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Re: DRAFT HOUSING ELEMENT 

Commissioners: 

BACKGROUND 

State law requires each California city and county to  prepare, at periodic intervals, a 
Housing Element to  address the housing needs of the community as specified in 
housing element Law. Housing element law establishes the procedure for the 
preparation of the Regional Housing Needs Determination (“RHND”: a process that 
results in the assignment of a minimum housing needs requirement for each 
jurisdiction). Housing element Law also establishes the process for appealing these 
determinations, the minimum required contents for the Housing Element, and the 
review process by the California Department of Housing and Community Development 
(HCD). 

A t  this point, the Association of Monterey Bay Area Governments (AMBAG) has 
completed the RHND process for Santa Cruz and Monterey Counties . As your 
Commission undoubtedly knows, the County of Santa Cruz and the cities of Capitola, 
Santa Cruz, Scotts Valley and WatsonvilLe have initiated legal action against AMBAG 
regarding the RHND process and the resulting “fair share” numbers. The “fair share” 
housing number assigned to  the County of Santa Cruz by the RHND i s  3,441 housing 
units (1,351 above moderate income, 651 moderate income, 502 Low income, 937 very 
low income). The County and the cities contend that if a proper methodology had 
been used to distribute the Monterey County and Santa Cruz County jurisdictions’ 
regional housing number, the jurisdictions in Santa Cruz County would have 
significantly lower housing requirements. The lawsuit i s  pending in Superior Court in 
Santa Clara County. 



PLanning Commission Staff Report 
Draft Housing Element 

Page 2 

In order to  demonstrate the County’s good faith effort in  meeting the requirements of 
State law while the lawsuit i s  in  process, the Board of Supervisors directed staff to  
prepare a draft Housing Element and further directed the Planning Department to 
proceed with the public outreach and public hearings on the document. 

DRAFT HOUSING ELEMENT 

The Draft Housing Element before you today has been prepared to meet the 
requirements of State law. It  includes specific discussions and statistical information 
on the population and housing stock in  the unincorporated areas of the County based 
on demographic information from the 2000 Census and other sources. The document 
includes a lengthy discussion on the housing needs of the County, as well as the 
housing needs of ‘special needs’ groups as identified by State law. These special 
needs groups include the homeless, the elderly, large households, female-headed 
households, persons with disabilities, farmworkers and students. The document 
includes an analysis of federally assisted housing that i s  threatened with conversion to 
market rate and a discussion of constraints to the development of housing in the 
County of Santa Cruz. The document, as required by State law, also includes a 
discussion on energy conservation, an assessment of the 1994 Housing Element and a 
review of housing i n  the coastal zone. 

To address the RHND, the Draft Housing Element includes a housing site inventory and 
a series of goals, policies and programs that are proposed to  address the need and to 
provide the opportunity for the development of the required housing units. These 
policies and programs provide a number of ways that the required housing units, and 
especially the housing needed for the special needs groups, can be provided. A t  this 
time, the Draft Housing Element Housing Site Inventory i s  based on the number of 
units allocated in the RHND by AMBAG. These numbers could change pending the 
outcome of the lawsuit. 

In addition, the California Department of Housing and Community Development (HCD) 
has submitted i t s  comments on the Draft Housing Element (Exhibit D). These 
comments suggest that a number of changes to  the document wil l be required to 
comply with State law. Some of these changes have already been incorporated into 
the document. However, other more policy based comments have not been 
incorporated. These policy based comments specifically refer to increasing density 
and height. Changes based on these comments were not incorporated into the Draft 
Housing Element because it i s  not necessary to increase density or height to meet the 
RHND numbers. 

PUBLIC PARTICIPATION PROCESS 

The Element must document the efforts that have been taken to  gain a wide range of 
public participation. Staff has published a % page advertisement in the two major 
newspapers in  the County informing the public about the release of the Draft Housing 
Element and describing how the public can get a copy of the document and how 



PLanninq Commission Staff Report 
Draft Housing ELement 

Page 3 

comments can be submitted. This notice also included specific dates and times that 
the Draft Housing Element would be reviewed by various County Commissions. To 
date, the following Commissions have reviewed the document: 

Childcare Planning Council 
Continuum of Care 
Housing Advisory Commission 
Mental Health Advisory Board 
Seniors Commission Water Advisory Commission 
Womens Commission 

Commission on Disabilities 
First 5 Commission 
Latino Affairs Commission 
Mobile Home Commission 

Workforce Investment Board Exec. Comm 

The Housing Advisory Commission (HAC), as specified in i t s  enabling ordinance, plays a 
major role in  the review of the Housing Element. The HAC completed two public 
hearings on the Draft Housing Element (August gfh and 20th, 2003) and held two 
meetings to deliberate and formulate i t s  recommendations on the Draft Housing 
Element (September 17th and 24th, 2003). The HAC recommendations are included as 
double underline and double strikeout in  the version of the Draft Housing Element 
attached as Exhibit A. Recommended changes from other Commissions or members of 
the public which were reviewed and approved by the HAC are included in the 
document as single underline and single strikeout. 

The public participation process was instrumental in gaining input from both the 
Commissions and members of the public. Correspondence received regarding the draft 
Housing Element is  included as Exhibit E. 

HOUSING ELEMENT REVIEW PROCESS 

Because the Housing Element i s  one of the mandatory elements of the County’s 
General Plan and, as such, must be adopted as a General Plan amendment by the 
Board of Supervisors. The Planning Commission is  charged with preparing and 
forwarding a recommendation regarding the proposed General Plan amendment to the 
Board of Supervisors based on the materials presented, the testimony presented by 
the public and the discussion among the Commissioners. 

At this time, the Initial Study on the Draft Housing Element has been prepared and 
wil l  be reviewed by the Environmental Coordinator on January 26, 2004. Due to  the 
Environmental Coordinator’s review occurring after the completion of this letter, 
Staff will report the results of the Environmental Review to  you at your hearing on 
February 11, 2004. The review period for the Environmental Coordinator’s decision 
wil l end on March 3, 2004. The Draft Housing Element i s  coming to  you prior to the 
completion of the Environmental Review process because the Board of Supervisors wi l l  
take the final action on this process. Additionally, your recommendation to the Board 
of Supervisors and/or the Board of Supervisors action on the Draft Housing Element 
may change the document significantly enough that further environmental review 
would be necessary. Therefore, the document i s  before you prior to the completion of 
the Environmental Review process. The Initial Study i s  attached as Exhibit 2. 
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CONCLUSION AND RECOMMENDATiON 

You have before you the revised draft housing element that incorporates 
recommendations from the Housing Advisory Commission as well as other changes 
resulting from comments received from other commissions and from the public 
participation process. The draft Housing Element meets the requirements of State law 
and i s  ready for your review and any recommendations prior to consideration by the 
Board of Supervisors. 

It is, therefore, RECOMMENDED that your Commission: 

1. Conduct a public hearing on the Draft Housing Element; and 

2. Provide the Planning Department with any comments regarding the Draft 
Housing Element. 

3. Adopt the attached Resolution (Exhibit B) recommending that the Board of 
Supervisors approve the Housing Element as revised. 

A 
Sincerely, 

Mark M. Deming, AldP 
Assistant Planning Director 

Exhibits: A. Draft Housing Element 
B. Resolution 
C. Initial Study 
D. 

E. Correspondence received 

Letter of Cathy Creswell, Deputy Director, California Department 
of Housing and Community Development, dated August 8, 2003. 

cc: County Counsel 
Redevelopment Agency 
Housing Advisory Commission 

C:\Documents and Settings\PLN77nDesktop\PC Housing Element\PC ietter.doc 
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4.1 INTRODUCTION I. 
This section of the Santa Cruz County General Plan presents goals, objectives, 
policies, and supporting information related to the provision of housing for 
existing and future residents of the County. The purpose of the Housing 
Element i s  two-fold: 1) to present specific policies and actions for housing 
development in the context of the Land Use Element of the County's General 
Plan; and 2) to meet regional standards and achieve State certification, 
pursuant to statutory requirements, which in  turn will help the County qualify 
for State and federal funding sources for housing development. 

4.1.1 DEFINITION AND PURPOSE 

The Housing Element of the General Plan is a comprehensive statement by the 
County of Santa Cruz of i t s  current and future housing needs and proposed 
actions t o  facilitate providing housing to meet those needs a t  all income levels. 
The Element i s  based on an assessment of existing housing policies and 
programs, current and projected housing needs, especially related to low 
income households and special needs populations, an inventory of sites 
available for housing construction, and analysis of market, environmental, 
qovernmental, and other factors which constrain housing oroduction. and an 
assessment o f  new programs and policies that can enhan;'e housing production 
in the County. 0 
The policies contained in the Housing ELement are the County's action plan for 
achieve the statewide housing goal of "attaining decent housing and a suitable 
living environment for every California family," as well as a reflection of the 
particular concerns of the community. The purpose of the Housing Element i s  
to establish specific goals, policies and objectives relative to the provision of 
housing, and to adopt an action plan to achieve these goals. In addition, the 
Housing Element identifies and analyzes housing needs and resources and the 
constraints to meeting these needs. 

The County of Santa Cruz Housing Element i s  based on five strategic goals: 

1) accommodating the County's fair share of the region's housing needs, 
2 )  promoting the construction of housing affordable to low- and 

3) assisting low-income property owners in improving substandard 

4) preserving the current stock of affordable housins in the County, and 
5) assuring non-discrimination in housing. 

moderate-income households, 

dwelling units, 

Draft Housing Element County of Santa Cruz 
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4.1.2 STATUTORY REQUIREMENTS 

Government Code Section 65580 states that local and state governments have a 
responsibility to use their vested powers to  facilitate housing development and 
to make “adequate provision for the housing needs of all economic segments of 
the community.” A t  the same time, the Legislature acknowledges the need for 
jurisdictions to consider “economic, environmental, and fiscal factors and 
community goals set forth in the general plan.” 

State law requires the Housing Element to be consistent and compatible with 
other General Plan Elements. Additionally, Housing Elements must provide 
clear policy and direction for making decisions pertaining to zoning, subdivision 
approval, housing allocations, and capital improvements. State law 
(Government Code Sections 65580 through 65589) mandates the contents of the 
housing element. By law, the Housing Element must contain: 

X An assessment of housing needs and an inventory of resources and 
constraints relevant to meeting those needs; 

X A statement of the community’s goals, quantified objectives, and 
policies relevant to the maintenance, improvement and development of 
housing; and 

X A program that sets forth a five-year schedule of actions that the local 
government i s  undertaking or intends to undertake to implement the 
policies and achieve the goals and objectives of the Housing Element. 

In addition, Fthe housing program must also identify adequate residential sites 
available for a variety of housing types for ail income levels; assist in 
developing adequate housing to  meet the needs of  low- and moderate-income 
households; address governmental constraints to housing maintenance, 
improvement, and development; conserve and improve the condition of the 
existing affordable housing stock; and promote housing opportunities for a l l  
persons. 

4.1.3 ORGANIZATION OFTHE HOUSING ELEMENT 

The Housing Element wil l  be incorporated into the County General Plan as 
Chapter 4, to replace the Housing Element adopted in 1994. The Housing 
Element i s  organized into twelve sections. Section 4.1 i s  the introduction to the 
overall effort. Section 4.2 provides background on population, employment, 
and housing trends in Santa Cruz County. Section 4.3 presents the County’s 
regional share of housing needs, and describes special needs housing. Section 
4.4 provides an inventory of affordable units at-risk of losing their affordability 
restrictions. Section 4.5 describes the governmental and non-governmental 
constraints to affordable housing provision. Section 4.6 presents a detailed 
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housing site inventory. Section 4.7 establishes housing goals, policies, and 
quantified objectives. Section 4.8 discusses opportunities for energy 
conservation. Section 4.9 reviews the 1994 Housing Element and provides 
information on existing housing programs and affordable unit production since 
1994. Section 4.10 discusses the Coastal Requirements of the Housing Element. 
Section 4.1 1 describes the citizen participation activities organized to solicit 
input on housing needs in the community and through the development of the 
Housing Element. 

4.1.4 CONSISTENCY WITH OTHER GENERAL PLAN ELEMENTS 

The County’s General Plan serves as the legal framework or “constitution” for 
development in the unincorporated area of Santa Cruz County. This long range 
planning document describes goals, programs and policies upon which all future 
permitting decisions wi l l  be based. Once the General Plan i s  adopted, all 
development-related decisions in unincorporated areas must be consistent with 
the General Plan. If a development proposal i s  not consistent with the plan, in 
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 must function as an integral part of the overall General Plan, 
and be consistent with each other element of the General Plan. 

The Housing Element i s  consistent with the Land Use, Circulation, Conservation 
and Open Space, Public Safety and Noise, Parks, Recreation and Public 
Facilities, and Community Design elements. Housing Element policies promote 
housing consistent with the various land use designations set forth in the Land 
Use Element. 

0 

4.1.5 DEFINITION OFTERMS 

Throughout this Housing Element, a number of technical terms are used in 
describing and quantifying conditions and objectives. The definitions of these 
terms follow: 

“Affordable Housing” - Housing which costs no more than 30 percent of a low 
or very low income household’s gross monthly income. For rental housing, the 
residents can pay up to 30 percent of gross income on full-service rent 
(including utilities) or the combination of rent and separate utility costs. For 
homeownership, residents can pay up to  30 percent on the combination of 
mortgage payments, property taxes, homeowners insurance, and utility costs. 

“Area Median Income (AMI)” - The income figure representing the middle point 
of all Santa Cruz County household incomes. Half of all households earn more 
than or equal t o  this figure and half earn less than or equal to this figure. The 
AMI varies according to the size of the household. For the year 2002, the AMI 
for a four person household in Santa Cruz County was $69,000, and for a three 

Draft Housing Element County of Santa Cruz 



4.1 Introduction 
12/16/03 

Page 4 

person household, the AMI was $62,100. In general, the four person AMI i s  used 
as the standard. 

“Very Low income Households” - Households earning not more than 50 percent 
of the Santa Cruz County AMI. 

“Low Income Households” - Households earnins between 51 and 80 percent of 
the Santa Cruz County AMI. 

“Moderate Income Households” - Households earning between 81 and 120 
percent of the Santa Cruz County AMI. 

“Above Moderate income Households” - Households earning more than 120 
percent of the Santa Cruz County AMI. 

“Unincorporated Santa Cruz County” - Incorporated cities in Santa Cruz County 
include Capitola, Santa Cruz, Scotts Valley and Watsonville. A l l  properties 
outside the jurisdictional boundaries of these four incorporated cities are in  
unincorporated Santa Cruz County, and constitute the geography to which this 
Housinz Element pertains. 
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4.2 BACKGROUND ANALYSIS OF POPULATION TRENDS, EMPLOYMENT 
TRENDS, AND HOUSING STOCK’ 

4.2.1 POPULAT~ON TRENDS 

The population of Santa Cruz County has grown by over one third since 1980. 
According to the U.S. Census Bureau, Santa Cruz County’s population grew from 
188,141 in 1980 to 255,602 in the year 2000 (Table 4.2.1). Since 1980, the rate 
of growth has declined as indicated by the percent change in population for 
each 10 year period. The Association of Monterey Bay Area Governments has 
projected that the population of Santa Cruz County will grow 10% by 2010, an 
increase of 26,112 persons who wit( need to be housed between 2000 and 2010 
(Table 4.2.1). 

State of Percent Change 
Percent Santa Cruz Change 

Year County California 
Population County) Cruz Population (California) I 

__ _ _  
I 1 5 7 :  

*I994 County of Santa Cruz Housing Element 
Association of Monterey Bay Area Governments Projections (AMBAG) 

’ Note- Data used in this section is the entire Santa Cruz County population, including the Cities, 
unless otherwise noted. 
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.-_._____-_-I___- 

sian 3.7% 

4.2.2 RACIAL/ETHNIC COMPOSITION OF SANTA CRUZ COUNTY AND THE STATE OF 
CALIFORNIA 

.-_I_ ______I._..-_ 

9.6% 3.4% 10.9% 

Compared to the 1990 population of Santa Cruz County, in 2000 there were 
fewer self-identified White residents and more residents who did not identify 
with any of the described raciallethnic groups and identified themselves as 
“other” (Table 4.2.2). The 2000 Census reported that Santa Cruz County 
residents were predominately White (75%), while only 1% identified themselves 
as Black or African American, 1% as American Indian or Alaskan Native, 3.4% as 
Asian, 0.1% as Native Hawaiian or Pacific Islander. Another 15% of the 
population did not identify with any of these categories and are designated as 
‘Other’ (Table 4.2.2). 

merican Indian and! 
laska Native 0.8% L-- 0.8% 

Native Hawaiian and included as part of Asian 
Race Pacific Islander 

Other 10.4% 13.2% 

[ 
_---__ Two or more races -._.I___ Not inctuded in  Census 
Total 100% l-- 

i 1 .O% 1 1.0% 

0.1% 0.3% 
15.0% 16.8% 

4.7% 4.4% 
100% 100% 
I -__ 

Only 26.8% of Santa Cruz County residents of all races classified themselves as 
Hispanic or Latino compared t o  32.4% throughout the State of California (Table 
4.2.3). However, this is  an increase from 1990 when only 20.4% of the 
population was classified as being of Hispanic or Latino. Compared to the 
raciaUethnic makeup of the State of  California, Santa Cruz County has 
significantly more White identified residents (1 5%), and a smaller proportion of 
Black or African American, Asian and Hispanic or Latino residents. 
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Total 1 100.0% 100.0% I 100.0% 100.0% 

Figure 4.2.4: Age Distribution of Santa Cruz 
County and California State in 1990 and 2000 as 

a percentage of the population I 
I 

20% , 
15% i 
10% 
5 % 
0 % 7 -- 

0-9 10-19 20-29 30-39 40-49 50-59 60-69 70,-79 BO+ 
Aqe Cohort 

Santa Cruz 1990 Osanta Cruz 2000 gcalifornia 2000 i 
! Source: US Census Bureau. Census 1990 and 2000 
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4.2.4 NUMBER AND SIZE OF HOUSEHOLDS 

In Santa Cruz County, the number of households increased by 8.3% between 
1990 and 2000 (Table 4.2.5). Average household size tends to increase in high 
cost markets as more people crowd into smaller housing units in order to  share 
the high costs. In Santa Cruz, the household size remained relatively stable 
between 1990 and 2000 and closely paralleled the average household size for 
the State of California. 

' Cruz I Cruz % California California % 
County County Growth (1990) (2000) Growth 
(1 990) (2000) 

Households 83,566 91,139 8.3% 10,381,206 11,502,870 9.8% 

Persons per 
Household 2.66 2.71 I .8% 2.87 

~ - ~ ~ ~ ~ -  
* * 

Source: U.S. Census Bureau, 1990 Census, Census 2000 
*Not a 1990 Census Category 

w 5,591 55,942 
Housing Units - 
Unincorporated erea 34,283 

Source: U.S. Census Bureau, Census ZOO0 

Of  the housing units listed under vacant for the unincorporated area, 4,033 
housinq units are seasonal, recreational and occasional occupancv units. This i s  
consistent with the tourism and visitor supported economy of the County as 
well as the burgeoning number of Silicon Valley residents who have purchased 
second homes in the coastal areas. 

Draft Housing Element County of Santa Cruz 
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4.2.5 FAMILY INON-FAMILY HOUSEHOLDS 

In 1990, most of the “family” households in the County contained two 
members. Large families ( 5 t  persons) comprised less than 4.0% of a l l  
households (Table 4.2.7). However, this differed from non-family households 
who were more likely to  consist of individuals Living alone (Table 4.2.7). 
Overall, there was l i t t le change in the distribution of persons in both family 
and non-family households since 1990. 

-- 

:Source: US Census Bureau, Census 1990 and 2000 J 

4.2.6 HOUSEHOLD COMPOSITION 

Further analysis of household composition indicates that there was a 9% 
increase in the total number of households in Santa Cruz County even though 
the proportion of family to non-family households remained relatively constant 
from 1990 to 2000 (Table 4.2.8). Although Santa Cruz County was once 
described as a retirement community equal in comparison to communities 
within the State of Florida, the number of households comprised of elderly 
persons in the County has decreased over the past few years indicating a slow 
turn in the composition of the character of the community itself, possibly 
related to the increasing price of rent and the increasing influence of both the 
local Colleges, the University of California, and Silicon Valley. Contrary to what 
would be expected in communities with high rental rates, the percentage of 
people living alone remained stable instead of decreasing as a way to decrease 
living expenses. Other categories, such as persons living in  group quarters, 
institutionalized, and families with children remained relatively constant with 
only a slight decrease. 
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19.9% 1 22.1% 1 18,173 

1 22,905 

5,413 

,854 1 75.9% 1 

4.2.7 HOUSING STOCK 

:II>U> Dureau, census 7990 and 2000 
'eholds includes 1 person households, 2 or more person households and non- 
inldc - 

The majority of housing units in Santa Cruz are single family homes- (63% 
of the housing stock in 2000) (Table 4.2.9). Overall, there was very l i t t le 
change in the proportion of multi-family and other types of homes in the 
housing stock between 1990 and 2000. However, there has been a slight 
decrease in the number of mobile homes within Santa Cruz County over the Last 

County of Santa Cruz Draft Housing Element 
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decade. Since mobile homes are generally more affordable than other homes 
and accommodate many individuals with special needs, including the elderly, a 
loss of these units i s  a concern. This could be due to the legalization of illegal 
mobile homes counted in 1990, which are now legal units under the RV park 
conversion ordinance in 2000. 

4.2.8 AGE AND CONDITION OF HOUSING STOCK 

The age and condition of the housing stock i s  an additional factor in  housing 
adequacy and availability in many communities. Although age does not always 
correlate with substandard housing conditions, neighborhoods with a 
prevalence of homes more than 40 years old are more likely than newer 
neighborhoods to have a concentration of housing problems related to deferred 
maintenance, inadequate landscaping, outdated utilities or interior amenities, 
and a need for housing rehabilitation. 

The year a structure was built can, at times, be an indicator of the current 
condition of the housing unit. Housing units built before 1940 may be old, but 
may not necessarily be in a rundown condition. In contrast, newer homes that 
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were built equipped with adequate utilities and amenities may already be 
rundown due to abuse or general lack of care. However, it i s  useful to look a t  
the age of the housing stock t o  determine where inadequacies may Lie, or why 
certain units remain vacant. Table 4.2.10 shows that more housing units in the 
County were built between 1970-1979 than during any other decade. Census 
data indicates that over 50% of the housing stock in Santa Cruz County was 
built prior to I970 (30 years old) while over 1 / 3  of the housing stock i s  over 40 
years old. Given the age of the housinz stock, it i s  likely that many units in 
Santa Cruz need replacement or rehabilitation. 

Given the characteristics of certain neighborhoods, the need for replacement 
or rehabilitation of housing is  more prevalent in  these areas. Areas of the San 
Lorenzo Vallev, where many full-time homes were constructed as vacation 
cabins, replacement or rehabilitation may be more necessary than in 
neiqhborhoods designed for full-time residential use. Additionallv, in some 
areas of Live Oak, Soquel and Aptos. both apartments and single family 
dwellings were built in the 1960s and 1970s. Manv of these structures are in 
need of rehabilitation and/or upgradinq. 

.~ .... 
~ 

Figure 4.2.10: Housing Units by Year Built in 
Santa Cruz County, 2000 

1939 1940- 1960- 1970- 1980- 1990- 1995- 1999- 
and 1959 1969 1979 1989 1994 1998 March 

earlier 2000 

1 Source: US Census Bureau, Census 2000 

4.2.9 NUMBER OF ROOMSIUNIT 

In the American Community Survey, the U.S. Census Bureau defines “rooms” as 
including livins rooms, dining rooms, kitchens, bedrooms, finished recreation 
rooms, enclosed porches suitable for year-round use, and lodger’s rooms. 
Nearly 60% of the housing in  the County has between 4 and 6 rooms as shown in  
T&k 4.2.1 1. From this data it can be inferred that most of the housing 
units within the County have fewer than 3 or 4 bedrooms. The trend in 
California, as in the nation, has been a shrinking average family size. However, 
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housing stock with few rooms make it difficult for Larger families to find 
adequate housing. In addition, larger units tend to  be high-cost due to the high 
level of demand for such units by students, large families and large non-family 
households. 

25,000 
C 
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2 20,000 

5 10.000 
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Fiaure 4.2.11 Rooms per Housing Unit in 
Santa Cruz County 

I Room 2 R w m s  3 Rooms 4 Rooms 5 Rooms 6 R o o m  7 R w m s  8 Rooms 9+ 
Rooms 

4.2.10 OVERCROWDING 

The 2000 Census defines overcrowding as more than one person per room, and 
extreme overcrowding as more than 1.5 persons per room (see previous 
definition). Overcrowding typically results when either: 1 ) the cost of larger 
units available for sale or rent i s  more than the families can afford, or 2) 
unrelated individuals (such as students or low-wage single adult workers) share 
dwelling units due to high housing costs. This can lead to overcrowded housing 
situations if the housing unit i s  not large enough to accommodate a l l  of the 
people comfortably. In general, the degree of overcrowding reflects the 
availability and affordability of local housing to residents. Overcrowding can 
result in deterioration of the quality of l i fe within a community. The average in 
Table 4.2.12 includes older and wealthier individuals who own large homes as 
well as large families and households who often live in overcrowded units. With 
a rental vacancy rate of 2.5%2 and an above average cost of livin2, a significant 
number of households in Santa Cruz County suffer from overcrowded 
conditions. The 2000 Census data indicates that there were 1,678 owner- 
occupied and 2,089 renter-occupied housing units in the unincorporated area. 
Table 4.2.12 summarizes the overcrowding status in the County where over 4% 
of the County's occupied housing units were overcrowded, and over 6% are 
extremely overcrowded according to the Census Survey data. 

2000 Census 0 2 
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4.2.1 1 VACANCY RATES IN SANTA CRUZ COUNTY 

Vacancy rates are the most straightforward indicator of existing housing need. 
The threshold vacancy rate of 5% for rental housing and 2% for for-sale housing 
are considered necessary to  facilitate mobility within the community. When 
vacancyrates fal l  bellow the these levels, residents wi l l  have a difficult time 
finding appropriate units and competition for available units wi l l  drive up 
housing prices. The rental vacancy rate and the for-sale vacancy rate are well 
below the optimum threshold in  Santa Cruz County, which indicates that there 
i s  an immediate need for a significant number of new rental and for sale 
housing units within the County (Table 4.2.13). 

Number Percent of Population Units 
A l l  Vacant Housing Units 5.591 9.9% 

acant Housing Units held for Seasonal 
Lr Occasional Use 

7.2% 4,033 

In some areas of the County, the rental and homeowner vacancy rates are even 
more problematic. Areas such as Ben Lornond and Freedom have a homeowner 
vacancy rate of less than 0.1%, while Corralitos has a rental vacancy rate of 
less than 0.1% (Table 4.2.14). 
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Table 4.2.15 shows an interesting trend in the types of vacant units in the 
Countywide; the percentage of vacant for-rent and for-sale only units have 
decreased significantly, whereas the percent of seasonal, recreational or 
occasional use units have increased dramatically from 1990 to 2000. The 
housing shortage for Santa Cruz residents i s  becoming more severe, perhaps 
due to  the increasing numbers of people who work ‘over the hill’ in San Jose 
and choose to live and commute from the Santa Cruz area. The increasing 
number of university students may also explain the decline in vacant for-rent 
units. 
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For Seasonal, 
Recreational or 

c Santa C unit 
I 

3,659 I 5,051 I 44.0% ~ 65.4% I 

4.2.12 INCOME CHARACTERISTICS 

Household income in Santa Cruz County has risen significantly between 1990 
and 2000, as illustrated in W F i q u r e  4.2.16. In 1990, about 35% of the 
households had incomes over $50,000 a year, whereas in 2000, over 50% of 
Santa Cruz County Households had incomes above $50,000 a year (Table 
4.2.17). The most significant categorical increases since 1990 were in above 
moderate income levels for Santa Cruz County: those in the $75,000-$99,000 
income bracket, $100,000-$149,000 income bracket, and those who make over 
$150,000. Table 4.2.17 show that the percentages of households in the County 
who make more than $75,000 a year are higher than the percentages of 
households in California who make more than $75,000 a year. In addition, the 
percentage of households in the Countv earning more than $75,000 a year rose 
from 15.3% in 1990 to 34.6% in  2000. This trend suggests that Santa Cruz is  
attracting residents who earn enough income to afford homes or rent in Santa 
Cruz while many, including the elderly and younger residents (including entry- 
level workers) are finding themselves financially unable to live in Santa Cruz. 
Table 4.2.18 displays the ranking of household income by jurisdiction within 
Santa Cruz County and indicates that there i s  some segregation into poorer and 
wealthier areas of the County. 
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(1 990) 

10.7% Less than 
$10,000 
$10,000- 
$1 4,999 

$24,999 

6.7% 

14.7% ' $15,000- 

I 
I 4.2.16: Increase in Median Household 

Income in Santa Cruz County and California 

(2000) (1990) I (2000) ; 
6.8% ! 11.5% 8.4% 

4.7% 7.4% 5.6% 

9.7% 15.2% 11.5% 

I 1 $70,000 
? 
E - 

$50,000 

$30,000 

0 c 

1990 2000 2002 

source. US Census Bureau. Census 1990 and 2000 2002 

I I I 

2.3% 8.7 % 2.5% 6.9% 
' $150,000 or 1 

more 1 Source: U S .  Census Bureau, 1990 Census, Census 2000 
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0 

Rio Del Mar 
City of Scotts Valley 
Day Valley 
Corralitos 
Aptos Hills- Larkin Valley 
Aptos 
Boulder Creek 
Ben Lomond 
Soquel 
lnterlaken 
City of Santa Cruz 
Felton 
Live Oak 
City of Capitola 
Amesti 
Opal Cl i f fs  
Freedom 
Twin Lakes 
City of Watsonville 
Santa Cruz County 

$72,449 
$72,437 
$70,781 
$70,417 
$61,843 
$60,455 
$57,241 
$55,230 
$53,875 
$50,605 
$48,102 

$46,048 
$45,558 
$42,673 
$40,600 
$39,057 
$37,617 
$53,998 

$47,949 

1Source: US Census Bureau, Census 2000 

In evaluating income levels, four standard measures are often used: very-low 
income, low-income, moderate-income, and above moderate-income (See 
Definitions Section 4.1.4). Santa Cruz County has a very wide range in  income 
distribution due to a large agricultural sector with many migrant workers who 
earn very low wages, and a wide range of highly paid technical and 
manazement workers. Therefore, another category of “extremely low-income” 
(0%-30% of median income) has been added here due to the large number of 
people that fall within this extremely low-income range. These income levels 
are expressed as a percentage of the County median income and are adjusted 
for household size. Table 4.2.19 shows the estimated shift in income 
distribution in  the County since 1989, adjusted for inflation. 
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! Extremely Low ! ! $0-$11,134 $0-$16,119 income 

Median) 
Very Low 
Income 

Median) 
Low Income 

Median) 
Moderate 
Income 

Median) 
Above 

Moderate 
Income 

(1 20%+ Median) 

(0%-30% 

$1 1,135-51 8,556 $1 6,200-$26,999 (30%-50% 

(50%-80% $1 8,557-$29,690 $27,000-$43,198 

$29,691-$44,534 $43,199-$64,798 (80%-120% 

$44,53 5 + $64,799+ 

$0-$18,582 ' $0-$20,700 

$1 8,583-$30,970 $20,700-$34,500 

$30,971 -549,552 $34,500-$55,200 

$49,553-$74,329 $55,200-$82,800 

$74,330+ $82,800+ 

The U S .  Department of Housing and Urban Development publishes estimates of 
household income each year for the County, based on household size and 
broken into the same category ranges as shown above. These estimates are 
used in many jurisdictions to determine eligibility for various housing programs. 
The income Suidelines are adjusted for household size. For a family of four, 
the median income was estimated to be $69,000 in Santa Cruz County in 2002. 
Income limits for households are shown in Table 4.2.20. 

Source: US Department of Housing and Urban Development (HUD) 
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Since the average family size and household size was 3-persons per household, 
the median income for Santa Cruz based on a 3-person household in 2002 was 
used to  estimate the rank of each census designated place (CDP) based on the 
percentage of households that have a lower income and may have trouble 
affording housing within the County (Table 4.2.21). These statistics reflect that 
nearly 50% of the CDPs within the County have households who make less than 
a moderate income and may not necessarily be able t o  afford housing in the 
area without overpaying for housing related costs. 

l 

e 

0 
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Income Low ( ~ 2 4 %  of 120% of (1 21 Yo- of 
or Less of median) . median) median) median) median) .- 

2 Freeoorn 7 ' 5 9 r 1 7 . 8 ' 6 1 - 2 6 . 3 0 1  ~ 15.7% -. - - 19.OqC . - 21.25 - - 
30.1:~ -i6.8%TiTE ' 1 7 . 6 ~ ~  . ,- . - -. . - .- ... -. . -. .- ' T c i t y  ___ of Watsonvilie ..___ 62.8707 15.9% 

_-..___ __ ____ 
r 3  Twin Lakes 59.0% 16.6% 2 m -  14.2% 19.2X 21.8': 

5 Arnesti 18.4% 1 19.1'0 18.9% 19.1'; 24.4"- 
'-6peJon 55.2"c 15.0% 18.3% I 21.9"; 21.1% 1 23.6': -. 1 

7 C i t y  of Capito,a 
8 Live Oak 52.4Pc 10.5% 24.3'2 17.600 20.4% 27.2a, I 

20.6% 174 .3% 18.993 T31T6?- 

20.3% 18.3'1- 28.4P0 26.1'0 1 

_- . . . __ . 
- 4 _ Opal Cliffs 5 7 3  ~ 1 6 . 4 ~  22.9% 18.0r0 ~ 1 5 . 5 0 ~  - .  27.3'~ 

T.56..4~--- .- 
- . .- -. - . - - 

_.___ __ -- 

_ _  _. 
5 4 . 6 ' 0 7 3 . 7 X  22.910 18.09: Ec9c. - 26.4'. . -1. __ ____ -. - .  - __ .- 

- ~ -  
r i t y  __ - .- of .. - Santa .- __ Cruz ___ 
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17.5% 15.7% 22.6% 34.1:~ Lomond - . -. . - ._ -. __ 
10.5'/o-- - .  1-42.E 11.31 20.3% 20.5' 37.4': 

. - . - . - - -. - - - 13 Boulaer Creek 
X A p t o s  
15, Corra.itos 

39.2% . 8.4% 17.1% - . . 13.7% -. -- r-.. 20.8'11-40.1'c1 - - 49 .1  ./, 
17.6% 16.2% 13.35. -_- r--. -- --____- 

_.____ 

ptos HIL,S- Larkin Valey 34.870 8.2% 1 4 . m .  12.5% 23.5?2 41.7'7 
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4.2.1 3 EMPLOYMEhTAhD WAGE Crl lRACTERISTICS 

There were approximately 141,000 people in the civilian labor force in the 
County in 2000. This number was 2100 more workers than in 1999. Santa Cruz 
County's 2000 annual figure for unemployment rate, 5.6%, was higher than the 
State of California's average rate of 4:9% but has been decreasing since 2000. 
Over the 1996-2000 time period, 6,700 new jobs were created in the County, a 
totaL growth of 6.8%. In 2000 alone, the County added 2,700 new jobs, the 
Largest annual increase since 1996. The services industry contributed the 
Largest share of jobs (2,000 jobs). Table 4.2.22 presents a look at some of the 
average hourly and annual earning of various professions in Santa Cruz County 
taken from the 2000 Occupational Employment Statistics Survey. In 2000, 
services, retail trade, and government jobs dominated Santa Cruz employment, 
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Carpenter 
Farrnworkers and Laborers 

Bus Drivers. School 

accounting for 67% of the total employment in the County. Projections have 
shown that from 1997-2004, 84% of all new jobs in the County wil l  be within 
the three industrial sectors of services, retail trade and g~vernment .~  

Only two of the jobs listed below pays enough to  afford current rental prices 
(fair market rent for a 2 bedroom unit). 

$23.18 $48,215 
56.88 $14,309 
$12.35 $25,699 

> L U 1 4 0 L  I 

Social Workers 
Registered Nurses 

Fire Fighters 

Waiter Et Waitress $9.75 

$21.16 $44,001 
$28.28 $58,817 
$22.54 $46,879 

r' I V. ,7 I kDDnino ..u..r".4 I 

Teachers/Second. School 1 n /a  $48,024 

$12.47 $25,924 Receptionist and Information 

I 

Current hodsing wage to pay fair market rent for a 2 bedroom rental mit: $24.96 
~~~~~ ~~~ 

Source: Occupational Employment (2000) and Wage (2001 ) Data from the Occupational 
Employment Statistics (OES) Survey 

4.2.13.1 JOBSlHOUSlNG BALANCE 

One of the most telling, housing, indicators is  the jobslhousinq balance. Between 
1990 and 2000 in Santa Cruz County, the ratio of new jobs created to the 
number of new housing. units was 1.53 (10,700 new iobs/6,995 new units). 
During that same time period, the iobs/housinq ratio in Santa Clara County has 
been 12 jobs for even! 1 new housing unit. The need to  house all of the 
workers not housed in Santa CLara County i s  one of the major causes of the 

Source: California Employment Development Department, Labor Market Information Division: 
Santa Cruz County Snapshot, 2001 
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100% 100% 100% 
Deg-ee I 
Total 100% 

. Source: U.S. Census Bureau, Census 2000 J 

traffic and infrastructure problems in the counties and cities near this County. 
In Santa Cruz, because the housing prices have historically been much lower 
than in Santa Clara Valley, this has caused a dramatic increase in housinq 
demand, especially for sinqle family dwellinqs in the above moderate 
household income cateqory. 

4.2.14 EDUCATION 

Table 4.2.1.23 shows the educational attainment of Santa Cruz County 
residents. In 2000, over 66% of the adult residents of Santa Cruz County 
attained additional education after high school and less that 17% of adults had 
less than a high school education. Compared t o  1990, the percentage of the 
population that completed some or al l  of high school declined by the year 
2000. A t  the same time, the percenta2e of the population that have completed 
Bachelors and Professional Degrees has increased over this time period, 
possibly due to the presence of the University of California, Santa Cruz and 
other local collesjes. This indicates that there i s  a large base of educated 
people to fill the few job vacancies in the County. 
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4.2.1 5 HOUSING COSTS 

Lack of available rental units raises rental prices. In the County of Santa Cruz, 
the vacancy rate averages 2.5%, which i s  considered to be quite low. This Low 
vacancy rate i s  an important factor in the increasing cost of rental housing in 
Santa Cruz County. Table 4.2.24 shows that typical monthly rents in Santa Cruz 
County are extremely high, even by California standards. Due to the shortage 
of decent rental units, rents have increased, as more people compete for a 
fixed number of units. This results in many households paying more than 30% of 
their income on rent, or more people sharing less space. This cycle puts 
considerable strain on lower priced, affordable rental housing because below 
moderate households compete for a limited number of affordable units. In 
addition, high rental rates and low vacancy rates reduces the incentive for 
landlords to repair units that are in poor condition when renters are willing to 
‘take what they can get’ in a market that offers them l i t t le choice. 

The average current rental rate in  Santa Cruz County by definition exceeds the 
Fair Market Rents, which i s  a rent level established by the federal government 
for participation in  various rental subsidy programs but does not necessarily 
indicate the average market rents being charged in  an area. Rental costs have 
increased far more quickly than incomes throughout the County. In Santa Cruz 
County, a worker earning the minimum wage ($6.25 per hour) must work 145 
hours per week in order to afford a two-bedroom unit a t  the area’s prevailing 
average rental rate. Clearly this i s  not possible. Table 4.2.25 compares the Fair 
Market Rents for 0-4 bedroom units in the County with the necessary hourly 
wage and annual income to afford these residences. A t  the market rent, a very 
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low-income (50% of the median income) family of 4 could not afford to Live in  a 
one-bedroom housing unit. Table 4.2.25 Lists the averase monthly gross rent an 
individual in  Santa Cruz County pays by planning area. 

e 
I I 1  

j Studio j Bedroom 
2001 Fair i 

1 $880 Market Rents 
(FMR) 

Hourly Wage 
Needed to 
Afford FMR 

Annual Income 
Needed t o  

Afford FMR @ $3 5,200 
40 hr/ wk 

$739 

$14.21 $16.92 

$1,175 

$22.60 $36.81 

I 1 Source: National Low Income Housing Coalition 
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12 I City of Santa Cruz $941 
13 1 lnterlaken 

I 1 1 $598 I 19 Day Valley 
, 

5929 

p r c e :  US Census Bureau, Census 2000 I 
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Table 4 . 2 . m  displays the median for-sale home price within Census 
Desiznated Places (CDPs) within Santa Cruz County. Between the years 1990 
(June-December) and 2002 (January-June), the median sale price of a single- 
family home in the County rose dramatically, from $271,000 to $499,9334. This 
represents an 84.5% increase in the median home sale price. Table 
4.2.28 depicts the current trend in the median sale price of a single-family 
home since 1999 in the County. 

Santa Cruz County Board of Realtors 4 
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,~ ~~ -~ ~~ ~ 

Fiqure 4.2.28: Median Home Sales Prices in  1 
i 

I Santa Cruz County (January 1999-April 2002) 
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The median sale price of homes in the unincorporated Santa Cruz area has also 
increased considerably from 1999-2000 as shown in Table 4.2.29. Sales of 
existing homes in the unincorporated areas of the County posted a 52% increase 
from 1999-2000 as the median home price rose to $535,000. 

4.2.16 OVERPAYMENT 

When rental rates and home ownership costs are high, many people spend more 
of  their income on housins related costs, which reduces the amount of money 
Left over for other living costs and saving for future needs. The U.S. 
Department of Housing and Urban Development (HUD) defines households who 
pay more than 30% of their monthly income for housing costs, rent or mortgage 
and additional housing costs, as overpaying for housing. Overpayment can 
result in a reduction in the overall quality of life within each household. Table 
4.2.30 reflects the distribution of persons in Santa Cruz who are overpaying for 
housing by income bracket. The statistics indicate that 66% of households who 
make below the median income are overpaying for housing costs. This high 
percentage further establishes the widespread need for affordable housing in 
Santa Cruz County. 
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Extremely-Low 
Income* 

(0%-32.3% of median 
income) 

Very-Low Income* 

51.5% 88.1% 9,559 

(32.3%-56.5% 54.9% 70.6% 7,604 

I Owners Renters 
Income overoaving 

median income) 
Low-Income" 

(56.5%-80.7% of 
median income) 

Moderate Income* 

median income) 
Above-Moderate* 

Income 
, (121%+ of median 

(80.7%-121% of 

56.6% 41.2% 5,323 1 
45.7% 15.6% 5,080 

1 3.7% 3,566 I 15.2% 
I I I 

income) 

I Total Households Percentase of al. humber of Computed 
Households who make Households who make Overpaying who make Less than a moderate 

housing costs 

less than moderate 
income 

less tnan moderate , ' income and overpay for ' income 
7- _ _  ____ I '  

33,954 66.2% I 22,486 
'Categories are adjusted t o  f it Census income categories for households overpaying for  housing 
costs 

,Source: US Census Bureau, Census 2000; out of 77,508 computed households 

4.2.17 HOUSING TENURE 

Analysis of census data on tenure by age of householder ( T a k  Flqure 4.2.31) 
i n  Santa Cruz County reveals adults aged 45 and over tended to own their own 
housing units rather than rent, while younger adults mostly rented rather than 
owned their own homes. About 60% of all Santa Cruz County residents own 
their home. Of these homeowners, 25% of residents under 35 and 69% of 
residents over the age of 35 own their homes. 
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Race 
White 

BLack or African 
American alone 

Native American and 
ALaska Native alone 

Asian alone 
Native Hawaiian and 

Other Pacific islander 
alone 

Some Other Race alone 

Two or More Races 

Finure $a!&? 4.2.31: Housing Tenure by Age of 
Homeowner in Santa Cruz County z .- 

5 

Occupied Units Occupied Units 
88% 76% 

0% 1% 

1% 1% 

3% 3% 

0% 0% 

5% 14% 

2% 5% 

E s L 20000, 

+ y 12000 i 
f 16000 A 

15to 25to 35 to 45to 55 to 65to 75 to 85 
24 34 44 54 64 74 84 and 

Older 

_______ ~~ ~~~ ~ ~~ 

'+Number of Owner Occupied Units +Number of Renter Occupied U n d  
L-..- ~ ~ - 

~ source: US Census Bureau, Census 2000 

Analysis of tenure by ethnicity reveals that individuals who are White are the 
only race category more likely to own their own home than rent (Table 4.2.32). 
Homeownership amongst White households far exceeds that of minority 
households in the County. Additionally, homeownership by Hispanic or Latino 
households was 13.6% lower than homeownership by White households (Figure 
4.2.33). 
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I , ~ _  -~ ~ 

Finure Tal& 4.2.33: Housing Tenure By 
LatinolHispanic Ethnicity in Santa Cruz County I 

Not Hispanic or Latino Hispanic or Latino i I 
i 0 % of Owner Occupied Units m YO of Renter Occupied Units 

Source: US Census Bureau. Census 2000 
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4.3 HOUSING NEEDS 

GOVERNMENT C O D E  S E C T I O N  65583 (C) REQUIRES THAT T H E  H O U S I N G  
ELEMENT SET FORTH A “FIVE-YEAR S C H E D U L E  OF ACTIONS’’ F O R  MEETING 
ITS HOUSING N E E D S ,  INCLUDING UNITS F O R  H O U S E H O L D S  IN VARIOUS 
I N C O M E  CATEGORIES A S  W E L L  A S  UNITS F O R  “SPECIAL N E E D S  
POPULATIONS.”  THIS S E C T I O N  OF T H E  HOUSING ELEMENT AIMS TO 
D E S C R I B E  AND QUANTIFY T H E  NEED FOR UNITS F O R  EACH OF T H E S E  
IDENTIFIED GROUPS. 

4.3.1 R EGIONAL H OUSING SHARE 

California Government Code Sections 65583 (a) (1) and 65584 require that a 
Housing Element include “documentation of projections and a quantification of 
the locality’s existing and projected housing needs for a l l  income 
levels ...[ including] the locality’s share of the regional housing need. The overall 
housing unit demand for the Monterey Bay Area region i s  estimated by the 
California Department of Housing and Community Development (HCD). The 
Association of Monterey Bay Area Government (AMBAG) has constructed a 
Regional Housing Needs Determination (RHND) model to distribute HCD’s 
projected demand for housing by jurisdiction within the region. Each 
jurisdiction is  assigned a share of HCD’s housing growth overall, as well as a 
number of units in various income categories so that lower income households 
wi l l  be appropriately distributed throughout the counties and region. 

4.3.2 REGIONAL HOUSING NEEDS DETERMINATION 

Table 4.3.1 shows the AMBAG adopted RHND estimates for housing demand in 
each jurisdiction within Santa Cruz County, and for the entire Monterey Bay 
Area region. AMBAG projected a need for 3,441 total new housing units 
unincorporated areas of the County (approximately 530 units per year) during 
the 65 7.5 year planning period between January 1, 2000 and June 30, 2007. 
AMBAG’s determination included the 
allocation of housing units bv income cateqorv as established bv HCD’s reqional 
allocation. This allocation requires that 27% of new units M be affordable to  
“very low income households” (households with income of less than 50 percent 
of the regional median income). Another 15% percent of new units must be 
affordable to “low income households” (earning 50 to  80 percent of the 
median), and 19% percent must be affordable to “moderate income 
households” (earning 80 to 120 percent of median). The remaining 39% percent 
of units are projected to be demanded by “above moderate” households 
earning greater than 120 percent of the median income. 

The County of Santa Cruz and the cities within the County believe that the 
methodology used in preparing the W distribution of the regional housinq 
need between Santa Cruz and Monterev Counties was flawed and have initiated 
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Required Units 

litigation to address this issue. The basis of the litiqation i s  the assertion bv 
Santa Cruz County jurisdictions that AMBAG did not comply with the 
requirements of State law and customary demographic practices in the 
preparation and approval of the RHND. In addition, the Santa Cruz County 
jurisdictions believe that the Monterey County jurisdictions have failed to  
assume their rightful share of the regional housine needs as evidenced bv a 
Jobs/Housinq Balance Study prepared by Monterey County that indicated the 
need for over 16,000 new housing; units to meet the increase in employment 
expected during the planning period. Until this litigation is resolved, the 
County i s  proceeding with the preparation of this Draft Housing Element using 
two sets of numbers: the AMBAG RHND and the County’s preferred alternative 
(see footnote-Table 4.3.1). This Housing Element includes Objectives, Policies 
and Programs to address the County’s preferred alternative. The Objectives, 
Policies and Programs t o  implement the AMBAG RHND are included in Appendix 
D and E.  

0 

0 1 Regional Total 1 23,130 8,641 5,200 3,909 5,380 
I 

Monterey County 13,415 4,561 3,354 2,549 2,951 

Santa Cruz County 9,715 4,080 1,846 1,360 2,429 
Unincorporated 

Only* 
937 j 

2 

82 

City of Santa Cruz 2,850 1,204 543 41 0 694 

City of Scotts Valley 804 289 161 122 232 

651 I 502 
~ Santa Cruz County ’ 3,441 1,351 

City of Capitola 337 150 63 41 

4.3.3 ABILITY TO PAY BY INCOME CATEGORY 

“Affordable housing” means housing with monthly costs of not more than 30 
percent of a household’s gross monthly income. For home-ownership housing, 

1 City of Watsonville 1 2,283 
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Very Low 
(0% to 50% of 

Median) 
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$71,072 

$76,737 

up to 
$142,143 

$0 to 
$1 53,473 

2 

3 

$31,050 or 
less 

$34,500 or 
less 

3 people 

4 people 

this 30 percent proportion must include mortgage payments, property taxes, 
insurance, and homeowner’s association dues, if applicable. For rental units, 
the affordable price must include both rent and utility costs. 

Tables 4.3.2 and 4.3.3 shows the estimates for maximum for-sale and rental 
home prices affordable to households in each income catesory. The affordable 
price for home-ownership units i s  calculated using mortgage payments of 25 
percent of annual gross income (the remaining five percent i s  assumed to be 
used for taxes, insurance, etc.), plus a down payment equal to 20 percent of 
the purchase price. For rental units, the price i s  an estimate of the monthly 
full-service rent, including utilities. 

Median Income for 4-person (3 bedroom) household is: 
Median Income for 3-person (2 bedroom) household is: 
Assumes mortgage payments of: 
Interest rate of: 6.5% 
Payment period: 30 years 

$69,000 
$62,100 

I 

2 25% of gross monthly income 

Downpayment: 20% 
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Low 
(51% t o  80% of 

Median ) 

Very Low 

Median) 
(0% to 50% of 

$1,049 2 3 people 

$1,151 3 4 people 

3 people 2 up to $863 $432 

4 people 3 $0 to $932 $466 

$864 to 
$1,233 
$932 to 
$1,370 

$31,051 to  
$49,300 

$34,501 to 
$54,800 

$31,050 or 
less 

$34,500 or 
less 

. .  The proportion of Santa Cruz County’s housing stock priced at these 
“affordable” levels i s  relatively insignificant 

s c a t i n 2  
affordable rental housing absent affordability restrictions or subsidies. As a 
result, many Santa Cruz County residents are currently paying more than 30 
percent of gross income for housing costs and have a housing cost burden. This 
cost burden i s  especially prevalent among lower income populations. 

. .  

4.3.4 RELATIONSHIP TO HISTORICAL HOUSING PRODUCTION 

Recent housing production trends in Santa Cruz County have not approached 
the quantities AMBAG has estimated to  be required in future years. Whereas 
the need calculation methodology suggests that 3,441 units wil l  be required 
during the next five years, only 2,475 residential permits were issued in  Santa 
Cruz County over the last 10 years.5 This historical pace of development, 
should it continue unaccelerated, would fa l l  5Q+w%e& short of the required 
housing unit demand over the next five years. This imbalance between AMBAG- 
based projections and actual market trends has been a long standing issue in  
Santa Cruz County. 

Median Income for 4-person (3  bedroom) household is: 
Median Income for 3-person ( 2  bedroom) household is: 
Assumes full service rent (utilities included) equal to 30% of gross monthly income 

January 1, 1993 through September 30, 3002 

$69,000 
$62,100 

3 

4 

I 
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4.3.5 HOUSING NEEDS OF SPECIAL POPULATION GROUPS 

[Govt Code 65583(a)(6) An analysis of any special housing needs such as those 
of the elderly, persons with disabilities, large families, farmworkers, families 
with fernale heads of households, and families and persons in need of 
emergency shelter.] 

In addition to overall housing needs, the County must plan for housing that 
meets the special housing needs of certain groups, such as the elderly, persons 
with disabilities, large families, farmworkers, female heads of  households, and 
homeless people. To meet the community’s special housing needs, Santa Cruz 
County must be creative and look to new ways of increasing the supply, 
diversity and affordability of this specialized housing stock. These needs can be 
accommodated through a wide range of housing option includinq independent 
living, supportive housing, group housing, transitional housing, SRO 
accommodations, and homeless shelters. However, many of these options are 
dependent on funding from State and Federal sources. Housing policy 
implementation strategies should ensure that an appropriate proportion of 
affordable units constructed in the County are suitable for and targeted to 
special needs populations. 

While it i s  clearly true that special needs populations face a variety of housing 
challenges in Santa Cruz County, the dimensions of those challenges are very 
difficult to calculate. The current estimates, detailed below, have largely been 
based on various data sources, from the early 1990s to the present. Where 
available, the 2000 Census data information i s  included on some of these 
subgroups (elderly, disabled, large families, single parent households). 
Advocates and service workers for the homeless, developmentally disabled, 
mentally ill, elderly, and agricultural workers have provided information 
explaining and clarifying the particular housing needs of these populations. 

These various population groups warrant particular attention because the 
existing housing market has not adequately met their needs in the past. These 
groups include: 

(1 ) homeless people 
( 2 )  the elderly 
(3)  large households (5+ people) 
(4) female headed households 
(5) people with disabilities 
(6) farmworker households 
(7) students 

These population groups are not mutually exclusive and their needs may 
overlap. For example, it i s  estimated that between 60-80% of the homeless 
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suffer from one or more physical disability, mental illness or substance 
addiction and as many as 23% of the elderly have mobility or self-care 
limitations. 

4.3.6 HOMELESS PEOPLE' 

In the Santa Cruz County Homeless 2000 Census and Needs Assessment 
Comprehensive Report (Needs Assessment), 3,293 homeless persons were 
counted. However, there i s  an acknowledged undercount in the Needs 
Assessment of homeless youth; agricultural workers; families who are not in 
transitional housing; shelters or voucher programs; individuals without 
citizenship; individuals without citizenship; individuals living in substandard or 
overcrowded housing; people who do not access homeless services; people who 
work; and those who live in  extremely rural areas. It i s  estimated that 
approximately 8,500 people experience hornelessness in Santa Cruz County in 
any given year. 

EXISTING RESOURCES FOR THE HOMELESS 

Accordin? to the Santa Cruz County Homeless 2000 Needs and Assessment 
Survey the homeless generally fall into three broad categories: 

Habitually Homeless: Individuals who have been homeless for over 
2 years. 
fpisodicolly Homeless: This group often struggles with drug-use, 
alcohol-use and/or other issues that can recur but do not typically 
last  longer than a year a t  a time. 
Non-recurring, Acute Crisis Homeless: Often the result of a 
personal or family crisis such as a job loss, eviction, health issues 
or disability, or an incident of domestic violence. This usually 
affects people for less than 2 years. 

DEMOGRAPHIC PROFILE OF THE HOMELESS: 

Age: The mean age of the homeless population i s  36 years old. Over 
half of the homeless people in  the County surveyed (55%) are 
between 30 and 50 years of age. 

Gender: 57% are male. 
43% are female. 

Compared with their proportions in the County as a whole, 
Hispanics/Latinos are over-represented and Whites/Caucasians 
under-represented in the homeless population. Almost 33% of 

Ethnicity: 

6 
S a m  Cruz County Five Year Strategic Homeless Continuum of Care Plan, September I O .  2002 
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respondents to the Needs Assessment identified themselves as 
“Hispanic/Latino” and 50% as “White/Caucasian.” According to 
the 2000 Needs Assessment, 27% of the County population i s  
Hispanic or Latino, and 66% i s  White and not Hispanic or Latino. 

Marital Status7: Most of the homeless people surveyed (80%) are single. 
85% of homeless men and 74% of homeless women are 
single. 

Families: Over half of the homeless people surveyed (56%8) have children; it 
i s  not known whether or not the children are living with the 
parents. Of  those with children, 63% have more than one child, 
and 31% have more than two children. 

The total number of homeless children currently living in the 
County i s  unknown. Studies from the County Office of Education 
indicate a growing number of school-aged homeless children 
(students living in cars, shelters, motels and overcrowded homes) 
who are in classes: 

Children: 

1992-1 993 81 8 
1995 900 
1996 1,000 
1999 1,907 
2000 1,401 
2001 2,327 

The Needs Assessment reveals that compared with North County, 
South County has a higher proportion of homeless children who 
are younger (ages 2-10 years old). In South County, 75% of 
respondents’ children are age 10 years and younger; in North 
County, the proportion i s  47%. 

Ed~ca t i on :~  62% of the homeless population has a high school or general 
education degree. Almost one third have completed some college 
courses. In South County, 48% of respondents had an gth grade 
education or less, compared with only 7% of those in North 
County. In North County, 40% had some college, or degrees from 
junior college, college or graduate programs, compared to 10% in 
South County. 

805 responses. 
758 responses. 
799 responses. 

7 
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Capitola area 21 

City of 1 Santa Cruz 1 306 
area 

1 137 I Scotts Valley 
area** 

75 
Watsonville 

area 
Unincorporated 443 

area 

Total 982 

Total 
Percentage of 29.82% 
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21 0 I 28 64 1 134 1 
287 226 359 95 1,273 

27 0 10 0 1 74 

117 89 321 90 , 692 

174 9 350 44 1,020 

626 324 1,068” 293 3,293 

19.01% 9.84% 32.43% 8.90% 1 100% 
I 

Residence in the County:‘’ 
The homeless population in Santa Cruz County comprises many 
long term residents. Over 80% have lived in  the County for more 
than a year, 52% for more than 10 years, and 23% for over twenty 
years. 

Duration and Frequency of Homelessness: 
Most respondents (47%) have been homeless for more than two 
years. 47% had been homeless, then housed “permanently,” then 
homeless again. 

HOUSING NEEDS OF THE HOMELESS: 1 
The Homeless Needs Assessment counted 3,293 homeless persons in various 
living situations throughout the County (Table 4.3.4). The census tracts around 
the City of Santa Cruz and in the unincorporated areas contained the largest 
number of homeless persons, while the Capitola and Scotts Valley areas had 
the fewest. According to the Needs Assessment, many homeless persons in the 
County are not sheltered: 1,608 are living outdoors or in  vehicles. 

’O 626 responses. 

the data collection appears to have included people who were in temporary housing, as well as 
those in transitional housing programs. 

This number is inconsistent with the known capacity of the County for transitional housing units; 11 
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** It should be noted that the City of Scotts Valley disputes these estimates and holds that the 
number of homeless persons in the Scotts Valley area i s  significantly lower. 

EMERGENCY SHELTER: 

The purpose of emergency shelter i s  t o  provide temporary or transitional 
shelter for the homeless. Emergency shelter can be provided in a congregate 
living facility, through a voucher to a motel, or in a private home. Shelters may 
provide services concerned with employment, health, drug abuse, and/or 
education. This basic service enables people to get off the streets each night 
and facilitates their access to other supportive services and longer-term 
housing options. 

The County has approximately 219 emergency shelter beds available between 
April and October and an additional 122 beds available between November and 
March when the temporary winter shelters open. Some shelters serve special 
groups such as families, youth or severely mentally ill adults, while others 
serve the general homeless population (and may set aside beds for particular 
subpopulations. ) 

One in five homeless people has tried to use a shelter in Santa Cruz County and 
been turned away,'* typically for lack of space (45%) but also for eligibility 
criteria, including age (15%).'3 Almost 40% of the 330 p e ~ p l e ' ~  who responded 
said they have given up trying to get into a shelter (46% of respondents from 
North County", and 25% from South County"). It cannot be determined from 
the data whether or not those who have "given up" had actually attempted to 
stay in a shelter. 

IDENT IF IED NEED: There is a need for additional emergency shelter beds, and for 
further investigation of barriers to accessing shelter. 

TRANSITIONAL HOUSING: 

Transitional Housing i s  one type of supportive housing used to facilitate the 
movement of homeless individuals and families t o  permanent housing. I t  i s  
housing in  which homeless persons live for up to 24 months and receive 
supportive services that enable them to live more independently. The 
supportive services may be provided by the organization managing the housing 
or coordinated by them and provided by other public or private agencies. 
Transitional housing can be provided in one structure or several structures, a t  
one site or in multiple structures at scattered sites. 

l 2  166 of 794 responses. 
l 3  141 responses. 
'4 This equates to 128 people who have "given up." 
' 5  216 responses from North County. 
l6 I 11 responses. 
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Countywide, there are approximately 400 units of transitional housing 
available, with an estimated need for an additional 641 beds for individuals and 
405 for families with children. 

Responses to  the Needs Assessment indicate that many homeless feel that 
transitional housing would be of benefit - -  a temporary boost or some 
transitional help to get them through a difficult time. The majority of 
respondents (56%) said the County should put more money into transitional 
housing than anything else. 

/D€NT/F/€D NEED: Santa Cruz County needs more transitional housing, especially 
for families and others with potential for self-sufficiency. 

STABLE HOUSING: 

The priority need for the County’s homeless population i s  stable, affordable 
housing. 

Housing costs of available rentals are out of reach for many county residents. 
Compared to statewide rents, Santa Cruz County rents are high (Table 4.3.5). 

According to the National Low Income Housing Coalition, a person earning 
minimum wage would need to  work 108 hours per week to afford a one 
bedroom fair market rental unit in Santa Cruz County. Further, according to 
data from the Housing Authority of the County of Santa Cruz, publicly 
subsidized housing i s  not available in sufficient supply as the following table 
illustrates: 
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Studio 33 15 1 1 25 75 

843 41 6 84 38 822 2,203 

480 774 52 31 1,898 3,235 

One 
Bedroom 

Two 
Bedroom 

228 632 23 19 478 1,380 Three 
Bedroom 

18 92 1 0 72 183 

35 4 19 0 0 

Four 
Bedroom 

Five 
Bedroom 

Total 1,948 161 89 3,307 1 7,111 

l 2  I 
I 1,606 

According to the Housinq 
. .  

Authority, since the inception of the Section 8 program, approximately 5% of 
the voucher holders do not use them. The reasons are varied and do not 
necessarily indicate a tightness in the rental market. How quickly Section 8 
voucher holders Lease up seems to be a better indicator of the rental market. 
In a soft market, voucher holders lease up almost immediately, certainly within 
the first 30 days because landlords are more likely t o  accept Section 8 vouchers 
to insure that their units are rented. In a tight market, voucher holders may go 
for 60 days or more before finding a suitable rental. Another reliable indicator 
i s  the number of people on the Housing Authority waiting l i s t  each month. At  
times, there have been as few as 100 added per month. However, in tiehter 
markets, there may be as many as 400 added each month. Currently, there are 
less than 300 names added per month. Another measure of the availability of 
housing to Section 8 voucher holders i s  the number of ads appearing in the 
newspaper. One dav each month, the Housing Authority counts the number of 
rental ads and the rents being asked. This average has been tracked since 
1990. Currently, there i s  the highest number of units available for rent 
advertised in the paper since 1990, approximately 600 per month. 
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housing with it. In fact, escalated rents and the reluctance of some landlords 
to rent to Section 8 recipients result in approximately one-half of new voucher 
recipients forfeiting their vouchers because their time within which to locate 
housing (120 days) expires before housing is  located. 

Thirty percent of those who responded to the Needs Assessment are on a 
waiting l i s t  for some type of housing assistance, and 94% said they would 
choose to  be in “permanent” housing now. Further, because of their disabilities 
(mental health, substance abuse, HIV/AIDS), some people need supportive 
services in housing. There i s  a current inventory of approximately 277 
permanent supportive housing units for individuals, and an estimated 569 more 
are needed; and no permanent supportive housing units for families with 
children”, although approximately 254 are needed. 

/DENTlFlED NEED: The County needs more stable affordable housing and more 
permanent supportive housing, targeted to people who are homeless. 

0 

RESOURCES FOR HOMELESS PEOPLE 

There are numerous services in Santa Cruz County to assist the homeless. The 
County of Santa Cruz provides three types of shelter for the homeless: 

Emergency Shelters: short-term shelters designed to  meet the 
immediate needs of first time homeless. 
Trunsitionol Shelters: are intended to assist people into independent 
living. They may include job training and placement services, 
substance abuse treatment, short-term mental health services and/or 
independent Living skills training and counseling, in addition to  the 
shelter provided. 
Permanent Supportive Housing: facilities for individuals with special 
needs or for individuals unable to gain complete financial 
independence. They are distinguishable from other homeless 
facilities based on their institutional structure and the fact that their 
clients have no other permanent place of residence. 

Recent accomplishments for housing the homeless include the October 23, 2003 
sroundbreakiw of a new County/City collaborative effort to  develop a new family 
shelter that will house 27 families (and up to 90 family members), as well as serve 
as the new home of the Countv’s Homeless Person’s Health Project, and 
development of the Above-the-Line Residential Youth facility by Mercy Housing. An 
inventory of shelters can be found in Table 4.3.7. It i s  important to note that 
because homelessness can be a result of physical or mental illnesses, income 
leveVoccupation, and family status, many facilities listed are cross-referenced in 

Some projects which will provide permanent supportive housing for families with children are in 17 @ the pipeline however. 
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the other special needs section for the mentally ill, disabled, single parent, senior, 
overcrowded and farmworker households. 

Housing for Medical 
Emergencies 

(Community Action 
Board) 

County Wide Shelters Description /Number Shelterec 

Medical emergency shelter at motels 
for people recently released from 

hospital, or with TB or HIV/AIDS. Part year 
of the intersatellite program. 

Average 291 per 

Tyler House 

Army 

Motel vouchers for people living with Average of 13.3 
HIVIAIDS- per month ianta Cruz Aids Project 

sober. 
Drug and alcohol rehabilitation 

program 6 months. Transitional housing 
for 6 youths and 4 males + 2 females or 

4 females and 2 males 
Emergency shelter with 51 beds onsite, 

up to 20 more transitional, 2 houses Emergency: 60 
through HUD and, up to 5 churches. 60 Transitional: 
emergency, 20 transitional during the Nov-March= 40-8E 
summer and an additional 20-65 beds April-Oct= 20 

onsite in the winter. 

10 

Above the Line 

Permanent supportive and emergency Permanent: 17 
shelter Emergency: 51 oma Prieta Transitional 

I 40 
Pajaro Rescue Mission Emersency shelter 

I l 2  

Transitional housing for individuals 
with dual diagnosis Palorna House 
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Front Street 
Residential Care Facility 
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47 Permanent supportive housing for 
mentally ill 

6 Transitional housing for individuals 
with dual diagnosis Palorna House Annex 
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Defensa De Mujeresl 
Women’s Crisis Support 

Sienna House Maternity 
Home of Santa Cruz 

County 

TOTAL 

Page 46 

Emergency shelter for women and 
their children, domestic 

violence/sexual assault. No boys over 
12. Must be drug and alcohol free. 

Housing for single pregnant women. 

12 

19 

1243 Number of beds in a l l  County facilities + ,65 

-~ - - 
Housing Element planning period. 

RECOMMENDATIONS FOR THE HOMELESS (COUNTY-WIDE) 

There i s  a need for 270 additional emergency shelter bedsla, and for 
further investigation of barriers t o  accessing shelter. 
Santa Cruz County needs 614 more transitional housing units for 
individuals, and 423 more units for persons in families with 
children”. 
The County needs 668 more stable affordable housing units or 
permanent sup ortive housing units, targeted to people who have 
been homeless . Po 

” Santa Cruz County Five Year Strategic Homeless Continuum of Care PLan 
Santa Cruz County Five Year Strategic Homeless Continuum of Care PLan ’’ Santa Cruz County Five Year Strategic Homeless Continuum of Care PLan 
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4.3.7 ELDERLY 

Senior households need affordable housing, physically accessible housing, 
and/or specialized personal and medical care on site. In addition, as people 
live longer, there i s  a need to  provide a spectrum of housing types for seniors 
that include services for the “active” as well as the “frail” older person. 

For purposes of this discussion, “senior” indicates a person 60 years or older, 
unless otherwise noted. There were approximately 33,307 persons 60 years or 
older in  the incorporated and unincorporated areas of Santa Cruz County (2000 
U S .  Census). These seniors represent approximately 13% of the total County 
population. In 1990, seniors comprised 15% of the County’s total population 
(33,428 seniors; 1990 U.S. Census); therefore the percentage of seniors in the 
Countywide population has decreased over the last 10 years. The actual 
number of seniors, however, has remained relatively constant in Santa Cruz 
County from 1990 to  2000. In the unincorporated area of the County only there 
were 18,717 persons over the age of 60 years according to  2000 Census data. 

While the number of people who are a t  least 60 years of age has remained 
relatively constant during the last 10 years, there has been an increase in the 
number of persons who are 85 years of age or older. In 1990, there were 3,059 
persons over the age of 85 years in the County (incorporated and 
unincorporated areas); by 2000, however, that figure had increased to  an 
estimated 3,845 persons. I t  i s  expected that seniors wil l  continue to represent 
an important segment of the County’s population. 

0 

EXISTING RESIDENTIAL OPPORTUNITIES FOR SENIORS (UNINCORPORATED AREAS) 

Rental Housing: 
seniors, including market- rate rental units, subsidized rental units, congregate 
care facilities, residential care facilities, accessory units and shared housing 
(rooms for rent). 

There are various types of rental housing available for 

Market Rate Rentals 
A survey of Santa Cruz Sentinel classified ads for rental units indicated 
that one bedroom apartments available on February 24, 2003 were 
renting for an average of $1,007, while the average rent for studios was 
$796 per month. 

Subsidized Rentals 
There are some subsidized rental units for low and moderate income 
seniors in Santa Cruz County; however, demand for these units exceeds 
the available supply. This assistance i s  provided in the form of Section 8 
certificates or vouchers, which pays for a large portion of their monthly 
rent. To qualify for this assistance, the maximum annual income in  2002 0 
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Dominican Oaks 

Elizabeth Oaks 
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3400 Paul Sweet Road, 

1460 Jose Avenue, Santa 

44 One Bedrooms 
Santa Cruz 7 Two Bedrooms 

48 One Bedrooms r-. .- 

for a one person household was $24,150 and for two persons was 
$27,600. 

In addition to  Section 8 rental assistance, there are some housing 
developments that are subsidized and have affordable rents. Some of 
these developments are for seniors only, while others contain senior as 
well as family units. The following table l i s t s  subsidized developments 
that are located in the unincorporated areas of the County. Only those 
units appropriate for senior households are identified by number and 
type of units. 

Pajaro Vista* 

Paloma Del Mar* 

Seapines 

Seaside Apartments 

1955 Pajaro Lane, 
Watsonville 

2030 Pajaro Lane, 

1806 Sumner Avenue, 
Aptos 

30fh and Brommer, 
Santa Cruz 

106 One Bedrooms 

103 One Bedrooms 
Freedom 26 Two Bedrooms 

6 One Bedrooms 

16 One Bedrooms 1 

’ 220 Ross Avenue, 
Freedom 

<^,^... - .,. ~. 

Sunny Meadows 

. .. - .,. 

24 Studio Units 
32 One Bedrooms 
64 Two Bedrooms 1 

20 Studio Units 

la  neignrs 3050 Dover Drive, 12 Studio Units and Senior 1 56One Bedrooms ‘ 1 - - - L. ,I \ 

via racirica 

Vista Prieta 

Volunteers of America 

( “Woodt 

60 One Bedrooms 
38 One Bedrooms 

Santa Cruz 4 Two Bedrooms 

’ 55 One Bedrooms Santa Cruz 

. imu  via racinca, Aptos 

Vista Prieta Court, 

1635 Tremont Street, 19 Studios 

Apartrrierirs I I I 
83 Studio Units 

579 One Bedroom ~ 

101 Two Bedrooms ! I 
Total 

* Have been annexed into the City of Watsonville. 
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The units Listed total 763 units. Managers of a l l  these housing 
developments report 100% occupancy and waiting l is ts  of 1-2 years. 

Congregate and Independent Living Facilities 
In addition to “traditional” rental units, there are also congregate living 
and independent living facilities in Santa Cruz County. These faciiities 
typically are “apartment-like,” in that each household has a single living 
unit with a kitchen and bathroom facilities but there i s  also a common 
dining facility with at least one meal provided per day. In addition, 
there may be other amenities offered that include transportation for 
shopping and cultural events, crafts and entertainment facilities, and 
meetins rooms. Congresate living facilities do not provide a system of 
care. 

There are currently 5 congregate and independent living facilities in 
Santa Cruz County; Oak Tree Vil la in Scotts Valley, Brommer Manor 
Cottages and La Posada in the City of Santa Cruz, Dominican Oaks in the 
Live Oak area of the County Via Pacifica Gardens, and Valley heights in 
Watsonville. These facilities are comprised of a total 588 units; 220 
studio/alcove units, 329 one bedroom units, 35 two bedroom units, 4 
disabled units. Oak Tree Vil la i s  a market rate development with 2002 
monthly rents (including meals) ranging from $2,200 for an alcove unit 
to $2,250 for a one bedroom unit. La Posada contains mostly subsidized 
units with some market rate units. Dominican Oaks, iocated on Paul 
Sweet Road adjacent to Dominican Hospital, provides a total of 156 
congregate care living units, 52 of which are “affordable inclusionary 
units” based on rates established by the County of Santa Cruz as 30% of 
monthly income. As of 2002, monthly market rents for ”market-rate” 
congregate units were $2,800- $2,950 for one bedroom units and $3,200 
- $3,400 for two bedroom units. 

Residential Care Facilities 
There are also residential care facilities available in Santa Cruz County. 
The term residential care refers to a system of custodial care which can 
be provided in a single family residence, a retirement residence or in  
any appropriate care facility including a nursing home. The three main 
types of  residential care facilities are: Residential Care Facilities, 
Assisted Living Facilities, and Skilled Nursing Facilities. 

o Residential Care 
Residential care facilities differ from other facilities in that they 
offer non-medical custodial care and are usually group living 
quarters with staff supervised meals, housekeeping and personal 
care. An example of a residential care facility in Santa Cruz 
County i s  “The Mansion” which i s  located on Glen Canyon Road 
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near Scotts Valley. This facility contains ten studio apartments 
and two larger units of approximately 600 square feet. Rents 
range from $3,600 for a shared unit, and $4,500 for the private 
units. “Sunshine Villa,” located in the City of Santa Cruz, i s  
another residential care facility. This facility can accommodate 
approximately 150 - 160 persons. 

o Assisted Living 
Assisted Living facilities have comprehensive programs designed 
specifically for the elderly who cannot live on their own. 
Sometimes these facilities are conversions of retirement 
residences or small apartments into care centers. In some 
retirement residences a separate section wil l be dedicated to 
Assisted Living residents, but in other residences there i s  no 
segregation of those who need care and those who don’t. Assisted 
Living Facilities differ from Residential Care Facilities because 
they are generally laid out apartment style with special amenities 
such as walk in showers, wide doors for wheelchair access, 
emergency cal l  pull cords and are generally larger facilities. 

o Skilled Nursing Facilities 
Skilled Nursing Homes are considered health care facilities. 
Skilled Nursing Facilities are medical facilities and they are 
allowed to provide services that cannot be dispensed in assisted 
living or residential care facilities. Typically these services involve 
managing complex and potentially serious medical problems such 
as infections, wound care, IV therapy, and coma care. They offer 
both short and long term care options for those with serious 
problems and disabilities such quadriplegics, Multiple Sclerosis 
patients, Lou Gehrig’s Disease (“Amyotrophic Lateral Sclerosis”) 
patients and others who are bedridden and are unable to do 
anything on their own. Skilled nursing facilities differ from 
traditional residential care facilities because the cost of monthly 
or weekly rent depends on the patient’s Medicare and Medicaid 
supplements. 

Second Units 
Second units are another housing option available to seniors. These units 
are up to  640 square feet in the urban area and up to 1200 square feet 
in the rural area separate dwelling units added to an existing single 
family property and are designed for one or two person households. 
Second units are often called “granny flats” and are a traditional housing 
form used in many countries, including the U.S. 
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Second units are deed restricted in perpetuity as affordable units. Senior 
households of moderate income are eligible to occupy second units, as 
are family members of the property owner. Like many other California 
communities, second units in  Santa Cruz County are slowly gaining 
popularity. The cost of construction and permitting costs make Second 
Units expensive for most property owners, but recent Legislation 
(AB1866) requires that the County approve second units ministerially. 
This will result in reduced processing time and reduced fees associated 
with second unit permits. 

Shared Housing 
Another option available to seniors i s  shared housing. In shared housing 
arrangements, senior households are matched with other senior or non- 
senior households to share a dwelling unit. For example, a single senior 
who lives in a two bedroom house could rent out one of his/her 
bedrooms to another single senior household. The County of Santa Cruz 
contributes funding assistance to Senior Network Services to provide a 
shared housing counseling program which matches compatible 
households. From 1995 through 2002, Senior Network Services had 
completed 399 matches, with 228 of those matches being in the 
unincorporated areas of the County. 

OWNER OCCUPIED HOUSING FOR SENIORS e 
SingLe Family Dwellings 
2000 U.S. Census data indicate that 78.5%’ of the County’s seniors 
owned their own home, compared to 59.1% for County residents aged 25- 
64 as a whole. It i s  assumed that many of these households purchased 
their homes years ago, and have since built up equity that could 
potentially be used for future living expenses 

There are two seniors-only, owner occupied housing developments in  the 
unincorporated area of Santa Cruz County, Casa La Familia i s  located 
on 71h Avenue, in the Live Oak Planning Area, and includes 23 one 
bedroom townhouses for sale to qualified lower and moderate income 
seniors. Vista Prieta is  the second development, which i s  located off 17th 
Avenue, in  the Live Oak Planning Area, and includes one bedroom 
condominiums available for sale to qualified seniors 62 years and older. 
Many of these have been converted to rental use, however, the age 
restrictions and rental rate restrictions remain in effect. 

25,934 County seniors owned their own home according to the 2000 U.S. Census, while 7103 1 a seniors rented. 
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Mobile Homes 
Mobile homes are an important housing resource for seniors. According 
to the 2000 Census, there are 2,567 mobile homes in the unincorporated 
County. The majority of these are located in mobile home parks. A 
number of the parks are restricted to  occupancy by seniors age 55 years 
and older. Rules or regulations restricting the age of park residents must 
comply with the provisions of the federal Fair Housing Amendments Act 
of 1988 (P.L. 100-430) and implementing regulations. To ensure their 
continued use as mobile home parks, the County adopted Chapter 13.30 
of the County Code (Mobile Home Park Conversions) and Section 
13.10.455 (Mobile Home Park Combining District). The first restricts 
mobile home park owners from converting parks to other uses. The 
second requires that a rezoning be a part of any mobile home park 
conversion. Further, the County also adopted a Mobile Home Rent 
Stabilization Ordinance, which regulates rent increases. One area of 
concern with mobile homes is  t o  ensure that they are maintained and 
repaired when necessary. 

FUTURE HOUSING NEEDS OF SENIOR HOUSEHOLDS 

Affordable Housing 
The most important need in terms of housing for seniors i s  the need for 
more affordable housing. In fact, the local Area Agency of Aging has 
identified affordable housing as their number one priority for future 
program planning. The need for affordable housing derives from most 
seniors having very low fixed and/or limited incomes with minimal cost 
of living adjustments 

Variety of Housing Types 
Another housing need for seniors is  the provision of a variety of housing 
opportunities and types. The term “seniors” includes active younser 
seniors, as well as seniors who are in their 70s, 80s, and 90s who may 
require more personalized care. Therefore, affordable housing 
developments catering to the active, independent senior are needed as 
well as specialized facilities that provide more individualized care and 
services. 

RECOMMENDATIONS FOR SENIOR HOUSEHOLDS 

Improve the range of available housing choices for seniors by zoning 
more areas for multifamily units such as condominiums, small 
townhouses and mixed use units; to allow more second units, senior 
housing developments, Single Room Occupancy units, shared housing 
opportunities and other creative solutions 
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Flor’s Guest Home 
Freedom Manor 

Hanover Guest Home 
The Mansion 

The Maole House 
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i s  $1,S00-3,000 
IO $2,500-$3,500+ 

24 $3,600-$4,500 
22 S’ 

10 $1,100-$2,200 

0 

Mystic Oaks 6 
Oliveira’s Guest Home 3 

(some Resent (at Sunshine ViNa) 
- Assisted Living 

Support the Housing Authority’s “Home Equity Conversion Counseling 
Program” and a “Consumer Housing information Service for Seniors” by 
the Area Agency on Aging. 

Maintain and preserve the existing inventory of subsidized senior housing 
units and rental subsidies available for seniors. 

$2,400; ’ 

$2,100 

$3,100-$5,000 

Facilitate the development of medium to high density residential 
deveLopments in  appropriate locations for new senior housing. 

Consider designating appropriate sites as ”senior housing priority sites” 
in the General Plan. Continue to retain and maintain existing senior-only 
mobile home parks and to  support the maintenance of existing mobile 
homes. 

Continue to  retain and maintain existing senior-only mobile home parks 
and to support the maintenance of existing mobile homes. 
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19 (Traumatic Brain 
i iurv Survivors. not 
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~~~~ 

$960- $2,000 

$3.700 

Rillera Guest Home 

- .  
limited to  elderly) 

6 
6 

Rosehill 
. I  

$1700+ 
5812-51.400 

Seaview Guest Homes 
Shady Rest Manor 

Soquel Leisure Villa 
Twilight Manor 

Vera's Guest Home 

58 

Villa Cruz Guest Home 

$2,000-$4,500 

~._.. . - 

Watsonville Residential Care, 

150 
6 

196 

Inc. 

$2,000-$2,050 
$1950-$2,150 
s2.200-s2.750 

Total 

80 

. 
Congi 

$1,950-$3,110 

Dominican Oaks 
(nonsubsidized units) 

La Posada 

Y Y  

20 

32 beds + 42 units 

40 

99 

180-200 

Brommer Manor Cottases 

or Social Security 
MedicaidlMedicarelMedical 

or Social Security 
Medicaid/Medicare/Medical 

or Social Security or 
$149/day 

MedicaidlMedicarelMedical 
or Social Security 

$4,000 
$110 

(Medicaid/Medicare/Medical 
or Social Securitv) or 

Oak Tree Villa 
Valley Heights 

Total 

Brommer Manor 

Cresthaven Nursing Home 

Driftwood Healthcare Center 

Golden Age Convalescent 
Hospital 

Pacific Coast manor 

Pleasant Care 

Sunbridge Care Center For 
Watsonville 

Valley Convalescent Hospital 
Total 

T - ,  ~~ 
_. .- 

10 I $812, $1,500 and $2,000+ 

632 

$2,800 - $3,400 156 I 

"-- I 

led Nursing Futilities 
1 MedicaidJMedicarelMedical 

59 1 $5OO(private) pei'day 
Medicaid/Medicare/Medical 
or Social Security or $1 39- 

$1 50Jday 
94+ 87 (East and 
west buildings) 
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4.3.8 LARGE HOUSEHOLDS (5+ PERSONS PER HOUSEHOLD) 

The US.  Census defines large households as households with 5 or more persons. 
Since large housing units are rarely affordable, and rental units containing 
more than 3 bedrooms are not common, adequate sized housing i s  difficult to 
obtain for most low and moderate income large households. The 2000 Census 
determined there were 3,418 ownership households and 1,843 renter 
households with 5 or more persons. Households with 5 or more individuals, 
family and non-family, compose 12.38% of the population in Santa Cruz County 
while housing units with 5 or more rooms compose 55.3% of Santa Cruz County’s 
housing stock (Table 4.3.10). The US census defines a ‘room’ as any room in 
the structure except kitchens or bathrooms. Therefore, units with 5 or more 
rooms were estimated to have 3 or more bedrooms in order to compare data to 
actual rental/housing market. There was litt le increase or decrease in the 
proportion of large households and large housing units in Santa Cruz County 
from 1990 to 2000 (Table 4.3.10). 

Family 8,906 10.70% 10,638 11.67% 

Non-family 523 < 0.01% 647 <0.01% 

Total 
Households 
with 5 or 

more 
individuals 

11.28% 11,285 12.38% 9,429 

I I 

Number ofl Percent lNumber Units of/ Percent 1 Units 
Units 

Or more I 51,097 I 55.60% I 54,757 1 55.30% rooms 
iurce: US Census Bureau, Census 2000 and Census 1990 
tilizes Countvwide numbers, not unincorporated only. 

Accordine. to the Housing Authoritv, for the last 15 to 20 years, the Housinq 
Authority waiting. l i s t  has consistently indicated more families require 2 
bedroom units than any other bedroom sizes. The next highest in  demand 
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switches between 1 bedroom and 3 bedrooms. The l i s t  for 4 bedrooms and 
hiqher i s  very small. Certainly, it i s  more difficult to find larger units for Larqer 
families, but if construction follows demand then 2 bedroom units are in the 
highest demand. 

Additionally, the State Tax Credit Allocation Commission recently issued a 
letter to the Housing Authority stating that putting larger units into tax credit 
requests when not needed for any other reason would no longer be acceptable. 
This indicates that the State also recognizes that the preference for large 
families i s  not reflecting demand. 

Many Large households are not able to afford adequately sized housinz and as a 
result many large households are living in overcrowded houses/apartments. In 
Santa Cruz County 9,906 housing units housed families and non-families in 
overcrowded households.' Overcrowded households are defined by the Census 
as households with more than I person per room in  the living structure. Santa 
Cruz County has a Lower proportion of individuals living in overcrowded housing 
conditions compared to the State of California, however some areas within the 
County have severe problems of overcrowding (Table 4.3.1 0). Countywide, 
10.9% of all households are overcrowded, 4% of all housing units contain 2.01 to  
1.50 persons per room and 7% contain more than 1.51 persons per room (m 
Gtbk 4.3.11). This represents a 3.7% increase in the percentage of 
overcrowded households in the housing stock compared to  1990. 

~ ~~ ~-~ 

0 
-Table 4.3.11: Percentage of the Number of 

Individuals Living in Overcrowded and Non- 
Overcrowded Households in Santa Cruz County 

1 
~ 

! Less than 1.01 0 1.01 to 1.50 Greater than 1.50 1 
1- --.-.-.~_.I______.~~___~I_ L 
i Source: U.S. Census Bureau, Census 2000 I ! 

a ' US Census  2000 
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$1 999 84 

ESTIMATED LARGE HOUSING AVAILABLE 

4 

Large Households have trouble obtaining large housing units. Most rental units 
containing 3 or more bedrooms are financially out of reach for large households 
because of the high rents in Santa Cruz County. A survey of vacant units in  the 
Santa Cruz Sentinel on February 24, 2003 indicated that the average monthly 
rent for a three-bedroom unit was $1,999 (Table 4.3.12). In addition to the 
high cost of housing, rental units that have more than 3-bedrooms are in short 
supply. The February 24, 2003 survey indicated that although rental units 
containing three-bedrooms were abundant, units containing 4 or more 
bedrooms were rare (Table 4.3.12). 

$2,496 13 

Average Cost of the Rental Number of Available 
Unit Units 1 Number of Bedrooms 1 

5 1 $2,350 1 
6 w o n  1 

I _ _ _ _ _  I 

o-rce: Santa Cr,z Sentine o n h e .  http: / /  mvw.santacr,zsentinel.com .~ Febr,ar) 24, 2004 ..___ . . 

FUTURE NEEDS FOR HOUSING LARGE HOUSEHOLDS 

In Santa Cruz County, the subpopulations of farmworker and student 
households fal l  under the special needs group of large households because they 
are more likely t o  be found living in overcrowded houses/apartments with 5 or 
more individuals. One subpopulation that warrants particular attention because 
of i t s  large household size i s  farmworkers. Farmworkers represent a distinct 
population of large families with the average family size of a farmworker 
household being 5.4 persons, far greater than the average 2.7 persons per 
household for Santa Cruz County. Of 167 respondents living in 3-bedroom 
households, 20% had more than 8 people residing there2. Affordable housing 
units with 3 or more bedrooms are needed for this distinct population within 
Santa Cruz County, although the need may be overstated given the recent 
experience of various non-profit housingi providers. These housine providers 

Farmworker Housing and Health Assessment Study, Salinas and Pajaro Valley Final Report, 2 

June 2002 
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have discovered that “extended” families would rather not be placed in larqe 
units if smaller units were available to  meet their family’s needs. Housinq 
providers also note that more units can be provided in most projects if the unit  
sizes are smaller. 

Families and non-families often double up in rooms to reduce the percentage of 
their income that goes to  rent and other housing related costs. Based on the 
current housing deficit for large households and the overcrowding that i s  
associated with inadequate housing size, housing for large families and non- 
families i s  needed in Santa Cruz County in many areas. For Large households, 
affordable, adequately sized housing is  of the utmost importance. The 
disproportionate percentage of overcrowded households and large average 
household size between various Darts of the Countv should be examined when 
constructing affordable, adequately sized housing +or large households (Table 
4.3.13). 

0 

Recommendations for Housing Larqer Households 

0 Encouraqe the developers of affordable housinq (both for-profit and 
non-profit) to  provide units with 3+ bedrooms if it can be 
demonstrated that a demand exists for these types of units. 
Work with non-profit housinq providers to  document the need for 
larqer units. 
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1.01 to  1.50 

I I Occupants per room I Total ! 
Percentage 

Percent Of housing units 
1.51 or more overcrowded 

Source: U.S. Bureau of  the Census, Census 2000 
Tensus boundary of Felton more accurately represents census boundary for Mt. Hermon 
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1974 1980 1989 2000 

18.6 17.6 15.7 12.7 I 

e 4.3.9 FEMALE HEADED HOUSEHOLDS 

Indl I ied With 
Children 

” . d Without 
L l  ,ildren 

Single FernaLe 
With Children 

Other 
Households 

Female headed households are comprised of a female household head and 
children. The 2000 U.S. Census showed 5.605 female headed households with 
children under age 18 in Santa Cruz County. Nationally, the number o f  children 
living with only one parent increased by 4.29% from 1990 to  2000. In 1990, 
there were 8.55 million children living with a single parent, usually a female 
parent; by 2000, that figure had increased to 9.75 million children living in 
single parent households of which 7.56 mittion children lived in female headed 
households.’ Reduced household income levels and poverty rates are 
particularly significant for this type of household. TabLe 4.3.14 demonstrates 
the high incidence of poverty amon2 single parent households compared to 
other househoLd types. 

18.7 ’ 6.5 8.8 6.9 6.0 

12.5 4.5 6.1 3.7 3.9 

57.6 36.1 35.6 37.9 32.5 

26.4 I 14.7 16.0 13.1 8.7 

1 

Marrle I rl-. 

University 
*Source: US Census Bureau Historical Poverty Tables; Table 4. 

As Table 4.3.14 illustrates, since 1960, single parent households with children 
have consistently had the highest poverty rates of all households (with 
household heads under 65 years). The Table also illustrates that female- 
headed households have had a hiqher percentage of improvement than any 
other category. 

In California, 16.8% of al l  families are single parent households, with the 
majority of those households being female headed. (Source: US Census Bureau, 
Census 2000). The 2000 US. Census data for Santa Cruz County indicates that 

Source: ”The State of the Nation’s Housing,” by the Joint Center for Housing Studies at Harvard I 
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there were 2,696 female-headed households in the unincorporated areas (5.3% 
of all households). The 2000 County mean income for female-headed families 
with children under 18 years was $33,141 [in 1995: $21,905). hxMm&&e 

FUTURE HOUSING NEEDS OF FEMALE HEADED HOUSEHOLDS 

Affordable Housing: With average incomes of $33,000, female headed 
households and single parents cannot afford the current fair market 
rates and average home prices in  this County. Therefore, having 
affordable units a t  these income levels (low and very low) i s  needed. As 
Table 4.3.14 indicates, according to National Statistics, single parent 
households in Santa Cruz County had lower mean incomes than married 
couple households in  1990. With more limited household incomes, the 
need for affordable housing units i s  especially critical. 

Adequately Sized Housing: An additional need of female headed 
households i s  appropriately sized housing. Female headed households 
often resort to living in units that are too small for their households (i.e. 
studios or 1 bedroom units), resulting in  overcrowded housing situations. 
Therefore, there i s  a need for multiple bedroom units affordable to 
single parent households. 

On-site day care, proximity to schools, on-site laundry, tot-lots, safe 
night-time conditions, and proximity to shopping and public 
transportation are needed. 

Recommendations for Housing Female-Headed Households 

Increase the number of units affordable to low and very low incomes. 
Provide incentives for the development/creation of new dav care 
facilities for lower income households. 
Actively enforce anti-discrimination regulations in rental housing. 



4.3 Housing Needs 
12f 16/03 

Page 62 

4.3.10 PEOPLE WITH PHYSICAL, MENTAL AND/OR DEVELOPMENTAL DISABILITIES 

People with disabilities accessible to them despite their various disabilities 
have difficulty acquiring housing. Those who are considered to be persons with 
disabilities include the psychiatrically disabled, physically challenged/disabled 
individuals, and developmentally disabled individuals. These subpopulations a l l  
face one major challenge in acquiring housing, and that i s  the cost of housing. 
This i s  because their disability often prevents them from earning a steady or 
sufficiently high income. Because they enter the housing market with fewer 
resources and more obstacles, their risk for becoming homeless i s  much greater 
than for those without disabilities. It i s  not known how many of the estimated 
3,293 homeless people in the County' have disabilities of some kind. According 
to the 2000 Census, 15.9% (37,895 persons) of the civilian non-institutionalized 
population over the age of  5 had physical, mental or emotional disabilities in 
Santa Cruz County (Figure 4.3.15). 

I 

i 
! to Individuals without Disabilities 

Figure 4.3.15: Percentage of the Disabled Population 
Over the Age of 5 in Santa Cruz County in Contrast i 

I I 

1 I 

I 
i i 20 and Younger OAdults @Elderly Non-Disabled Population ~ j 

~ ~ ___-.-.-_I__..__ ~ 

I Note: Nan-lnstitutiona!ized Civilian Popiulation Only 1 
Source: ~ US Census Bureau. ~~~~~ Census -~_._.~~__-..__._~_I_ 2000 ____ 

4,068 County residents received Supplemental Social Security Insurance (SSI) 
for disabilities in 2001 and an additional 3,255 persons received disability 
insurance under Old Age Survivor and Disability Insurance (SSD) in 2000 (SSI 
candidates may also be receiving disability insurance)2. According to  the Santa 
Cruz County Community Mental Health and Housing Plan, $807 i s  the most a 

1 Santa Cruz County Homeless 2000, Needs and Assessment Survey. United way of Santa Cruz, 

Us Social Security Administration 
I) fpplied Survey Research. 
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person could receive from both SSD and Supplemental Income from work 
income through the Social Security Administration (SSI) in 2001. In 2001, fair 
market rent for a studio apartment in Santa Cruz County was $737’. Disability 
insurance i s  not an adequate source of income in Santa Cruz County for 
renters. In addition, i f  a person earns more than $500 a month, he/she 
generally cannot receive SSD. This restriction can make it difficult for a person 
who has a disability to afford housing in Santa Cruz because an individual with 
income from disability insurance plus a monthly salary of less than $500 would 
spend more than 56% of their household income for a studio apartment a t  fair 
market rent. This significantly exceeds the affordability standard of 30% of 
monthly income allocated to housing costs and would not leave sufficient 
income to cover an individual’s other expenses. 

Many disabled persons often require assistance within their living environment 
since their condition can make it difficult to do activities such as walking, 
climbing stairs, dressing, bathing, learning, or remembering. This condition can 
also impede a person from leaving home alone or from working. individual 
needs vary widely from one person to  the next. Persons with physical 
disabilities require accessible housing with special design features, for 
example: the height of cabinets, the positioning of electrical outlets, the 
layout of fixtures and appliances, and the provision of wide interior spaces for 
wheelchair circulation. Few housing units are designed with these features. 

Another concern for the disabled i s  the ability to visit friends and relatives who 
are not disabled. Most homes present some tvpe of barrier to disabled visitors. 
As a result, there i s  a great deal of interest in the development of “visitabilitv” 
ordinances. These ordinances would require that a l l  new homes be visitable by 
disabled person, and be convertible to future use by disabled persons. 

PSYCHIATRICALLY DISABLED 

Those who are mentally ill face a unique challenge when acquiring housing 
because landlords may be reluctant to rent to  individuals with a history of 
psychiatric illness. If their illness requires hospitalization, they may lose their 
housing, forcing them into a cycle of homelessness. The housing needs of those 
who are mentally ill can vary widely. According to the Santa Cruz County 
Community Mental Health Housing Plan, many individuals benefit from Living in 
shared housing because “it break[s] the isolation that often comes with the 
disease and exacerbated stigma,” while some mentally ill individuals prefer to 
live alone. Many individuals with severe cognitive disorganization require 
assistance or supervision. Clustered housing, that is, integrated housing 
consisting of studios and small apartments with individual bath and cooking 

’ Housing Authority of the County of Santa Cruz 
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facilities located within walking distance of other psychiatrically disabled 
households, have proven effective in housing mentally ill persons. 

The Santa Cruz County Community Mental Health Housing Plan estimates that 
at  least 2,850 County residents are eligible for supportive housing and are not 
receiving it. A1992 estimate in the Mental Health Housing Plan stated a need 
for at  \east 640 additional beds when 256 existed. Based on prevalence da.ta 
from the National Institute of Mental Health based on population size, 2% of 
the general population i s  seriously mentally ill. I t  i s  estimated that 5,000 adults 
with serious mental disorders and 900 children with serious emotional disorders 
reside within Santa Cruz County today.4 Currently there are fewer than 360 
beds in the County’s system of care for all levels of independent Living and 
residential care facilities capable of servins individuals with psychiatric 
disabilities. This indicates that there i s  a serious need for mental health 
housing facilities within Santa Cruz County. 

Housing for individuals with mental illness in Santa Cruz County includes: 

e 

Emerqencv Shelter: County Mental Health contracts with Community 
Support Services River Street Shelter to  house a minimum of 19 beds for 
mentally ill clients. (for terms of up to 22 days) 

* Crisis Residential Facilities: The E l  Dorado Center (EDC) provides 16 beds 
for crisis residential treatment under contract with County Mental 
Health. (up to 2 weeks) 
Transitional Housinq: Community Support Services (CSS) provides 10 beds 
of transitional housing at  T-house. (up to  12 months) 
Social Rehabilitation: County Mental Health contracts with Front Street 
Inc. to  provide social rehabilitation at Opal C l i f f  and Darwin House and 
CSS provides at Paloma House. (up to 18 months) 
Board and Care Facilities: Privately owned and operated care facilities 
for the mentally ill, licensed by the State Department of Community 
Care Licensins. They affer 24-hour supervision. 
Permanent Supportive Housinq: Permanent housing that includes support 
services, which can include case management, peer support, and 
referrals t o  jobs, and supportive property rnanasement. 
Sober Living Environments: Housing intended to help residents maintain 
sobriety after treatment. 
Health Services Aqency: Table 4.3.16 shows the County Health Services 
Agency’s plans for 51 housing units for the psychiatrically disabled to  be 
developed during the Housing Element planning period. 

Santa Cruz County Community Mental Health Housing Plan 2001-2004 0 4 
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NOTE: Because each room has an individual I 
bed. 

5 

5 

5 

5 

OTAL: 51 Un 

SERVED COMPLETED 

30% AMI 2003 

30% AMI 

30% AMI 

30% AMI 1 2004 
I 

30% AMI 2005 

30% AMI 

30% AMI 

se, the shared housing could be counted per 

A complete List of facilities for the mentally ill can be found in the Santa Cruz 
County Community Mental Health Plan. 

DEVELOPMENTALLY DISABLED 

Individuals with developmental disabilities include persons with Down's 
Syndrome and other conditions which cause a delay in mental development. The 
degree to which a person is affected by developmental disability can vary greatly. 
Some people with developmental disabilities require constant supervision 
throughout their adult life. People with developmental disabilities may live at 
home with their parents, but many wish to acquire their own housing when they 

I 
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1 0 

0 reach adulthood or when they feel prepared for independent living. According 
to  the San Andreas Regional Center, there are 953 individuals in Santa Cruz 
County with developmental disabilities, 480 of whom are adults and 473 are 
children. O f  the adults in Santa Cruz County known to  have developmental 
disabilities, 248 are living in their parents’ home. In addition, 127 persons with 
developmental disabilities reside in group homes. 

Many developmentally disabied persons in Santa Cruz County also have 
difficulty walking or require a wheelchair5: 

14% of adults and 16% of children aged 12-18 require a wheelchair. 
6% of adults and 12% of children aged 12-18 are unable to  climb stairs. 
20% of adults and 28% of children aged 12-18 have difficulty walking. 

One of the maior issues facinq developmentally disabled persons i s  the 
proqression of children with developmental disabilities into adulthood, and the 
inability of aqinq Darents to continue providingi care to  family members. The 
San Andreas Reqional Center estimates the need for community housing. t o  
meet the needs of this qroup of disabled persons at 250 units over the next 5 
years for the entire County (cities included). 

Ben Lomond 3 I 2 

Children aged 1 1 12-18 

RECOMMENDATIONS FOR HOUSING PERSONS WITH DISABILITIES: 

San Andreas Regional Center 
a 
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- The County should work in cooperation with the cities and the disabled 
community to develop the following facilities: 

Add a 6 bed Crisis Treatment Facility in South County of Santa Cruz for 
persons with mental illnesses. 
Add 5 beds to T-House: the site can accommodate a remodel, which 
would allow for cost effective expansion by 5 beds with sufficient 
development and operating costs for persons with mental illnesses. 
Add another 15 bed Social Rehab Program for persons with mental 
illnesses. 
Add 40 permanent affordable Supportive Housing Beds. 
Add 15-20 RCFE beds with an enriched program for elderly people with 
mental illness. 
Provide a locked-perimeter facility where people with dementia can 
safely live. 
Housinq for those person transitioninq into adulthood and Losinq parental 
support (50 units/year) 

- The County should develop a strategy to  address the alarming loss of Board 
and Care facilities by advocating increased reimbursement rates for Board 
and Care facilities and skilled nursing facilities. 

l m  
strategy should include a study of incentives to the maintenance and 
development of board and care facilities county-wide. 

- The County should, in cooperation with the appropriate aqencies, conduct a 
Santa Cruz County Disabled (physically challenged/disabled and mentally ill) 
Comprehensive Census and Housing Needs Assessment Survey. 

- The County should expand access to housing opportunities by: 
Irnplementinq a visitability ordinance. 
Supporting an annual joint meeting, between the Commission on 
Disabilities and the Housing Advisory Commission to identify housing, 
issues for future action. 
Develop and maintain an inventory of accessible units. 

0 Maintain the Reasonable Accommodations Ordinance 
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4.3. I 1  FARMWORKER HOUSEHOLDS 

Farmworkers in Santa Cruz County play a vital role in the County’s economic 
sector and also contribute to the nation’s health by putting fruits and 
vegetables on the tables of U.S. households. Dr. Alice Larson’s statewide 
Migrant and Seasonal Farmworkers Enumeration Profiles Study Draft Report, 
July 2000 indicates that the numbers of migrant and seasonal farmworkers i n  
Santa Cruz County range from a low of 18,069 to a high of 32,155 individuals. 
According to  the Santa Cruz Sentinel, “agricultural employment in  the Pajaro 
and Salinas Valley has risen 30 percent in the past 15 years, driven in  part by 
the production of labor intensive crops like strawberries” (Holbrook, 2000). 

Farmworkers have special housing needs because safe, and sanitary housin2 
affordable to farmworker wages i s  virtually nonexistent in the marketplace for 
the vast majority of California’s farmworkers. Farmworkers have lower annual 
earning than any other occupational catesory. In. California, the median yearly 
income of an individual worker in 1997 was $9,828. According to the 
Farmworker Housing, Health and Needs Assessment Survey, the combined 
family income from al l  sources in Santa Cruz County in 1998 was $15,006‘. The 
annual median incomes of farmworkers were 3 times lower than the 
California’s self-sufficiency standard of $45,841 for a household with 2 adults 
and 2 children while the average size of farmworker households i n  this County 
i s  5.4 people.2 Across the United States, farmworkers have the second lowest 
rate of home ownership and the lowest rates of health insurance coverage, as 
identified in  the March 1997 Current Population Survey. 

e 
ESTIMATED FARMWORKER POPULATION IN SANTA C R U Z  COUNTY 

The followins is  a brief profile of the Farmworker Housing and Health Needs 
Assessment Study, Salinas and Pajaro Valley Final Report, June 2001, produced 
by United Way; Applied Survey Research; and Life on the Ranches, the 
DavenportINorth Coast Farm Labor Camp Survey October-December 1 9993: 

Farmworkers generally work year round this area (94%, 754 respondents) 
and consider California their permanent place of residence (92.5%, 760 
respondents). 

Farmworker Housing and Health Needs Assessment Survey, June 2001, United Way, Applied 
Survey Research. 

Pearce, D and Brook, J. 2000. The Self Sufficiency Standard for California. San Francisco 
Equal Rights Activists. 
Sotelo, Susan and Wennberg, Marc. (1999). Life on the Ranches, the DavenporVNorth Coast 
Farm Labor Camp Survey October-December 1999. Davenport Resource Service Center and 
the Community Action Board (CAB) of Santa Cruz County. 

I 

2 

3 
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Farmworkers in south Santa Cruz County typically pay 40% of their 
income for housing costs and live in  overcrowded households (68%, 775 
respondents). Farmworkers in the north County also experience 
overcrowded housing arrangements, generally sleeping 2 to a room or in  
barracks-style housing. In addition, north County entire families often 
sleep in a single room. 

Many farmworkers in the region live in substandard housing units that 
have: no plumbing (17%), leaky faucets (34%), cracked, peeling or 
chipped paint (33%), holes in the wall or floor (20%), mice (18%) or, a 
leaky ceiling (1 5%) (567 respondents). Substandard housing conditions 
exacerbate the health risks associated with the strenuous workin2 
conditions, pesticide use, poor or no health insurance, and lack of 
access t o  health and social services. 

Most farmworkers are male (61%), Spanish speaking (97%), and Mexican 
or Mexican American (99%), (774 respondents). 

In 1995, there were 7,540 farmworker households living in Santa Cruz County4. 

HOUSING FOR FARMWORKER HOUSEHOLDS 

Housing for farmworkers is scarce in Santa Cruz County. Table 4.3.17 l i s t s  the 
housing available to  farmworkers in Santa Cruz County. These units are 
maintained by the Housins Authority, private farm labor camps and the Mid 
Peninsula Housing Coalition. 

Farmworker Housing Needs Assessment Study, December 1995 4 
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Name Location I Employees Numbofj 

___ 
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123 
4-23 184 Units 

0 

San Andreas 295 San Andreas Rd Watsonville 

[Source: The Housing Authority of the County of Santa Cruz 

FUTURE HOUSING NEEDS FOR FARMWORKER HOUSEHOLDS 

The amount of farmworker housing registered with the State has declined 
dramatically from 9,000 Labor camps in  1955 to 500 in 1998. In an effort to 
encourage the reconstruction of farm labor housing in Santa Cruz County, a 
new ordinance was developed which would allow for the reconstruction or 
rehabilitation of existing farm labor camps through incentives to property 
owners to maintain and upgrade existing facilities. Through this rehabilitation 
program, Mid Peninsula Housing Coalition (MPHC) rehabilitated and now 
manages Jardines del Valle, formerly Murphy’s Crossing Farm Labor camp, 
which houses about 100 individuals i n  18 units. \n addition, t h r o q h  the 
Farmworker Reconstruction program, the San Andreas Farm Labor Camp now 
houses about 200 people in 43 units. 

Constraints on developing farmworker housing are similar to those of 
deveLoping low-income housing. From 1992 to 1997 Santa Cruz County 
experienced a 34% increase in the amount of land used for agriculture, most 
attributed t o  the boom in the organic food industry (USDA) and the conversion 
of hillsides to berry crops. The vacancy rate of housing units for migrant 
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farmworkers in  the County is extremely low (0.31%)5. It i s  important to have 
adequate, affordable farmworker housing that protects not only farmworker 
health but also the health of their families. The agricultural industry in 
California maintains that farmworker housing is difficult to  create and provide. 
O f  the agricultural operators surveyed, 62% respond that farmworker housing is  
expensive to provide and 49% responded that governmental regulations and 
community opposition make farmworker housing difficult to build and 
maintain‘. 

a 

RECOMMENDATIONS FOR HOUSING FARMWORKERS 

1. Implement a California State Employee Housing Act pilot farmworker 
program that would permit farmworker housing to be built, as allowed, 
on agricultural land specifically for farmworker housing, 

2. Provide technical assistance to public and private developers (for-profit 
and non-profit) that sponsor assisted housing and farmworker housing for 
low-income households. 

3. Facilitate public and private partnerships to finance farmworker housing. 
4. Develop an educational information dissemination program which 

includes: 
a. An information packet for persons who inquire about developing 

farmworker housing. 
b. Information to property owners to inform them of their option to  

voluntarily allow developers to construct farmworker housing 
projects on their land while retaining title to their land. . .  . .  L E U  

w 
6. Create incentives for developers and farms to construct farmworker 

housing beyond that allowed by the California State Employee Housing 
Act, w&&q by considerinq the following: 

a. D e f e r u f a r m w o r k e r  housing project fees until project i s  

b. A d o p t w f e e  waiver programs 
C. Streamline the permit process 
d. Create “generic building blueprints” 
e. Priority processing for farmworker housing projects 
f. Set aside a portion of affordable housing in-lieu fees specifically 

to assist in the development of housing for farmworkers. 

completed 

US Bureau of the Census, Census 2000 
Survey of Farrner/Rancher-Operation of Farm Labor Housing in California, October 2000 a 6 
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g, Set aside a percentage of the money from the housins 
rehabilitation funds for farmworker housinz. 

7. Develop a second Migrant Farmworker Center in Santa Cruz County when 
the need for the second migrant farmworker center materializes. 

8. Support the efforts of the City of Watsonville to  implement the voter- 
m r o v e d  Measure U and the associated development patterns 
envisioned in the Action Paiaro Valley PLan. 

9. Continue to  implement Ordinance No. 4388, adopted in 1995, which 
provides that existing, farm worker housing, mav be rehabilitated by 
demolition and subsequent on site reconstruction of structures that are 
larqer than those demolished. 

Draft Housing Element County of Santa Cruz 



4.3 Housing Needs 
12/16/03 

Page 74 

a 4.3.12 STUDENTS 

Students are defined as adult individuals attending a college, university or 
technical school (beauty, mechanic, etc.) full-time or part-time. Students are a 
part of the special needs section because they tend to have very low incomes 
and hish expenses. Most students have very l i tt le income apart from 
scholarships, student loans and part-time jobs, which can make it difficult t o  
afford rent in this County. In addition, many renters and property managers are 
reluctant to rent to  student households, who have l i t t le previous renting 
experience and are stereotyped as irresponsible tenants even though many 
students require a quiet living environment in order to facilitate an atmosphere 
conducive to studying. Since most students are single, they require either 
single rooms, studios or shared housing. In addition, many students do not have 
private transportation and require housing that i s  located near services, such as 
grocery stores, employment opportunities and public transportation. 

There are a total of 5 major colleges and universities in the local area, which 
includes Santa Cruz and Monterey Counties (Table 4.3.19). The University of 
California, Santa Cruz, Bethany Bible College and Cabrillo College are located 
within Santa Cruz County. Monterey Peninsula College and California State 
University of Monterey Bay are located in Monterey County but a few students 
may commute from Santa Cruz in order to reduce living expenses by living with 
friends or family in the County of Santa Cruz. 

* The University of California, Santa Cruz has a student enrollment of 
about 13,000. In the fa l l  quarter of 2001, the University’s on and off 
campus housing accommodated 5,500 students. This leaves 7,500 
students that seek housing off-campus either in the City of Santa Cruz or 
elsewhere in the County. The university has recently approved plans t o  
create 1,460 more bed spaces for students. Ultimately, the university 
hopes to provide housing for 70% of the undergraduate student body and 
50% of graduate students. 

Cabrillo Community College has a current enrollment of approximately 
14,900 students a t  i t s  two campuses in Aptos and Watsonville. The 
college does not provide student housing, as it is  a community college 
designed to  serve people already living in Santa Cruz County. 

Bethany Bible College currently has around 240 students enrolled. 
Housing i s  provided to the majority of the student body, with the 
exception of married students. 

Monterey Peninsula College currently has a student enrollment of 
19,168. The College does not provide student housing. 
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UCSC 

Cabrillo Collese 

Monterey Peninsula College 
(Monterey County) 

California State University, Monterey Bay 
(Monterey County) 

Bethany Bible College 

I Total 
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7,500 

14,900 

19,168 

1,358 

negligible 

42,926 

California State University of Monterey Bay presently has an enrollment 
of 3,200 students. The University facilitates on campus housing for 1,842 
of i t s  students. About 1,358 seek out housing in surrounding areas. 

There are a total of 42,926 students in both Monterey and Santa Cruz that are 
not provided with housing by the local colleges and universities. 22,400 of 
these students attend the colleges or the university located in Santa Cruz 
County. 

Recommendation for Student Housing 

Support the efforts of UCSC, Cabrillo Colleqe, CSU-MB and other educational 
institutions to provide adequate housinq opportunities for students, staff and 
facu l ty . 
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4.3.13 CHILD CARE 

The nature of working America has changed and child care has changed with it. 
The structure and economics of family l ife has gone through a dramatic 
transformation in  the last two decades. One consequence of this 
transformation i s  that child care - in a single generation - has gone from the 
exception t o  the norm. 

In California, more than 4 million children ages 13 and under live either in two- 
parent households where both parents are employed or in  single-parent 
families where the parent works outside the home. Many of these parents are 
no longer able to use extended family or stay-at-home moms as providers and 
therefore need access to  licensed establishments such as child care centers and 
family child care homes. Santa Cruz County’s working parents are no 
exception. 

According to the 1999 Child Care Needs Assessment, Santa Cruz County’s 
unincorporated area i s  home to  11,935 children under the age of 14. While an 
estimated 53% (6,276) of these children are i n  need of ful l  day or after school 
child care, the unincorporated area of the County currently has a licensed child 
care capacity to serve only 2,668 children, about one third of the need. 

Across the nation, city officials are beginning to recognize that: 0 
Studies have shown that children enrolled in high quality child care and 
youth programs a t  an early age are more apt to be well-adjusted and 
perform better in school. Providing good quality, affordable chiid care 
i s  a sound investment in  a community’s future. Increasingly, research 
indicates that it i s  far less expensive to pay for child care today than to  
bear the costs of social problems caused by the lack of quality care. 

Effective child care systems help to  enhance the capacities of families to  
carry out all of the five core functions of families, as identified by the 
National Leasue of Cities’ 1992 Futures Report. These functions are to 
provide a healthy and secure environment, to care for each generation, 
to transmit values, to  meet economic needs and to establish social 
networks. Child care contributes to  each of these functions. 

Child care i s  a factor in the economic life of California cities. A 
community that joins with employers to increase the supply of child care 
wil l  attract and retain workers and their families. As child care becomes 
a recruitment issue for employers, a community’s supply of child care 
can provide a competitive edge in  attracting or retaining business and 
industry. 
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Child care that i s  strategically and conveniently located in residential 
neighborhoods, near places of work and near transit center hubs can 
reduce the number of auto trips made by parents, help contribute to 
traffic trip reductions, encourage the use of public transportation, and 
help contribute to  neighborhood safety. Child care i s  a key ingredient to 
neighborhood sustainability. 

Adding child care to the Housing Element presents child care advocates and the 
public with the opportunity to: 

Make child care as important as other community services when long 
range planning i s  done; 
Develop a legal basis for requesting that child care needs be considered 
before building permits, site permits, subdivision approvals, and other 
land use approvals are given; 
Develop zoning ordinances which would be favorable t o  the 
establishment of child care; and 
Educate decision-makers and the public about the need for child care 
and the importance of planning affirmatively for it. 

The County of Santa Cruz recognizes that children represent the future. The 
County also recognizes that the existing child care services and facilities are 
not adequate to meet today’s and future demand. 

Although child care is  not a state-mandated element of the General Plan, the 
County has included Child Care as a part of  i t s  Housing Element to address the 
growins need for child care facilities and services. 

HOUSING ISSUES RELATED TO CHILD CARE 

Employee-assisted housing emerged during the 1980s and 1990s as employers in 
high-cost housing markets recognized the housing dilemmas confronting their 
employees and how these issues impacted the employer, the community and 
the employee. Child care programs in Santa Cruz County are particularly hard 
hit by the high-cost housing situation. The relative low wages of child care 
workers has contributed to a situation in which a high percentage of workers 
are having to commute from outside the area in order to find housing that they 
can afford. The result has been an extremely high staff turnover rate, and for 
some centers this has led to an inability to maintain full capacity due to a lack 
of staff. 

Mixed-use zoning allows residential and commercial uses to share a building 
site. The idea i s  that greater diversity in the kinds of development within a 
particular zone or within a particular site can contribute to residential 
neighborhoods that are more self contained and commercial and industrial 

0 

0 
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areas that are more fully utilized and lively. Both of these situations Lessen our 
dependence on the automobile and encourage pedestrian activity. Child care 
programs should not be isolated and insulated from the community but should 
be included as a vibrant part of our commercial areas and residential areas. 

Recommendations for Child Care 

0 

1. Support the efforts of the Childcare Planning Council and the 
recommendations of their Five Year Master Plan. 

Encourage the inclusion of units designed for child care programs 
multi-family developments throuqh the use of incentives. Support the 
inclusion of childcare facilities within new housing developments, mixed- 
use, GJF commercial projects, 8~ and a l l  a t  large employment centers. 

2. 
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4.4 

[GOVT C O D E  6 5 5 8 3 ( a ) ( 8 )  AN ANALYSIS OF EXISTING ASSISTED HOUSING 
DEVELOPMENTS THAT ARE ELlGlBlLE TO CHANGE F R O M  LOW-INCOME 
HOUSING U S E S  DURINGTHE NEXT 1 0  YEARS DUE TO THETERMINATION O F  
SUBSIDY C O N T R A C T S ,  MORTGAGE PREPAYMENT, O R  EXPIRATION OF 
RESTRICTIONS O N  USE. 

G O V T  C O D E  6 5 5 8 3 ( a ) ( 8 ) 1 A )  T H E  ANALYSIS SHALL INCLUDE A LISTING OF 
EACH DEVELOPMENT BY P R O J E C T  NAME AND A D D R E S S ,  T H E  TYPE OF 
GOVERNMENTAL ASSISTANCE RECEIVED, T H E  EARLIEST P O S S I B L E  DATE OF 
C H A N G E  FROM LOW-INCOME U S E  A N D  T H E  TOTAL NUMBER OF ELDERLY A N D  
NON-ELDERLY UNITS THAT C O U L D  BE LOST FROM T H E  LOCALITY’S LOW- 
INCOME HOUSING S T O C K  IN EACH YEAR DURING T H E  1 0 YEAR PERIOD (TO 
INCLUDE ONLY INFORMATION AVAILABLE O N  A S T A T W I D E  BASIS) 

GOVT C O D E  6 5 5 8 3 ( a ) ( 8 ) ( B )  THE ANALYSIS S H A L L  ESTIMATE T H E  TOTAL 
COST OF PRODUCING N E W  RENTAL HOUSING THAT IS COMPARABLE IN SIZE 
A N D  RENT LEVELS, TO REPLACE T H E  UNITS THAT C O U L D  C H A N G E  F R O M  
LOW-INCOME U S E ,  AND AN ESTIMATED COST OF PRESERVING T H E  ASSISTED 
HOUSING DEVELOPMENTS.  THIS COST ANALYSIS F O R  REPLACEMENT 
HOUSING MAY BE D O N E  AGGREGATELY F O R  EACH FIVE YEAR PERIOD A N D  
D O E S  N O T  HAVE TO CONTAIN A P R O J E C T  BY P R O J E C T  COST ESTIMATE. 

GOVT C O D E  6 5 5 8 3 ( a ) ( 8 ) ( C )  THE ANALYSIS S H A L L  IDENTIFY PUBLIC A N D  
PRIVATE N O N P R O F I T  C O R P O R A T I O N S  KNOWN TO T H E  L O C A L  GOVERNMENT 
WHICH HAVE LEGAL AND MANAGERIAL CAPACITY TO ACQUIRE AND MANAGE 
T H E S E  HOUSING DEVELOPMENTS.  

GOVT C O D E  6 5 5 8 3 ( a ) ( 8 ) ( D )  THE ANALYSIS S H A L L  IDENTIFY AND C O N S I D E R  
T H E  U S E  OF ALL FEDERAL, STATE,  AND LOCAL FINANCING A N D  SUBSIDY 
P R O G R A M S  WHICH C A N  BE U S E D  TO PRESERVE,  F O R  L O W E R  INCOME 
H O U S E H O L D S ,  T H E  ASSISTED HOUSING DEVELOPMENTS,  IDENTIFIED IN THIS  
PARAGRAPH, INCLUDING. BUT N O T  LIMITED TO, FEDERAL COMMUNITY 
DEVELOPMENT BLOCK GRANT PROGRAM F U N D S ,  TAX INCREMENT F U N D S  
RECEIVED BY A REDEVELOPMENT AGENCY OF T H E  COMMUNITY, AND 
ADMINISTRATIVE F E E S  RECEIVED BY A HOUSING AUTHORITY OPERATING 
WITHIN T H E  COMMUNITY. IN CONSIDERING T H E  U S E  O F T H E S E  FINANCING 
AND SUBSIDY PROGRAMS,  T H E  ANALYSIS SHALL IDENTIFY T H E  AMOUNTS OF 
F U N D S  UNDER EACH AVAILABLE PROGRAM WHICH HAVE N O T  BEEN LEGALLY 
OBLIGATED F O R  OTHER P U R P O S E S  AND WHICH C O U L D  B E  AVAILABLE F O R  
USE IN PRESERVING ASSISTED HOUSING DEVELOPMENTS.] 

ASSISTED HOUSING ELIGIBLE FOR CONVERSION 

State Housing Element law requires that all Housing Elements include 
information about the number of existing subsidized housing units that are “at 
risk” of conversion to other non-low-income housing uses (such as market-rate 
housing). This requirement is in response t o  concerns that many affordable 
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Unincorporated County 9 646 

Total 20 1,502 - 
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housing units across the country were going to  have affordability restrictions 
lifted because their government financing was due to expire or could be pre- 
paid. When the financing i s  pre-paid or expires, the restrictions that make the 
rents affordable also go away and the units can be converted to market-rate 
housing or other uses. The analysis of “at-risk’’ units i s  required to identify and 
describe the potentially “at-risk” projects, analyze the cost of preserving them 
as affordable housing, describe available resources which can be used for 
preservation, and set quantified objectives for preservation of affordable “at- 
risk” units. 

0 

With the substantial need for additional affordable housing units currently 
facing Santa Cruz County as projected by AMBAG and documented in the needs 
section of this Housing Element, the County cannot afford to lose any of i t s  
existing affordable housing. It i s  much more cost-effective to preserve the 
existing affordable housing stock than to replace it with newly constructed 
units. 

Over the years, both for-profit and non-profit housing developers have 
constructed apartments affordable to low and very low income households with 
the financial assistance of the federal government. In exchange for this 
financial assistance, the developers/owners were required to rent the units at 
affordable rates for fixed periods of time (generally 20 years). When these 20 
year contracts expire, the owner has the option to extend their affordable 
housing commitment in exchange for ongoing financial assistance from the 
original funding source or to “opt-out” of the assistance contract and raise 
rents as much as the market wil l  bear. Table 4.4.1 provides an overview of the 
“at risk” units under these programs in the County by jurisdiction. Table 4.4.2 
provides a detailed listing of all affected projects. These units are “at risk” 
because the affordability restrictions are goin? to expire within this Housing 
Element’s planning period of 2000-2007. 

0 

Jurisdiction No. of Projects No. of Affected Units 

City of Santa Cruz 6 373 

City of Watsonville 4 405 

City of Capitola 1 78 
I , I I 
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Number of 
Affected 

Units 

One can see that there are a significant number of units potentially at-risk of  
conversion throughout the cities and the unincorporated area. Fortunately, 
over the years few projects have opted-out. In fact, of the projects included 
in Table 4.4.2, only one project - Capitola Gardens, in the City of Capitola - has 
opted-out to date, which wil l ultimately result in the loss of 78 affordable 
housing units from the affordable housing stock. One other project - Villa San 
Carlos (now known as Emerald Bav)-- opted-out of a somewhat different 
program, but i s  currently being voluntarily rented at affordable rates by the 
non-profit owners. 

While these numbers initially appear alarminz, it i s  important to recognize that 
five of the nine projects in the unincorporated area are owned by non-profit 
entities which are obligated under the their non-profit charter to continue to 
operate housing for lower income households. Four of the projects (including 
343 units) in the unincorporated area are truly “at risk” due to being owned by 
for-profit entities. Those projects are listed below. 

1 27 
Sea Pines Apartments 

- Aptos 

126 Elizabeth Oaks 
Apartments - Live Oak 

84 Seaside Apartments 
--Live Oak 

106 Pajaro Vista 
- Freedom 

, 

Status 

HUD contract expires in 2012; County 
Measure J restrictions’ until 2014 

HUD contract expiresd in Jan. 2003towner 
P extended 
contract through January 2008); County 

Measure J restrictions until 201 3 

. .  

HUD contract expiresd November 2002; 
Owner hxequ&A extended feftewd;8f 
contract with HUD through November 2007 

HUD contract expires in  July 2004 (owner 
extended contract with HUD in 1999 for 

one 5 year term, anticipated to renew for 
another 5 years) 

Two of the four projects in  the above table, namely, Sea Pines Apartments and 
Elizabeth Oaks, are protected by existing Measure J restrictions. The remaining 

’ Measure J restricted units were developed as part of the County’s lnclusionary Housing 
Program in the early 80s. A t  that time, the restrictions required the units to be affordable for a 
30 year term. This results in the unit being released from the affordability restriction and 
therefore, lost from the affordable housing stock. 
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projects which warrant close monitoring are the Pajaro Vista and Seaside 
Apartments projects, which are discussed below, 

4.4.1 Status of Seaside Apartments 

In May 2002, the owners of  the Seaside Apartments notified their tenants that 
they might terminate their HUD contract. Redevelopment Agency and Housing 
Authority staff discussed the matter with the owners who did not intend to sell, 
but were interested in negotiatins an extension with HUD. The owners then 
initiated discussions with HUD to  extend their agreement. Fortunately, these 
negotiations resulted in a five year extension of the HUD contract and 
affordable rents through November 2007. 

4.4.2 HUD Process for Addressinq Expiring Restrictions 

Under the terms of their contracts with HUD, the owners of these projects have 
the option to extend their contracts for five year periods, i f  Congress has 
appropriated sufficient funding for HUD to enter in to  contracts with a l l  
interested property owners. If an owner i s  interested in  extending their 
agreement they typically submit a rent survey for HUD’s review at least 120 
days before the contract’s expiration date. Subsequently, HUD conducts i t s  
own local rent survey and then the two parties negotiate the rent levels for the 
term of the five year contract extension. Under recent federal law, HUD has 
greater latitude in negotiating the future rent levels, but they are s t i l l  l imited 
in  their maximum rent levels. It i s  not unusual for these negotiations to 
continue until the termination date of the contract before agreement i s  
reached. 

In the event that negotiations are not initiated by the owner or are 
unsuccessful, HUD instructs the Housing Authority to issue Section 8 vouchers 
to the tenants of the property which they can continue to use on the site or 
take to  another rental unit. The units themselves become market rate 
apartments. While not always the case, such a conversion may, over time, 
without the benefits of HUD’s regulatory requirements, lead to any or a l l  of the 
followins: higher rent levels, more frequent unit turnover, a lower level of on- 
site management oversight, and a lower level of on-site maintenance. Higher 
rent levels can also result in unit overcrowding and a series of related issues, 
such as excessive demand for limited on-site parking facilities. 

Ultimately, according to  HUD, the final decision by the property owner of 
whether to extend the contract i s  generally a business decision based on which 
path leads to higher sustained revenues. HUD’s role i s  simply to  facilitate the 
termination or extension of the contract. 

e 

e 
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4.4.3 State Law Requirements for Projects Considerinq Opting-Out of 
Restrictions 

State law requires the owners of federally-assisted affordable housing projects 
to provide a Notice of Intent, at twelve and six month intervals, prior to 
terminating rent subsidies or restrictions. These’notices must be sent to a l l  
affected tenants, the Chairperson of the local government (in our case the 
Board of Supervisors), the local Housing Authority and the State Department of 
Housing and Community Development. 

Furthermore, the law requires owners to provide notice of the opportunity to 
purchase the project to HCD approved “qualified entities,” which includes non- 
profit and for-profit organizations that agree to maintain the long-term 
affordability of the projects. Qualified entities have 180 days to submit offers 
to purchase. Owners are not, however, required to negotiate with interested 
entities if they do not desire to sell their rental properties. 

Although State law, provides notice t o  tenants and local governments of 
impending contract cancellations, and connects willing sellers with appropriate 
affordable housing operators, it does not generally restrict or dictate the 
owner’s final decision regarding preservation of affordability of their 
properties. 

4.4.4 Local Options Available t o  Addressinq Projects Optinq-Out of Restrictions 

Some local jurisdictions have adopted regulations in an attempt to intervene in 
the “opting-out” process. Staff has conducted an initial review of some of 
these approaches and has found that most programs operate similarly to the 
State’s approach, focusing on requiring the owner to provide a more formal 
notification process for local agencies and potential purchasers of the project. 
In some parts of the country, however, more aggressive efforts have been 
taken to protect the Long term affordability of these units, including use of 
eminent domain, use of focused rent control, or requiring lease extensions for 
existing tenants. There are substantial questions regarding the legality of these 
more extreme efforts. 

There are clearly appropriate roles that local governments can play, however, 
in addressing such conversions. In fact, California Redevelopment law provides 
clear authority t o  redevelopment agencies to, “preserve the availability t o  
lower income households of affordable housing units in housing developments 
which are assisted or subsidized by public entities and which are threatened 
with imminent conversion to  market rates.” In cases where the owner is 
intending to  opt-out & is interested in selling the project, local governments 
can partner with non-profit or for-profit housing entities in the purchase of the 
project, in order t o  provide long term affordability. Additionally, in rare cases 
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specific objective i s  the preservation o f  a l l  343 High Risk units of affordable 
housing through programs targeted toward creating strategies to retain them. 
One identified potential funding source for the preservation of at-risk units 
would be the Preservation Opportunitv Program throueh CalHFA, along with the 
Preservation Acquisition Program to  provide short-term 100% financine to a t -  
risk properties. Additionallv, programs are included in Chapter 4.7 t o  provide 
for financial support for acquisition of at-risk units a t  a minimum of $40,000 
per unit. This wi l l  allow the County to successfully meet the qoal of preserving 
the 343 units at-risk. 

e 
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it i s  possible that a local government could provide assistance in another 
fashion, such as direct rent subsidies. However, this approach i s  quite 
expensive and does not necessarily provide long term affordability. In either 
instance, local government’s involvement can be extremely expensive and 
should only be pursued as a last resort. Clearly, the number one priority should 
be to encourage the owner t o  extend their contract with HUD. 

4.4.5 Cost Analysis of Preservinq “At-Risk” Projects 

Given the housing market in Santa Cruz County, and the recent increases i n  
rental rates, conversion t o  market rate i s  likely to be an attractive option for 
owners of the four expiring properties. The loss of these units to  the affordable 
housing supply in the unincorporated County would be significant. 

The cost of producing an affordable unit to replace a lost unit i s  extremely 
high. For example, recent developments that have been subsidized by the 
County Redevelopment Agency have subsides ranging from $30,000 to  $60,000 
per unit. The average local subsidy on these projects i s  more than $40,000 per 
unit. However, this i s  the amount of the Redevelopment Aqency subsidy, not 
necessarily the actual cost of replacement. The actual cost of replacement 
exceeds this amount. Generally, the higher the income limit to which rents are 
restricted, the lower the subsidy amount needed. The cost of replacing the 343 
units at  risk, calculated at the average per unit subsidy on current HCD 
projects, would be $13,700,000. 

In general, the cost of preserving affordable units i s  less than the cost of 
replacement, however, in  certain circumstances, because of the limit of other 
subsidy sources, that may not be the case. 

Preservation of at risk units can be accomplished in  several ways, including 
acquisition of the property by qualified non-profit housing corporations, local 
housins authorities, or other organizations that are committed providing to 
long term affordable housing. The Redevelopment Agency has set up a 
mechanism for preservation of at risk units. The process functions as follows: 

Redevelopment Aqency (RDA) staff informs the Housine. Authority, Mid 
Peninsula Housinq Coalition and South Countv Housinq of RDA’s desire i n  
being notified immediately after they receive a notice of termination 
oriqinatinq in Santa Cruz County. 

When such notification takes place, RDA staff wi l l  engage with non- 
profit partners in a “project evaluation process” lastinq no more than 
five months resultinq in whether it makes economic sense to recommend 
that the non-profit submit a purchase offer within the prescribed six 
month period. 
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planning. in Silicon Valley to  externalize their housing needs and in m i te  of 
efforts on behalf of Santa Cruz County to restrict this oractice. Even so, the 
protection of the environment and the preservation of agricultural land, open 
space, and coastal vistas remain integral in  maintaining the community vision. 

The County’s land use policies have worked well in  past decades when plenty 
of open space and developable land was available to  meet the needs of a 
growing and diverse population. Over the past 20 years, however, vacant Land 
has become increasingly scarce as development increased throughout the 
County. Employment growth within the County and in the Silicon Valley has 
created large demand for additional housing. Over the past decade, the County 
of Santa Cruz has been greatly affected by the extreme increase in housing 
costs that have accompanied the demand for housing. 

* 

URBAN SERVICES LINE AND RURAL SERVICES LINE 

The County has a distinct Urban Services Line and Rural Services line. The 
Urban Services Line which distinquishes areas which area to remain rural from 
areas planned to  accommodate urban densities of development utilizinq 
existinq urban services. Within the urban services line, services such as water, 
sewer, f ire protection and road maintenance are maintained at a level 
expected of an urban area. The Rural Services Line i s  a boundary which defines 
those areas that are outside the Urban Services Line but have recognized urban 
densities and which may or may not have ful l  urban services. Outside the Urban 
and Rural Services Lines i s  the rural area. In the rural area, services are less 
likely to  be available. Zoninq within the Urban and Rural Services line wi l l  be 
urban zoninq such as R - I  or RM. Outside the Urban and Rural Services lines, 
zoninq wi l l  be rural such as RR or RA. These types of zoning. are further 
described below. The site standards for urban and rural zoning are illustrated 
in Appendix D. 

RESIDENTIAL DISTRICT ZONING REGULATIONS 

Zoning districts in  Santa Cruz County are consistent with General Plan policy, 
as i s  required by State law. The zoning district provisions govern the type, 
density, mix, and other site related restrictions that apply to  development. 
The zoning ordinance contains a number of features intended to  promote 
affordable housing including density bonuses, second units, density minimums, 
and other features such as flexible application of heiqht and parkinq standards 
for affordable housinq projects. 

The basic provisions of the County’s residential zoning districts are described 
below. Site standards for the residential districts are further illustrated in 
Appendix D. Note the note at  the bottom of the site standards table for the 
multifamily residential district which states that variations in height, number 
of stories. and fioor area ratio may be approved for affordable housing 

0 

@ 
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developments. Development standards, such as building height, parking 
requirements, lot coverage and setbacks, are typical of those applied in most 
California cities and counties. 

In the Urban Area, residential districts permit single family housing, attached 
housing, second dwelling units, community care facilities, day care facilities 
and transitional housing. Urban residential districts also permit affordable 
housing projects utilizing the State Density Bonus law. 

The urban residential zone districts are: 

(1) R - I  (single family residential) 
(2) 
(3) RM (multi family residential) 

12/8/2003 

RB (single family residential, oceanfront) 

I 

The basic use allowed in each of these districts i s  residential; the basic 
difference is  the allowed density. 

The “R-1” Single Family Residential Zone District provides for single family 
residential development in areas which are currently developed to an urban 
density or which are inside the Urban Services Line or Rural Services Line and 
have a full range of urban services, or are planned for a full range of urban 
services. The range of parcel sizes in the R - I  District ranges from a minimum of 
3500 square feet to a maximum of 1 acre. The minimum lot size for the zoning 
is  delineated by the number following the R-I, e.g. R-1-6 would be a 6000 
square foot minimum lot size for the R-1-6 zone district. 

The “RB” Single Family Ocean Beach Residential Zone District provides for 
single family dwellings on existing lots of record in the vicinity of the cliffs and 
the ocean beach; where lots abut on and obtain access from a street which i s  
generally parallel t o  both the beach and the cliff, and which has an elevation 
of not more than 20 feet above sea level; and where either the seaward 
boundary line of the lots on the ocean side of the street abut open beach lands 
which are unobstructed to the mean high tide line. The lots in the RB District 
are relatively small with the largest being 4000 square feet. 

The “RM” Multi Family Residential District provides for areas of residential uses 
with a variety of types of dwell ing in areas which are currently developed to 
an urban density or which are inside the Urban Services Line or Rural Services 
Line and have a ful l  range of urban services. The density in the RM district 
bqw+& ranges from 1500 square feet of land per dwelling unit 129 tinitslacre) 
to 6000 square feet per unit (7.3 units/acrel . The density for the RM district i s  
delineated similarly to the R-1 district in that RM-6 would be 6000 square foot 
minimum per dwelling unit density. 
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In the Rural Area, residential districts permit single family housing, dwelling 
groups, second dwelling units, and day care facilities. 0 
The rural residential zone districts are: 

(1 ) 
( 2 )  RR (single family residential) 

The rural residential designations of Residential Agriculture and Rural 
Residential and their designated densities reflect the County’s goal to allow 
rural development only if it i s  consistent with the carrying capacity of the land. 
The “RA” Residential Agricultural District provides areas of residential use 
where development i s  limited to a range of non-urban densities of single family 
dwellings in  areas outside the Urban Services Line and Rural Services Line; on 
lands suitable for development with adequate water, septic system suitability, 
vehicular access, and fire protection; with adequate protection from natural 
hazards; and where small scale commercial agriculture, such as animal 
keeping, truck farming and specialty crops, can take place in conjunction with 
the primary use of the property as residential. The minimum lot  size for the RA 
District i s  one acre. 

RA (single family residential and agriculture) 

The “RR” Rural Residential District provides areas of residential use where 
development i s  limited to a range of non-urban densities of single family 
dwellings in  areas having services similar to “RA” areas, but which are 
residential in character rather than agricultural due to the pattern o f  
development and use in the area and/or the presence of constraints which 
would preclude the use of the property for agriculture. The minimum lot  size in 
the RR Dis t r ic t  i s  one acre. 

The range of density categories and the type of housing associated with these 
categories may not adequately responds to affordable housing demand d 

Planning staff believes that the land in the 
County’s jurisdiction i s  appropriately zoned. Recently, the Board of Supervisors 
adopted an ordinance requiring that a l l  proposals for residential development 
of property within the Urban Services Line meet the minimum density of the 
General Plan. Residential projects, except second units and residential 
remodels, at less than the lowest end of the designated density range of the 
County General Plan-LCP land use designation where there i s  the potential that 
three or more new units could be accommodated on-site at the lowest end of 
the density range are subject to review by the Development Review Group (see 
County Code section 18.10.140 (c) (1)) and review by the Board of Supervisors 
for a General Plan consistency finding for the proposed density prior to 
application processing. 
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SITE DEVELOPMENT STANDARDS 

The height limit in the residential zone i s  28 feet (with the exception of the RB 
district which has a heisht l imit of 25 feet and 17 feet), however, higher 
structures are allowed with the approval of a Level 3 discretionary permit with 
increased setbacks or through “incentives” authorized by the County’s Density 
Bonus ordinance. In addition, the residential site standards specificallv allow 
height exceptions for affordable housing projects (see Appendix D). Two 
projects, Volunteers of America Elderly Housing and Paloma del Mar were 
approved with 3 story elements as a density bonus incentive. These height 
limits mav or may not constrain production of affordable 
housing, though additional height wwkWd-y ’ often produces significant public 
controversy as well as 
lots. 

Lot coverage in all urban and suburban zone districts ranges from 20% on lots 
greater than 16,000 square feet but less than one acre, to 40% on lots smaller 
than 5,000 square feet. Lots between 5,000 square feet and 16,000 square feet 
have a maximum p x e 4  lot coverage of 30%. A floor area ration of 0.5:l applies 
to a l l  urban and suburban residential zone districts. 

The new Planned Unit Development ordinance which was adopted by the Board 
of Supervisors 4/16/02, as County Code Section 18.10.180, allows developers to 
use creativity in designing housing projects that may not meet the conventional 
limitations of the zoning ordinance. Therefore, for affordable projects in any 
urban residential zone district, flexibility in  development standards i s  allowed. 
This would include reductions in minimum lot size and flexibility in setback 
requirements that are reviewed as part of the design review process. 

As wil l  be discussed in Chapter 4.6, the County has an adequate number of 
sites zoned for projected residential development. Moreover, as discussed 
above, there are numerous opportunities, including the County’s Density Bonus 
Ordinance and mixed use, to add more affordable housing units within both 
residential and non-residential development areas. Due to the cost of land, 
- tThe development industry, kewever , does not typically capitalize on these 
opportunities due to the superior financial returns that can be realized by 
developing high-end, low-density housing unencumbered by income restrictions 
or single-use commercial developments that are more predictable in financing 
and marketing. Thoug;h the heiqht limits and site standards mav be a constraint 
to the development of single familv housing;, variations in heiqht and site 
standards can be approved for multifamily affordable housing;, therefore, the 
site standards are not a constraint to the development of affordable housing. 
Additionally, Santa Cruz County may be able to promote affordable housing 
production through a variety of additional zoning-related incentives or 
requirements, as discussed in the housing programs described in Section 4.7. 

adversely affecting solar access on adjoining 
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PARKING REQUIREMENTS 

12/8/2003 

NeMw The County’s parking 
- not be considered onerous or a constraint t o  housing. The parking requirement 
for housing is U similar to that  required by most jurisdictions and, 
according to Planning staff, adequately reflects parking need. A l l  new 2,3, and 
4 bedroom single family dwellings must have a minimum of three off-street 
parking spaces. Because it i s  assumed that multi-family developments have 
fewer vehicles per capita, the parking requirements for muki-family 
developments are 2 spaces per one bedroom, 2.5 spaces per 2 and 3 bedroom, 
and 3 spaces per four bedroom. Additional bedrooms in single family dwellings 
require one additional parking space per bedroom. In multi family 
developments, 0.5 spaces are required per bedroom over 4 bedrooms. 

The Parking Ordinance contains a number of provisions that allow the 
Approving Body to adjust the required number of parking spaces t o  meet the 
actual demand for parking. Any project can be considered for a reduction in 
the required parkinq on the basis of an approved Parking Accommodation Plan. 
This Plan can include any number of possible alternatives to reduce the parking 
demand including transit passes, carpool programs, documentation of reduced 
need, etc. For mixed use projects, because it i s  assumed that prime times for 
commercial use and residential use do not typically overlap, the County’s 
Parking Ordinance includes a provision that parking can be shared between 
these two uses. Higher density housing in mixed use developments would have 
a considerab1y)ower parking requirement than a similar residential-only 
project, as 
the elderly are routinely granted a reduced parkinQ requirement equivalent t o  
about 1 space per unit. Examples of this parking reduction include the 
Volunteeers of America, Vista Prieta, Paloma del Mar and Pajaro Vista projects. 

requirements  it^ should 
. .  

determined on a case by case basis. Projects for 

Additional guest parking spaces are required for multi-family developments. 
The number of guest parking spaces i s  required to be an amount equal to 20% 
of the required resident parking. This may further constrain the development 
of muiti-famiLy parking because of the increased land required for quest 
parking. However, the zoning ordinance allows for on street parking to be 
counted toward the guest parking requirements in the amount of one space per 
18 feet of curb space. Because the resident parking must be off street, the use 
of on street spaces for guest parking allows for more flexibility in  parking 
design. 

ON-SITE OPEN SPACE REQUIREMENTS 

The basic requirement for a l l  multi-family development i s  either 200 SQ. 

f t./unit of  private usabie open space or 300 sf/unit of group open space. Most 
multi-family development uses a combination of the two to meet the 
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requirements (50 sq. ft./unit private space and 250 sq. ft./unit qroup space). 
These standards are similar to those required in other jurisdictions. 

SECOND UNITS 

12/8/2003 

Some of the County’s affordable housing needs can be met through the 
construction of second units, which are permitted in all single family 
residential districts and on land designated as residential by the General Plan. 
Recently, the Board of Supervisors approved allowing second units to be 
developed on agriculturally zoned land. Implementation of this ordinance 
amendment i s  pending Coastal Commission approval. 

Requirements for second units are: 

Occupancy: Second Units are required to be occupied by either (1) a Lower 
income househoLd; or (2) a senior household (a3e 62+) with a moderate income; 
or (3) a family member of the property owner, with no income restrictions. 

Homeowners Exemption: The property owner of a property with a second unit 
must occupy that property as the owner’s primary residence as evidenced by a 
Homeowners Exemption on the parcel’s property taxes. 

Maximum Size: There are limits on the size of the second unit based upon the 
size of the parcel. The allowed size of the second unit depends on the size of 
the parcel as follows: 

c10,000 sq. f t . ( l )  10,000 sq. ft. or larger(1 j 

-7 1 With Public Sewer 11 640 sq. ft. I 640 sq. ft. 

Not allowed 
640 sq. ft. max. (must meet 
requirements of County Code 

Chapter 7.38) 
l(1) The size of the parcel must be no smaller than that required by the minimum lot size 1 
Ilstandards of the zoninq district. li 
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Live Oak Planning Area Maximum: The maximum number of second unit permits 
issued in the Live Oak Planning Area shall not exceed 5 units in any calendar 
year. The limit i s  based on the area’s infrastructure limitations. This limitation 
has not been reached once in the past decade (as of 2002), primarily because 
most of the lots in the Live Oak area are built-out and the parcels are too small 
to support a second unit. 

Although the County’s second unit requirements allow such units to be 
constructed in most of the County, various factors influence a property owner’s 
decision to construct a second unit. These can include permit and building 
costs, restrictions on lot size, occupancy, and certification requirements serve 
as disincentives for many property owners to utilize this program. The County 
may be able to promote additional affordable housing production by 
implementing AB 1866, and by allowing Second Units on agricultural land. The 
County i s  in the process of developing and implementing a subsidy program to  
offset permitting costs for Second Units, and other incentives as described in 
Section 4.7.3. The permit costs for Second Units wil l  be reduced throuqh the 
chance in processing discretionary and buildinq permits for second units, to 
requirine only a building. Dermit. Additionally, the County wi l l  continue to  
encouraqe utility providers t o  provide incentives for second units rather than 
charqinq the fees charged for a new sinqle family dwellinq. 

GROWTH CONTROLS 

Santa Cruz County has had a long standin8 policy of promoting development 
within urbanized areas, white preserving the agricultural and rural character of 
land outside the urban area. To that end, the voters of Santa Cruz County 
passed Measure J, the County’s Growth Management System, in 1978. This 
measure, among other things, provided that growth be managed through 

the adoption of an annual. qrowth qoal and 
The allocation of buildinq permits. 2 

allocation of 7 building permits fw applies only to above 
moderate income housing; housing for moderate, low and very low income 
households i s  not subject to the allocation. p. 

, .  

, .  
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Since i t ’ s  adoption, in any given year (with the exception of 1978 and 1979 [the 
first two years of the allocation process] and 2001), the demand for building 
permit applications has been less than the number of permits available for 
issuance. The excess building permits not issued in  a given year carry over, at 
the discretion of the Board of Supervisors, to the next year. 

P In 2002, the Board of Supervisors adopted a Growth 
soal of 0.5% and allocated 226 building permits. If this allocation i s  proiected 
throuqh the Housing. Element planning period, it i s  clear that the County’s 
Growth Management System bas yiJ not & constraint4 the development 
of above moderate income housinq units identified in the RHND. +wawe-& v. The Growth Management System, consistent with the 
legislative intent and statutes of the State, k;H also promotesfl urban-centered 
growth, discouragezd sprawl, preserve24 agricultural and open space lands, and 
establishesd mechanisms for the development of affordable housing. 
Additionallv. it should be noted that affordable housing. units are exempt from 
the growth goal allocation system. 

. .  

INFRASTRUCTURE FACTORS 

While some of the infrastructure Limitations are related to physical features 
(topography, water sources, etc.), these factors may also be considered 
governmental constraints. As discussed in this Chapter, growth controls, urban 
and rural service lines and other limitations dictate the locations and 
capacities of infrastructure to be provided, and the fiscal conditions of local 
government (discussed below) offer l i t t le incentive for expensive public 
investments in infrastructure extensions and operations for residential 
development. Also, new infrastructure systems can take many years to design, 
receive appropriate funding, and build. In part, these conditions have been 
mitigated by local government requirements that developers of new housing 
provide infrastructure improvements or pay in-lieu fees, but these added costs 
only serve to make affordable housing development less feasible. 

Additionally, the General Plan allows the Urban Services Line to be expanded 
only when 
of service. 

urban services (roads, sewer, water, etc ...) are at adequate levels 

MANTAINING PUBLIC OPEN SPACE 

The County i s  dedicated to  the preservation of open space. Open space i s  a 
valuable resource as it discourages noncontiguous development patterns that 
result in sprawl and inefficient use of community service funds. Open space 
also maintains the natural character of the area so that urbanization does not 
become out of control and urbanized areas do not lose their natural resources. 
Open spaces are beneficial to  the responsible growth of counties and offer 
many environmental, recreational, and psychological benefits to the 
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community. The County’s existing open space lands are diverse in scale, use, 
and level of improvement. Most of the open space in the north coast and south 
county i s  characterized by undeveloped and agricultural land. 

As a part of Measure J, a voter adopted referendum measure, the County 
maintains agricultural land preservation policies, consistent with State Law 
(Govt Code Section 65589.5(c)). Preservation of agricultural land i s  essential t o  
maintaining the viability of the agricultural economy in the community, and 
contributes to the maintenance of open space and coastal vistas. 

a 

PROJECT MITIGATIONS 

In the County’s unincorporated area, most of the remaining undeveloped 
parceis have one or more physical constraints, such as slope, drainage 
problems, riparian area, or traffic circulation. Housing development projects 
must be evaluated under the environmental review process mandated by the 
California Environmental Quality Act (CEQA). This review may result in reducing 
the amount of land available for housing in order to protect sensitive 
environmental and visual resources, avoid geologic hazard, and reduce land use 
incompatibilities with neighboring residents. Additionally, improvements to 
traffic circulation may be required if the proposed project would otherwise 
reduce the level of service in adjacent intersections. While at times a 
constraint to housing, these mitigations are required under state and County 
laws for the health, safety and welfare of the public. 

DESIGN STANDARDS 

The County’s design standards, in and of themselves, do not significantly 
constrain the provision of housing. The purpose of the design standards are to 
create new housing developments which are compatible with existing 
neighborhoods and livable spaces. In the urbanized area, curbs, gutters and 
sidewalks are required to be a part of any new residential development. While 
this i s  an additional cost to the developer, the benefit to the community at 
larqe, including the future residents of the development, i s  outweighed by the 
cost. 

a 

DISCRETIONARY PERMIT PROCESSING AND DESIGN REVIEW 

The average time for processing a discretionary permit for a Minor Land 
Division (creation of 5 or fewer lots) or a subdivision (creation of more than 5 
lots) i s  approximately 18 months. A l l  subdivisions of more than 19 lots must be 
approved through public hearings before both the Planning Commission and the 
Board of Supervisors. A l l  Minor Land Divisions and subdivisions of 19 units or 
fewer must be approved through public hearings before the Planning 
Commission. The design review process i s  conducted at the initial stages of the 
application process so that it does not add to the overall time it takes for the a 
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permit to be issued. The purpose of the design review process is  to ensure that 
the housing designs proposed are compatible with the existing character of the 
neighborhoods in which they are proposed. 
Multi-Family Residential Development must be approved by the Zoning 
Administrator for projects of 2-4 units, the Planning Commission for projects 5- 
19 units or the Board of Supervisors if more than 20 units through public 
hearings. Very few Multi-Family Residential applications have been submitted 
t o  the Planning Department, due primarily t o  liability issues and that local 
housing market. In 2000 through October 2002, there have been 6 applications 
for multi-family residential development submitted'. 

Ministerial permits, such as a building permit for a single family dwelling are 
processed much more quickly than discretionary permits. Average permitting 
time for complete Building Permit applications is  6 weeks. Single Family 
Dwellings in the Coastal Zone often require a discretionary Coastal Permit prior 
to Building Permit processing, depending on the project location. The average 
time for Coastal Permit issuance i s  6 months to 1 year. 

Santa Cruz County makes every effort to process applications in a timely 
manner, however, projects may be delayed when staff shortages occur, as has 
happened in the past several years when the strons economy resulted in staff 
retention and hiring difficulties. In addition to staffing shortages, the following 
factors have also contributed to  the time it now takes to process a project: 
more detailed technical and California Environmental Quality Act (CEQA) 
review in response to the potential for lawsuits, greater volume of 
applications, and increased citizen participation in the reviewing process. 

In general, the permitting process has been facilitated by the development of 
an online Geographic Information System that enables staff t o  obtain parcel 
information more readily. Processing of applications has also been significantly 
improved in the past years by having brochures and handouts regarding project 
submittal available to the public for both the Development Review and Building 
Permitting procedures and requirements. This information is now also available 
on the County's website. Additionally, permit status i s  also available online to 
members of the public. Public hearing requirements meet, but do not exceed, 
those required under state law and therefore do not impede project approval 
in  comparison to other jurisdictions. 

The discretionary permit process may be a constraint to the cost and supplv of 
housing when compared to onlv requiring a ministrial building permit for such 
developments. However, residents in Santa Cruz County are verv active in. the 

In 2000, 2 applications for a total of 3 residential units, one of which is mixed use. In 2001, 3 
applications for a total of 13 residential units, two of which are mixed use. In 2002, through 
October, 1 application for 52 residential units (RV park conversion to permanent occupancy), all 
of which are affordable. 

? 

~ 
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public participation process. Removing; the community’s opportunitv for 
involvement in proposed develoment i s  unlikelv to happen. 

BUILDING CODE AND BUILDING PERMIT PROCESSiNG TiME 

Building code and design standards imposed in Santa Cruz County related to 
engineering standards, energy conservation, parking, materials, seismic safety, 
and sanitation add to the cost of housing production in Santa Cruz County, 
although such costs must be considered in the context of the public health and 
safety objectives they promote. These codes do not appear to be a significant 
constraint, and are similar, if not identical to codes throughout the State. 

An application for a sinsle family dwelling on an existing Lot of record i s  
generally an over-the-counter process. The processins time for structural 
review that includes obtaining sewer and water permits i s  approximately six 
weeks for Building Permit review. Single family subdivisions generally require a 
longer processing time due to the conditions on the subdivision which must be 
checked. A t  the present time, second units can anticipate a similar processing 
time for building permit issuance as single family dwellings. 

Several housing policies are designed to  further expedite the review of 
affordable housing projects, and ensure the production of as many affordable 
units as possible. These include expedited permit processing and fast tracking 
the discretionary application for affordable housing developments as described 
in Section 4.6. 

@ 
DEVELOPMENT IMPACT FEES AND OTHER FEES AND CHARGES 

The County and other local asencies impose development impact fees on new 
development t o  fund infrastructure improvements including water and sewer 
utility improvements, schools, parks, and roads. Each of these fees i s  directly 
Linked to the provision of services and facilities necessary to support residential 
development. The use of impact fees to fund local infrastructure is  essential 
since other local sources of funding have been restricted (See Proposition 13 
and Proposition 218 below). A t  the same time the State and Federal 
government have eliminated nearly a l l  funding for local infrastructure. 

At  the present time, the County charges fees for plan checks, building permits, 
park fees, sewer connections, driveway encroachments, transportation, child 
care, and drainase reviews. Other entities charge water connection, fire 
review and school impact fees. Certainly fees vary by location in the 
unincorporated areas of the County. Typical building permit fees for both 
urban and rural single family dwellings charged by Santa Cruz County are shown. 
in TabLeFig;ure 4.5.3. 
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Table Fiqure 4.5.3 Typical Building Permit Fees 

FEES COLLECTED IN BUILDING PERMIT PROCESS FOR A 2,500 SQ. FT., 3 
BEDROOM SINGLE FAMILY DWELLING IN THE URBAN AREA. TOTAL FEES: $24,409 

(DOES NOT INCLUDE SUCH FEES AS WATER CONNECTION, DISCRETIONARY 
I PERMIT (IF APPLICABLE) AND SOILS ENGINEERING/GEOLOGIC FEES.) 

County of Santa Cruz Draft Housing Element 
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Child Care 
(S109lbedroom @ 3 
bedrooms = $327 . 

1% 

Zoning and 
Environmental Planninq 

(5589) 
2% 

Buiiding Permit and 
Building Plan Check 

64,593) 

Dnveway ($450) 

DPW Sanitation 
Connection Fee (53,000) 

64,000 in Freedom 
Sanitation District) 

12% 

Park Dedication 
($1,00Oibedroom @ 3 
bedrooms = 53,000) 

12% 

DPW Drainage ($2,000) 
8% 

DPW Road Planning and 
Transportation ($4,350) 

School ($5,350) (Pajaro 18% 
District School Fees 

58,075) 
23% 

as of 9/8 /02 
FEES COLLECTED IN BUILDING PERMIT PROCESS FOR A 2,500 SQ. FT., 3 

BEDROOM SINGLE FAMILY DWELLING IN THE RURAL AREA. TOTAL FEES: $19,016 

(DOES NOT INCLUDE SUCH FEES AS WATER CONNECTION, DISCRETIONARY 
PERMIT (IF APPLICABLE) AND SOILS ENGINEERINGIGEOLOGIC FEES.) 
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a 

Building Permit and 
Building Plan Check 

Child Care 
(5109lbedroorn e 3 

Zoning and bedrooms = $327) 
Environmental Planning 

5% 
(5895) 

Environmental Health 

Park Dedication 
(Sl.OOO/bedroorn @ 3 
bedrooms = $3,000) 

16% 

DPW Drainage and Flood 
Control (52,000) 

11% 

School Fees (55,350) 
(Pajaro Valley District 
School Fees 58,0751 

27% 
Fire ($750) 

4% 

\ 

DPW Road Pianning and 
Driveway ($750) 

4% 

as of 9/6/02 

FEES COLLECTED IN BUILDING PERMIT PROCESS FOR A 12,000 SQ. FT., 12 UNIT 

AREA. TOTAL FEES: $1 50,490.51 (INCLUDING DISCRETIONARY PROCESS) 
MULTI-FAMILY STRUCTURE WITH 1, 2, AND 3 BEDROOM UNITS IN THE URBAN 

0 
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Environmental dside Improvement 
es ($1,400 per unit ($1,400 per unit @ I 2  Planning ($6,250.00) 
12 units = $16,800) 4% 

DPW Sanitation 
Child Care Connection Fee ($3000 

for 10 market rate, $750 
for 2 affordable= 

S31.500.00) 
21% 

($109/bedroorn @24 
bedrooms = $2,616.00) 

DPW Drainage($1,000) 
1% 

School- Pajaro Valley 
School District 

($40,920) (Santa Cruz DPW Road Planning 

($750lbedroorn @ 24 
bedrooms = $18,000) 

1 7 %  

$25,680) 
27% 

i 
Fire ($180.00) 

0% 
I 1 % 

as of 10/28/03 

While it i s  true that these fees add costs to development projects, they do not 
necessarily increase the home prices for market-rate homes. Markets, not 
costs, set prices. However. fees mav make it more difficult to produce 
affordable housing since prices are "set" to achieve affordabilitv rather than 
beinq set by the market. In this instance, additional development costs are 
material and cost control i s  essential. However, as i s  the case with building 
codes and other restrictions, these fees pay for the infrastructure necessary to 
secure public health and safety. 

HISTORIC RESOURCES PRESERVATION 

The County's Historic Resources Ordinance requires that all new development 
on parcels where a designated historic structure exists be evaluated by the 
Historic Resources Commission. There are 330 structures in the County that 
have been designated as historic resources. It i s  possible that the sigificance 
of a historic structure coutd impact affordable housing due to  design 
constraints in designing around the historic structure, or preventing the 
demolition of a structure to allow for higher density residential devekopment; 
however, there have been no known instances of this to date. Additionally, 
historic structures are subject t o  the Historic Building Code. 
CODE ENFORCEMENT 

The Code Enforcement Section of the Planning Department is empowered to  
enforce existing ordinances covering grading, public health (drainage, well and 0 
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septic systems), building codes and zoning ordinance violations, as well as the 
State Housing Code. The county does not require pre-sales code compliance 
inspections of any residential units. The Code Compliance Section responds t o  
potential code violations on a complaint basis, and does not seek out violations 
on i t s  own initiative. When a complaint i s  received, the Code Compliance 
Section investigates it according to a priority system, in which health and 
safety violations have the first priority. The goal of the enforcement process i s  
t o  return the property to lawful status whenever possible. 

HIGH COST OF AFFORDABLE HOUSING SUBSIDIES 

Achieving the number of affordable housing units suggested by the Regional 
Housing Needs Determination (RHND) for Santa Cruz County would require a 
substantial financial subsidy from one or another source. Such subsidies would 
be required even i f  the governmental and non-governmental constraints 
discussed in this chapter were substantially reduced. For example, even if land 
supply were increased substantially (ignoring resource, environmental, and 
infrastructure constraints), home construction costs and prices would not 
change significantly. 

It i s  estimated that the required subsidy greatly exceeds the County’s current 
funding. The County has contributed $20.5 million toward affordable housing 
development since 1989 ~ an average of $1.5 million annually. This continued 
practice would result in a total of $10.5 million in funding over the planning 
period. However, this would likely fal l  short of the funding needed for the 
subsidies. 

However, it i s  important to note that not all of these subsidies would need to  
be provided by Santa Cruz County government agencies. In practice, a housing 
development project that mixes market rate units with affordable units may 
need lower subsidies or none at all, as profits from the sale of market rate 
units may be sufficient to cover funding saps for affordable units. In addition, 
local subsidies wi l l  leverage Federal, state and private funds. Nevertheless, the 
subsidies required to reach the RHND housing goals for affordable units 
presents a very large constraint, and represents far more investment in  
affordable housing than has been achieved in unincorporated Santa Cruz 
County through al l  funding and subsidy sources in recent years. 

LOCAL GOVERNMENT FISCAL STRESS, PROPOSITION 13 AND PROPOSITION 21 8 

Local governments in California are required to provide a wide range of local 
services. Counties have the additional burden of providing a range of State- 
mandated health, welfare, and criminal justice services. Costs for providing 
these services have risen sharply as the State has grown. At the same time, the 
revenue base for local governments has been continuously undermined by a 
combination of State ballot initiatives and State budget actions. Additionally, 0 
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State and federal grant programs related to  major infrastructure (highways, 
sewer, and water improvements) fal l  far below what they were 30 years ago. 

Two voter initiatives have made it extremely difficult for counties to  raise the 
money needed to  provide services to residents. In 1978, Proposition 13 was 
approved by voters and limits the property tax increases and requires any tax 
increase to receive a two-thirds majority i n  the legislature. Proposition 13 also 
specified that any local tax imposed to pay for specific programs-known as a 
“special tax”- must be approved by two-thirds of the voters. In 1996, the 
State’s voters expanded on these provisions by approving Proposition 21 8, 
which essentially ensures that all taxes and most charges and fees are subject 
to  voter approval, specifically those tools used by the State and local 
governments to generate revenue for their programs in the absence of 
sisnificant property tax revenue. 

This upward pressure on costs and a weak local government revenue base has 
placed many local jurisdictions in extreme fiscal stress just to  provide basic 
services. Under these circumstances, it continues to  be difficult to fund higher 
levels of these basic services, infrastructure improvements, or desirable 
amenities (local parks), let alone provide major subsidies for affordable 
housing. 

0 

CONSTRAINTS ON HOUSING FOR PERSONS WITH DISABILITIES 0 - 
Persons with disabilities face specific challenges when it comes to locating 
appropriately designed housing. Where these challenges are in the form of 
accessibility issues the County addressed the barriers to accessibility by 
passing a “reasonable accommodation” ordinance (County Code Section 
18.10.128). This ordinance allows property owners or renters to  install or 
modify a residence to  suit the needs of a disabled persons. The purpose i s  to 
allow equal access to  housing for all persons. This allows a property owner or 
tenant to make modifications such as the installation of an accessible ramp to 
the front door which encroaches into the front yard setback, without the 
necessity of obtaining a variance. 

CALIFORNIA COASTAL COMMISSION 

The Pacific coast runs the length of Santa Cruz County. Approximatelv 25% of 
the unincorporated area of the County i s  within the Coastal Zone (72,549 acres 
out of 285,493 acres). As required by State Law, the County adopted a Local 
Coastal Program (LCP) Land Use and Implementation Plan as part of the Land 
Use section of the County General Plan. The LCP regulates the development of 
land beyond the regular zoning regulations. The LCP provides specific 
restrictions on parcels Located in the Coastal Zone. Additionally, projects 
iocated in the Coastal Zone often require a Discretionary CoastaL Permit be 
issued prior t o  development. The Discretionary Coastal Permit requires that @ 
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projects meet additional requirements for coastal development. Development 
on parcels requiring a Coastal Permit may require that the project be reviewed 
under the Coastal Desiqn criteria which includes visual compatibilitv, minimum 
site disturbance, non-ridqeline development, and landscaping. These 
requirements mav constrain development, however, they are the requirements 
of the California Coastal Commission and are therefore, outside the purview of 
the County. 

There are additional requirements in the designated as Rural Scenic Resource 
area. This criteria includes locating the development outside of public view, 
siting development to fit the physical setting, designinq structures to  fit the 
topography, minimizing the impact of large agricultural structures, restorinq 
visually degrading elements on the property, and minimizing the impact of 
siqns. These Rural Scenic Resource criteria are unlikelv to  constrain the 
development of multifamily housing because the Rural Scenic area i s  not zoned 
for multi-family development, but rather for aqricultural, and rural residential 
development. Additional requirements exist in  the Beach Viewshed area, where 
the development i s  on the blufftop or visible from the beach. Due to the hiqh 
value of land in such close proximity to  the coast, it i s  unlikely that these 
criteria would be a constraint to affordable housing because the high cost of 
land would make the development of affordable housing on blufftop or beach 
view land highly unlikely. / , .  . .  

HOUSING FOR PERSONS WITH DISABILITIES 

Persons with mobility disabilities find locatinq suitable housinq difficult 
because standard housinq design does not accommodate their needs. In an 
effort to reduce these barriers, the County evaluates every building permit for 
ADA compliance. The County has implemented a reasonable accommodation 
ordinance to allow residents to  install ramps and other similar structures 
required for access to their homes without the need for variance approval 
should one otherwise be required. The County has also included an inclusive 
house design (“visitability”) ordinance as a proqram in Chapter 4.7 pending the 
development of a model program bv the State. to address these issues in new 
construction. 

4.5.2. POTENTIAL NON-GOVERNMENTAL CONSTRAINTS 

Non-governmental constraints include a variety of factors that negatively 
impact “the maintenance, improvement, or development of housing for all 
income levels, including the availability of financing, the price of land, and the 
cost of construction.” The potential l i s t  of all non-sovernmental constraints on 
the development of housing could be quite long, and might include information 
on national or statewide economic conditions and regional geology. However, 
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the analysis for this Housing Element wil l  focus on non-governmental 
constraints that the County may be able to  positively impact. 

MARKET TRENDS 

Escalating home prices and rent levels in Santa Cruz County are the key “non- 
governmental constraint” to housing. These concerns are primarily the result of 
regional population and employment growth, as discussed in  Section 4.2. 
Unanticipated numbers of individuals and families relocated to  the Bay area 
during the economic boom of the last decade, overwhelming the housing supply 
in Bay Area counties and beyond. Population growth has increased the demand 
for housing, and inflated “willingness to pay” exhibited by high salaried 
workers during the expansion has pushed home prices substantially further 
beyond the reach of those earning a median wage. The continuing escalation of 
the median home price in Santa Cruz County i s  shown below in hide Fiqure 
4.5.4. 

Figure ?&We 4.5.4 Santa Cruz County Median Home 
Prices 
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Source: Santa Cruz Association of Realtors 

The strength and depth of the region’s housing demand constrains the 
production of affordable housing by increasing costs of acquiring land and/or 
existing units. A governmental or non-profit entity seeking to  promote the 
development of affordable housing often has some costs that can be controlled 
through intervention, while others are strictly subject to  market forces. As 
affordability restrictions on certain units expire, an entity seeking to retain 
such units as affordable are forced to pay market rate to acquire them (see 
Section 4.4.). Land prices are also established by the open market, and a land 
owner has l i t t le or no incentive to offer affordable housing developers a lower 
price than can be realized by selling to  developers of market rate housing. 

HOUSING PRODUCTION COSTS 
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Additionally, the costs of housing production have risen. The demand for 
housing has increased land prices to  a level where the price of a finished 
residential lot alone often exceeds the amount that a lower or median income 
household can afford to pay for a finished house. The steady volume of 
residential and commercial building started during the past several years has 
also resulted in a shortage of construction labor, driving up labor costs. Finally, 
the national building boom, combined with a series of natural disasters around 
the country (notably flooding and hurricane damage in the southeast and 
tornado damage in the Midwest), has resulted in a shortage of building 
materials. The imbalance in supply and demand has substantially driven up 
materials cost. 

The prices that households in various income categories can afford to pay for 
housing are limited. For example, a four person median income household 
could afford to pay roughly $215,000 for a home ownership housing unit 
(assuming the availability of a down payment equal to 10 percent of the unit’s 
sale value). The capitalized value of rents affordable t o  such households i s  only 
$172,533 per unit.’ By comparison, recent multi family affordable housing 
development projects in Santa Cruz County have had production costs ranging 
from $150,000 to $200,000 per unit.’ Clearly the cost of production exceeds 
many median income households’ ability to pay, and act as a deterrent t o  the 
for-profit development industry’s voluntary production of units for median 
income households. 

LAND COSTS 

The cost of land varies considerably between jurisdictions. Market factors, 
especially the desirability of the location, play an important role in setting 
property values. Many infi l l  lots are 7,500 square feet, i.e., larger than the 
minimum size lot of 4,000 square feet but too small to subdivide. Local realtors 
estimate the cost of a ready-to-build lot  for a single family unit t o  range from 
5300,000 to  $445,000 with. an exceptional lot over $1,000,000. The cost of land 
suitable for multifamily development or subdivision for multiple single family 
homes also varies. Recent affordable developments in the unincorporated area 
that are subsidized by the County Redevelopment Agency have had land costs 
equivalent to  $420,000 to $650,000 per acre. 

Land costs are a major factor in  the cost to build in the County of Santa Cruz. 
According to  the California Association of Realtors, housing prices have been 
rising in the area, nearly five percent between December 2000 and December 

Capitalized values estimates resale or investment value of a rental unit, and is calculated with 
full service rent payment of $1725/month (30 percent of monthly gross income of median income 
for a 4 person family which is $69,000 for 2002), operating costs of 25 percent Of full -service 
rents, an capitalization rate of 9.0 percent. 

foot units. 

2 

Tom Burns, Redevelopment Agency, based on $150 to $200 per square foot and 1000 square 3 
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2001. This increase also includes vacant land, which i s  relatively scarce in the 
urbanized area of the County. A search of 116 vacant land for sale records 
between September 2001 and September 2002 uncovered 73 vacant residential 
properties for sale in the County of Santa Cruz4. 

Given these extremely high land costs, it i s  unlikely that increases in density 
(such as a 25% density bonus) would significantly reduce the unit cost of 
building a dwelling unit t o  the Level of affordability for low or moderate 
income households. 

0 

The most significant constraint on development of new housing in the County of 
Santa Cruz i s  the overall cost of housing, including land costs and construction 
costs. Many factors can affect the cost to build a house, including the type of 
construction, materials, site conditions, finishing details, amenities, and 
structural configuration. 

Once a vacant parcel i s  purchased, the contractor has to make certain site 
improvements to prepare for building on the property. Such improvements 
include connections to existing utility systems, rough grading, plus installation 
of water and sewer lines. This type of work generally costs between $10,000 
and $50,000 but may be as high as $100,000 depending on the amount of work 
required a t  each location. 

Materials and labor have a wide range of costs depending on the type of 
materials used for construction. Typically more expensive materials are used 
for custom homes, which ranged from $150 to $500 per square foot. An average 
quality construction single family home generally costs less because the 
materials are less expensive and easier to handle. The material and labor costs 
for these homes averages around $1 10-125 to as high as $200 per square foot. 

In addition to site improvement costs and the cost for building materials, there 
are engineering and architectural soft costs, which can range from $12,000 to 
$52,000 per lot. Additional costs including trash and temporary fencing varies 
greatly per lot, from $300-$20,000. 

Labor costs in the County are higher than other areas due to the cost of living 
in  Santa Cruz. The hourly wage of a construction worker in Santa Cruz wil l  be 
higher than the hourly wage of a construction worker elsewhere because the 
worker must be able t o  afford to live here, 

At  the costs listed above, none of the very low, low, or moderate income 
households in the County of Santa Cruz can afford t o  build a home in  the area. 
A l l  of these factors-cost of construction, cost of land, cost of labor- jointly 
contribute t o  the overall high cost of housing in Santa Cruz County, including 

Multiple Listings Service 
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the unincorporated area of the County. The scarcity of easily developed land, 
combined with the great demand, indicates that housing construction costs are 
likely to  remain high in the future. The County wil l  likely continue to  follow 
this trend that i s  occurring throughout the Bay Area and the neighboring Silicon 
Valley. 

FINANCING AVAlLABltlTY 

Development Financing: 

Financing for new housing construction can be a significant cost, and may be 
difficult to  obtain. Even in strong markets and for market-rate housing, private 
lenders frequently require pre-leasing or pre-sales for housing development 
loans as an assurance of revenue. In addition, housins developers are 
frequently required to  provide significant equity contributions to  reduce the 
lenders’ risk, and some potential developers are unable to meet this 
requirement. 

The developers of affordable housing face additional financing constraints. 
Opportunities for financing through traditional private sector sources are 
limited, as private lenders and investors typically seek financial returns that 
cannot be realized by affordable housing. Because the costs to product the 
affordable housing typically exceed the returns that wil l  be achieved through 
sale or rental of the units, gap financing must be secured. While a variety of 
local, State, and Federal programs are available to  address gap financing needs 
(e.g., CDBG, HOME, RDA set-asides, tax credits, etc.), these programs are 
typically highly competitive. The competition exists not only between 
affordable housing projects, but often also between housing projects and other 
important community priorities. For example, in  the year 2000, the State’ 
expressed an intention to allocate several hundred million dollars from the 
recent fiscal surplus toward affordable housing programs. This allocation i s  
likely now in jeopardy, due to the potential economic downturn and state 
budget, infrastructure and enerzy crisis. 

The State notes that the high levels of risk associated with land development 
make it difficult for land developers to find investors and financing. As a result, 
potential land investors typically require large premiums over and above other 
types of real estate investments. Lenders who make land development Loans 
impose lower loan-to-value ratios, charge higher rates, and/or require the loan 
to  be a recourse loan. If  other lower-risk lending opportunities are available, 
lenders may eschew land development loans altogether. 

Twenty years ago, private lenders wou\d provide construction financing based 
on the loan-to-value ratio of 80%. As federal rules changed regarding the 
regulations of lenders in  the 19805, lenders became more conservative in the 
underwriting practices they employed in terms of their loan-to-value ratios. 
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Although this reduced the risk to lenders, it negatively impacted the ability of 
developers to  find sufficient funding for new development. In some cases, in 
the 199Os, banks were reported to provide loans of only 50 to  65% of the 
project’s value. 

The Community Reinvestment Act, passed by Congress in 1977, encourages 
financial institutions to help meet their communities’ needs through sound 
lending practices and by providing retail banking and community development 
services. Commercial banks, in  their desire to fulf i l l  CRA requirements, can be 
a valuable source of capital for affordable housing when used with other funds, 
such as federal entitlement funds (CDBG, HOME, etc.) as well as competitive 
federal and State funds. 

California State Redevelopment Law requires that where there are local 
redevelopment areas, the property tax revenues generated by increases in 
assessed value within these areas after the adoption of the redevelopment 
plans be allocated to  the redevelopment agency to carry out i t s  redevelopment 
programs. State law further requires that a t  least 20% of these “tax 
increments” be set aside for the development, maintenance and preservation 
of  housing affordable to low- and moderate-income households. 

Although the County seeks all available sources of financing for housing, over 
the past ten years the amount of availabLe funding has either been reduced or 
remained stagnant, even thought the cost of developing housing has increased 
significantly. As a result, it i s  not uncommon to find new affordable housing 
developments with numerous sources of financing in order to make the project 
financially feasible. This adds t o  the overall costs of development, since it can 
take a significant amount of time to receive funding approval from so many 
sources. 

Home Purchase Financing: 

The County has not uncovered any local constraints on the availagility or cost 
of financing for home purchase or rehabilitation that differ significantly from 
the availability and cost of financing generally in California. Even in older 
neighborhoods of the County there are no barriers to  obtaining financing for 
home purchase, improvement or construction (other than customary 
underwriting consideration by Lenders). Because virtually all homeowners and 
homebuyers in the County of Santa Cruz have moderate or higher incomes, 
there are few barriers t o  obtaining financing relating to income. The primary 
consideration i s  whether the housing price or home improvement cost i s  
consistent with the borrower’s ability to make monthly loan payments. 

According to California’s Statewide Housing Plan, home mortgage credit has 
been readily available a t  attractive rates throughout the U.S. since the early 
1990s. Borrowing costs on fixed rate mortgages during w: sf !W 0 
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from the end of 2001 to  the middle of 2003 were a t  their lowest point in Z.5 
ysws decades. The beneficial effects of lower mortgage interest rates on 
homeownership affordability are profound. For example, with mortgage 
interest rates at 10 percent, and assuming a 15 percent down payment, a 
family with an annual income of $60,000 can qualify t o  purchase a $166,000 
home. With interest rates at 8 percent, the same household with the same 
$60,000 income qualifies to purchase a $198,000 home. Were interest rates t o  
fa l l  to 6 percent, the same household could qualify for a $242,000 home. 

Mortgage interest rates clearly have an influence on homebuyers, especially at 
the lower incomes. Despite recent substantial cuts in the prime lending rate by 
the Federal Reserve Board, mortgage rates have generally not seen a resultant 
drop. Nonetheless, mortgage rates have generally declined since the early 
1990s, during which time the rates were as high as 10% to 12%. 

Home Mortgage Disclosure Act (HMDA) data show that in  1994, lower income 
households tended to have more difficulty in obtaining mortgages than other 
households. Although a good portion of these rejections were likely due to an 
applicant’s difficulties in being able to afford the monthly payments, it i s  
estimates that some of the rejections were the result of lending discrimination 
along racial/ethnic lines. 

The availability of financing can sometimes constrain the development or 
conservation of housing. According to the Statewide Housing Plan, land 
developers purchase raw land, entitle and subdivide it, and sometimes, 
depending on the developer and market, install on-site services (e.%, streets, 
sewers, drainage) and pay for off-site improvements. These activities are 
generally carried out two to five years ahead of unit construction. The long 
lead times and high costs associated with these activities create a considerable 
risk for the developer. 

DOWNPAYMENTIMOVE-IN COSTS 

High up-front costs affect the ability of lower income households to secure 
housing. Most market rate homes in Santa Cruz County have become affordable 
only t o  households in the higher income brackets with more accumulated 
wealth. Moderate, lower and very low income households are generally unable 
to save a t  any significant rate and often do not benefit from inherited wealth 
or other gifts from family members. Low accumulated wealth combined with 
high market rates and high up-front costs make it exceedingly difficult for 
lower income groups to procure housing, either as homeowners or renters. 
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Purchasing a home usually requires a significant down payment, and the price 
of home affordabie t o  a given household increases as the amount of the down 
payment  increase^.^ 

The ability to accumulate enough funds for a downpayment remains a 
significant obstacle to  many potential homebuyers. Lower-income homebuyers 
may have a difficult t ime transitioning from the rental housing market to  
homeownership because of the difficulty in  accumulating the required 
downpayment, which can be as much as 20-25%+ of the sales price. In the same 
way, lower income households may not be able to find appropriate rental 
housing because they cannot accrue the security deposits as well as first and 
last months’ rent. As such, more housing units are within reach of households 
with more ability to make a significant down payment. Without significant 
savings for a down payment, moderate and low income households may never 
have the means to  enter the home ownership market. 

Even for the rental market, however, lower and very low income households 
may face financial barriers t o  entry. State law allows landlords to collect first 
month’s rent plus a security deposit equal to (but not to exceed) two months’ 
rent from tenants before move-in. For a very Low-income family of four, these 
up-front requirements may amount to an initial cost in  excess of $3,425 for an 
apartment renting for $1,175 per month. A family living at  this income Level 
may have significant difficulty accumulating several thousand dollars for this 
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0 purpose. 

Rental availability in the County of Santa Cruz i s  extremely low with a vacancy 
rate of 2.5%. The low vacancy rates means that there are limited housing 
choices for residents who cannot afford to purchase a home in the County. A 
five percent rental vacancy rate is considered necessary to  permit ordinary 
rental mobility. With less than 5% percent vacancy rates, tenants have 
difficutty locating appropriate units and the strong market pressure has inflated 
rents beyond the reach of County residents with very low, low, and moderate 
incomes. 

ENVIRONMENTAL AND INFRASTRUCTURE FACTORS 

Wastewater Treatment: A number of special districts are responsible for 
providing, sanitarv sewer services in the County and for maintaining, and 
operatinq local wastewater collection svstems. Wastewater in  the urban 
portions of the Countv i s  conveyed to a wastewater treatment plant in  the City 

5 For example, a four person moderate income household (earning 120 percent of median 
income which is $82,800) can afford a $292,000 home with a 20 percent down payment, but only 
a $260,000 with a 10 percent down payment. 

As noted in Tabies 4.2.22, 4.2.23, 4.2.24, few of the rental units surveyed in Santa Cruz County 
are prices at this affordable level. As such, both the monthly rent price and the cost of entry for an 
average rental unit are beyond the reach of many lower income households. 

6 

0 
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0 of Scotts Valley, City of Watsonville, or the City of Santa Cruz. The County 
does not operate a wastewater treatment of i t s  own in the urban areas, but 
shares treatment capacity in  the other plants through a Joint Powers 
Agreement. 

The City of Santa Cruz Wastewater Treatment Plant provides ful l  secondary 
treatment and has a total caDacity of 17 mgd. The total treatment capacity at 
the Santa Cruz Wastewater Treatment Plant i s  shared between the Santa Cruz 
County Sanitation District and the City of Santa Cruz. Total treatment capacity 
of the plant i s  expected to remain the same upon completion of the upgrades, 
but the plant could ultimately be expanded to treat up t o  23 mgd of 
wastewater. This estimate i s  based on the size of the treatment plant site and 
the nature of the operation. If  the plant i s  expanded to treat over 21 mgd of 
wastewater, the City would be required to amend i t s  permit with the Regional 
Water Quality Control Board. 

Through the Santa Cruz County Sanitation District, the County has an 
entitlement to 8 mgd of the City of Santa Cruz treatment plant's capacity. The 
County currently uses almost 5 mgd from i t s  allocation, and the remaining 
capacity i s  designated for use by the City of Santa Cruz. The increase in 
population generated by the 1994 General Plan land use plan could be served 
by remaining capacity of the Santa Cruz Wastewater Treatment Plant. General 
Plan policies require a written commitment be received from the service 
district quaranteeinq that the required level of service i s  available prior t o  
issuance of building permits. The Sanitation District is developing a plan for the 
replacement of older sewer lines to reduce stormwater inflow, eliminate 
constrictions and improve service. 

In the rural areas of the County (outside the Urban Services Line), wastewater 
disposal i s  through septic svstems or community wastewater disposal systems. 
The County has implemented the Regional Water Quality Control Board 
requirements by the adoption of a Wastewater Disposal ordinance. This 
ordinance establishes specific minimum parcel sizes for the installation of 
residential septic systems. These minimums parcel sizes are based on the 
technical limitations of the soils and include factors related to the site 
characteristics such as slope, high qroundwater and the proximity to water 
wells. In certain areas of the County, such as the San Lorenzo River Watershed 
and the watersupply watersheds of the North Coast and Bonny Doon Planninq 
Areas, development i s  constrained to 1 acre densitv. In the watersupply 
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watersheds of the North Coast and Bonny Doon Planning. Areas, development is  
l imited to  2% acres/unit within 1 mile of a water system intake. In other rural 
areas, development may occur on smaller properties if all technical 
requirements for the installation of the septic system can be met. 

12/8/2003 

Water Supply: Commercial and domestic water supplies in Santa Cruz County 
are provided by a number of municipal water systems, County water districts, 
investor-owned water companies, mutual water companies, and individual 
systems. Within the Urban Services Line (USL), water i s  primarily supplied by 
three agencies. The Live Oak and Carbonera planning areas are supplied bv the 
City of Santa Cruz Water District, the Soquel and Aptos planninq areas are 
supplied by the Soquel Creek Water District, and the Paiaro Valley planning 
area i s  supplied by the Watsonville Water Department. In addition, the Pajaro 
Valley Water Manaqement Aqency (PVWMA) was created by State leqislation 
and approved by voters in 1984 to manaqe water resources within the Paiaro 
Valley Basin. The PVWMA does not supply water, but is the responsible local 
qovernment aqencv with the power to requlate water use. Aqricultural water 
use i s  a siqnificant portion of water demand, especially in  the southern portion 
of the County, and i s  usually provided by qroundwater pumping,. 

Santa Cruz County receives l i t t le imported water. Water from the San Jose 
Water Company serves 200-300 rural parcels in the Summit area. This water i s  
partiakkv from surface water supplies in Santa Clara County but state and 
federal water proiects supply a siqnificant portion of the overall amount 
supplied. instead, the County depends entirely on limited surface water 
storaqe, stream diversions, and pumping, of qroundwater. The absence of 
siqnificant amounts of imported water from outside the County places finite 
limits on water supply. 

An extended Statewide drouqht caused by below averaqe rainfall during the 
1987 to  1992 winter seasons stressed existinq water supplies in the County. 
During, this drouqht, surface water reservoirs were seriously depleted, 
groundwater pumping increased, existinp; seawater intrusion in the Pajaro 
Valley expanded in extent, and reduced stream flow caused increased pressure 
on the County's riparian habitats, fish, and wildlife. Water availabiiity within 
Santa Cruz Countv varies. because each water purveyor i s  dependent on 
different sources of supply. Water purveyors reliant on surface water as their 
primary source were forced to  impose usaqe restrictions durinq the drought. 
Water suppliers who rely on qroundwater extraction have historically 
maintained an adequate supplv durinq the drouqht periods, but over-pumping 
of qroundwater to  serve increased population combined with the reduction in 
recharqe areas due to development has caused increased pumping; depressions 
around major wells. in certain areas, such as the Pajaro Valley, Scotts Valley 
area and in the mid-County coastal areas, over-pumpinq of qroundwater has 
resulted in serious qroundwater basin overdraft and seawater intrusion 
problems. Conservation measures have been instituted by al l  water districts 
and water usage records indicate that Santa Cruz residents are some of the 
lowest per capita water users in the State. 

Draft Housing Element County of Santa Cruz 



Page 11 5 4.5 Constraints 
12/8/2003 

The Santa Cruz Citv Water Department (SCCWD) i s  the larqest water system in 
the Countv, and serves approximatelv 80,000 customers in the City of Santa 
Cruz. Live Oak, Pasatiempo (in the Carbonera planning, area) and North Coast. 
More than 90% of the water supplv for the SCCWD i s  dependent on surface 
water runoff, and some groundwater i s  pumped from wells at the eastern end 
of the service area. Normal existing, water demand varies from 3,800 t o  4,200 
million gallons (1 1,662 to 12,890 acre feet) per year. The “Firm Yield”, defined 
as the maximum amount of water that can be reliably provided durinq the most 
severe drought on record, i s  3,510 to 3,910 million gallons (10.772 to 12,000 
acre feet).ldata t o  be verified1 

It i s  clear that most of these improvements, and especially the development of 
any new sources of water, wil l  take a number of years to come ‘on line’, lone 
after the planning period of the Housing: Element, 

General Plan Policv 7.18.2 requires that written commitments for water service 
be provided concurrent with an application for all development. To date, the 
C i tv  continues to provide such commitments for new development under the 
1994 General Plan land use plan. 

The Soquel and Aptos planninq areas are both entirely within the qroundwater 
basin supplyinq the Soquel Creek Water Distr ict  (SCWD), and are larqelv within 
the SCWD service area. The SCWD supplies approximately 45,000 customers in 
the City of Capitola, and the communities of Soquel, Aptos, Seacliff, Rio Del 
Mar, Seascape, and La Selva Beach. The existing. annual water demand in the 
district i s  estimated at  5,480 acre feet, and the annual safe vield i s  estimated 
a t  4,870 acre feet. About 90% of the water supplv i s  for residential use, with 
the remaininq 10% for commercial use. AIL water supplv is  from groundwater 
pumping, from a system of 17 active wells. Approximatelv 60% of the water i s  
derived from the Purisima Formation, an aquifer that underlies most of the 
district service area, and the remainder of the supplv i s  pumped from the 
Aromas Formation, which underlies the eastern portion of the area. 

Build-out under the General Plan land use plan would increase water demand in 
the Soquel and Aptos planning areas bv approximatelv 1,028 acre feet per year. 
An additional water supply and/or water use reduction to provide from 1,000 
to 1,500 acre feet per year i s  needed. 

The District i s  implementing, a “zero impact” program that requires new 
developers to buy conservation retrofits for existinq homes to offset the 
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increased water usaqe from the proposed development. The District i s  also 
workinq to obtain additional water supplies throuqh a number of alternatives, 
including desalination with the City of Santa Cruz, recycled wastewater 
projects with PVWMA and the City of Watsonville and the Soquel Creek storaqe 
reservoir. As with the projects identified for the City of Santa Cruz, these 
proiects are s t i l l  a number of years from reality. 

As with the City of Santa Cruz, the Soquei Creek Water District continues to  
issue conditional 'will-serve' letters for future development meetinq the 1994 
General Plan land use plan. 

The WWD is  located entirely within the Paiaro Valley groundwater basin, and 
within the jurisdiction of the Paiaro Valley Water Manaqement Aqency 
(PVWMA). The predominant use of the qroundwater in this basin i s  irriqation 
for aqriculture. Althouqh municipal use by the WWD i s  estimated to be onlv 
lO%(source: City of Watsonville Water Department website) of the total 
goundwater extracted annually, projections of increased urban demand must 
be considered in the context of the entire qroundwater basin, which has 
reqional problems of overdraft and saltwater intrusion. Total annual water 
demand in the Paiaro Valley basin was estimated as 65,000 acre feet in 1991. 
The safe annuai yield t o  prevent anv seawater intrusion would be 25,000 acre 
feet. If coastal pumpinq i s  strictly limited, safe yield increases to 50,000 acre 
feet per year with limited saltwater intrusion. The PVWM i s  in  the process of 
implementinq a Manaqement Plan for the qroundwater resources in the Paiaro 
Valley. The Plan includes projects that wil l  decrease coastal pumpinq of 
qroundwater by agricultural uses and replace it with either recvcied water 
from the Watsonville STP or from water from the federal and state water 
projects in the Central Valley. [data to  be verified1 

The maior water purvevors in the County (City of Santa Cruz Water 
Department, Soquel Creek Water District, Scotts Valley Water District, san 
Lorenzo Water District, Ci ty  of Watsonville Water Department) have developed 
no new water supplies in over 20 years. 0 
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Thus. as seen in the discussion above, current water sources are alreadv a t  or 
bevond the sustainable caDacitv of Soauel Creek Water District and Paiaro 
Vallev Water Management. and under severe drought condition& the City of > 

policies, a firm commitment of water availabi 

Green Building Practices: Limited land water. and other natural resources, 
together with increased highwav conzestion and inadequate transoortation 
systems. reauire Dlanning for develoDment that Dromotes conservation. 
Innovation in reuse of construction materiats and increased availabilitv of 
recycled materials make it financially feasible to incoroorate green building 
practices into olanning and design decisions. increased dentisites along existing 
major transoortation corridors within the urban services line and near 
emolovment centers may oromote the use of mass transit and/or bicycles as 
transoortation. instead of cars. 

PHYSICAL/GEOGRAPHIC CHARACTERISTICS 

Topographic and other environmental factors create a natural constraint by 
limiting land availability and/or by adding costs to development on many 
parcels affected by slopes, soil conditions, septic capacity, etc. Most of the 
vacant, non-agricultural land in the County i s  in the rural, mountainous area. 
Since l i t t le to  no infrastructure improvements have been made in the 
mountains, development of such infrastructure improvements adds to the cost 
of development. Parcels often require grading, uti l i ty and road extensions. 
Additionally, there are often geologic hazards including earthquake fault zones, 
soils with high erosion potential, and areas subject to landdides. Dealing with 
these hazards can be quite costly and development in geologically hazardous 
areas would subject more people to these hazards. As such, the County does 
not provide incentives for development of low- and moderate-income housing 
in the mountainous areas. 

ENDANGERED SPECIES ACT 

The County i s  home to a larqe number of plant and animals that are protected 
by the Federal and State Endangered Species Acts. Development in the County 
must adhere to all requirements of State and Federal law regarding these 
protected species. In recent years, more attention has been directed towards 
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area-wide habitat conservation planninq. These efforts are likelv to  continue ’ for the foreseeable future. 

SEISMIC SAFETY 

Like most other areas in California, a number of active fault lines run through 
the County of Santa Cruz; most notably, the San Andreas fault. Other faults 
include Zayante and Butano onshore and the Monterey Bay fault complex and 
San Gregorio-Hosgri offshore. Therefore, development in the Santa Cruz 
Mountains and other open space areas, which are most susceptible to  ground 
failure and landslide during earthquake activity, should be limited to low 
occupancy to avoid potential disasters. 

COMMUNITY/NEIGHBORHOOD RESISTANCE 

An additional significant constraint to  the development of housing is  created by 

community-wide fears surface during the develoDment review Drocess 
regarding perceived decreases in property values, deterioration of service 
levels, fiscal impacts, environmental degradation, or public health and safety 
issues related to  development of housing. k&w+&&W -concerns have 
been brought out by affordable housing developments, as well as there are also 
increasing concerns with market rate housins d. As neighborhoods 
become built out, any new or increased density housing may be a perceived 
threat to the existing residents’ quality of life in terms of traffic patterns, level 
of services provided, and community amenities. 

Although numerous studies have shown that affordable housing projects do not 
negatively impact surrounding property values,’ local concerns continue to be 
lodged against these developments. 

SILICON VALLEY JOBS/HOUSING BALANCE 

According to  the Regional Housing, Needs Determination for the San Francisco 
Bay Area (ABAG), the Silicon Valley qenerated 9 times as many jobs as housinq 
units in  1999-2000. This imbalance has forced many of these well paid tech 
employees to  seek housinq in neiqhborinq counties, includinq Santa Cruz 
County. As a result, demand for sinqle-family housinq has dramatically 
increased at  the expense of other types of housing. 

individual and 

0 

See Why Affordable Housing Does Not Lower Property Vaiues (HomeBase 1995) NlMBY 7 

Fears. Community Perceptions: Analysis of Affordable and Market Rate Developments in 
Oakiand, California (Cathy Cha, Masters Thesis, UC Berkeley, 1996) and Relationships between 
Affordable Housing Developments and Neighboring Properfy Values (Paul Cummings and John 
Landis: University of California Institute of Urban and Regional Development, 1993) for exarnpies 
of studies showing that affordable housing developments do not negatively impact the 
surrounding property values. 0 
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CONSTRUCTION DEFECT LITIGATION 

The development of multi-family ownership units has a l l  but disappeared in the 
County, and throughout the State. This has been caused by the seemingly 
endless number of lawsuits filed by homeowner's associations against the 
developers of multi-family projects regarding construction defects and liability. 
Although several bills were proposed in 2002 by the State legislature to address 
this problem, none of the bills have been signed into law. Until such time that 
some relief i s  given to multi-family developers, it i s  unlikely that significant 
numbers of ownership multi-family housing wil l  be developed. 

The threat of lawsuits over claimed construction defects deters the building of 
condominiums and townhouses because they are managed by homeowners 
associations that may be more willing to sue developers than individual 
homeowners typically are. Thus, in following this argument, California i s  
deprived of badly needed owner-occupied, affordable, high-density and in-fi l l  
housing.' 

e 

"Construction Defect Litigation and the Condominium Market," California Research Bureau, 8 

Sacramento, November 1999. 
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4.6 Housing Site Inventory 0 
Government Code Section 65583(a)(3) requires an inventory of land suitable for 
residential development, including vacant sites and sites having potential for 
redevelopment, and an analysis of the relationship of zonin2 and public 
facilities and services to these sites. 

This section sets forth findings regarding site availability and service capacity 
in  unincorporated Santa Cruz County. The inventory i s  based upon extensive 
mapping and analysis conducted by the Planning Department during the 
summer of 2002, and updated in 2003. 

The inventory of existing development potential i s  a starting point for 
determining whether there are adequate sites to meet housing requirements 
within the unincorporated areas of Santa Cruz County. This inventory includes 
both rural and urban areas and was accomplished by estimating the total 
remaining residential holding capacity for various types of housing within the 
unincorporated areas of Santa Cruz County under the 1994 General Plan, the 
existing Zoning Map and implementing ordinances. 

This effort included a detailed survey of the dwelling unit potential of vacant 
land and underutilized land (parcels with existing units, but with numerous 
additional potential units) within the County’s designated urban services areas. 
It also examined other potential housing resources such a mixed-use 
development, second units, farmworker housing and additional housing 
resulting from the use of the County’s Density Bonus Ordinance. Once the 
‘build-out’, or residential development allowed under current policies, 
ordinances and programs was determined, additional programs were 
developed, as necessary, to meet the Regional Housing Needs Plan for the 
2000-2007 planning period. 

4.6.1 %EXISTING HOUSING CAPACITY 

0 

The Countywide inventory was conducted in  order to determine whether or not 
there are adequate available sites to  accommodate overall housing 
requirements irrespective of affordability limitations. The inventory utilized 
the County’s 1994 holding capacity estimate as a base and subtracted the 
number of units constructed since then. Adjustments were made to  reflect the 
annexation to Watsonville and other changes to the land use map since 1994. 

This analysis, summarized in Table 4.6.1, indicates that there are substantial 
number of units that could be built in the 
unincorDorated area of the County under the current policies and zoning. The 
total number of units, representing the sum of a l l  of the different types of 
housing, was 3&@35 30,557 units for the unincorporated area of the County. 
This figure includes vacant and underutilized cesidential parcels in  the urban 
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service areas where housing unit capacity, 
available density bonuses a#+k&&d for those sites with a Dotential for 
greater than 5 units, i s  over 4,662 units. It also includes the potential 
development of 8&56 5.no residential units in the rural area of the County on 
vacant or underutilized parcels. Additional housing can be developed in the 
urban and rural areas of the County as second units (13,276 units), farmworker 
housing (5,100 units), and as mixed-use projects in  commercial areas (3+# 
2,004 units). 

without considerinq 

Type of Development Existing Capacity 

Mixed Use on Existing Commercial Sites 

“Potential Build Out” is derived from the analysis of the 1994 General Plan and 
i s  based on the following assumptions: 

Rural Housing - The potential development that could occur on all existing rural 
residential properties greater than 1 acre in size, and as a result from the 
division of land t o  create new parcels in  the rural residential Land use 
designations. 

Urban Housinq -_The potential development that could occur on all existing 
vacant and underutilized urban residential properties based on the existing 
zoning of the property and factoring characteristics such as slopes, riparian 
corridors and right-of-ways. 

Mixed Use Housing, - The possible development of mixed us residential on 
commercial properties zoned for this type of use. 
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Second Units - ALL possible development of second units in the urban and rural 
areas based on the existing Second Unit Ordinance standards. 

Employee Housinn, - Farmworker - The potential development, by right, of 
farmworker units by property owners of agricultural properties of 20 acres or 
Larger under the Employee Housing Act. 

4.6.2 SITES AND CAPACITY BY HOUSING CATEGORY 

This section presents the analysis of the County’s ability to  provide housing in  
the four income Levels to meet the Regional Housing Needs Plan adopted by the 
AMBAG. Table 4.6.2 presents a summary of the County’s residential land 
inventory for all types of housing units. This inventory is  based on two 
separate categories: residential development allowed under the current zoning 
and the policies and ordinances already in  effect; and the additional residential 
units that may become available following implementation of various proposed 
housing programs. These programs are presented in  

-Chapter 4.7. 
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I Housing Dependent on Proposed Programs I 
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4.6.3 DEVELOPMENT POTENTIAL OF VACANT AND UNDERUTILIZED PARCELS, AND EXISTING 0 PROGRAMS 

a. Already ‘Developed’ Housing 

This includes housing that has been developed in the unincorporated area of 
the County from January 1, 2000 to October 31, 2002. This includes affordable 
housing developments as well as above market housing, as follows: 

URBAN: Very Low income: Vista Verde - 76 units 
(50% of median) Pajaro Lane - 32 units 

108 units 
Low Income: Pajaro Lane - 33 units 
(80% of median) McIntosh - 24 units 

57 units 
Moderate Income: Pajaro Lane - 35 units 
(120% of median) Measure J - 12 units 

47 units 
Above Moderate Income: Issued Building Permits = 345 units 

RURAL: Very Low Income: San Andreas - 43 units 
(50% of median) Marmo’s - 50 units 

93 units 
Above Moderate Income: Issued Building Permits = 225 units 

b. Housing Sites in Urban Areas 

Parcels located within the urban services line are estimated to have a potential 
capacity of 4,932 housing units, in addition to the housing units already located 
on these parcels. These 4,932 housing units include 270 density bonus units 
(above moderate income) allowed under the County’s Density Bonus ordinance. 
The inventory of these sites focused upon potential sites inside the Urban 
Services Line designated by the General Plan as either “Residential - Urban 
High”, “Residential - Urban Medium” or “Residential - Urban Low” and zoned 
accordingly. These designations allow for residential development a t  densities 
ranging from 4.4 unitslacre to  17.4 units/acre. 

These parcels are located in areas where public water and sewer service is 
provided as a matter of policy. These locations have generally flat topography 
although some parcels are adjacent to riparian corridors. Access, geologic 
instability and flood plain issues do not constrain development on these 
parcels. Non-developable land has been factored into the analysis of the 
potential development of these parcels. 

Among these 4,932 urban residential units, 2,811 new units can be 
accommodated on parcels with the potential for one to  four units. Staff has 0 
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0 conservatively estimated that these infi l l  housing units wil l include 140 units of 
moderate income housing, representing 5% of the total potential development. 

The remaining 2,121 housing units can be accommodated on parcels for five or 
more units. The revised inventory in Tables 4.6.3, 4.6.4 and 4.6.5 includes the 
remaining available sites that have residential development potential under the 
existing General Plan and zoning. These tables indicate the low income 
housing units that could be developed under the County’s Density Bonus 
program and the moderate income units that wil l be required to  meet the 
County’s affordable housing program. Under this program, 227 low income and 
170 moderate income housing units could be constructed. 

It i s  possible that an affordable housing provider could develop any of these 
sites with 100% affordable housing, depending on the particular property and 
subsidies available. Recently developed affordable housing in  the County has 
used the Density Bonus Program to  not only increase the density by 25% but to  
increase it by as much as 45% for particular projects. 

c. Rural Sites 

development on these parcels, development of affordable housing is  not 
generally expected in the rural areas. Besides the lack of services, amenities 
and conveniences often desired by residents in  affordable housing are scarcer. 

One site, however, i s  being designated for the development of 60 affordable 
units (APN 071-331-05, -06). This development would occur on a parcel that i s  
adjacent to a small shopping center in  one of the rural villages and would be 
served not only by bus routes but also by other businesses in  this mountain 
community. It i s  expected that the units wil l be evenly divided between low 
and very low income residents. 

I 

l 

a 

This build-out estimate includes the potential for divisions of land in  the rural 
areas of the County and therefore, a small amount of affordable housing 
(moderate income) can be expected to  meet the County’s Affordable Housing 
Ordinance (17 units). 

d. Commercial Mixed Use 

The potential for development of residential units as a part of commercial 
development was analyzed in two ways. The first involved the analysis of 
undeveloped commercial properties that were suitably zoned for both 
commercial and residential development. Thirty-five undeveloped commercial 
properties were identified that were large enough to support both commercial 

I 
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and residential development and were in the correct zone district. Build-out of 
the properties was assumed at 40% floor area ratio. One-half of the resultins 
building area for each parcel was divided by 800 square feet to  determine the 
number of potential units that could be built on the second floor of the 
development. The 800 square foot unit assumes a mix of 1 and 2 bedroom 
units. 

The second analysis involved already developed commercial properties. 
Instead of looking at al l  developed properties to  identify additional area that 
could be added to  provide residential units, we prepared an analysis of those 
developed commercial properties of greater than 20,000 square feet that had 
assessed improvement valuations of $200,000 or less. It i s  believed that these 
properties were significantly under-developed or contained older commercial 
development likely to be replaced in  the near future. A 40% floor area ratio 
was applied to  the redevelopment of these parcels. An 800 square foot unit 
was assumed as described above. 

Page 126 

0 

This analysis resulted in a potential of 2,505 units in conjunction with the 
development and redevelopment of commercial properties. We have not 
included any additional units that could be developed under the current 
ordinances that allow 67% of the floor area to be in  residential units if 100% of 
the units were affordable. It i s  believed that the development of such a mixed 
use project i s  unlikely a t  that level of affordability. A proposed program wil l  

Of the total potential for mixed use residential development (See Table 4.6.6), 
30% of the units were assumed to be feasible for the planning period. In 
distributing the commercial mixed use inventory among income categories, a 
conservative assumption was made that 10% of the feasible units would be 
affordable t o  low income households, 30% to  moderate income households and 
60% to  above moderate income households. 

0 address this issue. 

e. Rural Agricultural Employee Housing 

The current State laws allow the development of agricultural employee 
housing, without discretionary permits, on agricultural land. This law allows 
the development of up to  12 units (either individual or family) on parcels of 
land that are 20 acres or larger. There are 425 parcels of land in the 
unincorporated area of the County that are zoned Commercial Agriculture and 
are 20 acres or greater i n  size. This results in a potential for 5,100 units of 
housing for agricultural workers, most of who are considered very low income. 
We have reduced this number by 5% to  recosnize existing housing opportunities 
on some of these properties. 

The Redevelopment Agency (RDA) has begun a pilot project that wil l partner 
the asency, a non-profit housing management organization and local farmers to 0 
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develop employee housing on agricultural land. The program will initially focus 
on single, seasonally employed farmworkers in 2 barracks-style units, each with 
6 farmworkers. The number of units produced under his program during the 
planning period wil l be as follows: 

2004 
2005 
2006 

2 farms x 2 seasonal units = 
2 farms x 2 seasonal units = 
2 farms x 2 seasonal units = 

4 seasonal units 
4 seasonal units 
4 seasonal units 

2007 
Total (pilot) 

1 farm x 12 family units = 12 familv units 
= 24 units, plus 

Privately developed farmworker housing = 24 units 
Total = 48 units 

f. Second Units 

Second units are allowed in  all urban residential zone districts and in rural 
residential areas on lots greater than 1 acre. Second units can be either new 
units or converted from guesthouses or illegal units. 

A conservative estimate of the capacity for new second units in  the 
unincorporated area of the County under existing zoning regulations is  13,276 
units. This number includes 9,060 units i n  the rural area and 4,216 units in  the 
urban area. The rural number represents 75% of the total number of properties 
that met the minimum requirement of 1 acre in  a residential General Plan land 
use designation. The reduction accounts for those properties that may be 
located within floodplains, near geologic hazards or have septic system 
constraints that would preclude development of a second unit. 

The number of.potential second units in the urban area (4,216 units) i s  a very 
conservative estimate that only considers parcels greater than 6,000 square 
feet and zoned R - I .  ALthough the existing County ordinances allow second 
units on all urban properties that meet the minimum parcel size in any 
residential zone district, it becomes increasingly more difficult to develop 
these units on smaller properties due to lot coverage, floor area ratio and 
parking standards. Because of the these site standards and other 
requirements, the following factors were used to generate the overall potential 
in  the urban area: 

Parcel size % of parcels able to 
accommodate a second unit 

6,000 - 8,999 Sf .  30% 
9,000 - 9,999 Sf.  50% 

10,000 - 14,999 Sf. 70% 
15,000 sf. or larger 90% 

Development of second units during the planning period was based on the 
following assumptions: 
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1,  The average number of second unit permits issued from 1997 through 
2001 is 31 second units/year (assume 30 per year). Over the 7.5 year 
Housing Element planning period, this equals 225 second units. 

2. The County has adopted an ordinance to allow second units on 
agriculturally designated land. When this i s  implemented following 
Coastal Commission review, it i s  estimated that 2 second unitslyear wil l 
be permitted on agricultural Land over the next 5 years, equaling 10 
second units. 

($150,00O/year) t o  subsidize second unit permit costs with a maximum 
of $15,00O/unit expenditure in exchange for low income occupancy for 
20 years. When combined with the mandatory reduction in  processing 
costs (see below), it i s  expected that each second unit in the program 
will receive $10,000 of  subsidy, making the program available t o  15 
second unitdyear. Over the next 5 years (2002-2007), 75 second units 
wil l be constructed usins this program. 

3. The Redevelopment Agency has received approval and funding 

4. AB 1866, signed by the Governor in  October 2002, requires local 
jurisdictions to approve second units through a ministerial review 
process only. This will, in the case of the County of Santa Cruz, reduce 
the level of review from administrative approval (with public noticing) 
to a building permit. This wi l l  reduce the cost of the permits and the 
processing time significantly. It i s  estimated that 5 additional second 
units per year will be generated through the implementation of this law. 
Over the next 5 years (2003-2007), 25 additional second units wil l result, 

The resulting 335 units were divided between the urban and rural areas 
according to the historical pattern of second unit development ( 1  / 3  urban; 
2/3 rura\). The division of these units into the 4 income categories assumes 
that different types of households wil l occupy these units. Again, according 
to  the historic pattern of occupancy, one-half of the second units wi l l  be 
developed by homeowners for use by their family members, including 
students and elderly relatives. About one half of this subgroup of 
households i s  considered as very low income and i s  included in Table 4.6.3 
as such. The remainder of that group is  considered as above moderate 
household use. The remaining second units wi l l  be occupied by either 
moderate income seniors or low income households, split evenly. 

Total number of urban units = 111 units. 
Total number of rural units = 224 units. 

8. Conversion of Transient Occupancy to Permanent Housing 

The conversion of the Golden Torch RV Park (65 units) to permanent very Low 
income housing wi l l  be completed during the planning period. 0 
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h. Permanent Housing for  the Homeless 

The County of Santa Cruz has received a grant of $1.8 million to develop 
permanent independent dwelling units for 25 homeless individuals. This grant 
must be used within the next 2-3 years and will focus on the purchase and 
conversion of an existing structure to an SRO-type of occupancy. 

i. Self-Help Housing 

Housing for low-income households constructed as sweat-equity units ( I O  low 
income units). 

j. Conversion of Existing Above Moderate Income Housing to  Affordable 
Housing for the Disabled/Mentally 111 

The County ‘s Human Resources Agency has embarked on a program to convert 
existing housing to housing for the mentally ill and other disabled persons. 
Seventy-six (76) units of housing are planned to be converted during the 
planning period t o  address a number the very low income household needs of 
the mentally ill and the disabled. Two conversion projects are underway, at 
the Monarch House and the Wheelock Road House. AIL of the units wil l be 
individually leased to qualified residents at 30%AMI. 

4.6.4 SUMMaRY OF HOUSING SITE INVEMORY 

State law requires that the County provide enough land to  construct a total of 
3,441 units between January 1, 2000 and June 30, 2007. State law also requires 
that these units be for a variety of income groups, including those with very 
low, low, moderate, and above moderate incomes. Table 4.6.2 presents a 
summary of the County’s refined housing site inventory, based on current 
zoning and housing programs. This table includes a comparison of the inventory 
to the County’s Regional Housing Needs for the 2000-2007 housing planning 
period. As can be seen from this table, the inventory based on current zoning 
and existing housing programs does not provide sufficient capacity to meet the 
County’s Regional Housing Need. The upper section of Table 4.6.2 shows that 
the feasible capacity of zoned and available sites for very low, low and 
moderate income housing totals 1 ,76 units, while the total RHND for these 
income categories is  2,090 units. 

To address this, this Housing Element includes a variety of policies and 
implementing proqrams aimed at increasing the available sites for housing 
development, with a concentration on housing for very low, low and moderate 
income households. These include the recommendations of the Housing 
Advisory Commission to designate sites suitable for the construction of medium 
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sized projects (up to  60 units) on major roadways at densities up to 20-25 
units/acre; policy and ordinance amendments to  allow employee housing in 
conjunction with commercial, industrial and public facility operations; and 
more favorable incentives for the development of additional mixed use 
housing. See Chapter 4.7 for a discussion of these proposed programs. The 
lower section of Table 4.6.2 shows that the increase in  feasible site capacity 
attributable to new programs during the planning period wil l  provide sufficient 
sites to accommodate the full share of the remaining Regional Housing Need. 

0 
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0 Housins! Goals, Policies, Programs, and Quantified Obiectives 

GOVERNMENT CODE SECTION 65583 (b) (1 ): A STATEMENT OF THE COMMUNITY’S 
GOALS, QUANTIFIED OBJECTIVES, AND POLICIES RELATIVE TO THE MAINTENANCE, 
PRESERVATION, IMPROVEMENT, AND DEVELOPMENT OF HOUSING. 

65583(b)(2): IT IS RECOGNIZED THATTHETOTAL HOUSING NEEDS IDENTIFIED 
PURSUANT TO SUBDIVISION (a) MAY EXCEED AVAILABLE RESOURCES AND THE 
COMMUNITY’S ABILITY TO SATISFY THIS NEED WITHIN THE CONTENT OF THE 
GENERAL PLAN REQUIREMENTS OUTLINED IN ARTICLE 5 (COMMENCING WITH 
SECTION 63000). UNDER THESE CIRCUMSTANCES, THE QUANTIFIED OBJECTIVES 
NEED N O T  BE IDENTICAL TO THE TOTAL HOUSING NEEDS. T H E  QUANTIFIED 
OBJECTIVES SHALL ESTABLISH THE MAXIMUM NUMBER OF HOUSING UNITS BY 
INCOME CATEGORY THAT CAN BE CONSTRUCTED. REHABILITATED, AND 
CONSERVED OVER A FIVE YEAR PERIOD OF TIME, 

65583(~) A PROGRAM WHICH SETS FORTH A FIVE-YEAR SCHEDULE OF ACTIONS 
THE LOCAL GOVERNMENT IS UNDERTAKING OR INTENDS TO UNDERTAKE TO 
IMPLEMENT THE POLICIES AND ACHIEVE THE GOALS AND OBJECTIVES OF THE 
HOUSING ELEMENTTHROUGH THE ADMINISTRATION OF LAND USE AND 
DEVELOPMENT CONTROLS, PROVISION OF REGULATORY CONCESSIONS AND 
INCENTIVES, AND THE UTILIZATION OF APPROPRIATE FEDERAL AND STATE 
FINANCING AND SUBSIDY PROGRAMS WHEN AVAILABLE AND THE UTILIZATION OF 
MONEYS IN LOW AND MODERATE INCOME HOUSING FUND OF AN AGENCY IF THE 
LOCALITY HAS ESTABLISHED A REDEVELOPMENT PROJECT AREA PURSUANT TO THE 
COMMUNITY REDEVELOPMENT LAW (DIVISION 24 (COMMENCING WITH SECTION 
33000) OF THE HEALTH AND SAFETY CODE). IN ORDER TO MAKE ADEQUATE 
PROVISION FOR THE HOUSING NEEDS OF ALL ECONOMIC SEGMENTS O F  THE 
COMMUNITY, THE PROGRAM SHALL DO ALL OF THE FOLLOWING: 

( 1  ) (A) IDENTIFY ADEQUATE SITES WHICH WILL BE MADE AVAILABLE 
THROUGH APPROPRIATE ZONING AND DEVELOPMENT STANDARDS AND WITH 
SERVICES AND FACILITIES, INCLUDING SEWAGE COLLECTION AND TREATMENT, 
DOMESTIC WATER SUPPLY, AND SEPTIC TANKS AND WELLS, NEEDED TO FACILITATE 
AND ENCOURAGE THE DEVELOPMENT OF A VARIETY OF TYPES OF HOUSING FOR ALL 
INCOME LEVELS, INCLUDING MULTIFAMILY RENTAL HOUSING, FACTORY-BUILT 
HOUSING, MOBILEHOMES, HOUSING FOR AGRICULTURAL EMPLOYEES, EMERGENCY 
SHELTERS, AND TRANSITIONAL HOUSING IN ORDER TO MEET THE COMMUNITY’S 
HOUSING GOALS A S  IDENTIFIED IN SUEDIVISION (8). 

(I) 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 LEVELS PURSUANT TO SECTION 
65584, THE PROGRAM SHALL PROVIDE FOR SUFFICIENT SITES WITH ZONING 
THAT PERMITS OWNER-OCCUPIED AND RENTAL MULTIFAMILY RESIDENTIAL USE BY 
RIGHT, INCLUDING DENSITY AND DEVELOPMENT STANDARDS THAT COULD 
ACCOMMODATE AND FACILITATE THE FEASIBILITY OF HOUSING F O R  VERY LOW 
AND LOW-INCOME HOUSEHOLDS. 

(ii) WHERE THE INVENTORY OF SITES PURSUANTTO PARAGRAPH (3) OF 
SUBDIVISION (a) DOES NOT IDENTIFY ADEQUATE SITES TO ACCOMMODATE THE 
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NEED FOR FARMWORKER HOUSING, THE PROGRAM SHALL PROVIDE FOR 
SUFFICIENT SITES TO MEET THE NEED WITH ZONING THAT PERMITS FARMWORKER 
HOUSING USE BY RIGHT, INCLUDING DENSITY AND DEVELOPMENT STANDARDS THAT 
COULD ACCOMMODATE AND FACILITATE THE FEASIBILITY OF THE DEVELOPMENT OF 
FARMWORKER HOUSING FOR LOW-AND VERY LOW INCOME HOUSEHOLDS. 

4.7.1 Goals and Policies 

This Section provides goals, objectives, and policies for Santa Cruz County. 
The policy framework sets forth six primary housing goals as follows: 

GOAL 1 : 
GOAL 2: 

PROMOTE PRODUCTION OF AFFORDABLE UNITS. 
PROMOTE THE USE OF AVAILABLE SITES FOR AFFORDABLE HOUSING 
CONSTRUCTION AND PROVIDE ADEQUATE INFRASTRUCTURE BY 
REMOVAL OF CONSTRAINTS. 

HOUSING UNITS. 
GOAL 3: 

GOAL 4: 
GOAL 5: 

PRESERVATION OF EXISTING HOUSING PROGRAMS AND AFFORDABLE 

MAINTAIN AND INCREASE FUNDING FOR AFFORDABLE UNITS. 
PROMOTE PRODUCTION OF SPECIAL NEEDS HOUSING UNITS. 

GOAL 6:  IMPROVE CONSERVATION OF ENERGY AND NATURAL RESOURCES 

Each of these goals includes several objectives that more clearly state the 
expected results, including quantified objectives where appropriate. Each 
objective wil l be implemented through the use of one or more poticies. Housing 
Action Programs that implement these objectives and policies are described in  
Section 4.7.3. 

GOAL 1. PROMOTE PRODUCTION OF AFFORDABLE HOUSING UNITS 

In order to increase the number of available sites and/or opportunities for 
housing production, the County must actively promote affordable housing 
production. Such promotion wil l  be achieved primarily through development of 
programs to facilitate the production of housing under current policies and 
ordinances, and new regulations, as required. 

Objective 1 -1: To facilitate and encourage the use of allocated and available 
permits through simplified and expedited permit processing 
procedures and technical assistance and support to the 
development community. 
[Quantified Objective: Allocate permits for 1698 above 
moderate income units] 

Objective 1.2: Ensure that an adequate amount of publicly and privately held 
land i s  designated for residential uses in  the General PLan and 
zoned appropriately to accommodate the number of housing 
units needed for this planning period according to the Regional 
Housing Needs Determination. 

0 
DraR Housing Element County of Santa Cruz 



4.7 Housing Goals, Policies, Programs, and Quantified Objectives 
1/22/2004 

Page 133 

0 Objective 1.3: Increase the potential opportunities for the construction of all 
types of affordable housing in  urban and rural areas over the 
2002-2007 planning period giving priority to the most viable, 
sustainable and practical of the alternative buildinq 
approaches. 
[Quantified Objective: 1762 affordable units of all types] 

Objective 1.4: Review the existing density bonus program in order to 
determine how to  better encourage builders and developers to 
take advantage of such provisions, 
[Quantified Objective: 22 above moderate income units, 17 
low income units] 

Objective 1.5: Eliminate existing unneeded regulatory constraints on 
affordable housing production. 

Objective 1.6: Continue the requirement that all new market rate housing 
developments include an affordable housing component of 
either affordable units within the development ef & 
payment of partial-unit in-lieu fees to  an affordable housing 
fund. The affordable housing fund wil l continue to 
be used t o  assist a variety of affordable housing activities, 
including the conversion of existing. units to  moderate income 
units. 
[Quantified Objective: 102 moderate income units] 

Objective 1.7: Strive to  ensure that 15 percent of the affordable housing 
units produced are available to persons with special housing 
needs, including but not limited to the elderly, persons with 
developmental and physical disabilities, the mentally ill, 
homeless persons, farmworkers, large households, female 
headed households, and others in need of transitional housing 
or group care. 

Objective 1.8: Allow the development of affordable housing by institutional 
uses on surplus institutional land for employees of the 
institutional landowner. 
[Quantified Objective: 60 affordable units] 

The following policies shall be used to  accomplish these objectives: 

Policy 1.1 : Provide regulations and incentives that increase the opportunities 
for construction of second dwelling units in  both urban and rural 
areas, while avoiding areas with potential environmental 
constraints, such as geologic and flood hazards, sensitive habitats 
and wetlands, and assuring that public service capacities are 
addressed. [Quantified Objective: 335 second units] 

Provide additional regulation and incentives to  expand the supply 
of housing for farmworkers by continuing the current priority 

Policy 1.2: 
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processing of farmworker housing projects and revising existing 
zoning regulations and procedures. 
[Quantified Objective 48 farmworker housing units] 

Policy 1.3: 

Policy 1.4: 

Policy 1 .5: 

Policy 1.6: 

Policy 1.7: 

Policy 1.8: 

Policy 1.9: 

Policy 1.10: 

Consider additional incentives that wi l l  expand the opportunities 
for increased residential use within mixed use developments in 
the County, such as rental flats above retail uses, provided that 
public service capacities are addressed. These regulations and 
incentives would be accomplished as part of the update to the 
zoning ordinance. 
[Quantified Objective: 305 affordable units through mixed use 
projects] 

Revise the zoning ordinance and other regulations to allow ”single 
room occupancy” (SRO) units within certain commercial and 
residential districts within the Urban Service Line. 

Inventory existing properties, including small rental projects (1 - 1  5 
units, triplexes etc.) vacant and underutilized urban commercial 
parcels and existing older motels, i n  order to identify 
unincorporated urban commercial and residential land with SRO 
development potential. Develop additional incentives and 
programs that would encourage new SRO development, 
rehabilitate existing motel rooms for SRO occupancy and sustain 
the housing units provided. [Quantified Objective: 197 SRO units] 

Consider revising the existing RV Park Conversion regulations to 
apply to  additional urban parks in  the County, in compliance with 
State and County codes and regutations In-Lieu fees shaU onlv be 
allowed for very high oriced market rate units where the fees wi l l  
subsidize several lower income units. 
[Quantified Objective: 20 units] 

Encourage “in fill” projects on underutiLized sites within the Urban 
Services Line. 

Survey developers to  determine why the density bonus provisions 
of the Zoning Ordinance has not been used by private developers. 
Make needed improvements and additional incentives that wil l 
encourage developers and builders to take advantage of the 
density bonus provisions. 

Continue inclusionary zoning ordinance. 

Maintain the regulations requiring development a t  or above the 
minimum density for the General Plan designation. 
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Policy 1 .I 1 Revise the Zoning Ordinance to more narrowly define allowed uses 
in each residential zone district. 

Policy 1.12: DeVelOD and imlement  a Limited amnestv Drogram to  ehcourase 
the legalization of illegal second units that meet minimal 
countv reauirements. 

Policy I .I 3: Amend the Zoning Ordinance to allow for the creation of parcels 
for farmworker housing on Williamson Act parcels, pursuant to 
Section 51230.2 of the California Government Code. 

Policy 1.14: Review the existing structure of development impact fees on new 
residential development, 

Policy 1 .I 5: Encourage and support the efforts of non-profit organizations, 
such as Habitat for Humanity, Mid-Peninsula Housing Coalition, 
Housing Authority, South County Housing, Community Housing 
Land Trust of Santa Cruz County and others, that develop housing 
affordable to very Low, Low and moderate income households. 

Policy 1.16: Encourage institutional uses to develop employee housing on 
surplus land. 

Policv 1.17: Initiate. as a high Drioritv item, eeneral Dlan and zoning ordinance 
amendments. within the Urban Services Line, to allow denisites of 
20 - 25 units Der acre and,in medium and high densitv zones, 
residential building heights of three stories. with design review 
and for Droiects with no more than 60 units. where at least 40% of 
the units are affordable bv Low and verv low income DeoDle. 

Policv 1.18: Initiate general Dlan and zoning ordinance amendments to allow 
on larger vacant and underutilized commercial Darcels. where 
mropr ia te .  mixed use or higher densitv residential develoDment 
when at least 40% of the housing i s  affordable bv Low and verv low 
income Deople. 

Policv 1.19: Allow density bonuses of 30% for develoDments on Darcels within 
the urban services line, of three acres or more that result from 
the merger of a t  least two smaller Dre-existing Darcels. where a t  
least 40% of the units are affordable bv low and verv low income 
peode. 
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GOAL 2. PROMOTE THE USE OF AVAILABLE SITES FOR AFFORDABLE HOUSING 
CONSTRUCTION AND PROVIDE ADEQUATE INFRASTRUCTURE BY REMOVAL OF 0 CONSTRAINTS 

The Housing Site Inventory identified an adequate number of sites to meet the 
Regional Housing Needs Determination (RHND) housing requirements. However, 
there are a number of constraints that may make it more difficult for these 
sites to be developed with affordable units. Policies are needed which would 
enhance the opportunities for affordable housing production on these sites. 
These policies focus on the need to educate the public about the need for 
housing and to  provide adequate infrastructure to serve this type of 
development as well as ways t o  design and site units in a way that is sensitive 
to the community environment. 

Objective 2.1: Assist potential private sector and non-profit developers in 
locating available sites and accessing programs for affordable 
multi-family housing and rental projects. 

Improve community acceptance of housing projects. Objective 2.2: 

Objective 2.43: Assist public service providers in  planning adequate 
infrastructure capacity for housing consistent with the General 
Plan. 

Objective 2.a: Work with the cities within Santa Cruz County to investigate 
the possibility of accommodating higher density affordable 
housing projects within city limits through transfer agreements 
authorized under state law. 

Objective 2.85: In cooperation with the County’s cities, maintain a countywide 
jobs/housing balance that does not exert excessive upward 
pressure on housing sales prices and rents. This could be 
accomplished through 

-the Mavors Select Committee. 

. I  . .  
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Objective 2.26: Support the development of affordable units by continuing to  
provide a good faith effort to meet the new construction goals 
for very low, lower and moderate income households as 
identified in the County’s housing goals. 

Obiective 2.7: In cooperation with the County’s cities, oppose policies in 
adjacent counties that cause significant jobs/housinq 
imbalances. 

Obiective 2.8: Give focused support to  the alternative building methods 
proposed to  the County that focus on sustainable and natural 
materials and recycled material reuse. 

Support the development of sustainable co-housing 
neighborhood designs t o  strengthen our social service 
networks. 

Obiective 2.9: 

The following policies shall be used to accomplish these objectives: 

Policy 2.1: 

Policy 2.2: 

Policy 2.3: 

Policy 2.4 

Policy 2.5: 

Policy 2.6: 

Policy 2.7: 

Publish a summary identifying available housing opportunity sites 
in the unincorporated County, 

Develop a public information program regarding the housing needs 
of the community programs and, specifically, the merits of 
providing additional housing in  the County’s Urban Service Areas. 

Work with local employers, schools and universities, and other 
large institutions, such as unions, to increase community 
awareness about housing issues and the demands associated with 
housing production, the number of jobs vs. population increase 
and to provide data and analysis to explain the need for 
affordable housing. 

Continue to provide priority permit processing for affordable 
housing projects and units. 

Notify all public sewer and water providers of the state law 
requirement that these agencies provide priority to  affordable 
housing projects within existing service capacity. 

As part of the future General Plan Update, retain and expand the 
policy that allows the potential use of package treatment plants 
for affordable housing in rural areas. 

Adopt a work plan that identifies a specific timeline for 
implementation of Housing Element programs that are normally 
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outside the purview of the Planning Department and 
Redevelopment Agency. 

Policy 2.8: Monitor development that results i n  job or housing growth and 
include this data in periodic reports to the Board of Supervisors on 
the status of the General Plan. 

Policy 2.9: Working cooperative\y with the County’s cities and iurisdictions in 
adjacent counties, identify and comment on proposed General 
Plan amendments and development projects that may improve or 
worsen the countywide jobs/ housing balance. 

Policy 2.10: Encourage service providers to  retain adequate sewer and water 
service capacities for housing units affordable to moderate and 
lower income households. 

Policy 2.1 1 : Maintain design guidelines for new residential development. 

Policy 2.1 2: Support sewer and water district annexations or out-of-service- 
area agreements on properties adjoining urban service boundaries 
for moderate or lower income housing projects. 

Urge the state to enact legislation to deter frivolous lawsuits for 
construction defect through the imposition of appropriate 
penalties for brinqinq such lawsuits. 

Policy 2.14: Adopt design guidelines in collaboration with alternative building 
experts that include natural, sustainable and recvcled materials 
for development of trulv low cost, non toxic and 
sustainable housinG 

Policv 2.13 e 

GOAL 3. PRESERVATION OF EXISTING AFFORDABLE HOUSING PROGRAMS AND AFFORDABLE 

The County’s existing housing programs run by the PLanning Department and 
the Redevelopment Agency should continue as the basis of County affordable 
housing production and subsidy efforts. Also, it i s  important to retain existing 
affordable and assisted housing units and to continue rehabilitation programs. 

expiring units, to  Drevent the recdacement of existing single familv moderatell 
priced housing with larger expensive units and vacation rentals. and t o  
rehabilitate deterioratinq existing units, affordable units wi l l  be Lost from the 
housing stock. 

Objective 3.1: Maintain the affordable status of 510 existing affordable 
Measure J housing units in the unincorporated area, includins 0 
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e those that are at risk of losing their affordable status over the 
2002-2007 time period. 

Objective 3.2: 

Objective 3.3: 

Objective 3.4: 

Objective 3.5: 

Objective 3.6: 

Objective 3.7: 

Objective 3.8: 

Continue existing Redevelopment Agency programs which 
provide comprehensive rehabilitation loans to  make needed 
improvements to conventional single family housing and 
mobile homes occupied by very low and low income 
households. The occupants of some of these rehabilitated 
housing units may also include special needs households. 

Strive to ensure that 15 percent of the affordable housing 
units produced pursuant to the County’s quantified objectives 
are available to persons with special housing needs. 

Encourage the continued rehabilitation and maintenance of 
the County’s existing housing stock. The objective for 2002- 
2007 wi l l  be to  assist 75-100 units per year (or 375-500 units 
over the five year period) with publicly assisted rehabilitation 
and to encourage the private rehabilitation and maintenance 
of units bv public aqencies and non-profit organizations. 

Preserve the existing affordable housing inventory of 1,329 
housing units. 

Conserve the County’s existing stock of 3,480 mobile homes by 
continuing to enforce County ordinances that protect mobile 
home parks from conversion and provide rent stabilization 
protections. 

Preserve the County’s existing stock of rental units and 
encourage the production of new rental units, as they provide 
affordable housing opportunities. 

Continue programs that seek to  convert court-condemned 
housing units to  permanent housing. 
[Quantified Objectives: 30 affordable units] 

The following policies shall be used to  accomplish these objectives: 

Policy 3.1: 

Policy 3.2: 

Continue all existing County Planning and Redevelopment Agency 
Condominium Conversion Ordinance and RDA funding programs. 

Evaluate existing housing programs in  view of changes in State 
and Federal housing policy and emerging local initiatives, both 
public and private. Actively seek opportunities for program 
expansion and more efficient use of limited resources. 

Continue the existing density bonus programs, including the state 
density bonus incentive in  accordance with Government Code 
section 6591 5. 

Policy 3.3: 
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Policy 3.4: 

Policy 3.5: 

Policy 3.6: 

Policy 3.7: 

Policy 3.8: 

Conserve the existing affordable housing stock by providing 
funding through the Redevelopment Agency to non-profit 
organizations to  subsidize the acquisition of properties that are at 
risk of losing their affordability and restricting them to long-term 
occupancy by low and very low households. 

Prioritize the retention of rental units. 

Continue to administer the County’s mobile home rent control 
ordinance under County Code Chapter 13.32. 

Consider development of a local ordinance to preserve “at risk” 
units from conversion. 

Maintain available funding for those programs to convert court 
condemned housing units to permanent housing. 

Policy 3.9: Reouire. as Dart of new development Drooosals. commercial and 
residential develouers of larger housing units, with existing 
affordable housing stock located within the Droject. to either: 
reoair. rehabilitate-i-fJ 
on a one for one basis. Encourage a DartnershiD with local, non- 
profit Droviders of low-income housing to meet this reauirement. 

commerciallinstitutional Droiects. when aDDroDriate. for the 
emelovees of those commercial/institutional Droiects. 

AdoDt a- regulating the conversion of existing housing 
units to vacation rentals in order to l imit the imDact of such 
conversions on the stock of housing and on the integritv of single 
familv neighborhoods. If the use of such housing as vacation 

Encourage the develoDment of affordable housing within Policv 3.10 

Policy 3.11 

GOAL 4. MAINTAIN AND INCREASE FUNDING FOR AFFORDABLE HOUSING 

Achieving increased production of affordable housing units wil l require an 
introduction of new funding sources and related financing and cooperative 
efforts with other public agencies and private companies. The number of 
affordable units that wi l l  be produced with the aid of new funding resources 
has already been included in the number of units generated by new programs, 
presented in Objective 1.3. 

Objective 4.1: Increase the public resource base that can be utilized to 
accomplish Housing Element programs. Actively seek 
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additional public/private partnerships to increase the funding 
available for building affordable housing. 

Objective 4.2: Subsidize or reduce development impact fees applied to  
affordable housing units where necessary services and 
infrastructure costs can be offset from other sources. 

Objective 4.4: Work with non-profit organizations to  secure existing 
mobilehome parks that provide de facto affordable housing so 
that they provide permanent affordable housing for low and 
very low income households. 

inventory all State and Federal affordable housing funding 
opportunities including grants, tax credits, rental vouchers, 
and other assistance and access undersubscribed pro, orams or 
new opportunities that can yield additional funding. 

Objective 4.5: 

The following policies shall be used to accomplish these objectives. 

Policy 4.1 
Establish a Housing Trust 

Fund that would be managed as an ongoing source of funding 
to  carry out Housing ELement programs for low. verv low and 
extremelv low incomes. with involvement, Gawk&&h 
7 leadership, and where aporoDriate. financial 
D a r t i c i D a t i o n V  ' of the commercial private 
sector, nonprofits, the Housing Authoritv, local jurisdictions 
and labor in establishine, such a Fund. 

. . . .  

Policy 4.2: Continue policy to provide funding priority for affordable 
housing projects to nonprofit organizations and the Housinq 
Authority in order to increase the likelihood that units wil l 
remain affordable for a longer period of time. 

A 2 .  
I..,. 

Draft Housing Element County of Santa Cruz 



4.7 Housing Goals, Policies, Programs, and Quantified Objectives 
112212aa4 

Page 142 

Policy 4.43: 

Policy 4.53: 

Policy 4.65: 

Policy 4.75: 

Policy 4.8z: 

Policy 4.9tj: 

Policy 4.4@: 

Policy 4. I@: 

Policy 4.121: 

Continue the existing County employee First Time Homebuyer 
Loan Program and the RentallMortgage Assistance Program. 

Maintain the existing 25% Redevelopment Agency Set-Aside 
Funds for housing purposes and designate these funds 

for housing programs that directly 
produce new permanent affordable units or rehabilitate 
existing units. These units should be affordable to  very low 
and low income households. 

Cooperate with the County’s cities and other public agencies 
i n  solving regional infrastructure problems including 
transportation, water supply, sewage treatment, as well as 
open space preservation. 

Consider waiving impact fees for second units provided that 
the units are rent restricted to be affordable to very low or 
low income households. 

Identify County-owned or other publicly owned lands suitable 
for housing and consider leasing such land to developers or 
nonprofit housing entities for the production of affordable 
housing. 

Assist nonprofit organizations in the purchase of existing 
mobile home parks in  order to ensure long term affordability 
and, in some cases, improve management. 

Increase participation in  equity partnerships with Lower 
income households to provide secondary mortgage financing 
with no down payment and no points. 

Consider ways in which the County, acting in cooperation with 
a nonprofit organization, could assist in the creation of 
perpetually affordable housing using the community land trust 
model. 
Consider use of any other funding sources created pursuant to 
the policies of the Housing Element (e.g. Housing Trust Fund, 
workforce impact fees, in-lieu fees) for financing 
predevelopment activities for affordable or special needs 
housing projects. 

GOAL 5. PROMOTE PRODUCTION OF SPECIAL NEEDS HOUSING UNITS 

Draft Housing Element County of Santa Cruz 



4.7 Housing Goals, Policies, Programs, and Quantified Objectives 
1/22/2004 

Page 143 

While some special needs housing will be provided as part of the affordable 
housing unit production targets, there are a number of special housing types 
that require specific effort, especially affordable and accessible housing for the 
elderly, developmentally and physically disabled persons and the mentally ill, 
farmworkers, female headed households, large households, and homeless 
people. 

Objective 5.1: Continue to ensure that all households have equal access to  
housing opportunities and strive to  address the housing needs of 
those households identified as special need households in the 
Housing Element. 

Objective 5.2: Create an additional supply of housing for special need 
populations, including group care homes, transitional housing, 
and homeless shelters. 

Objective 5.3: Continue to support efforts to attract funding for homeless 
programs. 

Objective 5.4: In cooperation with social service entities, sustain and expand 
residential group home facilities for foster children and other 
children in need of special care. 

The following policies shall be used to accomplish these objectives: 

Policy 5.1: 

Policy 5.2: 

Policy 5.3: 

Policy 5.4: 

Policy 5.5: 

Review the current zoning regulations for group homes, 
transitional housing, and the full range of Licensed healthcare 
programs and facilities in  order to determine whether or not 
they can be changed to encourage additional use of residences 
or construction of new facilities for these purposes. 

Continue to  support County participation in  the Continuum of 
Care Coodination Group. 

Continue to support small-scale homeless shelters and service 
providers. 

In cooperation with other jurisdictions and social service 
entities, identify a site or sites for and contribute financially to 
the construction of a permanent homeless shelter in  Santa Cruz 
County. 

Participate with other jurisdictions in  a comprehensive survey of 
the County’s homeless population in  order to establish the need 
for homeless facilities. 
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Policy 5.6: Support increasing the range of senior housing available in the 
community. 

Policy 5.7: 

Policy 5.8: 

Policy 5.9: 

Policy 5. IO: 

Policy 5.1 1 : e 
Policy 5.12: 

Policy 5.13: 

Policy 5.14: 

Policy 5.15: 

Policy 5.16: 

Support and facilitate the development of medium to high 
density senior housing projects. 

Inventory existing group home facilities and determine 
sustainability of these operations and consider providing 
financial incentives and other considerations needed to  sustain 
existing facilities and develop additional facilities to meet the 
County’s needs. Include in this effort support for modification of 
State and Federal reimbursement rates in a manner that 
recognizes the high costs of operating licensed healthcare 
facilities and programs in  Santa Cruz County. 

Advocate for increased reimbursement rates for Board and Care 
facilities. 

Discourage the demolition or conversion of units having three or 
more bedrooms (large family and female headed households 
special needs). 

PLace a priority on assistance to Large families in  utilizing 
federal programs which provide financial assistance to 
households for the purpose of paying a portion of housing 
expenditures. 

Promote affordable housing units which are accessible to the 
physically disabled. 

Continue to implement the provisions in the County Code which 
provide for reasonable accommodation for persons with 
disabilities seeking fair access to housing in  the application of 
the County’s zoning regulations. 

Support future proposals for a variety of mental health housing 
facilities, including a locked perimeter facility for individuals 
with mental health issues. 

Encourage construction of new housing for occupancy by 
farmworkers. 

Farmworker housing code enforcement activities shall be 
intended to abate unsafe conditions and to expedite, where 
practicable, the rehabilitation and continued availability of 
lawfully-constructed farmworker housing units. 
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Policy 5.17: Designate one or more sites for a camp for 50 seasonal 
farmworkers on State, County or private land to  be operated 
and maintained by a qualified nonprofit organization. Campsite 
facilities may include the provision of farmworker-related social 
services and would be subject to  compliance with a l l  applicable 
health and safety codes. 

[Quantified Objective: 50 farmworker housing units] 

Policy 5.18: In connection with proposed conservation and open space 
easements over agricultural lands, consider allowing for 
construction of farmworker housing in a manner consistent with 
the General Plan and Zoning Ordinance. 

Continue to support efforts to enforce anti-discrimination laws 
through mediation of disputes and provision of assistance in 
filing discrimination complaints. 

[Quantified Objective: 48 farmworker housing units] 

Policy 5.1 9: 

Goal 6.  IMPROVE CONSERVATION OF ENERGY AND NATURAL RESOURCES 

Santa Cruz Countv benefits from a ranee of natural features and open space 
amenities that enhance the qualitv of l i fe for residents and make Santa Cruz a 
popular tourist destination; these include forestland, undeveloped mountains, 
rivers and streams, and the coastline. Housing i s  a considerable source of 
demand for energy, water, and other natural resources. While existing 
regulations (e.g. Title 24) impose rigorous energy and water conservation 
measures on new housing, additional effort will yield additional energy savings 
particularly in the remodeling of existing older homes. The County remains 
committed to  energy and water conservation and to protecting the beauty and 
integrity of i t s  natural environment, particularly in  light of anticipated 
population growth, consumption levels, tourism, and other pressures. 

Objective 6.1: Promote conservation of energy, water, and other natural 
resources as a cost-saving measure in existing residential 
development. 

The following policies shall be used to accomplish this objective: 

Policy 6.1 : Encourage improvements that result in  conservation of energy, 
water, and other natural resources in existing residential 
development, particularly in renter-occupied units by offering 
workshops, individual consultations, and financial assistance for 
weatherization and other conservation measures. 
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Policy 6.2: Continue to  provide funding through the Redevelopment Agency 
for retrofits of existing affordable housing units that result in  
conservation of energy, water, or other natural resources. 

Ensure that natural and cultural resources are protected from the 
impacts of new residential development in accordance with the 
goals and obiectives outlined in  the Conservation and Open Space 
Element of the Santa Cruz County General Plan. 

a 
Policv 6.3 

4.7.2 Quantified Objectives 

According to  the State Department of Housing and Community Development, 
the sum of the quantified objectives for the programs should ideally be equal 
to or surpass the community’s identified housing needs. However, State law 
recognizes that the total housing needs identified may exceed available 
resources and the community’s ability to satisfy this need within the context of 
the general plan. Under these circumstances, the quantified objectives need 
not match the identified existing housing needs but should establish the 
maximum number of housing units that can be constructed, rehabilitated, and 
conserved over a five year time frame. 

With respect to affordable units, the County has estimated the potential 
subsidies available during the planning period and has calcuiated the potential 
number of units that could be assisted with these funds. In addition, staff has 
complied a l ist  of known or expected development projects in the next few 
years, inchding preservation projects anticipated to come on line between 

Affordable Housinc Quantified Objectives 
The quantified objective for affordable housing production was prepared 
through an assessment of both existing and new housing policies and programs. 
As a result of County policies and actions a total of 2494 units affordable for 
rent or sale to very LOW, low and moderate income households are expected to 
be produced, exceeding the 2090 affordable units identified in  the Regional 
Housing Needs Determination. These affordable units represent a variety of 
housing types including development of inclusionary units, subsidized units, 
second units, farmworker units, institutional sponsored employee housing, 
converted transient occupancy/court condemned properties and mixed use 
housing. 

Table 4.7.1 presents the quantified objective for housing units in Santa Cruz 
County by housing unit prototype and affordability category. Also, table 4.7.1 
summarizes the quantified objective and compares it with the Regional Housing 
Needs Determination (“RHND”) requirements. Overall, the quantified 
objective, reflecting the combination of existing programs and a range of new 

2003-2007. 

0 
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programs, exceeds the total RHND requirement. The combined effort reflected 
in  the Housing Action Program (Section 4.7.3) represents a significant increase 
over prior affordable housing efforts and unit production. However, market 
conditions, the high costs of subsidizing affordable housing units, and the lack 
of additional public funding from discretionary or new funding sources are 
limiting factors. 

Above Moderate Income Objectives 
Based on residential building permits issued in the last eighteen months and 
the projected allocation of market rate permits for the remainder of the 
planning period, it i s  expected that 1604 housing units for above moderate 
income households wil l be constructed. In addition, it i s  expected that 94 
above moderate income Second Units wil l be constructed during the planning 
period. This construction of above moderate income housing wil l  exceed the 
housing need of 1351 units established by AMBAG. 

Sustaining Existing Housine Proerams 

The core of Santa Cruz County’s housing program effort wi l l  be (as committed 
in  Policy 3.1) a continuation of the ongoing efforts of the Redevelopment 
Agency. The Redevelopment Agency has been very effective in  i t s  efforts to 
provide and maintain affordable housing, given the resources available. 
Similarly, a variety of regulatory programs and policies have been effective and 
should be continued. 

Major sources of affordable housing units from existing programs will result 
from projects that receive subsidies (RDA funds, etc.) and that take advantage 
of the density bonus programs. Modifying poticies and regulations for second 
units and sustaining production levels of farmworker units also have the 
potential to  substantially increase permanent affordable housing stock. 

Adopting New Housing Programs 

The County has a wide range of programs through which it can affect 
affordable housing production. The programs discussed below reflect a range of 
such programs that wil l encourage housing production, provide new funding 
sources, alter regulatory requirements, and increase County financial 
participation. These programs, taken as a whole, wi l l  require additional efforts 
and new initiatives by the County. 

Under the proposed new Housing Action Programs, major sources of affordable 
housing units (especially for lower and very low income households) wil l likely 
result from: 

1, Acquisition of expiring units or subsidizing preservation of existing 
units through new funding sources; 
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2. 

3. 

4. 

5. 

Continuing to  offer density bonuses of up t o  50% of mapped 
densities in  exchange for provision of affordable housing. 
Increasing the incentives for construction of affordable Second 
Units; 
Providing design flexibility to encourage construction of 
affordable infi l l  units in Urban Service Areas; 
Continuing to provide regulatory incentives for construction of 
farmworker housing in agricultural areas, as well as considering 
farmworker housing needs in development of affordable housing 
in Urban Service Areas; 
Increasing opportunities for mobilehome parks: and, 
Providing opportunities and/or funding for SRO projects and 
emergency homeless shelters. 

6. 
7. 

Providine; for Special Housine; Needs 

In addition to  examining projected affordable housing needs, Government Code 
Section 65582 requires that jurisdictions conduct an analysis of any existing 
special housing needs such as those of the elderly, disabled (including 
individuals with HIV/AIDS), large families, female headed households, and 
farmworkers. The following discussion presents a qualitative assessment of the 
housing needs of these groups. The quantitative analysis of these groups 
current housing needs is  found in Section 4.3. The County also recognizes the 
housing needs of several subpopulations not specifically mentioned in State 
Law, such as the mentally ill, developmentally disabled, and youth 
transitioning from foster care. Efforts have been made to highlight and address 
these special needs where appropriate. Several of the special needs 
populations mentioned above do not require housing that i s  operationally 
different from that required by the general low income population. Female 
headed households, large families, and able bodied elderly households, for 
example, do not require significant operational intervention. While such 
households may benefit from housing that is proximate to schools, workplaces, 
or services (e.g. day care, after school activities, senior centers, etc.), they 
typically do not need to be located in different types of developments than the 
general population. Design modifications, such as adding extra bedrooms and 
bathrooms for large families or limiting entry stairs or internal stairs in units 
for elderly, can accommodate these households. 

Other special needs populations may require very specialized housing types. 
The physically and developmentally disabled may require supportive housing 
options that provide quarters for personal assistants, or group home facilities 
that provide services and staffing on site. The same holds true for less able- 
bodied elderly, the mentally ill, and people with chronic and/or terminal 
illnesses. 

0 
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Populations that have self-care and/or mobility limitations have faced 
increased housing challenges in Santa Cruz County in recent years. Limitations 
on the operational revenues of housing and service providers combined with 
escalating property values have caused some service providers to  cease 
operations in favor of the financial windfalls available through closing and 
selling their properties. This trend i s  particularly problematic to  lower income 
residents, as they may not have the financial recourse t o  secure alternative 
arrangements for housing and care. 

The homeless population also requires operational support, as do many families 
and individuals transitioning from social services to  independent housing. 
Homeless shelters and transitional housing (such as group homes, SRO hotels, 
etc.), and supportive housing options, should be have access to  complementary 
services (e.g., job training, day care, substance abuse programs, etc.) 

Finally, a diverse population of farmworkers requires diverse housing 
opportunities. Those farmworkers who live with their families or with friends 
and co-workers year-round in Santa Cruz County may not require units that are 
different from the general lower income population. However, migrant 
farmworkers (typically men traveling alone) often can be adequately 
accommodated in  SRO hotels, group homes, or bunkhouse units on agricultural 
lands. 

Policy opportunities and incentives programs to  develop housing for these 
special needs populations are discussed in Section 4.7.3. 

Given these factors, the County has determined that the quantified objectives 
for the next five years are as follows: 
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2000- -7 

2007 Very Low Low Moderate Above 
Mooerate 

Income 
Feasible Income Income Income 

Inventory 
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Note: See Table 4.6.2 for footnotes 

4.7.3 Housinq Action Prowams: 

Section 65583 (c) of the Government Code requires that housing elements 
contain “a program which sets forth a five year schedule of actions ...” in order 
to implement stated goals, objectives and policies. Moreover, this program of 
actions i s  required to  include proqams which 1) identify sites available for new 
housing; 2 )  assist in development of housing; 3) reduce governmental 
constraints to housing; 4) improve the conditions and sustaining the amount of 
existing affordable housing units; 5) promote equal housing opportunities for all 
persons; 6) preserve the number of existing housing units. 

The following Housing Action Program organizes individual programs into six 
general action categories that relate to the housing Soaks set forth in  section 
4.7.1. 

GOAL 1: PROMOTE PRODUCTION OF AFFORDABLE UNITS. 

CONSTRUCTION AND PROVIDE ADEQUATE INFRASTRUCTURE BY 
REMOVAL OF CONSTRAINTS. 

GOAL 3: PRESERVATION OF EXISTING HOUSING PROGRAMS AND AFFORDABLE 
HOUSING UNITS. 

GOAL 5: PROMOTE PRODUCTION OF SPECIAL NEEDS HOUSING UNITS. 
GOAL 6: IMPROVE CONSERVATION OF ENERGY AND NATURAL RESOURCES 

GOAL 2: PROMOTE THE USE OF AVAILABLE SITES FOR AFFORDABLE HOUSING 

GOAL 4: MAINTAIN AND INCREASE FUNDING FOR AFFORDABLE UNITS. 
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The programs included under these categories include a range of existing and 
newly recommended programs that, taken as a whole, wil l assure that the 
County achieves the quantified objectives listed in Section 4.7.2. As noted in  
the Introduction, the housing programs were developed through an evaluation 
of existing programs and an identification of new programs. 

Goal 1. Promote Production of Affordable Units 

Through i t s  planning and zoning regulations, Santa Cruz County wil l  expand 
affordable housing production. Programs that expand the County’s capacity to  
meet i t s  affordable housing goals are described below. 

Inclusionary Housing Program 
Proqram Description: Encourage for-profit developers to  fulf i l l  their 
requirement by constructing units rather than paying in-lieu fees. Further 
provide incentives and encourage for-profit developers to  partner with non- 
profits in developing affordable housing that meets inclusionary requirements. 
Onlv Dermit in-lieu fees for verv high Driced market rate units where the fees 
wil l  subsidize several lower income units. 
Time Frame: 2000-2007 
Responsible Partv: Planning Department, Board of Supervisors 
Projected Units: 131 moderate income units. 

Changes t o  the Affordable Housing Ordinance 
Program Description: Maintain the following changes to  the Affordable Housing 
Ordinance as follows: 

(1) Eliminate “rounding” inclusionary unit obligation and calculate the 
number or affordable units to  be exactly equal to the inclusionary 
percentage of the number of eligible market units 

(2) Approve the creation of a Developer Financed Measure J Home 
Purchase fund 

(3) Require a $10,000 per unit contribution to the County’s Housing Fund 
for the third and fourth units in  Minor Land Divisions. 

( 4 )  !M&e Maintain the current provision that does not exempts 
demolished units from inclusionary requirement 

(5) Provide a link between the household size and the number of bedrooms 
for inclusionarv unit purchasers/renters. 

Revise ordinance on an annual basis to  identify regulations and programs that 
require modification t o  improve program efficiency. 
Time Frame: Board of Supervisors,. 
Responsible Party: Planning Department, Board of Supervisors 

Self Help Affordable Ownership Housing Program 
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0 Proqram Description: BY waiving park fees and providing prioritv processin% 
support the efforts of non-profit orqanizations, such as Habitat for Humanity, in  - 
the’development of affordable houiing for ver$ low, low and moderate inco-me 
households. 
Objective: construct 10 self-help affordable housing units 
Process: RDA underwriting land costs 
Time Frame: 2000 - 2007 
Funding: Habitat for Humanity, others 
Responsible Party: Planning Department, Board of Supervisors 

Affordable Housing Developers Priority to  Purchase Tax Defaulted Property 
Proqram Description: Coordinate with the Assessor’s Office to  provide 
developers of affordable housing first opportunity to purchase land foreclosed 
on and sold due to  property tax default. 
Time Frame: 2004 - 2007 
Responsible Party: Assessor’s Office, Board of Supervisors, County 
Administrative Office 

Incentives for Non-Profit Housing Development 
Program Description: Provide incentives to non-profits, who propose to  develop 
affordable housing with affordability restrictions. Incentives shall include: 

(a) Expedited priority permit processing 
(b) Assigning specific Planning Department staff member to monitor 

fast tracking of development application 
(c) Reduced fees 
(d) Reduced development standards (parking, open space, etc ... ) 
(e) Funding assistance from local funds such as Redevelopment funds, 

CDBG and HOME funds, housing trust fund accounts, and other sources 
( f )  Density bonus 

Time Frame: 2000-2007 
Fundinq: Redevelopment Agency, CDBG and HOME funding. 
Responsible Party: Planning Department, Redevelopment Agency, Board of 
Supervisors 

e 

Public Facility Ernpfoyee Housing 
Program Description: General Plan and Zoning Ordinance amendments to allow 
for the development of affordable employee housing by public agencies and 
private public facilitv uses. 
Program Implementation: The County wil l commit to  the adoption of Policy 
and ordinance amendments that wil l allow for the development of employee 
housing on land desiqnated as Public Facility and zoned “PF”. This housing wil l  
be at densities equivalent to Urban Medium Density and subject to review as a 
part of a Master Site Plan review for the public facility use. 
Quantifiable Obiective: 60 moderate/low income units 
Time Frame: 2003-2004. 
Responsible Party: Planning Department, Board of Supervisors 0 
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Expanded Conversion of RV Parks 
Proqram Description: General Plan and Zoninq Ordinance amendments to  allow 
for the development of affordable housing, bv the conversion of existing, RV 
parks in  the urban area to  permanent housing. 
Program Implementation: The County will commit to the adoption of 
ordinance amendments that wi l l  allow for the conversion of one or more RV 
parks located within the urban area to permanent housing, for very low income 
households. 
Quantifiable Objective: 20 very low income units 
Time Frame: 2003-2004. 
Responsible Party: Planning, Department, Board of Supervisors 

Mixed Use Housing Incentives 
Proqram Description: Consider opportunities for expanding the development of 
mixed use (including live/work units) by revising the County Code to  include 
the following: 

(a) Permit additional residential floor area allowed for a higher percent of 
residential units that are reserved for lower income households; 

(b) Allow residential use on second and third floor with no floor area ratio 
limitations; 

(c) €w&k Expand- mixed use to urban commercial areas designated as 
Tourist Commercial or Visitor Accommodations - as incidental to uses in 
these zones; 

-residential use of existing underutilized properties (d) - 
designated as Industrial Commercial 
need to supply employee housing for adjoining businesses or activities; 

(e) Allowance for shared parking between residential and commercial uses; 
(f) Provide information and hold workshops to educate commercial property 
owners and development community about mixed-use opportunities and 
incentives; 

, where there is  a 

. .  
(5) 8 

Quantifiabie Obiective: 125 units 
Time Frame: 2000-2007 
Responsible Party: Planning Department, Board of Supervisors 

Expand L iveMork  Mixed Use Development 
Proqram Description: Expand areas that allow Live/work mixed-use 
developments. Maintain and expand existing Language in adopted town plans 
to facilitate these uses. 
Time Frame: By December 2004 
Responsible Partv: Planning Department, Board of Supervisors 
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Restrict Development of Lower than Minimum Density as Determined by the 
General Plan Designation 
Program Description: fMepx14 Maintain an ordinance requiring the Appwfwg 

Board of Supervisors to  make certain findings as part of a preliminary 
approval of a proposed residential development that i s  below the General Plan 
density range that the proposed use i s  consistent with the General Plan. 
Objective: Retention of land designated for higher density 
Time Frame: Approved by the Board of Supervisors; see County Code Section 
18.10.140(b) 
Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors 

RV Park Conversion Ordinance 
Program Description: Maintain the existing RV Park Conversion regulations. 
Consider expanding the RV Park Conversion regulations to  apply to additional 
urban parks in  the County, in  compliance with State and County codes and 
regulations. 
OGective: Retention and Legalization of RVs as affordable housing. 
Time Frame: 2003-3007 
Responsible Party: Planning Department, Planning Commission, Board of 
Supervisors 

Second Unit Incentives 
Program Description: Continue existing policies and consider additional 
incentives to reduce barriers to  second units development. 

Actions to  be taken: 
(a) Implement AB 1866 
(b) v Discuss reduction of fees with utility providers, 

such as sewer connection, water service etc ... 
(c) Encourage Incentives from other utility connection providers 
(d) Continue the RDA Second Unit Subsidy Program 

Objective: Construction of 335 second units 
Time Frame: Adopt ordinance amendments to implement AB1866 by July 1,  
2003. Consider additional incentives and regulatory relief by end of 2004. 
Responsible Party: Planning Department, Housing Advisory Commission, 
Redevelopment Agency, Board of Supervisors 

Reduce Capital Improvement Fees for Second Units 
Program Description: Consider revisions to the County Code and Unified Fee 
Schedule for Second Units to  reduce the cost of constructing these units. 
Time Frame: 2003-2004 
Responsible Party: Planning Department, Board of Supervisors 
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Modular Second Units Consistent with Design Standards 
Program Description: Develop a catalog of preapproved manufactured housing 
and preapproved plans for stick-built second units for a range of second unit . 
sizes. Encourage the use of manufactured housing for second units. 
Obiective: Reduced construction costs for Second Units (see above). 
Time Frame: Complete catalog by the end of 2004. 
Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors 
Second Units on Agricultural Land 
Program Description: Permit Second Units on Agriculturally zoned Land. 
Time Frame: 2002 Ordinance approved by Board of Supervisors; pending 
Coastal Commission certification 
Responsible Party: Planning Department, Board of Supervisors 

Farmworker Housing Production 
Program Description: Promote the production of farmworker housing under the 
Employee Housing Act by providing preapproved structural plans, allowing 
multifamily farmworker units, and reviewing and streamlining regulations 
pertaining to agricultural employee housing and farm family housing units. 
Obiective: Construction of 48 units of farmworker family and farmworker 
housing. 
Time 6ame: 2003-2007 
Responsible Party: Planning Department, Agricultural Policy Advisory 
Commission, Board of Supervisors, Redevelopment Agency a 
Migrant Farmworker Housing 
Program: Seek funding to construct a second County migrant farmworker 
housing project of at least 50 units. 
Objective: Construction of at least 50 migrant farmworker housins units. 
Time Frame: 2003-2007 
Responsible Party: Planning Department, Board of Supervisors; Redevelopment 
Agency 

Reduce Capital Improvement Fees for Larger Affordable Household Units in 
Large Projects 
Program Description: € w d e ~  @evisg@ the Unified Fee Schedule to  waive 
Capital Improvement Fees for proposed bedrooms exceeding the minimum 
required in affordable units of 5+ projects. 
Time Frame: 2W3-2004 
Responsible Party: Planning Department, Board of Supervisors 

Densitv Bonus/HeiPht Increase for  Affordable Housing 
Program Descriotion: Initiate. as a hich Priority item, general olan and zoning 
ordinance amendments, within the Urban Services Line, to  allow densities of 20 
- 25 units Der acre and. in  medium and hgh  density zones. residential building 
heiEhts of three stories. with design review and for oroiects with no more than 0 
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0 60 units. where at least 40% of the units are affordable bv low and verv low 
income Deoole. 
Obiective: Construction of 360 units (20% verv Low, 20% low. 60% above 
moderate. 
Time Frame: 2004 
ResDonsible Partv: Planning DeDartment. Planning Commission. Board of 
Suoervisors. 

Affordable Commercial/Residential Mixed Use 
Program DescriDtion: Initiate general plan and zoning ordinance amendments to  
allow. on lareer vacant and underutilized commercial Darcels. where 
apDroDriate. mixed use or higher densitv residential develoDment when at least 
40% of the housing i s  affordable bv low and verv low income Deoole. 
Obiective: Construction of 80 additional Low and verv low income units. 
Time Frame: 2004 
Resoonsible Partv: Planning DeDartment. Planning Commission. Board of 
SuDervisors 

Parcel Merger Densitv Bonus 
Program DescriDtion: Allow Densitv bonuses of 30% for develoDment on DarCelS, 
within the urban services line. of three acres or more that result from the 
merger of at Least two smaller pre-existine Darcels. where at Least 40% of the 
units are affordable bv low and verv low income DeoDLe. 
Obiective: Construction of 40 additional low and verv low income units. 
Time Frame: 2004 
Responsible Partv: Planning DeDartment, PLanning Commission. Board of 
SuDervisors 

Goal 2. Promote the Use of Available Sites for Affordable Housing 
Construction and Provide Adequate Infrastructure by Removal of 
Constraints. 

The County recognizes the need to educate the public about the provision of 
affordable housing, in particular with regard to such topics as the Location of 
available sites, design options, and infrastructure issues. 

Analysis o f  Designation of Affordable Housinq Sites 
Procram Description: Identify potential sites for affordable housing. Prepare an 
analysis of these sites for the purpose of designating specific sites for 
affordable housing - H sites pursuant to  “H” Assisted Housing Combining 
District, County Code Section 13.10.431 et  seq. Revise County Code Section 
13.10.431 et  seq. to be applicable countywide. 
Obiective: Designate affordable housing sites for future affordable housing 
development as a part of the next General Plan update. 
Time Frame: 2005-2006 a 
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Responsible Partv: Planning Department, Housing Advisory Commission, Board 
of Supervisors 

incentives for Single Room Occupancy Developments 
Proqram Description: Encouraqe, promote and provide incentives for the 
development of Single Room Occupancv Developments (“SROs”) and identify 
areas within the Countv where there are local services and concentration of 
need for such units. 
Time Frame: 2004-2005 
Responsible Partv: Planning. Department, Planning Commission, Board of 
Supervisors 

increased Affordability Requirements on Large Sites 
Program Description: Analyze sites that could accommodate a large number of 
units and make suggestions to increase the number of affordable housing 
requirements beyond 15% for projects on these sites either by improving the 
density bonuses or by reducing fees or other methods within the County’s 
control. 
Time Frame: 2003-2007 
Responsible Party: PLanning Department, Redevelopment Agency 

Package Sewer Treatment Plants 
Proqram Description: Maintain the County General Plan/LCP and implementing 
ordinances that allows for the use of package sewage treatment plants in  rural 
areas where necessary for the development of affordable housing. 
Time Frame: 2003-2007 
Responsible Party: Planning Department, Board of Supervisors 

Review Commercial and Industrial Land for Residential Suitability 
Proqram Description: As a part of the next update to  the General Plan land use 
plan, review existing vacant and underutilized commercial and industrially 
zoned parcels for their suitability as affordable housing sites. 
Time Frame: Next General Plan update. 
Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors 

Inventory of Vacant and Underdeveloped Parcels/Rezoning 
(1994 Housing Element Program 3) 
Proqram Description: Annually review the inventory of vacant and 
underdeveloped parcels in the County, both within the Urban Services Line 
(USL) and in rural areas. Identify lower density residential, commercial, 
industrial, or privately owned land that could be appropriate to  rezone for 
higher density use (Urban High Density up to  17.4 units per acre). 
Time Frame: 2004 Update inventory of vacant and underdeveloped parcels. 
2005 Based on General Plan Update recommendations and the results of the 
2004 inventory, evaluate rezoning or re-designation of appropriate 
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vacant/underdeveloped land to a low increased residential use. 2004-2007 
Maintain and update inventory of vacant/underdeveloped parcels as needed. 
Funding: apply for a CDBG “Planning and Technical Assistance” Grant 
Responsible Party: Planning Department, Board of Supervisors 

Adoption of Planned Unit Development Ordinance 
Program Description: Develop a Planned Unit Development Ordinance to allow 
a combination of different dwelling types and/or a variety of land uses which 
complement each other and harmonize with existing and proposed land uses in  
the vicinity. 
Time Frame: Adopted 4/16/02, pending California Coastal Commission review 
Responsible Party: Planning Department, Board of Supervisors 

Residential Uses in the Public Facility Zone 
Program Description: Develop an ordinance amendment to  allow residential 
development by public agencies on Lands zoned Public Facility, such as surplus 
school district land. 
Objective: Development of additional residential units in  conjunction with 
public uses. 
Time Frame: 2003-2004 
Responsible Party: Planning Department, Board of Supervisors 

Employer Assisted Affordable Housing Loan Programs 
Proqram Description: Modify local affordable housing loan programs so that 
they can be utilized on small-scale in-fill employer-assisted housins projects 
without the need for lengthy County review processes. 
Time Frame: 2003-2007 
Responsible Party: Redevelopment Agency 

Density Bonus Program 
(1 994 Housing Element Program 5)  
Program Description: Continue to implement a ordinance which complies with 
State Density Bonus Law providing a 25% density bonus (plus the potential for 
additional incentives) to developers proposing 10% very low or 20% lower 
income or 50% qualifying senior projects. Revise ordinance as necessary to 
comply with new legislation. 
Objective: Implement State Density Bonus Law; construction of 17 low income, 
and 22 moderate income units 
Time Frame: 2000-2007 Ordinance Implementation 
Responsible Party: Planning Department, Board of Supervisors 

Retention of Designations for Properties designated Urban High or Urban 
Medium Residential and Zoned RM 
(1 994 Housing Element Program 7.1) 
Program Description: Adopt a policy retaining the current General Plan 
designations and zoning for all property currently designated Urban High or 
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Urban Medium Residential and zoned Multi-Family Residential (RM) so as to  
prohibit a change of those designations or zoning to  a lower density absent a 
finding by the Board of Supervisors after public hearing that development of 
the property as multifamily housing would resuit i n  a threat to public health 
and safety, a significant injurious threat t o  the environment, or a nuisance. 
This poticy would not preclude the Board of Supervisors from changing these 
designations to  a higher density, i f  appropriate. In addition, adopt an 
ordinance amendment Limiting development on land zoned RM (Multi-family 
Residential) to  multi-family dwellings, unless specific findings are made 
regarding service impacts, neighborhood compatibility, size of parcel, etc. to  
allow single family development. 
Objective: Retention of land designated for multifamily housing 
Time Frame: 2003-2004 
Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors 

Notify Uti l i ty Providers of their Responsibility to Prioritize Service to 
Affordable Projects under State Law 
Proqram Description: Notify a l l  public sewer and water providers of their 
responsibility under State law to give affordable housing projects priority for 
existing service capacity. 
Time Frame: 2003/2004 
Responsible Party: Planning Department, Board of Supervisors, County Counsel, 
Other permitting agencies 

Promote Dwelling Groups 
Prowam Description: Promote the development of attached and semi- 
detached dwelling goups (duplexes, triplexes, etc.) as infi l l  development 
where parcels are of sufficient size to accommodate more than one unit. 
Consider ordinance amendments to facilitate this type of development, 
including design standards to insure compatibility with existing development. 
Develop public information on the process and requirements for dwelling group 
permits and make this information available on the Planning Department 
website. 
Time Frame: 2004-2005 
Responsible Partv: Planning Department, Board of Supervisors 

Clarification of Land Use Regulations/Procedures 
Program Description: Revise procedures (and regulations, i f  necessary) to 
streamline building and development permit processes. Includes better 
informational handouts, application intake procedures, Coun ty-Applicant 
communication, and implementation of the Applicants’ Bill of Rishts. 
Time Frame: 2003-2004 
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Responsible Party: Planning Department 

Affordable Housing Outreach 
Proqram Description: Designate the “Affordable Housing Outreach” program as 
a high priority work task for the 2003-2007 program years. As part of that 
program, include the following items for staff to complete: 

a) Aggressively inform the public and the development community about 
the availability of permits for affordable housing units (County website, 
email etc.) 

b) Continue to work toward improving the public’s perception of affordable 
housing. Nurture an approach to  housing development with staff that 
i s  enthusiastic and helpful to developers who wish to  provide affordable 
housing. Fast track affordable housing applications. 

c) Continue to  provide improved household and unit data for the County’s 
affordable housing units, including the inclusionary units, as well as 
other affordable units built by non-profit and for-profit developers. 
Organize the data as appropriate for the needs of the Planning 
Department, Redevelopment Agency and the Housing Authority. A t  a 
minimum include: 

o Total number of housing units developed; 
o Total number of affordable units developed (including 

inclusionary units); 
o Number of inclusionary (Measure J )  units developed; 
o Number of affordable units according to  household income 

categories; that is, a breakdown of units according to whether 
they are affordable by very low, lower or moderate income 
household; 

o Number of affordable units by income category (see above) and 
household tenure (owner or renter); 

o Type and length of affordability restrictions and monitoring 
requirements. 

Report the information above on an annual basis in  the staf f  report prepared 
for the establishment of growth rates and permit allocations. 
Objective: Maintain and preserve existing inventory of affordable housing 
stock. Encourage use of building permits allocated for affordable units. 
Time Frame: 2003-2007 Implement Affordable Housing Outreach Program 
Responsible Party: Planning Department, Redevelopment Agency; Housing 
Authority, Board of Supervisors 

Provide Priority Processing for Affordable and Farmworker Housing 
Program Description: Amend the County Code to require all departments to 
provide priority processing for all projects with 20% or more affordable units, 
al l  density bonus projects, and all farmworker housing projects. Priority 
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processing is  currently in effect only for planning permit processing on projects 
of 25% or more affordable units. 
Time Frame: 2003-2004 
Responsible Party: Planning Department, Board of Supervisors, County Counsel, 

0 
Other permitting agencies 

Fund Staffing Dedicated t o  Housing Element Implementation 
Proeram Description: Ensure adequate resources are available to implement 
the policies and programs outlined in this housing element. 
Time Frame: 2003-2007 
Responsible Party: Planning Department, Redevelopment Agency, Board of 
Supervisors 

Goal 3. Preservation of Existing Housing Programs and Affordable 
Housing Units 

The County currently uses Federal, State, and local funds to promote 
production of new affordable housing and to encourage the retention of 
existing affordable units. The County also uses zoning regulations and 
incentives t o  promote affordable units. 

Foreclosure Fund 
(1 994 Housing Element Program 15) 
Program Description: Continue to maintain a revolving fund to assist 
inclusionary (Measure J) units or any other eligible affordable units in  threat of 
foreclosure proceedings. The funds are used to maintain the affordability of 
the unit to  a lower or moderate income household and to  preserve the unit as 
part of the County’s affordable housing stock. 
Time Frame: 2000-2007 
Funding: $140,000 in “start up” funds already provided; additional funds as 
needed from “in lieu” fees or other sources. 
Responsible Party: Plannins Department, Board of Supervisors, Redevelopment 
Agency 

Preservation of Affordable Units, Including Government Assisted Housing 
Developments 
(1 994 Housing Element Program 22) 
Program Description: 7 

0 

. .  

Continue to preserve the affordable housing units 
developed under the Countv’s Measure J and Second Units prowarns through 
monitoring and foreclosure assistance. Continue t o  monitor the three @ 
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HUD-assisted developments, Elizabeth Oaks, Pajaro Vista and Seaside 
Apartments, as they are scheduled to  have their Section 8 rental subsidies 
renewed during the time frame of this Housing Element. Monitor the status of 
those renewal contracts and develop contingency plans as needed if contracts 
are not renewed. 
Objective: Preserve affordable units, including 316 HUD assisted units. 
Time Frame: 2002-2004 Monitor Elizabeth Oaks, Pajaro Vista and Seaside 
Apartments developments. 
Fundinq: If assistance i s  needed to preserve the Elizabeth Oaks and Pajaro Vista 
units, potential funding resources include CDBG funds, Redevelopment housing 
funds, Foreclosure Funds for Affordable units and work with the California 
Housing Partnership and Non-Profit Housing Managers. 
Responsible Party: Planning Department, Redevelopment Aeency, Board of 
Supervisors 

Preservation of Units Proposed for Demolition 
Progiram Description: Maintain the ordinance (Chapter 12.06) that requires 
that all buildinq permits for demolition of housing units first determine if the 
structure i s  capable of being, moved and then that an offer i s  made to  allow for 
the relocation of the housing, units to another location. 
Objective: Preservation of housinq stock 
Time Frame: Oneoinq 
Responsible Party: Planning Department 

Financial Support for Preservation of At-Risk Units 
Proqram Description: Provide financial support for acquisition of at-risk 
affordable units at a minimum of $40,000 per unit or more. 
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Obiective: Preservation of at-risk units 
Time Frame: 2004-2007 
Responsible Party: Redevelopment Aqency, Board of Supervisors 

Legal Conversion of Transient Occupancy Use Facilities to Permanent Use 
Proqram Description: The County wil l consider an amendment to i t s  Zoning 
Ordinance to  allow recognition and legalization of hotels/motels converted to 
permanent occupancy. 
Objective: To encourage the development of SRO hotels (100 units) within the 
2000-2007 planning period. 
Time Frame: Amend the zoning ordinance to allow and encourage the 
development of SROs through the conversion of existing visitor accommodations 
and identify funding resources by the end of 2005. 
Responsible Party: Planning Department, Board of Supervisors 

Measure J Affordable Housing Preservation 
Proqram Description: Identify and monitor affordable Measure J units that have 
expiring restrictions. Make efforts to preserve the affordability of these units. 
Time Frame: 2000-2007 
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Fundinq: Redevelopment Agency 
Responsible Party: 
Supervisors 

, Redevelopment Agency, Board of 

Allow Rehabilitation of Existing Nonconforming Housing Stock 
Program Description: €&&itwe Maintain the ordinance that * allow? existing 
nonconforming dwelling units to  be repaired and structurally altered. 
Objective: Retain existing housing stock 
Time Frame: Ongoing 
Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors 

Condominium Conversion and Demolition/Replacement Housing 
(1994 Housing Element Program 13) 
Proqram Description: Carry out the Condominium Conversion Ordinance (County 
Code Chapter 14.02) to protect the rental housing stock. Carry out the 
Demolition and Replacement Ordinance (County Code Chapter 12.06) which 
requires replacement of affordable housing units that are demolished or 
converted to non-residential use and located in projects of 3 or more units. 
Time Frame: 2000-2007 
Responsible Party: Planning Department, Board of Supervisors 

Mobile Home Park Preservation and Affordability 
(1 994 Housinq Element Program 12) 
Prosram Description: 
(1) Continue to  implement County Code Chapter 13.32, as may be amended 

from time to time which provides regulations for the mobile home rent 
stabitization program. 
Continue to implement County Code Chapter 13.30 which restricts 
mobile home park owners from converting parks t o  other uses. 
Consider creating a special land use category for mobile homes and 
designating existing parks as "Mobile Home Parks" on General Plan Land 
Use Map. 
Maintain the Mobile Home Ownership Conversion Program managed by 
the Redevelopment Agency for the purpose of maintaining Long term 
affordability. 

Objective: Preserve existing mobile home parks and actively assist in providing 
affordable housing opportunities through rent stabilization and cooperative 
conversion programs. 
Time Frame: 2000-2007 Continue to implement County Code Chapters 13.13 
and 13.30 and Mobile Home Ownership Conversion Program. 
Fundinq: 
ResponsibIe Partv: Planning Department, Board of Supervisors, Redevelopment 
Agency 

(2) 

(3) 

( 4 )  

Draft Housing Element County of Santa Cruz 



4.7 Housing Goals, Policies, Programs, and Quantified Objectives Page 165 
1/22/2004 

Mobile Home Park Legislation 
Program Description: Work with State Legislative Representatives to  revise the 
regulations regarding Mobile Home Parks to include site standards for 2-story 
Mobile Homes. Critical concerns to be addressed include parking, privacy, 
“light, air and open space,” and the infrastructure needs (water, sewer, 
electrical) of the new units when placed in older parks. 
Objective: Development of regulations to preserve the affordability and 
livability of existing units in mobile home parks where new, multi-story units 
are proposed. 
Time Frame: 2004-2005 
Responsible Party: Board of Supervisors, County Counsel 
Mobile Home Park Combining District 
Program Description: Continue implementation of the Mobile Home Park 
combining zone district to  recognize this housing type as having an important 
role in meeting the affordability needs of the community. 
Objective: Conserve affordable housing in  mobile home parks. 
Time Frame: Ongoing 
Responsible Party: Planning Department, Planning Commission, Board of 
Supervisors 

Coordination wi th Other Public and Private Organizations 
(1994 Housing Element Program 14) 
Program Description: Continue to work with the Housing Authority, non-profit 
housing developers and for profit developers on developing affordable housing 
opportunities. Maintain adequate data bank on housing stock characteristics 
and make available to interested parties who may need it for funding 
aDDlications and Drogram descriotions. 
Time Frame: 2000-2607 
Responsible Party: Planning Department, Board of Supervisors 

Fair Housing Information 
(1 994 Housing Element Program 33) 
Program Description: Continue to disseminate information on fair housing and 
anti-discrimination information to County households. Provide fair housinq 
information a t  all County Office locations in both English and Spanish. Provide 
this information to local housing advocates for further distribution. 
Additionally. fair housing information wil l continue to  be provided to clients of 
the Housing Authority in  both English and Spanish. The Housing Authority also 
provides a complaint referral system for clients. Continue to support the 
services provided by the County’s Office of Consumer Affairs to  provide fair 
housinq and tenant/landlord information. 
Time Frame: 2000-2007 
Responsible Party: Housing Law Center, Planning Department, Office of 
Consumer Affairs, Board of Supervisors 
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Anti-Retaliatory Eviction Ordinance 
Program Description: Monitor, maintain and update, as needed, County Code 
Chapter 8.43 that protects the efforts of tenants to  assert their right to  
affordable rents and/or tenants rights. 
Time Frame: Adopted 2/12/02. 
Responsible Party: County Counsel, Board of Supervisors 

Interest on Tenants Security Deposits 
(1994 Housing Element Program 15.1) 
Program Description: Continue to  require that tenants security deposits earn 
interest that i s  payable t o  the tenant on an annual basis or a t  the time tenancy 
ceases. interest rates wil l  be evaluated to ensure that they reflect general 
market conditions. 
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Time Frame: 2000-2007 
Responsible Partv: Planning Department, County Administrative Officer, 
Auditors Office, County Treasurer, Housing, Advisorv Commission, Consumer - 
Affairs, County Counsel 

Emergency Relocation Assistance 
Program Description: Coordinate relocation assistance through the Red 
CrossIHuman Resources Agency program that assists people who lost their 
housing due to natural disaster. 
Time Frame: 2000-2007 
Fundinq: Red Cross, Human Resources Agency 
Responsible Party: Red Cross, Human Resources Agency 

Assistance Programs: Relocation and Rental Deposit Funds 
(1 994 Housing Element Program 23) 
Proeram Description: 
residents who may n e m a n c e  because of public or private 
actions and, 2) assist lower income residents in securing housing entry costs 
(rental deposit and security costs). As part of the relocation program, develop 
policies to minimize relocation as much as possible. If relocation is necessary, 
design appropriate policies and funding resources to  assist with both temporary 
and permanent relocation. 
Time Frame: 2000-2007 Continue Relocation Assistance Program and Rental 
Deposit Assistance Program 
Funding: Redevelopment Housing Funds, Housin2 Trust Funds 
Responsible Partv: Planning Department, Redevelopment Agency, Board of 
Supervisors 

Maintain programs to 1) assist 

ReDair. Rehabilitation or Reolacement of Existing Affordable Units 
Program Descriotion: Require, as part of new develoDment prooosals, 
commercia\ and residential developers of larger housing units. with existing 
affordable housing stock located within the Droiect. to either: reoair, 
rehabilitate or reolace those units (either on-site or off) on a o n e o n e  basis. 
Encourage a DartnershiD w i t 3 e  housing 
to  meet this reouirement. 
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Z f  
SuDervisors 

Housins Component t o  Cornmerciaf/lnstitutional Proiects 
Program DescriDtion: Encourage the develooment of affordable housing within 
commercial/institutianaliects. when aDDroDriate. for the emDlovees of 

Time Frame: 2004-2007 
P D P L a n n i n g o a r d  of 
SuDervisors 

Conversion of Housinn t o  Vacation Rentals 
m p t i o n :  AdoDt an ordinance regulating the conversion of existing 
h o u s i n g g  
c b v  of single family 
neichborhoods. If the use of such housing as vacation rentals is non-comoliant 
with other countv and/or state laws. strictly enforce such laws. 
Time Frame: 2005 
ResDonsible Party: Planning Deoartment. Board of Suoervisors 

Goal 4. Maintain and Increase Funding for Affordable Units 

The County wil l endeavor to identify and generate new sources of income for 
affordable housing programs (such as impact fees, in-lieu fees, 
intergovernmental grants, etc.). In addition, it may also be appropriate for the 
County to increase i t s  own budgetary contributions to  such programs.' 

Establish Housing Trust Fund 
Program Description: Working with cities, explore & b p & & a W  private 
sector and nonprofit organizations to estabtish a Housing Trust Fund. Such an 
organization could promote participation from existing employers and other 
funding sources that are otherwise not available to a public agency, as has 
been achieved successfully in the SiLicon Valley. A local citizens group called 
the Affordable Housing Advocates has been working on the establishment of a 
Housing Trust Fund. When the Affordable Housing Advocates has more solid 
plans, the Countv wil l engage with their efforts and help Prepare strategies for 
the Housing Trust Fund. Additionallv, the Countv wil l  eExplore new funding 
sources and research the potential of implementing: 

(1) Increased sales tax; 
(2) real estate property transfer tax; 

Government Code Section 65589 (a) (1) states, "Nothing in this article shall require a city, 
county, or city and county to.. .expend local revenues for the construction of housing, housing 
subsidies, or land acquisition." However, the County may voluntarily deem such programs 
necessary. 

1 
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(3) commercial linkage fees; 
(4) transient occupancy tax; or 
(5) increase in  the low and moderate income set aside. 

Time Frame: 2002-2007 
Responsible Party: Redevelopment Agency, Planning Department, Board of 
Supervisors 

Support Establishment of a Land Bank 
Proqram Description: Consider the establishment of a Land Bank designed to 
buy existing housing units and then resell (or rent) the improvements to  
income-eligible households while retaining ownership of the land. A Land Bank 
would also bank vacant land for future development of affordable housing. 
Affordability for very low, low, and moderate income households would be 
maintained in perpetuity. 
Time Frame: 2002-2007 
Responsible Partv: Planning Department, Redevelopment Agency, Board of 
Supervisors 

Give Discretionary Funding Preference to Nonprofits for  New Affordable 
Housing Projects 
Proqram Description: Give discretionary funding preference to non-profit 
affordable housing development with maximum Leverage of funds; longest 
affordability terms, and greatest level of affordability. 
Time Frame: 2002-2007 e Responsible Party: Redevelopment Agency 

First Time Homebuyer Program 
Program Description: Continue and monitor the First Time Homebuyer Program 
through the Redevelopment Agency. Consider additional incentives to 
encourage family child care providers use of the program. 
Time Frame: 7 
6. Onqoinq 
Responsible Partv: Redevelopment Agency, Board of Supervisors 

Housing Set Aside 
Proqram Description: Maintain an annual budget allocation from capital 
projects to housing projects in an amount which would increase the housing set 
aside from 20% to  25%T, @based on existing formulas, the anticipated tax 
increment revenues to  support housinq activities will be: 2002-2003 $4.5 
million; 2003-2004 $4.8 million; 2004-2005 $4.9 million: 2005-2006 $5.1 million; 
$2006-2007 $5.3 million. ~R#M T&his amount &be included in  future 
recommended Redevelopment Agency Budgets, beginning in  fiscal year 2003- 
2004 to  support the creation and support of currentlv active projects and 
future projects, servicing current debt, paving. administrative costs and to  
further leverage outside private, federal and state funds ef for specific low and 
moderate income housing opportunities countywide. 0 
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e Time Frame: 2000-2003 
Responsible Party: Redevelopment Agency, Board of Supervisors 

Maximize Utilization of the Section 8 Program 
Proqram Description: Ensure maximum usage of Section 8 vouchers through 
supporting the Housing Authority education program for tenants and landlords. 
Time Frame: L r :  2!22!92, i&em 
53 Ongoing 
Responsible Party: Housing Authority, Redevelopment Agency, Board of 
Supervisors 

Subsidize or Reduce Development Impact Fees for Affordable Housinq 
Proqram Description: Where necessaw services and infrastructure costs can be 
offset from other sources, subsidize or reduce development impact fees for 
affordable housinq. 
Time Frame: 2004-2007 
Responsible Party: Redevelopment Agency, Board of Supervisors 

Financing Program for Affordable Developments 
(1 994 Housing Element Program 7.2) 
Program Description: The County, and the Board of Supervisors, in i t s  capacity 
as the Redevelopment Agency (RDA), shall continue and enhance i ts financing 
program for developments composed of at least 35% lower or very low income 
rental housing and target the financing to property currently designated Urban 
High or Urban Medium Residential and zoned Multifamily Residential (RM). The 
RDA shall establish a fund to assist in development costs, infrastructure fees or 
improvements, construction costs, and other such costs as are appropriate. 
The County shall also provide priority processing for such development at the 
lowest possible level of review consistent with the current County ordinances 
Obiective: Provide financial assistance for affordable projects 
Time Frame: 2002-2007 
Responsible Party: Redevelopment Agency, Board of Supervisors 

Identify Countv-Owned or Other Publicly Owned Lands Suitable for 
Affordable Housing 
Program Description: Prepare a County-wide survey or County owned or other 
publicly owned lands suitable for affordable housing development. Consider 
partnering with a non-profit or conveying such Land to  a non-profit for 
development of affordable housing. 
Time Frame: 2005-2006 
Responsible Partv: Planning Department, Redevelopment Agency, Board of 
Supervisors 

Leverage Additional Affordable Housing Funds 
(1 994 Housing Element Program 18) 
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Program Description: Continue to aggressively explore a variety of potential 
financial assistance programs from both the public and the private sector to 
provide more affordable housing units. 
Objective: Secure additional funding sources for affordable housing 
opportunities. 
Funding Sources: AHP Grant, CHRP. RHCP, MPROP, CDBG, HUD Section 202, 
HUD McKinney, HOME, FEMA, Tax Credits, Owner Non-Profits, Bank Loans, and 
Private Donations 
Time Frame: 2000-2007 As fundinq cycles require, and where appropriate, on a 
project bv proiect basis. 
Responsible Party: Planning Department, Board of Supervisors, Redevelopment 
Agency, Housing Authority, Housing Advisory Commission, County 
Administrative Office 

Innovative and Cost Effective Building Technology 
(1994 Housing Element Program 19) 
Proqram Description: Continue to encourage the production of more affordable 
units through modern building technology, such as manufactured housing. Such 
housing would need to  demonstrate that it meets building code, design criteria 
and neighborhood compatibility standards, Encourage the use of manufactured 
housing for affordable housing. 
Time Frame: 2000-2007 Continue to evaluate potential policies and programs 
to encourage the use of manufactured housing in  residential developments. 
Responsible Partv: Planning Department, Board of Supervisors 

Convert Existing Mobile Home Parks t o  Permanent Affordable Housing 
Proqram Description: Consider partnerships with nonprofit organizations to 
assist in  the purchase of existing mobile home parks in order to  increase 
affordability. 
Time Frame: 2002-2007 
Responsible Partv: Redevelopment Agency, local nonprofits 

Pilot Subsidy Program for Development of Second Units 
Proqram Description: €&w@x+W Maintain the program to provide subsidies ' 

to encourage the development of Second Units 
Time Frame: . Ongoinp 
Fundinq: Redevelopment housing funds 
Responsible Partv: Redevelopment Agency, Board of Supervisors 

0 
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Tenant Eviction Program 
Program Description: Support and continue programs for short term rental 
assistance when the tenant faces eviction due to  lack of rent payment as a 
result of one-time cash-flow problems. 
Funding;: CDBG Reuse Fund 
Time Frame: 2002-2007 
Responsible Party: Redevelopment Agency, Board of Supervisors 
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Emergency Winter Shelter Program 
Prowam Description: Continue to monitor and support funding for the 
Emergency Winter Shelter Program which provides shelter to homeless persons 
throughout the winter months. 
Time Frame: 2000-2007 
Responsible Party: Board of Supervisors, Continuum of Care 

Build Permanent Homeless Shelters and/or Commit Stable Sources of 
Funding 
Prowam Description: Continue to  support efforts of the Countywide Continuum 
of Care Coordinating Group to  address the needs of people who are homeless, 
including emergency, transitional and permanent supported housing, 
employment services, social services and mental health needs. 
Time Frame: 2002-2007 

I 

Goal 5. Promote Production of Special Needs Housing Units 

Although certain special housing needs have been addressed in the preceding 
sections, other needs, such as those of the homeless, farmworkers, the 
mentally ill, and the developmentally disabled, require specialized programs. 
Options may include supportive housing, transitional housing and temporary 
shelters. 

I 

Group Homes, Transitional Housing and Shelters 
Program Description: Ensure that local requirements conform with State Land 
Use Law regarding group homes, transitional housing and shelters, especially 
the number of beds triggering a discretionary permit. 
Time Frame: 2002-2007 
Responsible Party: Planning Department 

Small-Scale Homeless Shelters 
Program Description: Maintain the programs that allow for the operation of 
small-scale homeless shelters. 
Time Frame: 2004-2006 
Responsible Party: Planning Department, Board of Supervisors, Continuum of 
Care 
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Responsible Party: County Administrative Office, Continuum of Care, Human 
Resources Agency 

Homeless Shelter 
Program Description: In coordination with the City of Santa Cruz, help facilitate 
establishment of a homeless shelter(s) to  meet the needs identified in the Five 
Year Strateqic Homeless Continuum of Care Plan. 
Time Frame: 2W3 2004-2005 
Resoonsible Party: County Administrative Office 

Transitional Housing Facilities and Emergency Housing Site Development 
Program Description: Continue to support the development of transitional 
housing facilities and emergency housing in the unincorporated areas 
Countv to meet the needs identified in the Five Year Strategic Homeless 
Continuum of Care Plan. 
Time Frame: 2000-2007 
Responsible Party: Planning Department, Mental Health Housing Advisory 
Committee, County Housing Authority, Board of Supervisors, Human Resources 
Agency 

Continue Programs that Assist “Special Needs” Households 
Program Description: Continue to support the following programs: 

Seniors: Continue to support the provision of a Shared Housing Program 
for seniors and other households in Santa Cruz Countv. As Lone. as - 
funding remains available, provide financial support +or the 
administration of a Shared Housing Program. 
Seniors: Continue the provision of information on “Home Equity 
Conversion,” currently provided by the Santa Cruz County Housing 
Authority. 
Seniors: Continue to retain and maintain existing senior-only mobile 
home parks in  the County and facilitate improvements to ensure 
retention of seniors only status, and encourage maintenance of existing 
mobile homes consistent with State and federal Laws. 
Disabled: Continue to allow accessibility improvements as eligible work 
items in  the County-sponsored housing rehabilitation program. 
Al l  Special Needs Households: Continue to seek al l  available sources of 
financing for affordable housing opportunities for the special needs 
households in the Countv. . .. J 

Time Frame: 2000-2007 
Responsible Party: Planning Department, Board of Supervisors 

Inventory of Senior Housing Developments 
(1994 Housing Element Program 39) 
Program Description: Continue t o  maintain a current inventory of senior 
housing developments in  the County with information on development location, 
eligibility requirements, affordability, type of units, level of services offered, 
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etc ... Use existing inventory developed by the Seniors Commission as initial base 
data. 
Time Frame: 2000-2007 
Responsible Party: Planning Department, Seniors Commission, Senior Network 
Housing Program, Long Term Care Committee, Board of Supervisors 

Consumer Housing Information Service 
(1 994 Housing Element Program 40) 
Program Description: Continue to support the development of a “Consumer 
Housing Information Service for Seniors” by the Area Agency on Azing 
Time Frame: 2000-2007 
Responsible Party: Area Agency on Aging, Seniors Commission, Senior Network 
Housing Program, Board of Supervisors 

Inventory Existing Croup Homes and Board and Care Facilities 
Program Description: Inventory existing group homes, and board and care 
facilities. aR$ Identify strategies to protect these facilities from conversion to 
other uses and to  encourage the development of new facilities. 
Time Frame: 2003 
Responsible Party: Planning Department, Health Services Agency 

Senior Housing Priority Sites 
Program Description: Consider designating sites as “Senior Housing Priority 
Sites” 
Time Frame: 2004-2005 
Responsible Party: Planning Department, Board of Supervisors 

Reduce Capital Improvement Fees for Second Units 
Program Description: awise Consider revisinq the County Code and Unified Fee 
Schedule to  impose Capital Improvement Fees equivalent to  one bedroom for 
second units, regardless of the number of bedrooms proposed. 
Time Frame: 2003-2004 
Responsible Party: Planning Department, Board of Supervisors 

Encourage Units Suitable for Large Households 
(1994 Housing Element Program 41) 
Proqram Description: Continue to  monitor, in cooperation with non-profit 
housing providers, the type and size of new housing units approved for 
development. Encourage the development of larger-sized units (Le. 3 or more 
bedrooms) in both single-family as well as multi-family developments. 
Time Frame: 2000-2007 
Responsible Party: Planning Department, Redevelopment Agency, Board of 
Supervisors 
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Reasonable Accommodation for Disabled Households 
Program Description: Implement the Reasonable Accommodation Ordinance to  
provide increased access to existing housing for disabled persons. The 
Ordinance establishes a procedure (fee free) to consider requests for 
accommodations of building and zoning regulations, such as setbacks and lot 
coverage, to allow disabled persons to occupy existing residential structures 
without having to seek variances and other entitlements 
Time Frame: 2002 - 2007 
Responsible Party: Planning Department 

Expand Access for Disabled Persons 
Proqram Description: Expand access to housing for disabled persons by: 

Consider implementation of a inclusive house desim 
(“visitability”) ordinance. (2002-2003) 
Convene an annual meeting between the Housing Advisory 
Commission and the Commission on Disabilities to identify housing 
issues for future action by the Housing Advisory Commission and 
the Board of Supervisors. (2003-2007) 
Coordinate with the Tri-County Apartment Association and local 
property managers to develop and maintain a central l ist  of units 

a 

1. 

2. 

3. 

suitable for tenants with mobility impairments. 
Time Frame: 2002 - 2007 
Responsible Party: Planning Department, Commission on Disabilities, Housing 
Advisory Commission 0 
Mental Health Treatment Facilities 
Program Description: Support and facilitate the programs of the Human 
Resources Agency and the Health Services Agency to  provide additional crisis 
treatment facilities, transitional housing, social rehabilitation programs, 
permanent supportive housing beds, and RCFE beds for elderly with mental 
illness. 
Time Frame: 2003-2007 
Responsible Party: Human Resources Agency, Health Services Agency, County 
Administrative Office, Board of Supervisors 

Santa Cruz County Disabled Census/Housinq Needs Assessment 
Proeram Description: Conduct a countvwide Disabled Census/Housinq Needs 
Assessment in cooperation with the cities, the disabled community and 
appropriate agencies to determine the housinq needs for this group of 
residents. 
Time Frame: 2004-05 
Responsible Party: Board of Supervisors, Human Resources Aqency, Health 
Services Agency, cities, commission on Disabilities, Mental Health Advisory - Board 
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Development under State Employee Housing Act 
Program Description: Study the potential for increasing agricultural housing 
under the State Employee Housing Act program through a pilot program. 
Obiective: Provide information regarding development of farmworker housing 
under the State Employee Housing Act. (68 units) 
Time Frame: 2002-2007 
Responsible Party: Redevelopment Agency, Board of Supervisors 

Farm Family and Farm Work Second Unit Program 
Progjram Description: ' Maintain an ordinance to allow and 
promote second units on agriculturally zoned land, Second units permitted 
under this program shall be eligible for the same/similar incentives as other 
second units. A marketing and outreach program will be established to  promote 
the development of second units for farm families and workers. 
Objective: Increase the supply of decent affordable housing for farm families 
and farm workers in rural areas of the County. Encourage and facilitate 
development of 5 2 farmworker second unit per year. 
Time Frame: Adopted 4/9/02, pending California Coastal Commission review; 
Marketing and Outreach Strategy: by June 2004. 
Responsible Party: Planning Department, Housing Advisory Commission, 
Agricultural Policy Advisory Commission, Redevelopment Agency, CAO's Office, 
Board of Supervisors 

Reconstruction of Existing Farm Worker Housing Units 
Progjram Description: Continue to implement Ordinance No. 4388, adopted in  
1995, which provides that existing farm worker housing be rehabilitated by 
demolition and subsequent on site relocation and reconstruction of structures 
that are larger than those demolished, so long as: 

(1) neither the number of dwelling units, nor the maximum number of 
allowed occupants i s  increased beyond the level legally established on 
the site (including by continuing nonconforming use); and 

(2) the dwelling units are enforcably restricted in  compliance with the 
County's Affordable Housing Ordinance for the l ife of the unit to rental 
by very, very low income households to the maximum extent 
determined feasible by the Approving Body, and in no event exceeding 
very low income. 

Objective: Increase availability of safe and sanitary housing units for farm 
worker households suitable for large families. 
Time Frame: Ongoing 
Responsible Party: Planning Department 

Development of Williamson Act Lands for Farmworker Housing 
Proqram Description: Amend the Zoning Ordinance to allow for creation of 
parcels for farmworker housing on Williamson Act parcels, pursuant to Section 
51230.2 of the California Government Code. 
Time Frame: 2004 0 
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Responsible Party: Planning Department, Board of Supervisors 

Fundinn for Farmworker Housing - 
Proqram Description: Consider allocating a portion of in-lieu fees and/or 
housing rehabilitation funds for farmworker housing 
Time Frame: 2003-2007 
Responsible Party: Redevelopment Agency, Housing Advisory Commission, 
Agricultural Policy Advisory Commission, Board of Supervisors 

S&d@ M h 4  Farmworker Housing Needs 
Program Description: fi 

Implement the following land use and regulatory changes and aggressively 
pursue numerous housing programs and funding sources including but not 
limited to, the following: 

thf Priority processing for &l farmworker housing developments,-stldtas 

(b) Identify selected sites that are non- 
prime farmland parcels and allow the development of farmworker 
housing at  increased densities (ie. 12 units per state law); 

(c) v Develop a program in  conjunction with the 
Farm Bureau and non-profit housinq providers whereby a non-profit 
would develop, manage and maintain the farmworker housing 
development on a long term basis on farm land 

(e) Specify designations of sites for farmworker housing on the 
General Plan, Local Coastal Pian and land use maps 

(f) Review and consider t.u-&k revisions to the existing farmworker 
housing ordinance to clarify the requlations regardinq agricultural 
housinq 

. .  

. .  . .  . . .  (4 0 

(2) 9 ,I ' ,, 

(h) Pursue all available funds for farmworker housing, including State of 
Catifornia rural assistance funds, Farmers Home Administration funds, 
CDBG funding, private donations and funding sources such as noted in  
Appendix 1 of this Housing Element 
Develop marketing and outreach campaign for growers, nonprofit 
housing developers, farmworker advocacy groups, and other relevant 
groups by June 2002. 
In conjunction with the Housing Authority and other housing providers, 
assess the need for a second migrant farmworker center. If the need 
exists, seek funding, to construct such a facility. 

(i) 

(1) 

- 
Time Frame: 2004-2005 
Fundinq: County 

0 
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Responsible Party: Planning Department, Housing Advisory Commission, Board 
of Supervisors, Redevelopment Agency 

Ci ty  of Watsonville Measure U 
Program Description: Support the City of Watsonville’s implementation of 
Measure U 
Objective: City-centered housing development 
Timeframe: 2004 and on 
Responsible Party: Board of Supervisors 

Childcare Master Plan 
Program Description: Support the local Childcare Planning Council’s Five year 
Master Plan and consider incorporating incentives and revised standards to 
facilitate the development and continuing operation of family and Commercial 
childcare facilities. 
Objective: Provision of family and commercial childcare facilities to meet the 
need of Countv residents. 
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Time Frame: 2004-2005 
Responsible Party: Planning Department, Board of Supervisors, Health Services 
Agency 

Childcare Facilities i n  Multi-Family Developments 
Program Description: Encourage the development of dwellings suitable for 
family childcare in  all multifamily dwelling projects. Develop an ordinance to  
waive childcare developer fees and provide other incentives such as reduced 
traffic impact fees or increased Floor Area Ratio for projects that include at 
least 2 units designed for family childcare use. Consider incentives for a 
commercial childcare center to be included in a multi-family dwelling project 
of 25 units or more in accordance with County Code Chapter 15.02. 
Objective: Construction of units capable of being occupied by and operated as 
family childcare facilities. 
Time Frame: 2004-2005 
Responsible Party: Planning Department, Board of Supervisors 

Employer Assisted Affordable Housing Loan Programs 
Program Description: Modify local affordable housing loan programs so that 
they can be utilized on small-scale in-fi l l  employer-assisted housing projects 
without the need for lengthy County review processes. 
Time Frame: 2003-2007 
Responsible Party: Redevelopment Agency 

Goal 6.  Improve Energy Efficiency of Housing 
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Promoting energy efficiency in new and existing residences is  both an 
environmental sustainability measure and also a method for keeping housing 
utility costs low for renters and homeowners alike. 

Promote Energy Efficiency i n  New and Existing Residential Structures 
Program Description: Energy conservation can be encouraged in  existing 
development through weatherization and rehabilitation programs. Successful 
programs may include workshops, individual energy consultations provided free 
of charge, and weatherization and rehabilitation loan programs that provide 
low-interest financing for making improvements. In particular, these programs 
should target renter-occupied units. 
Time Frame: 2002-2007 
Responsible Party: Community Action Board, Pacific Gas & Electric 

4.7.4 Public Financial Resources for Affordable Housinq in Santa Cruz County 

Financial resources for affordable housing are held by the County of Santa 
Cruz, the 4 cities, 3 redevelopment agencies, and the housing authority. 
Funding resources include the twenty percent redevelopment tax increment 
set-aside, local development fees, and other resources such as public housing 
authority reserves and general funds. 

Twenty percent of the tax-increment in redevelopment areas must be set aside 
for affordable housinz, according to state Law. Two of the County’s four cities 
and the County itself have active redevelopment areas. 

The housing authority has an affordable housing resource in addition to their 
allocations of Section 8 vouchers and conventional public housing: their local 
reserve funds. The Local reserves may be used by a housing authority for 
housing purposes consistent with state and local law. However, much of these 
reserves is set aside to  cover cash flow and administrative costs and pay for 
shortfalls i n  conventional public housing, as well as to develop new 
opportunities for affordable housing. 
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4.8 OPPORTUNITIES FOR ENERGY CONSERVATION 

Government Code section 65583 (a)(7) An analysis of opportunities for energy 
conservation with respect to residential development. 

4.8.1 ENERGY CONSERVATION IN RESIDENTIAL DEVELOPMENT 

Home energy costs have become an increasingly significant factor in  housing 
costs as energy costs have risen, particularly in the past year with the ongoing 
energy crisis, soaring energy costs and the threat of rolling blackouts in 
California. Rate increases have resulted from a combination of escalating 
demand, reduced oil production overseas, and skyrocketing wholesale costs in 
the West, which have been blamed in  part on deregulation of California’s 
power market. Recently announced price hikes are expected to  cause monthly 
energy bills to increase by as much as 40 percent. 

Energy Conservation in residential construction in  California i s  regulated by the 
California Energy Commission through Title 24 of the California Administrative 
Code (State Building Code). State conservation standards for new Low-rise 
residential buildings and additions were revised in 1982 in response to rising 
energy costs to  include new technologies in  energy conservation and features 
that must be installed in new residential buildings. 

State Title 24, enacted in the 1980s, permits builders of new residential units 
to achieve compliance either by calculating energy performance in a prescribed 
manner or by selecting from three sets of conservation measures. In 
developing the standards, the State Energy Commission was concerned that the 
requirements not add an excessive, additional cost to the price of each housing 
unit. Under the adopted standards, it was then estimated that the initial costs 
range from $494 to  $5,816, depending on the methods used to comply. When 
compared to  the 30-year life cycle costs of installing, financing and maintaining 
the conservation measures, net savings to homeowners wil l be between 
$16,000 and $28,000, according to the Energy Commission. 

High utility costs affect all households but are particularly acute for low and 
fixed income households who do not have enough income to absorb cost 
increases. Many may be forced to  chose between paying uti l i ty bills, buying 
groceries, and/or paying for medication and other health care costs. 
Compounding the problem i s  the fact that most low income households live in 
rental housing. Because tenants are usually responsible for paying for utilities, 
many landlords,are not motivated to make large investments in  retrofitting 
their buildings with energy saving measures and appliances. For example, 
according to  PGEtE, the cost of running a refrigerator can range from $4 to as 
much as $30 per month depending on the size and age of the unit. A new 
refrigerator could result in substantial energy savings for tenants but many 
landlords are reluctant to  make this kind of investment. 
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Energy costs related to housing include not only the energy required for home 
heating, cooling and the operation of appliances, but the energy required for 
transportation to and from home. 

4.8.2 OPPORTUNITIES TO CONSERVE ENERGY 

A l l  proposed residential units are checked by the County Building Inspection 
Division to insure that their design and construction complies with the Title 24 
standards. Additions and alterations must also meet the Title 24 standards i f  
they increase the heated or cooled floor space of a building. The standards 
apply only to the new part of the building. 

In addition to building standards required by Title 24, the development 
application review process has the potential to contribute to energy 
conservation through site design and development plan review, when the 
following measures are included: 

e 

e a 0 

Lot patterns that maximize proper solar orientation, particularly in  
subdivisions, where there i s  sufficient area for alternate designs. Many 
subdivisions and minor land divisions use private roads that are narrower 
than public ones, permitting greater flexibility in  layout. 
Utilization of south facing glazing 
Use of natural light and ventilation 
Solar water heating 
Provision of wind breaks 
Shaded west walls 
Use of deciduous shade trees and drought tolerant plants 
Use of high efficiency mechanical systems and appliances 
Provision of shade trees 
Use of energy efficient building materials 
Use of better insulation 
Use of double glazed windows 

Energy conservation can be encouraged in  existing development through 
weatherization and rehabilitation programs. Successful programs could include 
County sponsored workshops, individual energy consultations provided free of 
charge, weatherization and rehabilitation loan programs that provide low 
interest financing for making improvements. The County Redevelopment 
Agency currently administers several such programs that provide loans, grants, 
and matching funds for rehabilitation and retrofitting. Several programs are 
available to  make existing residences more energy efficient or to help lower- 
income residents afford the cost of energy-most of which are available through 
Pacific Gas and Electric or non-profit organizations. PG&E funds the CARE 
(California Alternate Rates for Energy) program that provides a 20% discount on a 
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monthly energy bills for low income households and non-profit group Living 
facilities. 

The County General Plan contains numerous policies that encourage infi l l  
development and discourage development that i s  beyond the edge of currently 
urbanized areas. These policies serve to  encourage a development pattern 
that results in increased energy conservation. 

Additionally, the County maintains ordinances for the use of wind and solar 
energy as alternative energy sources for development. 

e 
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4.9 ASSESSMENT OF THE 1994 HOUSING ELEMENT 

4.9.1 BACKGROUND INFORMATION: 

State Housing Element Guidelines require that communities evaluate their 
previous Housing Element according to the following criteria: 

x Effectiveness of the Element 
x Progress i n  Implementation, and 
x Appropriateness of Goals, Objectives and Policies 

The County’s most recent Housing Element was revised and adopted in 1994. 
Despite many revisions, this Housing Element was never certified by the State 
Department of Housing and Community Development (HCD) as being in 
compliance with State Housins ELement law. The review of the 1994 Housing 
Element detailed below reviews the original Housing ELement approved by the 
Board of Supervisors and submitted to  HCD as the 1994 Housing Element, not 
subsequent revisions which were also not certified by HCD. 

4.9.2 EFFECTIVENESS OF THE 1994 HOUSING ELEMENT AND PROGRESS IN IMPLEMENTATION 

The 1994 Housing Element identified four broad housing goals: 

1. 

2. 

3. 

4. 

Housing Supply: to  insure a decent home and suitable living 
environment for all County residents. 
Housing Affordability: To protect and increase the supply of 
housing affordable by low and moderate income households. 
Existing Housing Conditions: To maintain and improve the physical 
condition of existing housing. 
Equal Housing Opportunity: To insure that all County residents 
have equal access to housing opportunities. 

For each of these four goals, the 1994 Housing Element identified supporting 
policies, objectives and programs for the furtherance of housing development. 
This section summarizes the content of the 1994 Housing Element, and 
describes the effectiveness of programs promoted therein. 

The review and evaluation of the 1994 Housing Element i s  organized according 
to  each housing goal from the 1994 Housing Element and includes a discussion 
of policies, objectives and progams as appropriate for each housing goal. For 
ease of reference, housing programs are referenced in  the numerical order i n  
which they were listed in  the 1994 Housing Element. 
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The following identifies the objectives from the 1994 Housing Element, the 
implementation goals and how those goals were or were not met. 

OBJECTIVE: 
4.1 To facilitate and encourage the use of allocated and available permits 
through simplified and expedited permit processing procedures and technical 
assistance and support to the development community. Exempt units 
affordable to very low, lower and moderate income households from the 
permit allocation process in  order to facilitate meeting new construction goals 
for affordable housing. 
4.2 Ensure that an adequate amount of publicly and privately held land i s  
designated in the General Plan and appropriately zoned to accommodate the 
County’s housing goals for affordable units. 

1. Permit Allocation System: 
The County will revise i t s  permit 
allocation system by exempting units 
affordable to very low, lower and 
moderate income households. The 
maximum number of units exempted 
wil l equal or exceed the new 
construction goal for very low, lower 
and moderate income households as 
identified by the County’s housing 
goals. 
2. Permit and Development 
Processing: 
Continue to  implement the 
recommendations contained in the 
Western Productivity Group 
Inc.Report (1989) and the Zucker 
Systems Report (1990) and additional 
“reform” measures which can 
improve permit procedures. In 
particular, recommended program 
and procedural changes that wil l 
reduce permit processing time, 
eliminate confusion and provide a 
better level of customer service to all 
potential clients should be evaluated 
and implemented as quickly as 
possible. 

amended on 6/2/92 (Ordinance 
Number 4202) to exempt all housing 
for vaery low, low and moderate 
income households from the 
Residential Permit Allocation System. 

1) October 6, 2000 Board of Supervisors 
letter 
2) In March 1997 the Felton Permit 
Center was opened to  serve the 
planning needs of north county. 
3)  In May 2001 the Aptos Permit Center 
was opened to serve the planning 
needs of south county. 
4) Western Productivity Report, Zucker 
Report. 
In June 1993 the Planning Department 
presented a report to the Board of 
Supervisors that indicated that all 
recommendations of the Zucker and 
Western Productivity Reports had been 
or were being implemented. 
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3. Inventory of Vacant and 
Underdeveloped Parcels/Rezoning: 
Maintain and improve upon the 
inventory of vacant and 
underdeveloped parcels in  the 
County, both within the Urban 
Services Lines (USL) and in rural 
areas. Evaluate the appropriateness 
of rezoning existing residentially 
zoned land to higher density, 
especially sites that would be 
appropriate as “H” sites (higher 
density, affordable housing sites); 
investigate the potential for re- 
designating commercial, industrial or 
publicly owned land to residential; or: 
permitting residential uses in 
combination with commercial or 
industrial use. 
4. Annual Report on Growth Goals and 
Building Activity: 
In i t s  annual report to  the Board of 
Supervisors on growth goals, the 
Pianning Department shall also 
include information on: a) level of 
residential construction during past 
year and the Level of density t o  which 
parcels have been developed. In 
specific, the report shall summarize 
land divisions or subdivisions 
approved/constructed and a 
comparison of the maximum 
allowable density for those parcels 
and the density actually approved, 
and b) progress on achieving the new 
construction goals as identified in  this 
Housing Element. 
5. Densitv Bonus Program 
The Couity shall pr&eed with 
adoption and implementation of an 
ordinance which complies with State 
Density Bonus Law providing a 25% 
density bonus (plus the potential for 
additional incentives) to developers 
DroposinglO% very low or 20% lower 

1) Inventory has been maintained; and 
is  used to develop the 2002 Housing 
Element. 
2 )  Appropriate sites evaluated in 2002 
for potential as higher density 
3)  Commercial/industrial parcels 
evaluated in 2002 with the Housing 
Advisory Commission 
4) Mixed uses are allowed per 
ordinance with density and height 
bonuses. 

The annual Growth Goals Report, 
accepted by the Board of Supervisors, 
includes information regarding the 
following: 
a) A listing of the approved and 
pending Land divisions for the past 
year; and a projection of the number 
of buildins permits necessary to meet 
the demand from these developments. 
A comparison of allowed vs. provided 
density i s  not included. 
b) the progress towards achievins the 
new constructions goals identified in  
the Housing Element. 

Density Bonus Ordinance (County Code 
Section 13.10.391) adopted 12/13/94 
(Ordinance Number 4346). Ordinance 
has been used by three projects: Two 
100% affordable projects and one 
senior housing project. 
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income or 50% qualifying senior 
projects. 
5.1 Accessory Dwelling Program 
Implement the County's new 
Accessory Dwelling Ordinance that 
was adopted in 1993 by the Board of 
Supervisors, entailing revisions to the 
County's former Second Affordable 
and Accessory Second Dwelling 
Ordinances. The ordinance revisions 
provide greater flexibility in the 
areas of accessory unit design, size 
and location, as well as in tenancy 
types and eligibility criteria. 
Consider eliminating the guest house 
ordinance in  conjunction with 
implementation of the accessory 
dwelling program to facilitate the 
beneficial housing impacts 
anticipated. Prepare public 
information and program outreach 
materials, and monitor program 
activity. 

6. Land Use Consistency 
Review General PLan land use 
designation and zoning designations 
on land parcels to  ensure that the 
two designations are consistent 

7. Residential Fee Structure 
Review existing residential unit and 
accessory dwelling fee structure; 
evaluate appropriateness of current 
fee structure and simplify where 
necessary 
8. ResidentiaUCommercial Mixed Use 
Through the General Plan Update 
and town plans, evaluate the 
potential of additional housing 
provided on upper floor areas in  

The Second Unit program allows second 
dwelling units to be constructed on 
residential and agricultural parcels in  
accordance with specific criteria. 

The Board of Supervisors took action on 
August 4, 1998 [Ordinance No. 4496-C] 
to: 
Increase the maximum size; decrease 
level of review from level 5 (public 
hearing) to  level 4 (administrative 
review with public noticing); decrease 
permit costs; changed occupancy to 
allow family members; guest houses 
were eliminated; outreach 
programlbrochures created; and 
required ongoing program monitoring; 
an amendment to  allow 2"d units on 
agricukural land [adopted April 9, 20021 
is  pending California Coastal 
Commission approval. 

Second Unit Program public information 
is on the Planning Department website 
and is  available in  Planning Department 
brochures. 
1) Urban designations and zoning 
reviewed and ensured consistency as of 
5 I24 I94 
2) Rural zoning amendments completed 
in  1998 and 2002 (Highway 9 
consistency study performed in 2002) 
Ordinance Number 4457 reduced the 
level of review for second units from a 
public hearing to administrative review. 
The permit application costs were 
reduced from $1400 to $700 for this 
review. 
Mixed uses allowed in several 
commercial zone districts; parking and 
fee reduction are available on a project 
basis. Additional height allowed for 2 
stories of affordable residences. 
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commercial areas. Where elements 
of convenience, commercial propert! 
security and compatible 
environments warrant, consider the 
possibility of encouraging mixed use 
developments. In addition, evaluate 
appropriate incentives (such as 
reduced parking requirements) as 
well as zoning incentives to 
encourage “work/live” spaces in  
such areas. 

9. Allowance of Residential Uses in 
Commercial Zones 
Through the General Plan Update 
and town plans, consider allowing 
higher density residential 
development, secondary to the 
commercial use, i n  appropriate 
commercially-zoned areas. 

IO. Clarification of Land Use 
Regulations 
As directed by the Board, revised 
Land Use and Zoning regulations of 
the County Code (Volume 2 )  with the 
goal of clarifying and simplifying 
regulations for use bv the Public and 
the development c o m m d t y .  
10.1 Construction Legalization - 
Program 
4s approved by the Board of 
Supervisors, allow building and/or 
development permits to  be issued to 
jtructures lacking permits built on or 
3efore October 19, 1993, if they 
neet applicable building and 
development regulations currently in 
Sffect; or those in effect at the time 

Mixed uses allowed in several 
Commercial zone districts; parking and 
fee reduction are available on a project 
basis. Program resulted in  limited 
number of new projects due to slow- 
down in Commercial property 

for these types of uses. Further 
incentives should be developed. 

p 

See #8, above. 
Maior amendments were deferred due 

~ 

to budgetary constraints, however, 
numerous administrative changes were 
made that attempted to  streamline the 
*eview process, including opening two 
satellite Planning offices, accepting 
wilding plans online, improving the 
Jver-the-counter permit process, etc. 

the mid- 1990s, the Construction 
-egalization Program was implemented. 
This program allowed units constructed 
Nithout permits to be legalized and 
iermitted i f  they me certain zoning and 
iuilding criteria. Approximately 80 
inits were legalized through this 
irogram. The program was completed 
n 1996. 
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of construction, i f  health and safety 
hazards are not created; or subject 
to  Planning Director approval. 

10.2 Fair Share Housing 
Work with the City of Watsonville to  
consider possible allocation of 
County Fair Share Housing Goals to  
Watsonville in conjunction with 
County support for City annexations 
to meet Pajaro Valley housing needs. 

The Board of Supervisors i s  considering 
the implementation of a similar 
amnesty program for second units in 
2002. 
No shared allocation arrangement has 
been agreed upon by the County and 
the City of Watsonville. However, the 
County and the City have reached 
agreement on two major issues: 
1) The timing of the Freedom 
Annexation was delayed to  allow for the 
completion of 2 County RDA funded 
projects(Vista Verde and Pajaro Lane) - 
projects that would not have been built 
without such funding. 
2 )  The County Board of Supervisors 
adopted a Resolution in support of the 
City’s Urban Growth Initiative - a 
grassroots developed plan for ordered 
growth in  the Pajaro Valley. 

OBJECTIVE 
4.4 Preserve the existing housing inventory of 1,329 housing units through the 
following actions: 

a) monitor the status of the renewal of Section 8 contracts for both Villa 
San Carlos and Pajaro Vista, 

b) preserve the existing affordable housing stock by maintaining a 
comprehensive and updated information data base on the units included 
under the inclusionary housing (Measure J) program and other units 
considered to be “affordable.” Information to be maintained includes 
household income levels, household type, rent levels, sales prices, 
affordability restrictions, household tenure, etc., and 

c) continue to utilize the Foreclosure Fund for Affordable Units to  assist 
threatened affordable units. 

4.5 Conserve the County’s existing stock of 3,480 mobile homes by continuing 
to  enforce County ordinances that protect mobile home parks from conversion 
and provide rent stabilization agreements. 

4.6 Preserve the County’s existing stock of rental units and assist in the 
production of new rental units, as they provide affordable housing 
opportunities. 

IMPLEMENTATION 1 CURRENT SCHEDULE/~TATUS 
11. Support the development of new I a) See Program # I .  
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iffordable housing opportunities for very 
ow, lower and moderate income 
iouseholds by: 

a) Exempting affordable units from 
the Permit AlLocation System (See 
Program #I ) 

Housing program (Measure J) and 
revising the Affordable Housing 
Ordinance (Chapter 17.1) as 
necessary: to simplify the 
program; and, to create 
incentives for developers to 
participate in the program such as 
financial incentives or technical 
assistance (i.e. special permit 
handling, priority processing) 
incentives, 

c) Passage of a Density Bonus 
Ordinance which provides 
incentives to developers proposing 
10% very low or 20% lower income 
or 50% qualifying senior projects, 

d) Increasing coordination with the 
Redevelopment Agency in  
providing incentives to 
developers, and 

e) Seeking the $398-643 million 
dollars in funding necessary to 
subsidize the production of the 
estimated 4,675- 7,672 affordable 
housing units. 

b) Continuing the lnclusionary 

b) lnclusionary housing program 
continues. County Code Chapter 
17.10 has been revised to  provide a 
wider range of options for 
developers to meet the affordable 
housing requirements, including in  
lieu fees, existing unit conversions, 
non-profit partnerships, and of 
course, affordable unit 
construction. Incentives include 
priority processing for projects with 
25% affordable units, fee waivers 
(park dedication fees) for 
affordable ownership units; and 
density bonus provisions (see 
below). 
c) A Density Bonus Ordinance 
(Section 13.10.390 e t  seq.) meeting 
state law was adopted on 12/13/94 
(Ordinance No. 4346). 
d) The Redevelopment Agency is  
involved in the review of all 
discretionary use permits 
originating in the Redevelopment 
Project Area. The Redevelopment 
Agency continues to  work with non 
profit housing developers on 
affordable housing both inside and 
outside the Project Area. The 
Redevelopment Agency acts as a 
broker for and lender to  non-profit 
housing developers and 
Redevelopment Agency financing 
leverages funds for multifamily and 
other types of affordabte housing 
projects. As a result, during the 
past decade, the Redevelopment 
Agency has provided funding far 
development of numerous projects 
which have yielded 474 new 
affordable housing opportunities. 
e) The Redevelopment Agency, in 
conjunction with a number of non- 
profit housing providers, has 
obtained funding for the 
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12. Mobile Home Park Preservation and 
Affordability 
Continue to  implement County Code 
Chapter 13.13, as may be amended from 
time to time, which provides guidelines 
for the mobile home rent stabilization 
program. In addition, continue to 
implement County Code Chapter 13.30 
which restricts mobile home park owners 
from converting parks to other uses. 
Consider creating a special land use 
category for mobile homes and 
designating existing parks as “Mobile 
Home Parks” on General Plan Land Use 
Map. Maintain the Mobile Home Co-op 
Conversion Program managed by the 
Redevelopment Agency. 
13. Condominium Conversion and 
Demolition/Replacement Housing 
Continue to implement the Condominium 
Conversion Ordinance (County Code 
Chapter 14.02) to  protect the rental 
housing stock. Continue to  implement 
the Demolition and Replacement 
Ordinance (County Code Chapter 12.06) 
which requires replacement of 
affordable housing units that are 
demolished or converted to non- 
residential us and located in  projects of 
3 or more units. 
14. Coordination with Other Public and 
Private Organizations 
Continue to  work with the Housing 
Authority, non-profit housing developers 
and for profit developers on developing 
affordable housing opportunities. 
Maintain adequate data bank on housing 
stock characteristics and make available 
to interested parties who may need it for 
funding applications and program 
descriptions. 

development of a number of 
projects, including The Farm, San 
Andreas, Murphy’s Crossing, Pajaro 
Lane, Vista Verde, and Loma Linda. 
County Code Chapter 13.32 
regulates Rental Adjustment 
Procedures for Mobile Home Parks. 
(The prior Housing Element 
erroneously identified Chapter 
13.13 as the pertinent code 
section.) 

County Code Chapter 13.30 has 
been maintained and implemented. 

MobiLehome Park Combining District 
created 5/23/95 (Ordinance 
Number 4370) to designate and 
protect existing Mobile Home Parks. 

County Code Chapter 14.02 
(Condominium Conversion 
Regulations) and 12.06 (Demolition 
of Habitable Residential Structures 
Suitable for Relocation) have been 
maintained and implemented. 

The Redevelopment Agency has 
worked with local non-profit 
housing development corporations, 
non-profit social service agencies, 
the Housing Authority, local 
farmers, institutional employers, 
the County’s Human Resources and 
Health Services Agencies, as well as 
many private sector entities to 
develop affordable housing 
opportunities. 
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15. Foreclosure Fund 
Continue to maintain a revolving fund to  
assist inclusionary (Measure J) units or 
any other eligible affordable units in  
threat of foreclosure proceedings. The 
funds are used t o  maintain the 
affordability of the unit to a lower or 
moderate income household and to 
preserve the unit as part of the County’s 
affordable housing stock. 

15.1 Interest on Tenants Security 
Deposits 
Continue to require that tenants security 
deposits earn interest that i s  payable to 
the tenant on an annual basis or at the 
time tenancy ceases. Interest rates wil l  
be evaluated to ensure that they reflect 
general market conditions. 
16. Affordable Housing Outreach 
Designate the “Affordable Housing 
Outreach” program as a high priority 
work task for the 1991 -1 996 program 
years. As part of that program, include 
the following items for staff t o  
complete: 

a) Aggressively inform the public and 
the development community 
about the availability of permits 
for affordable housing units. 

improving the public’s perception 
of the Planning Department’s 
attitude about housing, especially 
affordable housing. Nurture and 
approach t o  housing development, 
with staff that are enthusiastic 
and helpful to  developers who 
wish to  provide affordable 
housing. Fast tracking of 
applications, 

c) Use consistent language in  
reporting information on 
affordable housing. Affordable 

b) Continue to  work towards 

The Fund was established to assist 
owners of permanently affordable 
housing units created as a result of 
County housing programs, such as 
the inclusionary housing (Measure J) 
and the First Time Homebuyer 
Programs. Owners facing imminent 
foreclosure on their mortgage may 
receive temporary financing to cure 
the default and prevent foreclosure. 
The purpose of this Fund is t o  retian 
the affordability of the unit. 
County Code Chapter 8.42 requires 
interest to  be paid on a l l  residential 
rental deposits, based on an 
annually established percentage. 

a) A listing of available affordable 
units is  published weekly and 
distributed. 
b) Staff participated in monthly 
evening seminars sponsored by a 
local real estate firm to inform 
prospective home purchasers of the 
available housing options in the 
County. 
c) The database created to  meet d) 
(below) has consistent lansuage 
describing and cataloging affordable 
lousing. 
3) A database has been developed 
Nith required information. 
?) Staff i s  monitoring the location of 
i ew affordable housing to date. 
listribution has been fairly uniform 
3cross the urban area. 
’) Brochures have been prepared 
‘or public use which describe the 
iarious housing programs run or 
upported by the County. The 
’lanning Department website has 
inks to these documents. 
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housing includes the inclusionary 
(Measure J) program as well as 
other units developed with 
government assistance, whose 
affordability i s  restricted for a 
period of time. 

d l  Provide improved household and 
unit data for the County’s 
affordable housing units, including 
the inclusionary units as well as 
other affordable units built by 
non-profit and for-profit 
developers. Organize the data as 
appropriate for the needs of the 
Planning Department, 
Redevelopment Agency and the 
Housing Authority. A t  a minimum, 
include: 

# of total housing units developed 
# of total affordable units 
developed (including inclusionary 
units) 
# of lnclusionary (Measure J) units 
developed 
# of affordable units according to  
household income categories; that 
is, a breakdown of units according 
to  whether they are affordable by 
very low, lower or moderate 
income households 
# of affordable units by income 
category (see above) and 
household tenure (owner and 
renter) 
type and length of affordability 
restrictions and monitoring 
requirements 

Report the information above on an 
annual basis i n  the staff report 
prepared for the establishment of 
growth rates and permit allocations. 
e) In conjunction with e) [sic] above, 

monitor the location of affordable 
units in  the County. Develop and 
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implement a policy which 
encourages the proportional 
distribution of affordable housing 
units in the County, based on the 
existing supply of affordable 
housing, the development 
potential of the area, and the 
access to  employment 
opportunities. 

reauirements and Drocedures for 
f) Prepare a brochure outlining 

affordable housini. 
17. “Second Unit” Procram 
Implement the newly adopted Accessory 
Dwelling Ordinance so that more 
property owners are encouraged to  
provide second units. Create incentives 
(either financial or technical assistance 
with permit processins) t o  encourage 
xoperty owners to  provide more 
3ffordable units and develop public 
nformation/outreach program to correct 
3ublic misperceptions and encourage 
xogram participation. 
18. Leverage Additional Affordable 
-lousing Funds 
lggressively explore the variety of 
iotential financial assistance programs 
‘rom both the public and the private 
iector to  provide more affordable 
lousing units. 

19. Innovative and Cost Effective 
3uilding Technology 
incourage the production of more 
iffordable units through modern building 
echnology, such as manufactured 
lousing. Such housing would need to  
lemonstrate that it meets building code, 
lesign criteria and neighborhood 
ompatibility standards. Evaluate the 
iossibility of adopting a policy 
ncourazing developers of affordable 
sousing to consider the use of 

3rdinance implemented and 
3mended to decrease level of 
-eview and costs, increase allowed 
mit size, and broaden allowed 
xcupancy. A fee subsidy is  
wailable to offset the permit costs 
’or second units with affordable 
’estrictions. 

4 brochure is  available both at the 
Jlanning Department and online. 

luring the past decade, every dollar 
:ontributed by the Redevelopment 
Igency has resulted in leveraging 4 
follars of federal and State funds. 
iince 1988, the Redevelopment 
igency spent about $18.9 million of 
ts  fund which leveraged more than 
i83 million in  federal and State 
unding. 
hanufactured housing i s  allowed in  
he residential zone district. A 
)olicy encouraging the use of 
nanufactured housing as affordable 
lousing has not been implemented. 
iowever, due to construction and 
and costs in  this area, 
nanufactured housing i s  a cost 
affective option. 
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manufactured housing in their 
developments. 
20. Coordination with New Community 
Housing Program Initiatives 
Support the work of the Greater Santa 
Cruz County Community Foundation in 
their objective to  develop a public- 
private initiative to address housing 
issues. The Foundation has been 
awarded a $500,000 grant to administer 
a 5 year program designed to bring 
together pubic and private leaders in  the 
community to identify housing problems 
and solutions. Encourage the Foundation 
to develop programs that wi l l  provide for 
greater affordable housing opportunities 
in  the County. 
21. Housing Trust Fund 
Investigate the feasibility of developing a 
Housing Trust Fund to provide an 
additional source of financing for housing 
that i s  locally-controlled and managed. 
Housing Trust Funds have been 
established in  other communities to 
provide additional sources of funding and 
program support for affordable housing. 
Examples of funding resources that other 
communities have used to establish 
Housing Trust Funds include real estate 
property transfer taxes, hotel and motel 
taxes, private and public donations and 
General Fund transfers. 
22. Preservation of Affordable Units, 
Including Government Assisted Housing 
Developments 
Preserve the affordable housing units in  
the County’s housing stock (1,329 units 
as of December, 1990). A significant 
portion of those 1,329 units are the 698 
affordable housing units that have been 
assisted with HUD financed mortgages 
and/or Section 8 assistance. Two of the 
HUD- assisted developments, Pajaro 
Vista and Villa San Carlos, are scheduled 
to  have their Section 8 rental subsidies 

Santa Cruz County staff  participated 
in the Santa Cruz Community 
Foundation’s housing workshops and 
pilot projects. 
Resulted in  Action Paiaro Vallev. 

Numerous entities in  the community 
are exploring the potential for 
creating a housing trust fund. 
County staff has participated in 
those discussions. 

These units have been maintained 
in  their affordable status. 
However, the threat of loss of these 
units to  market rate i s  continuing. 

The status of the renewal contracts 
are monitored and contingency 
plans are in  place to  address the 
potential non- renewal of contracts. 
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renewed during the time frame of this 
Housing Element. Monitor the status of 
those renewal contracts and develop 
contingency plans as needed if contracts 
are not renewed. 
23. New Assistance Programs: Relocation 
and Rental Deposit Funds 
Develop programs t o  1) assist residents 
who may need relocation assistance 
because of public and private actions 
and, 2 )  assist lower income residents in 
securing housing entry costs (rental 
deposit and security costs). As part of 
the relocation program, develop policies 
to minimize relocation as much as 
possible. If relocation is  necessary, 
design appropriate policies and funding 
resources to  assist with both temporary 
and permanent relocation. 
24. Co-Housing Opportunities 
Evaluated the feasibility of developing a 
Co-Housing Ordinance. Work with local 
groups and individuals interested in 
promoting co-housing opportunities. 

1) Relocation Assistance for 
Displaced Tenants, County Code 
Chapter 8.45 identifies the 
assistance requirements for 
displaced tenants. 
2 )  A program is  in place to assist 
tenants with funds for security 
deposits through the 
Redevelopment Agency. 

individuals or developers was found. 

OBJECTIVE 
4.7 Encourage the continued rehabilitation and maintenance of the County’s 
existing housing stock. The objective for 1991 -96 wil l  be to assist 75-100 units 
per year (or 375-500 units over the five year period) with publicly assisted 
rehabilitation and to  encourage the private rehabilitation and maintenance of 
units. 

25. Housing Rehabilitation Program 
Continue to  administer the housing 
rehabilitation program and provide 
financial and technical assistance to 
property owners to  rehabilitate their 
housing units. Expand the 
rehabilitation program to  include 
more funding resources and to ensure 
adequate assistance for all types of 
rehabilitation needs, including rental 
rehabiLitation, rehabilitation of owner 
occupied units and rehabilitation of 
mobile homes. Seek State CDBG funds 

The Redevelopment Agency has 
continued to administer the Housing 
Rehabilitation Program which i s  
directed primarily toward mobile 
home rehabilitation. Unfortunately, 
due to the County’s inability to get 
Housing Element certification, the 
County has been unable to expand this 
program through the State’s CDBG 
funding. 
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during 1991-96 period to  both extend 
and broaden the County’s existing 
rehabilitation program. 
26. Housing Rehabilitation Funding 
Sources 
To support Program #25, aggressively 
pursue all sources of funding for 
rehabilitation of housing units. The 
State Community Development Block 
Grant (CDBG) program has provided 
funds for the County’s rehabilitation 
program in  the past and the County 
wil l  continue to request CDBG funds 
from the State for the continuation for 
the rehabilitation program. Other 
potential resources include the federal 
housing programs such as Section 312, 
the Rental Rehabilitation Program, the 
HOME program, and state housing 
programs such as California Housing 
Rehabilitation Program (CHRP) for 
both owner occupied and renter 
occupied housing. 
27. Maintenance of Existing Units 
Continue administration of the “Civil 
Penalties” program which establishes 
civil penalties for illegal construction 
or conversion of residential structures. 
This program establishes substantial 
penalties for construction or 
conversion of structures which require 
a building or development permit. 
Continue to  enforce Title 24 
requirements for residential 
construction activities. 
28. Inter-Jurisdictional Coordination of 
Housing Rehabilitation Activities 
Evaluate the possibility of cooperating 
with other local jurisdictions in the 
County that are operating housing 
rehabilitation programs to see i f  there 
could be some cost-savings regarding 
staffing levels or program 
administration. 
29. Updated Housing Condition Survey 

luring the past decade, the County, 
:hrough the Redevelopment Agency, 
ias been successful in attracting other 
.ehabilitation funds for projects 
ncluding apartment acquisition and 
,ehabilitation, as well as mobile home 
icquisition and rehabilitation. 

rhis program continues to be 
implemented. 

Each local jurisdiction focuses i t s  
program in unique ways and it has 
been difficult to  coordinate them. 

Due to budgetary constraints and .- 
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Data 
Maintain a current housing condition 
survey of housing units in  the County. 
Update as needed and include revised 
number of units in need of 
rehabilitation and replacement in 
amendments to  the Housing Element 
on a resular basis throughout the 
1991-96 time frame. 
30. Program for Unpermitted Units 
Implement the Construction 
Legalization Program, geared toward 
legalization of unpermitted residential 
additions and/or structures. The 
purpose of this program i s  to  correct 
health and safety deficiencies and to  
provide rehabilitated decent, safe and 
sanitary housing units, where 
appropriate. It i s  recognized that this 
type of program will involve a 
significant level of staff and funding 
resources and wi l l  also involve 
extensive public outreach and 
education. 
31. Encourage the rehabilitation of 
seasonal and motel units located 
outside the coastal zone to permanent 
residential housing units through the 
County’s housing rehabilitation 
program and the Redevelopment 
4gency’s housing programs. 

31 . I  Mobile Home Parks 
Ionsider establishing a Mobile Home 
’ark combining zone district to  
‘ecognize this housing type as having 
ind important role in  meeting the 

staffing shortages, this survey has not 
been performed. The last housing 
condition survey was competed 
between 1985-1990. That survey was 
a block by block housing condition 
windshield survey of Freedom and 
Davenport for a CDBG grant 
application. 

In the mid- 19905, the Construction 
Legalization Program was 
implemented which allowed property 
owners to legalize units constructed 
illegally i f  they met certain 
requirements. Approximately 80 
permits were issued through this 
program. The program was completed 
in 1996. 

The Santa Cruz County Board of 
Supervisors adopted a Recreational 
Vehicle Park Conversion Ordinance 
which provided that certain 
recreational vehicle parks containing 
seasonal and dilapidated residentiai 
units can be rehabilitated and 
converted into full time occupancy. 
(County Code Sections 13.10.456 to  
13.10 458, Ordinance Number 4370) 
Additionally, the Board of Supervisors 
has expressed continued support of 
the Redevelopment Agency’s efforts 
to develop seasonal farm worker 
housing under the provisions of the 
State Employee Housing Act. 
Mobilehome Park Combining District 
created 5/23/95 (County Code 
Sections 13.10.456 to 13.10 458, 
3rdinance Number 4370) to designate 
wid protect existing Mobile Home 
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affordability needs of the community. 
Include site and use standards for 
parks with minimum age requirements 
(Senior Parks) as appropriate as 
required by State and Federal Fair 
Housing law. 

Parks. 

OBJECTIVE 
4.8 Continue to  ensure that al l  households have equa( access to  housing 
opportunities and strive to address the housing needs of those households 
identified as “special need” households in the Housing Element. In addition to 
the programs listed below, support the recommendations for households with 
special needs as listed in Section 4.2 of this document. 

32. Continue Programs that Assist 
“Special Need” Households 
Continue to support the following 
programs: 

a)  Seniors: Continue to support 
the provision of a Shared 
Housing Program for seniors 
and other households in Santa 
Cruz County. As long as 
funding remains available, 
provide financial support for 
the administration of a Shared 
Housing Program 

b) Seniors: Continue the provision 
of information on “Home Equity 
Conversion, ” currently provided 
by the Santa Cruz County 
Housing Authority. 

c) Seniors: Continue to retain and 
maintain existing senior-only 
mobile home parks in the 
County and to  encourage 
maintenance of existing mobile 
homes. 

d) Disabled: Continue to  allow 
accessibility improvements as 
eligible work items in  the 
County-sponsored housing 
rehabilitation program. 

e) AU Special Need Households: 
Continue to  seek all available 

a) The Redevelopment Agency has 
continued to  contract with Senior 
Network Services to provide house 
sharing services. 
b) The Housing Authority of Santa Cruz 
County continues to provide 
information in response to  inquiries on 
the “Equity Conversion Program.” 
c) Santa Cruz County continues to 
retain mobile home rent control as a 
key aspect of retaining affordability in  
mobile home parks and provides a 
mobile home rehabilitation program 
targeted to  fixed income households. 
Existing senior only mobilehome parks 
continue to exist and be maintained. 
d) The Redevelopment Agency 
continues to  allow and ensure 
accessibility improvements as part of 
the Redevetopment Agency’s 
rehabilitation program. Additionally, 
the Reasonable Accommodation 
Ordinance was approved by the Board 
of Supervisors April 9, 2002. 
e) The County and the Redevelopment 
Agencv continued to seek funds to 
address the needs of al l  special need 
households. Unfortunatelv, manv of 
the funds were unavailable due to the 
status of the Countv’s Housinq 
Element. Funds have been leveraqed 
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sources of financing for 
affordable housing 
opportunities for the special 
need househotds in the County. 
Examples of the types of 
sources to  be examined include 
federat program; such as the 
Section 8 (Existing) rental 
subsidy programs, Section 202 
housing financing, State of 
California housing assistance 
programs, and private financing 
resources. 

33. Fair Housing information 
Continue to  funb the dissemination of 
Fair housing and anti-discrimination 
information to  County households. In 
3ddition, support the continuation of 
services provided by the County’s 
3ffice of Consumer Affairs to provide 
tenant/landlord information. 

34. Security Deposit Interest 
3rdinance 
Continue to  implement the Security 
leposit Interest Ordinance which 
Xipulates that interest earned on 
iecurity deposits for residential rental 
m i t s  be repaid to  the tenants. 
35. Study of Farmworker Housing 
qeeds 
Ionduct a comprehensive study of the 
lousing needs of farmworker 
iouseholds during 1992-93. Based on 
:he results of the study, aggressively 
Iursue numerous housing programs 
md funding sources including, but not 
imited to, the following: 

a) priority processing for 
farmworker housing 
developments, 

b) allowance for increased density 
on selected sites that are non- 
prime farmland parcels, 

throuqh various non-profit 
orqanizations to construct housing. for 
disabled (Linda Vista), farmworkers 
jSan Andreas, Murphy’s Crossinq, etc) 
and other low income households (The 
Farm, McIntosh MHP, etc). 

1) The Planning Department website 
contains “links” to Federal and state 
housing discrimination Hotlines. 
2) The County’s Housing Information 
section (under the Planning 
Department website) l i s t s  a number of 
housing resources in all jurisdictions in 
the County, including the County’s 
Office of Consumer Affairs 
TenanULandlord Information Line. 
Tenant’s Interest on Security Deposit 
for Residential Rental Property, County 
Code Chapter 8.42, continues to be 
irnptemented. 

The Redevelopment Agency helped 
fund a study of farm worker housing 
and health needs. in addition, the 
County has revised regulations to 
facilitate: a) Reconstruction or 
rehabilitation of farmworker housing, 
b) Development of farmworker housing 
under the provisions of the State 
Employee Housing Act, and c) 
Development of new housing designed 
for farmworkers such as Jardines Del 
Valle (17 units), San Andreas Farm 
-abor Camp (42 units), and Villas Del 
aaradiso (50 units). 
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c) reuse of auxiliary facilities on 
existing sites, 

d) specific designation of sites for 
farmworker housing on the 
General Plan, Local Coastal 
Plan and land use maps, 

e) evaluation of the “Rural Village 
Cluster Housing” concept for 
farmworker housing, 

f) review and consider further 
revisions to  the existing 
farmworker housing ordinance, 
and 

g) pursuit of all available funds 
for farmworker housing, 
including State of California 
rural assistance funds, Farmers 
Home Administration funds, 
CDBG funding, private 
donations and funding sources 
such as noted in Appendix #I of 
this Housing Element 

The County funded the “Santa Cruz 
County Farmworker Housing Needs 
Assessment Studv (1995) to gain better 
data on local housing needs. Santa 
Cruz County and Monterev Countv 
jointly funded the “Farmworker 
Housing, and Health Assessment Studv” 
[ZOO1 ); Farmworker housing, needs 
studies helped decision makers 
understand more specifically the 
interdependence between the 
continued economic vitalitv of 
agriculture and the need to house 
farmworkers. This deeper 
understanding resulted in the Board of 
Supervisors approval and subsequent 
development of the Jardines, and San 
Andreas projects aimed at and built 
specifically for farmworker families as 
well as approval of the Recreational 
Vehicle park Conversion Ordinance 
which provided new farmworker 
housing i n  old seasonal trailer Darks. 

In some of the Countv’s affordable 
housing projects such as Paiaro Lane 
and Marmos a number units have been 
set aside specifically for farmworker 
families. 

In addition, the Board also directed 
staff of the Redevelopment Agency to: 

Explore the feasibility of rehabilitating 
existing farmworker units for active 
agricultural operations along North 
Coast. 
Structure an alternative approach to 
Employee Housing Act that provides 
certain incentives for farmers who 
allow their land to  be leased for the 
purpose of development of migrant 
employee housing Droeram; 
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36. CDBG Funding for improvements 
t o  Buena Vista Farmworker Housing 
Implement the 1991-92 CDBG 
application for improvements for 
wastewater facility at the Buena Vista 
farmworker housing development. 
37. Congregate Living Units 
Monitor the number of new 
congregate living units developed in  
the County. Implement the 
requirement that 35% of the 
Congresate Care units be affordable 
as specified by the Board of 
Supervisors and implement the other 
Board-adopted findings resulting from 
the Congregate Care study. I f  no 
projects are developed by January 
1995, the 35% affordability 
requirement and the development 
standards should be reviewed. 
38. Senior Housing Sites 
As part of the General PLan Update 
process, consider designating senior 
housing sites at locations appropriate 
for senior housing. Include the 
possibility of designating high density 
residential sites which would be 
appropriate for senior housing 
developments. 
39. lnventorv of Senior Housing 

L 

Developmenis 
Maintain a current inventory of senior 
housing developments in  the County 
with information on development 
location, eligibility requirements, 
affordability, type of units, level of 
services offered, etc ... Use existing 
inventory developed by the Seniors 
Commission as initial base data. 

Seek out funds i n  conjunction w/ non- 
profits for farmworker projects which 
was accomplished with the Marmos 
proiect which received a total of $2.35 
million in RCAC and HCD Joe Serna 
Farmworker Housinq Grant monies. 
The improvements to the wastewater 
facility at the Buena Vista farmworker 
housing development have been 
implemented. 

The number of new congregate living 
units has been monitored. The 
requirement that 35% of the 
Congregate Care units be affordable as 
specified by the Board of Supervisors 
and the other Board-adopted findings 
resulting from the Congregate Care 
study have been implemented. 

Designation of senior housing sites has 
not occurred. 

Senior Network Services, in 
conjunction with the County, 
maintains an inventory of senior 
housing developments and resources. 

Draft Housing Element County of Santa Cruz 
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40. Consumer Housing Information 
Service 
Support the development of a 
“Consumer Housing Information 
Service for Seniors” by the Area 
Agency on Aging. 
41. Encourage Units Suitable for Large 
Households 
Monitor the type and size of new 
housing units approved for 
development. Encourage the 
development of larger-sized units (i.e. 
3 or more bedrooms) in both single 
family as well as multi-family 
developments. 
42. Child Discrimination Ordinance 
Review existing County regulations 
regarding child discrimination and 
investigate feasibility of establishing 
occupancy standards for rental units. 
The intent of both of these actions 
would be to discourase discrimination 
i n  housing for families with children. 
43. Residential Developments with 
Child Care Facilities 
Develop and implement requirements 
for providing on-site child care 
facilities in large-scale residential 
developments. 
44. Support Goals for Disabled 
House holds 
Support the development of 
additional housing opportunities for 
disabled households. Encourage the 
attainment of the housing goals as 
identified in  the 1990 “Mental Health 
Housing Plan;” especially, the 
development of a Residential Care 
Facility, studio or single room 
occupancy apartments, dual diagnosis 
transitional housing, transitional 
residential treatment programs with 
24 hour support. 
45. Inventory of Accessible Units for 
Physically Disabled Households 

A Housing Information Service has 
been implemented and is  run by Senior 
Network Services, which i s  partly 
funded by the Area Agency on Agency, 
to provide assistance to seniors seeking 
housing and referrals. 
Unit sizes are monitored as a part of 
the review of all housing 
developments. The Board of 
Supervisors is  considering ordinance 
amendments to t ie household size to  
the number of bedrooms in new 
affordable unit allocations. 

Prohibition of Discrimination in  Rental 
Housing Against Families with Children 
and other Age Discrimination Housing, 
County Code Chapter 8.40, prohibits 
discrimination against families with 
children. 

Two projects (The Farm and Vista 
Verde) incorporated childcare facilities 
into the project. 

Two projects (Stepping Out and Casa 
Linda Vista; 39 total units) have been 
built a t  high densities for low income 
psychiatrically disabled persons. 

This was not completed. 

Draft Housing Element county of Santa Cruz 



4.9 Assessment of the 1994 Housing Element 
11 22 I 2004 

Page 202 

Develop an inventory of residential 
units that are accessible by physically 
disabled households. Include 
information on unit location, 
affordability, size of units and other 
pertinent data. 
46. Transitional Housing Facilities and 
Emergency Housing Site Development 
Support the development of 
transitional housing faciUties in  north 
or mid county. Identify sites suitable 
for emergency or transitional housing 
in the unincorporated areas. 

47. Revised Development Standards 
and Zoning Classifications for Special 
Need Households 
Revise zoning and development 
standards to  reflect the special 
housing needs of the homeless, 
disabled and those that rely on SRO 
(Single Room Occupancy) 
accommodations. For example, 
parking requirements should be 
reviewed and reduced as appropriate. 
Revise zoning definitions and 
residential unit definitions to  reflect 
single person household requirements. 
48. Rehabilitation Assistance For 
Special Need Households 
Provide rehabilitation funds at low or 
no interest rates to rehabilitation 
projects that provide housins for the 
homeless, farmworkers, 
psychiatrically disabled and physically 
disabled persons. 

The Redevelopment Agency has funded 
housing and programs which support 
transitional housing. These include: 
Housing on Redevelopment Agency 
owned property on Chanticleer Street 
(4 bedrooms), and 6 units of 
transitional housin2 on Brommer Street 
run by Families in Transition. The 
Redevelopment Agency also has a 
contract with Families in  Transition to 
provide rental assistance to  families 
who are moving from transitional 
housing into permanent housing. 
This Drogram has not been , <  
implemented in the past planning 
period. 

- 
The Redevelopment Agencv has 
participated in 3 projects which 
i t i l ized this program. These include: 

1. Murphv’s Crossing Farm Labor 
Camp/Jardines Del Valle, 

Draft Housing Element County of Santa Cruz 



4.9 Assessment of the 1994 Housing Element 
11221 2004 

Page 203 

19. Coordination of Funds for Special 
qeed Households and/or Very Low and 
-ow income Households 
The Planning Department shall 
:oordinate with the Redevelopment 
Agency of the County to leverage the 
Ase of funds from both agencies, 
whenever feasible. Future 
:ommunity Development Block Grant 
CDBG) applications shall contain this 
ioint use of funds program element to  
llustrate: (1) the County’s 
:oordinated housing program; (2) the 
imount of “local match” to  be 
irovided by the County, and (3) the 
Iounty’s resolve t o  financially 
misting affordable housing programs. 

propertv acquisition, extensive 
demolition and rehabilitation of 
18 rental apartments for 
farmworkers; 

Cottages, site acquistion and 
rehabilitation of 7 cottages, one 
residential care building and 
one administrative building for 
the operation of the Above the 
Line Vouth residential care 

2 ,  Above the Line/Freedom Blvd. 

program; 

Home, acquisition and 
renovation of a 40 bed 

3. Willowbrook Residential Care 

residential care facility. 
n the Dast decade. Dermanentlv 
i f fordible units have been prov:ded 
:hrough coordination of various 
‘unding sources. 

The County projected that programs outlined in the Table 6.3 of the 1994 
Housing Element would result in  the production of 28,973 new units over the 
1991 - 1  996 planning period. The prescribed affordability mix anticipated 9,559 
units for very low/low income, and 10,586 units for moderate income. Above 
moderate income housing construction for the planning period naturally 
exceeded the AMBAG housing needs determination. This quantified objective 
was roughly 241 percent of the units called for to  meet the County’s regional 
fair share of housing. AMBAG’s housing needs determination called for a total 
of 11,983 units. Of  that number, the determination indicated that 3,430 units 
for very low, 2,077 units for low, and 2,165 units for moderate income 
households should be provided. 

Draft Housing Element County of Santa Cruz 
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Since the date of the last Housing Element in  1994 to 2000, 1221 housing units 
were permitted in the unincorporated areas of the County. This number 
includes 84 second units (rentals for low income households or moderate 
income seniors) and 96 Measure J units for sale to  moderate income households 
that carry affordability restrictions. 

New housing production did not meet the quantified objectives for very low, 
low and moderate income housing of the 1994 Housing ELement for a variety of 
reasons. These included the following: 

0 

Annexation of 120 acres into the City of Watsonville, which removed a 
population of 2022 people. 

* The lack of sufficient available funding for affordable housing 
production. 

0 A national economic recession, which depressed job growth and new 
residential construction. New production of housing declined by 36 
percent between 1989 and 1990. Production began to  increase again in  
1994, but it had hit a 10 year low in 1993 when net srowth of only 109 
units occurred. Production has never recovered to  1989 levels. 
Dramatic job and population growth throughout the Bay Area during the 
1990’s resulted in escalating housing demand from households that 
generally were both willing and able to  pay higher prices. Accordingly, 
new construction was largely targeted to the higher end of the market, 
with the effect that most “market rate” units were affordable only to  
above moderate income buyers. 
The quantified objectives mandated bv the State and AMBAG were 
totallv unrealistic qiven the County’s qrowth patterns, applications for 
development and infrastructure constraints. 

4.9.4 AFFORDABLE HOUSING PRODUCTION SUMMARY 

Since 1994, the County’s affordable housing programs have resulted in the 
construction or acquisition of 227 permanent affordable housing units 146 
second units. 

REDEVELOPMENT AGENCY TAX INCREMENT REVENUE PROJECTIONS 

The County’s Redevelopment Aqencv has been a critical element in the 
successes of the County’s affordable housing production efforts. Not onlv has 
the Aqency contributed over $20 million since 1988, but these funds have 
leveraqed over $85 million of private, federal and state funds. As a result, 
almost 1,000 new lonq-term affordable housinq opportunities have been 
created. 

0 
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0 As a result of the Agency’s decision in 2002 to  increase i t s  housing set-aside 
from 20% to 25%, even more funds wil l be available in future years. The 
following chart ihstrates anticipated tax increment revenues to SURROrt 
housing activities over the planning period. proiected expenditures to  SuPPOrt 
debt service and administrative expenses, and remaining tax increment funds 
available to fund projects or additional debt services. 

Tax Increment Projections for Housing Activities 
($ in  millions) 

Fiscal Year Gross Tax Increment 

2000-01 53.5 
2001 -02 53.6 
2002-03 54.5 
2003-04 54.8 
2004-05 54.9 
2005-06 55.1 
2006-07 55.3 

Proceeds from bond financing are fully committed to  currently active proiects. 
A rnaiority of these funds wil l be committed to projects, required to  service 
current debt or pay administrative costs. The Agency wil l use the remaininq 
funds available to provide direct funding to  additional projects or to leverage 
additional bond financing. Finally, as they have i n  the past, these funds wil l  
be used to  further leverage outside private, federal and state funds. 
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4.10 LOW AND MODERATE INCOME HOUSING WITHIN THE COASTAL ZONE 

Government Code Section 65590 et seq. requires documentation of affordable 
housing in  the Coastal Zone. This area i s  regulated by the County’s Local 
Coastal Plan (LCP), in addition to i t s  General Plan, Zoning Ordinance, and other 
Land use and building regulations. Pursuant to policy contained in the County’s 
LCP, there have been no conversions or demolition of existing housing units 
occupied by persons or families of low or moderate income during the past 
decade that have not been replaced in  some fashion. 

The recently completed San Andreas Farmworker Housing project provides 43 
farmworker housing units in  the Coastal Zone. Additionally, there have been 
18 second unit permits issued in the Coastal Zone since 1994. 

Table 4.10.1 documents building permits for new housing units issued in the 
Coastal Zone from 1991 to  2000. Overall, there has been a sain of 513 
residential units in the Coastal Zone. These were primarily single family 
residential units in  the coastal urban services area. See Table 4.10.1 for more 
details. 
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19991 SFD 1 1 (027273621 620 14TH AV SANTA CRUZ 
19991 SFD I 1 1028062681 1961 PORTOLA DR SANTA CRUZ 

a 

- _ _  
1999 SFD 1 02806268 1961 PORTOLA DR 
1999 SFD 1 02806269 1981 PORTOLA DR 
1999 SFD 1 02806269 1981 PORTOLA DR 
1999 SFD 1 02824140 2-261 3 E CLIFF DR 
1999 SFD 1 02824208 2-2720 E CLIFF DR 
1999 SFD 1 03317102 4100 OPAL CLIFF DR 

Draft Housing Element county of Santa Cruz 

SANTA CRUZ 
SANTA CRUZ 
SANTA CRUZ 
SANTA CRUZ 
SANTA CRUZ 
SANTA CRUZ . -~ - 

1999 SFD 1 03817516 108 LONGLEAF LN 
1999 SFD 1 03822133 808 PINE TREE LN 
1999 SFD 1 04205254 109 GLEN DR 
1999 SFD 1 04222109 218 HIGHLAND DR 

APTOS 
APTOS 
APTOS 
APTOS 
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‘2000 SFD 1 05316236 31 5 VENTANA WY APTOS 
2000 SFD 1 05316237 309 VENTANA WY APTOS 
2000 SFD 1 05316238 305 VFNTANA WY APTOS 

ADU = Second Unit 
AP3 = Apartment Building 3 or 4 units 
AP5 = Apartment Building 5+ units 
DPL = Duplex, side by side 
DPU = Duplex, up and down 
ELH = Home for elderly 
MH = Mobile Home 
SFD = Single Family Dwelling 
TH = Townhouse 

Draft Housing Element County of Santa Cruz 
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4.1 1 EFFORTS TO ACHIEVE CITIZEN PARTICIPATION 

State law requires cities and counties to make a diligent effort to achieve 
participation by a l l  segments of the community in  preparing a housing element. 
Section 65583 (c) (6) of the California Government Code specifically requires 
that: 

The local government shall make a diligent effort t o  achieve public 
participation of all economic segments-of the community in the 
development of the housing element, and the program shall describe 
this effort. 

The diligent effort required by state law means that local jurisdictions must do 
more than issue the customary pubUc notices and conduct standard public 
hearings prior to adopting a housing element. State law requires cities and 
counties t o  take active steps to  inform, involve, and solicit input from the 
public, particularly low-income and minority households who might otherwise 
not participate in the process. Active involvement of all segments of the 
community can include one or more of the following: 

1. 

2. 

3. 

4. 

Outreach to community organizations serving low-income, special 
needs, and underserved populations; 
Special workshops, meetings, or study sessions that include 
participation by these groups; 
Establishment of an advisory committee with representatives of 
various housing interests; and 
Public information materials translated into languages other than 
English i f  a significant percentage of the population i s  not English 
proficient. 

To meet the requirements of state law, the County of Santa Cruz has 
completed the following public outreach and community involvement 
activities: 

4.12 .I Public Meetings and Hearings 

The County of Santa Cruz wikmdws has conducted sevefd. many community 
workshops on the Housing Element in the months of July, August and 
September 2003 both through public meetings and through presentations and 
workshops with the following Commissions: 

n- ' ' Commission 
o Childcare Plannins Council 

Mobile Home Commission 
n Commission on Disabilities 

Housing Advisory Commission 

Draft Housing Element County of Santa Cruz 
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Latino Affairs Commission 
a Mental Health Advisory Board 

Planning Commission 
o Seniors Commission 

Womens Commission 
o Water Advisory Commission 

The purpose of the workshops i s  to educate the public on the requirements of 
housins element law, the contents of a housing element, the process for 
updating the current County of Santa Cruz Housing Element, and to present 
preliminary findings regarding changes in  community conditions since the mid 
1990s. Most importantly, the workshops also provide an opportunity for the 
public to present issues of concern and information relevant to  the update. 

Two meetings were conducted on the draft Housing Element prior to i t s  
submittal to the California Department of Housing and Community 
Development (HCD) for review: 

May 1. 2002 

July 17, 2002 

The Housing Advisory Commission, on August 6, and 20,2003, held public 
hearings regarding the Draft Housing Element. The Planning Commission held 
i t s  first public hearing on August 27, 2003. Additional Planning Commission 
public hearings are to be scheduled, as are public hearings before the Board of 
Supervisors prior to final adoption of the Element. 

Public Notice and Outreach 

On June 3, 2003, the Board of Supervisors accepted a report regarding the 
completion of the Draft Housing Element and directed staff to provide the 
public with an opportunitv to  review and comment on the document. To 
facilitate this review, the Countv placed one-quarter page displav ads i n  the 
newspapers of general circulation to  provide notice that the Draft Housing 
Element was available for public review. In these notices, the public was 
informed as to how to obtain a copy of the Draft Housing Element fbv phone, 
fax or e-mail), how t o  view it on-line, and how to  provide comments t o  the 
County. Almost 300 copies of the Draft Housing Element were distributed to 
interested persons. These public notices also contained information regardinq 
where and when the Housing Element would be presented t o  various 
Commissions and Committees for review, and where and when public hearings 
would be held to provide testimonv on the proposed Housing ELement. 
Additional one-quarter Page ads were placed in  these newspapers to provide 
legal noticing of the public hearings before the Housiw Advisorv Commission 
and the Planning Commission. 

Meeting with representatives of organizations that assist 
the developmentally disabled 
Meeting with Women's Council of Realtors 

Draft Housing Element County of Santa Cruz 
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Appendix A-4 

URBAN RESIDENTIAL DEVELOPMENT POTENTIAL 

Planning Department staff has developed the probable build-out of the urban 
area of the County. The build-out was developed using the Geographic 
Information System (GIS) and applying the densities that have been established 
under the 1994 General Plan/Local Coastal Program Land Use Plan (GP/LCP) 
and the Zoning Plan that was adopted to implement the Plan. 

Staff identified three categories of residential properties for the analysis: 

0 

- Vacant residential parcels - R-1 zoned non-vacant parcels - RM zoned non-vacant parcels 

R-I  denotes single-family residential use; RM denotes multi-family use. 

Vacant residential parcels were identified through the Assessors Use Codes as 
those properties where no residential use exists. Staff determined the probable 
build-out by applying the existing zoning for the property to the property size, with 
appropriate area deducted for right-of ways, riparian corridor and other non- 
developable areas. Other factors that may influence the final density of potential 
development, such as environmental impacts, neighborhood compatibility, etc., 
were not factored into the analysis. Table A-la lists the parcels, the parcel size, 
the specific zoning and the number of potential units for those sites where 5 or 
more units could be developed under existing zoning. 

R-1 and RM zoned non-vacant parcels were also identified from the Assessors 
Use Codes. From these Codes, staff was able to determine the existing use of 
the property and whether additional residential use was possible. Where 
additional residential use was determined to be feasible, the existing zoning was 
applied to the area of the property to determine the number of new units that 
could be developed. Appropriate areas were deducted for right-of ways, riparian 
corridor and other non-developable areas depending on the zoning. Other 
factors that may influence the final density of potential development, such as 
environmental impacts, neighborhood compatibility, etc., were not factored into 
the analysis. Table A-1 b lists those parcels zoned R-I, the size of the parcel, 
the specific zoning of the parcel, the number of existing units (if any) and the 
number of potential units (if any) for those sites where 5 or more units could be 
developed under existing zoning. Table A-IC lists those parcels zoned RM, the 
size of the parcel, the specific zoning of the parcel, the number of existing units 
(if any) and the number of potential units (if any) for those sites where 5 or more 
units could be developed under existing zoning. 

Small-scale development, usually in the form of infill, could result in the 
development of 2,811 residential units under the existing zoning. It is assumed 
that almost all of this development will be for above moderate income 
households. 
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APPENDIX 6-1 

RESIDENTIAL CONSTRUCTION POTENTIAL 
IN CONJUNCTION WITH REDEVELOPMENT OF COMMERCIAL PARCELS 

REVISED 

Commercial Residential Potential 
Units 1 Planning Area Acres 

1 Square Square 
I Footage Footage 

Assumptions: 

1. As per current policies, 50% of the total square footage of the project can be 
devoted to residential development. If all the units are 100% affordable, up 
to 67% of the total square footage may be developed with residential uses. For 
the purposes of this analysis, i t  is assumed that none of the new residential 
projects wil l be 100% affordable. If a l l  proposed units in the table above were 
100% affordable, the potential residential square footage would increase to 
1,849,177 and the number of potential units to  2,311. 

2. The potential for commercial redevelopment was calculated as follows: a 
listing of commercial parcels was compiled which included al l  parcels greater 





APPENDIX 8-1 
than 20,000 square feet with an improvements value less than $200,000’. This 
identifies those parcels with existing development that i s  old or is small i n  
relation to  the parcel size. A floor area ratio of 0.4 is assumed to determine 
the potential commercial development that could take place. 

3. It i s  assumed that the projects would provide 40% of the units for low and 
moderate-income residents (split 3/4 moderate (518 units), 1 /4 low (173 
units)). 

4. It i s  assumed that 100% of the potential commercial redevelopment could have 
a residential component. The listing of parcels only includes those of 
approximately one-half acre or larger, and does not include parcels where the 
zoning would not allow mixed-use development. Parcels with split zoning have 
been adjusted so that only the portion on which mixed use development could 
occur has been counted 

5. An 800 square foot average size per unit was assumed. That size would allow 
units of one to two bedrooms. 

6. Some potential mixed-use development i s  assumed for “villages” in the rural 
area, in the San Lorenzo Valley. 

1 Based on GIS analysis of Assessors records, February 2003; revised October 2003 
a 
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NEW RESIDENTIAL CONSTRUCTION POTENTIAL IN CONJUNCTION 
WITH COMMERCIAL DEVELOPMENT ON VACANT PARCELS 

I Commercial Residential Potential 
Units Planning Area Acres Square 

Square 
-- i l l  Footage Footage ! , 

___ 

Assumptions: 

As per current policies, 50% of the total square footage of the project can be devoted 
to residential development. If all the units are 100% affordable, up to 67% of the 
total square footage may be developed with residential uses. For the purposes of this 
analysis, it i s  assumed that none of the new residential projects wi l l  be 100% 
affordable. If all proposed units i n  the table above were 100% affordable, the 
potential residential square footage would increase to  299,733 and the number of 
potential units to 374. 

The potential for new commercial development used in  the analysis i s  that described 
in  the General Plan EIR. Total vacant commercial land was tallied', and a floor area 
ratio of 0.4 for smaller parcels and 0.3 for larger parcels was assumed to  determine 
the potential commercial square footage that could be accommodated. 

It i s  assumed that 100% of the new potential commercial development could have a 

2 Based on GIS analysis of Assessor's records, February 2003, revised October 2003 

2% 
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residential component. The remainder i s  excluded to  account for commercial zoning 
designations that do not allow residential development, and to account for parcels 
that would be too small to accommodate both residential and Commercial uses. 

An 800 square foot average size per unit was assumed. That size would allow units of 
one to two bedrooms. 

It i s  assumed that the projects would provide 40% of the units as affordable to low 
and moderate income households (split 3/4 moderate (84 units), 1 /4 low income (28 
units)). 
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Appendix C 

SECOND UNIT POTENTIAL BUILDOUT CALCULATIONS 

Potential Second Units 

9.060 - Rural - 
Urban - - 4;216 
Total - - 13,276 

Assumptions: 

1 Rural: The Rural number projection is  derived from the number of 
parcels in the unincorporated area of the County that are: outside the 
Urban Services Line, one acre or more in size, and have a General Plan 
designation of Suburban Residential, Rural Residential or Mountain 
Residential. This number was then reduced by 25% to reflect parcels, 
which for a variety of reasons are not buildable (such as floodplain, 
geologic, and septic constraints) (12,080 x 25% = 9,060). 

2 Urban: In the Urban areas, it was assumed that second units would be 
built only on lots zoned R-l with lot size requirements of 6,000 square 
feet or greater. Although the ordinance does not make this restriction 
and second units are approved on smaller lots and those zoned RM, it 
becomes increasingly difficult to  meet setback and parking requirements 
on parcels smaller than 6,000 square feet in area. 

a. To estimate the number of Urban area parcels, of various sizes, 
that could accommodate second units, the following factors were 
used: 

Parcel Size % of Parcels Able to  
Accommodate a Second Unit 

6,000 - 8,999 Sg. ft. 
9,000 - 9,999 sq, ft. 
10,000 - 14,999 sq. ft. 
15,000 sq. ft. or larger 

30% 
50% 
70% 
80% 

b. Due to  the lack of public sewer service, the entire Carbonera 
planning area was treated as a rural area for purposes of 
determining potential second units. 

c. It i s  assumed, for both rural and urban areas, that 50% of the units 
wil l be available for occupancy by a family member and that one- 
half of these units would be occupied by elderly family members 
or students, both in the very low income category. Of the 

a 37 
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remaining 50% of the units, this number i s  divided equally 
between moderate-income elderly and low-income households. 

Urban area i s  as follows: 
d. The number and distribution of potentiat second units in the 

0 

uare feet, 

R-1-1 Total Second 
acre I Parcels Units '-1-32 
-- 

(18) 
excludine those - I District zoning 

5,647 

1,896 

2,727 

/ I  

( 62 )  
0 

(0) 
0 

(0) 

1,142 

11,412 

th  GH and SP Co r  

2,113 

580 

1,128 

395 

4,216 

ining 

** first number i s  number of parcels; second number i s  (number of second units) based on 
factors in  assumption 2.a. above 
*** Live Oak Planning Area is  limited to five new second units per year 
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Exhibit B 

BEFORE THE PLANNING COMMISSION OF THE COUNTY OF SANTA CRUZ, 
STATE OF CALIFORNIA 

RESOLUTION NO. 

On the motion of Commissioner: 
Duly seconded by Commissioner: 
The following Resolution is adopted: 

PLANNING COMMISSION RESOLUTION RECOMMENDING ADOPTION OF THE 
DRAFT HOUSING ELEMENT OF THE GENERAL PLAN. 

WHEREAS, the County has prepared a draft Housing Element; and 

WHEREAS, the draft Housing Element meets the requirements of State law; and 

WHEREAS, the draft Housing Element has been released to the public for review; and 

WHEREAS, the public and various commissions have had an opportunity to make 
comments and recommendations regarding the draft Housing Element; and 

WHEREAS, comments and recommendations from the public and commissions have 
been incorporated into the draft Housing Element, where appropriate; and 

WHEREAS, the Housing Advisory Commission has reviewed the draft Housing Element 
and referred the document to the Planning Commission for review; and 

WHEREAS, the draft Housing Element is currently undergoing environmental review; 
and 

WHEREAS, the Planning Commission has reviewed the draft Housing Element; and 

@ 

WHEREAS, the Planning Commission has held a duly noticed public hearing to receive 
testimony from the public and has considered such testimony and other evidence 
submitted. 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission recommends 
that the draft Housing Element, as set forth in Exhibit A be adopted by the Board of 
Supervisors; and 

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, 
State of California, this , 2003 by the following vote: 

AYES: COMMISSIONERS 
NOES: COMMISSIONERS 
ABSENT: COMMISSIONERS 

day of 

ABSTAIN: COMMISSIONERS 

0 



Chairperson 

Exhibit B 

e 
ATTEST: 

Secretary 

APPROVED AS TO FORM: 

COUNTY COUNSEL 

cc: County Counsel 
Planning Department 

e 



e COUNTY OF SANTA CRUZ 
PLANNl NG DEPARTMENT 

ENVIRONMENTAL REVIEW 
INITIAL STUDY 

Exhibit C 

Date: 1/22/04 
Staff Planner: Julianne Ward 

APPLICANT: County of Santa Cruz 
OWNER: Various 
Application No: none Supervisorial District: All 
Site Address: Countywide 
Location: Countywide 

APN: Countywide 

EXISTING SITE CONDITIONS 
Parcel Size: NIA 
Existing Land Use: Residential, Commercial, Vacant 
Vegetation: varied 
Slope: varied 
Nearby Watercourse: various 
Distance To: varied 
RocWSoil Type: various 

a ENVIRONMENTAL RESOURCES AND CONSTRAINTS 
Groundwater Supply: Mapped Liquefaction: Mapped 
Water Supply Watershed: Mapped 
Groundwater Recharge: Mapped 
Timber or Mineral: Mapped 
Agricultural Resource: Mapped Archaeology: Mapped 
Biologically Sensitive Habitat: Mapped 
Fire Hazard: Mapped 
Floodplain: Mapped Solar Access: unblocked 
Erosion: Low potential 
Landslide: Mapped Hazardous Materials: None 

Fault Zone: Mapped 
Scenic Corridor: Mapped 
Historic: Numerous 

Noise Constraint: Mapped 
Electric Power Lines: No issues 

Solar Orientation: Good 

SERVICES 
Fire Protection: All 
Drainage District: All 
School District: All 
Project Access: NIA 
Water Supply: Water Districts, private wells 
Sewage Disposal: Sewer and Septic 
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PLANNING POLICIES 
Zone District: Various 
Special Designation: All 
General Plan: Various 
Special Community: Countywide 
Coastal Zone: Yes and No 
Within USL: Yes and No 

PROJECT SUMMARY DESCRIPTION: 

Proposal to adopt the Draft Housing Element of the General Plan. 

DETAILED PROJECT DESCRIPTION: 

This project is the Draft Housing Element Update for the planning period of 2000 - 
2007. Within the Draft Housing Element are Goals, Objectives, Policies and Programs 
which will be implemented once the Draft is adopted by the Board of Supervisors and 
certified by the State Department of Housing and Community Development. These 
Goals, Objectives, Policies and Programs are identified in Chapter 4.7 of the Draft 
Housing Element and are the focus of this Initial Study. The Draft Housing Element is 
an attachment to the Initial Study, incorporated by reference and is on file with the 
Planning Department. 

The Housing Element affects the unincorporated area of the County of Santa Cruz. The 
Housing Element of the General Plan is a comprehensive statement by the County of 
Santa Cruz of its current and future housing needs and proposed actions to facilitate 
the provision of housing to meet those needs at all income levels. The purpose of the 
Housing Element is to establish specific goals, policies and objectives relative to the 
provision of housing and to adopt and action plan to achieve these goals. Chapter 4.7 
of the Draft Housing Element reflects the County’s action plan. 

The Draft Housing Element does not change any zoning or General Pian densities. 
Further, it does not anticipate any specific development project. However, there are 
programs within the Housing Element which propose to look at the possibility of 
changing zoning andlor General Plan densities in the future. Because these programs 
are described in preliminary form and the reach of said programs is undetermined at 
this time. It is premature to evaluate environmental impacts that might flow from the 
adoption of such programs. It is anticipated that detailed evaluation of the 
environmental impacts of any specific changes in density or other aspects of zoning 
and land use will occur at the time when such changes are actually proposed. including 
such evaluation as a part of this Initial Study is premature and would not be specific 
enough to adequately assess potential impacts. 

PROJECT SETTING: 

This project area is the entire County. 
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SigniBcant Less Than 
Or Significant 

Potentiaily Wim Less Than 
Signiflcani Mitigation Significant N O  

impact Incorporation Impact . Impact 

ENVIRONMENTAL REVIEW CHECKLIST 

A. Geology and Soils 
Does the project have the potential to: 

1. Expose people or structures to potential 
adverse effects, including the risk of 
material loss, injury, or death involving: 

a. Rupture of a known earthquake 
fault, as delineated on the most 
recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the 
State Geologist for the area or as 
identified by other substantial 
evidence? - 

b. Seismic ground shaking? - - 
c. Seismic-related ground failure, 

including liquefaction? - - 

d. Landslides? - - 
All of  Santa Cruz County is subject to some hazard from earthquakes. The Housing 
Element is a planning document to guide future housing policy. Because it does nof 
make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

2. Subject people or improvements to damage 
from soil instability as a result of on- or 
off-site landslide, lateral spreading, to 
subsidence, liquefaction, or structural 
collapse? - - 
Develop land with a slope exceeding 
30%? - - 

loss of topsoil? - - 

3. 

0 4. Result in soil erosion or the substantial 
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Significant 
0, 

Potenlially 
Signiflcant 

ImDaCt 

5. Be located on expansive soil, as defined 
in Table 18-1 -B of the Uniform Building 
Code( 1994), creating substantial risks 
to property? - 
Place sewage disposal systems in areas 
dependent upon soils incapable of 
adequately supporting the use of septic 
tanks, leach fields, or alternative waste 
water disposal systems? - 

6. 

Lest Than 
Significant 

With Less Than 
Mitigation Significant 

Incorporation Impact 
NO e 

lmoact 

X - 

- x .  

New sewer connections and/or the installation of new septic systems will be evaluated 
on a project specific basis. As no development proposed as a part of this project, the 
anticipated future development cannot be predicted. The Housing Element is a planning 
document to guide future housing policy. Because it does not make specific reference 
fo any given area, fhere is no potential impact. Each development proposal will 
necessifate independent review of environmental impacts.. 

- x .  - - 7. Result in Coastal cliff erosion? - 
Though the project area includes the entire County, including the Coastal Zone, no 
development is speclfically anticipated. All proposed development will have fo comply 
with Coastal protection policies including those prohibiting erosion to coastal cliffs and 
bluffs. 

B. Hvdrolonv, Water S u ~ p l v  and Water Quality 
Does the project have the potential to: 

1 .  Place development within a 100-year flood 
X hazard area? - - - - 

Parcels within the 100-year flood hazard area are included in the project area, however, 
no new development within the flood area is proposed. Any future proposals for 
development in the flood hazard area must meet the appropriate requirements. 

2. Place development within the floodway 
resulting in impedance or redirection of 

X flood flows? - - - - 
Parcels within the floodway area are included in the project area, however, no new 
development within the flood area is proposed. Any future proposals for development in 
the flood hazard area must meet the appropriate requirements. 
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signif,cant 
Or 

Potentially 
Significant 

lmpaa 

3. Be inundated by a seiche or tsunami? - 

4. Deplete groundwater supplies or interfere 
substantially with groundwater recharge 
such that there would be a net deficit, or a 
significant contribution to an existing net 
deficit in available supply, or a significant 
lowering of the local groundwater table? - 

Less Than 
Significant 

With LessThan 
Mitigation Significant 

Incorporation Impact 

- - 

As no development is proposed as a part of this project, the anticipated impacts to 
groundwater supply or groundwater recharge is unknown. Each development proposal 
will be analyzed to determine whether that particular development would have any 
impact on groundwater supply or groundwater recharge. 

5. Degrade a public or private water supplp 
(Including the contribution of urban 
contaminants, nutrient enrichments, 
or other agricultural chemicals or 
seawater intrusion). 

- x .  6. Degrade septic system functioning? - - - 
7. Alter the existing drainage pattern 

of the site or area, including the 
alteration of the course of a stream 
or river, in a manner which could 
result in flooding, erosion, or siltation 

- - x .  
No change to drainage pattern will result from the approval of this planning document. 
Any new development will be required to address drainage issues specifically pertaining 
to that parcel. 

on or off-site? - - 

8. Create or contribute runoff which would 
exceed the capacity of existing or planned 
storm water drainage systems, or create 

X 

No change to runoff or drainage paftern will result from the approval of this planning 

additional source(s) of polluted runoff? - - - - 

document. Any new development will be required to address drainage issues 
specifically pertaining to that parcel. 

9. Contribute to flood levels or erosion 

2 7 7  
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in natural water courses by discharges 
of newly collected runoff? 

See B. 8. above. 

10. Otherwise substantially degrade water 
supply or quality7 

Significant 
Or 

Potentially 
Significant 

Impact 

- 

- 

Less Than 
Significant 

With 
Mltigatlon 

Incorporation 

- 

- 

Less Than 
Significant NO 

Impact Impact 

Although future development will place additional burdens on existing water supply, the 
water resources available to meet the needs of the vacant parcels were evaluated and 
analyzed during the preparation of the 1994 General Plan. The Housing Element is a 
planning document to guide future housing policy. Because i t  does not make specific 
reference to any given area, there is no potenfial impacf. Each development proposal 
will necessitate independent review of environmental impacts. 

C. Bioloqical Resources 
Does the project have the potential to: 

1. 

2. 

3. 

4. 

5. 

Have an adverse effect on any species 
identified as a candidate, sensitive, or 
special status species, in local or regional 
plans, policies, or regulations, or by the 
California Department of Fish and Game, 
or U.S. Fish and Wildlife Service? - - - - x .  

Have an adverse effect on a sensitive 
biotic community (riparian corridor), 
wetland, native grassland, special 
forests, intertidal zone, etc.)? 

Interfere with the movement of any 
native resident or migratory fish or 
wildlife species, or with established 
native resident or migratory wildlife 
corridors, or impede the use of 
native or migratory wildlife nursery 
sites? 

Produce night time lighting that will 
illuminate animal habitats? 

Make a significant contribution to 
the reduction of the number of 



a 
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species of plants or animals? 

Conflict with any local policies or 
ordinances protecting biological 
resources (such as the Significant 
Tree Protection Ordinance, Sensitive 
Habitat Ordinance, provisions of the 
Design Review ordinance protecting 
trees with trunk sizes of 6 inch 
diameters or greater)? 

Conflict with the provisions of an 
adopted Habitat Conservation Plan, 
Biotic Conservation Easement, or 
other approved local, regional, 
or state habitat conservation plan? 

6. 

7. 

~ 

Significant 
Or 

Potenbaily 
Sqnmcant 

Impact 

- 

LessThan 
Signincant 

With Less Than 
Mitigation Significant NO 

IncOrporation Impact Impact 

Issues regarding protected species, sensitive biotic communities and habitats, and 
wildlife migration will be addressed on a per project basis. The Housing Element is a 
planning document to guide future housing policy. Because it does not make specific 
reference to any given area, there is no potential impact. Each development proposal 
will necessitate independent review of environmental impacts. 

D. Enerclv and Natural Resources 
Does the project have the potential to: 

1. Affect or be affected by land designated 
as Timber Resources by the General 
Plan? - x .  

The impacf to timber resources land will mainly be from land which may be adjacent to 
the timber resources land and developed for housing. Any impact to the timber 
resources land will be addressed during the processing of the application for fhe 
developmenf project. 

2. 

- - - 

Affect or be affected by lands currently 
utilized for agriculture, or designated in 

X the General Plan for agricultural use? - - - - 
The impact to agricultural land will mainly be from land which may be adjacent to the 
agricultural land and developed for housing. Any impact to the agricultural land will be 
addressed during the processing of the application for the development project. 

3. Encourage activities which result in 
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Significant Less Than 
Or Significant 

Polenliaily Wilh Less man 
Significant Mitigation Significant NO 

IrnPBCI incorporation impac1 Impact 

the use of large amounts of fuel, water, 
or energy, or use of these in a wasteful 
manner? - x .  

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

4. 

- - - 

Have a substantial effect on the potential 
use, extraction, or depletion of a natural 
resource (i.e., minerals or energy 
resources)? - - - - x .  

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate Independent review of environmental impacts. 

E. Visual Resources and Aesthetics 
Does the project have the potential to: 

1. 

2. 

3. 

4. 

5. 

Have an adverse effect on a scenic 
resource, including visual obstruction 
of that resource? - 

Substantially damage scenic resources, 
within a designated scenic corridor or 
public viewshed area including, but not 
limited to, trees, rock outcroppings, 
and historic buildings? - 

Degrade the existing visual character 
or quality of the site and its surroundings, 
including substantial change in topography 
or ground surface relief features, andlor 
development on a ridgeline? - 
Create a new source of light or glare 
which would adversely affect day or 
nighttime views in the area? - 
Destroy, cover, or modify any unique 

X - 

X - 

0 - x .  
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Sigoiflcant Le% Than 
Oi  Significant 

Potentlally Wllh Less Than 
Significant Mitigation Significant NO 

Impad incorporatian Impact Impact 

- x .  

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

F. Cultural Resources 
Does the project have the potential to: 

1. 

geologic or physical feature? - - - 

Cause an adverse change in the 
significance of a historical resource 
as defined in CEQA Guidelines 
15064.5? - x .  - - - 

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

2. Cause an adverse change in the 
significance of an archaeological 
resource pursuant to CEQA Guidelines 
15064.5? - - 

No impact to archeological resources is anticipated. Any new development will be 
required to address specific archeological issues as appropriate. 

3. Disturb any human remains, including 
those interred outside of formal 
cemeteries? 

Directly or indirectly destroy a unique 

- x .  

- - - x .  

- - - 
4. 

paleontological resource or site? - 

G. Hazards and Hazardous Materials 
Does the project have the potential to: 

I. Create a significant hazard to the public 
or the environment as a result of the 
routine transport, storage, use, or 
disposal of hazardous materials, not 

- x .  including gasoline or other motor fuels? - - - 
The development and maintenance of housing does not create a significant hazard to 

0 
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fhe public. 

2. Be located on a site which is included 
on a list of hazardous materials sites 
compiled pursuant to Government Code 
Section 65962.5 and, as a result, would 
it create a significant hazard to the 
public or the environment? 

Significant 
Or 

Potentially 
Significant 

Impact 

LessThan 

With 
Miligation 

Incorporation 

signmcant 
LessThan 
Significant 

Impact 
NO 

imact  

3. Create a safety hazard for people 
residing or working in the project 
area as a result of dangers from 
aircraft using a public or private 
airport located within two miles 
of the project site? - 

4. Expose people to electro-magnetic 
fields associated with electrical 
transmission lines? - 

5. Create a potential fire hazard? - 

6. Release bioengineered organisms or 
chemicals into the air outside of project 
buildings? - 

X - 

The Housing Element is a planning document to guide future housing policy. Because if 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal wlll necessitate independent review of environmental impacts. 

H. TransportationRrafFic 
Does the project have the potential to: 

1. Cause an increase in traffic which is 
substantial in relation to the existing 
traffic load and capacity of the street 
system (i.e., substantial increase in 
either the number of vehicle trips, the 
volume to capacity ratio on roads, or 
congestion at intersections)? 

2. Cause an increase in parking demand 
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Or 
Potentially 
Significanl 

Impact 

which cannot be accommodated by 
existing parking facilities? - 

3. Increase hazards to motorists, 
bicyclists, or pedestrians? - 

4. Exceed, either individually (the project 
alone) or cumulatively (the project 
combined with other development), a 
level of service standard established 
by the county congestion management 
agency for designated intersections, 
roads or highways? - 

Less Than 
Significant 

With Less Than 
Mitigation Significant 

Incorporation Impact 

- - 

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. It 
is likely that the cumulative impact to levels of service in certain areas may be impacted 
by the development anticipated in the Housing Element. However, until projects are 
specifically proposed, the exact impact to the levels of service cannot be quantified. 

I. Noise 
Does the project have the potential to: 

1. Generate a permanent increase 

@ 

in ambient noise levels in the project 
vicinity above levels existing without 
the project? - - - 
Expose people to noise levels in excess 
of standards established in the General 
Plan, or applicable standards of other 
agencies? - - - 
Generate a temporary or periodic 
increase in ambient noise levels 
in the project vicinity above levels 

- x .  
2. 

- x .  
3. 

- - x .  existing without the project? - - 
The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. a 
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J. Air Quality 
Does the project have the potential to: 
(Where available, the significance criteria 
established by the MBUAPCD may be relied 
upon to make the following determinations). 

1. Violate any air quality standard or 
contribute substantially to an existing 
or projected air quality violation? 

Conflict with or obstruct implementation 
of an adopted air quality plan? 

2. 

Significant 
Or 

Potentially 
Significant 

impact 

- 

- 
3. Expose sensitive receptors to substantial 

pollutant concentrations? - 

Create objectionable odors affecting a 
substantial number of people? - 

4. 

K. Public Services and Utilities 
Does the project have the potential to: 

1. Result in the need for new or physically 
altered public facilities, the construction 
of which could cause significant environ- 
mental impacts, in order to maintain 
acceptable service ratios, response times, 
or other performance objectives for any 
of the public services: 

a. Fire protection? - 

b. Police protection? - 

C. Schools? - 
d. Parks or other recreational facilities? - 
e. Other public facilities; including the 

maintenance of roads? - 

Less Than 
Significanl 

With 
Mitigation 

Incorporalion 

- 

- 

L 

- 

- 
- 
- 

- 

- 

NO 0 
Impact 

- x .  

X - 

X - 

- x .  

e Upon complete buildout of units anticipated under the Housing Element, more services 
will be required than currently exist. However, the exact impact to on the services 
necessary cannot be anticipated at this time. 
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2. Result in the need for construction of 
new storm water drainage facilities or 
expansion of existing facilities, the 
construction of which could cause 
significant environmental effects? 

Significanl 
Or 

POtentlally 
Significant 

Impact 

- 

Less Tnan 
Significant 

Wth LessThan 
Mitigation Signihcanf NO 

Incorporation Impact Impact 

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

3. Result in the need for construction 
of new water or wastewater treatment 
facilities or expansion of existing 
facilities, the construction of which 
could cause significant environmental 
effects? X - - - - 

Development within the parameters of the 1994 General Plan densities would not result 
in the need for new water or wastewater facilities, or expansion of existing facilities. 

4. Cause a violation of wastewater 
treatment standards of the 
Regional Water Quality 
Control Board? 

No violation is anticipated. 

5. Create a situation in which water 
supplies are inadequate to serve 

- - - x .  

The Housing Element is a planning document to guide future housing policy. Because it 
does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

6. 

the project or provide fire protection? - 

Result in inadequate access for fire 
protection? 

Make a significant contribution to a 
cumulative reduction of landfill capacity 

X - - - - 
7. 

X or ability to properly dispose of refuse? - - - - 
The Housing Element is a planning document to guide future housing policy. Because if 
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Signidcant Less Than 
Or Signiiicani 

Potentially Wim Less Than 
Signmcant Mitigation Significant NO 

Impact incorporation lmpaci Impact 

does not make specific reference to any given area, there is no potential impact. Each 
development proposal will necessitate independent review of environmental impacts. 

8. Result in a breach of federal, state, 
and local statutes and regulations 
related to solid waste management? - 

L. Land Use, Population, and Housing 
Does the project have the potential to: 

1. 

2. 

3. 

4. 

Conflict with any policy of the County 
adopted for the purpose of avoiding 
or mitigating an environmental effect? 

Conflict with any County Code regulation 
adopted for the purpose of avoiding or 

Physically divide an established 

- 

mitigating an environmental effect? - 

community? - 
Have a potentially significant growth 
inducing effect, either directly (for 
example, by proposing new homes 
and businesses) or indirectly (for 
example, through extension of roads 
or other infrastructure)? - 

No development or infrastructure exfension are part of this project. Developments 
occurring under the Housing Element would be evaluated specifically upon project 
proposal. 

5. Displace substantial numbers of 
people, or amount of existing housing, 
necessitating the construction of 

- x .  - - replacement housing elsewhere? - 

M. Non-Local Approvals 
Does the project require approval of 
federal, state, or regional agencies? 

Which agencies? California Department of Housinq and Community Development . 
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N. Mandatorv Findings of Significance 

1. Does the project have the potential to degrade 
the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number 
or restrict the range of a rare or endangered 
plant, animal, or natural community, or eliminate 
important examples of the major periods of 
California history or prehistory? Yes- N o X  . 

Does the project have impacts that are 
individually limited, but cumulatively considerable 
(cumulatively considerable means that the 
incremental effects of a project are considerable 
when viewed in connection with the effects of 
past projects, and the effects of reasonably 
foreseeable future projects which have entered 
the Environmental Review stage)? Yes- N o L .  

Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly? Yes- No&. 

2. 

3. 
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TECHNICAL REVIEW CHECKLIST 

APAC REVIEW 

ARCHAEOLOGIC REVIEW 

BIOTIC ASSESSMENT 

GEOLOGIC HAZARD ASSESSMENT 

GEOLOGIC REPORT 

RIPARIAN PRE-SITE 

SEPTIC LOT CHECK 

SOILS REPORT 

OTHER: 

REQUIRED COMPLETED* NIA 

X 

x .  

x .  

x .  
x .  

x .  

x .  

x .  

*Attach summary and recommendation from completed reviews 

List any other technical reports or information sources used in preparation of this initial 
study: 



ENVIRONMENTAL REVIEW ACTION 

On the basis of this initial evaluation: 

I find that the proposed project COULD NOT have a significant effect on the 
environment, and a NEGATIVE DECLARATION will be prepared. 

I find that although the proposed project could have a significant effect on the 
environment, there will not be a significant effect in this case because the 
mitigation measures described below have been added to the project. A 
MITIGATED NEGATIVE DECLARATION will be prepared. 

I find the proposed project MAY have a significant effect on the environment, and 
an ENVIRONMENTAL IMPACT REPORT is required. 

- 

- 

Signature Date 

For: 
Environmental Coordinator 

Attachment: Draft Housing Element 
(on file with the Planning Department) 

Environmental Review Initial Study 
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August 8,2003 

Mr. Alvin D. Jmcs 
Planning Director 
Santa Cruz C0unt.j 
701 Occaii Street, SUite 310 
Sank CNZ, California 95060 

Deu Mr. James: 

KE: Revie? o f  Santa Cruz Comntty's Draft Housing Element 

Thank you for submitting Santa Cruz County's drart housing element reccived for our review on 
Ju.ne 10, 2003. The Depafimenx of Eousjng and Community Development (Dep:trtm.ent] is required 
io review draft housing dements an.d report our findings to the locality pursumt to Govcmment 0 Cede Section 655E5(b). A telephone conversation, on August 1, 2003 with Mr. Mark Derniqg and 
Ms. Juliaon Ward., of your staff, faci1i;ded our review. 

The County is cornmetided for its Modular Sccond Unit and Fmworkm Housing Programs, botb. 
of which u.se pre-approved housing.pl.ans to fasilitate the permit a d  approval pioccsses. I-Iowever, 
a number of revisions vvill be necessaly for element to comply with State hmsing element law 
(Mic le  10.6 of the Government Code). Specifically, the County must identif, resi,dential sires at 
nppropriatc densities to fmilitate the development of low- and moderate-inmme housing, and 
slrcnL&en a number of progams to demoostrate the County's c o . m i h e n t  to address the current 
and projects6 housing needs :for the ur,incoVorated County. These znd other revisions are more 
fully descrjbed in the enclosed Appcndix. 

We hope our comrnm,ts a c  helpful. Kf you have any questions oi would like Q!.T assistance, please 
cnntzct Paul Dirksen, Jr,> of our staff, at (916) 545-5307. We would be ha?py 1 : )  mmge a meeting 
in e i rhe~  Sa~lta C ~ J Z  or SacramefiLo to p:ovide any assistance needed lo EaciEtate your efforts to 
bring the  s1erncr.t into compliaic-. 

,4180, w e  a:-- pleased to rqor? ,  as a result of The pa$sage of Pioprivition 46; a 'histor;c increase in 
ha& avai!abie, on a competitive basis, though the Departm.sn?r to assist in add.essing housing mU 
comrnu.xity dzveioprnmt needs. Lif'omation OD these progims, including iqoticcs of Funding 
AvaiJzbili%' (XOFA): will be postcd. on thc Depzanmt's websit-. For ,ptog;un infomati.on and 
funding avaihbiWy, please consult our homqsge at ~ ~ i 7 2 1 ~ ~ h e d ~ c a . o c . v ~  

1: 

4E 

E 



Mr. Alvin D. .Tames 
Page 2 

In accordanie with requests pwsuant to th:e public Records Act, we arc forvarling copies Of this 
letter to Lhc persons and organizations listed below. 

cc: Mark Stivers, Senate Committec on Housi.ng & Community Development 
Suzanne Ambrose, SupemisirLg Deputy Attorney Gcnerai, AG'S O f i c e  
T q  Roberts, Governor's 0ffic.e ofPlanning and Research 
Nick Carnmarota, California Building Indusiry Association 
Marcia Salkin, California Association of Realtors 
Max Brow., California Rural Legal bsistancE Foundation 
Rob Weher, California Coalition. for Rural Housing 
John Dough ,  AICP, Civic Solutions 
Demna Kitamura, Wsstm Center on Lay and Povedy 
S. Lynn Martinez, Western Center on Law and Poverty 
Alexandcr Abbe, Law Firm ofRjcha.&, Wstson & Gershon. 
Michael G. Colantuono, Colantuono, Levh & Rozell, APC 
Ilene J. Jacobs, Califon& Rural. Legal Assistance, he. 
Richard Marcaiitonio, Public Advocates 
Jeanell Montero, Citizen.s/PIaming Reform 
Brucc Reed, Swta Cmz Counv Builders Exchange 
David Booher, Czllifomia Housing Coiincil 
John Swj:ft, Hamilton-Swift Land Use & Dev. Consultants 
h i e  Fisch.an, Santa C w  Community Housing Corporation 
Patti Bonar, Sent3 Cruz County Builders Exchange 
Ron Zumbrx-, Pacific Legal Foundaiion 
Stephanie Dall, Dall & Associates 
Daniel G m ,  Professor, San Jose State University 
Cynthia Mathew, Frinds ofDoivntown 
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KPPEYDIX 
County of Santr Crsz 

The following changes wou1.d bring Sai.nta Cruz Cou,ntj’s housing elemezt into ccm9liance with Article 
10.6 o f  the Government Code. Accompanying sacl? recomnencled change, w e  cite the supporting 
section ofthe Govsmmmt Code. 

Housing eiement information is available on our websitc: ~w.hcd.ca.aovflr& url~iclz may be of 
assisranc-. Refer to the Division a i  Homing Pol.icy Development and t he  secti.m pertaining to State 
Housing Planning. The Rousing Eleinents section contains the Deparfmmt’s publication, Housing 
Elemem Questions and Ansiue7-s (Qs & As) an,d the Government Code addressing State housing c l m e n t  
law. 

A. Revfew and Revision 

Review th.e previous element to evaluate the appropriateness, efecitven u s ,  and progress fn. 
implem.ePitation, and reflect fhe  results of iiiis review in the revised elem ~t?t  (Section 65588taJ 
end @)j. 

While the clement reviews thz current schedule an6 status of the C O U ; ~ ~ ~ ’ S  :lousing programs, thx 
element does no: describe the actual results of programs, lacks an analy-is of .he effectiveness of its 
measures, and does not describe how the current element has been revised b ised on an analysis of 
rhe County’s programs. For example:. 

9. Alk~wonce of Residential Uses in Commercial Zones - While the .dement states several 
comm.ercial zonm now allow residential development and may receive fee a i d  parking reductions, 
the dement does not describc whether this program resulted in any new mixeil-use aplicatiorrs or if 
f h c r  incentives are needed to facilitate rnixed,-csc development. For exanple, the County may 
find that t he  floor area ratio 1i.mitations may Ij,mit the effectiveness ofthis strat :gy for n e y  mked-use 
development. 

20. Coordination with New Community Housing Program Initiatives - I h e  County reporis that 
staff participated in this five-year initiative to, address housing iswes; howwvr, the elanmt fails to 
evaiuate and repofi on this progrm’s succcss or failure and on whethcr chxiges couid be made to 
f u r 2 m  the objectives ofthis pmg2m or a similar progam. 

35. Study of Farmworker Blousing needs - Whi.le fhe clement reports on rr:suIts from some o f % ?  
actions of this p r o p n ,  the rzsults of otlier p‘ogan actions -were not described or evaluated. For 
instance, tl:e ekment doc3 not &tte whcthcr fmnworker housing sites were s iecified in t3e Genaal 
07 Coastal .Plsr,s; no imults are disc7Jssed on clustered housing for iam*uork:rrs; ani, it is u r h o w n  
whether the Coumy sought h d s  for farmworker housing. The clexent should includs :hc rsul ts  of 
the actions associated wi th  this progam and evaluate the 3uccess. 
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1 

0 
2 

0 
Q 

0 
3. 

0 
€3. Housina Needs, Resources, and Constraints 

. Include the locniity 's rhnre of rhe regional housing need in acconiance wttl? Section 65584. 

A s  yoc know, the County's share of thc  regional housing need totals 3,4,11 dwelling units, 
comprised of 937 very low-income, 502 low-income, 651 moderate-iicome, and 1,351 
above moderate-kcoms housing units. The element includes mu0 tables (Table 4.6.2, pages 
108 2nd 109, and Table 4.6.2 included as Appendix D) to  describe ha:v the County will 
accommodate i ts share of the regional housing needs. Table 4.6.2, is prcdicated on the 
County's preferred housing. need alternative, whkh was not approved by AMBAG, the 
entity responsible for distiibution of the regional l~ousing needs assessn tmt. The element 
must utilize the appropriate regional housing need dctennin.ation ( M A )  as established by 
AMBAG. 

Include an analysis and docunzentafion of housing ch.aracteristics, inc !uding overcrowding, 
and housing stock conditions (Section 65583(a)(2)). 

Thc element includes thc total nunber of overcrowded housing units i:i Santa CNZ County; 
however it should include an estimate of overcrowding by teniue fi'r th.e unincorporated 
county. For your inforinahn, Census 2002 data indicate there were 1,673 owner-occujiEd nnd 
2,059 renter-occupicd ovemowdd housing units in the unincorporite d area. The element 
should, incorporate this information into the element and determine if n:w pro@&= measures .. - 
arc needed to reduce overcrowdmg. 

"11lle the ele1,ner.t includes infornati.on on the age ofthe housing stock ii aggregate, its f d s  t o  
provide an estimate of housing rehabilitation and replacement needs. The County should 
k t h e r  evaluate census data of ~qincorporated urban pockets to estimate housing rehabilitation 
needs. The County should supplment census data with infomatirm gained from code 
enforcement, non,-proiit and for profit developers, or other sources to estimate the bowing 
rehabilitation and replacement needs in the unincorporated County, Please rcfer to our 
Qs andA'spublication,, @age 8), for additional assistance with this requirment. 

Include an  in.ventoiy of land suitable for residential development, incli !ding vacant sites and 
sites having the poten.tialfor redevelopment> and an analysis o f the  rela iionrhip oJzoning and 
puhlicfaciliiies and services to  thwe sites (Section 65583(a)(3)). 

a. T i e  lard inventory must be expauded to demonstrate sites ideiirified for residential 
development are appropriately zoncd ro accommodate Santa Cruz County's share of thf 
,re&nal. housk~g need, and either have OT have planned acces8 to in Bastructure and public 
facilities. Apperrdis D, caiagorizes housing development by income groups, howevm, it is 
unclear how Appendix A-l (a-b), 2 parcel land inventory of vacant ind underutilized sites, 
comsponds to the Appendix D. The County should. clexiy derninstrate the parcels in 
Appendix A-l(a-c) can achieve the housing unit deveropment potenr:al in Appendix D. 
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development ccu!d accomoda te  and facilitare the developrnent c f  housing for Iow'er- 
income kw~seholds. 
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.4ppmdix A-l(a-c), identifies parcels by zoning categories and ?at cipated development 
potentid cf these sites, hoyzve: it does not appear that any C C  the pucc1S w m l d  
accommodate devdopment at the pemitted densities. For examplc , page 21 1 idmtifies 

large sites zoncd Rl4-4-GH with a combined development potcntid of 70 UfiiiS: Yet, 
'h calculated densities for these sites is between 8 and 815 units pel acre. T'nerefore, the 
dement will need to more clearlv demonstrate haw tke capacities 01' sites far multifL-nily 

The elemcnt should identify the zorlcs that cm accornzoda:e the C X I J X < ~ ' S  regional. need 
for lower-home househol&, Table 4.6.2 is footnoted to provice explacation of the 
assumptions supporting the deye)opment potmtbl by income group. For example, footnote 
3 describes the mount  of land zoned W . 5 ,  RkI-3 and Rld-4 in aggregate to 
accommodate housing for veiy-low and low-income househatds. Ciiven t h e  cost of land 
and coastruction in Santa Cruz County, the elcment should demonst-; te how RM-2.5 zoned 
land, which aliows 17.4 duiacre; RM-3 zoned land, which allows 14.. j  mitdacre  id mf-4 
zoned land, which dlows 10.6 unitsiicre codd accommodate housing development for 
!ower-ii?.come ( v q  low and low) hou;eholds. The element appesrs tl:i indicate with density 
bonus provieions and use of redevelopment funds md other Stat\: an3 fedcal fmding 
SouTCeS these sites could accommodate three hundred lower-income units. Absent strong 
impIemcntatioa progms,  tying fimding to particular sites, t h e  d.evi:!opment potentia! for 
housing for lower-incorn.- h.ouseho1d.s at these densities appears unre; listb. Wc support the 
CounY's desire t 3  sustain and conserve its natural beauty and res,)urces; however, it is 
critical for developmcnt policies 2nd standards to balance the (:ounty's consmation 
objectives with rcqukemeats to accommodate f u m e  growth. Pronating more compact 
development patterns aqd highcr d,ensity projects would s~ippofi an81 further thf: Co~mty's 
eEforls l o  presme natural resources. 

- 

b. The element inclcides anumber of projects ivhich have been built or approved for low- and 
modcrate-income ,households. n e  elcrrient will need to include the financing sou.rce/type 
Or rental. rates ,or housing costs to demonstrate the &ord.ability of  the following projects: 

I .  The McGregor P:oject. 
2. Vista Vetde, Pajaro Lane, and iMcIntosh. 
3. Sari Andre=, and. M m o ' s  developments. 

c. Coastal Development Permit '- Thc element indicates cocjtal zone restrictions and 
rcquiremerh imposed on residnitid permiis may constrain d e i d f i p m e n t ,  t h e f i r e ,  the 
eiemeiil: should descri.be and znalyze tlie imgacts of  these restrictiors end rcquirernents On 
the dsve!opment of houjilg b, the Coastal zone , In addition. th.e dement should clarify 
which sites i,n thc parcej inventory are subject LO Coastal Permit apprc,vals. 
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Mixed-Use -Appendix B includes m, aggregate land inventory of coir rnercial p r o p d m  in 
five county urban areas and provides assumptions on probable resdential development 
potential on vacant and mdmti ] i& commercial properties. The elcrnen? should claify 
the realistic deveiopmmt potential wihin th,e planning period based or development bends, 
market conditions, develop,ment standards and incentives to emourage mixed-use. 

Jnstitutiona.l Employee Housing - The County anticipates the devek p e n t  of 85 housing 
units by local educational facjlities for their employees: The elemen: should ch~?i,ifv these 
wiu be housing units, in accordance yilh the Census definiti.on, and the expected sales O r  
rental costs to c o d m  the affordabiliry of these units. 

Visitor Accommodations and Conversion of Transient Oecnp rncy to  Permanent 
Housing ClEuify how the Coun.ty determi.ned the unit count for additiiina1~a-y-low income 
Wits. We understand the Manx0 Trailer and Go1,den Torch RV park were converted from 
"temporary" uses to permanent ,housing, through a land sale 2nd establishment Of 
m.mufacbied housing on. permanent foundations. The element shoulc. cleady describe how 
the unit count was derived, what sites or current trailer park units will be converted and 
explain the County's role in facilitating the conversion. 

SRO Development - The dement should also cla*ify how 30 nddiiioial SRO units Vri1.l be 
COT1YertEd from transient occupancy OT other commercial me$. The e ernent should include 
a specific program, listing the' GUInmt uses expected to convert to siu,gle room occupmCY 
units and describe :he County's efforts to facilitate this conversion. The county should 
~ S U :  that conversi.on of exjsi<ng transient mes will not result in d splacement of lower- 
income households. 

e 
A n a h  potential and actual governmental conrii-aints upon the maini ?n.ance, improvement, 
and deveIoprnent of housing for  all income levels, including land we cc v?ti-ok. building codes 
a id  their enforcement, site improvenreim, fee3 and other exactions requi .ed of developers, and 
~ o c d  processing and permit pTocedures. The analysis shall also demoilsrrate locnl eflorts to 
YlmQw gOlWWntvlld ionshnin.ls that hinder the locaiiiyfiom meeting it,: share o f f h e  regional 
housing need in accordan.ce with Section 65584 (Section 65583(a)(4)). 

Land-Use Controls - Expand the description and analysis of the Cour .ty's lmd-use controls 
for residmtia! de~;elop~r,ent. Currently, the element provides g :neral plan lmd--m 
desiEnatjons but it does not describc or walyze zoning desigations: as defined in the County 
zoning ordinance. For example, page 85  provides gencra! inf0rmatic.n about the County's 
multifaiiily residmtiai district zoniag end indicates RM-6 requires a 6000 square foot 
minimuin per dwel!ing unit. The element should inclu.de a listing ,f the various zoning 
desi._rm.aiions which describes: front, back and side yard set backs, !ot coverase and/or floor arc3 
ratios, and density ranges by zoning cztegory. These lmd-use controls a.id the County's height 
liinirarion o f 2 8  feet slioi~1d be analyzsd for their cumulative effect on Ihe cos: and supply of 
n w  housing development. 

Although thc ekment  dc;lar-s p a ~ a g  r-~.:ir=~:r.':5 d~ not, c3nri:r.,ip- I.,~F~. ~~ . , -~o~m-n : :  
there is no ana1rji.s of the requircmemt for thee OR-street spaces for new :single-family 0 J --'-A r-*-- 

http://inclu.de
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of  Smta cruz parldn; requirements range from one to three spaces, anti threc paking space! 
arc onpj required for four-bedroom units, a n d  Watsonville generally rquires two off-stree 
parking spaces per unit. 
include d prograni to r e d m  or othewiuise mitigate this potmtial constrain.. 

The element should clarify the distinction in land use controls fsr urban a n d  rural districts and 
link this information to the land inven.torj. Absmt a morc clear rela: onship distinguishing 

element must analyze its puking requirmeiats and, if necessary, 

I 

Fees and Exactions - while the element provides fee samplcs for two single family houshg 
units, one U.ibm and m e  I X T ~ ,  t h e  dement  does not,pmvide i.nio,mation on fees and exactions 
oil muTtifamily developmeni, nor d.oes the element include an anaiysis ,f fccs and exactions. 
The element shcuid be revised and include an analysis of fees a n d  exa1:tions on, the cost and 
mppiy of housing for all economic segncnts of Santa Cruz County. 

On and Off-Site Jmprovements - Descxibc aad a n a l y x  required resiclzntizl on and off-si.k 
~mprovcinexits such ai: curbing, strcets, circulatiofi improveinen is and open space 
requirem,tli ts. 

Permit Processing - The element indicatzs discreticnary permits aic required for subdivision 
0% 5 oi morc lots and subdivisions greatec than 19 lots require public irearings. Tn addition, 
mu1tifmily units of 5 units or more require a public hewing before the planning commission 
and projects- 4th 19 or msre units m ~ s t  be approved by the Board of S ipwvisors. While the 
element describes how the County makes effofis to process appljcations iii a tin.ely manner, the 
e!ement lacks an analysis of the discretionary approval process on tEe cost and supply of 
~2Ousing particularly for multifamily development. 

Measure J - Describe acd analyze the effects of the Couzty's gowtln nLanagemmt system on 
the cost an.d  upp ply of housing. The element states that very-low, low- and moderate-income 
priced housing is exempt from Measure J and in m y  givm year th.e perriit requcst is less than 
the allocations a!lowcd. under Measure 1. The element should be rzvisei to fuI!y describe' the 
animal allocation sys:m,  anaiyze the effects of the unit allocation on Ihe cost and. supply of 
housing, and dmonshate Measure 5 will not prclhibii the Comty from accommodatir.g its 
shar- o f  rhe reghnal housinz - need, AII updsted s.nd;isis, similar tc that included in the 
previous could ad.ciresj this requirement. 

Constraints on Housine for Persons with Disabilities - In accordance vith recently enacted 
iesisiation (Chaptsr 671,  statu^ of iOOl}, fne element should analyze f ie 2oteqtial and actual. 
gcvemmmtal, consbahts G~I ihc dcvelopment of housing for persons with disabilities md 
dmmstralc t h e  County's efforts to ifimove govemmenta! canstrainis housing for person 
with disabilitics, such 8s WGommodating ~ T G C & U X S  for the approval (IF g o u p  homes, .4DA 
rctrcft S % J ~ ~ S ,  m i  evalraiion o f t h z  zs,>:izz code for ioq:izLce s i  otlicr mca5tircs tilai 

P 
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pmvide flexibility in t h e  development of housing for persons with disabifities. We W i l l  send 
the S t a ? ~  statutes, technical assistance informatjon, and examples io assist with this. 
requirement. 

Analyze any special homing needs, such as those of elderly and 1ar:;e families, fSeCtiol1 
63533 (a) (6.). 

While the element includes an analysis of e l d d y  and large family hriuskig needs for the 
Caunly, the elcment should also include tenure infomation and determine if specific progtam 
acticn.5 an needed. to address the needs of elderIy and large family renter liouseholds. For your 
infomation there were 7,519 elderly omer households and 1,525 eldcly renter households 
according to the 2000 census. In addition, there were 3,418 owner housetdds and 1,843 tenter 
households with five or more persons, Thc element should include this infomation. and 
dctenninc if additional prog:ammxtic responses r e  warranted. 

Jnclude an analysis of existing assfssted housing deveiopment ihni are elig. ble to change to n m -  
lowincome housiag uses during the n a t  IO years due to termination of subsi& COntI’Qcts, 
niortgage prepayment, or expirution. of use restrictions (Sections 65jS3{~)(8) ihrough 65583 
( 4  (8) (A)). 

A5 we discussed on the te1,ephone call, the clement should include a conmrehensive ifiventoq 
of assisted units in the urhcorporated County, including federally, Stat- and locally assisted 
housing units with affardabj.1it-y restrictions. The inventory should inc ude a listing of each 
development by projcot name, address, type of assistance receivcd., aim! the earliest possible @ 
date assisted units could convert to market-rate housing. The eleme:d should conduct an 
analYSiS of the azsistcd unis which could pre-pay or apt-out of subsi4r CGXItraCts W<T.hin the 
next te;n years. Furthmore, the clement should specifically identif 1’ fundjng sources to 
preserve assisted units h m  being lost from the affordable housing stock Santa CNZ County. 
We we sending you a copy of the Department’s Qs & As publicatior and an inventow o l  
aSSiSkd U n i t s  in Santa C . w  County under a separate cover. 

E. Housing Programs 

1. Kdentljjr adequate sites which will he made available through appopri;ate zoning and 
. deve1opmen.t standards an.d with pubIic services and facililies neei led to facilitate and 

encourage lhe development gf a variety o j  types af housing f o r  all inc!ome levels, including 
rental housizg, facroly-built housi,nC, mobilehomes, and emergency sh,drers and fransttional 
housing. Where the inventory ofsites, pursuant to par3-gradnh (3) of src,~division (0). does not 
idmi@ adeguafe sizes to accornmodufe the need for  groups of ail ho isehoiu’ income levels 
pursuant io Section 6.7334, rke program s h d  provide foor suflcient ;ires will? zon.ing fhQr 
permits Oumw-occiJpied an.d Tenia1 nxuitijamiij> residential use by right, including densiw a d  
dmeiopment Jtandards ilict could accommodate and focilitare the fewibility OJ h.Liusing IO‘ 
very low- and 1oxGmme horrseholds (Section 6jS%3(cj(li). 

Absent a complete land inventory, i t  is :mpcssible to Setennine ;he adequacy (zoning, 
public sewkes  and facilities) of ideniiiiicd r i tes to accanmodatt! its shwe of thc Regiisnz.! 
Housi-~g Need. 

2-T I 
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The element does no? identify where emagency shelizrs and. transit ions1 housing. may be 
sited. Therefore, the element should be amcnded to  identify sites or ::ones whme such uses 
are allowed as a permitted or conditional use, and describe how the conditions encourage 
and facilitate the development o fae rgency  shdtcrs and aamitiona! .iousing. 

a The fobwing programs should bs strmgthehened to assist in addresh~g the adeq,uatc sitcs 
requirements: 

a. Expand Livework Mixed-Use'Developme~t - TI$$ progrm nraybe able to assist jn 
identifying additional sites to accommodate :he Iow- and modera:c-incomc income 
portion of the RHNA, however it should specify the amcunt of land that will be 
~ed.esignated and estimate the realistic developmmt capacirJ. 

b. Mixed-Use Housing Incentives - The elanent indicates the County wiIl "cGnsidCr'7 
rcvising the ordinance to adapt incen~ves, but does not corimit t o  a d.ate when 
incentives .wil! be adopted. Since tl3.a County is relying on mixt d-us: sites to addx5S 
SO much o f t h r  RHI.iA, strung progam zctions arc critical. 

C. Second-Unit Incentives - The program should s p i &  the fees I D  bc reduced 3nd how 
tht CoUnV will encourage utility cornpanics to Frovide incentives. 

d. Reduce Capitnl Improvement Fees for Second Unjts - The progran; should be 
revise4 to cleariy a.rticulati revisions to tix Comfy Code and 'Unit Fee Schedule to 
r e d m  second-unit construction costs. 

e. Review Commercial and Industrial Land for ResSdential Suitability - IC 
demor.s&ate this progam could provide sites withia the plti.:ining period, it must 
ificludc E specific irnplemetitatjon schedule to make the necessaq rezorings to fscilitate 
residential development. 

f. Promote Dwelling Groups The element should specify hou the County Planning 
Department and Board of Supervisors will promote attazhcd dwe ling units and the date 
the County's ord.mance will. be ammded to encourage duplexes aiid triplexes, ' 

2. Pravids informatior! O I Z  the redevelopment agency's role in :he COKTIC) 's q p r t  io enmmze 
the develgpment of a varieiy of housing vpes for all income levah {Secfim G5583jc)). 

The elment should project the vnount of tax increment r e v e n ~ e  anticpated to accm.e tu the 
C@uW's 1 . 0 ~  a ,d  n?od.erztt'l-income housing h d  for thc planning pc.rioa and describe the 
planned use ofthosc funds. 



HPD PAGE Il/ 

8 

Th'c housing elemenr shall contain programs which "assist in the devefopmenl af adequ 
hoiisinp to meet the nee& of low- and mcdercte-income household (Section 65583(~)(2)). 

The followhg programs will need to be s?nngthened, demon,sbatins a commitment by the 
Counv to assist in the development ofhouaing for loy- and moderate-incrime h.0u~d101.ds. 

Legal Conversion of Transient Occupancy Use Facilities to P e m a n e l t  Use - Tbe element 
includes an objective in the l.md invmtou to facilitate conversion of trar sient uses to add 1.20 
units to  the permment housing stock; however, this objective is based on the cOnVdOn. 0% 
three RV pmk conversions since 2000. The element will need to specif caily identify current 
pTojects and include the mmber of units the County will assist to convw kom transi.ent US= to 
permanent housing. The County should include aprogram action to implement this objective. 

Establish Housing T,rust Fund - This potentially promising program could be strengthemd 
demonstrating the County's commitment to establish a housing trust fmd.  We understand 
rcsearch may be necessary to determine potential funding sources amL rnanagemmt entity; 
however, the County should commit to complete the research early in th?  plmniag period. 2nd 
dewlop implementaiion steps to Mfill the program objective to measwe the effectiveness of 
this p r o g m  on the development new housin'g. 

Leverage Additional Affordable Housintr Funds - This DroPIam should d c i f i  the fimding 

.I .  

- - . "  
assistance programs the County will pursue and identify timelines for i pplying for identifi 
finding assistance. 

Self Help Affordable Ownership Housing Program - Describe how tl. e County will support: 
the efforts of Habitat for Humanity or orher non-profit organizations :o produce ownership 
hau.sing opportunities for Iow- and moderate-income households. For example, the County 
may identlfy redevelopment or government surplus sites, reduce dewlopment standards or 
otlienvise provide incentives. 

Reduce Capital Improvement Pees for Larger AffordabIe Household Units in Large 
Projects - This progzm couId specifically commit the,County to fee reluctions and include a 
date for the projects completion. 

Th~hc housing. element shail contain pr0gmm.s which "address. and M here appropriate and 
legally porsible, remove governmental conszraiiits .to the mainiEnan::e, improvemen.t, and 
dewlapment of housing" (Secticn 6j583(c)(3)), 

Absent a complete constrai.nts analysis, it is not possible to de tenh- :  the adequzcy of the 
County's mitigation p r o p m s .  
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7% housing program. shallpromore eqiral housing opportunifiesfor 011 persons regardlas of 
race, reli$on, sex, marital status, anceswi, nniional origin or color (Seciton 65583(c)(5). 

33. Fair Housing Information - The element indicates fair housing r :scwces are available 
though the county website. This program, if evaluated, should have bwn revised to provide 
fair housing infomation at all, Co&y office locations, and tl~rcugh other County supported 
organizatiom It is likely that at k 2 5 t  some County residents may.n>t have access to the 
internet, or rcquire information in their nztive language. The dmmt should clearly 
dern.onsWate the County makes fair housing information available to ,the public and has a 
mechanism to address or refer housing discrimination complaints 

5.  

Public Participation 

Local goveixmmfs shall mcke dijigwt eflort to achieve public parficip :tion of aN economic 
sef lents  of the comrvru~ity in the development of the housing deinmt, Itnd fhe element shall 
descifibe this ej2l-t {Section 65583 (.)), 

While the elcmmt indicates a number of community worksbops will be coliducted to educate the 
public on housing element requiriments, the update process and housing elenmt contents, it fails to 
dernmstrate how the County has developed this elcment with input from all, economic segments or' 
the unincqorsied County. 7h.e Counry shou1.d ens~uz &at its efforts tc achicve public input 
rcffects a diligent efforf to include lower-income persons and houscholds an.d special rids 
populations. Please refer to page 1 of the QS a n d h  publi,carion, provided by our d t p . m c n t .  
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Comments Received on Draft Housins Element 

Mary Theurwachter, Senior Citizens Legal Services 

Andrew Schiffrin, Housing Advisory Commission 

Progressive Housing Advocates 

Sharon Bystran, Habitat for Humanity 

Daniel Kriege, Soquel Creek Water District 

Kelly Hildner, Sierra Club 

Marline Bushey, NAMl 

Jane Royer Barr, Mid-Peninsula Housing Coalit n 

Johanna Parry Cougar, Community Land Trust of Santa Cruz 
County 

Renee Flower, Sierra Club 

Rose Marie McNair, McNair Realty 

Earl Pequeen 

John Ricker, Environmental Health Service, County of Santa Cruz 

Johanna Parry Cougar, Community Land Trust of Santa Cruz 
County 

Judy Williams, Local Mental Health Board 

Carol Long, Community Land Trust of Santa Cruz County 

Larry Drury, Santa Cruz County Child Care Planning Council 

Virginia Johnson, Ecology Action 

Gretchen Regenhardt, California Rural Legal Assistance 

Myles Corcoran, Community Land Trust of Santa Cruz County 

Gretchen Regenhardt, California Rural Legal Assistance 
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SENIOR CITIZENS LEGAL SERVICES 
501-F SOQUEL AVENUE, SANTA CRUZ, CALIFORNIA 95062 

TELEPHONE: (831) 426-8824 FAX: (831) 426-3345 

June I O ,  2003 

Mark Demming 
Senior Planner 
Planning Department 
Santa Cruz County 
701 Ocean Street 
Santa Cruz, CA 95060 

Dear Mark: 

I am sending you some information to be shared with the other commissioners. Please 
include these with your next mailing. 

1. The Housing Element - A Progressive Approach by the Progressive 
Housing Advocates Task Force (PHAT) 

2. 2 recent articles from the Santa Cruz Sentinel regarding second units. 

Thank you. 
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831-457-1741 ext 160 
www.cabinc.org 
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The Housing Element: A Progressive Approach 

The Housing Element - A Progressive Approach 
Executive Summary 

Santa Cruz County is experiencing a critical housing crisis. 

The report of the Community Assessment Project Year 8, 2002, released in 
November, 2002 indicates that the percentage of household income spent on housing has 
increased for all but the wealthiest county residents. Nearly 65% of those households 
earning less than $35,000 per year pay more than half their income for housing. 

Median home prices continued to climb out of reach for more families. NOW, industry 
reports say fewer than one in twelve families can reasonably buy a house here. Overall 
one fifth of households say they pay 75% of income for housing. A disturbing 45% of 
Latinos say they do, 

Because of the critical nature of the housing crisis in Santa Cruz County, the 
following report, "The Housing Element - A Progressive Approach," identifies what 
significant and dramatic steps are necessary to meet the needs of low, very low, and 
extremely low income people in the County. 

The report's overall goal is to maximize housing opportunities for those populations 
by removing discriminatory barriers, and by planning for housing development at increased 0 densities, on existing transportation lines, employing green building materials and practices, 
incorporating child care, supportive services, and access for the mobility impaired in its 
design. Specifically, report calls for the following: 

re-zoning of all centrally located residentially zoned land to urban high density, 
allowing residential uses as part of all commercial and industrial development, 
identifying parking lots as central sites, and permitting second-unit development with 
regulations identical to those of other home additions. 

removing unreasonable height restrictions and leveling discriminatory fees, currently 
far higher per square foot for smaller, more affordable units than they are for larger unit 
development. 

contribute to a housing trust fund to create housing opportunities for low wage workers. 

adopting governmental incentives for housing development that is environmentally 
sound, accessible to mobility impaired people, and which provides supportive services 
including childcare, job development, educational opportunities, mental health support, 
and financial planning. Incentives to include mandatory density bonuses, relaxed 
parking requirements, reduced design and setback requirements, waivers of fees, and 
opportunities to qualify for housing trust funds. 

providing incentives to employers to house some portion of their workers or to 

preserving existing affordable housing through amnesty for illegal units, targeted 

http:/lwww.cabinc.org/Research/PHAT_Housing Element dochtm 7/9/2002 
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code enforcement tied to rehabilitation funding, the provision of emergency rental 
assistance for up to 60 days, and adoption of just cause eviction, rent stabilization, and 
rent shock ordinances to prevent existing rental housing from becoming even less 
affordable. 

0 developing a housing trust fund to marshal available funds from public and private 
sources to for use in the rehabilitation and development of housing affordable to, and 
designed to meet the needs of, low wage workers, disabled persons, homeless 
households, farmworkers, single and teen-parent households, and constructed 
employing environmentally sound building practices. 

any proposed housing or mixed use development that is affordable to, and designed to 
meet the needs of, those portions of the population. 

for individuals, and 400 units of emergency transitional housing, sites for supportive 
housing for single and teen parent households, as well as sites for supportive 
farmworker housing 

implementing an anti-NIMBY plan for removal of <he public hearing level of review for 

Designating sites for the development of a minimum of 640 emergency shelter beds 

This report has been prepared by the Progressive Housing Advocates Task Force 
(PHAT), a broad-based coalition of individuals and community groups dedicated to the 
development of affordable housing for low, very low income and extremely low income 
people throughout Santa Cruz County. PHAT includes representatives of environmental 
groups, as well as advocates forthe disabled, for homeless persons, for farmworkers, for 
children and seniors, and for low-wage workers who live and work in Santa Cruz County. 

Additional copies of this document are available from the Community Action Board Of 
Santa Cruz County, Inc. Contact Paul Brindel at 831-457-1741 ext 160 or visit 
www.cabinc.org and click on "Resources", 

The PHAT Housing Element Committee: 

Gretchen Regenhardt, Paul Brindel, Don Burke, Linda Lemaster, Scott Beesley, Michael Bradshaw, 
Paul Wagner, Virginia Johnson, Nora Hochman, Sandy Brown, David Foster 

For more information contact: 
Scott Beesley, scottbeesley~hotmail.coni, or Paul Brindel, px@kcabinc.org 

INTRODUCTION 

Progressive Housing Advocates Task Force (PHAT) is a broad-based coalition of 

individuals and community groups dedicated to the development of affordable housing for 

low and very low-income people throughout Santa Cruz County. PHAT includes 

ement-doc.htm 7/9/2003 
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representatives of environmental groups, and advocates for the disabled, for homeless 

@ persons, for farmworkers, for children and seniors, and for low-wage workers who live and 

work in Santa Cruz County, 

PHAT stands for the proposition that the lack of affordable housing is the most critical 

issue facing our region and that it can and must be addressed by adoption of 

aggressive programs to encourage and require development of housing at high 

densities along existing transportation corridors, k i th provision for mobility accessible 

units, Childcare and supportive services, and through the use of energy-efficient and 

recycled materials. 

conditions in a suitable living environment, regardless of race, ethnicity, age: 

disability, religion, familial status, income level, gender, sexual orientation, language, 

or occupation. Preservation and expansion of housing opportunities for all residents 

of Santa Cruz County, and removal of barriers to fair housing is essential to our 

future. 

It is PHATs goal to see that existing affordable housing is preserved, that obstacles 

Every person is entitled to live in decent, safe and sanitary 

to fair housing opportunity are removed, and that at least 50% of all future housing 

development is affordable to low, very low, and extremely low income people. PHAT seeks 

to remove existing governmental, legislative, programmatic, and political barriers to these 

ends. 

0 

TABLE OF CONTENTS 

A. PROGRESSIVE HOUSING ADVOCATES TASK FORCE ISSUES 

I. Efficient Use of Land 

11.  Special Needs Groups: 
a) disabled 
b) seniors 
c) farmworkers 
d) homeless households 
e) single-parent HH: including teen parent HH 
f) low-wage workers 
g) households subject to discriminatory rental/loan or other discriminatory practices 

http://www,cabinc.org/Research/PHAT - Housing Element-doc.htm 7/9/2003 
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PROGRESSIVE HOUSING ADVOCATES TASK FORCE ISSUES 

Efficient Land Use 

Efficient land use policy requires consideration of two major components: a) zoning 
and infrastructure; and b) design, planning, permit and fee levels and processes. Given the 
extremely high cost of land in the region, efficient land use demands development at the 
highest feasible densities and creative use and reuse of vacant and underutilized parcels to 
meet the critical need for affordable housing. 

meeting the increasing need for low, very low and extremely low income housing, are: 

~ 

Some of the current governmental barriers to efficient land use which interfere with 

Page 5 of 23 

1 1 1 .  Preservation Existing Affordable Housing 

IV. Green Building 

V. Childcare 

VI. Funding Issues 

8. PROGRESSIVE HOUSING ADVOCATES TASK FORCE PROGRAMS 

I. Programs To Mandate Efficient Land Use 

11. Programs to Address the Housing Needs of Special Needs Groups 
a) disabled 
b) farmworkers 
c) homeless households 
d) single-parent and teen parent households 
e) low-wage workerdfamilies 
f) populations subject to discriminatory treatment 

Ill. Preservation existing housing stock 

IV. Programs for Green Building 

V. Programs To Provide Adequate Childcare 

VI. Programs to Develop Funding 

At present, the County of Santa Cruz land use element of its general plan contains 
only 17.6 acres of land zoned at urban high densities, in contrast to more than 953 acres 
zoned urban very low, 539 urban low, and 189.4 urban medium. Under current zoning 
guidelines, the “urban high density” designation allows only 17 units per acre, a density so 

http:i/www.cabinc.org/Research/PHAT-Housing-Element-doc.htm 7\9/2003 
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low that it can only accommodate home ownership housing such as condominiums and 
townhouses. An affordabilitym map of the unbuilt portion of the County by percentage 0 shows that the land is divided by these proportions: 

-Zoning designations for those above median income: 100% 
- Zoning designations for those below median income: 0% 

This exclusive assignment of land solely to the highest income households in the 
population has caused: 

higher rent levels 
gentrification with concurrent loss of affordable units 
increased isolation of racial, ethnic, and other minority groups in discrete 

population aging as younger families leave the area 
worker displacement into outlying areas and distant locations 
traffic congestion as more workers must commute from outside the area 
underutiiization of public transit due to distances between residences and routes 
sprawl 

neighborhoods 

- Oversp~ecLfjcily: 

The zoning map is over specific. Sites are zoned for particular specific uses for 
which they may not be suited, never engaged in or long since abandoned, rather than for 

low, very low and extremely low-income housing. 
residential or mixed-use development, This has effectively eliminated them from use for 

The potential for residential development can be greatly increased by rezoning 
available vacant, underdeveloped, and underutilized land currently zoned commercial or 
industrial for residential uses alone, or for concurrent commercial, industrial and residential 
uses where compatible. 

The County should conduct an inventory of all such available sites, and include all 
vacant or underdeveloped infill sites and underutilized sites such as large parking lots which 
could continue to provide parking services while developed overhead as housing. All sites 
currently planned as parking lots should be redesigned to permit concurrent residential 
development. 

To summarize, both economic and environmental considerations point toward 
development at higher densities along transportation corridors within urbanized areas, as 
opposed to current zoning regulations, which encourage sporadic development of individual 
units in rural areas while leaving less than 1 % of the land in the urban areas zoned for high 
density under the County's current land use plan. 

Heisht Restrictions: 

The current zoning ordinance prohibits residential development at heights greater 0 than three stories in rural zones and two stories in urban. This has two negative effects on 
providing needed affordable housing in the contest of a sustainable community: a) 

http://wu~w.cabinc.org/ResearchiPHL4T - Housing Element - doc.htm 
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increased costs as more land is needed to provide the same number of dwelling units; b) 
increased rent, sale, and equity prices as significantly higher land costs are passed on to 
renters and homebuyers. 

___.__ Fee Structure: 

Fees as currently assessed and collected by local jurisdictions and service providers 
reward the construction of large single units, and discourage the construction of smaller 
ones. The fees for an average size single family home, which is now 2600 square feet 
(National Association of Homebuilders 2001) total approximately $22, 000, or $8.46 per 
square foot; the fees for converting a 400 square foot garage to living space can rise as 
high as $17,000 or $42.50 per square foot -- a fivefold differential. 

This significant differential especially affects the production of small second units, 
which in already-developed areas can make a valuable contribution to meeting the need for 
affordable housing for smaller households, as well as for senior, disabled, convalescent 
and other vulnerable populations. A fee structure that results in exorbitant costs per square 
foot, however, operates as a major disincentive to their construction, and its removal is a 
critical step in increasing the supply of affordable units. 

There are also a number of other governmental barriers to the construction of second 
units, including a review process which includes public hearings which allow neighborhood 
opposition to defeat a proposed project,[3-] setback and height rules which limit placement 
and construction of second units on lots, unreasonably costly requirements such as 
sprinkler ordinances applied to the main home when a garage is remodeled as an ADU, 
occupancy restrictions requiring that units be occupied either by their owners, family 
members, or low-income households, and rent ovetviews which make minimal difference in 
cost to tenants but cut production dramatically. 

To increase their production and the efficient use of land they occupy, ADUs should 
be permitted as of right, and be free of unreasonable design, occupancy, economic and 
review requirements which discourage their construction. 

Other ~ Barriers: 

Rigid requirements for parking spaces, setbacks, and lot coverage ratios further 
erode even the lower densities allowed in the land use element and result in a diminution of 
development potential. 

affordable housing, by setting development fees and standards excessively high, and 
imposing lot coverage, parking and design requirements that are obstructive. 

Current planning and approval processes operate as barriers to the development of 

Public hearing requirements which demand a higher level of review than that 
imposed for single family homes, and which allow multi-family housing developments to be 
defeated by neighborhood groups because of biases, stated or unstated, against lower 
income housing. 

_Summa.y 

http://www.cabinc.org/ResearcWPHAT - Housing Elementdoc.htm 
2 8  L 

7/9/2003 

http://www.cabinc.org/ResearcWPHAT


1 he Housing Element: A Progressive Approach Page 8 of 23 

Overall, the current zoning ordinance and current planning and permit approval 
processes operate as barriers to the development of affordable housing in that zoning 
designations are inadequate to affordable housing production and overly rigid and 
deveioprnent fees are both high and discriminatory. Standards for lot coverage, parking 
requirements, and design criteria are excessive, and review periods are impractically 
lengthy. The public hearing level of review ultimately creates a bias against lower income 
housing. These issues need to be reviewed, and the barriers eliminated, if the cities and 
the County wish to address the needs of lower income residents. 

11. Special Needs Populations 

The Disabled: 

While it is difficult to say how many residents of the county have disabilities, national 
statistics show that nearly one of every five Americans will become disabled at some point 
in their lives. Planning for housing development must include sites for supportive and 
assisted hdusing close to transportation lines and must expand mobility accessibility 
features in all types of housing planned and constructed in the county. 
Seniors: 

population is particularly affected by high housing costs because many live on fixed 
incomes. Future housing plans must include sites for affordable units for the elderly close 
to amenities and on existing transportation lines. 

Fa rmwo rkers: 

There are approximately 45,000 seniors living in Santa Cruz County today. This 

The average household income for farrnworkers is dramatically below 30% of the 
median income for the County of Santa Cruz (approximately $14,309 per year).w At that 
wage, virtually all the housing stock, ownership and rental, is out of reach. The failure of 
the agricultural industry to provide housing for its workforce contributes to severe 
overcrowding, occupancy of seriously substandard or illegal housing units, and predatory 
rental practices. Farmworkers face severe housing discrimination and lack access to 
health, childcare, and education services, and projects designed to meet their needs are 
subject to strong neighborhood opposition. Housing is needed for migrant workers and their 
families, migrant unaccompanied workers, and for very low-wage farmworker families who 
are year-round residents. 

Homeless households: 

It is estimated that 8,500 people experience homelessness in Santa Cruz County in 
any given year. Approximately half the homeless people counted in the homeless census 
were not sheltered: living outdoors or in vehicles. 

At the present time, there are 219 emergency shelter beds open year-round, and an 
additional 122 open during the winter months. Countywide, there are 400 units of 
transitional housing in which residents can live for up to 24 months with a range of 
SUPPOrtiVe services. Shelter for disabled homeless persons is in extremely short supply. 
There is a need for ,an additional 641 beds for individuals and 405 units for families with 
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children. Transitional, and temporary assistive and supportive housing for the disabled 
homeless population must be pr0vided.H 

Homelessness can be prevented. More than half the households that experience 
homelessness are homeless for less than five months. Rent or mortgage payment 
programs, which keep families housed on a temporary basis, can prevent those households 
from becoming homeless at all. 

Single Parenmeen Parent Households: 

Households with single teenage parents require housing, which provides support for 
continued education, development of life skills, and adequate childcare. 

Low-Wage Workers: 

There are approximately 5,672 extremely low-income renter families in need of 
housing in the County. These families earn less than 30% of the area median income and 
pay as much as 80% of their income for shelter. The County's primary economic industries 
are tourism and agriculture - industries that rely on low wage workers. 

Households Subject To Discrimination: 

Members of racial, ethnic and language minorities, disabled persons, farmworkers, 
those subject to sexual harassment or domestic violence, and families with children are 
often subject to discriminatory rental, sale, loan, or other discriminatory housing practices, 
including neighborhood opposition (NIMBY), These groups require programs to ensure 
equal housing opportunities. 

111. Preservation of Existing Affordable Housing 

The Santa CruNatsonvil le metro area is the 2nd least affordable owner housing 
market of the 190 metro areas in the country H. The Santa CrudWatsonville metro area is 
the 6th least affordable rental housing market in the nati0n.m The data in both studies 
suggest that the County is part of a regional housing market that is forcing low and 
moderate-income households out of not only the County but also the region. 

The conclusion that households are moving out of the area because of the loss of 
affordable rental housing is also suggested in the findings two other sources. First, the 
County Office of Education reports an over-all loss of families with children in the county 
schools. Second, the Santa Cruz County Community Assessment Project (CAP), Year 8 
report provides a comprehensive view of the quality of life in Santa Cruz County. Each year 
for 8 years this scientific assessment of significant quality of life indicators has included 
questions that allow researchers to follow trends, among other indicators, in housing 
affordability and homelessness. The project report for 2000 indicated that 50% of 
households in Santa Cruz County paid more than 50% of their income for housing. The 
2001 report saw a decrease in that percentage to a little over40%. While some of this shift 
may be due to an increase in the wages of people living in Santa Cruz County, it is not 
inconsistent with the data to conclude that a significant number of lower income househoids 
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moved out of the County and were replaced with higher income households. The 2002 
CAP report, released in November 2002, found that of those households earning less than 
$35,000, nearly 65% still paid more than 50% of their income for housing and of those 30% 
paid 75% or more of their income for housing. 

crisis has resulted in significant numbers of low-income households moving out of the 
county because of dramatic rental cost increases in market rate rental units. 

0 
It is difficuit not to conclude that the critical nature of the Santa Cruz County housing 

This increase in housing prices, while driving the poor out of the area, has also 
resulted in an underground affordable housing market in which only substandard or illegal 
housing remains affordable to low and very low-Income households. 

The very limited amount of publicly subsidized housing is at risk as large projects 
approach the dates when an opt-out of federal programs guaranteeing low rents is 
permitted. Rent subsidies in the form of Section 8 vouchers are limited and often 
unappealing to property owners unwilling to submit to paperwork, inspection, and rent limits 
by the Housing Authority of the County of Santa Cruz. 

IV. Green Building and Transportation for a Sustainable Future 

In times of shrinking resources, both financial and natural, sustainable development, 
through green building practices and transportation is critical to long-term local and regional 
planning. incorporating green building practices and sustainable transportation Incentives 
saves money and resources for the residents of the building and the local government 
entity in charge of maintaining the services used by the residents, (Le., garbage collection, 
sewers, power lines, water). The savings to the residents are immediate in the form of 
lower utility bills, (garbage, electricity, gas, water). The savings to the local government 
public works department are realized over many years. The savings to the community are 
permanent and lasting. 

Government agencies are responsible by law to ensure the health, safety and well 
being of the community's environment, which green building and transportation programs 
help fulfill. Green Building" incorporates sustainable environmental concepts into each 
segment of a building project. Likewise, "sustainable transportation" refers to any type of 
transportation that decreases single occupied automobile trips and/or the use of gasoline- 
powered vehicles toward the goals of mitigating congestion, improving access to community 
services, and preventing air and watershed pollution. Green programs work because all of 
the community stakeholders that are affected by the program, businesses, government, 
residents and non- profits work in partnership. The programs make financial sense to the 
businesses and residents because these measures save everyone money in the long term. 

V. Childcare Facilities Development 

the local economy and creating more than 2,469 local jobs. Childcare is every employer's 
concern and good, reliable Childcare is crucial to the productivity of the business workforce. 
The Provision of affordable and conveniently located Childcare facilities has been proven to 
help reduce cross-town commute traffic and help build neighborhood interaction. Childcare 

Childcare is a major industry in Santa Cruz County contributing over $35.5 million to 
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Programs located in residential areas often contribute to building and neighborhood safety 
by their presence. Above all else, planning for quality Childcare programs is critical to the 
development and safety of our precious children. 

As the population in Santa Cruz County has grown, so has the need for licensed 
childcare. According to the 1999 Childcare Needs Assessment, about half of all families in 
Santa CrUZ County (or about 24,945 children ages 0-13) need some form of Childcare. 
However, there are just 5,992 Full Time Equivalent licensed Childcare spaces in the 
County, enough to accommodate only 24% of all of the children needing care. Significant 
barriers to Childcare facilities development include the high cost of land, restrictive zoning, 
complex permitting processes and an extremely limited pool of investment capital. Adding 
Childcare language to the Housing Element will ensure that Childcare is recognized as 
being as important as other sewices when long range planning is done. 

V. Funding Issues 

There is a shortage of funding for the development and preservation of housing 
affordable to low, very low, and extremely low-income people. This problem is especially 
severe because the cost of land and low-density zoning preclude the economy of scale of 
large multifamily developments, In the County of Santa Cruz, the problem is exacerbated 
by years of noncompliance with the housing element law, which has resulted in the 
County’s ineligibility for many types of state and federal funding. 

Innovative programs are needed to bring about the actual construction of housing 
throughout the county, These could include development of a housing trust fund, the 
requirement of actual housing developnlent as part of any commercial and industrial 
construction, the earmarking of all discretionary funds to support “smart growth” projects 
(dense housing on transportation corridors, affordable to low and very low income 
households, following green building practices, and “visitable” by the mobility impaired) both 
as new construction and as renovation, and aggressive pursuit of all funding available 
through federal and state government. 

P R 0 GRAMS: 

I. Efficient Land Use: 

Governmental Constraint !%gram(s) To Address 

~ 1 nadeql?ate .!a~d_z.oned-f~~~~de~tia!  
and mixed -- use d e v e l o e m a  

~ 

- 

- 
- the City/County shall rezone all existing 
commercial and industrially zoned sites to 

permit multi-family residential development in 
conjunction with commercial and industrial 
development unless the commercial or industrial 
use would pose a health or safety threat to 
potential residents 

- the City/County sh.all waive or reduce fees for 
subdivision of parcels to allow commercial or 
industrial development on part of the lot and 
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residential development on a separate part of the 
lot 

- the CityiCounty shall require those developing 
commercial or industrial projects, which will employ 
more than 50 people, to provide, as part of the 
project, a sufficient number of housing units on site 
(or nearby on existing transportation corridors) 
affordable to 20% of the potential, non- 
management, labor force to be employed in the 
commercial or industrial business and shall make 
public funds (including redevelopment funds, 
community grants, and housing trust funds) 
available to assist in such development 

-the CitylCounty shall waive or reduce fees, 
require density bonuses, and waive design, 
setback, and parking requirements for those 
voluntarily developing mixed-use projects that will 
include housing units affordable and sufficient in 
number to house 20% of the potential labor force 
to be employed in the commercial or industrial 
business 

- the CityiCounty shall rezone all current 
residentially zoned sites with appropriate 
infrastructure to high density and shall permit 
multifamily development as of right 

- the County shall provide incentives for the 
development of high density, multifamily housing 
along transportation corridors by waiving permit 
fees, requiring density bonuses, prohibiting down 
zoning or lesser use, waiving design, setback, and 
parking requirements, and by targeting available 
redevelopment funds and other housing funds to 
aid in such construction where permitted by state 
law 

- the CountylCity shall permit development of 
accessory dwelling units as a matter of right where 
they meet green construction guidelines. are 
visitable, and/or are affordable to low, very low, or 
extremely low income households 

- the CountyiCity shall designate specific sites 
suitable for the development of at least 1,000 units 
of housing for low, very low, and extremely low 
income households, shall zone them accordingly, 
and shall move to acquire and develop any such 
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sites which are orooosed for develoDment other 

0 than as high dehsiiy multifamily housing 

- the CountyiCity shall subsidize development or 
improvement of infrastructure where necessary to 
aid in the development of housing affordable to 
very low and extremely low-income people 

&.$&cia1 Needs Groups: 

___ Governmental Constraint Proqram(s1Lo Address 

k.  The Disabled: 
InadequatelNonexistent Incentives - - 

nerrnif 
adoption of incentives including waiving 

r -. "". 
forsitabilitv: Visitability means that 
design, 
in order to truly integrate people with 

fees, promoting density bonuses, waiving 

setback, and parking requirements, for 
residential disabilities into the community at large, 
which meets visitability standards in 
those with mobility impairments must 
have the means to be able to visit friends 

and family, who reside outside of their 
homes. Often known as "get in and 
pee laws", visitability seeks to make, 

construction, 

that: 
-there should be at least one zero- 

entrance to the home 
step 

-interior passages should allow a 32" 
wide 

simple, cost-effective changes in path of travel so as not to 
hinder a person 

construction planning, which allow 
people with disabilities to visit friends 
and family without barriers to navigating 
available 
the home or using the restroom 

with mobility impairments 

-light switch and outlet placement 

at heights accessible to people using 
wheelchairs 

-additional blocking placed in the walls of 
at least one, first-floor bathroom to 
accommodate grab bars as necessary 
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Lack of a central directory of accessible -establishment and maintenance of a central list 
nf 

units 0 -  
- 

available accessible housing - 
No_reguLement that accessible units be -ordinance requiring accessible units to be listed 
rented to those __.__ with mobi&j.mpairments two weeks prior to making the units 

available to the 
general public to enable those with mobility 
impairments to apply to rent said units 

Insufficient funds to ensure constructim - the use of funds contained in the housing 
tust fund could'be used for construction of housing 
which is accessible to the mobility impaired, group 
homes, and/or other supportive housing 

- the CountyiCity shall permit development of 
housing which is accessible to the mobility 
impaired, group homes, and/or other supportive 
housing, as of right 

B. Farrnworkers 

- Lack of housingfor ~~~ farm.w~rkers - adoption of an ordinance requiring agricultural 
employers to provide migrant farm labor housing 
on site, or, in the alternative, to contribute land or 
its equivalent dollar value to a housing trust fund 
for the development and construction of housing 
for farmworkers and their families 

- the CountyiCity shall designate one or more 
sites, appropriately zoned, for the development of 
farm labor housing, both for single workers and for 
families as of right and shall waive permit fees and 
design, setback and parking requirements 

- the CountyiCity shall permit development of 
farmworker housing as a matter of right where it is 
designed for 12 or less workers and will be 
constructed on agriculturally zoned land 

- development of a farmworker housing 

(of designation of a portion of an affordable 
trust fund 

housing 
trust fund) earmarked for farmworker housing 
construction 

- adoption of an ordinance requiring agricultural 
employers to provide migrant farm labor housing 
on site, or, in the alternative, to contribute land or 
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its equivalent dollar value to a housing trust fund 
for the development and construction of housing 
for farmworkers and their families 

- imposition of a tax on agricultural employers to 
develop a fund for farm labor housing development 

-designation of construction of housing which is 
affordable to farmworker individuals and families, 
and which provides supportive services, including 
childcare, health care, Headstart and adult 
education services, as an appropriate use of funds 
contained in the housing trust fund to be 
developed in each local jurisdiction 

C. Homeless Households 

! ~ e q ~ a ~ - y ~ a _ r - r o ~ n d e ~ ~ g e ~ c v  shelter - changes to the zoning ordinance to 
encourage development of 640 emergency shelter 
beds for individuals 

- the CountyKity shall permit development of 
emergency shelters, transitional housing, and 
group homes with appropriate infrastructure as a 
matter of right and shall waive permit fees and 
design, setback and parking requirements 

Inadequate temporarv - and transitional 
encourage 
.-_-_-I...__._____ shelter services for families 

-changes to the zoning ordinance to 

development of 400 units of emergency, and 
transitional family housing 

- continuation and expansion of the emergency 
- 
Inadequate -- -.-__._ homeless prevenkoo 
services rental assistance program 
to provide temporary 

assistance paying the rent for up to 60 days to 
prevent eviction 

D. Single-parent and teen parent households: 

_-_ Shortage-ofsupportive housing -designation of sites appropriately zoned 
and with adequate infrastructure for the 
development of shared housing for single parent 
households and teen parents with on-site 
Childcare 

- designation of a portion of RDA tax increment 
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funds from the 80% set-aside or other housing 
funds to assist in the development of supportive 
housing for single and teen parent households 

E. Low-Wage Workers: 

lnadeauate Supplv Of Housina A f fo rdue  
To Low-Waae Workers 

- the CountylCity shall rezone all current 
residentially zoned sites with appropriate 
infrastructure to high density and shall permit 
multifamily development as of right 

- the CountylCity shall provide incentives for the 
development of high density, multifamily housing 
along transportation corridors by prohibiting down 
zoning or lesser use, waiving permit fees, requiring 
density bonuses, waiving design, setback, and 
parking requirements, and by targeting available 
redevelopment funds to aid in such construction 
where permitted by state law 

F. Households Subject To Discrimination 

Discriminatory Lendina, Rental, and 
investiaate 

- the County Counsel shall aggressively 

Sale Pyastices and NIMBY and prosecute claims of discriminatory lending 
practices in appropriate cases, in conjunction with 
the Department of Fair Employment and Housing 
and the Department of Housing and Urban 
Development and California Rural Legal 
Assistance 

- the CityEounty shall adopt an aggressive 
program of education and outreach to lenders, 
property owners, property management 
companies, the Housing Authority, City and County 
employees, housing providers under Title VI, to 
inform them of their obligations under fair housing 
laws. All materials shall be multilingual. The 
CitylCounty shall staff or contract out a program of 
training, public education and outreach, counseling 
and advocacy for victims of discriminatory 
practices 
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Ill. Preservation of Existing Affordable Housing 

- Governmental Constraint 
.. 

- P r o g m  To Address 
- 
Rents At Unaffordable Levels - the County/City shall adopt a “rent shock 

ordinance under which Owners/ managers of all 
residential and commercial properties in the County 
of Santa Cruz will provide tenants whose rental 
agreements or leases are of less than one year’s 
duration with 2-month notice for every 5% intended 
increase in rental fees. This obligation would not be 
affected by a change in property ownership 

adoption of a local ordinance requiring the 
mediation of all eviction actions based on 30-day 
notices which do not state good cause, with 
authority of the mediator to grant an extension 
of time to move, subject to continued payment 
of rent, where moving within 30 days presents 
an undue hardship 

- the City/County shall adopt a rent stabilization 
ordinance to prevent further skyrocketing rents 

- the City/County shall adopt a just cause eviction 
ordinance prohibiting eviction except for specified causes, 
including but not limited to, non-payment of rent, material 
violation of rental agreement, damage to the premises, 
drug or illegal activity, denial of access to the landlord, to 
accomplish repairs, for the landlord or a family member to 
move into the unit, removal of the unit from the rental 
market 

Potential Loss of Subsidized Housinq - incentives for owners to re-contract with HUD to 
operate the complexes as low-income housing 

- program for government acquisition of complexes to 
ensure their continued operation as low-income housing 

- The City/County shall provide education and outreach 
to residents of subsidized housing about their rights in 
complexes scheduled to convert to market-rate housing 
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- Refusal or Reluctance of Property - the CityiCounty shall adopt an ordinance banning 
OwnersiManaaers To Accept 

they receive Section 8 assistance, or on the basis of 
discrimination against tenants on the ground that 

I) Section 8 Vouchers 
their occuDation or source of income 

- Proliferation of Substandard and - legalization of existing substandard and illegal 
IMaJHousing 

without regard to zoning, parking requirements, lot 
coverage, setback or other design or planning 
criteria, with funding from RDA and/or other 
sources targeted to repair, rehabilitation and/or 
renovation 

units that can be made safe, sanitary, and decent, 

- the CityiCounty shall require a certificate of occupancy 
following an annual or biannual inspection to ensure 
habitability and shall require repair of substandard 
conditions prior to issuance of the certificate 

- the CityiCounty shall adopt a Relocation 
Ordinance or amend its existing relocation 
ordinance to prohibit displacement of a tenant 
without relocation assistance, to require payment of 
the relocation benefit (three months rent for a unit 
of similar size) directly to the displaced tenant upon 
the posting of a notice requiring a tenant to vacate a 
dangerous, substandard, or illegal dwelling unit 
(funds to be recovered via placing of a lien on the 

Displacement of Tenants  

property) 
- 
Code Enforcement - the City/County shall require the replacement of 

any unit demolished as the result of code 
enforcement 

IV. Green-Building 

Governmental ~ Constraint - P r o m @ )  To Addres-s 

inadewaLe/Nonexistent Reauirements 
fees. 

- 
- the CityiCounty shall waive or reduce 

require density bonuses, and waive design, 

and parking requirements for those voluntarily 
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developing projects which contain, at a minimum, 
the following features: 

- design criteria to consider building location 
on the site, to maximize effectiveness of 
passive solar systems, appropriate 
insulation and green belt 

- green building materials and amenities 
should be specified in the project plans, 
including, but not limited to: 

- sustainably harvested lumber 

- carpet and tile made of recycled materials 
such as plastic bottles and porcelain use of 
recycled or reusable paint 

- energy efficient appliances and light 
fixtures 

- toilets, shower heads, faucets and 
landscape systems that conserve water 

- “coo1 roof‘ materials 

- 

- 

- if available, asphalt and/or concrete made 
from-recycled materials 

- landscaping with native plants that 
minimize water usage 

- secure storage for one bicycle for each 
occupant 

- if there is to be a garage, a charging 
station to recharge an electric car 

- subsidy to cover additional costs to enable 
compliance for all projects affordable to very 
low and extremely low income people 

_____ InadequatelNQnexistent __ Requirements 
require, as part 
for Recvclina of Buildina Materials: 

- changes to the planning process to 

of design approval, the recycling and reuse 
of construction materials. The use of materials not 
appropriate for recycling should be minimized. If 
any demolition of an existing structure must occur, 
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the design and construction team should look at 
the feasibility of reusing any building materials, 
fixtures or foundations. Any of these that are not 
feasible for reuse should be demolished so that a 
“re-use construction” business may take the 
materials and/or a demolition contractor can haul 
away the materials for recycling or reuse. During 
construction, leftover building materials, both old 
and new, should be given to a demolition 
contractor for reuse or recycling 

Excessive parking requirements: 

V. Childcare Facilities De velopmen f 

~ Governmental Constraint 

Failure to Include Childcare Needs 
C hildcare 

!fiP&mins Process: 

-.I__ Inadequate Funding: 

- providing a parking space for each anticipated 
occupant increases the cost of the project and 
does nothing toward mitigating congestion and 
preventing air and ground pollution, especially in 
downtown or densely populated areas. To provide 
the maximum incentive for occupants to travel 
sustainably, the following amenities should be 
provided 

-adoption of zoning changes to encourage high 
density residential development near bus stops or 
other mass transportation modal andlor within 
walking distance of services 

- incorporation of design requirements for bike 
lockers or secure bike cage and, if parking is 
provided, one or more charging stations for electric 
cars 

- issuance of passes for use of mass 
transportation at rates affordable to very low and 
extremely low income people 

~ 

- Programrs) To Address 

- include an analysis of the impact on 

whenever environmental reviews are required 
for larger residential, commercial or industrial 
developments 

-pursue the dedication of  a 2% set aside of 
redevelopment agency funds for Chiidcare facilities 
development purposes 
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- require that direct mitigation or in-lieu fees be 
paid (as is currently required in the County) by 
developers to address the increased Childcare 
needs created by new developments 

Plann$g2nd Zoning Barriers: - develop Floor Area Ratio bonuses, traffic 
mitigation measures and other accommodations 
that will act as incentives for the inclusion of 
Childcare in residential and commercial 
developments 

-zoning should be modified to allow and 
encourage large and small family Childcare homes 
in all residential zones as a principally permitted 
use with reasonable compatibility standards 

-zoning should be modified to  allow and 
encourage Childcare centers in all residential, 
commercial and industrial zones with reasonable 
compatibility and safety standards as a principally 
permitted use 

-encourage the inclusion of Childcare at 
major transportation hubs, along 
transportation routes and at major employment 
and housing sites 

Governmental Constraint Proqram(s) To Address 

Insufficient Funds10 Produce Affordable - adoption of a housing element that complies 
Housing 

- 

with state law so as to qualify for federal and state 
housing benefits 

-development of a Housing Trust Fund staffed by 
CityKounty personnel for the purpose of financing 
the acquisition, construction, or rehabilitation of a 
variety of housing units affordable to low and very 
low income county residents, accessible to the 
mobility impaired, and/or built in accordance with 
green building techniques. Appropriate projects 
could include homeless shelters, transitional and 
supportive housing, and farm labor housing. Fund 
to be created from a variety of possible sources 
including, but not limited to, sales tax, real estate 
transfer tax, business license tax, redevelopment 
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tax increment, settlement fees, an assessment on 
agricultural lands 

- the City/County shall waive or reduce fees, 
require density bonuses, prohibit downzoning and 
lesser use, and waive design, setback, and parking 
requirements for those voluntarily developing 
mixed use projects which will include housing units 
affordable and sufficient in number to house 20% 
of the potential labor force to be employed in the 
commercial or industrial business or permit 
payment of an in-lieu fee or land donation to the 
housing trust fund 

- the County shall amend its inclusionary zoning 
ordinance to eliminate payment of in-lieu fees as 
an alternative to the construction of housing units, 
to allow flexibility in housing type, size and 
configuration, shall target construction to housing 
affordable to low, very low, and extremely low 
income households rather than moderate income 
households, and shall increase the percentage of 
affordable units from 15% to 20%. The County 
shall create and maintain a waiting list for those 
interested in the acquisition of an inclusionary unit 
developed under the ordinance and shall notify 
those on the list of units available for resale in the 
order their names appear on the list 

-the CityKounty shall apply for all available funds 
for code enforcement and rehabilitation of 
substandard housing and shall target those funds 
toward rehabilitation of existing illegal and 
substandard units 

111 County of Santa Cruz General Plan, 1994, Housing Element, Appendix #21, Inventory of 
Land Suitable for Residential Development 

Lzl Housing Opportunities Index (National Association of Homebuilders) 1999-2002 statistics 
show that the share of homes affordable to those at median area income varies from 6.9- 
12.2 Yo. 

EIAB 1866, signed into law this legislative session, prohibits public hearing level of review 
for accessory dwelling units. Local jurisdictions must act to remove inconsistent local 
reauirements 

http:ilwww.cabinc.org/ResearchiPHAT Housing Element-doc.htm - - a q r  
7/9/2003 
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El Continuum of Care Working Group, Santa Cruz County Five Year Strategic Plan, September 2002 
The National Association of Homebuilders, Housing Opportunity Index, First Quarter 2002. 

The National Low-Income Housing Coalition 
The Santa Cruz County Community Assessment Project, Year 8 

http://www.cabinc.org/Research/PHAT Housing Element-doc.htm 7/9/2003 - 
2 'il 

http://www.cabinc.org/Research/PHAT


It's not just about grawy~mits anymare. Now 
it's renters in single-family neighborhoods that are 
raisingpeople's ire. 

time, you knoiv that I've dedicated a S i m l C a t  
Lf you've followed this coiumn for ~ Z Y  of 

mount  of space to the question 
of wrherher gcanny units are 
really the problem, at least L?. the 
city of Saita Cmz. I always come 
back to this uaradox: People 
wony abou<granny units 
because they say it's an invasion 
of renters into family 
neighborhoods, but the reality iS 
that renters. and dense housing, HEATHER 
already exist in s i d e  faqily 
neighborhoods. Every time a 

Ginunt S h l m  landlord rents out every bedroom 
in a house to a single, u-elated 
adult, the density goes u? a little. 

It's fanc+lful thinking to believe otherwise. 
conskuction of apartments 

had all but stopped tmtil aiew years ago, stn?<ents 
and professionals found themselves renting 
rooms in houses. That it turn drastically 
increases the density of a neighborhood. 

In a city where 

But until now, thar line of thinkkg hasn't 
gaiced much traction. 
Try Rob Larg's take on the granny w.it versus 

rent& house issue. TO Lang, alongtime Santa 
Cniz  resident, the issue is absenreeisin, not 
rentals. 

See BOERNER on PAGE E2 

T . 
Impound account: 
The pros and cons 

a 
:& Homeowners are dl too familiar with their 

obligation to pay the principd and interesr on 
p their mortgage as well as the property taxes and 
1 hamrrl insnrance on thheii. home 

Altbaugh a property KCY 
Davment IS due twice a w a r  

I jillier Smith and Erin Moses 

They range €roE 
conversion to a AT 
cottage. They ar? L 
Dwedlng Unit Dcv 
prototypes. 

unveiiii2g the S E E  
For tW0 mGCL$ 
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9 th  reductiob 

plumbing and mold in the apart- 
ments to go out of control 

This vear. we have the case of 
..Conrioued from Pa@ El the hoise a t  125 RenoWay. The 

difference between th.s case and e ' .  "I have always feit that the rules the previous cases is that this is a 
that are being appliet ro granny singlefarrjly home in asingle-fam 
unirs vs. absentee residences il so ily neighborhood located a block 
calledsindefamilv neighborhoods from West Cia Drive. 
,are baclnbard," he wrbte in an  e. 
n a i l  

It's not where you expect aslum 
housing situation to ha;jpen, but 

"That is t o  sav. the abseiltee t'nat's esactlv what occurred. 

thesweet. She'sseen tenants move 
out after only two months, seen 
people burning trash in the back- 
yard in the middle of the day. 

And she'll say one .thing: As 
someone who's been a renter and 
a homeowner and neighbor, the 
property owie r  near her 
"deserved what he got. 

"This is a classic example of an 
&entee landlord," she said. 
"Water seeks its own level. If 

tell I 

you're not going io Care aboui who 
lives in your t o m e ,  and YOU are 
going to charge tons of rent, this 
is what happens." 

 ut Tomlinson doesn't lyant you 
to get confuset. Just becauge the 
house near her own had every 
problem a rental house could have 
doesn't mean rentals shouldn't be 
ailowed in single-family neigh- 
borhoods. 

landlord who renii out a three-or according to heighbors and the 
foour-beclroom 'sinde-family' house county's Consumer Apairs Depae- 
to six or eight unrelated adults ment. 
(each ofwhom parks a j u z c a r o n  "We have been getting letters 
the street) has a much greater from neighbors of a rental house 
chance of degrading the neigh- in town. Theypetitioced the land. 
borhood than someone who lives lord to get rid of a groq of tena ts  
next to his or her granny unit. Yef who were loud, parked broken 
t'tere a re  no special requirements c m  all over the neighborhood and 
that reatate  the former, whjle the had drug and drinking parties," 
city spends hours on refhing the said Robin Gysin, the consumer 
rules for the latter." affairs coordiiator for +he county. She doesn't agree w i t h h g t h a t  Continued from Page E l  

He has a point. There are cases "A property management compa- rentals need to be more regulated. 
every year of property owners ny was hired by the landlord and The laws just need to be Entoreed homeowner on a mont 
beingtakento court by the & or the agent discovered that the orig- and, landlords must h e  it and then auromatically 
county for letting their rentals inal tenants had moved out and impressed upon them that They 
become slums. And each time it new people therewerenotpaying- have a responsibili:~. 
happens, it means an entire neigh- rent. It took him three months to "I've lived in houses as a stu- 
borhood affected. evict Yxem; when they left they dent, andI've beenanownerrent- the homeowner is ca 

The COUnty District Attorney's trashed and vandalized the home ing out rooms in my house before "impound account", 
officet0ok~'eoc~rersoftheappart. andleftthe cars, etc. au over." I had a famll?," she said. "And sometimes referred 
ments at 350.354 Ocean St. to cow: Monica Tomiinson lives near the now I have alegal granny Unit. I've "escrow account." 
under alaw designedtoprosecute house at 125 Reno Way. She helped never had aproblem providedthe 
craci hcuses last year. circ~atethepetitiontogettheprop landlord is decent. Ultimately, account are obvious. 

The Year before that, the city e@ owner to get rid ofthe tenanb. they are the ones who are respon- provides the nechani 
forced Someone who owns prop- Tonlinsonhas seentheworsi of sible for what happens in their the money and then 
ertY in Beach Flats to pay back it: She's been afraid tolet her kids houses." the pa!ments wP.en they '. 
rent to  tenants because he tripled play in the front yard because of The biggest drawback i. 
rents while also allowingtbe heat, the beer botfles aad cans littering ConCactdYearher EOErner St  lender requires that the 

The benefits of an 

- 

The average rate on a 3 

Mac, the martgap sianf ?' 
ed in its weekly nationwi; 
vey. 

tracking 30-year mo 





MEMORANDUM 

DATE: June 19,2003 
a 

TO: MARK DEMING, PLANNING DEPARTMENT 

FROM: ANDREW SCHIFFRIN, MEMBER, HOUSING ADVISORY 
COMMISSION 

RE: INITIAL COMMENTS ON DRAFT HOUSING ELEMENT 

Thank you for all your work on the Draft Housing Element. I found it 
extremely informative. Most of my initial questions and comments are 
relatively minor but I did have one serious concern. Table 4.6.2 on page 
108 contains the potential new units by affordability level for the County’s 
Preferred Alternative. A Table 4.6.2 on page 246 contains the potential 
new units by affordability level for the AMBAG Alternative. I would think the 
only numbers that would be different in these tables would be those in the 
last row where the AMBAG construction goals for the different income 0 levels are listed. Why are the potential units in a number of categories 
different as well? The increases in the second table seem to imply that the 
County is exaggerating the numbers on page 246 to show that the 
construction goals can be met. Please explain the logic here. 

Following are my specific questions and comments: 

- PAGE 2 - LAST X - The paragraph following the last “x” doesn’t follow 
grammatically from the earlier ones. I think the “x” should be dropped and 
the language should become a new paragraph beginning with “In addition.” 

- PAGE 8 - TABLE 4.2.6 - I think the Housing Element should explain why 
there are more housing units than households. 

- PAGE 10 - HOUSING STOCK - The first sentence is not complete. 

- PAGE 12 - TABLE 4.2.1 1 -Why isn’t this a Figure, like Figure 4.2.10, 
rather than a Table? In a number of places charts that look like figures are 
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called tables. There should be consistency here. 

- PAGE 13 -TABLE 4.2.12 - I think it would be helpful to have a comparison 
of the number of persons per room with 1990 numbers. 

- PAGE 15 - INCOME CHARACTERISTICS - The evidence used in the 
paragraph to suggest that Santa Cruz is attracting higher income 
households seems weaker than what could be used. The paragraph refers 
to Table 4.2.17 and the fact that more households in Santa Cruz earned 
over $75,000 per year than in the State as a whole. This is true but much 
more dramatic evidence of this trend is a comparison of the higher income 
levels between 1990 and 2000. In 1990, 15.3% of the households earned 
over $75,000. By 2000 this had jumped to 34.6%. This seems pretty 
amazing even with inflation. 

- PAGE 17 - TABLE 4.2.18 - MEDIAN INCOME -This table should include 
the median for the County as a whole as well as the unincorporated area. 
Also, the paragraph below the table should state whether the various 
income figures in Table 4.2.19 reflect inflation. 

- PAGE 20 - EMPLOYMENT - I think there should be a section discussing 
the jobslhousing balance in the County. 

- PAGE 23 - RENTS - I think Fair Market Rents should be defined, perhaps 
in a footnote. 

- PAGE 26 - HOUSING PRICES - The first paragraph states that the 
median housing price in the County rose to $499,933 in 2002. Table 4.2.29 
on page 26 indicates that the median price in 2000 was $359,000. Does 
this mean that the median sales price increased by almost 40% on two 
years? Also, the paragraph states that home prices increased 84.5% over 
the twelve year time period. What was the comparable increase in rents? 

- PAGE 26 - TABLE 4.2.28 - First, again the Table should be a Figure. 
Also, graphs that start at a number greater than zero tend to be misleading. 
Rather than “250”, the x axis should start at zero. 

- PAGE 26 - OVERPAYMENT - A couple of typos. In the sixth line, “are” 
should be “as.” The Table referenced should be 4.2.30, not 4.2.29. 

-2- 
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- PAGE 27 - HOUSING TENURE - The table should be 4.2.31, not 4.2.30. 

- PAGE 30 - REGlONAL HOUSlNG NEEDS DETERMINATION -The 
discussion here seems to miss the point. The problem with the AMBAG 
model is in the distribution of the regional housing need between Santa 
Cruz and Monterey counties, not the numbers allocated to the different 
income levels as implied in the Draft. 

- PAGE 33 - READABILITY - The first sentence on the page needs to be 
rewritten to be clearer. This is also true for the second to the last sentence 
in the last paragraph. 

- PAGE 38 - TYPO - A parenthesis is needed at the end of the second 
sentence of the first paragraph. 

- PAGE 39 - SECTION 8 VOUCHERS - The Housing Element states that 
“approximately one-half of new voucher recipients” forfeit their vouchers 
because they can’t find a unit within the time period. Is this still the case? I 
thought this had changed in recent months. 

- PAGE 40 - READABILITY - The second sentence of the first paragraph 
needs to be rewritten for clarity. 

- PAGE 50FF -TABLE 4.3.9 - HOUSING FOR THE ELDERLY - I’m aware 
of three senior projects that didn’t make the table - Arbor Cove, Dakota 
Street, and Garfield Park apartments, all in the City of Santa Cruz. In 
addition, I think Elizabeth Oaks has a number of units set aside for seniors. 

- PAGE 57 - FEMALE HEADED HOUSEHOLDS - I think it is appropriate to 
state, as the Housing Element does in the next to the last paragraph, that 
single parent households with children have consistently had the highest 
poverty rates since 1960 but I also think it would be helpful to mention that 
there has been a higher percentage of improvement in Single Female With 
Children households since that time than in any other category. 

Also, the last paragraph states the number of female headed households in 
the unincorporated area. What is the percentage? 

-3- 



- PAGE 58 - FUTURE NEEDS OF FEMALE HEADED HOUSEHOLDS - Is it 
really necessary to state that single parent households earn less than 
married couple households? Seems pretty obvious. 

Also, why are there recommendations at the end of some of the special 
housing needs sections but not others? For example, homeless and 
elderly have recommendations but not large households, students, or 
female headed households. 

- PAGE 59 - READABILITY - The first sentence on the page needs to be 
rewritten for clarity. Also, Figure 4.3.15 is unreadable because it is in black 
and white. 

- PAGE 68 - Please be more specific regarding the source for the statistic 
on the 34% increase in the amount of land used for agriculture. 

- PAGE 75 - CHILD CARE RECOMMENDATIONS - What does the first 
recommendation, regarding loan programs for employer assisted housing, 
have to do with child care programs? 

- PAGE 85 - RM DISTRICTS - I think the paragraph should indicate the 
density ranges in RM districts in terms of the number of dwelling units per 
acre. 

- PAGE 89 - GROWTH CONTROLS - I think it would be more accurate to 
replace “Growth Management System” with “adoption of an annual growth 
goal and allocation of building permits.” That seems to be what the 
Housing Element is really talking about. . 

- PAGE 95 - HIGH COST OF AFFORDABLE HOUSING SUBSIDIES -AS 
was done in the last Housing Element, I think it is important to be specific 
regarding the subsidies required to meet the affordable housing goals in 
the Element. Total subsidies and average local subsidies should be 
specified to indicate how much money the County would.have to spend in 
order to finance the units required. 
- PAGE 96 - CALIFORNIA COASTAL COMMISSION - What percentage of 
the County is in the Coastal Zone? 
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- PAGE 96 -ADDITIONAL GOVERNMENTAL CONSTRAINT - I think an 
additional category should be added for the Silicon Valley governments. 
There should be a discussion of the impacts of the 12 to 1 jobslhousing 
imbalance on the Santa Cruz housing market. 

- PAGE 102 - MORTGAGE INTEREST RATES - The information in the 
third paragraph on this page seems out of date. Mortgage interest rates 
appear to be at all time lows. In fact, one of the major reasons that housing 
prices are so high is that interest rates are so low. The Housing Element 
should be revised to reflect these factors. 

- PAGE 104 - ENVIRONMENTAL FACTORS - The Housing Element 
should mention the importance of sensitive habitats, and rare and 
endangered species. The role of the State and federal environmental 
regulatory agencies has increased significantly and probably will keep 
growing. The Housing Element should recognize this. 

- PAGE 108 - TABLE 4.6.2 - POTENTIAL NEW UNITS - This is the table 
discussed in my initial comment. Why aren’t the potential units here the 
same as those in the table on page 246? 

- PAGE 11 3 - VERY LOW INCOME - Where is the parcel with the stated 
APN located? Is it the Felton Faire parcel? 

- PAGE 115 - HOUSING SITES - From the first paragraph, what is the 
proposed program in which private developers will develop 50 “moderate 
income” units in partnership with the Redevelopment Agency3 

- PAGE 115 - DENSITY BONUSES - On the last line. shouldn’t the “5%” be 
“25 %“? 

- PAGE 1 18 - MIXED USE DEVELOPMENT - The numbers shown in the 
first paragraph seem different from those in both tables 4.6.2. This should 
be clarified. 

- PAGE 1 18 - INSTITUTIONAL HOUSING - Since a portion of UCSC is not 
in the City and it is in this area that future college growth and housing beds 
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is likely to occur, it may make sense to identify the University as a potential 
provider of housing in the unincorporated area. 

- PAGE 11 9 - FARMWORKER HOUSING - The third paragraph says that 
58 farmworker units will be produced, but table 4.6.2 only shows 60. What 
is it? 

, - PAGE 124 - POLICY 1.6 - Here and elsewhere, the Housing Element 
indicates that the RV Park Conversion regulations might be revised to apply 
to more parks. I thought there had been an agreement with park owners 
when the ordinance on this was passed that an expansion would not occur. 

I 
I What is the situation? 

- PAGE 123 - OBJECTIVE 1.6 - The Housing Element here and elsewhere 
implies that the County allows in-lieu fees as an alternative to providing 
affordable units. I thought the in-lieu fee option had been terminated 
except for partial units. This should be clarified. 

I - PAGE 125 - OBJECTIVE 2.3 - Since the Housing Authority is a separate 
legal agency, how could it be part of a County administrative structure? 
What is really being proposed here? 

- PAGE 126 - OBJECTIVE 2.6 - Rather than the proposed offices of 
housing and economic development that may not be realistic, why not 
substitute the Mayors’ Select Committee? This group already exists and 
could serve the coordination function proposed in this objective. 

- PAGE 126 - NEW OBJECTIVE - I think the Housing Element should 
include an objective along the lines of the following: “In cooperation with the 
county’s cities, oppose policies in adjacent counties that cause significant 
jobslhousing imbalances.” 

- PAGE 123 - POLICY 1 .I - I think “sensitive habitats” should be added to 
the list of environmental constraints. 

- PAGE 124 - POLICY 1.4 - Is there an estimate of the number of units that 
could be produced as a result of the implementation of this SRO policy7 
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- PAGE 127 - POLICY 2.9 - I think the following language should be added 
after “cities”: “and jurisdictions in adjacent counties.” 

- PAGE 129 - OBJECTIVE 4.3 - What does “as a high priority use” mean? 
Also, is this a meaningful objective at this point? As I remember it, the list 
of county owned property is reviewed regularly without success. I don’t 
oppose the objective but worry about setting up unrealistic expectations 
with the public. 

- PAGE 130 - POLICY 4.3 - Is the proposal to rezone property for visitor 
serving uses with the notion of using the increased TOT for housing a 
serious one? It seems extremely unrealistic as well as an administrative 
nightmare. Finally, wouldn’t it be more efficacious to rezone to multi-family 
housing for any sites where this policy could apply? Are there specific 
parcels identified to implement this policy? 

- PAGE 130 - POLICY 4.5 - This policy should be rewritten, I think, to 
improve the grammar. 

- PAGE 135 - ABOVE MODERATE INCOME OBJECTIVES - How will it be 
possible to provide 94 above moderate income second units when the 
ordinance requires that the units be affordable? Are these assumed to be 
for family members? 

- PAGE 138 - TABLE 4.7.1 - This table seems to repeat the numbers in 
table 4.6.2 on page 108. Does it? Why is it necessary? Again, why are the 
numbers different from those in table 4.6.2 on page 246? 

- PAGE 140 - INCLUSIONARY HOUSING PROGRAM - Again, I don’t think 
in-lieu fees are still allowed for full units. 

- PAGE 141 - CHANGES TO THE AFFORDABLE HOUSING ORDINANCE 
- I’d suggest adding, for clarification purposes, at the end of the sentence in 
5): “for inclusionary housing purchasers.” 

DENSITY - Since the Board of Supervisors has already adopted the policy 
here, I think the words “adopt and” should be deleted. 

- PAGE 142 - RESTRICT DEVELOPMENT OF LOWER THAN MINIMUM 
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- PAGE 149 - PRESERVATION OF AFFORDABLE UNITS -The table that 
is the source for the unit numbers in parenthesis should be identified. 

- PAGE 152 - RELOCATION ASSISTANCE - Doesn’t the County already 
have programs requiring relocation assistance and providing rental deposit 
subsidies in certain circumstances? If so, this needs to be clarified. 

- PAGE 154 - FIRST TIME HOMEBUYER PROGRAM - The Housing 
Element refers to a report to the Board of Supervisors from 4/22/03. The 
Board action and current status of the policy should be updated. 

- PAGE 154 - MAXIMIZE USE OF SECTION 8 -The content of the report to 
the Board of Supervisors on 2112102 should be described. 

- PAGE 155 - PILOT SUBSIDY PROGRAM FOR SECOND UNITS - Since 
this program has been effect for over a year, the description here should be 
updated. 

- PAGE 155 -TENANT NOTIFICATION - The content of the report should 
be briefly described. 

- PAGE 156 - TENANT EVICTION PROGRAM - Since the County has a 
program, albeit limited, for short term eviction assistance, I think the words 
“and continue” should be added after “Support.” 

- PAGE 157 - HOMELESS SHELTER - Given the likely timeline for this 
project, I would suggest adding ‘I- 2004 after “2003.” 

- PAGE 158 - REDUCE CAPITAL IMPROVEMENT FEES FOR SECOND 
UNITS - This program makes no sense to me. Why are we looking to 
second units as a housing resource for large households? Second units 
are accessory to the main unit and are supposed to be smaller. 
Encouraging a large number of bedrooms in such housing seems contrary 
to the basic policy. What is the logic here? 

- PAGE 159 - EXPAND ACCESS FOR DISABLED PERSONS - Is there a 
definition of “visitability” in the Housing Element? If so, I missed it. If not, 
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there needs to be one added 

- PAGE 159 - FARM FAMILY SECOND UNITS - Since the Board of 
Supervisors has already adopted an ordinance allowing second units on 
agricultural land, shouldn’t the wording here be revised to reflect this? 

- PAGE 167FF -ASSESSMENT OF THE 1994 HOUSING ELEMENT -The 
ordering here is very confusing. There doesn’t seem to be any relationship 
between the goals enumerated in Section 4.9.2 and the objectives that start 
on page 16%. Are the objectives related to the goals? Further, it isn‘t clear 
how the boxed areas labeled “Implementation” relate. Are they the 
programs to carry out the objectives, which carry out the goals? If possible, 
I think this section should be re-ordered so that under each goal, the 
related objectives are listed, with the programs related to each objective 
listed under them. 

- PAGE 168 - TYPO - Under Current Schedule for I., “very” is misspelled. 

- PAGE 171 - #8: MIXED USES - How does the second unit fee subsidy 
program relate to this? 

- PAGE 173 - E) SUBSIDY FOR AFFORDABLE UNITS - This is the 
calculation that is needed for the proposed Housing Element. 

- PAGE 179 - REHABILITATION OBJECTIVE -What was accomplished 
here? 

- PAGE 182 - SPECIAL NEEDS - There is no Section e) in the second 
column to correspond to the Section e) in the first column. Shouldn’t there 
be? 

- PAGE 186 - GOALS FOR DISABLED (44.) - How many units were 
provided in these two projects? 

- PAGE 187 - 48. SPECIAL NEEDS - How does the RV Conversion 
ordinance discussed in the second column relate to the program in the first 
column? 



- PAGE 187 - NUMBER OF UNITS - I think the draft Housing Element 
should include the number of housing units permitted under the 1994 
Housing Element in the various income categories as well as the overall 
number. 

- PAGE 188 - QUANTIFIED OBJECTIVES - 1 think the following should be 
added to the list of reasons why the County didn‘t meet the quantified 
objectives in the 1994 Housing Element: “The quantified objectives 
mandated by the State and AMBAG were totally unrealistic given the 
County’s growth patterns, applications for development, and infrastructure 
constraints.” 

- PAGE 203FF - DEVELOPMENT POTENTIAL - I didn‘t add up the 
numbers in Table A-la, Table A-lb, Table A-IC. I assume that they 
support the numbers in the previous charts. 

- PAGE 239-240 -ASSUMPTIONS - #4. at the bottom of page 239 should 
be deleted as it is almost the same as #4. on the top of page 240, which is 
clearer. It may be misleading to say that it is assumed that 100% of the 
commercial development could have a residential component when the rest 
of the paragraph explains how this assumption isn’t being made. Maybe 
the sentence should start: “While an assumption could be made that 100% 
of the commercial redevelopment could have a residential component, the 
listing does not ....” 

- PAGE 246FF -TABLE 4.6.2 AND EXPLANATIONS -Again, the reasons 
for the differences in the assumptions used here and in the earlier Table 
4.6.2 need to be explained. 

- PAGE 259 -APPENDIX E - HOUSING GOALS, ETC. - It appears that all 
the material here was presented earlier. Are there any differences? 
Assuming that the language is the same, I won‘t repeat my earlier 
concerns, although they still apply. 

I hope these questions and comments are helpful and look forward to your 
responses. 
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PROGRESSIVE HOUSING ADVOCATES 
The Community Action Board. Inc. 

501 Soquel Drive, Suiie E, Santa Cruz, Ca. 95062 

a - 
August 1 :  2003 

Dear Commissioners, 

Progressive Housing Advocates is a grassroots coalition of a broadbase of organizations and individuals 
concerned about and dedicated to the development and preservation of low, very low and extremely low 
income housing in Santa Cmz County. Since 2001, PHA has been meeting to assess effective strategies 
to address the shortage of such housing and plan for the future. 

One of PHA’s areas of interest is to influence public policies that affect the provision of low income 
housing. We are actively participating in the drafting of the County’s Housing Element. Attached you 
will find our proposals for inclusion in that document. 

In general, our proposals concentrate on the following goals: 

* Make more land available, zoned at higher densities and with increased height allowances, for 
the development of housing that’s affordable to low, very low and extremely low income 
households. 
Provide incentives for developments that allow for the inclusion of childcare centers, supportive 
services for disabled, homeless, low wage and farmworker households. 
Encourage the use of green building practices. 

Preserve the current affordable housing stock. 

* 

0 * Continue to protect against sprawl into rural and agricultural areas. 

We look forward to working with you toward these goals. 

Gretchen Regenhardt 
California Rural Legal Assistance 

Scott Beesley 
Housing Choices Coalition 

Michael Bradshaw Sandy Brown 
Central Coast Center for Independent Living Coalition for a Living Wage 

Paul Brindel 
Community Action Board, Inc 

Nora Hochman 
Santa Cruz Action Network 

Paul Wagner 
Affordable Housing Advocates 

For more information, please call 83 I ,335.5461 



PROGRESSIVE HOUSING ADVOCATES 
PROPOSALS and COMMENTS 

to the 
COUNTY OF SANTA CRUZ GENERAL €’LAX 

DRAFT HOUSING ELEMENT 
2003 

The following proposed language changes represent initial proposals. 
Deletions are indicated by &&ee& and additions are highlighted in bold. 

P 26 
ADD PRIOR TO TABLE 4.2.29 

The Santa Cruz/W’atsonville metro area is the Znd least affordable owner housing 
market of the 190 metro areas in the country. The Santa CruzNatsonviIle metro 
area is the 6the least affordable rental housing market in the nation. 

P 60 
ADD LAST PARAGRAPH TO 4.3.10 

In order to truly integrate people with disabilities into the community at large, those 
with mobility impairments must have the structural accommodations to be able to 
visit friends and family wherever they reside. Programs for visitability will make 
simple, cost-effective changes in construction planning, which allow people with 
disabilities to visit friends and family without barriers to navigating the home or  
using the restroom. 

P 63 
PEOPLE WITH PHYSICAL, MENTAL andor DEVELOPMENTAL DISABILITIES 
ADD NEW PARAGRAPH 

San Andreas Regional Center, in conjunction with Housing Choices Coalition, has 
determined that group home attrition, the progression of children with 
developmental disabilities into adulthood, and the inability of aging parents to 
continue providing care to family members with developmental disabilities will 
result in the need for at  least 250 units of community housing throughout the 
County over the next five years. Though these figures represent need for the cities 
of Santa Cruz and Watsonville (not fully listed in table 4.3.17), the need for 
additional housing is prevalent in the county jurisdictions. 

1 
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P 64 
RECOMMENDATIONS for PERSONS WITH DISABILITIES 0 

* Establish a program where county planning staff and residents with 
developmental disabilities and their advocates will work to provide housing 
solutions to meet the needs for people with developmental disabilities 
identified by San Andreas Regional Center. Ensure that a minimum of 50 
units per year are constructed or developed. 



P 75 
ADDITIONS TO 4.3.13 
Recommendations for Child Care 

2. Encourage the inclusion of childcare programs within new housing 
developments, and mixed-use or commercial projects, or at large employment 
centers and major transportation hubs by modifying the zoning ordinance to 
make childcare a principally permitted use of those sites and in all residential 
zones. 

3. Include an analysis of the impact on childcare wherever environmental 
reviews are required and require direct mitigation or childcare specific in- 
lieu fees be paid to address increased childcare needs created by new 
developments. 

P 83 
ADDITIONS TO 4.5.1 
Recommendations for Land Use Controls and Mitigations 
Add to end of second paragraph, p 84 top 

The pervasive zoning for low-density, single family dwellings has led to an extreme 
shortage of multi-family, mixed use housing affordable to residents employed in the 
three major industries of agriculture, tourism and social services. Zoning policies 
and accompanying programs must be revised so as to permit the significant increase 
in housing developments that accommodate more family units per acre than 
previously. The County will grant projects with a prescribed minimum percentage 
of low, very low, and/or extremely low income units, a 25% increase in density and 
at least one incentive. Incentives can include a reduction in development, parking 
or  design standards, modification of zoning requirements, or direct financial aid. 



P 86 
RESIDENTIAL DISTRICT ZONING REGULATIONS (from p 84) e 
The range of density categories and the type of housing associated with these categories 
does not adequately respond to housing demand and community development. Pkmi=tg 

Recently, 
the Board of Supervisors adopted an ordinance requiring that all proposals for residential 
development of property within the Urban Services Line meet the minimum density of 
the General Plan. Residential projects, except second units and residential remodels, at 
less than the lowest end of the designated density range of the County General Plan-LCP 
land use designation where there is the potential that three or more new units subject to 
review by the Development Review Group (see County Code section 18.10.210 (c) (1) 
and review by the Board of Supervisors for a General Plan consistency finding for the 
proposed density prior to application processing. The County must now insure that the 
greatest number of developable parcels be zoned for high density. Further, the 
zoning ordinance must be revised so as to substantially increase the number of units 
permitted per acre in the urban high and urban medium density categories allowing 
the maximum possible number of units to be built. 

. > ' .  I '  . 

P 86 
SITE DEVELOPMENT STANDARDS 

"he height limit in the residential zone is 25 feet (with the exception of the RB district 
which has a height limit of 25 feet and 17 feet), however, higher structures are allowed 
with the approval of a Level 3 discretionary permit with increased setbacks or through 
"incentives" authorized by the County's Density Bonus ordinance. Two projects, 
Volunteers of America Elderly Housing and Paloma del Mar were approved with 3 story 
elements as a density bonus incentive. 

B s i n c e  
the development of those projects, however, there have been no significant 
additional units added. The height limitation should be raised to three stories, with 
four and five stories permitted with the approval of a Level 3 discretionary permit, 
for those projects built for low, very low and extremely low income households, 
located on or  near public transportation. 

' 0 
. .  

. . .  . .  
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P 91 
DISCRETIONARY PERMIT PROCESSEVG and DESIGN REVIEW 
Second Paragraph 

Multi-Family Residential Development must be approved by the Zoning Administrator 
for projects of 2-4 units, the Planning Commission for projects 5-19 units or the Board of 
Supervisors if more than 20 units through public hearings. Very few Multi-Family 
Residential applications have been submitted to the Planning Department, due primarily 
to the liability issues and that (sic) the local housing market. In 2000 through October 
2002, there have been only 6 applications for multi-family residential development 
submitted. Consequently, the County should adopt a policy prioritizing approval of 
multi-family residential developments that include-high density, access to a major 
transportation corridor, affordability to low, very low and/or extremely low income 
people, and inclusion of childcare. Such a policy is included as PHAT Attachment 1. 

P 99 
LAND COSTS 
Second full paragraph 

In spite of these GwsAhee extremely high land costs, it is possible whkk+ that 
increases in density (including & af25% bonus) could vfedd-significantb w&ee-&e 
e&k&-&stimulate the building of a multi-family dwelling units & 4 d e d - &  

affordable to low, 8~ very low, or moderate ~ncome households. . .  

P 104 
ENVIRONMENTAL and INFRASTRUCTURE FACTORS 
ADD NEW SECOND PARAGRAPH 

Limited land, water, and other natural resources, together with increased highway 
congestion and inadequate transportation systems, require planning for 
development that promotes conservation. Innovations in reuse of construction 
materials and increased availability of recycled materials make it financially feasible 
to incorporate green building practices into planning and design decisions. 
Increased densities, along existing major transportation corridors and near 
employment centers will promote the use of mass transit and/or bicycles as 
transportation instead of cars. 



P 114 
DEVELOPMENT POTENTIAL of VACANT and UNDERUTILIZED PARCELS 

RUR4L HOUSING 
ADD last sentence 

The potential extension of infrastructure to areas close to the Urban Services Line 
or near or on major transportation corridors could increase developments on 
vacant, underutilized land in rural areas. Four hundred eight units, reliant on 
individual septic disposal systems, in the unincorporated areas outside the USL, 
particularly at or above moderate household income, will only add to the current 
shortage of available parcels for low, very low and extremely low income housing 
developments and contribute to the denigration of the environment. 

P 122 
4.7.1 GOALS and POLICIES 

Goal 2: Promote and add to the stock of &ewee€available sites for affordable 
housing construction and provide adequate infrastructure by removal of constraints. 

Goal 1: PROMOTE PRODUCTION OF AFFORDABLE HOUSING UNITS 
In order to increase the number of available sites and/or opportunities for housing 
production, the County must actively promote affordabie housing production. Such 
promotion will be achieved primarily through development of programs to facilitate the 
production of low, very low and extremely low income housing under current policies 
and ordinances, and new regulations, as required. 

P 123 

Objective 1.5: Eliminate existing unneeded regulatory constraints on affordable housing 
production. The County will revise the existing Zoning Ordinance, and Planning, 
Development and Permitting ordinances and policies to eliminate unneeded low 
density, low height limitations to encourage greater housing production. To the 
extent necessary, the County will revise the land use element of the General Plan 
consistent with this goal. 

Objective 1.6: ~ 

-Require that all new market rate housing developments include 
affordable housing units, set a t  low, very low, and/or extremely low affordability 
rates, rather than moderate income units. 



P 124 

Policy 1.3: Consider additional incentives that will expand the opportunities for 
increased residential use within mixed use developments in the County, such as rental 
flats above retail uses, and adding childcare facilities to the definition of mixed use, 
provided that public service capacities are addressed. These regulations and incentives 
would be accomplished as part of the update to the zoning ordinance. 

Policy 1.12: Develop and implement an amnesty program to allow for the &xwa-=e e 
+be legalization of illegal housing units. 



P 125 @ ADD NEW POLICY 

Policy 1.17: Provide incentives for the development of childcare facilities as part  of 
residential development including: a) pursue the dedication of a 2% set-aside of 
redevelopment agency funds for childcare facilities; b) modify the zoning ordinance 
to allow and encourage childcare facilities in all residential uses as a principally 
permitted use and to allow and encourage childcare centers in all residential 
commercial and industrial zones; c) develop floor area ratios bonuses, traffic 
mitigation measures and other accommodations that will act as incentives for 
inclusion of childcare in residential and commercial developments and at major 
transportation hubs and major employment and housing sites. 

Goal 2: PROMOTE THE USE OF AVAILABLE SITES FOR AFFORDABLE 
HOUSING CONSTRUCTION AND PROVIDE ADEQUATE INFRASTRUCTURE BY 
REMOVAL OF CONSTRAINTS 

The Housing Site Inventory identified an adequate number of sites to meet the Regional 
Housing Needs Determination housing requirements. However, there are a number of 
constraints that may make it more difficult for these sites to be developed with affordable 
units. Policies are needed which would enhance the opportunities for affordable housing 
production on these sites. These policies focus on the need to educate the public about 
the need for housing and to provide adequate infrastructure to serve this type of 
deveiopinent as well as ways to design and site units in a way that is sensitive to the 
community environment. The County will aggressively pursue identification of new 
sites available for low, very low and extremely low income multi-family-housing 
development that is currently outside the Urban Services Line but in close proximity 
to infrastructure improvements and suitable for extension of water and sewage 
services. Where a proposed project may be in close proximity to water and sewage 
lines, the County could consider extending such services on an individual project 
basis. 

Objective 2.7: Support the development of affordable units by 

income households as identified in the County’s housing goals. 

Objective 2.8: Grant approval to develop or  improve infrastructure in cases where 
there is a proposal to build new and/or rehabilitate existing housing and where the 
following conditions are met: 

0 

. .  

meeting the new construction goals for very low, lower and moderate 

1. The proposed project is for multi-family housing, affordable to low, very low, 
and/or extremely low income people, and 

2. The proposed project is on or near a major transportation corridor, aml-hw 
9 and 

I 

3. The proposed project is in close proximity to an existing urban service tine. 

0 



Policy 2.1: Publish a summary identifylng available housing opportunity sites in the 
unincorporated County by February 2004. Identify housing opportunity sites (“H” 
sites) suitable for development as higher density affordable multifamily residential. 
These sites may require rezoning from commercial to residential. In the event that 
the owner does not wish to develop the site as dense, affordable, multifamily 
housing, the County shall have right of first refusal to acquire the site to develop for 
that purpose, either alone, or in partnership or by sale or transfer to another party. 

P 128 
GOAL 3: PRESERVATION OF EXISTING AFFORDABLE HOUSING PROGRAMS 
AND AFFORDABLE (sic) 

Objective 3.3: %&+&e Eensure that 15 percent of the affordable housing units produced 
pursuant to the County’s quantified objectives are available to persons with special 
housing needs. 

P 129 
PRESERVATION OF EXISTING AFFORDABLE HOUSTNG PROGRAMS.. . 
ADD NEW POLICIES 

Policy 3.9: Adopt a just cause eviction ordinance prohibiting eviction except for 
specified causes, including but not limited to: non-payment of rent, material 
violation of the rental agreement, damage to the premises, drug or illegal activity, 
denial of access to the landlord to accomplish repairs, to permit the landlord or a 
family member to move into the unit, or removal of the unit from the rental market. 

Policy 3.10: Adopt a “Rent Shock” ordinance requiring an additional notice period 
of 60 days for every 5% proposed rent increase. 

a 

P 130 
MAINTAIN AND INCREASE FUNDING FOR AFFORDABLE HOUSING UNITS 

. . . .  Pol1cy 4.1: ~ 

e&&&~&& Establish a Housing Trust Fund that would be managed as an ongoing 
source of funding to carry out Housing Element programs. Coordinate the involvement 
and leadership of representatives of the commercial private sector, nonprofits, local 
jurisdictions and labor in establishing such a Fund. 



Policy 5.13: Continue to implement the provisions In the County Code which provide for 
reasonable accommodation for persons with disabilities seeking fair access to housing in 
the application of the County’s zoning regulations. Adopt incentives for residential 
constructionirehabilitation which meets visitability standards that allow for a) a t  
least one zero-step entrance; b) interior passages that have at least a 32” wide path 
of travel; c) light switch and outlet placement at  heights suitable for people in 
wheelchairs; d) additional blocking in walls of at least one, first-floor bathroom to 
accommodate grab bars as necessary. Include additional models of visitability as 
outlined in California State Law subsequent to January 2005. 

Policy 5.13.1: Establish and maintain a list of accessible units, available to the 
public in English and Spanish. Require that accessible units be advertised for rent 
at agencies serving those with mobility impairments for two weeks prior to their 
offering to the general public. 

P 134 
IMPROVE CONSERVATION of EBERGY and NATURAL RESOURCES 
ADD NEW POLICY 

Policy 6.3: The County shall adopt incentives, including waiver or  reduction of fees, 
density bonuses, waiver of design, setback, and parking requirements, and the 
granting of subsidies for projects which contain the following features: siting the 
project so as to maximize effectiveness of passive solar systems, appropriate 
insulation, and greenbelt; use of green building materials including sustainably 
harvested lumber, carpet and tile made of recycled materials, energy efficient 
appliances and light fixtures, toilets, shower heads, faucets and landscaping that 
conserve water, cool roof materials, bicycle storage and charging stations for 
electric cars. 

0 

P 140 
GOAL 1 : PROMOTE PRODUCTION OF AFFORDABLE UNITS 
Inclusionary Housing Program 

Program Description: Gwetwge Require for-profit developers to fulfill their 
requirement by constructing affordable units affordable to low, very low and 
extremely low income households. 
incentives and encourage for-profit developers to partner with non-profits in developing 
affordable housing that meets inclusionary requirements. 

. I .  

, Further provide 

Time Frame: 2000 - WJ7 2003 

0 



P 146 
RETENTION OF DESIGNATIONS for PROPERTIES DESIGNATED URBAN HIGH 
or URBAN MEDIUM RESIDENTIAL and ZONED RM 

Program Description: Adopt a policy retaining the current General Plan designations and 
zoning for all property currently designated Urban High or Urban Medium Residential 
and zoned Multi Family Residential (RM)so as to prohibit a change of those designations 
or zoning to a lower density absent a finding by the Board of Supervisors after public 
hearing that development of the property as multifamily housing would result in a threat 
to public health and safety, or a significant injurious threat to the environment- 

3. - >  In addition, adopt an ordinance 
amendment limiting development on land zoned RM (Multifamily residential) to multi- 
family dwellings., 

. .  

. .  
. . .  

e d  0 3 .  as 

Urban Low and Urban Medium Residential and zoned Multi Family Residential 
(RM) so as to permit the rezoning of such properties to Urban High. 

Time Frame: 2003 - 2004 
Proposed amendment to zoning ordinance before the Board of 
Supervisors by March 2004 

11 
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e A'lTACHMENTA 

PROPOSED POLICY FOR-EXISTING PLANNING, DEVELOPMENT and 
PERMITTING REGARDIKG LEVELS of REVIEW 

The Planning Department, upon direction from the County Board of Supervisors that 
meet the following criteria: 

1. That the proposed project will be high density, constructed on or near a major 
transportation corridor, affordable to low, very low, and/or extremely low income 
people and will include childcare facilities and/or other supportive services as 
appropriate, or 

2. That the proposed project will be high density, constructed on or near a major 
transportation comdor and will be accessible to or visitable by persons with 
mobility impairments and will include childcare facilities and/or other supportive 
services as appropriate, or 

3. That the proposed project will be high density, constructed on or near a major 
transportation comdor and will house homeless persons on a permanent or 
transitional bases with appropriate supportive services, or 

4. That the proposed project will be high density, constructed on or near a major 
transportation corridor, affordable to low, very low, and/or extremely low income 
people and will employ green building practices, or 

5. That the proposed project will be high density, constructed on or near a major 
transportation comdor, affordable to farmworkers and will include childcare 
facilities and/or other supportive services as appropriate. 

12 
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SAN’IA C m I Z  COUNl 

August 18,2003 

Planoing Commission 

county of santa cm 
ATTN: Mark Denkg  

701 Ocean Street 
Santa Cruz, California 95060 

Subject: Draft Housing Element Public Hearing (812712003) 

Please include this leffer in witten comments to the Planning Commission regarding the 
above August 27, 2003 agenda item. 

Habitat for Bul.-nanity Santa Cntz Counry appreciates the County’s efforts to support non- 
profit housing development in the Couaty’s draft Housing Element. Specifically, we 
appreciate the hclusbn of Policy 1.5 and the two specific program (“SeKHelp 
Affordable Ownership Program“ and “~nceentives for Non-Profit Development”) included 
in the drafl Housing Element. We hope that the G o d s i o n  and Board of SupeMsors 
wiU retain this policy and the two programs mthe Housing Element during its adoption 
process. 

Habiiat for Humanity has enjoyed its past relationship with &e County in Wding 
affordable busing units and looks forward to continuing that relatiomhip in the fistwe. 
We are encouraged by the inclusion of language supporting non-profit housing 
development in the draft Housing Element. 

Sincerely, 

President, Board of Directors 



August 20. 20c13 

FioarcI of Slipervisors 
C/o Housing Element 
County Planning 
County of Sania C.niz 
701 Ocean St. 
Santa Cruz, CA 95060 

Board of Directors 
Daiiel F. Kiiege. President 
Gary E. Hazelton, V m  President 
John W. Beebs 
Bruce Daniels 

Laura 0 Brown, General Manager 

Nancy Wells - .~ 

Subject: Comix% ;E the Dr& 3c~:s:cg E!ennent, Section 4.5 Ccxtr2:’r.t: 

Dear Members of the Board: 

The Board of Directors of the Soquel Creek Water District has reviewed the draft language for 
t.he Water Supply Constraints section of the Draft Housing Element. We are generally in 
agreement with the statement; however, the last sentence should be updated to ~eflect the 
District’s Integrated Resources Planning studies. 

Technical studies prepared by Soquel Creek Water District indicate that existing groundwn!er 
sources in mid-County cannot support projected demand at build-out of the curmit Gener:ii Plan. 
In fact these studies state that the sustainable yield of the Soquel-Aptos area grminilwaier hiiim 
has all-eady been exceeded and that lowered groundwater levels along the coast create condirioris 
that are conducive to seawater intrusion. The District is diligently pursuing development of a 
suppleniental source of water supply to meet projected demand. Our most recent information 
indicates that a supplemental supply of 2,000 acre-feet per year is needed to meet built-out of thc 
General Plan, after accounting for a substantial conservation reduction. Currently the District 
produces approximately 5,600 acre-feet per year to meet existing demand. 

In addition to pursuing development of a supplemental water supply, the District is strong!? 
encouraging conservation to minimize increased demand and stress on the aquifers. Our Buiii.d 

retrofitting existing structures with low-water use fixtures. This policy i s  intended to  minimize 
exacerbation of the existing overdraft until a new source of supply is developed. 

We respccttully request that Section 4.5 of the Draft Housing Element be revised to correctly 
reflect the inability of groundwater sources in mid-County to meet projected demand at build-our 
of the General Plan. 

%‘“t-- -._. --.re--, P----’r 

. .  ~ : l y  ;~&i;tt-? fi p>:jcy qz:z:g e!! ne1.x: &yc!qp.e.pt r ~ 1  nffspt rqectec!  ~ r . ? t ~ r  ci.n?;l.nrl by 

Sincerely, 

SOQUEL CREEK WATER DISTRICT 

. .  !.’ , , 

3% 
MAIL TO P 0 Box 158 Soquel, CA 95073 0158 

5180 Soquel Drive * TEL 831-475-8500 . FAX 831-475-4291 . WEBSITE www soquelcreeKwater corn 



Santa  Cruz County  Group of the  Ventana Chapter 

P.O. Box 604,  San ta  Cruz,  California 95061 phone:  (831) 426-4453 

F O U N D E D  1 x 9 2  FAX (831) 426-533-3 web: www.ventana.org e-mail: rcscrg@cruzio.con1 

August 25,2003 

Housing Advisory Commission 
Santa Cruz County Planning Commission 
Santa Cruz County Board of Supervisors 

Re: Draft Housing Element 

Dear Commissioners and Supervisors: 

The Sierra Club, Santa CNz Group of the Ventana Chapter, is concerned with protecting 
the integrity of natural systems and sensitive habitats in Santa Cruz County and 
maintaining a vital, livable, and healthy community for all residents. Policies that protect 
sensitive habitats, open spaces, and air and water qual@ are necessary for protecting the 
vitality of Santa Cruz County both as a home to its residents and as a popular tourist 
destination. 

Issues of open space protection are addressed in the Consewation and Open space 
Element of the County General Plan. However, because housing development provides a 
significant source of pressure for conversion of open space and muses increases in natural 
resource consumption, we suggest that these issues should also be addressed in the 
Housing Element. Below we suggest some specific changes and additions to the Housing 
Element to address these issues. 

We request that you consider making the following changes to the Housing Element. 
Additions are in italicsand deletions are in s&k%mgb.  

1. Alter Goal 6 under section 4.7.1, Goals and Policies (page 133) to read: "Improve 
Conservation of Energy and Natural Resources and Maintain the Beauty and 
IntegHv of tile Natural and Cuituml Environment" 

2. Under Goal 6 (page 133) alter the text to read: 

"Santa Cruz County bene& fiom a range of natural features and open space 
amenti& thaf enhance qua#@ of life for residents and make .Sa& Cruz a popular 
tl7unisf deenation; t i l e  incfude fbrestj'and undeveloped hillsideq rivers and 
stream, and tile coastne. Housing places mnsiderabie demand on these and 
other natural resources, parficufariy energy and water, . .  

? l in t i d  an reiycled paper 

http://www.ventana.org


I While existing 
regulations (e.g. Title 24) impose rigorous energy and water consetvation 
measures on new housing, additional effort will yield additional energy savings 
particularly in the remodeling of existing older homes. The Countyremains 
m i . e d  tu energy and water conservation and to protecting i%e beauty and 
int€gHp of I& natural enviro/rment, partmiam in lght of anticipatedpopuf&on 
growth, consumption levekk iburisni, and other pressures.'' 

3. Under Goal 6 (page 134) add Policy 6.3: "policy6.3: Ensure thatnaturaland 
cukumf resomes are protected hwn the impacts of new rsi&ntiaf development 
in accordance with t/7e gmk and o@e&ves outfined in the Consewation and Open 
Space EJement of the 3n.B Cruz County General Plan." 

(see suggestion 1). 
4. In section 4.7.3 (page 162) a k r  the text of Goal 6 to match that in section 4.7.1 

Thank you for considering our suggdons .  We are sending a separate fetter specifically 
addressing issues relating to water supply. We look forward to your response. 

Sincerely, 

Kelly H i h e r  
Chair, Growth Management Committee 
Sierra Club, Santa Cnrz Group 

3 26: 
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Page 1 of 1 

0 Julianne Ward 

From: marline bushey [rnbusheyl@yahoo.com] 

Sent: 
To: Housing Element 

Subject: Respiate housing 

Monday, September 01, 2003 9:11 AM 

Suggestions were asked for at the Mental Health Advisory Board Meeting. I am on the Board. 

I am the founder of NAM!. 

We have a mentally ill family member in this county. 

To save money. I sug2est the following: 

A respite house to use instead of Dominican Psychiatric facility for temporary flare ups and 
upsets. 

Also, to be used for giving a break to  family members, when the patient lives at home. 

Marline Bushey 

Mariine R. Bushey 

Do you Yahoo!? 
Yah_hoo! Site!3Ujlder - Free, easy-to-use web site design software 

3 a ‘i 
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September 2,2003 

Elr. Mark Derning 
Santa Cruz County Planning Dept. 
701 Ocean Sireel 
Santa Cruz, CA 95060 

Dear MT. Dem,ing, 

Mid-Peninsula Housing Coal; 

Email: 

Monkrey Bay Office 

77 Aspen Way Suite 103 
Watsonville, California 95076 
rei: I6311 761-7215 
Fax: [a311 762-7210 

Nid-Penj,nsula Housing Coalition ("Md-Pen.imda") appreciates the opportunity to 
provj.de comments to the Santa CNZ County Planning Department regarding the Draft 
Housing Element for 2000-2007, 

The i3r& Housing Element does a good job of d,escribidg the scarcity of housing in the 
Coiunry. I? includes ~ o m e  policies and programs that have the potential to irnpiove the 
situation. !-Iowever, WE belicve it does not fully address the extent of disincentiives for 
thc  preservation and dcveloomenl: of affordable housing. The following comments 
outiine some key issues d s u g g e s t i o n s  f ~ r  the Kou3ing Element that we believe Will 
ultimately result in, a more accessible housing market far all Santa Cruz County rezjdents. 0 
Preservation of Affordable "At-Risk" Units 
Fivcn the linjted mouni of developabie lmd availabIs and the high cost of building new 
housing, preserving existing affordablc units should be emphasized in the Housing 
Elemerit as a top priority for the County, It is a!so important to include the actual cost of  
replacing a lost unit, which is far higher than the cost to the County cited in thc Housing 
Element (W3,OOO per unit, page 81). We suggest that the Housing Element, i,n section 
4.4.6 (page 82), "Quantified Objectives for Prescmaticn of Affordable 'At-Risk' Units," 
i,nchde specific programs such as financial support for acquisitioa of at-risk units at a 
minimum of $40,000 per unit or more. This will allow the County to successfully meet 
the g o d  of piesenring the 343 units of at-risk housing described in the document. We also 
believe rroney is better spent in the long term on acquisitjon versus rent subsidies. 

Enforce Density Minimums 
While lhe Housing Element cites density minimums to promote affordable housing, the 
Board of Supervisors routinely approves housing at densities below what zoning law3 
permit. Udartunately, allowing development at less than tlx minimum density has 
become the .rule rather, than the exception. While this may refl.ect the Board of 
Supervisors' attempts to ba!ancc cornrnuility concerns urith b,oushg development, it is 
clear that this is hurting the County's ability to  rn-et the need for affordabie housing. 
Although Table 46.1 on page 107 indicates a build-out potenrial for 27,615 total mits, 
that potential is unlikely to be rea1izi.d given the County's historical disregard for the 0 

http://provj.de
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allowable densities and developers’ lack of i,nterest in d.ensity bonuses, which form h e  
basis ofthc projected figure. 

Further, we respectfully disagee with the statement that “the County has an adequate 
number o f  sites zoned for projected residenTia1 development” (page 86). From an 
affordable housing viewpoint, it is rarely financially feasible to develop projects of fewer 
than 40 units because there are certain fixed costs regardless of project size, Yet the 
Draft blousing Elemenr, in Appendix A-I,, a-c, identifies only two sites that qrould 
accommodate 40 or more wits  and only three additional sites that could accommodate 30 
units or more. However. without knowledge of specific sites and based upon square 
footage only, if density were increased to allow a modest density of 10 dwelling units per 
acre, there rvou1,d be 14 parcels which could accommodate pt least 40 wits. This would 
result in an increase of 660 units more than is currently shown in Appendix A-1. Further, 
if this same dcnsity were considered for parcels zoned R-1-1 AC, an additional 438 units 
could be developed on eight parcels. With at least 14 parcels of sufficient size to attract 
non-profit and/or for-profit housing developers, the County would be more likely to meet 
its demonstrated housing nesds. 

Tncteases in density, contrary to what &e Draft Housing Element states on page 99, do in. 
fact have a significant impact on the unit cost of building a dwelling unit. Thc more units 
per acre, the loyer the cost of the land on a per-unit basis. Lower unit costs brought 
aboit by higher densi7 development in turn result in a reduced need for subsid.ies from 
government entities. One method for ensuting development at minimum densities is to 
jmpose financial pcnalties based upon the diffcrence between the numbcr of u n i t s  in a 
project compared to the min~,mum for that Site. 

To encourage highdensity development and meet affordable housing needs, we strong1.y 
support Policy 1.10 on page 124, “Maintain thc regulations requiri,ng development at or 
above the minimum density for the General Plan designation,” and suggest that the 
Planning Department, among i t s  actions, disallow, rather than restrict, development of 
lower than minimum density as determined by the general plan designation (page 142). 
We also urge the County to adopt a policy to retain current General Plan designations and. 
zoning for all property currently desjgnatcd. Urban High or Urban med.ium Residen?ial 
and zoncd Multi-Family Residential (page 146). 

Growth Constraints: Infrastructore Factors 
Infrast~ucture costs, particularly when the project .is located outside urban and rural 
services lines, can be quire significant for affordable h0usin.g development. Currently; 
the General Plan allows the Urbm Servi.ces Line to be expanded. only when all urban 
services, (roads, sewer, water, etc.) are at adequate levels of service. 

To facilitate the development of affordable housing, we suggest that the General 
Plm be amended to alloy properties to get access to some urban services, even if 
not all semiccs are at adcquate levels. Policy 2.12 (page 127) is o f  key 
im.portancc in enabling sffordable housing development as is Policy 2.10 
(encourage sewicc providers to retain adequate sewer and water capabilities fcr 

* 
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affordable housing) although it is not ciear how the latter policy could be 
accomplished. 
Houshg Costs could be greatly reduced if on-site package treatment plants could 
be reduced in size and allowed to usc reduced lin.es that connect to existing sewer 
lines, thus preventing additional hookups. As a result, affordable housing could 
be produced with less need for public funds. 
As an alternative to annexation, we support Policy 2.5 (page 1,27) regzrding 
expansion of the county's support for package seFage treatment. 

9 
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Other Constraints 
The following are additional constraints to the development of affordable housing in 
Santa Cruz County and suggesti,ons for addressing them in the Homing Element. w: On page 87,  the Housing Element stales h a t  "Neither the County's 

parking or on-site open space requ.irements can be consi,dered onerous or a 
constraint to housing." This has not been our experience in developing 
affordable housing. In citing the parking requirernents (2  spaces per 1 -bedroom, 
2.5 per 2- and 3-bedrooin, 3 per 4-bedroom), the Element omits any mention of 
visitor parking requirements, which increase the nunber of parking spaces. The 
Element should include mention of both resident and visitor parking 
Tequirements. We urge the Counry to consider relaxing parking requirements for 
new development, which are more restrictive than many other cities and counties. 
This is especiaily important for projects 1.ocated on or near transit corridors. AS 

an alternative, we sqiporc, the coniinucd us': of "reserve parking" to be developcd 
on m as-needcd basis. 
Child care: While we support expansion of child care facilities to meet a need 
which. is cutrently underserved developing R "legal. basis" for requiring that child 
care needs be considered before building permits are issued (page 74) rVill most 
likely have the unintended effect of creating a disincentive for both for- and non- 
prafit developers. 
Construction Defect Litigation: As stated on page 105, "the threat of lawsuits 
over claimed construction defects deters the building of condominiums and 
towdiouses" which reduces the number of "badly needed, owner-occupied, 
affordable, high-density and in-fill housing." To address this issue, we strongly 
urge the Board of Supervisors to formally recommend that the  stale. enact 
legislation to deter frvolous lawsuits by imposing appropriate penalries. 

9 
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TBX Iaerem.ent Set-Aside 
In light of the scarcity of affordable housing for the county's very-low, low-' and 
moderate-income residents, we suggest that the Board of Supemisors corsider dedicating 
more han 25 percent of tax  increments to affordable housing development, maintenance 
and preservation. 

Incentives for Development of Affordable Housing 
The Housing Element has outlined cercain objectives and policies that would provide 
incentives for the deveIopment of affordable homing. Overall, the goals iisted in Section 

0 
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4.7.1 laudable. However, we would suggsst that objectives listed under Goal 1 (page 
122) be reordered with top priority given those objectives designed. to promote 
development of very-low, low, ‘and moderate income units (in that order) with above- 
moderate income units a lower pri.orily. Additionally, with iegard to Policy 1.4 (page 
124)? we recommend thzt the County’s inclusionmy zoning ordinance be amended to 
include spccific gods far development of very-low, low, and, moderate income units 
wi,thin the 15 percent minimum. 

Additionally, Objective 2.3 on page 125 cites the need to consider an alternative 
adminisuative stmcUre that would “enhance the coordination of housing activities 
county-wide.“ While we support the County’s efforts to improve coordination. among the 
various agencies that deal with housing, it is unclear whether this will be effective in 
incrmsing the mount of affordable housing or j f  it would become another administrative 
hurdle which uses precious housing resources. The Housing Element language should be 
more specific in describing how this would help to achieve housing goals. 

We would like to highlight those goals, objectives, policies, and actions that from our 
perspective present the greatest potential for helping to meet the housing needs of vev-  
low income, low income, and moderate income residents in Santa Cruz County. 

Transfer ameements with cilia (Obiective 2.5, Pam 1261: Working wirh cities in 
the county to investigate the possibility of accommodating higher density 
affordable housing projects within city limits i s  a great idea. 
Subsidy or reduction of development impact fees for affordable housing units 
where necessary services and infrastructure costs can be offset from other sources 
[Obiective 4.2. uspe 129): This objective makes good sense and would encourage 
more affordable housing development, but should not be tied to necessary 
services and other sources of finding for offset. Also, there is no policy linked to 
this objective within this section. Policy 4.7 on page 130 regarding waiving of 
impact fees for affordable second units is a positive step, dthough the 
“affordable” designation should be made permancnt for such units. 
Reduced capital improvement fees; We strongly support the Housing Element’s 
suggestion that the County consider waiving capital improvement fees for larger 
affordable housing units in large projects @age 144). 
S m l u s  county lands: Considerin_e options lo  make surplus County lands 
available (Objective 4.3, page 129) could make a huge difference in a county 
where so few sites arc avajiable and feasible for affordable housing development. 
The County a o u i d  move quickly to identify County-owned or otb.er publicly 
owned lands that would be suitab!e for liausing and consider conveying such 
lands to nonprofit or other developers for offordable housing (Policy 4.8, psge 
130). 
Secure existine mobile home garb (Obiective 4.4. uaee 129: Policy 4.9. page 
130): Mobile home parks are a major source o f  afordable housing in Santa Cruz 
County. Mid-PeninsuIa and orher non-profit housing organizations have 
demonstrated their commitrr,en,t to preserving these units BS affordable and 
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upgradir,g existing faci1,iiies to provide permanent af€ordable housing. We hope 
to continue to work with the County to ensure that these goals are achieved. 

* Reduced development standards (Incentives for Non-Pro,fit Housing 
Development, o a e d u ,  See commenxs aboYe regarding parking requirements. 

Special Mousing Needs 
In Objective I .7 (page 123), tlic Housing Element states that the County should "strive to 
e n m e  that 15 percent of the affordable howing units produced are available to persons 
with special housing needs." This is an extremely important objective, but the Housing 
Element does n.at include speci5c policies, actions or i.n.centives it will undertake to make 
this happen. We look forward to seeing W h e r  development of acrions to address this 
need. 

Certification o f  the Housing Element 
While the Housing Element suggests that Measure J does not constrain affordable 
housing development in Santa Cruz County, there does appear to be a conelation 
between the existence oP Measure J and the County's mncompliance with the state's 
housing elem,ent law. The lack of a certificd. housing element has resulted in millions of 
dollars a:' lost state and federal funding every year for the developmcnt of affordable 
h,ousing. The 10s: funding could have helped compensate for the County's inability to 
meet the need for affordable housing subsidies, as cited on page 95. Therefore, it is 
recommended that amendments to Measure J be considered that would pave the way to a 
state-cefliified howing element. The risk of actual growth equal to &at identified in a 
state-approved housing element is minimal whcn compared to the benefit of receiving 
state and federal funding to meet the critical need for affordzble housing in the county. 
This is further supported by the fact that there have been exce~s  building pernits not 
issued .in 22 of the 25 years sincc Measure J was enacted (page 89). 

Whiie the Housing El.ement lists various sources of funding to address gap financing 
needs for affordable housing development on page 100 (CDBG, HOME, RDA set-asides, 
tax crcdits, etc.), CDBG and, HOME are only available directly to counties with certified 
housing elements. Thus, gap financing for projects in Sant3 Cruz County isn't available 
because of the lack of n certified housing element. To bring additional fund5 in, we urge 
the County io make every effort to achieve certification of its Housing Element. 

Corrections 
Finally, we would like to correct the follovhg factual errors and omissions in, the 
document: 

IR Table 4.3.7 on page 42, the Jessie Street facility includes 10  apartments, not 
w c n  as listed, and three SROs (all are pemnnent housing). This does not 
include a studio unit used for an on-site reuresentative. 
In Table 4.3.1 8 on page 65, under "Housing Managed by Mid-Pcninsuln Housing 
Coalition," it would be hEipfU1 to use unit figures rather ban indiv:dual figures for 
the Jardines del V d k  and San Andreas propertics to inaintain consistency. 
Jcdines contains 18 mits  3a.d San Andrcas has 43 (both figures include 
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management units). Also, Mid-Peninsula Housipg Coalition should be cited as 
the SOUTCE of the information in that section of the table. 
South County Housing should be listed nmon,g the non-pro:tit organizations in 
Policy 1.15, paBc 125. 

* 

We appreciate the opportunity to comment and look fonvard to workkg with the County 
to develop a housing element that will ensure decent, affordable housing is avdable to 
all residents. 

Sincerely, 

Royer Barr 
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Julianne Ward - 
From: Johanna Parry Cougar [light-rain@msn.com] 
Sent: 
To: Housing Element 
Cc: 

Subject: Housing Element comments from the Community Housing Land Trust of Santa Cruz Co 

Wednesday, September 03, 2003 3:30 PM 

BarbaraLewis; Carol Long; Tim McKenzie; Myles F. Corcoran: Richard Pool: maggie camp; Maggie 
Camp; Richard Snow; maureen smith 

Date: September 3, 2003 
FROM: The Community Housing Land Trust of Santa Cruz County 
PO Box 5275 Santa Cruz, CA 95063 

Executive Director: Johanna Parry Cougar 
Office Phone: 335-7194 
ema i i  : baht - ra i n @ rnsn . corn. 

(Please provide hard copies of this email to the County Board of Supervisors) 

To: Santa Cruz County Housing Advisory Committee 

RE: Input for t he  County Draft Housing Element 

In addition to our general desire for the new Santa Cruz County Housing Element to 
actively promote the creation of more affordable (in perpetuity) housing in our community 
in ways already included in the existing Element, we of the Community Housing Land 
Trust of Santa Cruz County (CHLTSCC) would like to see the Housing Element contain 
the following changes: 

PHONE: 427-5570 

1. 

Policy 1.15: Encourage and support the efforts of non-profit organizations, such as 
Habitat for Humanity, Mid-Peninsula Housing Coalition, Community Housing Land Trust 
of Santa Cruz County and others, (please name each one) that develop housing affordable 
t o  very low, low and moderate income households. 

2. 
going forward in the community. 

3. 
lack of tax payments. 

4. 
developers. Treat affordable housing similar to standard vis a vis environmental 

Change Goal one Policy 1.15 to read as follows: 

Wording that may support or make use of the Housing Trust Fund initiative now 

Give Affordable Housing Developers first opportunity to  bid on land repossessed for 

Lowering, as  reasonably possible, of Planning &- Building Fees for affordable housing 

0 regulations. 

5. Allow for 25% Equity Appraisal Formula Affordable housing resale guidelines (please 
request a copy of this standardized formulae from CHLTSCC). 
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Under Goal 1 on objective 1.3 reading: “increase opportunities for construction” please 
add: “giving priority to the most viable, sustainable and practical of the alternative 
building approaches”. 

In addition: 
We recognize that issues such as relaxing of parking restrictions and zoning allowances 
are already strong components of the existing Element and we desire that those 
“standards” be promoted and strengthened where possible. 

The following comments on the element are directed to the Board Of Supervisors, and 
pertain t o  actions that the CHLTSCC would view as supportive for the Community 
Housing and Land Trust to better meet our goals in collaboration with the County 
element. 

RE: Comments on the Draft Housing Element for t h e  Board of Supervisors to 
consider. 

In addition t o  our general desire for the new Santa Cruz County Housing Element t o  
actively promote the creation of more affordable (in perpetuity) housing in our community 
in ways already included in the existing element we of the Community Housing Land 
Trust of Santa Cruz County (CHLTSCC) would like t o  see the Housing Advisory 
Commission and the Board of Supervisors also consider the following related comments: 

1. Pg 178, 4.9 assessments section: # 21) On the establishment of a Housing Trust Fund. 
The Community Housing Land Trust organizations, founded by the Institute of 
Community Economics in the 1980’s, are nation wide. Our local Community Land Trust is 
working t o  establish itself in our area as trained representatives of this national 
coordinated effort. We would like to offer our services to this community in the capacity for 
which we were established, and ask that the County consider giving this organization the 
support and referrals, management intercommunication and project support required to 
do this. We would like t o  be considered as beneficiaries of any Housing Trust Fund that 
may be established, so we can continue to move forward with our training and community 
service mandate t o  provide authentically affordable housing to low and moderate income 
earners in perpetuity. 

2. Pg 178, 4.9 #20 “On coordination with new community housing program initiatives”. 
We would like this advisory council t o  recommend t o  the Community Foundation of Santa 
Cruz, that they provide us with the support required to bring our solutions t o  this 
community. Establishing an affordable housing solution in this area is obviously 
challenging. Our success requires intercommunication and monetary support. This is a 
“catch 22” reality when citizens found a Community Land Trust with no operating funds, 
no project history, varying levels of skills and abilities and must rely on a 100% volunteer 
pool in an economy where folks are often working overtime. County and community 
support will greatly enhance the effectiveness of t,his organization! 

3. Pg 179, 4.9 assessments section: # 24. The Community Housing and Land Trust 
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supports the development of co housing communities, and would like the opportunity t o  
present a community participation model and building method we have been reviewing. 

4. Pg 299, 4.7 appendix E: Study of Farmworker Housing needs g) Evaluation of the 
“Rural Village Cluster Housing’’ concept. The CHLTSCC would like t o  present a model 
and method that directly addresses the culture and self empowerment of farm workers to 
participate in the creation of their own extremely low costilow impact housing. 

5 Pg. 301, 4.7 appenhx E: “Financial resources for affordable housing” The CHLTSCC 
has been established in this county by local volunteer citizens in cooperation with the 
Institute of Community Economics t o  provide: 

(a) Development and ongoing continuity and availability of affordable housing for low 
income residents 
(b) To assure the property remains available t o  this income group in perpetuity. 
(c) To promote resident ownership and control of housing. 
(d) To build new homes and aquire existing buildings. 
(e) To promote alternative financing and community ownership models. 
(f) To provide stable, affordable rental units. 
(g) To retain the value of public investment in perpetuity. 
(h) TO focus on environmentally safe, sustainable and clean housing; encouraging 0 gardens, playgrounds and open space. 

To this end we would like to be considered a beneficiary of these allotted funds. We would 
like our project, building method, community participation model and strategic plan 
reviewed by the Housing Authority, or a more appropriate body of decision makers. We 
request cooperation and support t o  determine the fastest path to stabilization of our non 
profit, tax exempt, nationally recognized organization so we can better provide our great,er 
public with these essential and critical services. 

Very truly yours, 

The members of The Community Housing and Land Trust of Santa Cruz County 

Myles F. Corcoran 
Board Chair 

Johanna Parry Cougar 
Executive Director 

Board List: Richard Pool, Richard Snow, Carol Long, Maggie Camp, Barbara Lewis, 
Maureen Smith. 
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Mountain Community Resources (MCR) is a family resource center that typically serves low- 
income and homeless residents of the San Lorenzo Valley (SLV). We have two staff members 
providing connections to resources in our Information & Referral Program. Five Healthy Start 
Advocates work with families with children of all ages. 

The following is a summary of comments on housing problems in the SLV from the staff of MCR: 

. 

. . 

. . 

. 

. 

. 

. 

. 
a 

Not enough affordable housing. The SLV was once known to have lower cost housing 
than many areas of the County, this is no longer true. 
The SLV has no subsidized housing that we are aware of. 
Disabled people living on SSI ($757 mo., $9084 yr. total income & not eligibie for Food 
Stamps) can't even afford a room in a house. 
Most housing in SLV is not accessible to those with impaired mobility. 
While the SLV is perceived as a high income area, we also have many people who have 
extremeiy low incomes, Our population of recent immigrants is growing. They are oflen 
very poorly paid. 
Much of the housing is substandard and unsafe. (built as summer vacation cabins ... the 
SLV is known for it's copious rain and damp cold) Tenants are often too fearFul of rent 
increases or eviction notices to request repairs. 
Housing is often remote andlor far from bus service. People with low incomes often have 
unreliable transportation or none at all. 
The SLV has a iarge homeless population. Homeless single people as well as homeless 
families and homeless teens. Single people often have a campsite in the woods or sleep 
under bridges. Many people "couch-surf" a few nights here, a few there. Others rent 
backyard or porch space or live in a camper in the driveway. Many families live in old 
travel trailers, cars, garages and sheds. Afamily of six is currently renting a room in a 
workshop. 
People with children attending SLV schools, who find themselves suddenly homeless 
and struggling to provide some stabiiityfor their children by keeping them in school. have 
a very hard time utilizing the Satellite Shelter in Santa Cruz. Many may choose to spend 
their entire income to sleep in a motel. Some camp out. One single father slept in the car 
with his son. 
Landlords frequently refuse to rent to people with children. 
There is no emergency shelter in the SLV. The only shelter in Santa Cruz is over an 
hours bus ride from Ben Lomond and costs $3.00 one way. 
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S I E RRA Santa Cruz County Group of the Ventana Chapter c Lu B 
F O U N D E D  1 8 9 2  Phone: (B1)426-4453 FAX(831)426-5323 

P.O. Box 604, Santa Cruz, California 95060 

www.ventana.org - e-mail: scscrg@cruzio.com 

September 3,2003 

Mark Deming 
Planning Department 
County of Santa Cruz 
701 Ocean Street 
Santa Cruz, California 95060 

..................................................................................................................... 
Subject: Comments-County ofSanta Cruz General Plan, 2000-2007 Draf# Housing Element 
..................................................................................................................... 

Dear Mr. Deming, 

The Santa Cmz County Group of the Ventana Chapter of the Sierra Club submits this letter to 
comment on the County’s draft 2000-2007 General Plan Housing Element. Our comments are 
addressed primarily to the issue of water as a natural resource integral to urban planning, and 
specifically, the constraints of water supply on housing development. We emphasize the finite 
nature of water supply and the serious water supply deficits in Santa CNZ County. 

Approximately 99% of Earth‘s total water is located in the oceans and glaciers. Only about 1% i 
found in groundwater, lakes, soils, rivers, streams and creeks, and the atmosphere. The total 
amount of water on Earth is finite and constant. However, water often seems to be perceived as a 
substance that might increase at the same rate as human population growth, and this 
nksperception seems to hover between the lines of the County’s Draft Housing Element. 

The County’s 1994 Housing Element includes a discussion of water supply issues (pages 4-85 
through 4-87]. We assume that the 2000-2007 Housing Element will include a revision of this 
summary to present complete and candid current information about the County’s constrained 
water supply. 

“...IO explore, enjoy andprotect the wildplaces of zhe earth. .. 

http://www.ventana.org
mailto:scscrg@cruzio.com


The 2000-2007 Draft General Plan Housing Element, Section 4.7.1, appears to address the issue 
of water supply only as an energy conservation measure related to CCR Title 24 (also known as 
the California Building Standards Code). However, serious water supply deficiencies in the 
County make it clear that conservation alone is not the final solution to this problem. Because of 
the importance of conservation, we recommend the inclusion of a stronger statement in the 
Housing Element explaining the necessity for water conservation. This is particularly critical 
because none of the new water sources or facilities contemplated by County water suppliers will 
begin to deliver water during the 2000-2007 plan implementation period currently under 
discussion. 

Sta,te law requires the Housing Element to identify adequate sites for housing with services and 
public facilities including water supply, and to consider environmental contraints (California GC 
$ 5  65580 and 65583). We question whether any of the sites identified in the Draft Housing 
Element can be considered adequate in light of the County’s serious water supply deficiencies. 

Housing Element Section 4.7.1, Goal 2 (Goals and Policies: Promote the Use ofAvailable Sites 
for A,$fordable Housing Construction and Provide Adequate Infrastructure by Removal of 
Constraints) includes the following Objectives (policies 2.10 and 2.12): 

Policy 2.1 0: Encourage service providers t o  retain adequate sewer and water 
service capacities for housing units affordable t o  moderate and lower income 
households 

Please clarify how service providers can retain (hold secure) water service capacity for 
affordable housing units in a county that is already facing water shortages from existing demand. 
Please identify the water service capacity that is available to be retained for the development of 
housing. Water is finite. Does the county contemplate an ever-increasing supply of housing units 
to be supplied with a non-increasing resource? There is no stated limit to the number of housing 
units that the County’s water resources can support. If County water agencies do not have the 
capacity to provide adequate water service to existing development, how can the County plan for 
any new moderate or lower income housing projects? 

Policy 2.1 2: Support sewer and water district annexations or out-of-service- 
area agreements on properties adjoining urban service boundaries for 
moderate or lower income housing projects. 

Policy 2.12 could be interpreted as a measure that promotes incremental sprawl. Annexations 
that occur during the 2000-2007 planning period could extend the Urban Service Line and the 
UrbadRural Boundary for the next planning period. Furthermore, this policy might be 
inconsistent with Santa Cruz County Code Title 17, Growth Management, Chapters 17.01, and 
Chapter 17.02, which address the establishment of the Urban Services Line and the UrbadRural 
Boundary (growth management policies required by Measure J). The term “support” is vague. 
Please provide an explanation as to why these boundaries, which have been established to 
preserve the distinction between the County’s urban and rural areas, and to protect agricultural 
land and natural resources, should be amended for the development of moderate or lower income 
housing projects. Does the term “support” indicate that the County intends to provide special 
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consideration, or growth management policy (Measure J) exemptions, for all housing projects on 
properties adjoining urban services boundaries that include moderate or lower income units? Is 
this policy consistent with County Code Section 17.02.080 “Amendment of the Urban Services 
Line and Coincident Portions of the UrbaniRural Boundary”? 

Section 4.1, Introduction, states that the Draft Housing Element presents “policies and actions in 
the context of the Land Use Element of the County’s General Plan.” The County’s 1994 General 
Plan Land Use Element includes a discussion of the implementation of Measure J, approved by 
voters in 1978 (General Plan, p. 2-3). Chapter 17.01 of the County Code includes this language 
under 17.01.020 (d) 7. Water Supplies: “The safe yield capacity of natural surface and 
groundwater sources is being exceeded in many areas of the County, causing water supply and 
water quality problems which will be irreversible or extremely expensive to correcf. ” 

Both the City of Santa Cruz Water Department, and the Soquel Creek Water District supply 
water to the unincorporated areas of the County. These suppliers do not appear to have the 
capacity to serve additional customers without a new source of water, and/or strict conservation 
measures. It is not clear, however, that conservation alone will be enough. 

The City of Santa Crnz has been studying ways to address water supply deficits for at least 17 
years. Its Zntegrated Water Plan-Draj Final Report (IWP) (2003) discusses water curtailments 
that may be required in years of low rainfall. The IWP states that “the highest level ofworst 
peak-senson shortage that is tolerable for Sanra Cruz water customers is 25%.” The IWP also 
admits that “larger curtailments were judged to have unacceptable impacts on the community.” 
Many City residents remember 25% water supply curtailments during previous droughts: 1976- 
77, and 1987-92. However, if another drought affects the City’s water supply, the shortage will 
be 45% (IWP). Consequently, the City must develop a new water supply as soon as possible. 

The City of Santa Cruz Dra$2002-2007 Housing Element includes this language (p. 3-22): 

According to the City’s ”Water Supply Alternatives Study” (Carolio Engineers, 
19991, the water system cannot meet full water demand 25% of the time, 
with the magnitude of shortage as high as 48% during a severe drought. By 
2020, the water system will experience some degree of shortage in 75% of all 
years and the peak season shortage in a two year critical year drought will 
increase t o  58%. 

@ 

0 

It seems obvious that the increase in water supply curtailment from 25% to 45% (or greater) is 
the result of increased water demand occurring over nearly two decades-caused by population 
growth in the City and County, and approvals of new water permits. If water supply curtailment 
over 25% is not considered acceptable (IWP, 2003), why was cumulative development 
-responsible for the impending increased drought-induced water supply curtailment to an 
unacceptable 45% level-approved by the City and County? It seems unreasonable to plan for, 
or build, additional houses in the area served by the City of Santa Crnz when this problem has 
not been alleviated. Is i t  possible that the severity of droughts is increasingly determined by 
urban water demand, and not by measured rainfall? 



The City’s IWF provides a description of how this situation might become increasingly serious 
(page 11-13]: “By the end of the planning period, if no action is taken, the nature of the City’s 
problem is substantially different. In addition to the very large worst-year shortages, the City will 
have difficulty meeting average year demands. In fact, in 2030, there will be a 90% likelihood of 
some level of curtailment.” Growth in the County has exceeded the natural limits of the 
environment to provide sufficient water for existing uses; technological solutions are now 
required to provide adequate water supply to serve the County’s needs. 

According to its IWP, the City of Santa Cruz appears to prefer desalination of seawater as the 
technological solution to its water supply deficit, and expects that a *Yucility should be on-line in 
Zute 2009 or early 2010.” The County’s draft 2000-2007 Housing Element presents planning for 
housing development dependent, in part, upon water from this source; however, water from the 
City’s proposed desalination facility will not be available between 2000 and 2007. 

The Soquel Creek Water District (SCWD) is currently overpumping its groundwater supply by 
approximately 600 acre-feet per year, according to an information sheet dated July 2003 
available on the SCWD website (hm //WWW soouelcreekwater,or~ater SUDD~V Plannine htm) SCWD 
has adopted a “water demand offset program” that requires new development to “offset expected 
water use by a 1.2 to 1 ratio by retrofitting existing property” (SCWD). New development served 
by the SCWD must have a “zero impact” on existing water supply. This program will help to 
protect riparian habitat, and prevent sea-water intrusion. We feel that the County’s Draft Housing 
Element has not adequately considered SCWD water supply deficits as a major constraint to the 
development of housing in the County. 

The Pajaro Valley Water Management Agency (PVWMA), which includes the City of 
Watsonville and parts of Santa Cruz County in its service area, was formed in 1984 in response 
to groundwater overdraft and seawater intrusion problems (Federal Register, 8/3/01. Vol. 66, No. 
150. pp. 40719-40720). “Numerous studies conducted over the pastfffy years [italics added] 
have documented that the Pajaro Valley groundwater basin is in an overdraft condition, Le., the 
amount of water withdrawn exceeds the amount of water replenishing the basin” (PVWMA 
Revised Basin Management Plan, p. ES-5). The PVWMA is currently pumping out 
approximately 18,000 acre feetfyear more water than is replaced by groundwater recharge (1997 
Regional Population and Employment Forecast, AMBAG). The 1997 AMBAG report also states 
that the groundwater basin cannot supply existing demands from residential, agricultural, 
commercial, and industrial uses, and that “any additional population growth will cause the 
sustainable pumping rate to be exceeded even further.” 

The PVWMA Basin Management Plan is complex. It includes several elements: the construction 
of a pipeline to the Santa Clara Conduit to deliver water to the Pajaro Valley, a recycled water 
facility, and other facilities that are necessary to supply existing and future water needs in the 
Pajaro Valley. The EIS for the connection of a pipeline to the Santa Clara Conduit was expected 
to be completed in August of this year, with the Final EIS due in December. Increased water 
supply can be obtained in the short term by mining groundwater in Southern Santa Cruz County, 
but that would remove it at rates greater than natural recharge (EIR, Santa Cruz County 1993 
General Plan). It is obvious that development in this area of the County exceeded environmental 0 
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constraints long ago, yet the County’s draft 2000-2007 Housing Element does not indicate 
clearly how additional housing development can be accommodated in an area that is already in 
an overdraft situation. 

Although the comments in this letter are directed to the County’s draft 2000-2007 Housing 
Element, it is important also to note some claims made in the Cify of Wafsonville 2002-2007 
Dra/i Housing Element (revised, 2003). Section 3: Housing Constraints, page 3-19, of that 
report, under the heading “Water Supply,” contains what appears to be inconsistent information. 
Although Watsonville’s City Public Works staff have indicated that their water system will be 
able to serve over 2500 new households, the plan also states that “The [Pajaro Valley] Basin has 
been in an overdraj? condition for 40 years and groundwater levels have fallen below sea levels 
over a 50 square mile area,” and additionally, that “seawater intrusion has affected numerous 
coastal wells in the Santa Cruz and Monterey County portions of the Basin.’’ Then, in Chart 5-2, 
under “Housing Program A.3.” (page 5-8), is the following language: “Expand the Sphere of 
Influence to accommodate 3,500 additional housing units through the year 2005.” 1s 
Watsonville planning for 2500,3500, or 6000 new housing units? It isn’t clear. In any case, 
natural resources present very real constraints, and i t  does not appear that the City of Watsonville 
is prepared to recognize those constraints. Water supply is a serious concern for most areas of the 
County, and arbitrary jurisdictional boundaries often have little, if any, relationship to 
watersheds and hydrology. Because the County and the City of Watsonville depend on water 
from the same sources, how might Watsonville’s growth plans, and future water demand, affect 
the selection of adequate housing sites for the County’s Housing Element? 

It also might be important to note that the City of Scotts Valley, in its 2002-2007 Housing 
Element Administrative Draft, states that it is experiencing water shortages caused by 
development and stressed groundwater supplies, and that “water provision continues to be a 
critical issue in Scotts Valley.’’ According to Sheryl Ainsworth (City Councilmember, City of 
Scotts Valley), data indicate that the total amount of water available for pumping from the 
aquifer has been declining, the Scotts Valley Water District has placed a limit on the total 
number of available new water meters they will issue, and the City’s planning staff is very 
worried that the required units of housing cannot be built with projected water supplies (email to 
author, 8/31/2003). 

A letter dated August 8,2003, from Cathy Creswell, Executive Director of the California 
Department of Housing and Community Development, Division of Housing Policy 
Development, to Sank Cruz County Planning Director Alvin James, includes an appendix 
describing required changes to the County’s housing element to bring it into compliance with 
Article 10.6 of the Government Code. Nothing in this appendix speaks to the critical relationship 
of water supply to housing development. We suggest that regardless of the number of housing 
units allocated under the “fair share” Regional Housing Needs Plan, without an adequate and 
sustainable source of water, no additional housing should be built in the County-affordable, or 
otherwise. 

The relationship of water supply to housing development in California has been addressed 
through laws passed by the Legislature. In 1995, the Legislature passed Senate Bill 901, which 



required planning agencies to consider information provided by water suppliers in their decision 
to approve or deny commercial, industrial, or residential development. Senate Bill 610 (2001) 
tightened loopholes in  SB 901 to ensure that all projects have an identified source of water. 
Senate Bill 221 (2001) requires a city or county to deny approval of a tentative or parcel map for 
a subdivision of more than 500 units if the project does not have a sufficient, reliable water 
supply (the County’s Housing Element is a plan for more than 500 housing units).Water supply 
must be addressed at the General Plan level, and the County should identify the existing or 
planned water supply sources that will be adequate for the growth projected in the draft housing 
element (pending legislation AB 1015 (Laird)). At this time, it is not clear that there will be 
adequate water supply during 2000-2007 for existing demand, let alone any new housing units. 

Legislation to date addressing the relationship of water to housing is clear in its intent: adequate 
water supply is an integral part of planning for housing need. Although a General Plan Housing 
Element might be seen as “only” a plan, a General Plan is considered a project under CEQA. 
Also, developers will act upon the information presented in the County’s General Plan. Because 
of the close relationship between planning for housing development and approval of permits for 
actual development, the County’s Housing Element could be seen as somewhat equivalent to the 
kinds of development projects addressed by the legislation mentioned above (SB 901 (1995), SB 
610 (2001), and SB 221 (2001)). The County’s draft 2000-2007 Housing Element does not 
appear to adequately identify real water supply sources for planned housing development in the 
County. 

Measure C, an ordinance approved by County voters in 1990, “seeks to ensure that future growth 
and development in Santa Cruz County adheres to the natural limits and canying capacity of the 
environment” (Santa Cruz County 1994 General Plan, p. 2-3). The 1994 General Plan also states 
that Measure J ,  adopted by County voters in 1978, provides for the protection of natural re- 
sources, and requires population growth in the County to be limited by environmental constraints 
through the Annual Population Growth Goal (Santa Cruz County General Plan, p. 2-3). 

We ask that the County’s Housing Element more strongly emphasize water conservation. We 
also recommend that the County’s Housing Element include an explicit link to the policies 
included in 1994 General Plan, Chapter 7, Parks, Recreation, and Public Facilities: Water 
Supply, Objective 7.18b, Water Supply Limitations, which states: 

“To ensure that the level of development permitted is supportable within 
the limits of the County’s available water supplies and within the 
constraints of community-wide goals for environmental quality.” 

And, Policy 7.18.1, Linking Growth to Water Supplies,” which requires the County to: 

“Coordinate with all water purveyors and water management agencies t o  
ensure that land use and growth management decisions are linked directly 
to the availability of adequate, sustainable public and private water 
supplies.” 

Thank you for considering our comments to the County’s draft 2000-2007 General Plan Housing 
Element. We support the County’s efforts to encourage development of affordable housing for a 
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current and future residents of this beautiful coastal area, but ask that the County first identify 
adequate water supply sources for such growth in its General Plan. 

Sincerely 

@ 

Renee Flower 

Member, Growth Management Committee 
Santa Cruz County Group of the Ventana Chapter of the Sierra Club 

Attachment: References 
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ROSE MARIE McNAIR * BROKER 
September 3 ,  2003 

Mr. Mark Ceming 
Santa Crllz Crafr Housing Elemenr 
Santa Cruz County Planning Depr. 
701 Ocean Street 
Santa Cruz, CA 95060 

Dear Mr, Deming, 

VIA FAX: 454-2131 

In reviewing the Draft Housing Element for 2000:2007, I am submitting this 
letter t o  express my commenrs for review by the Board of  Supervisors for final 
adoption. Given the fact that the County ha5 not had a Housing Element 
certified by State Housing and Community Development (HCD) for more than a 
decade, I sincerely trust that the County will proceed with all due diligence t o  
have a meaningful Housing Element certified. For the good of our community 
and the extreme need for housing availability, with certain revisions and 
additions, this document should serve as the cataiys't for actual construction of 
housing, and nor just  a "wish list". 

Reference Pages 86-88 Regarding Density Ranges: 

On page 86, in the first paragraph, the documenr states that "the County has an 
adequate number of sites zoned for projected residential development". 
Further, the Crafr: says that the Board has adopted an ordinance that states that 
all proposals for residential development with the USL are required t o  meet 
minimum densiry standards. (However, tha1 ordinance has language that allows 
for possible reduced densities.) In the past, some projects have had a reduction 
in the number of units actually built, by nearly a third of  what the zoning would 
allow. .Increasing density leads t o  lower costs-ergo more affordability and 
increased supply can help t o  mitigate rhis housing crisis. 

Page 89: Growth Controls and Infrastructure Factors 
Measure '9'' constrainrs should be more specificaliy indicated by "real" statistics. 
The following statement: ..." the demand for building permit applications has 
been less than the number of permits available for issuance." This statement 
enforces the fact that builders/developers have gone elsewhere (out o f  Santa 
Cruz County) racher rhan deal with the extensive, complicated, process now In 
place. The County's viewpoint seems t o  be that because applications are low 
that The public is  at i t s  limit. Again, I believe that various constraints act as 
disincentives to apply. 

3 Y d  
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Page 124: Density Bonuses 
Support Density Bonuses! Another survey Is not needed. 

Page 125: Objective 2.3 Creation of Another Agency for Housing 
No need for another layer of  duplication in the permit process. Make things 
simple--not complicated. 

Page 146; Increased Densities for Affordable Housing 
Good idea! 

Page 152: Anti-Retaliatory Evfction Ordinance 
NO one Supports bad landlords, but there should be balance and fairness Toward 
good landlords when there is bad behavior by tenants, as well, It is important to 
keep that premise in mind. Somerimes, rhese ordinances act as disincentives t o  
ownership of multi-residential units or apartrnenrs--which, by the way, I do not 
see indicated in the draw Housing Element. 

Page 204-236 List of Vacant Urban Parcels. 
i t  is  important TO nore that only higher density projects of  at least 10 or more 
units are considered viable by builders. Some larger parcels outside the USL 
may be possible sites for development and, upon careful evaluation, should be 
given consideration. 

Letter from HCD Dated August 8,2003 
In referring to the letcer from WCD dated August 8, 2003, the State refers to 
rewir ing more derails on implementation and actual statistics regarding-to 
name a few: 1)  rhe allowance of residential uses in commercia! zones; 2) 
toordinarion with New Community Housing Program lnitiarives; 3) Study of 
Farmworker Housing Needs. I would agree that the “devil is in the details”, and 
that the County needs to provide more detail. 5tatistics must be made available 
in the Draft Elemenr and, by mere omission, this creates an incorrect 
impression of rhe actual situation. 

The Draft Housing Element is the road map to  creating housing in our 
comrnuniw-but the implementing ordinances need to be considered at the 
same time we review the Housing Element so that procedures truly match goals 
and procedures. 

Thank you for your diligence io preparing the Draft Housing Element. With 
community inpu t  and a new clear vision, we should be able to  achieve better 
hou s i ng availa bi I i ty. 

Cc: Board of Supervisors 454-3262 
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e FAX COVER SHE&T 

TO: ALVIN JAMES, PLANMlNC DIRECTOR 

FROM! EARL PEQUEEN 

FAX TO:lb4-2131 

For inclusion in the Publlc Comments mgardlng the propoe%d Oraft oftha $anta Cruz 
County Qsneral Plan Houalng Element 
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HOUSING ELEMENT COMMENTS 

1. 

2. 
3. 
4. 

The Housing Plan Is auppoaed to adcfress the needs of all of the 
people of Santa C N Z  County. 
It does not address the condltlon of current housing. 
It favors the wealthy over the mlddle clam and poor. 
It Is supposed to address the lsck of ease in camplylng with building 
permlts. 

Pt-- Comments on the County's strategtc goals--#4-"Preserving the 
current stock of affordable housing In the County." Very llttle of this plan 
Is dlrectad towards the current homeowner. The plan says llttle that Is 
subatantial about reduclng the cost of permits or the tfght building codes 
currently in effect in this county. 

PZ-- Regardlng Government Code Section 85580's requirement that local 
governments have a responslblllty to use their vested powers to facilltate 
housing devetoprnent and to make "adequate provfslon for the housing 
needs of all economic segments of the community". The current County 
bulldlng code Is deslgned to hlnder growth, not facllltate it. 

Santa CNZ County, the 2nd smallest county in the State, has the largest 
Planning Dept. It Is even larger than the Plannlng Dept. of the City 8 
County of Los Angeles. Why does thla County need such a large Dept., If 
not to hlnder and restrict growth and change In Santa Cruz County? Please 
refer to P. 83, Section 4.5.1. Potential Governmental Conetralnts ... 
P67- Requirements for 2nd units. There Is no provislon made for an owner 
to add a second unit for an Individual of moderate income who is not a 
relative or a senior. What about the single lndlvlduals of moderate mean8 
who need housing? Where do they turn to? What about those who want to  
convert a garage to a comfortable (e.@ heated, insulated, toilet & shower) 
place tQ open a small buslness that does not impact the neighborhood? 
No, you cannot do thatll Not here in Santa Cfutll You might at some future 
time declde to rent it out for llvlng quarters. The potential Is there. Never 
mind that you have no deslra to do that. R Is still possible, becauee the 
County deems it "HABITABLE! I" Following that same reaeonlng, all men 
should be consldered potential rapists, because they are equipped for it1 I 

P93- Fees-The fees charged by the County are excesslve. The County 
says that it really isn't all that much, but U f t m  fees for a eample house 
average approxlrnately $24,409, and $19,016 for a rural house. This adds 
$60-T5,OOO to the flnal prlce over the length af a 30-year loan. This places a 
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heavy burden on homebuyers and homebullden in the middle income area. 
Those who are fortunate enough to be wealthy will have no dlfficulty with 
this. Those who are In the low-income ranga will be either have lots of 
gOVemment areistance, or be totally prlced out of the housing market and 
opt for ranting Instead. Those of ua who are in the moderate-Income area 
are also prlced out of the market, as wa earn too much for assistance & not 
enough to be able to eaolly afford to build ar buy. 

PS4- On page 94, It mentlons that:"While It Is true that these fees add 
costs to development proJects, they do not necessarily Increase home 
prices for market rats homes. Markets, not costs set prices." I dlsagree 
with this statement. This In the same as wanthg gun control because guns 
klll people. Guns don't kill people, people kill people. Profit margins set 
prices and the eellers of new housing would not have fo "justify" the high 
prices wlthout the high costs, one of whlch is the high fee charaed for 
permits. 

P187-- In the County's assessment of the 1084 Housing element projection, 
28,973 R6w unlts were projected. Only 1221 houslng unlts were permitted. 
Why so few units? The County lists several posslble causes on p 188, but 
does not Ilst the most glaring cause-namely the County's awn Buildlng 
code. It 18 one of the most complex, restrtctive, and contradictory 
documents known. there are many inconsistencles and non- 
comrnunicatlon within the Dept., between planning end zonlng, for 
@Xample. This county does not want any growth, end is doing all that it 
can to hlnder growth, Including charglng high fees and udng draconlan 
bulldlng codes. 



Following are comments on the Constraints section of the draft housing element relative 
to wastewater treatment and water supply: 

Wastewater Treatment: 

Sewage disposal poses a significant constraint to new development in rural areas of the 
county and some additional language should be added to reflect that: 

The one-acre minimum for existing parcels of record is in place in the San 
Lorenzo River Watershed and the Water Supply Watersheds in the Bonny Doon 
and North Coast Planning Areas. In the latter areas a 2.5 acre minimum applies 
with one mile of a water intake. 
In addition to the minimum parcel sizes, onsite sewage disposal standards for 
slope, high groundwater and clay soil also limit development of many vacant 
parcels in rural areas. 

Water SLIOPIY 

The statement that Santa Cruz County receives no imported water is not correct and 
requires elaboration: 

Approximately 200-300 parcels located in the Summit area are served by small 
water systems that receive water from the San Jose Water Company through the 
Montevina pipeline. Some ofthis is surface water from Santa Clara County, but 
the San Jose Water Company also receives 5 1% of its water from state and federal 
water projects. 
The Pajaro Valley Water Resources Agency has purchased water project water in 
the Central Valley and in the future intends to import the water to serve 
agricultural uses. This will help alleviate the groundwater overdraft situation in 
the Pajaro Valley. 

The discussion suggests that water supplies are limited only during drought conditions. 
Groundwzter and surface water sources are oversubscribed throughout most of the county 
in all years, resulting in substantially depressed groundwater levels and diminished 
stream baseflow. [The primary impact of reduced baseflow on fish production is reduced 
rearing habitat, not just spawning area.) Demand has already substantially outstripped 
sustainable supply in all urban areas of the county and there is not water for new 
development or buildout unless new water supplies are developed. A number of efforts 
are underway to develop those supplies, but they are only in the planning phase, and 
could be delayed. 
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Julianne Ward 

From: Johanna Parry Cougar [light-rain@msn.com] 
Sent: 

To: Housing Element 
Subject: Re: Housing Element comments from the Community Housing Land Trust of Santa Cruz 

Tuesday, September 09, 2003 3:34 PM 
a 

Thank you for your kind assistance, julianne. 

Here are my revised comments for section 4.7 page 127-8 

Objective 2.8: Give focused support to  the alternative building methods proposed to the 
county that  focus on sustainable and natural materials and recycled material reuse. 

Policy 2.13: Adopt design guidelines in collaboration with alternative buiiding experts that include 
natural, sustainable and recycled materials for development of truly low cost, non toxic and 
sustainable housing. 

Objective 2.9:  Support the development of sustainable co housing neighborhood designs to 
strengthen our social service networks, 

---"By the way, 
Are you able to tell me the most appropriate forum to present my model and method social 
service/co housing project? Where would I focus my search for site and funding? 

@ I am submitting applications to the Local Opportunities Fund for the mental health aspect of the 
program and the Corporation for Supportive housing, are there other places you are aware o f  that I 
could perhaps approach? 

Also, please let me know if you have not received the resale formulae and information on the 
Housing Trust Fund, I can contact my board chair, and discover how to get them to you. 

Again, Thank you for all your help. 

Johanna Parry Cougar 
CHLTSCC 

Original Message --_-- 
From: Housing Element 
Sent: Tuesday, September 09,2003 9:41 AM 
To: Johanna Parry Cougar 
Subject: RE: Housing Element comments from the Community Housing Land Trust of Santa Cruz 

Hi Johanna- 
Thanks for the info, I did receive your other email as well regarding the Peace Zone project. 

Regarding your letter, the appropriate place for your organization to be included in activities is in 
Chapter 4.7 which begins on page 121. The first part of that chapter includes objectives and 
policies- these are broader than the specific programs listed in the latter part of that chapter. Any 
specific programs that the county can participate in or support with regard to providing housing 
should .be included in this chapter. So, if there are some programs your organization is running 
which could benefit from county support, that would be the appropriate place to.include them. I f  
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County of Santa Cruz 

e LOCAL MENTAL HEALTH BOARD PO BexI@2 S N T ~  CRUZ CALIFORNIA 95061 

September 9,2W3 

Mark Deming 
County of Santa C n r ~  Planning Department 
701 Ocean Strwf, 4* Floor 
Santa Cnn, CA 95060 

RE: 

Dear Mr. Deming, 

Thank you for including the concerns of the Local Mental Health Board in the Housing Element. The 
Local Mental Health Board acts in an advisory capacity to the Board of Supervison and County Mental 
Health on mental health needs and services. 

There is a serious shortage of housing for people with psychiatric disabilities in Santa Cruz County. 
There are approximately 1 ,OOO seriously mentally ill adults being served by the County’s Department Of 
Mental Health at any given time. County Mental Health and its contract agency sponsored programs 
provide 200 units of housing ranging from supervised Board and Care facilities, social rehab pmgrams 
and supported housing in the community, The other 80% of clients being served by the County must 
compete for a limited supply of affordable rental housing and are disproportionately homeless, 
incarcerated or hospitalkad. 

The Local Mental Health Board therefore recommends the following actions to increase the supply Of 
atbrdable housing for extremely low-income people with psychiatric disabilities: 

1. Encourage the production of addiiional housing affordable to people living at or below 30% of the 
Area Median Inmme, 

2. Affirmatively support the development of 560 adclltional supporthre hwslng unlts in Santa Cruz 
County, and in particular enable the following projects: 
= Subsidized housing in ihe $an Lorenzo Valley, particularly studia and single room occupancy 

buildings, 
Multi-unit affordable housing in the urbanized area of the County with proximity to necessary 
public transportation and services, 

Housing Element.Comments from the L m l  Mental Health Board 

3. Enable the development of a respite housing project, short term housing far people with disabilities 
that enables them to stay out of hospitals and retain permanent housing, 

4. Reccgnize that people with disabilities successfully lie in our community and Could do so more 
easily with creative projects that meet their needs for independent housing. 

Thank you for your consideration. 

On Behalf of the Local Mental Health Board, . 

W d T  Judy Williams, Chair 
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Julianne Ward 

From: Carol Long [cjiong3@juno.corn] 
Sent: 
To: light-rain@msn.com 
Cc: 

Wednesday, September I O ,  2003 9:Ol PM 

Housing Element; pauia@spirare.net; rnylesc@mfcbuild.com; pool-richard@hotmaii.com; 
parrys@ideastudios.com; tentcitypdx@yahoo.com; maggiecamp@hotmail.com; 
bobbi@elton.felton.ca.us; mmsmith@cruzio.com; snowrich2002@yahoo.com; 
rnarkroest@cruzers.com 

Subject: Re: low income housing model and method executive summary from CHLTSCC 

The last sentence in the second to last paragraph should be deleted, since it sounds like an excuse: 
we  know that the cost of housing is high, and we would be a t  fault for lack of community 
organization. We don't need to s a y  we don't have projects or property; when w e  say we have a 
board, an executive director, membership and nonprofit status and that we are in the process of 
applying for further funding for projects, that should be the right note, to my mind.  

Mon, 8 Sep 2003 15:26:13 -0700 "Johanna Parry Cougar" <!@ht-rain@lmsn.com> writes: 

Also, if you could provide me with more information on your model and method 
toward addressing the culture and self empowerment of farm workers, that 
would be helpful. 

Dear Julianne, please find the requested information pasted below. 

Project Title: The Peace Zone Project 
A building method combined with a therapeutic community participation model for the 
solution of our hoinelessness and low income housing issue. Pilot project initial cost (not 
including land purchase) $35,695. Our intention is to seek land purchase funds from the 
California Endowment in collaboration with the city and county of Santa Cruz and other 
natural partner groups capable of providing funding alternatives. We intend to staff this project 
with volunteers and in collaboration with mental health professionals currently employed by 
OLK counties social service day programs. 

:xecutive Summary: 
Santa Cmz County is home to over 3,000 people living outside. 500 of them are children under 
18. 1,200 are using our homeless resource shelter. In the last year, 12,000 people have spent on 
average 6-8 months cycling in or out of a homeless state. 
We will provide a viable, safe and affordable option to help solve the housing crisis in our 
state and nation. Most Americans are unaware of this practical and aesthetic housing option 
that is tremendously low impact and shockingly affordable to the average person. Lack of 
information and the nonexistence of earthquake testing reports have been the primary block to 
its timely arrival. Removing obstacles to the development of a model for reorganization of our 
traditional home neighborhoods is essential to the strengthening and stabilizing of our local 
social networks. 

This project will be enacted in two stages. The first stage will address the needs of our 
hoineless and disenfranchised populations by providing meaningful activity, a support 
community of volunteers and a safe, easily taught building construction training while also 
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providing two meals a day, supplies for living outside, and alternative income generation 
councils for the area’s homeless and for the underserved day program communities. On three 
acres the members of our underserved communities will construct a community building that 
includes a service kitchen, public showers and bathrooms. The landscape will support edible 
gardens and food production projects. The building site will be supervised by mental health 
professionals supporting a therapeutic approach to focus and concentration while building. The 
community building will be called a Temple, to support the therapeutic approach, and any 
denomination of spirituality will be broadly accepted. The inherent fun and opportunities 
provided by this site project, like with all earth building projects, has already proven its ability 
to generate a magnetic response for community participation. 

The second stage of this project will be the construction of a 100% natural co housing style 
neighborhood on 10 acres of land constructed around the 3 acre community building. Builders 
will have been trained while constructing the community temple building. This will provide 
low cost housing options at a dramatically reduced cost compared to “more typically” used 
methods. High density housing units will be incorporated into tbis neighborhood to provide 
housing for those local homeless still needing shelter by the completion of the neighborhood. 
The project will provide 30 new building sites for 2, 3 and 4 bedroom houses constructed at a 
cost of approximately $5,000 each, made available for construction or purchase by low or 
moderate income families. A circular unifonn design for housing units lends an increased 
resistance to earthquake activity. The project will show the low impact and extremely low cost 
approach of earth construction to the greater community, without compromising safety or 
aesthetics. This method provides homes that are beautiful and desirable. The 13 acres of land 
will be purchased by the Community Housing and Land Trust of Santa Cruz County, to ensure 
that these structures and land remain available and protected in perpetuity for low and 
moderate income families of Santa Cruz County. Small 7 and 800 sq. ft. houses have been built 
by single mothers and older women with limited help over a one year period. To verify this go 
to htt@&W!Y: c ~ r a s ~ ~ s e ~ u ~ i a i p ~ ~ ~ e _ s , ~ m !  

I The outcome ofour project is designed to raise the awareness necessary to transition our 
neighborhood communities into a form that directly addresses the critical need for local (and 
global) sustainable residential growth while respecting the social service needs and inherent 
dignity of our local citizens, 

Organizational background: The Community Housing and Land Trust of Santa Cruz County 
was established in 1999 by a group of citizen activists in response to the housing crisis in our 
county. As the highest cost ofhousing area in our state, we were established to provide access to 
land and housing for county residents who would otherwise be priced out of the housing markets. 
Our purpose is to buy land and build new homes or renovate existing buildings to create housing 
and multiple use facilities that meet the housing needs of the low and moderate income 
community members. &ore a n i z a w  
p r e p .  1 . .  

We are dedicated to the responsible use of resources and sustainable living practices such as 
edible landscaping and renewable energy systems. Our mission is to hold land and housing in 
perpetuity to serve the future generations of this county. Our 501 c 3 status was established in 
1999 and we have a very active 7 member board of directors. 

Thank you for your time and attention. 
Johanna Parry Cougar 
Executive Director 

I 
911 1120Q3 %< 7 
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LTSCC 

kI_ain@,msn.com 
-7 194 

---- Original Message ----- 
From: Housing Eiement 
Sent: Friday, September 05, 2003 4:06 PM 
To: Johanna Parry Cougar 
Subject: RE: Housing Element comments from the Community Housing Land Trust of Santa Cruz Co 

Hi Johanna- 
Thank you for your comments on the Draft Housing Element. They are much 
3ppreciated. I would like more information on the Housing Trust Fund initiative 
mentioned in $2.  

41~0, please send me more information on the 25% Equity Appraisal Formula Affordable 
iousing Resale Guidelines, 

4dditionaily, your comments directed to the Board of Supervisors seem to be a little out 
2 f  context. Chapter 4.9 is an analysis of the 1994 Housing Element, therefore, additions 
sr changes t o  this section should address whether or not the Programs from the 1994 
Element were implemented. Perhaps the comments you included that are directed to 
:his section would be more appropriate elsewhere. 

Mso, if you could provide me with more information on your model and method toward 
3ddressing the culture and self empowerment of Farm workers, that would be helpful. 

rhank you for your assistance. 

Sincerely, 
Julianne 

JLI Liwme '\ninvd 
WVANCE P L A N N I N G  
Z O U N T Y  OF S A N T A  CRUZ 
3 3  1 .d54.3226 

-----Original Message----- 
From: Johanna Parry Cougar [mailto:light-rain@msn.com] 
Sent: Wednesday, September 03, 2003 3:30 PM 
TO: Housing Element 
Cc: BarbaraLewis; Carol Long; Tim McKenzie; Myles F. Corcoran; Richard Pool; maggie camp; 
Maggie Camp; Richard Snow; maureen smith 
Subject: Housing Element comments from the Cornmunib Housing Land Trust of Santa Cruz 
co 

Date: September 3 .  2003 
FROM: The Community Housing Land Trust of Santa Cruz County 
PO Box 5275 Santa Cruz, CA 95063 
PHONE: 427-5570 
Executive Director: Johanna Parry Cougar 
Office Phone: 335-7194 

9 /  I1 /2003 333, 
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email: Iiqht-rain@msn,com 

(Please provide hard copies of this email to the County Board of Supervisors) 

To: Santa  Cruz County Housing Advisory Committee 

RE: Inpu t  for  t he  County Draft Housing Element 

In addition to our general desire for the new Santa Cruz County Housing 
Element to actively promote the creation of more affordable (in perpetuity) 
housing in our community in ways already included in the existing 
Element, we of the C.ommunity Housing Land Trust of Santa Cruz County 
(CHLTSCC) would like t o  see the Housing Element contain the following 
changes: 

1. 

Policy 1.15: Encourage and support the efforts of non-profit organizations, 
such as Habitat for Humanity, Mid-Peninsula Housing Coalition, 
Community Housing Land Trust of Santa Cruz County and others, (please 
name each one) that develop housing affordable to very low, low and 
moderate income households. 

2 .  
initiative now going forward in the community. 

3. 
repossessed for lack of tax payments. 

Change Goal one Policy 1.15 to read as follows: 

Wording that may support or make use of the Housing Trust Fund 

Give Affordable Housing Developers first opportunity t o  bid on land 

4. 
affordable housing developers. Treat affordable housing similar t o  
standard vis a vis environmental regulations. 

5. Allow for 25% Equity Appraisal Formula Affordable housing resale 
guidelines (please request a copy of this standardized formulae from 
CHLTSCC). 

Lowering, as reasonably possible, of Planning & Building Fees for 

Under Goal 1 on objective 1.3 reading: “increase opportunities for 
construction” please add: “giving priority to the most viable, sustainable 
and practical of the alternative building approaches”. 

In addition: 
We recognize that issues such as relaxing of parking restrictions 
and zoning allowances are already strong components of the existing 
Element and we desire that those “standards” be promoted and 
strengthened where possible. 

The following comments on the element are directed to the Board Of 

9/11 /2003 ?Pi 
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I .  

Supervisors, and pertain t o  actions that the CHLTSCC would view as 
supportive for the Community Housing and Land Trust to better meet our 
goals in collaboration with the County element. 

RE: Comments on the  Draft Housing Element for the Board of 
Supervisors to consider. 

In addition to our general desire for the new Santa Cruz County Housing 
Element. to actively promote the creation of more affordable (in perpetuity) 
housing in our community in ways already included in the existing element 
we of the Community Housing Land Trust of Santa Cruz County 
(CHLTSCC) would like t o  see the Housing Advisory Commission and the 
Board of Supervisors also consider the following related comments: 

1. Pg 178, 4.9 assessments section: # 21) On the establishment of a 
Housing Trust Fund. The Community Housing Land Trust organizations, 
founded by the Institute of Community Economics in the 1980’s, are nation 
wide. Our local Community Land Trust is working t o  establish itself in our 
area as trained representatives of this national coordinated effort. We 
would like to offer our services to this community in the capacity for which 
we were established, and ask that the County consider giving this 
organization the support and referrals, management intercommunication 
and project support required to do this. M7e would like t o  be considered as 
beneficiaries of any Housing Trust Fund that may be established, so we can 
continue to move forward with our training and community service 
mandate to provide authentically affordable housing to low and moderate 
income earners in perpetuity. 

2. Pg 178, 4.9 #20 “On coordination with new community housing program 
initiatives”. 
Community Foundation of Santa Cruz, that they provide us with the 
support required t o  bring our solutions to this community. Establishing an 
affordable housing solution in this area is obviously challenging. Our 
success requires intercommunication and monetary support. This is a 
“catch 22” reality when citizens found a Community Land Trust with no 
operating funds, no project. history, varying levels of skills and abilities and 
must rely on a 100% volunteer pool in an economy where folks are often 
working overtime. County and community support will greatly enhance the 
effectiveness of this organization! 

3. Pg 179,4.9 assessments section: # 24. The Community Housing and 
Land Trust supports the development of eo housing communities, and 
would like the opportunity to present a community participation model and 
building method we have been reviewing. 

4. Pg 299,4.7 appendix E: Study of Farmworker Housing needs g) 
Evaluation of the “Rural Village Cluster Housing” concept. The CHLTSCC 

We would like this advisory council to recommend t o  the 

@ 
9/11 /2003 3m 
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would like to present a model and method that directly addresses the 
culture and self empowerment of farm workers t o  participate in the 
creation of their own extremely low costilow impact housing. 

5 Pg. 301, 4.7 appendix E: “Financial resources for affordable housing” The 
CHLTSCC has been established in this county by local volunteer citizens in 
cooperation with the Institute of Community Economics t o  provide: 

(a) Development and ongoing continuity and availability of affordable 
housing for low income residents 
(b) To assure the property remains available to this income group in 
perpetuity. 
(c) To promote resident ownership and control of housing. 
(d) To build new homes and aquire existing buildings. 
(e) To promote alternative financing and community ownership models, 
(0 To provide stable, affordable rental units. 
(g) To retain the value of public investment in perpetuity. 
(h) To focus on environmentally safe, sustainable and clean housing; 

encouraging gardens, playgrounds and open space. 

e 

To this end we would like t o  be considered a beneficiary of these allotted 
funds. We would like our project, building method, community participation 
model and strategic plan reviewed by the Housing Authority, or a more 
appropriate body of decision makers. We request cooperation and support to 
determine the fastest path to stabilization of our non profit, tax exempt, 
nationally recognized organization so  we can better provide our greater 
public with these essential and critical services. 

Very truly yours, 

The members of The Community Housing and Land Trust of Santa Cruz 
County 

Myles F. Corcoran 
Cougar 
Board Chair 
Director 

Johanna Parry 

Executive 

Board List: Richard Pool, Richard Snow, Carol Long, Maggie Camp, 
Barbara Lewis, Maureen Smith. 

9 / i  I 0003 



The Santa Cruz County 
Child Care Planning Council 
0 Consejo de Planeaci6n de Cuidado 
lnfantil del Condado de Santa Cruz 
www.childcareplanning.org 

Board of Supervisors 
County of Santa Cruz 
701 Ocean Street, Room 500 
Santa Cruz, CA 95060 

Dear County Board o f  Supervisors 

0561 

September 12,2003 

The Santa Cruz County Child Care Planning Council held a public hearing on the draft Housing 
Element at its meeting of August 7,2003 and continued the hearing at its meeting of September 
11,2003. It was the unanimous agreement of all 13 members and 6 attendees at the September 
1 fh meeting that the development and preservation of child care facilities is a critical issue and 

that it is appropriatethat it be addressed as a part o f  the County’s Housing Element. We would 
like to propose that the following language be added to the Housing Element: 

1. Child Care Developer Fees Loan Program - The County shall continue the operation 
of the Child CareFees and Exactions OrdinanceNumber 4124 (Title 15.04of the Santa 
Cruz County Code, also known as the Human Resource Agency’s Child Care Developer 
Fees LoanProgram) 

2. Environmental Review - Whenever an environmental review for a development project 
is required, the analysis shall also review the project’s impact on child care in the county. 
Any developmentbeyond lounits in size shall be referred to the Santa Cruz County 
Child Care Planning Council for review and input. 

3. Family Child Care Homes. Family day care homes operatedunder the standardsof 
state law constitute accessoryuses ofresidentially zoned and occupied properties and do 
not fundamentally alter the nature of the underlying residential uses. As provided for 
under the California Child Care Act Section 1597.46. Subsection (a) ( 1 )  large family day 
care homes shall be classifiedas apermitted use of residential property for zoning 
purposes. 

4 Traffic Mitigation -Explore the creation of an ordinance that would allow for the 
inclusion of child care facilitieswithin a development to serve as a traffic mitigation 
measure. Under this program, residential, commercial and industrial developments can 
help reduce their traffic impacts by reducing employee or resident trips through the 
provision of on-, or near-site child care. 

5. E.xisting wording - Maintain the existing child care language proposed in the draft 
housing element under sections4.3.13 and 4.7 

The Santa Cruz County Child Care Planning Council thanks you for recognizing the importance 
of including child care needs in the county housing element. 

Regards. 

Planning Council 
cc: Mark Deniming 

http://www.childcareplanning.org


e 
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From: Virginia Johnson (g~ohnson@ecoact.org] 
Sent: 0 MarkDeming Wednesday, September 24,2003 9 19 AM 
To: Mark Deming 
Cc: paulwagner@charter.net; Gregenhardt@crla.org: scottbeesley@hotmail.com; sandy@cruzio.com; 

Subject: County Planning Commission- HAC-- Public Hearing to consider the Draft Housing Eiernent for the 
paul@cabinc.org; mbradshaw@cccil.org; LindashearthZ@hotmail.com 

County of Santa Cruz 

To the County Planning CommissiodHAC: 

The purpose of this email is to encourage the County Planning Commission to review and revise the 
Housing Element Plan using key elements proposed by the Progressive Housing Advocates Task 
Force, (PHAT). Essential and critical to meeting the current housing needs of Santa Cruz County 
residents is increasing the amount of high density affordable housing. The notion put forth by some in 
our community that high density housing is at odds with protecting the environment is simply 
incorrect. In fact, the reverse is true. High density housing close to public transportation is essential 
to meeting the needs of lower income residents without compromising the need to protect our 
community's environment. 

Ecology Action has been working with members of the City of Santa Cruz Green Working Group to 
form a consensus-based standard for developing high-perfonnance sustainable "green" buildings. 
This group is working with the national standards set forth by the United States Green Building 
Council's "Leadership and Energy in Environmental Design" certification process to assist Santa CNZ e in developing local green building standards. 

Based on well-founded scientific stuidads. LEED emphasizes state o M e  art strategies lor 
sustainable site developmcnt, water smings. encrgy efficiency. materials selection and indoor 
environmental quality. LEED recognizes achievements and pronioles expertise in green building 
through a comprehensive system offering projcct certification, professional accrcd itation. training and 
practical rcsourccs. One of the most basic tenets of the such sustainable standards is that 
building high density housing close to transportation services is much more protective of the 
environment than urban sprawl. 

The City of Santa Cruz Green Building Working Group will soon complete their first draft of 
proposed green building standards and forward their recommendations to the City Council. 
AS a member of PHAT, Ecology Action will be promoting these standards throughout our 
region and to the County Planning Commission. 

Ecology Action encourages the County Planning Commission to strongly consider the 
current PHAT recommendations as part of a much needed revision of the County Housing 
Element. 

Thank you for your time and consideration. 

9/24/2003 3c3 
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E cologv Action e 
Achieving Community and Environmental Excellence Through 
Partnership and Innovation 
www.ecoact. org 

Virginia Johnson 
Executive Director 
Ecology Action, Inc. 
333 Front Street Suite 103 
P.O. Box 1188 
Santa Cruz, California 95061-1 188 
(83 1) 426-5925 Extension 15 
(831) 425-1404 Fax 

9/24/2003 



Watsonville. C.4 95076 ~~~ 

Telephone: (831) 724-2253 
Fax: (831) 724-7530 
Watsonville@CRLA.org 

Basic Unit 
Claire A. Schwartz 
Direchng Attorney 
Gretchen Regenhardt 

Matt Bakker 
Comniuaiiy Worker 
Shirley Comer 
Dir.ec?ing Legd .Yecre?m3) 
Lidia Rodriguez 
Receptionist 

Member Advocate Program 
Diana R Avila 
Community WoFker 

StaffAttoFMy 

Jose R. Padilla 

Depu y Director 

Ralph Santiago Abascal 
General Counsel 
(1 934-1997) 

Regional Offices 
Coachella 
Delano 
El Centro 
Fresna 
G k o y  
Madera 
Marysville 
Modeslo 
Monlerey 
OceanMe 
Osnard 
P3so Robles 
S d h S  
San Luis Obispa 
Santa Barbara 
Santa Cruz 
Santa Maria 
Sania Rosa 
Stockton 

CALIFORNIA RURAL LEGAL ASSISTANCE, I ~ c .  

September 27,2001 

County of Santa Cruz 
Planning Department 
701 Ocean Street 
Santa Cmz, California 95060 
Attn: Mark Demming 

Re: 

Dear MI. Demming: 

Pursuant to the telephone conversation of this afternoon with Ms. Vasquez, 1 
apologize for the inconsistency in om letter dated September 24, 2001. As Ms. 
Vasquez, stated on the telephone, the error does not mean that the original 
request in June of this year or the second request sent on July 9,2001 was in 
any way flawed. While I can appreciate your turn over in staff this in no way 
excuses your failure to provide the records requested. 

On June 7, 2001, I submitted in writing a Request for Public Records pursuant 
to Califomia Government Code Section 6250 et. seq., concerning the Housing 
Element for the County of Santa CNZ‘ General Plan, more specifically: 

Request for Public Records Housing Element 

4 Current Housing Element; 
4 
4 
4 
f 

Draft received housing element when available 
Notices of meetings and hearings on draft housing element; 
Comments received on draft housing element; 
i’<:~tcs, memos, Gi Gtlm m&xi;l preparc6 in d c - d i p e n :  of 
draft housing element 

Thereafter on July 9,2001 I sent a second letter requesting the information set 
out above. As of today’s date I have yet to receive 3 response from your 
office or the requested records. 

Furthermore, in addition to the information originally requested, I am 
expanding my initial request to include the following: 

+ Any Population and/or Housing Projections that have been 

mailto:Watsonville@CRLA.org


completed or are currently being processed or adopted; + 
+ Redevelopment Plan. 

Any Housing Studies andor Housing Needs Analysis that have been completed or 
are currently being processed or adopted; 

I appreciate that no new draft has yet been produced and ask you to consider the Request for 
Public Records open ended so as to include copies of any future correspondence, notices, drafts, 
memos, meeting or commission agendas or other written material pertaining to the housing 
element revision once the process is underway. 

May I remind you that pursuant to California Government Code Section 6258 et. seq., our office 
is entitled to these records and information. Further, pursuant to Government Code Section 
6259(d) the Court may award attorney’s fees and costs for non-compliance. 

Thanking you in advaice b r   OW c.oiittesy wid cooperation 

Attorney at Law ./ 

cc: Alvin James 
Planning Director 
701 Ocean Street, Fourth Floor 
Santa Cruz, California 95060 

Susan Mauriello 
County Administrative Officer 
701 Ocean Street, Room 520 
Santa Cruz, California 95060 
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WATSONVILLE 
~~ 

rr Street 
mille. CA 95076 

(831) 724-2253 
Fax:(831) 721-7530 
Watsonvilie@CRLA.org 

Basic Unit 
Claire A. Schwartz 
Directing Attorney 
Gretchen Regenhardt 
StaflAirorne,v 
iMatt Bakker 
Communiw Porker 
Shirley Conner 
Directing Legal Seci-era? 
Lidia Rod.', Fiouez 
Receprioriis6 

Member Advocate Proeram 
Diana R. Avila 
~ornmuniry Porker 

I& R. Padilla 
Txecutivr Director 

Jnramillo 

ialph Santiago Abascal 
kirraral Counsei 
1934-1997) 

teaonal Offices 
:oacheUa 
k l 3 l L O  
:I Centro 
ram 
:iL.oy 
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Iodesio 
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u t a  Barbara 
m a  Crur 
m a  Maria 
inta Rosa 
<wrkron 
.auonviUe 

'a Luis Obispo 

September 23,2001 

County of Santa Cruz 
Planning Department 
701 Ocean Street 
Santa Cruz. California 95060 
Attn: Mark Demming 

Re: Housing Element 

Dear Sirmadam: 

On June 7,2001, I submitted in writing a Request for Public Records pursuant 
to California Government Code Section 6250 et. seq., concerning the Housing 
Element for the City of Watsonville's General Plan, more specifically: 

+ Current Housing Element; 
+ 
+ 
+ 
+ 

Draft received housing element when available 
Sotices of meetings and hearings on draft housing element; 
Comments received on draft housing element; 
Notes, memos, or other material prepared in development of 
draft housing element 

Thereafter on July 9,2001 I sent a second letter requesting the information set 
out above. As of today's date I have yet to receive a response from your 
office or the requested records. 

Furthermore, in addition to the information originally requested, I am 
expanding my initial request to include the following: 

+ 
+ 
+ Redevelopment Plan. 

Any Population andor Housing Projections that have been 
completed or are currently being processed or adopted; 
Any Housing Studies andor  Housing Needs Analysis that have 
been completed or are currently being processed or adopted; 

May I remind you that pursuant to California Government Code Section 6258 
et. seq., our office is entitled to these records and information. Further, 

mailto:Watsonvilie@CRLA.org


pursuant to Government Code Section 6259(d) the Court may award costs and attorney’s fees for 
non-compliance. 

Thanking you in advance for your courtesy and cooperation. 

3 Attorney at Law 



- CALIFORNIA RURAL LEGAL ASSISTANCE, Inc. 

June 7,2001 

County of Santa Cruz Telephone: (831) 724-2253 
Fax: (831) 724-7530 
\.Vatsonville@CRLA.org 

Z O N V I L L E  
r Street 
nville, CA 95076 i 

Basic Unit 
Claire A. Schwartz 
Direcling 4ttorney 
Gretchen Regenhardt 
Staff A t?orn e? 
M a t t  Bakker 
Commiiniy Worker 
Shirley Conner 
Directing Lesui Secretmy 
Maria P .  Godinez 
Receptionist 

Member advocate Program 
Diana R. Avila 
Cornmriniy Worker 

Jose R. Padilla 
E-recutiue Director 

D e p G  Director 

Ralph Santiago Abascal 
Senera1 Counsel 
1934-1997) 

i e ~ i o n a l  Offices 
:odchdn 
)elano 
:I Centro 
c r a m  
m o y  
Iadera 
, I q S " i l i e  
lodesto 
ionterey 
k e m i d e  
).sard 
'?GO Robles 
d imx  
m Luis Obispa 
anta Barbara 
anta C m  
anta hlxia 
snta Rosa 
! n . l i t O "  
.aLs"""ille 

Planning Commission 
701 Ocean Street 
Santa Cruz, CA. 95060 

Re: Documents Concerning Housing Element Development 

Dear Sir or Ms: 

This is a request pursuant to Government Code Section 6250 et seq. (The 
California Public Records .4ct), for the public records described below. 
Please note thar rhe phrase "public records" is liberally de&d in Government 
Code Section 6252(d) and (e) as all means of recording, including, but not 
limited to, computer-based records. 

_ _ _  draft revised housing element _ _ _  
--_ 

Thank you for your response. 

Very truly, 

notices of meetings and hearings on draft housing element 
comments received on draft housing element 

Gretchen Regenhardt 
Attorney at Law 

mailto:Vatsonville@CRLA.org
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Julianne Ward 

From: Myies F. Corcofan [mylesc@mfcbuiid.com] 

Sent: 
To: Housing Element 

cc: 
Subject: Community Housing Land Trust of Santa Cruz County Resale 

Thursday, October 02, 2003 6:06 PM 

Maggie Camp; Richard Pool; Michael & Maureen Smith 

a 

RE: Housing Element 

Dear Julianne; 

I was given your email and told you where Santa Cruz County person asking for the 
Community Housing Land Trust of Santa Cruz County Resale Formula. I am the chairman of 
the CHLTSCC. 

The CHLTSCC resale formula is  Article 10 (pasted in below) of our Ground Lease ( I  have 
attached a ful l  copy of for your review in context). 

I am not sure what you wi l l  be looking for but thought I should point out, especially: 

A. Article 10.2 ensures that: In no case can a CHLT property be sold or resold to anyone but 
a ". .. "Income-Qualified Person" shall mean a person or group of persons whose household 
income does not exceed eishty percent (80%) of the median household income for the 
applicable Standard Metropolitan Statistical Area or County as cakulated and adjusted for 
household size from time to time by the U.S. Department of Housing and Urban 
Development (HUD) or any successor." 

We service Very Low, Low, and Moderate income people. 

B. Article 10.10 which sets forth the cakulation for resale. Of importance, I believe, i s  that 
the 25% value increase i s  reiated to the Initial Appraised Value as compared to the at sale 
time Appraised Value. In most cases the original sale price will be less than the Initial 
Appraised Value because of the various means of funding the buyers may have received and 
the CHLT efforts to sell at the lowest price - regardless of Appraisal. 

This formula has been modeled from the Ground Lease crafted by the Institute for 
Community Economics - the Housing Land Trust educator and organizer. It i s  the intent of 
the CHLTSCC to  meet the requirements of the County Measure J in al l  respects. We shall 
remain ready to  discuss any modifications that do not Lessen our ability to provide/develope 
housing that wi l l  be and remain, in perpetuity, affordable as described by the same means 
as the County does so. 

Please call or write with any questions at all. 

The people in the copy l i s t  to this email are our Program Manager and the other members of 0 our Executive Board. 

10/3 /2003 
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Very truly yours, 

Myles F. Corcoran, Chair 
Community Housing Land Trust of Santa Cruz County 

Work contact: 
Myles F. Corcoran Construction Consulting, Inc. 
200 Seventh Avenue, Suite 230, 
Santa Cruz, California 95062 

(831) 476-2732 fax 
myLesc@mfcbLildcAm 

This email communication may be privileged or confidential. If you are not one of the intended 
recipients listed at the top of this message, you may have inadvertently been sent a copy of this message. 
In that case, please erase or destroy all copies of this message, and inform the office of Myles F. 
Corcoran Construction Consulting, Inc. by return email or by calling (83 1) 476-4502 

Thank you for your cooperation 

(831) 476-4502 

---------paste------------------------ 

From the CHLTSCC model Ground Lease: 

ARTICLE 10: Transfer, Sale or Disposition of Improvements 

10.1 INTENT: It is the understanding of the parties that the terms of this Lease, and in particular of this 
Article 10, are intended to preserve in perpetuity the affordability of the Improvements for lower income 
households and expand access to home ownership opportunities for such households. 

10.2 TRANSFERS TO INCOME-QUALIFIED PERSONS: Lessee may transfer its interest in the 
Leased Premises or the Improvements only to an Income-Qualified Person as defined below or 
otherwise only as explicitly permitted by the provisions of this Article 10. All such transfers shall be 
subject to Lessor’s review and purchase option rights set forth in this Article 10. Any purported transfer 
done without following the procedures set forth below, except in the case of a transfer to a Permitted 
Mortgagee in lieu of foreclosure, shall be null and void. 
“Income-Qualified Person” shall mean a person or group of persons whose household income does not 
exceed eighty percent (80%) of the median household income for the applicable Standard Metropolitan 
Statistical Area or County as calculated and adjusted for household size from time to time by the U.S. 
Department of Housing and Urban Development (HUD) or any successor. 

10.3 TRANSFER TO LESSEE’S HEIRS: Upon receipt of notice from the executor of the decedent’s 
estate given within ninety (90) days of the death of Lessee (or the last surviving co-owner of the 
Improvements) Lessor shall, unless for good cause shown, consent to a transfer of the Improvements 
and an assumption of this Lease to and by one or more of the possible heirs of Lessee listed below as 
“a,” “b,” or “c,” provided that a Letter of Stipulation and a Letter of Acknowledgment of legal counsel 
(similar to those described in Article 1 of this Lease), setting forth the heirs’ review, understanding and 
acceptance of the terms of the Lease, are submitted to Lessor to be attached to the Lease when it is 
transferred to the heirs. 
a) the spouse of the Lessee; or 

I O /  3/2003 33 
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b) 
c) 
immediately prior to Lessee’s death. 

Any other heirs, legatees or devisees of Lessee must, in addition to submitting Letters of Stipulation and 
Acknowledgement as provided above, demonstrate to Lessor’s reasonable satisfaction that they are 
Income-Qualified Persons as defined above, or, if unable to do so, shall not be entitled to possession of 
the Leased Premises but must transfer the Leased Premises in accordance with the provisions of this 
Article 10. 

10.4 LESSEE’S NOTICE OF INTEXT TO SELL: In the event that Lessee wishes to assign its interest 
in the leased premises and sell the Improvements, Lessee shall notify Lessor, in writing, of such wish 
(the Intent-to-Sell Notice). Such Notice shall include a statement as to whether Lessee wishes to 
recommend a prospective buyer as of the date of the Notice. 

10.5 APPRAISAL.: No later than ten (10) days after receipt of Lessee’s notice of intent to sell by Lessor, 
a market valuation of the Leased Premises and the Improvements (The Appraisal) shall be 
commissioned to be performed by a mutually acceptable and duly licensed appraiser. Lessor shall 
commission and pay the cost of such Appraisal. The Appraisal shall be conducted by analysis and 
comparison of comparable properties as though title to Land and Improvements were held in fee simple 
absolute, disregarding the restrictions of this Lease on the use of the Land and the transfer of the 
Improvements. The Appraisal shall state the values contributed by the Land and by the Improvements 
as separate amounts. Copies of the Appraisal are to be provided to both Lessor and Lessee. 

10.6 LESSOR’S PURCHASE OPTION. Upon receipt of an Intent to Sell Notice from Lessee, Lessor 
shall have the option to purchase the Improvements (the Purchase Option) at the Purchase Option Price 
calculated as set forth below. The Purchase Option is designed to further the purpose of preserving the 
affordability of the Improvements for succeeding Income-Qualified Persons while taking fair account of 
the investment by the Lessee. 

If Lessor elects to exercise the Purchase Option, Lessor shall notify Lessee, in writing, of such election 
(the Notice of Election to Exercise) within forty-five (45) days of the receipt of the Appraisal, or the 
Option shall expire. Having given such notice, Lessor may either proceed to exercise the Purchase 
Option directly by purchasing the Improvements, or may assign the Purchase Option to an income- 
qualified person. 

The purchase (by Lessor or Lessor’s assignee) must be completed within sixty (60) days of Lessor’s 
Notice of Election to Exercise, or the Option shall expire. The time permitted for the exercise of the 
Purchase Option may be extended by mutual agreement of Lessor and Lessee. 

Lessee may recommend to Lessor a prospective buyer who is an Income-Qualified Person and is 
prepared to submit Letters of Stipulation and Acknowledgment indicating informed acceptance of the 
terms of this Lease. Lessor shall make reasonable efforts to arrange for the assignment of the Purchase 
Option to such person, unless L,essor determines that its charitable mission is better served by retention 
of the Improvements for another purpose or transfer of the Improvements to another party. 

10.7 IF PURCHASE OPTION EXPIRES: If the Purchase Option has expired, Lessee may sell the 
Improvements and assign the Lease to any Income-Qualified Person, for not more than the then 
applicable Purchase Option Price. If, six months after the expiration of the Purchase Option, the 
Improvements still have not been sold, Lessee may sell the Improvements and assign the Lease, for not 
more than the then applicable Purchase Option Price, to any party regardless of whether that party is an 

the child or children of the Lessee; or 
member(s) of the Lessee’s household who have resided upon the Premises for at least one year 

0 
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Income-Qualified Person. 

10.8 LESSOR’S POWER OF ATTORNEY TO CONDUCT SALE: In the event Lessor does not 
exercise its option to purchase as set forth above, and Lessee (a) is not then residing in the 
Improvements and @) continues to hold the Improvements out for sale but is unable to locate a buyer 
and execute a binding purchase and sale agreement within one (1) year of the giving of the Intent to Sell 
Notice, Lessee does hereby appoint Lessor its attorney in fact to seek a buyer, negotiate a reasonable 
price that furthers the goals set forth in this Lease, sell the property, and distribute proceeds of sale, 
minus Lessor’s costs of sale and reletting and any other sums owed Lessor by Lessee. 

10.9 PURCHASE OPTION PRICE: In no event may the Improvements be sold for a price that 
exceeds the Purchase Option Price. 

The Purchase Option Price shall be the lesser of (i) the value of the Improvements as determined by the 
Appraisal commissioned and conducted as provided in 10.5 above or (ii) the price calculated in 
accordance with the formula described below (the Formula Price). 

10.10 CALCULATION OF THE FORMULA PRICE: The Formula Price shall be equal to Lessee’s 
Purchase Price, as stated below, plus 25% of the increase in market value of the Improvements, if any. 
calculated in the way described below. 

Lessee’s Purchase Price: The parties agree that the Lessee’s Purchase Price for the Improvements 
existing on the leased premises as of the commencement of the term of this Lease is $ 
Initial Appraised Value: The parties agree that the appraised value of the Improvements at the time of 
Lessee’s purchase (the Initial Appraised Value) is $ , as documented by the appraiser’s 
report attached to this Lease as Exhibit INITIAL APPRAISAL, Increase in Market Value: The increase 
in market value of the Improvements equals the appraised value of the Improvements at time of sale, 
calculated according to Section 10.5 above, .minus the Initial Appraised Value. 

Lessee’s share of Increase in Market Value: Lessee’s share of the increase in the market value of the 
Improvements equals twenty-five percent (25%) of the increase in market value as calculated above. 
Summary of Formula Price: The Formula Price equals Lessee’s Purchase Price plus Lessee’s Share of 
Increase in Market Value. 

10.1 1 QUALIFIED PURCHASER’S CHOICE OF NEW LEASE OR ASSIGNMENT OF EXISTING 
LEASE: An income qualified person who purchases the Improvements in accordance with the 
provisions of this Article 10 shall have the option of receiving either an assignment of this Lease from 
the seller, with the approval of Lessor, or a new Lease from Lessor, which new Lease shall be 
substantially the same as this Lease in the rights, benefits and obligations assigned to Lessee and 
Lessor. 

________end ofpaste _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _  
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CALIFORNIA RURAL LEGAL ASSISTANCE, Inc, 

December 23,2003 

Gail Borkowski, Clerk of the Board 
Board of Supervisors 
Santa CNZ County 
701 Ocean Street, Room 500 
Santa Cruz, California 95060 

RE: County General Plan Housing Element Obligations 

Dear Ms. Borlcowslti, 

We write on behalf ofour low income clients in Santa Crx County, who each 
day seek our assistance to find or retain affordable housing. There is a severe and 
persistent shortage of affordable housing in Santa Cruz County that is both caused and 
exacerbated by the County's restrictive land use policies, coupled with market forces. As 
you know, California Rural Legal Assistance (CRLA) has devoted substantial effort to 
work with the County to develop housing policies to permit additional affordable housing 
development. CRLA is assisted in this matter by the California Affordable Housing Law 
Project, a state-wide support center specializing in affordable housing planning and 
redevelopment. We ask that the County take immediate action to support development 
of urgently-needed affordable housing in Santa Cruz County by adopting a general plan 
housing element in compliance with state law. 

Government Code 5 65588 requires the County to adopt a revised housing 
element no later than December 2002, to cover a planning period for five and a half 
years, through June 2008. The County is now one year late to its obligation to revise 
County policies to meet the current housing need, having only prepared a proposed draft 
housing element. As you know, CRLA provided comment on this draft element through 
a letter to the California Department of Housing and Community Development (HCD) on 
August I ,  2003, which is incorporated herein by reference. By letter of August 8; 2003, 
HCD found the County's draft housing element out compliance with state law. Despite 
one year's tardiness, and more than four months since HCD rejected the proposed draft, 
the County has yet to bring a revised housing element before the Planning Commission, 
much less the Board of Supervisors for review and adoption. 

The deficiencies of the draft housing elem 
detailed nine page appendix to HCD's August 8 , 2  
incorporated by reference). These deficiencies are 
additional concerns. 

1. The element fails to describe the actual results of 
programs, as required by Government Code 5 655 
references herein are to the Government Code), su 
a. 
b. 
C. 

Allowance of residential uses in commercial zones; 
Results of 5 year initiative for community housing programs; 
Policies and production of famworker housing, including specification of 



sites in the General Plan and Coastal Plan, success of clustered farmworker housing, and whether 
the County sought funds for farmworker housing development. 

2. The element has inadequate documentation of housing needs, resources, constraints: 
a. HCD cites the County’s failure to include the Regional Housing Needs Allocation 

(RHhA) set by the Association of Monterey Bay Area Governments (AMBAG), 
and instead inserting the County’s “preferred need alternative,” as required by S 
65584; 
The element does not describe overcrowding, by tenure, and HCD provides 2002 
Census data showing large numbers of overcrowded households and suggests 
programs may be needed (see 3 65583(a)(2)); 
The element fails to estimate rehabilitation and replacement needs (see 

b. 

c. 
65583(a)(2)). 

3. The element fails to include and adequate land inventory (§65583(a)(3)): 
a. 

b. 
C. 

d. 

e. 
f. 

g. 

h. 

i. 

1. 

Land inventory must be expanded to identify adequate sites to the meet the 
County’s share ofRHNA; 
Unit counts in Appendix A-1 are inconsistent with calculations of densities; 
The element does not justify why, given the cost of land in the County, densities 
of 17.4, 14.5 or 10.6 dwelling units per acre would support affordable housing 
development; HCD suggests this is “unrealistic” absent strong programs tying 
funding to particular sites; 
The element fails to demonstrate the affordability of 3 projects cited as housing 
already developed for lower income households; 
The element must clarify which sites require a coastal development permit; 
Units created through a density bonus ordinance cannot be counted as an adequate 
sites program; 
The element must clarify the realistic development ofmixed use projects based 
on market trends, market conditions, development standards, and incentives; 
The element must clarify whether institutional employee housing meets the 
Census definition of “housing units,’’ and document the affordability of sales or 
rent costs; 
Any credits for conversion of transient occupancy to permanent housing should 
ciarify how the unit count was derived, explain what sites or current parks will be 
converted and the County’s future role; 
The element must clarify how Single Room Occupancy (SRO) units will be 
created from transient use, including a list o fexisting uses and assurances that 
conversion will not result in displacement. 

4. The County’s housing element fails to analyze potential find actual governmental 
constraints upon the maintenance, improvement and development of housing 
($655 83 (a)(4)): 
a. In the treatment of land use controls, the element must: 

i. Expand the description to include zoning designations, not just general 
plan designations; a 



ii. 
111. 

iv. 

v .  

Include yard set-backs, lot coverage / floor area ratios and densities; 
Evaluate the 28 ft height limiraiion 
Consider all of the forgoing restrictions for effect on the cost and supply 
of housing; 
Analyze parking requirements which require three off-street parking 
spaces for new single family units and two or three per multifamily unit, 
and include a progam to reduce o r  mitigate this constraint; 

vi. Clarify distinction between urban and rural land use controls; 
The discussion of fees and exaction must include an example for multifamily 
development; 
The element must describe required on and off-site improvements such as 
curbing, streets, circulation improvements and parks; 
For the analysis of permit processing, the element must include an estimate of 
increased cost for discretionary approvals for projects above 5 or 19 units, 
The element must describe the annual allocatio’n system for Measure J, and its 
effect on cost and supply of housing; 
The element contains none of the required analysis of housing for people with 
disabilities. 

... 

b. 

c. 

d. 

e. 

f. 

5 .  For the special housing needs of elderly and large families, the element fails to include 
information on these families and assess whether programs are needed ($ 65583(a)(6)). 
In addition to HCD’s comments, we find that the program to produce a camp for 50 
seasonal farmworkers is inadequae to meet the need for permanent agricultural worker 
in Santa Cruz County. Many of these workers are forced to live outside Santa Cruz 
County due to the lack of available housing. The high area median income (AMI) in the 
County sets the rents for most tax-credit financed housing out of reach for these working 
families, since the Santa Cruz AhlI percentages typically classify the income for 
farmworkers as extremely low income. 

The element completely lacks identification of any developments at risk for conversion 
for low-income housing to market rate ( 5  65583(a)(8)). 

6 .  

Housing Programs 

1 .  
- Since County’s housing element fG1s to include an adequate land inventory, as discussed 

above, it is impossible to determine the adequacy of identified sites to meet the RKNA as 
required by 5 65583(c)(l). Furthermore, additional deficiencies are noted: 
a. The element does not identify sites for emergency shelters, or transitional 

housing; 
b. The following programs should be strengthened to assist addressing the adequate 

i. Livelwork and mixed use program should estimate realistic development 
capacity in these zones; 

ii. The County will merely “consider” a mixed-use development incentive 
program, and does not commit to date; 

111. The element should specify fees to be reduced, including capital 

sites requirement: i 

... 



a.  

9. 

10. 

11. 

12. 

improvement fee reduction as incentive for second unit production; 
The element must include implementation schedule to rezone commercial 
and industrial land for residential use within planning period; 
The element must specify date and method to encourage duplex and 
triplex development, 

iv. 

v. 

The element fails to identify adequate sites for farmworker housing, and fails to 
include a program to provide for sufficient sites to meet the need with zoning that 
permits farmworker housing use by right, including density and development 
standards that could accommodate and facilitate the feasibility of the 
development of farmworker housing for low- and very low income households 
(§65583(c)(l)(A)(ii)). 

c. 

The County's element should project tax increment revenue for the redevelopment 
agency and describe its use ( 6  65583(cj). 

The following programs need to be strengthened 5 65583(c)(2): 
a. 
b. 
C. 

d. 

e. 

Conversion of transient occupancy use to permanent use, 
Establish a housing tnist fund, 
Specify affordable housing funds to be leveraged, 
Explain how self help homeownership will be promoted by identifying 
government surplus sites, 
The program to reduce capital improvement fees for large affordable housing 
projects could commit to a date for implementation. 

Absent a complete constraints analysis, it is not possible to determine the adequate of the 
County's mitigation programs ( 5  65583(c)(3)). 

The program for fair housing should include resources at locations other than the internet 
and be available in multiple languages ($ 65583(c)(5)). Fair housing resources should 
include information about fair housing r ights and obligations and referral to appropriate 
fair housing enforcement agencies in the County. In conjunction with fair housing 
enforcement agencies, the County should develop an outreach program to those engaged 
in all aspects of the provision ofhousing, including those involved in the rental of 
housing, housing sales, housing development and lending for housing. 

The element fails to describe public participation from all economic segments of the 
community ( 3  65583(c)). 

This long list of deficiencies clearly demonstrates that the County must make substantial 
revisions to its housing policies to comply with state law. 

I 

While the County housing crisis remains serious by all accounts, the County bas sought 
to reduce its already low effort to produce affordable housing, by bringing suit against the 
Association of Monterey Bay Area Governments (AMBAG) to reduce the amount of housing 
need allocated to Santa Cruz County. Although AMBAG made its Regional Housing Need 
Determination in October 2002, the County has not effectively pursued this suit to resolution, so 



that more than a year after the determination, the court has not made a ruiing. County staff has 
prepared an alternative housing element, so that an alternative may be adopt 
outcome of the litigation. Moreover, regardless of the outcome of the litiga 
no way relieved of its obligation to prepare a timely housing element und 

The County's failure to adopt an adequate element has been actio 
December 31,2002 deadline passed without adoption of the required rev 
County take action to correct this deficiency by adopting a valid housing 
we send this letter, pursuant to Government Code 9 65009 (d), to suppo 
facilitate the development of housing that would increase the communit 
affordable to persons and families with low or moderate incomes in Santa Cruz County. On 
behalf of our clients, we request the County correct all the deficiencies of the housing element 
within sixty (60) days, with full public participation, as required by the California housing 
element law. 

Thank you for your immediate attention to this urgent matter. If you have any questions, 
please feel free to contact Gretchen Regenhardt at (83 1) 724-2253 x309 or Craig Castellanet at 
(510) 591-9794 x132. 

Attorney at Law m E 
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