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Introduction  

State law recognizes the vital role that local governments play in the supply and affordability of housing. 

9ŀŎƘ ƭƻŎŀƭ ƎƻǾŜǊƴƳŜƴǘΩǎ ƎƻǾŜǊƴƛƴƎ ōƻŘȅ όƛƴ ǘƘŜ ŎŀǎŜ ƻŦ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΣ ǘƘŜ .ƻŀǊŘ ƻŦ {ǳǇŜǊǾƛǎƻǊǎύ ƛǎ 

required to adopt a comprehensive, long-term plan (the General Plan) for the physical development of 

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

General Plan. 

California Housing Element law (Government Code Section 65580), enacted in 1969, mandates that local 

governments adequately plan to meet the existing and projected housing needs 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 for, and 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 necessary conditions 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 a commitment 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 land-use strategies reflective of changing needs, resources, and 

conditions. 

The 2022 Del Norte County Housing Element Update was prepared by the Planning Division of the Del 

Norte County Community Development Department and the County's Consultant Team. The Housing 

9ƭŜƳŜƴǘ ǊŜǇǊŜǎŜƴǘǎ ǘƘŜ /ƻǳƴǘȅΩǎ Ǉƭŀƴ ŦƻǊ ŀŘŘǊŜǎǎƛƴƎ ǘƘŜ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ƻŦ ǘhe residents of the 

unincorporated areas of Del Norte County through June 2030. 

The Del Norte County Board of Supervisors adopted the Housing Element on February 14, 2023 

(Resolution 2023-008). On February 24, 2023, the California Department of Housing and Community 

Development (HCD) issued a certification letter that found the adopted housing element in full 

compliance with State Housing Element Law (Article 10.6 of the Gov. Code). 

Changes in State Housing Law Since Previous Update 

The following items represent substantive changes to State housing law since the CountyΩǎ ƭŀǎǘ IƻǳǎƛƴƎ 

Element was adopted and certified. 

Affordable Housing Streamlined Approval Process: Senate Bill 35 (2017)  
SB 35 requires a 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 

ƳŜŜǘ ǘƘŜƛǊ {ǘŀǘŜπƳŀƴŘŀǘŜŘ wIb!Φ !ƳƻƴƎ ƻǘƘŜǊ ǊŜǉǳƛǊŜƳŜƴǘǎΣ ǘƻ ǉǳŀƭƛŦȅ ŦƻǊ ǎǘǊŜŀƳƭƛƴƛƴƎ ǳƴŘŜǊ {. орΣ ŀ 
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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 

ƳƻŘŜǊŀǘŜπƛƴŎƻƳŜ ƘƻǳǎƛƴƎ ƻǊ ƘŀǾŜ ŦŀƛƭŜŘ ǘƻ ǎǳōƳƛǘ ŀƴ ŀƴƴǳŀƭ progress report as required under state 

law; or (2) 50 percent of the project units in jurisdictions that have not approved housing projects 

ǎǳŦŦƛŎƛŜƴǘ ǘƻ ƳŜŜǘ ǘƘŜƛǊ wIb! ŦƻǊ ōŜƭƻǿ ƳƻŘŜǊŀǘŜπƛƴŎƻƳŜ ƘƻǳǎƛƴƎΦ !ŘŘƛǘƛƻƴŀƭƭȅΣ ǘƘŜ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ 

must describe the County's processing procedures related to SB 35.  

The zoning code provides staff level review for all residential projects with fewer than four units. The 

County will need to amend the zoning code to provide a streamlined option for SB35-qualifying projects. 

Program HE-S commits the County to updating the zoning code with 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 the sites inventory of the 

County IƻǳǎƛƴƎ 9ƭŜƳŜƴǘΦ ¢ƘŜ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ Ƴŀȅ ƻƴƭȅ Ŏƻǳƴǘ ƴƻƴπǾŀŎŀƴǘ ǎƛǘŜǎ ƛƴŎƭǳŘŜŘ ƛƴ ƻƴŜ 

previous housing element inventory and vacant sites included in two previous housing elements if the 

sites are subject to a program that allows affordable housing by right. Additionally, the bills require 

ŀŘŘƛǘƛƻƴŀƭ ŀƴŀƭȅǎƛǎ ƻŦ ƴƻƴπǾŀŎŀƴǘ ǎƛǘŜǎ ŀƴŘ ŀŘŘƛǘƛƻƴŀƭ ŀƴŀƭȅǎƛǎ ƻŦ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ŎŀǇŀŎƛǘȅΣ ŀƴŘ ōȅ ǇƭŀŎŜ 

size restrictions on all sites. The Housing Element sites inventory (Chapter 2) has been prepared in 

compliance with AB 879 and AB 1397. 

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

affirmatively further fair housing and not take any action that is inconsistent with this obligation. The 

County must 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 

assessment of 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 AFFH directly and objectives to affirmatively further fair housing in 

programs throughout the Element (see Program HE-EE for more information). Chapter 4, Affirmatively 

Furthering Fair Housing, includes an analysis of fair housing in Del Norte County.  

No-Net-Loss Zoning: Senate Bill 166 (2017)  
{. мсс ŀƳŜƴŘŜŘ ǘƘŜ bƻπbŜǘπ[ƻǎǎ ǊǳƭŜ ǘƻ ǊŜǉǳƛǊŜ ǘƘŀǘ ǘƘŜ ƭŀƴŘ ƛƴǾŜƴǘƻǊȅ ŀƴŘ ǎƛǘŜ ƛŘŜƴǘƛŦƛŎŀǘƛƻƴ ǇǊƻƎǊŀƳǎ 

in the Housing Element include sufficient sites to accommodate the unmet RHNA. When a site identified 

ƛƴ ǘƘŜ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ ŀǎ ŀǾŀƛƭŀōƭŜ ǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ǘƘŜ ƭƻǿŜǊπƛƴŎƻƳŜ ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ wIb! ƛǎ ŀŎǘǳŀƭƭȅ 

developed for a higher income group, the County must either (1) identify, and rezone, 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 the No-Net-Loss rule and 

identifies sites that can accommodate 643 sites in addition to the County's RHNA requirement of 386. 

Chapter 4 includes 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. Program HE-II of this Housing Element commits the County to 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 (2019)  
AB 2162 requires the County ǘƻ ŎƘŀƴƎŜ ƛǘǎ ȊƻƴƛƴƎ ǘƻ ǇǊƻǾƛŘŜ ŀ άōȅ ǊƛƎƘǘέ process and expedited review 

for supportive housing. The bill prohibits the County from applying a 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 sites in zones where multifamily and mixed uses are permitted, including in nonresidential 

zones permitting multifamily use. The County does not currently comply. Program HE-Q commits the 

County to revise the Zoning Code to permit transitional and supportive housing within all residential and 

mixed-use zoning districts.  

Additionally, AB 101 requires that a Low Barrier Navigation Center development be a use allowed by 

right in mixed-use zones and nonresidential zones permitting multifamily uses if it meets specified 

requirements. The County does not currently comply with this requirement. Programs HE-Q commits 

the County to update the zoning code to 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 (ADU) 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 time to review 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 on a single-family lot, if certain conditions are met. The State has 

also removed owner-occupancy requirements for ADUs, 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 and encourage affordable 

ADU rentals. The County does not fully comply with recent changes to ADU laws. Program HE-P commits 

the County to update the Zoning Code as needed to comply with State law requirements for accessory 

dwelling units. 

Density Bonus: Assembly Bill 1763 (2019) and  AB 2345 (2020)  
!. мтсо ŀƳŜƴŘŜŘ /ŀƭƛŦƻǊƴƛŀΩǎ ŘŜƴǎƛǘȅ ōƻƴǳǎ ƭŀǿ ǘƻ ŀǳǘƘƻǊƛȊŜ ǎƛƎƴƛŦƛŎŀƴǘ ŘŜǾŜƭƻǇƳŜƴǘ ƛƴŎŜƴǘƛǾŜǎ ǘƻ 

encourage 100 percent affordable housing projects, allowing developments with 100 percent affordable 

housing units to receive an 80 percent density bonus from the otherwise maximum allowable density on 
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the site. If the project is within half a mile of a major transit stop, a jurisdiction may not apply any 

ŘŜƴǎƛǘȅ ƭƛƳƛǘ ǘƻ ǘƘŜ ǇǊƻƧŜŎǘΦ !. нопр ŦǳǊǘƘŜǊ ŀƳŜƴŘŜŘ /ŀƭƛŦƻǊƴƛŀΩǎ ŘŜƴǎƛǘȅ ōƻƴǳǎ ƭŀǿ ǘƻ ŀƭƭow residential 

projects with some on-site affordable housing to receive a density bonus of up to 50 percent. 

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

are very low-income, 20 percent are low-income units, or 40 percent are moderate-income units. The 

affordable units must remain affordable for a minimum of 55 years. In 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:  

¶ One incentive or concession for projects that include at least 10 percent of the total units for 

lower-income households, at least 5 percent for very low-income households, or at least 10 

percent for persons and families of moderate-income in a common interest development. 

¶ Two incentives or concessions for projects that include at least 17 percent of the total units for 

lower-income households, at least 10 percent for very low-income households, or at least 20 

percent for persons and families of moderate-income in a common interest development. 

¶ Three incentives or concessions for projects that include at least 24 percent of the total units for 

lower-income households, at least 15 percent for very low-income households, or at least 30 

percent for persons and families of moderate-income in a common interest development. 

¶ Four incentives or concessions for projects where one hundred percent of all units in the 

development, including total units and ŘŜƴǎƛǘȅ ōƻƴǳǎ ǳƴƛǘǎΣ ōǳǘ ŜȄŎƭǳǎƛǾŜ ƻŦ ŀ ƳŀƴŀƎŜǊΩǎ ǳƴƛǘ ƻǊ 

units, are for lower income households, as defined by Section 50079.5 of 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 moderate-income households, as defined in Section 50053 of 

the Health and Safety Code. For these projects, if it is located within one-half mile of a major 

transit stop, the applicant also receives a height increase of up to three additional stories (33 

feet). 

The County's density bonus law (Section 20.65) was adopted in 2014 and relies upon State requirements 

regarding, eligibility and the amount of density bonus and any incentives. Further, as the code states 

that the density bonus or incentives(s) do not themselves require a general plan amendment, zoning 

change, or other discretionary approval. The zoning code is consistent with the requirements 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 330 places 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 decrease would preclude 

the jurisdiction from meeting its RHNA housing targets; prevents localities from establishing non-

objective standards; and requires that any proposed demolition of housing units be accompanied by a 
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project that would replace or exceed the total number of units demolished. Additionally, any 

demolished units that were occupied by lower-income households must be replaced with new units 

affordable to households with those same income levels. The Housing Element must describe the 

County's processing procedures related to SB 330. Please see Chapter 3, for more information.  

Program HE-Q commits the County to updating the zoning code to 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 the County to 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 otherwise disposed of in the prior year. AB 

1255 requires the County to create a central inventory of surplus and excess public land each year. The 

County is required to transmit the inventory to the Department of Housing and Community 

Development and to provide it to the public upon request. The County has committed to transmitting 

the required information to HCD each year with their annual report in Program HE-G. 

Housing Information Transparency: Assembly Bill 1483 (2019)  
AB 1483 requires the County to publicly share information about zoning ordinances, development 

standards, fees, exactions, surplus public lands, fair housing resources, and affordability requirements. 

The County is also required to update such information within 30 days of changes. The Housing Element 

will report on the CountyΩǎ ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜǎŜ ǊŜǉǳƛǊŜƳŜƴǘǎΦ tǊƻƎǊŀƳ HE-M specifically commits the 

County to 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 of the homeless population. The analysis must 

assess the capacity to accommodate the most recent homeless point-in-time count by comparing that to 

the number of shelter beds available on a year-round and seasonal basis, the number of beds that go 

unused on an average monthly basis, and the percentage of those in emergency shelters that move to 

permanent housing (Chapter 1, subsection Persons Experiencing Homelessness). The bill also 

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

to include a review of the effectiveness of the housing element goals, policies, and related actions to 

mŜŜǘƛƴƎ ǘƘŜ ƧǳǊƛǎŘƛŎǘƛƻƴΩǎ ǎǇŜŎƛŀƭ ƘƻǳǎƛƴƎ ƴŜŜŘǎ όǎŜŜ Chapter 7: Evaluation of Previous Element).  

Standardization of Sites Inventory Analysis and Reporting: Senate Bill 6 (2019)  
SB 6 requires the County to electronically submit the sites inventory to HCD. The County will submit the 

final sites inventory to HCD with the adopted Housing Element. Program HE-F commits the County to 

submitting an electronic copy of the inventory to HCD. 

Evacuation Routes: Senate Bill 99 and AB 747 (2019)  
Two recent bills, AB 747 and SB 99, require the General 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 have at least two 
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emergency evacuation routes.  The bill requires these updates to occur with the 2021 Housing Element 

Update. Program HE-II commits the County to updating to the Safety Element as necessary for 

compliance with SB 99 and AB 747 during the 6th Housing Element cycle.  
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Chapter 1 Ơ Needs Assessment 

Government Code Section 65583(a) requires an assessment of housing needs and an inventory of 

resources and constraints relevant to the meeting of these needs. This assessment includes an analysis 

of population and employment trends and documentation of projections and a quantification of the 

/ƻǳƴǘȅΩǎ ŜȄƛǎǘƛƴƎ ŀƴŘ ǇǊƻƧŜŎǘŜŘ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ŦƻǊ ŀƭƭ ƛƴŎƻƳŜ ƭŜǾŜƭǎΣ ƛƴŎƭǳŘƛƴƎ ŜȄǘǊŜƳŜƭȅ ƭƻǿ-income 

households, an analysis of household characteristics, overpayment, overcrowding, and housing stock 

conditions, and an analysis of units at-risk of conversion to market-rate. 

Key Findings 

¶ Population. The County population increased from 27,507 in 2000 to 28,600 in 2010, before 

decreasing slightly to 27,231 in 2020. This flattening of population growth in the 2000-2020 

period mirrors the general slowdown of the local economy.  

¶ Employment. The industry sectors categorized as "Educational Services and Health Care and 

Social Services" and "Public Administration" 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. These two industry sectors account for the vast majority of earnings in the 

County. Wages in the County are lower than wages statewide across nearly every industry. 

¶ Unemployment. Between 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. 

¶ Households. In 2019 the unincorporated county was home to 8,151 households, showing a 

slight decrease at an annualized rate of -0.1 percent from 2010. In 2019 approximately 5,615 

households were owner occupied and 2,536 were renter occupied. 

¶ Overpaying and Housing Costs. The impact of high housing costs falls disproportionately on 

extremely low-, very low-, and low-income households, especially renters. Within 

unincorporated Del Norte County low-income households make up 92 percent of those with a 

cost burden of at least 30 percent of their household income.  

¶ Overcrowding. While overcrowding impacts both owners and renters, renters are more 

significantly impacted. In 2019, renter households were three times more likely than owners to 

be overcrowded, regardless of household size. 

¶ Housing Costs. Between 2012 and 2021, average home sales prices in Del Norte County 

increased from $166,000 to $300,000. 
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¶ 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. 

¶ Affordable Housing at-risk of Conversion. There are no affordable housing units at-risk of 

conversion to market rate during the planning period.  

Population and Employment  

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

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 the post-war 

building boom. Increased mechanization in the timber industry resulted in a drop in the countywide 

ǇƻǇǳƭŀǘƛƻƴ ōŜǘǿŜŜƴ мфсл ŀƴŘ мфтлΦ ¢ƘŜ ǇƻǇǳƭŀǘƛƻƴ ŘŜŎƭƛƴŜ ƻŦ ǘƘŜ мфслΩǎ however was short-lived as 

growth in the government and services employment sectors, paired with an increase in retirees 

ǊŜƭƻŎŀǘƛƴƎ ǘƻ ǘƘŜ ǊŜƎƛƻƴΣ ŎŀǳǎŜŘ ǘƘŜ ǇƻǇǳƭŀǘƛƻƴ ǘƻ ƛƴŎǊŜŀǎŜ ŀŦǘŜǊ ǘƘŜ мфтлΩǎΦ .ȅ мфул ǘƘŜ ǇƻǇǳƭŀǘƛƻƴ ƘŀŘ 

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 that growth occurring 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 27,231 in 2020. This flattening of population growth in the 2000-2020 period 

mirrors the general slowdown of the local economy, in particular the housing sales and construction 

market post-2008. Table 1 shows historical population growth in Del Norte County. 

Table 1: Population Growth Trends 

Year Countywide Change 
Annual 

Change %  
Unincorporated Change 

Annual 
Change % 

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 Finance, E-4 Population Estimates for Cities, Counties, and the State, 2011-2021, with 
2010 Census Benchmark.        

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 illustrated in Table 2. Table 2 presents 

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 sustained 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 

 2005 2010 2015 2020 2025 2030 

Projections in 2001 31,500 34,500 36,800 39,000   

Projections in 2007  30,983 NA 36,077   

Projections in 2013   28,678 29,635 30,538  

Projections in 2021      27,165 

Source: California DOF, Interim Population Projections (June 2001), Report P-1 (January 2007), and Report P-1 (January 2013); 
Department of Housing and Community Development, Regional Housing Need Determination, Del Norte County, Attachment 2, 
2021. 

Table 3 compares population by age in Del Norte County and the City of Crescent City. Generally, the 

median age countywide is higher (39.5) than in Crescent City (34.9). Within the unincorporated county, 

a much larger proportion of the population is over 45 years old than in Crescent City, where more than 

48 percent of the population is between the ages of 25 and 44 years old.  

Table 3: Population by Age 

Age 
Del Norte 
County 

Crescent City, 
California 

Percent of 
Total 

Unincorporated 
County 

Percent of 
Total 

Under 5 years 1,532 256 3.8% 1,276 6.1% 

5 to 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% 

45 to 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 Pre-approved Data Package, Table DP05, 2015-2019 ACS.  

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

ǘƘŜ ǳƴƛƴŎƻǊǇƻǊŀǘŜŘ ŎƻǳƴǘȅΦ ²ƛǘƘƛƴ ǘƘŜ ǳƴƛƴŎƻǊǇƻǊŀǘŜŘ /ƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴΣ ǘƘŜ ƭŀǊƎŜǎǘ ƛƴŘǳǎǘǊȅ ƛǎ ǘƘŜ 

άŜŘǳŎŀǘƛƻƴŀƭ ǎŜǊǾƛŎŜǎΣ ŀƴŘ ƘŜŀƭǘƘ ŎŀǊŜ ŀƴŘ ǎƻŎƛŀƭ ŀǎǎƛǎǘŀƴŎŜέ ŎŀǘŜƎƻǊȅ ǿƘƛŎƘ ǊŜǇǊŜǎŜƴǘǎ ŀǇǇǊƻȄƛƳŀǘŜƭȅ 

30 ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ ǿƻǊƪŦƻǊŎŜ ƛƴ ǘƘŜ ǳƴƛƴŎƻǊǇƻǊŀǘŜŘ Ŏƻǳƴǘȅ ŦƻƭƭƻǿŜŘ ōȅ άǇǳōƭƛŎ ŀŘƳƛƴƛǎǘǊŀǘƛƻƴέ ǿƘƛŎƘ 

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 presented in Table 4. 

https://data.census.gov/cedsci/table?q=DP05&g=0500000US06015_1600000US0617022&hidePreview=true&tid=ACSDP5Y2019.DP05
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Table 4: Employment by Industry 

 Countywide 
Estimate 

Percent Unincorporated 
Estimate 

Percent 

Total: Civilian employed population 16 years and over 9,015 100% 7,569 100% 

Agriculture, forestry, fishing and hunting, and mining 400 4% 387 5% 

Construction 463 5% 438 6% 

Manufacturing 395 4% 270 4% 

Wholesale trade 110 1% 104 1% 

Retail trade 955 11% 769 10% 

Transportation and warehousing, and utilities 140 2% 122 2% 

Information 90 1% 90 1% 

Finance and insurance, and real estate and rental and leasing 252 3% 142 2% 

Professional, scientific, and management, and administrative and 
waste management services 

492 5% 382 5% 

Educational services, and health care and social assistance 2,673 30% 2,247 30% 

Arts, entertainment, and recreation, and accommodation and food 
services 

1,067 12% 849 11% 

Other services, except public administration 406 5% 364 5% 

Public administration 1572 17% 1,405 19% 

Source: HCD Preapproved Data Package (2021), Table 4, ACS DP03 2015-2019.  

Table 5 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 Table 4. Growth in wages and 

earnings by industry can provide some insight into the relative competitiveness 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 diversity. In terms 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. Wages in the County are also lower than wages statewide across nearly every 

industry.  
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Table 5: Wage Earnings by Industry, 2019 

 California Del Norte County 

 
Median 
Annual 

Earnings 

Median 
Annual 

Earnings 

Employment 
Estimate 

Total Annual 
Wage Earnings 

Estimate 
Total: Civilian employed population 16 years and over $39,999 $31,484 9,015 $283,828,260 

Agriculture, forestry, fishing and hunting, and mining $24,464 $27,500 400 $11,000,000 

Construction $42,164 $44,208 463 $20,468,304 

Manufacturing $50,490 $31,475 395 $12,432,625 

Wholesale trade $44,334 $24,265 110 $2,669,150 

Retail trade $26,085 $18,798 955 $17,952,090 

Transportation and warehousing, and utilities $42,724 $43,462 140 $6,084,680 

Information $73,234 $22,287 90 $2,005,830 

Finance and insurance, and real estate and rental and 
leasing 

$59,175 $28,833 252 $7,265,916 

Professional, scientific, and management, and administrative and 
waste management services 

$53,783 $19,000 492 $9,348,000 

Educational services, and health care and social assistance $42,622 $35,263 2,673 $94,257,999 

Arts, entertainment, and recreation, and accommodation 
and food services 

$21,118 $16,283 1,067 $17,373,961 

Other services, except public administration $25,600 $25,313 406 $10,277,078 

Public administration $65,618 $55,040 1572 $86,522,880 

Source: 2019 American Community Survey 5-Year 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 2015. Between 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 unemployment 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 Table 6 and on Figure 1.  
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Table 6: Unemployment Rates 

Year 

Del Norte County 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 Info Data Analysis Tool, Local Area Profiles, 
https://www.labormarketinfo.edd.ca.gov/ 
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Figure 1 Unemployment Rates 

  
Source: State of California, Employment Development Department, Labor Market Info Data Analysis Tool, Local Area Profiles, 
https://www.labormarketinfo.edd.ca.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 of -0.1 percent from 2010. In 2019 approximately 5,615 households were owner 

occupied 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 renting households (69 percent to 31 

percent countywide). 

Table 7: Household Growth and Distribution 

Year 
Occupied 

Households 
Annual 

Change % 

 

Owner 
Annual 

Change % 

 

Renter 
Annual 

Change % 
1990 6,342      

2000 7,592 2.0% 5,334  2,258  

2010 8,200 0.8% 5,582 0.5% 2,618 0.35% 

2019 8,151 -0.07%  5,615 0.07%  2,536 -0.35% 

Source: California HCD Data Package (November 2013), HCD Preapproved Data Package, ACS B25003 2015-2019. 

 

Further, American Community Survey housing tenure data for 2019 indicates that ownership rates are 

quite 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 Dick are owner occupied. Ownership rates are lowest in Klamath CDP (62 percent), 

similar to the County average of 69 percent. While this data is indicative of higher ownership rates in 

these areas, the County believes the data is an overestimation, particularly in Hiouchi and Fort Dick. 
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Table 8: Housing Tenure, Census Designated Places 

Existing 
Households  

Bertsch-
Oceanview 

CDP Fort Dick CDP Gasquet CDP Hiouchi CDP Klamath CDP 
Smith River 

CDP 
 # % # % # % # % # % # % 

Total Households 858 - 552 - 252 - 133 - 250 - 184 - 

Owner Occupied 605 71% 482 87% 198 79% 133 100% 156 62% 141 77% 

Renter Occupied 253 29% 70 13% 54 21% 0 0% 94 38% 43 23% 

Source: HCD Preapproved Data Package, ACS B25003 2015-2019. 

Age data indicates that in both 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 50 percent of owner householders are 60 and over. Among renters in the 

unincorporated county, 70 percent are under 55 years old. Table 9 shows housing tenure data by age.  

Table 9: Housing Tenure by Age 

  
  
  

Crescent City Unincorporated Del Norte County 

Estimate Percent of Total Estimate Percent of Total 
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, ACS 2015-2019, 5 Year (B25007). 

Overpaying for Housing and Housing Costs  
Housing is generally the greatest single expense item for California families. Current standards 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 pay 50 percent or more of their gross income for housing. Table 10 

demonstrates that within unincorporated Del Norte County 39 percent of renters and 29 percent of 

homeowners pay more than 30 percent of their income towards housing. Additionally, 25 percent of 

https://data.census.gov/cedsci/table?q=B25003&g=0500000US06015_1600000US0617022&hidePreview=true&tid=ACSDT5Y2019.B25003
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renters and 13 percent of homeowners are severely cost burdened, spending more than 50 percent of 

their income on housing. Among those experiencing housing cost burdens, the vast majority among 

both renters and owners are lower income households.  

Table 10: Cost Burden by Tenure 

 

Extremely 
Low 

Income 
Very Low 
Income 

Low 
Income 

Moderate 
Income 

Above 
Moderate 
Income 

Total Lower 
Income 

Overpaying 

Total 

% of 
Total 

House-
holds Total 

% of Cost 
Burdened 

Cost burden > 30% -  
Owner and Renter Occupied 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 29% 

Cost burden > 30% -  
Renter Occupied 515 255 135 75 0 905 92% 980 39% 

Cost burden > 50% -  
Owner and Renter Occupied 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 0 625 100% 625 25% 

Source: HCD Preapproved Data Package, https://www.huduser.gov/portal/datasets/cp.html#2006-2016_data 

While some higher-income households may choose to spend greater portions of their income for 

housing, the cost burden for lower-income households reflect choices limited by a lack of a sufficient 

supply of housing affordable to these households. Low-income households, who are overpaying for 

housing, frequently have insufficient resources for other critical essentials including food and medicine. 

This is a significant hardship 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.  

Table 11 shows the impact of high housing costs falls disproportionately on extremely low-, very low-, 

and low-income households, especially renters. Within unincorporated Del Norte County low-income 

households make up 92 percent of those with a cost burden of at least 30 percent. Among homeowners, 

68 percent of those experiencing cost burdens fall into the lower income ranges.  

CƻǊ ƘƻǳǎƛƴƎ ǘƻ ōŜ ŎƻƴǎƛŘŜǊŜŘ ŀŦŦƻǊŘŀōƭŜ ƛǘ Ƴǳǎǘ Ŧƛǘ ǿƛǘƘƛƴ ŀ ƘƻǳǎŜƘƻƭŘΩǎ ōǳŘƎŜǘΦ DƛǾŜƴ ǘƘŜ ǊŜƭŀǘƛǾŜƭȅ ƭƻǿ-

income levels found in Del Norte County the actual cost of housing may often represent a burden for 

many households. Affordable housing is considered no more than 30% of household income. Del Norte 

/ƻǳƴǘȅΩǎ нлнм ƳŜŘƛŀƴ ƛƴŎƻƳŜ ƛǎ ϷпфΣрлл ŀƴŘ ǘƘŜ ƳŜŘƛŀƴ ŦŀƳƛƭȅ ƛƴŎƻƳŜ ŦƻǊ ŀ ŦŀƳƛƭȅ ƻŦ ŦƻǳǊ ƛǎ ϷтлΣтллΦ 

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) $21,200  $87,168  

Very Low Income (30-50% of median income) $35,350  $145,348  

Low Income (50-80% of median income) $56,550  $232,516  

Moderate Income (80- 100% of median income) $70,700  $290,697  

Above Moderate Income (>100% of median income) $84,850 (120% of MFI) $348,877  

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. This information 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 process, 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 considered 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 in-depth data relating to housing condition is not available. In the absence of such data the 

County has referenced data relating to the age of the housing stock found in the County. Units older 

than 30 years are more likely to need rehabilitation and lower-income homeowners struggle with the 

costs of upkeep. Based on estimates from county Code Enforcement staff, it is estimated that 

approximately 10 percent of homes built prior to 1990 may have current rehabilitation needs. This 

would equate to approximately 750 of the 7,500 units built prior to 1990. This indicates that there is a 

need for housing rehabilitation in the County. To better assess the housing rehabilitation needs, the 

Housing Element includes a program (HE-U) committing the County to providing code enforcement-

based rehabilitation assistance and a program (HE-V) committing the County to pursuing funding to 

provide rehabilitation assistance to seniors.  

!ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ /Ŝƴǎǳǎ .ǳǊŜŀǳΩǎ !ƳŜǊƛŎŀƴ /ƻƳƳǳƴƛǘȅ {ǳǊǾŜȅ (ACS) most of the current stock of 

housing in Del Norte County is evenly distributed across the decades ranging from between the мфрлΩǎ 

ǘƘǊƻǳƎƘ ǘƘŜ нлллΩǎΦ ¢ƘŜ ŎƻƴǎǘǊǳŎǘƛƻƴ ƻŦ tŜƭƛŎŀƴ .ŀȅ {ǘŀǘŜ tǊƛǎƻƴ ƛƴ ǘƘŜ мфулΩǎ ǊŜǎǳƭǘŜŘ ƛƴ ŀ ǎǇƛƪŜ ƛƴ 

ƘƻƳŜōǳƛƭŘƛƴƎ ŀƴŘΣ ŎƻƴǎŜǉǳŜƴǘƭȅΣ ƘƻƳŜǎ ōǳƛƭǘ ƛƴ ǘƘŜ мфулΩǎ ǎǘƛƭƭ ǊŜǇǊŜǎŜƴǘ ǘƘŜ ƭŀǊƎŜǎǘ ƎǊƻǳǇ ƻŦ ƘƻƳŜǎ ƛƴ 

the housing stock throughout the county by a small margin. Although between 2000 and 2010 more 

than 1,500 units were built, construction has slowed significantly since. According to ACS data, between 

2010 and 2013, 227 units were built and only 60 were constructed between 2014 and 2019. Data from 

the County indicates, higher production totals, however. According to County records, 168 Certificates 

of Occupancy were issued from 2014-2019.  
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Table 12: Age of Housing 

 
Del Norte County % of Total 

Built 2014 to 2019 60 1% 

Built 2010 to 2013 227 2% 

Built 2000 to 2009 1547 14% 

Built 1990 to 1999 2,020 18% 

Built 1980 to 1989 1,734 15% 

Built 1970 to 1979 2,063 18% 

Built 1960 to 1969 1,022 9% 

Built 1950 to 1959 1,724 15% 

Built 1940 to 1949 465 4% 

Built 1939 or earlier 517 5% 

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 more per room (excluding 

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 is strongly related to household size, particularly for 

large households and especially very large households and the availability of suitably sized housing. 

Table 13 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 2 to 4 (75.5 percent are owners). In contrast, 

renters, account for 45.8 percent of those living in large households. 

Table 13: Average Household Size 

  
Del Norte County Crescent City Unincorporated County 

# % # % # % 
Owner: 

Householder living alone 1791 57.3% 263 30.8%            1,528  67.3% 

Households 2-4 persons             3,950  71.7% 362 47.9%                3,588  75.5% 

Large households 5+ persons                 532  53.2% 33 41.8%                    499  54.2% 

Renter: 

Householder living alone 1333 42.7% 592 69.2%               741  32.7% 

Households 2-4 persons 1558 28.3% 394 52.1% 1,164 24.5% 

Large households 5+ persons 468 46.8% 46 58.2% 422  45.8% 

Total: 

Total Householder living alone             3,124  100.0% 855 100.0%                2,269  100.0% 

Households 2-4 persons             5,508  100.0% 756 100.0%                4,752  100.0% 

Large households 5+ persons             1,000  100.0% 79 100.0%                    921  100.0% 

Source: HCD Preapproved Data Package, ACS B25009, 5 year (2015-2019). 

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, only 172 of 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 households (1.25 percent) are classified as severely overcrowded. 

Table 14: Overcrowded Households, 2019 

  
Del Norte 
County 

Unincorporated Del 
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, ACS 2015-2019 Table B25014.      

While family size and tenure are critical determinants in overcrowding, 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 low-income 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 
²ƘƛƭŜ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ Ƙŀǎ ƎŜƴŜǊŀƭƭȅ ƭƻǿŜǊ ƛƴŎƻƳŜ ƭŜǾŜƭǎ ǘƘŀƴ Ƴƻǎǘ ƻŦ /ŀƭƛŦƻǊƴƛŀΩǎ ƻǘƘŜǊ Ŏƻŀǎǘŀƭ 

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 and 2021, average home sales 

prices in Del Norte County increased from $166,000 to $300,000.  
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Figure 2 Average Home Sales Price, 2012-2021 

 

Source: Zillow, Del Norte County Market Overview, October 2021.  

Table 15 below table shows the regional average home sales price and median rental amounts. Between 

2012 and 2021, median rents in the county increased by hundreds of dollars.  

Table 15: Average Home Sales Price and Median Rental Amounts (Single Family Residences) 

 
Year 

 
Average Home Sale Price 

Monthly Rental Amount 

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 $1,441 $1,768 

Source: Zillow; US Department of Housing and Urban Development, 50th percentile rents. 

Fair market rent acts as a proxy for monthly rent values. It is calculated by the U.S. Department of 

Housing and Urban Development using surveys of privately-owned dwellings with standard sanitary 

facilities. Fair market rent is set at the fortieth percentile, which means that 40 percent 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 shelter, rent, and the cost of utilities, except telephone. 
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Table 16: 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 $640 $828 $1,206 $1,243 

2021 $667 $827 $1,000 $,1387 $1,702 

Source: US Department of Housing and Urban Development. 

.ȅ ŎƻƳǇŀǊƛǎƻƴ ǘƻ ƻǘƘŜǊ Ŏƻŀǎǘŀƭ ŎƻǳƴǘƛŜǎ 5Ŝƭ bƻǊǘŜΩǎ ǊŜƎƛƻƴŀƭ ǾŀƭǳŜǎ ŀǊŜ ƭƻǿŜǊ ōȅ ŀ ǿƛŘŜ ƳŀǊƎƛƴΦ CƻǊ 

example, single family home prices in Humboldt County, which is the county immediately to the south, 

ŀǊŜ ϷпмтΣнмт ōǳǘ ƻƴƭȅ ϷоллΣрло ƛƴ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΦ !ǎ ƻƴŜ ǘǊŀǾŜƭǎ ǎƻǳǘƘǿŀǊŘǎ ŀƭƻƴƎ /ŀƭƛŦƻǊƴƛŀΩǎ 

coastline median home values tend to increase dramatically as you get closer to the San Francisco Bay 

Area and then begin to drop into a consistent range through the central coast and south coast. 

Table 17: Median Sale Price (California Coastal Counties) 

Existing Single Family Home Sales, September 2021 

County Price 

Del Norte $300,503 

Humboldt $417,277 

Mendocino $492,665 

Sonoma $769,431 

Marin $1,480,898 

San Francisco $1,522,827 

Santa Cruz $1,112,980 

Monterey $778,228 

Santa Barbara $840,434 

Ventura $788,494 

Los Angeles $804,544 

San Diego $809,206 

Source: Zillow.com (retrieved November 2021) 

Home values 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. According to the American Community Survey, 

homes within the $200,000-$299,999 range represent approximately 25 percent of homes countywide 

and homes within the $300,000-$499,999 represent another 36 percent (Table 18). The median home 

value being $218,800. 
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Table 18: Home Value, 2019 

 Estimate Percent 

Total 6713 100% 

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 to $999,999 380 6% 

$1,000,000 or more 0 0% 

Median Value $218,000 

Source: 2019 American Community Survey 1-Year Supplemental Estimates, 2019 ACS 5-Year Estimates Table B25077. 

Housing Units by Type 
The majority of residents of Del Norte County occupy detached single-family 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 type is manufactured 

housing, which account for approximately 26 percent of total units. Table 19 and Table 20 show housing 

units by type for Del Norte County. 

Table 19: Housing Units by Type (Single Family Units) 

SFR Detached SFR Attached Mobile Homes 

2010 2021 Change % 2010 2021 Change % 2010 2021 Change % 
5,877 6,068 3.2% 181 171 -5.5% 2,452 2,500 2.0% 

Source: HCD Preapproved Data Package, State of California, Department of Finance, E-5 Population and Housing Estimates for 
Cities, Counties, and the State τ January 1, 2011- 2021.       
        

Table 20: Housing Units by Type (Multi Family Units) 

2-4 Units 5+ Units 

2010 2021 Change % 2010 2013 Change % 
443 471 6.3% 327 327 0.0% 

Source: HCD Preapproved Data Package, State of California, Department of Finance, E-5 Population and Housing Estimates for 
Cities, Counties, and the State τ January 1, 2011- 2021.  

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 down in Table 21. 

bŜŀǊƭȅ ƘŀƭŦ ƻŦ ǘƘŜ ǾŀŎŀƴǘ ǳƴƛǘǎ ƛƴ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ ŀǊŜ ŎƭŀǎǎƛŦƛŜŘ ŀǎ άƻŎŎŀǎƛƻƴŀƭ ǳǎŜέ ǿƘƛŎƘ ƛǎ ƛƴŎƭǳǎƛǾŜ ƻŦ 

seasonal, vacation, and recreational type uses. 
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Table 21: Housing Stock by Type of Vacancy, Del Norte County, Countywide 

Total 
units 

Occupied 
units 

Vacant 
units 

Vacancy 
rate 

For 
rent 

Rented, not 
occupied 

For 
sale 

Sold, not 
occupied 

Occasional 
uses 

All other 
vacant 

9,405 8,151 1,254 11.6% 5 99 165 84 419 482 

Source: California HCD Data Package, ACS 2015-2019 B25004: Occupancy 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 single-room 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 analysis of the special housing needs of the elderly, the 

disabled, female-headed households, large families, farmworkers and homeless persons and families. 

Persons with Disabilities  
Housing elements must include an analysis of the special housing needs of the disabled, including 

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 circumstances. Chapter 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 to the American Community Survey, 17 percent of the unincorporated population of Del 

Norte County between the ages of 18-64 have a physical disability. Table 22 provides further 

demographic data 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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Table 22: Persons with Disabilities, Unincorporated Del Norte County 

By Employment and Age Number Percent  
Total Persons ages 18-64 11,640  

Employed Persons with a Disability, ages 18-64 638 32% 

Not Employed Persons with a Disability, ages 18-64 1,380 68% 

Total Persons with a Physical Disability, ages 18-64 2,018 100% (17% of Total) 

By Disability Type and Age 

Total Disabilities Tallied 3,937 100.00% 

Total Disabilities for Ages 5-64 2,243 56.97% 

Hearing Difficulty 448 11.38% 

Vision Difficulty 336 8.53% 

Cognitive Difficulty 1,263 32.08% 

Ambulatory Difficulty 1,102 27.99% 

Self-Care Difficulty 519 13.18% 

Independent Living Difficulty 952 24.18% 

Total Disabilities for Ages 65 and Over 1,694 43.03% 

Hearing Difficulty 645 16.38% 

Vision Difficulty 230 5.84% 

Cognitive Difficulty 415 10.54% 

Ambulatory Difficulty 1,194 30.33% 

Self-Care Difficulty 342 8.69% 

Independent Living Difficulty 802 20.37% 

Source: HCD Preapproved Data Package, ACS 2015-2019, C18120, 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 individual. 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 live in 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 homes is crucial 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 persons with developmental disabilities in the county by zip code. According to the US 

Department of Developmental Services, there are more than 447 adults with a developmental disability 

in the County. The vast majority use the 95531 zip code (more than 427) and most live with family or a 

guardian (more than 300). 
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Table 23: Individuals with Developmental Disabilities by Place of Residence 

ZIP City  

Home of 
Parent 
/Family 

/Guardian 

Independent 
/Supported 

Living 
Community 
Care Facility 

Intermediate 
Care Facility 

Foster 
/Family 
Home Other 

Total 
Res 

95531 

Crescent City, 
Hiouchi, Fort 
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 >0 

95567 Smith River 20 0 0 0 <11 0 >20 

95538* 
Fort Dick (Post 
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 Dick area is serviced 
by postal delivery under 95531. 
Source: HCD Preapproved Data Package, US Department of Developmental Services, 
 https://www.dds.ca.gov/wp-content/uploads/2019/04/FactsStats_ZIPCodes.xlsx 

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 development disability. Within the unincorporated 

county, however, the estimates are much lower, showing less than 35 individuals 0-17 years old, and 

less than 45 individuals 18 and over.  

Table 24: Individuals with Developmental Disabilities by Age 

ZIP City County 00-17 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 Data Package, US Department of Developmental Services, 
 https://www.dds.ca.gov/wp-content/uploads/2019/04/FactsStats_ZIPCodes.xlsx 

The Redwood Coast Regional Centers (RCRC) serves individuals with developmental disabilities in Del 

Norte County. Under contract with the California Department of Developmental Services, RCRC provides 

intake, assessment, diagnosis, and coordinates community-based services for over 10,000 children and 

adults with developmental disabilities in Del Norte, Humboldt, Lake, and Mendocino counties.  

!ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ w/w/Σ ƘƻǳǎƛƴƎ Ǝƻŀƭǎ ƻŦ ǘƘŜƛǊ ŀƎŜƴŎȅ ƛƴŎƭǳŘŜ ǿƻǊƪƛƴƎ ǿƛǘƘ άŎƻƳƳǳƴƛǘȅΣ ƴƻƴ-profit, 

ƘƻǳǎƛƴƎ ŀƎŜƴŎƛŜǎ ǘƻ ŘŜǾŜƭƻǇ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ƛƴ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΦέ !ŘŘƛǘƛƻƴŀƭƭȅΣ w/w/ Ƙŀǎ ŀ ŘŜǎƛǊŜŘ 

ƻǳǘŎƻƳŜ ƻŦ ǘŀƪƛƴƎ άŀŎǘƛƻƴ ǘƻ ŎǊŜŀǘŜ ŀŦŦƻǊŘŀōƭŜ housing across (their) four-county area for people using 

ǎŜǊǾƛŎŜǎΦέ ¢ƘŜǎŜ Ǝƻŀƭǎ ŀƴŘ ǇƻƭƛŎƛŜǎ ŀǊŜ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǇǊŜǾƛƻǳǎ IƻǳǎƛƴƎ Ǝƻŀƭǎ ƻŦ ǘƘŜ /ƻǳƴǘȅ ŀƴŘ ŀǊŜ 

supported by programs of this Housing Element as well. 
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In order to address the housing needs of those individuals living with developmental disabilities the 

/ƻǳƴǘȅ Ƙŀǎ ƛŘŜƴǘƛŦƛŜŘ ŀ ǇǊƻƎǊŀƳ ǘƘŀǘ ǿƛƭƭ ŜƴŎƻǳǊŀƎŜ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ƘƻǳǎƛƴƎ ŦƻǊ ǘƘŜ /ƻǳƴǘȅΩǎ  

population with developmental disabilities (Program HE-L). Under the program the County will provide 

regulatory incentives such as expedited permit processing to projects targeted for persons with 

developmental disabilities. Also, the County will work 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 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. 

Conversely, only 328 households (4 percent) are renter occupied by a senior householder. Table 25 

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 25: Sixty-five (65) Years Old and Over Householder Characteristics 

Household Type Owner 
Occupied 

Renter 
Occupied 

Householder 65-74 years old             1,420                 246  

Householder 75-84 years old                631                  62  

Householder 85 years old and over                264                  18  

Total 2,315 326 

Source: California HCD Data Package, ACS 5 Year (2015-2019). 

Table 26 summarizes 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 percent of a 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 owner-occupied senior households, 525 (23 percent) have housing cost burdens.  
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Table 26: Age of Householder by Housing Costs as a Percentage of Household Income 

Income Del Norte County Crescent City 
Unincorporated 

County 
Total Renter-Occupied 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 34.9 percent 136 11 125 

        35.0 percent or more 462 62 400 

        Not computed 19 10 9 

Source: California HCD Data Package, ACS 5 Year (2015-2019). 

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 facility in the 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, which accounts 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 27: Large Households 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: HCD Preapproved Data Package, ACS B25009, 5 year (2015-2019). 
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Farmworkers 
¢ƘŜ ǇŜǊƳŀƴŜƴǘ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ƻŦ ŦŀǊƳǿƻǊƪŜǊǎ ƘŀǾŜ ŎƘŀƴƎŜŘ ƻǾŜǊ ǘƛƳŜ ǘƻ ōŜ ǎƛƳƛƭŀǊ ǘƻ ŀƴȅ ƘƻǳǎŜƘƻƭŘΩǎ 

housing needs in terms of location. Whereas in the past farm workers tended to be transient and 

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 Needs Allocation 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 conclusion 

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 Community Survey data indicates that 400 individuals in Del 

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

includes: 

¶ 57 in Bertsch-Oceanview Census Designated Place (CDP) 

¶ 65 in Fort Dick, CDP 

¶ 21 in Hiouchi CDP 

¶ 17 in Klamath CDP 

¶ 6 in Smith River CDP 

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 shown in Table 28 below.  

Table 28: Farmworkers by Days Worked 

150 Days of More 

Farms 20 

Workers 192 

150 Days of More - Farms with 10 or More Workers 

Farms 3 

Workers 121 

Fewer than 150 Days 

Farms 26 

Workers 155 

Fewer than 150 Days - Farms with 10 or More 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 expenses, single-parent households 

usually have more limited opportunities finding affordable, safe, and secure housing. 
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Table 29: Female Headed Households 

Household Type 
Countywide Unincorporated 

Total % Total % 
Total Householders 6,135 100% 5,251 100% 

Female Headed Householders 1,299 21% 955 18% 

With own children 844 14% 612 12% 

Without own children 455 7% 343 7% 

Under poverty level 374 6% 230 4% 

Source: HCD Preapproved Data Package, ACS 2015-2019 B17012 

As shown in Table 29, 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 children and four percent (230) are under the poverty level. Generally, 

female headed households are likely to be users of very low-income and other low-income 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 homeless - affecting almost one in 

every 100 California residents. According to HUD's 2020 Annual Homeless Assessment Report to 

/ƻƴƎǊŜǎǎΣ ну ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ ƴŀǘƛƻƴΩǎ ƘƻƳŜƭŜǎǎ ƛƴŘƛǾƛŘǳŀƭǎ ŀƴŘ ŦŀƳƛƭƛŜǎ ƭƛǾŜ ƛƴ /ŀƭƛŦƻǊƴƛŀ ŜǾŜƴ ǘƘƻǳƎƘ ǘƘŜ 

{ǘŀǘŜ ƛǎ ƘƻƳŜ ǘƻ ƻƴƭȅ мн ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ ƴŀǘƛƻƴΩǎ ǘƻǘŀƭ ǇƻǇǳƭŀǘƛƻƴΦ LƴŎƭǳŘŜŘ ƛƴ ǘƘŜ {ǘŀǘŜΩǎ ƘƻƳŜƭŜǎǎ 

population are an estimated 106,364 children, who have increased from the approximately 90,000 

reported in 2014.  

The primary quantitative data source on homelessness is the Continuum of Care (CoC) Point-in-Time 

Survey (PIT) that was most recently conducted in 2021 and release in 2022. This is a one-day event 

organized by the CoC in which volunteers reach out to homeless individuals on the street, and in parks, 

camping areas, libraries, and shelters. The PIT is an effort to learn more about the current extent and 

conditions of homelessness through the use of a uniform survey instrument with those willing to 

participate. The survey included questions about demographics, sleeping location, residency, length of 

time homeless and certain disabling conditions. It is recognized nationally that PIT efforts and the 

resulting data generally undercounts the number of individuals experiencing homelessness, simply due 

to the challenges of having enough community volunteers, finding those who are unsheltered on any 

given day, and their willingness to participate.  

According to the 2022 PIT, 462 individuals were experiencing homelessness in Del Norte County. This is 

an increase of 214 individuals since the 2020 PIT, however the 2022 count is reported tƻ ōŜ άŀ ƳƻǊŜ 

accurate depiction of homelessness in the community than previous surveys, thanks in large part to 

ƎŜǘǘƛƴƎ ǘƘƻǎŜ ǿƘƻ ŀǊŜ ǳƴƘƻǳǎŜŘ ƛƴǾƻƭǾŜŘ ƛƴ ŀŘƳƛƴƛǎǘŜǊƛƴƎ ǘƘŜ ǎǳǊǾŜȅΦέ1 Due to limitations caused by the 

COVID-19 pandemic, the 2021 PIT only counted shelter beds (110), and is not used for comparison here.. 

The total amount of those experiencing homelessness who were surveyed using the has slowly 

 
1 https://wildrivers.lostcoastoutpost.com/2022/jun/9/462-del-norte-residents-identified-homeless-accord/ 
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increased starting with 2016 (115 surveyed), then 2017 (158 surveyed) and a slight decrease in 2018 

(127 surveyed), before 2019 (189 surveyed), 2020 (214), and 2022 (462). Some notable highlights: 

1. Similar to the CoC-wide data, respondents mostly identified as white (75 percent) or American 

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 percent), and mental health (10 

percent).  

2. Contrasting with the region, in Del Norte County, 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 reporting two 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 experiencing homelessness 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 1,837 households in the region experienced homelessness in 2022. This number greatly 

exceeds the number of available beds in emergency shelters, transitional housing, permanent 

supportive housing, or rapid rehousing programs. Table 30 summarizes the number of beds available to 

those experiencing homelessness in the region.  

Table 30: Summary of Available Beds in the Region1  

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 Re-Housing 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 Care or HUD; CoC_HIC_State_CA_2019 .  

Extremely Low-Income Households 
Extremely Low-Income (ELI) households are those that earn 30 percent 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 substandard 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 units, emergency 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 be considered extremely low income. These income 

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

Table 31: Household Income by Household Type 

  Total Households Families 
Nonfamily 
households 

Total 9945 6135 3810 

    Less than $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 to $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 ACS 5-Year Estimates, Table S1901.  

Another way to quantify extremely low-income households is to review I¦5Ωǎ Comprehensive Housing 

Affordability Strategy (CHAS) data for households making less than 30 percent of the median family 

income. According to the most recent CHAS data, 660 owners and 880 renters countywide fall into this 

category and may be considered extremely low-income. 

Table 32: CHAS Household Income, Del 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: HUD Consolidated Planning/CHAS data, 2014-2018 (most recent available). 

ELI Household Housing Need Projection 
In determining the need for ELI housing, the County has referenced the 6th cycle RHNA and divided the 

very low-income need (141 total units) by 50 percent, resulting in an identified need to accommodate at 

least 71 units extremely low-income units. As discussed in the Sites Inventory an adequate number of 

sites have been identified to accommodate the housing need for extremely low-income households. 
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Table 33: Extremely Low-Income 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 

encourage development 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. (Program HE-J) 

At-Risk Housing 

Thousands of publicly assisted housing units in California are eligible to change from low-income to 

market-rate housing during the next decade due to the termination of various government subsidy 

programs and/or restrictions on rental rates. These units, known as at-risk units, are a valuable source of 

affordable housing for families statewide and as a result, the housing element must include a detailed 

analysis and proactive policies and programs to preserve at-risk units. 

For the purpose of housing element law, assisted housing developments or at-risk units are defined as 

multifamily rental housing complexes that receive government assistance under any Federal, 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 market-rate due to termination of a 

rent subsidy contract within the current and subsequent 5-year planning period of the housing element. 

Housing Element requirements call for a program to preserve specified assisted rental units in the 

community (see Programs HE-V, HE-Y). 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 non-profit 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 34 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.  

Table 34: Assisted Units 

Project Name 
Affordable 

Units 
Total 
Units Funding Program 

Estimated 
Affordability Year 

End 

Risk 
Level 

Redwood Cove 39 40 HUD 2036 Low 

Hidden Creek Apartments 80 81 LIHTC 2063 Low 

Summer Park Apartments 56 57 LIHTC 2066 Low 
Dat-naa-svt 20 21 LIHTC 2072 Low 

Source: HCD Preapproved Data Package, Table 24 ς Assisted 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 at-risk housing developments in the County at this time and none are anticipated to be at 

risk during the planning period.4  

Table 35: Inventory of At-Risk Projects During 8-year Planning Period 

Year Name of Project Non-Elderly Units Elderly Units Total 
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 direct rental subsidy commitments) will be the most economical 

approach to preserving at-risk 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 36: Replacement Cost  

Project Permit Valuation Units Valuation per Unit 

Summer Park Apartments $7,500,000 64 $117,187 

Source: Del Norte County Building 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 new units (eight 8-plex units 

were constructed) and associated complex facilities (e.g., ŎƻƳƳǳƴƛǘȅ ǊƻƻƳΣ ƳŀƴŀƎŜǊΩǎ ǊŜǎƛŘŜƴŎŜΣ 

basketball court). At $7.5 million permit valuation, the average cost to construct equals approximately 

$117,187 per unit.  

!ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ !ǎǎŜǎǎƻǊΩǎ hŦŦƛŎŜ ǘƘŜǊŜ ǿŜǊŜ ǘǿƻ ǇǊƻǇŜǊties sold in 2013 that provide a basis for 

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 Table 37 below, the per unit cost of preservation is less than half the per unit cost 

of new construction.  
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Table 37: Preservation Cost  

Project Sale Cost Units Price per Unit 
Crescent City Senior Apartments $1,990,816 38 $52,390 

Surf Apartments $2,738,000 56 $48,893 

{ƻǳǊŎŜΥ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ !ǎǎŜǎǎƻǊΩǎ hŦŦƛŎŜΣ aŀȅ мΣ нлмпΦ 

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

with legal and managerial capacity to acquire and manage at-risk 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 provides a list of entities that are qualified on a 

County-specific level which is presented below. This list is in addition to the qualified entities for all 

counties, listed by HCD: 

¶ Humboldt Bay Housing Development Corporation, Arcata, CA 

¶ Redwood Community 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 areas can result in lower priority for assistance or limited 

quantities 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 for projects. In addition, 

cuts in government funding in general mean that fewer assistance programs are available. The greatest 

obstacle cited by local non-profit agencies in providing targeted program housing, such as shelters and 

transitional housing, is the limited 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 competitive bidding 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 financial investment 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 Crescent City Housing 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 very low-income persons in need 

of affordable housing. The Section 8 Program provides a housing voucher to tenants which 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 

their income). According to the City Housing Authority the participant level dropped from 585 families in 



Del Norte County 2022 Housing Element - Background Report Certified  |  February 24, 2023 
Chapter 1: Needs Assessment 

34 

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 recent financial 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 (HOME) ς Owner-Occupied Rehabilitation Program 
(OOR) 
The Del Norte County Administrative Office administers the OOR Program which offers funds for 

housing rehabilitation for low eligible low to moderate-income families to make repairs related to health 

and safety issues and/or building code compliance on their single-family homes. Unfortunately, the 

program is currently (November 2021) without funding.2  

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

operating subsidies 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 otherwise meet the MHSA 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) requires cities and counties to address the infrastructure needs of disadvantaged 

ǳƴƛƴŎƻǊǇƻǊŀǘŜŘ ŎƻƳƳǳƴƛǘƛŜǎ ό5¦/Ωǎύ ƛƴ Ŏƛǘȅ ŀƴŘ Ŏƻǳƴǘȅ ƎŜƴŜǊŀƭ Ǉƭŀƴǎ ŀƴŘ [!C/ƻ aǳƴƛŎƛǇŀƭ {ŜǊǾƛŎŜ 

Reviews (MSRs) and annexation decisions. SB 244 defines an unincorporated disadvantaged community 

as a place that meets the following criteria: 

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

¶ is either within a city SOI, is an island within a city boundary, or is geographically isolated and 

has existed for more than 50 years; and 

¶ 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). Pursuant to SB 244 disadvantaged communities are those 

ǿƛǘƘ ŀ aIL ƭƻǿŜǊ ǘƘŀƴ ул ǇŜǊŎŜƴǘ ƻŦ /ŀƭƛŦƻǊƴƛŀΩǎ aIL όƻǊ ϷрсΣфунύΦ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ ƛǎ ƎŜƴŜǊŀƭƭȅ ŀǘ ǘƘŜ 

lower end of the spectrum with regard to household income. According to 2019 American Community 

Survey 5-year estimates, the MHI in Del Norte County is $45,283, which places it well below the SB 244 

defined income level countywide.  

¢ƘŜ /ŀƭƛŦƻǊƴƛŀ 5ŜǇŀǊǘƳŜƴǘ ƻŦ ²ŀǘŜǊ wŜǎƻǳǊŎŜǎ Ƙŀǎ ƳŀŘŜ DL{ Řŀǘŀ ŀǾŀƛƭŀōƭŜ ǘƘŀǘ ƛŘŜƴǘƛŦƛŜǎ 5¦/Ωǎ 

statewide. According to this data the communities of Smith River, Gasquet, Klamath, and parts of the 

 
2 Source: Phone conversation with County Administrative Office, November 10, 2021. 
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ƛƴŎƻǊǇƻǊŀǘŜŘ Ŏƛǘȅ ƻŦ /ǊŜǎŎŜƴǘ /ƛǘȅ ŀǊŜ ŎƭŀǎǎƛŦƛŜŘ ŀǎ 5¦/Ωǎ όFigure 3) existing in the County. Hiouchi is 

listed as "Data Not 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 unincorporated communities that qualify as 

άŘƛǎŀŘǾŀƴǘŀƎŜŘέ ǳƴŘŜǊ {. нпп ŀǎ ǘƘŜȅ ŜȄƛǎǘŜŘ ǇǊƛƻǊ ǘƻ мфсп όрл ȅŜŀǊǎ ŀƎƻύΦ 

For cities and counties, SB 244 requires the General Plan Land Use Element be updated to identify DUCs; 

analyze for each identified community the water, 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 does not comply. This 

Housing Element includes a program (Program HE-D) committing the County to completing General Plan 

Amendments for consistency with the Housing Element, including completion of a disadvantaged 

unincorporated communities analysis for SB 244 compliance.  
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Figure 3 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ 5¦/Ωǎ 
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Projected Housing Needs 

A critical measure of compliance with state housing element law is the ability of a jurisdiction to 

ŀŎŎƻƳƳƻŘŀǘŜ ƛǘǎ ǎƘŀǊŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘǎΦ ¢ƘŜ /ŀƭƛŦƻǊƴƛŀ 5ŜǇŀǊǘƳŜƴǘ ƻŦ IƻǳǎƛƴƎ ŀƴŘ 

Community Development has prepared and released a Regional Housing Need Allocation (RHNA) for Del 

Norte County for the projection period beginning December 31, 2018, 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 closely 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 Transportation Plan adoption. 

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, however, 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). Table 38 presents Del Norte County's allocation of the region's housing needs by income group as 

determined by HCD.  

 Table 38: 6th 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 extremely low-income 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 50 percent of the very low-income units as extremely low-

ƛƴŎƻƳŜΦ Lƴ ŘŜǘŜǊƳƛƴƛƴƎ ǘƘŜ /ƻǳƴǘȅΩǎ ƴŜŜŘ ǘƻ ǇǊƻǾƛŘŜ ŦƻǊ 9[L ƘƻǳǎƛƴƎ ǘƘŜ /ƻǳƴǘȅ ŘƛǾƛŘŜŘ ǘƘŜ ǾŜǊȅ ƭƻǿ-

income need (141 total units) by 50 percent, resulting in an identified need to accommodate at least 71 

units extremely low-income units. As discussed in the Sites Inventory an adequate number of sites have 

been identified to accommodate the housing need for extremely low-income households. 
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Chapter 2 Ơ Sites Inventory and Analysis  

This section of the housing element update represents an inventory of land suitable for residential 

development, including vacant sites and sites having the potential for redevelopment, and an analysis of 

the relationship of zoning and public facilities and services to these sites. The inventory of land suitable 

for residential development is used to identify sites that can be developed for housing within the 6th 

cycle housing element update planning period (2022-2030).  

Sites Inventory  

The purpose of the land inventory is to identify and analyze specific sites suitable for residential 

ŘŜǾŜƭƻǇƳŜƴǘ ǘƻ ŎƻƳǇŀǊŜ ǘƘŜ /ƻǳƴǘȅΩǎ ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƴŜŜŘ ŀƭƭƻŎŀǘƛƻƴ ǿƛǘƘ ƛǘǎ ǊŜǎƛŘŜƴǘƛŀƭ development 

capacity. The inventory will assist in determining whether there are sufficient adequate sites to 

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

and analysis helps the County determine whether ǇǊƻƎǊŀƳ ŀŎǘƛƻƴǎ Ƴǳǎǘ ōŜ ŀŘƻǇǘŜŘ ǘƻ άƳŀƪŜ ǎƛǘŜǎ 

ŀǾŀƛƭŀōƭŜέ ǿƛǘƘ ŀǇǇǊƻǇǊƛŀǘŜ ȊƻƴƛƴƎΣ ŘŜǾŜƭƻǇƳŜƴǘ ǎǘŀƴŘŀǊŘǎΣ ŀƴŘ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ŎŀǇŀŎƛǘȅ ǘƻ 

accommodate the new construction need. 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 Assembly Bill 879 (2017) and Assembly Bill 1397 (2017) 
These bills require additional aƴŀƭȅǎƛǎ ŀƴŘ ƧǳǎǘƛŦƛŎŀǘƛƻƴ ƻŦ ǘƘŜ ǎƛǘŜǎ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘŜ ŎƻǳƴǘȅΩǎ ƘƻǳǎƛƴƎ 

element sites inventory. The housing element may only count non-vacant sites (described as 

άǳƴŘŜǊǳǘƛƭƛȊŜŘέ ǎƛǘŜǎ ƛƴ ǘƘƛǎ ƘƻǳǎƛƴƎ ŜƭŜƳŜƴǘύ ƛƴŎƭǳŘŜŘ ƛƴ ƻƴŜ ǇǊŜǾƛƻǳǎ ƘƻǳǎƛƴƎ ŜƭŜƳŜƴǘ ƛƴǾŜƴtory and 

vacant sites included in two previous housing elements if the sites are subject to a program that allows 

affordable housing by right (see Program HE-A). The use of sites in previous elements is noted in 

Table 40 below. Additionally, the bills require additional analysis of non-vacant sites, additional analysis 

of infrastructure capacity, and 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 moderate- or above 

moderate-income housing were considered appropriate). For this Housing Element, the County did not 

count any sites smaller than 0.5 acres towards meeting its RHNA obligations for lower-income 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. 

5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ ȊƻƴƛƴƎ ǊŜƎǳƭŀǘƛƻƴǎ ŦƻǊ ƴƻƴ-Coastal commercial districts, i.e., C-2, C-3 and C-4, apply 

the R-3 zoning districts density that is 15 dwelling units per acre.  The corresponding commercial land 

use designations of Del 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 inconsistencies occur, it is County standard 

practice and procedure to default to the higher residential density that is specified by the commercial 

zoning district.  To memorƛŀƭƛȊŜ ǘƘŜ /ƻǳƴǘȅΩǎ ǇǊŀŎǘƛŎŜ ƻŦ ǳǎƛƴƎ ǘƻ ǘƘŜ ƘƛƎƘŜǊ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜƴǎƛǘȅ ǇŜǊƳƛǘǘŜŘ 

in the commercial zoning districts, Program HE-w ŎƻƳƳƛǘǎ ǘƘŜ /ƻǳƴǘȅ ǘƻ ŀƳŜƴŘƛƴƎ ǘƘŜ DŜƴŜǊŀƭ tƭŀƴΩǎ 

residential density of the commercial land designations to align and be consistent with the commercial 

zoning districts.  With inclusion of Program HE-wΣ ǘƘŜ ŦƻƭƭƻǿƛƴƎ ŀƴŀƭȅǎƛǎ ŎƻƴǘƛƴǳŜǎ ǘƘŜ /ƻǳƴǘȅΩǎ ŜȄƛǎǘƛƴƎ 

practice of applying the higher residential density allowance for non-Coastal commercial sites of 15 

dwelling units per acre.   

Figure 4 below provides a geographic overview of the Sites Inventory, and Table 40 is a Summary of the 

Sites Inventory.  A detailed suitability analysis and site maps are provided for individual sites are 

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  
¢ƘŜ /ƻǳƴǘȅ Ƙŀǎ ŎƘƻǎŜƴ ǘƻ ǳǎŜ ǘƘŜ άŘŜŦŀǳƭǘ ŘŜƴǎƛǘȅ ǎǘŀƴŘŀǊŘέ ǎŜǘ ŦƻǊǘƘ ƛƴ ǘƘŜ /ŀƭƛŦƻǊƴƛŀ DƻǾŜǊƴƳŜƴǘ 

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 acre or more to be 

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

needed.  

Identific ation of Zoning Appropriate for Affordable Housing  
Because the County has chosen to use the default density standard for providing for affordable housing 

the County is only identifying zoning classifications with consistent densities, namely 15 dwelling units 

per acre. Table 39 provides a list of County Zoning Districts which are compatible with the default 

density standard for affordable housing.  

Table 39: Zoning Designations Appropriate for Default Affordable Housing Density 

Zoning Symbol Zone Name Density 

PC Planned Community NA (Established by General Plan Land Use) Density 
determined on a site-by-site basis. See Analysis of 
Individual Sites section below. 

R-3 High Density Multiply Family 
Residential 

15 dwelling units per acre 

C-2 Light Commercial 15 dwelling units per acre (with Use Permit, see 
Program HE-R) 1 

C-3 Central Business 15 dwelling units per acre (with Use Permit, see 
Program HE-R) 1 

C-4 General Commercial 15 dwelling units per acre (with Use Permit, see 
Program HE-R)1 

1 Non-coastal projects with a minimum of 20 percent of units available to lower-income households will be processed by right 
through a streamlined ministerial review process; see Program HE-R 

Multifamily development of three or more dwelling units is principally permitted only in the R-3 zone.  

Multifamily residential development is currently allowed by use permit in the C-2, C-3, and C-4 zone. 

Program HE-R 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 more assisted 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 permit process may result in conditions of approval 

and mitigation measures being attached to the entitlement, and these may increase development costs.  

As a result, market-rate housing developers and investors often require higher returns depending on the 

perceived risk (https://ternercenter.berkeley.edu/development-calculator-dashboard/, Terner Center 

for Housing Innovation, accessed May 28, 2022). Ultimately these increased costs will be passed along to 

the consumer: the renter, or the home buyer.  

https://ternercenter.berkeley.edu/development-calculator-dashboard/
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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 significant constraint to the development of non-coastal 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 

(Program HE-S), including those in commercial zones (Program HE-R). Due 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 on a case-by-case basis for 

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

County include environmental features (e.g., topography, terrain, wetlands) and regulatory factors (e.g., 

construction setbacks, noise attenuation zones). Generally, in determining realistic capacity the County 

used an 80 percent ratio for residentially designated lands and a 50 percent ratio for non-residentially 

designated lands. 

The realistic capacity ratio of 80% of maximum density for residential designations is primarily based on 

residential development trends as further described 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 where services 

(water and sewer) are available, and one near Smith River in an area where larger lots are needed to 

accommodate on-site septic. 

The two sites in the greater Crescent City area are near Site 8 (Summer Park). The Summer Park 

Apartments, located at 1500 Summer Park Court (APN 116-310-065), includes 56 units constructed on 

an approximately 3.6-acre 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 Creek Circle. A total of 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 were constructed 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 9.8-acre area zoned R1-B20 was subdivided into 19 parcels, 

some 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 sites was generally applied to calculate 

realistic site capacities. There are no recent trends for mixed-use or residential development within non-

residentially designated areas and 50% of maximum density for non-residential designations was applied 

for these sites. Program HE-w ƛǎ ƛƴŎƭǳŘŜŘ ŀƴŘ ŜǾƛŘŜƴŎŜ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ ŎƻƳƳƛǘƳŜƴǘ ǘƻ ŜƴŎƻǳǊŀƎƛƴƎ 

residential development on non-residential designated sites. The potential number of units that could 

be developed on specific sites and a discussion of site-specific development 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. The allocation 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 very low- and low-income household income level ǎƛǘŜǎ ŦƛǊǎǘΦ ¢ƘŜ /ƻǳƴǘȅΩǎ ŀƭƭƻŎŀǘƛƻƴ ƻŦ ǳƴƛǘǎ 

across sites and household incomes is presented in Table 40.   While Table 40 summarizes applicable 

ƭŀƴŘ ǳǎŜ ǊŜƎǳƭŀǘƛƻƴǎΣ ǘƘŜ ŀŎǊŜŀƎŜ ƻŦ ǘƘŜ ǎƛǘŜǎΣ ŀƭƻƴƎ ǿƛǘƘ ŜŀŎƘ ǎƛǘŜΩǎ ǊŜŀƭƛǎǘƛŎ ŎŀǇŀŎƛǘȅ ŀƴŘ ŘŜǎƛƎƴŀǘŜŘ 

income category, the County has prepared an Individual Sites Analysis section that provides site specific 

realistic capacity and income category designation analysis, as applicable.  The Individual Sites Analysis 

ǎŜŎǘƛƻƴ ŀƴŀƭȅȊŜǎ нм ƻŦ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ нн ƛƴǾentory sites and follows Table 40.  Detailed mapping is 

provided for all sites.
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Table 40: Sites Inventory Summary 

Site Number and Site 
Name 

APN Zoning 

General 
Plan 

Designatio
n 

Gross 
Acres 

Developable 
Acres 

GP Density 
(du/acre) 

Zoning 
Density 

(du/acre) 

Realistic 
Capacity 

Income Category 

Very 
Low 

Low 
Moder

ate 

Above 
Moder

ate 

1. The Hills 102-020-054 R1, R1-
B20-D, R3 

RN, MF 37.54 37.5 6, 15 6, 2, 15 78 0 0 0 78  

2. East Rowdy Creek 103-100-067 R1-B20 RN 38.43 31.7 2 2 50  0 0 0 50  

3. Valley Garden Multiple R1-B20 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. Harbor Center 
Tract  ̂

110-020-080 P-C  SR 45.57 45.5 2 n/a 91 0 0 34 57 

7. Northcrest** Multiple R1, C2 MFR, GC 6.97 6.49 MFR: 15; GC: 
12* 

R1: 6; C2: 
15* 

31 0 7  24 0 

8. Summer 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 R-1 UR 2.48 2.48 6 6 12 0 0 12 0 

11. Northcrest II 116-160-058 & 
116-160-059 

C-3 GC 2.18 2.18 12* 15* 16 12 4 0 0 

12. Adams** 116-160-055 R-3 MFR 1.44 1.44 15 15 13 8 5 0 0 

13. Health Center Multiple C-3, NH GC, RCA 3.13 3.2 12* 15* 24 12 12 0 0 

14. East Washington** Multiple C-4, R1A NA 8.26 8.26 12*, 1  C-4: 15*; 
R-1 A: 1 

45 0 42 0 3 

15. Harrold 117-053-002 C-3 GC 1.99         

16. Hospital 117-200-006 R-3 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. South Parkway^** 117-030-009 C-2 NA 6.11         

19. South Railroad^** 117-020-052 C-2 NA 25.37         

20, Bess Maxwell Multiple R2 MFR 1.21 1.21 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 Glen^ Multiple R1-B20 RR, RN, PF, 
GC 

12.90 6.95 2 2 11 0 0 11 0 

23. Scenic Creek 116-270-097 GC C-2 4 4 12* 15* 30 30 0 0 0 

24. YIHA 117-020-044 GC C-3 1.84 1.84 12* 15* 14 14 0 0 0 

25. Northcrest III  116-160-008 & 
116-160-009 

GC C-2 1.13 1.13 12* 15* 9 9 0 0 0 

            Total  714  143 159 208  204 

Note: Site 15 was removed due to a recent (2022) application for a commercial facility on the site. Because this sites 15, 18, and 19 were presented as a potential site at a public 
workshop, we have shown this change on the table above. No units have been assumed for these properties.  



Del Norte County 2022 Housing Element - Background Report Certified  |  February 24, 2023 
Chapter 2: Sites Inventory, Zoning for a Variety of Housing Types, and Opportunities for Energy Conservation 
 

45 

^ Denotes a site that is partially or entirely within the Coastal Zone. 
* This table presents the General Plan densities. See above discussion about County practice, and Program HE-R, for using the higher density residential specified in the 
commercial zoning districts (non-Coastal). 
** Denotes sites included in 4th and/or 5th cycle sites inventory and subject to by-right development with units affordable to low-income households in accordance with 
Program HE-A.  
Ϟ {ŜŜ LƴŘƛǾƛŘǳŀƭ {ƛǘŜǎ !ƴŀƭȅǎƛǎ ǎŜŎǘƛƻƴ ōŜƭƻǿ ŦƻǊ ŀ ŘŜǘŀƛƭŜŘ ŀƴŘ ǎƛǘŜ-specific realistic capacity analysis. 
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Sites Suitability Analysis  
The above information is intended to provide a summary of available housing sites inventory for the 6th 

Cycle RHNA; additional detail about each site is included on the following pages. The maps and tables 

ǊŜǇǊŜǎŜƴǘ ŀ ΨǎƴŀǇǎƘƻǘΩ ƛƴ ǘƛƳŜ ŀƴŘ ŀǊŜ ōŀǎŜŘ ǎƻƭŜƭȅ ƻƴ ǘƘŜ ƛƴŦƻǊƳŀǘƛƻƴ ǎǘŀǘŜŘ ŀƴŘ ŀǊŜ ǎǳōƧŜŎǘ ǘƻ ŎƘŀƴƎŜΦ 

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 suitable for development within the planning period, there is no guarantee that they will 

develop during this time frame due to market-related reasons. Actual development may take place on 

other vacant parcels that are not detailed in this inventory. 

As reported in Table 41 the County has identified a surplus of sites to adequately provide for the housing 

ƴŜŜŘǎ ƻŦ ǘƘŜ /ƻǳƴǘȅ ƛŘŜƴǘƛŦƛŜŘ Ǿƛŀ ǘƘŜ wIb! ŦƻǊ ǘƘŜ ŎǳǊǊŜƴǘ ǇƭŀƴƴƛƴƎ ǇŜǊƛƻŘΦ ¢ƘŜ άbƻ bŜǘ [ƻǎǎέ [ŀǿ 

(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 adequate sites capacity exists throughout the planning period. The 

County included a 20% buffer for lower and moderate sites.  Table 41 below shows that the County 

inventory buffer exceeds the 20 percent buffer for all income categories. 

Table 41: Identified Sites and the 6th Cycle RHNA 

 Very Low Low Moderate Above 

Moderate 

Total 

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, including detailed descriptions, individual site maps and suitability 

analysis, are provided below.  

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

¶ R1-D (Single Family Residential ς 7,200 square foot minimum lot size with density clustering): 

approximately 21 acres 

¶ R1-B20-D (Single Family Residential ς 20,000 square foot minimum lot size with density 

clustering): approximately 14 acres 

¶ R-3-D (Multifamily Residential with density clustering): approximately 2.7 acres 

In July 2004Σ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅ ƛǎǎǳŜŘ ŀ ǎǘŀŦŦ ǊŜǇƻǊǘ ŦƻǊ ǘƘŜ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊΩǎ ŀǇǇƭƛŎŀǘƛƻƴ ǘƻ ƳƻŘƛŦȅ ǘƘŜ 

existing entitlement to develop twenty-one acres of the site. The proposal is to create 78 single family 

residential parcels and a remainder for future development. According to the staff report, approximately 
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66 of those units are within the area zoned R1-D, 12 units are proposed within the area zoned R1-B20-D. 

The number of units proposed is approximately 12 units less than the original project approval for units.  

The portion that is zoned R-3-D is not proposed for development at this time and is excluded from the 

calculation of realistic 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 through the northern portion of the property. For non-coastal 

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

/ƻǳƴǘȅΩǎ ǎǘŀƴŘŀǊŘ ǇǊƻŎŜǎǎ ƛǎ ǘƻ ǳǎŜ 5ŜǇŀǊǘƳŜƴǘ CƛǎƘ ŀƴŘ ²ƛƭŘƭƛŦŜ ό5C²ύ ōǳŦŦŜǊ ƎǳƛŘŜƭƛƴŜǎ ŀƴŘ Ŏƻƴǎǳƭǘ 

with DFW.  Based on a 2022 onsite pre-application consultation with DFW staff, a 50-foot setback 

consistent with the Valley Garden subdivision is recommended. This property also subject to a 100-foot-

wide agricultural buffer where residential development cannot 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 exceed the 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 reduced to a level 

below the maximum noise exposure levels permitted under the County General Plan through a 

combination of measures that can include: 

¶ Installing exterior fencing between affected residences and the noise source that uses 

construction materials known to attenuate noise (e.g., a 6-foot-tall masonry wall);  

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

¶ The construction methods on the affected residences.     

Site 4, Ward Field 
The area that is vacant and thereby is potentially 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 as Site 4 and is 

currently undeveloped. The septic system that serves the existing residences is located on APN 131-070-

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 to the authorized 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.  

Site 5, Gasquet Park:  
Realistic Capacity: Planned Community (P-C) Zone: While uses are subject to securing a use permit on 

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

Mobilehome park subdivisions are an enumerated allowed use in the P-C zone.  This site consists of an 

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

/ƻǳƴǘȅΩǎ ŜȄƛǎǘƛƴƎ ǾŜǎǘŜŘ ŜƴǘƛǘƭŜƳŜƴǘ ƛǎ ŦƻǊ ǘƘŜ ƳƻōƛƭŜ ƘƻƳŜ ǇŀǊƪ ǘƘŀǘ ƻŎŎǳǇƛŜǎ ǎŜǾŜƴ ŀŎǊŜǎ ŀƴŘ Ŏƻƴǎƛǎǘǎ 

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, and combined 

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 spaces to the 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 

ǿƛǘƘ ǎƭƻǇŜǎ ƻŦ р ǇŜǊŎŜƴǘ ƻǊ ƭŜǎǎΦ ¢ƘŜ ƳƻōƛƭŜƘƻƳŜ ǇŀǊƪΩǎ ŜƴǘƛǘƭŜƳŜƴǘ ŘƻŜǎ ƴƻǘ ŜȄǘŜƴŘ ǘƻ ǘƘŜ ǇƻǊǘƛƻƴǎ ƻŦ 

the property eastward. Moreover, the land use regulations for the adjoining eastern portions of the 

property, Residential and Agricultural (R-1-A) and Timber Preserve Zone (TPZ), do not allow mobile 

home parks by-right or with a use permit.  The eastern portions of the property outside of the P-C zone 

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

Adequacy for Lower Income Inventory: The 12 vacant spaces are turn-key, and ready for mobile homes 

to be installed.  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.  The calculated average and median asking 

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 mobilehome 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 only needs to file 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 Commission-approved CDP authorized 

resubdivision 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 wetlands is shown in the Coastal Commission staff 

report for CDP-F6a-8-2008-a1 (https://documents.coastal.ca.gov/reports/2008/8/F6a-8-2008-a1.pdf -ς 

see pgs. 16-17 for mapping).  These three parcels would not be available for residential development.  

Sixty-seven of the parcels, once created by recordation of the final map, are designated for traditional 

detached single family residential development. The remaining 24 parcels are designated for townhome 

development.  
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Although the Coastal Commission approved a Coastal Development Permit in 2008, in October 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 deemed incomplete.  Further 

details from the Coastal Commission on the status of the CDP remain pending. The Coastal Commission-

approved CDP authorized resubdivision of the 45.5 acre property into 94 parcels, and construction of 91 

dwelling units.  Completion of the resubdivision would precede issuance of building permits and 

construction of the residences.  

The Coastal Commission-approved CDP authorized resubdivision of the 45.5 acre property into 94 

parcels, and construction of 91 dwelling units.  Completion of the resubdivision would precede issuance 

of building permits and construction of the residences.  Available infrastructure: The subject property is 

within the urban boundary as designated in the certified Local Coastal Program (LCP) and the property is 

designated as Suburban Residential (SR) under the LCP. Water service will be provided by a major feeder 

line of the City of Crescent City water system available along the property frontage and the approved 

subdivision will connect to this line. Community sewer lines are about .40 mile away on Northcrest Drive 

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

Twelve units of moderate income units are designated for Site 6 as there will be twenty-four lots 

specifically designated for townhouse development. The California Coastal Commission approved 

townhouse development only on Site A and Site B.  Sites A and B are excerpted below from the Coastal 

Commission staff report.  Site A is 2.04 acres and Site B is 1.40 acres, totaling 3.44 acres, yielding a 

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 the reduced 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 Northcrest 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 improved off-street parking 

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

The realistic capacity calculation excludes the commercial existing use, and associated parking and 

curtilage areas, which altogether are approximately 0.48 acres in size.  The realistic capacity analysis 

shown on the site detail page below 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 areas, it is located in the northeast corner of the site, and does not 

impede the development of access to/from the public street.   

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 portion as General Commercial GC with a 
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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 available for multifamily development. As discussed above, when the allowed 

residential densitiŜǎ ŘƛŦŦŜǊ ōŜǘǿŜŜƴ ǘƘŜ D/ ŀƴŘ /нΣ ƛǘ ƛǎ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ ǇǊŀŎǘƛŎŜ ƛǎ ǘƻ ǳǘƛƭƛȊŜ /н ȊƻƴŜΩǎ 

higher residential density of 15 dwelling units per acre.  Consequently, this portion of the site meets the 

ŘŜŦŀǳƭǘ ŘŜƴǎƛǘȅ ǊŜǉǳƛǊŜƳŜƴǘ ŦƻǊ ƛƴŎƭǳǎƛƻƴ ƛƴ ǘƘŜ /ƻǳƴǘȅΩǎ lower income inventory.  Consistent with 

/ƻǳƴǘȅ ǇǊŀŎǘƛŎŜΣ {ƛǘŜ тΩǎ ǊŜŀƭƛǎǘƛŎ ŎŀǇŀŎƛǘȅ ŀƴŘ ƛƴŎƻƳŜ ŎŀǘŜƎƻǊȅ ŀƴŀƭȅǎƛǎ ŀǇǇƭƛŜǎ ǘƘŜ /-н ȊƻƴŜΩǎ ŘŜƴǎƛǘȅ ƻŦ 

15 dwelling units per acre to the 0.48 acres of Site 7 that is designated GC and is zoned C-2, yielding 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 units, all of which are designated as Low 

Income units.   

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

an R-1 zoning.  When land is planned and zoned for residential uses but the densities of the regulations 

ŘƛŦŦŜǊΣ ƛǘ ƛǎ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ ǇǊŀŎǘƛŎŜ ǘƻ ŀǇǇƭȅ ǘƘŜ ŘŜƴǎƛǘȅ ǘƘŀǘ ƛǎ ƭƻǿŜǊΦ  /ƻƴǎistent with County 

ǇǊŀŎǘƛŎŜΣ {ƛǘŜ тΩǎ ǊŜŀƭƛǎǘƛŎ ŎŀǇŀŎƛǘȅ ŀƴŘ ƛƴŎƻƳŜ ŎŀǘŜƎƻǊȅ ŀƴŀƭȅǎƛǎ ŀǇǇƭƛŜǎ ǘƘŜ w-м ȊƻƴŜΩǎ ŘŜƴǎƛǘȅ ƻŦ с 

dwelling units per acre to the 5.05 acres of Site 7 that is designated MFR and is zoned R-1, yielding a 

realistic capacity of 24 housiƴƎ ǳƴƛǘǎΦ  ¢ƘŜ /ƻǳƴǘȅΩǎ ǇǊŀŎǘƛŎŜ ƻŦ ŀǇǇƭȅƛƴƎ ǘƘŜ ƭƻǿŜǊ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜƴǎƛǘȅ ŦƻǊ 

this 5.05 acre means this portion of the Site 7 does not meet the lower income inventory default 

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

Site 7 Summary 

In Acres  Allowable Density 

Max. 
Development 

Potential Realistic Capacity 

6.97 total parcel area    

6.49 Total developable 
acres 

   

1.44 ptn. zoned C2    

5.05 ptn. zoned R1 6 dwelling units 
per acre 

30 units 24 

0.48 C2 ptn. w/ 
existing use 

   

0.96 ptn. zoned C2 and 
not developed 

15 dwelling units 
per acre 

14 units  7 

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 of the parent parcel.  The remaining 10.13-acre west half 

of the property was designated as the remainder.  In 2009, UP0912 was approved entitling the 10.13 

acre parcel for 162 dwelling units to be constructed in phases.  For financing purposes, the first phase of 
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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 multi-family units, which yields a density of 16.4 dwelling units 

per acre at full build out. 

Realistic 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 Multi-Family 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.  

 

Site 9, Mary Peacock  
The site is in the Coastal Zone, and is zoned Planned Community (P-C).  Consequently, any residential 

development is subject to discretionary approval.  Because the site is in the Coastal Zone, a wetland 

buffer of 100-feet has been applied as development and potential impacts to Coastal resources, 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, sewer and dry utilities are available to all portions of Site 9 during the Del 

bƻǊǘŜ /ƻǳƴǘȅΩǎ сǘƘ ŎȅŎƭŜ ǇƭŀƴƴƛƴƎ ǇŜǊƛƻŘΦ 
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Site 9 Legend 

 

{ƛǘŜ ф ǇƻǊǘƛƻƴǎ ƭŀōŜƭŜŘ ŀǎ ά!έ ƘŀǾŜ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ǘƻ ōŜ ŘŜǾŜƭƻǇŜŘ ŀǘ ŀ ŘŜƴǎƛǘȅ ƻŦ ǎƛȄ ŘǿŜƭƭƛƴƎ ǳƴƛǘǎ ǇŜǊ 

acre because:  

¶ Based on available National Wetland Inventory (NWI) mapping, this portion of Site 9 do not 

contain wetlands, and are outside a 100-foot wetland buffer applied to NWI identified wetlands 

that are nearby (see Site 9 mapping detail). Available information indicates biological resources 

are not present on this portion of the site. 

¶ Essential infrastructure, i.e., water, sewer and dry utilities, are available along Arlington Avenue 

and the portion of West Jefferson Street adjacent to Mary Peacock Elementary School that is 

due north of the Site 9. 

¶ 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 30 dwelling units, 

and a realistic capacity of 24 dwelling units. 
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Site 9: Approximate Acreage of Developable Areas 

 

Portions of site 9 ƭŀōŜƭŜŘ ŀǎ ά.έ ƛƴ ¢ƘŜǊŜ ƛǎ ŀƴ ŜȄƛǎǘƛƴƎ ŜƴǘƛǘƭŜƳŜƴt for this 0.33 acre portion of Site 9, 

and the buildout of the block will 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 

built in ǘƘŜ ά.έ ƭŀōŜƭŜŘ ŀǊŜŀ ƻŦ {ƛǘŜ фΦ ¢ƘŜ ǊŜŀƭƛǎǘƛŎ ŎŀǇŀŎƛǘȅ ŦƻǊ ŀǊŜŀ ά.έ ƛǎ н ŘǿŜƭƭƛƴƎ ǳƴƛǘǎΦ 

tƻǊǘƛƻƴǎ {ƛǘŜ ф ƭŀōŜƭŜŘ ŀǎ ά/έ ƘŀǾŜ ƭƻǿŜǊ ŘŜǾŜƭƻǇƳŜƴǘ ǇƻǘŜƴǘƛŀƭ ŘǳŜΥ  

¶ Based on available National Wetland Inventory (NWI) mapping, this portion of Site 9 contains 

wetlands. The wetland and the associated 100-foot buffer results in significantly smaller 

buildable areas with range of 0.17 acres to 2.06 acres.   

¶ While essential infrastructure, i.e., water, sewer and dry utilities, is available in the vicinity it is 

not immediately adjacent to these sites. Public water and sewer, and dry utilities are available 

ŘǳǊƛƴƎ ǘƘŜ 5Ŝƭ bƻǊǘŜΩǎ сǘƘ ŎȅŎƭŜ ǇƭŀƴƴƛƴƎ ǇŜǊƛƻŘ ǘƻ ǘƘŜ ǇƻǊǘƛƻƴǎ ƭŀōŜƭŜŘ ŀǎ ά/έΦ 

Given these constraints, the maximum buildout and realistic capacity values for the ŜƴǘƛǊŜ ά/έ ǇƻǊǘƛƻƴǎ 

of Site 9 are 10 dwelling units.  An estimated buildout of two dwelling units was applied to the areas that 

ŀǊŜ нΦмр ŀŎǊŜǎ ŀƴŘ оΦо ŀŎǊŜǎΦ  !ƭƭ ƻǘƘŜǊ ά/έ ǇƻǊǘƛƻƴǎ ŀǊŜ ŀǎǎǳƳŜŘ ŀ ŘŜǾŜƭƻǇƳŜƴǘ ǇƻǘŜƴǘƛŀƭ ƻŦ ƻƴŜ 

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.  Recent aerial 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 small free-standing 

greenhouse, that altogether measures roughly 650 square feet in size.  

¢ƘŜ нлнм 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ !ǎǎŜǎǎƻǊΩs value of the property improvements is $19,595. 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 size, it is reasonable to 

anticipate the site would be valued at the higher end of the range.  Removal of this structure is 

ŜǎǘƛƳŀǘŜŘ ǘƻ Ŏƻǎǘǎ ŀǇǇǊƻȄƛƳŀǘŜƭȅ ϷмрΣрлл ōŀǎŜŘ ƻƴ ǘƘŜ /ƻǳƴǘȅΩǎ ǊŜǾƛŜǿ ƻŦ ǊŜŎŜƴǘ ŘŜƳƻ ǇŜǊƳƛǘǎ ƛǎǎǳŜŘ 

for removal of structures of a similar size and use.  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 land and therefore is not an impediment.  As an infill 

residential inventory site with relatively flat topography, new residential development may have to 

ŎƻƴǎǘǊǳŎǘ ŘǊŀƛƴŀƎŜ ƛƳǇǊƻǾŜƳŜƴǘǎ ǘƻ ƳŜŜǘ ǘƘŜ /ƻǳƴǘȅΩǎ ǎǘƻǊƳwater runoff requirements.   

Site 11, Northcrest II 
Site 11 is zoned and planned for commercial uses, and is not in the Coastal Zone.  As discussed above, it 

ƛǎ 5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ ǎǘŀƴŘŀǊŘ ǇǊƻŎŜŘǳǊŜ ǘƻ ǳǎŜ /-оΩǎ ƘƛƎƘŜǊ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜƴǎƛǘȅ ƻŦ мр ŘǿŜƭƭƛƴƎ ǳƴits per 

ŀŎǊŜΦ  ¢ƘŜ ǎƛǘŜΩǎ ½ƻƴƛƴƎ ŀƴŘ DŜƴŜǊŀƭ tƭŀƴ ŘŜƴǎƛǘȅ ƻŦ мр ŘǿŜƭƭƛƴƎ ǳƴƛǘǎ ǇŜǊ ŀŎǊŜ ƛŘŜƴǘƛŦƛŜŘ ŦƻǊ ǘƘƛǎ ǎƛǘŜ ƛǎ 

consistent with implementation of Program HE-R of the Housing Element.  Program HE-R commits the 

County to amending the General Plan to 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 residential units affordable 

to lower income households). Implementation of Program HE-w ǿƛƭƭ ƳŜƳƻǊƛŀƭƛȊŜ ǘƘŜ /ƻǳƴǘȅΩǎ ŜȄƛǎǘƛƴƎ 

practice of applying the higher density of the commercial zoning district, in this case C-3, by increasing 

the density of the GC land use designation.  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 11 includes APNs 116-160-058 and 116-160-059 which combined together are 2.18 acres in 

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 Arnett site (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 drainage improvements for 

ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƻǳƴǘȅΩǎ ǎǘƻǊƳǿŀǘŜǊ ǊǳƴƻŦŦ ǊŜǉǳƛǊŜƳŜƴǘǎΦ   

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 Elk Creek watershed.  In September 2021, the Elk Creek 
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Restoration Feasibility Study was released.3  ¢ƘŜ ǎǘǳŘȅ ŜǾŀƭǳŀǘŜǎ ǘƘŜ ǿŀǘŜǊǎƘŜŘΩǎ ŜȄƛǎǘƛƴƎ ǿŀǘŜǊ ǉǳŀƭƛǘȅ 

and fish habitat conditions.  The study identifies and prioritizes potential watershed restoration projects 

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 several General Recommendations.  General Recommendations 1 

and 3 are the most applicable to the Site (pages 125-126): 

1. Urban planning to promote low-impact development, landscaping that reduces urban runoff, 

and improved access to and protection of wetland habitats. All habitats across Elk Creek are 

threatened by continued urban, residential, and commercial development. Elk Creek is a small 

stream with a large urban-wetland interface. Planning and code enforcement are needed to 

protect Elk Creek from urban development 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 promote coastal resilience and protect infrastructure from natural disasters. 

3. Support organizations that are addressing homelessness and low-income housing shortages. 

Many of the sensitive stream and wetland areas in and around Crescent City are semi-

permanent camping locations for the housing insecure population in Del Norte County. These 

campsites are a source of non-point pollution, impact water quality, and limit public access to 

green spaces. 

The estimate of potentially developable area excludes 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 

slopes and are less suitable for ŘŜǾŜƭƻǇƳŜƴǘΣ ŀǎ ǊŜŦƭŜŎǘŜŘ ōȅ ǘƘŜ /ƻǳƴǘȅΩǎ ŀǇǇƭƛŎŀǘƛƻƴ ƻŦ ǘƘŜ wŜǎƻǳǊŎŜ 

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/intensity use.  Removal of the existing 

vegetated area results the potentially developable area of approximately 3.2 acres. Public water and 

ǎŜǿŜǊ ŀǊŜ ŀǾŀƛƭŀōƭŜ ŀƭƻƴƎ ǘƘŜ ǇŀǊŎŜƭΩǎ ŦǊƻƴǘŀƎŜ ŀǘ bƻǊǘƘŎǊŜǎǘ 5ǊƛǾŜΦ  5Ǌȅ ǳǘƛƭƛǘƛŜǎΣ ƛƴŎƭǳŘƛƴƎ ŀōƻǾŜ-ground 

power, are also available at the SƛǘŜΩǎ bƻǊǘƘŎǊŜǎǘ 5ǊƛǾŜ ŦǊƻƴǘŀƎŜΦ {ƛǘŜ ŀŎŎŜǎǎ ǿƻǳƭŘ ōŜ ŘŜǾŜƭƻǇŜŘ ŀƭƻƴƎ 

the Northcrest Drive frontage which does not feature the water and biological resources that are 

ǇǊŜǎŜƴǘ ƻƴ ǘƘŜ ǇŀǊŎŜƭΩǎ ŜŀǎǘŜǊƴ ǎƛŘŜΦ  [ƛƪŜ ǘƘŜ ƻǘƘŜǊ ǎƛǘŜǎ ǘƘŀǘ ŀǊŜ ȊƻƴŜŘ ŀƴŘ ǇƭŀƴƴŜŘ Ŧƻr commercial 

uses, the Zoning density of 15 dwelling units per acre identified for this site is consistent with 

implementation of Program HE-R of the Housing Element. Program HE-R commits the County to 

amending the General Plan and zoning code to 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 residential units 

 
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 Fish and Wildlife. 
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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, the 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 parks, to public sewer.  

The State has funding available for planning and construction of infrastructure projects that service 

ǎƳŀƭƭ ŘƛǎŀŘǾŀƴǘŀƎŜ ŎƻƳƳǳƴƛǘƛŜǎ ό5!/ǎύΦ  ¢ƘŜ {ǘŀǘŜΩǎ ŦǳƴŘƛƴƎ ƛǎ ŀǾŀƛƭŀōƭŜ ǘƘǊƻǳƎƘ {. мнмр όIŜǊǘȊōŜǊƎΣ 

2018). The Budget Act of 2021 ς Wastewater Infrastructure Appropriation set aside $350 million for 

planning or constructions projects with local investment that service small Disadvantaged Communities 

(DACs).  Site 14 and the adjacent neighborhoods, are within designated DACs. In August 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 sewer to 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 costs, permitting 

requirements, projected user rates, potential funding sources and other similar items that would help 

guide the decision in moving forward with future extensions. 

Environmental Constraints: The Del Norte County General Plan identifies the need for noise attenuation 

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 noise levels that exceed the 

General Plan adopted thresholds for sensitive 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 of residential 

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 combination 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 levels can be 

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 (C-4). The site has 2.65 acres of R1A zone, and 5.61 acres of C-4.  The R1A zone allows for 

low density residential development at one dwelling unit per acre.  The three northernmost portions of 

Site 14 are assumed to be developed consistent with the R1A zone density, even where there are C-4 

small areas.  The remainder of Site is assumed to be developed for residential purposes in accordance 

with Program HE-R, discussed previously. Again, Program HE-R 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, including streamlined (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, 

henceforth, 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 Program HE-4.  The 3 moderate units are designated for 

the R1A portions of the Site 14.   

Site 16, Hospital 
A tributary of Elk Creek is located off-site and to the west. This 0.66-acre site features a bench with a 

relatively flat slope.  Any future development will incorporate standard best management practices to 

ensure runoff and sediment is managed during the construction and post-construction 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 planning purposes and ŘƻŜǎ ƴƻǘ ŀŦŦŜŎǘ ǘƘŜ ǎƛǘŜΩǎ ǇƻǘŜƴǘƛŀƭ 

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 the eastern portion of Site 13 also passes through Site 17, with Site 17 being downstream of Site 13. 

5Ŝƭ bƻǊǘŜ /ƻǳƴǘȅΩǎ bŀǘǳǊŀƭ IŀȊŀǊŘ όbIύ ȊƻƴŜ ŀǇǇƭƛŜǎ ǘƻ ǘƘŜ ǎƻǳǘƘǿŜǎǘŜǊƴ ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ property and 

reflects limited development potential.  More specifically, the 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 

morŜΦ ¢ƘŜ {ƛǘŜ мт ŘŜǘŀƛƭ ŘŜǇƛŎǘǎ ǘƘŜ ŀǊŜŀǎ ƻŦ {ƛǘŜΩǎ мтΩǎ ǘƘŀǘ ŀǊŜŀǎ ǘƘŀǘ ŀǊŜ ǎǳƛǘŀōƭŜ ŦƻǊ ǊŜǎƛŘŜƴǘƛŀƭ 

development: 

¶ Outside the Elk River tributary and the associated 50-foot protective stream buffer; and 

¶ Do not include areas with slopes of 15 percent, and a 25-foot buffer that was applied to slopes 

of 15 percent or greater. 

¢Ƙƛǎ ƭŀǊƎŜ ƴŀǘǳǊŀƭ ǳǇƭŀƴŘ ōŜƴŎƘ ƻƴ ǘƘŜ {ƛǘŜΩǎ ŜŀǎǘŜǊƴ ǎƛŘŜ ƛǎ ŀǇǇǊƻȄƛƳŀǘŜƭȅ сΦо ŀŎǊŜǎ ƛƴ ǎƛȊŜΦ /ƻǳƴǘȅ 

policy already provides for clustering of residential development to avoid natural hazards and to protect 

resources areas from incompatible development and uses. Clustering development on the 6.3-acre 

ǇƻǊǘƛƻƴ ƻŦ ǘƘŜ {ƛǘŜ ƛǎ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ŜȄƛǎǘƛƴƎ /ƻǳƴǘȅ ƭŀƴŘ ǳǎŜ ǇƻƭƛŎȅΦ ¢ƘŜǊŜŦƻǊŜΣ {ƛǘŜ мтΩǎ ŎŀƭŎǳƭŀǘŜŘ 

realistic capacity considers only the developable bench and excludes the tributary and its buffer, and 

areas with steep slopes and the 25-foot buffer. The 6.3 acres of potentially developable area is below 

the ten-acre ǎǘŀǘǳǘƻǊȅ ǘƘǊŜǎƘƻƭŘ ƻŦ DƻǾΩǘ /ƻŘŜ {ŜŎǘƛƻƴ срруоΦнόŎύόнύό.ύΦ   

Water, sewerΣ ŀƴŘ ŘǊȅ ǳǘƛƭƛǘƛŜǎ ŀǊŜ ŀǾŀƛƭŀōƭŜ ŀƭƻƴƎ ǘƘŜ ǇŀǊŎŜƭΩǎ IƛƎƘǿŀȅ млм ŦǊƻƴǘŀƎŜΦ !ŎŎŜǎǎ ǘƻ ǘƘŜ ǎƛǘŜ 

ǿƻǳƭŘ ōŜ ŘŜǾŜƭƻǇŜŘ ŦǊƻƳ ǘƘŜ {ƛǘŜΩǎ IƛƎƘǿŀȅ млм ŦǊƻƴǘŀƎŜΦ  ¢ƘŜǊŜ ƛǎ ƴƻǘ ŀ ǎƛƎƴƛŦƛŎŀƴǘ ŜƭŜǾŀǘƛƻƴ 
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ŘƛŦŦŜǊŜƴǘƛŀƭ ŦǊƻƳ ǘƘŜ ǎƻǳǘƘŜŀǎǘŜǊƴ ōŜƴŎƘ ǘƻ ǘƘŜ ǇŀǊŎŜƭΩǎ IƛƎƘǿŀȅ мл1 frontage, making development of 

utilities and access development feasible.  

Although Google aerial imagery indicates that Site 17 is developed with a single-family residence, the 

residence was demolished in 2018 with a County approved demo permit because of fire damage. In 

CŜōǊǳŀǊȅ нлнлΣ ǘƘŜ /ƻǳƴǘȅΩǎ ŘŜƳƻ ǇŜǊƳƛǘ ǿŀǎ ŦƛƴŀƭŜŘ ŎƻƴŦƛǊƳƛƴƎ ǘƘŜ ǊŜǎƛŘŜƴŎŜ ƴƻ ƭƻƴƎŜǊ ŜȄƛǎǘǎ ƻƴ ǘƘŜ 

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 water and sewer.  The southern extent of Site 21 is State Street, 

and a main lateral for sewer and water runs east-west along State Street. These facilities have been 

extended northward along Hill Street until the intersection with Shirley Street. At the intersection 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 frontage of some portions of Site 21.  
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Site 21, Location of Public Water and Sewer 

 
 

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 hazards for the 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 with a 50-foot protective buffer applied.  There 

remains a total of 6.95 acres of land zoned R1-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 areas zoned R1-B20 that are outside the wetlands and 

associated 50-foot wetland buffer are factored into the calcuƭŀǘƛƻƴ ƻŦ ǘƘŜ {ƛǘŜΩǎ ǊŜŀƭƛǎǘƛŎ ŎŀǇŀŎƛǘȅΣ ǿƘƛŎƘ 

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, Scenic Creek; Site 24, YIHA; and Site 25, Northcrest III 
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 public water 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 located in the Coastal 

Zone, and sensitive natural resources or hazardous conditions are not present.  Sites 23, 24, and 25 are 

planned GC and are zoned commercial, C-2, C-3, and C-2, respectively.  Both the C-2 and C-3 zoning 

districts permit residential densities of 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 

ǘƘŜ /ƻǳƴǘȅΩǎ ŜǎǘŀōƭƛǎƘŜŘ ǇǊƻŎŜŘǳǊŜ ǘƻ ŀǇǇƭȅ ǘƘŜ ƘƛƎƘŜǊ ŘŜƴǎƛǘȅ ƻŦ ǘƘŜ /-2 and C-3 zones, as discussed 

above.  
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