SANTA BARBARA COUNTY PLANNING COMMISSION
Housing Element Briefing

Hearing Date: September 5, 2007 Director: John Mclnes
Staff Report Date: August 24, 2007 Division: Long Bnge Planning
Regulatory Program Report Staff Contact: David Matson

Phone #: 805-568-2068

1.0 RECOMMENDATIONS

Staff recommends the Planning Commission receivkefé@ this briefing on the status of the
Housing Element. No action from the Planning Consinis is necessary at this time.

2.0 PURPOSE OF BRIEFING

The Planning Commission will receive an update fritma Office of Long Range Planning
regarding the status of the County’s Housing Elemdine briefing will discuss:

* The completion of the 2003-2008 Housing Elementthedmplications of the recent
Board adoption of the Isla Vista Master Plan, and

* A preview of the 2007-2014 Regional Housing Needscation (RHNA) planning
period and the related 2009-2014 Housing ElementeCy

3.0 BACKGROUND

Under State law, Housing Elements must be updated dive years and submitted to the State
Department of Housing and Community Development [fii€r review. The current Housing
Element planning period runs from 2003 through 2088&er a jurisdiction prepares its Housing
Element, it is required to submit the element toCHf©r review and HCD is required to issue
findings certifying whether the element substahtiabmplies with state Housing Element law.
Housing Element certification is important for selgeasons: to maintain eligibility for certain
grant funding programs, to ensure the legal adggahthe General Plan, and to preserve local
control of land use decisions. The following timelibriefly summarizes County actions related
to the Housing Element.

March 12, 2004: County splits Housing Element into the Adoptiodaction Phases and
adopts the 2003-2008 Housing Element.

May 9, 2006 Board of Supervisors Adopts Revised 2003-200&iditg Element and
Certifies the Negative Declaration applies to #nged element.

August 2, 2006 HCD Issues conditional certification for the Red 2003-2008 Housing
Element.

June, 2007: HCD grants extension to December 31, 2007 fornBoto complete Housing
Element implementation, specifically the rezonauregment.
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August 21, 2007Board of Supervisors approves IVMP and certifiesiWiMP Final EIR.

August 24, 2007:A letter requesting Housing Element final certifioa sent to State HCD
by County.

Regional Housing Needs Assessment

Prior to the beginning of a Housing Element plagnperiod, State HCD issues the Regional
Housing Needs Assessment (RHNA), which is thencatled by the Santa Barbara County
Association of Governments (SBCAG) in the RHNA PIarhis plan describes the methodology
to distribute State HCD’s assessment and quantlie$ousing need for each city as well as the
unincorporated by income category for the planmegod. Under state law, the RHNA and

housing elements must identify and plan for housiegds in four income categories:

* Very Low (50% or less of county median income);

* Low (51-80% of median income);

* Moderate (81-120% of median income); and

« Above Moderate (greater than 120% of median incdme)

Housing Elements must also demonstrate that sesfficvacant or underdeveloped land is
available with appropriate zoning to accommodageshbusing needs of each of these economic
categories. The emphasis of the analysis is orvéhnglow and low income categories, which
together are referred to as lower-income. For dhdw jurisdictions, State law establishes 20
dwelling units per acre (du/ac) as the minimum dgmequired to facilitate the development of
housing at prices or rents that are affordablewel-income families in Santa Barbara County.

4.0 2003-2008 HOUSING ELEMENT

The land inventory analysis contained in the HogisiElement (p. 117-126) examined both
vacant and “underdeveloped” parcels (i.e., parediere existing zoning would allow more
intensive development). This analysis concluded tlased on current zoning, the land inventory
would need to be increased by 1,235 units to accothate the need for lower-income housing
identified in the RHNA. This shortfall led the Cdwyrio adopt Policy 1.10: Action Item 1, which
requires the rezoning of 62 acres necessary tonaocalate 1,235 lower-income units to
complete the County’s current RHNA assignment @4b0nits.

The 2003-2008 Housing Element update has proceedse phases: the “adoption” and the
“action” phases. The first phase detailed:
« The County's housing needs and inventory,
« Identified constraints to developing affordableiting, and
« Set forth goals, programs, and policies necessasatisfy the County’'s RHNA
obligation for this planning period.

! Cal. Government Code Sec. 65584(e)
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Conditional Certification

The adoption phase was completed on May 9, 20061 wine Board approved the 2003-2008
Housing Element. The element was submitted toeSt{ED, who issued findings in a letter
dated August 2, 2006 that the County of Santa Batb&lousing Element was conditionally in
compliance with state housing law (See Attachment 1State HCD indicated that full
certification of the County Housing Element was taogent on the County completing the
following three conditioned actions:

1. Implement Housing Element Policy 1.10: Action Itégrequiring the rezoning of land to
accommodate the lower-income need of the 2001-RMIBA assignment. The Housing
Element identified a shortage of land zoned at itiessnecessary to facilitate production
of housing that would be considered affordable-bgigh. Specifically, the County
sought to rezone enough land to accommodate 1/285at a density of 20 du/ac.

2. Ensure that all of the pending or approved projattstified in Appendix E, Table E-2,
page E3 of the Housing Element be built, or if fipaild out capacity of these projects is
less than described in the Housing Element, ineréas amount of acreage that must be
rezoned at 20 du/acre or greater to accommodafRKiNA assignment.

3. Be diligent in ensuring residential development aymnities necessary to accommodate
the housing needs of lower-income households aenaaailable in the South Coast
Housing Market Area (HMA), which has the greateseb jcreation rates, when
implementing Housing Element Policy 1.10.

Condition 1: RezoneLand

The Housing Element Action Phase focused on thdiftation of sufficient sites with potential
to accommodate the additional 1,235 multi-familysiag units at a density of 20 units per &cre
At this density, 62 acres of land would provide tagacity for 1,235 additional lower-income
units. In 2006, the County initiated a procesgvaluate potential sites for rezoning and began
preparing an EIR to address the potential enviratatempacts related to the rezone of the ten
sites previously identified by the Planning Comnass As a part of the evaluation, additional
alternative sites are analyzed as required by #dgothia Environmental Quality Act (CEQA).
Until recently, staff was working to update the @tys current land inventory for the purpose of
identifying potential rezone alternatives.

Both staff and decision-makers have remained caghithat at any point in time, the Isla Vista
Master Plan and/or the Santa Ynez Valley CommuRign could be adopted. Adoption of
either plan would have significant potential togheiake up the RHNA shortfall identified in the
Housing Element’s land inventory. More specifigalPolicy 1.10, Action Item 4 identifies the
land rezoning potential of the Isla Vista MastearP(IVMP) which would provide opportunities
for multi-family housing. At the time the Housiidement was drafted, the status of the IVMP
was uncertain and the amount of land availableattatitional affordable units through rezoning
was speculative. As such, the Isla Vista arealarggly excluded from analysis in the Housing

2 Santa Barbara County and its cities are consideubdrban jurisdictions, which are assigned a laneome
“default” density of 20 du/ac under state law.
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Element in terms of the number, type, and tenuréafsing that would eventually be made
possible in the adopted plan.

On August 21, 2007, the Santa Barbara County Bo&ar8upervisors adopted the Isla Vista
Master Plan (IVMP), which rezoned 259.5 acres aflland provided a net increase of 1,447
additional multi-family units in the South Coast AM Of these, 1,415 units could be built at
densities ranging from 25-45 dwelling units perea@u/ac); consistent with the State’s requisite
density for lower-income housing in Santa Barbacur@y. The unit potential in the IVMP
exceeds the RHNA shortfall of 1,235 units by 18@(15%) and thereby satisfies State HCD’s
primary condition for certification of the 2003-206lousing Element.

Since the County’s inventory of affordable houssitgs now exceeds the shortfall identified in
the Housing Element for the current RHNA assignméme rezoning requirement has been
completed. Based on recent conversations witte $ta@lD staff, it is our understanding that the
County Housing Element is now eligible for cerifion. County staff has submitted a letter to
State HCD requesting that State HCD issue a leti#tr findings certifying that the County is
now in substantial compliance with state law (S#a¢hment 2).

Condition 2: Appendix E
To date the projects identified in Appendix E ot thlousing Element remain on track for
development.

Condition 3: Consider South Coast HMA for Rezone Options
The Isla Vista planning area is entirely containgtthin the South Coast HMA.

Remaining Action Items and Future Reports

Since the County has now met its RHNA shortfall,atlitional rezone actions are necessary.
As such, the need to modify current community plemgrovide consistency with the General

Plan, as well as the need to make changes to thé Use Development Code have become
unnecessary. In conversation with State HCD, $iasf pledged to provide a status report of the
County’'s efforts to address the State’s afforddidesing goals, as described in the Housing
Element action items in future General Plan AnriRaports. The next Annual Report is due

April 2008.

California Environmental Quality Act (CEQA) Complia nce

With the adoption of the IVMP and certificationtbie IVMP Final EIR (03-EIR-08), there is no
longer a shortfall in the County’s land inventooy &ffordable housing; therefore no additional
sites need be identified during this planning perioSince the identification and rezoning of
additional sites for lower-income housing was thenpry impetus behind the Housing Element
EIR, this analysis is no longer necessary and workhe EIR has been suspended. During the
next RHNA process, and related land inventory ams|ythis previously completed work will
prove useful, as the data contained within thetdaaflysis will help frame the argument
surrounding the County’s ability to accommodateufet RHNA assignments by highlighting
significant resource and infrastructure constraints
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5.0 2007-2014 RHNA PLAN

The Office of Long Range Planning has lead resjditgi for representing the County in the
RHNA and Housing Element processes and is currariyaged in a number of activities to
prepare for the upcoming RHNA and Housing Elemgualec David Matson, Deputy Director of
the Office of Long Range Planning, is the Countyahta Barbara’s representative on SBCAG's
Technical Planning Advisory Committee (TPAC).

The Office of Long Range Planning has developettadegy for negotiating the unincorporated
area’s “fair share” portion of the countywide RHNMAocation which includes:

* Updating the countywide land inventory to determtime current buildout capacity of
the County’'s general plan, including a communityelbynmunity analysis of housing
opportunities and environmental constraints foredi@yment.

* Analyzing labor statistics to determine where nebsjare being created and the
housing impacts associated with those jobs.

* Reviewing State HCD’'s RHNA methodology, SBCAG’s imew@l growth forecast,
and comparing this data with the County’s own papah and household forecasts
and cohort modeling.

» Evaluating the status and effectiveness of cu@eninty Housing Element policies.

* Analyzing demographic and local economic trenddetermine how changes to the
Federal, State, and regional economies will afeeaployment and housing demand
in the County.

» Evaluating how changes in household sizes will iohjp@cal communities.

* Preparing an implementation plan for the recentiyobed AB1019 legislation in
conjunction with developing countywide annexatiooligy. The office closely
supports land use policy legislation and all antieraproceedings in coordination
with the CEQ's office.

* Conducting a review of current literature and bpsdctices related to housing,
including demographic characteristics, jobs-houssgpes, and the environmental
impacts of population growth.

* Preparing a schedule of key regulatory milestones the public, elected
representatives, and the Planning Commission tp Kee responsible and interested
parties informed, involved, and engaged.

* Provide regular updates on the status of the HguElement update and HCD
activities to the Planning Commission, the BoardSapervisors, SBCAG's TPAC
and the SBCAG Board.
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On July 31, 2007, State HCD held a consultationtmgen San Luis Obispo with members of
SBCAG staff as well as representatives from the CPAThe purpose of the meeting was to
receive an update on major changes to State holesmgobtain an overview of the RHNA
process, and to receive the preliminary draft RHi&&ermination for the SBCAG region. The
preliminary RHNA for all the cities and unincorpted county is 13,112 units. For purposes of
comparison, the RHNA for the last cycle was 17,68@s. This RHNA assignment of 13,112
units for the 2007-2014 planning period is preliaryy and no specific determination has been
finalized or distributed to local jurisdictions Wit the SBCAG region. Although the timeframe
for the next Housing Element will be 2009-2014, RidNA covers the 7-1/2 year planning
period from January 2007 through June 2014; thezeday housing units built or approved after
January 1, 2007 will be credited toward the nextNRH The preliminary draft RHNA is
determined by State HCD using population and haaldegrowth projections issued by the State
Department of Finance.

The preliminary RHNA was reviewed by the SBCAG -ATPat the August 2, 2007 meeting.
At that meeting, presentations were made by tHféatd TPAC members who had attended the
consultation meeting with State HCD. TPAC, aferaiving those presentations and discussing
the issues surrounding the consultation voted aft drletter to HCD asking for a consultation in
order to seek clarification of the methodology ubgdHCD to prepare the preliminary RHNA.
State law requires that the final RHNA determinati@nded down by State HCD be developed
in consultation with a local Council of Governmént#\ recommendation was forwarded to the
SBCAG Board to pursue additional administrative edias prior to accepting State HCD'’s
RHNA determination for the 2007-2014 planning perio

To date, SBCAG has not received a response frone S#&€D regarding its request for
consultation. Once consultation and negotiatiortk ®tate HCD have been completed and the
final RHNA issued, SBCAG is required by State laptepare a draft RHNA allocatian

The Office of Long Range Planning has actively ipgrated in all SBCAG — TPAC activities
associated with the 2007-2014 RHNA planning peridtdose activities related to the 2007-2014
RHNA will continue over the next 12 months, culnting in the SBCAG Board adoption of a
final RHNA Plan, which distributes the RHNA numbeosindividual jurisdictions within the
County. The deadline for submission of the adofRetNA Plan by SBCAG to State HCD is
August 31, 2008. From that date, the County hasyear to update, adopt, and submit the 2009-
2014 Housing Element to the State for review anmtfization consideration

3 Cal. Government Code Section 65584 (b)

4 Cal. Government Code Section 65584.4

5 Recent amendments to state law extended the citoersing Element period by one year, from 2008002
hence the next 5-year planning period will be 260®14.
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Regional Growth Forecast

Additionally at the August 2, 2007 meeting, SBCAGRAC made minor revisions to the 2005-
2040 Regional Growth Forecast (RGF) and voteddomemend final adoption of the RGF to the
SBCAG Board of Directors at their August 16, 2008ating.

The adoption of the RGF is an important milestohat twill enable SBCAG and TPAC
representatives to negotiate with HCD regardingRRINA determination for 2007-2014. State
law requires that State HCD’s RHNA determinationdased on population projections by the
State Department of Finance and regional populdboecasts. The RGF provides the regional
population forecasts that form the statutory bémidocal jurisdictions to enter into consultation
with Start?e HCD, and if agreement is not attaingdyiges a statistical basis for filing a formal
objectiort.

The SBCAG Board has directed staff and its TPACexhaust all administrative options
available to negotiate for a fair and equitable RHiNat is consistent with the adopted RGF. In
addition, the SBCAG Board reserved its right te fl formal legal complaint against the State
should the RHNA determination be deemed unreasenalilhe staff report provided to the
SBCAG Board on August 16, 2007 is attached forrezfee (Attachment 3).

Future RHNA Action

City and County representatives will have the opputy to participate in the development of
the methodology through SBCAG’s TPAC meetings andng regular briefings and public
hearings held by the SBCAG Board and staff. Oheemiethodology plan has been adopted by
the SBCAG Board and approved by State HCD, thel fiRtdNA allocation will be divided
between the cities and unincorporated county bgdigtion and income category. As mentioned
previously, the SBCAG Board must adopt the finalN®dPlan by August 31, 2008. Subsequent
to the final RHNA Plan assignment, each jurisdicti® required to update its Housing Element,
which must be adopted and submitted to HCD by Auguis2009.

6.0 CONCLUSION AND RECOMMENDATIONS

This report provides an update on the status of20@3-2008 Housing Element. The most
significant development has been the final approthe Isla Vista Master Plan by the Board of
Supervisors on August 21, 2007. As a result of dipproval, the County has now satisfied the
primary condition of the Housing Element Action Bbawhich was the requirement to rezone
adequate land to eliminate the shortfall in theemtory of developable land zoned at residential
densities, in order to accommodate its share of RidNbcation. The County is waiting to hear

from State HCD regarding its request for full deséition of the 2003-2008 Housing Element,

and the completion of the housing cycle.

No action is being requested from the Planning Casion at this time. Staff will continue
work to prepare for the RHNA negotiation processwall as begin data collection necessary to

® Cal. Government Code Section 65584.1 et.seq.
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facilitate the 2009 Housing Element update. Statiefings and/or reports will be provided to
the Planning Commission as appropriate.

ATTACHMENTS

1. August 2, 2006 letter from State HCD
2. August 24, 2007 Letter from County to State HCD
3. August 16, 2007 SBCAG RHNA staff report

COMP\Comp Plan Elements\Working\Housing Element\Planning Commission\PC 90507 HEStaff Report 82407
(DM-FINAL).doc



ATTACHMENT 1

Conditional Certification Letter
from State HCD to Santa Barbara County
August 2, 2006



ATTACHMENT 2

Letter from Santa Barbara County to State HCD
Requesting Certification
August 24, 2007



ATTACHMENT 3

SBCAG RHNA Staff Report
August 16, 2007



