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“OBNIA-BISINESS, TRANGPORTATION AND HOUSING AGENCY
.£NT OF HOUSING AND COMMUNITY DEVELOPMENT

.+« OF HOUSING POLICY DEVELOPMENT
Lard Strast, Svite 430

www hed.ca.gov

September 8, 2009

Mr. Tom Bums

Planning Director

Santa Cruz County

701 Ocean Street 4th Fipor
Santa Cruz, CA 95060

Dear Mr. Burns:
RE: Reviaw of the County of Santa Cruz County’s Draft Housing I:lement

Thank you for submitting Santa Cruz County’s draft housing element received for review
on July 10, 2009. The Department is required to review draft housing «»lements and
repont the findings to the locality pursuant to Government Code Section 65585(b). A
telephone conversation on August 26, 2009 with you and Ms. Sarah Nizuse, Courity
Pianner, facilitated the review.

The element includes a thorough analysis of special needs popuiations:, including
identification of service providers and appropriate housing types to adc¢ ress the
identified needs for each group. In addition, the element includes several programs to
identify sites for higher density residential development, require minimum densities and
encourage mixed-use infill development particularly within the County’ss PA, C-1 and C-
2 zones, The Department commends the County for the inclusion of these policies and
programs which are critical in the successful implementation of the County's regional
blueprint efforts and addressing climate change objectives while supparting housing
development affordable to low- and moderate-income households and workers.

While the draft element addresses many statutory requirements, revisisns will be
hecessary to comply with State housing element law {(Article 10.6 of th2 Government
Code). In particular, the element must include a complete analysis of yotential
governmental constraints, The enclosed Appendix describes these and other revisions
needed to comply with State housing element law.

The Department is commitied to assist Santa Cruz County in addressisg all statutory
requirements of housing element law. If you have any questions or need additional
technical assistance, please contact Jennifer Seeger, of our staff, at (€16) 322-4263.

Sincerely,

Cathy E. eswell
Deputy Director

Enclosure
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APPENDIX
SANTA CRUZ COUNTY

The following changes would bring Santa Cruz County's housing element into compliance with
Article 10.6 of the Government Code. Accompanying each recommended change, we cite the
supporting section of the Government Code.

Housing element technical assistance information is available on the Depariment’s website at
www.hed ca.govwhpd. Refer to the Division of Housing Policy Development .and the section
pertaining to State Housing Planning. Among other resources, the HousinJ Element section
contains the Department’s latest technical assistance ool Building Blocks ‘or Effective Housing
Elemenis (Building Blocks) available at www.hed.ca.qov/hpd/housing elemer t2/index.php, the
Government Code addressing State housing element law and other resouices.

A. Reyiew and Revision

Review the previous element to evaluata the appropriatensss, effectiveness, and
progress in implementation, and reflect the results of this review in the revised element
{Section 65588 (a) and (b)).

The eiement does not include a complete evaluation of the previous housing element
goals, policies, and programs. A thorough program-by-program review is necessary to
evaluate the County's performance in addressing housing goals, As part of this analysis,
the element should: 1) describe the actual results of the prior element’s programs,

2} compatre those results to the objectives projected or planned, and :3) based on an
evaluation of any differences between what was planned versus achisved, provide a
description of how the objectives and programs of the updated element incorporate
changes resulting from the evaluation.

Examples of revisions necessary include, but are not limited to, the fcllowing:

Program 1.8: What were the results of the County's efforts to provide incentives to non-
profit housing developers?

Program 1.14: How many second units were built or applied for in the previous planning
period? .

Program 3.5: Did the County amend regulations as proposed? Wer¢ any hotels/motels
converted to permanent occupancy’?

Programs 4.1 and 4.2:" The element indicates no action was taken to establish a Housing
Trust Fund or Land Bank. Will the County continue these actions intc the next planning
period? If so, how will the County modify program goals to ensure implementation?
Program 5.13: Did the County adopt a reasonable accommaedation o-dinance?

For additional infformation to assist in addressing this statulory require:ment, please refer

to the Department's Building Blocks’ website at
http:/iwww hed.ca.govhpd/housing element2/GS reviewandrevise.pip.

I
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B. Housing Needs, Resources, and Constraints

1. Include an analysis of population and employment trends and docuinentation of
projections and a quantification of the locality's existing and projected needs for alf
income levels, including extremely low-income households (Section 65583(a)(1)).

The element must include a quantification of existing extremely low-income (EL))
households by tenure. For your information, CHAS data indicates there were 2,038
renter and 1,625 owner households earning less than 30 percent of area median
income (AMI) living in unincorporated Santa Cruz County at the timi: of the 2000
Census. This information should be incorporated into the element.

2. Include an analysis and documentation of household charactenistics, including level of
payment compared fo ability to pay, housing characteristics, includiing overcrowding,
and housing stock condition (Section 68683(a)(2)).

Overcrowding: The element should include information and analysis on overcrowded
households by tenure within the unincorporated area of the County. For your
information, according to Census 2000 figures, Santa Cruz County has 2,089 renter
(13 percent) and 1,678 owner households (5 percent) living in overcrowded conditions.
This information should be incorporated into the element.

Housing Stock Characteristics: The element uses Census data for “he age of the
housing stock (Figure 4.2.9) and states “neighborhoods with a previslence of homes
more than 40 years old are more to have a concentration of housing; problems related to
deferred maintenance. “ This information, however, should be supplemented by local
estimates of the number of units in need of rehabilitation and replacament. The County
could use information from a recent windshield survey or sampling, estimates from the
local building department, knowledgeable builders/developers in the community or
redevelopment agency. Additional information’is available on the Building Blocks
website at http./Awww. hed, ca. govhpd/housing elementZ/EHN HousingStockChar.php.

3. Include an inventory of land suitable for residential development, including vacant sites
and sites having the potential for redevelopment, and an analysis oi' the relationship of
zoning and public facilities and services to these sites (Section 655i13(a)(3)). The
inventory of land suitable for residential development shall be used to identify sites that
can be developed for housing within the planning period (Section 613583.2).

Suitability and Availability of Infrastructure: The element should idetify whether

infrastructure is available or planned to accommodate the regional housing need —
particularly to the recently rezoned Atkinson site which is identified as critical to
accommodate its need for lower-income households.

Sites with Zoning for a2 Variety of Housing Types:

« Emergency Shelters. Chapter 633, Statutes of 2007 (SB 2), requires the
identification of a zone where emergency shelters are permitted with sufficient
capacity to accommodate at least one year-round emergency st elter without a
conditionat use permit (CUP) or other digcretionary action. whii2 the element
includes Policy 5.4 to aflow emergency shelters as a permitted Lse in the PF zone, it
must demonstrate sufficient capacity within the zone to accommodate the need for
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emergency shelters. The element should alsc describe the characteristics and
sultability of the zone for emergency shelters. See the Departrment's SB 2 technical

assistance memo at hitp:/Aww. hcd.ca, gov/hpd/sb2 memo0507 08.pdf.

» Transitional and Supportive Housing. The element did not address this statutory
requirement. Pursuant to SB 2, transitional and supportive housing rust be
pemmitted as a residential use and only subject to those restricticns that apply to
cther residential uses of the same type in the same zone (e.g., multifamily housing,
group homes, etc.) without undue special regulatory requiremen:s. The element
should demonstrate consistency with the requirements of SB 2 c¢r include programs
as appropriate.

» Single Room Oceupancy (SRO) Units: The slement’s review and revise (Appendix,

. page 4-13) includes Program 2.2 to provide incentives for SROs but indicates no
action was taken. The element should describe if and where SFEOs are explicitly
allowed in the zoning code and describe typical pemmit processir g procedures for the
use and how the County encourages and facilitates SRO develooment,

4. Analyze potential and actual governmental constraints upon the mantenance,
improvement, or development of housing for efl income levels, including the types of
housing identified in paragraph (1) of subdivision (¢}, and for persoris with disabfiities as
identified in the analysis pursuant fo paragraph (7), including land u.se controls, building
codes and their enforcement, site improvements, fees and other exaiclions required of
developers, and local processing and permit procedures. The analysis shall also
demonstrate Jocal efforts to remove govemmental constraints that hinder the locality
from meeting its share of the regional housing need in accordance wvith Section 65584

.and from meeting the need for housing for persons with disabilities, supporiive housing,
transitional housing, and ermergency shelters identified pursuant to paragraph (7)
(Section 65683(a)(5)).

Land-Use Controls: The Appendix (pages 4-44 and 4-45) provides :nformation on
development standards for single- and multi-family zones. No inforination, however, is
provided on allowable densities within each of these zones. In addiiion, as identified in
the County's site inventory, the element should include development standards for
residential and mixed-use development, including maximum allowahle densities, within
the PA, C-1 and C-2 zones. -

The alement must also demonstrate the cumulative impacts of development standards
on the ability to achieve maximum densities. The element should also specifically
analyze the 2-space multifamily parking requirement for one-bedrocm units for its
potential impact on the cost and supply of housing and discuss parking reductions
available through the approval of a Parking Accommodation Plan.

Fees and Exaction: While the Appendix (pages 4-48 and 4-49) provides information on
typical planning and impact fees for single- and multi-family development, it should also
describe and analyze total effect or proportion of these fees and exz.ctions on
development costs.

Locsl Processing and Permit Procedures: The element indicates tolal typical
processing time of approximately 18 months. The element, however, should discuss
processing procedures and time for typical single- and multi-family projects, including




89/98/28p9 12:45 9163272643 HPD ' PAGE @6/89
. ’4'-

type of permit, level of review, and any discretionary approval procedures or design
review requitements. Speciically, the element indicates multifamily residential projects
of 20 units or more require & public hearing and approval of the Board of Supervisors.
This processing requirement must be further analyzed as a potentia! constraint and
should identify any typical findings of approval and the potentia! impact on approvai
certainty, timing, and cost. '

In addition, the element indicates policies to expedite the review of affordable housing

projects are in place to fast track the discretionary application of affcrdable

developments. The element should describe this process, how ofte it is used and any

requirements for eligibility. The County could also provide additionz| information on its

regulatory reform efforts (page 4~84) to sumphfy the dascretlonary ap oroval prooess and
- reduce costs. ST

Measure J; The element must provide additional information on the implementation of
Measure J to determine the County's ability to meet its RHNA for the current planning
period. For example, the element indicates the Board of Supervisors adopted growth
goals of 0.5 percent and allocated 258 building permits for 2008 — 67 percent of which
are targeted toward urban areas of the unincorporated County. It is unclear; howsver,
how many permits will be available over the entire planning period £ nd whether
sufficient pemits can be allocated to accommodate the County’s need for all income
leveis. The element must also include a thorough description of the how permits are
allocated, including timing of allocation {i.e., whether permits are allncated upon
request, annually, etc.}). In addition, while the element indicates affurdable housing is
exempt from the allocation process, it should still include more deta led information on
any point system allocated to residential projects competing for an &iliocation including a
-comprehensive listing of point categories and analyze the process for impacts on cost
and approval certainty — particularly for multifamily developments.

- Inclusionary Housing: The draft element indicates Measure J requitements state that
for housing developments of 7 units or greater, 15 percent of housir g units must be
made available to household of moderate-, low-, or very low-income.. The element
should be expanded fo analyze this requirement as a potential gove mmental constraint;
in particular it should include a more specific description and analysis of the program's
implementation framework, including Jevels of mandated affordability, options for
compliance and a description of the types of incentives the County offers to encourage
and facilitate compliance with inclusionary requirements. This is paticularly important
given current market conditions and the cumulative impact of local regulations.

Constraints on Housing for Persons with Disabilities: The element inust include a

complete analysis of potential constraints on the development, mair tenance, and
improvement of housing for persons with disabilities. The analysis should address
zoning, development standards, building codes, and approvai proce dures for the
development of housing for persons with disabilities. Examples of standards and
requirements that should be analyzed include: (1) any definitions of family in the zoning
code; (2} spacing or concentration requirements; (3) where and hov group homes for 8
or fewer and 7 or more are permitted; and 4) whether the County he¢s an adopted
reasonable accommodation policy or procedure for providing exception in zoning and
land-use and If so, Include a description of the process. Refer to the Department's
memo and the Building Blocks’ sample analysis at

http://www.hed.ca.gov/hpd/housing._element2/CON _disabilities.php.
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5.

Codes and Enforcement: The element does not address this statutory requirement.
Specifically, the element must describe the County’s building and zoning code
enforcement processes and procedures and analyze their impact ot the maintenance
and preservation of affordable housing.

5. Analyze any special housing needs, such as those of families and person in need of
emergency shelter (Section 65583(a)(7)).

The element generally discusses the 2009 Santa Cruz County Homzless Survey and
Census (page 4-48) which identified an overall homeless populatior of 2,265 persons;
1,536 of which are considered unsheltered. The element, however, should discuss the
number of homeless individuals and families within the unincorporaied County. In
addition, while the element inciudes a listing of service providers and shelters-
(Appendix 4,3.4, page 4-37), it is unclear which of these facilities ar located within the
unincorporated County. :

C. Houeing Programs

1, Identify adequate sites which will be made available through approgriate zoning and
development standards and with public services and facifities needed to facilitate and
encourage the development of a variely of types of housing for all ir come fevels,
including rental housing, factory-built housing, mobilshomes, and einergency shellers
and fransitional housing. Where the inventory of sites, pursuant to paragraph (3) of
subdivision (a), does not identify adequate sites to accommodate the need for groups of
all household income lsveis pursusnt to Section 85584, the program shalf provide for
sufficient sites with zoning that permits owner-occupied and rental nwultifamily residential
use by right, including density and development standards that could accommodate and
facilitate the feasibility of housing for very fow- and fow-incorme houreholds (Section
65583(c)(1)).

The element should be revised as follows:
Program_3.5: What incentives wili the County support and how?

Program 5.3: The program must be revised to indicate a date specific within the first
_ yearof the planning period by which the County will allow emergency shefters without a
<% CUP or other discretionary action in the PF zone. The program must also commit to
_establish development standards will encourage and facilitate the utie and only subject
shelters to the same development and management standards that apply to other
 allowed uses within the identified zone _ :

‘In addition, the element includes Policy 2.2 (page 4-112) to require ~hat development
only be approved at or above the minimum density unless special findings are made by
the Board of Supervisors. 1t is unclear, however, if this is an existing policy or whether it
is being proposed as an implementation action for the current planning period. Setting
minimum densities can be an effective way to ensure efficient use of Jand and promote
sustainabllity. If the County is considering implementing a minimurr density policy, the
element could include a specific date for evaluation and recommentlation to the Board
of Supervisors.
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2. The housing element shall contain programs which "assist in the development of
adequate housing to meel the needs of extremely low-, low- and moderate-income
households (Section 65583(c)(2)).

While the element includes some programs to assist in the developinent of very low-,
low-, and modenate-income households, pursuant to Chapter 891, Statutes of 2006
(AB 2634}, existing programs should either be expanded or new pregrams added to
specifically assist in the development of a variety of housing types t» meet the housing
needs of ELI households. To address this requirement, the elemeni could revise
programs to prioritize some funding for the development of housing affordable to ELI
households, and/or offer financial incentives or regulatory concessions to encourage the
_development of housing types, such as SRO units, which address the needs of this
income group. ' o

In addition, many programs require revision to describe the County’s role in
implementation and provide specific timelines for completion as apgropriate. Programs
to be revised include, but are not limited to the following:

Program 2.2: How will the County maximize leveraging of funds?

Program 2.5: When will the County finalize its evaluation and recorwmend expansion of
focal funding sources to assist in financing of affordable housing?

Program 3.2 The implementation date for the program is listed as »eeurring in 2008,
Has this action taken place? If so, what specifically will the County Jo to promote public
awareness and encourage the development of second units?

Program 5.2: If the County will be applying for funding, the program should identify
which programs, anticipated application dates and responsible parties. A listing of loan
and grant programs funded through the passage of Proposition 1C :and available on the
Department’s website at hitp:/‘www.hed.ca.gov/fal.

Programs 5.5. 5.7 and 5.8: What specifically will the Gounty do to encourage the
development of housing to address the needs of the disabled, senicrs and large
families?

Program 5.11: How will the County support and encourage develofers to pursue
funding sources to address the housing needs of farmworkers?

3. The housing element shall contain progrems which: “address, and where appropiiate
and legally possible, remove governmental constraints fo the maintsnance, .
improvement, and development of housing” (Section 65583(c)(3)).

As noted in Finding B-4, the element requires a complete analysis ¢f potential
governmental constraints. Depending upon the results of that analysis, the County may
need to revise or add programs and address and remove or mitigat: any identified
constraints.

Program 6.2: What incentives will the County offer to promote combliance with Green
Building requirements?
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D. Public Participatl

Locs! governments shall make a diligent effort to achieve public petticipation of ail
economic segments of the community in the development of the housing element, and the
element shall describe this effort (Section 65583(c)(7)). .

While the element includes a general summary of the public participaticn process and
includes a summary of the comments received, it should demonstrate how the County has
or will make a diligent effort to achieve the involvement all economic sejments of the
community through the adoption process. For example, the element should be revised to
specifically describe the County’s efforts to circulate the housing elemet among low- and
moderate-income households and organizations that represent them ard to involve such
groups and persons in the development of the element. The element could also describe -
the level of participation at the public workshops.




