Planning Division

PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission
FROM: Christopher Williamson, AICP, Senior Planner
DATE: March 15, 2012

SUBJECT: February 2012 (Version No. 4) of the 2006-2014 Housing Element

1) Recommendation: That the Planning Commission:

2)

3)

a) Hold a public hearing on the 2006-2014 Housing Element.

b) Recommend that the City Council adopt the February 2012 version of the 2006-2014 Housing
Element and forward to the California Department of Housing and Community Development
(HCD) for certification.

Project Description and Applicant: The Housing Element identifies and analyzes the current
and future housing needs within the City of Oxnard and identifies goals, policies and programs to
provide certain services and ensure adequate opportunities for housing of all income levels for the
planning period January 1, 2006 to June 30, 2014. Filed by the City of Oxnard, Housing and
Development Services Departments.

Background: Housing is considered of “vital statewide importance” and the Housing Element
is required as part of a city’s General Plan. The format and content are largely prescribed by State
Law. The State sets the planning periods and generates population and housing projections that
are passed down to regional planning agencies which, for Oxnard, is the Southern California
Association of Governments. This process is called the Regional Housing Needs Assessment
(RHNA) and results in a RHNA allocation of housing units by Extremely Low, Very Low, Low,
Moderate, and Above Moderate income classes. Oxnard’s allocation was determined in 2008 as
7,093 units, about 25% of the County total which matches the City’s share of the County’s
population, for the planning period 2006 to 2014. As the City was in the process of preparing the
2030 General Plan in 2008, the Housing Element was designated as Chapter 8 of the General Plan
and was prepared in tandem with the 2030 General Plan with which the housing element is
required to be consistent.

The City took a conservative approach in creating the first draft. Goals and programs in the 1998-
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4)

2005 Housing Element were largely left in place and Draft No. 1 relied on the identification of
possible sites for affordable housing focused on vacant, underutilized, and commercial sites of
a sizes; the City’s continued success with the ten percent affordable housing inclusionary
program; and the possibility of developing all-affordable housing projects under the SOAR
exemption for development and annexation of up to 20-acres per year for all-affordable housing
projects. Draft No. 1 was released in February, 2009 followed by HCD’s April 24, 2009 review
letter that disallowed small infill sites, reliance on inclusionary zoning, and SOAR-exempt
development as not having enough certainty. As a result, staff identified a different approach
that relied on an affordable housing ‘overlay’ that was a program in the 1998-2005 Housing
Element that had not been implemented. Draft No. 2 was released in July 2010 and introduced
the All-Affordable Housing Overlay Program (AAHOP). Responding to public comments on
Draft No. 2 led to Draft No. 3 in January, 2011. In early 2011, the 2030 General Plan was
moving towards adoption by the City Council and the Housing Element was temporarily set
aside. In August, 2011, the City retained a consulting firm that specializes in working with
HCD to respond to the April 1, 2011 HCD comments on Draft No. 3. The consultant’s direct
discussions with HCD led to this Draft No. 4, dated February 2012, which was also updated to
reflect and be consistent with the October 2011 adoption of the 2030 General Plan.

Housing Element Content: The content requirements of the housing element are stated in
Section 65583 of the Government Code. Each housing element must contain an identification
and analysis of existing and projected housing needs and a statement of goals, policies,
quantified objectives, and scheduled program actions for the preservation, improvement, and
development of housing. The element chapters are:

A) Review and Revise Previous Policies and Goals
B) Existing Housing Needs

C) Special Housing Needs

D) Projected Housing Needs

E) Constraints

F) Achieving the RHNA Allocation

G) Goals, Policies and Programs

This approach led to comments from HCD and others that now serve as direction in preparing a
revised element.

The following is a brief summary of each chapter:

A. Review and Revise Previous Policies and Goals: During the previous Housing Element
(1998-2005), the City achieved 51 percent of very low income, 95 percent of low income,
11 percent of moderate income, and 295 percent of above moderate income housing targets.
This was a good performance compared to many cities. An initial review of policies and
programs recommended that all but five programs be continued and/or modified.

B. Existing Housing Needs: Chapter B focuses on the housing needs of current residents in
terms of overcrowding and overpayment. Approximately 55 percent of lower income
households pay more than 30 percent of their gross income for rent or ownership costs, and
40 percent are in overcrowded households. Oxnard’s statistics are somewhat influenced by
the relatively high Ventura County median household income ($79,107 in 2006 compared to
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California $64,563 and Oxnard at $57,907) and the relatively high number of households
with young children, which is not the same type of crowding as a household with the same
number of adults.

Special Housing Needs: This chapter examines the housing needs of persons with
disabilities, the elderly, large families, single parent families, farmworker housing, and
emergency housing. In general, need exists in all these populations.

Projected Housing Needs: The Southern California Association of Governments (SCAG)
prepared Regional Housing Needs Assessment (RHNA) employment, population, and
housing unit projections that were then allocated to the 16 SCAG subregions, of which
Ventura County is its own subregion. Oxnard’s share of very low, low, and moderate
income housing was lowered by a small amount in recognition that the City has a
disproportionately larger share of low to moderate income housing compared to most other
Ventura County jurisdictions. The City’s 2006-2014 RHNA targets, representing both
current and future need, are shown below.

Table 1 Very-Low Low Moderate Upper Total
RHNA 1,2 2,93
Allocation 1,491 21 1,445 6 7,093

Constraints: State Law requires the use of the term ‘constraints’ which generally implies
forces or efforts to restrain actions that would otherwise occur. Environmental review,
general planning, zoning, SOAR, and related local land use regulations and development
standards are all extensions of local government police powers to protect life and property,
minimize nuisances, and achieve a desired quality of life as expressed through a
participatory democratic process. This section should be interpreted as a review of local
development standards and development review procedures to ascertain whether a
development standard or procedure or other regulation is no longer needed, has unintended
negative consequences, and/or could be improved so as to increase opportunities and the
feasibility of developing affordable housing (especially special needs, farmworker, and very
low and low income units). The largest constraint, the general economy, state budget, and
decline in development activity, will continue to play a major role in affordable housing
actually being constructed during the 2006-2014 RHNA period.

Achieving the RHNA Allocation: Chapter F is a key section that details components of
AAHOP (listed in Section 7 below) that provide development opportunity to achieve the
remaining RHNA allocation of 2,070 Very Low and Low income affordable units. The Teal
Club Specific Plan and Riverpark Specific Plan both play a role in achieving the remaining
RHNA.

. Goals, Policies and Programs: The final chapter is a listing of five goals and 31

implementing programs that would set the stage for attempting to meet the RHNA goals by
mid-2014.

5) HCD Comments and Direction: The April 24, 2009 HCD comment letter on Draft No. 1
contained 23 specific directions as follows:

1)

Inclusionary affordable housing may only be counted in current or proposed projects that
have ‘agreements in place’ (tables F-8 and F-10 of Draft No. 1).
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2) Include examples of recently built units at densities being proposed as analytical support.

3) Mixed-use sites cannot be assumed to develop at 100 percent housing.

4) Provide detailed information for proposed redevelopment sites (private or public) including
age of structures and/or property owner interest.

5) Small sites are generally not suitable for State or federally-funded affordable housing
projects that typically need two acres to achieve 50 to 80 units.

6) Any proposed sites outside the CURB should include a detailed description and timeline of
entitlement processes with specific action steps and an alternative backup strategy. Specific
to Jones Ranch, outline a detailed timeline and program and an alternative ‘backup’
program.

7) The City should decide and describe in detail which strategy it will use to satisfy SB2,
emergency shelter without a conditional review.

8) Identify and assess development review findings of approval for their impact on affordable
housing approval certainty.

9) Describe design review guidelines and their impact on affordable housing approval
certainty.

10) Assess the impacts of parking requirements on the cost and supply of affordable housing.

11) Assess the impacts of various fees on the cost and supply of affordable housing.

12) Assess the impacts of the affordable housing inclusionary program on the cost and supply
of affordable housing.

13) Include a quantification and analysis of farmworkers in Oxnard, both permanent and
seasonal.

14) Summarize in a HCD format the expected number of affordable units to be constructed
within the RHNA period.

15) Provide a program to adequately zone sites to meet any unmet housing need as by-right
uses, at 20 units to the acre minimum.

16) Include a program to facilitate lot consolidation.

17) Include an estimate of redevelopment agency accrued funding through 2014 and how it is
planned to be expended on affordable housing.

18) Include a program for extremely low income households that could include Single-Room
Occupancy units.

19) Include a program that more directly addresses overcrowding.

20) Add specific actions that address farmworker housing needs, and revisit and possibly
reinstate Program 7 from the 1998-2005 Housing Element

21) Establish a reasonable accommodation program for persons with disabilities.

22) Document public participation in the Housing Element program.

23) Document low and moderate income units in the Coastal Zone per Government Code

65588.

As stated above, Draft No. 3 was prepared and forwarded to HCD on January 31, 2011
resulting in their April 1, 2011 comment letter with seven major comments (the comment letter
was seven pages) which largely restate comments from the previous HCD letter that were not
addressed to HCD’s satisfaction. It is at this point that the City retained additional expert
consultants to negotiate directly with HCD staff to revise and resolve remaining issues so as to
be certifiable by HCD. The current document is the result.
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6) Major Changes Incorporated in February 2012 Version: Listed below are the major
changes made to Draft No. 3 and incorporated in the February 2012 version being
recommended for City Council adoption:

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

9)

10)
11)
12)
13)

Continued use of Census 2000 data.
HCD direction is to keep Redevelopment “in” the Housing Element for this cycle.
Project lists updated to December 2011 (Table B-36).
Updated homeless data to 2011.
Market-rate Riverpark housing satisfies Moderate need.
Remaining RHNA target is 2,070 units (Table D-6).
Programs now focus on Very Low and Low income.
Updated to reflect adoption of 2030 General Plan:
New R-5 “High Density” of 30+ units per acre.
Height limit rose to six stories except in R-1, R-2, and MH.
Emphasis on infill, mixed use, transit-oriented.
Realistic capacity percentage applied to maximum density:
90% for residential only
80% for Central Business District sites
60% for mixed use sites (C-2-AH)
Updated typical development costs.
Clarified development review process for multi-family.
Noted adoption of State Green Building Code.
Modified Programs:

[3] AAHOP (see below)

[5] Parcel assemblage (incentives)

[9] Farmworker housing (develop one project by 2014)
[10] Inclusionary program evaluated annually

[14] Shelter (SB2) Code change by November 2012
[17] Density Bonus Code change

14)

New Programs:

[26] Annexation of Teal Club

[27] AAHOP monitoring annually

[28] Assist development of larger units, additions
[29] Prioritize Extremely Low Income (SRO’s)
[30] Review parking standards

[31] Expedited development review

7) All Affordable Housing Opportunity Program (AAHOP): AAHOP is the main program
designed to provide opportunities for affordable housing development with a relatively high
degree of certainty on realistic sites of at least an acre in size fully within the City Urban
Restriction Boundary (CURB). AAHOP is also consistent with the 2030 General Plan in that
many of the AAHOP sites are along major arterials where transit is either available or feasible
and mixed-use development would be appropriate. AAHOP is implemented by the creation of
a new “Affordable Housing” (AH) additive zone within Division 17 of Article III of Chapter 16
of the Oxnard City Code. The “AH” suffix would be placed on AAHOP-identified affordable
housing opportunity sites through the Zone Change process initiated by the City and completed

as part of zone changes that implement the 2030 General Plan.
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8)

9)

Other AAHOP components are:

1) 24 units/acre used a “default density” per Government Code section 65583.2(c)(3).
2) Creates “~-AH” zone suffix (similar to “- PD”).

3) Examples: R3 becomes R3-AH, C2-PD becomes C2-PD-AH
4) AH is a City density bonus from 18 to 24 units/acre.

5) State 35% density bonus could be added.

6) For 100% Very Low and Low income projects.

7)  Underlying zoning is not changed.

8) Does not otherwise limit affordable housing projects.

9) Grants one named development standard concession

10) Commits the City to flexible development review.

11) AAHOP DDR permit is Director approved.

12) Requires one community workshop.

13) AAHOP sites may change as necessary to meet RHNA target.
14) 36 AAHOP sites have opportunity for 2,365 units

Supplements | and Il: The Housing Element includes two supplements. Supplement I is a
detailed list of 15 all-affordable housing projects completed since 1995 that documents that a
density of 24 units per acre is feasible for all-affordable housing projects. Establishing this
“default” density allows the City to count all housing theoretically possible on the AAHOP
sites towards meeting the remaining RHNA planning target.

Supplement II is a detailed listing of the 36 AAHOP sites with HCD-required information for
each parcel or group of parcels. The 36 sites are classified as A) Vacant [5] (never developed,
or in agricultural use), B) Largely Vacant [14] (minor structures and/or paving to be
demolished, small business to be relocated, less than five existing residences), C) Large
Vacant Structure [4] (possibility of commercial and/or market-rate housing mixed use due to
location opportunity and/or need to create financial feasibility to remove a large commercial
structure), and D) Constrained Sites [13] (sites with unique environmental or urban infill
situations). These sites have been reviewed by HCD and are considered feasible for purposes
of the Housing Element.

Environmental Review (CEQA): The recently certified (October 2011) 2030 General Plan
Program EIR covers the adoption of the 2006-2014 Housing Element as the Housing Element
does not increase 2030 population or housing projections or the various utilities and services
related to that growth, the 2030 General Plan includes policies and programs in place to
evaluate and mitigate environmental impacts at a project level, AAHOP projects are subject to
subsequent project-level CEQA review, and an AAHOP project with unmitigatable adverse
environmental impacts may be denied per GC Section 65589.5.

10)Community Input: Staff has met with informally with affordable housing providers and

interested persons on many occasions since 2008. On December 19, 2011 a memo was sent
to the stakeholders group and the House Farmworkers e-mail list informing them that a
revised draft Housing Element was underway as well and that the next draft of the 2006-2014
Housing Element should be available in January for public review. On March 1, 2012, Draft 4
was placed on the City’s website and distributed to the City’s libraries. Two public study
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sessions were scheduled for March 5, 2012 with the Commission on Homelessness and
stakeholders group where staff presented the revised AAHOP and related information.

Attachments

February 2012 Housing Element (previously distributed under separate cover)
February 23, 2012 Transmittal Cover Letter to HCD

Response to HCD Comments on Draft (No.3) Housing Element

Resolution Recommending City Council Adoption

oOwp

Prepared by:
Cw

Approved by:
SM




PLANNING COMMISSION OF THE CITY OF OXNARD
RESOLUTION NO. [PZ 10-620-02]

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD RECOMMENDING THAT THE CITY COUNCIL AMEND
THE 2030 GENERAL PLAN BY ADOPTING THE 2006-2014
HOUSING ELEMENT AND INCORPORATING IT AS CHAPTER 8 OF
THE 2030 GENERAL PLAN. FILED BY CITY OF OXNARD,
PLANNING DIVISION, 214 SOUTH C STREET, OXNARD, CA,
93030.

WHEREAS, Government Code section 65300 requires each legislative body and
planning agency to prepare and adopt a comprehensive, long-term general plan for the physical
development of the city and any land outside its boundaries which in the planning agency’s
judgment bears relation to its planning; and

WHEREAS, the California State Legislature identified the State’s major housing goal as
the attainment of a decent home and suitable living environment for every Californian and due to
the critical role that local planning programs play in achieving this goal, the California State
Legislature requires that all jurisdictions prepare and periodically review and update a housing
element as they direct; and

WHEREAS, Government Code Section 65583 lists requirements of the housing element
wherein each housing element must contain “an identification and analysis of existing and
projected housing needs and a statement of goals, policies, quantified objectives, financial
resources, and scheduled program actions for the preservation, improvement, and development
of housing;” and

WHEREAS, the Housing Element requires review and certification by the State of
California, Department of Housing and Community Development (HCD); and

WHEREAS, the City of Oxnard (City) falls within the region covered by the Southern
California Association of Governments (SCAG) and for each housing element planning cycle,
SCAG is required to determine the share of the regional housing need to be allocated to each city

and unincorporated county areas within the SCAG region called the Regional Housing Need
Assessment (RHNA); and

WHEREAS, the total RHNA allocation for the 2006-2014 Housing Element was 7,093
housing units for Oxnard intended to accommodate current and projected growth housing need
based on population and economic analyses and projections; and
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WHEREAS, the 2006-2014 Housing Element is required to be part of the 2030 General
Plan and consistent therewith; and

WHEREAS, the City of Oxnard 2030 General Plan was adopted on October 11, 2011;
and

WHEREAS, the operative documents of the Oxnard 2030 General Plan consist of (1) the
Background Report (2006), and (2) the Goals and Policies which includes a placeholder for the
2006-2014 Housing Element as Chapter 8; and

WHEREAS, beginning in 2008, the City prepared drafts of the 2006-2014 Housing
Element that were reviewed by the State Department of Housing and Community Development
(HCD) for which HCD prepared extensive comments and directions; and

WHEREAS, the City retained expert consultants to respond to HCD comments and
direction resulting in the preparation of the present fourth draft dated February 2012; and

WHEREAS, 2006-2014 Housing Element progress reports have been presented to the
Planning Commission, Commission on Homelessness, and interested parties on several
occasions between 2009 and the present; and

WHEREAS, the February 2012 draft of the 2006-2014 Housing Element was made
available to the public on March 1, 2012; and

WHEREAS, the 2030 General Plan Final Program Environmental Impact Report (PEIR)
was presented to the City Council at a public hearing on February 2, 2010, following which the
City Council adopted Resolution No.13,770 certifying in accordance with Section 15090 of the
State CEQA Guidelines that the Final PEIR was completed in accordance with CEQA, and
reflects the independent judgment and analysis of the City; and

WHEREAS, an addendum to the Final PEIR was prepared according to State CEQA
Guidelines Section 15164 to document environmental impacts of changes to the 2030 General
Plan that occurred after February 2, 2010; and

WHEREAS, at the October 11, 2011 hearing, City Council voted 4-1 to adopt the 2030
General Plan and no challenges to the PEIR occurred; and

WHEREAS, the 2030 General Plan PEIR included the housing, population, traffic, and
related projected growth that is reflected in the 2006-2014 Housing Element; and

WHEREAS, the documents and other material that constitute the record of proceedings
upon which the 2030 General Plan, 2006-2014 Housing Element, PEIR, and Statement of
Overriding Considerations and Findings of Fact are located in the Planning Division, and the
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custodian of the record is the Planning Manager; and

WHEREAS, the Planning Commission finds that the Oxnard 2006-2014 Housing
Element identifies and analyzes the current and future housing needs of residents within the City
of Oxnard (City) and establishes housing goals, policies, and programs to meet the needs; and

NOW, THEREFORE, the Planning Commission of the City of Oxnard recommends that the City

Council adopt the 2006-2014 Housing Element and amend the 2030 General Plan to incorporate
the 2006-2014 Housing Element in its entirety as Chapter 8.

PASSED AND ADOPTED by the Planning Commission of the City of Oxnard on this 15™ day of
March, 2012, by the following vote:

AYES: Commissioners

NOES: Commissioners

ABSENT: Commissioners

Anthony R. Murguia, Chairman

ATTEST:
Susan L. Martin, Secretary
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