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	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.
	2) 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.
	3) 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 1998-2005 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.
	4) 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:
	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).
	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.
	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) Continued use of Census 2000 data.
	2) HCD direction is to keep Redevelopment “in” the Housing Element for this cycle.
	3) Project lists updated to December 2011 (Table B-36).
	4) Updated homeless data to 2011.
	5) Market-rate Riverpark housing satisfies Moderate need.
	6) Remaining RHNA target is 2,070 units (Table D-6).
	7) Programs now focus on Very Low and Low income.
	8) 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.
	9) 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)
	10) Updated typical development costs.
	11) Clarified development review process for multi-family.
	12) Noted adoption of State Green Building Code.
	13) 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.
	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
	8) Supplements I and II: 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.
	9) 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.
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