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MARY THUERWACHTER
1130 CHANTICLEER AVENUE
SANIA CRUZ, CALIFORNIA 95062

August 25,2004

Ellen Pirie, Supervisor
Board of Supervisors

701 Ocean Street, 5™ Floor
Santa Cruz, CA 95060

re: Resignation from the HAC

Dear Ellen:

I want to thank you for giving me the opportunity work with other members of the
community examining housing policies in Santa Cruz County as part of the Housing
Advisory Commission for Santa Cruz County. As a commissioner, | took partin
receiving public input and making recommendationson one of the County's most
important planning documents, the Housing Element.

However, at the current time, personal priorities must take precedence. As a result, |
am resigning my position as Commissioner.

Thank you again for permitting me to be involved in this significant public process.

Sincerely,

Mary Thuerwachter

cc:  Housing Advisory Commission
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County of Santa Cruz

BOARD OF SUPERVISORS

701 OCEAN STREET, SUITE 500, SANTA CRUZ, CA 95060-4069
(831) 454-2200 FAX: (831)454-3262 TDD: (831) 454-2123

JANET K. BEAUTZ ELLEN PIRIE MARDI WORMHOUDT

TONY CAMPOS MARK W. STONE
FIRST DISTRICT SECOND DISTRICT THIRD DISTRICT

FOURTH DISTRICT FIFTH DISTRICT

AGENDA: 9/14/04

September 7, 2004

BOARD OF SUPERVISORS
County of Santa Cruz
701 Ocean Street

Santa Cruz, ¢a 95060

RE: APPOINTMENT TO HOUSING ADVISORY COMMISSION

Dear Members of the Board:

I recommend_the appointment of the following person to the
Housing Advisory Commission in accordance with County Code
Section 2.94.030, for a term to expire April 1, 2005:

Anthony J. "Bud" Carney
3.47 Arthur Avenue
Aptos, CA 95003
688-3168 (H)

818-8914 (B)

Very truly yours,

ELLEN PIRIE, SuUpervisor
Second District

EP: ted

cc: Bud Carney L
Vngsing Advisory Commission
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PARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

Jivision of Housing Polley Development
1800 Third Strest, Sule 430

P O Dox 352052

Sacraments, CA 942522053

(916) 3233177

FAX (18} 327-2643

June 7,2004

Mr. Tom Bums

Plaguaing Director

Santa Cruz County

701 Ocean Street. Suite 310
Santa Cruz, California 95060

Dear Mr. Burns:
RE: Review of Santa Cruz County's Revised Draft Housing Element

Thank you for submitting draft revisions to Santa Cruz County's housing elem:nt received for our
review on Aprit 8, 2004. The Department of Housing and Comunity Development (Department)
is required to review draft housing elements and repert our findings to the ocalrty pursuant to
Government Code Section 65585(b). We have also received and considered third party cornmenis
from California Rural Legal Assistance, Inc., pursuant to Government Code S:ction 65585(¢c). A
May 19, 2004 meeting with you, and Messrs. Mark Deming, Assistant Plauning Director, and
Bk Schapiro, Redevelopment Agency. and Ms. Julianne Ward, staff planner, a ong with follow-up
telephone conversations during June 2004 with Mr. Deming and Ms. Ward, lwelped facilitate the
review.

While the element addresses some of the statutory requirements described i1 the Department’s
August 8, 2003 review, the following requirements still need to be address:d in order for the
element to comply with State housing element law (Article 10.6 of the Government Code).
Specifically, it is critical the element's land inventory and analysis clearly dem:enstrate the supply
of available, suitable, and appropriately zoned sites (vacant and/or underutilized) is sufficient to
accommodate the County's remaining regional housing need, including an emphasis on
development opportunities for moderate- and lower-income households.  In addition, to
demonstrate the County's commitment to address the current and projected he¢ using needs for the
unincorporated County, a number of programs still need to be strengthened and expanded. These
and other revisions ars nore fully described below.

A. Review and Revision

Review the previous element to evaluate the appropriateness, effectiveness, and d progress in-

implementation, and reflect the results oF this review in the révised elemnér t [Section 65588(a)
and (b)),

The draft revisions evaluate the effectiveness of Programs 9 and 35, s specified in our
August 8,2003 review.
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However, the element Still needs to deseribs and analyze the results aid effectiveness of
Program 20 (Coordination with New Community Housing Program Initiat ves). As discussed
V)Vith Mr Deming and Ms. Ward, the element should include more subsiantive information
about the importance and outcomes of “Action Pajaro Valley” ss referenced in Program 20.

B. Housing Needs, Resources, and Constraints

» 1. Include an analysis and documentation & housing characteristics, ine. uding housing stock
- -« conditions (Section 65583(a)(2)).

While the draft revisions indicate that replacement and rehabilitation m.xy be more prevalent
in areas such as the San Lorenzo Valley, Live Oak, Soquel, and Aptos, the element still does
not provide an estimate of housing rehabilitation and replacement needs (see our prior
review). This informationis necessaryto assistthe County iri develaping; appropriatehousing
policies and in prioritizing funding resourses,

2. Include an inventory of land suitable for residential development, incluting vacant sites and
sites having the potential for redevelopment, and an enalysis of the relationship of zoning
and public facilities and services to these sites [Section 65583(a)(3)).

Existina Sites: The element’s revised land inventory analysis (pages 120-130) has been
expanded to include general information about vacant and underutilized residential and
commercially zoned areas along with descriptions of the potential buildout methodologies.
As discussed with you and your staff, Table 4.6.2 @ages 122-123)reflects only a summary
of potential “strategies”, rather than an inventory of appropriately z¢ ned, available, and
suitable sites. As indicated in our August 8, 2003 review, the el:ment must clearly
demonstrate how the identified vacant and underutilized residential ai:d commercial sites
listed in Appendices “A” and “B* can realistically achisve the resicential development
capacities a described in Table 4.6.2, and, in turn, accommodate Santa Cruz County’s
rernaining regional housing need, within the planning period of the element. More
specifically, the land inventory analysis should relate its SUTMAKY infurmation to specific
sites and also demonstrate through this requisite analysis the ad:quacy of existing
sites/parcels and whether the proposed program actions are sufficiert to encourage and
facilitate the development of the identified sites, For example, describe how the projected
unit capacity listed in Teble 462 tau be achieved and, in turn, accommodate the
development of 538 very low- and 458 low- income units (sub total) zs indicated on page
123.

According to the element, the County has sufficient capacity within the urban services
boundary to accommodate the additional development of 4,53:! residential units
(page 124). Due the limited supply of available and suitable vacant residentially zoned
sites, the element reflects a sirong reliance on underutilized residential and ¢commercial -
sites to accommodate the County”s remaining regional housing need, the element should
assess Whether the projected site capacity can be realistically achieved within the planning
period. For example, the element should be expanded to describe the County’s experience
in facilitating the development of underutilized sites, including ayrrem market conditions,
redevelopment trends, and any incentives to encourage the developmi of underutilized
sites. Where there are active uses, the element should discuss the viubility of these sites
being redeveloped for residential purposes.
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Also, as discussed with your staff and stated in eur prior review, application of density
bonus provisions (Or Measure JAnclusianary provisions) can no. be relied upoen,
independent of development standards, to estimate projected development capacity in the
element’s land inventory (e.g., the 227 low- and 170 moderate-inceme units listed on
page 125). To assist in addressing the adequate sites Statutory requirement, we will
provide your staff with examples of the thorough and complete la1d inventories and
analyses (via facsimile transmission).

+..Program Proiections: I addition to the “feasible” buildout projection of 7,375 units, the

revised element acknowledges that development of another 1,050 re:idential units (764
lower-income units) is dependant on successful implementation of roposed programs.
The element’s land inventory analysis should be expanded to expl:in the relationship
between the projected development capacity listed in Table 4.6.2 (page 123) and the
County’scommitment to implement the referenced programs. For example, the element
raust show a clear link berween the proposed program strategies, including implementation
timeframes listed in Table 4.6.2, (i.e., designation of HAC sites, and'or analysis of “H”
sites), the program objectives (i.¢., number of units), and the sites listed in Appendices A
and B.

Further, given high land and construction costs in Santa Cruz Ceimty, the clement’s
inventory analysis must clearly indicate how deasities of 14.5to 17.4 dwelling units per
acre {in the RM-2.5, RM-3 and RM-4 zones) are sufficient to provide realistic residential
development opportunities for lower-income households. The analysis should also
describe whether development of higher density zoned sites is actua'ly occurring at the
maximum allowable density. If the analysis determines multifamily zaned sites are in fact
not being buildout at the projected densities, in order to attain the requisite capacity, the
element should be expanded to include a program that commits the County to playing a
more’acriverole to ensure all remaining high density zoned sites will & efficiently utilized
(e-g., adopt a minimum density policy/program). Please refer to page 3 of the Appendix in
our prior review,

As discussed with you and your staff during our May 19, 2004 meeiing, the County’s
RHNA can be reduced by the number 0f new units approved and s¢nstructed as part of
the McGregor, Vista Verde, Pajare Lane, McIntosh, San Andreas, and Marmo projects.
However, to credit units towards the County’s low- and rmoder: te-income regional
housing need, the element must demonstrate how the approved un:ts are affordable to

lower-income households, including any financial subsidies ys:d as well as the
resulting sales price and/or rent levels.

* Coastal Development Permit: The draft revisions now include a brii:f description of the

implementation framework of the County’s adopted Local Coastal Program (LCF).
along with the additional siting and approval criteria for areas desig.iated “Rufal Scenic
Resource” (pages 1034-105). However, as indicated in our prior 1zview, the elament
should also identify which sites in -the paresl inventory are subject to LCP permit
approval.

e

R
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Visitor Accommodations and Conversion of Transient Ceesninaicy to Permanent
} \ Housing: According to Ms. Ward, the County has adopted an ordinance to facilitate
1% the conversion of RV parks from temporary uses to permanent housing. The element
should describe how these units wiil be made available as permanent housing.

3. Analyze potential and acrual governmenzal constraints upon the maintenance.

improvement, and development of housing for ali income levels. including land use

-~ controls, building codes and their enforcement, site improvemems, fees and other

“u-exactions required of developers, and local processing and permit procedures. The

analysis shall also demonstrate local efforts to remove governmental constraints thar

hinder the locality from meeting its share of the regional housing need in accordance with
Section 65584 (Section65583(a)(4)).

Land-Use Controls: The revised draft element now includes summary descriptions of the
urban and rural land-use controls {pages 90-91). However, as discussad with Ms, Ward,
the element still needs to clarify which of the parcels identified in the land inventory
(Appendix A) are subjeet to which standards.

On-_and Off-Site Improvements: The element was not revised to aildress the statutory
requirement (see our prior review). As discussed during our June ¢, 2004 phone call,
Sample analyses will be provided o your staff (via facsimile transmissicn).

Permit Processing: The revised draft clement indicates the County';, permit processing
requirements may in fact pose a constraint to the cost and supply of housing, especially
when compared t0 ministerial processing (page 98). We ¢ommend the County for
understandingthe importance of the public participation process. How«wver, pursuant to the
statute, when a constraint is identified, the element must include a pro;rammatic action to
remove or mltlgate the |dent|f|ed constraint. For example, the element could include a

incarporate changes to imnrove and streamllne the review and af proval pmcess ‘for
multifamily pI‘OjE.‘CtS pamculary ‘multifamily rental projects thar include units that are
affordable:o ower-mcome households.

Constraints on Housing for Persons with Disabilities: The revised draft includes a brief
description of the County's efforts to increase disabled access and visit:bility and indicates
& reasonable accommodation (RA}) ordinance is now included in County Code. Keep in
mind that the RA process should not be limited to the installation of accessibility
improvements, but should also address procedures for the approval of group homes, ADA
retrofit efforts, an evaluation of the zoning code for AD A compliance Or other measures
that provide flexibility in the development of housing for persons with .disabilities.. As
indicated in our prior review, the element needs to be expanded to in:lude an analysis of
the potential governmental constraints on the development, maintenancs. and improvement
of housing for persons with dizabitisies and include programs to adiress any jdentified
constraints. Also, if necessary, the Caunty should take steps.to modily its definjtion of .a.
“fam:iy un|t sdas not to preciude the establishment of group homes in residential zones. -
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Lastly. indicate if the County imposes a fee for RA requests and if these requests are
limited to the person with the disability. To assist the County in addressing this statutory
requirement, technical assistance materials and sample analyses will bz provided to your
staff (via facsimile transmission).

Analyze my special housing needs of the elderly (Section 65583(a)(6}).

The revised draft now includes tenure information for large family households. However,

~»tenure information for the elderly (as provided to County siaff) was not included. Again,

this information IS important as it will assist the County in developing appropriate housing
policies and in prioritizing housing resources fur the senior residents living in the
unincorporated area (See our prior review).

B. Housing Programs

1.

Include ar inventory of land suitable for residential development, incl tding vacant sites and
sites having the potential for redevelopment, and en analysis of the relc zionship d zoning and
publicfecilities endservices to these sites {Section 65583{a)3)).

Absent a complete land inventory, it can not be determined whether the proposed programs
for additional residential site capacity are sufficient to adequately accommaodate the County’s
remaining regional housing need. As indicated in Section B.2 of this letter, the County is
relying on the successful implementation of a number of housing assistance programs and
strategies to accommodate its remaining regional housing need within the planning pariod.
Therefore, it is paramount the applicable programmatic actions (as described in Table 4.6.2)
demonstrate the county is committed to implementing each action in a timely manner (as
early as possible within the planning period) and monitoring and report ng 0N the results on an
annual basis.

Emergency Shelters and Transitional Housing: As indicated in our pricr review and discussed
with Mr. Deming and Ms. Ward, the element has not yet been revised to identify sites er

zones where emergency.shelters and transitional housing ate Eilov/ed as & Permined or
E@ditign_al_ user and describe how the County’s applicable congitions .of approval encourage
and fecilitate the dgjg;lol:ment of emergency shelﬁte(s_,_gn_d transitional ‘ngl;ﬂggﬁzw;{hjﬁn?_gﬁa“ly_éi,é
must be included in the glemient ST

While the programs which commit the County to “expanding live/weork mixed use
development” (page 134) and “promoting dwelling groups” (page 1 9 ) were expanded and
clarified, no substantive changes were made to rhe other adequate siter programs identified in
our prior review. The following programs still need to be revised and strengthened to comply
with the above cited staturory requirement:

e Mixed-Use Housing Incentives (page 153)

e Second-Unit Incentives (page 154)

» Reduce Capital Improvement Fees for Second Units (page 155)

» Review Commercial and Industrial Land for Residential Suitability (page 157)
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2. The housing element shall contain programs which “assist in the developmentvﬂf
adequate housing 10 meez the needs of 1ow- and moderate-income hnuseholds {Section
65583(c)(2)).

While some of the programs described on page & of our prior review have been
strengthened and expanded, the following programs still need to be expanded t©
demonstrate stronger commitment by the County to assist in the development of housing
== for low- and moderate-income households. The program to *Estab ish Housing Trust
<= Fund” (page 166) should be expanded to describe the defails of the proposed
""M-“ ® i [ L] - - =g . - - -
implementation actions/objectives and identify specific timeframes (2.g., earlier within
planning period rather than a rarige). Please see our prior review.

3. The housing element shall containprograms which ”address, and where appropriate
end legally possible, remove governmental constrainis to tiie maintenance,
improvement ,and development of housing™ (Section 65583(c)(3)).

Absent a complete constraints unalysis, it is not possible to determin® the adequacy of
the County’s mitigation programs.

We hope our comments are helpful. If you have any questions or would fii:e our assistance,

please contact Don Thomas, of our staff, at (916) 445-5854. We would be happy to arrange
another meeting in either Santa Cruz or Sacramento to provide any additional assistance needed
to facilitate your efforts to bring the element into compliance.

In accordance with requests pursuant to the Public Records Act, we are farwarciing copies of this
letter to the persons and organizations listed below.

Sincerely,

% ' ,M
v
Cathy E. Cresnell
Deputy Director

cc. Gretchen Regenhardt, CaliforniaRural Legal Assistance
Mark Stivers, Senate Commitiee on Housing & Community Development
Suzanne Ambrose, Supervising Deputy Attomey General, AG's Office
Terry Raberts, Governor’s Office of Planning and Research
Nick Carnmarota, California Building Industry Association
Marcia Salkin, California Association of Realtors
Marc Brown, California Rural Legal Assistance Foundation - T T
Rob Weiner, CaliforniaCoalition for Rural Housing
John Douglas, AICP, Civic Solutions.
Deanna Kitamura, Western Center on Law and Poverty
S. Lym Martinez, Western Center on Law and Poverty
Alexander Abbe, Law Firm of Richards, Watson & Gershon
Michael G. Colantuono, Colantuono.levin & Rozell, APC
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Tlene J. Jacobs, CaliforniaRural Legal Assistance, Inc,

Richard Marcantonio, Public Advocates

Jeanell Montero, Citizens/Planning Reform

Bruce Reed, Santa Cruz County Builders Exchange

David Booher, California Housing Council

John Swift, Hamilton-Swift Land Use & Dev. Consultants

Armie Fischman, Santa Qruz Community Housiing Corporation
--Patti Bonar, Santa Cruz County Builders Exchange

“Ron Zumbrun, Pacific Legal Foundation

Stephanie Dall, Dall & Associates

Daniel Garr, Professor, San Jose State University

Cynthia Mathews, Friends of Downtown

PAGE 0GB/8Y




