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August 28, 2009 
 
 
Ms. Juliana Rebagliati, Director 
Planning and Community Development 
City of Santa Cruz 
809 Center Street, Room 206 
Santa Cruz, CA  95060 
 
Dear Ms. Rebagliati: 
 
RE:  Review of the City of Santa Cruz’s Draft Housing Element 
 
Thank you for submitting Santa Cruz’s draft housing element received for review on 
June 30, 2009.  The Department is required to review draft housing elements and report 
the findings to the locality pursuant to Government Code Section 65585(b).  A 
telephone conversation with Ms. Michelle King, Senior Planner, facilitated the review.   
 
The Department commends Santa Cruz on its recent collaboration with ARTSPACE to 
develop live-work spaces (studios) affordable to very low-income artists.  The 
Department also commends the City for its support in developing the Paul Lee Loft 
Shelter which provides 14 beds for women and 32 beds for men and the City’s adoption 
of its Green Building ordinance.  The draft element addresses many statutory 
requirements; however, revisions will be necessary to comply with State housing 
element law (Article 10.6 of the Government Code).  In particular, the element must 
include a complete analysis of sites included in the inventory and potential 
governmental constraints.  The enclosed Appendix describes these and other revisions 
needed to comply with State housing element law. 
 
The Department is committed to assist Santa Cruz in addressing all statutory 
requirements of housing element law.  If you have any questions or need additional 
assistance, please contact James Johnson, of our staff, at (916) 323-7271.   
 
Sincerely, 
 
 
 
 
Cathy E. Creswell 
Deputy Director 
 
Enclosure 
 

http://www.hcd.ca.gov


 

 

APPENDIX 

CITY OF SANTA CRUZ 
 

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

Housing element technical assistance information is available on the Department’s website at 
www.hcd.ca.gov/hpd.  Refer to the Division of Housing Policy Development and the section 
pertaining to State Housing Planning.  Among other resources, the Housing Element section 
contains the Department’s latest technical assistance tool Building Blocks for Effective Housing 
Elements (Building Blocks) available at www.hcd.ca.gov/hpd/housing_element2/index.php, the 
Government Code addressing State housing element law and other resources. 
 

A. Housing Needs, Resources, and Constraints 
 

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

  

In accordance with Chapter 891, Statutes of 2006 (AB 2634), the element must quantify 
existing and projected extremely low-income households (ELI) and analyze their housing 
needs.  While the element quantifies projected ELI households, it should include an 
estimate of existing ELI households and analyze their housing needs.  For you 
information, Comprehensive Housing Affordability Strategy (CHAS) data indicates there 
are 3,046 ELI households in Santa Cruz.  This analysis is essential to formulating 
specific policies and programs to assist in the development of housing for ELI 
households.  To assist the analysis, see the enclosed CHAS data and Department’s 
sample analysis from the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/EHN_extremelylowincome.php. 

 

2. Include an analysis and documentation of household characteristics, including level of 
payment compared to ability to pay, housing characteristics, including overcrowding, and 
housing stock condition (Section 65583(a)(2)). 

 

While the element provides some information on the age of housing stock in Santa Cruz, 
it should estimate the number of units in need of rehabilitation or replacement.  For 
example, the element could include estimates from a recent windshield survey, 
sampling, code enforcement agency or redevelopment agencies.  For additional 
information, refer to the housing stock characteristic section of the Building Blocks’ 
technical assistance tool at http://www.hcd.ca.gov/hpd/housing_element2/HN_EHN_home.php. 

 

3. Include an inventory of land suitable for residential development, including vacant sites 
and sites having the potential for redevelopment, and an analysis of the relationship of 
zoning and public facilities and services to these sites (Section 65583(a)(3)). The 
inventory of land suitable for residential development shall be used to identify sites that 
can be developed for housing within the planning period (Section 65583.2). 

 

Santa Cruz has a regional housing need allocation (RHNA) of 672 housing units, of 
which 263 are for lower-income households.  To address this need, the element relies on 
recently built units as well as vacant and underutilized sites.  However, to demonstrate 
the adequacy of these sites to accommodate the City’s RHNA, the element must include 
complete analyses, as follows: 

http://www.hcd.ca.gov/hpd
http://www.hcd.ca.gov/hpd/housing_element2/index.php
http://www.hcd.ca.gov/hpd/housing_element2/EHN_extremelylowincome.php
http://www.hcd.ca.gov/hpd/housing_element2/HN_EHN_home.php
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Progress in Meeting the RHNA:  Table 4-28 indicates 35 units affordable for extremely 
low-, 164 units for very low-, and 53 units for low-income households have been built, 
are under construction or approved.  While the element provides information 
demonstrating affordability of 119 very low- and nine lower-income units built or 
permitted (Grace Commons, Redwood Commons and the Tannery projects), it must 
demonstrate how the affordability of the remaining units was determined.  In particular, 
the element should discuss the affordability of the units described as “Other Multifamily 
Developments” (page 4-5).  As you know, the City’s RHNA may be reduced by the 
number of new units built since January 1, 2007; however, the element must describe 
the City’s methodology for assigning these units to the various income groups based on 
actual or projected sales price, rent level or other mechanism ensuring affordability and 
demonstrate their availability within the planning period.  

 
Sites Inventory:  The element identifies the 1.7-acre Riverbend site as having potential to 
accommodate a portion of the City’s remaining regional housing need for lower-income 
households (page 4-9).  The element should include relevant information about the site 
pursuant to Section 65583.2, such as a discussion of the existing uses briefly described 
(page 4-9) and how they might impact residential development.  In addition, the element 
should include a discussion on the potential of consolidation of the two parcels (see 
underutilized sites finding for additional information – next page). 

 
Realistic Capacity:  The element must describe the methodology for determining the 
residential development capacity of sites listed in Appendix B.  The element indicates the 
estimate is based on maximum buildout allowed under the current General Plan 
designation.  However, the estimate of potential unit capacity must consider land-use 
controls and site improvements, including height limits, floor area ratio and could reflect 
recently built densities.  For non-residentially or vacant zoned sites, the capacity 
estimate must account for existing uses and potential for new non-residential 
development.   

 
In addition, the element indicates the City is assuming 25 percent of the sites will 
develop during the planning period (page 4-8).  However, this assumption is not 
consistent with “Expected Units in the Planning Period” listed in Appendix B.  The 
element should clarify the number of units estimated to be available for development 
within the planning period.   

 
Suitability of Small Lots:  Many of the higher density multifamily residential sites listed in 
Appendix B are small (less than a half acre).  While it may be possible to build housing 
on a very small parcel, the nature and conditions necessary to construct the units often 
render the provision of affordable housing infeasible.  For example, assisted housing 
developments utilizing State or federal financial resources typically include 50-80 units.  
Therefore, the element must include a complete analysis that demonstrates these sites 
can realistically accommodate new residential development, particularly new multifamily 
rental development and housing affordable to lower-income households.  The analysis 
should describe existing and/or proposed policies or incentives the City will offer to 
facilitate small lot development or lot consolidation and include an evaluation of the 
financial feasibility of development for lower-income households on smaller sites, given 
necessary economies of scale.  The element could also include a description of recent 
residential development trends. 
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Underutilized Sites:  If relying on sites within the Corridor Opportunity areas to 
accommodate potential lower need, the element should describe the existing uses of 
non-vacant sites and evaluate the extent to which existing uses may impede additional 
residential development.  The evaluation could include a description, relative to identified 
sites, of development trends, market conditions and regulatory incentives and standards 
to facilitate redevelopment or reuse.  For sites with residential uses, the inventory should 
generally describe structural conditions or other circumstances and trends demonstrating 
the redevelopment potential to more intense residential uses.  For non-residential sites, 
the inventory should generally describe whether the use is operating, marginal or 
discontinued, and the condition of the structure or could describe any expressed interest 
in redevelopment.  Refer to the sample analysis on the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/SIA_home.php.    

 
Sites with Zoning for a Variety of Housing Types 
 
Emergency Shelters:  Program 3.3 proposes to “specify a zone and permitting process 
to facilitate and encourage the development of emergency shelters” (page 6-24).  
Pursuant to Chapter 633, Statutes of 2007 (SB 2), the element must specifically identify 
at least one zone which will allow for the development of emergency shelters without a 
conditional use permit (CUP) or other discretionary action within one year of adoption of 
the housing element.  The element must describe the zone(s) under consideration and 
demonstrate sufficient capacity to accommodate the City’s need for emergency shelters.  
For additional information, see the Department’s SB 2 technical assistance memo at 
http://www.hcd.ca.gov/hpd/sb2_memo050708.pdf.   
 
Transitional Housing and Supportive Housing:  The element indicates transitional 
housing is usually developed by buying an existing multi- or single-family home and 
converting the existing use to transitional living (page 3-22) and indicates Program 3.3 
will amend zoning to allow transitional housing in a specified zone (page 3-12).  Please 
note, pursuant to SB 2, transitional and supportive housing must be treated as a 
residential use and only subject to those restrictions that apply to other residential uses 
of the same type in the same zone without undue special regulatory requirements.  The 
element must demonstrate compliance with statutory requirements or include programs 
as appropriate. 

 
4. Analyze potential and actual governmental constraints upon the maintenance, 

improvement, or development of housing for all income levels, including the types of 
housing identified in paragraph (1) of subdivision (c), and for persons with disabilities as 
identified in the analysis pursuant to paragraph (7), including land use controls, building 
codes and their enforcement, site improvements, fees and other exactions required of 
developers, and local processing and permit procedures. The analysis shall also 
demonstrate local efforts to remove governmental constraints that hinder the locality 
from meeting its share of the regional housing need in accordance with Section 65584 
and from meeting the need for housing for persons with disabilities, supportive housing, 
transitional housing, and emergency shelters identified pursuant to paragraph (7) 
(Section 65583(a)(5)).  

 
Land-Use Controls:  Table 3-5 should be updated to include development standards for 
residential/mixed-use projects in commercial zones.  This is particularly important within 
the Corridor Opportunity Areas identified in the inventory as having potential to 
accommodate a portion of the City’s need for lower-income households. 

http://www.hcd.ca.gov/hpd/housing_element2/SIA_home.php
http://www.hcd.ca.gov/hpd/sb2_memo050708.pdf
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Local Processing and Permit Procedures:  While the element includes Table 3-7 which 
provides some information on permit types and processing times, it must also specifically 
describe and analyze the type of permits and process required for typical single- and 
multi-family projects.   
 

In addition, the element provides some information on the City’s use determination 
process (page 3-21) and includes information on the Homeless Services campus.  The 
element should further describe the types of projects that require and analyze this 
process as a potential constraint.  Refer to the sample analysis on the Building Blocks’ 
website at http://www.hcd.ca.gov/hpd/housing_element2/CON_permits.php. 
 

Fees and Exactions:  Table 3-1 includes total typical fees for single- and multi-family 
units (page 3-4).  The element, however, should provide a specific listing of individual 
planning and impact fees and analyze their impact on housing costs, including total 
effect or proportion of these fees on development costs for typical single- and multi-
family housing.  This is particularly important since building and planning fees appear to 
represent a significant portion of total fees for single-family housing.  Refer to the sample 
analysis on the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/CON_fees.php. 
 

Site Improvements:  While the element notes sidewalks, curbs and other improvements 
are required (page 3-15), it should identify the actual standard (i.e., 40-foot minimum 
street width) and analyze potential impacts on the cost and supply of housing.  Refer to 
the sample analysis on the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/CON_permits.php. 

 

5. Analyze any special housing needs of farmworkers (Section 65583(a)(7)). 
 

Farmworkers:  The element did not address this requirement.  The element should be 
revised to include information on farmworkers (seasonal and permanent) and analyze 
their housing needs.  In addition, the element should consider how zoning encourages 
and facilitates a variety of housing types for farmworkers and include program actions as 
appropriate to address identified farmworker needs.  Refer to the sample analysis on the 
Building Blocks’ website at http://www.hcd.ca.gov/hpd/housing_element2/SHN_farmworkers.php.  

Other resources for farmworker housing in the Santa Cruz area can be found at 
http://www.midpen-housing.org/, http://www.chispahousing.org/, and 
http://www.ruralisc.org/sch.htm. 

 

B. Housing Programs 
 

1. Include 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 element through 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.  The program shall include an identification of the agencies and officials 
responsible for the implementation of the various actions (Section 65583(c)). 

 

To address the program requirements of Government Code Section 65583)(c)(1-6), and 
to facilitate implementation, programs should include:  (1) definitive implementation 
timelines; and (2) objectives, quantified where appropriate.  Examples of programs to be 
revised include, but are not limited to the following: 

http://www.hcd.ca.gov/hpd/housing_element2/CON_permits.php
http://www.hcd.ca.gov/hpd/housing_element2/CON_fees.php
http://www.hcd.ca.gov/hpd/housing_element2/CON_permits.php
http://www.hcd.ca.gov/hpd/housing_element2/SHN_farmworkers.php
http://www.midpen-housing.org/
http://www.chispahousing.org/
http://www.ruralisc.org/sch.htm
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Program 1.5:  When will the City complete the review process of its existing development 
fee structure and make recommendations for City Council consideration?  
 
Program 2.3:  When will the City complete its evaluation of residential development 
standards to ensure housing projects can be built at maximum densities allowed under 
the underlying district? 
 
Program 3.6:  The City could commit to revising guidelines to allow tenants to apply for 
grants to retrofit their residence. 

 
2. Identify adequate sites which will be made available through appropriate zoning and 

development standards and with public services and facilities needed to facilitate and 
encourage the development of a variety of types of housing for all income levels, 
including rental housing, factory-built housing, mobilehomes, and emergency shelters 
and transitional housing.  Where the inventory of sites, pursuant to paragraph (3) of 
subdivision (a), does not identify adequate sites to accommodate the need for groups of 
all household income 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 for very low- and low-income households  
(Section 65583(c)(1)). 

 
As noted in Finding A-3, the element does not include a complete site analysis and 
therefore, the adequacy of sites and zoning were not established.  Based on the results 
of a complete sites inventory and analysis, the City may need to add or revise programs 
to address a shortfall of sites or zoning available to encourage a variety of housing 
types.   

 
3. The housing element shall contain programs which "assist in the development of 

adequate housing to meet the needs of extremely low-, low- and moderate-income 
households (Section 65583(c)(2)). 

 
Pursuant to AB 2634, existing programs should either be expanded or new programs 
added to specifically assist in the development of a variety of housing types to meet the 
housing needs of ELI households.  To address this requirement, the element could 
revise programs to prioritize some funding for the development of housing affordable to 
ELI households, and/or offer financial incentives or regulatory concessions to encourage 
the development of housing types, such as single-room occupancy units, which address 
the needs of this income group.   

 
4. The housing element shall contain programs which "address, and where appropriate and 

legally possible, remove governmental constraints to the maintenance, improvement, 
and development of housing" (Section 65583(c)(3)). 

 
Per a phone call with City staff, the element should include a program to develop a 
reasonable accommodation procedure to accommodate persons with disabilities. 
 
Affordable Housing Ordinance:  While the element acknowledges the need to reexamine 
the inclusionary requirements, in light of current market conditions and past 
performance, Program 2.1 does not commit to complete this evaluation by a specific 
date.  The Program should commit to complete the evaluation by a date certain  
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(e.g., within one year of adoption of the element).  In addition, while the requirement is 
under evaluation, the Department recommends the City provide flexibility in meeting the 
requirements as well as additional incentives or regulatory concessions to encourage 
compliance and ensure overall housing production and supply is not unduly impacted.   

 
C. Consistency with General Plan 
 

As you are aware, Government Code Section 65302 requires cities and counties in 
California to amend the safety and conservation elements of their general plan to include 
analysis and policies regarding flood hazard and flood management information upon the 
next revision of the housing element on, or after, January 1, 2009.  Government Code 
Section 65302 also requires cities and counties in California, effective January 1, 2008, to 
annually review the land-use element for those areas subject to flooding identified by flood 
plain prepared by the Federal Management Agency or the State Department of Water 
Resources (DWR). 
 
Any amendments to the safety, conservation, and land-use elements, based on the 
requirements of Government Code Section 65302, will require a review of the housing 
element for internal consistency, which may in turn, require amendments to the housing 
element.  Local jurisdictions should contact DWR’s Department of Flood Management for 
assistance in obtaining the most current floodplain mapping information needed for the 
analysis.  Contact information is available on the DWR’s website at 
http://www.dwr.water.ca.gov/floodmgmt/lrafmo/fmb/. 

http://www.dwr.water.ca.gov/floodmgmt/lrafmo/fmb/

