
84/29/281a 13:137 9163272643 HPD
PAGE El2/El6

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMeNT
DMS'ON 01' HOUS'NB POUCY DEVELOPMENT
1100 Third Street, S~ 430
p.o.84)Xa~

s.cramltnto. CA 94252·2043
(91e> 32:J.J1n I PAX (9~8) 311·2843
W*«.bgtga.ggy

Aprll29, 2010

Ms, Janna Minsk, Director
Planning Depertment
Cfty of Senta Paula
P.O. Bo)( 569
Santa Paola, CA 93061

Dear Ms. Minsk:

<I>

RE: RevIew of the CIty of Santa Paula's Adopted Housing Element Updata

Thank you for aubmlttlng Santa Paula's adopted housing element received for review on
January 29.2010. The Department ts required to review adopted housillg elements and
report the findings to the locality pursuant to Government Code Sectfon 65585(h).
Communications wtth you and your consultant, Mr. John Douglas of J.H. Douglas &
Associates, facilitated the review. In addJtion.,the Department cona)derod comments
from California Rural Legal Assistance. Mr. Jesse Ornelas and House Farmworkers,
pursuant to Government Code Section 85585(c).

The adopted element addressee some of the statutory requirements described In the
Department's Auguat 22, 2008 review (see link beloW). For example. the elem~nt now
Includes an adequate analysis of extremely tow-lncome households. H~ver, further
revisIon Is still necessary to comply with State housIng element law (An1cle 10.6 of the
Government Code). The 81'1C10sad Appendix describes revisions nece!.sary to comply
wIth State housing element law.

The Department appreciates the cooperation and assistance provided by you throughout
the course of the review and is committed to assist Santa PaUla it1 addressing al\
ststlrtory requirements of housing element law. If you have any quesU,ns or need .
additional technical assistance, please contact Paul McDougall, of our staff, at
(916) 3.22~7995.

Sincerely•.

UtIwi.~
Ca~hY E. !/,reswell .
Deputy DJrector

Enclosure (August 2008 review - htq:/lUI'ytqt.CPmlantap.ytaOIOll)

cc: Sonja Flor88. House fSI1T1 Workers
Eileen McCarthy, California Rural Legal Assistance
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The following changes would bring Santa Paula's housing element into compliance with
Artt~ 10.6 of the Government Code. Accompanying each recommended ct angel we cite the
supporting section of the Govemment Code.

Housing elemeht technical 88s1atance Information is available on the Deparunenfs website at
www.h~.c;a,gOYfhpd. Refer to the Division of Housing Policy Development lInd the section
pertaining to State Housing Planning. Among other resources, the Housing :Iement section
contains the Department's latest technical assIstance tool BUilding Blocks fo' Effective Housing
Elements (Building Blocks) available at wWifhcd.ca QOYlhDd1\Jousing .lem.nt2l!bd(~ the
Govemment Code addressing State housing element law and other resouro's.

A. HOQJln,Q.~.ed',.Re,ourcg, ani Cl!tDStIiIlng

r

. .... t

.' "'.
1. Include sn Inventory of land suitable for rasld8ntfal development and en ana1yais of the

rsfationshTp ofzoning end public taanmes end services to these sites (Sect/on
65583(8)(3)). The Inventory shan btJ used to Identify sites that can bl~ developed for
housing within the plennlng period (S6~ion 85583.2).

The element now appears to Indicate a specific plan has been appro lied for the East
Area 1 and based on conversations with City representatives; It appE srs to include
various residential districts with development standards, However, tile element should
~scrlbe the status of the annexation and availablllty for developmer t withIn the planning
p~riod. The element must also Include an Inventory of sites within tt e East Area 1 by
parcel numberj parcel size, General Plan designation, zoning, allowelble densitIesI

. appr(lpriat19ness of densitIes and realistic residentIal capacity. See tile prior review end
BuildIng Blocks at http;JIWVffl.bgj.CI,QOY/hpdlhcusjno element2lSIA hOlne/php.

The East Area 1 appears critical to demonstrate adequate sites to a;commodate the
City's regional housing need for lower·lncome households. If, after lhe inventory
describes and anatyzes the sItes within the East Area, the sItes are 10t sufficient!
appropriately sized, zoned with appropriate densities or not availablll for devetopment
within the planning period, the element must atlll. 8S described In thn prior reviewl

analyze the suitability of the other sites In the Inventory and ap}:lropriateness of zoning to
encourage housing for lower-Income households as follows:

Non·Vacant gnd Small Sitel: While the revised eJement now descr bas existing uses on
non-vacant sites, it stili does not demonstrate the potential for redevelopment nor
evaluate the extent these exIsting uses Impact potenth:al residential ·jevelopment. For
exampJe. the element (Table B--6) describes auto painting shops and distribution
buildings but could also consider the condition 01 the structure and 'Nhether uses are
operatIng, margInal or discontinued. In addition, the element now r,entlons non-vacant
sites have potential based on development trsnds. However, the eiement does not
Include any dascrtpt10n of recent development trends, Including wh,ther recent
development occurred on non-vacant- sites or, If any, how recently I'sdeveloped Bites

. relate to identified sites. Also, many sites are listed with potential fl~r lot consolld~tlon.
However, the element does not l:Waluate the potential for lot conso !dation to
demonstl'8te site sultabnity, Including which sites are assumed to bEt consolidated and
theIr potential resldentl.1 capacity, conditions rendering parcels avnllable for auambly
and redevelopment and consolidation trends relative to Identified ~ite8. .
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ZOning Appro'prim tg Encourage Hoyoing for Lower~ln.come HOVUhQ1gJ: The element
IdentIfies sitea In the R-3 end R4 zones (21 and 29 units per acre, rElSpeottvely) which
meet specIfic standards and do not require analysis pursuant to SecHon
65583.2(0)(3)(8). It also Identifies sites the R2 zone (maximum of 1fj units per acre) are
appropriate to encourage the development of housing for lower-tncol11e households
because existing market rents are affordable to lower-income house'1clds and
developments with financial assistance and deed restrictions affordable to lower-income
households have occurred at densities less than 20 units per acre, However, the
element does not include an analysis required by statute inclUding tel evaluate whether
zoning encourages financial teaslbllityl as described in the prior revf.m. For example.
the element could compare the level of SUbsidy necessary at 15 unHs per acre with
higher densitJes or Include-information from developers, includIng nCln·profit, about land.
costs per llnit or financial feasibility at varlous densi1les.

Emergency Sbaltem: The element now identifies 140 vacant and underutiftzed acres in
the proposed CommerciallLlght Industrial to permit emergency shel':ers. To demonstrate
realistic opportunitIes for the development of emergency shelters! the element should
also describe typical parcel sizes. For further informatIon. please SIJe the Department's
Chapter 833, Statutes 012007 (S8 2). memO at btlD:/lwww,hC4.ca AovtlIDdlsb2 mern0Q507CHl,Ddf,

2, Analyze potential and actusl governmental constraints upon the me intensnce,
improvementl or development of housing fOralt fnr:ams' levels, -frrclt-dfng the types of· .
housing identified in paragraph (1) ofSUbdiviSion (0), and for persol1s with d/ssbifif/es 8S
Identlf/ed ;n the snelys;s pursuant to PlJragraph (7), includIng land Lise controls/ building
codes snd their enforcement, site improvements, fees and other 9~ aotlons reqUired of
developers, and local processing end permit procedures. Th6 snBI:,sis shall a/so
demonstrat& Ioc8J efforts to remove governmental constraints that .'J/nder the locality
from meeting Its share of the regional housing need in Bccordance with Section 6S~84

find from meeting the need fo' housing for persons with dlsablliUes. supportive housing,
transitionsl housing, end emergency shelters identified pursuant to paragraph (7)
(Section 65583(8)(5)).

Land~Use Controls: While the element now describes many recert projects have been
built to maxImum allowable densltiea based on Informatlon In AppHndix A, many,
projects have not been bUilt to maximum densities. fn addition, thlJ, element concludes
heights are greater than other JUrisdictIons In Ventura County. HO'Never, the element
still does not analyze the cumulat;ve Impact of development standuda on cost, supply,
affordability and ability to achieve maximum allowable densities.

IDelusionary: The adopted element now descrlbea Incentives and notes market-rate
units are similar In price to Inclusionary units; however, it stfll must analyze the Impacts
cf the requirement on the cost and supply of housing. For exarnp 8, the element
mentions the ·use of In-OeLJ fees but does not describe the amoun1 of fees or how fees
~re approved.
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B. Houelnq Program!

1. Identify adequate sites which will be mads avallabla through appropriate zoning and
development standards end with pubUc S9fVfces and facilities neelhd to "'cHitate and
encourage the development of IJ variety of types ofhDuslng for ell/11oome levels,
inclUding rentsl housilJg, fecJory-bulIt housTngj mobJ1ehomes, and s71ergency shelters
and tr8nsitlonel housing, Where the inventory of sites, pursuant to paragraph (3) of
sUbdMs/on (a), does not Identify adequate sites to accommodate the need for groups of
I'll! household income levels pursuant to Section 8~B4, the program shan provide for
sufficient sites with zonIng that permits owner-occuplBd and rental,7lu/tifamily residential
use by-right, including density and development standards ,thst COL 'Id accommodate and
facilitate the feasibility ofhousing for very !ow- and low-income hot'seholds
(Section tJ5583(a)(1)). '

'-,

As noted in the Finding A-1, the element requires reviSlon to demonstrate adequate
sites, partiCUlarly for lower-income households. Based on the resllts of a complete sites
inventory and analysts, the City may need to add or revise programs to address l!
shortfall of sites and provide incentives to encourage developmenl on smaller, mixed-

, use or non-vacant sites. To address a shortfall of sites, as descrit ed in the prior review,
the City must lnttiate zoning to allow owner-occupied and rental mlJltifamlly uses by-right
sufficient to accommodate the remalnlng need for Iower~jncome~I)useholds. -By-nght"j
pursuant to 65583.2(1), means local government revil9W must not.require a conditional
use permIt (CUP), planned unIt de~opment or other dfscretionSt;f review or approval
and:

• a minimum of 16 units per srte;
• a minimum denBtty of 20 units per acre; and
• at least 50 percent of the lower-income needs to be aocommo-:lated on sites

designated for residential use only.

In addition:

Erogmm 16: While the Program now describes some of the annftxatlon areas, it does.
not commtt the City to initl~e annexatfon. if the City must rely on sites that require
annexation to meet a portion of its regional housing need, thIs Program must Include
specific timelines for Initiating zoning and annexation, Information regardIng pre-.lonlng,
identify and analyze siteS by zoning and capacity pursuant to Oo,'emment Code Section
65583(c)(B) and commit to permit owner-occupied and rental mu tlfamily uses by-rlght
as described above.

Program 17 (Emergencv Shelters. TransitIonal HousIng, and EarD.Worker Housing: As
noted In the prior review, Program 17 must be revls8d to commit to only subject
emergency shetter& to the same development and managernentstandards that apply to
residentIal or commerCial uses within the idamlfled zone. '

Fannworker Hoyslng: While the element now commtts to amencl zoning to permit
housIng conaistent Health and Safety Code Section 17021.6, 11 ~ nould also commit to
amend zoning consistent with Section 17021.5.
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2.. The housing element shall contain programs which "address, and ~/here appropriate end
legally possiblB, remove govemmental constraints to the maintemmce, improvement,
end development of houslng~(Section ~83(c)(3»).

As noted In Finding A-2, the element requIres analysis of potential ~overnmental
constraints. Depending upon the results of that analysIs, the CIty nay need. to add or
revise programs snd address and remove or mitigate any Identffiec: constraints. In

. addition:

Program 14 (Inch,JBlonarv H.Q.l,Jslng): The Program should Include a discrete timellne
(e.g., annual or bl-annuaQ) to monitor the incluslonary requirement

Me!!l'9yre La Bnd Growth Management OrdInance (GMO): The·element now Indicates
Messure L6 Bnd the GMO are not currently epplled to development. ·For example, the
GMO has a SL!rpIU8 of allocations in excess of the regional holls1n,r need and no prooeas
Is required to !'&quest and approve allocations. However. If condltil]nS change, these
measures can potentially constraIn development. For example. IfBurplu8 allocations
were not In excess of the regional housing need, development ap~ llcations would be
Bubject to a competitive process wflich could Impact the cost, 9UP~ Iy and tImIng of
develqpment As a result, the element should include a program tl) monitor their
Impacts (e.g., annually). If either of the measures are triggered, the element should be
amended to analyze their irnpacla and include programs as appropriate to address
constraints.


