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DATE: June 9, 2008

TO: Board of Supervisors A
FROM: Larry Appel, Deputy Director Planning Services
SUBJECT: 2008 Housing Element Response Letter from HC

Attached for your review, is a copy of the letter received from HCD regarding their initial review
of the County’s 2008 Housing Element. On April 1, 2008, the Board of Supervisors accepted the
draft 2008-2013 Housing Element Update for submittal to the California Department of Housing
and Community Development (HCD) for their review. On June 2, 2008 HCD responded with a
letter that stated the Element adequately addressed many statutory requirements; however,
revisions would be necessary to bring it into compliance with State law and receive its

Certification.

Staff will be recommending the BOS adopt the current version of the Housing Element at its July
1, 2008 meeting to meet as closely as possible the statutory June 30, 2008 deadline. HCD made
extensive comments on the draft document that will require additional information, and
extensive research. Working collaboratively with HCD, staff will respond to HCD’s comments
and the Element may require revisions that can take place following its adoption. Staff will
bring back to the Board any proposed amendments for discussion prior to sending for formal
review to HCD. Once the County submits revisions for a formal review, HCD has 60 days to
reply. Therefore, based on a review of the comments received and subsequent discussions with
HCD staff, it is anticipated that the County will submit revisions no later than September and

estimate completion of certification by this calendar year.
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STATE.QF CALIFORNIA-BUSINESS, TRANSPORTATION, AND HOUSING AGENCY,
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

DIVISION OF HOUSING POLICY DEVELOPMENT

1880 Thiry Shree!, Room 430

2.0 Box REI0E

Sacremenic, CA Bd252.2053
{918 A2LT178 FAX (818) 272043

TELFAX TRANSMITTAL FORM
TO: Mr, David Storer Fax Phone: (530} '326-5730
County of El Dorado Phone Number
FROM: Melinda Coy FAX Number: 818-327-2643

Voice Number: 516-445-5307
E-Mall: mcoy@hed.ca.gov

Date : June 2, 2008 No. of Pages (Including Cove): 11

Subject: Review of the County of El Dorado’s Draft Housing Element Jpdate

Comments:
1 Confidential ] Per Your Reques:
Urgent/Hand Carry ] Please Comment
Information L. Original Will Folicw

h:'\fax cover.doc
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
DIVISION OF HOUSING POLICY DEVELOPMENT
1800 Third Streal, Sulte 430 '

P. Q. Box 852053

Sacramaento, CA 842522083

{918) 323-3177 / FAX (915) 327-2642
W hcd . ca.gov

June 2, 2008

Mr. David Storer, Interim Assistant Chief Administrative
Officer Development Service Director

County of El Dorado

2850 Falrlane Court

Placerville, CA 95667

Dear Mr. Storer:

RE: Review of the County of El Dorado’s Draft Housing Element U sdate

Thank you for submitting El Dorado's draft housing element update recelved for review
on April 4, 2008. The Department is required to review draft housing elements and
report the findings to the locality pursuant to Government Code Section 85585(b), A
telephone conversation with Mr. Larry Appel, Deputy Director of Planning Services,
Ms. Joyce Aldrich, Program Manager, Ms. Shawna Purvines, Senior Plz nner,

Ms. Paula Frantz, Deputy County Council, and Mr. John Douglas, the Cunty's
Consultant, on May 29, 2008, facilitated the review.

The draft element addresses many statutory requirements; however, revisions will be
necessary to comply with State housing element law (Article 10.6 of the Government
Code). In particular, the element must include analyses of the adequagcy of identified
sites to accommodate the regional housing need for lower-income houssholds, zoning for
a variety of housing types and potential governmental constraints. These and cther
revisions needed to comply with State law are described in the enclosed Appendix.

The Department stands ready to facilitate the County’s efforts to bring the element into

compliance with State housing element law. i you have any questions r would like to
schedule a meeting, please contact Melinda Coy, of our staff, at (916) 445-5307.

Sincerely,

o ¥/
W%Q (el

Cathy E. S/reswell
Deputy Director

Enclosure
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APPENDIX
EL DORADO COUNTY

The following changes would bring El Dorado's housing element into com sliance with
Article 10.8 of the Government Code. Accompanying each recommendec change, we cite the
supporting section of the Government Code.

Housing element technical assistance information is available on the Depurtment’s website at
www.hcd.ca.govhpd. Refer to the Division of Housing Policy Development and tha section
pertaining to State Housing Planning. Among other resources, the Housir g Element section
contains the Department’s [atest technical assistance tool Building Blocks for Effective Housing
Efements (Building Blocks) available at http://mww.hed.ca.gov/hpd/housing_element/index.html.
the Department's publication, Housing Element Questions and Answers (138 & As}, and the
Government Code addressing State housing element law and other resourcas,

A. Review and Revision

Review the previous element to evaluate the appropriateness, effectivi:ness, and progress
in implementation, and reflect the resulls of this review in the revised element

(Section 65588 (a} and (b)).

While the element does provide some description of the County’s prog ‘ess towards
meeting past housing element objectives, it should provide a thorough analysis of
accomplishments for all programs, including quantifiable results where possible and
evaluate why some objectives were not met, For example;

Measure HO-F: The element indicates the program was completed bt does not give any
information on how many second dwelling units or mobilehomes were allowed as a result of

this program.

Measure HO-I: The element should describe and analyze the resulté for the first round of
the TIM off-set fee program.

Measure HO-M: While the element states that objectives have been met, no discussion is
included on the actual accomplishments.

Measure HO-W: The element should describe the first time homebuye - program and
include information on how many households have been assisted.

B. Housing Needs, Resources, and Constraints

1. Include an analysis of poputation and employment trends and docu mentation of
projections and a quantification of the Jocality's existing and project 2d needs for all
income levels, including extremely low-income households (Sectior 65583(a)(1)).

Extremely Low-Income — The element did not address this requirerient. In accordance
w'th Chapter 891, Statutes of 2006, the element must quantify exis'ing and projected
extremely low-income household’'s and analyze their housing needs. The element may
either use available Census Data to calculate number of extremely iow-income
households, or presume 50 percent of the very low-income households qualify as
extremely low-income households. This analysis is essential to fornulating specific
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policies and programs to assist in the development or preservation of housing for
extremely low-income households. To assist the analysis, see the anclosed
Comprehensive Housing Affordability Strategy (CHAS) data and Department's sample
analysis from the Building Blocks’ weabsite at m:www,hod ca govhpdMousit 5_aiement/scraends_hn,pet!.

2. Include an analysis and documentation of household characteristic::, Including level of
payment compared to abllity to pay, housing characteristics, includig housing stock
condition {Section 65583(a)(2)).

The element should quantify and analyze the level of overpayment ‘or all households.

in addition the element uses data from a housing conditions survey completed in 1995
to demonstrate the total number of units in need of rehabilitation and replacemant. An
updated estimate should be provided and could be based on a mor:a recent windshield
survey or sampling, estimates from the local building depariment, knowledgeable
builders/developers in the community or nonprofit housing develope rs or organizations,
or a combination of strategies including uses of census data for age of housing stock, or
housing units Lacking Complete Plumbing Facilities. Additional infcrmation is included
in the Building Blocks’ website section on Housing Stock Characteristics at
http://www.hcd.ca.gov/hpd/housing_element/screen07 hn.pdf.

3. Include an inventory of land suitable for residential development, including vacant sites
and sltes having the potential for redevelopment, and an analysis oi the relationship of
zoning and public facilities and services to these sites (Section 655133(a)(3)). The
inventory of land suitabie for residential development shall be used ‘o identify sites that
can be developed for housing within the planning period (Section 61:583.2).

Ei Dorado County has a regional housing need of 8,044 housing un ts, of which 4,009
units are for lower-ingome households. To address this need, the e'ement relies on a
vacant sites, second units and potential mixed-use development in ;ommercial zones.
To demonstrate the adequacy of these sites and strategies to accorimodate the
County's share of the regional housing need, the element must inclitde more detailed

anzlyses, as follows:

Progress toward the RHNA — Tables B-1 and B-2 Indicate that 117 ninits affordable to
very low- and low-income households have been built or are under onstruction or
approved, The element must describe the methodology used to credit the units toward
the RHNA for very low- or low-income households based on the act1al sales prices or

rent levels of the units,

Realistic Capacity — The inventory utilizes commercial sites for mixe 2 use development
to meet approximately half of the County’s need for lower-income households. Further,
the element describes the inventary assumes only 10 percent of maximum capacity on
commercially zoned sites because the County has never processed a mixed-use project
{page 121). However, itis unclear how this capacity assumption wes incorporated into
the land inventory. For example, the inventory continues to utilize the current maximum
allowable density in the comrmercial zone to calcu'ate site capacity. The element should
describe the methodology for determining the realistic potential for rasidential
development on commercial sites (e.g.. of the 1,118 acres designat::d as commercial,
approximately how many o what percentage of those sites are expe¢ cted to include
residential development within the planning period) and describe ani analyze the
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methodology for determining the realistic unit capacity on those sit3s during the
planning period (e.g., sites zoned for commaercial expected to achiuve a density of 24
units/acre). For commercial sites allowing residential, the analysis should specificalty
account for the extent to which uses other than residential are allovved and contain
programs to assure realistic capacity will be maintained throughou' the planning period.

Second Units — The element assumes 255 second units will be aveilable for lower-
income households based on recent development trends. The anelysis should also
describe the methodology for affordability assumptions.

Small Sites — Many sites in the inventory are less than a half acre. The element must
include an analysis of smaller sites, demonstrating their potential rusidential
development capacity, potential of consolidation and abillity to faciliiate housing for
lower-income households in the planning period. The efement coud use past or current
development trends to facilitate this analysis. This is particularly iniportant given the
dependence on small sites to accommodate the County’s share of the RHNA and
necessary economies of scale to facilitate development of housing affordable to lower-
income households. For example, most assisted housing developinents utilizing local,
State or federal financial resources include at least 40 units,

Environmental Constraints — While the element describes county-wide environmental
constraints (page 54) and notes identified sltes accounted for slope:, and some
biological constraints it should include a general analysis of the full range of known
environmental constraints, such as conservation easements and floodplain, that could
impede development in the planning period.

Sles with Zoning for a Variety of Housing Types — The housing ele ment must
demenstrate the availability of sites, with appropriate zoning, that will encourage and
facilitate a variety of housing types, including, supportive housing, single-raom
occupancy (SRO) units, emergency shelters, and transitional housng. An adequate
analysis should, at a minimum, identify whether and how zoning districts explicitly allow
the uses, analyze whether zoning, development standards and permit procedures
encourage and facilitate these housing types. If the analysis does not demonstrate
adequate zoning for these housing types, the element must include: implementation
actions to provide appropriate zoning.

For SROs: The element must identify whether SROs are explicitly sermitted in the
zoning ordinance and, if so, analyze how development standards encourage and
facilitate the use. If SROs are not explicitly permitted, then the elerment should include a

program to provide appropriate zoning.

For Emergency Shelters: The element ) s homeless shelter: may be defined as
community care facilities. However, thfe City should be aware of re sent amendmerts to

housing element law (Chapter 633, Stat 2007 [SB 2]) requiring, among other
things, the identification of a zone(s) where emargency shelters are permitted without 2
conditional use permit (CUP) or other discretionary action and perryit transitional and
supportive housing as a residentia! use and only subject to those rustrictions that apply
to other residential uses of the same type in the same zone. The [ epartment has
enclosed a copy of the S8 2 technical assistance memo to assist it addressing this

statutory requirement.
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For Transitional and Supportive Housing. The element did not addrass this requirement
and must identify whether and how zoning districts explicitly allow tt-e uses, analyze
whether zoning, development standards and permit procedures encourage and facilitate
these housing types. Pursuant to Chapter 633 transitional and supportive housing must
be permitted as a residential use and only subject to those restricticns that apply to
other residential uses of the same type In the same zone.

4. Analyze potential and actual governmental constraints upon the ma ntenance,
improvement, and development of housing for all income fevels, Inc'uding land-use
controls, building codes and their enforcement, site improvements, ‘ees and other
exactions required of developers, and local processing and permit proceduras. The
analysis shall also demonstrate local efforts (o remove governmentil constraints that
hinder the locality from meeting its share of the regfonal housing ne2d in accordance
with Section 85584 (Section 65583(a)(5)).

Fees and Exaction — The elemant describes typical fees at approximnately $70,000 to
$100,000 per unit, concludes fees are a constraint to development .and mentions
programs such as a fee waiver program. However, given the magritude of the
cumulative fees and impacts on development costs, the element must include a detafied
analysis of fees to guide and strengthen programs to address fees as a constraint. Far
example, Traffic impact Mitigation (TIM) Fees are a significant portion of typical fees
and while the element mentions they vary by single- and muiti-famiyy, the element
should identify the range of the fee for single- and multi-family, separately. 'n addition
the element should include an analysis of the impact of the TIM fees for housing types
such as second units, transitiona! housing, supportive housing, housing that serves
persons with disabilities, housing for the elderly and mixed-use whi:h typically have a
reduced impact on traffic and transportation systems. A detailed aralysis of fees is a
crucial component of the housing element, particularly since a majcrity of vacant
multifamily zoned sites on the west slope are in ageasIere the fes are higher (page
46}, Depending on the results of this analysis W= need tc add or strengthen
programs to address this constraint.

On/Off-Site Improvements = While the element describes the Desi¢in and Improvement
Standards Manual, it should identify actual standards (i.e., street w dths, ete.) and
analyze them for potential impacts on the cost and supply of housing.

Constraints on Persens with Disabilities — The element mentions tF 2 draft reasonable
accommodation ordinance, how residential care facilities are permiited, and a full review
of constraints on persons with disabilities will be accomplished witk in three years of
adoption of the element as part of Measure HO-23. However, the lement must include
specific analyses of potential constraints on housing for persons with disabilities as part
of the housing element update. For example, the analysis should ijentify and analyze
spacing requirements, particular conditions that are applied to resicential care facilities,
requirements such as business licenses for on-site service and inc ude a detailed
discussionr of the County's family definition. Please see a sample : nalysis at
hitp:/fwww . hed.ca.qov/hpd/housing element/screen2? sh520.pdf.
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5. Analyze the opportunities for energy conservation with respect to rasidential
development (Section 65583(a)(8)).

The element states the County addresses energy conservation go::ls through Title 24
compliance, weatherization programs, and policies that encourage solar energy
technology. Given the importance of promoting strategies to addre ss climate change
and energy conservation, this analysis could facllitate adoption of F ousing and land-use
policies and programs in the housing element that meet housing ard conservation
objectives. Planning to maximize energy efficiency and the incorpcration of energy
conservation and greenbuilding features can contribute to reduced housing costs for
homeowners and renters. For example, the element could include incentives to
promote higher density housing along transit, encourage green bui'ding techniques and
materials in new and resale homes, promote energy audits and patticipation in utility
programs, and facilitate energy conserving retrofits upon resale of homes, Additional
information on potential policies and programs to address energy canservation
objectives is available in the Building Blocks’technical assistance tyol.

6. Analyze existing assisted housing developments that are eligible to changs to non-low-
income housing uses during the next 10 years due fo termination o subsidy contracts,
mortgage prepayment, or expiration of use restrictions (Sections 6¥583(a)(8) through

65583(a)(9)(D)).

While the element does not identify any units currently at-risk withir the planning period,
information received from California Housing Partnership Corporatinn indicates one
complex Diamond Springs Apartments, have affordability terms which may have expired
In 2004. The element must include an analysis of the potential risk of conversion of
these units including a cost estimate of replacing the at-risk units, a list of entities with
the capacity to acquire at-risk developments and potential funding resources, This
analysis will assist in the development of appropriate programs targeted to preserve
these units. For further information on meeting this requirement, pl:ase refer to the
*at-risk” section of the Department’s Building Bfocks' website. To assist with the
analysis, the Department has enclosed a copy of at-risk information and a sample

analysis.

C. Quantified Objectives

include and estimate of the number of housing units, by income categcry, including
extremely low-income, that can be constructed, rehabilitated, and conserved over & five-
year time period (Section 65583(b)).

While the element includes obiectives for very low-, low-, moderate- and above mederate-
income househol!ds (page 78), pursuant to Chapter 891, Statutes of 2016 (AB 2634), it
must also include objectives for extremely low-income households.
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D. Housing Programs

1. Include a program which sets forth a five-year schedule of actions t3e local government
is undertaking or intends to undertake to Implement the policies ant’ achieve the goals
and objectives of the housing elemeant through the administration of land-use and
development controls, provision of regulatory concessions and incetives, and the
utitization of appropriate federal and State financing and subsidy prygrams when
available. The program shall include an identification of the agencies and officials
responsible for the implementation of the various actions (Section 65583(c)).

Programs must be revised to include specffic timelines or milestones, specific
objectives, quantified when possible; and description of the County’s specific role in
implementation. To fully address the program requirements of Govemment Code
Section 65583(¢)(1-6) programs i¢ be revised include, but are not linited to:

Measure HO-3: Provide specific timeframes for updating the capita improvement
programs.

Measure HO-6: The program (page 43) should commit to establigsh specific design
review standards for multifamily housing and developing a process tor fast-tracking
approvals,

Measure HO-8: Describe how the County will work with the Tahoe Regional Planning
Agency and the role of the County during the Tahoe Regional Plan update.,

Measure HO-10: Clarify how the County will prioritize the developmant review process
for projects that provide housing for very low- and low-income households, and when

this process will be implemented. [t should also include subsequent actions to monitor
the effectiveness of this program and subsequent actions should thi: program not meet

state objectives.

HO-15: Clarify what the public information program will entail, how the approval and
status of employee housing will be tracked, and describe the timefranes for

implementation,

Measure HO-16: Describe the types of incentives to be offered in the planned
development combining district to encourage the inclusion of a varie:y of hausing types.

Measure HO-17: Identify the sources of funding that will be used to support a first-time
homebuyer program, and when the County will apply for these funds.

Measure HO-18: Provide specific objectives on the number of units expected to be
rehabilitated throughout the planning period, and clarify if weatherizetion services are

part of the rehabilitation program.

Measure HO-24: Describe when the County will provide education ¢n homelessness,
and when the continuum of care update will be completed.
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Measure HO-30: Per conversations \@ith City stéff, this program is -tended to mitigate
the impact of requiring economic analysisstudies through the deve spment of a mode!

study which projects can then use to tier off of. The program shouil clarify this intent,
and identify the funding program which will assist to off-set the cost of this analysis for
housing affordable to lower-income households.

2. Identify adequate sites which will be made avallable through approyriate zoning end
development! standards and with public services and facilities needud to facilitate and
encourage the development of a variety of types of housing for all income levels,
inciuding rental housing, factory-built housing, mobifehomes, and emergency shelters
and transitional housing, Where the inventory of sites, pursuant to saragraph (3) of
subdivision (a), does not identify adequate sites to accommodate tt e need for groups of
all household income levels pursuant to Section 65584, the prograri shall provide for
sufficient sites with zoning that permits owner-occupied and rental multifamily residential
use by right, including densily and development standards that coud accommodate and
facilitate the feasibility of housing for very low- and fow-income hou.seholds
(Section 65583(c)(1)).

As noted in finding B3, the element does not include a complete site inventory or
analysis and therefore, the adequacy of sites and zoning were not ¢stablished. Based
on the results of & complete sites inventory and analysis, the County may need 1o add
or strengthen programs to address a shortfall of sites or zoning ava lable to encourage a

variety of housing types.

For your information, where the inventory does not identify adequat? sites pursuant to
Government Code Sections 65583(a)(3) and 65583.2, the element nust provide a
progrem to identify sftes in accordance with subdivision (h) of 6558:1.2 for 100 percent
of the remaining lower-income housing need with sites zoned to pe:mit owner-occupied
and rental multifamily uses by-right during the planning period. These sites shall be
zoned with minimum density and development standards that permt at least 16 units
per site at a density of at least 20 units per acre. Also, at least 50 percent of the
remaining need must be planned on sites that exclusively allow residential uses. In
addition, the following programs should be revised:

Measure HO-27 should describe the densities that will be allowed ir: mixed-use
developments, any development standards that will be requires such as residential
commercial use ratios, and the types of incentives the County will iriptement to
encourage residential development on the identified sites.

Furthermore, as noted in finding B3 the element must now comply with the provision of
Chapter 633, Statutes of 2007 (S8 2). Therefore Measure HO-25 rist be updated to
identify zones the County is considering where emergency shelters will be permitted
without 8 CUP or other discretionary action and commit to permit transitional and
supportive housing as a residential use and only subject to those restrictions that apply
to other residential uses of the same type in the same 2one. For yc ur assistance,
please see the enclosed SB 2 technical assistance memo to assist in addressing this

statutory requirement,
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3, The housing element shall contain programs which "assist in the development of
edequate housing to meet the needs of extremely fow-, fow- and muderate-income
households (Section 65583(c)(2)).

In accordance with Chapter 891, Statutes of 2008, the element must include programs
to assist the development of extremely low-income households, Pragrams should be
modified or added to specifically assist in the development of a vari sty of housing types
to meet the needs of these households.

4, The housing element shall contain programs which "address, and where appropriate
and legally possible, remove governmental constraints to the maintanancs,
improvement, and development of housing” (Section 65583(c)(3)).

As noted in finding B4, the element requires a more detailed analys's of potential
governmental constraints. Depending upon the results of that analysis, the County may
need to strengthen or add programs and address and remove or mitigate any identified
constraints. In addition, the programs HO-4, HO-9, and HO-31 mu:t be strengthened to
address potential constraints due to the TIM as follows:

Measure HO-4: Describe how the County will promote the use of ttis program and
[dentify the subsequent actions it will pursue should the TIM fee imrede the |
development of housing affordable to lower-income households.

Measure HO-8: One of the functions of this program could be to ofi-set development
impact fees (page 44). However, this use is not included in the program.

Measure HO-31: Describe how the Cotunty will encourage programs that will result in
improved levels of service on existing roadways, the steps required to allow for
reductions in the TIM fee, and subsequent actions it will pursue gshould the study not
result in the reduction of impact fees for mixed-use developments.

5. The housing program shall promote equal housing opportunities for all persons
regardiess of race, religion, sex, marital status, ancestry, national o.9gin or color

(Section 65583(¢)(5)).

The element did not address this requirement. The element should include specific
commitment to disseminate fair housing information throughout the County in a variety
of public locations and fo establish a process to refer or resclve fair housing complaints.

6. The housing progrem shall preserve for fow-income household the assisted housing
developments identified pursuant to paragraph (8) of subdivision (a'. The program for
preservation of the assisted housing developments shall utilize, fo {1e extent necessary,
all available federal, state, and local financing and subsidy programs identified in
paragraph (8) of subdivision (a), except where a community has ot} er urgent needs for
which alternative funding sources are not available. The program nivay include
strategies that involve local regulation and technical assistance (Sestion 65583(c)(6)).

Pursuant to finding A6, the element requires 2 more detailed analysis of units at-risk.
Depending on the results of that analysis, the County may need to strengthen
programs, to include specific actions to address the potential loss o’ units. For
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exampfe the element could include a program detailing the acquisit on/rehabilitation of
ond Springs Apartments as described in the Department's zonversation with
C Clgy taff The element should also include a program to quickly move forward if notices
convert to market-rate uses are received, The program could als ) include a
proactive tenant noticing and education strategy and commit to iden‘ifying funds that
may be available to preserve the units, Additional information and r2sources are
available at the California Housing Partnership Comporation (hitp.//w mw.chpc.net/).

E. Public Participation

Local governments shall make a diligent effort to achieve public particir, ation of alf
economic segments of the communily in the development of the housir.g element, and the
element shall describe this effort (Section 65583(c)(7)).

While the element includes a general description of workshops and not ce of meetings, the
element must describe haw the County has or will make a diligent effor to achieve the
involvement of all economic segments particularly low- or moderate-income households or
organizations that represent them in the working group or update process. For example,
the element should provide information on how public participation was encouraged (i.e.,
types of outreach, meetings, etc.), and any ongoing efforts to engage the public and
stakeholders in the implementation of the housing element. Finally, the element should
include a desceription of the effectiveness of public participation efforts (.e., number of
participants, general comments received, etc.) and describe how comm ents received were
incomorated into the housing element. The County should continue to engage the
community through the adoption of the housing element, by, prior to suamitting to the
Department, making revisions available with sufficient notice to commet and considering
and incorporating, where appropriate, comments, including strengthening policies and
programs. The Department has enclosed a sample analysis from the Fluilding Blocks’
website to further assist the County in addressing this requirement.



