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INTRODUCTION

State Housing Law (Government Code Section 65580 et seq.) requires an assessment of
housing needs and an inventory of resources and constraints relevant to meeting those
needs. This report is an update of the Housing Element previously adopted in December
2004.

The assessment and inventory must include all of the following:

e Analysis of population and employment trends and documentation of projections and a
guantification of the locality's existing and projected housing needs for all income
levels. Such existing and projected needs shall include the locality's share of the
regional housing need in accordance with Government Code Section 65584.

e Analysis of any special housing needs, such as those of the seniors, persons with
disabilities, large households, single-headed households, farmworkers, and the
homeless.

e Analysis and documentation of household characteristics, including level of payment
compared to ability to pay, housing characteristics, including overcrowding, and
housing stock condition.

e An inventory of land suitable for residential development, including vacant sites and
sites having potential for redevelopment, and an analysis of the relationship of zoning,
public facilities, and public services to these sites.

e Analysis of potential and actual governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including land use
controls, building codes and their enforcement, site improvements, fees and other
exaction's required of developers, and local processing and permit procedures.

e Analysis of potential and actual non-governmental constraints upon 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.

e Analysis of opportunities for energy conservation with respect to residential
development.

The Background Report of the Housing Element identifies the nature and extent of the
County’s housing needs, which in turn provides the basis for the County’s response to those
needs in the Policy Document. In addition to identifying housing needs, the Background
Report presents information on the setting in which the needs occur, which provides an
understanding of the community and facilitates planning for housing.

Methods

Background information for the Lake County Housing Element was obtained from U.S.
Census Reports, State Employment Development Department (EDD); U.S. Social Security
Administration; California Department of Finance (DOF); Lake County Economic &
Demographic Profile (2009-10); Lake County Housing Conditions Survey (2002); Lake
County Special Housing Needs Assessment (2002); Lake County Regional Housing Needs
Plan (2008), and Lake County staff.

viii
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Key Terms

Dwelling Unit: One or more rooms, designed, occupied or intended for occupancy as
separate living quarters, with cooking, sleeping, and sanitary facilities provided within the unit
for the exclusive use of a single family maintaining a household.

Homeless: Lake County accepts the HUD Definition, as follows:
For purposes of this chapter, the term "homeless" or "homeless individual or homeless
person" includes: an individual who lacks a fixed, regular, and adequate nighttime residence;
and an individual who has a primary nighttime residence that is:

A. A Supervised publicly or privately operated shelter designed to provide temporary
living accommodations (including welfare hotels, congregate shelters, and transitional
housing for the mentally ill);

B. Aninstitution that provides a temporary residence for individuals intended to be
institutionalized; or

C. A public or private place not designed for, or ordinarily used as, a regular
sleeping accommodation for human beings.

According to HUD's definition, a person who is "chronically homeless" is an unaccompanied
homeless individual with a disabling condition (e.g., substance abuse, serious mental iliness,
developmental disability, or chronic physical illness) who has either been continuously
homeless for a year or more, or has had at least four episodes of homelessness in the past
three years. In order to be considered chronically homeless, a person must have been
sleeping in a place not meant for human habitation and/or in an emergency homeless shelter.

Lake County further acknowledges that:

Homeless persons are those in need of temporary or emergency shelter. They are individuals
who lack a regular nighttime residence. Some are in need of short-term (immediate crisis)
shelter, while others have long-term (chronic) needs. The homeless represent a broad
category including single men and women, couples, families, displaced youths without
parents, and seniors. They can include individuals who are victims of economic dislocation,
physically disabled, teen parents with their children, veterans, hospital and jail discharges,
alcohol and drug abusers, survivors of domestic violence, persons with AIDS, immigrants,
refugees, and farm labor workers.

Household: According to the census, a household is all persons living in a dwelling unit
whether or not they are related. Both a single person living in an apartment and a family
living in a house are considered households.

Income Categories: Four categories for classifying households according to income based
on the median income for each County. The categories are very low (0-50% of County
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median), low (50-80% of County median), moderate (80-120% of County median), and upper
(over 120% of County median).

Median Income: The annual income for each household size that is defined annually by the
Federal Department of Housing and Urban Development. Half of the households in the
region have incomes above the median and half are below.

Overcrowding: As defined by the census, a household with greater than 1.01 persons per
room, excluding bathrooms, kitchens, hallways, and porches. Severely overcrowded
households are those with greater than 1.51 persons per room.

Second Unit: An attached or detached residential unit on the same parcel or parcels as the
primary unit that provides complete, independent living facilities for more than one or more
persons.

Special Needs Groups: Those segments of the population that have a more difficult time
finding decent affordable housing because of special circumstances. Under State planning
law, the following special needs groups are required to be addressed in the Housing Element:
elderly, handicapped, large families, female-headed households, farm workers, and the
homeless.

Consistency with Other Sections

The proposed 2010 Housing Element is consistent with the Lake County General Plan,
adopted in October 2008.
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1.0 HOUSING GOALS & POLICIES

The State of California has declared that "the availability of housing is of vital statewide
importance and the early attainment of decent housing and a suitable living environment
for every California family is a priority of the highest order." Recognizing the importance
of providing adequate housing, the State has mandated a Housing Element within every
General Plan since 1969. The housing element must include the community's goals,
policies, quantified objectives, and housing programs for the maintenance,
improvement, and development of housing.

State Housing Goals

According to the California Statewide Housing Plan Update, it is the goal of the state to
“ensure to all Californians the opportunity to obtain safe, adequate housing in a suitable
living environment.” Additionally, the State Department of Housing and Community
Development has established the following four primary goals:

Provision of new housing;

Preservation of existing housing and neighborhoods;
Reduction of housing costs; and,

Improvement of housing conditions for special needs groups.

Local Housing Goals

In addition to adhering to state housing goals the County further recognizes specialized
needs of the local housing environment. The County of Lake furthers the following
goals aimed at addressing the local needs in relation to improving the conditions and
affordability of housing:

e Support rehabilitation of substandard housing;

e Establish better private-public partnerships (specifically with non-profit
organizations dedicated to providing affordable housing; and

e Establish procedures to make County surplus & tax-default properties better
available for the provision of affordable housing.

Relationship to the General Plan

State Law requires that "...the general plan and elements and parts thereof comprise an
integrated, internally consistent, and compatible statement of policies...". The purpose
of requiring internal consistency is to avoid policy conflict and provide a clear policy
guide for the future maintenance, improvement and development of housing within the
County. All elements of the General Plan have been reviewed for consistency in
coordination with this update to the Housing Element. The following paragraphs outline
the relationship of the Housing Element and its policies to other elements of the
County’s adopted General Plan. Development of housing consistent with the County’s
housing needs and programs as identified in this Housing Element would be required to
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be consistent with all relevant policies and programs of the other elements of the
General Plan.

This Housing Element includes seven goal statements. Under each goal statement, the
element sets out policies that amplify the goal statement. Implementation programs are
listed at the end of the corresponding policy or group of policies and describe briefly the
proposed action, the County agencies or departments with primary responsibility for
carrying out the program, and the time frame for accomplishing the program. Several of
the implementation programs also list quantified objectives.

The following definitions describe the nature of the statements of goals, policies,
implementation programs, and quantified objectives as they are used in the Housing
Element Policy Document:

Goal: Ultimate purpose of an effort stated in a way that is general in nature and
immeasurable.

Policy: Specific statement guiding action and implying clear commitment.

Implementation Program: An action, procedure, program, or technique that carries
out policy. Implementation programs also specify primary responsibility for carrying
out the action and an estimated time frame for its accomplishment. The time frame
indicates the calendar year in which the activity is scheduled to be completed. These
time frames are general guidelines and may be adjusted based on County staffing
and budgetary considerations.

Quantified Objectives: The number of housing units that the County expects to be
constructed, conserved, or rehabilitated, or the number of households the County
expects will be assisted through Housing Element programs or produced by the
market without direct assistance during the time frame of the Housing Element.

The housing element law recognizes that in developing housing policy and programs,
identified housing needs may exceed available resources and the community's ability to
satisfy these needs. The quantified objectives of the housing element, therefore, need
not be identical to the identified housing need but should establish the maximum
number of housing units that can be constructed, rehabilitated, and conserved over a
five-year time frame.
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1.1 GOALS AND POLICIES

NEW CONSTRUCTION

To encourage new residential development in suitable
Goal HE-1 locations that meet the projected need of all economic
segments of the community.

Available Sites/Affordable Housing Production

Policy HE-1.1 Fair Share Allocation

The County shall ensure that there are adequate sites and facilities available to meet its
regional fair share allocation of 3,849 3,847 units (908 very low, 641 low, 694 moderate,
1,604 above moderate).

Policy HE-1.2 Consistency with Fair Share Allocation

The County shall ensure that community and area plans updates, which are prepared in
conformance with the County’s General Plan, guarantee the availability of suitable sites
with appropriate zoning and densities to allow projected housing needs and a variety of
housing types. As area plans are updated, the housing inventories in Appendix C and
the maps in Appendix D shall be updated to include any additional sites available for
construction of affordable housing.

Policy HE-1.3 Support for Affordable Housing
The County shall encourage and support affordable housing for all economic segments
within all communities.

Policy HE-1.4 Incentives for Affordable Housing Production

The County shall encourage housing developers to produce affordable units by
providing assistance and incentives for projects that include new affordable units
available to lower/moderate income households.

Policy HE-1.5 Attraction of Affordable Housing Developers
The County shall seek to attract affordable housing developers to Lake County from
throughout Northern California.

Policy HE-1.6 Use of Innovated Housing Techniques
The County shall encourage innovative housing, site plan design, and construction
techniques to promote new affordable housing by the private sector.

Policy HE-1.7 Support for Self-Help Housing
The County shall continue to support self-help housing.

1-3
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Policy HE-1.8 Public Education on Housing Programs

The County shall ensure that developers and county residents, including Limited-
English proficient residents, are made aware of key housing programs and development
opportunities.

Policy HE-1.9 Rental Housing Opportunities
The County shall place a priority on the development of new rental housing.

Policy HE-1.10 Funding Assistance

Based on the availability of staff resources, the County shall pursue those available
federal, state, and local funds which it deems appropriate to the County’s situation to
assist in new housing production.

Policy HE-1.11 Property Management
The County shall require effective property management for new multi-family and
special needs affordable housing projects to reduce potential opposition.

Policy HE-1.12 Development at Maximum Density

The County shall encourage developers/builders to construct their projects at the
maximum density allowed under the High Density Residential (HDR) land use
designation and R-3 (Multi-Family Residential) zoning district unless there are issues of
site constraints or the affordability of the units would be compromised.

Policy HE-1.13 Use of Planned Development Residential Zoning

The County shall support rezoning of the specific “R1” zoned sites that are designated
Medium Density Residential to “PDR”, Planned Development Residential zoning to
promote maximum density and design flexibility when development projects are
proposed.

Policy HE-1.14 Public-Private Partnership for Tax Default & Surplus Properties
Explore the feasibility and legality of forming a public-private partnership agreement
between the County and qualified non-profit organizations engaged in housing
assistance programs, allowing such non-profit groups a brief exclusive opportunity to
purchase County tax-default and surplus property, for the purpose of providing
affordable housing opportunities, prior to offering the properties for sale to the general
public.

Infill Development

Policy HE-1.15 Promote Infill Development
The County shall promote infill development on appropriate sites in existing
neighborhoods and reuse of underutilized parcels throughout the county.

1-4
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Policy HE-1.16 Consistency with Surrounding Neighborhoods
The County shall ensure that infill development maintains or enhances the positive
qualities of the surrounding neighborhoods.

Second Units

Policy HE-1.17 Provision of Second Residential Units

The County shall continue to allow second residential units when consistent with the
general plan’s land use designation and when in compliance with the appropriate health
and safety requirements.

Mixed Use/Mixed Income

Policy HE-1.18 Inclusion of Mixed Use/Mixed Income Housing
The County shall promote, where appropriate, mixed-use and mixed-income housing in
new development.

Reducing Constraints

Policy HE-1.19 Reduction of Procedural Barriers
The County shall continue to expedite the processing of permits for affordable housing
projects to the greatest extent possible.

Policy HE-1.20 Flood Management

The County shall regularly analyze policies and affordable housing site inventories to
ensure that housing, specifically lands designated for very low- and low-income housing
are not unduly subject to flood hazards or other reasonable flooding risks.

Intergovernmental Cooperation

Policy HE-1.21 Intergovernmental Coordination
The County shall attempt to coordinate with Clearlake, Lakeport, local Tribal
Governments and surrounding counties in addressing housing issues.

Infrastructure

Policy HE-1.22 Extension of Infrastructure
The County shall continue to pursue the construction and extension of public sewer and
water systems in areas appropriate for higher residential densities.

1-5
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Policy HE-1.23 Provision of Water & Sewer Facilities for Affordable Housing

The County shall implement the provisions of Government Code Section 65589.7 which
required the granting of priority for the provision of water and sewer facilities for
affordable housing projects.

Underutilized Sites

Policy HE-1.24 Parcel Consolidation

The County shall work with for-profit and non-profit developers in consolidating parcels
(lot line adjustments, access agreements, etc) zoned R-2 and R-3 to facilitate efficient
development of smaller the parcels.

Policy HE-1.25 Development of Underutilized Parcels
The County shall encourage the development of underutilized parcels with an existing
single family house and zoned R-2 and R-3.

Policy HE-1.26 Expanded Housing Opportunities for the Extremely Low-Income
Encourage the development of housing units for households earning 30 percent or less
of the Median Family Income for Lake County. Specific emphasis shall be placed on
the provision of family housing and non-traditional housing types such as single-room
occupancy units and transitional housing.

MAINTAINING AFFORDABLE HOUSING

Goal HE-2 ;;)oumpaslntaln housing affordability in Lake County for all income

Policy HE-2.1 Preservation of Subsidized Housing
The County shall use its best efforts to insure the preservation of subsidized housing
units at risk of converting to market rate housing.

Policy HE-2.2 Cooperation with Volunteer Housing Organizations
The County shall attempt to work with volunteer housing organizations, such as Habitat
for Humanity, as a cost-effective way to leverage for grant programs.

Policy HE-2.3 Relocation Assistance
The County shall require developers to provide relocation assistance to residents
displaced from mobile home parks converted to other uses.

Policy HE-2.4  Foreclosure Assistance

In order to mitigate the negative impacts of home foreclosures on the ability of the
County of Lake to administer affordable housing programs, the County should be
proactive in providing information to clients receiving loan assistance through County

1-6
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housing programs who are having trouble making their mortgage payments. The
County should design and enact a process similar to the California Department of
Housing and Community Development's (HCD Foreclosure Avoidance Information
program. The program should focus on providing information to clients in danger of
foreclosure of options such as, special forbearance plans, repayment plans, loan
modifications, short sales, deed-in-lieu and military relief. Where possible the County
should help facilitate better communication between those in danger of foreclosure and
their lenders.

NEIGHBORHOOD PRESERVATION/REHABILITATION

To conserve and improve the existing housing stock and
provide for a variety of housing types, sizes, price ranges, and
densities compatible with the existing character and integrity
of residential neighborhoods.

Goal HE-3

Housing Stock Maintenance and Rehabilitation

Policy HE-3.1 Rehabilitation of Housing Stock
The County shall work towards the rehabilitation of the existing housing stock and strive
to replace housing units where necessary.

Policy HE-3.2 Maintenance of Housing Stock
The County shall continue to encourage regular maintenance of housing as a means of
conserving existing housing stock.

Policy HE-3.3 Funding for Rehabilitation

Based on the availability of staff resources, the County shall pursue those available
federal, state, and local funds which are appropriate to the County’s needs to assist
housing rehabilitation.

Policy HE-3.4 Priority for Rehabilitation

The County shall place a high priority on the rehabilitation of owner-occupied units.
Priority shall be given to affordable housing and those serving special needs
populations.

Policy HE-3.5 Removal of Rehabilitation Constraints

The County shall consider waiving permit fees, where appropriate for housing
rehabilitation projects proposed by non-profit agencies for the benefit of lower income
households.

Policy HE-3.6 Long-Term Affordability of Rehabilitated Units
The County shall promote the long-term affordability to lower income households of any
housing unit rehabilitated with public funds.
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Policy HE-3.7 Non-conforming Residences
The County shall continue to allow the replacement of legal, non-conforming residences
on private lots.

Policy HE 3.8 Replacement of Substandard Mobilehomes
The County shall continue to make the replacement of older single wide mobilehomes a
high priority.

Policy HE-3.9 Maintain Code Enforcement Program

The County shall continue to provide standards and code enforcement efforts on
residential units to alleviate hazardous conditions and achieve a safe and healthful living
environment for all residents, by enforcing Health and Safety Codes. Code
Enforcement and, to a lesser degree, Building Division staff should have a basic
understanding of housing rehabilitation programs, and tenant relocation laws and be
equipped to refer property owners to the housing authority for assistance.

Policy HE-3.10 Compatibility of Residential Project Design
The County shall require residential project design to reflect the relationship of the
project to surrounding uses.

Policy HE-3.11 Standards for Multi-family Housing Design

The County shall promote quality design and appearance of all new multi-family units so
that it adds value to the community’s built environment and reduces potential for
community objection.

Policy HE-3.12 Adequate Maintenance of Public Facilities

The County shall enhance the quality of existing residential neighborhoods by including
adequate maintenance of public facilities in the County’s capital expenditures and
requiring residents and landlords to maintain their properties in good condition.

Policy HE-3.13 Housing Rehabilitation Tax Deduction

Use Revenue and Taxation Code Section 17274 as an incentive to private sector
rehabilitation of rental housing (denies State tax deductions to owners of substandard
rental property); include notice of potential use in violation notices.

Policy HE-3.14 Support Non-Profit Housing Rehab Efforts
Support organizations pursuing grants to fund development or rehabilitation of
affordable housing by providing assistance and information when feasible.

Policy HE-3.15 Provision of Affordable Housing Information

Identify and list internet sites and links (such as Lake County Department of Social
Services) for advertising of Federal, State, Local and Private Sector affordable housing
programs.

1-8
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SPECIAL NEEDS

To provide a range of housing services and encourage,
Goal HE-4 . . )

support and supply housing units to serve special needs.
General
Policy HE-4.1 Increased Housing Opportunities

The County shall continue to promote increased housing opportunities for seniors,
large, families, persons with disabilities, developmental disabilities and farmworkers.

Policy HE-4.2 Grant Assistance

The County shall support and actively assist non-profit and for-profit groups and
individuals who wish to supply special needs housing whenever possible, by providing
grant writing support and/or staff time.

Homeless

Policy HE-4.3 Assistance to Community Based Organizations

The County shall assist the efforts of community based organizations such as Lake
County Community Action Agency in their efforts to assist individuals and families in
need of short-term emergency housing.

Policy HE-4.4 Incentives for Emergency Housing
The County shall continue waiving development and construction fees whenever
possible for projects which will serve households in need of emergency housing.

Policy HE-4.5 Emergency Shelters

The County shall amend the Zoning Ordinance to allow emergency shelters by right as
a ‘permitted use’ in the “C3” Service Commercial zoning district, provided that the site
is:

located in a water and sewer district;

located more than 300 feet from industrial uses;

not located within the “AA” Airport approach zoning combining district;

not located in an Alquist-Priolo Fault zone; and,

meets development standards to which other residential and commercial
structures in this zone are subject to.

arwnE

Large Families

Policy HE-4.6 Provision of Large Rental Units
The County shall encourage developers of rental units to build units for large families.

1-9
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Persons with Disabilities

Policy HE-4.7 Accommodation for Individuals with Disabilities

The County shall continue to provide reasonable accommodation for individuals with
disabilities to ensure equal access to housing, by providing a process for individuals
with disabilities to make requests for reasonable accommodation in regard to relief from
the various land use, zoning, or building laws, rules, policies, practices and/or
procedures of the County.

Policy HE-4.8 Voluntary Accessible Design Features
The County shall encourage the inclusion of voluntary residential design features in new
development that promote disabled accessibility, visitability, and universal design.

Transitional Housing

Policy HE-4.9 Support for Transitional Housing

The County shall continue to support transitional housing to be developed at
appropriate sites throughout the County, either through repurposing of existing buildings
for larger facilities, or through new construction in residential districts for smaller
facilities.

Farmworkers

Policy HE-4.10 Zoning for Farmworker Housing

The County shall appropriately zone an adequate supply of land to accommodate
farmworker housing units. Continue to allow farmworker housing as accessory uses on
agricultural properties through the Zoning Permit and building permit processes.

Policy HE-4.11 Farmworker Housing Development Assistance

Continue to facilitate the provision of additional affordable housing for migrant, seasonal
and permanent farmworkers to address the needs of this group including fee waivers
and reduced development standards for farmworker housing developed in agricultural
zones.

Policy HE-4.12 Prohibit the Reduction of Existing Farmworker Housing

The County should not approve projects that reduce existing farmworker housing. Staff
should work with applicants of all new project proposals to reduce both the direct loss of
farmworker housing and possible negative impacts to farmworker housing providers.
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HOUSING DISCRIMINATION

To provide decent housing and quality living environment for
all Lake County residents regardless of age, race, religion,
sex, marital status, ancestry, national origin, color, disability,
or economic level.

Goal HE-5

Policy HE-5.1 Fair Housing Support

The County shall continue to promote housing opportunities for all persons regardless
of age, race, religion, sex, martial status, national origin, color, disability, economic
level, or other barriers that prevent choice in housing.

Policy HE-5.2 Equal Housing Opportunity Plan
The County shall continue to follow the guidelines outlined in the Equal Housing
Opportunity Plan.

ENERGY CONSERVATION AND PRODUCTION

Goal HE-6 To reduce_ L_ake County residents’ energy costs by increasing
energy efficiency.

Policy HE-6.1 Energy Conservation
The County shall promote residential energy efficiency upgrade programs available
through PG&E and other sources.

Policy HE-6.2 Public outreach on Energy Programs
The County shall conduct public outreach with information on PG&E residential rebate
and reimbursement programs for energy efficiency upgrades and retrofitting.

Policy HE-6.3 Energy Efficient Site Planning

The County shall encourage integration of energy efficiency, demand response and on-
site generation as a means of reducing household utility costs, on new and existing
development.

Policy HE-6.4 Solar Access Site Planning

The County shall encourage energy efficiency in newly proposed subdivisions through
solar access and the use of shading in street orientation, lot orientation, setbacks and
the placement of buildings.
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Policy HE-6.5 Energy Efficiency Fee Waivers

The County shall provide fee reductions or waivers for energy efficient improvements
conducted by non-profit organizations for projects involving the provision of affordable
housing.

JOBS/HOUSING BALANCE

To provide a well-balanced and diverse economy that
Goal HE-7 provides an adequate number of jobs to support the local
population.
Policy HE-7.1 Development of Living-Wage Jobs

The County shall continue to encourage and promote more job-intensive industrial,
geothermal, office, and commercial development, as specified in the Land Use Element
of the General Plan, in an effort to promote creation of new jobs in the community,
improve the financial resources of residents, and create a balanced community that is
more resistant to economic down-turns.

Policy HE-7.2 Jobs/Housing Linkages

The County shall encourage jobs/housing linkages through the development of housing
near jobs, and shall attempt to increase the supply of affordable housing while
supporting efforts to match job income and housing affordability levels.

Policy HE-7.3 Downtown Mixed-Use Development

The County shall consider amending the zoning ordinance to allow more intensive
mixed-use development in downtown community areas, in order to provide opportunities
for affordable, multi-family residential development above ground-floor commercial
uses.
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1.2 IMPLEMENTATION PROGRAMS

Table 4-1, “Housing Element Implementation Programs” identifies the implementation
measures that the County will follow in order to implement the goals and policies
detailed in Section 4.2. For each program, Table 4-1 provides a reference to which
policy(ies) it implements, who is responsible for this implementation, the source of
funding, the quantified objectives (as appropriate, the number of housing units a
program could assist), and the timeframe for implementation.

Key of Abbreviations:

e BOS Board of Supervisors

e CAO County Administrative Office

e CDD Community Development Department
e DSS Department of Social Services

e DWR Department of Water Resources

e PC Planning Commission

e RDA Northshore Redevelopment Agency

(Or designated successor administrator of RDA programs)




LAKE COUNTY HOUSING ELEMENT APRIL 2012
Table 1-1. Housing Element Implementation Programs
Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
New Construction
The Community Development
i Department shall regularly review its 1.19 General _
HE-1 permit procedure to adjust the cost and | 3.5 CbD Fund Annually
time of processing permits.
The Community Development
Department shall continue to hold pre-
application conferences with Ongoing
developers to assist them in identifying 13 as propo-
suitable sites and understanding permit | -* General sals are
HE-2 1.4 CDD - .
procedures. The Department shall 119 Fund submit-
encourage pre-hearing conferences ' ted and
between developers and the residents reviewed
of the area where new large-scale
housing projects are proposed.
The County shall apply, based on the Housing Onaoin
availability of staff resources, for those Set Aside 40 ver as gran%
funds from available state and federal | 1.3 DSS & CDBG & Y 9 .
HE-3 . . . low and 40 | opportuni
programs which are appropriate to the | 1.10 | RDA HOME . :
X . . low units ties are
County’s needs which provide for low Program
. . pursued
to moderate income housing. Income
The County shall undertake an
outreach campaign to increase the
development community’s awareness Develop
of Lake County, especially the CDBG strategic
Redevelopment Project Area. The y mailer and
. e RDA Set- O
County will develop a specialized CDD. RDA* | Aside distribute Dec.
HE-4 mailer to distribute to interested non- 15 ’ ! to N. CA 2012 &
. . o CAO & DSS | Funds &
profit and for profit organizations who General affordable | annually
manage affordable housing providers housing
) e o Fund :
in Northern California with specific organiz-
information on funding opportunities, ations
available sites and permit streamlining
procedures in Lake County.
The County shall provide developers County
with information regarding suitable has been
Ipoter)tlal high density housing site |mpleme- Ongoing
ocations. ting this aS brono-
11 General program salg ar%
HE-5 15 CDD, RDA* | Fund & under the .
submit-
1.8 2004
. ted and
Housing reviewed
Element &
will
continue

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Implementation Measure

Policy

Who is
Responsible

Funding
Source

Quantified
Objective

Time
Frame

HE-6

The County shall undertake a review of
policy constraints to develop housing,
including the County’s policy against
accepting new roads into the County
system.

1.19

CDD, PC,
BOS

General
Fund

Discuss
with BOS
viable
alternate-
ves

July 1,
2013

HE-7

The County shall develop policies and
procedures to give priority or expedited
processing to residential developments
that include a significant portion of
units restricted to very-low, low-, or
moderate income households.

1.19

CDD, BOS

General
Fund

Ongoing

HE-8

To increase the development
community’s awareness of Lake
County, the Redevelopment Project
Area and the availability of sites for
affordable projects, the County shall
take the following actions:

Prepare and mail out to affordable
housing developers active in nearby
counties information about housing
development opportunities in the
county and particularly the Project
Area.

Sponsor a tour of potential
affordable housing sites in the county
for potential developers.

15
1.8

CDD, RDA¥,
BOS

RDA set-
aside funds

Ongoing

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Implementation Measure

Policy

Who is
Responsible

Funding
Source

Quantified
Objective

Time
Frame

HE-9

The County shall utilize a portion of
available Redevelopment Housing Set-
Aside Funds to assist affordable
housing production by private
developers within the project area. The
Agency/County shall take the following
actions:

The County shall publicize the
availability of the grants and loans.

The County shall develop and set
priorities for the types of affordable
housing projects that the Agency wants
to encourage and could be offered
financial assistance, for example,
housing for seniors, multi-family
housing for very low-income families,
etc.

The County shall publicize the
Agency'’s priorities as well as the
potential availability of the subsidy
funds for certain projects in order to
identify interested developers. Post
information on the County
Redevelopment Agency’s website to
make developers aware of its
programs. The Agency will also
publicize the availability of subsidy
funds as part of the outreach program

Once the amount of available funds
has reached $700,000, the County
shall issue a NOFA or RFQ to
affordable housing developers,
emphasizing the County’s priorities
and the types of assistance available.
Notice will be given to developers
identified in the outreach programs.

1.10
2.2
3.3

RDA*

RDA set-
aside
funding

Ongoing

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Implementation Measure

Policy

Who is
Responsible

Funding
Source

Quantified
Objective

Time
Frame

HE-10

The County shall facilitate better
communications with non-profit and
other organizations dedicated to
providing affordable housing,
farmworker and self-help housing
opportunities. The County will host two
collaboration workshops aimed at
better understanding funding needs for
the provision of affordable housing and
how County resources can be best
utilized to assist interested
organizations to provide new
affordable housing opportunities.

1.7
1.10
2.2

CDD, RDA¥,
CAO & DSS

CDBG,
RDA Set-
Aside
Funds, &
General
Fund

Host two
collabora-
tive
workshops

Dec 2012
& Dec
2013

HE-11

The County shall include self-help
housing as a priority category for the
use of RDA housing set-aside funds.

1.7
1.10

RDA*

RDA Set-
Aside
Funds

Ongoing,
annually

HE-12

The County shall publicize the list of
vacant multi-family sites on the
County’s website (to potential
developers as part of an outreach
campaign. The County shall review
and update the list annually.

15
1.8

CDD

General
Fund, RDA
Set-Aside
Funds

Ongoing,
annually

HE-13

The County shall provide incentives,
such as density bonuses, expedited
permit processing, and technical
assistance, to encourage developers to
consolidate small lots and/or develop
on underutilized sites zoned R-2 and
R-3. FY 2004

14
1.15
1.24

CDD

General
Fund

Ongoing

HE-14

The County shall continue to
encourage the use of density bonuses
for low- and very low-income housing
in all proposed residential projects. The
County shall inform developers of the
benefits of density bonuses in pre-
application conferences.

14

1.12
1.13
1.15

CDD

General
Fund

Ongoing

HE-15

The County shall actively promote
community education on second units
by posting information regarding these
units on the County’s website and
providing brochures at the public
counter in the Community
Development Department. The County
shall review and revise, as necessary,
the promotional materials on an annual
basis. Residential second units shall
be encouraged and promoted as
affordable, permanent rental housing.

1.8
1.16
1.17

CDD

General
Fund

50 very
low
income
units; 50
low
income
units; 100
moderate
income
units

Ongoing,
update
annually

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs
Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County shall continue to support Ongoing
fee waivers for use permits fees for 13 as propo-
HE-16 large, affordable multi-family projects 1'5 CDD General _ sals are
when a conditional use permit is 4'1 Fund submit-
required. ' ted and
reviewed
The County shall use its pre- Ongoing
application review process to 112 | copp General as propo-
HE.17 | Encourage development in the “R3” 1'25 RDA* Fund _ sals are
zone to be developed at the highest ' submit-
end of the density range. ted and
reviewed
The County Administrative Office shall
maintain current information regarding
federal, state, and local affordable 15
housing program availability and 1.8 General
HE-18 | requirements, disseminate this ' CAO -- Ongoing
. . . 3.15 Fund
information where appropriate, and
brief the Board of Supervisors
periodically on the County’s progress
towards meeting its housing goals.
The County will work to preserve
existing subsidized housing
developments, considered at risk for Host two
transfer to market rate. The County housing
will contact interested non-profit and work- Dec
for profit organizations who manage 21 CDD, RDA*, Set-Aside shops 201'2 Py
HE-19 | affordable and subsidized housing 2'2 CAO & Funds focused on Dec
developments in Northern California ' DSS prese- 201'3
and host a series of workshops rvation of
providing information on possible at risk
financing opportunities and linking housing.
potential organizations with housing
developments at risk.
The County shall continue to work in 50
conjunction with CalHFA, local banks, 21 CAO moderate
HE-20 | and mortgage institutions in ' State funds X Ongoing
. X . ) 2.4 DSS units (10
implementing the First Time Home er year)
Buyer Program. pery
The County shall continue the 31 CDBG & 5 very low
HE-21 Mobilehome Replacement Program. 3'3 RDA* HOME & 10 |O\)//V ' | Ongoing
' DSS Set-Aside .
3.8 units
Funds

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Implementation Measure

Policy

Who is
Responsible

Funding
Source

Quantified
Objective

Time
Frame

HE-22

The County shall monitor the status of
assisted housing with expiring
affordability covenants and endeavor
to maintain their affordability. The
County shall monitor the status of
these projects, and, as necessary
identify potential buyers and possible
sources of funding.

2.1

CDD
RDA*

General
Fund

Ongoing,
annually
review

HE-23

The County shall post information on
the County’s website about the
voucher program, affordable projects
that are under development or
planned, and other housing programs
(i.e., Owner Occupied Rehabilitation
Program, etc.)

1.8

RDA* &
DSS

General
Fund

Ongoing

HE-24

The County shall continue to seek
funding to expand the existing housing
rehabilitation loan program for lower
income households. When these funds
are exhausted, the County shall apply
for additional CDBG funds.

3.1
3.2
3.3
3.4
3.5

BOS,
DSS

CDBG, Cal
Home

10 low, 10
very low

Ongoing,
as
needed

HE-25

The County shall, based on the
availability of staff resources, provide
permitting assistance and appropriate
recommendations based on site
inspections to individuals who intend to
make their own housing unit repairs.

3.3

CDD

Cal Home,
General
Fund, RDA
set-aside
funding

As
needed

HE-26

The County shall monitor the status of
Orchard Garden Apartments and Nice
Village Apartments and contact the
owners concerning their plans. If
necessary, the County shall work with
potential buyers, such as nonprofit
developers, to maintain affordability of
these projects by identifying possible
sources of County funding, such as
RDA funds, to supplement primary
state and federal sources.

2.1
2.2

RDA*

RDA Set-
aside funds

Annually

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County will continue to work with Establish
both non-profit and other affordable procedure
housing providers experienced in self- (possible Ordina-
help housing. The County will assist ordinance | nce July
developers through site identification, for waiver | 2012
expediting permit processing, providing of fees.)
fee waivers, support funding 1.7
HE-27 applications and providing financial 1.10 | CDD, RDA*, 2%’25:2?5 Host a
assistance. 2.2 CAO & DSS minimum
Fund
4.2 of three
pre- Pre-
application | applica-
meetings tion
for self- Ongoing
help
housing
The County shall distribute literature on Comple-
universal design and disabled tion of
accessibility through the Building and detailed
Planning Divisions. These efforts 4.7 General brochure & Dec. 30
HE-28 | should include the preparation of an 4.8 CDD fund adding 201'2 '
informational flyer promoting the ' informa-
principles of universal design to be tion to
made available for public distribution. County
website
Revise the Zoning Ordinance to allow
emergency shelters, transitional
housing, and supportive housing
consistent with the requirements of
state law (Government Code Section
65583(a)(4,5). Emergency shelters will
be a[lowed by right, without the 41 Amend
requirement for a CUP or other a4 General Zoning Jan. 15
HE-29 | discretionary approval in the “C3”, ' CDD & BOS . P
. . . o 4.5 Fund Ordin- 2013
Service Commercial zoning district. ance
The ordinance will establish
development standards that will
encourage and facilitate the use and
only subject shelters to the same
development and management
standards that apply to other allowed
uses within the C3 zone.
County shall consider providing fee
waivers for affordable multi-family CDD General Dec. 30
HE- 30 | housing projects which includes a 4.6 RDA* Fund -- 201'3 '

minimum of 10 percent of units with
four or more bedrooms.

* Or designated successor administrator of RDA programs

1-20
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Table 1-1. Housing Element Implementation Programs

Implementation Measure

Policy

Who is
Responsible

Funding
Source

Quantified
Objective

Time
Frame

HE- 31

The County shall provide grant
application assistance, based on the
availability of staff resources, to
community-based organizations in
seeking funding for homeless services
and programs.

4.3
4.4
4.9

CDD,
CAO

General
Fund

Ongoing
as propo-
sals are
submit-
ted and
reviewed

HE-32

The County should consider the
implementation of Universal Design
standards through the adoption of an
ordinance. This ordinance should be
similar to that of the Model Universal
Design Ordinance provided by the
State of California Department of
Housing and Community Development.

4.7
4.8

CDD
BOS

General
Fund

BOS
discussion
to
determine
if
ordinance
is neces-
sary

Dec. 30,
2013

HE-33

The County shall adopt a policy
requiring all housing rehabilitation and
new housing construction projects,
sponsored by the County or the
Redevelopment Agency, to include
universal design features

4.7

CDD
BOS

General
Fund

Dec. 30,
2013

HE-34

Revise the Zoning Ordinance to
identify transitional and supportive
housing as an allowed use in all
residential zoning districts, and subject
only to the same standards as other
residential uses within each district.

4.1
4.4
4.5

CDD & BOS

General
Fund

Amend
Zoning
Ordinance

Jan. 15,
2013

HE-35

The County shall identify potential
partners and assist, based on available
staff resources, in the construction of
farmworker housing which meets the
needs of both the migrant and the
permanent resident workforce.

4.2
411

CDD, CAO

General
Fund

Develop
and
maintain
list of
partners

Ongoing

* Or designated successor administrator of RDA programs

1-21
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Table 1-1. Housing Element Implementation Programs

Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County's Fair Housing and Equal
Opportunity Plan explains the laws and
HUD regulations that require the Public
housing Authority which is the Lake
County Housing Commission to
affirmatively further civil rights and fair Dissemina
housing in all federally-assisted :
. S tion of
housing programs. Civil Rights Posters informa-
in thirteen languages are posted in the o
; ) . tion in
reception lobby of the Public Housing public
Authority Office and Dept. of Social General places and
HE-36 | Services. The poster contains the 5.2 DSS Fund adding July 2013
name and the telephone of the links to
Department of Social Services Civil services
Rights Coordinator. Fair housing
) on depart-
complaints are currently referred to the ment
HUD office located in San Francisco. website
A link to the HUD’s online fair housing
complaint form and information should
be placed on the Department of Social
Services homepage and also be noted
on all civil rights posters disseminated
throughout the County by July 2013.
The County shall continue to provide Ongoing
density bonuses of up to 25 percent for as propo-
HE-37 innovative energy-efficient housing 6.1 CDD General . sals are
projects. 6.3 Fund submit-
ted and
reviewed
The County shall distribute information Maintain
to developers and builders on energy- informa-
efficient standards for residential PG&E tion on
buildings. Energy County
HE-38 6.2 CDD Watch, website & | Ongoing
General partici-pate
Fund in PG&E
Energy
Watch
The County shall continue to promote Maintain
all available programs through P.G. & informa-
E. to local homeowners and PG&E tion on
developers to help reduce residential County
energy costs County-wide 6.1 Energy website &
HE-39 ' ' CDD Watch & . Ongoing
6.2 General pa{thl-
pate in
Fund PG&E
Energy
Watch

* Or designated successor administrator of RDA programs

1-22
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Table 1-1. Housing Element Implementation Programs
Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County should consider
developing revisions to the Zoning Amend
HE-40 Ordinance that would help encourage 6.3 cDD General Zoning July 1,
and promote solar and wind energy 6.4 Fund Ordin- 2013
generation on existing and new ance
residences.
The County should implement an
ordinance providing fee reductions and Imple-
waivers to non-profit organizations ment
HE-41 | providing energy efficient 6.5 CDD, CAO, | General Ordin- Dec. 30,
! - BOS Fund 2013
improvements for the provision of ance or
affordable housing (new construction Policy
and rehabilitation projects)
The County shall identify sufficient Identify
sites within its jurisdiction where new targeted
industries can be located. sites for
develop-
7.1 General ment & Sept 30,
HE-42 7.2 CbD Fund provide 2012
entitle-
ment for
fee
waivers
The County shall continue to actively Identify
outreach to potential developers and targeted
businesses while coordinating with sites for
land owners to complete entitlement develop-
process for local job creation projects. 21 General men_t(,j
. roviae .
HE-43 7.3 CAO Fund gntitle-ment Ongoing
for fee
waivers &
assist in
marketing
sites
The County shall continue to pursue
funding of a Section 8 Family Self-
HE-44 | Sufficiency Program which includes job L7 DSS General - As
- . o 7.1 Fund needed
training and education opportunities for
the assisted households.
The County shall consider adopting Amend
amendments to the zoning ordinance Zoning
that would allow additional residential Ordinance
HE-45 development in community commercial 73 CDD, PC, General to provide | July 1,
areas, where appropriate services area | BOS Fund standards | 2013
available. for mixed
use deve-
lopment

* Or designated successor administrator of RDA programs

1-23
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Table 1-1. Housing Element Implementation Programs
Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
As area plan updates are publicly Update
noticed and adopted, the very-low and very-low &
low income housing site index shall be low Ongoin
updated to include any additional sites housing going
made available for development of site as propo-
HE-46 | affordable housing. 11 CDD General inventory sals are
1.2 Fund submit-
as area
ted and
plan .
reviewed
updates
are compl-
eted
When residential development
proposals are submitted on the “R1”
zoned parcels in the inventory that are Ongoing
designated MDR, the County will as propo-
HE-47 support rezoning to “PDR” when that 113 CDD, PC, General _ sals are
zoning will provide a project the ability ' BOS Fund submit-
to be developed at a higher density, ted and
and will provide flexibility in design. In reviewed
such cases, development at maximum
density will be encouraged.
Lake County will implement/comply Review
with Health & Safety Code each case
8§17980(b)(2) by giving preference to prior to
HE-48 repair rather than requiri'ng vacation 39 CDD, BOS General abqtement Ongoing
when economically feasible. Fund action to
review
feasibility
of repair
Lake County will comply with Health & Provide
Safety Code §17980(c) by assuring notice of
that tenants and landlords are given informa-
HE-49 notic_e of defective conditions as 39 CDD General tion to Ongoing
required. Fund tenant at
the same
time as to
owner
Lake County will comply with Health & Update
Safety Code 817975 et seq. through proced-
the establishment of procedures for urees
local enforcement to provide manual for
information pertaining to relocation Building &
HE-50 | benefits entiEtJIed to te%ants ordered to 3.9 CDD General Safetyg July 1,
Fund 2012
vacate structures by code enforcement staff and
officials. provide
relocation
informa-
tion

* Or designated successor administrator of RDA programs

1-24
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Table 1-1. Housing Element Implementation Programs

Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
Inform the various service districts of Provide
the location of medium and high CDD,
. . . . . . very-low
density residential designations to Special and low
enable the districts to identify needed Districts &
S 4 1.22 ; General affordable | July 1,
HE-51 | capacity improvements. Notify the Private :
S ; 1.23 Fund housing 2012
districts of applicable grant Water/ S
" S . site list to
opportunities that facilitate sustainable, Sewer .
; applicable
compact development that the County Providers ;
agencies

has knowledge of.
Assist public water and sewer
providers to expand or upgrade
services by providing planning
assistance. Special attention shall be
given to those service areas which are
currently constrained. Focus of
planning assistance shall be aimed
towards mitigating for constraints
within the planning period.
The Community Development CDD,
Department (CDD) shall host an Special Develop Updated
annual meeting with county public Districts & compre- annually,

: . ; General .

HE-52 | service providers of water and sewer, 1.23 | Private Fund hensive by Dec.
to identify infrastructure development Water/ imrove- 30" each
constraints and ways in which CDD Sewer ment plan | year
and the County can assist in identifying Providers
needed planning resources.

Public water and sewer providers
managing constrained districts should
develop a comprehensive
infrastructure improvement plan. This
plan should outline existing constraints
and provide five (5) year capital
improvement plans aimed at removing
identified constraints.

* Or designated successor administrator of RDA programs

1-25
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Table 1-1. Housing Element Implementation Programs

Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame

The County will initiate discussion with
water and sewer agencies to obtain
‘conditional will serve’ letters for each
district outlining how each public and
private water and sewer provider does
or will grant priority for the provision of
water and sewer facilities for affordable
housing projects; or provide written Obtain
verification indicating that sufficient CDD, ‘condition-
water and sewer capacity exist to Special al will
serve all parcels which have been 1.22 | Districts & General serve Dec. 30
HE-53 | identified in the Housing Element sites | 1.23 | Private letters’ S

) . . Fund 2013
inventory in accordance with Water/ from each
Government Code §65589.7. Sewer water and
Providers sewer
Conditional will serve letters should provider
contain detailed information pertaining
to fees, studies and capital
improvements necessary to be
completed in order to provide adequate
services to a proposed affordable
housing development within that
particular service district.

The creation of a public-private
partnership agreement program
between the County and non-profit
housing assistance groups & tribal
housing authorities should be modeled
after the Federal program administered
by HUD, “National First Look Program.”
The County should establish a
qualification process whereby non- Meet with
profit housing assistance groups & tax

tribal housing authorities who can 114 CDD, Tax General collector to | Dec. 30,
demonstrate that a vital portion of their ' Collector Fund establish 2013
service includes the provision of priority
affordable housing. Registered non- procedure
profit groups & tribal housing
authorities would then be notified and
provided with an exclusive period of
time whereby they could purchase tax
default, surplus and other similar
properties prior to such properties
being made available for purchase to
the general public.

HE-54

* Or designated successor administrator of RDA programs

1-26
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Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County shall strengthen its
relationship non-profit organizations &
tribal housing authorities engaged in
providing affordable housing
opportunities. The County should
meet with the non-profit organizations, Meet
tribal housing authorities and members
; annually
of the developer community :
periodically to identify constraints to General kol Annu_al
HE-55 | affordable housing. 29 CDD, RDA?*, Funq & affordable meeting
' CAO Available housing July of
The County shall actively participate in Grants gdvocates each year
partnerships with non-profit id
organizations & tribal housing proviaers
authorities to seek state and federal
funding for the provision of affordable
housing, especially housing projects
which target the very low income
populations.
The County will encourage
development of housing for extremely-
low income households through a
variety of activities such as outreaching
to housing developers, providing in-
kind technical assistance, providing General Anr_1ua|
HE-56 . ; ! 1.26 | CDD review of
expedited permit processing, reduced Fund
development fees, identifying grant progress
and funding opportunities, applying for
or supporting applications for funding
on an ongoing basis, offering density
bonuses.
Investigate measures aimed at Ordin-
reducing and/or deferring all or ance by
portions of development mitigation fees June 1,
(e.g. planning, building, road impact, 2012;
fire, school, water & sewer) for very low Letters to
and extremely low, housing projects. appli-
The County should examine the cable
adoption of an ordinance to waive, General public
HE-57 | reduce and/or defer development 1.26 | CDD & BOS = and
R . s und :
mitigation fees and actively solicit other private
public and private agencies with agencies
mitigation fees to do the same. collec-
ting
mitiga-
tion fees
by Jan. 1,
2013.

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs

Who is Funding Quantified Time

Implementation Measure Policy | Responsible Source Objective Frame
Broaden provisions and reduce Zonin
constraints pertaining to the County’s Ordin-g
granny unit and second residential unit ance
permitting criteria on lots zoned for Undate
single and multi-family dwellings b pJune
consistent with the provisions of the 1y2013.
California Government Code, including Id’entifi-’
age restrictions. Continue to allow General cation

HE-58 [ granny units and second units to be 1.26 | CDD

S Fund and
approved by a ministerial, rather than a apbroval
discretionary action. Identify methods o?pmiti a
for reducing County and other tion feg
development mitigation fees for granny reduc-
and second units below those of .

. . ; . o tions by
primary residential units sufficient to Jan. 1
encourage construction of second units 201'3 '
in meeting special housing needs.

Amend Zoning Ordinance to reduce Amend
parking standards for multi-family 1.3 ;

HE-59 housing units. Consider adopting 1.6 CDD General (Z)?crj]ilggnce Jul. 15,
standard based on number of 1.15 Fund Parkin 2013
bedrooms rather than strict standard of | 1.19 9

. Standard
two spaces per unit
The County shall allow 35 percent Effective
density bonuses for low and very low upon
income affordable housing projects, 1.4 PC and .

HE-60 | consistent with California Government | 1.12 ggg PC& Ef:deral BOS Elzlﬁlennq[
Code §65915, for the MDR and HDR hearings :

. . . . Adoption
designated sites listed in Table 2-6 in 2012
(Vacant/Underutilized Land Inventory).

The Lake County Zoning Ordinance

shall be amended to permit multi-family

residential developments of 50 units or | 1.3 Amend
less to be an allowed uses within the 15 General ;

HE-61 “R3” Multi-Family Residential zoning 1.19 CDD & BOS Fund Zoning July 2013

S ; Ordinance
district, as a means to reducing 4.1

government constraints upon the
provision of affordable housing.

* Or designated successor administrator of RDA programs
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Table 1-1. Housing Element Implementation Programs
Who is Funding Quantified Time
Implementation Measure Policy | Responsible Source Objective Frame
The County will work directly with Host a
service providers for the workshop
developmentally disabled such as, aimed at
Redwood Coastal Regional Center to indentify
identify the number of Lake County the
residents who are developmentally General number of Dec
HE-62 | disabled. Additionally, the County shall | 4.1 CDD & DSS developme i
) Fund 2013
assess the types of housing currently ntally
being utilized by those with disabled
developmental disabilities and whether and are
additional housing and housing related their
services are necessary to provide housing
housing to this special needs group. needs.
County staff should annually perform a
review of its affordable housing site
inventories, specifically for those sites
designated for very low- and low- Annual
income housing, to determine that General Annual Review,
HE-63 updated flood zone and general flood 1.20 | CDD, DWR Fund Review Dec.
risk information does not result in each year
substantial increases making the
location of affordable housing at
identified sites unrealistic.
Immediately following revisions to the
Health & Safety and Open Space,
Conservation & Recreation Elements
of the Lake County General Plan, Remove
required by AB 162, the Community sites
Development Department shall review d
; eemed to
the updated mapping of ground water have
recharge and stormwater areas. Areas . Complete
designated for the appropriate location General substantial prior to
HE-64 . . 1.20 | CDD, DWR flood
of affordable housing, specifically for Fund h d risk July
very-low and low-income housing, shall azarg sk | 5014,
be reviewed for their continued &_replace
R - th
suitability for the provision of affordable with
housing. Sites deemed to be no longer quahﬁed
using : 9 sites.
suitable for affordable housing shall be
removed from the affordable housing
site inventory of this Housing Element
and replaced with new gqualified sites.

* Or designated successor administrator of RDA programs
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2.0 HOUSING NEEDS ASSESSMENT

2.1 FUTURE HOUSING NEEDS

Under the State housing element requirement, housing needs are defined in three
categories: existing needs, needs of special groups within the community, and projected
needs over the next five year period. Previous sections of this chapter have identified
existing needs and needs of special groups. This section focuses on projected housing
needs for the period from 2010 through 2015.

Projected housing needs are the total additional housing units required to adequately
house a jurisdiction’s projected population over five years in units that are affordable, in
standard condition, and not overcrowded. These needs, therefore, include those of the
existing population, as well as the needs of the additional population expected to reside
in the county five years hence.

Regional Housing Needs Allocation

A housing need allocation plan was prepared by Lake County-City Area Planning
Council (APC) in 2008, in coordination with the California Department of Housing and
Community Development (HCD) to define the magnitude of future housing needs. As
described in the 2008 Lake County Regional Housing Needs Plan, unincorporated Lake
County is allocated 69.9 percent of the total countywide housing need, for a total of
3,847 housing units for the period August 31, 2008, through August 31, 2014. The
allocation is equivalent to an annual need of 1,101 housing units for the 5-year time
period for the unincorporated County. The housing needs are broken down by four
income categories: very low (0-50% of area median income), low (50-80% of area
median income), moderate (80-120% of area median income), and above median
(above 120% of area median income).

Table 2-1: Unincorporated Lake County Regional
Housing Needs Allocation by Income, August 2008
— August 2014

Income Category Housing Percentage
Units

Very Low 908 24%
Low 641 17%
Moderate 694 18%
Above Moderate 1,604 42%
TOTAL 3,847 100%
Source: Lake County — City Area Planning Council,
2008
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2.2 BALANCE OF NEED

Between July 1, 2008, and July 2011, which is within the planning timeframe of the
Housing Element, Lake County approved or built 658 new units. In an effort to relate
this building permit activity to the 2008-2014 Regional Housing Need Allocation figures,
County Staff assigned each new unit to one of the four income categories specified in
the APC needs allocation. 72 units are classified as being designated very low-income
housing, 500 as moderate units with the remaining 158 classified as above moderate
housing units.

Table 2-2: Balance of Need - 2008 to 2014
Units

2008 to 2014 Constructed/ Percentage Balance of
Income Category HCD Need of Need e

Determination Planned Met Existing Need

2008-2011 *

Very Low 908** 72 7.93% 836
Low 641 unknown 0% 641
Moderate 694 428 61.67% 266
Above Moderate 1,604 158 9.85% 1446
Total 3,847 658 17.10% 3,189

* August 2008 to August 2011
**454 of the Very Low housing units (50%) are assumed to be Extremely Low
Income Units

*** Eigures include 22 unit Eskaton Senior Housing Project (completed 2010) & 50
unit Collier Ave Housing Project (applied for 2011)

Source: Department of Housing and Community Development; Lake County
Community Development Department

Very Low- & Low Income Construction & Approval (August 2008-August 2011)
During the portion of the elapsed planning period the County of Lake has approved two
affordable housing developments consisting of a total of 72 units. The Eskaton Senior
Housing Project in Clearlake Oaks involved has been approved and constructed and
includes 22 senior housing affordable units. The Collier Avenue Housing Project in Nice
consists of 50 unit affordable housing apartment complex. The project has completed
the development approval process and is in the preliminary building permit stage
process already having constructed a new transit bus stop at the project location. Both
of these affordable housing development projects contain deed restrictions assuring that
they will be available only to qualified those in the very low-income classification.

Moderate & Above Moderate Construction & Approval (August 2008-August 2011)
Using a combination of information including average assessed value of a standard
residential lot, average construction costs, and average fee requirements for permitting
the Lake County Community Development Department was able to establish the total
average cost of construction for each unit constructed in unincorporated Lake County
from August 2008 to the August of 2011. During this time period 428 moderate and 158
above moderate income housing units were approved and/or constructed in the
unincorporated areas of Lake County. The average assessed value was determined
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through the use of figures shown in Table 5-14 of this report. For estimate purposes the
standard price for an R1 lot of $18,832 was used. Construction costs were determined
through the use of the Lake County Building Division’s permit valuation square footage
costs, which are updated twice a year to reflect construction cost changes utilizing
nationwide construction data which is recalibrated for local areas by the International
Code Council. These valuation estimates do not cover modular home construction. For
modular home construction a baseline cost of $59 a square foot, as provided by local
modular home retailers, was used for estimation purposes. Building permitting fees are
obtained directly from the Lake County Building Division records for each individual
project. School and fire assessment fees were determined using a county wide average
of fees, as determined by Tables 5-6 & 5-7, and then multiplied by the applicable square
footage of the building. These figures do not take into account associated costs and
fees for the provision of water and sewage disposal. There are several water and
sewer districts with varied connection fees throughout the County. Additionally, much of
the unincorporated area is not served by public water or sewer services. Even with
these limitations these estimates do provide a reliable estimate total costs associated
with the construction of housing units in unincorporated Lake County.

The estimates for each constructed unit were then categorized into their respective
income category (Moderate and Above Moderate) through the utilization of the
maximum established Home Sales Price for a four person household as described in
Table 3-27: HCD Fiscal Year 2008 Income Limits Summary. The results of this analysis
are shown in Table 2-2 above. After accounting for approved housing between July
2008 and November 1, 2010, Lake County's remaining fair share need for affordable
housing is 1,743 new units (836 very low, 641 low, and 266 moderate).

2.3 SURVEY OF AVAILABLE LAND

Housing Element Law requires an inventory of land suitable for residential development
(Government Code Section 65583(a)(3)). An important purpose of this inventory is to
determine whether a jurisdiction has allocated sufficient land for the development of
housing to meet the jurisdiction’s share of the regional housing need, including housing
to accommodate the needs of all household income levels.

This section provides an analysis of the land available within unincorporated Lake
County for residential development. In addition to assessing the quantity of land
available to accommodate the county’s total housing needs, this section also considers
the availability of sites to accommodate a variety of housing types suitable for
households with a range of income levels and housing needs.

Description of Criteria for Identifying Low Density Housing Sites

The County utilized a Geographic Information System (GIS) to identify all the parcels
within the county that are designated as low density residential uses under the General
Plan. This database was merged with the Lake County Assessor’s database containing
the structure/improvement value for all parcels. Based on this background data, the
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Community Development Department was able to identify vacant and underdeveloped
parcels that were potentially suitable for residential development by applying the
following criteria:

e Parcel is designated to allow a residential land use.

e Parcel is at least 7,000 sq. ft. in size.

e Parcel is considered underdeveloped if the structure value is less than $15,000
(A structure with a value of less than $15,000 will most likely be a secondary
structure such as a barn, shed, or a house in dilapidated condition).

e Parcel is considered vacant if improvement value is less than $1,000.

Upon the application of these criteria, vacant/underdeveloped parcels were identified,
and parcel acreage by land use designation was calculated using GIS. This data was
then used to update the existing vacant/underdeveloped parcel inventory.

The General Plan includes the following six residential land use designations: Rural
Land (RL), Rural Residential (RR), Suburban Residential Reserve (SRe), Low Density
Residential (LDR), Medium Density Residential (MDR), and High Density Residential
(HDR).

Inventory of Vacant and Underdeveloped Sites — Low Density Designations

Table 2-3 provides a summary of estimated developable land within Lake County for all
low density residential land use designations as of July 2010. It also shows the holding
capacity for residential units based on the minimum and maximum allowable density for
each designation. As shown in the table, there is a total holding capacity of 7,275 units
based on the minimum density and a total holding capacity of 26,870 units based on the
maximum density. These identified lands are more than adequate to meet the RHNA
housing needs for the planning period for both moderate and above moderate income
housing. However, actually meeting the maximum density due to slope, access,
infrastructure constraints, etc. is not feasible.

Table 2-3: Summary of Vacant and Underutilized Land Inventory by General Plan Designation -
Low Density Designations

General Dwel[ing Dwel[ing
Number of . Unit Unit
Plan Acres Density Range : i
Designation Parcels potential pote_nual
(Max.) (Min.)
RL 2,802 214,028 1 unit/20-60 ac. 10,701 3,567
RR 2,816 9,442 1 unit/5-20 ac. 1,888 472
SRe 1,790 2,845 1 unit/1-3 ac. 2,845 948
LDR 4,953 2,287 1 unit/1 ac. To 5 units/1 ac. 11,435 2,287
Total 12,361 228,602 26,870 7,275

This analysis includes all parcels in the County jurisdiction that are larger than 7,000 sqg. ft. and have an
improvement value of less than $15,000. Parcels that are split-zoned are included in the "Number of
Parcels" count, but the acreage of the opposing general plan designation is not included in the "Acres"
count. Source: Lake County GIS Database (September 2010).
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Appendix B to this report contains a listing by address and community of over 1,100
properties in Lake County identified as being suitable for the provision of moderate
income housing. This is nearly double the number of units, 694, identified as being
needed over the planning period by RHNA. This listing by no means represents an
exhaustive list of all available lands suitable for moderate income housing in Lake
County. Identified properties were determined using the following criteria: lot size of
6,000 to 8,000 square feet with less than $3,000 of improvement value. Additionally,
identified lots are located within identified community growth boundaries near transit
corridors and basic community services. All identified sites have ready access to basic
infrastructure and contain no environmental constraints.

Appendix B contains a listing of properties by address and community with parcel size
and land use designation information showing residential uses are permitted. Appendix
B also includes mapping of the over 1,100 identified moderate income housing sites by
Community.

Description of Criteria for Identifying Low and Very Low Income Housing Sites
County Staff also prepared an inventory of medium and high density sites that have the
potential to accommodate moderate-, low-, and very low-income households. County
Staff examined Community Plans along with aerial photographs and other pertinent
county documents to conduct a parcel-by-parcel analysis of the sites to identify their
availability. County staff field-verified all of the sites within the County designated and
zoned for development of low and very low income housing. The County considered
the following factors and assumptions in its analysis: A GIS database was compiled of
all parcels designated for Medium or High Density Residential development by the
General Plan. This database was then merged with parcel specific information from the
Lake County Assessor’s Office for ownership and improvement value.

Parcels less than one acre in size were initially eliminated, unless a number of
contiguous parcels existed under the same ownership that totaled at least one acre.
These properties are listed in Appendix A under the same Site # and would need to be
merged together for a housing project. Voluntary mergers and/or lot line adjustments of
parcels to reconfigure the property boundaries between vacant and developed lots are
common in Lake County. Applications are approved by the Community Development
Department without public hearings and generally within 30-days.

Properties properly designated for Medium or High Density development, but with
substantial existing improvements per the Assessor's database and Community
Development records were not included in the inventory. However, some large
properties with a high improvement value were included because they are mobile home
parks with a large amount of vacant acreage that could accommodate new residential
development.

Sites included in Table 2-6, designated Medium Density Residential (MDR), were
determined to be appropriate for low income housing development with the certification
of the previous Housing Element, certified in 2004. While the maximum density allowed
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in this designation (9 DU/acre), excluding any density bonuses, is less than that typically
considered by HCD to be valid for affordable housing, County staff believe that this
designation remains valid for purposes of providing for low income housing in Lake
County. This is because property values remain comparatively lower here than in most
other areas of California, and because most of the available MDR sites inventoried are
large, located near major transit corridors and can easily support larger developments.
An example of an affordable housing project that was developed in Lake County within
the MDR designation is the Cruickshank Road RCHDC project completed in 2004. This
site comprises 10 acres, and 40 units of affordable housing were constructed. The
project area was clustered on a portion of the site, but the density when averaged for
the entire 10 acre parcel is only four (4) dwelling units per acre. When only considering
the developed 3-acre portion of this site the density equals thirteen (13) dwelling units
per acre. This site has fifty (50) units of remaining density available for future expansion
of affordable housing. Coincidently, Staff has had preliminary discussions with
California Human Development Corporation, an affordable housing developer out of
Santa Rosa, CA concerning a possible future expansion at this site. Regardless of the
remaining density available this site is not included within the site inventory listed in
Table 2-6 due to State density requirements and the fact that Staff did not want to add
any additional MDR designated sites beyond those that were approved as part of the
2004 Housing Element.

Discussions between County staff and local affordable housing developers, such as
RCHDC and the California Human Development Corporation reveal that despite the
nine (9) dwelling unit per acre maximum allowed density in the unincorporated areas of
Lake County, affordable housing developers would not exclude lands designated as
MDR in their search for new affordable housing development sites. Land costs in Lake
County are significantly lower than those of the Bay Area and Sacramento Region, thus
the number of units necessary to allow an affordable housing development project to
achieve economies of scale is much smaller than that of surrounding urbanized areas.

The primary concern of affordable housing developers when choosing project sites in
Lake County are concerned less with density of a potential site and more with closeness
of the location to established communities and access to basic infrastructure such as
water and sewer. All sites identified within the County’s inventory of lands suitable for
very low- and low-income affordable housing, including designated MDR sites, are
already served by, or located directly adjacent to public water and sewer services. In
addition to lower land costs, development permitting fees in Lake County tend to be
significantly less than surrounding urban areas. This includes construction permitting
fees as well as costs associated with securing other necessary entitlements.

Other important considerations taken into account by affordable housing developers is
sites located above, or containing developable area above the 100-year floodplain. A
vast majority of affordable housing developments are dependent upon grants or other
sources of outside funding from public, non-profit and private sources, who condition the
prohibition of development within floodplains. Although some of the sites listed in the
very low- and low-income housing inventory (Table 2-6) contain portions of the parcels
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within the 100-year floodplain, Community Development Staff was very thorough in
excluding these areas from development potential estimates. All sites within the listed
inventory contain adequate land outside of constrained areas, whether constrained by
slope or flood plain, to meet the development projection estimates provided.

According to Linda Hedstrom, Housing and Economic Development Manager with
California Human Development Corporation out of Santa Rosa, CA, the recent trend in
affordable housing development in Northern California is to pursue smaller affordable
housing projects where feasible. First off, smaller developments, such as a single four-
plex unit is more consistent with local, state and federal objectives aimed at scattering
affordable housing within a community rather than concentrating it all in one location.
Secondly, the development of smaller projects allows for substantial cost savings in
areas such as engineering and larger necessary costs associated with compliance with
State building code requirements for structures of more than two-stories in height. In
many locations throughout Northern California these cost savings are often outweighed
by the need to intensify density on a site to allow for cost recovery of high land costs.
Substantially lower land costs make the density allowance of a site in Lake County a
lower order concern, making MDR designated sites no less desirable than HDR
designated sites.

Table 2-6 includes 14 sites designated Medium Density Residential that are earmarked
for low income housing development. The majority of these sites can easily
accommodate 20 units or more without reaching maximum density. In fact, the
estimated vyields for the larger sites listed were under-estimated at approximately 60%
of maximum potential density (without including density bonuses). Also, only net parcel
size was used even though density is based upon gross parcel size which includes half-
width of road frontages and open space areas. Even with these lower yield estimates,
these sites can accommodate 950 low income households or nearly 50% more than is
needed according to the 2008 Regional Housing Needs Plan. In addition, the County
encourages clustering of development and allows density transfers within parcels to
accommodate more concentrated housing developments. When affordable housing
projects occur on large parcels, the density can simply be used on a small portion of the
parcel and the remaining property retained by the original owner or even transferred via
a boundary line adjustment. This clustering of development assures that site
development and infrastructure expenses remain reasonable.

None of the affordable housing development projects that have been constructed or
approved/pending construction in Lake County over the past 20 years have exceeded
50 units. This is not a result of density restrictions or site availability, but is reflective of
the capacity of the organizations that construct and manage low and very low income
housing projects to fund and manage these projects. Eleven (11) out of the fourteen
(14) MDR designated sites listed in Table 2-6 can accommodate a project the size of
the Eskaton Senior Housing 22-unit project, recently constructed in Clearlake Oaks. A
development such as the recently approved 50-unit Collier Avenue project in Nice could
be accommodated on four (4) of these listed MDR sites without applying density
bonuses, and if a 35% density bonus were applied a total of seven (7) of these listed
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sites could accommodate such a project. It is also worth noting that the MDR
designation can provide additional flexibility for allowing self-help owner-built and
occupied housing projects.

Program HE-66 includes a requirement that the County shall allow density bonuses of
up to 35% on the MDR and HDR designated sites listed in Table 2-6 that have been
determined to be appropriate for low and very low income housing development. This
will increase the density of the MDR sites to 12 DU/acre. This program, coupled with
the ability to work with developers beginning with the Pre-application Development
Review process, will allow the County to continue to help assure that creative solutions
are found for any potential density constraints associated with the 14 MDR sites
deemed suitable for low- and very low-income housing development. Through the
years Lake County has demonstrated its support for affordable housing projects by
approving several projects that were not even designated as affordable housing sites at
the time, by quickly amending the land use and zoning maps to accommodate the
proposed projects. Additionally, the Community Development Department continues to
use its discretion to reduce parking standards and other regulatory constraints for
affordable housing projects at the Department level.

All proposed sites were reviewed through the GIS system for constraints such as flood
zones, conflicting zoning and land use designations, substantial existing development,
oak woodlands, etc. and cross checked with other Community Development records for
permits. All sites not meeting the threshold for feasible development were eliminated.
Potential yield was then adjusted accordingly. All potential sites were field verified by
Community Development staff that the Departments information was accurate and the
development potential exists.

Inventory of Vacant and Underdeveloped Sites — Medium/High Density
Designations

Due to a lack of available GIS data for various service and environmental constraints
such as water and sewer service availability, road access, and excessive slope, the
County conducted a more thorough analysis of the county’s medium and high density
sites that could accommodate affordable housing units (see Table 2.6 Vacant and
Underutilized Land Inventory for a complete list of available sites). Maps of these sites
can be found in Section 2.4, Vacant/Underutilized Land Maps, of this report. The
county has a total capacity for 2,025 medium and high density units in the communities
of Clearlake Oaks, Kelseyville, Lower Lake, Middletown, Nice, North Lakeport and
Upper Lake, as shown in Table 2-4 below. Of the 2,025 units, there is a capacity of
850 low income units and 1,175 very low income units, demonstrating that the number
of sites available in unincorporated Lake County exceeds the Regional Housing Needs
Allocation projections as shown in Table 2-1for the planning period.
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Table 2-4: Lands Available for Very Low & Low Housing by Community

Projected Number of Projected Number of

Community Units for Very Low Units for Low Income
Income Housing Housing

Clearlake Oaks 241 0
Kelseyville 267 30

Lower Lake 60 0
Middletown 46 13

Nice 198 50

North Lakeport 258 547

Upper Lake 86 160

Totals 1156 800

Source: Summation of acres presented in Table 2-6, Vacant/Underutilized
Land Inventory

Many of the parcels listed in Section 2, are considered underutilized because they are
large parcels occupied by only one existing unit, consisting of either a single family unit
or mobilehome. [Note: County Staff estimates that roughly 35 percent of these parcels
are developed with a dilapidated single family home or mobilehome.] During site
reviews, County staff evaluated the location and condition of homes on these parcels to
determine eligibility for inclusion on the list. Percentage of yield was adjusted depending
upon the size and location of any existing development, using conservative estimates.

According to Section 21-12 and 21-59.2 of the Zoning Ordinance, existing residential
units are not required to be demolished if higher density development is built on the
same site. Therefore, as market demand increases the potential for development of
these sites, existing single family homes will not serve an impediment to new higher
density development. Additionally, an existing residence located on a site proposed for
development of multi-family units does not count toward density on that site, since the
existing residence can be considered an Accessory Residence to the new multi-family
development. Please refer to Section 2 for the listing of potential low and very low
income housing sites.

Section 2 of this Housing Element also illustrates the county’s housing unit potential for
medium and high density vacant and underutilized properties. Sites lacking sewer and
water service were not included in this analysis, unless the service is located within a
couple hundred feet. The county has a total partially-constrained capacity of 1,118 units
for low and very low income households in the communities of Lakeport, Nice, Lower
Lake, Middletown, and Kelseyville. Of the 1,118 units, there is a capacity of 609 low
income units and 509 very low income units.

County staff determined the development yield based on the extent of any site and/or
service constraints. Of the several types of physical constraints, flooding is the only
constraint that wouldn’t necessarily have a reduced capacity. In fact, most of the
parcels listed as being within a Flood Hazard area only have a small percentage of the
site within the flood zone. Also, the 100-year flood depths on these parcels are
typically less than two (2) feet, and typical raised-floor construction is usually adequate
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for keeping new buildings with finished floor elevations above these flood depths.
However, for the purposes of this analysis, the County used a conservative approach in
determining the development potential. Developers seeking to build on land that is in
the 100-year floodplain can reach full development capacity by meeting FEMA
requirements, such as elevating the finished floor above the flood hazard, or importing
fill to elevate the building pads, which is frequently done. These mitigation methods has
have been done by developers in many areas in the county at minimal cost. Often, fill is
obtained for free from major construction projects that need to remove excess soil.

Total Residential Holding Capacity vs. Projected Needs by Housing Type and
Income Group

Lake County has a total low density residential capacity between 3,235 units and
14,282 units, which exceeds the County’s net allocation by 2,594 units under the
minimum allowed density and 13,641 under the maximum allowed density. As stated
earlier, it is unlikely that the County can accommodate all these units due to
environmental and service constraints. However, the overall capacity is large enough to
satisfy the overall needs allocation based on County staff review of existing constraints.

Beyond demonstrating that the aggregate holding capacity exceeds the County’s total
housing need, the Housing Element must demonstrate that there are sufficient sites to
accommodate the housing needs of very low—, low-, and moderate-income households.
The California Department of Housing and Community Development (HCD) assumes, in
general, that the higher the density, the more affordable the housing. It is HCD’s
position that local jurisdictions can facilitate and encourage affordable housing
development by allowing development at higher densities, which helps to reduce per
unit land costs. In the past affordable housing projects in Lake County do not typically
approach the maximum density allowed by the High Density Residential land use
designation. However, the two most recently approved projects (Eskaton and Collier
Avenue) have been permitted and/or constructed at the maximum allowable density of
19 du/acre.

Since the County did not have adequate GIS data to identify those constraints and there
appears to be a large surplus to meet the county’s overall RHNA, County Staff focused
on identifying medium and high density sites that could accommodate affordable
housing units (see Section 2).

The total residential development potential designated for Medium and High Density
Residential sites -- the sites that will accommodate very low and low income households
--is 2,173 units. Additionally, hundreds of properties in Lake County qualify for second
unit construction. This exceeds the need for 1,549 very low and low income units
assigned to unincorporated Lake County under the Regional Housing Needs Allocation
by 624 units. between January 2005 and January 2010, there were 118 residential
second unit and granny unit permits issued within the unincorporated areas of the
County. In addition, 15 farm labor quarters were approved during this time period.
Although not factored into this analysis most of these units qualify as affordable
housing.
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Staff determined a feasible density for each specific site rather than using an
approximate density over all of the proposed sites. When looking at Medium Density
Residential designated sites the County used typical densities in their analysis. Based
on the estimated densities the Low Income sites will develop at approximately 60% of
the maximum allowable density and Very Low Income sites will develop at approximate
40% of the maximum allowable density.

When examining typical developable density, the County will have adequate capacity to
meet not only its overall need but also its need for very low-, low-, and moderate-income
households over the life-span of this plan.

Table 2-5; Total Residential Holding Capacity
Dwelling Units Dwelling Units
(Minimum Density) (Maximum Density)

Low Density Residential

SRe 948 2,845
LDR 2,287 11,437
Subtotal 3,235 14,282

Medium Density Residential
MDR 950** 1,561*

High Density Residential
HDR 1,223** 3,339*

Total Capacity 5,408 19,182

*Typical densities for the MDR & HDR designations are 60% and 50% of the
maximum allowed density, respectively.

**These density numbers are directly translated from Table 2-1 (Low and Very
Low Site Inventory).

Source: Lake County Community Development Department, September 2010
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2.4 VACANT UNDERUTILIZED LAND INVENTORY

Table 2-6: Vacant/Underutilized Land Inventory

Estimated -
SITE # PARCEL APN ACRES ZONING GI;I:I_E\F:\IAL SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS Min. # of Affo;dal:llty
Units yp
1 004-010-41 2.35 PDR'SFCF’WW’ MDR/RC ;(5)5 ESTATEHWY | ppER LAKE CA Vacant land No 20 Low
1 004-010-46 16.19 PDR-SC-FF MDR ;85 E STATE HWY UPPER LAKE CA Orchard/Vacant No 140 Low
2 004-024-16 61.52 PDR-SC-FF MDR/RC 750 ROBIN HILLDR | LAKEPORT CA Vineyard and Oak woodlands Yes: Flood 300 Low
Existing SFD, Vineyard and Oak Yes: Oak
3 004-024-17 19.76 PDR-SC-FF RC/MDR 181 MACKIE RD LAKEPORT CA woodlands. Majority of this parcel is ) 50 Low
. Woodlands
designated RC.
Existing SFD, Vineyard and Oak Yes: Oak
3 004-026-18 36.85 PDR-SC MDR/RC 180 MACKIE RD LAKEPORT CA woodlands. Majority of this parcel is ) 180 Low
; Woodlands
designated MDR
4 004-058-25 1.42 R3-Www HDR/RC 280 ESTATEHWY UPPER LAKE CA Vacant, partial RC No 26 Very Low
400 SULPHUR CLEARLAKE OAKS Existing MHP, a large portion of the site
3 006-490-08 44.33 R3-5C HDR BANKDR #111 CA 95423 is currently undeveloped No 180 Very Low
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Table 2-6: Vacant/Underutilized Land Inventory

Estimated

SITE # PARCEL APN ACRES ZONING Gi’:_i':l”' SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS Min. # of Aﬁ°1'[da:"'ty
Units yp
6 008-061-72 2.20 R3 MDR 5805 LIVE OAKDR | KELSEYVILLECA | Vacant No 20 Low

8 024-071-01 R3-FF “ 5570 GADDYLN | KELSEYVILLE CA Exr:fjt'“g SFD, large amount of vacant Yes: Flood

10 024-071-69 10.46 R3-FF HDR 5400 GADDY LN KELSEYVILLE CA Vacant Yes: Flood 157 Very Low
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Table 2-6: Vacant/Underutilized Land Inventory

SITE # PARCEL APN ACRES ZONING GE’T.IIE-\T\IAL SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS El\s;ltllrlt11 :t:: Affo-lr_:::ility
Units

11 024-161-12 1.60 R3 HDR :i? FIFTH STREET KELSEYVILLE CA A few small structures, mostly vacant No 24 Very Low
12 024-161-13 1.04 R3-WW-FF-SC HDR é;léS FIFTH STREET KELSEYVILLE CA Existing SFD Yes: Flood 15 Very Low
13 024-231-10 2.04 R3 HDR 2255 STATE HWY LOWER LAKE CA Vacant No 30 Very Low
14 024-331-02 1.64 R3 HDR 16440 ROSE ST LOWER LAKE CA Vacant No 30 Very Low
15 024-432-17 1.46 R2-FF MDR é:&;%slg\l TA MIDDLETOWN CA Existing structures Yes: Flood 13 Low

16 024-471-05 1.05 R3 HDR 15463 LAKE AVE MIDDLETOWN CA Existing SFD & garage No 18 Very Low
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Table 2-6: Vacant/Underutilized Land Inventory

Estimated .
SITE # PARCEL APN ACRES ZONING G'i,':f\'x“' SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS Min. # of Aﬁ°;:::"'ty
Units

027-222-06 “ 9400 RICE ST UPPER LAKE CA Existing SFD & shop

028-041-53 MDR/HDR éf\9/9DLAKESHORE LAKEPORT CA Existing structures/SFD Very Low
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Table 2-6: Vacant/Underutilized Land Inventory

Estimated -
SITE # PARCEL APN ACRES ZONING Gi’:i’::\" SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS Min. # of Affo.lr:dal:llty
Units yp
22 028-251-11 3.07 R3 HDR \3/\;‘\(5 CRYSTAL LAKE LAKEPORT CA Existing SFD/structures No 40 Very Low
22 028-251-12 4.77 R3 Hor/cr | 291 CRYSTALLAKE |\ skeporT ca Partially developed lot, MHP (3.9 ac No 50 Very Low
wy HDR)
23 028-331-05 1.91 R3 HDR 211 WRIGHT LN LAKEPORT CA B 9710, (TR U IR No 80 Very Low
land, potential seasonal creek
24 029-121-07 9.08 R3-SC-FF MDR/HDR/ 4555 LAKESHORE LAKEPORT CA Existing SFD and misc structures. Large Yes: Flood 40 Very Low
LDR BLVD amount of vacant land
25 029-221-08 1.71 R3 MDR gE\Z/QDLAKESHORE LAKEPORT CA Existing structures No 14 Low
3965 LAKESHORE Existing SFD (MDR 51174.7 HDT
26 029-231-80 2.13 R2 MDR BLVD LAKEPORT CA 41535.1) (Very Low) No 15 Low
27 029-231-81 2.07 R2 HDR ;ﬁCSDLAKESHORE LAKEPORT CA Existing SFD No 18 Very Low
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Table 2-6: Vacant/Underutilized Land Inventory

Estimated -
SITE#  PARCEL APN ACRES ZONING G';'\I'_E\T“A" SITUS ADDRESS SITUS TOWN COMMENTS CONSTRAINTS  Min. # of Aff°Trda:"'ty
Units P
28 031-052-17 6.85 PDR-SC-W MDR/RC 2?/?55 HAMMOND NICE CA Vacant, primarily MDR No 25 Low
28 031-052-22 9.90 R1-W-FF MDR/LDR 2?/?55 HAMMOND NICE CA Vacant, primarily MDR Yes: Flood 25 Low
29 031-053-22 3.10 R3-SC-WW HDR/RC 6853 COLLIER AVE | NICE CA Collier Avenue 50 unit development. No 50 Very Low
30 031-071-15 1.40 R3-FF HDR éﬁ(/([))LAKESHORE NICE CA Existing structures. Yes: Flood 25 Very Low
Half of parcel is developed with
31 031-071-18 6.57 R3-SC HDR 6763 COLLIER AVE | NICE CA SEDs/MHP the other half is vacant. No 50 Very Low
32 031-071-38 147 R3 HDR 6724 HAMMOND NICE CA Existing SFD, orchard and a few small No 25 Very Low
AVE structures

33 031-073-01 3.83 R3-SC-WW HDR 2900 CARSON ST NICE CA Vacant (steep slope) No 30 Very Low
34 351-131-01 4.16 R3-SC HDR \1/5360 WALNUT g;EARLAKE OAKS Existing orchard No 61 Very Low
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2.5 VACANT/UNDERUTILIZED LAND MAPS

The section contains maps and general development information for each site
presented in the Vacant/Underutilized Land Inventory noted in Table 2-6. These maps
are designed to provide basic general information to potential developer’s interested in
creating affordable housing developments in Lake County. Information includes an
aerial view of the site, acreage, basic land use designation information and an overview
of available infrastructure.
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SITE 1

Total Acres: 18.54
APMNs: 004-010-41 & 46
Address: 355/365 E. St. Hwy. 20, Upper Lake

LAND USE INFORMATION

General Plan: MDR

Zoning: PDR

Existing Use: Vacant/Orchards
Pending Development: None
Development Fotential: 160 units

INFRASTRUCTURE INFORMATION
2016 Prajected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS

Noise: N/A

Flooding: NotinaFZ

Slope: Less than 5%

Other: Proposed trail to border northwest property line (2011}, pro-
viding pedestrian access to downtown Upper Lake and Highway 20.

i.

i

4
i

NOTES -

Northern portion of the site is located within Upper Lake Co, Water
District. Annexation required for southern portion. Density trans-
fer should be utilized to cluster housing nearer Highway 20,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 2

Total Acres: 61.52
APNs: 004-024-16
Address: 750 Robin Hill Road, Lakeport

LAND USE INFORMATION

General Plan: MDR

Zoning; PDR-SC-FF

Existing Use: Vinevard & Oak Woodlands
Pending Development: None
Development Potential: 300 units

4 UCTURE g TATION
2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capaeity; Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Mot ina Flood Zone

Slope: Less than 10%

Other; Oak Woodlands

NOTES

Prior Subdivision Application on file with Community Development
Department. Lakeport Area Plan designates this area as ideal for
future development. Existing oak woodlands should be preserved,
Density transfer should be utilized to cluster high density units to
best suitable areas.

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 3

Total Acres: 56.135
APNs: 004-024-17 & 004-026-18
Address: 180 & 181 Mackie Road, Lakeport

LAND USE INFORMATION

General Flan: MDRE/RC

Zoning; PDR-SC-FF

Existing Use: Existing SFI3, Vineyard & Oak Woodlands
Pending Development: None

Development Potential: 230 units

4 UCTURE g TATION
2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capaeity; Adequate

ENVIRONMENTAL CONSIDERATIONS

Moise: N/A

Flooding: small western portion of property designated AE
Slope: Less than 10%

Other; Oak Woodlands

NOTES

Prior Subdivision Application on file with Community Development
Department. Lakeport Area Plan designates this area as ideal for
future development. Existing oak woodlands should be preserved,
Density transfer should be utilized to cluster high density units to
best suitable areas.

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 4

Total Acres: 1.42
APMNs: 004-058-25
Address: 600 E. State Hwy 20

LAND USE INFORMATION

General Plan: HDE/RC

Zoning: R3-Ww

Existing Use: Vacant

Pending Development: None
Development Potential: 26 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: Adjacent to State Highway 2o
Flooding: Mot in a Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 5

Total Acres: 44.33
APNs: 006-490-08
Address: 400 Sulphur Bank Drive, Clearlake Oaks

LAND USE INFORMATION

General Plan: HDR

Zoning: Rg-5C

Existing Use: Existing Mobilehome Park
Pending Development: None
Development Potential: 180 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity; Adequate

MNoise: Adjacent to State Highway 2o
Flooding: Mot located in a Flood Zone
Slope: Less than 10%

Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 6

Total Acres; 2.20
APMNs: 008-061-72
Address: 5805 Live Dak Drive, Kelseyville

LAND USE INFORMATION

General Plan: MDR

Zoning: Ra

Existing Use: Vacant
Pending Development: None
Development Fotential: 20

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot located in a Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 7

Total Acres: 1.16
APNs: 008-710-32, 33 &34
Address: 5582, 5586 & 5597 Main St., Kelseyville

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Vacant

Pending Development: None
Development Potential: 17 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot located in a Flood Zone

Slope: Less than 10% for western hall & 10-20 % for east half
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 8

Total Acres: 3.59
APNs: 024-071-01
Address: 5570 Gaddy Lane, Kelseyville

LAND USE INFORMATION

General Plan: HDR

Zoning: R3-FF

Existing Use: Existing SFD & Accessory structures
Pending Development: None

Development Fotential: 59

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: AOQ zoning along the northeast corner

Slope: less than 10%
Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 9

Total Acres: 1.79
APMNs: 024-071-18
Address: 5340 Gaddy Lane, Kelseyville

LAND USE INFORMATION

General Plan: MDR

Zoning: Re-FF

Existing Use: Existing SFD & Accessory structures
Pending Development: None

Development Potential: 10

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Located in the AD Flood Zone
Slope: less than 10%

Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 10

Total Acres: 10.46
APNs: 024-071-89
Address: 5400 Gaddy Lane, Kelseyville

LAND USE INFORMATION

General Plan: HDR

Zoning: Rg-FF

Existing Use: Vacant
Pending Development: None
Development Fotential: 157

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Front half of property is within the AO Flood Zone

Slope: less than 10%
Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 11

Total Acres: 1.60
APNs: 024-161-12
Address: 5375 Fifth Street Ext., Kelseyville

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Out-buildings
Pending Development: None
Development Fotential: 24

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot in a Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 12

Total Acres: 1.04
APNs: 024-161-13
Address: 5425 Fifth Street Ext., Kelseyville

LAND USE INFORMATION

General Plan: HDR

Zoning: R3-WW-FF-8C
Existing Use: Existing SFD
Pending Development: None
Development Fotential: 15

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Western end located within AO Flood Zone

Slope: less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 13

Total Acras: 2.04
APNs: 024-231-10
Address: 9755 State Hwy 53, Lower Lake

LAND USE INFORMATION
General Plan: HDR

Zoning: R3

Existing Use: Vacant

Pending Development: None
Development Potential: 30

INFRASTRUCTURE INFORMATION
2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity; Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: Adjacent to State Highway 53

Flooding: Mot located in a Flood Zone

Slope: Rear half less than 10%, 10 to 20% along front property line.

Other:

NOTES
Moderate grading likely required to provide access from Hwy 53.
Potential developers should work closely with the Lower Lake
County Water Distriet to mitigate eonstraints to public water provi-
sion,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 14

Total Acres: 1.64
APNs: 024-331-02
Address: 16440 Rose Street, Lower Lake

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Vacant
Pending Development: None
Development Potential: 30

INFRASTRUCTURE INFORMATION

2016 Projected Water Capaeity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot locate in a Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 15

Total Acres: 1.46
APMNs: 024-432-17
Address: 21050 Santa Clara Rd., Middletown

LAND USE INFORMATION

General Plan: MDR

Zoning: Re-FF

Existing Use: Existing out-buildings
Pending Development: None
Development Potential: 13 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: West half of property located with the AO Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 16

Total Acres: 1.05
APMNs: 024-471-05
Address: 15463 Lake Ave., Middletown

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Existing SFD & Garage
Pending Development: None
Development Potential: 18

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS

MNoise: N/A
Flooding: Not located within a Floed Zone

Slope: Less than 10%
Other: Located adjacent to an additional 2 acre property also prop-
erly designated to meet affordable housing needs.

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 17

Total Acres: 2.02
APMNs: 024-481-03 & 04
Address: 15493 & 15523 Lake Ave., Middletown

LAND USE INFORMATION
General Plan: HDR

Zoning: R3

Existing Use: SFD

Pending Development: None
Development Potential: 28

v UCTURE A TATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

Moise: N/A

Flooding: Mot located in a Flood Zone

Slope: Less than 10%

Other: Located adjacent to an additional 1 acre property also prop-
erly designated to meet affordable housing needs.

NOTES

Southern acre is developed with a large SFD. Vacant acre would
likely be adequate for a 10 unit development

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 18

Total Acres: 3.67
APNs: 027-222-06
Address: 9400 Rice Street, Upper Lake

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use; Existing SFD) & shop
Pending Development: None
Development Potential: 60 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Not located within a Floed Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 19

Total Acres: 5.94
APNs: 028-031-86
Address: 350 Lakeview Road, Lakeport

LAND USE INFORMATION

General Plan: MDR

Zoning: PDR

Existing Use: Vacant

Pending Development: None
Development Potential: 45 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capaeity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Not located within a Floed Zone

Slope: Less than 10%
Other:

NOTES

A general and specific plan of development would be required for
any proposed housing project at this site,

LAKE COUNTY

zont-Aflfordable Housing Inventory

2-38



LAKE COUNTY HOUSING ELEMENT

APRIL 2012

SITE 20

Total Acres: 2.41
APMNs: 028-041-53
Address: 3699 Lakeshore Blvd., Lakeport

LAND USE INFORMATION

General Plan: MDR

Zoning: Ra

Existing Use: Existing SFD & Accessory structures
Pending Development: None

Development Potential: 30

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Not located within a Floed Zone

Slope: 10 to 20%
Other:

NOTES

Property contains some areas of significant slope that may not be

suitable for development,

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 21

Total Acres: 4.88
APNs: 028-251-09
Address: 371 Crystal Lake Way

LAND USE INFORMATION

General Plan: MDR

Zoning: R3

Existing Use: Barn

Pending Development: None
Development Potential: 43

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity; Adequate

Moise: N/A

Flooding: Mot located in a Flood Zone
Slope: 5to20%

Other:

NOTES
Located adjacent to 7.5 acres of land properly designated for multi-
family housing,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 22

Total Acres: 7.84
APMNs: 028-251-114& 12
Address: 291 & 345 Crystal Lake Way, Lakeport

LAND USE INFORMATION

General Plan: HDR

Zoning: Ry

Existing Use: SFD & Mobile Home Park
Pending Development: None
Development Potential: 9o units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity: Adequate

Moise: N/A

Flooding: Mot located within a Flood Zone
Slope: 5to20%

Other:

NOTES

Located adjacent to 2 acres of land properly designated for multi-

family housing,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 23

Total Acres: 1.91
APNs: 028-331-05
Address: 211 Wright Lane, Lakeport

LAND USE INFORMATION

General Plan: HDR

Zoning: Ry

Existing Use: SFD & Accessory stmictures
Pending Development: None
Development Fotential: Bo

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Mot located within a Flood Zone
Slope: Less than 10%

Other: Seasonal creek traverses southern portion of property.

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 24

Total Acres: 9.08
APNs: 029-121-07
Address: 4555 Lakeshore Boulevard, Lakeport

LAND USE INFORMATION

General Flan: MDE/HDR/LDR

Zoning; R3-5C-FF

Existing Use: SFD & Accessory structures
Pending Development: None
Development Potential: 40

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity; Adequate

ENVIRONMENTAL CONSIDERATIONS

Moise: N/A

Flooding: AE Flood Zone present along water front Portion of lot
Slope: Less than 10%

Other;

NOTES

Off-tract road dedication likely required to provide access from ei-
ther Cak or Hickory Avenues to the South,

LAKE COUNTY

zoni-Aflfordable Housing Inventory
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SITE 25

Total Acres: 1.71
APNs: 029-221-08
Address: 4029 Lakeshore Blvd., Lakeport

LAND USE INFORMATION

General Plan: MDR

Zoning: R3

Existing Use: SFD & Accessory structure
Pending Development: None
Development Potential: 14

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity; Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Mot located in a Flood Zone

Slope: 10 to 20%

Other;

NOTES

Additional road right-of-way & possible off-tract dedication likely
required to gain aceess to this site from either Deer Hill Lane or
from adjacent mini-storage property to the East,

LAKE COUNTY

zoni-Aflfordable Housing Inventory

2-44



LAKE COUNTY HOUSING ELEMENT

APRIL 2012

SITE 26

Total Acres: 2.13
APNs: 029-231-30
Address: 3965 Lakeshore Blvd., Lakeport

LAND USE INFORMATION
General Plan: MDR

Zoning: Rz

Existing Use: Vacant

Pending Development: None
Development Potential: 15

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A

Flooding: Mot located within a Flood Zone
Slope: 10 o 25%

Other;

NOTES

Adjacent to 2 acres also properly designated for multi-family hous-

ing development.

LAKE COUNTY

zoni-Aflfordable Housing Inventory
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SITE 27

Total Acres: 2.07
APNs: 029-231-81
Address: 3875 Lakeshore Blvd., Lakeport

LAND USE INFORMATION

General Plan: HDR

Zoning: K2

Existing Use: SFD & Accessory Structures
Pending Development: None
Development Potential: 18 units

2016 Projected Water Capacity: Constrained
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS.

MNoise: N/A
Flooding: Mot Located within a Flood Zone

Slope: 10 to 25%
Other:

NOTES
Adjacent to 2 acres also properly designated for multi-family hous-
ing development.

LAKE COUNTY

zoni-Aflfordable Housing Inventory
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SITE 28

Total Acres: 16.75
APMNs: 031-052-17 & 22
Address: 6925 & 6965 Hammond Ave., Nice

LAND USE INFORMATION

General Flan: MDRE/LDR/RC
Zoning: PDR-SC-W & Fa-W-FF
Existing Use: Vacant

Pending Development: None
Development Fotential: 50

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS

MNoise: Adjacent to State Highway 2o

Flooding: 3W portion of property located in AE Flood Zone
Slope: Less than 10%

Other: wetlands located on property

NOTES

A previous development was proposed for this site but has since ex-
pired,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 29

Total Acres: 3.10
APNs: 031-053-22
Address: 6853 Collier Ave., Nice

LAND USE INFORMATION

General Plan: HDE/RC

Zoning; Ra-SC-WwW

Existing Use: Vacant

Pending Development: Approved 50 unit development
Development Fotential: 50

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS

Moise: Located near State Highway 2o
Flooding: Mot located in a Flood Zone
Slope: Less than 10% slope

Other: seasonal creek runs through property

NOTES

Located adjacent to & acre property designated for multi-family

housing development.

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 30

Total Acres: 1.40
APMNs: 031-071-15
Address: 2670 Lakeshore Blvd., Lakeport

LAND USE INFORMATION
General Plan: HDR

Zoning: R3-FF

Existing Use: Existing small structures
Pending Development: None
Development Potential: 25

INFRASTRUCTURE INFORMATION
2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity; Adequate

ENVIRONMENTAL CONSIDERATIONS

Moise: N/A

Flooding: Southern part of property within AE Flood Zone
Slope: Less than 10%

Other;

NOTES
Potential access issues during flood events. Secondary access off of

Collier Avenue should be pursued,

LAKE COUNTY

zoio-Allfordable Housing Inventory
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SITE 31

Total Acres: 6.57
APMNs: 031-071-18
Address: 6763 Collier Ave., Nice

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Half of parcel developed with a Mobile Home Park
Pending Development: None

Development Fotential: 50

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot Located in a Flood Zone

Slope: Less than 10%
Other: Seasonal creek traverses property.

NOTES

Located adjacent to 3 acre property with proposed 50 unit multi-
family housing project,

LAKE COUNTY
zont-Aflfordable Housing Inventory
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SITE 32

Total Acres: 1.47
APNs: 031-071-28
Address: 6724 Hammond Ave., Nice

LAND USE INFORMATION

General Plan: HDR

Zoning: Ra

Existing Use: Existing SFD & Orchard
Pending Development: None
Development Potential: 25 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity: Adequate

ENVIRONMENTAL CONSIDERATIONS
MNoise: N/A
Flooding: Mot located in a Flood Zone

Slope: Less than 10%
Other:

NOTES

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 33

Total Acres: 3.83
APNs: 021-073-01
Address: 2900 Carson St., Nice

LAND USE INFORMATION
General Plan: HDR

Zoning; R3-5C-FF

Existing Use: Vacant

Pending Development: None
Development Potential: 30

INFRASTRUCTURE INFORMATION
2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capaeity; Adequate

ENVIRONMENTAL CONSIDERATIONS

Noise: Located Adjacent to State Highway 20

Flooding: Mot located within a Flood Zone

Slope: 10 to 30%

Other: Some areas may not be suitable for development due to
slope.

NOTES
Maoderate grading likely required to provide aceess to property from

Carson Street.

LAKE COUNTY

zont-Aflfordable Housing Inventory
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SITE 34

Total Acres: 4.16
APMNs: 351-131-01
Address: 13860 Walnut Way, Clearlake Oaks

LAND USE INFORMATION

General Plan: HDR

Zoning: Rg-5C

Existing Use: Existing Orchard
Pending Development: None
Development Potential: 61 units

INFRASTRUCTURE INFORMATION

2016 Projected Water Capacity: Adequate
2016 Projected Sewer Capacity; Adequate

Moise: Located adjacent to State Highway 2o
Flooding: Mot located within a Flood Hazard Zone
Slope: Less than 10%

Other:

NOTES

LAKE COUNTY
zont-Aflfordable Housing Inventory
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2.6 QUANTIFIED OBJECTIVES

California Government Code, Section 65583[b], requires Housing Elements to contain
guantified objectives estimating the number of units likely to be constructed,
rehabilitated or conserved/preserved based upon the stated goals, objectives and
programs to be implemented during the timeframe of the planning period. These
guantified objectives are also required to be separated by income level. State law
recognizes that the total housing needs identified by the County may exceed available
resources and the County’s ability to satisfy this need. Under these circumstances, the
guantified objectives need not be identical to the total housing needs.

The preceding divisions of this section have focused on demonstrating the projected
need for affordable housing during the planning period, trends in the local building
market for the provision of affordable housing and the availability of lands for affordable
housing. Based upon this information—together with the stated goals, policies and
objectives, outlined in Section 1 of this report—the County has established the following
guantified objectives for the planning period, 2008-2014.

Table 2-7: Quantified Objectives

New Conservation &
Income Category Construction** Rehabilitation Preservation
Very-Low?* 103 15 10
Low 143 20 10
Moderate 254 50 20
Above Moderate 158 0 0
TOTALS 658 85 40

*50% of Very-Low Housing Units are assumed to be Extremely-Low Income Units

**Represents New Construction expected for the period of 2012-14 (2008-11reflected
in Table 2-2, Balance of Need)

New construction estimates are based upon recent construction data obtained from the
Lake County Building Division and assume that the development trends of 2008 thru
2011 continue for the remainder of the planning period. As represented in Table 2-2, in
Section 2.2, Balance of Need for the Planning Period, we see that the pace of new
housing construction has slowed significantly as compared to the previous planning
period of 2003-2008. Available Lake County Building Division records show that for the
past three years, or twelve (12) quarters, of the current planning period. Since these
figures represent half of the planning period, presented new construction figures in
Table 2-7 above show the likely number of new construction units expected for the
remainder of the planning period (2011-2014). See section 2.2, Balance of Need, for
details of how units are broken down by income group.
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Rehabilitation figures are based up County projected goals established through Housing
Element programs listed in Section 1—specifically programs HE-23, 24, & 27, focusing
on loan assistance for needed home repairs. The possible elimination of
redevelopment agency funding in the Northshore Redevelopment Area could
substantially reduce the County’s ability to meet these goals.

Preservation and conservation efforts are concentrated upon maintaining all existing
subsidized housing units whose contracts expire during the planning period, as shown
in Table 4-3, Assisted Housing Projects in Lake County. Program HE-22, shown in
Section 1 of this report, focuses on obtaining grant monies and cooperating with local
non-profit housing provider organizations to preserve existing affordable and subsidized
housing units from returning to market rate.
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3.0 HOUSING NEEDS ASSESSMENT

The analysis in the 2008 Housing Needs Assessment relied primarily upon 2000 U.S.
Census data. The analysis in this Housing Element includes both 2000 Census data
and current estimates from the California Department of Finance. Along with Census
data, this section also summarizes population, housing and employment data published
by the California Department of Finance (DOF).

The data for Lake County are presented wherever possible alongside comparable data
for the cities of Lakeport and Clearlake, the state of California, and in certain instances,
surrounding counties. This facilitates an understanding of the County’s characteristics
by illustrating how the County is similar to, or differs from, the County’s two incorporated
cities, the surrounding counties, and the state in various aspects related to demographic
characteristics and housing conditions and needs.

3.1 DEMOGRAPHIC AND EMPLOYMENT CHARACTERISTICS AND
TRENDS (POPULATION & HOUSING DATA)

The purpose of this discussion is to establish the baseline population and employment
characteristics for Lake County. This baseline will assist in identifying current conditions
and needs. This section discusses trends in population, households, income,
employment and the type of housing units available. Analysis of each of these areas
provides a database upon which decisions concerning housing policies and programs
can be the most effective.

Population & Demographics

Table 3-1 documents the fairly rapid growth of Lake County over the last seven
decades. Between 1970 and 1980 the population nearly doubled, with another 39
percent increase occurring between 1980 and 1990 and another 15 percent between
1990 and 2000. Growth rates in Lake County during the 1980’s and 90’'s were
significantly higher than that of the State. Population growth from 2000 onward has
been very similar to growth trends experienced by the State. Lake

County experienced an increase of 15 percent between 1990 and 2000 and only an
increase of 10 percent between 2000 and 2009. Population growth in Lake County has
been in large part a result of in-migration, particularly of retirees, rather than a natural
increase due to birthrate.

There are two incorporated cities in Lake County. The most populous being the City of
Clearlake which in 2009 had a population of 14,390. Clearlake experienced a minimal
annual growth rate of 1 percent between 1999 and 2009. During the same period the
City of Lakeport experienced and annual average growth rate of 0.8 percent with a total
population of 5,146 in 2009.
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Table 3-1 Historic Population (Lake County & California)
Lake County California
Population  Percent Population  Percent

Year Population Change Change Population Change Change
1940 8,069 6,907,387

1950 11,481 3,412 42% 10,586,223 3,678,836 53%
1960 13,786 2,305 20% 15,717,204 5,130,981 48%
1970 19,548 5,762 42% 19,953,134 4,235,930 27%
1980 36,366 16,818 86% 23,667,902 3,714,768 19%
1990 50,631 14,265 39% 29,760,021 6,092,119 26%
2000 58,309 7,678 15% 33,871,648 4,111,627 14%
2008* 64,053 5,744 10% 38,648,090 4,776,442 14%

Source: U.S. Census Bureau
*California Department of Finance (E-4, 2010 Population Estimates)

Lake County is currently home to more than 64,025 people. Population has increased
steadily for the past fifteen years at an annual growth rate of 1.2 percent. Assuming
that this trend continues population in Lake County is expected to reach 71,160 in 2015
and 83,796 by 2030. Projected population information together with projected
information for the State of California is presented in Table 3-2 below.

Table 3-2: Population Estimates & Projections (2009-2030)

Year County Population California Population

2010 64,053 38,648,090
2015(p) 71,160 39,675,945
2030(p) 83,796 45,881,786

Source: California Department of Finance; Demographic
Research Unit; Projections (p): Woods & Poole Economics

Changes in age groups can indicate future housing needs. Table 3-3 compares age
group changes between 2000, 2009 and projected 2015 estimates. The number of
children aged 10-19 has declined over the past ten years and is projected to continue.
Since 1990, the number of people between the ages of 50-59 increased about 116
percent, while those between 30-39 decreased 23 percent. These trends may indicate
the number of jobs for those between 30-39 have declined, while those looking towards
retirement are migrating to the area. Despite these trends, projections show that the
largest future growth can be expected in the 20-29 and 30-39 age groups. All other age
groups are expected to remain fairly steady with some declines in the upper age
brackets as a percentage of total population.

The figures provided for age distribution in Lake County are provided through the
California Department of Finance as they provide more recent information than
population figures provided in the last Census in 2000. However, the Department of
Finance information does not include a calculation of median age. Median age in Lake
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County as designated in the 2000 Census was 42.7 much higher than the California
median of 33.3 years, and slightly higher than Lakeport's median of 40.8 years and
Clearlake’s 41.1 years. Given the information provided through the California
Department of Finance it is expected that the median age in Lake County has increased
over the past decade.

Table 3-3: Age Distribution

County 2000 2009 2015(p)

Number Percent Number Percent Number Percent
0-9 6,973 11.9% 7,053 10.6% 7,926 11.1%
10-19 8,316 14.2% 7,822 11.7% 7,008 9.8%
20-29 4,613 7.9% 7,431 11.1% 9,899 13.9%
30-39 6,848 11.7% 5,758 8.6% 11,348 15.9%
40-49 9,150 15.6% 8,949 13.4% 8,096 11.4%
50-59 8,154 13.9% 10,718 16.1% 9,944 14.0%
60-69 6,395 10.9% 9,353 14.0% 9,033 12.7%
70-79 5,456 9.3% 6,327 9.5% 4,809 6.8%
80+ 2,819 4.8% 3,316 5.0% 3,097 4.4%
Total 58,724 100.0% 66,727 100.0% 71,160 100.0%

Source: California Dept. of Finance, Demographic Research Unit;
(p) Woods & Poole Economics--2015 projections

The race and ethnic composition of Lake County is shown in Table 3-4. Between 2000
and 2009 the total number of white population increased, however as a total percentage
of the population they have actually declined from 80.8 percent to 76.5 percent. This is
in large part due to the increase in the Hispanic population during this time period. All
other ethnic population groups have stayed essentially the same. Year 2015
projections do not show any dramatic changes in the composition of ethnic groups as a
percentage of population.

Table 3-4: Race/Ethnicity

County 2000 2009 2015(p)

Number Percent Number Percent Number Percent
White 47,476 80.8% 51,014 76.5% 54,401 76.4%
Hispanic 6,679 11.4% 10,404 15.6% 12,042 16.9%
Asian 502 0.9% 546 0.8% 1,135 1.6%
Black 1,242 2.1% 1,239 1.9% 1,534 2.2%
American Indian 1,457 2.5% 1,698 2.5% 2,048 2.9%
Other 1,368 2.3% 1,826 2.7% n/a n/a
Total 58,724 100.0% 66,727 100.0% 71,160 100.0%

Source: California Department of Finance, Demographic Research Unit;
(p) Woods & Poole Economics--2015 projections

Household Characteristics

Average household size is a function of the number of people living in households
divided by the number of occupied housing units in a given area. In Lake County, the
2008 average household size was 2.43 persons, up slightly from 2.39 in 2000, as
shown in Table 3-5, but significantly lower than the statewide average of 2.94 persons.
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Average household sizes in the incorporated cities are near equal to that of the County
with Lakeport at 2.42 and Clearlake at 2.38.

Table 3-5: Average Household Size

Total Population in Hﬁ\lljesreahgo? d
Households Households .
Year Size
2000 23,974 57,220 2.39
2008 35,348 62,858 2.43

Source: 2000 U.S. Census & 2008 DOF Table E-5

The U.S. Census divides households into two different categories, depending on their
composition. Family households are those that consist of two or more related persons
living together. Non-family households include persons who live alone or in groups
composed of unrelated individuals. As shown in Table 3-6, the family households
account for 64.1 percent of total households with non-family households accounting for
35.9 percent. The share of family households and non-family households remained
virtually the same between 1990 and 2000.

Table 3-6: Household Type Characteristics

Household Type Number Percent

Family households (families) 15,370 64.1%
Married-couple families 11,447 47.7%

Non-family households 8,604 35.9%
Householder living alone 6,954 29.0%
Households with person 65+ 7,815 32.6%

Source: 2000 U.S. Census

Household tenure differentiates between owner and renter occupied housing. Table 3-7
demonstrates that in 2000, 71.2 percent of households in Lake County were owner
occupied. This number was down less than one percent from 1990. More current
information is not expected to be available until 2011 when the 2010 census information

is released.

Table 3-7: Household Tenure

1990 2000
Tenure Number Percent Number Percentage
Owner 14,822 70.6% 16,914 70.6%
Renter 5,983 28.8% 7,060 29.4%
Total 20,805 100.0% 23,974 100.0%

Source: 1990 & 2000 U.S. Census
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Table 3-8 shows the DOF-estimated population and housing units for Lake County for
each year from 1990 to 2008. The 1990 and 2000 data are actual U.S. Census results.
While the DOF figures are estimates, the U.S. Census figures are based on actual
population counts. As indicated in this table, Lake County has had a slow but steady
increase in population since 1990, with a total increase of 6,816 between 1998 and
2008. The County has also experienced a similar pace in the growth of its housing
stock during that same period. However, the growth of housing between 2006 and
2008 is significantly larger than population growth of the same period. Due to the recent
economic slowdown it is not likely that this trend has continued.

Table 3-8: Historic Population & Housing

Population Housing Units
Year Number  Change Cpiﬁracrsgn; Number  Change Eﬁgnegn;
1990 50,200 n/a n/a 28,822 n/a n/a
1991 52,002 1,802 3.6% 29,474 652 2.3%
1992 53,753 1,751 3.4% 30,132 658 2.2%
1993 54,969 1,216 2.3% 30,695 563 1.9%
1994 55,776 807 1.5% 31,157 462 1.5%
1995 56,350 574 1.0% 31,442 285 0.9%
1996 56,638 288 0.5% 31,613 171 0.5%
1997 56,837 199 0.4% 31,745 132 0.4%
1998 56,989 152 0.3% 31,837 92 0.3%
1999 57,275 286 0.5% 31,910 73 0.2%
2000 58,084 809 1.4% 32,528 618 1.9%
2001 59,315 1,231 2.1% 32,670 142 0.4%
2002 60,565 1,250 2.1% 32,760 90 0.3%
2003 61,493 928 1.5% 33,015 255 0.8%
2004 62,292 799 1.3% 33,347 332 1.0%
2005 62,878 586 0.9% 33,637 290 0.9%
2006 63,404 526 0.8% 34,014 377 1.1%
2007 63,682 278 0.4% 34,821 807 2.4%
2008 63,805 123 0.2% 35,348 527 1.5%
2009 64,075 270 0.4% 35,521 173 0.5%
2010 64,053 -22 0.0% 35,645 124 0.3%

Source: California Department of Finance: Demographic Research Unit

Income

The single greatest factor limiting housing choice is household income. Therefore,
income patterns are examined in great detail in the following section. The California
Department of Housing and Community Development (HCD) publishes household
income annually for areas in California. Table 3-9 shows the maximum annual income
level for each income group adjusted for household size for Lake County. In 2010, Lake
County had an area median income level of $56, 300. The maximum annual income
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data is then utilized to calculate the maximum affordable housing payments for different
households (varying by income level) and their eligibility for federal housing assistance.

Table 3-9: State Income Limits

1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person

Extremely Low  $11,850 $13,550 $15,250 $16,900 $18,300 $19,650 $21,000 $22,350

Very Low $19,750 $22,550 $25,350 $28,150 $30,450 $32,700 $34,950 $37,200
Low $31,550 $36,050 $40,550 $45,050 $48,700 $52,300 $55,900 $59,500
Moderate $39,400 $45,050 $50,650 $56,300 $60,800 $65,300 $69,800 $74,300
Above

Moderate >$47,300 >$54,050 >$60,800 >$67,550 >$72,950 >$78,350 >$83,750 >$89,150

Source: Housing and Community Development Department, 2010

Table 3-10 shows the distribution of households according to their 1999 incomes for
Lake County and California. As the table shows, Lake County has a much lower
income profile than California as a whole.

Table 3-10: Household Income Distribution

Lake County California
Income Category Households Percent  Households Percent
Less Than $5000 3,521 14.7% 967,089 8.4%
$5,000-$9,999 2,221 9.3% 648,780 5.6%
$10,000-$14,999 4,438 18.5% 1,318,246 11.5%
$15,000-$24,999 3,645 15.2% 1,315,085 11.4%
$25,000-$34,999 3,780 15.8% 1,745,961 15.2%
$35,000-$49,999 3,324 13.9% 2,202,873 19.1%
$50,000-$74,999 1,747 7.3% 1,326,569 11.5%
$75,000-$99,999 926 3.9% 1,192,618 10.4%
$100,000-$149,000 170 0.7% 385,248 3.3%
$150,000 or more 212 0.9% 409,551 3.6%
Total Households 23,984 11,512,020

Source: 2000 U.S. Census

Table 3-11 shows both Per Capita and Median Household Income. Per capita income
indicates the average annual earnings of an individual. Median household income
indicates the income of all individuals in a household, including persons living alone or
with unrelated individuals. Median income is the amount that divides the income
distribution into two equal groups: 50 percent of the population has incomes above the
median and 50 percent of the population has incomes below the median. It is also
important to note that per capita and median household income figures are used
frequently in the determination of eligibility to many state and federal housing programs.
For example, lower income is defined as 80 percent of the median income level. The
per capita and median household income data provides a comparison of income levels
in 2000 and 2008. In 2000, Lake County had a median household income ($29,598),
which was $17,895 less than the California median household income ($47,493).
According to figures prepared in conjunction with the Lakeport Housing Element,
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adopted in 2009, median household income in Lake County rose by $6,299 between
2000 and 2008.

Table 3-11: Median Household Income

2000 2008

. Median . Median
Per Capita Household Per Capita Household
$16,825 $29,598 $19,622 $35,897

Source: 2000 U.S. Census and 2009 ESRI forecast

There are two basic indices used by the Federal Government to measure poverty. The
first, ‘poverty thresholds’ are established by the U.S. Census Bureau and are computed
on a national basis. Thresholds are established through the use of complex formulas
which consider factors such as family size, number of children, farm/non-farm
residences and income. The definition assumes that a family is classified at poverty
level if its total income amounts to less than approximately three times the cost of an
economic food plan as determined by the U.S. Department of Agriculture and adjusted
for changes based on the Consumer Price Index. Table 3-12 identifies the number of
Lake County families and individuals with incomes below the national poverty level.
Although linked to income in relation to food prices it is safely assumed that families and
individuals in this income category are also most likely to need some form of housing
assistance. The 2000 Census indicates that 12.9 percent of families were classified as
at or below the federal poverty level. This represents a slight increase as compared
12.3 percent of families classified as at or below the federal poverty level by the 1990
Census. The percentage of families and individuals classified as below the poverty
level in Lake County is traditionally greater than that of the State.

Table 3-12: Families & Individuals Below the Poverty Level
Poverty Status in 1999

Families Percent Individuals Percent
Lake County 1,986 12.9% 10,081 17.6%
California 845,991 10.6% 4,706,130 14.2%

Source: U.S. Census Bureau

A second poverty index is established by the U.S. Department of Health and Human
Services are published annually as ‘poverty guidelines.” These guidelines are used for
administrative purposes to determine eligibility for assistance from various federal
programs. Poverty guidelines do not tabulate the number of people living in poverty.
Eligibility for Section 8 low income housing through HUD is not tied to the poverty
guidelines index.

Employment

Employment is a critical factor in relationship to the demand for housing. A strong
correlation exists between the increase in the employment base and the necessity for
additional housing. Over the past several years, beginning in 2006, Lake County has
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experienced a decline in total employment as evidenced in Table 3-13. This decline in
total employment is coupled with rising unemployment rate during the same period as
indicated in Table 3-14. Unemployment in Lake County is traditionally higher than the
State and National average. In 1993 the unemployment rate for the County was 13.4
percent. The unemployment rate declined every year between 1993 and 2001 reaching
a low of 7 percent. However since 2001 the unemployment rate has climbed back up
again. According to the California Employment Development Department the civilian
unemployment rate in Lake County in March 2010 was 19.6 percent compared with a
State rate of 16 percent and national average of 10.2 percent.

Table 3-13: Total Employment

Lake Annual

Clearlake Lakeport Count Percentage
Year ounty Change
1990 3,020 1,670 18,210 n/a
1991 3,090 1,710 18,670 2.5%
1992 3,230 1,790 19,460 4.2%
1993 3,290 1,820 19,820 1.8%
1994 3,260 1,810 19,660 -0.8%
1995 3,470 1,920 20,920 6.4%
1996 3,460 1,920 20,850 -0.3%
1997 3,400 1,890 20,520 -1.6%
1998 3,470 1,920 20,920 1.9%
1999 3,600 1,990 21,710 3.8%
2000 3,550 1,970 21,390 -1.5%
2001 3,820 2,120 23,050 7.8%
2002 3,930 2,180 23,680 2.7%
2003 3,920 2,170 23,670 0.0%
2004 3,900 2,160 23,520 -0.6%
2005 4,000 2,210 23,960 1.9%
2006 3,750 2,070 22,470 -6.2%
2007 3,680 2,030 22,060 -1.8%
2008 3,670 2,020 21,950 -0.5%
2009 2,590 1,980 21,510 -2.0%
2010 3,460 1,910 20,720 -3.7%

Source: California Employment Department

3-8



LAKE COUNTY HOUSING ELEMENT APRIL 2012

Table 3-14: County Unemployment

Count Annual Unemployment
Year y Percentage ploy
Unemployment ch Rate
ange

1990 1,780 n/a 8.9%
1991 2,230 25.3% 10.7%
1992 2,890 29.6% 12.9%
1993 3,070 6.2% 13.4%
1994 2,800 -8.8% 12.5%
1995 2,790 -0.4% 11.8%
1996 2,760 -1.1% 11.7%
1997 2,490 -9.8% 10.8%
1998 2,230 -10.4% 9.6%
1999 1,840 -17.5% 7.8%
2000 1,680 -8.7% 7.3%
2001 1,740 3.6% 7.0%
2002 2,150 23.6% 8.3%
2003 2,380 10.7% 9.2%
2004 2,340 -1.7% 9.1%
2005 2,080 -11.1% 8.0%
2006 1,880 -9.6% 7.7%
2007 2,050 9.0% 8.4%
2008 2,650 29.3% 10.8%
2009 3,900 47.2% 15.4%
2010 4,590 17.7% 18.1%
2011* 4,410 -3.9% 19.5%

Source: California Employment Development Department
* March 2011

Table 3-15 shows the employment by major sector for Lake County in 2001 and 2007.
As shown in the table, government and services are the major employment sectors for
the County, comprising a 18.5 percent and 29.3 percent share of the County’'s
employment in 2007, respectively. The Services category includes a wide variety of
businesses, government and other organizations, including lodging, repair, amusement,
health, legal and engineering, education, and membership. The dominating service
subsection of services in Lake County is the Health Care & Social assistance category,
accounting for 2,915 jobs or 11.9 percent of total employment in 2007.  Although,
agriculture makes up only approximately 8.5 percent of the County’s employment, it still
remains an important industry as well.

The building boom of the mid portion of this decade likely explains the increase shown
in Construction and Real Estate between 2001 and 2007. Due to the recent economic
slowdown it is likely that these industries as a total percentage of the employment have
declined since 2007.
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Table 3-15 Employment by Industry

2001 2007

Industry Jobs Percent Jobs Percent
Agriculture &
Mining 2,027 8.9% 2,047 8.4%
Construction 1,648 7.2% 2,022 8.3%
Manufacturing 556 2.4% 358 1.5%
Transportation &
Public Utilities 496 2.2% 819 3.4%
Wholesale Trade 307 1.3% 284 1.2%
Retail Trade 2,702 11.8% 2,711 11.1%
Finance, Insurance
& Real Estate 1,661 7.3% 2,430 10.0%
Services 6,786 29.7% 7,134 29.3%
Government &
Public
Administration 4,452 19.5% 4,493 18.5%
Recreation 2,185 9.6% 2,042 8.4%
Total 22,820 100.0% 24,340 100.0%
Source: U.S. Department of Commerce, Bureau of Economic
Affairs

* Beginning in 2001, the Standard Industrial Classification System
(SIC) was converted to the North American Industrial
Classification System (NAICS). Therefore, past data may not be
comparable to that for 2001 and forward.

Over the past few decades Lake County has increased in popularity as a retirement
destination. Retirees are attracted to the rural atmosphere and lower housing costs, as
compared to the urban Bay and Sacramento areas. Unlike other age groups, retirees
are not dependent upon the location of housing near employment. According to the
U.S. Department of Commerce, Bureau of Economic Analysis, only 42 percent of
income of Lake County residents came from earnings by place of work, in 2007,
compared to 77 percent in California. 27 percent of total income in Lake County was
received through transfer payment, significantly higher than the 13 percent statewide
average. Transfer payments are compensations for work not immediately performed.
They include payments made by government and businesses to individuals. Typical
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transfer payments include: Retirement & disability benefits, Medical, Unemployment
insurance, Veteran benefits, and Federal education & Training Assistance.

Many of these services overwhelmingly serve the retirement age community. However,
the numbers do indicate a high percentage of government benefit recipients for all age
groups. Similar to retirees, the lower housing costs in Lake County make this area
desirable to individuals with limited income means, who are more likely to receive above
mentioned transfer type payments.

Education levels have a strong relationship to employment opportunities. Jobs that
require specified skills or high levels of education are more likely to locate in areas
where the general population contains a higher percentage of educational attainment.
Table 3-16 compares educational attainment in Lake County with that of California. 13
percent of Lake County residents have a Bachelor's Degree or higher which is
significantly lower that the statewide average of 24 percent.

Table 3-16: Population by Educational Attainment, Population 18 & Over (2000)

Clearlake Lakeport County of Lake California

Educational

Attainment Number Percent Number Percent Number Percent Number Percent
Less than 9th

Grade 769 7.8% 239 6.8% 2,750 6.2% 2,687,841 10.9%
9th Grade to

12th Grade, No

Diploma 2,490 25.4% 466 13.3% 7,858 17.7% 3,235,504 13.1%
High School

Graduate 3,285 33.5% 807 23.0% 13,430 30.3% 5,192,997 21.1%
Some College,

No Degree 2,299 23.4% 1,340 382% 12,286 27.7% 5,981,132 24.3%
Associate's

Degree 519 5.3% 194 5.5% 3,091 7.0% 1,657,058 6.7%
Bachelor's

Degree 275 2.8% 286 8.2% 3,087 7.0% 3,847,654 15.6%
Graduate or

Professional

Degree 176 1.8% 177 5.0% 1,855 4.2% 2,047,999 8.3%
Total 9,813 100.0% 3,509 100.0% 44,357 100.0% 24,650,185 100.0%

Source: US Department of Commerce, Bureau of Census
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3.2 HOUSING STOCK CHARACTERISTICS

The following section presents general information pertaining to the housing stock in
Lake County. Table 3-17 presents the total number of housing units in the
unincorporated portions of Lake County. A housing unit is classified as any of the
following: permanent residence for a household, a seasonal or second home, or vacant
residential structure. The number of housing units in the county (including the
incorporated cities) increased at an average annual rate of one percent between 1998
and 2008, slightly higher than the state average of 0.7 percent. Mobile homes account
for 26.5 percent of housing in the unincorporated areas. Single-family residences in the
unincorporated areas make up approximately 70 percent of the housing stock compared
to 68 percent in 2000 and only 64 percent in 1990. Multi-family housing only accounts
for 3.6 percent of the total housing in the unincorporated areas. 44 percent of multi-
family housing is provided for outside city limits in the County.

Table 3-17: Total Housing Units

Sing_le Multiple Mobile Totgl AnnL_laI Annual
Famlly Famlly Homes Housing Unit Percentage
Year Units Units Units Change Change

1990 12,546 862 5,954 19,362 n/a n/a
1991 12,878 928 6,069 19,875 513 2.6%
1992 13,298 936 6,214 20,448 573 2.9%
1993 13,651 958 6,326 20,935 487 2.4%
1994 13,913 980 6,422 21,315 380 1.8%
1995 14,081 984 6,505 21,570 255 1.2%
1996 14,169 986 6,551 21,706 136 0.6%
1997 14,242 990 6,615 21,847 141 0.6%
1998 14,325 992 6,615 21,932 85 0.4%
1999 14,364 996 6,652 22,012 80 0.4%
2000 15,321 851 6,355 22,527 515 2.3%
2001 15,469 857 6,355 22,681 154 0.7%
2002 15,578 858 6,368 22,804 123 0.5%
2003 15,814 858 6,368 23,040 236 1.0%
2004 16,074 860 6,368 23,302 262 1.1%
2005 16,352 869 6,368 23,589 287 1.2%
2006 16,670 884 6,368 23,922 333 1.4%
2007 17,252 892 6,518 24,662 740 3.1%
2008 17,282 893 6,558 24,733 71 0.3%

Source: California Department of Finance, Demographic Research Unit

Table 3-18 breaks out the total housing stock in accordance to the type of structures in
which units are located. Unlike the situation in the rest of the state, in which multifamily
housing makes up the second largest category, mobile homes make up the second
largest category in Lake County. For the unincorporated portions of the County, 26.5
percent of the total consists of mobile homes versus the state’s 2 percent. A total of 11
percent of the state’s total is multifamily units compared to the County’s unincorporated
area’s 3.6 percent. The breakdown of housing unit types in 2008 compared to 2000 are
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virtually identical with a slight increase in the number of detached residential structures
and a slight decrease in the number of mobile homes.

Table 3-18: Housing by Unit Type

2000 2010

Unit Type Units  Percent Units Percent
Total Housing Units 22,527 100.0% 24,811 100.0%
Detached 15,006 66.6% 17,033 68.7%
Attached 315 1.4% 315 1.3%
2-4 Units 490 2.2% 505 2.0%
5 or more 361 1.6% 378 1.5%
Mobile Home 6,355 28.2% 6,580 26.5%

Source: State Department of Finance E-5 estimates, 2010

Table 3-19 shows total owner-occupied versus renter-occupied housing units for the
County and incorporated cities for both 1990 and 2000. The total number of occupied
units in 2000 was 23,974 of which 70.6 percent were owner-occupied and 29.4 percent
were renter-occupied. These percentages for the unincorporated areas are practically
identical to the 1990 percentages.

Table 3-19: Occupied Housing

Owner Renter

Community Total Number Percent Number Percent
1990

Lakeport 1,824 1,157 63.4% 667 36.6%

City of Clearlake 5,179 3,397 65.6% 1,782 34.4%

Lake County 20,805 14,822 71.2% 5,983 28.8%
2000

Lakeport 1,967 1,241 63.1% 726 36.9%

City of Clearlake 5,532 3,490 63.1% 2,042 36.9%

Lake County 23,974 16,914 70.6% 7,060 29.4%

Source: U.S. Census Bureau

It is possible that the recent number of foreclosures over the past couple of years may
have led to a slight decrease in both the number and percentage of owner-occupied
housing units. This same trend may reflect itself in the figures presented in Table 3-20
concerning vacancy. Prior to the increase in foreclosures over the past couple of years
the County experienced a large residential building boom. Many newly constructed
homes of this period have remained vacant, especially in the Hidden Valley Lake and
Riviera’s subdivisions.
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Table 3-20: Vacancy by Type

1990 2000

Units Percent Units Percent

Total Vacant Units 8,017 100.0% 8,554 100.0%
For Rent 433 5.4% 810 9.5%
For Sale Only 609 7.6% 732 8.6%
Rented or sold, not occupied 533 6.6% 280 3.3%
For Seasonal, recreational, or occasional use 5,648 705% 5,479 64.1%
For migratory workers 68 0.8% 14 0.2%
*QOther Vacant 726 9.1% 1,239 14.5%

Source: U,S. Census, 1990 & 2000

* |f a vacant unit does not fall into any of the categories specified above it is classified as
"other vacant."

The vacancy rate in a community indicates the percentage of units that are vacant and
for rent/sale at any one time. A five percent vacancy rate is considered balanced. A
rate of four percent or less indicates a shortage of housing units. After subtracting out
vacant housing classified as either migratory worker or seasonal/recreational Lake
County’s vacancy rate as a percentage of total housing equals approximately 10
percent compared to the statewide average of approximately 7 percent.

3.3 HOUSING CONDITIONS

As denoted in Table 3-21, 60 percent of the housing in the unincorporated portions of
Lake County are more than thirty years and approximately 20 percent of all housing
units being 50 years or older. Nearly half, 45 percent, of housing was constructed
between 1970 and 1990. The aged state of housing in the County indicates the
potential need for rehabilitation and general maintenance of many units during the life of
this plan.

Table 3-21: Age of Housing Stock

Year Structure Built Number Percent
*2000 to 2008 2,820 8.0%
1990 to 1999 4,672 13.2%
1980 to 1989 6,589 18.6%
1970 to 1979 9,230 26.1%
1960 to 1969 5,104 14.4%
1950 to 1959 3,227 9.1%
1940 to 1949 1,782 5.0%
1939 or Earlier 1,924 5.4%
*Total 35,348 100.0%

Source: U.S. Census, 2000
* State Department of Finance E-5 estimates
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The housing stock numbers presented in Table 3-21 for the years of 2000 through
2008, are based on California Department of Finance estimates, which may undercount
the number of new housing units. Table 3-22, derived from Lake County Building permit
records indicates that the number of new units constructed between 2000 and 2008 was
3,469. Table 3-22 also shows that a drastic increase in the number of new housing
units started in 2002 and continued through 2007. Since 2007 this construction boom
has drastically cooled off with the number of newly constructed units in 2008 being the
forth least in the period since 1990. It is likely that the numbers for 2009 and 2010 are
even lower than the 2008 numbers. Figures for 2009 and 2010 in the table below only
take into account finaled building permits and are likely to increase as other homes are
completed.

Table 3-22: New Housing Units Authorized by Building Permits

: New . Total New
New Single- Manufactured New Multiple )
Family Units Home Family Units Housing
Year Construction Units

2000 59 44 0 103
2001 176 69 50 295
2002 262 95 0 357
2003 326 102 2 430
2004 359 168 9 536
2005 401 147 11 559
2006 387 113 4 504
2007 298 90 44 432
2008 191 58 4 253
2009 103 33 25 161
2010 63 18 0 81
2011 48 14 0 62

Source: Lake County, Building Division

Manufactured Home Construction

On average the construction of a new manufactured residence is 30% less expensive
than the construction of a new standard construction residence of a comparable size,
according to local manufactured housing developers. Table 3-27 shows that a four-
person, low-income households can afford a maximum sales price of $145,100,
whereas the average home sales price in unincorporated Lake County, as noted in
Table 3-28, is $179,875. The significant cost difference, between standard construction
and construction of a manufactured home, makes manufactured homes a more viable
and affordable option for many potential homeowners who otherwise would not be able
to afford a home. As indicated in Table 3-22 above, 123 number of new manufactured
homes constructed for the period of 2008-2011. Trend estimates obtained from the
Lake County Building Division estimate that an additional 12 manufactured homes will
be constructed in 2012, 15 in 2013 and 20 in 2014. Thus the construction of
manufactured homes over the planning period of 2008 thru 2014 is expected to account
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for approximately 170 units, further assisting Lake County in meeting its RHNA figures
for the planning period.

Second Unit & Granny Unit Construction

Government Code Section 65852.150 states: “Second units provide housing for family
members, students, the elderly, in-home health-care providers, the disabled and others,
at below-market prices within existing neighborhoods.” All residential zoning districts in
Lake County permit, at the ministerial level, the allowance of granny units and
furthermore permit residential second units on properties compliant with density
allowances within their respective zoning district. The only true distinction between
granny units and residential districts is their permitted size. Granny units are restricted
to 720 square feet on lots less than 40,000 square feet in size and 1008 square feet for
larger properties. No size restrictions exist for residential second units.

There have been 46 number of granny units and residential second units permitted in
the County since the start of the planning period (2008). Based on the average of
permits processed over the past four years the Planning Division estimates that an
additional 12 of residential second units and granny units will be permitted through the
remainder of the planning period (2012-2014). The permitting of these units does not
seem to effected by the recent recession in the same manner as other construction
trends. Due to the relatively low cost of construction (zero land cost and generally
smaller in scale), County staff indicate that second residential units and granny units
primarily serve as housing units for lower income households, and on average provide
rental housing at levels more affordable than standard rental housing types, such as
apartments and detached single-family homes. It is difficult to survey rental rates for
granny units and second residences as many typically house families related to the
occupants. The permitting of granny units and residential second units during the
planning period of 2008 thru 2014 is expected to account for approximately 94 units,
further assisting Lake County in meeting its RHNA figures for the planning period.

2002 Housing Conditions Survey

In 2002, the County of Lake completed a countywide survey of housing conditions,
excluding those areas previously surveyed in June 2000. This survey involved a total of
3,325 housing units in the communities of Clearlake Oaks/Clearlake Unincorporated
Area (UA), Cobb, Finley, Kelseyville, Lakeport, Lake Pillsbury, Loch Lomond, Lower
Lake, Middletown, Whispering Pines, and Witter Springs. Clearlake Oaks and
Clearlake UA were surveyed together as one area.

The study, carried out by Connerly & Associates, was funded by a Community
Development Block Grant (CDBG) Planning & Technical Assistance Grant (00-STBG-
1537). Fieldwork for this project was conducted between November 2001 and June
2002, using criteria outlined by the CDBG Program serving as the basis for the survey.
Using the designations “Sound,” “Minor,” “Moderate,” “Substantial,” and “Dilapidated,”
the following results were obtained:

Approximately 67 percent of the units surveyed require some form of rehabilitation. The
approximate breakdown of units needing repairs is as follows:
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19 percent need minor repairs
23 percent need moderate repairs

14 percent need substantial repairs, and
11 percent are in dilapidated condition

Communities containing the units in highest need of repair are as follows: Whispering
Pines 95.6 percent, Finley 82 percent, Cobb 81.5 percent, Lower Lake 80.3 percent,
Loch Lomond 79.5 percent, Witter Springs 78.8 percent, and Lake Pillsbury 73.4

percent.

Table 3-23 consolidates the findings of the County 2002 Housing Conditions Survey
and the June 2000 North Shore Housing Condition Survey.

Table 3-23: Lake County Housing Conditions, 2002

Community Sound Minor  Moderate Substantial Dilapidated Total
2002 County Survey Results
Clearlake
Oaks/Clearlake UIA 164 153 42 19 16 394
Cobb 51 64 97 38 27 277
Finley 11 4 8 12 26 61
Kelseyville 144 55 106 52 78 435
Lake Pillsbury 24 7 33 16 10 90
Lakeport 284 127 144 80 58 693
Loch Lomond 35 31 41 45 19 171
Lower Lake 72 43 109 89 52 365
Middletown 296 126 155 54 52 683
Whispering Pines 4 11 24 26 25 90
Witter Springs 14 3 19 20 10 66
Total 1,099 624 778 421 373 3,325
2000 North Shore Survey Results
Glenhaven/Clearlake
Oaks (RD) 251 59 245 111 79 745
Lucerne 274 95 318 267 133 1,087
Nice 411 44 155 148 141 899
Upper Lake 55 21 39 84 51 250
Total 991 219 757 610 404 2,981

Source: Lake County Housing Conditions Survey, 2002

Although this survey did not differentiate between owner occupied and renter occupied
properties, additional research relevant to these issues indicates that absentee
landlords (living outside Lake County) own more than one-half of the rental housing
stock in Lake County. This is a significant indicator related to the lack of upkeep and
Additionally, many of the pre-1976 mobilehomes

maintenance of rental property.
mentioned in this report are rental homes.
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A total of 15 percent (512) of the units surveyed were mobile/modular homes, and only
15 percent of the mobile/modular units surveyed are in sound condition. The
approximate breakdown of units needing repairs is as follows:

7 percent need minor repairs

16 percent need moderate repairs

26 percent need substantial repairs, and
36 percent are in dilapidated conditions

The table below summarizes the mobile/modular findings of the County 2002 Housing
Conditions Survey and the June 2000 North Shore Housing Condition Survey.

Table 3-24: Lake County Mobile/Modular Home Conditions, 2002
Community Sound Minor Moderate Substantial Dilapidated Total

2001 Survey

Clearlake

Oaks/Clearlake UA 3 0 0 2 4 9
Cobb 2 1 10 2 5 20
Finley 1 0 1 4 7 13
Kelseyville 12 3 4 10 53 82
Lake Pillsbury 0 0 2 1 1 4
Lakeport 25 13 18 34 36 126
Loch Lomond 1 2 2 4 6 15
Lower Lake 17 11 39 72 46 185
Middletown 9 4 6 2 17 38
Whispering Pines 0 0 0 1 1 2
Witter Springs 6 0 1 3 8 18
2001 Total 76 34 83 135 184 512

2000 Survey

Glenhaven/Clearlake

Oaks (RD) 36 7 70 56 44 213
Lucerne 53 7 38 154 96 348
Nice 141 12 72 99 110 434
Upper Lake 11 2 3 5 17 38
2000 Total 241 28 183 314 267 1,033

Source: Lake County Housing Conditions Survey, 2002

Substandard residential dwellings, secondary structures such as travel trailers and
campers connected by extension cords, abandoned buildings, substandard single-wide
mobile homes, and lack of infrastructure such as sidewalks, curbs, and paved roads are
the “norm” for rural Lake County. Based on physical inspections of Lake County’s
housing supply and related properties, as well as the results of the data collected, there
is a serious need for residential rehabilitation and/or replacement of a significant portion
of the existing housing stock. The majority of repairs needed are health—-and safety—
related.
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3.4 HOUSING COSTS COMPARED TO ABILITY TO PAY

The following section discusses current income levels and ability to pay for housing
compared with housing costs. Housing is classified as “affordable” if households do not
pay more than 30 percent of income for payment of rent (including monthly allowance
for water, gas, and electricity) or monthly mortgage (including taxes). Since above
moderate-income households

Table 3-25: Lake County Definitions of Housing Income Limits

Extremely Low-Income Unit is a subset of the very low income and is defined as households
earning less that 30% of the median household income for Lake County as established by the U.S.
Department of Housing and Urban Development (HUD). For 2010, a Lake County household of
four is considered to be extremely low-income if its combined income is $16,900 or less.

Very Low-Income Unit is one that is affordable to a household whose combined income is at or
lower than 50% of the median income for Lake County as established by HUD. For 2010, a Lake
County household of four is considered to be very low-income if its combined income is $28,150 or
less

Low-Income Unit is one that is affordable to a household whose combined income is at or
between 50% to 80% of the median income for Lake County as established by HUD. For 2010, a
household of four is considered to be low-income if its combined income is greater than $28,150
but less than $45, 050.

Median-Income Unit is one that is affordable to a household whose combined income is between
81% to 100% of the median income for Lake County as established by HUD. A Lake County
household of four, in 2010, is considered to be median-income if it combined income is greater that
$45,050 but equal to or less than $56,300.

Moderate-Income Unit is one that is affordable to a household whose combined income is
between 101% to 120% of the median income for Lake County as established by HUD. A Lake
County household of four, in 2010, is considered to be moderate-income if it combined income is
greater that $56,300 but equal to or less than $67,550.

Above Moderate-Income Unit is one that is affordable to a household whose combined income is
above 120% of the median income for Lake County as established by HUD. A Lake County
household of four, in 2010, is considered to be above moderate-income if it combined income
exceeds $67,550.

Affordable Units are units for which households do not pay more than 30% of income for payment
of rent (including monthly allowance for utilities) or monthly mortgage and related expenses. Since
above moderate-income households do not generally have problems in locating affordable units,
affordable units are often defined as those that low-income to moderate-income households can
afford.

Source: HUD FY 2010 Income Limits Summary

do not generally have problems in locating affordable units, affordable units are
frequently defined as those reasonably priced for households that are low- to moderate-
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income. Table 3-25 above shows the definition of housing income limits and include the
maximum income limits for a family of four as derived from the U.S. Department of
Housing and Urban Development (HUD) Fiscal Year 2008 Income Limits Summary.

Table 3-26 and 3-27 show the maximum rents and housing sales prices, respectively,
that are affordable to the extremely low, very low, moderate and above moderate-
income households utilizing HCD-defined family income limits for Lake County.
Affordability is based on a household spending 30 percent or less of their total
household income for shelter. Figures provided in Table 1-27 are derived by calculating
out 30 percent of the maximum income levels for each income unit, as described in
Table 1-26 and dividing that figure by 12 for each month of the year.

The housing affordability by Income group figures provided in Table 1-28 are based
upon HCD Fiscal Year 2008 Income Limits Summary information for a Lake County
one, two, four and six person households. The maximum affordable sales price is
based on the following assumptions: 6.25% interest rate, 30-Year Fixed loan, 10%
down payment for extremely low, very low, and low income households (plus mortgage
insurance), 20% down payment for moderate and above moderate income households,
1.025% property tax, 2% closing costs, and homeowners insurance.

Table 3-26: Maximum Monthly Housing Costs by Income Group

1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person
Household Household Household Household Household Household Household Household

Extremely

Low $282 $323 $364 $404 $436 $467 $501 $532
Very Low $471 $537 $605 $672 $726 $780 $834 $887
Low $754 $861 $969 $1,076 $1,163 $1,249 $1,335 $1,421

Moderate $1,130 $1,292 $1,452 $1,615 $1,745 $1,872 $2,003 $2,132

Above
Moderate $1,130+ $1,292+ $1,452+ $1,615+ $1,745+ $1,872+ $2,003+ $2,132+

Source: HCD Fiscal Year 2008 Income Limits Summary
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Table 3-27: Housing Affordability by Income Group
One Person Two Person Four Person Six Person
Household Household Household Household
Max. Max. Max. Max.
Max. Monthly Max. Monthly Max. Monthly Max. Monthly
Home Rent or Home Rent or Home Rent or Home Rent or
Sale Price Housing Sale Price Housing Sale Price Housing Sale Price Housing
Cost Cost Cost Cost
Eg\t/ceme'y $28,043 $282 $33,348 $323 $46,740 $404 $55,870 $467
$54,780 $471 $64,890 $537 $85,540 $672 $102,170 $780
Very Low
Low $95,760 $754 $111,960 $861 $145,100 $1,076 $171,740 $1,249
$175,610 $1,130 $202,930 $1,292 $257,320 $1,615 $301,220 $1,872
Moderate
Q%%‘frate $175,610+ $1,130+ $202,930+ $1,292+ $257,320+ $1,615+ $301,220+ $1,872+

Source: Derived from HCD Fiscal Year 2008 Income Limits Summary, Calculation performed by De Novo
Planning Group, 2009 (Lakeport Housing Element)

* Maximum Monthly Home Sale Price Assumptions: 6.25% interest rate, 30-Year Fixed loan, 10% down
payment for extremely low, very low, and low income households (plus mortgage insurance), 20% down
payment for moderate and above moderate income households, 1.025% property tax, 2% closing costs,
and homeowners insurance.

Table 3-28 shows the average and median sale prices for homes in unincorporated
Lake County that sold from January 2009 through June 2010. The sales are from the
Multiple Listing Service (MLS) and are primarily resale’s of existing housing. As
indicated in the table, the median sale price was $159,000 and the average, $179,875.
The MLS also includes statistics on the sale of mobile homes and manufactured homes.

Table 3-28 Average And Median Sale Prices For Homes In Lake County And
Selected Communities, January 1, 2009 to June 25, 2010

Area No. of Sales Average Median

Unincorp. Lake County 886 $179,875 $159,000
Cobb 57 217,467 194,000
Middletown 31 263,681 256,000
Upper Lake 23 238,299 230,000
Nice 24 149,343 113,714
Kelseyville 46 230,177 220,000
Hidden Valley 102 120,679 120,000
Lower Lake 30 169,498 148,500
Lucerne 53 112,146 105,000
Clear Lake Riviera 110 166,448 167,000

Source: Lake County Board of Realtors, Multiple Listing Service, Jan. 2009-June
2010, stats deemed reliable but not guaranteed

3-21



LAKE COUNTY HOUSING ELEMENT APRIL 2012

Compared to housing costs statewide Lake County home prices on first glance would
look to be affordable, however, when compared with the data contained in Table 3-27 it
is shown that households in the extremely low, very low and low income ranges will
have difficulty in purchasing a home in most areas of unincorporated Lake County.

Table 3-29: Fair Market Rent

0- 1- 2- 3- 4- 5- 6-

Year Bedroom Bedroom Bedroom Bedroom Bedroom Bedroom Bedroom

2000 $345 $439 $586 $739 $961 $1,105 $1,249
2001 $349 $444 $593 $747 $972 $1,118 $1,285
2002 $360 $458 $611 $770 $1,002 $1,152 $1,325
2003 $373 $475 $635 $799 $1,041 $1,197 $1,377
2004 $383 $488 $653 $821 $1,070 $1,231 $1,415
2005 $435 $510 $664 $962 $1,071 $1,232 $1,416
2006 $449 $527 $686 $994 $1,107 $1,273 $1,464
2007 $465 $545 $710 $1,029 $1,145 $1,317 $1,514
2008 $538 $631 $821 $1,190 $1,324 $1,523 $1,751
2009 $562 $659 $858 $1,243 $1,384 $1,592 $1,830

Source: Department of Housing and Urban Development, 2010

Table 3-29 shows HUD-defined fair market rent levels (FMR) for Lake County for 2000
through 2009. In general, the FMR for an area is the amount that would be needed to
pay the gross rent (shelter rent plus utilities) of privately owned, decent, safe, and
sanitary rental housing of a modest (non-luxury) nature with suitable amenities. FMRs
is set at the fortieth percentile, which means that 40 percent of the units in a given area
pay less than the fair market rent and 60 percent pay more. FMRs are estimates of rent
plus the cost of utilities, except telephone. FMRs are housing market-wide estimates of
rents that provide opportunities to rent standard quality housing throughout the
geographic area in which rental housing units are in competition. The rents are drawn
from the distribution of rents of all units that are occupied by recent movers.
Adjustments are made to exclude public housing units, newly built units, and
substandard units.

According to the Lake County Economic & Demographic Profile 2009-10 report,
prepared by the Center for Economic Development at Cal State University, Chico, noted
that between 2000 and 2009, the average rent price for a three-bedroom unit in Lake
County was about 1 percent less expensive than the average rent price in twenty
counties in Northern California. A two-bedroom unit was 2 percent more expensive.
Between 2000 and 2009 the Fair Market Rent for a three bedroom unit has increased
by 59.4 percent. A two bedroom unit has increased by 68.3 percent over the same
period.

A compilation of available rental units and rental costs based on a review of rental ads
in June 2010 in the Lake County Record Bee, the Lake County Property Management
Inc., AGM Property Management & Associates and Country Air Property Management
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websites is presented in Table 3-30 below. Compared with the information contained in
Table 1-30 the average and median rental costs in Lake County are in line with Fair
Market Rent rates. Households seeking units with more than three bedrooms are
extremely limited by supply.

Table 3-30: Lake County Rental Costs

B?;ng Sul-rj\r/]:;e d Range Average Median
Studio 3 $550-$595 $565 $550
1 Bedroom 11 $495-$750 $590 $575
2 Bedroom 35 $495-$1300 $822 $800
3 Bedroom 34 $750-$1550 $1,104 $1,000
4 Bedroom 1 $1,100 $1,100 $1,100

Source: Lake County Record Bee (6/28/2010); Lake County Property
Management Inc. (6/28/2010); AGM Property Management & Associates
(6/28/2010); and Country Air Property Management (6/28/2010)

Overpayment

Housing is generally the greatest single expense to households. Current standards
measure housing costs in relation to gross household income: households spending
more than 30 percent of their income, including utilities, are generally considered to be
overpaying or cost burdened. The impact of high housing costs falls disproportionately
on extremely low, very low and low income households, especially renters. While some
higher-income households may choose to spend greater portions of their income for
housing, the cost burden for lower income households reflect choices limited by a lack
of a sufficient supply of housing affordable to these households.

Table 3-31 shows the percentage of renters in different age groups in Lake County who
are overpaying for housing. Renter overpayment is pretty consistent across the age
groups mostly ranging between 40 to 45 percent of renters overpaying for housing.
Renters in the 55-65 age group have the highest percentage of overpayment at 48.9
percent.

Table 3-31: Renters Overpaying by Age
Number

Age of Total aving over Percent of
Householder Renters P ysog% Total

15-24 416 178 42.8%
25-34 1,466 616 42.0%
35-44 1,824 712 39.0%
45-54 1,485 616 41.5%
55-64 679 332 48.9%
65-74 503 225 44 7%
75 and over 503 228 45.3%

Source: U.S. Census, 2000
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Table 3-32 breaks down renter overpayment conditions by income. As would be
assumed, renters with lower incomes are substantially more likely to over pay for
housing. Nearly three-quarters of those households with incomes less than $10,000
and just over two-thirds of households with incomes less that $20,000 a year are
overpaying for housing in Lake County.

Table 3-32: Renters Overpaying by Income

Income Range Total Paying Percent of
Renters over 30% Total
Less than $10,000 1534 1,104 72.0%
$10,000 - $19,999 1652 1,117 67.6%
$20,000 - $34,999 1817 608 33.5%
$35,000 - $49,999 876 59 6.7%
$50,000 - $74,999 667 19 2.8%
$75,000 - $99,999 246 0 0.0%
$100,000 or more 103 0 0.0%

Source: U.S. Census, 2000

Overpayment for housing is not just limited to renters. As shown with renter
households, owner households in the extremely low, very low and low income range are
more likely to be burdened by housing costs greater than 30 percent of their monthly
income. Table 3-33 shows the percentage of owners in different age groups in Lake
County who are overpaying for housing. Owner overpayment seems to affect the
younger age groups (age 34 and younger) the most, although like renter overpayment
the 55-64 age groups seems to be burdened at a higher rate than other age groups.
Individuals aged 65 and older seem to be affected the least.

Table 3-33: Owners Overpaying by Age
Number

Age of Total aving over Percent of
Householder Owners P y3(§:1% Total

15-24 73 35 47.9%
25-34 511 190 37.2%
35-44 1,682 504 30.0%
45-54 2,453 765 31.2%
55-64 1,915 707 36.9%
65-74 1,844 497 27.0%
75 and over 1,718 424 24.7%

Source: U.S. Census, 2000

Table 3-34 breaks down owner overpayment conditions by income. As shown with
renters, owners with lower incomes are substantially more likely to over pay for housing.
Nearly three-quarters of those households with incomes less than $10,000 and 57
percent of households with incomes less that $20,000 a year are overpaying for housing
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in Lake County. There appears to be a substantial drop off in the number of owner
households overpaying for housing who make more than $35,000 a year versus those
who make less than this threshold.

Table 3-34: Owners Overpaying by Income

Income Range Total Paying Percent of
Owners over 30% Total
Less than $10,000 945 702 74.3%
$10,000 - $19,999 1,476 846 57.3%
$20,000 - $34,999 2,127 918 43.2%
$35,000 - $49,999 1,738 332 19.1%
$50,000 - $74,999 2,019 227 11.2%
$75,000 - $99,000 1,033 55 5.3%
$100,000 - $149,000 610 42 6.9%
$150,000 and up 248 0 0.0%

Source: U.S. Census, 2000

Overcrowding

Overcrowding is typically defined as more than one person per room, based on the
Census Bureau’s definition of “room,” which excludes bathrooms, porches, balconies,
foyers, halls, or half-rooms. Severe overcrowding occurs when there are more than 1.5
persons per room. Overcrowded housing conditions are most typically a reflection of
two main conditions: a lack of suitable sized housing in a community or high relative
cost of housing compared to income. Overcrowding can also lead to acceleration in the
deterioration of the housing stock.

According to the 2000 Census, the County of Lake contained 836 units of overcrowded
housing representing approximately three percent of households. Of these
overcrowded units 254 are considered severely overcrowded. Overall, Census data
provides that overcrowding is not a severe housing issue in Lake County. However, as
demonstrated in Table 3-35 below, a disproportionate amount, 62 percent, of
overcrowded households are renters.

Table 3-35 Household Overcrowding

Owner Renter Total
Occupied Units 16,421 8,756 25,177
Overcrowded Units 314 19% 522 6.0% 836 3.3%
Severely Overcrowded Units 49 0.3% 205 23% 254 1.0%

Source: 2000 Census, STF3 (H20)
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3.5 SPECIAL HOUSING NEEDS

Within the general population there are several groups of people who have special
housing needs. These needs can make it difficult for members of these groups to locate
suitable housing. The following subsections discuss the special housing needs of six
groups identified in State Housing Element Law (Government Code, Section
65583((a)(6)). Specifically, these include senior households, persons with disabilities,
large households, single-headed households, homeless persons, and farmworkers.
Where possible, estimates of the population or number of households in Lake County
(either the unincorporated area only or the entire County) falling into each group are
presented.

Senior Households

Senior households are defined as households with one or more persons over the age of
65 years. The ready access to recreational activities and the relatively low cost of
housing have historically made Lake County attractive to senior households and
retirees. Because of these recreational amenities and the high percentage of homes
owned and held for occasional use by residents outside the area, it appears reasonable
to conclude that Lake County will continue to be attractive as a retirement destination.

Tables 3-35 & 3-36 below presents information on the number of persons over the age
of 65 years in unincorporated Lake County as well as the number of households in
which a person over the age of 65 resides. Approximately 23 percent of all households
included one or more senior individuals, and 19 percent of all persons living in
unincorporated Lake County are seniors. This is nearly double the statewide average
of 10.6 percent. There are 1,130 seniors 85 years and older, the frail elderly, or 9.97
percent of the senior population. According to the 2000 Census data, 1,993 seniors live
alone (26.4 percent of the senior population)

Table 3-36: Seniors In Unincorporated Lake County, 2000

Number of Persons 65 years and over 11,332
Seniors as a Percentage of the Total Population 19.40%
Percentage Male 46.22%
Percentage Female 53.77%
Percentage Living Alone 26.40%
Percentage 85 Years and Older 9.97%
Number of Households with Individuals 65 Years and

Over 5,500
Percentage of All Households 22.90%

Source: 2000 U.S. Census.

3-26



LAKE COUNTY HOUSING ELEMENT APRIL 2012

Table 3-37: Number of Households aged 65+
Owner Householders 65+ Renter Householders 65+

Age 65+ Percent of All Number Percent of All Number Percent of All

Year Householders Householders Householders Householders
1990 7,847 37.7% 6,667 32.0% 1,180 5.7%
2000 7,490 31.2% 6,457 27.0% 1,033 4.3%

Source: U.S. Census, 1990 & 2000

The overwhelming majority of households headed by an elderly person in Lake County
are homeowners. Of the 7,490 housing units occupied by an elderly householder,
6,457 are owner-occupied.

According to statistics from the Social Security Administration, as of December 2009,
there were 661 individuals 65 years and over receiving SSI benefits in Lake County
(including Lakeport and Clearlake). (Note that this figure includes seniors who may
have qualified for SSI before age 65 because of a disability.) SSI is a needs-based
program that pays monthly benefits to persons who are 65 or older, blind, or have a
disability. Seniors who have never worked or have insufficient work credits to qualify for
Social Security disability often receive SSI benefits. In fact, SSI is the only source of
income for a number of low-income seniors. With a SSI monthly payment amount for
2010 of $674 for individuals and $1,011 for couples. Non-homeowner SSI recipients
are likely to have difficulty in finding housing that fits within their budgets since they can
afford to pay only $202 (30 percent of maximum monthly benefit) for rent, which is far
below the average rent for a one-bedroom unit or even a studio unit in Lake County.

Within the unincorporated area of the County there are two subsidized housing
developments for seniors. North Shore Villas, with 31 units for very low-income seniors,
was developed by Rural Communities Housing Development Corporation under the
HUD Section 202 program and thus is able to provide deep subsidies to those seniors
who need them. The Eskaton Senior Housing facility in Clearlake Oaks provides 21
units.

Seniors often face unique housing problems. While many may own their homes outright,
fixed retirement incomes may not always be adequate to cover rising utility rates and
insurance costs. The County’s 2002 housing conditions survey also documented that
many housing units are in immediate need of basic repairs, and the subsequent
household needs survey demonstrated that the elderly who did not have sufficient
savings to finance the necessary repairs often owned these dwellings.

Persons with Disabilities

There is limited data available on persons with disabilities in Lake County. Table 3-37
presents information from the 2000 U.S. Census, separated by type of disability and
individuals affected by disability ages 5 to 64 and 65 and older. The most common
disability type for those aged 5 to 64 is employment disabilities. For those aged 65 and
older physical disabilities make up the largest percentage of disabilities. A total of 7,809
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or 13.4 percent Lake County residents have a classified disability. The percentage of
seniors (65 years and older) with a disability is larger, 20.4 percent.

Table 3-38: Disability Status

Persons Ages 5- Persons Ages
64 65+ Total

Disability Status Number Percent Number Percent Number Percent
Sensory Disability 573 7.3% 391 5.0% 964 12.3%
Physical Disability 1,213 15.5% 1,341 17.2% 2,554 32.7%
Mental Disability 1,241 15.9% 109 1.4% 1,350 17.3%
Self-care Disability 23 0.3% 8 0.1% 31 0.4%
Go-outside-home Disability 379 4.9% 458 5.9% 837 10.7%
Employment Disability 2,073 26.5% N/A N/A 2,073 26.5%
Total Disability 5,502 70.5% 2,307 29.5% 7,809  100.0%

Source: U.S. Census, 2000

The statistics for the SSI program also provide information on the number of persons
with disabilities who may have housing needs because of their low incomes. As of
December 2000, there were 3,385 SSI recipients in Lake County (including Lakeport
and Clearlake) who were receiving benefits because they are blind or disabled.

While this information may provide some measurement of the population with various
disabilities, it does not reveal that proportion of the population that may require specially
adapted housing to accommodate their disabilities. In addition to mobility and self-care
limitations, there are also developmental disabilities, such as mental illness and
retardation. While accessibility may be of concern, supportive services are equally
critical.

Of particular concern to the persons with disabilities is the question of whether their
housing has living arrangements that are adaptable to their needs—adequate access to
their individual dwelling units as well as common areas for those with physical
disabilities, access to social services for those with mental and/or emotional disabilities,
and a multiplicity of supportive living arrangements for all disabled individuals. It is also
important that persons with disabilities have ready access to public transportation,
shopping and medical facilities and that such housing be affordable because most are
on low, fixed incomes.

The Housing Act of 1988 and the Americans with Disabilities Act require that local
building and housing codes incorporate requisite regulations to accommodate the needs
of the disabled. Therefore, newly constructed housing of four or more units or
containing an elevator, constructed after 1991, must meet minimum standards for
disabled access. With respect to older housing units and detached single-family units,
however, the need for retrofitting is crucial.
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Developmental Disabilities

SB 812 requires the County to include in the special housing needs analysis, needs of
individuals with a developmental disability within the community. A developmental
disability is a disability that refers to a severe and chronic disability that is attributed to a
mental or physical impairment that originates before the individual’s 18th birthday and
poses a substantial handicap for the individual in three or more major life areas.

These disabilities include: mental retardation (intellectual disability), cerebral palsy,
epilepsy, autism, and disabling conditions closely related to mental retardation or
requiring similar treatment.

The Redwood Coast Regional Center (RCRC) is the main provider of services to the
developmentally disabled in Lake County. The RCRC also serves the Counties of Del
Norte, Humboldt and Mendocino County. Any person who lives in Del Norte, Humboldt,
Lake or Mendocino County, may call RCRC and speak to an intake specialist who will
determine eligibility for services. RCRC is staffed by 107 individuals, including Intake
Specialists, Psychologists, Nurses, Behavior Analysis, Autism Clinical Specialists,
Service Coordinators, Customer Service and Fiscal staff.

RCRC provides the following services:
e Information and Referral
Assessment and Diagnosis
Prenatal Diagnostic Services
Early Intervention Supports and Services
Lifelong Individualized Planning and Service Coordination
Behavioral Supports
Employment and Day Services
Health and Medical Services
Family Support
Residential Care
Transportation

RCRC serves a total of 3,077 individuals, 603 of which are in Lake County. 1,413 are
from Humboldt County, 281 are from Del Norte County and 780 are from Mendocino
County.

A number of types of Residential Care (Housing Services) are provided by RCRC.
RCRC supports individuals with developmental disabilities living in their own homes or
with family members as long as possible and/or feasible. When the individual no longer
prefers to live in his/her own or family home, or when an individual's needs can no
longer be met in that setting, the regional center may purchase residential care.
Licensed residential care services that are located in community neighborhoods can be
a choice for some adults. Services to maintain the highest level of independence are
provided. Certified foster family homes may be selected if important for the child.
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Additional information as to the housing needs of individuals with developmental
disabilities needs to be obtained in order to determine if adverse constraints exist either
to housing availability, type or general access. The County will need to work with
organizations such as RCRC and other similar groups to better identify the housing
needs of these individuals and whether or not these needs are hindered inadvertently
by standard practices.

Large Households

The housing problems that confront large families include an absence of units of
sufficient size and within affordable price ranges for such families. Large families face
numerous problems, including poverty income levels and having little choice other than
living in dwellings that are in need of rehabilitation, as has been confirmed by the
County’s 2002 Housing Condition Survey.

The most critical housing need of large families is access to a larger supply of units with
more bedrooms than the customary three-bedroom dwelling. Although such units are
occasionally available, they are not available in the price or rental range affordable to
the “special needs” large family market. Table 3-38 shows that less than 5 percent of all
housing units in Lake County contain more than three bedrooms. In general, housing
for families should provide safe outdoor play areas for children and should be located to
provide convenient access to schools and child-care facilities. These types of needs
can pose problems particularly for large families that cannot afford to buy or rent single-
family houses because apartment and condominium units are most often developed
with childless, smaller households in mind.

Table 3-39: Housing Units by Number of

Bedrooms
Number Percent

Total: 32,528 100.0%
No Bedroom 1,187 3.6%
1 Bedroom 4,993 15.3%
2 Bedrooms 14,390 44.2%
3 Bedrooms 10,445 32.1%
4 Bedrooms 1,311 4.0%
5 or more Bedrooms 202 0.6%

Source: U.S. Census, 2000

The U.S. Department of Housing and Urban Development (HUD) defines a large family
as one with five or more members. According to the 2000 Census there were 2,095
households classified as large families, representing 13.6 percent of total households in
Lake County.

The lack of available housing for large families creates a problem for those non-owner
families, particularly those renters who live in multifamily housing, since multifamily
rental housing units generally provide one or two bedrooms and not the three or more
bedrooms that are required by large families. For the large families that are unable to
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rent single-family houses, it is likely that these large renter households are overcrowded
in smaller units. When planning for new multifamily housing developments, therefore,
the provision of three-and four-bedroom units is an important consideration due to the
likely demand for affordable, larger multifamily rental units.

Single-Headed Households

According to the U.S. Census Bureau, a single-headed household contains a household
head and at least one dependent, which could include a child, an elderly parent, or non-
related child. The 2000 Census indicates that there are 2,715 households headed by a
female, representing 11.3 percent of all households in the unincorporated area of Lake
County. The majority (64.4 percent) of these female-headed households (1,749) have
children living in them who are under 18 years of age. According to the Census, there
were 837 single-headed households headed by males with children under 18 and no
wife present in 2000.

Table 3-40: Female Headed Households

Female
Headed
Female Households
Headed Percent of : Percent of
Total With
Households Households all Children all
No Husband Households Households
Present Under 18,
No Husband
2000 Present
Lakeport 1,967 247 12.6% 162 8.2%
Clearlake 5,532 868 15.7% 571 10.3%
Lake County 23,974 2,715 11.3% 1,749 7.3%

Source: U.S. Census 2000

Due to lower incomes, single-headed households often have more difficulties finding
adequate, affordable housing than families with two adults. Also, single-headed
households with small children may need to pay for childcare, which further reduces
disposable income. This special needs group will benefit generally from expanded
affordable housing opportunities. More specifically, the need for dependent care also
makes it important that housing for single-headed families be located near childcare
facilities, schools and youth services.

Extremely Low Income Households

Extremely low income (ELI) households—those making less than 30% of the Median
Family Income for Lake County—face many challenges in securing adequate housing.
These individuals and families can often be one step ahead of homelessness and are
often marginally employed or collecting small amounts of government assistance such
as Social Security. According to the 2005-2007 Comprehensive Housing Affordability
Strategy (CHAS) conducted by the United States Department of Housing and Urban
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Development (HUD) just slightly more that 3,000 households in Lake County were
considered to be classified as ELI.

Table 3-41: Housing Needs for Extremely Low-Income Households

Renters Owners Total
Total Number of ELI Households 1,900 1,160 3,060
Percent with any Housing Problems 72.1% 87.9% 78.1%
Percent with Cost Burden (>30% of income) 70.8% 82.8% 75.3%
Percent with Severe Cost Burden (>50% of income) 58.2% 69.4% 62.4%
Total Number of Households 7,545 17,355 24,895

Source: HUD Comprehensive Housing Affordability Strategy (CHAS 2005-2007)

ELI households also tend to consist of individuals faced with other special housing
needs previously discussed in this section. Many ELI households will be seeking rental
housing and most likely facing an overpayment, overcrowding or substandard housing
condition. 72% of ELI households in the County are living in housing with identified
housing problems. The percentage of owner-occupied ELI households with identified
housing condition problems is nearly 88%, which is 15% greater than that of those who
are renting. A large reason for this difference is related to the fact that nearly 70% of
ELI owner-occupied households spend greater than 50% of their income on securing
housing alone. This leaves little to no available income to address failing housing
conditions.

To address the housing needs of ELI households, the County will need to employ a
detailed housing strategy including promoting a variety of housing types, such as single-
room occupancy (SRO) units and Supportive Housing facilities. Also referred to as
single-resident occupancy, SRO’s are generally single-room facilities which share other
facilities such as kitchens and bathrooms. Often times SRO'’s are found in former hotels
which now serve as permanent residences. In Lake County a particular issue of
concern is the conversion and use of former resort facilities to permanent living
establishments. These facilities are often substandard as their general infrastructure is
often in poor condition and/or improperly designed for permanent residence. These
facilities are also generally inappropriately zoned for use as permanent residences and
are not located near general services such as, public transportation corridors, grocery
stores or employment centers. Zoning standards should be modified to allow
conversions of some existing motel sites for use as SRO type housing at suitable
locations not identified as important resort areas, that have access to general
commercial, employment and public services.

Use of existing single-family homes for SRO units is not regulated by the County and is
considered a use by right in residential zoning districts. The County does not monitor
landlord/homeowners who may want to sublet a room or two within their home. As long
as there is adequate on-site parking, no overcrowding results that causes health and
safety violations, and the home is not dilapidated the County does not get involved
because activity is not prohibited by the Lake County Code.
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Supportive Housing is generally defined as permanent, affordable housing with on-site
services that help residents transition into stable, more productive lives. Services may
include childcare, after-school tutoring, career counseling, etc. The County should
make a greater effort to develop supportive housing and supportive services during the
life of this plan. The County should partner and meet with nonprofit groups who
specialize in providing and building housing for ELI households and supportive housing.
This effort is designed to:

Build a long-term partnership in development,

Gain access to specialized funding sources, including applying for funding sources that
support deeper targeting,

Identify the range of local resources and assistance needed to facilitate the
development of housing for ELI households, and

Promote a variety of housing types, including higher density, multi-family supportive,
single room occupancy and shared housing.

Homeless Persons

As elsewhere in the nation, homelessness is usually the end result of multiple factors
that converge in a person's life. The combination of loss of employment, inability to find
a job because of the need for retraining, and high housing costs lead to some
individuals and families losing their housing. For others, the loss of housing is due to
chronic health problems, physical disabilities, mental health disabilities or drug and
alcohol addictions along with an inability to access the services and long-term support
needed to address these conditions.

The term “homeless” is broadly defined by the McKinney-Vento Act's Education for
Homeless Children and Youth Program. The term “homeless children and youth”
means:

(A) Individuals who lack a fixed, regular, and adequate nighttime residence ...; and
includes:
() children and youths who are sharing the housing of other persons due to loss of
housing, economic hardship, or a similar reason; are living in motels, hotels, trailer
parks, or camping grounds due to the lack of alternative accommodations; are living
in emergency or transitional shelters; are abandoned in hospitals; or are awaiting
foster care placement;
(ii) children and youths who have a primary nighttime residence that is a public or
private place not designed for or ordinarily used as a regular sleeping
accommodation for human beings ...
(iif) children and youths who are living in cars, parks, public spaces, abandoned
buildings, substandard housing, bus or train stations, or similar settings; and
(iv) migratory children who qualify as homeless for the purposes of this subtitle
because the children are living in circumstances described in clauses (i) through (iii).

A 2008 survey conducted by Innisfree Now, a local charity organization, estimates that
between 639 to 959 homeless persons exist in both the incorporated and
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unincorporated areas of Lake County. These figures are based on the HUD estimates
for the region which state that between 1-1.5% of the population is homeless. Of the
homeless population is estimated that 85% of families are headed by single mothers
with an annual income of less than $8,000. 40% needing transitional housing are
women, mostly fleeing from domestic violence. 25-40% of homeless in Lake County
are children. Of all homeless men, approximately 33% are Veterans. This percentage
is similar to that which is found in most rural counties in California. Newer statistical
information is not available.

A 2002 study conducted by the National Coalitions for the Homeless found that children
and families were the largest growing segment of the homeless population in the United
States. This trend has been accentuated by the recent economic recession, specifically
rising unemployment and housing foreclosures. In 2008 Congress appropriated $25
million in assistance grants through HUD’s Rapid Re-Housing program. The program
received an extra $1.5 billion and was renamed in 2009 as part of the American
Recovery and Reinvestment Act of 2009 to Homeless Prevention & Rapid Re-Housing
program. The enactment of the Helping Families Save their Homes Act of 2009 allows
HUD homeless assistance monies to be used by families threatened by foreclosure or
who have recently become unemployed.

In 2004 a meeting of the United States Conference of Mayors found and stated that the
lack of affordable housing was the leading cause of homelessness in the United States.
Other contributing factors to homelessness include:

Mental lliness/Physical Disability
Substance Abuse

Domestic Violence

Poverty

Prisoner re-entry to society
Healthcare Costs

Mortgage foreclosures
Unavailability of employment

Actually determining and counting the number of homeless is very difficult. There are a
number of different types of homelessness with unique sets of contributing factors.
Chronic homelessness is defined as those who experience a protracted homeless
period, often a year or longer, or whose spells in the homeless assistance system are
both frequent and long.

Those who are homeless or at-risk of becoming homeless have varying housing needs.
Some require emergency shelter, while others require other assistance to enable them
to become productive members of society. Some are just passing through Lake
County, while others are long-time residents. Often, there is crossover between one
population group of “special needs” and another. For example, farm workers may
become homeless due to seasonal employment or female heads of household, due to
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domestic violence. In each instance, the point of contact for addressing their
homelessness is the problem that made them homeless.

About 40% of homeless men are veterans, although veterans comprise only 34 percent
of the general adult male population, according to Research on Veterans by the
National Coalition for Homeless. On any given night, between 130,000 and 200,000
veterans are homeless in the United States.

The U.S. Department of Veterans Affairs (VA) says the nation's homeless veterans are
mostly males (three percent are females). The vast majority is single, most come from
poor, disadvantaged communities, 45 percent suffer from mental illness, and half have
substance abuse problems. America’s homeless veterans have served in World War |,
Korean War, Cold War, Vietham War, Grenada, Panama, Lebanon, Operation Enduring
Freedom (Afghanistan), Operation Iragi Freedom, or the military’s anti-drug cultivation
efforts in South America. 47 per cent of homeless veterans served during the Vietnam
Era. More than 67 per cent served our country for at least three years and 33 per cent
were stationed in a war zone. Here are some statistics concerning the veterans
homeless:

23% of homeless population are veterans

33% of male homeless population are veterans

47% Vietnam Era

17% post-Vietham

15% pre-Vietnam

67% served three or more years

33% stationed in war zone

25% have used VA Homeless Services

85% completed high school/GED, compared to 56% of non-veterans
89% received Honorable Discharge

79% reside in central cities

16% reside in suburban areas

5% reside in rural areas

76% experience alcohol, drug, or mental health problems
46% white males compared to 34% non-veterans

46% age 45 or older compared to 20% non-veterans

Female homeless veterans represent an estimated 3% of homeless veterans. They are
more likely than male homeless veterans to be married and to suffer serious psychiatric
illness, but less likely to be employed and to suffer from addiction disorders.
Comparisons of homeless female veterans and other homeless women have found no
differences in rates of mental iliness or addictions.

The Lake County Community Action Agency provides temporary assistance to the
homeless and reports that all 5 available temporary housing units (25 beds) are
occupied, with a waiting list of over 50 families. According to the Treatment Program
Manager of the Drug Abuse Alternatives Center (DAAC), there are 30 women
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participating in their program. Eight of these women reside at the DAAC Transitional
Living Center with their children and there is a waiting list of 17 women, many of whom
are homeless or in a “non-healthy living situation.”

Emergency Shelters

In accordance with SB 2 amendments to Sections 65582-65589 of the California
Government Code, every locality must identify a zone or zones where emergency
shelters are allowed as a permitted use without a conditional use or other discretionary
permit. California Health and Safety Code Section 50801(c) defines emergency shelters
as: “housing with minimal supportive services for homeless persons that is limited to
occupancy of six months or less by a homeless person. No individual or household
may be denied emergency shelter because of inability to pay.” The identified zone or
zones must include sufficient capacity to accommodate the need for emergency shelter
as identified in the housing element, except that all local governments must identify a
zone or zones to accommodate at least one year-round shelter. Adequate sites/zones
can include existing facilities that can be converted to accommodate the need for
emergency shelters.

The Lake County Zoning Ordinance includes provisions for the use of community care
facilities, which are defined as any facility, place, or building which is maintained and
operated to provide non-medical residential care, emergency shelters, adult day care, or
home finding agency services for children, adults, or children and adults, including, but
not limited to, the physically handicapped, mentally impaired, or incompetent persons.
Community care facility shall include residential facility, residential care facility for the
elderly, adult day care facility, home finding agency, and social rehabilitation facility, as
defined in Section 1502 of the Health and Safety Code.

Community care facilities, which by the zoning definition includes emergency shelters,
are allowed with a use permit in RL, RR, SR, R1, R2, R3, C1, C2 and C3 Zoning
Districts. State law requires the consideration of emergency shelters within residential
districts that must only be subject to the same restrictions that apply to similar housing
types in the same zone.

The requirement to obtain a use permit is inconsistent with state law. Section 6 of the
Housing Element provides an implementation program from the 2004 Housing Element
to evaluate residential districts to establish an emergency shelter use within those
districts, and establish a ministerial permit process that is only subject to those
restrictions that apply to other residential uses of the same type in the same zone.

The “C3”, Service Commercial, zoning district has been identified as a compatible and
suitable zone to allow emergency shelters as a permitted use. “C3” lands are located
within close proximity to services and other uses allowed in the district are compatible
with emergency shelters. Although primarily intended for heavy retail and service
commercial uses the ranges of uses is very broad and includes the permitting of Day
Care Centers, Pre-schools, Entertainment & Recreational Facilities (theatres, bowling
alleys, etc.) and Community Care Facilities as mentioned above. The “C3” district does
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not permit heavy industrial or manufacturing type uses. Within the County of Lake, there
are approximately 160 acres of vacant properties within the “C3” zoning district
available in each community throughout the County and are situated near collector
roads and have good access to public transit. Areas designated “C3” are located
directly in or immediately adjacent to downtown community centers and essential basic
services such as grocery stores and medical services. The table below indicates each
unincorporated cities and areas adjacent to the incorporated cities of Lakeport and
Clearlake vacant and occupied total acreages.

Table 3-42: "C3", Service Commercial Zoning Availability by

Community
Vacant "C3" Occupied "C3"
Community Properties Properties
Clearlake Oaks 21.91 acres 31.6 acres
Coyote Valley 38.94 acres 78.99 acres
Kelseyvile 5.97 acres 25.41 acres
Lakeport (North) .79 acres 10.31 acres
Lakeport (South) 44.19 acres 163.69 acres
Lower Lake 1.35 acres 126.59 acres
Lucerne .35 acres .36 acres
Middletown 38.94 acres 78.99 acres
Nice 24 acres 14.96 acres
Upper Lake 0 acres 24.89 acres

Source 2010 aerial photography of County of Lake ARC GIS data

Typical vacant “C3” zoned parcels are less than an acre in size, while some larger
parcels (greater than ten acres) also are available. Many suitable areas are also
available on “C3” zoned sites with established uses currently. The implementation
program will result in a revision to the Zoning Ordinance to bring it into compliance with
state law. Program HE-34 in Section 1 of the Housing Element provides an
implementation program to establish a ministerial permit process for small group homes
to allow those uses by right in residential districts and in the “C3” district. The
implementation program will result in a revision to the Zoning Ordinance to bring it into
consistency with state law.

Farmworkers

Farm workers are often faced with the problem of overpaying for housing as well as
overcrowded conditions. Furthermore, most of the housing that is available is in a
severely dilapidated condition. Farmworker housing located near urban services is a
critical need of farmworkers and their families. Although agricultural operators or labor
contractors provide units for farmworkers on their farms and ranches, mostly for
unaccompanied male migrant workers, there is more demand than supply, particularly
for family housing. As soon as a unit is vacant, it is immediately reoccupied by another
family. Despite the passage of a County zoning ordinance to facilitate the development
of farmworker housing on farmlands, Farm Bureau members report that the process
continues to be cumbersome and fraught with delays and red tape. Rural Communities
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Housing Development Corporation developed Oak Hill Apartments, which provides 40
rental housing units for farmworkers, in Kelseyville. RCHDC has been having difficulty
filling these units with qualifying farm laborers since its funding sources require proof of
tenant legal status.

Farmworkers accounted for 2.9 percent of the employed persons living in
unincorporated Lake County in 2000. The 2000 Census reported a total of 439
permanent residents who were employed in farming, forestry, and fishing occupations.
In 2007, the U.S. Department of Agriculture (USDA) reported in its Census of
Agriculture that 2,415 individuals worked either fulltime or seasonal in Lake County
agriculture, with 1,900 of those individuals employed for fewer than 150 days. The
USDA also reported that for 2010, the average California field worker earned $10.20 per
hour when employed. The California Department of Housing and Community
Development (HCD), which licenses employee housing in the state, reports that for
June 2011 it had active licenses for 887 employee housing beds. HCD, however, has
no information regarding the number of beds provided for free too workers as part of
their wages vs. the number of beds that are provided to these workers, almost
exclusively unaccompanied males, for rent or a fee.

The Migrant and Seasonal Farmworker Enumeration Profiles Study for California,
completed in 2000, provided estimates of the numbers of migrant and seasonal
farmworkers and their dependents for each county for health care programs for
farmworkers. The estimate for Lake County overall, which includes the incorporated
cities of Clear Lake and Lakeport, was 5,181 in the year 2000. This figure was much
higher than the census figures above because it includes seasonal workers as well as
dependents of farmworkers and covers the whole county.

The California Human Development Corporation (CHDC) provides services such as job
training, English classes, job placements, first-time home buying program, and
emergency help, to farmworkers and their families. At its Lake County public hearing in
May 2011, attendees identified adequate housing and employment/unemployment as
the top local priorities. The majority of farmworker families that live in the area lack
access to adequate housing because most have temporary employment with low
salaries and have no personal credit. They often have large families. There is still
housing discrimination. There is not enough low-income housing available.
Furthermore, farmworkers lack information on programs and assistance available to buy
or rent homes on the open market.
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4.0 RESOURCE INVENTORY

4.1 ADEQUACY OF PUBLIC FACILITIES AND INFRASTRUCTURE

Roads

The Lake County Department of Public Works is responsible for maintenance of county
roads. The Lake County Maintained Road System consists of 612 miles of roads that
include 125 bridges along with 3,555 culverts and numerous drainage structures. These
roads vary widely in their volume and type of traffic, pavement condition, and
geometrics (such as pavement width). The basic standard for county roads is two lanes.
Due to limited availability of funding and the inability to perform all of the maintenance it
would like, the Lake County of Board of Supervisor’s policy is to not take any additional
roads into the County maintained road system. Many local roads require widening,
intersection improvements, paving, or other measures to safely accommodate projected
growth. A number of older, undeveloped subdivisions lack adequate roads. The
County has assisted property owners in these areas with the formation of road
improvement assessment districts.

All of the roads within the County system are classified under the Federal Functional
Classification System and were approved by the Federal Highways Administration
(FHWA) in 1992. Functional classification as a minor arterial or major collector makes a
roadway eligible for Federal Aid funds. Of the County's 612 miles of roads, 477 miles
(78%) are classified as rural minor or rural local roads and do not qualify for Federal or
State Aid funds from programs such as the Regional Surface Transportation Program
(RSTP) and the State Transportation Improvement Program (STIP).

Within the Maintained Road System, there are 136 miles of roads that constitute the
County's Primary Road Network. Roads were identified as primary roads based on their
importance in interconnecting the cities and communities within the County. The
remaining 477 miles of County roads or secondary roads either have a lower functional
classification on the Federal Aid system or are roads that the County has placed less
importance. Of the 477 miles of secondary roads, 148 miles have a gravel or dirt
surface.

The State highway system of Lake County is made up of 137.5 miles of State highway,
which includes State Route 20, State Route 29, State Route 53, State Route 175, and
State Route 281. With the exception of a 7.5 mile freeway segment on State Route 29
near Lakeport, the 3.0 mile Clearlake Expressway, and several shorter three lane
sections in other areas, all of the State highways currently serving Lake County are two-
lane facilities. The State highway system in Lake County is geographically constrained.
The County is mountainous and highways must wind around the extensive lake system.
State Route 20 provides the main east west corridor through the County, extending from
the Mendocino County line to the Colusa County line. For the communities of Nice,
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Lucerne, Glenhaven, and Clearlake Oaks, Route 20 is “Main Street.” However, Route
20 itself is limited to a curving, two-lane facility by its surrounding geography.

Water and Wastewater Disposal

Water supply for domestic use in Lake County includes both groundwater and surface
water. While several water distribution systems buy Clear Lake water from the Yolo
County Flood Control and Water Conservation District, most use groundwater. The
Lake County Health Department regulates over 100 water distribution systems. Of
these systems, only 15 have 200 or more connections. The majority of systems, which
have less than 100 connections, typically include smaller subdivisions, mobilehome
parks, and resorts. A combination of depleting groundwater supplies and increased
treatment standards has resulted in the failure of a few systems.

The Lake County Sanitation District (LACOSAN) owns and operates the Northwest and
Southeast Regional Wastewater systems at each end of Clear Lake. A connection
moratorium is in effect for a portion of the Southeast Regional Wastewater collection
system. This the result of sewage spills that have occurred in the Highlands Harbor
area, in the City of Clearlake. Capital improvements are in the advanced planning
stages that will address the problem and allow lifting the connection moratorium. The
project will be under construction beginning in 2011 and scheduled to be completed in
2012. LACOSAN also operates local systems in Kelseyville and Middletown. In
addition to LACOSAN-operated facilities, the Clearlake Oaks County Water District
operates it own sewer system. The Hidden Valley Lake Community Services District
provides sewer and water service to properties within the Hidden Valley Lake
Subdivision, in Coyote Valley near Middletown. The remainder of the county uses septic
systems.

In general, the ability of each Sewer or Water District to accommodate additional
housing demand is closely tied to financial constraints. The willingness of current
customers to increase current service charges or to assume new costs for the
expansion of existing water and sewer systems plus the success in obtaining State or
federal grants or loans will primarily dictate the ability to increase service capacities to
accommodate new housing.

County Operated Water Systems:

CSA #2, Spring Valley: County Service Area #2, is comprised of the customer base in
the Spring Valley Lakes subdivision. The Spring Valley Water Treatment facility and
distribution system serves customers in the Spring Valley subdivision. The treatment
facility consists of a raw water pump station that takes water from an infiltration gallery
located in the North Fork of Cache Creek and pumps it to the treatment plant. The
Spring Valley Water system services 493 connections and includes over 66,000 ft of
distribution pipeline, one 241,000 storage tank and 1 High — Lift Service pumping
station. In September Of 2006, the Lake County Board of Supervisors enacted an
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Urgency Ordinance #2791 adopting emergency water conservation restrictions for water
customers in CSA #2 Spring Valley. The original water system was constructed for a
much smaller community than presently exists. Many portions of the original water
system were constructed with less than ideal materials and design and during a time
well before District staff had any role or oversight, and the system continues to be a
maintenance challenge. Expansion plans are in the planning stages—a network
hydraulic model was developed for the Spring Valley water distribution system and a
capacity and expansion analysis was completed for the treatment facility. Expansion
recommendations and alternatives have been developed and are being considered for
implementation. The Urgency Ordinance expired on November 21, 2010. The capital
project to improve the water system will be under construction in 2011.

CSA #6, Finley: County Service Area #6, was formed to establish a domestic water
system for the residents within the community of Finley. The current water system has
been upgraded from the original much smaller community water system with the intertie
to the Kelseyville water system in 2006, which provides improved water quality and
higher water pressure and flow. There are four active wells in the Kelseyville system
which supply water to Finley. The system has 227 connections, over 28,000 ft. of
distribution pipeline, one 5,000 gallon pressure tank, three storage tanks (1-1,000,000,
2-250,000 gallons), and one service pumping station. There are no capacity issues with
this system.

CSA #7, Bonanza Springs: County Service Area #7, was formed (with the dissolution of
its predecessors - Bonanza Springs, Seigler, and Forest Oaks Water Companies) to
establish a domestic water system for the residents within the community in Bonanza
Springs. The system consists of 179 connections, over 22,000 ft of distribution pipeline,
one 100,000 gallon storage tank and one service pumping station. There are currently
no restrictions on new connections, although the district has had capacity issues partly
due to distribution leaks, which have since been located and repaired.

CSA #13, Kono Tayee: County Service Area 13, serves The Kono Tayee Estates and
Kono Tayee Heights subdivisions. The system consists of 143 connections with over
5,000 ft of distribution line, five storage tanks (1-100,000 gallon, 1-13,000 gallon and 2-
30,000 gallon tanks) and one High-Lift Service pumping station on Verna Way. Meters
were installed throughout the CSA #13 Kono Tayee water system in 2010. Many
portions of the original water system were constructed with less than ideal materials and
designed during a time well before County staff had any role or oversight. The system
continues to be a maintenance challenge. There are currently no capacity issues for this
system.

CSA #16, Paradise Valley: County Service Area # 16, was formed to establish a
domestic water system for the residents within the community in Paradise Valley. The
system consists of 79 connections with three production wells over 7,500 ft. of
distribution pipeline, one storage tank (100,000 gallons) and one service pumping
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station. There is currently an urgency ordinance in place adopting emergency water
conservation restrictions and no new water connections are allowed at this time.

CSA #18, Starview: County Service Area #18, was formed (with the dissolution of its
predecessor, Starview Mutual) to establish a domestic water system for the residents
within the community in Starview. The system consists of 148 connections served by
over 12,000 ft of distribution line, one storage tank (100,000 gallons) and one service
pumping station. Many portions of the original water system were constructed with less
than ideal materials and design and during a time well before District staff had any role
or oversight, and the system continues to be a maintenance challenge. There are no
capacity issues for this system.

CSA#20, Soda Bay: County Service Area #20, is comprised of the Soda Bay, Lakewood
Park, and Riviera Heights areas of Lake County. CSA #20 was formed (with the
dissolution of its predecessor(s) Riviera Mutual Water Company, Lakeview Estates
Water Company, and over 14 additional small independent water systems) in March of
1989. The distribution system is divided into five pressure zones, which are served by
the 135,000 gallon clear well, one 330,000 gallon, four 60,000 gallon, and one 30,000
gallon water storage tanks, 5 booster pump stations, and two high service pump
stations. The system contains over 15 miles of distribution pipeline and serves 646
connections. The facility is operating efficiently and providing water to customers in
compliance with all applicable water quality standards. However, highly variable water
quality from Clear Lake creates significant challenges. On March 10, 2011, the State
Department of Public Health issued a new permit for the Soda Bay water system which
includes a connection restriction until the system can demonstrate adequate treatment
capacity.

CSA #21, North Lakeport: County Service Area #21, is comprised of the customer base
for the North Lakeport Water Treatment facility and distribution system serving the North
Lakeport area. CSA #21 was formed in 1989 and included more than 25 small
independent water systems. The distribution system is divided into three pressure
zones (PZ). PZ1 serves the largest number of customers and consists of approximately
128,500 ft. of piping, two 500,000 gallon storage tanks and is supplied directly from the
water treatment facility through two pumps. PZ1 supplies most (99%) of the North
Lakeport's water demand. PZ2 consists of 3,700 ft. of piping and two pumps. PZ2
directly serves 9 SFDs and supplies water to two 20,000 gallon storage tanks. PZ1 is
the sole source of water for PZ2. PZ3 consists of 2,100 ft. of pipe and directly serves 8
SFDs through two pumps and a 1,000 gallon pressure tank. PZ2 is the sole source of
water for PZ3. There is a total of over 25 miles of distribution pipeline serving 1300
connections. The N. Lakeport facility is in need of facility expansion for processing and
storage. The State Department of Public Health issued a compliance Order on May 13,
2008 restricting any new service connections. The District is currently examining options
for capacity/production expansion. The District has in place a Hydraulic Model which
examines new development and assesses capacity and potential impacts to the system
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in advance of actual connection, providing the developer time to incorporate
infrastructure improvements to accommodate the development and mitigation measures
to offset development impacts.

In September of 2011, Lake County Special Districts submitted a pre-application to the
California Department of Public Health (CDPH) for funding the system improvements
through the Safe Drinking Water State Revolving Fund Program (SDW-SRF). The pre-
application requests $2 million in funding to construct the following improvements:

1. Addition of one modular “Trident” multi-media filtration unit with ancillary
equipment. This will provide approximately 500 single family dwelling equivalents
of capacity.

2. Additional storage tank capacity

This project will require a significant rate increase for the customers served by this
system. The rate increase process will be initiated in 2012. Project construction is
estimated to begin in late 2012 or early 2013, subject to the SDW-SRF funding
schedule.

CSA #22, Mt. Hannah: County Service Area #22, was formed (with the dissolution of its
predecessor, Mt. Hannah Water Company) to establish a domestic water system for the
residents within the community in Mt. Hannah. This is a small CSA that serves
approximately 38 dwellings.

Kelseyville County Waterworks District #3: The Kelseyville water system was originally
constructed in the late 1960’s. The water system obtains water from four (4) wells. The
Kelseyville Water system serves the downtown and surrounding residential areas of
Kelseyville. Recent upgrades to the system (new well and storage tank) as well as an
intertie with the Finley Water System (CSA #6) were completed in 2006. The system
consists of 1020 service connections with over 29,000 ft of distribution pipeline, and one
(1) 1,000,000 gallon storage tank, and two (2) 250,000 gallon storage tanks. The
expansion of the supply and treatment capabilities within the Kelseyville water system
have been the primary focus within the system and those goals were successfully
completed. Future improvement goals, mainly in regards to the distribution system
(mainly piping and looping) are needed in the near term for the existing customer base
and reasonable future growth. In order to comply with the conditions of the USDA/RUS
loan that funded the system improvements in 2006, connections to the Kelseyville water
system are mandatory.

Non - County operated water systems with over 500 connections:

California_ Water Service Company: The California Water Service Company (formerly
known as the Lucerne Water Company) provides approximately 1,350 water
connections to the Lucerne community. The Water Company utilizes water from Clear
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Lake as its sole supply source. On November 7, 2006, the California Department of
Health Services issued a Compliance Order that disallows additional water connections
until the Company demonstrates that it has adequate treatment capacities to serve its
existing customers. The Order was lifted on December 5, 2008 after the company
completed the installation of a new treatment plant and additional storage capacity of
300,000 gallons, for a total capacity of over 900,000 gallons. The district can support
approximately 10% growth (120-130 taps) for new water connections located within
their existing service area.

Callayomi County Water District: The Callayomi County Water District (CCWD) supplies
water to 359 active customers, with 91 reserved connections within the district
boundary. Service is provided to residential, commercial, and agriculture uses, and to
the Middletown Rancheria and Twin Pines Casino and Hotel. The property at the
northeast corner of the intersection of Butts Canyon Road and Highway 29 was recently
annexed into the district. The CCWD's water source consists of groundwater from three
wells, one leased well on the Diamond D Ranch and two District owned wells on Big
Canyon Road. CCWD'’s water storage system consists of two tanks with a capacity of
625,000 gallons, which just meets the needs of the existing customers. The District's
Master Plan calls for replacement of one 125,000 gallon tank with a 450,000 gallon tank
on Rabbit Hill in 2010. CCWD operates a water treatment plant with a filtration system
and carbon filter with transmission lines from the wells to the treatment facility at the
corner of Brennan and Stewart Streets. The District has the water rights to supply
properties within its district boundaries, but will require additional wells, storage and
treatment facilities as lots are built-out in the community.

Clearlake Oaks County Water District: The Clearlake Oaks County Water District has
1665 active water connection accounts and a total of 1937 accounts. They may expand
to 2100 accounts before additional approval is needed from the State Department of
Health. The water company utilizes water from Clear Lake with the capability of treating
850 gallons per minute (GPM), though the average intake is approximately 450 GPM.
The company has seven tanks on six sites with a total storage capacity of 850,000
gallons of potable water.

Hidden Valley Lake Community Service District: The Hidden Valley Lake Community
Service District (HVL-CSD) was providing 2,437 water service connections as of 2008
to the in Hidden Valley Lake Subdivision and some commercial parcels in the
surrounding area along Coyote Valley and Hartmann Roads, including the golf course,
clubhouse, Coyote Valley School (water only), Hardester's Market and Coyote Valley
Plaza. The District currently has approximately 300,000 linear feet of piping, four
potable water booster pump stations, seven storage tanks, and three ground wells, and
a chlorine contact basin.

Lower Lake County Water District: The Lower Lake County Water District has over 1050
service connections. The water system is currently in locally imposed water
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conservation which restricts the installation of new water meters. The districts water
source is groundwater drawn from 8 wells which are in the process of being repaired
and upgraded. Well equipment issues are not allowing full draw of the wells. 1t is
anticipated that by the beginning of 2011 the water conservation restrictions will be
lifted. The system draws about 1.3 million gallons of water per day and has 1.5 million
gallons of storage. The district will next focus on upgrades within their delivery system.
There are no capacity issues.

Mount Konocti Mutual Water Company: The Mt Konocti Mutual Water Company
provides water service to residents of the Clear Lake Riviera Subdivision. As of August
2010, the Water Company was providing service to approximately 1546 connections.
Water is obtained from Clear Lake. The treatment plant has a typical out put of
1,000,000 gallons per day. The system infrastructure consists of roughly 26 miles of
water main and ten water storage tanks, with a total capacity of 1.2 million gallons. The
Water Company has service restrictions in place that will only allow it to serve the Clear
Lake Riviera Subdivision, which contains approximately 2800 lots.

Nice Mutual Water Company: The Nice Mutual Water Company provides water service
to the majority of the community area of Nice. Water is obtained directly from Clear
Lake and is treated at a treatment facility located along Lakeshore Boulevard. The
treatment plant has a maximum output of 650 gallons per minute. As of August 2010,
the district was providing water service to approximately 1300 connections. The system
has approximately 40 miles of distribution piping, and seven storage tanks with five tank
sites totaling gallons 1.15 million Gallons.

Upper_Lake County Water District: The Upper Lake County Water District provides
water service within the community area of Upper Lake. Water is obtained from two
wells. As of September 2010, the district was providing service to 405 connections. The
district has a storage capacity of 400,000 gallons, which consist of two 100,000 gallon
tanks and one 200,000 gallon tank. The district is currently at maximum storage
capacity and is in the process of upgrading the water delivery and storage system.
These upgrades include replacing the two 100,000 gallon tanks with a 500,000 gallon
tank and creating a looped delivery system in order to meet current fire flow
requirements.

The Konocti County Water District and the Highlands Water Company service areas are
located completely within the city limits of Clearlake. The City of Lakeport supplies water
to the incorporated areas within the City and a few small unincorporated areas south of
the City.
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Wastewater Systems

Northwest Regional Wastewater System: The Northwest (NW) wastewater collection
system serves the communities of N. Lakeport, Upper Lake, Nice, Lucerne, Kono Tayee
and Paradise Valley and utilizes aerated lagoons for treatment.1 The Northwest
Regional Wastewater System has a total of 4,785 connections, 90 miles of pipe within
the gravity collection system, 23 lift stations, and over 15 miles of force main piping
conveying wastewater to the NW Treatment Plant. (August 2010). Many portions of the
collection system were constructed 25-30 years ago when materials, construction
techniques and inspections were not as comprehensive as they are today. Due to the
age of the collection system, the close proximity to the lake, and seasonal high lake
levels, Inflow and infiltration of freshwater is common, and contributes a large
percentage of winter flows. The high seasonal flows force lift stations to operate for
extended periods of time and almost continuously during multi-day storm events. The
District frequently hires emergency pumper trucks and crews to avoid or minimize spills.
Treated wastewater is recycled at the Geysers steamfield for geothermal electricity
production. According to the Master Plan (December 2005), the service area has a
potential capacity for 7,379 connections. All projects greater in size than three single
family dwelling equivalents are required to utilize an established hydraulic model that
identifies the areas within the collection system where infrastructure improvements are
necessary to accommodate the development. Capacity Expansion Fees as well as the
costs of mitigation as identified in the Capacity Analysis are required of the developer.

The Southeast Regional Wastewater System: The Southeast Regional Wastewater
System collects and treats wastewater from Pirates Cove to Lower Lake, including the
City of Clearlake. As of January 2011, the system had 8,572 service connections
(9,546 single family dwelling equivalents) and over 100 miles of collection system piping
within the collection system.2 Like the Northwest Regional Wastewater System,
portions of this system were constructed over 30 years ago. Due to the proximity to the
lake and seasonal high water table, a significant amount of groundwater intrusion
occurs within the system during the winter. Also like the Northwest System, winter rains
contribute to inflow and infiltration and the increased flows in the winter requires the lift
stations to operate more frequently, and almost continuously during multi-day storm
events. During more intensive storm events, the District typically hires emergency
pumper truck services to maintain collection system operations. All treated
wastewater is recycled at the Geysers. According to the Master Plan (December 2005),
the service area has a potential capacity of 14,641 connections. All projects greater in
size than 19 single family dwelling equivalents are required to utilize an established
hydraulic model to determine necessary upgrades that will result from the proposed
development. Since March 2, 2010 there has been a sewer connection restriction in
most of the Clearlake area. Per Ordinance No. 2940, the restriction will remain in place

! Special Districts website (2010).
2 Special Districts website (2010).
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until February 15, 2012. It is not known at this time whether or not a further extension
will be necessary. The connection restriction is necessary, as the collection system
requires the installation of a temporary pumping station to adequately respond to the
impacts of recent development, and it is likely that any additional connections at this
time would exceed the capacity of the collection system. A connection moratorium is in
effect for a portion of the Southeast Regional Wastewater collection system. This is the
result of sewage spills that have occurred in the Highlands Harbor Area, in the City of
Clearlake. Capital improvements are in the advanced planning stages that will address
the problem and allow lifting the connection moratorium. The project will be under
construction in 2011 with completion scheduled for 2012. There are no additional
capacity issues at the treatment facility at this time.

Kelseyville Wastewater Treatment System: The Kelseyville wastewater collection and
treatment facility was constructed in the late 1960’s. The collection system serves the
downtown and surrounding residential areas of Kelseyville. Wastewater from the Clear
Lake State Park was added during the 1970’s and the wastewater collection system of
Corinthian Bay was added in the late 1980’s. Raw wastewater is conveyed through the
collection system and treated at the Gaddy Lane treatment facility and pumped to the
evaporation ponds facility on Mt. Konocti for final disposal. The system has 1353
service connections and also provides service to Clear Lake State Park. The system
has over 15 miles of pipe within the gravity collection system and over 4 miles of force
main piping including six lift stations conveying wastewater flows to the Kelseyville
Treatment Plant (Gaddy Lane). Two pumps convey the treated effluent from the Gaddy
Lane facility to the evaporation ponds on Mt. Konocti. In 2005, the Regional Water
Quality Control Board issued a Cease and Desist Order. In response to that Order and
growth in the customer base, the District is moving forward with facility expansion. The
expansion of the treatment, storage and disposal/reuse facilities is the primary focus
within the system. Conversion to an aerated lagoon process (similar to the NW and SE
treatment processes) will provide the necessary treatment improvements for the existing
customer base and reasonable future growth. Besides the expansion efforts, the District
is moving forward toward the development of a Network Hydraulic Model for the
collection system. Efforts for Kelseyville will be considered after the Middletown model
is completed. The hydraulic model will provide staff a tool to better evaluate structure,
capacity and flows within the collection system, and will identify the areas within the
collection system where infrastructure improvements are necessary in response to
planned community growth.

Middletown Wastewater Collection System: The Lake County Sanitation District
manages the Middletown Wastewater Collection System and Treatment Plant with a
federal grant from the EPA under the Clean Water Act. The plant began operation in
April 1992. Developed parcels within the district were required to abandon existing
septic systems, and undeveloped parcels began to be assessed for future connections.
The existing plant has a tertiary treatment facility that includes primary and secondary
treatment ponds discharged to a concrete basin for tertiary treatment. An effluent pump
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station injects the effluent into the Southeast Geysers Effluent Pump (SEGEP) Number
1, which has a capacity of 100 gallons per minute, or to a 240 acre-foot backup storage
pond when SEGEP is unavailable. The original EPA grant restricted service to core
areas of the Middletown community, but this moratorium on expansion was lifted in
2003.3 Based on existing and anticipated population growth, the wastewater treatment
facility is undergoing modification and phased capacity improvements. Funding,
including grants and loans, is being sought from State and Federal agencies for the
improvements, and is further supported by expansion fees for new development. A
Master facilities Plan was completed in September 2010, which will be followed by the
implementation of a project to increase the capacity at the treatment plant. Additionally,
the District is exploring the possibility of expanding the district boundaries to include the
Anderson Springs Community, which is approximately three miles east of Middletown.
The purpose of this expansion is to facilitate the replacement of older septic systems in
close proximity to Anderson Creek.

South Lakeport/Lands End Waste Water Collection System: The South Lakeport
wastewater collection system serves customers from Lands End, and portions of the Big
Valley Rancheria, Soda Bay Road and S. Main Street. Raw wastewater is conveyed
through a series of lift stations and the collection system and ultimately treated at the
City of Lakeport's Wastewater Treatment Facility. The system provides service to 245
connections. The system has 5 miles of pipe within the gravity collection system, and
over 2 miles of force main piping conveying wastewater flows to a connection point with
the City of Lakeport’'s wastewater collection system. The District is moving forward with
Infiltration and Inflow (I/I) mitigation, and will be investigating any sources of excess flow
within these portions of the collection system. Costs for treatment are paid to the City of
Lakeport through metered flow measurements. Costs for treatment continue to rise and
the elimination of excess I/l is a priority.

Clearlake Oaks County Water District: The Clearlake Oaks County Water District
operates a wastewater treatment plant in the community of Clearlake Oaks. The
District's sewage collection system experiences substantial inflow and infiltration, which
in the past have resulted in discharges of treated effluent to Clear Lake, which violates
the state's waste discharge requirements. The Clearlake Oaks County Water District
was operating under a moratorium that was imposed in 2001 prohibiting any new sewer
connections until additional capacity was provided when the system was connected to
the Geysers pipeline as part of the Basin 2000 project. The agency continues to repair
local pipeline systems to correct inflow and infiltration problems.

Hidden Valley Lake Community Service District: The Hidden Valley Lake Community
Service District (HVL-CSD) was providing 1,430 sewer connections in 2008 to the in
Hidden Valley Lake Subdivision and some commercial parcels in the surrounding area
along Coyote Valley and Hartmann Roads including the golf course, clubhouse,

3 LACOSAN Wastewater Treatment Master Facilities Plan , September 2005.
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Hardester's Market and Coyote Valley Plaza. The District currently has approximately
300,000 linear feet of piping, seven sewage booster pump stations and one wastewater
treatment plant. All wastewater is recycled and used for golf course irrigation. The
District has prepared the Coyote Valley Concept Infrastructure Plan (December 2007,
which assesses the entire Coyote Valley for potential annexation into the District.
Annexation of parcels into the service district and expansion of the sphere of influence
within the Coyote Valley Community Boundary Area are supported, as is service to the
Crazy Creek property, located between the communities of Middletown and Hidden
Valley Lake on the east side of State Highway 29, to support commercial/industrial
development and limited residential development consistent with policies of the Lake
County General Plan.

4.2 INVENTORY OF LOCAL, STATE, AND FEDERAL HOUSING AND
FINANCING PROGRAMS

Current Programs

Lake County utilizes local, State, and Federal funds to implement its housing strategy.
Because of the cost of new construction and the competition for available funds, more
than one source of public funds is typically required to construct an affordable housing
development. The County does not act as a developer in the production of affordable
units, but relies upon the private sector to develop new units with the assistance of
available State and Federal sources.

The County has limited financial resources of its own to allocate for housing. The
County competes for limited Community Development Block Grant (CDBG) funds, both
planning and technical assistance grants and general grants through the statewide
program administered by the Department of Housing and Community Development
(HCD) as well as HOME funds. In 1999 the County formed the Lake County
Redevelopment Agency, which is also a source of funds within the Northshore
Redevelopment area.

Lake County Housing

The Lake County Department of Social Services (LCDSS) administers the County’s
housing programs. The LCDSS staffs the Lake County Housing Commission’s office in
Lower Lake and administers the Housing Commission’s HUD-funded rental assistance
program for the entire county, including the cities of Clearlake and Lakeport. As of the
end of April, 2010, 224 households in Lake County were receiving rental assistance
through the County’s Housing Choice Voucher program. As per its contract with HUD,
the agency cannot exceed the annual average of 224 vouchers. Approximately 50
percent of the participants in the program live in the unincorporated areas of the county.
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There are 170 households on the waiting list, which is currently closed. It was last open
in September 2009. The income limit for the County’s Housing Choice Voucher
program is 50 percent of median income; However, the assistance is targeted to
extremely low-income households (30 percent or below of median income), with over 75
percent of the vouchers designated for this group.

CDBG and HOME Programs

The LCDSS also operates the Lake County Housing Administration Office for the
County and administers HOME and CDBG grants and programs. Current (2010)
programs include the following:

Family Self-Sufficiency (FSS) Program: In December of 2000, the Lake County Housing
Commission received an allocation of 50 Housing Choice Vouchers that were
designated as FSS Vouchers. Those vouchers were to be allocated to families who
would agree to enroll in a five to seven year program to work toward self-sufficiency,
defined as being free from the use of welfare and CalFresh (Food Stamps). FSS is
intended to promote economic self-sufficiency among families participating in the
Housing Choice Voucher Program. Only families who are receiving rental assistance
through the Housing Choice Voucher program are qualified to apply for FSS. Eligible
families are connected to the appropriate support services and resources in their
communities that are needed to move the family toward economic independence. FSS
offers a financial incentive to families through the establishment of a savings account
which becomes available to the family upon successful completion of the Contract of
Participation. During the term of the contract, the savings credit is based on increases
in earned income of the family.

Owner-Occupied Rehabilitation Program: The purpose of this program is to improve the
condition of owner-occupied properties in Lake County. This program provides
rehabilitation loan at 2.5 percent interest for a 15-year term (extendable to 30 years).
Eligibility is limited to households at or below 80 percent of median income. The
program is funded with CDBG and HOME funds.

First Time Home Buyer Program: The goal of this program is to promote home
ownership in Lake County. Participants must be first-time buyers and have incomes at
or below 80 percent of median. The program works in conjunction with CalHFA, local
banks, and mortgage institutions and provides a deferred second mortgage (simple
interest of two percent for a 45-year term). Currently, the maximum value of the home
cannot exceed $304,950. The program is funded with HOME funds.

The downward spiral of housing values and continuing foreclosures are negatively
affecting the County’s loan portfolio for the Owner-Occupied Rehabilitation and First
Time Home Buyer programs, funded by CDBG and HOME, impacting the County’s
ability to make new loans under these programs. Specifically, the portfolio of over $5.5
million of existing loans is affected by loss of loans through foreclosures on the first
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mortgages which are ahead of the County’s second mortgages. When a foreclosure
starts on the first mortgage, in most cases, the total amount owed on the first and
second mortgages far exceeds the current value of the home thereby making it
impossible to salvage the County’s second mortgage. When the first mortgage
completes foreclosure, our second mortgage is lost.

In some cases the County holds the first mortgage or there is a small first mortgage that
makes it affordable to pay off and salvage the County’s loan. However, this leaves the
County owning a property it cannot sell for appraised value as required by County
surplus property guidelines. As of this writing, the County has two such properties that
were foreclosed upon when the owners died and/or went into an assisted living center.
Both of these properties now appraise for less than what the County has invested in
them and the County has been unable to sell them for appraised value.

As part of the County surplus process, State law requires, in part, that "A written offer to
sell or lease for the purpose of developing low-and-moderate-income housing shall be
sent to any local public entity as defined in Section 50079 of the Health and Safety
Code, within whose jurisdiction the surplus land is located. Housing sponsors, as
defined by Section 50074 of the Health and Safety Code, shall, upon written request, be
sent a written offer to sell or lease surplus land for the purpose of developing low-and
moderate-income housing. All notices shall be sent by first-class mail and shall include
the location and a description of the property. With respect to any offer to purchase or
lease pursuant to this subdivision, priority shall be given to development of the land to
provide affordable housing for lower income elderly or disabled persons or households,
and other lower income households."

Some non-profits and Native American Tribes have shown interest in these properties
however there have been no written offers or commitments. Since these are HUD
funded projects, and the amount of HUD funds invested in them is more than the
current value, approval for any below appraised sale or joint venture program would
have to be obtained from HCD. Given the growing trend, the County should consider
contacting knowledgeable consultants from other jurisdictions who can provide more
effective models for addressing this problem.

Most owners of property in this loan portfolio are finding their homes upside down when
the first and second mortgages are added together. These mortgages are 15 - 30 year
deferred second mortgages that continue to accrue interest during the deferred period
of time. Very few of these owners will ever be able to pay off our loans when the balloon
payment comes due, and with the accrued interest the property will likely be valued at
less than the loan amount. The County will be in a very difficult quandary at that time.
The County may need to consider converting all portfolio loans to 0% interest loans
retroactive to their origination date.
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It is also becoming extremely difficult to make new Owner Occupied Rehabilitation
Loans because of the downward spiral of housing values. Most owners have little or no
equity. These loans cannot exceed the value of the home minus any other loans on the
property. In some cases, owners have no mortgage on their properties, however
rehabilitation bids exceed the after rehabilitation appraised value. One example —
approval from the State was received to replace a mobile home that had burned down.
The bid to replace the home was approximately $135,000. The appraised value of the
new home placed on the site is $96,000. This is primarily because the only homes that
are selling for the appraisal comps. are foreclosed properties and bank owned short
sales.

The First Time Homebuyer Program requires a participant to qualify for a First
Mortgage. This program will match the first mortgage amount with a silent second
deferred payment mortgage. First Time Homebuyer's are having difficulties in qualifying
for first mortgages because lenders have tightened up their loan requirements.

During the previous housing element period, the LCDSS also administered a Rental
Rehabilitation Program and a Tenant Based Rental Assistance Program. The purpose
of the Rental Rehabilitation Program was to improve the condition of rental properties in
Lake County. It was targeted to rental properties with units for households at or less
than 60 percent of median income. The maximum loan was $15,000 or $20,000 per
unit, at 4 percent interest, and a 15-year term. Affordability restrictions were in effect
during the term of the loan. This program was discontinued due to landlords being
unsatisfied with the restrictions placed on rent. The goal of the Tenant Based Rental
Assistance Program was to prevent homelessness by providing deposit assistance to
low-income renters. This program provided a one-time grant to cover required security
deposits and/or utility deposits. The tenant’s income had to be at or less than 80
percent of median. Additionally, at least 90 percent of the assisted households had to
have incomes at or below 60 percent of median. This program lacked a sufficient level
of administrative funding in order to operate it. Therefore, it was discontinued. Table 4-
3, on the next page, summarizes participation in these County housing programs.

Lake County Redevelopment Agency

The Lake County Redevelopment Agency was formed in 1999. The Agency then
created the Northshore Redevelopment Project Area, which consists of four sub-areas
(Upper Lake, Nice, Lucerne and Glenhaven/Clearlake Oaks). The Project Area began
generating tax increment revenues during the 2002/2003 fiscal year and has seen a
steady rise in the annual generation of funds. The Agency is required to spend at least
20 percent of its tax increment revenues for affordable housing. Table 4-4 shows the
historical housing set-aside revenues, which total $2,007,302 through 2008/09.

Although the past Housing Set-Aside Revenues project a continued increase in
revenues, the Redevelopment Agency is anticipating, due to the current economic
climate, that these revenues will level off until property values begin to climb. The




LAKE COUNTY HOUSING ELEMENT APRIL 2012

Agency uses its Housing Set-Aside funds to implement and fund the following programs
and activities:

Table 4-1: Housing Programs in Lake County, 1995 to April 2010

owner Tenant
First Time ; Rental Based
Source Occupied
Homebuyer Rehab Rental
Rehab .
Assistance
Current Programs
07-HOME-3070 3 4 - -
09-HOME-6206 - - - -
Prior Programs
95-STBG-0904 - 10 - -
95-HOME-0151 23 - - -
96-HOME-0210 14 - -
99-HOME-0353 4 - - 9
99-HOME-0379 11 - - -
00-HOME-0447 - - 4 -
05-HOME-1703 2 2 - -
CDBG Revolving Loan ) 17 1 )
Fund
HOME Program 12 17 1 33
Income Fund

Total 69 50 6 42

Source: Lake County Housing Administration

Rehabilitation Loan and/or Grant Program: The Agency partners with the LCDSS by
providing funds to rehabilitate housing within the Northshore Redevelopment Area. In
the past these have typically been grants averaging around $5000.00 each as part of
LCDSS Owner-Occupied Rehabilitation Program.

Development of Affordable Housing: The Agency searches for opportunities to partner
with developers to provide new very low, low and moderate income housing in the
Northshore Redevelopment Area. Previously, the agency has provided assistance in
developing a 23 unit senior housing complex, Eskaton Clearlake Oaks Manor,
developed by Eskaton Properties Inc. which was completed in 2009. Currently, the
Agency is assisting the Rural Communities Housing Development Corporation
(RCHDC) for the construction of a 50 unit very-low and low income affordable housing
apartment complex in Nice, the Collier Avenue Apartments. This project was approved
by the Planning Commission in October of 2009. It is proposed to be constructed in two
phases, with 32 units in the first phase and 18 units in the second phase.
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Table 4-2: Historical Housing Set-Aside Revenues

Year HSA Revenues
2001/02 $0
2002/03 52,548
2003/04 93,225
2004/05 150,107
2005/06 294,998
2006/07 428,565
2007/08 485,836
2008/09 502,023
Total $2,007,302

Source: Redevelopment Agency

Affordable Housing Projects in Lake County

Affordable housing projects in the unincorporated area of Lake County are summarized
in Table 1-47. Many of the affordable housing projects in the County are located in the
Cities of Clearlake or Lakeport and are not included here. As shown in the table, there
are two developments in the unincorporated area that are specifically for seniors. North
Shore Villas (31 units) developed by Rural Communities Housing Development
Corporation (RCHDC) and Eskaton Clearlake Oaks Manor (23 units) developed by
Eskaton Properties Inc. both under the HUD Section 202 program. Three family rental
projects (Orchard Garden, Nice Village and Middletown Garden) were developed with
financing from the USDA Section 515 program as well as the Low Income Tax Credit
program.

In addition to the projects included in the table, the Collier Avenue Apartments are still in
the preconstruction phase (as of July 2010). Also not shown in the table is Harmony
Park, a 31-unit self-help subdivision developed in the early 2000’s by RCHDC in Upper
Lake. Over 200 households applied for the opportunity to purchase the three and four
bedroom units. CDBG funds were used to develop the infrastructure for the homes,
which are reserved for households with incomes at 80 percent of median or below.
Some of the participants are also receiving deferred second mortgages as part of the
County’s First Time Homebuyer program.

Units At-Risk of Conversion

Government Code Section 65583(a)(9) requires that a housing element contain an
analysis of existing assisted housing developments that are eligible to change from
Low-income housing uses during the next ten years due to termination of subsidy
contracts, mortgage prepayment, or expiration of restrictions on use. Assisted housing
development means multi-family rental housing that receives governmental assistance
under federal programs listed in subdivision (a) of Section 65863.10, State and local
multi-family revenue bond programs, local redevelopment programs, the federal
Community Development Block Grant Program, or local in-lieu fees. The analysis must
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include a listing of each development by project name and address, the type of
governmental assistance received, the earliest possible date of change from low-
income use and the total number of elderly and non-elderly units that could be lost from
the locality’s low income housing stock in each year during the ten-year period.

The California Housing Partnership Corporation (CHPC) maintains a database of
federally subsidized multifamily housing in California which tracks subsidized
apartments that are at risk of conversion to market rate. The database of federally
subsidized properties for Lake County was provided by CHPC in June of 2010. Table 1-
26 provides information on assisted housing units identified by the CHPC database and
also includes two properties that did not appear on their database, Aytch Plaza and Oak
Hill, which are both in Kelseyville and focus on providing farm worker housing. Each
property in the database is assigned a level of risk of conversion. There are three levels
of risk: High Risk, At-Risk, and Low Risk. High Risk properties have subsidies that
expire within one year. At-Risk properties have subsidies that expire within two to five
years. Low Risk properties have subsidies that will expire in more than five years. In
general, if a property is owned by a nonprofit organization, the database assumes that
the risk of conversion to market rate is one level lower than it otherwise would be. While
not always the case, typically the risk of conversion is lower when a property is owned
by a nonprofit whose mission is to maintain the affordability of apartments for lower
income households.

The CHPC identified two affordable housing developments in Lake County as “High
Risk” because their original rental assistance contracts through Rural Development are
eligible for prepayment of their Section 515 loans, which would relieve them of their
affordability restrictions. The original rental subsidy for Orchard Garden Apartments (34
units) became eligible for prepayment in 2006 and the subsidy for the Nice Village
Apartments (28 units) became eligible for prepayment 2007.

The Orchard Garden Apartments are managed by CBM Property Management, a for
profit property management company that specializes in affordable housing and
operates 85 affordable housing communities throughout California and Hawaii. The
district manager has indicated that at this time there is little likelihood this project would
convert to market rate, non-subsidized operations. Similarly, The Nice Village
Apartments are managed by AWI Management Corporation which is a for profit property
management firm whose stated purpose is to preserve the nations affordable housing
supply. The district manager has indicated that there are no plans to convert to market
rate housing.

If these two projects are not able to retain their rental subsidies through Rural
Development, the estimated cost of continuing to subsidize the 62 assisted units
averages $314,760 per year based on an average monthly subsidy payment of $430
per unit per month. This was estimated by taking the average maximum affordable
housing cost payment by income group of low and very low income for two person
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households divided them by the fair market rent for a two bedroom household. Actual
subsidy payments can vary greatly. For example, through USDA Rural Development,
under which both of these projects receive rental subsidies, each household pays a
maximum of 30% of their adjusted household income, with the difference being

subsidized by Rural Development.
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Table 4-3: Assisted Housing Projects in Lake County, 2010
Expiration
Name of Sponsor/ Affordable Type of Target Funding Expiration Date Risk
Development Manager Units Group(s) Sources(s) Date Assessment
Orchard Garden CBM Property 12 one- Sliding scale USDA Eligable to High Risk
Apartments Management bdrms, 20 for Very Low Section 515, prepay
two Income, Low Tax Credits  Section 515
bdrms, Income and in 2006
and 2 Moderate o
5025 Gadd_y Ct., three- Income Expires in
Kelseyville bdrms 2026
Nice Village AWI 12 one- Family USDA Eligable to High Risk
Apartments Management bdrms, 12 Housing, 2 Section 515, prepay
Corporation two-bdrms  disabled units;  Tax Credits  Section 515
and 4 Sliding Scale in 2007
. three- for Very Low L
6620 Collller bdrms Income and Expires in
Ave., Nice Low Income 2027
Aytch Plaza California Two, Low Income CHRP-R Low Risk
(H-Plaza) Human threee and  Families and loan, Joe
4440 Development four Low Income Serna Jr. Expires in
Cruickshank Corporation bedroom Farmwerker Farmwerker 2040
Rd., Kelseyville houses Families Housing
Grant
Middletown AWI 20 one- Family and USDA Cannot Low Risk
Garden Management bdrms, 12 Seniors, Very  Section 515, prepay
Apartments Corporation two- Low Income Tax Credits  Section 515
bdrms,
15750 Knowles and 4 Expires in
Lane, three- 2035
Middletown bdrms

Subtotal
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Table 4-3: Assisted Housing Projects in Lake County, 2010
# of Expiration
Name of Year Sponsor/ Total Affordable Type of Target Funding Date Risk
Development Built Manager Units Units Units Group(s) Sources(s) Assessment
North Shore 1991 Rural 31 31 8 efficiency, Seniors (62 yrs HUD Section  Eligible Low Risk
Villas Communities 23 one- and over) and 202 with to
Housing bdrms peoples with Project prepay
Development mobility Rental in 2011
Corporation impairment. All  Assistance )
5860 E. Hwy 20, very low (PRAC) !Explres
Lucerne income units in 2031
Eskaton 2009 Eskaton 23 22 22 one- Seniors 62 and HUD Section Low Risk
Clearlake Oaks Properties, bdrm and 1- over. 202. Redev.
Manor Inc. two bdrm Agency
75 Lake St., Expires
Clearlake Oaks in 2064
Subtotal 109 104
TOTAL 163 157

Sources: Lake County Staff, California Housing Partnership Corporation and project managers/developers.

Notes: Very Low Income = 50% Median Income or below; Low Income = 51% to 80% ; and, Moderate Income = 80% to 100% Median Income
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The initial HUD Project Rental Assistance Contract (PRAC) for the North Shore Villas, a
senior project in Lucerne (31 units), expires in 2011. However, CHPC classifies this
project as a low risk because it is owned by a nonprofit developer, Rural Communities
Housing Development Corporation, which is committed to maintaining the affordability
of the project. Additionally, this project was funded under the Section 8 program with
202 financing, which requires affordability be kept in place for the life of the mortgage,
which expires in 2031 for this development.

Although it is unlikely that these affordable housing units would be lost, California
Housing Element Law requires jurisdictions to prepare an analysis of the cost of
replacement for such units. The following information in Table 1-48 is provided for
estimated replacement cost (i.e., new construction or rehabilitation) of an affordable
housing unit. As shown within this table, the total cost of producing new of a type similar
to the existing units is estimated at $248,000 per unit while rehabilitation costs of the
existing units are estimated at $110,000 per unit.

Table 4-4: Estimated cost of replacement, preservation, and rehabilitation of
assisted housing developments per unit.

Land Financing &  Total Per Unit
Acquisition Construction  Development Cost
New
Construction/
Replacement $12,000 $162,000 $74,000 $248,000
Acquisition  Rehabilitation
Rehabilitation $43,000 $34,000 $33,000 $110,000

Note: New construction and replacement based upon the average costs of recent
affordable housing developments in Lake County. Rehabilitation costs based upon
recent affordable developments within the region. Actual costs vary by project,
dependent upon site specific project costs.

Source: Lake County Community Development Department

The County will monitor the status of projects with expiring affordability covenants and
contact owners concerning their plans to continue in or opt out of the subsidy programs.
If necessary, the County will identify potential buyers of the at risk projects. Rent-
assisted projects that may be considered “at-risk” during the period of this Housing
Element can be preserved through the management and operation of qualified, non-
profit entities. In Lake County, there are four organizations which HCD considers to be
gualified to own and/or manage affordable units:

|. Christian Church Homes of Northern California, Inc. 303 Hegenberger Road, Suite
201,
Oakland, CA.

Il. Lake County Housing Services Dept. 255 North Forbes Street, Lakeport, CA
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lll. Petaluma Ecumenical Properties Inc. 1400 Caulfield Lane, Petaluma, CA
IV. Rural Communities Housing Development Corp. 499 Leslie Street, Ukiah, CA

Source: California HCD — http://hcd.ca.gov/hpd/hrc/tech/presrv/hpd00-01.xls

Other Funding Programs

There are a variety of local, State, and Federal funding programs that can be used to
assist first-time homebuyers, build affordable housing, and help special needs groups,
such as seniors and large households. In most cases other entities, including for-profit
and non-profit developers apply for funds or other program benefits. For example,
developers apply directly to USDA for Section 515 or to HUD for Section 202 and
Section 811 loans or to the California Tax Credit Allocation Committee (CTCAC) for low-
income tax credits.

The County can help sponsor grant and loan applications, provide matching funds, or
furnish land at below-market cost. However, there are also programs, such as CalHFA'’s
HELP program, to which the County applies directly. Finally, there are a few programs,
such as the Mortgage Credit Certificate (MCC) Program or the Lease Purchase
Program, to which individual households apply.

County financial support of private sector applications for funding to outside agencies is
very important. Funding provided by the County can be used as matching funds
required of some programs. Local funding is also used for leverage. County support of
private sector applications enhances the competitive advantage of each application for
funds. The following list provides a summary of the financial resources that may be
available to the County for affordable housing development, rehabilitation and
preservation from federal, State, local and private sources. It is important to note that
many of these programs require annual budget appropriations and, periodically, may
not be funded.

Summary of Financial Resources for Housing

Federal Programs

Community Development Block Grant (CDBG) Program: Federal block grant program
administered and awarded by the State Dept. of Housing and Community Development
(HCD) on behalf of HUD through an annual competitive process to cities and counties.
Funds may be used for affordable housing acquisition, rehabilitation, construction,
Homebuyer assistance, community facilities, community services and infrastructure
improvements, among other uses that assist low-income persons.

Emergency Shelter Grants (ESG) Program: Federal block grant program administered
and awarded by HCD on behalf of HUD through an annual competitive process to cities
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and counties. Funds may be used for homeless services and facilities, including
emergency shelter and transitional housing.

HOME Investment Partnership Act (HOME) Funds: Federal block grant program for
affordable housing activities administered and awarded by the State on behalf of HUD
through an annual competitive process to cities, counties and private non-profit housing
development agencies.

HUD Section 8 Rental Assistance Program: Provides project-based rental assistance or
subsidies in connection with the development of newly constructed or substantially
rehabilitated privately owned rental housing financed with any type of construction or
permanent financing.

HUD Section 8 Housing Choice Voucher Program: HUD Section 8 Voucher program
provides very-low income tenants with a voucher to be used in rental housing of the
tenant's choosing.

Catholic Charities of Lake County: Acting through a Community Development Block
Grant, Catholic Charities provides a wide variety of assistance in the area of homeless
prevention. Aim is to act in times of emergency to stop homelessness from happening
in the first place. Services include but are not limited to: rental assistance, utility
payment support and relocation help.

HUD Section 202: Supportive Housing for the Elderly Program: Provides funding for
construction, rehabilitation, or acquisition of supportive housing for very low-income
elderly persons and provides rent subsidies for the projects to help make them
affordable.

HUD Section 203(k): Rehabilitation Mortgage Insurance Program: Enables homebuyers
and homeowners to finance both the purchase (or refinancing) of a house and the cost
of its rehabilitation through a single mortgage or to finance the rehabilitation of their
existing home.

HUD Section 207 Mortgage Insurance for Manufactured Home Parks Program: Insures
mortgage loans to facilitate the construction or substantial rehabilitation of multi-family
manufactured home parks.

HUD_ Section 221(d)(3) and 221(d)(4): Insures mortgage loans to facilitate the new
construction or substantial rehabilitation of multi-family rental or cooperative housing for
moderate-income families, elderly, and the disabled. Single-Room Occupancy (SRO)
projects may also be insured under this section.
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HUD Section 811 — Supportive Housing for Persons with Disabilities: Provides funds for
non-profits to develop rental housing for persons with disabilities and provides rent
subsidies for the projects to help make them affordable.

HUD Self-help Homeownership Opportunity Program (SHOP): Provides funds for
eligible non-profit organizations and consortia to purchase home sites and develop or
improve the infrastructure needed to set the stage for sweat equity and volunteer-based
homeownership programs for low-income persons and families.

HUD Supportive Housing Program (SHP): Provides grants to develop supportive
housing and services that enable homeless people to live independently.

Low-income Housing Tax Credit (LIHTC) Program: Federal and State income tax credit
based on the cost of acquiring, rehabilitating or constructing low-income housing.

USDA RHS Direct Loan Program and Loan Guarantee Program (Section 502): Provides
low-interest loans to lower-income households. Also, guarantees loans made by a
portion of their mortgage interest.

USDA RHS Home Repair Loan and Grant Program (Section 504): Provides loans to
very low-income homeowners to improve or modernize a home, make it safer or more
sanitary, or remove health and safety hazards.

USDA RHS Farm Labor Housing Program (Section 514): Provides loans for the
construction, improvement, or repair of housing for farm laborers.

USDA RHS Rural Rental Housing — Direct Loans (Section 515): Provides direct loans to
developers of affordable rural multifamily rental housing and may be used for new
construction or rehabilitation.

USDA RHS Multi-Family Housing- Rental Assistance Program (Section 521): Provides
rent subsidies to ensure that elderly, disabled and low-income residents of multi-family
housing complexes financed by RHS are able to afford rent payments.

USDA RHS Rural Housing Sites Loans (Sections 523 and 524): Provides financing for
the purchase and development of affordable housing sites in rural areas for
low/moderate income families.

USDA RHS Housing Preservation Grant Program (Section 533): Provides grants to
nonprofit organizations, local governments and Native American tribes to renovate
existing low-income multi-family rental units.
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USDA RHS Rural Rental Housing Guaranteed Loan Program (Section 538): Provides
funding for construction of multi-family housing units to be occupied by low-income
families.

State Programs

CalHFA Homebuyer's Down payment Assistance Programs (CHDAP): Provides
deferred down payment assistance loans for first time homebuyers not exceeding HCD
defined moderate income limits.

Affordable Housing Innovation Program (AHIP): Provides quick acquisition financing for
the development or preservation of affordable housing.

CalHome Program: Provides grants to local public agencies and nonprofit developers to
assist individual households through deferred payment loans and offers direct,
forgivable loans to assist development projects involving multiple ownership units,
including singe family subdivisions.

CalHFA Affordable Housing Partnership Program (AHPP): This program is intended for
low-income first-time homebuyers who meet specified income limits and who are
purchasing a new or existing home.

CTCAC Tax Credit Program: Through a competitive process, awards tax credits to local
agencies or non-profits for the development of affordable rental housing.

Building Equity and Growth in Neighborhoods (BEGIN): HCD provides grants to local
public agencies that adopt measures to encourage affordable housing. Grant funds
must be used for down payment assistance for low-and moderate income homebuyers.

Emergency Housing Assistance Program (EHAP): EHAP provides funds for emergency
shelter, transitional housing and related services for the homeless and those at risk of
losing their housing. The funds are distributed to all 58 California counties based on a
“need” formula derived from factors including population, unemployment, and poverty.

Infill Incentive Grant Program: Funding for public infrastructure to facilitate infill housing
development.

Joe Serna, Jr. Farm worker Housing Grant (JSJFWHG): Programs Finances new
construction, rehabilitation, and acquisition of owner-occupied and rental units for
agricultural workers, with a priority for lower income households.

Neighborhood Stabilization Program: Provides funds to State and local governments to
purchase abandoned and foreclosed homes and residential property. This program is to
help rejuvenate neighborhoods and communities that are hardest hit by the foreclosure
crisis.
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Mobile Home Park Resident Ownership Program (MPROP): Finance the preservation of
affordable mobile home parks by conversion to ownership or control by resident
organizations, nonprofit housing sponsors, or local public agencies.

Multi-Family Housing Program (MHP): Provides low-interest loans for construction,
rehabilitation and preservation of permanent and transitional rental housing for lower-
income households.

Preservation Interim Repositioning Program: Provides a short-term loan to an
organization for preservation of “at-risk” subsidized developments.

Predevelopment Loan Program (PDLP): Provide predevelopment capital to finance the
start of low income housing projects.

Local Programs

Redevelopment Area Set-Aside Funds: 20% of tax-increment funds must be set aside
for affordable housing activities. These funds are focused in the Northshore
Redevelopment Area.

Private Resources

Federal Home Loan Bank Affordable Housing Program: Provides grants or subsidized
interest rate loans for purchase, construction, and/or rehabilitation of owner-occupied
housing by lower and moderate-income households and/or to finance the purchase,
construction, or rehabilitation of rental housing.

Federal National Mortgage Association (Fannie Mae) Programs: Provides fixed rate
mortgages issued by mortgage insurers, Funds for purchase and rehabilitation of
homes.

Freddie Mac: Provides first and second mortgages including rehabilitation loans.

California Community Reinvestment Corporation (CCRC): Provides long-term mortgage
and bond financing for new construction, acquisition, and rehabilitation as well as direct
equity investment funds to acquire housing at risk of going to market rate rents.

Sources: HCD, USDA, HUD, CCRC, CalHFA, California State Treasurer, Lake County
Housing Administration. August 2010
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4.3 ENERGY CONSERVATION OPPORTUNITIES

Government Code Section 65583(a)(7) requires that a housing element shall contain an
analysis of opportunities for energy conservation with respect to residential
development. The purpose of this analysis is to ensure the locality has considered how
energy conservation can be achieved in residential development. Energy efficiency has
direct application to affordable housing because the more money spent on energy, the
less available for rent or mortgage payments. High energy costs have particularly
detrimental effects on low-income households that do not have enough income or cash
reserves to absorb cost increases and many times must choose between basic needs
such as shelter, food, heat and electricity.

The County of Lake does not operate nor is it responsible for producing or operating
any electrical or other power sources to provide energy to residential customers. Pacific
Gas and Electric (PG&E) provides electricity services for Lake County. Private
companies provide propane service. No natural gas services are available within Lake
County. The Building Division of the Community Development Department has the
responsibility of enforcing State Energy Standards for Residential and Non Residential
Buildings. All new buildings in California must meet the standards contained in Title 24,
Part 6 of the California Code of Regulations (Energy Efficiency Standards for
Residential and Nonresidential Buildings). These regulations were established in 1978
and most recently updated in 2008 (effective date of January 1, 2009). All new
construction must comply with the standards in effect on the date a building permit
application is made.

The Lake County Zoning Ordinance provides exceptions in setback requirements for
solar energy systems in yards with south facing exposure. Additionally, Wind Energy
Conversion Systems (WECS) are allowed with a Zoning Permit in larger lot residential
districts.

In addition to Housing Element policies promoting energy efficiency, the Lake County
General Plan contains policies to ensure that communities are designed in an energy
efficient manner. The Land Use Element includes policies related to encouraging smart
growth development, including; Creating walkable neighborhoods, mixing land uses,
directing growth towards existing communities, taking advantage of compact building
design, discouraging sprawl, encouraging infill, and creating a range of housing
opportunities and choices.

The California Subdivision Map Act (Government Code Sections 66473-66498) allows
local governments to provide for solar access as follows:

For divisions of land for which a tentative map is required, pursuant to Government
Code Section 66426, the legislative body of a city or county may by ordinance require,
as a condition of the approval of a tentative map, the dedication of easements for the
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purpose of assuring that each parcel or unit in the subdivision for which approval is
sought shall have the right to receive sunlight across adjacent parcels or units in the
subdivision for which approval is sought for any solar energy system.
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5.0 POTENTIAL HOUSING CONSTRAINTS

5.1 POTENTIAL GOVERNMENT CONSTRAINTS

Local governments have little or no influence upon the national economy or Federal
monetary policies, which influence it. Yet these two factors most significantly impact the
overall cost of housing. The local housing market, however, can be encouraged and
assisted locally. Part of the housing element’s purpose is to require local government to
evaluate its past performance in this regard. By reviewing local conditions and
regulations that may impact the housing market, the local government can prepare for
future growth through actions that protect the public’s health and safety without unduly
adding to the cost of housing production.

Land Use

General Plan Designations and Zoning

The land use element designates the general distribution, intensity, and ranges of
appropriate land uses within the Planning Area. Standards of development density for
residential uses are stated as the allowable range of dwelling units (DU) per gross acre.
Below is a brief description of each general plan residential land use district.

Low Density Residential

This land use category is designed to establish areas suitable for single family
residences at relatively low densities of 1-5 dwelling units per acre. The consistent
zoning district is R1. This designation is only located within Community Growth
Boundaries.

Medium Density Residential

This land use category is designed to provide areas for residential developments such
as duplexes, triplexes, and mobile home parks at a density of 6-9 dwelling units per
acre. Consistent zoning districts include, but are not limited to R2, R3 and PDR. This
designation is only located inside of Community Growth Boundaries.

High Density Residential

This land use category is designed to provide for areas of multi-family residential uses
that include a wide range of living accommodations, including duplexes, townhouses,
and apartments at a density of 10-19 dwelling units per acre. Consistent zoning districts
include but are not limited to R2, R3 and PDR. This designation is only located within
Community Growth Boundaries.

5-1
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Suburban Residential Reserve

This land use category serves as a transitional designation between rural residential
and urban residential uses, but due to soil and slope characteristics, lots densities range
from 1 dwelling unit per acre to 1 dwelling unit per in excess of 3 acres. The consistent
zoning district is Suburban Reserve. This designation is located inside of Community
Growth Boundaries. However, exceptions have been made for existing subdivisions
located outside of Community Growth Boundaries, and additional land division may be
appropriate on parcels already designated Suburban Residential Reserve when found
to be consistent with the existing development pattern already established in the vicinity.

Rural Residential
This land use category is designed to provide single-family residential development in a

semi-rural setting at densities that range from 1 dwelling unit per 5 acres to 1 dwelling
unit per 10 acres if average cross slope is 30% or greater. Typical uses permitted by
right include single family residences; crop production; raising of poultry, rabbits, and
other small animals for domestic use; raising of bovine animals, horses, sheep, and
goats for domestic use; and sale of crops produced on the premises. Typical uses

permitted conditionally include agricultural-related services and recreational facilities.
The consistent zoning district is Rural Residential. This land use designation is
primarily located outside of Community Growth Boundaries, but some areas will be
appropriate inside these boundaries as well.

Rural Lands

The purpose of this land use category is to allow rural development in areas that are
primarily in their natural state at densities of 1 dwelling unit per 20-60 acres, depending
on slope characteristics. Typical uses permitted by right include, but are not limited to,
animal raising, crop production, single family residences, game preserves and fisheries.
Other typical uses permitted conditionally include, but are not limited to, recreational
facilities, manufacturing and processing operations, mining, and airfields. The
consistent zoning district is Rural Lands. This designation is located outside of the
Community Growth boundaries.

Building Density
The maximum building density for residential districts that would be permitted by each
Land Use Designation is summarized in Table 5-1below.

5-2
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Table 5-1: General Plan & Residential Development Permitting

Community
General Plan Residential Density Corresponding Growth
Designation Use Range Zoning Districts Boundary
Location
Medium Duplexes, 6-9 units/ R2 Inside
Density triplexes, or gross acre
Residential mobile home
parks
R3
High Density Multi-family 10-19 R2 Inside
Residential units units/
gross acre
R3
Low Density Single family 1.0-5.0 R1 Inside
Residential units units/
gross acre
Suburban Single family 1.0 unit/ 1- SR Inside
Residential units 3 gross
Reserve acres
Rural Single family 1.0 unit/ 5- RR Inside/ Outside
Residential units 10 gross
acres
Rural Lands Single family 1.0 unit/ RL Outside
units 20-60
gross
acres

Source: Lake County General Plan, 2008

Community Growth Boundaries

General Plan policy LU 2.6 indicates that the County shall limit urban development to
the areas within designated Community Growth Boundaries which are located in the
following communities: Clearlake Oaks, Clearlake Riviera, Coyote Valley, Kelseyville,
Lower Lake, Lucerne, Middletown, Nice, North Lakeport, Soda Bay, South Lakeport,
and Upper Lake. (3-17) Each of the boundaries contain enough vacant or underutilized
land to accommodate a high, 3 percent average growth rate through the year 2030. (3-
2) Policy LU 2.2 encourages infill development within community growth boundaries
where public services such as water and sewer systems, schools, and roads already
exist and capacity is sufficient. Community Growth Boundaries can be considered as
constraints to housing development, however the boundaries separate land to be
developed at urban densities from land to be protected for natural resources or
developed at rural densities (3-2) which cannot accommodate higher densities due to
terrain, natural hazard and or lack of infrastructure.

5-3
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General Plan Policy Constraints

The general plan includes many elements that contain goals, policies, and
implementation measures designed to protect and protect the public health, safety, and
welfare of the community from any unreasonable risks while minimizing damage to
structures, property, and infrastructure resulting from natural and man made disasters.
It further protects and enhances the natural and cultural resources that make Lake
County unique, including but not limited to agricultural, mineral, energy, water,
biological, cultural, scenic, open space, and recreational resources. (9-1) These policies
can be considered constraints to housing; however they are in accordance with
government code and various environmental laws.

Substandard Older Subdivision Combining District (SOS)

“The incorporation of the Substandard Older Subdivision or “SOS” combining district is
intended to set minimum public health and safety standards, to provide basic access
and fire protection for older subdivided lands, and to ensure geologic stability. The
“SOS” district is applied to undersized subdivision lots in the planning area with no
access to public services such as water, sewer, roads and power. These areas are
concentrated in the paper subdivision lots traversing the steep ridges outside of the
Lucerne and Clearlake Oaks community areas. Prior to obtaining a building permit in a
"paper subdivision" that includes the “SOS” zoning district, a property owner may be
asked to improve access to the property, fire protection facilities or public water and/or
sewer systems. “ (shoreline AP)

Zoning Ordinance

The current Lake County Zoning Ordinance was adopted in 1986, although several
minor revisions have since occurred. It is a typical ordinance in that it establishes
districts that allow particular uses either by right or by discretionary permit. Within each
district, certain requirements are established regarding lot coverage, construction height
and setbacks, and minimum parking standards.

There are seven residential zoning districts in Lake County, “R1” Single-Family
Residential, “R2” Two-Family Residential, “R3” Multi-Family Residential, “RL” Rural
Lands, “RR” Rural Residential, “PDR” Planned Development Residential, and “SR”
Suburban Reserve.

Single-Family Residential, R1 district. The permitted uses in this district include: One
(1) single-family dwelling or mobilehome, One (1) foster or small family home, family
care home, or small family day care home not to exceed six (6) persons in addition to
the resident family, One (1) granny unit or one (1) residential second unit, One (1) guest
house, bed and breakfast, and residential accessory uses and accessory structures. A
use permit is required for a community care facility, and a large family day care.

Two-Family Residential, R2. The permitted uses in this district include: One (1) single-
family dwelling or mobilehome, duplexes up to five (5) per project, one (1) foster or
small family home, family care home, or small family day care home not to exceed six
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(6) persons in addition to the resident family, one (1) granny unit or one (1) residential
second unit, bed and breakfast, and residential accessory uses and accessory
structures. A use permit is required for community care facility, large family day care,
and mobilehome parks and duplexes over five (5) per project.

Multi-Family Residential, R3. The permitted uses in this district include: Duplexes,
triplexes, fourplexes or apartment buildings; multi-family dwelling groups up to twenty
(20) dwelling units per project, accessory residence, bed and breakfast, and residential
accessory uses and accessory structures. A use permit is required for dwelling groups
such as townhouses, time shares and condominiums, but not including single-family
residences and mobile homes, multi-family dwelling groups containing more than twenty
(20) residential dwelling units per project, mobilehome parks, community care facility,
bed and breakfast inn, and large family day care.

Rural Lands, RL. The permitted uses in this district include: One (1) single-family
dwelling or mobilehome, one (1) granny unit or one (1) residential second unit, farm
labor quarters and one (1) guest house, bed and breakfast, and agricultural and
residential accessory uses and accessory structures. A use permit is required for bed
and breakfast inn, large family day care, community care facility and farm labor camps.

Rural Residential, RR. The permitted uses in this district include: One (1) single-family
dwelling or mobilehome, agricultural and residential accessory uses and accessory
structures, one (1) foster or small family home, family care home, or small family day
care home not to exceed six (6) persons in addition to the resident family, one (1)
granny unit or one (1) residential second unit, farm labor quarters or one (1) guest
house, and bed and breakfast. A use permit is required for bed and breakfast inn,
community care facility, large family day care and private or public campgrounds.

Planned Development Residential, PDR. The permitted uses in this district include:
One (1) single-family dwelling or mobilehome, agricultural and residential accessory
uses and accessory structures, including barns and stables, one (1) foster or small
family home, family care home, or small family care home not to exceed six (6) persons
in addition to the resident family, ag-family dwelling, bed and breakfast, farm labor
guarters, granny unit, and guesthouse.

Suburban Reserve, SR. The permitted uses in this district include:  One (1) single-
family dwelling or mobilehome, agricultural and residential accessory uses and
accessory structures, one (1) foster or small family home, family care home, or small
family day care home not to exceed six (6) persons in addition to the resident family,
one (1) granny unit or one (1) residential second unit, one (1) guest house, and bed and
breakfast. A use permit is required for community care facility, bed and breakfast inn,
and large family day care.
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Permitted Uses and Residential Development Standards
Table 5-2 summarizes the residential permitted uses. Table 5-3 below summarizes the

residential development standards.

Table 5-2: Residential Permitted Uses

I Multifamily
; Multifamily .
. Triplexes, . dwelling
. Single dwelling : Townhouse/
Zoning . Fourplexes groups Mobilehome X
o Family Duplex (up to 20 Timeshare/
District : or (more than Park
Dwelling per condos
Apartments . 20 per
project) .
project)
R1 P
P less
than 5
R2 P UP over up
5
R3 P P UP UpP UP
PDR P uUpP UP UP
SR P
RR P
RL P
P = Permitted, MUP = Minor Use Permit, UP = Use Permit
Table 5-3: Residential Zoning District Standards
Zoning Typical Min. Lot Area Minimum Building Lot Density Minimum
District Uses Setback (ft) Height Coverage Open
Permitted Limits (ft) (%) Space per
Unit
Water Sewer  Well Septic  Sq. ft. FR SI RR
R1 Single 20 5 15 Primary- One story 6,000 N/A
Family 35 ft. - 35% sq.ft./
Dwellings X X 6,000 DU
X X 15,000 Accessory- Two story
20 ft. - 30%
X X 15,000
X X 40,000
R2 Single 20 15  Principal- One story  Single N/A
i — 0, ilv -
Family X X 8,000 35 ft. 40% Family
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Dwellings X X 15,000 Accessory- Two story 6,000
and 20 ft. - 35% sq.ft.
Duplexes
X 15,000 Duplex
X -4,000
X X 40,000 sa-ft.
R3 Multifamily X X 10,000 20 5 20  Principal - One story 1DU/ Apartment
Dwellings 45 ft. - 40% 3,000 units -
X X 20,000 Accessory  Two story Sa-ft. (100 sq. ft.)
- 20 ft. - 35%
X X 20,000 Three <7 dwelling
story - units -
30% (300 sq. ft.)
- X X 40,000
PDR Development NA NA NA One story 1DU/ SFD - (1000
Plans —40% 3,000- sq. ft.)
6,000 Townhouse-
sq.ft. >7 units
(300 sq. ft.)
Two story Townhouse-
— 35% >7 units
(300 sq. ft.)
Three Apts -
story - (100 sq. ft.)
30%
SR Single 40,000 sq.ft. 30 5 20  Principal- 1 DU/
Family 35 ft. 40,000
Dwellings sq.ft.
Accessory-
20 ft.
RR Single 5 acres 30 15 25  Principal- - - N/A
Family 35ft.
Dwellings;
Farmworker Accessory-
Housing; 20ft.
Farm Labor
Camps Agricultural
(MUP) Accessory-
45ft.
RL Single 20 acres 30 15 25 Principal- - - N/A
Family 35 ft.
Dwellings;
Farmworker Accessory-
Housing; 20 ft.
Farm Labor
Camps Agricultural
(MUP) Accessory-
45 ft.
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Analysis of Land Use and Development Standards Related to Residential
Development and Affordable Housing

The County has adequate sites to accommodate its housing needs and the residential
development standards have not constrained housing development nor are they an
obstacle to the development of affordable units.

Site development Standards

Through its Zoning Ordinance, the County enforces minimum site development
standards for new residential uses. These include: maximum number of dwelling units,
minimum lot size and width, setbacks, lot coverage, maximum building height, minimum
parking standards, open space and overlay districts and manufactured homes.

Maximum number of dwelling units

The county permits a maximum of two dwelling units within the R1, SR, RR, RR and
PDR zoning districts. The R2 zoning district permits up to five duplexes per project if
the project does not exceed a maximum permitted density of 4,000 square feet per
dwelling unit and the General Plans allowed density. The R3 zoning district permits
duplexes, triplexes, fourplexes or apartment buildings, multi-family dwelling groups up to
20 dwelling units per project if the project does not exceed a maximum permitted
density of the General Plan. Approval of a use permit can allow duplexes over 5 per
project and mobile home parks within the R2 zoning district. The R3 zoning district
allows mobile home parks, dwelling groups such as town houses, timeshares and
condominium, and multifamily dwelling groups containing more than twenty (20)
residential dwelling units per project and those projects requesting a reduction in
development standards, subject to approval of a use permit. Affordable housing projects
are expedited through the approval process. Alternative design projects, such as
clustered housing, can use the discretionary “Planned Development Residential”
procedure, which permits customized development standards. The County does grant
density bonuses, reduction or alteration of standards, fee waivers or other incentives to
projects, which provide affordable, senior, energy-saving and/or innovative design
housing.

Minimum Lot Size and Width, Setbacks and Maximum Building Height

These development standards are identified in table 1-51. Minimum lot sizes range
from 6,000-40,000 square feet and minimum lot widths 60-150 feet for the R1, R2, R3
and SR zoning districts. The RR, and RL zoning districts minimum lot sizes vary
depending upon slope, fuel loading and landslide risk. Those minimum lot sizes range
from 5-65 acres and the minimum lot width ranges from 200-400 feet. The maximum
building height for a single family residence is 35 feet, unless the development is
proposed within the scenic corridor. The scenic height regulations provide a maximum
building height range of 18-35 feet depending upon setback from scenic roadway. The
maximum building height within the R3 zoning district is 45 feet and the height limit may
be increased subject to obtaining a use permit. These standards are comparable to
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those in other counties and do not pose any undue constraints to the development of
housing in the County.

Exceptions to Certain Development Standards

Because of Lake County’s often mountainous terrain and a surplus of older subdivision
lots created prior to any local regulation, many properties are difficult to develop in
accordance with the normal zoning standards. Therefore, the 1986 Zoning Ordinance
included special provisions that allow reduced setbacks by right when certain conditions
exist, such as substandard lot size or width, substantial slope, or for infill in an older
neighborhood. Where one of the special provisions does not apply, a setback reduction
of not more than 25 percent may be approved through a “minor use permit” provision.
Since the Community Development Director is designated as the public hearing officer,
this procedure is faster and less expensive than the previously required variance from
the county’s Planning Commission. The state-mandated variance findings, which often
are difficult to make, also are unnecessary in approving a minor use permit.

Lot Coverage
The maximum lot coverage requirements on R1, R2, and R3 lots range from 30-40%.

SR, RR and RL zoned lots do not have a maximum lot coverage requirement. These
requirements do not pose a constraint or undue hardship upon development.

Table 5-4: Parking Requirements for New Housing

Unit Type Parking Requirements
Single Family Dwelling 2 uncovered
Single Family Dwelling within the RD District 2 covered
Single Family Dwelling with Granny Unit less than 720 sq ft 3 uncovered
Single Family Dwelling with Granny Unit between 720-1008 sq ft 4 uncovered
Single Family Dwelling 2 bd or less within the PDR District 1 covered / 1 uncovered
Single Family Dwelling 3 bd or more within the PDR District 2 covered / 1 uncovered
Residential Second Unit 2 uncovered
Duplex 2 uncovered per unit

2 spaces per unit, 1/2
uncovered guest paking
for each unit, and 1 RV
space per 5 units

Multi Family

Source: Article 46, Lake County Zoning Ordinance

The parking standards are identified in Table 1-52 above. The zoning ordinance
provides for exceptions to the required parking through the minor use permit procedure
when the following findings are made by the Review Authority:

1. The characteristics of a use or its immediate vicinity do not necessitate the number
of parking spaces, type of design, or improvements required by this Chapter; and

2. That reduced parking will be adequate to accommodate on the site all parking needs
generated by the use.
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Pursuant to Section 21-46-13 Location Requirements:

(a) Parking required in any district shall be located on the same lot as the building or
use that it is to serve, or located on an adjacent or contiguous lot pursuant to an
agreement with the County that the lots in question be held as one lot for the life of
the project or merged to create one lot, except as provided in Subsections (b) and
(d) below. Off-street parking shall be available without charge except for public
institutions.

(b) Off-street, off-site, and non-contiguous parking lots may be permitted when located
within three hundred (300) feet of the lot line, containing the building or use that the
parking is to serve subject to a minor use permit, or when located further than three
hundred (300) feet of the lot line, containing the building or use the parking is to
serve subject to a major use permit, and provided that the parking lot is in the same
ownership as the use, or is under a recorded lease with the use that provides that
the parking will exist as long as the use it serves, unless the parking is replaced with
other spaces that satisfy the requirements of this Article.

(c) Shared on-site parking adjustment: Where two (2) or more nonresidential uses are
on a single site, the number of parking spaces may be reduced through adjustment
at a rate of five (5) percent for each separate use, up to a maximum of ten (10)
percent as long as the total number of spaces is not less than required for the use
requiring the largest number of spaces. The parking adjustment shall be reviewed
and approved by the Review Authority.

(d) Joint use parking adjustment: Where two (2) or more nonresidential uses propose to
share parking spaces on or off-site, the applicant shall meet the applicable
requirements of Subsection (b) and the applicant shall show that there is no
substantial conflict in the operating hours or uses. The required parking shall equal
that of the use requiring the higher number of parking spaces pursuant to this Article.

Open Space and Building Separation

The R3 zoning district has open space and building separation requirements that apply
to multifamily and other dwelling groups. Apartment units are required to have 100
square feet per unit of private open space and developments over 7 are required to
have a usable open recreational and leisure area totaling at least 300 square feet. The
minimum building separation requirements depend upon building configurations and
range from 10-to over 30 feet.

Overlay Zoning Districts

A series of “overlay” districts can vary the required residential development standards.
In most of the unincorporated county, a single residence must include a minimum of 720
square feet living area. A minimum width of fifteen feet also is imposed, which ensures
that a manufactured home will be a double-wide unit. The attachment of “Residential
Design” to the base zoning (as In “R1-RD”) raises the minimum living area to 1,000
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square feet. A two-car garage also is required within the “RD”. However, the “RD”
overlay district is used only in subdivisions where requested by the homeowners
association, and is adopted subsequent to the required public hearings.

Manufactured Homes

Manufactured homes certified under the National Manufactured Home Construction and
Safety Standards Act of 1974 may be utilized wherever a residence is permitted,
(including granny units and residential second units) subject only to the minimum
development standards of the zoning district. Older mobile homes occasionally are
permitted for special uses by special permit. Lake County, however, does not regulate
the placement of mobiles within its State-licensed mobile home parks.

The Community Development Department processes and approves in the
neighborhood of 90 permit applications per year for manufactured homes. This figure
represents nearly one-third of the residential units developed annually in the County. As
discussed previously, these dwellings cost approximately 50% of what a site-built home
costs. A permit tracking process should be developed that can track how many of
these units meet the criteria for affordable housing. Certainly, double-wide
manufactured homes that are placed on smaller lots without garages are meeting
thresholds for affordable housing, and the Community Development department
believes that small-lot subdivisions within the “PDR” zoning district developed with
1,200 to 1,400 square foot manufactured homes could also be developed for affordable
housing.

Bonus Densities and Inclusionary Zoning

According to the Lake County Zoning Ordinance, a developer who plans to construct a
residential development that meets the Density Bonus provisions will be granted a
density bonus and an additional incentive or financial equivalent incentive as
determined by the County. The density bonus is allowed with a Major Use Permit within
the following zoning districts: R1, R2, R3, SR, and RR. Since the Density Bonus
provision has been adopted there has been State legislature that has resulted in
changes that affect density bonus practices. The Zoning Ordinance Density Bonus
Provision should be amended to indicate that an application for a density bonus shall
meet Government Code Section 65915 and 65917. The policy document includes a
program to update the Zoning Ordinance.
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5.2 SPECIAL HOUSING

Special Housing types are identified in Table 1-53, below.

Table 5-5 Special Housing Types

Zoning District R1 R2 R3 PDR SR RR RL Parking Spaces

Family Homes (foster
or small family home,
family care home, or

. P P P P P 2 spaces
small family day care
home) for six or less
persons
Currently
Community Care determined
Facility (includes UpP upP upP upP upP upP through
Emergency Shelters Permitting
Process
Granny Units
under 720 sq ft. -
Granny Unit/ P (otlr;mizz 2
Residential Second P P Granny P P P
unit Unit only Spf"‘ces?
Residential
Second Unit - 2
spaces
p
(Farm
Farm Labor Quarters P P Labor 2 spaces
Camps -
UP)
Guesthouse and
Hardship Guesthouse P P P P P 1 space
Ag-Family dwelling P 1 space
Temporary Dwelling P P P P P P 2 spaces
Accessory Residence Permitted within all commericial zoning districts 1 space

P = Permitted, MUP = Minor Use Permit, UP = Use Permit

The Zoning Ordinance defines family as: One or more persons occupying a premises
and living as a single housekeeping unit as distinguished from a group occupying a
hotel, club, fraternity or sorority house. The family shall be deemed to include
necessary servants.

Foster or Small Family Home

The Zoning Ordinance defines a Foster family home as: Any residential facility
providing twenty-four (24) hour care for six (6) or fewer children which is owned, leased,
or rented and is the residence of the foster parent or parents, including their family, in
whose care the foster children have been placed. A Family home, small is: Any
residential facility providing twenty-four (24) hour care for six (6) or fewer foster children
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who have mental disorders or developmental or physical disabilities and who require
special care and supervision as a result of their disabilities.

Small Family Day Care Home

A Small family day care home is a home which regularly provides care, protection and
supervision of six or fewer children (including children who reside at the home) for
periods of less than twenty-four (24) hours per day.

Family Care Home
A family care home is defined as: Any residential facility providing twenty-four (24) hour
care and supervision for six (6) or fewer juveniles or adults.

Community Care Facility (Including Emergency Shelters)

The Lake County Zoning Ordinance defines Community Care Facilities as “Any facility,
place, or building which is maintained and operated to provide non-medical residential
care, emergency shelters, adult day care, or home finding agency services for children,
adults, or children and adults, including, but not limited to, the physically handicapped,
mentally impaired, or incompetent persons. “Community care facility” shall include
residential facility, residential care facility for the elderly, adult day care facility, home
finding agency, and social rehabilitation facility, as defined in Section 1502 of the Health
and Safety Code.” Community Care Facilities are currently permitted with a Major Use
Permit in the following zones: RL, RR, SR, R1, R2, R3, C2, and C3. These regulations
are not consistent with state code.

Every locality must identify a zone or zones where emergency shelters are allowed as
a permitted use without a conditional use or other discretionary permit. Local
Government can apply written, objective development and management standards as
described below:

e The maximum number of beds or persons permitted to be served nightly by the
facility

e Off-street parking based upon demonstrated need, provided that the standards
do not require more parking for emergency shelters than for other residential or
commercial uses within the same zone.

e The size and location of exterior and interior on-site waiting and client intake
areas.

e The provision of on-site management

e The proximity to other emergency shelters provided that emergency shelters are
not required to be more than 300 feet apart

e The length of stay

e lighting

e Security during hours that the emergency shelter is in operation

There are approximately 408 parcels either completely or partially zoned C3 in Lake
County. The C3 zoning district had been identified as a compatible and suitable zone to
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allow emergency shelters as a permitted use. The Zoning Ordinance in order for the
County to comply with state law. The Ordinance amendment will need to include
development standards for emergency shelters.

Additionally, the definition of a community care facility should be revised to include “six
or more persons” since residential care facilities of six or less are a permitted use within
the residential districts per Health and Safety Code section 1566.3. Also, the Ordinance
should omit emergency shelters from the definition of Community Care Facilities since
emergency shelters are a different use under different state regulations. The policy
document includes a program to update the Zoning Ordinance.

Supportive Housing / Transitional Housing

Health and Safety Code 50674.14(b) defines Supportive Housing as housing with no
limit on length of stay, that is occupied by the target population as defined in subdivision
(d) of Section 53260, and that is linked to onsite or offsite services that assist the
supportive housing resident in retaining the housing, improving his or her health status,
and maximizing his or her ability to live and, when possible, work in the community.
Health and safety code 50675.2(h) defines transitional housing as buildings configured
as rental housing developments, but operated under program requirements that call for
the termination of assistance and recirculation of the assisted unit to another eligible
program recipient at some predetermined future point in time, which shall be no less
than six months. The County allows transitional and supportive housing within existing
multi-family residential properties as a use by right. Also, the County recently allowed a
transitional housing project to be located at a commercially zoned site in Kelseyville,
with remodel permits. That site had originally been constructed as a hotel with a
commercial office. The office is now used for program administration and to hotel
rooms provide housing as a women'’s shelter. The Lake County Zoning Ordinance
should be revised to make it more clear that supportive and transitional Housing can be
permitted within existing residential buildings, and that new residential construction
consistent with the applicable zoning districts can be used for these housing types. The
policy document includes a program to update the Zoning Ordinance.

Granny Unit/Residential Second Unit

“Granny” units not exceeding 720 square feet of living area can be constructed or
installed on any residentially-zoned lot under 40,000 square feet, as long as residential
design standards can be met and when the unit will be utilized for at least one person
who is 60 years of age or older. For lots over 40,000 square feet, Granny units can be
up to 1,008 square feet of living area. The County requires one uncovered parking
space for units under 720 square feet and two for units over 720 square feet to be
provided for the exclusive use of the granny unit in addition to the parking requirements
of the principal residence.

If the lot has at least twice the land area required by the general plan’s minimum density
standards, a residential second unit which meets the residential design standards can
be constructed. For residential second units, there is no maximum lot square footage
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(size) requirement but a minimum size of 720 square feet is required. The County
requires two uncovered parking spaces for residential second units in addition to the
parking requirements of the principal residence.

Building permit fees run approximately $1.30 1.34 square foot of living area for both
granny units and residential second units that are site-built. The permit fees are much
lower for installation of manufactured homes, since only the foundation and installation
need be inspected. Applicants requesting a granny unit or second unit permit must fill
out an over-the-counter zoning permit, which takes approximately 30 minutes for the
applicant to complete and the County to issue. The zoning permit is a ministerial
permit, and is typically issued along with the issuance of the building permit, which
simplifies the process for the applicant. The County is in compliance with AB 1866, and
will continue to promote the use of granny units and residential second units.

The County approves an average of 30 15 second units per year. Roughly half of those
are granny units and half are residential second units. The lower cost of manufactured
homes, and the lower building permit fees are incentives for development of second
units.

Farm Worker Housing

In Lake County, farm labor quarters are the primary source of permanent and temporary
farm worker housing. Farm labor quarters, are generally rooming and boarding houses,
trailer coaches, mobile homes, single family dwellings and mess halls for any numbers
of farm help customarily employed principally on land owned by the owner of the
building site occupied by said structures, are an allowed use under the following zoning
districts: APZ, A, TPZ, RL, RR, PDR, & PDC. The County continues to support
development of farm labor quarters. These projects are approved via an over-the
counter zoning permit, which costs $65. Once a Zoning Permit is granted, the applicant
need only apply for building permit and pay normal sewer, water, fire, school and
building permit fees. The building permit fee is reduced by 50% for farm labor quarters,
in accordance with Chapter 5 of the Lake County Code. A Farm Labor Camp is allowed
in APZ, A, and RL subject to obtaining a Major Use Permit. A farm labor camp is
defined as: Living accommodations, including structures, tents, trailers and mobile
homes, mess halls, garages, and accessory buildings and uses, for any number of
persons, maintained in connection with any work or place where work is being
performed, and including the premises on which said building and uses are situated or
the area set aside for them. Labor camp and labor quarters shall also include any such
living accommodations, and the premises which they occupy, which are owned,
operated or maintained by any person engaged in the business of supplying lodging or
meals for five (5) or more persons who are or may be employed by him or by others.

Permanent rental housing affordable to low and very low income households is another
option for farmworkers in need of housing. Locations identified for multi-family
residential, such as the “R3” district, would provide sites to accommodate farmworker
households.
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Health and Safety code section 17021.5 and 17021.6 generally requires employee
housing to be a permitted use without a use permit and to be regarded as a single
family residential use for less than six persons.

Guesthouse and Hardship Guesthouse

A guesthouse can be permitted on a site where a granny unit or residential second unit
has not been constructed. The guesthouse is a detached living quarter that does not
contain a kitchen. A hardship guesthouse with a temporary kitchen may alternatively be
permitted through the minor use permit process provided that it meets the conditions
listed in section 21-27.3i(9) of the Zoning Code. One of the requirements is that “The
Review Authority granting a use permit for a hardship unit shall find, based on a
physician’s or other licensed health care professional’s documentation, that a physical
or mental impairment has resulted in the need for a supervised living environment for
the impaired person. For a hardship guest house located in the “APZ”, “A”, or “TPZ”
districts, physical impairment shall not include any respiratory, allergic, or other
impairment incompatible with agricultural operations.”

Agricultural Family dwelling

A single residence is also permitted in the “Agricultural” district and Planned
Development Residential, although an additional residence for another family member
or for farm labor is allowed by right when certain criteria are met regarding the
property’s size and/or use.

Temporary Housing (dwelling)

Lake County permits by right use of a temporary housing unit, such as a recreational
vehicle, on a site where a permanent home is being constructed. Under certain
conditions the temporary unit can be used for up to three years. This provision is most
often used by persons who are personally constructing their own home, saving in both
construction and rental costs.

Single Room Occupancy Units (SRO)

Apartment buildings are a use permitted within the R3 zoning district. The apartment
units contain a room or rooms within a building but comprising an independent self
contained dwelling unit, with kitchen or cooking facilities, occupied or suitable for
occupation as a residence for eating, living and sleeping purposes.

Accessory Residence (Mixed Use Residential Units)

The County currently allows one accessory residence to a commercial use in all of its
commercial districts: R3, C1, C2, C3, CR, CH, M1, M2, MP and PDC, As long as a
primary commercial use is established or proposed to be constructed, an accessory
residence can be constructed above the commercial use, or behind it on the rear half of
the lot. The residence can be a manufactured home or a site-built structure.
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Revisions to the Lake County Zoning Ordinance are underway that includes a proposal
to allow mixed-uses. This would allow multi-family residential development above
ground-floor commercial in downtown community areas throughout the County. There
are numerous benefits to mixed used development within community commercial areas.
The Community Development Department intends to formally propose this concept to
the Board of Supervisors as part of the draft zoning ordinance, in 2011.

If Lake County does adopt an ordinance to allow mixed use development within the
community commercial areas in the County, this will open up significant opportunities
for affordable housing to be developed within town centers. There are presently
approximately 155 “C2” zoned, Community Commercial Designated parcels within the
various Community Areas in Lake County. It is difficult to speculate how many units
would actually be developed in the next five years.

5.3 FEES AND EXACTIONS

Lake County collects development fees to recover the capital costs of providing
community services and the administrative costs associated with processing
applications. New housing typically requires payment of the following fees: school
impact, fire district impact, sewer and water expansion and lateral fees, traffic impact
and building permit. These fees comprise a significant part of housing costs in the
County. However, the County’s fee structure does not appear to pose an undue
constraint on the production of housing. The County’s fees are lower than those of
other jurisdictions in the region. Table 1-54 identifies the basic fees that apply to new
residential construction in Lake County.

Building Permits

Typical building permit fees 2009, including zoning clearance, plan check, and permit
fees, for a site-built dwelling are $1.34 per square foot of living area (which includes the
garage and a typically-sized deck or porch). Fees for a typical 1,500-square-foot house
with a two-car garage and 10 X 20 front porch would be $2,000. The average building
permit fees for installation of a manufactured home are $500, however the fees can
range up to $900 if a garage is included.

School and Fire District

School and fire district impact fees are required for new residential development. The
typical school impact fee is $2.67 per square foot, based on living area. The fire district
impact fees range from $ .44 to $1.00 per square foot for all floor space under roof.
These fees would amount to about $5,085 for the typical 1,500-square-foot house
described above.

5-17



LAKE COUNTY HOUSING ELEMENT APRIL 2012

Table 5-6: Building Impact Fees (Schools)

School Fee Description Fee

School Impact Fees Fee

Kelseyville $2.24/square foot
Konocti $2.97/square foot
Lakeport $2.24/square foot
Lucerne $2.97/square foot
Middletown $2.97/square foot
Upper Lake $2.63/square foot

Table 5-7: Building Impact Fees (Fire Districts)

Fire Impact Fees Fee
Lakeport $1.00/square foot
Kelseyville $.85/square foot
Lake County Fire Protection District $.44/square foot
Northshore Fire Protection District $.80/square foot
Southlake County Fire Protection District $1.00/square foot

Sewer

Sewer capacity expansion fees are also required for residential development within the
service areas of Lake County. Please refer to Table 30 for the current fees. In addition,
their may be additional fees such as system capacity fees and connection charges
which will very depending upon location.

Table 5-8: 2010 Building Impact Fees (Sewer)

Sewer Fee Description Fee

Sewer Capacity Expansion Fee (SERWTP)* $4,659

System Capacity Fee $4,919

Sewer Capacity Expansion Fee (NWRWTP)? $4,002

Sewer Capacity Expansion Fee (Middletown) $4,659

Special Connection Charge3 $1,575

Sewer Capacity Expansion Fee (Assessment District 9-2) $4,555

Sewer Capacity Expansion Fee (Assessment District 9-1 and 9-3) Determined by
City of Lakeport

Sewer Capacity Expansion Fee (KCWWD#3)* $4,555

Sewer Lateral® $50 inspection
fee

1 Southwest Regional Wastewater Treatment Plant

2 Northwest Regional Wastewater Treatment Plant

3 For new construction not assessed under original Assessment District 2-2
4 Kelseyville County Waterworks District #3

5 Lateral Taps are constructed by a licensed contractor
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Table 5-9: 2010 Building Impact Fees (Water)

Water Fee Description Fee

Capacity Expansion Fee (CSA #2, Spring Valley)® $19,217

* Meter Set, (with Tap to Main) $797 ($911)
Capacity Expansion Fee (CSA #2, Finley) $2,500

* Meter Set, (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 7, Bonanza Springs) $1,500

* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 13, Kono Tayee) $1,500

* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 16, Paradise Valley) $1,500

* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 18, Starview) $2,000

* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 20, Soda Bay) $4,555
Soda Bay Capital Improvement Fee ! $6,750

* Meter Set (with Tap to Main) $797 ($911)
Capacity Expansion Fee (CSA # 21, North Lakeport) $4,555
North Lakeport Capital Improvement Fee® $5,900

* Meter Set (with Tap to Main) $797 ($911)
Capacity Expansion Fee (CSA # 22, Mt. Hannah) $1,500

* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (Kelseyville County Waterworks, District. #3) $2,500

* Meter Set (with Tap to Main)

$350 ($450)

6 Connection Moratorium currently in place

7 Appiles to Properties without a prevuiously incurred debt from the Department of Water Resources

8 Compliance order in effect restricting new service connections

Multi-family

With regard to multi-family development, the sewer, water, school and fire fees are
typically the same as for single family development on a per unit basis. However, the
building permit fees are usually lower, as these fees are based on contract cost of the
project, which includes economies of scale. Counting impact and building permit fees,
the total cost of permits for a 30 unit-complex consisting of two-bedroom, 1020 square
foot apartments would be approximately $8,410, which is considered comparable to
other jurisdictions in the region.

Table 5-10: Building Impact Fees (Other)
Fee Description

Fee

50% of 1% of value
$ 1 per $25,000

Traffic Impact Fee
State Fee for Green Building Standards

Seismic Fee (Strong--Motion Instrumentation

and Seismic Hazard Mapping Fee) $17

Building Permit Fee ° $1.34/square foot

9 Fee for Typical 1,500 square foot home with two car garage and front porch
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Planning / Development

Building related and impact fees are due at the time of building permit issuance. The
County also requires fees for processing development applications. The fees are based
on the average cost of processing an application. The current (2010) fees include the

following:

Table 5-11: Planning Fees

Single Family / Multi-

Planning and Application Fees Family Multi-Family

Zoning Clearance $60 $115

Zoning Permit $60 $60

Minor Use Permit $430 simple $ 593 $430 simple $ 593
complex complex

Design Review/Development  $362 $362

Review

Variance $752 $752

Use Permit $1,667 $1,667

General Plan of Development ~ $1,827 $1,827

Specific Plan of Development  $1,667 $1,667

Rezone $1,512 $1,512

General Plan Amendment $1,792 $1,792

Subdivision

Lot Line Adjustment $678 $678

Parcel Map $1,572 1572

Final Parcel Map $808 $808

Subdivision Map
Final Subdivision Map fee
Subdivision Develop.

$2351 plus $65 per lot
$1865 plus $43 per lot
$633

$2351 plus $65 per lot
$1865 plus $43 per lot
$633

Agreement

Environmental

Initial Study $250 $250

Categorical Exemptions $65 $65

Environ. impact Report (staff) ~ $46/hr with $2000 non $46/hr with $2000 non
ref. dep. ref. dep.

Environ. impact Report
(consultant)

%15 of contract
w/$2000 non ref. dep.

%15 of contract
w/$2000 non ref. dep.

Open Space and Park Requirements

Lake County follows Quimby Act requirements (Government Code Section 66447, et
seq.) for parkland dedications in new subdivisions. Neither the amount of open space
set aside in the General Plan nor the County’s park dedication requirements represent
excessive constraints on residential development. The County’s Subdivision Ordinance
has a calculation of fees in lieu of park land dedication which was determined by taking
the average cost to acquire 1 acre of park property and to develop park facilities in the
County. The Park in lieu was determined to be $3,393 per dwelling unit. These
requirements would not impede the County’s ability to meet its overall share of the
region’s housing needs.
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Fees as a Percentage of Total Development Costs

It is difficult to determine specific information in regards to the actual impact of fees and
exactions as a percentage of total development. The actual cost of fees and total
development cost is site specific. Site improvements are required to supply services,
mitigate site and environmental constraints, and ensure community compatibility. Site
improvements may include wells, septic systems, basic infrastructure improvement,
mitigations to address flooding, steep slopes, seismic or other environmental
constraints.

The two most variable costs to development concern the construction of housing in
areas that do not have access to public water or sewer service and require the
individual provision of these basic services. The feasibility of water and septic depends
on the groundwater level and percolation rate of soils. In general, water availability can
vary widely from lot to lot. Costs for drilling a well range from $5,000 to over $15,000
depending on the depth of the well and groundwater levels. The cost of the pump
system can range from $4,000 to $10,000. Depending upon water quality the inclusion
of a filtration system may also be necessary; these systems are specific to the individual
needs of the site and vary widely in cost. With these costs combined the cost of
developing a well can be as high as $25,000. In addition to the costs of drilling the
wells, the Lake County Environmental Health Division requires a well permit fee of
$248.

The engineering, design, and installation of septic systems can cost between $7,500 to
$14,000 for standard systems and $16,000 to $25,000 for engineered systems. The
Lake County Environmental Health Division also requires a site evaluation fee of $319
and a septic permit fee for $473 for standard systems and $580 for engineered
systems.

Fees of all types add to the final cost of housing in Lake County. The extent to which
they affect housing costs depends greatly on what permits are required, where the
structure(s) are proposed and the size and number of units in the development. These
variables make it extremely difficult to create a single countywide average percentage of
housing costs attributable to fees. Table 5-12 below depicts six typical building
scenarios which are a representative sample of standard housing permit options. A
multitude of other options exist, but for the most part are variations and combinations of
the six options outlined in Table 5-12.
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Table 5-12: Fees as a Percentage of Total Development Costs

1200 sq. ft. 1200 sq. ft. 1200 sq. ft. 1200 sq. ft. A-unit Multiole 21-unit Multiple
Manufactured Manufactured standard Single- standard Single- Famil Houspin Family Housing
Home (with Home (without Family Unit Family Unit y 9 Complex (800
) . . . . . Complex (600
public public (with public (without public sq. ft per unit) sq. ft. average
infrastructure) infrastructure) infrastructure) infrastructure) q-1p unit size)
Costs
Building Permit & Plan Check $411 $411 $1,668 $1,608 $2,482 $8,145
Design Review $0 $0 $0 $0 $362 $0
Use Permit $0 $0 $0 $0 $0 $1,667
Septic System Permit $0 $792 $0 $792 $0 $0
Well Permit Fee $0 $248 $0 $248 $0 $0
Public Water Meter Set* $449 $0 $449 $0 $1,796 $9,429
Sewer Lateral Tap2 $1,195 $0 $1,195 $0 $4,780 $25,095
Traffic Impact Fee® $75 $75 $617 $617 $1,126 $5,157
School District Impact Fee* $3,204 $3,204 $3,204 $3,204 $6,408 $44,856
Fire District Impact Fee® $984 $984 $984 $984 $1,968 $13,776
Subtotal Fees/Exactions $6,318 $5,714 $8,117 $7,453 $18,922 $108,125
Development Costs® $85,800 $77,800 $240,000 $240,000 $390,000 $2,520,000
Septic’/Well Costs® $0 $38,500 $0 $38,500 $0 $0
TOTAL COSTS $85,800 $116,300 $240,000 $278,500 $390,000 $2,520,000
FEES AS A PERCENTAGE
OF TOTAL HOUSING COST 7.4% 4.9% 3.4% 2.7% 4.9% 4.3%

' Midpoint, Ranges from $350-797

2 Midpoint, Ranges from $1,185-1,205
s Equals 1/2 of 1% of the total of project value
Midpoint, Ranges from $2.24-2.97

® Midpoint, Ranges from $0.44-1.00

6

4

of $59 per sq. ft. based on Baughn & Cameron, Lower Lake estimate, December 2011)

” Midpoint, Ranges from $8,800-25,000 (Lake County Environmental Health & CK Doud Construction estimates, February 2012)
¢ Midpoint, Ranges from $9,000-35,000 (Lake County Environmental Health and Weeks Drilling estimates, February 2012)

Single-Family Unit costs are based on 2009 Building Industry Association figures of $200 per sq. ft., $150 per sg.ft for Multi-Family units (Manufactured Home reate
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As demonstrated above in Table 5-12 fees as a percentage of total development costs
is variable and dependant upon specific types of construction and fluctuate depending
upon the individual site needs of a lot. Overall, the fees and exactions for the
development of housing in Lake County account for a minor portion of the total
development cost, and do not represent an undue constraint to housing. The County’s
fees are comparable to or lower than those of other jurisdictions in the region.

5.4 PROCESSING AND PERMIT PROCEDURES

A lengthy review process can add to the cost of development. Processing times for
development review varies. The review time is necessary for public agencies to
comment and the planners to prepare the development proposal and environmental
studies. The County works closely with developers to expedite approval procedures.

Table 5-13: Timelines for Permit Procedures

Typical Processing
Time
over the counter
over the counter

Types of Approval Or Permit Approval Body

Zoning Clearance
Zoning Permit

Ministerial (Staff)
Ministerial (Staff)

Categorical Exemptions up to 1 week Ministerial (Staff)
Minor Use Permit 2 to 3 months Zoning Administrator
Design Review/Development Review 1 month Zoning Administrator

Variance

Use Permit
Administrative Appeal
Parcel Map (tentative)

3 to 5 months
3 to 5 months
4-8 weeks
3-6 months

Planning Commission
Planning Commission
Planning Commission
Planning Commission

Subdivision Map (tentative) 3-8 months (depending  Board of Supervisors

upon # of lots)

General Plan of Development 4-6 months Board of Supervisors
Rezone 4-6 months Board of Supervisors
General Plan Amendment 4-6 months Board of Supervisors
Board Appeals 4-8 months Board of Supervisors

Land Divisions

Permit processing can have a significant impact on the cost of housing. All private
divisions of land are subject to the requirements of the Subdivision Map Act and the
Lake County Subdivision Ordinance, with environmental review under the California
Environmental Quality Act (CEQA). Minor subdivisions (four or fewer lots) are
processed as tentative parcel maps and are typically subject to lesser development
standards than are major subdivisions. The above regulations along with the State’s
Permit Streamlining Act include time limits under which the County operates. An
application submitted with all the information necessary to determine compliance with
the applicable regulations typically takes substantially less time to process through the
County system than what is permitted by law. Single family and multi-family
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developments typically take four months or less to process, which is considered a
reasonable timeframe and comparable to most jurisdictions. Processing time for
administrative building permit approval is 2-weeks (often less time).

Use Permit for Multi-Family Housing Developments of Greater than 20
Discretionary permit approvals are not required for single family development, unless a
subdivision is being proposed as part of the overall development. As far as procedures
for multi-family development, projects up to 20 units do not require approval of a use
permit. Larger multi-family developments require a major use permit to be approved by
the Planning Commission.

The requirement for a major use permit, a discretionary approval, has been identified as
a possible constraint to the development of affordable housing in Lake County.
Additional review and complex discretionary findings can add significant time and
uncertainty to the approval process and consequently can impact the cost and supply of
housing, particularly affordability to low- and moderate-income households. The Zoning
Ordinance should be amended to allow multi-family developments of 50 units or less to
be permitted as use by right, subject to standard residential development building permit
procedures. Multi-family developments of 50 units or less would still be subject to
design review standards and required environmental analysis as required under CEQA.

Design Review

Design Review is typically required for all commercial, industrial, and multi-family
residential for the following issues: new buildings for businesses or industries, new
apartment buildings, and substantial additions to existing commercial buildings. The
Development Review committee is the review authority. The review is intended to
ensure that the development is consistent with adopted standards, adopted community
plan guidelines and is to ensure aesthetic compatibility between uses. The review may
cover traffic and circulation, building arrangement, architectural design, setbacks, wall
and fences, noise emissions, parking, grading and drainage, landscaping, lighting,
signs, and public services and utilities. The Design Review process typically takes
about 1 month. These design standards do not represent a constraint to development,
but are simply to ensure orderly and safe development in the City. The Community
Development Department often waives the Design Review process for residential
development proposals, provided that the architecture, parking and landscaping details
are provided and are consistent with Zoning Ordinance standards. In addition, larger
projects that trigger a use permit and are therefore decided by the Planning
Commission receive their design approval by the Planning Commission at the approval
hearing. This allows staff to avoid requiring a Design Review process. Two recent
examples of the Planning Commission approving housing project design are the
Eskaton project in Clearlake Oaks and the RCHDC proposal in Nice. The Pre-
application Development Review process allows Department staff to work with potential
housing developers in the preliminary project design stages so that staff can advise
applicant how to design the project so as to avoid the need for Design Review.
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5.5 CODES, ENFORCEMENT AND ON AND OFFSITE IMPROVEMENT
STANDARDS

New construction in Lake County must comply with the 2007 California Building,
Plumbing, Mechanical Codes and the 2008 National Electric Codes. The codes are
also enforced through Chapter 5 of the Lake County Code, and the 2009 International
Property Maintenance Code, as amended by County Ordinance.

Enforcement of the California Building Code is the responsibility of the County Building
and Safety Division and is carried out through the plan check process, as well as at the
time of site or building inspection. All work for which a building permit is issued must be
inspected at the time of completion or at specified stages of construction. Inspections
may also be conducted in response to public complaints or an inspector’'s observation
that construction is occurring without permits. The main purposes of these codes are to
protect health, safety and general welfare. They do not pose a constraint on the
development of housing.

Lake County requires that developers complete both on and off site improvements for
new residential subdivisions. The requirements include proper grading, road frontage
improvements, main line extensions for water and/or sewer service when necessary,
offer of off-site roadway dedication when necessary, and typical on-site improvement
requirements for drainage and roads with curb, gutter, and, in smaller lots subdivisions,
sidewalks. Any sewage disposal systems must meet County Health Department and
State Regional Water Quality Control standards. Water systems must meet County
Health Department requirements. All standards and requirements are typical of and
similar to other California counties and do not adversely affect the provision of
affordable housing in Lake County.

Lake County is in compliance with Health and Safety Code 17980(b)(2) and gives
preference to the repair of a substandard building rather than requiring vacation when
economically feasible to do so.

5.6 CONSTRAINTS—HOUSING FOR PERSONS WITH DISABILITIES

Both single family and multi-family housing in Lake County may accommodate persons
with disabilities. State laws and building codes mandate accessibility provisions for
certain types and sizes of housing developments. Article 70 of the Lake County Zoning
Ordinance, The County does not require any fees, in addition to the standard residential
development fees, associated with the development or rehabilitation of housing for
people with disabilities. Reasonable Accommodation provides a process for individuals
with disabilities to make requests for reasonable accommodation in regard to relief from
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the various land use, zoning or building laws, rules, policies, practices and/or
procedures of the County to ensure equal access to housing.

Lake County complies with state laws that regulate residential care facilities with fewer
than six persons. As discussed under Special Housing, foster or small family home,
family care home and small family day care home are permitted within R1, R2, SR, RR
and PDR zoning districts. The County’s Zoning Ordinance definition of family does not
discern between unrelated and related individuals and only refers to persons.

The County’s Zoning Ordinance allows for Community Care Facilities, with a use permit,
in almost all of its residential zones (i.e., RL, RR, SR, RL, RR, SR, R1, R2, R3) and two
of its non-residential zones (i.e., C2, C3). These facilities, which serve the physically
handicapped, mentally impaired, or incompetent persons, are subject to all applicable
State regulations and limitations. The parking standards require one space for each two
beds plus one space for manager or owner. As discusses previously, the County plans
to amend the definition of a community care facility to include “greater than six persons”
since the definition does not currently define a minimum or maximum number of
occupants.

5.7 NON-GOVERNMENTAL CONSTRAINTS

Environmental Features

Land in some areas of Lake County is unavailable for development because of
environmental features. These features either pose a hazard to those who may
otherwise choose to develop in the area or diminish valuable natural resources. As a
result, housing developers avoid these areas, because they understand the danger or
potential loss involved or do not wish to incur the added cost of building in these areas.

The Lake County General Plan identifies environmental features that may influence
housing development potential. These features include:

Erosion Hazards

Some areas of the county contain soils that will erode heavily when disturbed by
development. As a result, they may be unstable for building construction or add
considerable cost to correct the problem. In addition, erosion may degrade water
quality of nearby watercourses or bodies.

Excessive Slope

In areas of 30 percent slope, improvements for accessibility, site preparation, and
sewage disposal are very difficult. Development on steep slopes also can result in
erosion problems. Consequently, these areas are generally avoided for residential
development.
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Fire Hazard

The State of California has identified portions of Lake County as having a high or very
high fire hazard risk. Fire hazard is a way to measure the physical fire behavior so that
people can predict the damage a fire is likely to cause. The most prominent criteria
forming an area’s fire hazard risk considers vegetation, topography, typical weather
patterns and other similar items. Additional building code requirements and
infrastructure improvements (i.e. road widths & water supply) may be required for new
construction and development in areas designated as having a high or very high fire
hazard rating.  Sites reserved for Very Low and Low income housing are located
outside of High Fire Severity zones, within Community Growth Boundaries where fuel
loading is reduced. However, most of the land available for Moderate and Above
Moderate housing development in Lake County is located within High Fire Severity
zones, resulting in increased construction and property maintenance costs.

Flood Hazards

Development in flood hazard areas can result in property damage and loss of life.
Flood hazards in Lake County are most significant adjacent to Clear Lake and Scotts
Creek, Cache Creek, Adobe Creek, Putah Creek, Cole Creek, and Kelsey Creek.
Development in flood prone areas is either discouraged or additional construction
measures are required. Development within the floodplain, which is designated by the
“Floodway Fringe” overlay district, requires an additional three feet in height for finished
floor elevation of all development.

The adoption of AB 162 in 2007 by the State Legislature amending Government Code
Section 65302 requires planning agencies during housing element revisions to regularly
review lands designated for affordable housing development. This regular review
includes an analysis of flood risk such as location within a designated Flood Zone or
any other feature which may make a site prone to unreasonable flood risk.

Community Development staff paid close attention to flood hazard risks in its analysis of
housing sites suitable for the development of affordable housing, specifically those sites
designated for very low- and low-income housing, noted as Table 2-6 of this Housing
Element. Of the thirty-four (34) designated sites, eight (8) had potions of the property
locations were thoroughly analyzed through the review of FEMA flood mapping,
compliance with general plan policies regarding flood risk avoidance and by individual
on-site evaluations. Through this analysis it was determined that flood hazards could
be mitigated wither through avoidance or elevation of building pads. In those areas
where avoidance is necessary, either due to environmental or fiscal restraints, adequate
developable areas outside of these designated flood zones are readily available. The
Community Development Department will continue to review these sites on an annual
basis for updates in flood zone mapping or any other known risk that may make the site
prone to unreasonable flood risk.

The AB 162 revisions to Government Code Section 65302 also include provisions
requiring jurisdictions to revise and regularly update their Land Use, Conservation, and
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Safety Elements of their respective General Plan for greater management of flood
hazard. One specific provision will require the County to identify rivers, creeks,
streams, flood corridors, riparian habitat, and land that may accommodate floodwater
for purposes of ground water recharge and stormwater management. It is possible that
the mapping and delineation of these areas will have an effect on existing properties
listed within the affordable housing site inventories of this Housing Element. As these
ground water recharge and stormwater management areas are identified, the
Community Development Department will need to revisit and analyze the continued
suitability of designated areas for affordable housing.

Geologic Hazards

The State has identified several areas in Lake County with significant seismic activity
potential. Within these Alquist-Priolo Act earthquake zones, geotechnical studies
identifying hazard potential and necessary construction requirements are required prior
to any land subdivision.

Severe Septic Tank Limitations

The ability of the soil to accept septic tank filter fields outside sewer service areas is an
important determinant of rural housing development. Impermeable surfaces or steep
slopes can prevent septic systems from working properly and can foreclose the
possibility of residential development in these areas. Several areas in the County,
including lands in the vicinity of Upper Lake, Clear Lake, and Lakeport, have
experienced problems with septic tank failures.

Land Costs (2010)

Land costs vary widely in Lake County, depending on location and availability of
services. Land near Clear Lake and in established communities tend to be more
expensive than other outlying, more remote areas. The cost of lakefront lots or view
lots can be considerably higher.

The Lake County Assessors records provided the information on the table 5-13 below.
The table details the average assessed value per zoning designation that have an
improvement value of less than $1,000 within communities in Lake County. Land costs
in Lake County are considerably less than the majority of California.

Table 5-14 Average Assessed Value
Zoning District R1 R2 R3 SR RR RL

Average
Assessed Value

Source: Lake County Assessor’s Office, 2010

$18,832 32,910 46,693 20,715 19,524 62,898
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Development Costs (2010)

Site Improvement Costs: Upon securing the raw land, a residential developer would
have to make certain improvements to “finish” the lot before a home could actually be
built on the property. Improvements required include proper grading, installation of
water and sewer systems, storm water drainage, and streets.

Construction Costs: Construction costs in the county vary widely due to site constraints,
such as steep slopes or expansive soils, and type of home. Manufactured homes,
which are common in Lake County, range in cost from about $35 per square foot for
used homes. According to a local manufactured home dealer a new 1,200 square foot
home, including setup and delivery, ranges from $57 - $65 per square foot.

Availability of Financing

The Lake County Housing Administration office administers the First time Home Buyers
Program. The First Time Home Buyer Assistance Program is aimed at providing
financial support to families who might otherwise be unable to purchase a home. In
addition, the local yellow pages advertise several agencies that offer real estate loans.
The average mortgage interest rates for the years 2005-2009 can be found in table 34
below. The federal government passed legislation that allows first time home buyer to
receive a $8,000 tax credit for homes purchased in 2009 and 2010. California also
passed legislation in 2009 that allows first time home buyers a $10,000 tax credit.

Table 5-15: Average Annual Mortgage Interest Rate 2005-2009

Year Annual Average
2005 5.87
2006 6.41
2007 6.34
2008 6.03
2009 5.06

Source: Freddie Mac, Monthly Average Commitment Rate and Points on 30-year

Fixed-Rate Mortgages

Today’s Economy

The housing bubble, coupled with lower interest rates, subprime and predatory lending,
US households and financial institutions became increasingly indebted or
overleveraged. When housing prices began to drop and interest rates began to rise, the
borrower that assumed a difficult mortgage could not refinance. Defaults and
foreclosure activity increased dramatically. Most homeowners today have little or no
equity in their home and it is very difficult for them to obtain financing.
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6.0 STATUS AND EVALUATION OF EXISTING
PROGRAMS/ELEMENT

The following section reviews and evaluates the County’s progress in implementing the
2004 Housing Element. It reviews the results and effectiveness of programs, policies
and objectives for the previous Housing Element planning period. It also analyzes the
difference between projected housing need and actual housing production.

Table 6-1 provides an evaluation of the Lake County Housing Element (2004) policies
and implementation programs.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs
Program Status Evaluation
The Community Development The Department continued to use the pre-application development review process on
Department  shall  regularly Complete individual projects in order to identify ways to avoid regulatory challenges through
HE-1 review its permit procedure to : project modification, while also identifying ways to streamline the permit process for
adjust the cost and time of Ongoing said project. The Department continues to regularly review the permit process, and
processing permits. continues to waive design review permits whenever possible.
. The Department continued to strongly encourage the pre-application development
Egzar?nargr:?ugggll Dceovriliﬁﬁr;eg review process on individual projects that require an entitlement fqr approval. _Input is
hold pre-application sought from the Redeveilopment Agency, sewer aqd water agencies, flre. districts and
conferences with developers to the Department of Put_)hc _Worl.<s._ Staff also c_ontmue§ to assist potential affordable
assist them in  identifying housmg dgvelopers with |de.nt|fy|ng suitable sites using our GIS system, Available
suitable sites and Housing Sites Inventory, and institutional knowledge of sites.
HE-2 understandin it Compl_ete
9 permi Ongoing
procedures. The Department
shall encourage pre-hearing
conferences between

developers and the residents of
the area where new large-scale
housing projects are proposed.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program

Status

Evaluation

HE-3

The County shall apply, based
on the availability of staff
resources, for those funds from
available state and federal
programs which are appropriate
to the County's needs which
provide for low to moderate
income housing.

Complete
Ongoing

There are two County programs funded by the HOME and CDBG Grant program:
Owner Occupied Rehab (income qualified at 80% of median income or less) -- 47 units
assisted between 2003 and 2009.

First Time Home Buyer (income qualified 2% low interest loans) -- 18 units assisted
between 2003 & 2009.

In addition, there is a housing project being developed with assistance from the
Redevelopment Agency, on Collier Avenue in Nice, which is within the Northshore
Redevelopment Project Area. The development partner in the 50- unit affordable
family housing project is Rural Communities Housing Development Corporation
(RCHDC).

In March 2005, the RDA loaned RCHDC $250,000 for pre-development costs. In June
2009, the RDA approved a loan for an additional $998,000 for additional pre-
development cost as well as construction costs. As of June 30, 2011, the RDA has
released $618,785 of this loan. RCHDC has obtained permits and is working through
various development issues. Obtaining the majority of the construction financing is the
major hurdle yet to clear. The County submitted HOME applications for this project in
2007, 2009and 2010, but was not successful. However, the RDA, County, and RCHDC
remain committed to the project.

HE-4

The County shall undertake an
outreach campaign to increase
the development community's
awareness of Lake County,
especially the Redevelopment
Project Area.

Complete
Ongoing

The Lake County Redevelopment Agency will continue to work with the two Certified
Community Housing Development organizations (CHDO). In addition, the Agency has
issued Request for Qualifications to other organizations that develop, own and manage
affordable housing. Furthermore, the RDA is currently working with private developer
that desires to develop affordable housing in Lake County.

HE-5

The County shall provide
developers with information
regarding suitable potential high
density housing site locations.

Complete
Ongoing

The Lake County Redevelopment Agency and the Community Development
Department continue to encourage and assist developers interested in developing
affordable housing projects. The Social Services Department continues to work with
people who qualify for housing programs such as rehabilitation and first time
homebuyer programs.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs
Program Status Evaluation
County staff shall attempt to Other than the Section 8 program, administered by the Housing Commission, there has
meet  with the Cities of been no coordination between the County and Cities of Clearlake and Lakeport to
HE-6 Clearlake and Lakeport | Incomplete | @ddress housing issues.
regarding affordable housing
programs and administration.
The County shall utilize a Thg Redevglopment Agency and County Adm|n|strat|ve Off|lce regular!y applied for
. . assistance in the development of new rental housing and provided financial support for
portion of available affordable housing projects
Redevelopment Housing Set 9 proj : . . .
. ; Complete | The Redevelopment Agency assisted in the development of new rental housing by
aside funds to assist affordable - : . . ) .
. ; . and on- providing financial support for affordable housing projects. A good example of this
HE-7 housing production by private : . : ; . L
L : going collaborative effort is the Eskaton Senior Housing project in Clearlake Oaks.
developers within the project : ; . . A
area The Countv shall The RDA is currently working with private developer from the San Francisco Bay Area
. ~ounty who desires to develop a large scale affordable housing project in Lake County.
publicize the availability of the
grants and loans.
The Community Development Department investigated the feasibility of an inclusionary
housing program. However, it was found that economic factors for moderate and
The County shall investigate above moderate income housing in Lake County were not conducive to developers
the feasibility of creating an being able to afford to develop below market rate housing. In addition, economic
HE-8 inclusionary housing program | Complete | conditions deteriorated rapidly in 2008 and it became evident that the housing industry
as a means to provide would not be able to absorb such a program. Further complicating matters was the fact
affordable housing units. that most new residential development in Lake County has been in the form of
subdivisions with housing being built by, or for individual new lot owners instead of the
turn-key projects seen in the Bay Area and Sacramento Valley.
The Board of Supervisors began formally reviewing the permit process and constraints
to development in November, 2011. However, the main emphasis of this review is to
seek ways to encourage economic development activity. The County is considering
The County shall undertake a _ reducing the requirement for a major use permit for larger multi-family housing projects
review of policy constraints to | Partially | gown to a simple minor use permit, and this is likely to be adopted in 2012. Changing
HE-9 develo;l) housing, including the | completed; | the policy concerning maintenance of new roads is not supported and this policy does
County's policy ~ against Behind not appear to constrain affordable housing projects since those projects do not result in
accepting new roads into the | schedule | |anq divisions on parcels that require new road construction.
County system.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program Status Evaluation

The Community Development Department continues to fast-track all affordable housing
projects. These are priority projects and staff seek ways to reduce the amount of
process requirements, and waives design review whenever possible. These projects
move to the front of the line for any entitiement permit processing and for construction
Complete | plan review.

The County shall develop
policies and procedures to give
priority or expedited processing
to residential developments that
include a significant portion of
units restricted to very-low, low-
, or moderate income
households.

HE-10

See below for responses corresponding to HE-11a and HE-11b
To increase the development
community's awareness of Lake
County, the Redevelopment See 1la
HE-11 Project Area and the availability and

of sites for affordable projects, | 11b below
the County shall take the
following actions;

The Lake County Redevelopment Agency is working with the two Certified Community
Housing Development organizations (CHDO). In addition, the Agency issued Request
for Qualifications to other organizations that develop, own and manage affordable
housing.

Prepare and mail out to
affordable housing developers
active in nearby counties
HE-11a | information about housing | complete
development opportunities in
the county and particularly the
Project Area.

The Lake County Redevelopment Agency and the Community Development
Department regularly encouraged and assisted developers interested in developing
affordable housing projects. The RDA staff recently toured the Northshore
Redevelopment Project Area with the developer from the Bay Area mentioned above.

Sponsor a tour of potential | Complete Potential sites are being evaluated.
HE-11b | affordable housing sites in the | and on-

county for potential developers. | going
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program

Status

Evaluation

HE-12

The County shall utlize a
portion of available
Redevelopment Housing Set

aside funds to assist affordable
housing production by private
developers within the project
area. The Agency/County shall
take the following actions:

The Redevelopment Agency and County Administrative Office continue to apply for
assistance in the development of new rental housing by providing financial support for
affordable housing projects.

In March 2005, the RDA loaned RCHDC $250,000 for pre-development costs. In June
2009, the RDA approved a loan for an additional $998,000 for additional pre-
development cost as well as construction costs. As of June 30, 2011, the RDA has
released $618,785 of this loan. RCHDC has obtained permits and is working through
various development issues. Obtaining the majority of the construction financing is the
major hurdle yet to clear. The County submitted HOME applications for this project in
2007, 2099and 2010 but was not successful. However, the RDA, County, and RCHDC
remain committed to the project.

HE-12a

The County shall publicize the
availability of the grants and
loans.

See above response. In addition, the Agency issued Request for Qualifications to
other organizations that develop, own and manage affordable housing.

HE-12b

The County shall develop and
set priorities for the types of
affordable housing projects that
the Agency wants to encourage
and could be offered financial
assistance, for example,
housing for seniors, multi-family
housing for very-low-income
families, etc.

The RDA sets and publishes its affordable housing priorities through its Northshore
Project Area Implementation Plan. The 2011 — 2016 plan analyzed progress made
between 2001 and 2010. The following excerpt is taken from that analysis:

“163 units have been built or substantially rehabilitated in the Project Area since 2001.
Of those 163 units, 23 were constructed with Agency assistance; and of those 23 units,
22 are deed-restricted to be occupied by Very-low and Extremely-Low income senior
households. Of the 22 new deed restricted units, two meet a replacement obligation,
leaving 20 units to meet the Agency’s affordable housing production requirement.
Applying the inclusionary requirement that 15% of the total units constructed need to be
deed-restricted to be occupied by low to moderate income households (of which 40%
must be restricted to very low income households), the number of required deed-
restricted units within the Project Area equals 24 units. Of the 22 units that are deed-
restricted, none were built outside of the Project Area. Therefore, the total number of
deed restricted units that count as production units totals 20, all being very low-income
units. As shown below, the number of deed-restricted very low to moderate-income
units falls four units short of the minimum CRL requirements, but exceeds Very-Low
income production requirements by 11 units. Prior to the previous five-year planning
period the Agency had a total shortage of 31 very low to moderate units, including a
shortage of 10 very low income units. The Agency has made substantial progress in
erasing the deficit and the programs proposed in the next planning period will
substantially exceed the required number of units.”
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program

Status

Evaluation

HE-12c

The County shall publicize the
Agency's priorities as well as
the potential availability of the
subsidy funds for certain
projects in order to identify
interested developers. Post
information on the County
Redevelopment Agency's
website to make developers
aware of its programs. The
Agency will also publicize the
availability of subsidy funds as
part of the outreach program.

The Redevelopment Agency’s priorities are published on the County website via the
Northshore Project Area Implementation Plan at the following website address:
http://lwww.co.lake.ca.us/Assets/Administration/Redevelopment+docs/11-
16.pdf?method=1

HE-12d

Once the amount of available
funds has reached $700,000,
the County shall issue a NOFA
or RFQ to affordable housing
developers, emphasizing the
County's priorities and the types
of assistance available. Notice
will be given to developers
identified in the outreach
programs.

The RDA issued a RFQ in 2007. Although the RFQ was not ultimately directly
successful in locating another developer, the RDA has begun working two developers
since that time: the United Native Housing Development Corporation (UNHDC) and the
private developer from the Bay Area. Both of these efforts are likely to result in the
creation of affordable housing projects. Due to the current lawsuit considered by the
State Supreme Court, the RDA cannot currently enter into any agreements. However,
if redevelopment agencies survive after the Court rules on this case, the Lake County
RDA is poised to enter into an agreement with UNHDC to produce more units of
affordable housing.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program

Status

Evaluation

HE-13

The County shall continue to
work with Rural Communities
Housing Development
Corporation (RCHDC) and
other developers experienced
in self-help housing and
farmworker housing. The
County can assist developers
by identifying sites, expending
permit processing, providing fee
waivers, supporting funding
applications, and providing
financial assistance (e.g., RDA
funds).

The Lake County Redevelopment Agency is working with two Certified Community
Housing Development organizations (CHDO). In addition, the Agency issued Request
for Qualifications to other organizations that develop, own and manage affordable
housing.

The County continued to host pre-application development review meetings for
proposed affordable housing projects, free of charge. These meetings are used to
assist developers in the preliminary planning stages and are attended by various
County Departments and service providers. The Community Development Department
work closely with developers to identify ways to reduce development costs, including
parking lot and driveway layout and building orientation. The Department assisted the
RDA with identify suitable sites for affordable housing developers. An example of this
coordinated assistance is the Collier Avenue, Nice RCHDC project. In addition to
helping identify the site, the County waived the use permit fees, waived design review,
and fast-tracked the application for this 50-unit project.

HE-14

The County shall include self-
help housing as a priority
category for the use of RDA
housing set-aside funds.

The Lake County Redevelopment Agency has considering partnering with Habitat for
Humanity to develop owner-occupied affordable housing.

HE-15

The County shall publicize the
list of vacant multi-family sites
on the County's website (to
potential developers as part of
an outreach campaign. The
County shall review and update
the list annually.

The Housing Element, including the list of available affordable housing sites, is posted
on the Lake County website. In addition, copies of the list are available at the
Community Development Department and the Planning staff have been instructed to
notify the Community Development Director or Senior Planner when a potential
developer request the list. The Director or Senior Planner then provide direct
assistance to the potential developer to assure that consistent, helpful service is
provided and the potential developer is made aware of any programs that are available.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program Status Evaluation
. The County continued to provide incentives to affordable housing developers, including
The County shall provide ) . ) . oY ; _
. . : expedited permit processing, density bonuses, and pre-application review assistance.
incentives, such as density . ! : e
b . . One example is the Eskaton senior housing project in Clearlake Oaks whereby the
onuses, expedited permit : .
. . County RDA and Community Development Department worked with the developer to
processing, and  technical . .
) Complete, | locate a site, merge several smaller parcels together, process the use permit, reduce
HE-16 assistance, to encourage . . : ; . ; . .
: Ongoing the parking requirements, waive the design review permit, and complete documents in
developers to consolidate small support of US Army Corps permit requirements due to a drainage ditch on the site
lots and/or development on bp y psp q 9 '
underutilized sites zoned R-2
and R-3.
The County shall continue to Please see comments for HE-16. The_ C(_)unty c_ontlnues to encourage and s_upport
. density bonuses and uses the pre-application review process to work out details and
encourage the use of density . ) .
options with potential developers.
bonuses for low- and very low-
income housing in all proposed Comblete
HE-17 residential  projects. The on F())in '
County shall inform developers going
of the benefits of density
bonuses in  pre-application
conferences.
No amendments to the Zoning Ordinance were necessary as the Ordinance already
allows both Granny Units and Residential Second Units as uses by right in a number of
zoning districts. The County did amend the Zoning Ordinance in 2007 to increase the
allowable size of Granny Units (up to 720 square foot on small lots and up to 1,008 on
The County shall amend the parcels of an acre or larger). Residential Second Units are subject to the general plan
Zoning Ordinance to comply density provisions and do not have a maximum size limits. Granny Units are not
with state regulations (AB 1866) Was found subject to the general plan density limits so can be constructed on small lots.
HE-18 rggard[ng appl_y Ing NON- |5 not be
discretionary  criteria  (e.g., necessar
height, size, setback, and y

parking restrictions) to second
unit applications.

6-10




LAKE COUNTY HOUSING ELEMENT APRIL 2012

Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program Status Evaluation
Information concerning granny units and residential second units has been made
The County shall actively available on the County Website. In addition, the planning staff are aware of, and
promote community education promote the use of granny units when speaking with interested persons at the counter.
on second units by posting o ) )
information  regarding these The County is in full compliance with AB 1866.

units on the County's website
and providing brochures at the
public counter in the
Community Development
Department. The County shall
provide information explaining
permit requirements, including
changes in State law (i.e., AB
1866), and describe the
benefits of second units to the
property owner and the
community. The County shall
review and revise, as
necessary, the promotional
materials on an annual basis.
Residential second units shall
be encouraged as affordable,
permanent rental housing.

HE-19 Completed

The County has waived use permit fees for the Eskaton and Collier Avenue affordable
housing projects as part of the RDA set-aside. The County Board of Supervisors
prefers to consider fee waivers on a case-by-case basis versus a fee ordinance

The County shall consider amendment.

amending its fee ordinance to | Completed,
waive use permit fees for large, | determined
affordable multi-family projects not to be
when a conditional use permit | necessary.
is required.

HE-20
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Program

Status

Evaluation

HE-21

The County shall use its
development review process to
encourage development in the
R-3 zone to be developed at
the highest end of the density
range.

An
alternative
process is

used to
implement
this
program

Because the County typically waives the design review process, and design review
permits are processed on the tail end of the review process, the County instead uses
the pre-application development review process to encourage affordable housing
developments at the highest end of the density range.

HE-22

To facilitate the development of
housing for lower income
households, the County will (1)
identify and (2) rezone 50 acres
of "R-3", allowing 19 units per
acre, by June 30, 2006.
Identified and rezoned sites will
be suitable, have the capacity
to accommodate a maximum
density of 19 units per acre and
be available for multifamily
development in the planning
period where water and sewer
services can be provided.

Completed

Policy HE-22 was fully implemented as of September 15, 2009, with the adoption of the
Shoreline Communities Area Plan. This Plan adoption added 54 acres of High Density
Residential on property located in Clearlake Oaks, between the Clearlake Oaks Keys
Subdivision and the Orchard Shores Subdivision. This action followed those taken by
the County in July 2005 when 14 acres consisting of two parcels were changed to High
Density Residential in Kelseyville, adjacent to the Post Office along Gaddy Lane; and %
acre was added on League Street in Upper Lake. In December of 2007 an additional
acre was added in Clearlake Oaks for the Eskaton Senior Housing project. The total
amount of land added for very low income housing pursuant to Policy HE-22 was 69.5
acres. While the County was delayed in fully complying with this policy, it did so within
the time frame of the 2004 Housing Element and exceeded the minimum acreage
requirement by nearly 19.5 acres.

HE-23

Administrative
maintain current
information regarding federal,
state, and local affordable
housing program availability
and requirements, disseminate
this information where
appropriate, and brief the Board
of Supervisors periodically on
the County's progress towards
meeting its housing goals.

The County
Office shall

Complete,
ongoing

County and RDA staff work cooperatively to obtain grant information and report
progress to the Board of Supervisors. Progress is regularly reported upon review and
adoption of the RDA 5 year implementation plan and the during the RDA’s annual
report. Progress is also reported whenever the County or RDA request any action from
the Board, such as approving a grant application and approving or amending an
agreement with an affordable housing developer.
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Program Status Evaluation
The County shall encourage The RDA and CDD are informed in_ gdvance When_ affordab]e housing sites’ affordability
non-profit _ organizations  to covenants are getting close to expiring. RDA monitors this issue and had outreached to
acquire and preserve assisted | Complete, RCHDC co_ncerning the Lucerne Senior .Housing site when it was thOl_Jght that t'his
HE-24 single family and multi-family ongoing particular site was at risk. However, no sites had reached or neared their affordability
units affordable to low and covenant terms during this Housing Element timeframe, and therefore no action has
moderate income households. been necessary.
There are two County programs funded by the HOME and CDBG Grant program:
. Owner Occupied Rehab (income qualified at 80% of median income or less) -- 47 units
The County shall continue to isted b 2003 and 2009
work in  conjunction  with a.SS'Ste. etween an ' o . . .
CalHEA.  local banks. and | Complete First Time Home Buyer (income qualified 2% low interest loans) -- 18 units assisted
HE-25 ' R . 1€ | between 2003 & 2009.
mortgage institutions in ongoing
implementing the First Time These programs are managed by the Social Services Department through their
Home Buyer Program. .
Housing program.
. The Social Services Department operates the Owner Occupied Rehab Program
The County shall continue the _ (income qualified at 80% of median income or less) and 47 units assisted between
HE-26 Mobilehome Replacement | Ongoing 2003 and 2009.
Program.
The RDA and CDD are informed in advance when affordable housing sites’ affordability
covenants are getting close to expiring. RDA continues to monitor the status of assisted
. housing. However, no sites had reached or neared their affordability covenant terms
The County shall monitor the during this Housing Element timeframe, and therefore no action has been necessary.
status of assisted housing with
expiring affordability covenants
and endeavor to maintain their Comblete
HE-27 affordability. The County shall piete,
ongoing

monitor the status of these
projects, and, as necessary
identify potential buyers and
possible sources of funding.
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Program Status Evaluation
The County  shall post T_he S_ocial Services Department maintains information on their website regarding:
information on the County's First-time Hor_ne buyer program
website about the Housing Own_er occupleq rehab program
Authority's voucher program, Section 8 Hou3|r,\g Chmc;e \_/oucher
HE-28 affordable projects that are C(?r:ggliitge, The Department’s website is:
gggero?ﬁ;/re Iohpomutsainnt gorp;:i)aénrgﬁ:js, W_ww.co.lake.ca.us/Government/Directorv/SociaI : Services/l—_|pus_inq Programs/First-
(ie., owner Occupied Time Homebuyer Program _and Owner Occupied Rehabilitation Programs.htm
Rehabilitation Program, etc.)
The County shall continue to The Housing Services Division or the Social Services Department regularly prepares
seek funding to expand the grant applications and requests Board action to submit applications to the CDBG and
existing housing rehabilitation HOME programs for the homeowner rehabilitation program.
loan program for lower income On-going as
HE-29 households. (Existing Program needed
4.1). When these funds are
exhausted, the County shall
apply for additional CDBG
funds.
Complete, | The Building and Safety Division assists owners as much as it legally can with respect
The County shall, based on the Ongoing_, to prov_id_ir!g aQVic_e and a_lssi_stance__to those C(_)nducting_ Fheir own residential repa?rs.
availability of st:aff resources. | Programis The DIVI_SIOI"I is limited in_its ability to provide specific design work (or drafting
HE-30 provide technical assistance to’ not en'qrely construction plans) due to liability concerns.
individuals who intend to make p(;i?f:'
their own housing unit repairs. liability
implications
In 2010 the County overhauled Chapter 13 of the County Code (Nuisance Abatement
The County shall perform Ordinance) The code revisions have resulted in streamlining of the abatement process.
periodic internal reviews of its In addition, the County adopted a Boarded Building Ordinance in 2006 which allows a
policies to identify those that limited time period for landlords and owners to repair their homes.
HE-31 impede an aggressive | Completed

enforcement of its housing and
building codes and health and
safety standards.

These two ordinances have allowed the County to better enforce building code (Health
and Safety) violations.
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Program Status Evaluation

No research on this matter was conducted because the County has limited options with
respect to substandard mobile homes. Repair of mobile homes is under the permitting

The County shall research jurisdiction of HCD. Through the Nuisance Abatement Ordinance, the County has taken

relevant ordinances that would action to address health and safety violations concerning dilapidated housing, including

be helpful in the enforcement of mobile homes that are damaged or have broken windows. However, the County

housing and building code | | . .| cannot specifically target old single-wide mobile homes that are maintained adequately.

HE-32 standards related to pre-1976 not rapctica{l The fact of the matter is that these units are legal non-conforming and the County will

single wide mobile homes, P does not try and force property owners to replace these homes.

absentee landlords, and

secondary structures used for

occupancy.
County and RDA staff will continue to monitor these properties and determine whether
the RDA can help preserve affordable housing if either of these properties become at
risk of being not affordable.

The County shall monitor the

status of Orchard Garden

Apartments and Nice Village

Apartments and contact the

owners concerning their plans.

If necessary, the County shall

HE-33 work with potential buyers, such Ongoing

as nonprofit developers, to
maintain affordability of these
projects by identifying possible
sources of County funding,
such as RDA funds, to
supplement primary state and
federal sources.
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Table 6-1: Evaluation of 2004 Lake County Housing Element Programs

Program Status Evaluation

See response to HE-13.
The County shall continue to

work with  Rural Housing
Development Corporation
(RCHDC) and other developers
experienced in self-help
housing. The County can
HE-34 assist developers by identifying
sites, expediting permit
processing, providing  fee
waivers, supporting funding
applications, and providing
financial assistance (e.g., RDA
funds).

Complete,
Ongoing

The County adopted a reasonable accommodation ordinance in December, 2003. This
The County shall amend, as ordinance provides relief from certain land use laws and building codes for construction

necessary, its Code to provide of reasonable accommodation improvements to new and existing homes.
individuals  with  disabilities
HE-35 reasonable accommod.ayon Complete

through rules, policies,
practices, and procedures that
may ensure equal access to

housing.

The Community Development Department provides hand-outs to interested home
builders that contain details of various accessibility improvements, such as handrail,
ramp, and parking specifications. A brochure to encourage people to consider such

The County shall distribute improvements in their new construction or significant remodel projects has not been
literature on universal design developed.

HE-36 and disabled accessibility | Incomplete
through the Building and
Planning Divisions.
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Program Status Evaluation
The Community Development Department determined that an amendment to the
The_ County shall amen_d the zoning ordinance was not needed to facilitate this program, because the General Plan
zonlng.ordmance to pr_owde for rules density and already provides for density bonuses for affordability and energy
a depsny bpnus fo_r projects that efficiency. Because all special needs categories fall under the affordability provisions,
provide units d¢3|gned to meet the density bonus allowed for affordable housing is inner-changeable for all categories,
HE-37 the needs of disabled PErSons, | \ot Needed special needs or not.
promote the construction of
rental housing with three or Persons with disabilities are not restricted from residing in Granny Units; the County
mor? bedrooms,. a,r,'d allow use does not regulate who lives in Granny Units.
of "granny units" by these
individuals.
The Community Development Department investigated the feasibility of an ordinance to
The County shall consider require an increase in the # of bedrooms for a percentage of new homes and
adopting an ordinance that apartments.  However, it was found that most new single-family residential
requires a certain percentage of | Completed, | development in Lake County has been in the form of subdivisions with housing being
HE-38 four-bedroom homes in each | found not to | built by, or for individual new lot owners instead of the turn-key projects seen in the Bay
new subdivision and three- | be feasible. | Area and Sacramento Valley whereby the subdivider also constructs the homes. The
bedroom units for new rental County does not believe it would be appropriate to impose this requirement on existing
units. vacant lot owners.
The County shall provide To date, the County has not been able to provide assistance to community based
assistance, based on the organizations for homeless services. However, the County has assisted Lake Family
availability of staff resources, to Resource Center by providing funding assistance and permit fee waivers for their
HE-39 community-based organizatic’ms Incomplete | transitional housing site (women'’s shelter) in Kelseyville.
in seeking funding for homeless
services and programs.
The County will amend the zoning ordinance in 2012 to allow emergency shelters
The County shall amend the within the “C3” district as a use by right. Delays in completing this program are a result
zoning ordinance to allow of other priorities and reduced staffing levels.
emergency/homeless shelters Not yet
HE-40 " )
and transitional housing done

facilities within the "C2" zoning
district as a permitted use.
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Program Status Evaluation
The Community Development Department determined that there are adequate sites
available for farm worker housing. Farmworker housing is allowed in four different
zoning districts by the Lake County Zoning Ordinance. This includes the “A”, “APZ",
The County shall analyze “RL” and “RR” zoning districts. Any of these parcels that contains a substantial
available sites to accommodate agricultural use to warrant farm worker help is allowed to construct or install farm
farmworker housing units. If worker housing with a simple zoning permit and building permit.. There are hundreds
HE-41 there is a lack of available land, | Complete | of qualifying sites through out the County that possess adequate agricultural activity.
the County shall rezone for Additionally, the building permit fees for construction of Farmworker housing is set at
appropriate zoning as 50% of the normal permit fees as an incentive to encourage farmer and ranchers to
necessary. develop on-site Farmworker housing. Between January 2005 and January 2010, fifteen
(15) farm worker/single-family dwellings were approved by the Community
Development Department and constructed on agricultural land. (These Farm Labor
Quarters are approved over the counter with a Zoning Permit and a building permit)
The County shall identify The County was unable to identify or partner with pptential fa_rm worker housing
potential partners and assist, developers. However, thg_ County_has offered expedited pe_rmlttlng and Ie_tters of
based on available staff suppprt to Rural Cqmmunltles Housing Deve_lopment Corporation for_remodellng and
resources, in the construction of repairs  to the existing farm worker housing located along Cruickshank Road,
HE-42 farmworker  housing  which Incomplete | Kelseyville.
meets the needs of both the
migrant and the permanent
resident workforce.
The County shall revise, as Lake County Social Services follows the Equal Housing Opportunity Plans for the
necessary, and maintain its HOME and CDBG Programs.
Equal Housing Opportunity
HE-43 Plan meeting federal | Complete
guidelines, which will actively
pursue fair housing law
compliance.
The County shall continue to | Ongoing but | The County continues to offer density bonuses both for energy efficiency and
provide density bonuses of up | notvery | affordability.
HE-44 to 25 percent for innovative | successful
energy-efficient housing | due to lack

projects.

of projects
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Program Status Evaluation
Through the Energy Watch Program administered by the Community Development
The County shall distribute Department, information is made available at the counter and on the County website for
information to developers and energy efficient construction practices. Website Link:
HE-45 builders on energy-efficient Ongoing www.co.lake.ca.us/Government/Directory/Community Development
standards for residential /Green_Building_Information.htm
buildings. In addition, the County is actively supporting retrofits of existing homes with solar
through the PACE (Property Assessed Clean Energy) program.
The County shall identify Each Planning Area includes developable sites that are appropriately zoned for
sufficient  sites  within  its industrial projects. Additional sites were added with the adoption of the Middletown
HE-46 community and area plans | Completed Area Plan Update in 2010 and the Shoreline Communities Area Plan in 2009.
where new industries can be
located.
The County was unable to identify any available loan guarantees or other assistance
Unable to | from state and federal agencies. See response to HE-49
achieve this
program so
the County
altered its
efforts to
instead
The County shall continue to provide
actively support the use of state | permit fee
and federal economic | assistance
HE-47 development incentives and
towards the provision of | developed
additional, better-paying local General
jobs. Plan
Polices that
encourage
employment
industries to
locate to
Lake
County
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HE-48

Program

The County shall continue to
pursue funding of a Section 8

Family Self-Sufficiency
Program which includes job
training and education

opportunities for the assisted
households.

Status

Modified,
ongoing

Evaluation

Assisted households are now served under the CalWORKs program. CalWORKs
recipients are required to participate in employment and training services as part of
their Welfare to Work program. Contract staff works with referred participants to assist
them in obtaining and retaining employment. Services include facilitation of
employment workshops, whose curriculum includes resume writing, interviewing,
money management and career advancement; developing job placement opportunities
for participants who require additional work experience. The contractor also monitors
each participant as they progress through employment training services, staying in
close contact with LCDSS staff to ensure participants are receiving appropriate and
effective services in order to become self-sufficient.

Also, pregnant and parenting teens under the age of 20 receiving CalWORKSs cash
assistance who have not obtained a high school diploma are required to participate in
the Cal-Learn Program. This program is designed to assist these teens to receive their
high school diploma or equivalent. LCDSS contracts with the local Adolescent Family
Life Program (AFLP) to provide Cal-Learn services. When a CalWORKs recipient
meets the criteria for the Cal-Learn Program, staff sends a referral to register the
recipient in the program.

Information is maintained on the Social Services Department webpage:
http://www.co.lake.ca.us/Government/Directory/Social_Services/CalWORKs
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Program Status Evaluation
The County was unable to identify any available loan guarantees or other assistance
from state and federal agencies. In an effort to find ways to encourage industry to
Unable to locate to Lake County, thfe Board of Supervisors adopted the following policies with the
achieve this 2008 General Plan adoption:
?r:ggéiwn%? Policy LU-6.1 Diver;e Economic Base ' 3 _
altered its The _Co'unty shall actively prc_)mote the develo_pment of_ a diversified economic base by
efforts to continuing to promote agrlculturga, recreation services, .and commerce, and by
instead expanding its efforts to encourage industrial and non-industrial corporate development,
The County shall, based provide and the development of geothermal resources.
ﬁﬁ:lablsms;ﬁ)f;r;ees&urc%sduz?r?;s; ggg{;:}iﬁ Policy LU-6.5 Pursue Upscgle Development _ o
HE-49 wishing to locate locally to and The_ County shall pursue .busmesses_such as upscale resorts and qugmg, wineries and
secure loan guarantees or other | developed tasting rooms, V|S|tor—or|ent.ed ret_al_l businesses, and other businesses that would
forms of assistance from state General attract high income and multi-day visitors to the County.
and federal agencies. Polilzlzasnthat Pc_)licy LU-6.13 Den_sity Bonus Incentive for Business/lndgstrial Parks _
encourage Mixed use reS|denF|aI de\_/elopment proposals Iocgted _outs_|de of.Commun.lty Growth
employment Boundaries proposing to include an employment mduc_mg mdustrlal' or business park
industries to development component shall be considered fqr a residential density bonus of up to
locate to one (1).dwell|r_19 unit for eac_h acre of Ianq deggnated and developed as a business
Lake and/or industrial park, provided the application is processed through the planned
County development process.
The County also adopted a permit fee waiver policy for projects that result in economic
development (create jobs or contribute significantly to the sales tax base).
This has not yet been completed but is included within the list of revisions needed in
The County shall consider the Zoning Ordinance. The Community Development Department sent out requests for
adopting amendments to the proposals (RFP) from consulting firms in November 2011 to seek a planning consultant
zoning ordinance that would to assist Department staff with completing a major overhaul to the Zoning Ordinance in
HE-50 allow addition_al resident?al Incomplete 2012. De_v_eloping sta_lndard_s for mixed-use (residential) in downtown commercial areas
development in community | Ongoing | was specifically mentioned in the RFP.
commercial areas, Wwhere
appropriate services are
available.
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Program Status Evaluation
As new area plans are The Shoreline Communities Area Plan adoption provided for additional affordable
: : housing sites when it was adopted in August 2009. However, Appendix C & D were
_publlcally hoticed and ado_pt_ed, not updated to reflect this until the new Affordable Housing Sites Inventory was
including  updates to existing Not prepared for the 2011 Housing element. Neither the Middletown Area Plan Update of
HE-51 area plans, Appen(ﬁx C&b completed | the Shoreline Communities Area Plan adoptions removed any of the inventoried sites.
shall be updated to include any :
" ! X until 2011
additional sites made available
for development of affordable
housing.
. . This program was not met because there were no proposals to develop any of the
\F/)YQSSS ;ﬁssfgms'ﬁlbrgﬁéﬂogr fhn; MDR designat.ed properties within the Affordable Housing Sites Inventory. Regardless,
"R1" zoned parcels in the the County_W|II continue to encourage affordable hogsmg to be developed at the;e
inventory that are designated sites and will use the pre-app!lcatlon d_evelopment review process to work clqsely with
MDR, the County will support developers to identify and avoid potential process or construction cost constraints.
rezoning to "PDR" when that
HE-52 zoning will provide a project the | Incomplete

ability to be developed at a
higher density, and will provide
flexibility in design. In such

cases, development at
maximum  density will be
encouraged.
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What was learned from the 2004 Housing Element

As part of the Housing Element Update process, the State requires an analysis and
evaluation of the success of the policies and programs implemented during the prior
five-year period. Taken individually, the programs included in the 2004 Housing Element
were generally successful in achieving their objectives. However, the larger goal of
creating and maintaining a housing stock of sufficient size, diversity, and affordability
countywide has clearly not been attained. The reasons include a lack of interested
developers to develop affordable housing in the county (partly due to the prevailing
wage requirements for State programs and rent restriction regulations), administrative
delays with State programs (e.g., HOME), a sudden increase in property values
between 2005 and 2008, and the County’s difficulty in obtaining matching funds for
many of its programs (e.g., mobilehome replacement program).

Considering the County’s limited financial resources of its own to allocate for housing,
the County made significant steps that will eventually lead to the production of
affordable housing. One significant step was the formation of the Lake County
Redevelopment Agency toward the end of the previous Housing Element timeframe.
Therefore, the Redevelopment Project Area has just begun to generate tax increment
revenues. During the 2003 — 2008 Housing Element period, the County will have set-
aside funds for low and moderate-income housing that were not available for much of
the previous Housing Element timeframe. The Agency is projected to have housing set-
aside revenues of nearly $700,000 by the year 2006/07. The Agency plans to develop a
strategy and plan for marketing and attracting developers of new low and moderate
income housing to the community and providing assistance for the development of
affordable units. The Agency has funded a feasibility study for a large parcel in Nice
that could result in development of 50 townhouse units, with 20 percent of the units
affordable.

Many of the constraints to developing affordable housing in Lake County, as described
above, are non-governmental constraints outside the County’s purview or involve
administrative red-tape at the State level. However, there are several improvements the
County can make to its element to assist in increasing the production of affordable
housing in the county. Based on what Lake County has learned from the 2004 Housing
Element and the existing conditions described in this Background Report, the following
changes will be made to the new Housing Element Policy Document:

e Undertake an outreach program to increase the development community’s
awareness;

e Coordinate with other local jurisdictions regarding affordable housing programs
and administration;

e Publicize the availability of grants and loans;

e Investigate the feasibility of an inclusionary housing ordinance;

e Amend the Zoning Ordinance to be consistent with State law in regards to
second units;

e Monitor the status of assisted housing with expiring affordability covenants;
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e Publicize, using the County’s website, available housing programs (e.g., voucher
program, Owner-Occupied Rehabilitation Program);

e Ensuring available sites in the appropriate zoning districts to accommodate
permanent and temporary farmworker housing opportunities; and Distribute
information to developers/builders regarding energy-efficient standards for reside
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APPENDIX A: PUBLIC PARTICIPATION

As part of the Housing Element process, the County implemented the State’s public
participation requirements in Housing Element Law, indicated in Government Code Section
65583(c)(6)(B), that jurisdictions “...shall make a diligent effort to achieve participation of all
economic segments of the community.” The County used several methods to solicit
comprehensive and continued public input and participation. The County formed a 7-member
Housing Element Advisory Committee consisting of a variety of interests. All Advisory
Committee meetings were open to the public. A public workshop with the Planning
Commission and Board of Supervisors was held. This workshop was legally notices and a
press release was sent out to a variety of local media sources. For those interested in
reviewing the Housing Element, the County distributed copies to local libraries and had
copies available at the front counter of the Community Development Department. The
Housing Element was also provided electronically on the County’s website.

As outlined below, the County’s public outreach program has been designed to obtain input
from residents representing all income groups, non-profit and for-profit residential developers,
and businesses. The following stakeholders made significant contributions to the process:

Lake County Housing Element Advisory Committee

Richard Birk, Habitat for Humanity, Lake County

Gloria Flarherty, Lake Family Resource Center

Linda Hedstrom, Housing and Economic Dev. Mgr., California Human Development
Carol Hutshingson, Social Services Director, Lake County

Reverend Shannon Kimbell-Auth, Pastor, United Christian Parish

Andrew Rossoff, Legal Services of Northern California

Eric Seely, Deputy Redevelopment Director, County of Lake

Richard Coel, Community Development Director, County of Lake

Kevin M. Ingram, Senior Planner, County of Lake

Major Contributors

Lake County Community Development Department
Lake County Social Services Department

Lake County Special Districts

Lake County Redevelopment Agency

Lake County Administration Department

The County held eight Advisory Committee meetings over a year to discuss housing issues
and review sections of the draft Housing Element update. The County also held a public
workshop with the Lake County Planning Commission and Board of Supervisors to allow the
public an opportunity to come together and identify constraints and propose solutions to
housing issues facing Lake County.
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DATE

LOCATION

NATURE OF MEETING

January 27, 2011

Lake County
Courthouse,
Lakeport, CA

Housing Element Advisory Committee
Meeting #1—County Staff and the Advisory
Committee held a public meeting discussing
demographic & employment characteristics and
housing conditions.

February 3, 2011

Social Services
Conference Center,
Lakeport, CA

Housing Element Advisory Committee
Meeting #2—County Staff and the Advisory
Committee held a public meeting discussing
special housing needs including constraints and
potential goals and policies.

March 10, 2011

Habitat for
Humanity, Lower
Lake, CA

Housing Element Advisory Committee
Meeting #3—County Staff and the Advisory
Committee held a public meeting discussing
future housing needs including constraints and
potential goals and policies.

March 17, 2011

Social Services
Conference Center,
Lakeport, CA

Housing Element Advisory Committee
Meeting #4—County Staff and the Advisory
Committee held a public meeting reviewing
current housing programs, energy conservation
measures and the presence and effects of both
environmental and government constraints to
housing availability.

April 7, 2011

Habitat for
Humanity, Lower
Lake, CA

Housing Element Advisory Committee
Meeting #5—County Staff and the Advisory
Committee held a public meeting to review and
revise a site inventory listing of available lands
in the unincorporated communities suitable to
affordable housing. Discussion of methods and
policy  measures geared towards the
improvement of water and sewer infrastructure.

April 21, 2011

United Christian
Parish, Lakeport,
CA

Housing Element Advisory Committee
Meeting #6—County Staff and the Advisory
Committee held a public meeting to review and
revise a site inventory listing of available lands
in the unincorporated communities, review of
completed and remaining goals and
implementation measures set forth in the 2004
Housing Element. Discussion on the need for
an increase in cooperation between government
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entities and providers of affordable housing
opportunities.

May 19, 2011

Habitat for
Humanity, Lower
Lake, CA

Housing Element Advisory Committee
Meeting #7—County Staff and the Advisory
Committee held a public meeting to discussing
goals, policies and implementation measures
related to Available Sites/Affordable Housing
Production, and Special Housing Needs. Re-
evaluation of changes to the Site Inventory of
potential affordable housing sites. Discussion
on the proper zoning district for the permission
by right to place emergency housing shelters.

July 14, 2011

United Christian
Parish, Lakeport,
CA

Housing Element Advisory Committee
Meeting #8—County Staff and the Advisory
Committee held a public meeting to discussing
goals, policies and implementation measures
related to Special Housing Needs, and the final
review of the draft Housing Element Update.
Discussion of the need to meet with Board of
Supervisors and appropriate County
Department Directors to discuss the need for an
action plan related to improving water and
sewer service. Compiled a list of questions to
appropriate County Department Heads.

August 30, 2011

(Email Distribution)

Written Response to Infrastructure
Improvement Plan Questions—Lake County
Special Districts and Administration Department
responded to inquiries from the Housing
Element Advisory committee providing timelines
and measures being pursued to improve water
and sewer services in areas of the County
currently operating under moratorium.

September 27, 2011

Lake County
Courthouse,
Lakeport, CA

Joint Planning Commission & Board of
Supervisors Public Workshop—Joint public
workshop between the public, County Staff and
the Advisory Committee held before both the
Board of Supervisors and Planning Commission
to present the draft Housing Element update.
Review of key concepts in Housing Element.

March 27, 2012

Lake County
Courthouse,
Lakeport, CA

Joint Planning Commission & Board of
Supervisors Public Hearing—Joint public
hearing between the public, County Staff to
discuss revisions to Housing Element based
comments from the California Department of
Housingg and Community  Development
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Department.  Planning Commission made a
recommendation to the Board of Supervisors to
adopt the Housing Element Update

Topics of Discussion:

e Suitability of sites designated Medium
Density Residential by the Lake County
General Plan within the County’s site
inventory of lands suitable for the
provision of future affordable housing for
very low- and low-income households

e Compliance with 2004 Housing Element
program implementation measure HE-22
requiring the rezone of 50 acres to High
Density Residential.

e Universal Design Standards.

e Necessary improvement to constrained
public water and sewer districts within the
timeframe of the planning period.

April 3, 2012

Lake County
Courthouse,
Lakeport, CA

Public Hearing to consider the adoption of
the Housing Element before the Board of
Supervisors—Lake County Housing Element
Update adopted by the Lake County Board of
Supervisors.
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LAKE COUNTY HOUSING ELEMENT

APRIL 2012

APPENDIX B: MODERATE INCOME HOUSING INVENTORY &
MAPPING

Inventory of Available Moderate Income Housing by Community

SITE PARCEL GENERAL

4 APN ACRES ZONING PLAN SITUS ADDRESS* SITUS TOWN
1 035-092-29 0.16 R1 LDR 12066 E STATE HWY 20 CLEARLAKE OAKS
2 035-101-21 0.14 R1 LDR 12327 WIDGEON WY CLEARLAKE OAKS
3 035-102-11 0.14 R1 LDR 12261 WIDGEON WY CLEARLAKE OAKS
4 035-102-12 0.14 R1 LDR 12271 WIDGEON WY CLEARLAKE OAKS
5 035-111-11 0.17 R1 LDR 12510 E STATE HWY 20 CLEARLAKE OAKS
6 035-111-12 0.15 R1 LDR 12508 E STATE HWY 20 CLEARLAKE OAKS
7 035-111-29 0.15 R1 LDR 12539 SHADY LN CLEARLAKE OAKS
8 035-122-17 0.14 R1 LDR 12538 WIDGEON WY CLEARLAKE OAKS
9 035-122-21 0.14 R1 LDR 12536 WIDGEON WY CLEARLAKE OAKS
10 035-123-18 0.15 R1 LDR 12531 WIDGEON WY CLEARLAKE OAKS
11 035-123-28 0.14 R2 MDR 12524 E STATE HWY 20 CLEARLAKE OAKS
12 035-123-33 0.15 R1 LDR 12507 WIDGEON WY CLEARLAKE OAKS
13 035-123-36 0.15 R1 LDR 12505 WIDGEON WY CLEARLAKE OAKS
14 035-123-46 0.17 R2 MDR 12518 E STATE HWY 20 CLEARLAKE OAKS
15 035-132-02 0.14 R1 LDR 12364 LAKEVIEW DR CLEARLAKE OAKS
16 035-132-03 0.18 R1 LDR 12362 LAKEVIEW DR CLEARLAKE OAKS
17 035-151-05 0.15 R1 LDR 12450 LAKEVIEW DR CLEARLAKE OAKS
18 035-151-06 0.14 R1 LDR 12460 LAKEVIEW DR CLEARLAKE OAKS
19 035-151-13 0.14 R1 LDR 12508 LAKEVIEW DR CLEARLAKE OAKS
20 035-151-14 0.15 R1 LDR 12516 LAKEVIEW DR CLEARLAKE OAKS
21 035-151-18 0.14 R1 LDR 12550 LAKEVIEW DR CLEARLAKE OAKS
22 035-151-20 0.14 R1 LDR 12564 LAKEVIEW DR CLEARLAKE OAKS
23 035-151-21 0.14 R1 LDR 12574 LAKEVIEW DR CLEARLAKE OAKS
24 035-152-14 0.15 R1 LDR 12519 LAKEVIEW DR CLEARLAKE OAKS
25 035-152-15 0.16 R1 LDR 12525 LAKEVIEW DR CLEARLAKE OAKS
26 035-152-21 0.15 R1 LDR 12575 LAKEVIEW DR CLEARLAKE OAKS
27 035-152-23 0.15 R1 LDR 12595 LAKEVIEW DR CLEARLAKE OAKS
28 035-152-25 0.16 R1 LDR 12615 LAKEVIEW DR CLEARLAKE OAKS
29 035-152-26 0.15 R1 LDR 12621 LAKEVIEW DR CLEARLAKE OAKS
30 035-152-36 0.14 R2 MDR 12502 OAK ST CLEARLAKE OAKS
31 035-152-37 0.14 R2 MDR 12510 OAK ST CLEARLAKE OAKS

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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APRIL 2012

SITE PARCEL
4 APN ACRES ZONING GEPI\:_iT\IAL SITUS ADDRESS* SITUS TOWN
32 035-152-66 0.16 R1 LDR 12555 LAKEVIEW DR CLEARLAKE OAKS
33 035-161-13 0.15 R1 LDR 12739 LAKEVIEW DR CLEARLAKE OAKS
34 035-161-14 0.15 R1 LDR 12743 LAKEVIEW DR CLEARLAKE OAKS
35 035-161-24 0.14 R1 LDR 12707 LAKEVIEW DR CLEARLAKE OAKS
36 035-162-01 0.16 R1 LDR 12660 LAKEVIEW DR CLEARLAKE OAKS
37 035-162-02 0.15 R1 LDR 12656 LAKEVIEW DR CLEARLAKE OAKS
38 035-163-01 0.14 R1 LDR 12406 OAKGROVE AVE CLEARLAKE OAKS
39 035-171-07 0.15 R1 LDR 12800 LAKEVIEW DR CLEARLAKE OAKS
40 035-171-08 0.15 R1 LDR 12810 LAKEVIEW DR CLEARLAKE OAKS
41 035-172-01 0.15 R1 LDR 12761 LAKEVIEW DR CLEARLAKE OAKS
42 035-172-07 0.16 R1 LDR 12821 LAKEVIEW DR CLEARLAKE OAKS
43 035-172-08 0.16 R1 LDR 12831 LAKEVIEW DR CLEARLAKE OAKS
44 035-172-09 0.16 R1 LDR 12841 LAKEVIEW DR CLEARLAKE OAKS
45 035-172-10 0.14 R1 LDR 12851 LAKEVIEW DR CLEARLAKE OAKS
46 035-172-29 0.15 R2 MDR 12802 E STATE HWY 20 CLEARLAKE OAKS
47 035-211-18 0.16 R1 LDR 12855 HIGH VALLEY RD CLEARLAKE OAKS
48 035-262-19 0.14 R1 LDR 11678 E STATE HWY 20 CLEARLAKE OAKS
49 035-272-01 0.16 R1 LDR 11713 WIDGEON WY CLEARLAKE OAKS
50 035-272-16 0.14 R1 LDR 11859 WIDGEON WY CLEARLAKE OAKS
51 035-272-20 0.14 R1 LDR 11734 E STATE HWY 20 CLEARLAKE OAKS
52 035-272-40 0.18 R1 LDR 11828 E STATE HWY 20 CLEARLAKE OAKS
53 035-281-31 0.15 R1 LDR 11952 LAKEVIEW DR CLEARLAKE OAKS
54 035-281-34 0.15 R1 LDR 11958 LAKEVIEW DR CLEARLAKE OAKS
55 035-283-23 0.17 R1 LDR 12001 LAKEVIEW DR CLEARLAKE OAKS
56 035-293-26 0.18 R1 LDR 12311 LAKEVIEW DR CLEARLAKE OAKS
57 035-311-14 0.15 R1 LDR 11508 WEST WIDGEON WY | CLEARLAKE OAKS
58 035-322-05 0.14 R1 LDR 11601 KONOCTI DR CLEARLAKE OAKS
59 035-322-21 0.15 R1 LDR 11539 KONOCTI DR CLEARLAKE OAKS
60 035-332-24 0.15 R1 LDR 11688 LAKEVIEW DR CLEARLAKE OAKS
61 035-372-28 0.14 R2 MDR 12993 E STATE HWY 20 CLEARLAKE OAKS
62 035-385-10 0.14 R1 LDR 480 SCHINDLER ST CLEARLAKE OAKS
63 035-385-19 0.14 R1 LDR 365 BUTLER ST CLEARLAKE OAKS
64 035-391-08 0.15 R1 LDR 180 SCHINDLER ST CLEARLAKE OAKS
65 035-391-15 0.14 R1 LDR 290 SCHINDLER ST CLEARLAKE OAKS
66 035-391-20 0.14 R1 LDR 125 BUTLER ST CLEARLAKE OAKS
67 035-391-44 0.17 R1 LDR 50 SCHINDLER ST CLEARLAKE OAKS

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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SITE  PARCEL GENERAL
4 APN ACRES ZONING SITUS ADDRESS* SITUS TOWN

68 | 035-391-55 | 0.14 R1 LDR | 280 SCHINDLER ST CLEARLAKE OAKS

69 | 035-414-01 | 0.16 R1 LDR | 13067 FOURTH ST CLEARLAKE OAKS
70 | 351-021-14 | 0.15 R1 LDR | 13825 PEACH CIR CLEARLAKE OAKS
71 | 351-161-10 | 0.14 R1 LDR | 14084 CHESTNUT LN CLEARLAKE OAKS
72 | 141-042-10 | 0.18 R1 LDR | 18325 HIDDEN VALLEY RD | HIDDEN VALLEY LAKE
73 | 14121102 | 0.18 R1 LDR | 18120 FISHHOOK CT HIDDEN VALLEY LAKE
74 | 141-242-19 | 0.18 R1 LDR | 18547 DEERHOLLOWRD | HIDDEN VALLEY LAKE
75 | 141-242-23 | 0.17 R1 LDR | 18611 DEERHOLLOWRD | HIDDEN VALLEY LAKE
76 | 141-251-11 | 0.17 R1 LDR | 18254 SPYGLASS RD HIDDEN VALLEY LAKE
77 | 141-251-14 | 0.18 R1 LDR | 18316 SPYGLASS RD HIDDEN VALLEY LAKE
78 | 141-261-02 | 0.18 R1 LDR | 18652 DEERHOLLOWRD | HIDDEN VALLEY LAKE
79 | 141-261-06 | 0.18 R1 LDR | 18716 DEERHOLLOWRD | HIDDEN VALLEY LAKE
80 | 141-281-07 | 0.18 R1 LDR | 18899 DEERHOLLOWRD | HIDDEN VALLEY LAKE
81 | 141-311-09 | 0.18 R1 LDR | 18150 SWEETWOOD CT HIDDEN VALLEY LAKE
82 | 141-592-03 | 0.18 R1 LDR | 20432 POWDERHORNRD | HIDDEN VALLEY LAKE
83 | 141-592-07 | 0.18 R1 LDR | 20492 POWDER HORNRD | HIDDEN VALLEY LAKE
84 | 141-702-03 | 0.17 R1 LDR | 19723 OAK FLATRD HIDDEN VALLEY LAKE
85 | 141-702-22 | 0.18 R1 LDR | 19764 BEAR VALLEY RD HIDDEN VALLEY LAKE
86 | 142-072-05 | 0.18 R1 LDR | 18385 DEER HILL RD HIDDEN VALLEY LAKE
87 | 142-072-06 | 0.18 R1 LDR | 18399 DEER HILL RD HIDDEN VALLEY LAKE
88 | 142-082-05 | 0.17 R1 LDR | 18496 KENTWOOD PL HIDDEN VALLEY LAKE
89 | 142-124-06 | 0.17 R1 LDR | 18794 DEER HILL RD HIDDEN VALLEY LAKE
90 | 142-132-15 | 0.18 R1 LDR | 18771 FERNWOOD RD HIDDEN VALLEY LAKE
91 | 142-143-04 | 0.8 R1 LDR | 18836 COYLE SPRINGSRD | HIDDEN VALLEY LAKE
92 | 142-143-05 | 0.18 R1 LDR | 18848 COYLE SPRINGSRD | HIDDEN VALLEY LAKE
93 | 142-143-06 | 0.18 R1 LDR | 18860 COYLE SPRINGS RD | HIDDEN VALLEY LAKE
94 | 142-163-04 | 0.18 R1 LDR | 18908 COYLE SPRINGSRD | HIDDEN VALLEY LAKE
95 | 142-171-02 | 0.18 R1 LDR | 16711 GREENRIDGE RD HIDDEN VALLEY LAKE
96 | 142-173-08 | 0.18 R1 LDR | 19124 COYLE SPRINGSRD | HIDDEN VALLEY LAKE
97 | 142-173-09 | 0.18 R1 LDR | 19136 COYLE SPRINGSRD | HIDDEN VALLEY LAKE
98 | 142-191-06 | 0.18 R1 LDR | 17144 SQUIRRELHILL RD HIDDEN VALLEY LAKE
99 | 142-191-17 | 0.18 R1 LDR | 19127 STONEGATE RD HIDDEN VALLEY LAKE
100 | 142-191-18 | 0.17 R1 LDR | 19143 STONEGATE RD HIDDEN VALLEY LAKE
101 | 142-191-22 | 0.18 R1 LDR | 19207 STONEGATE RD HIDDEN VALLEY LAKE
102 | 142-213-17 | 0.18 R1 LDR | 17029 GREENRIDGE RD HIDDEN VALLEY LAKE
103 | 142-392-08 | 0.18 R1 LDR | 15868 LITTLE PEAK RD HIDDEN VALLEY LAKE
104 | 008-064-67 | 0.18 R1 LDR | 5395 MCKEE RD KELSEYVILLE

105 | 008-065-01 | 0.14 R1 LDR | 4505 SYLARLN KELSEYVILLE

106 | 008-065-40 | 0.18 R1 LDR | 5214 HALLLN KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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SITE PARCEL GENERAL
4 APN ACRES ZONING PLAN SITUS ADDRESS* SITUS TOWN

107 | 043-341-09 0.18 R1 LDR 10383 WALNUT WY KELSEYVILLE
108 | 043-341-18 0.18 R1 LDR 10336 HOK-HAS-HA LN KELSEYVILLE
109 | 043-343-03 0.17 R1 LDR 10265 HOK-HAS-HA LN KELSEYVILLE
110 | 043-352-12 0.18 R1 LDR 4792 HAWAINA WY KELSEYVILLE
111 043-352-17 0.17 R1 LDR 4768 HAWAINA WY KELSEYVILLE
112 | 043-352-20 0.18 R1 LDR 10497 FAIRWAY PL KELSEYVILLE
113 | 043-353-09 0.18 R1 LDR 10323 WALNUT WY KELSEYVILLE
114 | 043-362-01 0.18 R1 LDR 4758 HAWAINA WY KELSEYVILLE
115 | 043-362-02 0.17 R1 LDR 4754 HAWAINA WY KELSEYVILLE
116 | 043-362-11 0.17 R1 LDR 4714 HAWAINA WY KELSEYVILLE
117 | 043-362-15 0.18 R1 LDR 4696 HAWAINA WY KELSEYVILLE
118 | 043-362-16 0.17 R1 LDR 4694 HAWAINA WY KELSEYVILLE
119 | 043-362-21 0.18 R1 LDR 11146 FAIRWAY DR KELSEYVILLE
120 | 043-362-25 0.18 R1 LDR 11098 FAIRWAY DR KELSEYVILLE
121 043-362-28 0.17 R1 LDR 11062 FAIRWAY DR KELSEYVILLE
122 | 043-382-05 0.18 R1 LDR 4670 HAWAINA WY KELSEYVILLE
123 | 043-382-15 0.18 R1 LDR 4640 HAWAINA WY KELSEYVILLE
124 | 043-383-10 0.18 R1 LDR 4653 HAWAINA WY KELSEYVILLE
125 | 043-383-15 0.18 R1 LDR 4795 KAH-BEL TR KELSEYVILLE
126 | 043-383-20 0.18 R1 LDR 4755 KAH-BEL TR KELSEYVILLE
127 | 043-384-10 0.17 R1 LDR 4772 KAH-BEL TR KELSEYVILLE
128 | 043-384-12 0.18 R1 LDR 4756 KAH-BEL TR KELSEYVILLE
129 | 043-391-18 0.18 R1 LDR 4618 HAWAINA WY KELSEYVILLE
130 | 043-401-01 0.17 R1 LDR 10342 WALNUT WY KELSEYVILLE
131 043-401-10 0.17 R1 LDR 10388 WALNUT WY KELSEYVILLE
132 | 043-402-06 0.18 R1 LDR 10699 FAIRWAY DR KELSEYVILLE
133 | 043-402-20 0.15 R1 LDR 4602 HAWAINA WY KELSEYVILLE
134 | 043-402-21 0.17 R1 LDR 4600 HAWAINA WY KELSEYVILLE
135 | 043-403-05 0.17 R1 LDR 4597 HAWAINA WY KELSEYVILLE
136 | 043-403-09 0.17 R1 LDR 4589 HAWAINA WY KELSEYVILLE
137 | 043-403-10 0.17 R1 LDR 4587 HAWAINA WY KELSEYVILLE
138 | 043-432-09 0.17 R1 LDR 4581 LAGOON DR KELSEYVILLE
139 | 043-432-10 0.17 R1 LDR 4591 LAGOON DR KELSEYVILLE
140 | 043-433-04 0.17 R1 LDR 10694 EDGEWATER DR KELSEYVILLE
141 043-433-09 0.17 R1 LDR 10674 EDGEWATER DR KELSEYVILLE
142 | 043-433-10 0.17 R1 LDR 10670 EDGEWATER DR KELSEYVILLE
143 | 043-433-12 0.17 R1 LDR 10520 BOREN BEGA DR KELSEYVILLE
144 | 043-433-13 0.17 R1 LDR 10530 BOREN BEGA DR KELSEYVILLE
145 | 043-433-14 0.17 R1 LDR 10544 BOREN BEGA DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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SITE PARCEL GENERAL
4 APN ACRES ZONING PLAN SITUS ADDRESS* SITUS TOWN

146 | 043-433-15 0.17 R1 LDR 10558 BOREN BEGA DR KELSEYVILLE
147 | 043-433-16 0.17 R1 LDR 10572 BOREN BEGA DR KELSEYVILLE
148 | 043-433-17 0.18 R1 LDR 10584 BOREN BEGA DR KELSEYVILLE
149 | 043-433-18 0.18 R1 LDR 10596 BOREN BEGA DR KELSEYVILLE
150 | 043-433-19 0.17 R1 LDR 10610 BOREN BEGA DR KELSEYVILLE
151 043-433-20 0.18 R1 LDR 10620 BOREN BEGA DR KELSEYVILLE
152 | 043-434-01 0.18 R1 LDR 10377 BOREN BEGA DR KELSEYVILLE
153 | 043-442-07 0.18 R1 LDR 10619 EDGEWATER DR KELSEYVILLE
154 | 043-442-08 0.18 R1 LDR 10623 EDGEWATER DR KELSEYVILLE
155 | 043-442-30 0.17 R1 LDR 4568 LAGOON DR KELSEYVILLE
156 | 043-442-32 0.17 R1 LDR 4548 LAGOON DR KELSEYVILLE
157 | 043-453-03 0.18 R1 LDR 10768 BOREN BEGA DR KELSEYVILLE
158 | 043-453-05 0.18 R1 LDR 10776 BOREN BEGA DR KELSEYVILLE
159 | 043-453-07 0.18 R1 LDR 10784 BOREN BEGA DR KELSEYVILLE
160 | 043-461-04 0.17 R1 LDR 10634 BOREN BEGA DR KELSEYVILLE
161 043-463-04 0.17 R1 LDR 10744 BOREN BEGA DR KELSEYVILLE
162 | 043-463-09 0.15 R1 LDR 10724 BOREN BEGA DR KELSEYVILLE
163 | 043-463-10 0.17 R1 LDR 10720 BOREN BEGA DR KELSEYVILLE
164 | 043-464-09 0.16 R1 LDR 10733 BOREN BEGA DR KELSEYVILLE
165 | 043-464-11 0.16 R1 LDR 10743 BOREN BEGA DR KELSEYVILLE
166 | 043-464-12 0.17 R1 LDR 10747 BOREN BEGA DR KELSEYVILLE
167 | 043-511-13 0.18 R1 LDR 10496 FAIRWAY DR KELSEYVILLE
168 | 043-522-20 0.15 R1 LDR 10715 POINT LAKEVIEW RD | KELSEYVILLE
169 | 043-522-28 0.17 R1 LDR 10765 POINT LAKEVIEW RD | KELSEYVILLE
170 | 043-522-29 0.16 R1 LDR 10775 POINT LAKEVIEW RD | KELSEYVILLE
171 043-531-16 0.18 R1 LDR 10612 SUNSET RIDGE DR KELSEYVILLE
172 | 043-532-14 0.18 R1 LDR 5131 CANTERBERRY DR KELSEYVILLE
173 | 043-551-34 0.17 R1 LDR 9880 FAIRWAY DR KELSEYVILLE
174 | 043-551-35 0.15 R1 LDR 9866 FAIRWAY DR KELSEYVILLE
175 | 043-551-37 0.18 R1 LDR 9838 FAIRWAY DR KELSEYVILLE
176 | 043-551-40 0.17 R1 LDR 9796 FAIRWAY DR KELSEYVILLE
177 | 043-552-01 0.16 R1 LDR 5305 VISTA DR KELSEYVILLE
178 | 043-552-02 0.14 R1 LDR 5323 VISTADR KELSEYVILLE
179 | 043-552-05 0.16 R1 LDR 9737 FAIRWAY DR KELSEYVILLE
180 | 043-552-06 0.17 R1 LDR 9751 FAIRWAY DR KELSEYVILLE
181 043-552-07 0.16 R1 LDR 9767 FAIRWAY DR KELSEYVILLE
182 | 043-552-10 0.16 R1 LDR 9805 FAIRWAY DR KELSEYVILLE
183 | 043-552-11 0.17 R1 LDR 9821 FAIRWAY DR KELSEYVILLE
184 | 043-552-19 0.17 R1 LDR 9855 FAIRWAY DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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4 APN ACRES ZONING PLAN SITUS ADDRESS* SITUS TOWN

185 | 043-571-01 0.15 R1 LDR 10014 EMERALD DR KELSEYVILLE
186 | 043-571-03 0.18 R1 LDR 10042 EMERALD DR KELSEYVILLE
187 | 043-571-04 0.18 R1 LDR 10056 EMERALD DR KELSEYVILLE
188 | 043-571-07 0.18 R1 LDR 10098 EMERALD DR KELSEYVILLE
189 | 043-572-01 0.16 R1 LDR 9911 EMERALD DR KELSEYVILLE
190 | 043-572-04 0.14 R1 LDR 9947 EMERALD DR KELSEYVILLE
191 043-572-09 0.14 R1 LDR 10005 EMERALD DR KELSEYVILLE
192 | 043-572-12 0.14 R1 LDR 10041 EMERALD DR KELSEYVILLE
193 | 043-572-20 0.18 R1 LDR 10090 FAIRWAY DR KELSEYVILLE
194 | 043-572-21 0.16 R1 LDR 10080 FAIRWAY DR KELSEYVILLE
195 | 043-572-25 0.14 R1 LDR 10026 FAIRWAY DR KELSEYVILLE
196 | 043-572-27 0.15 R1 LDR 10004 FAIRWAY DR KELSEYVILLE
197 | 043-572-28 0.14 R1 LDR 9992 FAIRWAY DR KELSEYVILLE
198 | 043-572-30 0.14 R1 LDR 9968 FAIRWAY DR KELSEYVILLE
199 | 043-572-31 0.14 R1 LDR 9956 FAIRWAY DR KELSEYVILLE
200 | 043-572-32 0.14 R1 LDR 9944 FAIRWAY DR KELSEYVILLE
201 043-572-35 0.16 R1 LDR 9908 FAIRWAY DR KELSEYVILLE
202 | 043-573-02 0.15 R1 LDR 9919 FAIRWAY DR KELSEYVILLE
203 | 043-573-03 0.14 R1 LDR 9931 FAIRWAY DR KELSEYVILLE
204 | 043-573-05 0.15 R1 LDR 9955 FAIRWAY DR KELSEYVILLE
205 | 043-573-06 0.14 R1 LDR 9967 FAIRWAY DR KELSEYVILLE
206 | 043-573-07 0.14 R1 LDR 9979 FAIRWAY DR KELSEYVILLE
207 | 043-573-09 0.14 R1 LDR 10003 FAIRWAY DR KELSEYVILLE
208 | 043-573-10 0.16 R1 LDR 10013 FAIRWAY DR KELSEYVILLE
209 | 043-573-12 0.16 R1 LDR 10045 FAIRWAY DR KELSEYVILLE
210 | 043-573-13 0.17 R1 LDR 10065 FAIRWAY DR KELSEYVILLE
211 043-573-15 0.15 R1 LDR 10089 FAIRWAY DR KELSEYVILLE
212 | 043-573-16 0.16 R1 LDR 10105 FAIRWAY DR KELSEYVILLE
213 | 043-573-19 0.16 R1 LDR 10137 FAIRWAY DR KELSEYVILLE
214 | 043-573-20 0.16 R1 LDR 10120 EL DORADO WY KELSEYVILLE
215 | 043-591-02 0.17 R1 LDR 10240 POINT LAKEVIEW RD | KELSEYVILLE
216 | 043-591-03 0.16 R1 LDR 10250 POINT LAKEVIEW RD | KELSEYVILLE
217 | 043-591-05 0.16 R1 LDR 10270 POINT LAKEVIEW RD | KELSEYVILLE
218 | 043-591-07 0.14 R1 LDR 10290 POINT LAKEVIEW RD | KELSEYVILLE
219 | 043-601-05 0.15 R1 LDR 5309 OLYMPIA DR KELSEYVILLE
220 | 043-601-06 0.15 R1 LDR 5319 OLYMPIA DR KELSEYVILLE
221 043-601-11 0.16 R1 LDR 5379 OLYMPIA DR KELSEYVILLE
222 | 043-601-12 0.15 R1 LDR 5389 OLYMPIA DR KELSEYVILLE
223 | 043-602-04 0.14 R1 LDR 5308 OLYMPIA DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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224 | 043-602-07 0.14 R1 LDR 5344 OLYMPIA DR KELSEYVILLE
225 | 043-602-16 0.14 R1 LDR 10195 EL DORADO WY KELSEYVILLE
226 | 043-602-20 0.15 R1 LDR 10177 EL DORADO WY KELSEYVILLE
227 | 043-603-02 0.16 R1 LDR 10169 FAIRWAY DR KELSEYVILLE
228 | 043-603-04 0.15 R1 LDR 10193 FAIRWAY DR KELSEYVILLE
229 | 043-603-06 0.15 R1 LDR 10217 FAIRWAY DR KELSEYVILLE
230 | 043-603-10 0.15 R1 LDR 10265 FAIRWAY DR KELSEYVILLE
231 043-603-11 0.15 R1 LDR 10268 DEL MONTE WY KELSEYVILLE
232 | 043-603-13 0.14 R1 LDR 10240 DEL MONTE WY KELSEYVILLE
233 | 043-603-14 0.17 R1 LDR 10224 DEL MONTE WY KELSEYVILLE
234 | 043-603-16 0.18 R1 LDR 10204 DEL MONTE WY KELSEYVILLE
235 | 043-603-20 0.15 R1 LDR 10188 DEL MONTE WY KELSEYVILLE
236 | 043-603-24 0.15 R1 LDR 10210 EL DORADO WY KELSEYVILLE
237 | 043-603-27 0.15 R1 LDR 10198 EL DORADO WY KELSEYVILLE
238 | 043-603-28 0.15 R1 LDR 10194 EL DORADO WY KELSEYVILLE
239 | 043-603-37 0.15 R1 LDR 10140 EL DORADO WY KELSEYVILLE
240 | 043-604-01 0.14 R1 LDR 10201 DEL MONTE WY KELSEYVILLE
241 043-604-02 0.14 R1 LDR 10195 DEL MONTE WY KELSEYVILLE
242 | 043-604-03 0.16 R1 LDR 10191 DEL MONTE WY KELSEYVILLE
243 | 043-604-05 0.16 R1 LDR 10183 DEL MONTE WY KELSEYVILLE
244 | 043-604-06 0.15 R1 LDR 10177 DEL MONTE WY KELSEYVILLE
245 | 043-604-09 0.17 R1 LDR 5295 SIERRA DR KELSEYVILLE
246 | 043-605-07 0.18 R1 LDR 10319 DEL MONTE WY KELSEYVILLE
247 | 043-605-08 0.18 R1 LDR 10333 DEL MONTE WY KELSEYVILLE
248 | 043-606-14 0.16 R1 LDR 10320 DEL MONTE WY KELSEYVILLE
249 | 043-607-04 0.18 R1 LDR 10266 FAIRWAY DR KELSEYVILLE
250 | 043-607-08 0.17 R1 LDR 10316 FAIRWAY DR KELSEYVILLE
251 043-611-03 0.17 R1 LDR 5406 OLYMPIA DR KELSEYVILLE
252 | 043-611-05 0.15 R1 LDR 10217 EL DORADO WY KELSEYVILLE
253 | 043-612-05 0.17 R1 LDR 10230 EL DORADO WY KELSEYVILLE
254 | 043-612-06 0.15 R1 LDR 10172 DEL MONTE WY KELSEYVILLE
255 | 043-612-07 0.14 R1 LDR 10168 DEL MONTE WY KELSEYVILLE
256 | 043-612-09 0.16 R1 LDR 10160 DEL MONTE WY KELSEYVILLE
257 | 043-613-01 0.15 R1 LDR 10169 DEL MONTE WY KELSEYVILLE
258 | 043-613-04 0.15 R1 LDR 10159 DEL MONTE WY KELSEYVILLE
259 | 043-613-06 0.15 R1 LDR 5343 SIERRA DR KELSEYVILLE
260 | 043-613-08 0.15 R1 LDR 5365 SIERRA DR KELSEYVILLE
261 043-614-03 0.17 R1 LDR 5362 SIERRA DR KELSEYVILLE
262 | 043-614-05 0.17 R1 LDR 5382 SIERRA DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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263 | 043-614-07 0.17 R1 LDR 5402 SIERRA DR KELSEYVILLE
264 | 043-615-03 0.14 R1 LDR 10189 MONTE CRISTO DR KELSEYVILLE
265 | 043-615-10 0.14 R1 LDR 10259 MONTE CRISTO DR KELSEYVILLE
266 | 043-621-02 0.18 R1 LDR 5246 BEL AIR EAST KELSEYVILLE
267 | 043-621-11 0.17 R1 LDR 5336 BEL AIR EAST KELSEYVILLE
268 | 043-621-12 0.17 R1 LDR 5346 BEL AIR EAST KELSEYVILLE
269 | 043-622-03 0.15 R1 LDR 5275 BEL AIR EAST KELSEYVILLE
270 | 043-622-20 0.18 R1 LDR 5268 BEL AIR WEST KELSEYVILLE
271 043-623-02 0.15 R1 LDR 5277 BEL AIR WEST KELSEYVILLE
272 | 043-624-05 0.17 R1 LDR 10409 DEL MONTE WY KELSEYVILLE
273 | 043-632-04 0.16 R1 LDR 5398 BEL AIR WEST KELSEYVILLE
274 | 043-632-06 0.18 R1 LDR 5405 BEL AIR EAST KELSEYVILLE
275 | 043-632-08 0.15 R1 LDR 5385 BEL AIR EAST KELSEYVILLE
276 | 043-632-09 0.16 R1 LDR 5375 BEL AIR EAST KELSEYVILLE
277 | 043-633-04 0.17 R1 LDR 5396 BEL AIR EAST KELSEYVILLE
278 | 043-633-08 0.17 R1 LDR 5424 BEL AIR DR KELSEYVILLE
279 | 043-633-10 0.14 R1 LDR 5432 BEL AIR DR KELSEYVILLE
280 | 043-641-02 0.15 R1 LDR 10740 POINT LAKEVIEW RD | KELSEYVILLE
281 043-641-04 0.15 R1 LDR 10760 POINT LAKEVIEW RD | KELSEYVILLE
282 | 043-641-12 0.17 R1 LDR 10850 TERRACE WY KELSEYVILLE
283 | 043-642-11 0.18 R1 LDR 10800 POINT LAKEVIEW RD | KELSEYVILLE
284 | 043-642-13 0.18 R1 LDR 10808 WHEELER DR KELSEYVILLE
285 | 043-642-15 0.17 R1 LDR 10820 SKYVIEW DR KELSEYVILLE
286 | 043-642-33 0.18 R1 LDR 10888 SKYVIEW DR KELSEYVILLE
287 | 043-651-02 0.16 R1 LDR 10964 TERRACE WY KELSEYVILLE
288 | 043-651-06 0.18 R1 LDR 11000 TERRACE WY KELSEYVILLE
289 | 043-651-07 0.16 R1 LDR 11040 WHEELER DR KELSEYVILLE
290 | 043-652-01 0.18 R1 LDR 4815 MARINA DR KELSEYVILLE
291 043-653-03 0.18 R1 LDR 4818 MARINA DR KELSEYVILLE
292 | 043-654-11 0.17 R1 LDR 11083 WHEELER DR KELSEYVILLE
293 | 043-654-23 0.17 R1 LDR 11165 WHEELER DR KELSEYVILLE
294 | 043-661-17 0.17 R1 LDR 9835 SISKIYOU CT KELSEYVILLE
295 | 043-661-23 0.17 R1 LDR 4699 IROQUOIS TR KELSEYVILLE
296 | 043-661-25 0.18 R1 LDR 4685 IROQUOIS TR KELSEYVILLE
297 | 043-675-03 0.16 R1 LDR 9801 SEQUOIA RD KELSEYVILLE
298 | 043-675-04 0.16 R1 LDR 9815 SEQUOIA RD KELSEYVILLE
299 | 043-676-06 0.15 R1 LDR 9905 SEQUOIA RD KELSEYVILLE
300 | 043-676-07 0.16 R1 LDR 9911 SEQUOIA RD KELSEYVILLE
301 043-676-10 0.15 R1 LDR 4767 CASCADE WY KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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302 | 043-681-03 0.18 R1 LDR 4883 IROQUOIS TR KELSEYVILLE
303 | 043-683-08 0.17 R1 LDR 4851 CASCADE WY KELSEYVILLE
304 | 043-684-03 0.17 R1 LDR 4821 CASCADE WY KELSEYVILLE
305 | 043-691-02 0.18 R1 LDR 4940 CASCADE WY KELSEYVILLE
306 | 043-691-17 0.18 R1 LDR 9921 KONOCTI BAY RD KELSEYVILLE
307 | 043-691-35 0.18 R1 LDR 9961 EL CAPITAN WY KELSEYVILLE
308 | 043-702-04 0.17 R1 LDR 10069 EL CAPITAN WY KELSEYVILLE
309 | 043-702-05 0.18 R1 LDR 10075 EL CAPITAN WY KELSEYVILLE
310 | 043-711-13 0.18 R1 LDR 9596 TENAYA WY KELSEYVILLE
311 043-711-21 0.17 R1 LDR 5359 VISTA DR KELSEYVILLE
312 | 043-712-12 0.18 R1 LDR 9742 TENAYA WY KELSEYVILLE
313 | 043-712-15 0.16 R1 LDR 5388 TETON WY KELSEYVILLE
314 | 043-721-02 0.15 R1 LDR 9846 EL DORADO WY KELSEYVILLE
315 | 043-721-03 0.15 R1 LDR 9862 EL DORADO WY KELSEYVILLE
316 | 043-722-06 0.15 R1 LDR 9972 EL DORADO WY KELSEYVILLE
317 | 043-722-09 0.16 R1 LDR 10012 EL DORADO WY KELSEYVILLE
318 | 043-722-12 0.15 R1 LDR 10052 EL DORADO WY KELSEYVILLE
319 | 043-722-16 0.17 R1 LDR 10100 EL DORADO WY KELSEYVILLE
320 | 043-723-09 0.17 R1 LDR 9875 EL DORADO WY KELSEYVILLE
321 043-723-22 0.15 R1 LDR 5368 LARKSPUR WY KELSEYVILLE
322 | 043-723-36 0.16 R1 LDR 10041 EL DORADO WY KELSEYVILLE
323 | 043-723-40 0.15 R1 LDR 10024 ALPINE CT KELSEYVILLE
324 | 043-723-43 0.17 R1 LDR 9986 ALPINE CT KELSEYVILLE
325 | 043-723-47 0.16 R1 LDR 9985 ALPINE CT KELSEYVILLE
326 | 043-723-48 0.15 R1 LDR 9995 ALPINE CT KELSEYVILLE
327 | 043-723-50 0.15 R1 LDR 10029 ALPINE CT KELSEYVILLE
328 | 043-723-51 0.16 R1 LDR 10045 ALPINE CT KELSEYVILLE
329 | 043-723-62 0.18 R1 LDR 10013 PLUMAS CT KELSEYVILLE
330 | 043-724-01 0.17 R1 LDR 10085 EL DORADO WY KELSEYVILLE
331 043-724-02 0.17 R1 LDR 10095 EL DORADO WY KELSEYVILLE
332 | 043-724-03 0.17 R1 LDR 5282 MONTEZUMA DR KELSEYVILLE
333 | 043-724-04 0.17 R1 LDR 5292 MONTEZUMA DR KELSEYVILLE
334 | 043-724-05 0.15 R1 LDR 5312 MONTEZUMA DR KELSEYVILLE
335 | 043-724-07 0.15 R1 LDR 5336 MONTEZUMA DR KELSEYVILLE
336 | 043-724-09 0.16 R1 LDR 5360 MONTEZUMA DR KELSEYVILLE
337 | 043-731-03 0.17 R1 LDR 9533 TENAYA WY KELSEYVILLE
338 | 043-731-20 0.14 R1 LDR 9548 TIMBERLINE CT KELSEYVILLE
339 | 043-732-01 0.15 R1 LDR 9649 TENAYA WY KELSEYVILLE
340 | 043-732-04 0.15 R1 LDR 9699 TENAYA WY KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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341 043-732-05 0.14 R1 LDR 9709 TENAYA WY KELSEYVILLE
342 | 043-732-06 0.15 R1 LDR 9719 TENAYA WY KELSEYVILLE
343 | 043-732-07 0.15 R1 LDR 9729 TENAYA WY KELSEYVILLE
344 | 043-732-08 0.16 R1 LDR 9736 MT HOOD WY KELSEYVILLE
345 | 043-732-10 0.14 R1 LDR 9716 MT HOOD WY KELSEYVILLE
346 | 043-732-15 0.16 R1 LDR 9717 MT HOOD WY KELSEYVILLE
347 | 043-732-16 0.16 R1 LDR 9727 MT HOOD WY KELSEYVILLE
348 | 043-732-23 0.15 R1 LDR 5536 VISTA DR KELSEYVILLE
349 | 043-732-24 0.14 R1 LDR 5526 VISTA DR KELSEYVILLE
350 | 043-732-25 0.15 R1 LDR 5516 VISTA DR KELSEYVILLE
351 043-733-01 0.14 R1 LDR 9527 TIMBERLINE CT KELSEYVILLE
352 | 043-733-03 0.14 R1 LDR 9549 TIMBERLINE CT KELSEYVILLE
353 | 043-733-05 0.16 R1 LDR 9599 TIMBERLINE CT KELSEYVILLE
354 | 043-733-06 0.16 R1 LDR 9607 TIMBERLINE CT KELSEYVILLE
355 | 043-733-07 0.16 R1 LDR 9617 TIMBERLINE CT KELSEYVILLE
356 | 043-741-07 0.17 R1 LDR 9631 MARMOT WY KELSEYVILLE
357 | 043-742-08 0.18 R1 LDR 5603 VISTA DR KELSEYVILLE
358 | 043-742-10 0.16 R1 LDR 5583 VISTA DR KELSEYVILLE
359 | 043-751-04 0.14 R1 LDR 5576 VISTA DR KELSEYVILLE
360 | 043-751-07 0.15 R1 LDR 9712 TYEECT KELSEYVILLE
361 043-751-13 0.16 R1 LDR 9723 TYEECT KELSEYVILLE
362 | 043-751-14 0.16 R1 LDR 9711 TYEECT KELSEYVILLE
363 | 043-751-16 0.15 R1 LDR 9708 MARMOT WY KELSEYVILLE
364 | 043-751-19 0.17 R1 LDR 9744 MARMOT WY KELSEYVILLE
365 | 043-751-24 0.18 R1 LDR 5545 TETON WY KELSEYVILLE
366 | 043-751-28 0.15 R1 LDR 9727 PINON WY KELSEYVILLE
367 | 043-751-30 0.16 R1 LDR 9707 PINON WY KELSEYVILLE
368 | 043-752-05 0.18 R1 LDR 9776 PINON WY KELSEYVILLE
369 | 043-752-06 0.17 R1 LDR 9786 PINON WY KELSEYVILLE
370 | 043-752-17 0.18 R1 LDR 5508 TETON WY KELSEYVILLE
371 043-752-18 0.15 R1 LDR 5518 TETON WY KELSEYVILLE
372 | 043-752-28 0.16 R1 LDR 9781 MARMOT WY KELSEYVILLE
373 | 043-752-29 0.14 R1 LDR 9767 MARMOT WY KELSEYVILLE
374 | 043-752-30 0.14 R1 LDR 9755 MARMOT WY KELSEYVILLE
375 | 043-752-33 0.15 R1 LDR 9719 MARMOT WY KELSEYVILLE
376 | 043-761-01 0.18 R1 LDR 5375 MONTEZUMA DR KELSEYVILLE
377 | 043-761-32 0.16 R1 LDR 9971 MONTE CRISTO DR KELSEYVILLE
378 | 043-761-36 0.16 R1 LDR 10019 MONTE CRISTO DR KELSEYVILLE
379 | 043-762-01 0.16 R1 LDR 5372 MONTEZUMA DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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380 | 043-762-02 0.16 R1 LDR 5384 MONTEZUMA DR KELSEYVILLE
381 043-763-01 0.17 R1 LDR 5425 OLYMPIA DR KELSEYVILLE
382 | 043-763-02 0.15 R1 LDR 5421 OLYMPIA DR KELSEYVILLE
383 | 043-763-08 0.14 R1 LDR 10068 MONTE CRISTO DR KELSEYVILLE
384 | 043-763-10 0.14 R1 LDR 10098 MONTE CRISTO DR KELSEYVILLE
385 | 043-764-04 0.14 R1 LDR 10083 MONTE CRISTO DR KELSEYVILLE
386 | 044-061-09 0.16 R1 LDR 3480 CYPRESS AVE KELSEYVILLE
387 | 044-061-10 0.16 R1 LDR 3460 CYPRESS AVE KELSEYVILLE
388 | 044-061-11 0.16 R1 LDR 6614 SODA BAY RD KELSEYVILLE
389 | 044-132-11 0.17 R1 LDR 3037 BROADWAY KELSEYVILLE
390 | 044-141-37 0.14 R1 LDR 6385 SODA BAY RD KELSEYVILLE
391 044-142-53 0.17 R1 LDR 3541 PINE DR KELSEYVILLE
392 | 044-142-54 0.16 R1 LDR 3545 PINE DR KELSEYVILLE
393 | 044-142-55 0.17 R1 LDR 3598 OAK DR KELSEYVILLE
394 | 044-142-56 0.16 R1 LDR 3604 OAK DR KELSEYVILLE
395 | 044-371-11 0.16 R1 LDR 6986 PINE AVE KELSEYVILLE
396 | 045-141-05 0.16 R1 LDR 2861 AQUA VISTA WY KELSEYVILLE
397 | 045-141-10 0.17 R1 LDR 7034 FAIRVIEW DR KELSEYVILLE
398 | 045-142-06 0.15 R1 LDR 2868 AQUA VISTA WY KELSEYVILLE
399 | 045-142-09 0.16 R1 LDR 2892 AQUA VISTA WY KELSEYVILLE
400 | 045-142-11 0.17 R1 LDR 2811 RIVIERA HEIGHTS DR KELSEYVILLE
401 045-142-12 0.15 R1 LDR 2821 RIVIERA HEIGHTS DR KELSEYVILLE
402 | 045-142-15 0.18 R1 LDR 7190 RIVIERA HEIGHTS CT KELSEYVILLE
403 | 045-142-18 0.18 R1 LDR 7173 RIVIERA HEIGHTS CT KELSEYVILLE
404 | 045-142-21 0.17 R1 LDR 2861 RIVIERA HEIGHTS DR KELSEYVILLE
405 | 045-142-25 0.17 R1 LDR 7088 FAIRVIEW DR KELSEYVILLE
406 | 045-142-29 0.16 R1 LDR 2871 RIVIERA HEIGHTS DR KELSEYVILLE
407 | 045-143-06 0.16 R1 LDR 2848 RIVIERA HEIGHTS DR KELSEYVILLE
408 | 045-143-12 0.15 R1 LDR 7170 FAIRVIEW LN KELSEYVILLE
409 | 045-143-17 0.17 R1 LDR 7187 FAIRVIEW LN KELSEYVILLE
410 | 045-143-20 0.18 R1 LDR 2799 MARINA VIEW DR KELSEYVILLE
411 045-143-23 0.16 R1 LDR 2813 MARINA VIEW DR KELSEYVILLE
412 | 045-143-26 0.15 R1 LDR 2829 MARINA VIEW DR KELSEYVILLE
413 | 045-151-11 0.17 R1 LDR 2911 RIVIERA HEIGHTS DR KELSEYVILLE
414 | 045-152-01 0.15 R1 LDR 7179 FAIRVIEW LN KELSEYVILLE
415 | 045-152-04 0.17 R1 LDR 7155 FAIRVIEW LN KELSEYVILLE
416 | 045-152-05 0.18 R1 LDR 7145 FAIRVIEW LN KELSEYVILLE
417 | 045-152-06 0.18 R1 LDR 7135 FAIRVIEW LN KELSEYVILLE
418 | 045-152-11 0.18 R1 LDR 2924 RIVIERA HEIGHTS DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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419 | 045-152-15 0.17 R1 LDR 2964 RIVIERA HEIGHTS DR KELSEYVILLE
420 | 045-153-17 0.16 R1 LDR 2984 MARINA VIEW DR KELSEYVILLE
421 045-162-05 0.14 R1 LDR 3148 WESTRIDGE DR KELSEYVILLE
422 | 045-172-06 0.15 R1 LDR 3216 WESTRIDGE DR KELSEYVILLE
423 | 045-172-13 0.14 R1 LDR 3225 WESTWOOD DR KELSEYVILLE
424 | 045-173-02 0.14 R1 LDR 3212 WESTWOOD DR KELSEYVILLE
425 | 045-173-07 0.18 R1 LDR 3278 WESTWOOD DR KELSEYVILLE
426 | 045-173-12 0.14 R1 LDR 3225 MARINA VIEW DR KELSEYVILLE
427 | 045-181-01 0.16 R1 LDR 6835 GRANDE VISTA DR KELSEYVILLE
428 | 045-191-08 0.18 R1 LDR 3515 WESTRIDGE DR KELSEYVILLE
429 | 045-192-06 0.17 R1 LDR 3538 MORNINGSIDE CIR KELSEYVILLE
430 | 045-192-08 0.17 R1 LDR 3515 WESTRIDGE CIR KELSEYVILLE
431 045-192-09 0.17 R1 LDR 3505 WESTRIDGE CIR KELSEYVILLE
432 | 045-201-02 0.16 R1 LDR 3575 WESTRIDGE DR KELSEYVILLE
433 | 045-201-04 0.15 R1 LDR 3595 WESTRIDGE DR KELSEYVILLE
434 | 045-201-06 0.14 R1 LDR 3620 WESTRIDGE CT KELSEYVILLE
435 | 045-201-07 0.16 R1 LDR 3630 WESTRIDGE CT KELSEYVILLE
436 | 045-202-04 0.16 R1 LDR 3555 MORNINGSIDE CIR KELSEYVILLE
437 | 045-203-06 0.17 R1 LDR 3580 MORNINGSIDE CIR KELSEYVILLE
438 | 045-223-05 0.18 R1 LDR 3026 RIVIERA HEIGHTS DR KELSEYVILLE
439 | 045-224-01 0.17 R1 LDR 3096 WESTRIDGE DR KELSEYVILLE
440 | 045-224-08 0.18 R1 LDR 3005 RIVIERA HEIGHTS DR KELSEYVILLE
441 045-224-13 0.16 R1 LDR 3119 WESTWOOD DR KELSEYVILLE
442 | 045-224-15 0.18 R1 LDR 3139 WESTWOOD DR KELSEYVILLE
443 | 045-225-03 0.15 R1 LDR 3130 WESTWOOD DR KELSEYVILLE
444 | 045-225-05 0.15 R1 LDR 3110 WESTWOOD DR KELSEYVILLE
445 | 045-225-09 0.16 R1 LDR 3007 RIVIERA HEIGHTS DR KELSEYVILLE
446 | 045-225-17 0.16 R1 LDR 3105 MARINA VIEW DR KELSEYVILLE
447 | 045-225-19 0.16 R1 LDR 3125 MARINA VIEW DR KELSEYVILLE
448 | 045-225-21 0.16 R1 LDR 3145 MARINA VIEW DR KELSEYVILLE
449 | 045-226-02 0.15 R1 LDR 3090 MARINA VIEW DR KELSEYVILLE
450 | 045-226-17 0.16 R1 LDR 3075 EDGEWOOD DR KELSEYVILLE
451 045-226-19 0.17 R1 LDR 3095 EDGEWOOD DR KELSEYVILLE
452 | 045-231-01 0.14 R1 LDR 3160 WESTWOOD DR KELSEYVILLE
453 | 045-231-04 0.14 R1 LDR 3190 WESTWOOD DR KELSEYVILLE
454 | 045-231-07 0.15 R1 LDR 3195 MARINA VIEW DR KELSEYVILLE
455 | 045-231-08 0.15 R1 LDR 3185 MARINA VIEW DR KELSEYVILLE
456 | 045-231-10 0.17 R1 LDR 3165 MARINA VIEW DR KELSEYVILLE
457 | 045-231-11 0.16 R1 LDR 3155 MARINA VIEW DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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458 | 045-232-01 0.17 R1 LDR 3112 MARINA VIEW DR KELSEYVILLE
459 | 045-232-05 0.16 R1 LDR 3160 MARINA VIEW DR KELSEYVILLE
460 | 045-232-06 0.16 R1 LDR 3172 MARINA VIEW DR KELSEYVILLE
461 045-232-07 0.18 R1 LDR 3185 EDGEWOOD DR KELSEYVILLE
462 | 045-232-12 0.17 R1 LDR 3115 EDGEWOOD DR KELSEYVILLE
463 | 045-232-13 0.18 R1 LDR 3105 EDGEWOOD DR KELSEYVILLE
464 | 045-233-09 0.18 R1 LDR 3186 EDGEWOOD DR KELSEYVILLE
465 | 045-234-03 0.14 R1 LDR 6930 GRANDE VISTA DR KELSEYVILLE
466 | 045-234-04 0.18 R1 LDR 3298 SKYLINE DR KELSEYVILLE
467 | 045-252-09 0.18 R1 LDR 3064 RIVIERA HEIGHTS DR KELSEYVILLE
468 | 045-252-10 0.17 R1 LDR 3066 RIVIERA HEIGHTS DR KELSEYVILLE
469 | 045-252-23 0.17 R1 LDR 7400 EVERGREEN DR KELSEYVILLE
470 | 045-252-24 0.16 R1 LDR 7410 EVERGREEN DR KELSEYVILLE
471 045-253-02 0.18 R1 LDR 7327 EVERGREEN DR KELSEYVILLE
472 | 045-253-03 0.17 R1 LDR 7319 EVERGREEN DR KELSEYVILLE
473 | 045-253-04 0.17 R1 LDR 7315 EVERGREEN DR KELSEYVILLE
474 | 045-253-07 0.17 R1 LDR 7417 EVERGREEN DR KELSEYVILLE
475 | 045-261-09 0.14 R1 LDR 7284 EVERGREEN DR KELSEYVILLE
476 | 045-261-10 0.14 R1 LDR 7280 EVERGREEN DR KELSEYVILLE
477 | 045-261-11 0.17 R1 LDR 7276 EVERGREEN DR KELSEYVILLE
478 | 045-261-13 0.14 R1 LDR 3092 RIVIERA HEIGHTS DR KELSEYVILLE
479 | 045-261-14 0.14 R1 LDR 3090 RIVIERA HEIGHTS DR KELSEYVILLE
480 | 045-261-15 0.14 R1 LDR 3088 RIVIERA HEIGHTS DR KELSEYVILLE
481 045-261-16 0.15 R1 LDR 3086 RIVIERA HEIGHTS DR KELSEYVILLE
482 | 045-261-17 0.16 R1 LDR 3084 RIVIERA HEIGHTS DR KELSEYVILLE
483 | 045-261-18 0.17 R1 LDR 3082 RIVIERA HEIGHTS DR KELSEYVILLE
484 | 045-261-19 0.17 R1 LDR 3080 RIVIERA HEIGHTS DR KELSEYVILLE
485 | 045-261-21 0.17 R1 LDR 3076 RIVIERA HEIGHTS DR KELSEYVILLE
486 | 045-261-23 0.18 R1 LDR 3072 RIVIERA HEIGHTS DR KELSEYVILLE
487 | 045-262-03 0.18 R1 LDR 7457 EVERGREEN DR KELSEYVILLE
488 | 045-262-05 0.16 R1 LDR 7477 EVERGREEN DR KELSEYVILLE
489 | 045-262-07 0.15 R1 LDR 7287 EVERGREEN DR KELSEYVILLE
490 | 045-262-08 0.16 R1 LDR 7291 EVERGREEN DR KELSEYVILLE
491 045-262-10 0.18 R1 LDR 7299 EVERGREEN DR KELSEYVILLE
492 | 045-262-11 0.16 R1 LDR 7303 EVERGREEN DR KELSEYVILLE
493 | 045-262-12 0.17 R1 LDR 7307 EVERGREEN DR KELSEYVILLE
494 | 045-272-02 0.18 R1 LDR 2943 ALTALN KELSEYVILLE
495 | 045-273-03 0.15 R1 LDR 7527 EVERGREEN DR KELSEYVILLE
496 | 045-273-14 0.18 R1 LDR 3120 RIVIERA HEIGHTS DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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497 | 430-011-04 0.18 R1 LDR 9073 TENAYA WY KELSEYVILLE
498 | 430-012-04 0.16 R1 LDR 9137 CHIPPEWA TR KELSEYVILLE
499 | 430-012-05 0.16 R1 LDR 9149 CHIPPEWA TR KELSEYVILLE
500 | 430-012-06 0.15 R1 LDR 9163 CHIPPEWA TR KELSEYVILLE
501 430-012-07 0.15 R1 LDR 9175 CHIPPEWA TR KELSEYVILLE
502 | 430-012-08 0.15 R1 LDR 9187 CHIPPEWA TR KELSEYVILLE
503 | 430-012-09 0.15 R1 LDR 9201 CHIPPEWA TR KELSEYVILLE
504 | 430-012-13 0.15 R1 LDR 9249 CHIPPEWA TR KELSEYVILLE
505 | 430-012-15 0.14 R1 LDR 9275 CHIPPEWA TR KELSEYVILLE
506 | 430-012-29 0.17 R1 LDR 9178 TENAYA WY KELSEYVILLE
507 | 430-013-04 0.18 R1 LDR 9135 TENAYA WY KELSEYVILLE
508 | 430-013-06 0.17 R1 LDR 9159 TENAYA WY KELSEYVILLE
509 | 430-021-04 0.14 R1 LDR 9345 CHIPPEWA TR KELSEYVILLE
510 | 430-021-09 0.14 R1 LDR 9413 CHIPPEWA TR KELSEYVILLE
511 430-021-18 0.16 R1 LDR 9494 PAWNEE TR KELSEYVILLE
512 | 430-021-23 0.14 R1 LDR 9432 PAWNEE TR KELSEYVILLE
513 | 430-021-26 0.15 R1 LDR 9394 PAWNEE TR KELSEYVILLE
514 | 430-021-27 0.14 R1 LDR 9384 PAWNEE TR KELSEYVILLE
515 | 430-021-32 0.14 R1 LDR 9334 PAWNEE TR KELSEYVILLE
516 | 430-021-33 0.14 R1 LDR 9324 PAWNEE TR KELSEYVILLE
517 | 430-022-01 0.14 R1 LDR 9315 PAWNEE TR KELSEYVILLE
518 | 430-022-25 0.14 R1 LDR 9444 BUFFALO CT KELSEYVILLE
519 | 430-022-33 0.16 R1 LDR 9373 BUFFALO CT KELSEYVILLE
520 | 430-022-39 0.14 R1 LDR 9449 BUFFALO CT KELSEYVILLE
521 430-022-43 0.15 R1 LDR 9497 BUFFALO CT KELSEYVILLE
522 | 430-022-44 0.16 R1 LDR 9356 TENAYA WY KELSEYVILLE
523 | 430-022-47 0.17 R1 LDR 9314 TENAYA WY KELSEYVILLE
524 | 430-022-48 0.17 R1 LDR 9300 TENAYA WY KELSEYVILLE
525 | 430-033-02 0.17 R1 LDR 5619 ARAPAHO WY KELSEYVILLE
526 | 430-041-02 0.16 R1 LDR 9382 TENAYA WY KELSEYVILLE
527 | 430-041-07 0.17 R1 LDR 9414 TENAYA WY KELSEYVILLE
528 | 430-053-03 0.18 R1 LDR 5633 MAYA RD KELSEYVILLE
529 | 430-053-04 0.18 R1 LDR 5621 MAYARD KELSEYVILLE
530 | 430-062-03 0.18 R1 LDR 5727 MAYA RD KELSEYVILLE
531 430-062-04 0.17 R1 LDR 5741 MAYARD KELSEYVILLE
532 | 430-062-05 0.17 R1 LDR 5751 MAYARD KELSEYVILLE
533 | 430-062-13 0.18 R1 LDR 5726 MAYA RD KELSEYVILLE
534 | 430-062-14 0.15 R1 LDR 5710 MAYA RD KELSEYVILLE
535 | 430-062-15 0.17 R1 LDR 5690 MAYA RD KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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536 | 430-062-20 0.14 R1 LDR 5751 INCA WY KELSEYVILLE
537 | 430-062-25 0.15 R1 LDR 5736 INCA WY KELSEYVILLE
538 | 430-062-26 0.16 R1 LDR 5722 INCA WY KELSEYVILLE
539 | 430-091-02 0.16 R1 LDR 5531 PONCA CT KELSEYVILLE
540 | 430-091-03 0.17 R1 LDR 5541 PONCA CT KELSEYVILLE
541 430-091-07 0.18 R1 LDR 5581 PONCA CT KELSEYVILLE
542 | 430-091-09 0.16 R1 LDR 5601 PONCA CT KELSEYVILLE
543 | 430-091-13 0.17 R1 LDR 5552 PONCA CT KELSEYVILLE
544 | 430-091-14 0.18 R1 LDR 5562 PONCA CT KELSEYVILLE
545 | 430-091-21 0.14 R1 LDR 5573 CHINOOK DR KELSEYVILLE
546 | 430-092-03 0.15 R1 LDR 9108 HOOPA DR KELSEYVILLE
547 | 430-092-04 0.16 R1 LDR 9120 HOOPA DR KELSEYVILLE
548 | 430-101-22 0.14 R1 LDR 5646 PONCA WY KELSEYVILLE
549 | 430-101-26 0.14 R1 LDR 5672 PONCA WY KELSEYVILLE
550 | 430-101-29 0.14 R1 LDR 5686 PONCA WY KELSEYVILLE
551 430-101-30 0.14 R1 LDR 5690 PONCA WY KELSEYVILLE
552 | 430-101-33 0.15 R1 LDR 5704 PONCA WY KELSEYVILLE
553 | 430-101-34 0.14 R1 LDR 5708 PONCA WY KELSEYVILLE
554 | 430-101-45 0.15 R1 LDR 5598 YANA CT KELSEYVILLE
555 | 430-101-46 0.18 R1 LDR 5588 YANA CT KELSEYVILLE
556 | 430-102-01 0.14 R1 LDR 5611 PONCA WY KELSEYVILLE
557 | 430-102-03 0.16 R1 LDR 5631 PONCA WY KELSEYVILLE
558 | 430-103-01 0.15 R1 LDR 5707 PONCA WY KELSEYVILLE
559 | 430-112-01 0.14 R1 LDR 9361 FAIRWAY DR KELSEYVILLE
560 | 430-112-08 0.14 R1 LDR 9447 FAIRWAY DR KELSEYVILLE
561 430-112-16 0.18 R1 LDR 9496 YAQUIMA DR KELSEYVILLE
562 | 430-112-19 0.15 R1 LDR 9460 YAQUIMA DR KELSEYVILLE
563 | 430-112-23 0.14 R1 LDR 9432 YAQUIMA DR KELSEYVILLE
564 | 430-112-29 0.15 R1 LDR 9374 PALOOS CT KELSEYVILLE
565 | 430-112-30 0.18 R1 LDR 9366 PALOOS CT KELSEYVILLE
566 | 430-112-44 0.14 R1 LDR 9380 YAQUIMA DR KELSEYVILLE
567 | 430-112-48 0.14 R1 LDR 9318 YAQUIMA DR KELSEYVILLE
568 | 430-121-08 0.15 R1 LDR 5064 CADDO CT KELSEYVILLE
569 | 430-122-05 0.17 R1 LDR 4971 VISTA GRANDE CT KELSEYVILLE
570 | 430-122-06 0.15 R1 LDR 4889 VISTA GRANDE CT KELSEYVILLE
571 430-131-04 0.16 R1 LDR 9525 FAIRWAY DR KELSEYVILLE
572 | 430-132-06 0.15 R1 LDR 5026 TENINO WY KELSEYVILLE
573 | 430-144-01 0.15 R1 LDR 9575 CHIPPEWA TR KELSEYVILLE
574 | 430-144-04 0.17 R1 LDR 9697 FAIRWAY DR KELSEYVILLE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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575 | 430-162-08 0.15 R1 LDR 9137 YAQUIMA DR KELSEYVILLE
576 | 430-162-09 0.15 R1 LDR 9145 YAQUIMA DR KELSEYVILLE
577 | 430-162-11 0.14 R1 LDR 9163 YAQUIMA DR KELSEYVILLE
578 | 430-162-13 0.15 R1 LDR 9183 YAQUIMA DR KELSEYVILLE
579 | 430-181-04 0.14 R1 LDR 5193 TENINO WY KELSEYVILLE
580 | 430-181-05 0.14 R1 LDR 5219 TENINO WY KELSEYVILLE
581 430-182-06 0.15 R1 LDR 9348 CHIPPEWA TR KELSEYVILLE
582 | 430-182-08 0.14 R1 LDR 9370 CHIPPEWA TR KELSEYVILLE
583 | 430-182-11 0.14 R1 LDR 9418 CHIPPEWA TR KELSEYVILLE
584 | 430-192-03 0.16 R1 LDR 9112 CHIPPEWA TR KELSEYVILLE
585 | 430-192-08 0.14 R1 LDR 9176 CHIPPEWA TR KELSEYVILLE
586 | 430-202-04 0.16 R1 LDR 8831 FAIRWAY DR KELSEYVILLE
587 | 430-202-16 0.17 R1 LDR 8870 SERRANO WY KELSEYVILLE
588 | 430-212-07 0.15 R1 LDR 9023 FAIRWAY DR KELSEYVILLE
589 | 430-212-08 0.15 R1 LDR 9035 FAIRWAY DR KELSEYVILLE
590 | 430-221-10 0.17 R1 LDR 9278 FAIRWAY DR KELSEYVILLE
591 430-223-10 0.16 R1 LDR 5050 KIOWAN WY KELSEYVILLE
592 | 430-223-11 0.16 R1 LDR 9252 TAKELMA CT KELSEYVILLE
593 | 430-223-16 0.15 R1 LDR 9269 TAKELMA CT KELSEYVILLE
594 | 430-232-14 0.17 R1 LDR 5047 KIOWAN WY KELSEYVILLE
595 | 430-234-07 0.14 R1 LDR 9117 TAKELMA WY KELSEYVILLE
596 | 430-234-08 0.15 R1 LDR 9129 TAKELMA WY KELSEYVILLE
597 | 430-234-16 0.14 R1 LDR 9225 TAKELMA WY KELSEYVILLE
598 | 430-234-28 0.14 R1 LDR 9128 YAQUIMA DR KELSEYVILLE
599 | 430-234-30 0.14 R1 LDR 9090 YAQUIMA DR KELSEYVILLE
600 | 028-261-15 0.18 R1 MDR 257 KATIECT LAKEPORT
601 028-261-22 0.18 R1 MDR 343 KATIECT LAKEPORT
602 | 028-341-10 0.14 R1 MDR 2604 HOWARD AVE LAKEPORT
603 | 028-341-23 0.17 R1 MDR 2600 REDWING DR LAKEPORT
604 | 028-342-12 0.16 R1 MDR 388 RAINBOW RD LAKEPORT
605 | 028-343-12 0.15 R1 MDR 368 RAINBOW RD LAKEPORT
606 | 028-343-15 0.15 R1 MDR 298 RAINBOW RD LAKEPORT
607 | 028-343-31 0.17 R1 MDR 265 GASUPALOO DR LAKEPORT
608 | 028-343-37 0.17 R1 MDR 260 GASUPALOO DR LAKEPORT
609 | 028-343-38 0.15 R1 MDR 250 GASUPALOO DR LAKEPORT
610 | 028-343-39 0.16 R1 MDR 240 GASUPALOO DR LAKEPORT
611 029-181-41 0.15 R1 MDR 4155 LIMBAUGH ST LAKEPORT
612 | 029-181-42 0.15 R1 MDR 4150 LIMBAUGH ST LAKEPORT
613 | 029-181-45 0.15 R1 MDR 4155 HERSCHEL ST LAKEPORT

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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614 | 029-181-46 0.15 R1 MDR 4150 HERSCHEL ST LAKEPORT
615 | 029-181-54 0.16 R1 MDR 4150 ROGER ST LAKEPORT
616 | 029-181-64 0.16 R1 MDR 4125 LIMBAUGH ST LAKEPORT
617 | 029-181-65 0.15 R1 MDR 4120 LIMBAUGH ST LAKEPORT
618 | 029-181-72 0.14 R1 MDR 4125 RUSH ST LAKEPORT
619 | 029-192-11 0.14 R1 HDR 135 ISLAND VIEW DR LAKEPORT
620 | 029-201-03 0.15 R1 MDR 310 LAKEVIEW DR LAKEPORT
621 029-201-04 0.15 R1 MDR 320 LAKEVIEW DR LAKEPORT
622 | 029-201-05 0.15 R1 MDR 330 LAKEVIEW DR LAKEPORT
623 | 029-201-06 0.15 R1 MDR 340 LAKEVIEW DR LAKEPORT
624 | 029-201-07 0.14 R1 MDR 350 LAKEVIEW DR LAKEPORT
625 | 029-201-08 0.14 R1 MDR 360 LAKEVIEW DR LAKEPORT
626 | 029-201-09 0.14 R1 MDR 370 LAKEVIEW DR LAKEPORT
627 | 029-201-11 0.14 R1 MDR 390 LAKEVIEW DR LAKEPORT
628 | 029-201-12 0.16 R1 MDR 400 LAKEVIEW DR LAKEPORT
629 | 029-201-17 0.15 R1 MDR 290 LAKEVIEW DR LAKEPORT
630 | 029-201-18 0.15 R1 MDR 300 LAKEVIEW DR LAKEPORT
631 029-261-12 0.15 R1 MDR 262 AVENUE A LAKEPORT
632 | 029-262-12 0.14 R1 MDR 255 AVENUE A LAKEPORT
633 | 029-265-02 0.15 R1 RC 309 ROBIN HILL DR LAKEPORT
634 | 012-028-07 0.18 SR SRe 10250 MILL ST LOWER LAKE
635 | 024-233-15 0.14 R1 LDR 16182 FLORENCE ST LOWER LAKE
636 | 024-234-08 0.14 R1 LDR 9645 LAKE ST LOWER LAKE
637 | 024-234-18 0.14 R2 MDR 16125 FLORENCE ST LOWER LAKE
638 | 024-234-27 0.14 R2 MDR 16165 FLORENCE ST LOWER LAKE
639 | 024-313-05 0.14 R1 LDR 10110 BELL AVE LOWER LAKE
640 | 024-314-05 0.15 R1 LDR 10162 LUCKY DR LOWER LAKE
641 024-314-20 0.16 R1 LDR 9581 SUZAN DR LOWER LAKE
642 | 024-314-27 0.14 R1 LDR 10151 BELL AVE LOWER LAKE
643 | 024-314-28 0.14 R1 LDR 10161 BELL AVE LOWER LAKE
644 | 024-314-29 0.14 R1 LDR 10171 BELL AVE LOWER LAKE
645 | 024-315-17 0.15 R1 LDR 10148 BELL CIRCLE NORTH | LOWER LAKE
646 | 024-316-10 0.17 R1 LDR 10127 BELL CIRCLE SOUTH | LOWER LAKE
647 | 024-316-11 0.18 R1 LDR 10117 BELL CIRCLE SOUTH | LOWER LAKE
648 | 024-316-12 0.17 R1 LDR 10107 BELL CIRCLE SOUTH | LOWER LAKE
649 | 042-403-04 0.18 R1 LDR 16106 MISTLETOE LN LOWER LAKE
650 | 006-343-03 0.14 R1 LDR 6814 VIRGINIA DR LUCERNE
651 006-343-10 0.14 R1 LDR 2934 BELL RAY AVE LUCERNE
652 | 006-343-13 0.14 R1 LDR 2925 RANCHO VISTA DR LUCERNE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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653 | 006-343-15 0.16 R1 LDR 2941 RANCHO VISTA DR LUCERNE
654 | 006-351-02 0.18 R1 LDR 6806 DORIS CIR LUCERNE
655 | 006-351-07 0.15 R1 LDR 6906 OAK VIEW DR LUCERNE
656 | 006-351-27 0.16 R1 LDR 6903 OAK VIEW DR LUCERNE
657 | 006-361-03 0.18 R1 LDR 6826 FRONTAGE RD LUCERNE
658 | 006-363-10 0.15 R1 LDR 2993 CAMERON AVE LUCERNE
659 | 006-363-20 0.14 R1 LDR 2998 BENDER DR LUCERNE
660 | 006-381-04 0.15 R1 LDR 6858 FRONTAGE ROAD EXT | LUCERNE
661 006-381-09 0.14 R1 LDR 6864 FRONTAGE ROAD EXT | LUCERNE
662 | 006-382-14 0.18 R1 LDR 2917 DOUGLAS TER LUCERNE
663 | 006-382-19 0.18 R1 LDR 2910 OAK CREST AVE LUCERNE
664 | 006-391-03 0.17 R2 MDR 6872 FRONTAGE ROAD EXT | LUCERNE
665 | 006-391-07 0.18 R2 MDR 6880 FRONTAGE ROAD EXT | LUCERNE
666 | 006-391-16 0.14 R2 MDR 2459 HENDRICKS DR LUCERNE
667 | 006-393-05 0.15 R1 LDR 6939 PLAZA TER LUCERNE
668 | 006-393-20 0.14 R1 LDR 6962 LAUREL DEL DR LUCERNE
669 | 006-401-11 0.14 R1 LDR 2339 HENDRICKS DR LUCERNE
670 | 006-402-28 0.14 R1 LDR 6937 MONTE MAR DR LUCERNE
671 006-412-23 0.14 R1 LDR 6858 ROSEMONT DR LUCERNE
672 | 006-413-01 0.17 R1 LDR 6916 FRONTAGE ROAD EXT | LUCERNE
673 | 033-221-33 0.14 R1 LDR 6170 ROLAND DR LUCERNE
674 | 033-222-12 0.18 R1 LDR 6180 ROLAND DR LUCERNE
675 | 033-231-18 0.16 R1 LDR 4915 DUNSTAN RD LUCERNE
676 | 033-371-27 0.16 R1 LDR 5720 E STATE HWY 20 LUCERNE
677 | 033-371-28 0.15 R1 LDR 5730 E STATE HWY 20 LUCERNE
678 | 034-031-07 0.14 R1 LDR 6061 ROLAND DR LUCERNE
679 | 034-031-17 0.14 R1 LDR 6159 ROLAND DR LUCERNE
680 | 034-041-02 0.14 R1 LDR 6189 ROLAND DR LUCERNE
681 034-041-27 0.14 R1 LDR 4522 FOOTHILL DR LUCERNE
682 | 034-042-04 0.14 R1 LDR 6066 GROVE ST LUCERNE
683 | 034-043-02 0.14 R1 LDR 4559 FOOTHILL DR LUCERNE
684 | 034-044-10 0.15 R1 LDR 4437 FOOTHILL DR LUCERNE
685 | 034-063-07 0.14 R1 LDR 6067 GROVE ST LUCERNE
686 | 034-201-19 0.14 R1 LDR 3610 COUNTRY CLUB DR LUCERNE
687 | 034-201-23 0.14 R1 LDR 3554 COUNTRY CLUB DR LUCERNE
688 | 034-212-28 0.14 R1 LDR 6476 SIXTEENTH AVE LUCERNE
689 | 034-221-02 0.14 R1 LDR 3482 COUNTRY CLUB DR LUCERNE
690 | 034-221-03 0.14 R1 LDR 3492 COUNTRY CLUB DR LUCERNE
691 034-221-23 0.14 R1 LDR 3477 OGDEN PL LUCERNE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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692 | 034-221-24 0.16 R1 LDR 3487 OGDEN PL LUCERNE
693 | 034-221-41 0.14 R1 LDR 3485 LAKEVIEW TER LUCERNE
694 | 034-221-42 0.16 R1 LDR 3487 LAKEVIEW TER LUCERNE
695 | 034-221-46 0.17 R1 LDR 3508 FOOTHILL DR LUCERNE
696 | 034-232-05 0.15 R1 LDR 6417 SEVENTEENTH AVE LUCERNE
697 | 034-232-06 0.15 R1 LDR 6437 SEVENTEENTH AVE LUCERNE
698 | 034-232-07 0.15 R1 LDR 6457 SEVENTEENTH AVE LUCERNE
699 | 034-232-14 0.15 R1 LDR 6477 SEVENTEENTH AVE LUCERNE
700 | 034-234-12 0.14 R1 LDR 3420 OGDEN PL LUCERNE
701 034-242-14 0.15 R1 LDR 3315 OGDEN RD LUCERNE
702 | 034-242-21 0.16 R1 LDR 3375 OGDEN RD LUCERNE
703 | 034-281-01 0.14 R1 LDR 5747 FENNEL RD LUCERNE
704 | 034-292-35 0.17 R1 LDR 5942 BADGER RD LUCERNE
705 | 034-303-06 0.14 R1 LDR 5907 ROLAND DR LUCERNE
706 | 034-303-37 0.14 R1 LDR 4686 FOOTHILL DR LUCERNE
707 | 034-313-22 0.14 R1 LDR 5818 GROVE ST LUCERNE
708 | 034-313-23 0.15 R1 LDR 5830 GROVE ST LUCERNE
709 | 034-331-01 0.15 R1 LDR 3450 LAKEVIEW TER LUCERNE
710 | 034-331-14 0.17 R1 LDR 3430 LAKEVIEW TER LUCERNE
711 034-341-15 0.15 R1 LDR 3307 FULTON RD LUCERNE
712 | 034-342-01 0.15 R1 LDR 3328 OGDEN RD LUCERNE
713 | 034-343-12 0.14 R1 LDR 6650 CHEVIOT RD LUCERNE
714 | 034-343-13 0.16 R1 LDR 6660 CHEVIOT RD LUCERNE
715 | 034-343-17 0.14 R1 LDR 3267 FULTON RD LUCERNE
716 | 034-343-18 0.15 R1 LDR 3257 FULTON RD LUCERNE
717 | 034-343-27 0.17 R1 LDR 6610 CHEVIOT RD LUCERNE
718 | 034-351-13 0.14 R1 LDR 3211 ATHOLL RD LUCERNE
719 | 034-351-21 0.18 R1 LDR 3218 OGDEN RD LUCERNE
720 | 034-352-01 0.14 R1 LDR 6637 CHEVIOT RD LUCERNE
721 034-352-08 0.14 R1 LDR 6687 CHEVIOT RD LUCERNE
722 | 034-352-21 0.15 R1 LDR 6661 CHEVIOT RD LUCERNE
723 | 034-352-26 0.15 R1 LDR 6671 CHEVIOT RD LUCERNE
724 | 034-355-04 0.15 R1 LDR 3157 FULTON RD LUCERNE
725 | 034-355-05 0.14 R1 LDR 3155 FULTON RD LUCERNE
726 | 034-355-19 0.15 R1 LDR 6746 BERWICK RD LUCERNE
727 | 034-355-25 0.14 R1 LDR 3149 FULTON RD LUCERNE
728 | 034-373-05 0.16 R1 LDR 3062 ATHOLL RD LUCERNE
729 | 034-373-44 0.14 R1 LDR 6717 BERWICK RD LUCERNE
730 | 034-373-45 0.14 R1 LDR 6725 BERWICK RD LUCERNE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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731 034-381-11 0.15 R1 LDR 6785 STATE BLVD LUCERNE
732 | 034-381-12 0.17 R1 LDR 6795 STATE BLVD LUCERNE
733 | 034-381-50 0.16 R1 LDR 6753 STATE BLVD LUCERNE
734 | 034-382-13 0.15 R1 LDR 6791 LAKESHORE BLVD LUCERNE
735 | 034-451-02 0.14 R1 LDR 4497 LAKEVIEW TER LUCERNE
736 | 034-451-09 0.14 R1 LDR 4430 FOOTHILL DR LUCERNE
737 | 034-451-32 0.15 R1 LDR 4320 FOOTHILL DR LUCERNE
738 | 034-451-38 0.15 R1 LDR 4460 FOOTHILL DR LUCERNE
739 | 034-473-01 0.14 R1 LDR 4371 LAKEVIEW TER LUCERNE
740 | 034-473-07 0.14 R1 LDR 4284 FOOTHILL DR LUCERNE
741 034-473-41 0.15 R1 LDR 4246 FOOTHILL DR LUCERNE
742 | 034-521-03 0.16 R1 LDR 4224 FOOTHILL DR LUCERNE
743 | 034-521-04 0.18 R1 LDR 4218 FOOTHILL DR LUCERNE
744 | 034-521-33 0.17 R1 LDR 4132 FOOTHILL DR LUCERNE
745 | 034-591-27 0.18 R1 LDR 3903 LAKEVIEW TER LUCERNE
746 | 034-591-33 0.15 R1 LDR 3850 FOOTHILL DR LUCERNE
747 | 034-591-36 0.15 R1 LDR 3902 FOOTHILL DR LUCERNE
748 | 034-591-43 0.16 R1 LDR 3936 FOOTHILL DR LUCERNE
749 | 034-671-05 0.15 R1 LDR 3792 FOOTHILL DR LUCERNE
750 | 034-675-02 0.14 R1 LDR 6621 LOGAN DR LUCERNE
751 034-675-17 0.16 R1 LDR 3737 LAKEVIEW TER LUCERNE
752 | 034-675-18 0.18 R1 LDR 3733 LAKEVIEW TER LUCERNE
753 | 034-675-19 0.16 R1 LDR 3727 LAKEVIEW TER LUCERNE
754 | 034-675-27 0.15 R1 LDR 3690 FOOTHILL DR LUCERNE
755 | 034-675-28 0.17 R1 LDR 3684 FOOTHILL DR LUCERNE
756 | 034-675-41 0.16 R1 LDR 3632 FOOTHILL DR LUCERNE
757 | 034-701-04 0.14 R1 LDR 3612 FOOTHILL DR LUCERNE
758 | 034-701-11 0.15 R1 LDR 3562 BEACON TR LUCERNE
759 | 034-701-12 0.17 R1 LDR 3515 LAKEVIEW TER LUCERNE
760 | 034-816-40 0.15 R1 LDR 6866 LAKESHORE BLVD LUCERNE
761 034-816-42 0.17 R1 LDR 6886 LAKESHORE BLVD LUCERNE
762 | 034-816-51 0.17 R1 LDR 6933 STATE BLVD LUCERNE
763 | 034-816-70 0.17 R1 LDR 6980 BOUNDARY TR LUCERNE
764 | 034-816-71 0.14 R1 LDR 6976 BOUNDARY TR LUCERNE
765 | 034-831-08 0.17 R1 LDR 4387 FOOTHILL DR LUCERNE
766 | 034-845-05 0.16 R1 LDR 4197 FOOTHILL DR LUCERNE
767 | 034-845-07 0.18 R1 LDR 4215 FOOTHILL DR LUCERNE
768 | 034-845-10 0.16 R1 LDR 4239 FOOTHILL DR LUCERNE
769 | 034-845-15 0.18 R1 LDR 4277 FOOTHILL DR LUCERNE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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770 | 034-845-25 0.17 R1 LDR 4239 WINDSOR WY LUCERNE
771 034-845-26 0.17 R1 LDR 4249 WINDSOR WY LUCERNE
772 | 034-853-21 0.15 R1 LDR 4062 KENSINGTON WY LUCERNE
773 | 034-854-12 0.14 R1 LDR 4020 COUNTRY CLUB DR LUCERNE
774 | 034-854-13 0.14 R1 LDR 4010 COUNTRY CLUB DR LUCERNE
775 | 034-854-14 0.16 R1 LDR 4002 COUNTRY CLUB DR LUCERNE
776 | 034-854-24 0.18 R1 LDR 4030 COUNTRY CLUB DR LUCERNE
777 | 034-866-08 0.14 R1 LDR 6560 HOTEL RD LUCERNE
778 | 034-866-14 0.17 R1 LDR 3907 FOOTHILL DR LUCERNE
779 | 024-362-05 0.16 R2 MDR 21082 BARNES ST MIDDLETOWN
780 | 024-367-04 0.14 R2 MDR 21362 STATE HWY 175 MIDDLETOWN
781 024-441-10 0.17 R2 MDR 21173 STATEHWY 175 MIDDLETOWN
782 | 024-441-20 0.17 R2 MDR 21155 STATE HWY 175 MIDDLETOWN
783 | 024-442-12 0.15 R1 LDR 15465 GRAHAM ST MIDDLETOWN
784 | 024-442-14 0.15 R1 LDR 15445 GRAHAM ST MIDDLETOWN
785 | 024-451-17 0.16 R2 MDR 21223 STATE HWY 175 MIDDLETOWN
786 | 024-461-24 0.14 R1 LDR 15571 DOUGLAS ST MIDDLETOWN
787 | 024-461-25 0.14 R1 LDR 15567 DOUGLAS ST MIDDLETOWN
788 | 030-104-26 0.17 R1 LDR 7405 WILSON ST NICE
789 | 030-105-09 0.14 RR RR 2430 GARDEN DR NICE
790 | 030-111-03 0.17 R1 LDR 7370 PYLERD NICE
791 030-111-42 0.15 R1 LDR 7380 PYLERD NICE
792 | 030-114-28 0.15 R1 LDR 7375 GRANT ST NICE
793 | 030-114-29 0.14 R1 LDR 7365 GRANT ST NICE
794 | 030-114-61 0.18 R1 LDR 2445 GREELEY ST NICE
795 | 030-122-02 0.17 R1 LDR 7360 GRANT ST NICE
796 | 030-122-03 0.15 R1 LDR 7340 GRANT ST NICE
797 | 030-124-05 0.18 RR RR 2596 GARDEN DR NICE
798 | 030-124-11 0.18 RR RR 2610 GARDEN DR NICE
799 | 030-124-12 0.15 RR RR 2612 GARDEN DR NICE
800 | 030-124-13 0.17 RR RR 2614 GARDEN DR NICE
801 030-124-14 0.17 RR RR 2616 GARDEN DR NICE
802 | 030-124-15 0.17 RR RR 2618 GARDEN DR NICE
803 | 030-124-27 0.15 RR RR 2570 JOHNSON ST NICE
804 | 030-124-28 0.15 RR RR 2580 JOHNSON ST NICE
805 | 030-124-29 0.16 RR RR 2590 JOHNSON ST NICE
806 | 030-124-30 0.17 RR RR 2600 JOHNSON ST NICE
807 | 030-124-34 0.16 RR RR 2624 JOHNSON ST NICE
808 | 030-124-37 0.15 RR RR 2642 JOHNSON ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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809 | 030-124-43 0.14 RR RR 2680 JOHNSON ST NICE
810 | 030-125-09 0.15 RR RR 2689 JOHNSON ST NICE
811 030-125-11 0.16 RR RR 2675 JOHNSON ST NICE
812 | 030-125-12 0.17 RR RR 2665 JOHNSON ST NICE
813 | 030-125-14 0.14 RR RR 2728 MONROE ST NICE
814 | 030-125-17 0.14 RR RR 2712 MONROE ST NICE
815 | 030-125-18 0.15 RR RR 2708 MONROE ST NICE
816 | 030-126-06 0.16 RR RR 2555 JOHNSON ST NICE
817 | 030-126-10 0.14 RR RR 2605 JOHNSON ST NICE
818 | 030-126-16 0.14 RR RR 7365 VILLA ST NICE
819 | 030-126-18 0.14 RR RR 2619 JOHNSON ST NICE
820 | 030-126-24 0.17 RR RR 2673 MONROE ST NICE
821 030-126-26 0.15 RR RR 2681 MONROE ST NICE
822 | 030-126-27 0.15 RR RR 2687 MONROE ST NICE
823 | 030-126-28 0.14 RR RR 2691 MONROE ST NICE
824 | 030-126-35 0.14 RR RR 2717 MONROE ST NICE
825 | 030-126-36 0.14 RR RR 2711 MONROE ST NICE
826 | 030-126-37 0.15 RR RR 2707 MONROE ST NICE
827 | 030-126-38 0.16 RR RR 2701 MONROE ST NICE
828 | 030-126-39 0.18 RR RR 2805 MONROE ST NICE
829 | 030-126-40 0.18 RR RR 2825 MONROE ST NICE
830 | 030-131-08 0.16 R1 LDR 7215 LINCOLN ST NICE
831 030-132-01 0.15 R1 LDR 7250 LINCOLN ST NICE
832 | 030-132-02 0.15 R1 LDR 7240 LINCOLN ST NICE
833 | 030-132-03 0.14 R1 LDR 7230 LINCOLN ST NICE
834 | 030-132-08 0.15 R1 LDR 2550 SHERMAN ST NICE
835 | 030-132-09 0.14 R1 LDR 2560 SHERMAN ST NICE
836 | 030-132-11 0.15 R1 LDR 2580 SHERMAN ST NICE
837 | 030-133-11 0.16 R1 LDR 2610 SHERMAN ST NICE
838 | 030-133-21 0.14 R1 LDR 2700 SHERMAN ST NICE
839 | 030-133-23 0.14 R1 LDR 2720 SHERMAN ST NICE
840 | 030-134-25 0.14 R1 LDR 2745 SHERMAN ST NICE
841 030-174-12 0.15 RR RR 7778 MAIN ST NICE
842 | 030-174-13 0.14 RR RR 7776 MAIN ST NICE
843 | 030-174-14 0.17 RR RR 7774 MAIN ST NICE
844 | 030-174-18 0.15 RR RR 7785 MAIN ST NICE
845 | 030-174-20 0.16 RR RR 7783 MAIN ST NICE
846 | 030-174-26 0.15 RR RR 7769 MAIN ST NICE
847 | 030-174-29 0.14 R1 LDR 7763 MAIN ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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848 | 030-174-31 0.14 R1 LDR 7743 MAIN ST NICE
849 | 030-174-32 0.14 R1 LDR 7745 MAIN ST NICE
850 | 030-174-36 0.17 R1 LDR 7329 EAST BUTTE ST NICE
851 030-174-37 0.17 R1 LDR 7317 EAST BUTTE ST NICE
852 | 030-174-41 0.18 R1 LDR 7295 EAST BUTTE ST NICE
853 | 030-174-48 0.14 R1 LDR 7241 EAST BUTTE ST NICE
854 | 030-175-03 0.15 R1 LDR 7285 MORTON ST NICE
855 | 030-175-09 0.15 R1 LDR 7235 VERNON ST NICE
856 | 030-175-11 0.16 R1 LDR 7267 MORTON ST NICE
857 | 030-182-02 0.15 R1 LDR 7203 MORTON ST NICE
858 | 030-182-04 0.16 R1 LDR 7177 MORTON ST NICE
859 | 030-182-27 0.17 R1 LDR 7140 MORTON ST NICE
860 | 030-182-28 0.17 R1 LDR 7134 MORTON ST NICE
861 030-182-33 0.16 R1 LDR 7173 MORTON ST NICE
862 | 030-182-34 0.17 R1 LDR 7167 MORTON ST NICE
863 | 030-192-04 0.15 RR RR 3010 TYLER ST NICE
864 | 030-193-01 0.15 RR RR 3005 TYLER ST NICE
865 | 030-193-10 0.18 RR RR 3095 TYLER ST NICE
866 | 030-193-27 0.14 R1 LDR 3190 LEE ST NICE
867 | 030-201-01 0.15 R1 LDR 3254 LEEST NICE
868 | 030-202-03 0.15 R1 LDR 3231 LEEST NICE
869 | 030-202-14 0.16 R1 LDR 3305 FILMORE ST NICE
870 | 030-202-17 0.17 R1 LDR 3345 FILMORE ST NICE
871 030-202-18 0.16 R1 LDR 3355 FILMORE ST NICE
872 | 030-202-19 0.17 R1 LDR 3365 FILMORE ST NICE
873 | 030-202-25 0.16 R1 LDR 7440 WEBSTER ST NICE
874 | 030-202-32 0.14 R1 LDR 3395 FILMORE ST NICE
875 | 030-202-33 0.14 R1 LDR 3405 FILMORE ST NICE
876 | 030-202-40 0.15 R1 LDR 3280 CLAY ST NICE
877 | 030-202-42 0.16 R1 LDR 3300 CLAY ST NICE
878 | 030-202-50 0.14 R1 LDR 7415 WEBSTER ST NICE
879 | 030-202-51 0.16 R1 LDR 7405 WEBSTER ST NICE
880 | 030-202-52 0.14 R1 LDR 3323 CLAY ST NICE
881 030-202-53 0.14 R1 LDR 3313 CLAY ST NICE
882 | 030-202-58 0.15 R1 LDR 3287 CLAY ST NICE
883 | 030-203-01 0.18 R1 LDR 7390 WEBSTER ST NICE
884 | 030-203-02 0.17 R1 LDR 7410 WEBSTER ST NICE
885 | 030-204-02 0.17 R1 LDR 3277 LEE ST NICE
886 | 030-204-06 0.15 R1 LDR 3294 FILMORE ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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887 | 030-204-07 0.14 R1 LDR 3304 FILMORE ST NICE
888 | 030-204-15 0.16 RR RR 3372 FILMORE ST NICE
889 | 030-204-17 0.17 RR RR 3380 FILMORE ST NICE
890 | 030-204-18 0.16 RR RR 3384 FILMORE ST NICE
891 030-204-19 0.16 RR RR 3388 FILMORE ST NICE
892 | 030-204-20 0.18 RR RR 3392 FILMORE ST NICE
893 | 030-204-21 0.18 RR RR 3396 FILMORE ST NICE
894 | 030-214-06 0.14 R1 LDR 3385 SCOTT ST NICE
895 | 030-214-08 0.14 R1 LDR 7305 PIERCE ST NICE
896 | 030-214-17 0.14 R1 LDR 7330 PIERCE ST NICE
897 | 030-214-22 0.17 RR RR 3419 FILMORE ST NICE
898 | 030-214-25 0.15 RR RR 3439 FILMORE ST NICE
899 | 030-214-26 0.14 RR RR 3449 FILMORE ST NICE
900 | 030-214-27 0.14 RR RR 3459 FILMORE ST NICE
901 030-214-28 0.15 RR RR 3463 FILMORE ST NICE
902 | 030-214-31 0.14 RR RR 3475 FILMORE ST NICE
903 | 030-214-46 0.15 RR RR 3436 FILMORE ST NICE
904 | 030-214-48 0.17 RR RR 3448 FILMORE ST NICE
905 | 030-214-49 0.15 RR RR 3452 FILMORE ST NICE
906 | 030-214-56 0.16 RR RR 3472 FILMORE ST NICE
907 | 031-061-52 0.16 SR SRe 2290 LAKESHORE BLVD NICE
908 | 031-111-24 0.15 R1 LDR 7176 BUTTE CT NICE
909 | 031-111-25 0.16 R1 LDR 7172 BUTTE CT NICE
910 | 031-111-26 0.16 R1 LDR 7166 BUTTE CT NICE
911 031-111-27 0.18 R1 LDR 7162 BUTTE CT NICE
912 | 031-112-49 0.16 R1 LDR 7107 BUTTE ST NICE
913 | 031-112-61 0.16 R1 LDR 7153 BUTTE ST NICE
914 | 031-112-79 0.15 R1 LDR 7177 BUTTE ST NICE
915 | 031-113-57 0.15 R1 LDR 7092 BUTTE ST NICE
916 | 031-113-59 0.16 R1 LDR 7082 BUTTE ST NICE
917 | 031-113-68 0.15 R1 LDR 2923 LAKEVIEW DR NICE
918 | 031-113-69 0.14 R1 LDR 2933 LAKEVIEW DR NICE
919 | 031-113-74 0.15 R1 LDR 2826 SUTTER ST NICE
920 | 031-113-90 0.18 R1 LDR 2916 SUTTER ST NICE
921 031-121-15 0.16 R1 LDR 7250 EAST BUTTE ST NICE
922 | 031-121-19 0.15 R1 LDR 7202 EAST BUTTE ST NICE
923 | 031-122-43 0.16 R1 LDR 7237 TEHAMA ST NICE
924 | 031-122-67 0.15 R1 LDR 7165 TEHAMA ST NICE
925 | 031-122-80 0.15 R1 LDR 7249 TEHAMA ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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926 | 031-123-44 0.14 R1 LDR 7230 TEHAMA ST NICE
927 | 031-123-55 0.14 R1 LDR 7150 TEHAMA ST NICE
928 | 031-123-56 0.14 R1 LDR 2912 GARDNER RD NICE
929 | 031-123-59 0.15 R1 LDR 3089 LAKEVIEW DR NICE
930 | 031-123-68 0.17 R1 LDR 7120 TEHAMA ST NICE
931 031-132-24 0.18 R1 LDR 7330 EAST BUTTE ST NICE
932 | 031-132-26 0.17 R1 LDR 7298 EAST BUTTE ST NICE
933 | 031-132-28 0.15 R1 LDR 7282 EAST BUTTE ST NICE
934 | 031-132-29 0.17 R1 LDR 7274 EAST BUTTE ST NICE
935 | 031-133-37 0.15 R1 LDR 7378 SHASTA ST NICE
936 | 031-133-41 0.17 R1 LDR 7358 SHASTA ST NICE
937 | 031-133-42 0.17 R1 LDR 7354 SHASTA ST NICE
938 | 031-133-45 0.16 R1 LDR 7329 SHASTA ST NICE
939 | 031-133-46 0.18 R1 LDR 7313 TEHAMA ST NICE
940 | 031-133-48 0.14 R1 LDR 7289 TEHAMA ST NICE
941 031-133-49 0.16 R1 LDR 7276 SHASTA ST NICE
942 | 031-133-50 0.15 R1 LDR 7274 SHASTA ST NICE
943 | 031-133-51 0.15 R1 LDR 7269 TEHAMA ST NICE
944 | 031-133-52 0.18 R1 LDR 7267 TEHAMA ST NICE
945 | 031-133-53 0.17 R1 LDR 7268 SHASTA ST NICE
946 | 031-133-54 0.14 R1 LDR 7253 TEHAMA ST NICE
947 | 031-133-65 0.15 R1 LDR 7321 TEHAMA ST NICE
948 | 031-133-66 0.15 R1 LDR 7325 TEHAMA ST NICE
949 | 031-133-69 0.14 R1 LDR 7365 TEHAMA ST NICE
950 | 031-133-71 0.15 R1 LDR 7385 TEHAMA ST NICE
951 031-134-41 0.14 R1 LDR 7316 TEHAMA ST NICE
952 | 031-134-44 0.17 R1 LDR 7306 TEHAMA ST NICE
953 | 031-134-56 0.14 R1 LDR 7246 TEHAMA ST NICE
954 | 031-142-02 0.15 R1 LDR 3129 LAKEVIEW DR NICE
955 | 031-142-12 0.14 R1 LDR 7311 SIERRA ST NICE
956 | 031-142-15 0.17 R1 LDR 7331 SIERRA ST NICE
957 | 031-142-17 0.14 R1 LDR 3065 GARDNER RD NICE
958 | 031-142-23 0.17 R1 LDR 3125 GARDNER RD NICE
959 | 031-142-34 0.18 R1 LDR 7397 HIGH ST NICE
960 | 031-142-43 0.17 R1 LDR 7353 HIGH ST NICE
961 031-142-44 0.14 R1 LDR 7347 HIGH ST NICE
962 | 031-142-56 0.17 R1 LDR 7273 HIGH ST NICE
963 | 031-142-57 0.17 R1 LDR 7267 HIGH ST NICE
964 | 031-142-58 0.17 R1 LDR 7257 HIGH ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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965 | 031-142-60 0.17 R1 LDR 3153 LAKEVIEW DR NICE
966 | 031-142-64 0.14 R1 LDR 7282 SIERRA ST NICE
967 | 031-151-24 0.14 R1 LDR 3136 LAKEVIEW DR NICE
968 | 031-151-25 0.16 R1 LDR 3140 LAKEVIEW DR NICE
969 | 031-154-40 0.17 R1 LDR 3203 LAKEVIEW DR NICE
970 | 031-154-44 0.18 R1 LDR 3183 LAKEVIEW DR NICE
971 031-154-45 0.18 R1 LDR 7244 HIGH ST NICE
972 | 031-154-46 0.16 R1 LDR 7251 INYO ST NICE
973 | 031-154-47 0.16 R1 LDR 7241 INYO ST NICE
974 | 031-154-48 0.15 R1 LDR 7231 INYO ST NICE
975 | 031-154-49 0.16 R1 LDR 7221 INYO ST NICE
976 | 031-154-50 0.17 R1 LDR 7211 INYO ST NICE
977 | 031-154-51 0.15 R1 LDR 7201 INYO ST NICE
978 | 031-154-59 0.14 R1 LDR 7121 INYO ST NICE
979 | 031-161-34 0.16 R1 LDR 7264 HIGH ST NICE
980 | 031-161-35 0.15 R1 LDR 7268 HIGH ST NICE
981 031-161-36 0.16 R1 LDR 7274 HIGH ST NICE
982 | 031-161-37 0.15 R1 LDR 7278 HIGH ST NICE
983 | 031-161-38 0.15 R1 LDR 7284 HIGH ST NICE
984 | 031-161-39 0.16 R1 LDR 7288 HIGH ST NICE
985 | 031-161-40 0.16 R1 LDR 7294 HIGH ST NICE
986 | 031-161-42 0.17 R1 LDR 7304 HIGH ST NICE
987 | 031-161-43 0.17 R1 LDR 7308 HIGH ST NICE
988 | 031-161-46 0.15 R1 LDR 7220 INYO ST NICE
989 | 031-161-47 0.18 R1 LDR 7210 INYO ST NICE
990 | 031-161-49 0.17 R1 LDR 7249 PLUMAS ST NICE
991 031-161-52 0.15 R1 LDR 7265 PLUMAS ST NICE
992 | 031-161-53 0.15 R1 LDR 7269 PLUMAS ST NICE
993 | 031-161-54 0.15 R1 LDR 7275 PLUMAS ST NICE
994 | 031-161-56 0.17 R1 LDR 7285 PLUMAS ST NICE
995 | 031-171-58 0.16 R1 LDR 6747 MARIN ST NICE
9% | 031-171-61 0.15 R1 LDR 6717 MARIN ST NICE
997 | 031-171-62 0.16 R1 LDR 6697 FLOYD WY NICE
998 | 031-173-46 0.15 R1 LDR 6752 MARIN ST NICE
999 | 031-174-23 0.16 R1 LDR 6894 CALAVERAS ST NICE
1000 | 031-174-26 0.16 R1 LDR 6924 CALAVERAS ST NICE
1001 | 031-174-29 0.18 R1 LDR 6954 CALAVERAS ST NICE
1002 | 031-181-31 0.14 R1 LDR 6967 MARIN ST NICE
1003 | 031-181-41 0.15 R1 LDR 7005 MARIN ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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1004 | 031-182-28 0.15 R1 LDR 6953 CALAVERAS ST NICE
1005 | 031-182-29 0.15 R1 LDR 6963 CALAVERAS ST NICE
1006 | 031-182-30 0.15 R1 LDR 6973 CALAVERAS ST NICE
1007 | 031-183-31 0.14 R1 LDR 6981 MARIPOSA ST NICE
1008 | 031-183-36 0.16 R1 LDR 6974 CALAVERAS ST NICE
1009 | 031-183-37 0.17 R1 LDR 6984 CALAVERAS ST NICE
1010 | 031-183-38 0.18 R1 LDR 6994 CALAVERAS ST NICE
1011 | 031-183-40 0.16 R1 LDR 7014 CALAVERAS ST NICE
1012 | 031-191-09 0.15 R1 LDR 3020 LAKEVIEW DR NICE
1013 | 031-191-41 0.14 R1 LDR 7075 LIBERTY ST NICE
1014 | 031-192-13 0.14 R1 LDR 7047 MARIN ST NICE
1015 | 031-192-16 0.17 R1 LDR 3034 BUCKINGHAM WY NICE
1016 | 031-192-17 0.16 R1 LDR 3044 BUCKINGHAM WY NICE
1017 | 031-192-18 0.17 R1 LDR 3054 BUCKINGHAM WY NICE
1018 | 031-192-19 0.17 R1 LDR 3064 BUCKINGHAM WY NICE
1019 | 031-192-20 0.17 R1 LDR 3074 BUCKINGHAM WY NICE
1020 | 031-192-27 0.15 R1 LDR 3144 BUCKINGHAM WY NICE
1021 | 031-192-28 0.16 R1 LDR 3148 BUCKINGHAM WY NICE
1022 | 031-192-66 0.14 R1 LDR 7187 MARIN ST NICE
1023 | 031-193-09 0.14 R1 LDR 7082 MARIN ST NICE
1024 | 031-193-11 0.14 R1 LDR 7102 MARIN ST NICE
1025 | 031-193-12 0.15 R1 LDR 7112 MARIN ST NICE
1026 | 031-193-26 0.17 R1 LDR 7083 TOP DR NICE
1027 | 031-201-37 0.16 R1 LDR 3201 BUCKINGHAM WY NICE
1028 | 031-201-38 0.15 R1 LDR 3205 BUCKINGHAM WY NICE
1029 | 031-202-12 0.17 R1 LDR 3253 LAKEVIEW DR NICE
1030 | 031-202-13 0.14 R1 LDR 3259 LAKEVIEW DR NICE
1031 | 031-211-27 0.16 R1 LDR 7219 PLUMAS ST NICE
1032 | 031-212-29 0.18 R1 LDR 7296 PLUMAS ST NICE
1033 | 031-212-32 0.15 R1 LDR 3480 YUBA ST NICE
1034 | 031-212-33 0.14 R1 LDR 7286 PLUMAS ST NICE
1035 | 031-212-34 0.15 R1 LDR 7276 PLUMAS ST NICE
1036 | 031-212-35 0.16 R1 LDR 7266 PLUMAS ST NICE
1037 | 031-212-37 0.16 R1 LDR 7246 PLUMAS ST NICE
1038 | 031-214-05 0.18 R1 LDR 3410 YUBA ST NICE
1039 | 031-214-17 0.14 R1 LDR 3370 YUBA ST NICE
1040 | 031-221-04 0.17 R1 LDR 2930 MERCED ST NICE
1041 | 031-221-05 0.18 R1 LDR 2950 MERCED ST NICE
1042 | 031-221-06 0.14 R1 LDR 2960 MERCED ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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1043 | 031-221-42 0.18 R1 LDR 6960 MARIPOSA ST NICE
1044 | 031-221-44 0.18 R1 LDR 6980 MARIPOSA ST NICE
1045 | 031-231-07 0.17 R1 LDR 7242 MARIN ST NICE
1046 | 031-231-08 0.16 R1 LDR 7252 MARIN ST NICE
1047 | 031-231-09 0.15 R1 LDR 7262 MARIN ST NICE
1048 | 031-231-17 0.17 R1 LDR 3286 LAKEVIEW DR NICE
1049 | 031-231-26 0.17 R1 LDR 6965 FLOYD WY NICE
1050 | 031-231-27 0.17 R1 LDR 6955 FLOYD WY NICE
1051 | 031-231-28 0.17 R1 LDR 6945 FLOYD WY NICE
1052 | 031-231-34 0.18 R1 LDR 7124 TOP DR NICE
1053 | 031-241-11 0.17 R1 LDR 7149 PLUMAS ST NICE
1054 | 031-241-13 0.15 R1 LDR 7110 INYO ST NICE
1055 | 031-241-14 0.14 R1 LDR 7100 INYO ST NICE
1056 | 031-241-17 0.15 R1 LDR 7019 PLUMAS ST NICE
1057 | 031-241-19 0.15 R1 LDR 7039 PLUMAS ST NICE
1058 | 031-242-03 0.15 R1 LDR 3279 LAKEVIEW DR NICE
1059 | 031-242-05 0.14 R1 LDR 6986 PLUMAS ST NICE
1060 | 032-042-35 0.15 R1 LDR 6880 BLACK OAK ST NICE
1061 | 032-042-36 0.15 R1 LDR 6890 BLACK OAK ST NICE
1062 | 032-043-85 0.16 R1 LDR 3115 KNOB ST NICE
1063 | 032-043-94 0.18 R1 LDR 3080 SPRINGE ST NICE
1064 | 032-051-38 0.16 R1 LDR 3346 KNOB ST NICE
1065 | 032-051-39 0.14 R1 LDR 3356 KNOB ST NICE
1066 | 032-051-40 0.15 R1 LDR 3366 KNOB ST NICE
1067 | 032-051-41 0.17 R1 LDR 3376 KNOB ST NICE
1068 | 032-051-43 0.17 R1 LDR 3396 KNOB ST NICE
1069 | 032-051-50 0.14 R1 LDR 3466 KNOB ST NICE
1070 | 032-052-10 0.16 R1 LDR 3325 KNOB ST NICE
1071 | 032-052-43 0.17 R1 LDR 3315 KNOB ST NICE
1072 | 032-052-51 0.15 R1 LDR 3255 KNOB ST NICE
1073 | 032-052-52 0.16 R1 LDR 3265 KNOB ST NICE
1074 | 032-052-53 0.15 R1 LDR 3271 KNOB ST NICE
1075 | 032-052-54 0.18 R1 LDR 3275 KNOB ST NICE
1076 | 032-052-55 0.14 R1 LDR 3295 KNOB ST NICE
1077 | 032-052-57 0.15 R1 LDR 3329 KNOB ST NICE
1078 | 032-052-58 0.14 R1 LDR 3333 KNOB ST NICE
1079 | 032-052-59 0.15 R1 LDR 3337 KNOB ST NICE
1080 | 032-052-60 0.15 R1 LDR 3341 KNOB ST NICE
1081 | 032-052-61 0.18 R1 LDR 3345 KNOB ST NICE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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1082 | 032-052-62 0.17 R1 LDR 3349 KNOB ST NICE
1083 | 032-052-63 0.16 R1 LDR 3353 KNOB ST NICE
1084 | 032-052-64 0.17 R1 LDR 3346 SPRINGE ST NICE
1085 | 032-071-42 0.18 R1 LDR 6951 BROADWAY NICE
1086 | 032-083-33 0.17 R1 LDR 6822 BROADWAY NICE
1087 | 032-083-37 0.16 R1 LDR 6882 BROADWAY NICE
1088 | 032-111-22 0.18 R2 MDR 6815 KEELING AVE NICE
1089 | 032-112-07 0.14 R2 MDR 6768 KEELING AVE NICE
1090 | 032-121-72 0.18 R1 LDR 3354 E STATE HWY 20 NICE
1091 | 032-121-73 0.14 R1 LDR 3241 SPRINGE ST NICE
1092 | 032-121-79 0.18 R1 LDR 3331 SPRINGE ST NICE
1093 | 032-121-80 0.17 R1 LDR 3321 SPRINGE ST NICE
1094 | 032-151-43 0.16 SR SRe 3973 LAKEVIEW DR NICE
1095 | 032-161-32 0.14 R1 LDR 6645 HUDSON AVE NICE
1096 | 032-162-22 0.17 R1 LDR 6752 HUDSON AVE NICE
1097 | 032-222-15 0.17 R1 LDR 4494 E STATE HWY 20 NICE
1098 | 032-242-41 0.15 R2 MDR 3230 LAKESHORE BLVD NICE
1099 | 032-251-03 0.17 R2 HDR 3410 BEACH ST NICE
1100 | 032-251-20 0.17 R2 HDR 3400 BEACH ST NICE
1101 | 032-271-11 0.18 R1 LDR 4040 LAKEVIEW DR NICE
1102 | 032-271-12 0.15 R1 LDR 4050 LAKEVIEW DR NICE
1103 | 032-271-13 0.14 R1 LDR 6730 LANGE WY NICE
1104 | 032-271-17 0.16 R1 LDR 4100 LAKEVIEW DR NICE
1105 | 032-291-35 0.16 R1 LDR 4152 MANZANITA DR NICE
1106 | 032-291-39 0.15 R1 LDR 4266 LAKEVIEW DR NICE
1107 | 032-292-05 0.14 R1 LDR 4114 MANZANITA DR NICE
1108 | 032-301-60 0.15 R1 LDR 4412 LAKEVIEW DR NICE
1109 | 032-312-21 0.14 R2 MDR 4467 E STATE HWY 20 NICE
1110 | 032-312-31 0.14 R1 LDR 4447 HUTCHINS RD NICE
1111 | 032-331-15 0.15 R1 LDR 7047 BLACK OAK ST NICE
1112 | 032-331-17 0.14 R1 LDR 7077 BLACK OAK ST NICE
1113 | 032-332-11 0.15 R1 LDR 7052 BLACK OAK ST NICE
1114 | 032-332-15 0.15 R1 LDR 6982 BLACK OAK ST NICE
1115 | 032-332-17 0.14 R1 LDR 6962 BLACK OAK ST NICE
1116 | 032-332-18 0.14 R1 LDR 6952 BLACK OAK ST NICE
1117 | 032-332-31 0.17 R1 LDR 3369 KNOB ST NICE
1118 | 003-033-20 0.18 R1 LDR 9765 MENDENHALL AVE UPPER LAKE
1119 | 004-058-28 0.16 R1 LDR 545 FIRST ST UPPER LAKE
1120 | 004-065-43 0.17 R1 LDR 562 CLOVER DR UPPER LAKE

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints
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1121 | 027-182-14 0.16 R1 LDR 590 SECOND ST UPPER LAKE
1122 | 027-183-33 0.16 R1 LDR 740 CLOVER VALLEY RD UPPER LAKE
1123 | 027-183-57 0.18 R1 LDR 610 SECOND ST UPPER LAKE
1124 | 027-195-10 0.18 R2 MDR 9568 WASHINGTON ST UPPER LAKE
1125 | 027-214-02 0.14 RR MDR 9280 BRIDGE ARBOR N UPPER LAKE

Moderate Income Housing Mapping by Community

The following pages include mapping of the inventory of available moderate income housing listed on
Eleven maps are included for the following unincorporated

the previous pages of this attachment.
communities of Lake County:

Clearlake Oaks
Clearlake Riviera

Hidden Valley Lake

Kelseyville
Lower Lake
Lucerne
Middletown
North Lakeport
Nice

Soda Bay

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental constraints

B-30



LAKE COUNTY HOUSING ELEMENT APRIL 2012

| |
Legend

Moderate Income Parcels

EF:H Community Growth Boundaries

r oy

= CLEARLAKE OAKS

B-31



LAKE COUNTY HOUSING ELEMENT APRIL 2012

-l

Legend

Maoderate Income Parcels

[:ﬂ Community Growth Boundaries

e RS
f T

@ AR (;7%

g

B-32



LAKE COUNTY HOUSING ELEMENT APRIL 2012

L 8 |

Legend

Moderate Income Parcels

[:ﬂ Community Growth Boundaries

.'
-

—

4

ERRIOGE | [ )L

LT H:.I]T_ Fi

';

Y —— HIDDEN VALLEY

B-33



APRIL 2012

ATEl ||

TINAIT VA ="

| e
L L 2
1]
il - 1 — .
| r .\.......
< ol =
e - :
= /4 =
o L | <
! o |r|.... T ¥ # ...

D5k=d

= LSVEATING |

Moderate Income Parcels

[:ﬂ Community Growth Boundaries

Legend

1BIGVAL ‘ EY

__|SANDERS

LAKE COUNTY HOUSING ELEMENT

KELSEYVILLE

B-34

GO ST




LAKE COUNTY HOUSING ELEMENT

APRIL 2012

. S ]

.'Legend

| City of Clearlake

Moderate Income Parcels

H"JE L
L

EF:H Community Growth Boundaries

NPRSH VIEW

T H A

I
L CTTTTTTIT TS
2

TN
T\

s

TS

fﬁﬁ}IrIFF{r'ﬂ|i+F}{++é++%Hl M T T ITHTATI

2| T P (il

e R e

BETZ

P IR R P o

S T ]
Dol ’

B-35

Ciayion Greal

LOWER LAKE




LAKE COUNTY HOUSING ELEMENT

APRIL 2012

S
o2,

3 8
o
N

SN,
o 08 {xl AL A

&

i
e ]

B-36

Legend

Maoderate Income Parcels

E":_’, Community Growth Boundaries

‘_x.. 1 -4_'b !

.
.-'_II II|

SN

! AT
- | [T 2 | - . .
[T aresdoRe | ]r’ WS

|4 'i. l. .




LAKE COUNTY HOUSING ELEMENT APRIL 2012

[— = n B
Legend hy \
T, -
Moderate Income Parcels J{,\r”\\x;’“
[:ﬂ Community Growth Boundaries \

B-37



LAKE COUNTY HOUSING ELEMENT APRIL 2012

L [ o —
Legend

MACKIE |

Moderate Income Parcels

f -H:- Community Growth Boundaries

City of Lakeport

P Hlll:ll{':l'{f

e
i

CAE(ELILS

'?f\. Y

I

I:LIP,VI.:-

EL T

£,

NORTH LAKEPORT

B-38



APRIL 2012

LAKE COUNTY HOUSING ELEMENT

Maoderate Income Parcels

E":_F, Community Growth Boundaries

LAKESHORE

! o
L ” ;
g ¥ F 7
" ,
h K
B - iy
- 4 y
2 .
FR
B

|
| I.J|I[.I_‘_,I.J|

. _mmpm ..\b

i lnl:-l = 5
..l.‘*\h-t .......,._n. 4
ﬁbtt.r.

B-39



LAKE COUNTY HOUSING ELEMENT APRIL 2012

Legend

Moderate Income Parcels
i U Community Growth Boundaries

B-40



LAKE COUNTY HOUSING ELEMENT

APRIL 2012

q_,_g_r-
1

I

ELH MO MTAIM

Legend

Maoderate Income Parcels

E":_F, Community Growth Boundaries

.II I

7 _,'
S =

b

|

(EAGLIE

]

| =

Tiloi, /

B-41




LAKE COUNTY HOUSING ELEMENT APRIL 2012

B-42



	Section 0 TOC & Introduction.pdf
	Section 1 Policy Document
	Section 2 Affordable Housing Site Inventories
	Section 3 Housing Needs Assessment
	Section 4 Resource Inventory
	Section 5 Potential Housing Constraints
	Section 6 Status & Evaluation
	Appendix A Public Participation
	Appendix B Moderate Income Housing Index and Maps

