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Introduction

State law recognizes the vital role that local governments play in the supplgffmndability of housing.

9FOK 20t 3I20SNYYSyiQa I20SNYyAy3I 062R& oO0Ay (GKS OF
required to adopt a comprehensive, lotigrm plan (the General Plan) for the physical development of

the city or county. This @h, the Housing Element, is one of the seven mandated elements of the

General Plan.

California Housing Element lg@overnment Code Section 65580hacted in 1969, mandates that local
governments adequately plan to meet the existing and projected housgegs of all economic

segments of the community. The law acknowledges that, in order for the private market to adequately
address housing needs and demand, local governments must adopt land use plans and regulatory
systems which provide opportunities fand do not unduly constrain, housing development. As a

result, housing policy in California rests largely upon the effective implementation of local General Plans
and, in particular, local Housing Elements.

An effective Housing Element provides the necgssanditions for preserving and producing an

adequate supply of affordable housing. Among other things, the Housing Element provides an inventory
of land adequately zoned or planned to be zoned for housing, certainty in permit processing procedures,
and acommitment to assist in housing development through regulatory concessions and incentives. In
addition to this fundamental framework the Housing Element update process provides a vehicle for
establishing and updating housing and lamsk strategies refléive of changing needsesourcesand
conditions.

The2022Del Norte County Housing Element Update was prepared by the Planning Division of the Del

Norte County Community Development Departmant the County's Consultant Teafthe Housing
Elementrepres¢ (&4 (GKS / 2dzyiéQa LY F2NJ I RRNBaaiAy3d (GKS K:
unincorporated areas of Del Norte County through JR680

Before it can go into effect the Del Norte County Board of Supervisors must approve the Housing

Element and the Catifnia Department of Housing and Community Development (HCD) must review

and certify it. Once finally approved by the Board of Supervisors and certified by HCD the Housing

9f SYSyld 0S02YSa Iy 2LISNIGAGS LINL 2F GKS [/ 2dzyieQa

Changes in State Housing Law Since Previous Update

The following items represent substantive changes to State housing law sinCetiyQ & f | &G | 2 dzi A
Element was adopted and certified.

Affordable Housing Streamlined Approval Process: Senate Bill 35 (2017)
SB 35 requires streamlined, ministerial review process, or objective design standards, for qualifying

multifamily, urban infill projects in jurisdictions that have failed to approve housing projects sufficient to
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project must incorporate one of two threshold levels of affordable housing: (1) 10 percent of the project

units in jurisdictions that have not approved housing projects sufficient to meet their RHNA for above
modeNJ G STAYy O2YS K2dzaAy3d 2N KIFI@S FILAE{SR (2 adzoYAld |y
law; or (2) 50 percent of the project units in jurisdictions that have not approved housing projects
AdzZFFAOASY G G2 YSSG (KSANI wihgoAdditiraaly) the Bduging Elefrei® S NI (0 St
must describe theCounty'sprocessing procedures related to SB 35.

Thezoning coderovides staff level review for all residential projeatish fewer than four units The
Countywill need to amend theoning codeo provide a streamlined option for SB8bialifying projects.
ProgramHEScommits theCountyto updating thezoning codewith these standards.

Additional Housing Element Sites Analysis Requirements: Assembly Bill 879 (2017)
and Assembly Bill 1397 (2017)
These bills require additional analysis and justification of the sites included in thénsiesory of the

Countyl 2dzAAy3 9fSYSyilid ¢KS 1 2dzaAay3a 9ftSYSyid YlIe 2yfe
previous housing element inventory and vacant sites included in two previous housing elements if the

sites are subject to a program that allows$aatiable housing by right. Additionally, the bills require
FRRAGAZ2YIE lylrfeara 2F y2yn@lOFlydG aixidisSa IyR I RRA
size restrictions on all sites. The Housing Element sites inver@bapfer 2has been prpared in

compliance with AB 879 and AB 1397.

Affirmatively Furthering Fair Housing: Assembly Bill 686 (2017)
AB 686 requires th€ountyto administer its housing programs and activities in a manner to

affirmatively further fair housing and not take any iact that is inconsistent with this obligation. The
Countymust take actions to overcome patterns of segregation, address disparities in housing needs and
access to opportunity, and foster inclusive communities. The Housing Element must include an
assessmeinof fair housing practices, an examination of the relationship of available sites to areas of
high opportunity, and actions to affirmatively further fair housing. This Housing Element includes
programs addressing fair housing and ABKectly and objecties to affirmatively further fair housing in
programs throughout the Elemeli$ee ProgranlEEEfor more informatior). Chapter 4 Affirmatively
Furthering Fair Housingncludes an analysis of fair housindgdal Norte County

No-Net-Loss Zoning: Senate Bill 166 (2017)

{. mMcc IYSYRSR GKS b2nbSiéin[24da NHzZ S (2 NBIljdzANBE (K
in the Housing Element ih@e sufficient sites to accommodate the unmet RHNA. When a site identified

Ay GKS 1 2daAaAy3 9tSYSyid a F@rAtlLotS G2 002YY2RI
developed for a higher income group, t®untymust either (1) identify, and mone if necessary, an

adequate substitute site or (2) demonstrate that the land inventory already contains an adequate

substitute site. This Housing Element has been prepared in accordance with{detdloss rule and

identifies sites that can accommodagb43sites in addition to theCounty'sRHNA requirement 386.

Chapter 4ncludes a detailed discussion of the sites inventory process.
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Safety Element to Address Adaptation and Resiliency: Senate Bill 1035 (2018)
SB 1035 requires the General Plan Safety Element to be reviewed and revised to include any new

information on fire hazards, flood hazards, and climate adaptation and resiliency strategies with each
revision of the housing element. ProgratIl of this Housing Element commits tiéountyto updating
the Safety Element within three years of certifying this Housing Element.

By Right Transitional and Permanent Supportive Housing: Assembly Bill 2162 (2018)

and Assembly Bill 101 (2919) 5 i ] ) ] L

AB 2162 requires th€ountyl 2 OKF y3IS Aua | 2yAy3 02 LINRYJARS |
for supportive housing. The bill prohibits t@®untyfrom applyinga conditional use permit or other
discretionary review to the approval of 100 percent affordable developments that include a percentage
of supportive housing units, either 25 percent or 12 units, whichever is greater. The change in the law
applies to site in zones where multifamily and mixed uses are permitted, including in nonresidential
zones permitting multifamily use. Tl@unty does not currently comply. ProgrédfQ commits the

County to revise the Zoning Codepermit transitional and supportive housing within all residential and
mixed-use zoning districts.

Additionally, AB 101 requires that a Low BarNavigation Center development be a use allowed by
right in mixeduse zones and nonresidential zones permitting multifamily uses if it meets specified
requirements. Th&€ountydoes not currently comply with this requirement. ProgralisQ @ommits

the Countyto update thezoning coddo allow low barrier navigation centers by right in areas zoned for
mixed use as well as nonresidential zones permitting multifamily uses.

Accessory Dwelling Units: Assembly Bill 2299 (2016), Senate Bill 1069 (2016),
Assembly Bill 494 (2017), Senate Bill 229 (2017), Assembly Bill 68 (2019), Assembly
Bill 881 (2019), Assembly Bill 587 (2019), Senate Bill 13 (2019), and Assembly Bill 671

(2019)
In recent years, multiple bills have added requirements for local governments related to Accessory

Dwelling Unit (®U) regulation. The 2016 and 2017 updates to State law included changes pertaining to
the allowed size of ADUs, permitting ADUs by right in at least some areas of a jurisdiction, and parking
requirements related to ADUs. More recent bills reduce the timestview and approve ADU

applications to 60 days and remove lot size and replacement parking space requirements. AB 68 allows
an ADU and a junior ADU to be built osiaglefamily lot, if certain conditions are met. The State has

also removed owneoccupaicy requirements for ADUSs, created a tiered fee structure that charges
ADUs based on their size and location, and prohibits fees on units of less than 750 square feet. In
addition, AB 671 requires the Housing Element to include plans to incentivize anurage affordable

ADU rentals. Th€ountydoes not fully comply with recent changes to ADU laws. ProgtBcommits

the Countyto update theZoring Codeas needed to comply with State law requirements for accessory
dwelling units.

Density Bonus: Assembly Bill 1763 (2019) and AB 2345 (2020)
. mMmTco |YSYRSR /FTEAFT2NYAlI Q4 RSyaAGe o02ydza I ¢
encourage 00 percent affordable housing projects, allowing developments with 100 percent affordable

aGoé
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housing units to receive an 80 percent density bonus from the otherwise maximum allowable density on

the site. If the project is within half a mile of a major trarstdp, a jurisdiction may not apply any

RSyaAride ftAYAG (2 GKS LINRe2SOG® !. Honp FdzNHKSNI FYS
projects with some ossite affordable housing to receive a density bonus of up to 50 percent.

Specifically, aesidential development is eligible for a 50 percent density bonus if 11 percent of the units

are very lowincome, 20 percent are losmcome units, or 40 percent are moderaitgcome units. The

affordable units must remain affordable for a minimum of 55rge#n addition to the density bonus,

qualifying projects will receive four regulatory incentives or concessions, depending on how much of the
development includes affordable units. Specifically:

1 One incentive or concession for projects that include astelO percent of the total units for
lower-income households, at least 5 percent for verydmasome households, or at least 10
percent for persons and families of moderateome in a common interest development.

1 Two incentives or concessions for progthtat include at least 17 percent of the total units for
lower-income households, at least 10 percent for very-ioaome households, or at least 20
percent for persons and families of moderateome in a common interest development.

9 Three incentives aconcessions for projects that include at least 24 percent of the total units for
lower-income households, at least 15 percent for verydoaome households, or at least 30
percent for persons and families of moderateome in a common interest developmen

9 Four incentives or concessions for projects where one hundred percent of all units in the
RSOSt2LIVYSYyids AyOfdzZRAYy3 G201t dzyAdG&d FyR RSyaAGe
units, are for lower income households, as defined by Section®&B@¥ the Health and Safety
Code, except that up to 20 percent of the units in the development, including total units and
density bonus units, may be for moderatecome households, as defined in Section 50053 of
the Health and Safety Code. For these gctg, if it is located within onbalf mile of a major
transit stop, the applicant also receives a height increase of up to three additional stories (33
feet).

The County'slensity bawuslaw (Section20.65) was adopted in 2014 and relies upon State requérgs
regarding eligibility andhe amount of density bonus and any incentivesrther, as the code states

that the density bonus or incentives(s) do not themselves require a general plan amendment, zoning
change, or other discretionary approvdhe zoimg code isonsistent with theequirements of AB 1763
or AB 2345.

Housing Crisis Act of 2019: Senate Bill 330
SB 330 enacts changes to local development policies, permitting, and processes that will be in effect

through January 1, 2025. SB 38aces new criteria on the application requirements and processing
times for housing developments; prevents localities from decreasing the housing capacity of any site,
such as through downzoning or increasing open space requirements, if such a decrafibpreciude

the jurisdiction from meeting its RHNA housing targets; prevents localities from establishing non
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objective standards; and requires that any proposed demolition of housing units be accompanied by a
project that would replace or exceed the tdotaumber of units demolished. Additionally, any

demolished units that were occupied by lowiacome households must be replaced with new units
affordable to households with those same income levels. The Housing Element must describe the
County'sprocessingprocedures related to SB 330. Please Gkapter 3 for more information.

ProgramHEQ commits theCountyto updating thezoning codeo reflect the development policies,
permitting, and processes required of SB 330.

Surplus Land Act Amendments: Assembly Bill 1486 and AB 1255 (2019)
AB 1486 refines the Surplus Land Act to provide clarity and further enforcement to increase the supply

of affordable housing. The bill requires ti@ountyto include specific information relating to surplus

lands in the Housing Element and Housing Element Annual Progress Reports, and to provide a list of
sites owned by the county that have been sold, leased, or etiserdisposed of in the prior year. AB
1255 requires the&Countyto create a central inventory of surplus and excess public land each year. The
Countyis required to transmit the inventory to the Department of Housing and Community
Development and to provalit to the public upon request. TH&ountyhas committed to transmitting

the required information to HCD each year with their annual report in Prodi&®.

Housing Information Transparency: Assembly Bill 1483 (2019)
AB 1483 requires th€ountyto publicly share information about zoning ordinances, development

standards, fees, exactions, surpfugblic lands, fair housing resources, and affordability requirements.
TheCountyis also required to update such information within 30 days of changes. The Housing Element

will reportontheCountyQda O2 YLIX Al yOS g A (K { KBVEsRciiidyjcdadmNSSReS y (i & ®
Countyto providing updated information on a range of housing issues through their website and at

County offices.

Emergency and Transitional Housing Act of 2019: Assembly Bill 139 (2019)
AB 139 established new criteria for evaluating the needs ohtiraeless population. The analysis must

assess the capacity to accommodate the most recent homeless-ipdiimie count by comparing that to

the number of shelter beds available on a yeannd and seasonal basis, the number of beds that go

unused on an avage monthly basis, and the percentage of those in emergency shelters that move to
permanent housingGhapter 1 subsection Persons Experiencing Homelessness). The bill also

established new parking standards for emergency shelters. Lastly, the bill etherélousing Element

to include a review of the effectiveness of the housing element goals, policies, and related actions to
YSSGAY3 GKS 2dzNR a RA Ol AGhapterar EvialuaBod afrelioukBedzéph Yy 3 Y SSR &

Standardization of Sites Invent ory Analysis and Reporting: Senate Bill 6 (2019)
SB 6 requires th€ountyto electronically submit the sites inventory to HCD. Twoaintywill submit the

final sites inventory to HCD with the adopted Housing Element. ProgiaRtommits theCountyto
submitting an electronic copy of the inventory to HCD.
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Evacuation Routes: Senate Bill 99 and AB 747 (2019)
Two recent bills, AB 747 and SB 99, reqthieeGeneral Plan Safety Element to be updated to identify

evacuation routes and their capacity, safety, and viability under a range of emergency scenarios and to
include information identifying residential developments in hazard areas that do not hdeasatwo
emergency evacuation routes. The bill requires these updates to occur with the 2021 Housing Element
Update. PrograntEll commits theCountyto updating to the Safety Element as necessary for

compliance with SB 99 and AB 747 during théi6using Element cycle.
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Chapter 1 p Needs Assessment

Government Code Section 65583(a) requires an assessment of housing needs and an inventory of
resources and constraints relevant to threeeting of these needs. This assessment includes an analysis
of population and employment trends and documentation of projections and a quantification of the

| 2dzyieQa SEAAGAY3T yR LINR2SOGSR K2dzaA yirbong SSRa
households, an analysis of household characteristics, overpayment, overcrowding, and housing stock
conditions, and an analysis of unitsrigk of conversion to markette.

Key Findings

1 Population. The County population increasdrbm 27,507 in 200@o 28,600 in 2010, before
decreasing slightly to 27,231 in 2020. This flattening of population growth in the 202D
period mirrors the general slowdown of the local economy

1 Employment.The industy sectos categorizedas "Educational Services and Heddre and
Social Servicésaind "Public Administrationfepresent nearly half (49 percent) of the workforce
in the unincorporated county reflecting a regional trend of most employment being generated
in the public sectarThese two industry sectoeecount br the vast majority of earnings in the
County. Wages in the County are lower than wages statewide across nearly every industry.

1 Unemployment.Between 2013 and 2019, both the County and the State experienced
decreasing unemployment rates that reached 5e9gent in the county and 4.2 percent
statewide. Due to the effects of the global pandemic however, unemployment rates rose in
2020.

1 HouseholdsIn 2019 the unincorporated county was home to 8,151 households, showing a
slight decrease at an annualized rate-0.1 percent from 2010. In 2019 approximately 5,615
households were owner occupied and 2,536 were renter occupied.

1 Overpaying and Housing Cosie impact of high housing costs falls disproportionately on
extremely low, very low, and lowincome houshbolds, especially renters. Within
unincorporated Del Norte County leimcome households make up 92 percent of those with a
cost burden of at least 30 perceat their household income

1 Overcrowding.While overcrowding impacts both owners amenters, renters are more
significantly impacted. In 2019, renter households were three times more likely than owners to
be overcrowded, regardless of household size.

1 Housing CostBetween 2012 and 2021, average home sales prices in Del Norte County
increased from $166,000 to $300,000.

T2 N
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1 Seniors.According to American Communities Survey estimates, of the 8,151 total households in
the unincorporated county, 2,315 (28 percent) are occupied by owner householders ages 65 and
over.

9 Affordable Housing atisk of @nversion.There are naaffordablehousingunits at-risk of
conversionto market rateduring the planning period.

Population and Employment

Population
After remaining stable from 1930 to 1940, the overall population of Del Norte County dodteden

1940 and 1950, and then doubled again between 1950 and 1960. This dramatic growth in population

was directly attributable to the expansion of the timber industry to meet the needs of thewarst

building boom. Increased mechanization in the timbetustry resulted in a drop in the countywide

LI2 Lddzt F GA2y 0SG6SSYy mdcn YR mMptnd ¢KS Hveddsz F GA2Y
growth in the government and services employment sectors, paired with an increase in retirees
relocatingtotheNBIA 2y 3~ Ol dzZASR GKS LR LJzZ | GA2Yy G2 AYyONBI as
recovered, and in fact surpassed, the prior peak population. From 1980 to 1990, the population of the
County continued to increase, by 22 percent, with most of thatwincoccurring after 1988, due to the
construction of Pelican Bay State Prison and the influx of new prison employees and their families.

More recently, the County population increased to 27,507 in 2000 and 28,600 in 2010, before
decreasing slightly to 2231 in 2020. This flattening of population growth in the 2020 period

mirrors the general slowdown of the local economy, in particular the housing sales and construction
market post2008.Table 1shows historical population growth in Del Norte County.

Table 1: Population Growth Trends

Year Countywide ‘ Change ‘ Cﬁgﬂ;?% Unincorporated Change Cﬁgﬂgil%
1980 18,217
1990 23,460 5,243 28.78%
2000 27,507 4,047 1.73% 20,160
2010 28,610 1,103 0.40% 20,967 807 0.40%
2020 27,231 -1,379 -0.48% 20,667 -300 -0.14%

Source: State of California, Department of FinaneePBpulation Estimates for Cities, Counties, and the State; 2041, with
2010 CensuBenchmark.

Recent population changes have not been as dramatic as past trends and this current trend of slowing

development is reflected in periodic population projections as illustratethinle 2 Table 2presents
past Del Norte County population projection from 2001, 2007, and 2013. Of note, the current
population projection for the year 2030 of 27,165 is the only projection showing a decrease in

population in the future. This supports the notion of sus&d lower than expected population growth
in Del Norte County. With the uncertainty of national and state real estate markets (and the economy in
general) growth trends beyond the current planning period remain uncertain.
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Table 2: Population Projections

2010 2015 2020 2025
Projections in 2001 31,50( 34,50( 36,80( 39,000
Projections in 2007 30,983 NA 36,077
Projections in 2013 28,67¢ 29,631 30,534
Projections in 2021 27,164

Source: California DOF, Interim Populatwojections (June 2001), Repott RJanuary 2007), and ReporiRJanuary 2013);
Department of Housing and Community Development, Regional Housing Need Determination, Del Norte County, Atta
2021.

Table3 compares population by age in Del NeGounty and the City of Crescent City. Generally, the
median age counide is higher (39.5hanin Crescent City (34.9)Vithin the unincorporated county,
a much larger proportion of the populationaser45 years old than in Crescent Ciiyhere morethan
48 percent of the population is between the ages of 25 and 44 years old.

Table3: Population by Age

Del Norte Crescent City, Percent of Unincorporated Percentof

County California Total County Total
Under 5 years 1,532 256 3.8% 1,276 6.1%
5to0 9 years 1,489 197 3.0% 1,292 6.2%
10 to 14 years 1,960 318 4.8% 1,642 7.9%
15 to 19 years 1,583 242 3.6% 1,341 6.4%
20 to 24 years 1,287 463 6.9% 824 4.0%
25 to 34 years 3,985 1888 28.3% 2,097 10.1%
35 to 44 years 3,718 1339 20.1% 2,379 11.4%
45to 54 years 3,250 632 9.5% 2,618 12.6%
55 to 59 years 2,187 405 6.1% 1,782 8.6%
60 to 64 years 1,777 251 3.8% 1,526 7.3%
65 to 74 years 2,870 336 5.0% 2,534 12.2%
75 to 84 years 1,248 228 3.4% 1,020 4.9%
85 years and over 609 121 1.8% 488 2.3%
Median age (years 39.5 34.9

Source: HCD RapprovedData PackageTable DP05, 2018019 ACS

Employment

The civilian workforce in Del Norte County is approximately 9,015 people with approximately 7,569 in

0KS dzyAYyO2NLR NI G§SR O2dzyied 2AGKAY (GKS dzyiAyO2 N1 NI
GSRAOFGA2Y It ASNDAOSAZ Ay NOBE! Of K SARNBE BRR OK2 &BILN
on LISNOSyld 2F GKS g2N] F2NOS Ay (GKS dzy AyO2NLIR2 NI (SR
accounts for approximately 19 percent. Together these two industries represent nearly half (49 percent)

of the workforce in the unincorporated county reflecting a regional trend of most employment being

generated in the public sector. Further employment by industry is presentédta 4.


https://data.census.gov/cedsci/table?q=DP05&g=0500000US06015_1600000US0617022&hidePreview=true&tid=ACSDP5Y2019.DP05
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Table4: Employment by Industry

Countywide| Percent| Unincorporated Percent

Estimate Estimate

Total: Civilian employed population 16 years and over 9,015 1009 7,564 1009
IAgriculture, forestry, fishing and hunting, and mining 400 4% 387 59
Construction 463 5% 439 69
Manufacturing 395 4% 270 49
Wholesale trade 110 1% 104 19
Retail trade 955 119 769 109
Transportation and warehousing, and utilities 140 2% 122 29
Information 90 1% 90 19
Finance and insurance, and real estate agrtal and leasing 257 3% 142 29
Professional, scientific, and management, and administrative g 492 5% 387 59
waste management services

Educational services, and health care and social assistance 2,673 309 2,247% 309
JArts, entertainment, andecreation, and accommodation and foq 1,067 129% 849 119
services

Other services, except public administration 406 5% 364 59
Public administration 1574 17% 1,404 199

Source: HCD Preapproved Data Package (2021), Table 4, ACS DPIR 2015

Table5 shows median annual earnings from jobs in individual industries, as well as an estimate of the
total annual wage earnings based on the employment numbers in Baleowth in wages and

earnings by industry can provide some insight into the reéatompetitiveness of an industry in a local
economy, as well as which industries have the potential for expansion. The indicator can also be used to
determine economic diversity.

Data suggests that Del Norte County suffers from a lack of economic tlivergerms of total annual
wages, the two largest industries, Educational Services and Health Care and Social Assistance ($94
million annually) and Public Administration ($86 million annually) account for the vast majority of
earnings in the County. Wagién the County are also lower than wages statewide across nearly every
industry.
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Table5: Wage Earnings by Industry, 2019

. California Del Norte County

Median Median Emplovmen Total Annual
Annual Annual ploy Wage Earning
. . Estimate .

Earnings |Earnings Estimate
Total: Civilian employed population 16 years and over $39,99¢ $31,484 9,015 $283,828,26
IAgriculture, forestry, fishing and hunting, and mining $24,464  $27,50( 400  $11,000,00
Construction $42,16] $44,204 463 $20,468,30
Manufacturing $50,49( $31,474 395  $12,432,62
'Wholesale trade $44,334 $24,264 110 $2,669,15
Retail trade $26,087 $18,79¢ 955 $17,952,09
Transportation and warehousing, and utilities $42,724 $43,461 140 $6,084,68
Information $73,234 $22,28] 90 $2,005,83
:22;2;6 and insurance, and real estate and rental and $59171 $28.83 257 $7.265.91
Professional, scientific, a_nd management, and administrative a $53.78] $19.00 497 $9.348.00
waste management services
Educationakervices, and health care and social assistance $42,62] $35,26] 2,673 $94,257,99
Arts, entertamment, and recreation, and accommodation $21.11{ $16.28] 1,067 $17.373.96
and food services
Other services, except public administration $25,60( $25,311 40€¢ $10,277,07
Public administration $65,61¢ $55,04 1572 $86,522,88

Source: 2019 American Community Surweér Estimates, Table B24031; Mintier Harnish, 2021.

Unemployment
Unemployment rates in the county have outpaced unemployment rates at the state level for some time.

While unemployment began to drop in California in 2011 it did not begin to drop in Del Norte County
until 2013 and did not drop below 10 percent until 20B&tween 2013 and 2019, both the County and

the State experienced decreasing unemployment rates that reached 5.9 percent in the county and 4.2
percent statewide. Due to the effects of the global pandemic however, unemployment rates rose in
2020. While unemloyment statewide rose steeply from 4.2 percent to 10.1 percent in 2020,
unemployment in Del Norte County increased from 5.9 percent to 9.5 percent. Unemployment rates are
shows in Tablé and on Figure 1.
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Table6: Unemployment Rates

Del Norte @unty California
Unemployment Rate Unemployment Rate
2000 7.3% 4.9%
2001 8.1% 5.5%
2002 8.8% 6.8%
2003 8.6% 6.9%
2004 8.1% 6.2%
2005 7.4% 5.4%
2006 6.8% 4.9%
2007 7.4% 5.3%
2008 8.8% 7.3%
2009 12.3% 11.5%
2010 13.5% 12.5%
2011 13.5% 11.9%
2012 13.7% 10.5%
2013 12.0% 9.0%
2014 10.2% 7.6%
2015 8.6% 6.3%
2016 7.5% 5.5%
2017 6.5% 4.8%
2018 5.8% 4.3%
2019 5.9% 4.2%
2020 9.5% 10.1%

Source: State of California, Employment Development Department, Labor Market Infariagtsis Tool, Local Area Profiles,
https://www.labormarketinfo.edd.ca.gov/
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Figure 1 Unemployment Rates
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Source: State of California, Employment Development Department, Labor Market Info Data Analysis Tool, Local Area Profiles,
https://www.labormarketinfo.edd.a.gov/

Household Characteristics

Number of Existing Households
In 2019 the unincorporated county was home to 8,151 households, showing a slight decrease at an

annualized rate of0.1 percent from 2010. In 2019 approximately 5,615 households were owner
occyied and 2,536 were renter occupied. Between 2010 and 2019 owner occupied households grew
while the number or renting households decreased. As of 2019 the majority of households throughout
the County are occupied by owner occupants as opposed to rentingetholds (69 percent to 31

percent countywide).

Table7: Household Growth and Distribution

Occupied Annual Annual Annual
Year | Households | Change % Owner Change % Renter Change %
1990 6,342
2000 7,592 2.09 5,334 2,258
2010 8,20( 0.8% 5,582 0.59 2,618 0.359
2019 8,15] -0.07Y 5,615 0.079 2,536 -0.359

Source: California HCD Data Package (November 2013), HCD Preapproved Data Package, ACS BZB:

Further,American Community Survepising tenure data for 201iddicates that ownership rates are

guite high in many of the Census Designated Places (CDPs) throughout the county. In Hiouchi, for
instance, 100 percent of households are occupied by owner occupants. Similarly high, 87 percent of the
households in Fort Dk are owner occupied. Ownership rates are lowest in Klamath CDP (62 percent),
similar to the County average of 69 perceithile this data is indicative of higher ownership rates in

these areas, the County believes the data is an overestimation, particineHiouchi and Fort Dick.
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Table8: Housing Tenure, Census Designated Places

Existin B
Househogll ds Oceanview Smith River
CDP Fort Dick CDF Gasquet CDI Hiouchi CDP| Klamath CDF CDP
# % # % # % # % # % # %
Total Households 858 - 552 -l 252 -l 133 - 250 -l 184 -
Owner Occupied 605 71% 482 87% 198 79% 133 100% 156| 629% 141 7%
Renter Occupied 253 29% 70 13% 54  21% 0 0% 94| 38% 43 23%

Source: HCD Preapproved Data Package, ACS B2506304@15

Age data indicates that in bio the unincorporated county and Crescent City, householders in owner
occupied units tend to be older and renters tend to be younger. In the unincorporated county
specifically, more than 508ercent of owner householders are 60 and over. Among rentersan th
unincorporated county, 7@ercent are under 55 years old. TaBlshows housing tenure data by age.

Table9: Housing Tenure by Age

esce orporated De orte Co
ate Percent o ofa ate Percent o ota
Total: 1,794 8,151
Owner occupied: 658 100% 5,615 100%
Householder 15 to 24 years 17 3% - 0%
Householder 25 to 34 years 86 13% 389 7%
Householder 35 to 44 years 107 16% 618 11%
Householder 45 to 54 years 82 12% 918 16%
Householder 55 to 59 years 70 11% 720 13%
Householder 60 to 64 years 21 3% 655 12%
Householder 65 to 74 years 140 21% 1,420 25%
Householder 75 to 84 years 43 7% 631 11%
Householder 85 years and over 92 14% 264 5%
Renter occupied: 1,136 100% 2,536 100%
Householder 15 to 24 years 91 8% 165 7%
Householder 25 to 34 years 171 15% 710 28%
Householder 35 to 44 years 216 19% 413 16%
Householder 45 to 54 years 71 6% 478 19%
Householder 55 to 59 years 232 20% 265 10%
Householder 60 to 64 years 119 10% 179 7%
Householder 65 to 74 years 98 9% 246 10%
Householder 75 to 84 years 118 10% 62 2%
Householder 85 years and over 20 2% 18 1%

Source: HCD Preapproved Data Package, AC220855 Year (B25007).

Overpaying for Housing and Housing Costs
Housing is generally the greatest single expense item for California families. Ctaretards measure

housing cost 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. Severe
overpaying occurs when households paypgdcent or more of their gross income for housiiigbe 10
demonstrates that within unincorporated Del Norte County 39 percent of renters and 29 percent of
homeowners pay more than 30 pertsof their income towards housing. Additionally, 25 percent of
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renters and 13 percent of homeowners aeverelycost burdened, spending more than 50 percent of
their income on housing. Among those experiencing housing cost burdens, the vast majority amon
both renters and owners are lower income households.

Tablel0: Cost Burden by Tenure

Total Lower
Income % of
Extremely Above Overpaying Total
Low Very Low Low Moderate Moderate % ofCost House
Income Income | Income @ Income Income [REJEIREENICEER Total | holds
Cost burden > 30%
Owner and Renter Occupi 920 660 385 190 395 1,965 77% 2,550 32%
Cost burden > 30%
Owner Occupied 395 406 260 115 395/ 1,061 68% 1,571 299%
Cost burden > 30%
Renter Occupied 515 255 135 75 0| 905 929 980 39%
Cost burden > 50%
Owner and Renter Occupi 820 350 105 15 25| 1,275 98% 1,306 16%
Cost burden > 50%
Owner Occupied 350 196 95 15 25| 641 94% 681 13%
Cost burden > 50%
Renter Occupied 460 155 10 0 0 625 1009 625 25%

Source: HCBreapproved Data Package, https://www.huduser.gov/portal/datasets/cp.htmi#2006_data

While some higheincome households may choose to spend greater portions of their income for
housing, the cost burden for low@ncome households reflect choices ligdtby a lack of a sufficient

supply of housing affordable to these households. filmvome households, who are overpaying for
housing, frequently have insufficient resources for other critical essentials including food and medicine.
This is a significant hdship for too many workers, families, and seniors, but it also impacts local
economies as money that might otherwise be spent in local stores generating sales tax revenues are
being spent on housing.

Tablell shows the impact of high housing costs fdilsproportionately on extremely lowvery low,

and lowincome households, especially renters. Within unincorporated Del Norte Countynémme
households make up 92 percent of those with a cost burden of at least 30 percent. Among homeowners,
68 percem of those experiencing cost burdens fall into the lower income ranges.

C2NJ K2dzaAy3a (G2 0S O2y&AARSNBR I FF2NRIoO6ftS AlG-Ydzad
income levels found in Del Norte County the actual cost of housing may often represent a burden for
many households. Affordable housing is considereanore than 30% of household income. Del Norte

'.F

/| 2dzy 18 Q& HnumM YSRAILY AyO02YS A& bPnodpIpnn YR G§KS YS

Table 10 shows income limits and maximum housing purchase price for each income category.
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Table 11: Affordable Housing Cost Relative to Household Income

Income Category Income (Family of Four) Maximum Purchase Price
Extremely Low (<30% of median income) $21,20 $87,16
\Very Low Income (380% of median income) $35,35 $145,34
Low Incomg50-80% of median income) $56,55 $232,51
Moderate Income (80100% of median income) $70,70 $290,69
IAbove Moderate Income (>100% of median income) $84,850 (120% of M $348,87

Source: California HCD, State Income Limits, Del Norte County (2021); Mintier Harnish, 2021.

Housing Stock Characteristics

This section of the Housing Element includes a description and analysis of current housing stock
characteristics. Thisformation can be used to assist the County identify specific housing needs and
tailor housing programs to fit those needs.

Housing Conditions
Housing conditions are a function of age, maintenance, and often, ownership. In addition to the normal

aging pra@ess, harsh weather and low incomes can result in limited maintenance and rehabilitation.

Generally, when a residence falls below good standards of construction (safe structure, energy
efficiency, updated wiring, adequate water and sewer, etc.) it is densd in need of rehabilitation.
Those units, which require over 50 percent of their value for such work, are typically candidates for
replacement.

At this time indepth data relating to housing condition is not available. In the absence of such data the
Gounty has referenced data relating to the age of the housing stock found in the Calmity.older

than 30 years are more likely to need rehabtliia and lowerincome homeownerstruggle with the

costs of upkeep. Based estimates from county Code Enforcement stiffs estimated that
approximatelyl0 percentof homes built prior to 199@nayhave current rehabilitation needs. This

would equate toapproximately750o0f the 7,500 unitduilt prior to 1990 This indicates that theris a

need forhousingrehabilitation in the CountyTo better assess theousing rehabilitation needs, the
Housing Element includes a progr@d=U) committing the County tgroviding codeenforcement
basedrehabilitation assistance and a program {MEcommitting the County to pursuing funding to
provide rehabilitation assistance to seniors.

I O0O2NRAY 3 (G2 GKS / Syadz . daBInds0aithe ciBriigtockiofl / 2 Y Y dzy A
housinginBf b2NIS /2dzyieé A&a S@PSyteée RAAGNAROdzISR | ONR A&
G§KNRdAK (KS wnnnQad ¢KS O2yailiNHzOGA2Yy 2F tStAOLY
K2YSodzAf RAY3 I yRX 02y aSl| dzS ¢prdsentihe Kigestdup ofdonfedin Ay (0 K
the housing stock throughout the county by a small margithough ketween 2000 and 2010 more

than 1,500 units were built, construction has slowed significantly siwoeording to ACS datagtween

2010 and 2013, Z2units were built and only 60 were constructed between 2014 and 2D&& from

the County indicatedhigher production totalshowever According to County records68 Certificates

of Occupancy were issued from 262d@19.
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Table 2: Age ofHousing

Del Norte County % of Total

Built 2014 to 2019 60 19
Built 2010 to 2013 221 29
Built 2000 to 2009 1547 149
Built 1990 to 1999 2,02( 189
Built 1980 to 1989 1,734 159
Built 1970 to 1979 2,063 189
Built 1960 to 1969 1,022 99
Built 1950 t01959 1,724 159
Built 1940 to 1949 465 49
Built 1939 or earlier 517 59

Source: HCD Preapproved Data Package, ACS B25034: Year Structure Built

Overcrowded Households
The Census defines an overcrowded unit as one occupied by 1.01 persons or maanpéexcluding

bathrooms and kitchens). Units with more than 1.5 persons per room are considered severely
overcrowded. Overcrowding increases health and safety concerns and stresses the condition of the
housing stock and infrastructure. Overcrowding regly related to household size, particularly for

large households and especially very large households and the availability of suitably sized housing.
Table B shows household size for both owners and renters in the county. When comparing owners and
renters in the unincorporated county, owner households make up a larger percentage of those living
alone (67.3 percent are owners) and living in households of AT6% percent are owners). In contrast,
renters, account for 45.8 percent of those living in large households.

Table B: Average Household Size

Del Norte County Crescent City Unincorporated County

# ) # % # %
Owner:
Householder living alone 1791 57.3% 263 30.89 1,528 67.39
Households 21 persons 3,950 71.7% 362, 47.99 3,588 75.59
Large households 5+ persong 532 53.2% 33 41.8Y 499 54.29
Renter
Householder living alone 1333 42.7% 592 69.29 741 32.79
Households 24 persons 1558 28.3Y% 394 52.19 1,164 24.59
Large households 5+ persons 468 46.8% 46 58.29 422, 45.8Y
Total:
Total Householder living along 3,124 100.0% 855 100.09 2,269 100.09
Households 21 persons 5,508 100.0% 756 100.09 4,752 100.09
Large households 5+ persong 1,000 100.0% 79 100.09 921 100.09

Source: HCD Preapproved Data Package, ACS B25009, 5 ye@0C®)15

Overcrowding impacts both owners and renters, however, renters are generally more significantly
impacted. In 2019, renter households were three times more likely than owners to be overcrowded,
regardless of household size. As shown on Table 14 below] 62lgf 5,615 (3.06 percent) owner
households experience overcrowding, while 243 or 2,536 (9.58 percent) of renter households are
overcrowded.
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In total, 415 households (5.09 percent) in the unincorporated Del Norte County are overcrowded, and
102 household (1.25 percent) are classified as severely overcrowded.

Table #: Overcrowded Households, 2019

Del Norte Unincorporated Del

County Norte County
Total: 9,945 8,151
Owner occupied: 6,273 5,615
0.50 or less occupants per room 4,477 4,014
0.51 to 1.00 occupants per room 1,624 1,429
1.01 to 1.50 occupants per room 136 136
1.51 to 2.00 occupants per room 19 19
2.01 or more occupants per room 17 17
Renter occupied: 3,672 2,536
0.50 or less occupants per room 2,050 1,297
0.51 to 1.00 occupants per room 1,309 996
1.01 to 1.50 occupants per room 226 177
1.51 to 2.00 occupants per room 60 39
2.01 or more occupants per room 27 27
Owner Occupied Overcrowded 1.01 or more 172 172
Renter occupied Overcrowded 1.01 or more 313 243
Total overcrowded 1.01 or more 485 415
Owner Occupied Severely Overcrowded 1.5 or more 36 36
Renter occupied Severely Overcrowded 1.5 or more 87 66
Total severely overcrowded 1.5 or more 123 102

Source: HCD Preapproved Data Package, AC220%5Table B25014.

While family size and tenure are critical determinantswercrowding, household income also plays a
strong role in the incidence of overcrowding. As a general rule, overcrowding levels tend to decrease as
income rises, especially for renters (particularly for small and large families). The rate of overcrowding
for very lowincome households is generally nearly three times greater than households over 95 percent
of the area median income. As with renters, owner households with higher incomes have lower rates of
overcrowding.

Housing Costs o A § i o ]

While Del Norte Countytha I SY SNJ ffé t26SNI AyOo2YS fSgSsta UKIy Y
counties it has also typically experienced correspondingly lower home values and rental amounts. This

has changed in recent years, as shown on Figure 2 below. Between 2012 andv2@2de dome sales

prices in Del Norte County increased from $166,000 to $300,000.
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Figure 2 Average Home Sales Price, 262@21
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Source: Zillow, Del Norte County Market Overview, October 2021.

Table 15 below table shows the regional average home sales priceegidmrental amounts. Between
2012 and 2021, median rents in the county increased by hundreds of dollars.

Table B: Average Home Sales Price and Median Rental Amounts (Single Family Residences)
Monthly Rental Amount

Average Home Sale Price 1 bd. 2 bd. 3bd. 4bd.
2012 $166,000 (September 2012) $599 $775 $1,128 $1,163
2021 $300,503 (September 2021) $859 $1,039 $1,4417 $1,768

Source: Zillow; US Department of Housing and Urban Developm®rggBentile rents.

Fair market rent acts asmoxy for monthly rent values. It is calculated by the U.S. Department of
Housing and Urban Development using surveys of privatelyed dwellings with standard sanitary
facilities. Fair market rent is set at the fortieth percentile, which means that 4€epé¢ of the units in a
given area rent for less than the fair market rent and 60 percent rent for more. It is calculated for
various numbers of bedrooms in the house or apartment. Fair market rental values are gross rent
estimates, and they include shetfeent, and the cost of utilities, except telephone.
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Table B: Fair Market Rent

Year 0-Bedroom 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom
2000 $314 $430 $571 $796 $939
2005 $474 $480 $621 $904 $932
2010 $632 $640Q $828 $1,20€ $1,243
2021 $667 $827 $1,000 $,1387 $1,707
Source: US Department of Housing and Urban Development.
& O2YLI NR&2Y (2 20KSNJ O2ladlt O2dzyiASa 5SSt b2NIS
example, single family home prices in Humboldt County, which isdtiety immediately to the south,
INBS bPnMTIHMT 0dzi 2yf& bPonnIpno Ay 5SSt b2NIS [/ 2dz/i

coastline median home values tend to increase dramatically as you get closer to the San Francisco Bay
Area and then begin tordp into a consistent range through the central coast and south coast.

Table I7: Median Sale Price (California Coastal Counties)
Existing Single Family Home Sales, September 2021

County Price
Del Norte $300,50
Humboldt $417,27
Mendocino $492,66
Sonoma $769,43
Marin $1,480,89
San Francisco $1,522,82
Santa Cruz $1,112,98
Monterey $778,22
Santa Barbara $840,434
Ventura $788,494
Los Angeles $804,544
San Diego $809,20

Source: Zillow.com (retrieved November 2021)

Homevalues are a factor that should be taken into consideration when discussing housing stock
characteristics as the value of a home is inclusive of factors such as age, condition, and location which
paint a composite picture of housing stock character. Adogrtb the American Community Survey,
homes within the $200,008299,999 range represent approximately 25 percent of homes countywide
and homes within the $300,008499,999 represent another 36 percent (Table 18). The median home
value being $218,800.
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Teable 18: Home Value, 2019

Estimate Percent

Total 6713 1009

Less than $50,000 566 8%
$50,000 to $99,999 392 6%
$100,000 to $149,999 600 9%
$150,000 to $199,999 670 10%
$200,000 to $299,999 1673 25%
$300,000 to $499,999 2432 36%
$500,000 t0$999,999 380 6%
$1,000,000 or more 0 0%
Median Value $218,00(

Source: 2019 American Community Surwedr Supplemental Estimates, 2019 AQ®d& Estimates Table B25077.

Housing Units by Type

The majority of residents of Del Norte County occdptached singldamily homes. According to the
Department of Finance, of the 9,280 housing units in the unincorporated county, approximately 64
percent are detached single family dwelling units; the next highest housing typenisfactured

housing whichaccount for approximately 26 percent of total units. Table 19 and Table 20 show housing
units by type for Del Norte County.

Table B: Housing Units by Type (Single Family Units)
SFR Detached SFR Attached
2010 2021 Change % | 2010 | 2021 Change % 2010 2021 Change %
5,877 6,06 3.29 181 171 -5.59 2,453 2,504 2.09

Source: HCD Preapproved Data Package, State of California, Department of FidaRoputation and Housing Estimates fi
Cities, Counties, and the StateJanuary 1, 201-12021.

Mobile Homes

Table20: Housing Units by Type (Multi Family Units)

2010

2-4 Units

2021

Change %

2010

5+ Units

2013

Change %

443

477

6.39

321

321

0.09

Source: HCD Preapproved Data Package, State of California, Department of FiddPagulation and Housing Estimates fc
Cities, Counties, and the StateJanuary 1, 201-12021.

Vacancy Rates
According to the American Community Survey, the current vacancy rate for the unincorporated County

is 13 percent, which is up from 11.6 percent in 2013. Vacancy rates are further broken dbabiar21
bSIFENIe& KFEtF 2F (GKS @FOFlyd dzyAda Ay 5SSt b2NILS
seasonal, vacation, and recreational type uses.
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Table A: Housing Stock by Type of Vacancy, Del Norte County, Countywide
Total | Occupied  Vacant | Vacancy For | Rented, not For Sold, not Occasional All other

units units

units rate rent  occupied sale occupied uses vacant

Source: California HCD Data Package, ACSZ%bB250040ccupancy Status.

Special Housing Needs

Special housing needs are those associated with specific demographic or occupational groups which call
for specific program responses, such as preservation of singla occupancy hotels or the

development of units with three or more bedrooms. A thorough analysis of special needs helps a locality
identify groups with the most serious housing needs in order to develop and prioritize responsive
programs. The statute specifically requires analybth® special housing needs of the elderly, the

disabled, femalédheaded households, large families, farmworkers and homeless persons and families.

Persons with Disabilities
Housing elements must include an analysis of the special housing needs of tHedigatluding

persons with developmental disabilities. Special needs groups often spend a disproportionate amount of
their income to secure safe and decent housing and are sometimes subject to discrimination based on
their specific needs or circumstanc&hapter 507, Statutes of 2010 (SB 812), which took effect January
2011, amended State housing element law to require the analysis of the disabled to include an
evaluation of the special housing needs of persons with developmental disabilities.

According © the American Community Survey, 17 percent of the unincorporated population of Del
Norte County between the ages of-B88 have a physical disabilififable 22orovides further

demographic dea related to the population of Del Norte County with regard to physical disability. What
is clear from this data is that having a physical disability is an impediment to employment which results
in lower income for this segment of the population.
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Table22: Persons with Disabilities, Unincorporated Del Norte County

By Employment and Age Number Percent

Total Persons ages &4 11,640

Employed Persons with a Disability, ages648 638 32%
Not Employed Persons with a Disability, age$48 1,380 68%
Total Persons with a Physical Disability, age§4L8 2,018 100% (17% of Totz
By Disability Type and Age

Total Disabilities Tallied 3,937 100.009
Total Disabilities for Ages-64 2,243 56.979
Hearing Difficulty 448 11.389
Vision Difficulty 336} 8.539
Cognitive Difficulty 1,263 32.089
Ambulatory Difficulty 1,102 27.999
SelfCare Difficulty 519 13.189
Independent Living Difficulty 952 24.189
Total Disabilities for Ages 65 and Over 1,694 43.039
Hearing Difficulty 645 16.389
VisionDifficulty 230 5.849
Cognitive Difficulty 415 10.549
Ambulatory Difficulty 1,194 30.339
SelfCare Difficulty 342 8.699
Independent Living Difficulty 802 20.379

Source: HCD Preapproved Data Package, AC22095C18120, S1810.

Persons with Developmental Disabilities
Developmental disabilities are defined as a disability that originates before an individual becomes 18

years old, continues, or can be expected to continue indefinitely, and constitutes a substantial disability
for that individud. Examples of developmental disabilities include intellectual or learning disabilities,
cerebral palsy, and autism.

The development of affordable and accessible homes is critical to expand opportunities for persons with
developmental disabilities to livie integrated community settings. One of the biggest obstacles to living
independently in the community is a lack of financial resources. Income is often limited and affordable
housing where people can rent homes, apartments, duplexes, or mobile homesial to the long

term stability of a person with developmental disabilities. In addition, access to various types of
supported living services is critical for persons with developmental disabilities to live as independently
as possible.

Table 23 shows psons with developmental disabilities in the countyZy code According to the US
Department of Developmental Services, there are more than 447 adults with a developmental disability
in the County. The vast majoritxse the 95531 zip codenore than 427 and most live with family or a
guardian (more than 300).
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Table 3: Individuals with Developmental Disabilities by Place of Residence

Home of
Parent Independent Foster
/Family /Supported Community NCIEIEE [Family Total
/Guardian Living Care Facility Care Faitity Home Other Res
Crescent City,
Hiouchi, Fort
95531 | Dick 289 124 <11 0 14 <11 | >427
95543 | Gasquet <11 0 0 0 0 0 >0
95548 | Klamath <11 <11 <11 0 0 >0
95567 | Smith River 20 0 0 0 <11 0| >20
Fort Dick (Post
95538* | Office Box) <11 0 0 0 0 0 >0

*Zip Code 95538 is only used for residents who receive their mail at the post office. The majority of the Fort Dedraiezdis
by postal delivery under 95531.

Source: HCD Preapproved Data Package, US Department of Developmental Services,

https://www .dds.ca.gov/wgcontent/uploads/2019/04/FactsStats_ZIPCodes.xIsx

Table 24 shows US Department of Developmental Services estimates for persons with developmental
disabilities by age group. The data indicates that within Crescent City approximately 190 individuals
under 18, and 249 individuals 18 and over have a developutieability. Within the unincorporated
county, however, the estimates are much lower, showing less than 35 individadly®ars old, and

less than 45 individuals 18 and over.

Table 2: Individuals with Developmental Disabilities by Age

zZP | City ~ Couny 0017 yrs 18+ yrs Total
95531 Crescent City Del Norte 190 249 439
95538 Fort Dick Del Norte 0 <11 >0
95543 Gasquet Del Norte <11 <11 >0
95548 Klamath Del Norte <11 12 >12
95567 Smith River Del Norte 13 <11 >13

Source: HCD Preapproved DBtckage, US Department of Developmental Services,
https://www.dds.ca.gov/wpcontent/uploads/2019/04/FactsStats_ZIPCodes.xIsx

The Redwood Coast Regional Centers (RCRC) serves individuals with developmental disabilities in Del
Norte County. Under contractitkh the California Department of Developmental Services, RCRC provides
intake, assessment, diagnosis, and coordinates comminaised services for over 10,000 children and
adults with developmental disabilities in Del Norte, Humboldt, Lake, and Mendoaurdies.

Il OO2NRAY3 G2 GKS w/w/ X K2dzaAy3a 3F2Ffta 2piiKSANI | 35
K2dzaAy3a F3SyOASa (2 RS@OSt2L) ' FF2NRIofS K2dzZaAy3a Ay
2dzi 02YS 2F GF 1Ay 3 & hdsing &kbss {treir) Odidaritylarga for febeNdnig 6 £ S
ASNDAOSadé ¢KS&aS 3IF21fa IyR LREtAOASE INB O2yairaisSy
supported by programs of this Housing Element as well.
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In order to address the housing needs lebse individuals living with developmental disabilities the

/| 2dzy & KlFa ARSYGAFASR | LINBANIXY GKIFIG gAft SyO2dzNT
populationwith developmental disabilitie@ProgramHEL). Under the program the County will provide

regulatory incentives such as expedited permit processing to projects targeted for persons with
developmental disabilities. Also, the Countyl wibrk with the Regional Center to implement an

outreach program informing families of housing and services available for persons with developmental
disabilities. Information will be posted on the County website.

Seniors
According to American Communitiegréey estimates, of the 8,151 total households in the

unincorporated county, 2,315 (28 percent) are occupied by owner householders ages 65 and over.
Conversely, only 328 households (4 percent) are renter occupied by a senior househalder25
shows the housing characteristics for those over 65 years old living in the unincorporated Del Norte
County. This table demonstrates that the majority of seniors in Del Norte County are homeowners.

Table &: Sixtyfive (65) Years Old and Over Householder Characteristics

Household Type Owner Renter
Occupied Occupied

Householder 654 years old 1,42( 246
Householder 784 years old 631 62
Householder 85 years old and over 264 18
Total 2,315 324

Source: California HCD Data Packa®@S 5 Year (202919).

Table 26summarizes the number of senior households in the county by the percentage of income spent
on housing. Cost burdened households are households in which the cost associated with owning or
renting housing exceeds 30 percarita household's gross income. Of the total 326 senior renter
households in the unincorporated community, 116 (36 percent) have housing cost burdens. Among the
2,315 owneroccupied senior households, 525 (23 percent) have housing cost burdens.
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Table &: Age of Householder by Housing Costs as a Percentage of Household Income

Unincorporated
Income Del Norte County

Crescent City County

Total RenterOccupied Households: 3,672 1,136 2,536
Householder 65 years and over: 562 236 326
Less than 20.0 percent 121 49 72
20.0 to 24.9 percent 40 30 10
25.0 to 29.9 percent 57 7 50
30.0 to 34.9 percent 35 0 35
35.0 percent or more 220 139 81

Not computed 89 11 78
Total Owner-Occupied Households: 6,273 658 5,615
Householder 65 years and over: 2590 275 2,315
Less than 20.0 percent 1541 171 1,370
20.0 to 24.9 percent 243 5 238
25.0 to 29.9 percent 189 16 173
30.0 to 34.Percent 136 11 125
35.0 percent or more 462 62 400

Not computed 19 10 9

Source: California HCD Data Package, ACS 5 Yea2@Da)5

Within the unincorporated area some seniors are currently assisted by the Section 8 Housing Choice
Program and there are 39 targeted income senior apartments at Redwood Cove Apartments. Assisted
living facilities, are available at the Addie Meedom House. With 48 rooms (single or double occupancy) it
is the only state registered assisted living facilitthe County. There is no mandate to provide very-low

or low-income rooms and as such the Addie Meedom House operates at a market rate, however the
development of small residential care homes targeted for Section 8 rental could also be considered.

Large Households
Households with five or more persons are defined as large households. There are 1,000 large

households countywide in Del Norte County, representing 10 percent of total households. Most of these
households are in the unincorporated county, whazttounts for 921 of the 1,000 large households
countywide. Approximately 54 percent of large households in the unincorporated county are owner
occupied, while 46 percent are renter occupied. Table 27 shows large households by tenure.

Table Z: Large Housholds by Tenure

| Del Norte County Total |

Unincorporated County

# %
Owner: Large households 5+ persons 532 53.2% 499 54.2%
Rental: Large households 5+ persons 468 46.8% 422 45.8%
Total Large households 5+ persons 1,000 100% 921 100%
Total:
Total Large households 5+ persons 1,000 10.4% 921 11.6%
All Households 9,632 100% 7,942 100%

Source: HCBreapproved Data Package, ACS B250009, 5 year-g20H.
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Farmworkers o o A o
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housing needs in terms of location. Whereas in the past farm workers tended to bésttaaad

returned to an out of county home, they now have brought their families and reside in Del Norte County
on a permanent basis. Seasonal workers generally find other work within the community during-the off
season. In the past, Regional Housing Néeglibcation Plans prepared for the County by the California
Department of Housing and Community Development have concluded that the needs of farm workers

for housing is addressed in the overall allocation of housing needs for the community. This canclusio

has been based upon the declining numbers and trend of farm workers to stay in the community. Thus,
housing needs for farm workers is based upon income and is reflected in the objectives for new units in
the current needs allocation. American Communiiyv@y data indicates that 400 individuals in Del

Norte County were employed in agriculture (including fishing and forestry occupations) in 2019. This
includes:

57 in BertscHOceanview Census Designated Place (CDP)
65 in Fort Dick, CDP

21 in Hiouchi CDP

17in Klamath CDP

6 in Smith River CDP

=A =4 =4 =4 =4

In comparison, the USDA Agricultural Census estimates that 32 total farms hired 347 farmworkers in the
County in 2017. This estimate includes more than 23 farm operations that hired workers for 150 days or
more, as showin Table 28 below.

Table B: Farmworkers by Days Worked

150 Days of More

Farms 20

\Workers 192

150 Days of MoreFarms with 10 or More Workers
Farms 3
\Workers 121
Fewer than 150 Days

Farms 26

\Workers 155
Fewer than 150 Dayd-arms with 10 oMore Workers

Farms 3

\Workers 100

Source: HCD Preapproved Data Package, USDA Agricultural Census 2017, Table 7.

Female Headed Households
Female headed households with children often require special consideration and assistance as a result

of their greater need for affordable housing, accessible day care, health care, and other supportive
services. Because of their relatively lower incomes and higher living expensespaigiehouseholds
usually have more limited opportunities finding affordatdafe, and secure housing.
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Countywide Unincorporated

RISl 2= Total % Total %
Total Householders 6,134 1009 5,251 1009
Female Headed Householders 1,299 219 955 189
\With own children 844 149 612 129
\Without own children 455 79 343 79
Under poverty level 374 69 230 49

Source: HCD Preapproved Data Package, AC202098B17012

As shown imable29, 18 percent (955) of the householders in the unincorporated county are female
headed households. Further, 12 percent (661) of the householders in the unincorporated county are
female headed households with childrendafour percent (230) are under the poverty level. Generally,
female headed households are likely to be users of veryihaame and other lowincome rental

housing, which local assistance programs confirm.

Persons Experiencing Homelessness
Homelessness in California is a continuing crisis that demands the effective involvement of both the

public and private sectors. California has the highest population of homeddfesting almost one in
every 100 California residents. According to H2D20 Annual Homeless Assessment Report to

/ 2y 3ANBaAa&as Hy LISNOSyid 2F GKS ylFrdiAz2yQa K2YStS
{GFGS A&a K2YS (2 2yfte wmMuH LISNOSYyd 2F GKS yI
population are an estimated 106,364 childremho have increased from the approximately 90,000
reported in 2014.

[N
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The primary quantitative data source on homelessness i€tm@inuum of Care (CoC) PeiMTime

Survey (PIT) that wamsost recently conducteth 2021 and release in 202Zhis is a onday event
organized by the CoC in whigblunteers reach out to homeless individuals on the street, and in parks,
camping areas, libraries, astielters. The PIT is arfat to learn more about the current extent and
conditions of homelessnes$srough the use of a uniform survey instrument with those willing to
participate. The survey includepliestions about demographics, sleeping location, residency, length of
time homdess and certaidisabling conditions. It is recognized nationally that PIT efforts and the
resulting data generallyndercounts the number of individuals experiencing homelessness, simply due
to the challenges dfiaving enough community volunteers, findithose who are unsheltered on any
given day, and theiwillingness to participate.

According to the 202PIT, 462 individuals were experiencing homelessness in Del Norte Countg. This

an increase of 214 individuals since the 2020 PIT, however ti2Q@@2dzy &t A a NBLRZ NI SR G2
accurate depiction of homelessness in the community than previous surveys, thanks in large part to

getting those who are unhoused involved in administei  ( K S ! Dudab#n8aichg caused by the
COVIBEL9 pandemic,ie 2021 PIonly counted shelter beds (11,@&nd is not used for comparison here.

The total amount of those experiencing homelessness who were surveyed usingstiseowly

L https://wildrivers.lostcoastoutpost.com/2022/jun/9/462lelnorte-residentsidentified-homelessaccord/
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increased starting with 2016 (5lsurveyed), then 2017 (158 surveyedtida slight decrease i2018
(127 surveyed)before 2019 (189 surveyed)020 (214), and 2@X462) Some notable highlights:

1. Similar to the Co@ide data, respondents mostly identified as white (75 percent) or A@aeric
Indian, Alaska Native, or Indigenous (21 percent); few individuals of any race identify as
ethnically Hispanic/Latinx (eight percent); and the top three reasons for losing housing were
sudden loss of income (16 percent), family break up (13 percerd)rental health (10
percent).

2. Contrasting with the regionniDel NorteCounty a larger percentage of those counted have
been on the homeless for more than three years (81 percent), including 58 percent reporting
three or more years, 10 percent reportihgo to three years, and 13 percent reporting one to
two years. Fewer respondents reported a disability in Del Norte County (61 percent) than across
the CoC (78 percent).

The CoC also provides regional estimates on households experibooraessness and the facilities

that serve these households. These estimates are based on point in time counts that capture households
in Redding/Shasta, Siskiyou, Lasses, Plumas, Del Norte, Modoc, and Sierra counties. The data indicates
that as many as 837households in the region experienced homelessne29a2 This number greatly
exceeds the number of available beds in emergency shelters, transitional housing, permanent
supportive housing, or rapid rehousing programs. Table 30 summarizesithieer of beds available to

those experiencing homelessness in the region.

Table30: Summary of Available Beds in the Region

Facility Type Family Units Family Beds | Adult Only Beds Seasonal
Emergency Shelter 70 398 38 33
Transitional Housing 19 83 106 n/a
Permanent Supportive Housing 17 29 26 n/a
Rapid ReHousing 231 233 18 n/a
Total 337 743 188 33

1 CoC Subregion includes Redding/Shasta, Siskiyou, Lasses, Plumas, Del Norte, Modoc, and Sierra counties.
Source: HCD Preapproved Data Package, Continuum of CGHu®@@oC_HIC_State CA_ 2019

Extremely Low-Income Households
Extremely Lowncome (ELI) households are those that earp8&@ent of the area median income or

less. In Del Norte County this amounts to an annual income of $14,700 for an individual and $21,200 for
a family of four. Many ELI households live in rental housing and most likely facing overpayment,
overcrowding or sbistandard housing conditions. Some ELI households are recipients of public
assistance such as social security insurance or disability insurance. Housing types available and suitable
for ELI households include affordable rentals, secondary dwelling umtrgency shelters, supportive
housing and transitional housing.

Table 31 summarizes households by income and household type. As shown, 9.4 percent of nonfamily
households make less than $10,000 each year and 14.6 percent make between $10,000 and $1,499.
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Based on the ELI threshold of $14,700, these households can be considered extremely low income.
Because the ELI threshold for a family of four ($21,200) falls between income categories in the data, not
all family households making $24,999 or less can beideredl extremely low income. These income

categories account for 20.8 percent of family households in the County.

Table 3: Household Income by Household Type

Nonfamily
Total Households Families households
Total 9945 6135 3810
Less thar$10,000 7.6% 7.0% 9.4%
$10,000 to $14,999 7.4% 3.4% 14.6%
$15,000 to $24,999 12.9% 10.4% 17.9%
$25,000 to $34,999 13.0% 10.1% 16.5%
$35,000 to $49,999 11.9% 12.4% 10.8%
$50,000 to $74,999 18.8% 21.1% 15.6%
$75,000 t0$99,999 10.5% 14.2% 3.8%
$100,000 to $149,999 12.4% 14.6% 8.0%
$150,000 to $199,999 2.1% 2.2% 2.1%
$200,000 or more 3.4% 4.6% 1.4%

Source: 2019 ACSY®ar Estimates, Table S1901.

Another way to quantify extremely loncome households is to review| 5 Cbénprehensive Housing
Affordability StrategfCHAS) data for households making less than 30 percent of the nfadidn

income. According to the most recent CHAS dé@®, owners ad 880 renters countywidéll into this
categoryand may be considered extremely lemcome.

Table32: CHAS Household IncomBel Norte County

Owners Renters Total
Household Income <= 30% HAMFI 660 880 1540
Household Income >30% to <=50% HAMFI 585 860 1445
Household Income >50% to <=80% HAMFI 875 60 1495
Household Income >80% to <=100% HAMFI 610 290 900
Household Income >100% HAMFI 3,380 1,035 4415
Total 6,115 3,685 9,800

Source: HURonsolidated Plannin@HASlata, 20142018 (most recerdvailable).

ELI Household Housing Need Projection
In determining the need for ELI housjtige County has referenced thé'@ycle RHNA and divided the

very lowincome need (141 total units) by 50 percent, resulting in an identified need to accommodate at
least 71 units extremellpw-incomeunits. As discussed in the Sites Inventory an adequate number of
sites have been identified to accommodate the housing need for extremelnioovyne households.
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Table33: Extremely Lowincome Housing Need Projection
Very Low (RHNA) ‘ Projected ELI Housing Need

Units Needed 141 71
Source: HCD, Del Norte County Final RHNA Determination, 2021.

In order to accommodate the projected ELI housing need, the County has developed a program that will
encourageadevelopment of housing for ELI households through a variety of activities including outreach
to housing developers, providing technical assistance, providing expedited permit processing, and
offering incentives beyond the Density Bonus provisions. (Progiad

At-Risk Housing

Thousands of publicly assisted housing units in California are eligible to change frimadave to
marketrate housing during the next decade due to the termination of waigovernment subsidy
programs and/or restrictions on rental rates. These units, known-a&slaunits, are a valuable source of
affordable housing for families statewide and as a result, the housing element must include a detailed
analysis and proactivgolicies and programs to preserverak units.

For the purpose of housing element law, assisted housing developmentgiek ainits are defined as
multifamily rental housing complexes that receive government assistance undéeedayal, State,

and/or local programs (or any combination of rental assistance, mortgage insurance, interest reductions,
and/or direct loan programs) and which are eligible to convert to maratt due to termination of a

rent subsidy contract within the current and subsequéntear planning period of the housing element.

Housing Element requirements call for a program to preserve specified assisted rental units in the
community 6eePrograns HEV, HEY). The program is to include an inventory of units in the specified
programs; identification of units at risk of conversion; a cost analysis of preserving and/ or replacing
identified projects; identification of noprofit entities capable of acquiring and managing them; the
number of units/projects to be preserved; and a description of efforts to preserve units at risk.

Inventory of Assisted Units
Table 3 demonstrates the current inventory of assisted unit developments in the unincorporated

County.None of the assisted unit developments have an estimated affordability end date within the
planning period.

Table34: Assisted Units

Estimated

Affordable Affordability Year Risk

Project Name Units Funding Program End Level
Redwood Cove 39 40 | HUD 2036 Low
Hidden Creek Apartments 80 81| LIHTC 2063 Low
Summer Park Apartments 56 57 | LIHTC 2066 Low
Datnaasvt 20 21 | LIHTC 2072 Low

Source: HCD Preapproved Data Package, Talgé2disted Units.
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Conversion Risk Analysis
According to the Crescent City Housing Authority, which administers the Section 8 program, there are

currently no atrisk housinglevelopmentsn the County at thiime and none are anticipated to be at
risk during the planning periot.

Table &: Inventory of AtRisk Projects During-8ear Planning Period

Name of Project Non-Elderly Units Elderly Units

2022 No projects at risk 0 0 0
2023 No projects at risk 0 0 0
2024 No projects at risk 0 0 0
2025 No projects at risk 0 0 0
2026 No projects at risk 0 0 0
2027 No projects at risk 0 0 0
2028 No projects at risk 0 0 0
2029 No projects at risk 0 0 0
2030 No projects at risk 0 0 0

Source: Crescent City Housing Authority, November 10, 2021.

Estimate of Replacement vs. Preservation Costs
The purpose of this section is to determine whether replacement (new construction), or preservation

(acquisition and rehabilitation, and/or directmtal subsidy commitments) will be the most economical
approach to preserving atsk units.As reported in the previous Housing Element, the most recently
completed targeted income housing project in Del Norte County is the Summer Park Apartments Project
which was completed in 2012. This project had a per unit cost of approximately $117,187.

Table %: Replacement Cost

Project Permit Valuation Units Valuation per Unit
Summer Park Apartments $7,500,00 64 $117,18
Source: Del Norte CourByilding Inspection Division, April 2014.

According to the County Building Inspection Division the valuation of this project was approximately

$7.5 million dollars. The Summer Park Apartment Project resulted in 64 neweigkis&plex units

were constucted) and associated complex facilitiesy(,02 YYdzy At & NRB2YX YIylF3aSNRa
basketball court). At $7.5 million permit valuation, the average cost to construct equals approximately
$117,187 per unit.

I O0O2NRAY 3 G2 GKS ! awdbpiopetidbREd in28138 thad Sovideka®asis forg S NB
comparison. Although both properties were located in the incorporated City of Crescent City, they
represent the best available data for similar assisted type uses regionally during the previous planning
period. As shown on Tabl& Below, the per unit cost of preservation is less than half the per unit cost

of new construction.
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Table ¥: Preservation Cost

Project Sale Cost Units Price per Unit
Crescent City Senior Apartments $1,990,81¢ 38 $52,39(
Surf Apartments $2,738,00 56 $48,893

{2dzNOSY 58St b2NIS /2dzyie !'adasSaazNnRa hFFAOST al& MI H

Qualified Entities
As required by Government Code Section 65583(a)(8)(c) this section of the Housing Element lists entities

with legal andnanagerial capacity to acquire and manageisit housing. As was noted earlier in this
section, there are currently no projects anticipated to be at risk however Del Norte County does have
two qualified agencies should this possibility arise. HCD prowgitlssof entities that are qualified on a
Countyspecific level which is presented below. This list is in addition to the qualified entities for all
counties, listed by HCD:

1 Humboldt Bay Housing Development Corporation, Arcata, CA
1 RedwoodCommunity Action Agency, Eureka, CA

Potential Funding
Residents of unincorporated Del Norte County have access to several sources of funding available for

providing for and preserving affordable housing. They include various programs from State and Federal
sources. Due to the rural nature of the area and small size of the county, city, and outlying communities,
the availability of funding assistance from State or Federal programs can often be limited. The low
numbers of housing units compared to urban arean result in lower priority for assistance or limited
guantities of funds. The distance to facilities such as the U.S. Post Office, transit facilities, schools,
medical clinics can also result in disqualification or lowering of qualifying points fecoin addition,

cuts in government funding in general mean that fewer assistance programs are available. The greatest
obstacle cited by local ngprofit agencies in providing targeted program housing, such as shelters and
transitional housing, is thentiited availability of funding. In particular, where such funding might be
available the amount is not sufficient because it is proportionately based upon community size.

Additionally, community stakeholders interviewed in 2021 indicted that the competitisiding process
for federal and state grant funding is often a constraint for developers in the county. They expressed
that to be competitive, grant applications for affordable projects need to incorporate a local partner
agency with considerable finaatinvestment in the project. Because there is no such partner in the
County, affordable housing developers explore opportunities in other areas of the state.

Section 8 Program
In Del Norte County, the Section 8 Program is administered by the CresgeHhid#ing Authority

(CCHA). The Housing Authority offers the Section 8 Housing Choice Voucher (HCV) Program which is a
Federal program that provides rental assistance to extremely low and vesyntmmne persons in need

of affordable housing. The SectiofPBgram provides a housing voucher to tereamhich generally

covers the differences between the fair market rent payment standards developed by the U.S.
Department of Housing and Urban Development (HUD) and what a tenant can afford (e.g., 30 percent of
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their income). According to the City Housing Authority the participant level dropped from 585 families in
December 2012 to 481 in December of 2013 as a result of the federal sequestration but has returned to
approximately 600 families in 2021. The most r@deancial audit indicates that the Housing Authority
was funded at $3,523,354 in 2019. Financial resource estimates indicate similar funding is expected in
2022.

Home Investment Partnerships Program (HOMEDwner-Occupied Rehabilitation Program
(OOR)

The Del Norte CountpdministrativeOffice administers the OOR Program which offers funds for
housing rehabilitation for low eligible low to moderaitecome families to make repairs related to health
and safety issues and/or building code compliance orr thieglefamily homes. Unfortunately, the
program is currently (November 2021) without fundfg.

Mental Health Services Act Housing Program
The Mental Health Services Act (MHSA) Housing Program offers permanent financing and capitalized

operating subsidis for the development of permanent supportive housing, including both rental

housing and shared housing, to serve persons with serious mental illness who are homeless or at risk of
homelessness (as defined by the MHSA housing Program), and who othemeisthmMHSA Housing
Program target population description. This program is jointly administered by the California Housing
Finance Agency (CalHFA) and the Department of Mental Health (DMH).

Disadvantaged Unincorporated Communities

SB 244 (Wolk, 2011) reges cities and counties to address the infrastructure needs of disadvantaged

dzy AYO2 N1 NI} GSR O2YYdzyAliASa 05!/ Qav Ay OAGe |yR O¢2
Reviews (MSRs) and annexation decisions. SB 244 defines an unincorporated diggdivamtnmunity

as a place that meets the following criteria:

9 contains 10 or more dwelling units in close proximity to one another;

1 s either within a city SOI, is an island within a city boundary, or is geographically isolated and
has existed for more thab0 years; and

1 has a median household income that is 80 percent or less than the statewide median household
income.

For the purposes of DUC analysis, the Department of Water Resources uses statewide median

household income data from 2018 ($71,228). Puréia SB 244 disadvantaged communities are those
GAGK | allL t26SNJGKIY yn LISNOSyd 2F /IEtAT2NYALlI QA&
lower end of the spectrum with regard to household income. According to 2019 American Community
Surveyb-year estimates, the MHI in Del Norte County is $45,283, which places it well below the SB 244
defined income level countywide.

2Source: Phone conversation with County Administrative Office, November 10, 2021.
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statewide. According to this dathe communities of Smith River, Gasquet, Klamath, and parts of the
AYO2NL1IR2 NI G§SR OAlGe 27F [/ NFigures) isting ik iheaColntyXHiowlils a 8 A TA SR
listed as "DatdNot Available" but was identified as a disadvantaged community in previous versions of

the State's mapping tool. It is assumed that Hiouchi is also a DUC. With only one incorporated city,

Crescent City, the bulk of the county population exists in uningated communities that qualify as
GRAAIROFYGF3ISRE dzy RSNI {. wnn +a GKS& SEA&AG§SR LINR?2

For cities and counties, SB 244 requires the General Plan Land Use Element be updated to identify DUCs;
analyze for each identified community theater, wastewater, stormwater drainage, and structural fire
protection needs; and identify financial funding alternatives for the extension of services to identified
communities. Due to budget constraints, the County has yet to analyze DUCs, and doespigt ¢bis

Housing Element includes a program (ProgkED) committing the County to completing General Plan
Amendments for consistency with the Housing Element, including completiadishdvantaged

unincorporated communities analysis for SB 244 compliance.
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. Severely Disadvantages Communities (MHI < $42,737

|7 Disadvantaged Communities (MHI: $42,737 - $56,982)
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Projected Housing Needs

A critical measure of compliance with state housing element law is the ability of a jurisdiction to
FOO2YY2RIGS AlGa aAaKIFINB 2F (GKS NBIA2YyQa K2dzaAy3d ySS
Community Development has prepared and released a RegionaindoNeed Allocation (RHNA) for Del

Norte County for the projection period beginning December28l,8,and ending September 15, 2030.

Gov. Code section 65588(f) specifies the RHNA projection period start is December 31 or June 30,
whichever date most cl@dy preceded the end date. The RHNA projection period end date is set to align
with the planning period end date. The planning period end date is eight years following the Housing
Element due date, which is 18 months following the Regional TransportdaaraBoption.

Del Norte County is responsible for updating their housing elements for the planning period beginning
September 15, 2022, and ending September 15, 2030, to accommodate their share of new housing need
for each income category. Please note, lewer, that the County may take RHNA credit for new units
approved, permitted, and/or built since the start date of the RHNA projection period (December 31,
2018).Table38 presents Del Norte County's allocation of the region's housing needs by incoue ag
determined by HCD.

Table 3B: 6" Cycle Regional Housing Need Allocation

Jurisdiction Very Low Low Moderate Above Moderate Total
City of Crescent City 39 22 27 101 189
Unincorporated County 102 75 55 154 386
Countywide Total 141 97 82 255 575
HCD, 2020.

Pursuant to state law (AB 2634), the County must project the number of extremeipdome housing

needs, which is not a specified income group in the RHNA. This target may be based on Census income
distribution, or the County may assume® percent of the very lovincome units as extremely low

AyO2YSd LYy RSGSNNAYAY3I GKS [/ 2dzyieQa ySSR 42 LINROJA
income need (141 total units) by 50 percent, resulting in an identified need to accommodate atleast

units extremely lowincome units. As discussed in the Sites Inventory an adequate number of sites have

been identified to accommodate the housing need for extremely-ilovome households.
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Chapter 2 p Sites Inventory and Analysis

This section of the housing element update represents an inventory of land suitalbésidential
development, including vacant sites and sites having the potential for redevelopment, and an analysis of
the relationship of zoning and public facilities and services to these sites. The inventory of land suitable
for residential development issed to identify sites that can be developed for housing within the 6

cycle housing element update planning period (2@230).

Sites Inventory

The purpose of the land inventory is to identify and analyze specific sites suitable for residential
developr Sy i (2 O2YLI NB GKS /2dzyieQa NBIAZ2YIf K2dAaAy3
capacity. The inventory will assist in determining whether there are sufficient adequate sites to

accommodate the regional housing need in total, and by incomtegory. A thorough sites inventory

YR Fylfeara KStLA (GKS /2dzyieé RSGSNN¥AYS gKSGHKSNI LI
F At ofSé GAGK LIIINRLNARFGS T2yAy3dr RS@GSt2LISyid a
accommodate the new construction ed. The sites inventory and suitability analysis demonstrates

which identified sites can accommodate the housing needs, by income level, within the planning period

of the element.

Additional Housing Element Sites Analysis Requirements:

Complying with Assmably Bill 879 (2017) and Assembly Bill 1397 (2017)

tKSaS oAfta NBIdZANB | RRAGAZ2YLFE FylLfearaa |yR 2dzadAa
element sites inventory. The housing element may only countvamant sites (described as

Gdzy RENIERAEE aA0Sa Ay GKA& K2dzaAiy3a StSYSyidov AyOf dzRSR
vacant sites included in two previous housing elements if the sites are subject to a program that allows
affordable housing by right (sé&rogram HE). The use of sites in previous elements is noted in

Table40 below. Additionally, the bills require additional analysis of «wagant sites, additional analysis

of infrastructure capacityand place size restrictions on all sites used.

Relative to site size constraints, the California Department of Housing and Community Development
(HCD) considers sites smaller than 0.5 acres and larger than 10 acres to be typically not effective in
providing for lower income housing (use of these smaller or larger sites for modenaédove
moderateincome housing were considered appropriate). For this Housing Elemer@tmy did not

count any sites smaller than 0.5 acres towards meeting its RHNgabtbiis for lowetincome units. For

sites over 10 acres, most of these sites have constraints, other land use designations, or constraints that
reduce the usable area for residential to less than 10 acres in size, and therefore, can be included for
lower-income housing production.

58t b2NIS / 2dzyieé Qa -Coasfahcygnimenid distttd, ile RECE and @2apglyy 2 v
the R3 zoning districts density that is 15 dwelling units per acre. The corresponding commercial land
use designations dbdel Norte County General Plan, however, specify a residential density of 12 dwelling
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units per acre, which is 3 housing units less than the allowable density of 15 dwelling units per acre of

the commercial zoning districts. When these density inconsigsraccur, it is County standard

practice and procedure to default to the higher residential density that is specified by the commercial
IT2yAy3 RAGGNROG @ ¢t2 YSY2NRIfATS GKS /2dzyiéQa LINI
in the comnercial zoning districts, Program#E O2 YYA G A& GKS / 2dzydeé G2 | YSYRA
residential densityf the commercial land designations to align and be consistent with the commercial

zoning districts. With inclusion of Program-REhe following y I f @ aA & O2y iAydzSa GKS /
practice of applying the higher residential density allowance for@oastal commercial sites of 15

dwelling units per acre.

Figure 4 below provides a geographic overviewhef$ites Inventoryand Table 40 is aummaryof the
Sites Inventory. A detailed suitability analysis and site maps are providedifiddual sitesare
provided in later in this chapter.
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Figure 4 Sites Inventory Overview Map
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Assumptions Used in Identifying Land for Affordable Income Levels

¢KS [/ 2dzyie KI a OKf2( SR/SyiRA (d&a Sa GilKySR IONFSEF &8 0 F2 NIIK - Ay
Code (Section 65583.2(c)(3)(B)) for designating sites suitable for lower income residential development.

This Code Section allows sites with land use/zoning density of 15 dwelling units per amnedo be

allocated for lower income housing development without any additional analysis for affordability

needed.

Identification of Zoning Appropriate for Affordable Housing
Because the County has chosen $e the default density standard for providj for affordable housing

the County is only identifying zoning classifications with consistent densities, namely 15 dwelling units
per acre.Table 3%rovides a list of County Zoning Districts which are compatible tvé default
density standard for affordable housing.

Table ®: Zoning Designations Appropriate for Default Affordable Housing Density

Zoning Symbol Zone Name Density

PC Planned Community NA (Established by General Plan Land De@kity
determined on a sitéy-site basis. See Analysis of
Individual Sites section below.

R3 High Density Multiply Family 15 dwelling units per acre

Residential

G2 Light Commercial 15 dwelling units per acre (with Use Pernsiee
ProgramHER)!

G3 Central Business 15 dwelling units per acrevith Use Permit, see
ProgramHER)?!

G4 General Commercial 15 dwelling units per acrevith Use Permit, see
ProgramHER)!

INon-coastalprojects with a minimum of 20 percent of units available to leimenme households will be processsright
through a streamlined ministerial review process; see Progit&R

Multifamily development of three or more dwelling units is principally permitted only in t8ezBne.
Multifamily residential development is currently allowed by use permit in t#& CG3,and G4 zone.
Program HER commits the County to amend the zoning code to allow for residential uses by right
ministerial approval of housing developments that meet state affordability criteria. If the housing
development does not include 20 percent or ma@ssisted units, then the housing development is
subject to approval of a use permit.

The discretionary permit process inherently adds time, costs, and introduces risk because the outcome
on the entitlement is less certain. The discretionary permitgess may result in conditions of approval

and mitigation measures being attached to the entitlement, and these may increase development costs.
As a result, markettate housing developers and investors often require higher returns depending on the
perceive risk(https://ternercenter.berkeley.edu/developmentalculatordashboard/ Terner Center

for Housing Innovation, accessed May 28, 20RRtimately these increased costs will be passed along to
the consumer: the renter, or the home buyer.
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As discussed in Chapter 3: Constraints on Housing, the findings, timetable, and costs associated with the
conditional use permit are not a significasdnstraint to the development of neooastal market rate

housing. To incentivize affordable development, however, the County is committed to implementing
streamlined ministerial review process for multifamily developments with an affordable component
(Pragram HES), including those in commercial zones (PrograARHIPue to potential costs savings,
ministerial review provides the County with a strong incentive to encourage affordable development.

Assumptions Used in Determining Realistic Capacity
Each site presented in the Sites Inventory was analyzed by the County onlay«ase basis for

various limiting factors and constraints on realizing maximum capacity. ignfétctors in Del Norte

County include environmental features.g.,topography terrain, wetlands) and regulatory factors.g.,
construction setbacks, noise attenuation zones). Generally, in determining realistic capacity the County
used an 8@ercentratio for residentially designated lands and agrcentratio for nonresidentially
designated lands.

The realistic capacity ratio of 80% of maximum density for residential designations is primarily based on
residential development trends as further dedat below. The County looked at comparable relatively
recent constructed or approved development to demonstrate actual density in residentially designated
areas. Three sites were chosen as examples, two sites in the greater Crescent City area whese service
(water and sewer) are available, and one near Smith River in an area where larger lots are needed to
accommodate orsite septic.

The two sites in the greater Crescent City area are near Site 8 (Summer Park). The Summer Park
Apartments, located at 1500 8umer Park Court (APN 1:83.0-065), includes 56 units constructed on

an approximately 3@cre parcel resulting in an approximate developed density of 15.5 du/acre. The
second area is directly east of the Summer Park Apartments along Winding CreeldGatEeof 44
duplexes (88 units) and 5 triplexes (15 units) were approved resulting in approximately 11.2 du/acre.
Both these sites have Planned Community (PC) zoning and underlying General Plan density of 15
du/acre. When averaged out these sites wer@stoucted or approved for development at over 80% of
allowed maximum density. The third example site is the Valley Garden area (Site 3) along Stargazer
Drive in Smith River. This approximately-8c8e area zoned RB20 was subdivided into 19 parcels,
sone of which have been developed with single family residences and some are vacant. The resulting
density is approximately 1.9 du/acre which is 95% of the 2 du/acre maximum density.

Given these trends, the 80% ratio for residentially designated sitegerasally applied to calculate

realistic site capacities. There are no recent trends for mixgglor residential development within nen

residentially designated areas and 50% of maximum density foresidential designations was applied

for these sitesProgramHE&v A & Ay Of dZRSR | yYR S@ARSYOS 27F GKS [/ 2dzy
residential development on neresidential designated sites. The potential number of units that could

be developed on specific sites and a discussion okgiéeific develoment constraints are further

described below.
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Allocation of Sites (RHNA)

The County reviewed the Sites Inventory and prepared an allocation of units to demonstrate that the

regional housing needs can be provided for during the planning period. [Deat&n of sites was based

on several factors including site suitability (including infrastructure and constraints), allowable density,

and the distribution of units in the RHNA across household income levels. Particular efforts were made

to identify verylow-and lowA y 02 YS K2 dzaSK2f R Ay O2YS tS@St aArisSa 7T
across sites and household incomes is presented in Tablétlle Table 40 summarizes applicable

flyR dzaS NB3IdzA FGA2yas GKS FONBF3IS 2F GKS arasSasz
income category, the County has prepared an Individual Sites Analysis section that provides site specific
realigic capacityand income category designati@malysis as applicable. The Individual Sites Analysis
aSO00GA2y lyltelSa um 2F 5SSt b2NIS /2dzyiéeQa uwu AydS
provided for alksites.
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Table40: Sites Inventoy Summary

General Zoning Income Category
Site Number and Site Plan Developable GP Density . Realistic
NET Designatio Acres (du/acre) DL Capacity VR Low HIeLiEr
n (du/acre) Low ate
1. The Hills 102-020-054 R1, R1 RN, MF 37.54 37.5 6, 15 6, 2,15 78 0 0 0 78
B20D, R3
2. East Rowdy Creek | 103-100-067 R1B20 RN 38.43 31.7 2 2 50 0 0 0 50
3. Valley Garden Multiple R1B20 RN 7.44 2.95 2 2 6 0 0 0 6
4. Ward Field 131-070-002 P-C MFR 2.86 1.24 7 n/a 15 0 0 15 0
5. Gasquet Park** 131-730-003 P-C RN 36 2.8 4 n/a 27 0 27 0 0
6. Habor Center 110-020-080 P-C SR 45.57 45.5 2 n/a 91 0 0 34 57
Tract
7. Nothcrest** Multiple R1, C2 MFR, GC | 6.97 6.49 MFR:15; GC: | R1:6;C2 | 31 0 7 24 0
12* 15*
8. Sunmer Park** 116-310-066 P-C MFR 6.40 6.4 15 n/a 84 55 29 0 0
9. Mary Peacock Multiple P-C UR 21.75 14.79 6 n/a 36 0 0 26 10
10.Arnett 116-160-001 R1 UR 2.48 2.48 6 6 12 0 0 12 0
11. Northcrest Il 116-160-058& | G3 GC 2.18 2.18 12* 15* 16 12 4 0 0
116-160-059
12. Adams** 116-160-055 R3 MFR 1.44 1.44 15 15 13 8 5 0 0
13.Health Center Multiple G3, NH GC, RCA | 3.13 3.2 12* 15* 24 12 12 0 0
14. East Washington**| Multiple G4,R1A | NA 8.26 8.26 12% 1 G4:15% | 45 0 42 0 3
R1IA:1
15-Harold 7653002 S3 =] 199
16. Hospital 117-200-006 R3 MFR 0.66 0.66 15 15 5 3 2 0 0
17. CC Water Tank** | 117-020-020 R2, NH MFR, NH | 16.20 6.3 15 12 61 0 31 30 0
18- Seuth-Parkway/** | 117030009 G2 NA 6141
19-South-Railread?** | 117020052 G2 NA 25-37
20, Bess Maxwell Multiple R2 MFR 1.21 121 15 12 12 0 0 12 0
21.Howland Hill Multiple R1 UR 9.12 9.12 6 6 44 0 0 44 0
22. Klamath Gleh Multiple R1B20 RR, RN, PH 12.90 6.95 2 2 11 0 0 11 0
GC
23. Scenic Creek 116-270-097 GC G2 4 4 12* 15* 30 30 0 0 0
24. YHA 117-020-044 GC G3 1.84 1.84 12* 15* 14 14 0 0 0
25. Northcrest IlI 116160008 & | GC G2 1.13 1.13 12* 15* 9 9 0 0 0
116-160-009
Total 714 143 159 208 204

Note: Site 15 was removed due to a recent (2022) application for a commercial facility on tBecsitese thisites 15, 18, and 1®erepresented as a potential sitg a public
workshop, wéhave shown this changm the table above. No units have been assufoethese properties
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" Denotes a site that is partially or entirely within the Coastal Zone.
* This table presents the General Plan densities. See above discussibCabnty practice, and Program{REfor using the higher density residential specified in the

commercial zoning districts (nePoastal).
** Denotes sites included irand/or 5" cycle sites inventory and subject tofiyht development with units adfdable tolow-incomehouseholds in accordance with

ProgramHEA.
U {SS LYRA@GARdzZ f {AdGSa !yl t8pediidreadisBcdpactyyanalysssf 26 F2NJ I RSGFAE SR FyR &aAd0S
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Sites Suitability Analysis

Theabove information is intended to provide a summary of available housing sites inventory fdt the 6
CycleRHNA, additional detail about each site is includadhe following pagesThe maps and tables
NBLINSBASY (G | Wayl LJAK2( Q thaigformakion Statdd ¢nl aré sNiject olchai® &2t S
Other constraints may apply. Actual development densities may be affected and may only be

determined pursuant to compliance with all regulations and laws. Although lands identified in this

section are suéble for development within the planning period, there is no guarantee that they will

develop during this time frame due to markedlated reasons. Actual development may take place on

other vacant parcels that are not detailed in this inventory.

As repored inTable 4 the County has identified a surplus of sites to adequately provide for the housing
ySSRa 2F (KS /2dzyieé ARSYGAFASR GAl (KSa&lplg F2NI 0
(Government Code section 65863) requires enough sites be maintained to meet the RHNA for all income
levels throughout the planning period. Therefore, State HCD requires jurisdictions create a sufficient

buffer in the inventory to ensure adequatdes capacity exists throughout the planning peridtie

County included a 20% buffer for lower and moderate sifesble 41belowshows that the County

inventory bufferexceedghe 20 percentbuffer for all income categories.

Table 4.: Identified Sites and the 6 Cycle RHNA

Very Low Low Moderate Above Total
Moderate

Total Units Identified in Sites Inventory 143 159 208 204 714
RHNA 102 75 55 154 386
20% Buffer 20 15 11 N/A 46
Surplus 41 84 153 50 328

Source: Del Norte County, 2022.

Individual Site Analyses

Further information on each site, includidgtailed descrifions, individual site maps and suitability

analysis, are providebelow.

Site 1, The Hills
This site contains three residential zoning districts:

1 R2LD (Single Family Residential,200 square foot minimum lot size with density clustering):

approximately 21 acres

1 RXB20D (Single Family Residenti#0,000 square foot minimum lot size widensity

clustering): approximately 14 acres

1 R3-D (Multifamily Residential with density clustering): approximately 2.7 acres

INJuly200&& 5SSt b2NILS /2dzydé A&daadzSR I adl FF NBLRNI F2NJ
existing entitlement to deelop twenty-one acres of the site. The proposal is to create 78 single family
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residential parcels and a remainder for future development. According to the staff report, approximately
66 of those units are within the area zoned-B,112 units are proposeditin the area zoned RB20D.

The number of units proposed is approximately 12 units less than the original project approval for units.
The portion that is zoned-BD is not proposed for development at thise andis excluded from the
calculation of ealistic capacity. Planning staff recommended conditional approval of the project.

Site 2, East Rowdy Creek:
Development of this site is constrained by two creeks: Rowdy Creek which comprises the northwest

property line, and Clanco Creek traversing tigbuhe northern portion of the property. For nezpastal

properties proposed for development that contain, or are adjacent to, creeks and wetlands, Del Norte

/| 2dzyieéQa adlyRINR LINPOS&aa Aa G2 dzaS 5SLI NLYSyd CaA
with DFW. Based on a 2022 onsite-pmplication consultation with DFW staff, a-ffbt setback

consistent with the Valley Garden subdivision is recommended. This property also subject tfpat100

wide agricultural buffer where residential developmemmnnot be located.

Site 3, Valley Garden:
This site is comprised of multiple parcels planned and zoned for single family residential development.

The northernmost properties abut a tributary of Rowdy Creek. All residential development must be set
back 50 feet from the stream in a similar manner as discussed above under Site 2. The eastern portions
of this site are in close proximity to Highway 101. Future inhabitants of the eastern portion of the
property may be exposed to noise levels that extée Del Norte County General Plan adopted noise

level thresholds for sensitive land uses, which includes residential development. The County's adopted
standard is 52 dB (daytime) and 47dB (night). Indoor and outdoor noise levels can be reducedlto a leve
below the maximum noise exposure levels permitted under the County General Plan through a
combination of measures that can include:

1 Installing exterior fencing between affected residences and the noise source that uses
construction materials known to ahuate noise (e.g., &foot-tall masonry wall);

1 The design and siting of the residences on the parcels adjacent to the highway; and

1 The construction methods on the affected residences.

Site 4, Ward Field
The area that is vacant and thereby is poially developable is approximately 1.24 acres in size. The

existing entitlement (use permit) permitted 32 multifamily units. Twelve to 13 of those units were
developed. The remaining entitled units are to be located in the area designated dsaBities

currently undeveloped. The septic system that serves the existing residences is located on A7 131
001 and there is also a property lease with the County for leachfields to be on airport property.
Although the entitlement has not been built out toglauthorized 32 units, the entitlement is vested,

and another 19 units may be built on Site 4. The realistic capacity of Site 4 is 15 units based on the 80
percent assumption discussed above.
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Site 5, Gasquet Park:
Realistic Capacity: Planned CommurC) Zone: While uses are subject to securing a use permit on

parcels in the FC zone, prior to the£ zone being applied to a parcel of land, the land is evaluated
programmatically to ensure suitability for development of a planned residential community.

Mobilehome park subdivisions are an enumerated allowed use in4Beéne. This site consists of an

existing mobile home park with an existing valid and vested entitlement from Del Norte County. The

| 2dzyieQa SEAAGAY 3 @S a ieBome gk that detubias Sefan ackesd and @dmsistsi KS Y
of Phases 3, 4, and 5. The total buildout capacity of Phases 3, 4, and 5 is 46 spaces (units) which yields a
density of 7 units per acre. The mobilehome spaces for Phases 3 and 4 are constructed, andccomb

have a total capacity of 31 spaces (units). Presently there are 12 vacant spaces within the Phases 3 and

4. All wastewater and drinking water connections are available at each of the 12 vacant spaces. Phase 5

is entitled and adds another 15 spaceghe existing park. The area where Phase 5 will be developed is
approximately 2.8 acres in size and is located between two developed portions of the park, on lands
GAGK af2LJ5a 2F p LISNDSyid 2N fSaacd ¢KS pftbashif SK2YS
the property eastward. Moreover, the land use regulations for the adjoining eastern portions of the

property, Residential and Agricultural-{R\) and Timber Preserve Zone (TPZ), do not allow mobile

home parks byright or with a use permit. Eneastern portions of the property outside of thedPzone

also feature increasing slope, with the TPZ portion having slopes of 20 percent or more.

Adequacy for Lower Income Inventory: The 12 vacant spaces ar&eyrrand ready for mobile homes

to be ingalled. According to the Gasquet Mobile Home Park website
(https://www.gasquetmobilehomepark.net/home, accessed August 26, 2022) spaces rent from $350 to
$450 per month which includes water, garbage, sewer, and basic cable services. From 2019 to August
2022, four existing mobile homes in the Gasquet Mobilehome Park were advertised for sale. The
County has used these four units to estimate unit affordability for ownership. The lowest priced unit
was $154,000 and the highest priced unit was $238,900.calcelated average andedianasking

price for these four are $199,450 and $202,450, respectively. According to Table 10: Affordable Housing
Cost Relative to Household Income in the Background Report, the average and median price for
purchase of mobilehme units are below the maximum purchase price of $232,516 for a low income
household. While buildout of Phase 5 necessitates construction of interior infrastructure the
entitlement authorizing the work is secured and vested so the property owner onlysrtedde building
permits to initiate the work. Mobile home parks are recognized as naturally occurring affordable
housing.

Site 6, Harbor Center Tract
Realistic Capacity and environmental constraints: The Coastal Comn@ppimved CDP authorized

resubdvision of the 45.5 acre property into 94 parcels ranging in size from 3,000 square feet to 0.50
acres in size. Three of the parcels would be allocated indefinitely as open space for the protection of
coastal resources. The approximate location of the aretk is shown in the Coastal Commission staff
report for CDHF6a8-20084a1l (https://documents.coastal.ca.gov/reports/2008/8/F8s2008-al.pdf-

see pgs. 147 for mapping). These three parcels would not be availableefdentialdevelopment.
Sixtyseven of the parcels, once created by recordation of the final map, are designated for traditional
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detached single family residential development. The remaining 24 parcels are designated for townhome
development.

Although the Coastalommission approved a Coastal Development Permit in 20@8;tober 2019, the
Coastal Commission issued a one year renewal of the Coastal Development Permit (CDP). In August
2021, the applicant applied for an extension, but the application was deemethiplete. Further

details from the Coastal Commission on the status of the CDP rgreading The Coastal Commission
approved CDP authorized resubdivision of the 45.5 acre property into 94 parcels, and construction of 91
dwelling units. Completion of theesubdivision would precede issuance of building permits and
construction of the residences.

The Coastal Commissi@pproved CDP authorized resubdivision of the 45.5 acre property into 94

parcels, and construction of 91 dwelling units. Completion of#isebdivision would precede issuance

of building permits and construction of the residencésiailable infrastructure: The subject property is

within the urban boundary as designated in the certified Local Coastal Program (LCP) and the property is
desigrated as Suburban Residential (SR) under the LCP. Water service will be provideajdyfeeder

line of the City of Crescent City water system available along the property frontage and the approved
subdivision will connect to this line. Community seviee$ are about .40 mile away on Northcrest Drive

and sewer service will be extended to serve the residential subdivision.

Twelve units of moderatasncome units are designated for Site 6there will be twentyfour lots

specifically designated for townhkise developmentThe California Coastal Commission approved
townhouse development onlgn Site A and Site. BSites A and B are excerpted below fritrea Coastal
Commission staff reportSite A is 2.04 acres and Site B is 1.40 acres, totaling 3.44 aeldiagya

density of 7 dwelling units per acre. These townhouse lots will be approximately 3,000 square feet in
size. The small lot size and that the CDP only permits townhouses may be built results in housing that is
more affordable by design due to theduced costs of land and construction.

Site 7, Northcrest
Approximately 1.50 acres of the site is zoned C2, and 5 acres are zoned R1. The existing commercial use

on the road frontage occupies approximately 0.48 acres of the C2 zone portion of the site. The existing
commercial use is accessed directly from Namtst Drive. Aerial imagery and Google Streetview

indicate there is one commercial structure that is approximately 3,200 square feet in size, it is a single
story structure, and is currently being used as a professional office. The structure is setback
approximately 50 feet from the outer edge of Northcrest Drive. There is an improvestre#ft parking

area adjacent to the commercial structure that is approximately 3,200 square feet in size.

The realistic capacity calculation excludes the commercidirgxigse and associated parkirend
curtilagearess, which altogether are approximately 0.48 acres in size. The realistic capacity analysis
shown on the site detail padeelow does not assume the existing use will be removed as it occupies less
than 7 percent of the parcel area, it does not defragment the remaining undeveloped portions of the
property or create noncontiguous areasis located in the northeast corner die site, anddoesnot
impedethe development of access ivom the public street.
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A mix of land use regulations apply to Site 7 that will result in mixed income housing development on

Site 7. The Del Norte General Plan designates the eastern port®eresal Commercial GC with a
corresponding zoning of C2 (see detailed mapping page below). As shown, 1.44 acres of the property is
planned GC and zoned C2, of which only 0.48 acres is occupied the commercial use, leaving 0.96
contiguous acres availablerfmultifamily development. As discussed above, when the allowed
NEAARSYGAlIfT RSyaAdAaSa RAFTFSNI oSGsSSy G4KS D/ FyR |/
higher residential density of 15 dwelling units per acre. Consequently, thismpaof the site meets the

RSFl dzZ & RSyaAideé NBIAdZANBYSyld F2NI AyOfdzarazy Ay GKS
/ 2dzyi& LINI OGAOSzT {AGS 717Qa NBFftAAGA G Jl2Lyr SXRal R I yWaRk (
15 dwelling units peacre to the 0.48 acres of Site 7 that is designated GC and is zetygdelling a

maximum capacity of 14 housing units. When the 50 percent reduction for commercial sites is applied,

this portion of Site 7 has a realistic capacity of 7 housing uniitsf aiich are designated as Low

Income units.

The western portion of Site 7 is designated General Plan designation Multifamily Residential (MFR) and

an R1 zoning. When land is planned and zoned for residential uses but the densities of the regulations
RATFSNE Al A& 58St b2NIS /2dzyieqQa LINF OGAOS G2 I LILX
LIN} OGAOSET {AGS 1Qa NBIfAAGAO OF i QA0S Qay R Syyad2ives 2
dwelling units per acre to the 5.05 acres of Siténat is designated MFR and is zonet, Rielding a
NBIFfAZGAO OFLIOAGE 2F Hn K2dzAaAy3d dzyAlGao ¢ KS [/ 2dzy
this 5.05 acre means this portion of the Site 7 does not meet the lower income inventoryltdefa

density; therefore the 24 housing units are designated as Moderate Income units.

Site 7 Summary

Max.
Development
In Acres Allowable Density Potential Realistic Capacity
6.97 | total parcel area
6.49 | Totaldevelopable
acres
1.44 | ptn. zoned C2
5.05]| ptn. zoned R1 6 dwelling units 30 units 24
per acre
0.48 | C2 ptn. w/
existing use
0.96 | ptn. zoned C2 ang 15 dwelling units 14 units 7
not developed per acre
Total 44 31

Site 8, Summer Park
Adequacy for Lower Income Inventory: In 2006, a 124 dwelling unit major subdivision was approved on

a 20+ acre parcel. In December 2006, the first phase of the subdivision was recorded which included 56
lots and encompassed roughly the eastern half ofgheent parcel. The remaining 10-48re west half
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of the property was designated as the remainder2009, UP0912 was approved entitling the 10.13

acre parcel for 162 dwelling units to be constructed in phases. For financing purposes, thieafiesof
57-units, was required to be on a separate legal parcel. The remaining land, which is still entitled, has a
remaining development potential for 105 mufeimily units, which yields a density of 16.4 dwelling units
per acre at full build out.

Realstic Capacity: As discussed above the approved full buildout of Site 8 is 105 units. There are no
environmental constraints and infrastructure, including dry utilities, is available at the site. The General
Plan designation for the entire site is Meftamly Residential 15 dwelling units per acre. The current
entitled full buildout is 105 units. The realistic capacity of Site 8 is 84 units when the 80 percent realistic
capacity factor is applied.

Scenic CreeklDrE

|

=
—
=
]
E
FS
3,

S,

Site 9, Mary Peacock
The site is in the Coastal Zored is zoned Planned Community@P Consequently, any residential

development is subject to discretionary approval. Because the site is in the Coastal Zone, a wetland
buffer of 1006feet has been applied as development and potential impacts to Caas@alirces, which
includes wetlands, are highly regulated. Del Norte County prepared Figure 3 below to be used as a
legend for the following discussion because Site 9 has different attributes resulting differences in the
anticipated buildout.Water, sewerand dry utilities are available to all portions of Site 9 during the Del
b2NIS /2dzyieQa ciK 0e0fsS LXFYyYyAy3a LISNAZ2RO®
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Site 9 Legend

{AGS & LR2NIA2ya tF0StSR Fa a!é¢ KI @Selinkupitspd2 G Sy G A I €
acre because:

9 Based on available National Wetland Inventory (NWI) mapping, this portion of Site 9 do not
contain wetlands, and are outside a bt wetland buffer applied to NWI identified wetlands
that are nearby (see Site 9 mappingai§. Available information indicates biological resources
are not present on this portion of the site.

1 Essential infrastructure, i.e., water, sewer and dry utilities, are available along Arlington Avenue
and the portion of West Jefferson Stresdjacent to Mary Peacock Elementary School that is
due north of the Site 9.

1 Available information indicates the "A" portions of the site do not have steep slopes.

There is approximately 4.95 acres of "A" portions, resulting in a maximum density of 3hgwaelts,
and a realistic capacity of 24 dwelling units.
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Site 9: Approximate Acreage of Developable Areas

Portiors of site ¥ | 6 St S RTherd s an exsting shtitlement for this 0.33 acre portion of Site 9,

and the buildout of the bloclill be consistent with the fully developed block that is due east that

contains nine single family residences. Available information indicates two to three houses remain to be
odZAt i Ay GKS a.¢ tF0StSR | NBI is2dweljndguni®. pd ¢ KS NBI €

PortionsSite 9t 6 St SR & &/ ¢ KI @S f26SNJ RSOSt2LIYSyid LRGSY

1 Based on available National Wetland Inventory (NWI) mapping, this portion of Site 9 contains
wetlands. The wetland and the associated X606t buffer results in significantly smaller
buildable areas with range of 0.17 acres to 2.06 acres.
1 While essential infrastructure, i.e., water, sewer and dry utilities, is available in the vicinity it is
not immediately adjacent to these siteBublic waer and sewer, and dry utilities are available
RdzZNAYy 3 GKS 5Sf b2NISQa ciK O@O0tS LIXIyyAy3a LISNA

DAGSY (KS&S O2yaiNIAyidazr GKS YIFEAYdzY 6dzAf R2dzi | yR
of Site 9 are 10 dwelling units. An estimated buildout of two dwelling units was applied to the areas that
FNE Hdmp | ONB A |y Rortmomare sl & developnieft pofeiitil SfNde & / £

dwelling unit.

Site 10, Arnett
The existing improvements on the site consist of a detached shop/garage with a footprint of almost

2,000 square feet that is of permanent construction. The County consulted their records, and it is
estimated the structure was built in the early 1990s. d¢@erial imagery indicates the open area west
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of the shed has been used for livestock pasture. There is a garden area, with a srstfiridieg
greenhouse, that altogether measures roughly 650 square feet in size.

¢KS Hnum 5SSt b2 Ndvalue bfzhdzgyfapértQiignprovemerdsissh2Mds. According to

Table 54 Current Land Costs, the 2021 value of a suburban SFR site that is 20,000 square feet to two

acre would range from $20,000 to $549,000. As this site is nearly 2.5 acres in sieasibmable to

anticipate the site would be valued at the higher end of the range. Removal of this structure is
SA&GAYIIGSR (2 02&40a&a | LIWINREAYLFGSte& bmpZpnn olasSR 2y
for removal of structures of a similar sizedause. The assessed value of the existing structure +

estimated costs of removal is approximately $35,500, representing roughly 6.5 percent current land

costs per Table 54. This means the value of the existing of the improvement and estimated costs of

removal is low relative to the value of the laadd therefore is not an impedimentAs an infill

residential inventory site with relatively flat topography, new residential development may have to
O2yaldNHzZOG RNIYAYLF3AS AYLINE O e yinbdfreqhiemenitSs SG G KS / 2dzy i

Site 11, Northcrest Il

Site 11 is zoned and planned for commercial uses, and is not in the Coastal Zone. As discussed above, it
Ad 5Sf b2NIS [/ 2dzyieé Q&o GRal I /AR KNFRNJ LONPEOASRRSIyNGIs e RiSySa N
I ONB o tKS aArAiGS8SQa w%w2yAy3d YR DSySNrf tfly RSyaaGe
consistent with implementation of Program HrEof the Housing Element. ProgramREommits the

County to amending the General Plan to aase allowable residential density to 15 dwelling units per

acre in commercial areas with public sewer and water, including streamlined (ministerial) review for

projects with an affordability component (minimum 20 percent available of residential unisiafile

to lower income households). Implementation of ProgramwE g A f £ YSY2NA I f AT S GKS 7/
practice of applying the higher density of the commercial zoning district, in this easkbyGncreasing

the density of the GC land use designatidrhis will allow for, and incentivize, the development of

lower income housing, henceforth, assisting in providing for the lower income housing needs of the

County. Site 11 includes APNs AIB8-058 and 116160-059 which combined together are 2.18 acies

size. Since early 2022, the two APNs have been held by the same property owner per the property

records of the Del Norte County Assessor, but prior to early 2022, the property was held differently.

Site 12, Adams
Site 12 is southeast of the Arneftes(Site 10), and is also an infill inventory site. Like Site 10 it has

relatively flat topography and is surrounded by urban uses. Due to the buildup of urban development
that surrounds the site, new development may be required to construct drainageiraments for
O2YLX Al yOS 6AGK GKS /2dzyieQa aid2N¥sl G§SNI Ndzy2FF NB

Site 13, Health Center

This site is constrained by wetlands and a tributary of Elk Creek that are present in the eastern portion
of the site. These resources are part of the Ebek watershed. In September 2021, the Elk Creek
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Restoration Feasibility Study was relea8etilK S a (G dzReé S @I f dz- 1Sa GKS g1 G§SNEK
and fish habitat conditions. The study identifies and prioritizes potential watershed restoratscis

that will enhance coastal wetlands and achieve multiple benefits for coastal resilience, water quality,
hydrology, and fish and wildlife habitat, although the study does not identify Site 13 as a potential

project location, the study includes seaéfGeneral Recommendations. General Recommendations 1

and 3 are the most applicable to the Site (pages-126):

1. Urban planning to promote losimpact development, landscaping that reduces urban runoff,
and improved access to and protection of wetland teisi All habitats across Elk Creek are
threatened by continued urban, residential, and commercial development. Elk Creek is a small
stream with a large urbamwetland interface. Planning and code enforcement are needed to
protect Elk Creek from urban dewegiment that could lead to increased flooding or degraded
water quality. Sedimentation that could impact urban infrastructure or the Crescent City harbor
must also be considered with any project planning. Efforts to promote low impact development
will promate coastal resilience and protect infrastructure from natural disasters.

3. Support organizations that are addressing homelessness anthtmsne housing shortages.
Many of the sensitive stream and wetland areas in and around Crescent Cé#grare
permanent camping locations for the housing insecure population in Del Norte County. These
campsites are a source of nqoint pollution, impact water quality, and limit public access to
green spaces.

The estimate of potentially developable area exigls areas that are presently vegetated. These

vegetated corridors buffer the stream from upland activity and development, and can reduce

sedimentation that may be generated by upland activities. The vegetated corridors also have steeper
slopesandare®ed adzA Gl ot S FT2NJ RSOHSt2LIVSyidz a NBFESOGSR «
Conservation Area (RCA) and Natural Hazards (NR) land use designation and zoning, respectively. The NR
zone is recommended for open space or very low density/intensiy Bemoval of the existing

vegetated area results the potentially developable area of approximately 3.2 acres. Public water and
ASHSNIIFNB FGFAflofS Ff2y3a GKS LI NOSt Qa wTMgdlr 3IsS
power,arealsoavaf 6t S 0 GKS {AGSQa b2NIKONBAG 5NARJS FTNB
the Northcrest Drive frontage which does not feature the water and biological resources that are

LINBaSyd 2y GKS LI NOSt Qa St aiS Ny planhdd Hdzcomniersigdl S G KS 2
uses, the Zoning density of 15 dwelling units per acre identified for this site is consistent with

implementation of Program HE of the Housing Element. ProgramRIEommits the County to

amending the General Plan and zoningedo increase allowable residential density to 15 dwelling

units per acre in commercial areas with public sewer and water, including streamlined (ministerial)

review for projects with an affordability component (minimum 20 percent available of resideniisl

3 Smith River Alliance and Stillwater Sciences. 2021. Elk Creek Restoration Feasibility Study. Final Report. Prepared by Smith
River Alliance and Stillwater Sciences for California State Coastal Conservancy and California Department of Fiskeand Wildlif
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affordable to lower income households). This will allow for, and incentivize, the development of lower
income housing, henceforth, assisting in providing for the lower income housing needs of the County.

Site 14, East Washington
Infrastructure:Access to sewer for both sites can come from one of two locations: one being near the

Walmart and one along northbound State Highway 101 near the Pacific Terrace Mobilehome Park. In
late 2021/early 2022, th North Coast Regional Water Quality Board (NCRWQB) staff suggested Del
Norte County apply for technical assistance funding to study the feasibility of extending the sewer
system and allow for consolidating high volume properties, such mobilehome pagkshlio sewer.

The State has funding available for planning and construction of infrastructure projects that service
avylff RAAFRGEFEYyGFE3AS O02YYdzyAGASE 65!/ a0 ¢KS {dGFdS
2018). The Budget Act of 202 Wastewvater Infrastructure Appropriation set aside $350 million for

planning or constructions projects with local investment that service small Disadvantaged Communities
(DACs). Sitt4and the adjacent neighborhoods, are within designated DAGSudust 2022, the Del

Norte Board of Supervisors followed through on the NCRWQB suggestion and authorized filing the
application. The County is seeking technical assistance from the State Water Resources Board to look at
the feasibility of extending sewéo this area from these two locations. The study would evaluate

alternate routes, user interest (needs assessment/survey of property owners), preliminary design

criteria, technical analysis, estimated cost, projected operation and maintenance coststtipgrmi
requirements, projected user rates, potential funding sources and other similar items that would help
guide the decision in moving forward with future extensions.

Environmental Constraint3he Del Norte County General Plan identifies the need fmeratitenuation
features to be incorporated into the design of residential development in this area due to the close
proximity of Highway 101. At this location, State Highway 101 generates noisetfatadgceedhe

General Plan adopted thresholds f@nsitive land uses: 52 dB (daytime) and 47dB (night). Procedurally

a noise study must accompany a development application for this site. The study must identify the
specific recommendations to mitigate exposure to noise levels in access (All types eiftiasid
development are categorized as a sensitive land use. General Plan noise level thresholds for sensitive
land uses are recommended to not exceed 45 Ldn if acceptable outdoor noise levels cannot be achieved
by noise mitigation measures. Through a camaliion of measures including the construction of a 6 foot

tall masonry wall along the property frontage, design layout of the residences on the parcels adjacent to
the highway, and construction methods on the residences, indoor and outdoor noise levéls can
reduced to a level below the maximum noise exposure levels permitted under the County General Plan.

Site 14 is split zoned with the northerly portions zoned Residential and Agricultural (R1A) and General
commercial (&1). The site has 2.65 acres of R1A zone, and 5.61 acres of @@ R1A zone allows for

low density residential development at one dwegjiunit per acre. The three northernmost portions of
Site 14 are assumed to be developed consistent with the R1A zone density, even where thede are C
small areas. The remainder of Site is assumed to be developed for residential purposes in accordance
with Program HER, discussed previously. Agdimpgram HER commits the County to amending the
General Plan and zoning code to increase allowable residential density to 16 dwelling units per acre in
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commercial areas with public sewer and water, includimgasnlined (ministerial) review for projects

with an affordability component (minimum 20 percent available of residential units affordable to lower
income households). This will allow for, and incentivize, the development of lower income housing,
henceforh, assisting in providing for the lower income housing needs of the County. This results a
realistic capacity of 45 total units. The 42 units designated as low income would be developed on the C
4 portions of the property in accordance with Program4lH he 3 moderate units are designated for

the R1A portions of the Site 14.

Site 16, Hospital
A tributary of Elk Creek is located-sfte and to the west. Thid.66-acresite features a bench with a

relatively flat slope. Any future development will imporate standard best management practices to
ensure runoff and sediment is managed during the construction andqmsitruction phases. Public
sewer is available across the street at the hospital.

Site 17, CC Water Tank
Environmental Constraints: Site 17 is not located in the Coastal Zone. The entirety of the parcel is in a

designated tsunami evacuation zone, as are many other properties in the vicinity. The tsunami

evacuation zone designation is for evacuation planpiagoses andiR2 Sa y 204 I FFSOG GKS a
residential development (Heidi Kunstal, personal communication, July 2022). Moreover, residential
development is not required to mitigate tsunami hazards. The same tributary of Elk Creek that begins

on theeastern portion of Site 13 also passes through Site 17, with Site 17 being downstream of Site 13.

5Sf b2NIS /2dzyieQa bl ddz2NFt | T FNR 0bprdpery@ng S I LILI A
reflects limited development potential. More specifigalihe NH zone reflects the physical and

environmental constraints related to the Elk Creek tributary, and the corridor that approximately

parallels the tributary that is characterized by slopes that are steep having a slope of 15 percent or

more. TheSitsit RS GFAf RSLIAOGA GKS IINBlLa 2F {AGSQa wmT1Qa&
development:

1 Outside the Elk River tributary and the associatedds protective stream buffer; and
1 Do notinclude areas with slopes of 15 percent, ab-foot buffer that was applied to slopes
of 15 percent or greater.

CKAA fFNBS yIFddzNIf dzLJ ' yR 0SYyOK 2y (KS {AdSQa SI a
policy already provides for clustering of residential development to avoid natural hazards pratdot

resources areas from incompatible development and uses. Clustering development @3-dwe

LR2NIA2Y 2F GKS {AGS A& O2yaradSyid sAGK SEAaGAYy3 |/
realistic capacity considers only the develogabénch and excludes the tributary and its buffer, and

areas with steep slopes and the-g¥ot buffer. The 6.3 acres of potentially developable area is below
theten-acred G I G dzi 2 NE GKNBakK2fR 2F D2@Qié / 2RS {SO0A2Y cp

Water, sewer,anddryuA f AGASa NS I @FLAfFofS f2y3a (GKS LI NOST ¢
g2dzf R 0S RS@St2LISR FNRBY (GKS {A4GSQa | A3dKgle& mnam FN
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RATFSNBYGALIT FNRY GKS a2dzi KSI &GS M¥king ®velbgtneni e G KS LI
utilities and access development feasible.

Although Google aerial imagery indicates that Site 17 is developed witigkefamily residence, the

residence was demolished in 2018 with a County approved demo permit because offimgeldn
CSoNMHzZE NE HnunX GKS [/ 2dzyGeQa RSY2 LISN¥YAG 6l & FAYLf
site.

Site 21, Howland Hill
This site is not in the Coastal Zone. It was previously noted that Site 21 may have wetlands, but a review

of current National Wetlands Inventory data indicates wetland are not present on the site. The Howland
Hill site is in an area served by public waiad sewer. The southern extent of Site 21 is State Street,

and a main lateral for sewer and water runs easist along State Street. These facilities have been
extended northward along Hill Street until the intersection with Shirley Street. At the edgos of

State Street and Spring Street, public sewer line has been extended approximately 450 feet northward.
The described water and sewer line extensions are depicted as purples line in below image. This means
infrastructure is available at the frontagf some portions of Site 21.
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Site 21, Location of Public Water and Sewer

Fw CTRIGIS

7/26/2022, 11:11:57 AM

Site 22, Klamath Glen
Site 22 is not located in the Coastal Zone. According to FEMA documentation the Klamath Glen levee

provides flood protection and minimizes flood hazamisthe Klamath Glen community and Site 22.

The site, however, is constrained by the presence of wetlands. The Site 22 mapping detail shows the
current National Wetland Inventory mapping at the site withGfoot protective buffer applied. There
remainsa total of 6.95 acres of land zoned-B20 that is outside the wetlands and the buffer. While

the wetlands separate portions of Site, there are two large contiguous sections of Site 22 that are zoned
and planned for residential development. Only areasexbR1B20 that are outside the wetlands and

associated5F 220G 6SGft YR 0dzZFFSNI I NB FlFOG2NBR Ayidz2z GKS Ol

is 11 units. Public water is available in the Redwood Road right of way that is one block southwest of
the southern section of Site 22, and approximately 450 feet southwest from the north section of Site 22,
as measured at the intersection of Redwood Road and Cedar Street. Public sewer is not available in this
community of Del Norte County.
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Site 23, Saac Creek; Site 24, YIHA,; and Site 25, Northcrest Il|

Sites 23, 24, and 25 are new housing element inventory sites for Del Norte County: the County has not
used any of these sites in a previous housing element. None of these sites are developed and all these
sites are vacant. Sites 23, 24, and 25 have pwaier and sewer, and dry utilities available at street
frontage of each site. All sites have relatively flat topography, and are infill sites as they are adjacent to
existing commercial or residential development. Sites 23, 24, and 25 are not locakedCGoastal

Zone, and sensitive natural resources or hazardous conditions are not present. Sites 23, 24, and 25 are
planned GC and are zoned commercia?, G3, and €, respectively. Both the-Zand C3 zoning

districts permit residential densitiesf 15 dwelling units per acre, which meets the lower income

inventory default density requirement. While the GC General Plan designation has a lower density, it is
GKS /2dzyteqQa SaidlofAaKSR LINE O BRuBSonészadiscudsside G KS
above.
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Site Name: The Hills

APN(s)
102-020-054

Land Use Considerations
Zoning: R1-D, R1-B20-D, R3
Zoning Density: 6du/acre,
2du/acre, 15du/acres

General Plan: RN

General Plan Density: 2du/acre
Coastal Zone: No (within 3 miles)

Parcel Acres: 37.540 acres

Developable Acres: 37.5 acres
R1-B20-D: 20.8 acres (41 units)
R1-D: 14.0 acres (84 units)

R3: 2.7 acres (40 units)

Existing Use: Vacant
Capacity: 16580 units
Realistic Capacity: 7864 units

Infrastructure Considerations

Served by public water, no public
sewer.

Environmental Considerations

None

Other Constraints

Adjacent to Highway 101.

RHNA Distribution

Income Units

Very Low

Low

Above Mod.

0

0
Moderate 0

78

Site 1: The Hills

Aerial View :




Site Name: East Rowdy
Creek

APN(s)
103-100-067

Land Use Considerations
Zoning: R1-B20

Zoning Density: 2 du/acre
General Plan: RN

General Plan Density: 2 du/acre
Coastal Zone: No (within 3 miles)
Parcel Acres: 38.43 acres
Developable Acres: 31.7 acres
Existing Use: Vacant

Capacity: #+63 units

Realistic Capacity: 5064 units

Infrastructure Considerations

Served by public water, no public
sewer.

Environmental Considerations

Bordered by Rowdy Creek; Clanco
Creek runs through northern
portion of site.

Other Constraints

Agricultural buffer.

RHNA Distribution
Income Units
Very Low 0
Low 0
Moderate 0
Above Mod. 5061

Site 2: East Rowdy Creek

Aerial View




Site Name: Valley Garden

APN(s)
103-130-001, 103-130-002;-403-

103-130-010, 103-130-011,103-
436-642, 103-130-013, 103-130-
014, 103-130-019;163-136-626

Land Use Considerations
Zoning: R1-B20

Zoning Density: 2 du/acre
General Plan: RN

General Plan Density: 2 du/acre
Coastal Zone: No (within 3 miles)
Parcel Acres: 3#.424 acres
Developable Acres: 2.95 acres
Existing Use: Vacant

Capacity: 645 units

Realistic Capacity: +2-6 units

Infrastructure Considerations

Served by public water, no public
sewer.

Environmental Considerations

Creek and AG buffer along
northern boundary.

Other Constraints

Noise attenuation buffer along
eastern border adjacent to
Highway 101.

RHNA Distribution
Income Units
Very Low 0
Low 0
Moderate 0
Above Mod. 612

Site 3: Valley Garden




Site Name: Ward Field

APN(s)
131-070-002

Land Use Considerations
Zoning: PC

Zoning Density: NA

General Plan: MFR

General Plan Density: 7 du/acre
Coastal Zone: No

Acres: 2.86 acres

Developable acres: 1.24 acres

Existing Use: Partially developed
with MFR rental units

Capacity: 1928 units

Realistic Capacity: 153 units

Infrastructure Considerations

Area served by public water and
onsite septic. Nearby Mountain
Elementary School.

Environmental Considerations

None.

Other Constraints

Height constraints associated with
Ward Airfield.

RHNA Distribution

Income Units

Very Low

Low

Moderate

Oll—‘OO
w1

Above Mod.

Site 4: Ward Field

Map View



Site Name: Gasquet Park

APN(s)
131-730-003 (portion of parcel)

Land Use Considerations
Zoning: PC

Zoning Density: NA

General Plan: RN

General Plan Density: 4 du/acre
Coastal Zone: ¥esNo

Acres: 7-0-aeres36 (PC area)

Developable acres: 2.8

Existing Use: MaeantMobile Home
Park

Capacity: 2738 units Aerial View
Realistic Capacity: 48-27 units

Infrastructure

Existing mobile home park.

Environmental Constraints

Nene-Steep slope area in the
southeast portion of the parcel.

Other Constraints

None.
RHNA Distribution
Income Units
Very Low 0
Low 2748
Moderate 0
Above Mod. 0




Site Name: Harbor Center
Tract

APN(s)
110-020-080

Land Use Considerations
Zoning: PC

Zoning Density: NA

General Plan: SR YR

General Plan Density: 2 du/acre
Coastal Zone: Yes

Acres: 45.57-a€cres

Existing Use: Vacant

Capacity: 914 units

Realistic Capacity: 914 units*

Infrastructure Considerations

Served by public water, requires
sewer extension.

Environmental Considerations

Wetlands.

Other Constraints

*The site has been approved for a
Coastal Development Permit for
914 units by the Coastal
Commission.

RHNA Distribution
Income Units
Very Low 0

Low 24580
Moderate 2234
Above Mod. 452257
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Site 6: Harbor Center Tract
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Site Name: Northcrest

APN(s)

Site 7: Northcrest
116-171-003, 116-171-037 .

Hg

Land Use Considerations

Zoning: R1_(5.05 acres);

-C2(1.44 acres)
Zoning Density: 6 du/acre, 12
du/ac

General Plan: MFR, GC
General Plan Density: 15 du/acre
S 2 2y A ! & e
Coastal Zone: No (within 3 miles) ol g A & _!l' filn gl "> X
. SRR @ RS
y . .

~4

Acres: 6.97-aeres
Developable acres: 6.49
Existing Use: Commercial
Capacity: 45 4/42-units
Realistic Capacity: 2332 units

Infrastructure Considerations

Area served by public water and
public sewer, and dry utilities.

Environmental Considerations

None.

Other Constraints

Commercial area on road frontage
not included in residential holding
capacity calculation.

RHNA Distribution
Income Units
Very Low 0
Low 9748
Moderate 2415
Above Mod. 0




Site Name: Summer Park

APN(s)

Site 8: Summer Park

116-310-066

Land Use Considerations

Zoning: PC
Zoning Density: NAA13 du/acre by
entitlement——

General Plan: MFR
General Plan Density: 15 du/acre
Coastal Zone: No (within 3 miles)

Acres: 6.4-aeres

Existing Use: Vacant #‘

Capacity: 10596 units Aerial iew

Realistic Capacity: 844 units

Infrastructure Considerations

Served by public water and public
sewer

| E=

|
IS =

Environmental Considerations

None.

Other Constraints

Hone: Map View
RHNA Distribution
Income Units
Very Low 48 55
Low 29
Moderate 0
Above Mod. 0




Site Name: Mary Peacock

APN(s)

116-111-001, 116-112-001, 116-

113-001, 116-114-005, 116-114-

009, 116-114-010, 116-130-022;

116-130-023, 116-131-001, 116-

131-002,7116-132-008,-116-132-

919, 116-132-0203,416-132-022,
116-133-001, 116-136-001, 116-

136-002;-116-132-620

Land Use Considerations
Zoning: PC

Zoning Density: NA

General Plan: UR

General Plan Density: 6 du/acre

Coastal Zone: Ne-Yes{within-3
es)

Acres: 21.75-aeres

Developable acres: 14.79
Existing Use: CommereiatVacant
Capacity: 42-33% units

Realistic Capacity: 36 78 units

Infrastructure Considerations

Public utilities are available but
will need to be extended to serve
interior areas of site. Near Mary
Peacock School, Del Norte High
School, and College of the
Redwoods.

Environmental Considerations
Forested wetlands.

Other Constraints

None.
RHNA Distribution
Income Units
Very Low 0
Low 0
Moderate 7826

Above Mod. 100

Site 9: Mary Peacock




Site Name: Arnett

APN(s)
116-160-001

Site 10: Arnett

Land Use Considerations
Zoning: R-1

Zoning Density: 6 du/acre
General Plan: UR

General Plan Density: 6 du/acre
Coastal Zone: No (within 3 miles)
Acres: 2.48

Existing Use: Gear shed
Capacity: 15 units

Realistic Capacity: 12 units

2 £

Infrastructure Considerations

Area served by public water -and ; !

public sewer, and dry utilities.

[

Neser v

Environmental Considerations

Drainage. I I
[ I
Other Constraints o —
i
None. i
fi
RHNA Distribution _ el L s
" Map View
Income Units
Very Low 0
Low 0
Moderate 12
Above Mod. 0




Site Name: Northcrest Il

APN(s)
116-160-058, 116-160-059

Land Use Considerations

Zoning: C-3

Zoning Density: 15 du/acre
General Plan: GC

General Plan Density: 15 du/acre
Coastal Zone: No (within 3 miles)
Acres: 2%.1810-aeres

Existing Use: Vacant

Capacity: 4433 units

Realistic Capacity: 816 units

Infrastructure Considerations

Area served by public water and

public sewer, and dry utilities at

street.

Environmental Considerations

None.

Other Constraints

Commercial zoning.

Site 11: Northcrest I1

. =T
Aerial View

RHNA Distribution
Income Units
Very Low 412
Low 4
Moderate 0
Above Mod. 0
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116-160-058

116-160-059

Map View
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Site Name: Adams

APN(s)
116-160-055

Site 12: Adams

Land Use Considerations
Zoning: R-3

Zoning Density: 15 du/acre
General Plan: MFR

General Plan Density: 15 du/acre
Coastal Zone: No (within 3 miles)
Acres: 1.44-aeres

Existing Use: Vacant

Capacity: 22 units

Realistic Capacity: 13 units

Served by public water and public .

sewer, . _/L

Infrastructure Considerations 7 I ! l l

p—

Environmental Considerations

Drainage. 1<)\£| ]
7!

Other Constraints

Access to parcel is via

underdeveloped roads. i — i
i i
Map View
RHNA Distribution
Income Units
Very Low 8
Low 5
Moderate 0
Above Mod. 0
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