mixed affordability developments, affordable units are dispersed and 

indistinguishable from market rate units. 
Target: 2015. Responsible Agency: Community Development Department, Planning 
Commission, City Council. 
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Housing Opportunity Sites Map 
 

 

Waverly 
1151, 1153, 1155, 1157, 1159, 1163 
1164, 1166, 1166 Triton Drive 

Triton Pointe 
550, 558 Pilgrim Drive; 551 
Foster City Boulevard; 1125 E. 
Hillsdale Boulevard 

Beach Cove,  
703 Catamaran St 

Pilgrim Triton Phase C 
551, 553, 557, 559 and 565 
Pilgrim Drive 

Foster Square  
15 acres bounded by 
Foster City Boulevard, 
Shell Boulevard, North 
Peninsula Jewish Campus 
and the Government 
Center 

Franciscan Apartments 
888 Foster City Blvd 

Sand Cove Apartments 
777 Shell Blvd 

Shadow Cove Apartments 
1055 Foster City Blvd 

KEY 

Sites Approved for New 
Housing 

Existing Apartments 
with Potential for 
Redevelopment at Higher 
Density 
 

 

N 

Harbor Cove  
900 E. Hillsdale Blvd 
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Potential Non-Governmental Constraints to Housing 
 
State law requires that the Housing Element include a discussion of the factors that present barriers to the 
production of housing, including government actions and market forces (non-governmental constraints). 
Identification of these constraints helps cities implement measures that address these concerns and reduce 
their impacts on the production of housing.  
 
Cost of Mortgage Financing 
Until mid-2008, hHome mortgage financing was is readily available at attractive rates throughout San Mateo 
County and California. Rates vary, but ranged around 6.25 percent to seven percent from 2006-2008 for a 
30 year fixed rate loan (HSH Associates Financial Publishers). However, rates have been as high as ten or 
12 percent in the last decade. As part of the aftermath of the subprime crisis in 2008, interest rates are very 
low. In San Mateo County, rates range from 4.0-4.5 percent for a fixed-rate, 30-year mortgage. One 
remaining challenge is that many mortgages in San Mateo County are for more than $417,000 qualifying 
them as jumbo loans with often higher interest rates. 
 
Small changes in the interest rate for home purchases dramatically affect affordability.  A 30 year home loan 
for the median priced condominium in Foster City ($660,000680,000) at five four percent interest, has 
monthly payments of roughly $3,6113,102. A similar home loan at seven percent interest has payments of 
roughly 24 percent more, or $3,845. The table below shows the costs at various interest rates for 
condominiums and single family homes. 
 

Home Loan Analysis – Monthly Payments at Various Interest Rates(REVISED) 

 
*Median Sales Prices in 2013 -3rd quarter 
*Payment estimate includes taxes and insurance 
 

 
 
Starting in late 2008, it became harder to get a home purchase loan, but the average interest rate has fallen 
to around five percent.  
 
Also, In particular, people with short credit history, lower incomes or self-employment incomes, or those with 
other unusual circumstances, often have had trouble qualifying for a loan. or were charged higher rates. 
The data in the table below is from the Home Mortgage Disclosure Act (HMDA) and represents loan 
applications in 2012 for one to four-unit properties, as well as manufactured homes. More than 65 percent 
of the loan applications were filled by households earning above a moderate income (greater than 120 
percent of AMI). Moderate income households (80-120 percent of AMI) represented 18 percent of loan 
applicants, low income households (50-80 percent of AMI) represent 12 percent, and very low income 
households (less than 50 percent of AMI) only 4 percent. Almost 75 percent al all loans were approved and 

Median Sales Price of Condominium 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year
Total Price $660,000 $660,000 $660,000 $660,000 $660,000 $660,000 $660,000 $660,000
Down Payment (15%) $99,000.00 $99,000.00 $99,000.00 $99,000.00 $99,000.00 $99,000.00 $99,000.00 $99,000.00
Interest Rate 4.00% 4.50% 5.00% 6.00% 7.00% 8.00% 9.00% 10.00%
Monthly Payment 3,611.00$          3,775.00$          3,944.00$          4,296.00$          4,665.00$          5,049.00$          5,446.00$          5,856.00$          

Median Sales Price of Single Family Home 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year 30-Year
Total Price 1,278,000.00$  1,278,000.00$  1,278,000.00$  1,278,000.00$  1,278,000.00$  1,278,000.00$  1,278,000.00$  1,278,000.00$  
Down Payment (15%) 191,700.00$     191,700.00$     191,700.00$     191,700.00$     191,700.00$     191,700.00$     191,700.00$     191,700.00$     
Interest Rate 4.00% 4.50% 5.00% 6.00% 7.00% 8.00% 9.00% 10.00%
Monthly Payment 6,929.00$          7,247.00$          7,574.00$          8,256.00$          8,970.00$          9,714.00$          10,484.00$        11,276.00$        

Home Loan Analysis - Monthly Payments at Various Interest Rates 

Interest Rate 5.00% 6.00% 7.00% 8.00% 
2,000 

9.00% 
$102,000 

10.00% 



Chapter 4:  Housing Element Housing Background 

 

 
Page 4-66 Adopted — February 1, 2010Draft-July 9, 2014 

accepted by the applicants, and 10 percent were denied. Above moderate-income households had the 
highest rates of approval of any group. Loan approval rates have improved since the subprime crisis.  
 

Disposition of Application for Conventional Home Purchase Loans (2012)REVISED 
 

Income 
Level 

Number of 
loan 

applications 
approved 

% of all loans % of loans 
originated 

% of loans 
applications 

denied 

% other 

Less than 
50% AMI 
(Very Low 
Income) 

700 4% 57% 22% 21% 

50-80% AMI 
(Low Income) 

1,968 
 

12% 67% 14% 20% 

80-120% AMI 
(Moderate 
Income) 

3,017 18% 73% 11% 17% 

120% +  11,381 67% 76% 8% 16% 
      
All 17,066 100% 74% 10% 17% 
 Sources HMDA Data, 2012 for San Francisco-San Mateo-Redwood City MSA 
* includes loans applications approved but not accepted, loan applications withdrawn, and incomplete files 
 
 
Construction Financing 
 
Construction loans for new housing are difficult to secure in the current market. In past years, lenders would 
provide up to 80 percent of the cost of new construction (loan to value ratio). In recent years, due to market 
conditions and government regulations, banks  may require larger investments by the builder. This is also 
true of individuals seeking to purchase a home. 
 
Due to Federal and State budget cuts, affordable housing developers have had a much harder time 
securing funding. Since 2009, the federal government has cut programs such as Community Development 
Block Grants, HOME, and HOPE VI funding by 27-50 percent (ABAG). Traditionally, these programs have 
been a large source of affordable housing funds. In addition to Federal cuts, the State dissolved 
redevelopment agencies in 2012, leaving San Mateo County with a loss of 25.5 million in funds for 
affordable housing. However, Low Income Housing Tax Credits still provide an important source of funding, 
so it is important for jurisdictions to consider which sites are eligible for affordable housing development. 
MidPeninsula Housing has agreed to help jurisdictions identify appropriate sites. Many builders are finding it 
nearly impossible to get construction loans for residential property at the current time. Complicated projects, 
like mixed use developments, are often the hardest to finance. Non profit developers may find it especially 
difficult to secure funding from the private sector. 
 
Land and Construction Costs 
Land availability and cost is a significant component of the total housing development costs. Generally, San 
Mateo County is a desirable place for housing and available land is in short supply, which contribute to high 
land costs. Due in part to the desirability of the region and because land is in short supply, land costs in San 
Mateo County are high. These costs vary both between and within jurisdictions based on factors like the 
desirability of the location and the permitted density with. Generally, multifamily and mixed- use land 
costings more.  Based on a typical multifamily construction in San Mateo County, land costs add $40,000-



Housing Background Chapter 4:  Housing Element 

 

 
Adopted — February 1, 2010Draft – July 9, 2014 Page 4-67 

$60,000 per unit, but can run as upwards of $75,000 per unit in some locations.Along the El Camino 
corridor in San Mateo County, land costs range from roughly $2 million to $5 million an acre, with the 
permitted density driving much of the difference. For a typical multi-family construction in San Mateo 
County, land costs add approximately $90,000 per unit. Land for a single-family home often costs $400,000 
or more per lot.   
 
For San Mateo County, land costs average around 15-20 percent of construction costs for multifamily and 
40 percent of construction costs for single family. Construction costs also play a significant role in the 
overall price of new housing. construction costs for multi-unit buildings vary based on the form of parking 
(structure vs. surface) in addition to other environmental factors such as topography, pre-existing structures 
etc. For a larger, multi-unit building, costs can vary from $185,000/unit to as high as $316,000/unit. The cost 
per square foot ranges from $172-$200. 
 
For the least expensive production single-family homes, the cost of preparing the vacant land is around 
$100,000/lot and the costs of construction is approximately $145/sf. However, for more expensive, custom 
homes, construction costs can be higher than $435/sf.1Single family construction costs are estimated to be 
about $150-200 per square foot for standard, semi-custom homes. Multi-family construction costs would be 
somewhat lower. All of these costs are exclusive of land, permits or professional fees. 
 
Construction costs include both hard costs, such as labor and materials, and soft costs, such as 
architectural and engineering services, development fees and insurance. For multifamily homes in San 
Mateo County, hard costs account for 60-65 percent of the building cost and soft costs average around 15-
20 percent (the remaining 15-20 percent is land costs). For single family homes, hard costs often are 
roughly 40 percent of the total cost, soft costs are 20 percent and land is the remainder.  
 

 
 
According to the Association of Bay Area Governments, wood frame construction at 20-30 units per acre is 
generally the most cost efficient method of residential development. However, local circumstances of land 
costs and market demand will impact the economic feasibility of construction types. 
 
One factor affecting costs is the use of prevailing wage labor. Construction costs for a typical apartment 
complex (45 units per acre, structured parking, 800 square units), are around $200,000 a unit for prevailing 

                                                      
1 Source: Strategic Economics & Vernazza Wolfe, May 27, 2014.  
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wage labor and $175,000 a unit for non-prevailing wage labor. Costs can change dramatically over time. 
For instance, in late 2008/ early 2009, construction costs dropped roughly ten percent. 
 
Availability of Construction Labor 
A factor contributing to the high construction costs on the Peninsula is the scarcity of construction labor. 
Contractors have difficulty attracting and retaining workers because most cannot afford to live in the area on 
construction labor wages. Many construction workers have to commute long distances from their jobs to 
more affordable housing. 
 
Neighborhood Opposition 
Opposition from neighbors can be a significant obstacle to obtaining approvals for new housing 
developments. Most notably, developments that are high-density, multi-family developments, supportive 
housing, and low-income housing draw the most public opposition because they are perceived to increase 
traffic, increase crime, and diminish property values.  Neighbors are often concerned with traffic and/or 
visual impacts of new development of any type. Higher density development proposals are often compared 
to older high density developments that were constructed under much lower parking and other 
requirements. The inclusion of affordable housing raises additional concerns regarding crime and property 
values, although However, studies show that well managed affordable housing developments have not 
caused such problems for their neighborhoods. City officials and developers can work to assuage these 
concerns by requiring design review, emphasizing management of new development, and engaging in 
public education to address myths about high density/low-income /supportive housing (HCD). Undergoing a 
thorough public planning process to address and develop clear and explicit requirements can combat public 
opposition.  
 
Non-Governmental Constraints to Housing Production Specific to Foster City 
Geologic conditions. Foster City is entirely a land-fill community located along and over the San Francisco 
Bay. At this point in its development, the City is almost entirely built-out. On average, Citywide, the depth of 
soil above the Bay mud is only about four (4) feet. The result is that the soils throughout the City are very 
brackish saline and  when developedupon placement, begin to corrode underground infrastructure. This is 
not so much of a problem for sites developed in the last 25 years because they that were constructed using 
appropriate materials in the construction of underground utilities, but for older sites—those most likely to be 
redeveloped for housing-- the result is that all or most of the originally placed infrastructure must be 
removed and replaced adding additional costs to projects. Additionally, as part of the site preparation once 
a site is cleared, it is not uncommon as a part of the site preparation work to have to address problems 
associated with (minor) land subsidence, requiring the re-compaction of site soils and associated additional 
site preparation costs. 
 
Because the City is constructed on land-fill, constructing residential projects at the densities required in 
order to amortize the costs of redeveloping a site, replacing all or most underground infrastructure, and 
other site preparation issues, most new multi-story buildings must be constructed on a pile supported 
foundation, which constitutes an expense that is not common to residential development in most cities. 
Further, with the exception of the Mirabella Foster Square site, there is no vacant land left which is 
appropriately zoned for or appropriate for the development of new housing. Planning efforts to increase 
housing production require the redevelopment of existing failed underutilized residential sites or failing 
commercial properties. 
 
Electric transmission lines. There are also electric Electric transmission lines that traverse large and various 
areas of Foster City including areas zoned for housing and commercial use. (including those properties 
most ripe for redevelopment and conversion to either a housing site or a mixed use housing-commercial 
site). Because of the limitations imposed by PG&E regarding the distance that residential units must 
maintain from the “swing line” of the power lines and the very limited number and height of uses that can be 
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placed within the power line easement- area beneath the transmission lines, large portions of sites that may 
otherwise lend themselves to housing production cannot be developed and may only be used as used for 
other than at-grade parking, resulting in a lower yield of units per gross acre than would otherwise be 
possible. This condition reduces the number of attractive sites that land- development firms would be 
interested in redeveloping. otherwise attractive sites that are near the transmission lines. 
 
School capacity. The San Mateo Foster City School District (SMFCSD) operates 20 schools serving the 
communities of San Mateo and Foster City, including 16 elementary and four middle schools. The public 
elementary and middle schools serving Foster City are Audubon Elementary School, Bowditch Middle 
School, Brewer Island Elementary School and Foster City Elementary School. Increasing school 
enrollments have resulted in SMFCSD looking for ways to increase school capacities. In November 2013, 
the District asked the community to support Measure P, a general obligation bond that would have 
increased school capacity by an additional 1,050 seats; upgrade classroom technology; and, provide for 
District-wide solar energy efficiency. The bond measure did not pass. The District has appointed a Next 
Steps Advisory Committee to engage the external and internal communities of the SMFCSD to generate 
other options for addressing school capacity and equity issues created as student enrollment continues to 
grow. 
 
The current projection rate as of June 2014 for elementary school students in Foster City is 0.10 students 
per multi-family housing unit (Tom Williams, Demographer for SMFCSD).  
 
The San Mateo Union High School District (SMUHSD) provides high school education to the communities 
of Burlingame, Foster City, Hillsborough, Millbrae, San Mateo, and San Bruno.  The SMUHSD operates six 
high schools, one continuation high school, one alternative education school and one adult school. Aragon 
High School, Hillsdale High School and San Mateo High School, all located in San Mateo are the primary 
public high schools attended by Foster City students. The District assigns capacities for each school and 
reserves the right to assign students to other schools in the District if the school they request is at capacity. 
 
New housing developments are required to pay school impact fees to help provide funding for capital 
facilities for the school system.  As of 2014, the school impact fees are $2.01 per housing unit for the 
SMFCSD and $1.28 for the SMUHSD. 
 
 
Potential Governmental Constraints to Housing  
The primary obstacle to providing more affordable housing is the availability of programs and funding to 
provide units at prices low enough for lower income households. Programs in the Housing Element, 
includeing the City’s inclusionary requirements and the actions of the Community Development Agency, 
establish ways to address this issue. These programs, in particular, provide a significant number of units 
affordable-units to very low income households. 
 
Most larger development sites are processed under the City’s PD (Planned Development District) zoning 
which provides an extensive amount of flexibility in responding to City requirements for density, unit size, 
parking and landscaping requirements. PD zoning (Section 17.36 of the Foster City Municipal Code) allows 
the Planning Commission the flexibility to modify or waive development standards for: (1) density; (2) 
minimum building site, lot size, floor area and yards; (3) maximum building site coverage and maximum 
building height; (4) setbacks; and (5) any other minimum or maximum standards. 
 
In the past, the City has achieved successes in providing affordable housing through a negotiated project 
review process whereby specific incentives and “trade-offs” are tailored to individual project circumstances 
to provide the greatest amount of affordable housing. In this process, the City seeks to leverage project 
needs to negotiate as much affordable housing as is financially possible. It should be noted that this 
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process has resulted in a significant number of very low income affordable housing units and not just low 
and moderate income units, as is the case for the inclusionary requirements in most Bay Area cities. 
 
In the past, available funding through the City’s Community Development Agency (CDA) played a major role 
in stimulating the production of affordable housing. In implementing this public/private partnership approach 
designed to increase the opportunity for affordable housing, the CDA  and the City City has provided 
developers with the following incentives: (1) structured development agreements and CDA funding to 
coincide with other subsidy program funding criteria; (2) technical assistance in structuring the affordable 
housing program to best fit City needs; (3) tax increment funds, either up-front or long-term, to assure the 
affordability of the units to an equal distribution of very low, low and moderate income households; (4) 
increased density; (5) below Zoning Ordinance required unit sizes; (6), use of shared parking; and (7) use of 
tax increment to pay for City fees. 
 
However, the loss of CDA funding for affordable housing resulting from the State’s dissolution of 
redevelopment agencies has made it more difficult for the City to provide financial incentives frofor 
affordable housing.  
 
Development Standards 
There are many locally imposed land use and building requirements that can affect the type, appearance, 
and cost of housing built in Foster City. These local requirements include zoning design standards, 
development fees, parking requirements, subdivision design standards, and architectural review. Other 
building and design requirements imposed by Foster City follow the state laws, the Uniform Building Code, 
Subdivision Map Act, energy conservation requirements, etc. Development standards related to the various 
zoning districts that allow residential development are summarized in the table, Development Standards for 
Residential Zoning Districts, below. 
 

 

Development Standards for Residential Zoning Districts 

District 
: Minimum lot 

Maximum Height Maximum Coverage 
Minimum Open 

: area/unit Green 

R-1, Single-family 
5000 sq_~ 

2 stories/25' average 50% NA (8 -7 units/acre) 

R-2, Two-family 
3500sq_ ~ 

2 stories/25' average 50% NA (12-4 units/acre) 

Per Planned Per Planned Per Planned Per Planned 
R-T, Townhouse Development approval Development approval Development approval Development approval 

lor each project for each project for each project for each project 

RsJ, Medium Density 2190 sq_ IL 3 stories/38' average 50% 47% 
Multiple Family (20 _o units/acre) 

R-4, High Density 1245sq_ ~ 
5 stories/45' average 40% 47% Multiple Family (35_0 units/acre) 

Per Planned Per Planned Per Planned Per Planned 
CM, Commercial Mix Development approval Development approval Development approval Development approval 

tor each project for each project for each project fo r each project 

PF, Public Facilil!es 
Per most resllictive Per most restrictive Per most restrictive 

15% adjacent district adjacent district adjacent district 

PD, Planned Per Planned Per Planned Per Planned Per Planned 
Development Development approval Development approval Development approval Development approval 
Combining District' tor each project fo r each project for each p roj eel for each project 

The Planned Development (PD) Combin ing District is required to be used with the RT and CM Districts and is optional for the other 
zoning districts, although used for almost all new development The PD District allows flexibility of design which is "in accordance 
with the objectives and spirit of the General Plan _· The PD District has been utilized for all new housing development in Foster City 
since approximately 1980_ 
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Foster City makes extensive use of the PD, Planned Development, and Combining District to allow the 
City's development standards to be tailored to each development. All of the existing developments 
containing affordable housing were developed by utilizing the flexibility provided by the PD District. The 
District was "established to allow flexibility of design which is in accordance with the objectives and spirit of 
the General Plan." (Section 17.36.010, Foster City Municipal Code) The process requires that a General 
Development Plan be adopted to serve as part of the zoning map for the site. This is followed by a Specific 
Development Plan (Use Permit) for the site. The PD regulations allow the Planning Commission to grant 
waivers to the following standards without being processed under a variance procedure: 
 

a. Minimum building site 

b. Minimum lot dimension 

c. Maximum building site coverage 

d. Minimum yards  

e. Maximum building or structure height, bulk or massing 

f. Maximum height of fences and walls 

g. Signs 

h. Street or road widths dimensions 

i. Minimum floor area standards 

j. Any other minimum or maximum standards as usually required or applied with the exception 
of off-street parking requirements (10% parking waivers are allowed under a separate 
section) 

 
The Off-Street Parking Requirements (Section 17.62 of the Foster City Municipal Code) of the City allow 
alternative means to address parking needs, including: (1) shared parking; (2) off-site parking; (3) 
Transportation Systems Management (TSM) programs; (4) “in-lieu” parking fees; and (5) credit for bicycle 
and motorcycle stalls. Parking standards are based on unit type and number of bedrooms. 
 
A program is included in the Housing Element to reevaluate the City's parking requirements to determine 
whether, how and when to modify parking requirements to allow higher densities and reduced housing costs 
in areas appropriate for reduced parking requirements. The Senior Housing Overlay District (Section 17.37 
of the Foster City Municipal Code) also provides incentives for reduced parking requirements down to 1 
space per unit (includes unit and guest parking), in addition to other incentives, such as fee 
waivers/reductions, density bonus and priority fast track processing. 
 
As with other cities, Foster City’s development standards and requirements are intended to protect the long-
term health, safety and welfare of the community. In addition, the flexibility provided through P-D zoning 
offers even more incentives and opportunities for individual projects. The Housing Element includes 
programs to reevaluate existing development standards to determine whether they should be revised so 
that they provide less of a barrier to the provision of affordable housing but still protect the long-term health, 
safety and welfare of the community.  
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Below is a comparison with other San Mateo County Jurisdictions, which indicates Foster City’s parking 
standards are fairly average. The information is taken from the 21 Elements project, which is a collaborative 
effort involving all the jurisdictions in Marin County in assessing housing needs and issues for their 
respective housing elements. Comparative data on potential governmental constraints is provided on the 21 
Elements website at http://www.21elements.com/. 
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REVISED

REVISED 

 
 
Development Fees 
Processing fees are required for all property improvement and development applications, pursuant to City 
Council policy to recover processing costs of development review. The City’s development permit fee 
structure does not seem to be an impediment to development. Permit Fees in Foster City are similar to 
those of other jurisdictions in San Mateo County, as shown in the below, which is taken from the 21 
Elements website. 
 

Three Bedroom Apa1r1men1s Ic .Additio- a1 • Covered 

Four Bedroo:m ,Apa nm1ents Ic .Additlo,.,.. a1 • Covered 

Duplexes (two 3-BR units) I• Covered o Mditional 
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The park in-lieu fee was established in 1984 to ensure assure that new residential developments contribute 
to the City’s park system with park land dedication, credit for on-site facilities or in-lieu fee payments. The 
requirements are based on a standard of 5 acres per 1,000 population as the amount of park land to be 
provided either by land dedication, credit for on-site facilities, or in-lieu fee. This is the maximum standard 
allowed under Section 66477 et. seq. of the California Government Code (Quimby Act) for subdivision-
related park dedication/fee requirements. The formula basically calculates how many people are expected 
to live in the development, then calculates the acres of park land “owed” based on a rate of 5 acres/1000 
population, then calculates the dollar value of the park land owed, minus up to 50% credit for on-site 
facilities. During review of the Miramar and Marlin Cove apartment developments, it became apparent that 
the high land values result in a much higher in-lieu fee than in previous years, especially for a high density 
multi-family development. The park in-lieu fee will be reviewed as part of Housing Program HD-9-a to 
review processing fees and other potential government constraints to housing development. 
 
The City of Foster City / Estero Municipal Improvement District creates an annual fees and charges 
schedule that is approved by the City Council / District Board. The Master Fees Schedule is available on the 
City website. The City’s current fee schedule is contained in the Appendix. The link for the fees that went 
into effect on July 1, 201309 is  http://www.fostercity.org/departmentsanddivisions/finance/upload/Master-
Fees-Schedule-2013-2014-FINALa.pdf http://tinyurl.com/FCMasterFees0910. Development fees for smaller 
projects are specific to the application. Fees for larger projects that require Planning Commission and/or 
City Council review are generally charged based on the staff and/or consultant time it takes to process the 
application. 
 
Development Processing Time 
The City recognizes that the time required to process a development proposal can be a barrier to housing 
production if it is lengthy. The City has streamlined its development review process over the years to make 
it more efficient, while still providing adequate opportunity for public review and input. 
 
Foster City is a "Planned Community" that has been constructed and implemented on the basis of an 
organized program of development that was conceived over 40 years ago. The City was originally designed 
to be a suburban community with a clear community center (Metro Center) and an industrial base to support 
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required services. The plan envisioned a self-contained, balanced community with a variety of housing 
types, waterfront lots and parks, an internal lagoon for public recreation, marinas, offices, stores, industry 
and public services.  
 
The City was to be developed as a cluster of nine residential neighborhoods, a commercial/governmental 
center, an industrial area and neighborhood shopping centers. Most of the neighborhoods were planned for 
a variety of housing, from single-family homes on individual lots to high density apartments. In addition, the 
Town Center includes a combination of community and regional commercial services, offices, government 
agencies, entertainment establishments and parks 
 
Foster City has been purposely planned to contain a mix of housing types. In 2014 2008, there were are  an 
estimated 12,458 12,477 housing units in Foster City, 3938% of the units being single family detached 
homes, 20% single family attached, 76% in structures of 2-4 units, and 353% in structures with 5 or more 
units. Higher density development has resulted in most market rate rentals units being affordable to 
moderate income households. 
 
The “Planned” nature of Foster City logically extends to the use of the planned development (PD) process 
for the review and approval of larger sites, both vacant and those undergoing reuse.  A property’s 
designation on the General Plan Land Use map serves as a guide to land use potential.  Specific standards 
for development, such as height, setbacks, lot coverage and uses are established by the City’s Zoning 
Ordinance in the base district.  The PD or planned development combining district is designed as an option 
to accommodate various types of development such as housing, neighborhood or community centers or 
other uses or a combination of uses, such as housing combined with commercial and offices.  The district is 
established to allow flexibility of design which is in accordance with the objectives and spirit of the General 
Plan.  
 
The PD process creates the opportunity for developers and the City to enter into a development agreement 
prior to initiation of the PD process. PD’s linked to development agreements provide both certainty and 
flexibility for developable or redevelopable sites in the City. Flexibility is provided by enabling the developer 
to modify the development standards, land uses, land intensities, building heights, design guidelines, etc. in 
the base district. to respond to area and site conditions, as well as market and development timing needs.  
 
In general, the PD approval process involves three major steps: (1) combined review and approval of 
rezoning and general development plan; (2) Specific Development Plan and Conditional Use Permit; and (3) 
construction approvals. The General Development Plan, approved as part of step 1, establishes  the 
parameters for future development, including allowable uses, number of units, land use configuration, 
circulation and building heights. This provides certainty for the future development of the site, which may 
subsequently occur as one development or in phases.  
 
The City utilizes an Inter-Departmental Evaluation Committee (IDEC) made up of representatives from each 
City department to provide feedback on a project within two-three weeks of the project application. This 
process eliminates future surprises that can result in delays in project processing. 
 
Following the IDEC review, major projects are reviewed by the Planning Commission at one or more Study 
Sessions. This provides the developer with an opportunity to hear and respond to concerns raised by staff, 
the Planning Commission, or the public prior to the public hearing on the project. The Study Session 
process can take place while the environmental assessment as required by the California Environmental 
Quality Act is being performed. 
 
Following the Study Session(s), the project is scheduled for a public hearing by the Planning Commission. 
Depending on the type of application, a public hearing by the City Council may also be required. If the 

- I 
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project does not require an environmental impact report and the developer meets the City's submittal 
requirements and is able to respond quickly to requests for redesign, the process can move quickly, with 
elapsed time from Use Permit application to approval ranging from four to seven months.  
 
Recent completed examples of this process are Marlin Cove and Miramar, two former economically 
obsolete shopping centers that were redeveloped. The City initiated the EIR, General Plan Amendment and 
Rezoning for both Marlin Cove and Miramar. The Marlin Cove Shopping Center redevelopment includes 
280 residential units, with 56 very low income units and 28 moderate income units, and neighborhood retail 
uses. The Miramar development contains 159 units, with 32 very low income units and 16 moderate income 
units. Significantly, both projects include 30% very low and moderate income units instead of the 15% 
standard in State law.  
 
The Marlin Cove Use Permit application for 280 apartments, 56,000 sq. ft. retail, and 20,000 sq. ft. office 
was submitted in February 1999 and approved in July 1999, with a processing time of five months. The 
Miramar Use Permit application for 159 apartments was submitted in June 1999 and approved in January 
2000, resulting in a processing time of seven months. 
 
An current example of this process is the Pilgrim-Triton project.  The project is a joint effort by three property 
owners: Northwestern Mutual Life, AMB Property Corporation and Foster City Executive Park to develop 
approximately 20.75 acres with a mixed use project. The General Development Plan approved by the City 
Council on April 21, 2008 includes: 
 

• Up to 296,000 square feet of commercial/industrial office use; 

• Up to 730 residential units, including up to 64 live-work units; and 

• A minimum of one-acre open space/plaza area. 

 
The City is currently processingFollowing the approval of the General Development Plan, the City approved 
the Specific Development Plan for  Phase A of the Pilgrim-Triton project ( The Plaza), which consists of 
approximately 6.14 acres at the northwest quadrant of the Master Plan, between the intersection of Triton 
and Pilgrim Drives and State Route 92, which was approved as part of the General Development Permit. 
This phase includeds demolition of four existing industrial office buildings at 1153, 1154, 1155 and 1157 
Triton Drive for a total of 92,000 square feet. Phase A included proposes construction of 3070 multi-family 
residential units, 10,000 square feet of 17,000 square feet of commercial space, a centrally located open 
space/plaza as well as a parking garage and surface parking spaces.  The uses, maximum building height, 
and circulation plan have already been established as part of the General Development Plan. As such, the 
processing of each phase Phase A focuses on the design of the buildings as part of this phase and the 
approval of a Development Agreement for the project, which includes the provision of 60 below market rate 
units (based on the percentage established in the General Development Plan). The review process for the 
Specific Development Plans/Use Permits for Triton Pointe and the Waverly took 6 and 9 months, 
respectively. The Community Development Agency (Redevelopment Agency) will be contributing several 
million dollars to help subsidize the affordable units. 
 
Potential Constraints for Persons Living with Disabilities 
The City’s definition of “family” contained in Title 17, Section 17.04.210 of the City of  Foster City Municipal 
Code, does not comply with State Law and should be amended so it does not  preclude special needs 
housing.  The City does not have any spacing or concentration requirements related to housing for persons 
living with disabilities, so as a result, this issue poses no constraint to the development of housing 
appropriate for persons with disabilities. The City has several options for reducing parking requirements for 

I _-
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housing for persons with disabilities. One is through the PD zoning process, where flexibility is provided to 
enable tailored development standards, such as parking standards, to respond to the needs of project 
occupants, including persons with disabilities, seniors, etc.  
 
The other method for addressing parking is through the City’s Senior Housing Overlay Zone, which allows 
reduced parking standards for seniors, some of whom live with disabilities. This is significant since the 
senior population in San Mateo County is projected to increase by 72 percent by 2030, and most seniors, 
93 percent in some surveys, prefer to age in place (stay in their homes as they age) or stay in their 
community. The City’s Senior Housing Overlay Zone was utilized in the Metro Center Senior Homes 
development in a very successful way. The City worked with the developer in the design of the development 
to fit with the location and to enable reduced parking requirements. As the photos below show, the 
townhomes sit on raised landscaped berms to look to be two stories high with pitched roofs, and line quiet 
residential streets nearby. Tuck-under parking is reached from behind, showing that the houses are actually 
3 stories high from  the rear.  This allows the development to exceed 30 units per acre including the parking 
access lanes. 
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Photos of Metro Center Senior Homes 

 
The adopted proposed Reasonable Accommodation procedures will provide an additional ways to reduce 
parking or other requirements for individuals. Thus, in total, the conclusion of this analysis is that the City’s 
development standards and regulations do not pose a constraint to housing for persons living with 
disabilities. 
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Potential Constraints Posed by the City’s Inclusionary Requirements  
 
The City applies its inclusionary requirements through a process of working with the developer and the 
community to offer a number of incentives. Incentives offered by the City include density bonuses, funding 
(if funds are available), development standards flexibility, and reduced processing time. The Community 
Development Agency has provided over 10 million dollars to assist in the creation of affordable units in 
Foster City and will be providing several million dollars more to assist with the creation of affordable units in 
the Pilgrim-Triton project.  The Community Development Agency will also be contributing several million 
dollars to assist with the creation of 70 very low income senior units as part of the Mirabella Senior Housing 
project.  The City does not require a housing in-lieu fee and has assisted in the payment of other fees, such 
as park fees, to help subsidize affordable units. The intent of the City is to assure construction of affordable 
housing units by addressing any potential constraints that inclusionary requirements may pose to the 
construction of housing. The number of inclusionary units built in market rate developments is proof of that 
this approach has been sucessfull.  
 
Specific recent examples are Marlin Cove and Miramar. The Community Development Agency contribued 
$10 million to assist in the creation of 439 new rental units in Marlin Cove and the Miramar developments, 
including 132 (30%) affordable units. Instead of the 15% requirement, which is the standard in State law, 
the 30% very low and moderate income units were built because of the contributions and incentives 
provided by the City. In addition, the City initiated extensive public outreach for both developments that 
resulted in very little public opposition to the projects, which also speeded up the processing time. For 
Miramar, a 10% density bonus was utilized (14 units over the maximum allowed) to make the project more 
feasible. This also has allowed deeper subsidies that resulted in 4 of the 32 very low income units in 
Miramar being affordable to extremely low income households. 
 
As discussed earlier, the City will be contributing several million dollars to assist in the development of 
affordable units in Pilgrim-Triton and Mirabella projects.  The Pilgrim-Triton project will include 730 units, 
20% of which will be affordable.  The first phase of the project, which is currently being processed, includes 
300 units, of which 60 are affordable units.  The Mirabella project consists of 440 units for seniors, 70 of 
which will be affordable to very low income households. 
 
The affordable housing produced or approved since the adoption of the 2007-2014 Housing Element are 
listed below, together with types of incentives that were provided. 

Incentives Provided to Assist the Provision of Affordable Housing 
 % 

Affordable 
Units 

Financial Incentives Other Incentives 

Triton Plaza 20% • $6.3 million from CDA • Waiver of minimum floor area 
standards 

• Development Agreement 
Triton 
Pointe 

20% • None • Density bonus parking standards 
• Waiver of minimum floor area 

standards 
• Development Agreement 

The Waverly 20% • None • Density bonus parking standards 
• Waiver of minimum floor area 

standards 
Foster 20% • $3 million committed • Senior Housing Overlay Zone 
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Square by City from 
“boomerang” funds* 

• Support for funding 
request submitted to 
County 

parking standards 
• Waiver of minimum floor areas 
• Development Agreement 

 *”Boomerang” funds are the City’s share of redevelopment funds that were swept by the State and then redistributed 
to the taxing agencies.   

The ability of jurisdictions to mandate inclusionary housing was severely restricted in 2009 with the 
California Appellate Court ruling in Palmer v. City of Los Angeles, which determined that inclusionary 
requirements on rental units conflicted with the 1995 Costa-Hawkins Act, which regulates rent control. The 
nexus study that is being prepared for consideration of housing impact fees will provide the necessary 
documentation of the impacts of the need for affordable housing to support housing impact fees or the 
provision of affordable housing to off-set those impacts. 
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Infrastructure 
The City’s infrastructure was initially designed to accommodate the ultimate build-out projections of the City, 
which have not changed significantly. Water is purchased from the San Francisco Public Utilities 
Commission (SFPUC) pursuant to an agreement which expires in  2034. The individual supply guarantee 
for Foster City (Estero Municipal Improvement District [EMID]) is 5.9 million gallons per day (MGD). 
Although the water supply agreement and accompanying water supply constract expire in 2034, the supply 
assurance survives their expiration and continues indefinitely.2011.  The City is currently finalizing an 
extension that would extend the agreement for an additional 25 years, which may be extended for one or 
two, five year periods.  The new agreement limits the amount of water that can be purchased by Foster City 
to 5.9 million gallons per day until 2118. The individual supply guarantee can be reduced during times of 
drought or when the volume of water storage in SFPUC’s reservoirs falls below certain levels.  The Urban 
Water Management Plan prepared by EMID addresses how water rationing and/or other measures will be 
used to address any temporary water shortage. The Urban Water Management Plan includes projections 
for increased population as well as implementation of conservation measures. With the implementation of 
the plumbing codes and other conservation measures, the water use projection is 5.86 MGD in 2020, which 
is below the 5.9 MGD individual supply guarantee. Implementation of the 2013 CALGreen Building Code 
will further reduce water demand. Capacity of the water system is not a limiting factor for housing 
development identified in the General Plan, which includes the housing projects indentifiedidentified in the 
this Housing Element. 
 
Wastewater collection services for Foster City are provided by Emid and Wastewater is transported to the 
San Mateo/EMID Wastewater Treatment Plant (WWTP) jointly owned by the cities of San Mateo and Foster 
City. Phase I improvements were made to the liquids handling capacity of the plant in the 1990’s. Phase II 
improvements to the solids handling capacity are planned and budgeted for FY 2004-2005.  The project 
was completed in March 2009. EMID’s wastewater collection system consists of more than 43 miles of 
sanitary sewer lines, more than 8.5 miles of sewer force mains, 49 pumping stations, 15 permanent standby 
generators, and four portable generators. After collection, waste water is pumped to the WWTP. The 
WWTP has treatment capacity of 14.4 mgdMGD. Foster City is allocated 25 percent of the capacity of the 
WWTP, which is 3.6 mgdMGD. The WWTP serves more than 130,000 people and businesses at an 
average flow of 12 mgdMGD, 2.4 mgdMGD less than the total capacity. The average daily wastewater flow 
collected from Foster City’s users and pumped to the treatment plant is approximately 3.0 mgdMGD.   Plans 
are being developed for improvements to the WWTP to better handle wet weather flows, but this will not 
increase the overall capacity of the WWTP. 
 
Although there are localized constraints in some of the industrial areas due to pipe sizes and/or lift station 
capacities, wastewater capacity is not a limiting factor for housing development. 
 
Building Codes 
Foster City follows the requirements of the International California Building Code as modified by Titles 20 
and 24 of the state's regulations. No additional local requirements are imposed which would affect the cost 
of building homes in Foster City. While building and energy codes add to the cost of housing, their existence 
ensures that all new housing units will meet minimum levels of performance for habitability, structural safety, 
and energy use. Cities in California are required to utilize the California International Building Code with 
California state-adopted amendments, which establishes minimum construction standards. The City also 
administers State and Federal mandated standards regarding energy conservation and accessibility for the 
disabled. The City has adopted several amendments to these codes, including the following more significant 
provisions: 
 
· Section 15.04.120 – concrete slabs 
· Section 15.24.13015.04.170 – roofs shall be Class B C fire retardant or better 
· Section 15.40 – limitations on wood burning appliances 
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· Section 15.24.230 – fire sprinklers required for all new buildings and significant expansions 
· Section 15.24.290 – smoke control systems for buildings four or more stories in height 
· Chapter 15.28 – Business and Residential Security 
 
Although some of these regulations, especially the ones related to fire safety, have the effect of increasing 
the cost of housing, they have beneficial economic and safety effects over the long term by reducing losses 
due to fires and other factors. 
 
Project Densities 
Lower density development has a high land cost per unit and therefore adds to the cost of housing. Foster 
City has always been planned to have a mixture of low, medium and high density development in order to 
provide a variety of housing types and prices. Density bonuses are allowed for housing developments that 
meet certain criteria, including the provision of affordable housing, as provided by State law. 
 
All sites currently zoned for housing have either been developed or have received their design 
approvals. Future housing will be on sites re-designated to allow residential use or existing residential sites 
redeveloped at higher densities. It is anticipated that the new housing development will be attached housing 
in the Townhouse, Apartment or Condominium categories. Listed in the tables below are the Land Use Plan 
designations for residential use and examples of projects listed from highest to lowest densities for each 
housing type. 
 

 
 

Examples of Project DensitiesREVISED 
Name of Project Acres Units Units/Acre 

    Townhomes 
   Cityhomes West 9.1 143 15.7 

Cityhomes East 7.4 115 15.5 
Bay Breeze 1.0 13.0 13.0 
Harborside 18.0 220 12.2 
Bayfront court 13.0 154 11.8 
Bayporte 13.0 154 11.8 
Citypark 1.6 42 25.9 

    Condominiums 
   Sand Harbour I 6.2 120 19.4 

Sand Harbour II 9.9 168 17.0 
Marina Green 8.3 138 16.6 
Marina Point 22.5 364 16.2 

Residential Land Use Plan 
Designations and Allowed Densit ies 
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Spinnaker Cove 15.4 238 15.4 
Promontory Point 7.3 93 12.7 
Meridian Bay 5.1 129 25.4 

    Apartments 
   Tradewinds 3.6 130 36.1 

Beachcomber 3.6 118 32.8 
Sand Piper 1.1 36 32.7 
Balclutha 1.2 36 30.0 
Chateau 
Chamont 1.0 30 30.0 
Harbor Cove 15.1 400 26.5 
Foster's Landing 29.0 490 16.9 
Metro Senior 1.0 60 60.0 
Marlin Cove 8.4 280 33.4 
Miramar 4.2 159 38.3 
Triton Plaza 6.1 30 50.3 
Triton Pointe 3.4 166 48.8 
Waverly 6.3 240 38.1 
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91  
 
Foster City is basically “built out,” i.e., the little remaining vacant land either has projects under 
construction or approved. Almost every new housing project will require the demolition of an existing 
development. There are many difficulties associated with working with already developed properties: (a) 
Many developed properties are small and don’t have sufficient area for a marketable project by themselves; 
(b) Aggregating several small parcels can be difficult; (c) Purchasing or condemning leases of existing 
tenants can be expensive and time-consuming; and (d) Neighbors’ may be opposed to changing the 
existing use. 
 
The City of Foster City General Plan designates the location and intensity or density of different types of 
uses, ranging from parks and open space to offices and housing. Residential uses are designated by the 
type of housing and the density of housing. The “density” of residential development is the number of 
residential units on one acre of land. All residential densities are expressed in “gross” area density, which 
includes internal streets. Below are the types and density of residential uses allowed in Foster City: 
 
(1) Single Family Residential. Allows up to 8 dwelling units per acre. This is the single largest residential 

category in the City. Single family homes are located in every residential neighborhood except one. 

 

Examples of Project Densities 

Name of Project Acres Units Units/Acre 

Town homes 
Cityhomes West 9 .1 143 15.7 

Cityhomes East 7 .4 115 15.5 
Bay Breeze 1.0 13 13.0 
Harborside 18.0 220 12.2 

Bayfront Court 13.0 154 H .8 

Bayporte 13.0 154 11 .8 
Citypark 1.6 42 25.9 

Condominiums 
Sand Harbour ii 6.2 120 19.4 
Sand Harbour I 9.9 168 17.0 
Marina Green 8.3 138 16.6 

Marina Point 22.5 364 16.2 
Spinnaker Cove 15.4 238 15.4 

Promontory Point 7 .3 9,3 12.7 

Meridian Bay 5.1 129 25.4 

Apanmenrts 
Tradewinds 3.6 130 36.1 

Beachcomber 3.6 118 32.8 
Sand Piper 1.1 36 32.7 
Balclutha 1.2 36 30.0 
Chateau Chamont 1.0 30 30.0 
Harbor Cove 15.1 400 26.5 
Foster 's Landing 29.0 490 16.9 
Metro Senior 1.0 60 60.0 
Marlin Cove 8.4 280 33.4 

Miramar 4.2 159 38.3 
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(2) Two Family Residential. Allows up to 10 dwelling units per acre. This designation recognizes the small 
percentage of existing duplex homes in the City. The designation has been applied to a small area in 
the northeastern portion of the City, on Comet Drive (Neighborhood #1). Duplexes should provide the 
outward appearance of single-family residences in a single-family neighborhood, but at densities closer 
to those of townhomes. 

 

(3) Townhouse Residential. Allows up to 15 dwelling units per acre. Townhomes in Foster City generally 
function as attached single family homes. 

 

(4) Condominium Residential. Allows up to 15-35 dwelling units per acre. Condominium developments are 
usually constructed at a higher density than townhomes. 

 

(5) Apartment Residential. Allows 20-35 dwelling units per acre. Apartment developments in Foster City 
generally provide the highest density living environment, although some apartment developments are 
built at comparable densities to condominiums. 

 

(6) Mixed Use Residential/Commercial Projects. The City allows mixed residential/commercial projects to 
be built at the maximum allowed residential densities. In allowing higher residential densities for mixed 
use projects, the project must comply with the goals and policies of the General Plan, including policies 
regarding design and affordability. 

(6)  
 
There is no guarantee that any individual project will be approved for maximum density. The high end of a 
density range is allowed only when the following issues are addressed: 
 

(1) Excellence in architecture and site planning is achieved through creative solutions to building 
location and/or design, the preservation of views or vistas, the creation of usable open areas for 
public and/or private enjoyment, the provision of pedestrian/bicycle pathways for links to existing or 
proposed routes, the preservation of Bay wildlife resources, and the conservation of energy 
resources (through solar siting, clustering, etc.). 

 

(2) Development is clustered to reduce paving, grading, runoff, and loss of vegetation cover. 

 

(3) Additional landscaping area is provided to enhance the natural qualities of the site. 

 

(4) Recreational facilities are provided on-site for the enjoyment of project residents. 

  

(5) It is ensured that the traffic, noise, or visual effects of the higher density development will not 
significantly affect adjacent or nearby residences, or the overall streetscape. 

(5)  

  

 The project includes very low, low and/or moderate income units in accordance with the City’s 
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affordability needs and guidelines. 

(6)  

  
Each development proposal must be evaluated based on its own characteristics and merits to determine 
whether the proposed density of development is appropriate for that site. Densities higher than those 
included in the description of each Land Use Plan designation are possible through the use of density 
bonuses. State Density Bonus Law and Chapter 17.86 of the Foster City Municipal Code provide for density 
bonuses of up to 35 percent above the otherwise allowed density in return for promising of affordable 
housing, childcare facilities or senior housing. Factors which must be considered include adjacent uses, the 
proposed site and building design, traffic and noise impacts, and visual impacts. High quality design that 
considers the building massing, siting, and landscaping can make higher density developments appear to 
be much lower in density than they actually are when viewed from adjacent properties and streets. The 
City’s General Plan, Zoning, and development review processes all exist to ensure that each and every new 
development contributes to the overall quality of life in the community without adversely impacting adjacent 
properties. 
 
On/Off-Site Improvements  
Street and infrastructure standards have a direct impact on housing construction costs, as well as on 
subdivision design. There have been no public streets built in Foster City since the early 1980’s except for 
Balclutha Drive between Foster City Blvd. and Shell Blvd. In general, residential street widths have a 50-foot 
right-of-way and are 35-feet from curb to curb. However, all recent multi-family projects have been 
developed as Planned Developments.  Through this process, the City allows lesser street widths, with 
recent examples being 20-24-feet from curb to curb. By using a planned development process for key 
housing sites, allowances can be made to conform street standards and improvements to the projects’ 
needs and impacts. The Land Use and Circulation Element includes a policy that allows private streets to 
be approved with narrower than standard street widths.  
 
The table below shows zoning standards for various residential districts in the City. 
 

 
 
However, as discussed above, recent multi-family projects have been approved as Planned Developments, 
which allows for flexibility from these zoning standards. 
 
 
Discussion of Key Issues Related to Housing 
 

Foster City Area, Bulk, Yard, and Height Regulations for R-1 , R-2, R-3, and R-4 Zoning Districts 

Zoning District 
Minimum Minimum 

Lot Area/DU Front Yard Side Yard Rear Yard Stories 
Maximum Maximum 

Width Area Height Coverage 

R-1 40 5,000 5,000 20 5 20 2 25 50 

R-2 40 5,000 3,500 20 5 20 2 25 50 

R-3 200 20,000 2,190 20 5 20 3 38 50 

R-4 200 20,000 1,245 20 5 20 5 45 40 

Source: Foster City Community Development Department 

Dollar values shown in $1 ,000 
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Neighborhoods and Neighborhood Character 
 
R-1 (Single Family Residence) Zoning District 
The City’s oldest housing stock is approximately thirtyforty-five years in age and is generally in good 
condition. Serious structural problems (foundations; framing; roof structure) or problems with basic systems 
(plumbing; heating; electrical) are rare. With the exception of construction related foundation problems in 
several planned developments, structural problems at this stage in the City’s history do not constitute a 
serious concern. 
 
Houses located in the City’s older neighborhoods, typically in Neighborhoods 1, 2, 3, 4, 8, and 9: 

• Overall, structurally are in good condition. 
• Are experiencing renovation and remodeling, especially by new property owners. (The most 

common remodeling or construction projects involve replacing roofs, room expansions and/or 
additions, kitchen and bathroom remodeling.) 

• Compete well in the overall San Francisco Peninsula housing market and command high prices. 
• Receive or have access to a complete range of typical city services (sewer; water; police; fire; 

library; parks). 
 
Common problems in these neighborhoods include the following: 

• Property maintenance, including: (1) unkempt yard maintenance; 2) dead, dying, or a lack of 
landscaping; 3) peeling or unpainted portions of houses); 4) storage of trash cans and recycling bins 
in front yards; 5) storage of garbage & miscellaneous debris in front yards. 

• Construction or remodeling work occurring without City permits and required inspections. 
• Storage of unregistered/inoperable vehicles on driveways and public streets. 
• Seasonal storage of boats, catamarans and recreational vehicles on driveways and public streets. 

 
R-1/PD (Single Family Residence/Planned Development Combining) Zoning District 
Houses located in Neighborhoods 5, 6, and 7, but also scattered throughout the City: 

• Are newer than the houses found in the R-1 Zoning District. 
• Are well maintained and are in very good physical condition. 

• Have far fewer property maintenance problems than houses in the R-1 Zoning District. 
• Compete very well in the overall San Francisco Peninsula housing market and command high prices. 
• Receive or have access to a complete range of typical city services (sewer; water; police; fire; library; 

parks). 
 
Common problems in these neighborhoods include the following: 
• Construction or remodeling work occurring without City permits and required inspections. 
• Seasonal storage of boats, catamarans and recreational vehicles on driveways, in common area parking 

lots and on private streets. 
• Storage of unregistered/inoperable vehicles on driveways and public streets. 
 
Other Residential Zoning Districts (R-T Residential Townhouse; R-3 Medium Density Multiple Family 
Residence District; R-4 High Density Multiple-Family Residence) District 
The above Zoning Districts are located throughout the City. Dwelling units located in these Zoning Districts 
are multi-family units, predominantly but not exclusively, apartment units, and range in age from 25-30 35 
years to new/under construction. Multifamily units in these Districts: 
• Are well maintained and are in good physical condition. 
• Compete very well in the overall San Francisco Peninsula housing market and command high prices. 
• Receive or have access to a complete range of typical city services (sewer; water; police; fire; library; 

parks). 
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Common problems in these Zoning Districts include the following: 
• Construction or remodeling work occurring without City permits and required inspections. 
• Seasonal storage of boats, catamarans and recreational vehicles on driveways, in common area parking 

lots and on private streets. 
• Landscape modifications (tree removals/ replacements) without permit. 
 
Periodically, there are specialized rehabilitation needs in the community for lower income or elderly 
households. In those cases, the City refers people to the County for rehabilitation assistance loans. The City 
contracts with the County to administer rehabilitation loans and the disaster assistance program. Between 
1988 1993 and 19982008, 11 14 rehabilitation loans were provided in Foster City by this program. In 
addition, Metro Senior Apartments also received a rehabilitation loan in 2013. 
 
In addition, the City also contributes to other agencies that provide assistance for maintenance or 
rehabilitation, including the Center for Independent Living, which assists disabled individuals and frail 
seniors who wish to live independently. The City estimates that in the 1999-20062015-2023 time period, an 
additional 20 lower income or elderly households will need rehabilitation assistance.  
 
Energy and Green Building 
 
Housing Elements are required by the State of California to include an Energy Conservation section that 
provides “an analysis of opportunities for energy conservation with respect to residential development” 
(Government Code Section 65583(a)(7))to identify opportunities for energy conservation.  
Because of high energy costs, it has become increasingly important to include energy conservation 
measures in new housing construction and to incorporate energy conserving features in existing homes. 
Rehabilitation loan programs also address energy conservation improvements. Energy conservation 
measures help to minimize the percentage of household income a household must dedicate to energy as 
well as minimize the use of non-renewable resources. The present value of these savings is typically 
greater than the added construction cost of the energy conservation feature.  
 
Background.  High energy costs have continued to increase over the past several decades and climate 
change concerns have increased the need and desire to include energy conservation measures in new 
housing construction as well as incorporating energy conserving features in existing homes. The use of 
“green building” techniques and materials can reduce the resources that go into new construction and can 
ensure buildings operate more efficiently. A common definition of “green building” is “design and 
construction practices that significantly reduce or eliminate the negative impacts of building on the 
environment through energy efficiency and renewable energy, conservation of materials and resources, 
water efficiency, site planning and indoor environmental quality”. Energy conservation measures help to 
minimize the percentage of income a household must dedicate to energy.. These savings are typically 
greater than the added construction cost of the energy conservation feature. 
 
States Codes and Guidelines. The State of California is a nationwide leader in sustainable building 
practices. Written into the State Building Code are several sets of requirements and guidelines to facilitate 
the production of more environmentally friendly buildings.  
 
Currently, Foster City encourages energy conservation through the enforcement of statewide energy 
standards (Title 24) which ensure that newly constructed residential units meet a minimum level of energy 
efficiency. In addition, in 2008 the City Council created the Environmental Sustainability Task Force, which 
is charged with developing recommendations to help and encourage the Foster City community to become 
more sustainable. The resource categories being covered by the Task Force include energy, solid waste, air 
quality/transportation, and water quality. Actions will be undertaken addressing energy conservation and 
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green building in Foster City.  
Part 6 Title 24 of the California Code of Regulations sets forth mandatory energy standards for new 
development, and requires adoption of an “energy budget” In 2011, California added the California Green 
Building Standards Code (CALGreen) to the state’s official building code. CALGreen is a new set of building 
codes, some mandatory, and some voluntary, for all new buildings and renovations. It is the first state level 
“green” building code to be implemented in the US. Minimum energy conservation standards implemented 
through CALGreen may slightly increase initial construction costs, but reduce operating expense and 
expenditure of natural resources over the long run.   
 
In addition, the City has required buildings be equivalent to LEED (Leadership in Energy and Environmental 
Design) Silver  or better in development agreements for specific developments, including: 

• Gilead Sciences 
• Pilgrim Triton (including Triton Plaza, Triton Pointe, Waverly & Phase C) 
• Chess Hatch Master Plan 
• Foster Square 

 
PG&E Programs. Pacific Gas & Electric (PG&E) provides power for all jurisdictions in San Mateo County. 
PG&E offers a variety of energy conservation services for residents that help save money while moving 
towards greater sustainability, including energy assistance programs for lower income households, which 
help qualified homeowners and renters, conserve energy and control electricity costs. For example, Home 
and Business Area Network (HAN) and the Smart-Rate Add-on are programs designed to identify peak 
energy use times and unnecessary energy-consuming appliances, to assist consumers in making energy-
saving and money-saving decisions. Through Energy Upgrade California, PG&E also offers homeowners up 
to $4,500 in rebates for implementing energy-saving home improvements. PG&E asloalso has launched the 
Zero Net Energy Pilot Program (ZNE) to move towards all new residential construction be zero net energy 
by 2020, and all commercial construction by 2030.  
 
PG&E also participates in several other energy assistance programs for lower income households, which 
help qualified homeowners and renters, conserve energy and control electricity costs. These include the 
California Alternate Rates for Energy (CARE) Program and the Relief for Energy Assistance through 
Community Help (REACH) Program. The CARE provides a 15 percent monthly discount on gas and electric 
rates to income qualified households, certain non-profits, facilities housing agricultural employees, 
homeless shelters, hospices and other qualified non-profit group living facilities. The REACH program 
provides one-time energy assistance to customers who have no other way to pay their energy bill. The 
intent of REACH is to assist low-income customers, particularly the elderly, disabled, sick working poor, and 
the unemployed, who experience sever hardships and are unable to pay for their necessary energy needs.   
 
Foster City Programs.  Foster City encourages energy conservation in a number of ways including:  
 
Policies and Strategies 
 

• Passed Resolution 2006-71, supporting efforts of all governments to develop policies and programs to 
reduce global warming. 

• Passed Resolution 2009-17, adopting the San Mateo County Energy Strategy to reduce the impact of 
global warming and the corresponding climate change.  (Previously adopted Resolution 2007-57, 
supporting the development of the strategy.) 

• Appointed an Ad Hoc Environmental Sustainability Task Force which developed a Recommended 
Sustainability Action Plan.  This work has been transferred to the Sustainable Foster City initiative which 
has an updated Sustainable Foster City Plan.  

http://www.fostercity.org/projectsandinitiatives/upload/Resolution-2006-71.pdf
http://www.fostercity.org/projectsandinitiatives/upload/Reso-2009-17.pdf
http://www.fostercity.org/projectsandinitiatives/upload/Resolution-2007-57.pdf
http://www.fostercity.org/projectsandinitiatives/upload/Sustainable-Foster-City-Plan.PDF
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• Appointed a Transportation Committee which developed additional transportation 
recommendations.  This work has been transferred to the Sustainable Foster City initiative which 
includes transportation initiatives in its Sustainable Foster City Plan. 

• Included preparation of a Climate Action Plan with the update of the Land Use and Circulation Element – 
projected to be completed in late 2014/early 2015 
  

Carbon Emissions 
 
Emissions from City Operations 

• Conducted an inventory of greenhouse gas emissions from City operations in 2005 and 2010. These 
inventories are used to guide the City's efforts to reduce emissions. The City currently has a number of 
programs that reduce carbon emissions both from City operations and the community as a whole. 

• Preparing and expecting to complete a comprehensive Climate Action Plan in 2014. 
• Converted to a system by which water meters can be read remotely, eliminating the need to routinely 

access on-site meters around the city by automobile. 
• Benchmarked major City facilities so on-going energy use and be tracked and managed. 

  
Promotion and Support of Mass Transportation 

• Works with the Traffic Congestion Relief Alliance and employers to ensure that trip-reducing alternatives 
are available, introduced to employees, and publicized on a regular basis. 

• Promotes the AC Transit transbay bus service. 
• Promotes employer-operated shuttles to and from the San Mateo Caltrain Station and the Millbrae 

Intermodal Station from three areas: Lincoln Centre, North Foster City, and Mariners Island. 
• Operates a Senior Express Shuttle to transport residents age 55 and older to events and activities in the 

region. 
  

Bicycle Alternatives 
• Requires that bicycle racks be installed at all new commercial/office developments in town. Bicycle racks 

are also on all shuttles. 
• Maintains a bicycle/pedestrian path along the bay front—a leg of the Bay Trail that connects with trails 

maintained in neighboring cities and allows for an easy commute by bicycle between Foster City and a 
number of Peninsula cities. 
  

Foster City Employee Trip Reduction 
• Implemented an alternative schedule for most employees, reducing employee commuter trips from a 

traditional schedule. 
• Implemented the option for certain employees to telecommute from home, keeping cars off the roadways 

while maintaining a productive workforce. 
• Participates in annual Great Race for Clean Air, sponsored by the Spare the Air Team at the Bay Area 

Air Quality Management District. 
  

City Fleet Fuel Efficiency 
• Increasing the percentage of hybrids in the City fleet and reviewing other fuel-efficient alternatives as 

vehicles are replaced. 
• Replaced traditional vehicles with electric options for parks maintenance operations when appropriate. 
• Maintains vehicle fleet in peak condition in order to maximize performance and minimize carbon 

emissions. 
  

Other Carbon-Reducing Policies 
• Reduced speed limits on most City streets to allow for use of Neighborhood Electric Vehicles (NEV) for 

intra-City transportation. 
• Adopted regulations prohibiting the installation or replacement of wood burning appliances unless certain 

conditions are met to protect air quality. 
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Energy Conservation and Renewable Energy 

• Eliminated permit fees for installation of solar panels. 
• Installed Light Emitting Diode (LED) streetlights on all public streets.  LED streetlights reduce energy use 

by up to 50% and require less maintenance and less frequent replacement.  
• Converted all traffic and pedestrian signals to LED's; these lights use about 20 percent of the electricity of 

the older, halogen lights. 
• Implemented energy conservation practices in building maintenance supplies, parts and systems in City 

facilities. 
• Computer-controlled heating, ventilation and air conditioning systems in some buildings make them more 

energy efficient, shutting off systems when work areas may not be inhabited. 
• Participates in the San Francisco Community Power Demand Response Program, reducing city-wide 

electricity use on peak demand days.  
• Installed solar powered speed safety signs near Bowditch Middle School.  
• Converted to energy efficient electronic ballasts in City lighting systems. 
• Joined Energy Upgrade California program to encourage energy efficiency retrofits by Foster City 

property owners.  To learn more, visit http://www.energyupgradeca.com/. 
• Joined CaliforniaFIRST to enable commercial customers to access Property-Assessed Clean Energy 

(PACE) financing. 
• Joined Regional Renewable Energy Partnership to study the installation of solar panels at the 

Library/Community Center. 
  

Foster City will continue to address energy conservation and promote green building in Foster City as well 
as research different strategies to rehabilitate rental and owner housing, as well as promote new green 
projects.  
 
 
Funding for Housing 
 
Past Funding from the Community Development Agency. In 1994 the City and the Community Development 
Agency (CDA) adopted the Affordable Housing Strategic Plan, which contains a strategy for meeting the 
City's and the CDA's affordable housing obligations. The Strategy was amended in 1997. The Strategic 
Plan was developed because the high cost of providing affordable housing in the Bay Area, the fairly 
substantial number of units required, the flow of available financial resources (the tax increment revenue 
stream) and the need to maintain unit affordability for the life of the Agency all require that the City and the 
CDA plan carefully and leverage the Agency's housing funds to the fullest extent feasible. The Affordable 
Housing Strategic Plan was incorporated into the 2007-2014 Housing Element.  
 
The Strategic Plan proposes five programs to meet, over a period of time, the Agency's affordable housing 
requirement and much of the City's "fair share" affordable housing requirements. The Strategic Plan 
proposes that the Agency's requirements have first priority in the use of Agency funds, but that the housing 
funds then be used to address as much of the City's affordable housing requirements as possible. 
 
Section 33334.2 of the State Health and Safety Code requires that redevelopment agencies spend a 
minimum of 20% of tax increment received on affordable housing, and Section 33413 requires that an 
agency provide affordable housing units at the rate of 15% of the number of market rate units developed in 
the project area. (If the agency, rather than a private party, is the developer, then 30% must be provided at 
affordable costs.) 
With the funding provided for affordable housing through the CDA, Foster City was able to provide a 
significant amount of affordable housing for the community through a variety of programs, as indicated in 
the table below. 
 

http://www.energyupgradeca.com/
https://californiafirst.org/overview
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Affordable Housing Programs Funded by the Community Development Agency: 1985-20121 
Program Number of Affordable Units Produced 
Fosters Landing 74 
Metro Senior Apartments 60 
Marina Green2 17 
Emerald Bay 7 
Existing Unit Purchase3 8 
Marlin Cove 84 
Miramar 48 
Triton Plaza 60 
Foster Square4 66 
First Time Homebuyer Loans 33 
HIP Homeshare Dozens of households provided with homeshare 

matches 
HEART5 5 
1Commitments in place at the time the CDA was dissolved were able to be funded after dissolution of the CDA, 
including Triton Plaza 
2Marina Green deed restrictions have expired, but provided an opportunity for 17 low- and moderate-income 
households to become homeowners 
3Up to eight units were provided, although two units were recently sold bringing the number in the program to six units 
4Funding for Foster Square was provided from “boomerang” funds, i.e., the City’s share of the redistributed housing 
funds that were swept from the CDA  
5HEART (Housing Endowment and Regional Trust) has provided five downpayment assistance loans in Foster City a 
well as some additional loans to Foster City workers who live elsewhere. The City pays membership dues to HEART. 
 
In 2011, the passage of ABx1 28 by the State dissolved redevelopment agencies and eliminated a major 
source of funding for affordable housing.  The legislation, which was upheld by a ruling of the California 
Supreme Court on December 29, 2011, dissolved agencies on January 31, 2012. 
 
Current Funding for Affordable Housing. On January 9, 2012, the City Council exercised its right under the 
legislation to become the Housing Successor Agency to the former Community Development Agency.  All 
non-cash housing assets and obligations, including the eight (8) affordable housing units formerly owned 
and operated by the Agency, and loans receivable from the Metro Center Senior Housing Project and 
individual borrowers under the former 1st Time Homebuyers Program, were transferred to the Successor 
Agency’s Low- and Moderate-Income Housing Fund (LMIHF) effective February 1, 2012.  
 
Continuing obligations of the Successor Agency to the Community Development Agency, including 
affordable housing obligations related to Marlin Cove, Miramar and Triton Plaza, are funded from the tax 
increment received by the Successor Agency and are not paid from the LMIHF or the City Affordable 
Housing Fund.   
 
The City chose to allocate the funds it received from the reallocation of the housing funds swept from the 
CDA to the affordable housing in the Foster Square development.  These funds are referred to as the 
“boomerang” housing monies.  Although these funds were not restricted when they were redistributed to the 
various taxing entities, the City chose to allocate the approximately $3 million it received to the 66 units of 
affordable housing in Foster Square being developed by Mid-Peninsula Housing. 
 
The LMIHF includes the budget for expenditures related to operating and maintaining the remaining six (6) 
affordable housing units now owned by the City, including property management services, landscaping and 
other maintenance costs, as well as initiatives that were formerly funded by the Agency that support and 
enhance the availability of affordable housing in Foster City. Revenues going into the Affordable Housing 
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Fund include proceeds from the sale in FY 2013-14 of two of the units in the Existing Unit Purchase 
Program as well as rental income and loan repayments.  The City Council has set a goal of maintaining a 
$300,000 fund balance as a reserve for capital expenditures related to the affordable housing units owned 
by the City.  
 
Other funding sources available within San Mateo County include HEART and San Mateo County. Many 
sources of state and federal funding for locally administered affordable housing program are declining, such 
as the Community Development Block Grant, the HOME Investment Partnerships Program, HOPE VI and 
Choice Neighborhoods, as documented in the Affordable Housing Funding Gap Analysis prepared by 
ABAG in February 2014. 
 
Potential New Sources of Funding. The dissolution of redevelopment agencies throughout California in 
2012 eliminated the major source of funding for affordable housing in Foster City and other jurisdictions. 
Although this funding has been eliminated, the state mandates to plan for and facilitate the provision of 
affordable housing remain. An option to provide funding for affordable housing is the imposition of 
development impact fees.  The development impact fee would be charged to a development for the 
increased demand for affordable housing that the development would create. In order to impose a 
development impact fee, a “nexus study” is required to document that: 1) the development is in fact creating 
an impact, and 2) that the fee is proportional to the impact.     
 
Pursuant to City Council direction, a nexus study is underway in cooperation with the 21 Elements program 
that will enable consideration of an affordable housing impact fee as a source of ongoing funding for 
affordable housing. The nexus study is anticipated to be completed at the end of 2014 to enable the City 
Council to consider adoption of a housing impact fee in early 2015. 
 
The City initiated the Marlin Cove and Hillsdale/Gull Redevelopment Project Areas and completed the 
General Plan Amendment, Rezoning and Environmental Impact Report for the Marlin Cove and Miramar 
redevelopment projects.  After these approvals were completed, developers were selected and the 
Community Development Agency (COA) contributed $10 million to make these developments feasible.  The 
projects resulted in the development of 439 units. 
 
Among the major accomplishments was the redevelopment of the Marlin Cove Shopping Center, which 
included 280 residential units.  The CDA contributed $6 million toward this project and paid the park in-lieu 
fees to help subsidize the affordable units.  Another major accomplishment was the Miramar development, 
which replaced a 25 year old shopping center that was largely vacant, with 159 housing units. The CDA 
contributed $4 million and paid the park in-lieu fees to subsidize the affordable units in this project.  Both 
projects included 30% very low and moderate income units.  Marlin Cove provided 56 very low income units 
and 28 moderate income units.  Miramar provided 32 very low income units and 16 moderate income units. 
 
In 2004, the CDA modified the First-Time Homebuyer program to obtain approval from CalHFA to "partner" 
with the First Time Homebuyer program. Through the First-time Homebuyer Mortgage program, funding 
from the Community Development Agency is often combined with funding from other regional or state 
programs to create a more affordable purchase. The CDA has contributed $100,000 per year to the First-
Time Homebuyer Program.  
 
In 2006, the City joined the Housing Endowment and Regional Trust (HEART), which raises funds from 
public and private sources to meet critical housing needs in San Mateo County. The City has continued its 
relationship with the HIP Homeshare Program, which matches people into shared housing arrangements. 
Approximately 15-25 people are matched each year.   
 
State law requires that within residential projects in redevelopment, the area must provide at least 15% of 
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affordable units.  This goal was exceeded in the Marlin Cove and Miramar projects, which provided 30% at 
affordable income levels, instead of the minimum 15%, through the use of Community Development Agency 
(CDA) funds. The City has used the redevelopment Housing Fund to leverage the development of 
affordable units. In Fiscal Year 2007-2008, total Housing Fund expenditures totaled $1.454 million.  This 
includes existing housing programs and ongoing subsidies pursuant to agreements for Fosters Landing, 
Marlin Cove and Miramar (Hillsdale/Gull Project Area). The Agency’s Implementation Plan for 2005-2010 
projects Housing Fund spending of $17.5 million over the 2005-2010 time period.  
 
The CDA has continued to acquire properties to be leased to very low and low income families.  The CDA 
now owns seven units.   The First Time Homebuyer loans provide a 30-year 2nd mortgage at 3% interest 
with the interest and payments deferred for the first 5 years.  As of December 31, 2008, a total of 29 loans 
have been made, with 16 loans still outstanding.  A total of $1.775M has been loaned, with $650K repaid 
and $1.110M in the 16 loans still outstanding. 
 
The amount of funding expected from the City’s low and moderate income housing set-aside fund (under 
the Community Development Agency) is 20% of the total funds distributed. Project Area One in the Agency 
currently has a $170 million cap, of which $46 million would be for housing. To date, $26 million has been 
spent or committed to affordable housing. The estimated $20 million is expected to be generated in Project 
Area One between 2001- 2011. 
 
It is Agency policy to dedicate 20% of the tax increment money generated by a project back to that project 
to subsidize the affordable housing included in the project. This is one of the ways the City has been so 
successful in providing very low income housing as well as low and moderate income housing. 
 
The table below summarizes resources and expenditures for the Foster City Community Development 
Agency through 2017. Expenditures include developer payments and funding for City affordable housing 
programs, as listed in the table. 
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Foster City Community Development Agency Combined Housing Fund Projections (2008-2017) 

Category 2008-09 2009-1 0 2010-11 2011-1 2 201 2-13 2013-14 2014-1 5 20 15-16 2016-17 

Total Resources $17,661 $19,204 $18,279 $12,497 $7 ,978 $6,080 $4,091 $2,006 $245 

Total Expenditures $2,996 $4,099 $6,834 $5,409 $2,727 $2,753 $2,779 $2,289 $925 

Developer Payment (Fosters 
$144 $147 $150 $0 $0 $0 $0 $0 $0 

Land ing) 
Developer Payment 

$0 $0 $2,508 $2,707 $0 $0 $0 $0 $0 
(Mirabella) 

Developer Payment (Triton) $0 $1 ,500 $1,500 

Existing Unit Purchase 
$1,466 $1,042 $1,042 $1 ,042 $1 ,042 $1,042 $1,042 $635 $0 

Program 
First Time Homebuyer 

$100 $100 $300 $300 $300 $300 $300 $300 $0 
Program 

Rehabiliation Loans $60 $60 $60 $60 $60 $60 $60 $60 $0 

Homeshare Program (HIP) $27 $27 $27 $27 $27 $27 $27 $27 $0 

Marlin Cove Funding $332 $337 $341 $346 $351 $355 $360 $256 $261 

Hillsdale/Gull Funding $234 $234 $234 $234 $234 $234 $234 $234 $234 

Administrative Expenses $634 $653 $673 $693 $714 $735 $757 $780 $433 

Ending Balance $17,665 $15,460 $11,805 $7,456 $5 ,626 $3,709 $1,699 $1 $0 

Source: Foster City Community Deve lopment Agency (March, 2009) 

Doll ar values shown in $1 ,000 
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Housing Goals, Policies and Programs 
 
The section below contains the City’s Goals, Policies and Programs related to the Housing Element.  Goals 
are shown in capital letters, e.g., H-A.  Policies related to each Goal include the Goal plus a number, e.g., 
H-A-1.  Programs related to each Policy include the Goal and Policy reference followed by a lower case 
letter, e.g., H-A-1-a. 
 
 
H-A Reinforce the City's Commitment to Meeting Housing Needs 
Establish and monitor goals, policies and programs to address the City's housing 
needs, encourage public participation in all housing policy matters and promote 
equal housing opportunities. 

 
 
Below is a breakdown of the Regional Housing Needs Allocation (RHNA) for Foster City for the current 
Housing Element planning period (201507-202314) as determined in partnership with all twenty cities and 
the county as part of the San Mateo sub-region. (Although the RHNA is for the time period of 2014-2022, 
the planning period covered by the Housing Element is 2015-2023.) Approximately 39 54 percent of all the 
housing need is required to be affordable to low-and very low-income households (“lower income” 
households). The quantified objectives in the Foster City Housing Element are intended, in part, to make 
sure the City addresses its RHNA for new units. 
 

City of Foster City Regional Housing Needs Allocation (RHNA) for 2015-2023 Planning Period 

Income Level Units Percentage 
Very Low 148 34% 
Low 87 20% 
Moderate 76 18% 
Above Moderate 119 28% 
Total 430 100% 
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Foster City Housing Element Quantified Objectives 

Total Foster City Housing Element Quantified Objectives by Income Category 
(2015-2023) 

Income Category (1) New Construction (2) Rehabilitation (3) Conservation1 
Very Low (Extremely 

Low2) 
181 5 235 

Low 153 10 58 
Moderate 116 5 1,015 

Above Moderate 1,209 0 0 
Total 1,659 20 1,308 

1Conservation includes preservation and improvement of existing affordable housing stock per Government Code Section 
65583(c)(4). 
2Extremely Low Income is a subset of the Very Low Income. Housing opportunities such as emergency shelters, supportive 
housing, shared housing and Section 8 vouchers can provide opportunities to address Extremely Low Income housing needs.  In 
addition, the Affordable Housing Overlay Combining District will require a certain percentage of extremely low-income units. 
The City will strive to provide some extremely low income housing in new construction through the development review 
process negotiations. 
 

New Construction, Rehabilitation and Conservation Quantified Objectives 
(2015-2023) 

(1) New Construction Objectives 
 Very Low Low Moderate Above-

Moderate 
Total 

Approved Units:      
Triton Pointe1 10 18 5 133 166 
The Waverly1 8 31 9 192 240 
Foster Square1 66 0 0 331 397 
Pilgrim Triton Phase C2 2 2 1 12 17 
Projected Units:      
Second Units 4 1 1 0 6 
Harbor Cove 20 0 0 60 80 
Sites to be Rezoned with 
Affordable Housing 
Overlay Zone:3 

     

Beach Cove 26 73 0 140 239 
Franciscan 9 25 0 69 103 
Sand Cove 25 72 0 202 299 
Shadow Cove 11 31 0 70 111 
TOTAL 71 253 16 1,209 1,659 
Excess Low Income 
Counted Toward Moderate 

 -100 100   

TOTAL AFTER 
COUNTING EXCESS 
LOW TOWARD 
MODERATE 

181 153 116 1,209 1,659 

RHNA 148 87 76 119 430 
Remaining Need (Surplus) (33) (66) (40) (1,090) (1,229) 
Percent of Need to be Met 122% 170% 153% 1,015% 385% 

1Numbers of units per project approval and/or development agreement. 
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2The breakdown of 20% affordable units in Phase C of Pilgrim-Triton has not been determined and will be negotiated with the 
Use Permit or Development Agreement.  
3The breakdown of affordable units includes 7% very low-income and 20% low-income of the base density in order to achieve 
60% additional density per Affordable Housing Overlay Zone. 
 

(2) Rehabilitation Objectives: 20 units 
(Limited rehabilitation needed due to the newness of the housing stock.) 
 
(3) Conservation Objectives (Units from Previous RHNA Planning Periods): 

 Very Low Low Moderate Total 
Affordable 

Existing BMR Units:     
  Fosters Landing 30 22 22 74 
  Emerald Bay 3 2 2 7 
  Metro Senior Housing 54 6 0 60 
  CDA Acquired 
Housing 

6 0 0 6 

  Marlin Cove 56 0 28 84 
  Miramar 32 0 16 48 
  Triton Plaza 40 15 5 60 
Existing shared 
housing2 

14 13 0 27 

Existing non-BMR 
apartments1 

0 0 942 942 

TOTAL 235 58 1,015 1,308 
1Estimated 25% of existing 3,768 market rate rental apartments are affordable to moderate income households.  
2HIP Housing reported 13 new shared housing placements in FY 12-13 and 14 remaining in shared housing placements from 
previous years. Distribution assumed to be approximately half very low-income and half low-income. 

 
 
 

City of Foster City Regional Housing Needs Allocation (RHNA) 
2007-2014 

 
 2007-2014 

Income Level Units Percentage 
  Very Low   111 23% 
  Low   80 16% 
  Moderate   94 20% 
  Above Moderate  201 41% 
Total 486 100% 

 
Foster City Housing Element Quantified Objectives 

 
Total Foster City Housing Element Quantified Objectives by Income Category 

(2007-2014) 
 
Income Category (1) New Construction (2) Rehabilitation (3) Conservation* 
Very Low (Extremely 
Low**) 

111 (55) 5 241  

Low 80 10 71 
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Moderate 207 5 911 
Above Moderate 616 0 2,833 
TOTAL 1,039 20 4,056 
* Conservation includes preservation and improvement of existing affordable housing stock per Government Code 

Section 65583(c)(4). 
** Extremely Low Income is a subset of the Very Low Income. Housing opportunities such as emergency shelters, 

supportive housing, and Section 8 vouchers, can provide opportunities to address Extremely Low Income housing 
needs. In addition, the City will strive to provide some extremely low income housing in new construction as 
provided for in the development review process negotiations.   

 
 

New Construction, Rehabilitation and Conservation Quantified Objectives 
(2007-2014) 

 
(1) NEW CONSTRUCTION OBJECTIVES: 
 Very Low Low Moderate** Above-

Moderate Total 

Units projected:      
  Mirabella 70 0 0 370 440 
  Pilgrim-Triton* 41 80 92 384 597 
  Second Units 0 0 2 0 2 
TOTAL 111 80 94 754 1,039 
      
ABAG Housing Needs 111 80 94 201 486 
Percent of Need to be Met 100% 100% 100% 375% 214% 
* The breakdown of affordable units in the Pilgrim-Triton development has not been determined and will be negotiated with 

each phase. 
** Estimated 25% of market rate rentals are affordable to moderate income households. New second units are affordable to 

moderate income households. 
 
(2) REHABILITATION OBJECTIVES: 20 Units***  
***  Limited rehabilitation needed due to the newness of the housing stock. 
 
(3) CONSERVATION OBJECTIVES (Units from Previous RHNA Planning Periods): 
 Very Low Low Moderate** Above-

Moderate Total 

Existing BMR units:      
  Foster’s Landing 30 22 22 0 74 
  Emerald Bay 2 2 2 0 7 
  Metro Senior Housing 54 6 0 0 60 
  CDA acquired housing 7 0 0 0 3 
  Meridian Bay  0 0 0 59 59 
  Sea Island Homes  0 0 0 4 4 
  Promontory Point III  0 0 0 31 31 
  Marlin Cove 56 0 28 196 280 
  Miramar  32 0 16 111 159 
Existing shared housing   60 41 38 17 156 
Existing non-BMR 
apartments** 

0 0 805 2,415 3,220 

TOTAL 241 71 911 2,833 4,056 
 
 
H-A-1 City Leadership.  Provide an active leadership role in helping to attain the objectives of the 

City's Housing Element by following through on the actions prescribed in the Housing Element 
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in a timely manner and monitoring progress annually to review housing goals and target 
achievements. 

 
H-A-1-a Annual Tracking of Housing Activity.   The City will provide a statistical summary 

of residential building activity tied to various types of housing, household need, 
income and Housing Element program targets.  Target:  Annually as part of General 
Plan Implementation Report and consistent with the annual monitoring requirements 
for the Housing Element. Responsible Agency: Community Development 
Department. 

 
H-A-1-b Construction of New Units.  The Association of Bay Area Governments, through 

the San Mateo County sub-region, has calculated Foster City's regional housing 
share at 486 430 units for the 2007-20142015-2023 period.  The City will continue to 
review residential proposals as they are received.  Target: Potential for 486-1,039up 
to 1,752 housing units between 2007-20142015-2023, including sites identified in 
Housing Program H-D-2-a, Tier 1 Housing Opportunity Sites. Responsible Agency: 
City Council; Planning Commission; Community Development Department and 
Community Development Agency. 

 
H-A-1-c Future Housing Element Updates.  The City will update its Housing Element, 

consistent with State Law requirements.  Target:  Next update by June 2014January 
2023.  Responsible Agency: Community Development Department. 

 
H-A-2  Public Participation.  Encourage and support public participation in the formulation and review 

of the City's housing policy, including encouraging neighborhood level planning and working 
with community groups and the building and real estate industry to advocate programs which 
will increase affordable housing supply and opportunities. 

  
H-A-3 Cooperation with Other Agencies.  Continue participation in County-wide housing assistance 

programs and coordinate with other public and private agencies in the use of available programs 
to provide lower-cost housing in Foster City.  

 
H-A-3-a Community Outreach. The City will improve citizen awareness of rehabilitation and 

disaster assistance loan subsidy programs, code enforcement, energy conservation 
programs, fair housing laws and affordable housing programs by:   
(1) providing packets of housing information at City Hall and the library, with water 

bill inserts and through the mail to those who inquire;  
(2) contacting neighborhood groups and associations;  
(3) providing special presentations to community groups, service organizations, and 

senior citizens periodically; and  
(4) providing public information through articles in the local newspaper, on the City’s 

web site and with cable TV public service announcements.   
(5) In addition, the City will contact community service clubs and organizations to 

determine their interest in establishing a volunteer labor-assistance housing 
improvement program for homeowners physically or financially unable to 
maintain their properties.    

Target:  Ongoing. Responsible Agency: Community Development Agency. 
 

H-A-3-b Technical Assistance to Non-Profits.  The City will provide technical assistance to 
non-profit groups organized to encourage provision of affordable housing and 
sponsors of affordable housing projects and programs.  The City will facilitate 
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provision of affordable housing by providing technical assistance in a liaison role with 
non-profit housing groups.  Target: Ongoing outreach and when a unique 
development opportunity arises.  Responsible Agency:  Community Development 
Department and Community Development Agency. 

 
H-A-3-c  Water and Sewer Agency Coordination. Annually review water and sewer 

procedures and priority for water and sewer service allowances for developments 
with units affordable to lower-income households. Target: Upon Housing Element 
adoption; review annually.  Responsible Agency: Community Development 
Department and Public Works Department. 

 
H-A-3-d[LJC1] Outreach to Community Service Clubs and Organizations. The City will 

contact community service clubs and organizations to determine their interest in 
establishing a volunteer labor-assistance housing improvement program for 
homeowners physically or financially unable to maintain their properties.   Target: By 
2015. Responsible Agency: Community Development Department. 

  
H-A-4 Review Potential Environmental Impacts of New Housing.  When a new housing 

development is proposed, perform a review of potential environmental impacts to ensure 
that the impacts on existing and prospective residents are considered.  

 
H-A-4-a Air Quality Impacts. When site-specific development is proposed and/or a 

Rezoning application is processed, potential air quality impacts from project traffic 
shall be studied, and mitigation measures to ensure compliance with the Bay Area 
Air Quality Management District standards in effect at the time shall be 
recommended if necessary.  Target: Ongoing.  Responsible Agency: Community 
Development Department. 

 
H-A-4-b  Geotechnical Studies. Prior to any residential or retail construction on the project 

sites, geotechnical studies would be required by the City unless a site-specific study 
is already on file with the City. Target: Ongoing.  Responsible Agency: Community 
Development Department. 

 
H-A-4-c Uniform Building Codes and Title 24. Buildings shall conform to the requirements 

of the latest adopted edition of the California Uniform Building Standards Code and 
Title 24 to reduce potential seismic-related hazards. Target: Ongoing.  Responsible 
Agency: Community Development Department. 

 
H-A-4-d Site Investigation.  When a site-specific development is proposed for a site that was 

previously used for commercial or industrial uses, a Phase I and II Site Investigation 
shall be conducted to identify the extent of contamination and the clean-up measures 
necessary to meet the requirements of the Department of Toxic Substances Control 
and the Regional Water Quality Control Board. Target: Ongoing.  Responsible 
Agency: Community Development Department. 

 
H-A-4-e NPDES Requirements. All National Pollutant Discharge Elimination System 

(NPDES) requirements will be met or required as mitigation measures when 
Rezoning applications are processed for the subject sites. Target: Ongoing.  
Responsible Agency: Community Development Department. 
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H-A-4-f Noise Studies.  Noise studies shall be undertaken for each site when a site-specific 
development is proposed and/or a Rezoning application is processed.  These studies 
should will identify needed mitigation measures to reduce noise levels to an 
acceptable level for residential uses of the sites as identified in the Noise Element of 
the Foster City General Plan. Target: Ongoing.  Responsible Agency: Community 
Development Department. 

 
H-A-4-g   Traffic Evaluations. Traffic evaluations shall be completed when site-specific 

development is proposed and/or a Rezoning application is processed.  Each site-
specific evaluation will consider intersection and freeway impacts, parking, transit 
and pedestrian/bicycle safety.  If necessary, mitigation measures to ensure 
compliance with the Level of Service standards identified in the City of Foster City 
General Plan shall be incorporated in the project. Target: Ongoing.  Responsible 
Agency: Community Development Department. 

 
H-B Protect Existing Housing, Community Character and Resources 
Maintain the high quality of existing housing and community character and assure 
energy efficiency in new and existing housing. 

 
H-B-1 Encourage Maintenance of Existing Housing.  Encourage maintenance of the existing 

housing stock by enforcing zoning and property maintenance regulations, housing and other 
codes for all types of residential units. 

 
H-B-1-a Continue Code Enforcement.  Continue the existing Zoning and Building Code 

Enforcement and Property Maintenance programs.  In addition, continue the 
mandatory fire code inspection program.  Target:  Ongoing.  Responsible Agency: 
Community Development Department; Fire Department. 

 
H-B-2 Encourage Rehabilitation of Existing Housing.  Encourage rehabilitation to the extent 

possible and when necessary for low and moderate income homeowners and rental property 
owners with lower income tenants.  

  
H-B-2-a Rehabilitation Loans.  The City will encourage rehabilitation loan and disaster 

assistance programs to the extent possible given program funding criteria and local 
need.  Target:  20 new loans by 20142023. Responsible Agency: San Mateo County 
Housing Authority, San Mateo County Department of Housing and Community 
Development and the Community Development Agency. 

 
H-B-2-b Facilitate Non-Profit Rehabilitation/Maintenance Assistance. The City will, if a 

source of funding can be found,  initiate a program to provide up to $1,000 in funding 
for very low-income households who cannot otherwise afford the repairs. Eligible 
repairs include weatherization of doors and windows, broken windows and doors, 
installation of smoke detectors, water-heater replacement, electrical/mechanical 
work, plumbing repairs and cleaning gutters. To help the disabled and elderly 
maintain or rehabilitate their homes the City will identify possible non-profit 
organizations (such as Rebuilding Together, churches, service clubs, or Girl or Boy 
Scouts) that can provide assistance and will provide information on the City’s website 
and handouts at City Hall.  Target: 2010 2016 and ongoing thereafter.  Responsible 
Agency: Community Development Department.   
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H-B-3 Encourage Energy Conservation in Housing.  Encourage adoption of energy conservation 
measures, and promote energy conservation programs and City staff training that provide 
assistance for energy conservation improvements. 

 
H-B-3-a Energy Conservation Assistance. Consider adopting measures for new residential 

development and rehabilitation projects to incorporate sustainable construction and 
green building practices as part of a Climate Action Plan or other program. Target: 
2015; Responsible Agency: Community Development Department. 

 
H-B-3-b Increased Energy Conservation.  The City will continue to enforce Title 

24CALGreen Energy requirements, consider fee waivers and fast-track incentives for 
energy conservation improvements, and will review its development ordinances to 
determine if zoning, building, subdivision and others discourage the use of energy 
conservation measures (placement of solar panels, energy conserving architectural 
designs, building orientation, etc.).  Target:  Ongoing.  Responsible Agency: 
Community Development Department. 

 
H-B-4 Housing Design.  Assure excellence in project design consistent with existing community 

character (architecture, site planning, and amenities). 
 

H-B-4-a Architectural Review.  Continue the City’s Architectural Review requirements 
contained in Chapter 17.58 of the Foster City Municipal Code to ensure that 
development preserves the architectural character and scale of the neighborhoods 
and community and is well designed.  Target: Ongoing.  Responsible Agency: 
Community Development Department. 

 
 
H-C: Protect the Supply and Affordability of Rental Housing 

 
H-C-1 Regulation of Conversions.  Regulate the conversion of apartments to condominiums, 

community apartments and stock cooperatives to preserve the existing stock of rental 
apartments. 

 
H-C-1-a Condominium Conversion Regulation.  Continue implementation of the 

condominium conversion ordinance linking any conversions to the development of 
additional rental housing within the City. The ordinance provides for lifetime leases 
for seniors and handicapped tenants.  Amend the existing conversion regulations to 
change the percentage of converted units required to be set aside for qualified low 
and moderate income owners from ten to fifteen percent.  Continue the requirement 
for deed restrictions on resale (unless financing is impossible), or 1% of gross sales 
must be contributed to the City, and comparable rental housing must be available in 
the Housing Market Area.  There have not been any conversions within the past 
nineteen years.  Target:  Ongoing.  Responsible Agency: Community Development 
Department. 

 
H-C-1-b[LJC2] Amend the existing conversion regulations to change the percentage of 

converted units required to be set aside for qualified low and moderate income 
owners from ten to up to twenty percent.  Target: 2016. Responsible Agency: 
Community Development Department, Planning Commission, City Council. 
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H-C-2 Protection of the Rental Housing Stock.  Promote the retention of rental units and encourage 
rental subsidy programs that can be applied to existing housing. 

 
H-C-2-a Phased Redevelopment of Existing Apartments. If a large apartment 

development is redeveloped, the project shall be phased so that displacement of 
residents is minimized to the extent feasible.  The application for redevelopment shall 
include a plan to minimize displacement of existing residents. Target: Ongoing.  
Responsible Agency: Community Development Department.  

 
H-C-3 Moderate Rent Increases 

Find ways and means to moderate the percentage, amount, and frequency of residential rent 
increases in the City. 

 
H-C-3-a Moderate Rent Increases.  Continue working with the Peninsula Conflict Resolution 

Center and the Tri-County Apartment Association as a vehicles to moderate rent 
increases in the City and to resolve rental disputes between renters and property 
owners. Target: Ongoing.  Responsible Agency: City Council, Community 
Development Department. 

 
H-C-4 Rent Disputes.  Provide for increased use and support of tenant/landlord educational and 

mediation opportunities. 
 

H-C-4-a Rental Dispute Resolution.  Continue the City’s financial contribution to and 
encourage residents’ use of the Peninsula Conflict Resolution Center as a vehicle to 
resolve rental disputes between renters and property owners. Target: Ongoing.  
Responsible Agency: City Council, Community Development Department. 

 
H-C-5 Rental Assistance Programs.  Continue to publicize and participate in rental assistance 

programs such as Section 8, Housing Voucher programs, and other available rental programs. 
 

H-C-5-a  Rental Housing Assistance.  Encourage the use of federal, State and Local rental 
housing programs.  Continue to publicize programs and work with the San Mateo 
County Housing Authority to implement the Section 8 Rental Assistance Program 
and, as appropriate, assist similar non-profit housing sponsor rental assistance 
programs.  Target:  Shared Housing [LC3]and Emergency Assistance: 15 extremely 
low and very low income households provided assistance per year (assumes 
continued funding of program). Responsible Agencies: San Mateo County Housing 
Authority and non-profit housing sponsors.  

 
H-C-5-b  City Rental Housing Assistance Program.  If a source of funding can be secured, 

tThe City of Foster City will develop a local housing rental assistance program, and 
will work with the owners of existing rental projects in the City to provide as many 
subsidized rental units as possible.  As a goal, the City will seek to provide up to 5% 
of the available units for rental subsidy.  Target:  An additional 10 extremely low 
income, 10 very low income and 20 low income households/units provided rental 
subsidy by 20142022.  Responsible Agencies: Community Development Department 
and CDA. 
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H-D Consider Potential Public and Private Redevelopment Opportunities 
to Increase the Supply of Housing 

Assure excellence in architecture and site planning in all new projects, provide a 
variety of housing types and tenure and meet the City's "fair share" of regional 
housing need. 
 
H-D-1 Housing Opportunity Areas.  Given the diminishing availability of developable land, the City 

will identify housing opportunity areas and sites where a special effort will be made to provide 
affordable housing consistent with other General Plan policies.  Housing Opportunity Areas 
should have the following characteristics: 

 
a. The site has the potential to deliver sales or rental units at low or below market rate prices or 

rents. 
b. The site has the potential to meet special housing needs for local workers, single parents, 

seniors, small families or large families. 
c. The City has opportunities, through ownership or special development review, to facilitate 

provision of housing units to meet its housing objectives. 
 

H-D-2 Selection of Housing Opportunity Areas.  The City will use the following criteria in selecting 
Housing Opportunity sites or areas: 

 
a. Potential for adequate and safe internal and external vehicular and pedestrian circulation. 
b. Convenient access to existing public transportation or the potential for such access as public 

transportation systems are expanded. 
c. Convenient access to typical neighborhood services and facilities typically required by 

residents. 
d. Convenient access to typical neighborhood recreation facilities, or designed to provide 

adequate recreation facilities on site. 
e. Cost effective mitigation of physical site constraints (including geologic hazards, flooding, 

drainage, soils constraints, wetland limitations, etc.) 
f. Cost effective provision by the City/EMID of typical residential services and adequate utilities 

to the site. 
g. Ability to meet internal residential noise standards. 
h. Adequate size to provide required parking; parking requirements should be flexible based on 

the expected needs of the project’s prospective residents. 
i. The development of a specific project on the site will not result in significant adverse 

individual or cumulative impacts on other properties in the neighborhood or area, unless the 
City/District adopts a Statement of Overriding Considerations as defined by the California 
Environmental Quality Act. 

 
H-D-2-a Tier 1 Housing Opportunity Sites. The City will work with the developers of Pilgrim-

Triton (597 units with project zoning in place) and Mirabella (440 units located on 
publicly-owned property, but subject to final approval)Tier 1 Housing Opportunity 
Sites to assure that the City’s Regional Housing Needs Allocation (RHNA) can be 
met at these designated “Tier 1” housing opportunity sites. The Housing Element 
concludes that these sites are sufficient to meet all of the City’s Regional Housing 
Needs Allocation (RHNA) for the 2007-20142015-2023 planning period, including the 
need for very low, low, moderate, and above moderate income housing.  
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 Tier 1 Housing Opportunity Sites include: 
 Pilgrim Triton (Remaining Phases): 
  Triton Pointe    
  The Waverly    
  Phase 3      
 Foster Square                                           
 Harbor Cove       
 Beach Cove 
 Franciscan 
 Sand Cove 
 Shadow Cove  
 

Target: All approvals by 2010within one year of each application.  Responsible 
Agency:  City Council; Planning Commission; Community Development Department. 
 

H-D-2-b Study of Potential Longer-Term Housing Opportunity Sites. The City will 
undertake a study of potential housing sites that may be available to address 
housing needs in Foster City beyond the current Housing Element planning period 
(beyond 2014). Based on the study, a set of strategic directions will be identified to: 
(1) assure the availability of adequate housing sites for the next Housing Element 
planning period; (2) assess properties or areas that may offer opportunities for 
redevelopment consistent with achieving multiple City goals; and (3) undertake 
implementing actions based on City Council directions.  Target: 2011; Responsible 
Agency:  City Council; Planning Commission; Community Development Department. 

 
H-D-2-b Affordable Housing Overlay Combining District. Program: Adopt and implement 

an Affordable Housing Overlay (AHO) Combining District to encourage the 
production of additional housing units, including affordable units. The AHO will allow 
a minimum density “by right,” subject to demonstrating compliance with criteria to 
ensure compatibility with adjacent uses. Target: 2015. Responsible Agency: 
Community Development Department, Planning Commission, City Council 

 
H-D-2-c Rezoning with Affordable Housing Overlay District. Rezone selected housing 

sites with the AHO to encourage redevelopment of existing, older apartments with 
additional housing in a manner appropriate to their neighborhood and surrounding 
development. Target: 2015. Responsible Agency: Community Development 
Department, Planning Commission, City Council. 

   
H-D-2-d Design Criteria for Affordable Housing Overlay District. Develop criteria to be 

used by the Planning Commission in the review of developments pursuant to the 
AHO that ensures: 
• Site plans, landscaping and structures are developed with a character that is 

consistent with the quality of the City’s neighborhoods. 
• Building scale, setbacks and massing and other features are utilized to minimize 

the impacts on adjacent development.  
• In mixed affordability developments, affordable units are dispersed and 

indistinguishable from market rate units. 
Target: 2015. Responsible Agency: Community Development Department, Planning 
Commission, City Council. 
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H-D-3 Encourage Housing as Part of New Development Projects.  As opportunities for the 
redevelopment of property occur, whether financed with public funds or not, evaluate whether 
the subject site and project could and/or should include multifamily housing units as a part of the 
overall project, including apartments, condominiums, townhouses or a mix of housing types. 

 
H-D-3-a Potential Re-Use of Commercial Sites.  The City will reevaluate the land use 

designations for the City's neighborhood shopping centers or other commercial sites 
if, at a future date, any of these commercial activities become not viable.  If mixed 
use developments including residential uses are considered, criteria for determining 
the appropriate housing types include: 

 
(1) The predominate types and densities of housing on the same block front or on 

adjacent blocks to the proposed project. 
(2) The type of street (major, collector, etc.) which would provide access to the site 

and levels of service on the street in the morning and afternoon peak hours. 
(3) Availability of public services and facilities. 
(4) The ability of the project to provide landscaping for parking areas, facade 

modulation and orientation of buildings which would ensure privacy for, and 
minimize impacts on, any adjacent single family homes, and reduce the 
perception of density in a multi-family project. 

Target:  As appropriate.  Responsible Agency: Community Development 
Department, Planning Commission, City Council.   

 
H-D-3-b Increase Supply of Rental Units.  Work to increase the supply of rental units in the 

City by re-planning and rezoning failed, failing or underutilized commercial properties 
to include rental units. Timeframe: Following completion of Housing Element or 
Program H-D-2-b — “Study of Potential Longer-Term Housing Opportunity Sites” — 
in 2011 and when a unique development opportunity arises.  Responsible Agency: 
City Council, Planning Commission, Community Development Department. 

 
H-D-4 Mixed Use Development.  Encourage mixed residential/commercial uses on those parcels 

where a mix of land uses is feasible and appropriate. 
  

H-D-4-a Mixed Use Housing.  Encourage mixed residential-commercial uses in areas 
consistent with the Land Use Plan through the following and other means, if 
appropriate:  (1) increased densities; (2) reduced unit sizes; (3) incentives for 
ground-floor retail; (4) shared parking; (5) reduced parking ratios; and (6) require the 
identification of specific parts of the master plan for housing.  Target:  2014Ongoing.  
Responsible Agency: Community Development Department, Planning Commission, 
City Council. 

 
H-D-5 Planned Development Process.  Encourage the use of the planned development process to 

achieve a diversity of housing types and tenure and to provide greater choice for residents and 
workers in Foster City. 

 
H-D-6 Second Units.  The City will continue to allow secondary dwelling units ("granny flats") in R-1 

zones, subject to specific development standards and requirements. 
 

H-D-6-a Second Units.  Continue implementation of the City's Second Unit Ordinance in 
single-family (R-1) zones.  Target:  62  moderate income units by 20142023.  
Responsible Agency: Community Development Department. 

-----
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H-D-7 School Sites.  Assist and support the public school district and private schools with the 

incorporation of residential uses for faculty and staff along with educational facilities in order to 
increase the supply of affordable housing. 

 
H-D-8 Secure Funding for Housing Programs. Identify and/or develop a source of funding for 

affordable housing programs, including one-time development assistance and on-going 
programs.   

Community Development Agency.  Promote residential opportunities in the redevelopment project areas, 
where appropriate, through the unique powers of the Community Development Agency. 

 
H-D-8-a  Community Development Agency.  The Community Development Agency will use 

its unique powers to reduce the costs and expedite the construction of affordable 
housing in Foster City. The percentage of affordable units within redevelopment 
project areas or other areas of the City for extremely low, very low, low and moderate 
income households shall be in accordance with State Law and Housing Element 
Policy.  Community Development Agency funds will be set aside each year for 
development of housing affordable to low income households. Target: Linked to 
Housing Element Program H-D-2-a — “Tier 1 Housing Opportunity Sites” — and 
when a unique development opportunity arises. Responsible Agency:  Community 
Development Agency.Housing Impact Fee.  Conduct the necessary nexus study to 
enable the City to consider adoption of housing impact fees on new development as 
a way to provide funding for affordable housing programs. Target: 2015. Community 
Development Department, City Council. 

 
H-D-8-b Local, State and Federal Funding for Affordable Housing. Monitor the availability 

of other sources of local, state or federal funding that could be used to provide 
funding for affordable housing programs. Target: Ongoing. Responsible Agency: 
Community Development Department.  

 
H-D-9 Reduce Regulatory Constraints.  Support the reduction of governmental and regulatory 

constraints to the production of housing, especially affordable housing. 
 

H-D-9-a Government Constraints. The City will review the entire development process and 
remove any government and regulatory constraints to the production of affordable 
housing, including a review of ways to allow more types of projects to be approved at 
the staff level. Target: 20112016. Responsible Agency: Community Development 
Department, and Public Works Department, Planning Commission, City Council (this 
would be zoning requirements, fees, and review procedures for example). 

 
H-D-9-b Pre-Permit Review Process. The City will continue to hold pre-application reviews 

of affordable housing projects with all City departments in an effort to reduce 
permitting time and cost for affordable housing projects. These pre-application 
conferences will be held with all City departments to review the proposal and set 
clear objectives early on in the process. Target: Ongoing. Responsible Agency: 
Community Development Department, Public Works, and Building Inspection 
Division. 
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H-D-9-c Minimum Density Requirements.  Consider enacting minimum density 
requirements in multiple family zones to prevent use of land zoned for multiple-family 
use for lower density housing in order to make more efficient use of the limited 
opportunity to provide additional housing.  Amend City codes if necessary.  Target: 
20112016.  Responsible Agency: Community Development Department, Planning 
Commission, City Council.  

 
H-D-9-d Zoning Incentives.  Evaluate zoning incentives that encourage the development of 

diverse housing types, including smaller, more affordable units and two- and three-
bedroom units suitable for families and children. Amend City codes, including 
Chapter 17.56 and others, if necessary.   Target: 20112016.  Responsible Agency: 
Community Development Department, Planning Commission, City Council. 

 
H-D-9-e Reevaluate Parking Requirements.  Conduct a study of whether, how, and when to 

modify parking requirements to allow higher densities and reduced housing costs in 
areas appropriate for reduced parking requirements. Amend City codes if necessary.   
Target: 20112016.  Responsible Agency: Community Development Department, 
Planning Commission, City Council. 

  
H-D-9-f Development Fee Waivers. Encourage waivers of development fees where feasible 

as a means of promoting the development of housing affordable to very low- and 
low-income households.  Target: Ongoing.  Responsible Agency: Community 
Development Department, City Council. 

   
H-D-9-g Nonconforming Uses. Allow use of development agreements and amend 

Chapter 17.70, Nonconformity Uses, of the Foster City Municipal Code toR 
reduce or eliminate disincentives to having an existing non-residential site 
zoned for housing; .  Allow non-conforming uses to continue indefinitely on 
sites zoned for housing;, and also allow them to be expanded or rebuilt if 
destroyed through the continued use of development agreements or 
amendment of Chapter 17.70, Nonconformity Uses, of the Foster City 
Municipal Code.  Target: 20112016.  Responsible Agency: Community 
Development Department, Planning Commission, City Council.  

 
H-D-9-h  Definition of Family,  Remove or revise the definition of family contained in 

Title 17, Section 17.04.210 of the City of  Foster City Municipal Code which is 
not in compliance with California Fair Housing Law and may pose a 
constraint to providing housing for people with disabilities.  The definition of 
family cannot distinguish between related and unrelated persons and should 
not impose numerical limitations on the number of persons that may 
constitute a family.  Target 2011.  Responsible Agency:  Community 
Development Department. 

 
 

H-E Address Affordable Housing Needs 
Meet the City's "fair share" of very low, low and moderate income housing need and 
the needs of special groups, including the elderly, handicapped, small and large 
families, extremely low income households and persons, single parents and local 
workers. 
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H-E-1 Create More and Retain Existing Affordable Housing Strategic Plan. Incorporate the 
housing programs defined in the 1996 Foster City Affordable Housing Strategic Plan as part of 
the Housing Element (see Appendix H).  The Affordable Housing Strategic Plan containsUtilize 
a variety of methods to increase and retain the supply of affordable housing, including the 
following programs: 

 
H-E-1-a  New Project Development ProgramFunding for Affordable Housing.  Conduct 

the necessary nexus study to enable the City to consider adoption of housing impact 
fees on new development as a way to provide funding for affordable housing 
programs. Target: 2015. Community Development Department. 
• All new residential development within redevelopment project areas will meet its 

affordable housing requirement on-site.  (15% of the number of market-rate units, 
if developed by other than the Agency). 

• Where applicable in new developments, the Agency will continue its current 
policy of returning 20% of tax increment generated by each project to that project 
as a housing subsidy. 

• The Agency will work with non-profit and for-profit developers to determine the 
potential for creating an additional number of affordable units, including 
extremely low, very low,  and low income units, at these sites with additional 
financial assistance from the Agency, and other sources, for ensuring the long-
term project management for those units. 

• When required to accomplish the stated Goals of the Plan, amend the General 
Plan land use designation of the site to an appropriate housing designation 
and/or the Zoning Ordinance to allow greater densities of affordable and market 
rate units. 
 

Target: Ongoing.  Responsible Agency: Community Development 
AgencyDepartment. 

 
H-E-1-b  Existing Unit Purchase Program. 

• Continue to maintain the existing units owned by the City as rentals for large very 
low- and low-income families.  

• If funds are available, pPurchase existing older single-family, condominium, 
townhouse or duplex units to provide affordable rental housing 

• Strive not only to avoid a concentration of affordable units in any one location or 
area, but to disperse affordable units throughout the community to complement 
and enhance the diversity that is already found in the City and that is an 
important element of its success. 

• Target units that need rehabilitation and thereby improve the neighborhood in 
which they are located. 
 

   Target: 3 units by 2014, including 1 unit for an extremely low income 
householdOngoing. Responsible Agency: Community Development 
AgencyDepartment. 

 
H-E-1-c First-Time Homebuyer Program. 

• Continue to monitor the existing First Time Homebuyer loans for compliance with 
their requirements, including owner-occupancy.  Deposit any payoffs into the 
City’s Affordable Housing Fund.  Continue the First-Time Homebuyer program 
using a revolving fund to provide low interest and/or deferred second mortgages. 
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   Target: Ongoing.  Responsible Agency: Community Development 
AgencyDepartment. 
 

H-E-1-d Homeowner Rehabilitation Loan Program. 
• Increase use of Community Development Block Grant rehabilitation loans 

administered by the County, through improved promotion and publicity to 
residents; target the elderly. 
 

   Target:  Ongoing.  Responsible Agency: Community Development 
AgencyDepartment, San Mateo County Department of Housing. 
 
H-E-2 Private Development of Affordable Housing – Inclusionary Requirement.  Encourage the 

provision of affordable housing by the private sector through: 
 

a. Requiring that 20% of the units, excluding bonus units, in specified residential projects be 
affordable (an inclusionary requirement). 

b. Requiring construction or subsidy of new affordable housing as a condition for approval of 
any commercial development which affects the demand for housing in the City. 

c. Providing incentives to encourage the provision of affordable housing as provided in Policy 
H-E-3. 

 
H-E-3 Incentives for Affordable Housing.  The City shall consider offering development incentives to 

developers of multifamily housing projects which meet the City’s housing needs, in exchange for 
an agreement that a minimum of twenty percent (20%) of the total number of units constructed 
(or another percent, depending upon the project) shall be affordable to very low as defined by 
State Health and Safety Code Section 50105, low and moderate income persons and families 
as defined by Section 50093 of the State of California Health and Safety Code for a minimum 
period of 45 years. Incentives to be considered include the following: 

 
a. Financial contributions for the construction of utilities, public road improvements and other 

traffic improvements; soils remediation; Plan preparation and development;  
b. Rent subsidies for the affordable units, if funding is available. 
c. Density bonuses, as allowed by State law and Chapter 17.86. 
d. Pre-scheduled, fast track permit processing. 
e. Design flexibility. 
f. Reduced or waived fees, if funding is available. 
g. Reduced parking requirements and/or use of shared parking. 
h. Assistance and support in securing public financing, such as bonds or tax credits.  
 
H-E-3-a Density Bonuses for Affordable Housing Projects Consistent with State 

Density Bonus Law.  The City will offer density bonuses consistent with the State 
Density Bonus Law and Chapter 17.86.  Target: Apply State Density Bonus Law as 
requested by developers of projects meeting applicable standards; review and 
modify the Zoning Ordinance as appropriate by 2010Ongoing.  Responsible Agency: 
Community Development Department. 

 
H-E-3-b Financing and Subsidy Programs.  Encourage project sponsors to apply for 

available federal, state and locally subsidized new affordable construction programs, 
including subsidies for extremely low income, very low income, and low income 
housing, by providing technical assistance on available programs and supporting 
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data, structuring development agreements and other requirements to match program 
funding criteria, as appropriate and possible, and leveraging tax incrementother 
financing when possible.  The City will also lobby Federal and State elected officials 
for housing legislation that includes appropriations for low and moderate income 
housing programs.  Examples of programs include Mortgage Revenue Bonds, 
Mortgage Credit Certificates and Redevelopment Agency Tax Increment Financing.  
Target: Linked to Housing Element Program H-D-2-a — “Tier 1 Housing Opportunity 
Sites” —Ongoing and when a unique development opportunity arises.  Responsible 
Agency: Community Development AgencyDepartment. 

 
H-E-3-c Cooperative Ventures.  Encourage cooperative and joint ventures between owners, 

developers and non-profit groups in the provision of BMR housing.  Target: Ongoing.  
Responsible Agency: Community Development AgencyDepartment. 

  
H-E-4 Resale Controls on Owner-Occupied BMR Units.  Require resale controls on owner-

occupied BMR units to insure that affordable units provided through public assistance or public 
action are retained for 45 years or more as affordable housing stock. 

 
H-E-4-a Maintain Existing Owner-Occupied BMR Units.   Administer the agreements for 

the existing ownership BMR units to ensure the continued affordability of these units 
for the terms of their agreements.  Target: Ongoing.  Responsible Agency: 
Community Development AgencyDepartment.  

 
H-E-5 Rent and Income Restrictions on Rental BMR Units.  Require rent and income restrictions 

on rental BMR units to ensure that affordable units provided through public assistance or public 
action are retained for 4 55 years or more as affordable housing stock. 

  
H-E-5-a Maintain Existing Rental BMR Units.   Administer the agreements for the existing 

rental BMR units, including the review of required reports and responding to 
questions and complaints, to ensure the continued affordability of these units for the 
terms of their agreements.  Target: Ongoing.  Responsible Agency: Community 
Development AgencyDepartment. 

 
H-E-5-b New Agreements for Affordability of Existing Rental Units. If a source of funding 

can be identified, work with owners of existing rental units to include or extend 
affordability agreements. Target: 2018. Responsible Agency: Community 
Development Department. 

 
H-E-5-c Adopt Notice Requirements for “At Risk” Units. Adopt an ordinance requiring a 

one-year notice to tenants of existing affordable rental units that affordability 
restrictions are due to expire. Target: 2018. Responsible Agency: Community 
Development Department. 

 
H-E-5-d Minimize Impacts of Expiration of Affordability Covenants. Work with landlords, 

tenants and other agencies prior to the expiration of affordability covenants to 
minimize the impacts of the expiration of affordability covenants through extension of 
affordability covenants, use of rental vouchers, preference at other affordable 
housing sites or other means. Target: 2018. Responsible Agency: Community 
Development Department. 
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H-E-5-e Affordable Housing Preference for Displaced Residents. Consider an 
amendment of the affordable housing preferences adopted by City Resolution 2000-
123 to include tenants displaced by termination of affordability restrictions. Target: 
2018. Responsible Agency: Community Development Department 

   
H-E-6 House Sharing.  Encourage and facilitate house sharing in appropriate locations where it would 

provide housing for low and moderate income residents and not significantly impact the 
neighborhood (parking, access, etc.). 

 
H-E-6-a Homeshare Program.  Continue to work with Housing Investment Project (HIP) to 

expand the existing outreach program for the Homeshare Program for both rental 
and ownership housing, including outreach to extremely low and very low income 
persons.  Target: 15 new matches per year.  Responsible Agency: Community 
Development AgencyDepartment, Housing Investment Project. 

 
H-E-7 Housing for New Employees and their Families.  Given the amount of commercial and retail 

development expected through build-out of the City, encourage an adequate supply and variety 
of rental and ownership housing that meets the needs of new employees and their families. 

 
H-E-7-a Ownership Housing for Employees.  In order to improve the jobs to housing 

balance in large-scale commercial developments, the City will undertake outreach 
efforts to employers and developers, encouraging them to provide joint 
homeownership programs for employers and employees in order to provide 
affordable ownership housing for employees of firms locating in Foster City.  Target:  
Ongoing.  Responsible Agency:  Community Development Department.      

 
H-E-8 BMR Eligibility Priorities.  In order to meet a portion of the City's local housing need, 

consistent with Association of Bay Area Governments (ABAG) Housing Need Determinations, 
and as a traffic mitigation measure, the City will, to the extent consistent with applicable policy, 
offer a portion of the BMR units in a project for City employees and people working in the City of 
Foster City. 

 
H-E-8-a BMR Eligibility Guidelines.  Implement BMR selection guidelines based on the 

BMR Eligibility Priorities in Policies H-E-6 and H-E-8 and H-E-11, including CDA 
Resolution 216 and City Resolution 2000-123 that give priority to people who live 
and work in the community, teachers and local government and public safety 
employees.  Target:  Ongoing.  Responsible Agency: Community Development 
AgencyDepartment.   

 
H-E-9  Room Additions. The City will continue to allow room additions to smaller homes that are 

compatible with the neighborhood, subject to the requirements of the Architectural and Solar 
Guidelines. These room additions provide affordable housing opportunities by allowing families 
to more economically meet their needs than by moving and purchasing a new home. 
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H-E-10 Projects in the Community Development Project Area.  At least 15% of all homes 
constructed in the Community Development Project Area shall be below market rate (BMR), 
affordable to households earning less than 120% of County median household income.  To the 
extent feasible, the BMR units shall also meet the following goals: 

 
a. 40% of the BMR units should be affordable to very low income households, including extremely 

low income (households earning 30% or less of the median income).  
b. The remaining 60% of the BMR units should be for low or moderate income.   
c. 36% of the BMR units should be for seniors. 
d. 53% of the BMR units should be for small families (less than five persons). 
e. 11% of the BMR units should be for large families (five or more persons). 
 
As part of negotiating with applicants to meet the requirements of the Community Development Project 

Area, the City will utilize its financial resources (i.e., set-aside funds) and offer various 
concessions and incentives to encourage the development of housing for extremely low-income 
households, including in-kind technical assistance, land-write downs, providing expedited 
processing, identifying grant and funding opportunities, applying for or supporting applications 
for funding, modifying development standards and offering additional incentives beyond State 
density bonus provisions. 

 
   

H-F Address Special Housing Needs 
 
H-F-1 Equal Housing Opportunity.  The City will ensure provision of housing opportunities for all 

people and will take appropriate actions when necessary to ensure that the sale, rental, or 
financing of housing is not denied to any individual on the basis of race, sex, national origin, 
religion, age or other arbitrary factors. 
  
H-F-1-a Non-Discrimination.  To ensure that the sale, rental, or financing of housing is not 

denied to any individual on the basis of race, sex, national origin, religion, age, 
marital status, disability, or other arbitrary factors, Foster City will ensure that state 
and federal laws are adhered to regarding fair housing.  The City, through its 
Community Development Department, will refer discrimination complaints to the 
appropriate legal service, county, or state agency.  The City will assist local non-
profit organizations, as appropriate, to provide public information and education 
services.  Target:  Ongoing.  Responsible Agency:  Community Development 
Department. 

 
H-F-1-b Anti-Discrimination Ordinance and Zoning Definitions.  Adopt anProvide 

information to landlords advising them of the City’s Anti-Discrimination Ordinance for 
existing tenants to prohibit discrimination based on the source of a person’s income 
or the use of rental subsidies, including Section 8 and other rental programs that 
provide extremely low, very low, and low income housing assistance. In addition, 
amend the definition of a “family” in the Zoning Ordinance to comply with State Law 
so that it does not preclude special needs housing (see also Program H-D-9-h). 
Target:  20112015.  Responsible Agency:  Community Development Department.  

 
H-F-2 Special Needs.  Encourage a mix of housing units throughout the City including those for lower 

income seniors, families with children, single parents, young families, victims of domestic 
violence, and the disabled.  
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H-F-2-a Facilities and Services for Special Needs. Support housing that incorporates 
facilities and services to meet the health care, transit or social service needs of 
households with special needs, including seniors, extremely low income households 
and persons, and persons with disabilities.  Target: Ongoing.  Responsible Agency: 
Community Development Department. 

 
H-F-2-b Assistance to Victims of Domestic Violence. Assist victims of domestic violence 

by coordinating with and providing referrals to existing service agencies providing 
legal assistance, hotline, and emergency housing and prevention services to victims 
of domestic violence. In addition, in coordinationContinue to coordinate with existing 
service providers, determine any other actions the City can take to assist persons in 
Foster City. Target: 2010 and ongoing thereafterOngoing.  Responsible Agency: 
Community Development AgencyDepartment and Police Department. 

 
H-F-2-c Density Bonuses for Handicapped Access Features.  The City may allow a one-

for-one density bonus, up to 25% of the number of units otherwise allowed, for 
developers who provide actual handicapped access features and fixtures. Target: 
Ongoing.  Responsible Agency: Community Development Department. 

 
H-F-2-d Adaptable/Accessible Units for the Disabled.  The City will ensure that new 

housing multi-family includes units that are accessible and adaptable for use by 
disabled persons in conformance with Chapter 11 of the California Building Code.  
Target:  2% of the units built.  Responsible Agency: Community Development 
Department. 

 
H-F-2-e Reasonable Accommodation. Adopt a Reasonable Accommodation Ordinance. 

The City hasUtilize the  established adopted Chapter 17.84, containing internal a 
review process procedures that to provide individuals with disabilities reasonable 
accommodation in rules, policies, practices and procedures that may be necessary 
to ensure equal access to housing. The purpose of these procedures and an 
ordinance is to provide a process for individuals with disabilities to make requests for 
reasonable accommodation in regard to relief from the various land use, zoning, or 
building laws, rules, policies, practices and/or procedures of the City. Target: 2010 
Ongoing (implement when requests are made). Responsible Agency: Community 
Development Department. 

 
H-F-2-f Home Sharing Program. Support the HIP Housing Home Sharing Program as part 

of a collection of policies programs and practices for addressing special housing 
needs, incudingincluding seniors, those living with disabilities, those at risk of 
homelessness and female head of households. Target: Ongoing. Responsible 
Agency: Community Development Department, City Council.  

 
H-F-2-g Support Services for Special Needs. Work with service providers to facilitate the 

provision of support services to enable people to receive services in their homes, 
including persons at risk of homelessness, seniors, persons with mental or physical 
disabilities, substance abuse problems, HIV/AIDS, physical and developmental 
disabilities, multiple diagnoses, veterans and victims of domestic violence. Target: 
2016 and Ongoing.  Responsible Agency: Community Development Department.  

 
H-F-2-h Expansion of BMR Eligibility Guidelines for Disabled Persons. Consider 

expansion of the BMR Eligibility Priorities adopted by City Resolution 2000-123 to 

- I 
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include persons with disabilities. Target: 2016. Responsible Agency: Community 
Development Department, City Council. 

 
H-F-3 Housing for the Homeless.   The City of Foster City recognizes the need for and desirability of 

emergency shelter housing for the homeless and has adopted Chapter 17.82 towill allow 
emergency shelters as a permitted use in areas zoned Neighborhood Business (C-1), Central 
Business (C-2), the Pilgrim-Triton and Marlin Cove areas in the Commercial Mix (CM/PD) 
Zoning Districts, and at churches/synagogues in the Public Facilities (PF) Zoning District based 
on the following considerations: 

 
a. The City will encourage a dispersion of facilities to avoid an over-concentration of shelters 

for the homeless in any given area.  An over-concentration of such facilities may negatively 
impact the neighborhood in which they are located and interfere with the “normalization 
process” for clients residing in such facilities.   

 
b. The City of Foster City shall encourage positive relations between neighborhoods and 

providers of permanent or temporary emergency shelters.  Providers or sponsors of 
emergency shelters, transitional housing programs and community care facilities shall be 
encouraged to establish outreach programs within their neighborhoods and, when 
necessary, work with the City's Dispute Resolution CommitteePeninsula Conflict Resolution 
Center or other mediation service.   

 
c. It is recommended that a staff person from the provider agency be designated as a contact 

person with the community to review questions or comments from the neighborhood.  
Outreach programs may also designate a member of the local neighborhood to their Board 
of Directors.  Neighbors of emergency shelters shall be encouraged to provide a neighborly 
and hospitable environment for such facilities and their residents. 

 
d. Development standards for emergency shelters for the homeless included in Chapter 17.82 

will ensure located in Foster City shall ensure that shelters would be developed in a manner 
which protects the health, safety and general welfare of nearby residents and businesses, 
while providing for the needs of a segment of the population as required by State law. 
Shelters shall be subject only to development, architectural review and management 
standards that apply to residential or commercial development in the same zone, except for 
the specific written and objective standards as allowed in State lawcontained in Chapter 
17.82. 

  
H-F-3-a Emergency Housing Assistance.  To the extent funds are available, pParticipate 

and allocate funds, as appropriate, for County and non-profit programs providing 
emergency shelter and related counseling services.  Target:  Annual participation, if 
feasible.  Responsible Agency:  CDACity Council. 

 
H-F-3-b Emergency Shelter Uses.  To the extent funds are available, tThe City will 

contribute a portion of the Housing Set Aside fund to non-profit agencies involved in 
providing housing for the homeless in San Mateo County.  The City will also review 
proposals for emergency shelter uses based on the policies in the General Plan and 
other City development standards and requirements. Target: Ongoing. Responsible 
Agency: Community Development Department; Community Development Agency.      

 
H-F-3-c Multi-Jurisdictional Emergency Shelter. Pursuant to State law requirements, and 

as the opportunity arises, the City will consider participation in a multi-jurisdictional 
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emergency shelter, should one be proposed in the future. Target: Based on the 
opportunity and feasibility of a multi-jurisdictional emergency shelter.  Responsible 
Agency: Community Development Department, City Council. 

 
H-F-3-d Emergency Shelter Zoning. The City will allow emergency shelters as provided in 

will establish an overlay zone Chapter 17.82 that would allows a year-round 
emergency shelter as a permitted use in Neighborhood Business (C-1), Central 
Business (C-2), the Pilgrim-Triton and Marlin Cove areas in the Commercial Mix 
(CM/PD) Zoning Districts, and at churches/synagogues in the Public Facilities (PF) 
Zoning District. In addition, the City will has established written and objective 
standards, as allowed in State law, for the following: 
(1) Maximum number of beds; 
(2) Off-street parking based upon demonstrated need; 
(3) Size and location of on-site waiting and intake areas; 
(4) Provision of on-site management; 
(5) Proximity to other shelters; 
(6) Length of stay; 
(7) Lighting; and 
(8) Security during hours when the shelter is open. 
Target: June, 2010Ongoing.  Responsible Agency: Community Development 
Department. 

 
H-F-4 Transitional and Supportive Housing. The City of Foster City recognizes the need for and 

desirability of transitional and supportive housing and will treat transitional and supportive 
housing as a residential use that will be subject only to the same restrictions that apply to other 
residential uses in of the same type in the same zone.  

 
H-F-4-a Transitional and Supportive Housing Zoning. Enforce the existing zoning 

regulations that Amend residential zones to specifically allow transitional and 
supportive Housing, as required by State law, so they are treated as a residential use 
that will be subject only to the same restrictions that apply to other residential uses of 
the same type in the same zone. Target: June, 2010Ongoing.  Responsible Agency: 
Community Development Department. 
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 Summary of Foster City Housing Programs (2007-2014) 
 

 
 

 
(Continued) 
 

. 2007 - 2014 Time 
Housing Program Target CC PC CDA CD CE Other Frame 

H-A Reinforce the City's Commitment to Meeting Housing Needs 

H-A-1 -a Annual Tracking of Housing Activity 

H-A-1-b Construction of New Units 

H-A-1-c Future Housing Element Updates 
H-A-3-a Community Outreach 
H-A-3-b Technical Assistance to Non-Profits 
H-A-3-c Water and Sewer Agency Coordination 
H-A-4-a Air Quality Impact 
H-A-4-b Geotechnical Studie 
H-A-4-c Uniform Building Code and Title 24 
H-A-4-d Site Investigation 
H-A-4-e NPDES Requirements 
H-A-4-f Noise Studies 
H-A-4-g Traffic Evaluation 

486-1,039 
Units 

H-B Protect Existing Housing, Community Character and Resources 

H-B-1-a Continue Code Enforcement 
H-B-2-a Rehabil itation Loans 
H-B-2-b Facilitate Non-Profit 
Rehabil itation/Maintenance Assistance 
H-B-3-a Energy Conservation Assistance 
H-B-3-b Increased Energy Conservation 
H-B-4-a Architectural Review 

20 Units 

5 Units 

H-C Protect the Supply and Affordability of Rental Housing 

H-C-1-a Condominium Conversion Regulation 
H-C-2-a Phased Redevelopment of Existing 
Apartments 
H-C-3-a Moderate Rent Increases 
H-C-4-a Rental Dispute Resolution 
H-C-5-a Rental Housing Assistance 
H-C-5-b City Rental Housing Assistance Program 

15 Units 
40 Units 

Annual 

2014 

2014 
Ongoing 
Ongoing 

PW Annual 
Ongoing 
Ongoing 
Ongoing 
Ongoing 
Ongoing 
Ongoing 
Ongoing 

Ongoing 
2014 
2010 

Ongoing 
2014 

Ongoing 
Ongoing 

Ongoing 

Ongoing 
Ongoing 
Ongoing 
Annual 
2014 

H-D Consider Public and Private Redevelopment Opportunities to Increase the Supply of Housing 

H-D-2-a Tier 1 Housing Opportunity Sites 2010 
H-D-2-b Study of Potential Longer-Term Housing 
Opportunity Sites 
H-D-3-a Potential Re-Use of Commercial Sites 
H-D-3-b Increase Supply of Rental Units 
H-D-4-a Mixed Use Housing 
H-D-6-a Second Units 
H-D-8-a Community Development Agency 
H-D-9-a Government Constraints 
H-D-9-b Pre-Permit Review Process 
H-D-9-c Minimum Density Requirements 
H-D-9-d Zoning Incentives 
H-D-9-e Reevaluate Parking Requirements 
H-D-9-f Development Fee Waivers 

) H-D-9-g Nonconforming Uses 
) H-D-9-h Definition of Family 

2011 

Ongoing 
2011 
2014 

2 Units 2014 
2011 
2011 

Ongoing 
2011 
2011 
2011 

Ongoing 
2011 
2011 
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Summary of Foster City Housing Programs 
(2007-2014) 
 

 
 

. 2007 - 2014 Time 
Housing Program T t cc PC CDA CD CE Other F 

H-E Address Affordable Housing Needs 

H-E-1-a New Project Development Program 
H-E-1-b Existing Unit Purchase Program 
H-E-1-c First-Time Homebu er Pro ram 
H-E-1-d Homeowner Rehabilitation Loan Program 
H-E-3-a Density Bonuses for Affordable Housing 
Projects Consistent with State Density Bonus Law 
H-E-3-b Financin and Subsid Pro rams 
H-E-3-c Cooperative Ventures 
H-E-4-a Maintain Existing Owner-Occ BMR Units 
H-E-5-a Maintain Existing Rental BMR Units 
H-E-6-a Homeshare Pro ram 
H-E-7-a Ownership Housing for Employees 
H-E-8-a BMR Eli ibilit Guideline 

H-F Address Special Housing Needs 

H-F-1-a Non-Discrimination 
H-F-1 -b Anti-Discrimination Ordinance 
H-F-2-a Facilities and Services for Special Needs 
H-F-2-b Assistance to Victims of Domestic Violence 
H-F-2-c Density Bonuses for Handicapped Access 
H-F-2-d Adaptable/Accessible Units for the Disable 

H-F-2-e Reasonable Accommodation 

H-F-3-a Erner enc Housin Assistance 
H-F-3-b Erner ency Shelter Uses 
H-F-3-c Multi-Jurisdictional Emergency Shelter 
H-F-3-d Emergency Shelter Zoning 

arge rame 

Ongoing 
3 Units 2014 

2010 

2011 
Ongoing 
Ongoing 

15 Units 

Ongoing 
2010 
2010 
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Housing Program
2015 - 
2023 

Target
CC PC CDD Other Time Frame

H-A Reinforce the City's Commitment to Meeting Housing Needs

H-A-1-a Annual Tracking of Housing Activity √ Annual
H-A-1-b Construction of New Units 430 √ 2023
H-A-1-c Future Housing Element Updates √ √ 2023
H-A-3-a Community Outreach 2015
H-A-3-b Technical Assistance to Non-Profits Ongoing
H-A-4-a Air Quality Impact √ Ongoing
H-A-4-b Geotechnical Studies √ Ongoing
H-A-4-c Uniform Building Code and Title 24 √ Ongoing
H-A-4-d Site Investigation √ Ongoing
H-A-4-e NPDES Requirements √ Ongoing
H-A-4-f Noise Studies √ Ongoing
H-A-4-g Traffic Evaluation √ Ongoing

H-B Protect Existing Housing, Community Character and Resources

H-B-1-a Continue Code Enforcement Ongoing
H-B-2-a Rehabilitation Loans 20 √ 2023
H-B-2-b Facilitate Non-Profit 
Rehabilitation/Maintenance Assistance 2016-Ongoing
H-B-3-a Energy Conservation Assistance 2015
H-B-3-b Increased Energy Conservation √ Ongoing
H-B-4-a Architectural Review √ Ongoing

H-C-1-a Condominium Conversion Regulation √ Ongoing
H-C-1-b Amend Exisiting Conversion Regulation 2016
H-C-2-a Phased Redevelopment of Existing 
Apartments √ Ongoing
H-C-3-a Moderate Rent Increases √ √ Ongoing
H-C-4-a Rental Dispute Resolution √ √ Ongoing
H-C-5-a Rental Housing Assistance 15 Units √ Annual
H-C-5-b City Rental Housing Assistance 
Program 40 Units √ 2022
H-D Consider Public and Private Redevelopment Opportunities to Increase the Supply of H
H-D-2-a Tier 1 Housing Opportunity Sites 489 √ √ √ 2022
H-D-2-b Affordable Housing Overlay 2015
H-D-2-c Rezone sites with AHO 2015
H-D-2-d Develop criteria for the review of AHO 
developments 2015
H-D-3-a Potential Re-Use of Commercial Sites √ Ongoing
H-D-3-b Increase Supply of Rental Units √ √ Ongoing
H-D-4-a Mixed Use Housing √ Ongoing
H-D-6-a Second Units 6 √ 2023
H-D-8-a Housing Impact Fee 2015
H-D-8-b Local, State and Federal Funding for 
Affordable Housing Ongoing
H-D-9-a Government Constraints √ √ √ 2016
H-D-9-b Pre-Permit Review Process √ Ongoing
H-D-9-c Minimum Density Requirements √ √ √ 2016
H-D-9-d Zoning Incentives √ √ √ 2016
H-D-9-e Reevaluate Parking Requirements √ √ √ 2016
H-D-9-f Development Fee Waivers √ √ Ongoing
H-D-9-g Nonconforming Uses √ 2016

H-C Protect the Supply and Affordability of Rental Housing
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H-E-1-a Funding for Affordable Housing 2015
H-E-1-b Existing Unit Purchase Program Ongoing
H-E-1-c First-Time Homebuyer Program Ongoing

H-E-1-d Homeowner Rehabilitation Loan Program Ongoing
H-E-3-a Density Bonuses for Affordable Housing 
Projects Consistent with State Density Bonus 
Law √ Ongoing
H-E-3-b Financing and Subsidy Programs Ongoing
H-E-3-c Cooperative Ventures Ongoing

H-E-4-a Maintain Existing Owner-Occ BMR Units Ongoing
H-E-5-a Maintain Existing Rental BMR Units Ongoing
H-E-5-b New Agreements for Affordability of 
Existing Rental Units 2018
H-E-5-c Adopt Notice Requirements for "At Risk" 
Units 2018
H-E-5-d Minimize Impacts of Expiration of 
Affordability Covenants 2018
H-E-5-e Affordable Housing Preference for 
Displaced Residents 2018
H-E-6-a Homeshare Program 15 √ Annual
H-E-8-a BMR Eligibility Guideline Ongoing

H-F-1-a Non-Discrimination √ Ongoing
H-F-1-b Anti-Discrimination Ordinance and 
Zoning Definitions √ 2015

H-F-2-a Facilities and Services for Special Needs √ Ongoing
H-F-2-b Housing for Victims of Domestic 
Violence Ongoing
H-F-2-c Density Bonuses for Handicapped 
Access 2% of Units √ Ongoing
H-F-2-d Adaptable/Accessible Units for the 
Disable √ Ongoing
H-F-2-e Reasonable Accommodation √ √ Ongoing
H-F-2-f Home Sharing Program Ongoing
H-F-2-g Support Services for Special Needs 2016-Ongoing
H-F-2-h Expansion of BMR Eligibility Guidelines 
for Disabled Persons 2016
H-F-3-a Emergency Housing Assistance √ Annual
H-F-3-b Emergency Shelter Uses √ √ Ongoing
H-F-3-c Multi-Jurisdictional Emergency Shelter √ √ Ongoing
H-F-3-d Emergency Shelter Zoning √ Ongoing
H-F-4-a Transitional and Supportive Housing 
Zoning √ Ongoing

H-E Address Affordable Housing Needs

H-F Address Special Housing Needs
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Appendices: 
 
Changes in State Law, 21 Elements 
Summary of 21 Elements Special Needs & Affordable Housing Outreach 
Key Trends in San Mateo County, 21 Elements 
Housing Needs Assessment, 21 Elements 
Review of Current Housing Element Programs 
Affordability of Second Units, 21 Elements 
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