AGREEMENT FOR
Contractor Services: 7" Cycle Housing Element

This Agreement is made and entered into by and between the County of Lake, hereinafter
referred to as “County”, and Placeworks, Inc., hereinafter referred to as “Contractor”,
collectively referred to as the “parties”.

1. SERVICES. Subject to the terms and conditions set forth in this Agreement,
Placeworks, Inc. shall provide to County the services described in the Scope of Services
attached hereto and incorporated herein as Exhibit B at the time and place and in the manner
specified therein. In the event of a conflict in or inconsistency between the terms of this
Agreement and any of exhibits, the Agreement shall prevail.

2. TERM.
This Agreement shall commence on September 22, 2026 and continue in full force and effect
until terminated as hereinafter provided.

3. COMPENSATION. Contractor has been selected by County to provide the services
described hereunder in Exhibit “B” (Scope of Services), attached hereto. Compensation to
Contractor shall not exceed two hundred forty-seven thousand one hundred dollars

($247,100.00).

The County shall compensate Contractor for services rendered, in accordance with the provisions
set forth in Exhibit “C” (Fiscal Provisions), attached hereto, provided that Contractor is not in
default under any provisions of this agreement. Compensation to Contractor is contingent upon
appropriation of federal, state and county funds.

4. TERMINATION.

Notwithstanding any other provision in this Agreement, this Agreement may be terminated by
mutual consent of the parties or by County upon 30 days written notice to Contractor. In the
event of non-appropriation of funds for the services provided under this Agreement, County may
terminate this Agreement, without termination charge or other liability.

In addition to any other remedies available under this Agreement or applicable law, County may,
at its sole discretion, take one or more of the following actions in response to Contractor’s
noncompliance with or breach of this Agreement:

a. Require Contractor to submit and implement a corrective action plan (CAP);

b. Require additional training, supervision, or technical assistance;

c. Suspend referrals or authorization of services;

d. Withhold, delay, or deny payment for services;

e. Disallow costs and recoup funds previously paid to Contractor and not used for services
specifically outlined in Exhibit B of this Agreement; and/or

f. Terminate this Agreement upon fifteen (15) days written notice to Contractor.

The exercise of any of the above remedies shall not preclude County from exercising any other
rights or remedies available under this Agreement or at law.

Upon termination, Contractor shall be paid a prorated amount for the services provided up to the
date of termination. Within thirty (30) days of the effective date of termination, Contractor shall:
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a. Submit all financial documents for the effective period of this Agreement, including but not
limited to, invoices, canceled checked, bookkeeping records, financial ledgers, and bank
records;

b. Return any payments received that are above and beyond said prorated amount based on the
results of an audit by County of said financial documents.

5. MODIFICATION. This Agreement may only be modified by a written amendment
hereto, executed by both parties; however, matters concerning scope of services which do not
affect the compensation may be modified by mutual written consent of Contractor and County
executed by Susan Parker.

6. NOTICES. All notices between the parties shall be in writing addressed as follows:
County of Lake Placeworks, Inc.
Administration Department 3 MacArthur Place, Suite 1100
255 N. Forbes St. Santa Ana, CA 92707
Lakeport, CA 95453
Attn: Lisa Judd Attn: Kara L Kosel

7. EXHIBITS. The Agreement Exhibits, as listed below, are incorporated herein by
reference:
Exhibit A — Acronyms
Exhibit B — Scope of Services
Exhibit C — Fiscal Provisions
Exhibit D — Compliance Provisions
Exhibit E — 6™ Cycle Housing Element
Exhibit F — APRs for 6" Cycle Housing Element
Exhibit G — Housing Action and Implementation Plan (HAIP)
Exhibit H — Regional Housing Needs Assessment (RHNA)
Exhibit I — County of Lake Climate Adaptation Plan
Exhibit J — County of Lake Prohousing Designation Application
Exhibit K — Housing Element Completeness Checklist

8. TERMS AND CONDITIONS. Contractor warrants that it will comply with all terms
and conditions of this Agreement and Exhibits, and all other applicable federal, state and local
laws, regulations and policies.

9. INTEGRATION. This Agreement, including attachments, constitutes the entire
agreement between the parties regarding its subject matter and supersedes all prior Agreements,
related proposals, oral and written, and all negotiations, conversations or discussions heretofore
and between the parties.
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Executed at Lakeport, California on September 22, 2026.

COUNTY OF LAKE

Brad Rasmussen,
CHAIR, Board of Supervisors

ATTEST:
SUSAN PARKER
Clerk to the Board of Supervisors

By:

CONTRACTOR

N~ —

Je 'fe\{}Gasielum,
PRINCIPAL, Placeworks, Inc.

APPROVED AS TO FORM:
LLOYD GUINTIVANO
County Counsel »

By: P P -

email=Lloyd Guintivano@lakecountyca.gov
Date: 2026.09.17 14:45:46 -0700'

Page 3 of 21



AGREEMENT FOR
Contractor Services: 7™ Cycle Housing Element

EXHIBIT “A” - ACRONYMNS

1) BOS: Board of Supervisors

2) CAO: County Administrative Officer

3) CDD: Community Development Department

4) DSS: Department of Social Services

5) DWR: Department of Water Resources

6) HE: Housing Element

7) ADU: Accessory Dwelling Unit

8) AFFH: Affirmatively Furthering Fair Housing

9) CEQUA: California Environmental Quality Act

10) CGS: California Geological Survey

11) DU: Dwelling Unit

12) EIR: Environmental Impact Report

13) EOP: Emergency Operations Plan

14) HAIP: Lake County Housing Action and Implementation Plan
15) HCD: California Department of Housing and Community Development
16) HH: Household

17) LHMP: Local Hazard Mitigation Plan

18) PC: Planning Commission

19) RHNA: Regional Housing Needs Allocation

Page 4 of 21



AGREEMENT FOR
Contractor Services: 7™ Cycle Housing Element

EXHIBIT “B” — SCOPE OF SERVICES

1. CONTRACTOR RESPONSIBILITIES.

The Housing Element must meet all HCD Housing Element requirements, be consistent with goals
and strategies outlined in the HAIP, the General Plan, the Climate Adaptation Plan and integrate
the proposed action items in the Prohousing Designation application.

Task 1.1: Project Management and Timeline.

This task includes overall coordination with County of Lake Staff and HCD to ensure timely
preparation, review, and adoption of the Housing Element.

Provide and maintain a shared, cloud-based project management system accessible to County
staff. Proactively track and manage schedule, budget, and deliverables, including identifying risks,
resolving issues, and keeping the project on track with minimal staff direction. Maintain a log of
key policy decisions, assumptions, and direction from staff/decision-makers. Track any content
that originates from the Housing Action and Implementation Plan that is used in the Housing
Element.

Subtasks:

(a) Kick-off Meeting.

Conduct a project kickoff meeting to review scope, schedule, roles, and communication protocols.
Review expectations for ongoing coordination with County staff, including regular progress
meetings and calls/emails.

(b) Proposed Policy Completion Schedule.

Ensure that the applicant has completed or agrees to complete, on or before the relevant
statutory deadlines. The schedule should include milestones, deliverables, meetings, review
periods, structured to adopt a compliant 7t Cycle Housing Element and submit to HCD by HCD’s
deadline for the County of Lake Housing Element 7t Cycle deadline, August 15,2027.

TASK 1.2: Requisite Analysis. Government Code section 65588, subdivision (a)

This task details the effectiveness of the previous Housing Element. Provide a description of the
actual results or outcomes of the prior Housing Element’s goals, objectives, policies and programs.
Contractor may reference Annual general plan progress reports as required by Government Code
Section 65400(b)(1) as part of this task.

Subtasks:
(a) Quantify results of the previous Housing Element wherever possible and provide qualitative
analysis where necessary.
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(b) Describe progress in implementation listed for each program to compare significant differences
between what was projected or planned and what was achieved.

(C) Lessons Learned: provide analysis where appropriate goals , objectives, policies and programs
to describe what has been learned based on the progress and effectiveness of the previous
housing element.

(d) Special Needs Population Analysis: A description of how past programs were effective in
addressing the housing needs of the special populations. This analysis can be done as part of
describing the effectiveness of the program pursuant to (2) if the jurisdiction has multiple
programs to specifically address housing needs of special needs populations or if specific programs
were not included, provide a summary of the cumulative results of the programs in addressing the
housing need terms of units or services by special need group.

e) Note any shortfall of sites from the ycle planning period.
(e) N hortfall of sites f he 6™ Cycle planni iod. AB1233

TASK 1.3: Public Participation/ Community Outreach.

The goal is to provide inclusive engagement, collect meaningful data, and build community
understanding of housing issues, requirements, tradeoffs, so that input is informed and supports
community ownership of the plan and process and meets the requirements as outlined by HCD. The
Community Engagement for the HAIP may be used where appropriate in this section, however it is
important to review and identify any community segments that may need additional outreach and
data must meet HCD requirements. Contractor must ensure adherence of Government Code
Section 65583(c)(9) to ensure that a diligent effort was don’t to include the participation of all
economic segments of the community.

Subtasks:

(a) Branding and materials: Develop branding for the project and key messages, (project overview,
timeline, how to get involved, etc.) Prepare adaptable, reusable templates and graphics for County
use across platforms, designed for easy updating by staff.

(b) Online Engagement: Publish content on the 2050 Page regarding related events, topics and
information regarding the Housing Element. Prepare a poll for online use so that community
members can give feedback even if they are not able to attend a community workshop.

(c) Community Workshops (2-3 total) Prepare materials (presentations, activities, handouts) for
the following engagement milestones:

e Introductory interactive community workshop to introduce the process, goals,
scope, and identify priorities.

e Sites Inventory Issues and Strategies.

e Final Draft Review: to review the final draft.
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(d) Targeted stakeholder engagement to include key stakeholders (renters, affordable housing
residents, developers, advocates, service providers, business organizations, community groups,
disability community, disadvantaged and underserved communities, etc.)

(e) Site Inventory Outreach.

Develop materials and a strategy to solicit interest from property owners of underutilized non-
vacant sites in high-density and mixed-use districts for potential inclusion in the Housing Element
site inventory.

(f)Public Input Analysis and Documentation.

Review and analyze public input from all outreach efforts including but not limited to the HAIP
community engagement efforts, identify key themes, priorities and concerns.

(g) Administrative, Public, and Hearing Drafts of the Housing Element.

Contractor must assure compliance with Government Code 65585(b)(1) which allows for the draft
version of the Housing Element to be available for public comment for at least 30 days. If any
comments are received, the public comments in the draft revision prior to submitting it to HCD.
Subsequent draft revisions will be posted on County internet site for at least 10 business days after
the 30-day comment period has ended. For subsequent draft revisions the County shall post a draft
revision on its website and email a link of the draft revision to all individuals and organizations that
have previously requested notices relating to the County’s Housing Element at least seven days
before submitting the draft revision to HCD.

(h) Housing Element narrative. Government Code Section 65583, subdivision(c)(8))

Provide the description and documentation of “diligent efforts” that were made to “include all
economic segments of the community and their representatives in the development and update of
the housing element.” Also include public input received and how that feedback was used and
incorporated into the housing element.

TASK 1.4: Housing Needs Assessment. Government Code Section 65583, subdivision (a)(1)-(2) and
Section 65583.1, subdivision (d)

This task includes updating all required components of the Housing Needs Assessment consistent
with CA state law and HCD guidance to include population and employment trends, household
characteristics, overpayment by income and tenure, existing housing need for extremely low-
income households, projected housing needs (RHNA), housing stock conditions, and estimate the
number of units in need of replacement and rehabilitation. This includes analysis of current
characteristics and trends over time as well as analyzing housing needs including special needs
populations consistent with HCD requirements (Government Code Section 65583, subdivision (a)(7),
including elderly households, persons with disabilities, families, large households, farmworkers,
female headed households, and persons experiencing homelessness. This task must also address all

housing needs to include but are not limited to: rental, mobile, and emergency shelters. (The
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research for the HAIP can be utilized where appropriate and if it meets the requirements as outlined
by HCD.)

Subtasks:

(a) Demographic and Employment Characteristics and Trends. To encompass trends in population,
households, income, employment and the type of housing units available.

(b) Housing Stock Characteristics. General information pertaining to the housing stock in Lake
County includes the total number of housing units in the unincorporated portions of Lake County,
vacancy rate , and owner-occupied versus renter-occupied housing units for the County,
incorporated cities and unincorporated communities.

(c ) Housing Conditions. Provides necessary conditions for developing and preserving an adequate
supply of housing including but not limited to housing affordable to seniors, housing for families and
workforce housing. Include the data and outcomes from the Housing Needs Assessment completed
by County of Lake Community Development Department in 2026, data pertaining to manufactured
home construction and ADU construction, conditions of affordable housing and mobile/modular
homes in Lake County.

(d) Housing Costs Compared to Ability to Pay.

1) Income levels. This section should address current income levels and ability to pay
for housing, data pertaining to housing costs in relation to gross income, identify
housing needs for special needs populations to include

2) senior households, persons with disabilities, large households, single-headed
households, unhoused population, and farmworkers.

3) Data pertaining to RHNA income levels. Analysis of the different income levels as
identified in the RHNA to include renters vs owners of each level, percent with cost
burden (at or above 30% of income), percent with severe cost burden (greater than
50% of income), and total number of households.

4) Analyze specific housing cost components, including the cost of land, constructions
costs, and the availability of financing. Land costs should include an estimate of the
average cost or the range of costs per acre for a single-family and multi-family-zoned
developable parcels. Construction costs should include typical construction costs
that include materials and labor.

5) Consideration should be given to availability of financing which includes private and
government assistance programs. The financing should also include financing from
private foundations, corporate sponsors, community foundations and banks,
insurance companies and local housing trust funds.

(e JHousing Stock at Risk of Conversion to Market Rates. Identify current affordable housing stock
and identify housing stock at risk of conversion and strategies to preserve this housing stock.
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Government Code section 65583, subdivision (a)(9). See “Preserving Existing Affordable
Housing™: https://www.hcd.ca.gov/policy research/preserving-existing-affordable-housing.shtml

1) Provide an inventory of units at-risk of conversion from affordable to market-rate rents
within 10 years of the beginning of the planning period.

2) Provide an estimate and comparison of replacement costs vs. preservation costs.

3) Identify qualified entities to acquire and manage affordable housing.

4) Identify potential funding sources to preserve affordable housing.

(f) Identify any needed updates to housing and land-use strategies to reflect changing needs,
resources and conditions. Land Use Strategies. Provide mechanisms to adopt efficient land-use
strategies such as infill development, mixed-use development, and address climate change and
policies to reduce gas emissions (examples would be promoting infill for low-income workers or
promoting housing along transit corridors.)

(g) Provide a “DUC analysis” (disadvantaged underserved communities). This analysis should use
data as evidence with contextual understanding to identify root causes, needs and opportunities for
intervention. This can be accomplished by

1) Defining the community and include both socioeconomic disadvantage and any
environmental burdens.

2) Providing demographics such as poverty rates, unemployment, educational attainment
as well as housing conditions, homeownership rates and displacement risks.

3) Identifying health and well-being factors such as access to healthcare, behavioral and
social detriments, and health indicators such as life expectancy and infant mortality rates.

4) Access to safe, walkable spaces, transportation, and air and water quality.

5) Social and Economic Determinants. What social safety nets and support systems are in
place? Is there access to quality educational and/or training programs? What employment
opportunities are in the community?

6) Identify barriers to Equity and Access. Identify language, cultural and disability related
barriers to services, identify and inequities affecting trust in these institutions as well as any
discrimination that may be present.

7) Identify local community assets and strengths. What are the existing networks and
cultural resources that are available to the community? Identify local leadership and
advocacy groups.

8) Recommendations and Actions. Using the evidence-based approach prioritize any
interventions that should occur. Create goals and indicators to monitor progress.
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TASK 1.5: Resources Potential Constraints Analysis. Government Code section, 65583(a)(4),
(a)(5),(a)(b), and (c)(1), and Section 65583.2(c).

This task includes an analysis of available resources (including land and financing) and addressing
governmental and non-governmental constraints and how to remove or mitigate these constraints
(e.g., land use controls, permit processing and procedures, building codes, improvement
requirements, fees, short-term rental regulations and the analysis of zoning for a variety of
housing types. Government Code Section 65583(a)(6) requires “[a]n analysis of potential and
actual nongovernmental constraints upon the maintenance , improvement, or development of
housing for all income levels, including the availability of financing, the price of land, and the cost
of construction.”

Subtasks:

a) Prepare a governmental and nongovernmental constraints analysis consistent with
State law and current HCD guidance, including evaluation of the availability of
financing, availability and price of land, construction costs, trends in development
below planned densities in the County and outline actions to mitigate governmental
constraints affecting housing production across income levels. This should include land
use controls, local processing and permit procedures (including timeframe between
approval for a housing development project and application for building permits),
building codes and their enforcement, on and off-site improvement requirements, fees
and other exactions, housing for persons with disabilities and analysis of locally-
adopted ordinances that directly impact the cost and supply of housing.

b) Provide an analysis showing the adequacy of public facilities and infrastructure.

c) Provide an inventory of federal, state, local and private financial and programmatic
resources.

d) Describe opportunities for energy conservation in residential development, tailored to
local conditions and resources. Government Code Section 65583(a)(8)

e) Analyze the specific housing cost components and provide strategies to develop and
implement housing and land-use programs.

f) Identify County strategies that can create essential preconditions (favorable zoning and
development standards, fast-track permit process, etc.) that encourage and facilitate
development of a variety of housing types and levels of affordability.

TASK 1.6: Housing Goals, Strategies and Actions.

Housing Goals should integrate the concepts and research in the HAIP as well as the Climate
Adaptation Plan and the action items in the Prohousing Designation application. Demonstrate that
the goals and actions “address mobility enhancement, new housing choices and affordability in
opportunity areas, place-based strategies for preservation and revitalization, displacement
protection and other program areas.”
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Subtasks:

a) Identify housing needs and provide housing goals and strategies for all economic segments: 1)
extremely low 2) very-low 3) low 4) moderate incomes.

b) Identify financial resources for each housing goal.
c) Identify any scheduled programs for housing development.

d) Provide narrative to show that actions are “significant, meaningful and sufficient to overcome
identified patterns of segregation and affirmatively further fair housing.”

e) Provide “metrics and milestones for evaluating progress on programs/actions and fair housing
results.”

TASK 1.7: Fair Housing Assessment Government Code Section 65583(c)(10)(A)

This task includes a Affirmatively Furthering Fair Housing (AFFH) analysis consistent with Assembly
Bill 686 and current HCD guidance and identify any corresponding impediments to Fair Housing.
After the analysis is completed, the Contractor must include a program to affirmatively further fair
housing. Provide equal housing opportunities to “promote housing opportunities for all persons
regardless of race, religion, sex, marital status, ancestry, national origin, color, familial status, or
disability (Government Code Section 65583(c)(5)).

Subtasks:

Each of the 4 analysis should include local review and analysis of data at a local level, Regional
Impact: analysis of local data as it compares on a regional level, Trends and patterns, other relevant
factors and a narrative with a “conclusion and findings with a summary of fair housing issues.”

a) Integration and segregation patterns and trends
b) racially or ethnically concentrated areas of poverty
c) disparities in access to opportunity

d) disproportionate housing needs within a jurisdiction, including displacement risk.”

TASK 1.8: Sites Inventory/ Analysis. Government Code, section 65583(a)(3) and 65583.1

This task will include an inventory of land suitable and available for residential development to
accommodate the County’s RHNA by income level, consistent with State law and HCD guidance. Per
HCD, “the Sites Inventory should demonstrate adequate capacity to accommodate the regional
housing need for all income groups.” The Housing Element must identify and evaluate the number
of units, location and assumed affordability of identified sites throughout the community. This work
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will include the inventory sites analysis completed during the HAIP process and expand that sites
inventory to be inclusive of all relevant data.

Per HCD guidelines, the following must be accomplished for the Sites Inventory:

Complete the Sites Inventory Form to include parcel number, general plan and zoning, existing
uses on non-vacant sites, realistic capacity, level of affordability by income group, publicly owned
sites.

See “Housing Element Sites Inventory Guidebook” and “Default Density Standard Option” at HCD’s
technical assistance memos https://www.hcd.ca.gov/community development/housing-
element/housing-element-memos.shtml

See Site Inventory Form https://www.hcd.ca.gov/community-development/housing
element/docs/Site inventory template09022020.xlsm

and Site Inventory Form Instructions https://www.hcd.ca.gov/community-development/housing
element/docs/Site_inventory instructions.pdf

Site Inventory — The site inventory must be prepared using the form adopted by HCD. An
electronic copy of the site inventory is due at the time the adopted housing element is submitted
to HCD for review and can be sent to siteinventory@hcd.ca.gov.

Requirements:

1) Ensure sites are zoned to allow owner-occupied and rental multifamily residential uses “by-
right” (only subject to ministerial approval) in which 20 percent or more of the units are
affordable to lower income households.

2) Permit the development of at least 16 units per site.

3) Ensure sites within suburban and metropolitan jurisdictions — as defined by Government
Code Section 65583.2(c)(3)(B)(iii) and (iv) — permit a minimum of 20 dwelling units per
acre (see lll and IV in the table below).

4) Ensure sites in incorporated cities within nonmetropolitan counties and nonmetropolitan
counties that have micropolitan areas — as defined by Government Code Section
65583.2(d) — permit a minimum of 16 dwelling units per acre (see | and Il in the table
below).

5) Either a) ensure at least 50 percent of the low- and very low-income regional housing need
can be accommodated on sites designated for exclusively residential uses, at appropriate
densities or b) if accommodating more than 50 percent of the low- and very low-income
regional housing need on sites designated for mixed-uses, all sites designated for mixed-
uses must allow 100 percent residential use and require residential use to occupy at least
50 percent of the floor area in a mixed—use project.

6) Evaluate and document if the sites for each of the fair housing areas improved or
exacerbate the conditions of each of the fair housing areas.
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e)
f)
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h)
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Vacant and underutilized land list. Identify and evaluate candidate sites and develop and
implement methodologies to demonstrate development viability, including application
of the additional analysis required by State law. This shall include a structured process
to both independently identify sites and solicit interest from property owners.

Conduct a realistic capacity analysis for all sites, including additional analysis necessary
for non-vacant and non-residential sites, using adjustment factors consistent with HCD
guidance, including an analysis of typical densities of residential developments at target
affordability levels within the county. Identify policy strategies, to increase site capacity.
Highlight mixed use options.

Perform an AFFH analysis of site distribution by RHNA income category and ensure
consistency with AFFH requirements.

Evaluate and incorporate ADU capacity, including an analysis of anticipated affordability
based on local market data.

Provide a capacity buffer exceeding RHNA requirements to ensure no net loss.
Coordinate with HCD early and throughout the process to confirm methodology,
assumptions, and compliance.

Prepare site inventory maps and tabular data in formats consistent with HCD standards,
forms, and definitions.

Update HAIP Interactive Web Map with new data and sites identified.

Provide an analysis of zoning and the availability of sites for a variety of housing types
including the following:

1) Multifamily Rental Housing,

2) Housing for Agricultural Employees,
3) Emergency Shelters,

4) Low Barrier Navigation Centers,

5) Transitional Housing

6) Supportive Housing

7) Single-Room Occupancy Units,

8) Manufactured homes,

9) Mobile home parks,

10) Accessory Dwelling Units (ADUs)

Task 1.10: Regional Housing Needs.

Analysis comparing projected housing needs as shown in the Regional Housing Needs Assessment
for the period from 06/30/2027 to 08/15/2027 to information in the Sites Analysis showing
availability of suitable sites, vacant/underutilized land inventory and forces impacting housing
needs in Lake County. Identify any infrastructure needs that would be an impediment to meeting
our RHNA goals or any other impediments that need to be addressed in order to meet the RHNA

goals.
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Task 1.11: General Plan Consistency Review and Updates

Description of the means by which consistency with the general plan will be achieved and
maintained. Government Code 65583, subdivision (c)(8).

Subtasks:

a) Description of consistency with water and sewer priority requirements pursuant to SB 1087
b) Flood Hazard and Management (Government Code Sections 65302(d)(3) and (g)(2)(B)

c) Fire hazard (Government Code Sections 54302 and 65302.5)

d) Environmental Justice (Government Code Sections 54302)

e) Climate Adaptation

Task 1.13: Tables.

Tables to be provided by Contractor as appropriate to support items in Exhibit B, Scope of
Services.

Task 1.14: Checklist

Complete HCD’s most current “Housing Element Completeness Checklist”. (See Exhibit K)

Housing Element Completeness Checklist

2. REPORTING REQUIREMENTS. Contractor shall submit monthly reports in a format
approved by County by the 10" of the month following the report period. Contractor agrees to
provide County with any reports which may be required by County, state or federal agencies, or
applicable funding sources for compliance with this Agreement.

3. RECORDS RETENTION. Contractor shall prepare, maintain and/or make available to
County upon request, all records and documentation pertaining to this Agreement, including
financial, statistical, property, recipient and service records and supporting documentation for a
period of five (5) years from the date of final payment of this Agreement. If at the end of the
retention period, there is ongoing litigation or an outstanding audit involving the records,
Contractor shall retain the records until resolution of litigation or audit. After the retention period
has expired, Contractor assures that confidential records shall be shredded and disposed of
appropriately.

4. COUNTY RESPONSIBILITIES.

4.1 County staff shall meet with and communicate with the contractor as outlined in the work
plan.

4.2 County will pay any fees for running the announcements in the newspapers, radio or other
outlets for public meetings.
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EXHIBIT “C” — FISCAL PROVISIONS

1. CONTRACTOR'’S FINANCIAL RECORDS. Contractor shall keep and maintain all
financial records for funds received hereunder, separate from any other funds administered by
Contractor, and maintained in accordance with Generally Accepted Accounting Principles and
Procedures and the Office of Management and Budget’s Cost Principles. Contractor shall
produce said financial records within fifteen (15) days upon receipt of a written request by

the County.

2. INVOICES.

2.1 Contractor’s invoices shall be submitted in arrears on a monthly basis, or such other time
that is mutually agreed upon in writing, and shall be itemized and formatted to the satisfaction of
the County.

2.2 County shall make payment within 20 business days of an undisputed invoice for the
compensation stipulated herein for supplies delivered and accepted or services rendered and
accepted, less potential deductions, if any, as herein provided. Payment on partial deliverables
may be made whenever amounts due so warrant or when requested by the Contractor and
approved by the Assistant Purchasing Agent.

2.3 Contractor and County shall each appoint one responsible representative for the purpose
of resolving any billing questions, questioned costs, denied claims, disallowed amounts,
unsupported charges, or other billing disputes that may arise during the term of this Agreement.
If such issues arise, any payments of undisputed, allowable, properly documented, accepted, and
reimbursed amounts are subject to Section 2.2 of this Agreement. County shall not be required to
pay disputed, denied, disallowed, unsupported, or non-reimbursed amounts unless and until the
matter is resolved, the amount is determined to be allowable and payable, and County has
received applicable state, federal, or other reimbursement for the services billed. Once a
questioned or disputed amount is resolved by the designated representatives, any allowable and
payable amount shall be paid to Contractor in accordance with Section 2.2.

3. AUDIT REQUIREMENTS AND AUDIT EXCEPTIONS

3.1 Contractor warrants that it shall comply with all audit requirements established by
County and will provide a copy of Contractor’s Annual Independent Audit Report, if applicable.

3.2 County may conduct periodic audits of Contractor’s financial records, notifying
Contractor no less than 48 hours prior to scheduled audit. Said notice shall include a detailed
listing of the records required for review. Contractor shall allow County, or other appropriate
entities designated by County, access to all financial records pertinent to this Agreement.

33 Contractor shall reimburse County for audit exceptions within 30 days of written demand
or shall make other repayment arrangements subject to the approval of County.
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4. BUDGET. The Contractor shall submit, in advance, a detailed budget, in the format
provided by County for review and approval by the County. Contractor shall be compensated
only for expenses included in the approved budget. Modification to the budget must be approved
in advance by the County.

S. EXPENDITURE OF FUNDS.

5.1 Funds payable through this agreement shall not be used to purchase food or promotional
merchandise or to attend conferences unless specifically approved in the budget.

5.2 County reserves the right to refuse payment to Contractor or disallow costs for any

expenditure determined to be unreasonable, out of compliance, or inappropriate to the services
provided hereunder.
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EXHIBIT “D” — COMPLIANCE PROVISIONS
1. INFORMATION INTEGRITY AND SECURITY. Contractor shall immediately

notify County of any known or suspected breach of personal, sensitive and confidential
information related to Contractor’s work under this Agreement.

2. NON-DISCRIMINATION. Contractor shall not unlawfully discriminate against any
qualified worker or recipient of services because of race, religious creed, color, sex, sexual
orientation, national origin, ancestry, physical disability, mental disability, medical condition,
marital status or age.

3. DEBARMENT, SUSPENSION, AND OTHER RESPONSIBILITY MATTERS

3.1 The Contractor certifies to the best of its knowledge and belief, that it and its
subcontractors:

A. Are not presently debarred, suspended, proposed for disbarment, declared
ineligible, or voluntarily excluded from covered transactions by any federal department
or agency;

B. Have not, within a three-year period preceding this Agreement, been convicted of
or had a civil judgment rendered against them for commission of fraud or a criminal
offense in connection with obtaining, attempting to obtain, or performing a public
transaction; violation of federal or State antitrust statutes or commission of
embezzlement, theft, forgery, bribery, falsification or destruction of records, making false
statements, or receiving stolen property;

C. Are not presently indicted for or otherwise criminally or civilly charged by a
governmental entity with commission of any of the offenses enumerated in the preceding
paragraph; and

D. Have not, within a three-year period preceding this Agreement, had one or more
public transactions terminated for cause or default.

3.2 Contractor shall report immediately to County, in writing, any incidents of alleged fraud
and/or abuse by either Contractor or Contractor’s subcontractor. Contractor shall maintain any
records, documents, or other evidence of fraud and abuse until otherwise notified by County.

4. AGREEMENTS IN EXCESS OF $100.000. Contractor shall comply with all
applicable orders or requirements issued under the following laws:

4.1 Clean Air Act, as amended (42 USC 1857).

4.2 Clean Water Act, as amended (33 USC 1368).

4.3 Federal Water Pollution Control Act, as amended (33 USC 1251, et seq.)

4.4  Environmental Protection Agency Regulations (40 CFR and Executive Order 11738).
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S. INDEMNIFICATION AND HOLD HARMLESS.

Contractor shall indemnify and defend County and its officers, employees, and agents against
and hold them harmless from any and all claims, losses, damages, and liability for damages,
including attorney's fees and other costs of defense incurred by County, whether for damage to
or loss of property, or injury to or death of person, including properties of County and injury to
or death of County officials, employees or agents, arising out of, or connected with Contractor's
operations hereunder or the negligent performance of the work described herein, unless such
damages, loss, injury or death is caused solely by the negligence of County.

Contractor’s obligations under this Section shall survive the termination of the Agreement.

6. STANDARD OF CARE. Contractor represents that it is specially trained, licensed,
experienced and competent to perform all the services, responsibilities and duties specified
herein and that such services, responsibilities and duties shall be performed, whether by
Contractor or designated subcontractors, in a manner according to generally accepted practices.

7. INTEREST OF CONTRACTOR. Contractor assures that neither it nor its employees
has any interest, and that it shall not acquire any interest in the future, direct or indirect, which
would conflict in any manner or degree with the performance of services hereunder.

8. DUE PERFORMANCE — DEFAULT. Each party agrees to fully perform all aspects of
this agreement. If a default to this agreement occurs then the party in default shall be given
written notice of said default by the other party. If the party in default does not fully correct
(cure) the default within 15 days of the date of that notice (i.e. the time to cure) then such party
shall be in default. The time period for corrective action of the party in default may be extended
in writing executed by both parties, which must include the reason(s) for the extension and the
date the extension expires.

Notice given under this provision shall specify the alleged default and the applicable Agreement
provision and shall demand that the party in default perform the provisions of this Agreement
within the applicable time period. No such notice shall be deemed a termination of this
Agreement, unless the party giving notice so elects in that notice, or so elects in a subsequent
written notice after the time to cure has expired.

9. INSURANCE.

9.1 Contractor shall procure and maintain Workers” Compensation Insurance for all of its
employees.

9.2 Contractor shall procure and maintain Comprehensive Public Liability Insurance, both
bodily injury and property damage, in an amount of not less than one million dollars
($1,000,000) combined single limit coverage per occurrence, including but not limited to
endorsements for the following coverage: personal injury, premises-operations, products and
completed operations, blanket contractual, and independent contractor's liability.
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9.3 Contractor shall procure and maintain Comprehensive Automobile Liability Insurance,
both bodily injury and property damage, on owned, hired, leased and non-owned vehicles used in
connection with Contractor's business in an amount of not less than one million dollars
($1,000,000) combined single limit coverage per occurrence.

9.4 Contractor shall procure and maintain Professional Liability Insurance for the protection

against claims arising out of the performance of services under this Agreement caused by errors,
omissions or other acts for which Contractor is liable. Said insurance shall be written with limits
of not less than one million dollars ($1,000,000).

9.5 Contractor shall not commence work under this Agreement until it has obtained all the
insurance required hereinabove and submitted to County certificates of insurance naming the
County of Lake as additional insured. Contractor agrees to provide to County, at least 30 days
prior to expiration date, a new certificate of insurance.

9.6  In case of any subcontract, Contractor shall require each subcontractor to provide all of
the same coverage as detailed hereinabove. Subcontractors shall provide certificates of insurance
naming the County of Lake as additional insured and shall submit new certificates of insurance
at least 30 days prior to expiration date. Contractor shall not allow any subcontractor to
commence work until the required insurances have been obtained.

9.7 For any claims related to the work performed under this Agreement, the Contractor’s
insurance coverage shall be primary insurance as to the County, its officers, officials, employees,
agents and volunteers. Any insurance or self-insurance maintained by County, its officers,
officials, employees, agents or volunteers shall be in excess of the Contractor’s insurance and
shall not contribute with it.

9.8  The Commercial General Liability and Automobile Liability Insurance must each
contain, or be endorsed to contain, the following provision:

The County, its officers, officials, employees, agents, and volunteers are to be covered as
additional insureds and shall be added in the form of an endorsement to Contractor’s insurance
on Form CG 20 10 11 85. Contractor shall not commence work under this Agreement until
Contractor has had delivered to County the Additional Insured Endorsements required herein.

Coverage shall not extend to any indemnity coverage for the active negligence of the additional
insured in any case where an agreement to indemnify the additional insured would be invalid
under subdivision (b) of California Civil Code Section 2782.

9.9  Insurance coverage required of Contractor under this Agreement shall be placed with
insurers with a current A.M. Best rating of no less than A: VII.

Insurance coverage in the minimum amounts set forth herein shall not be construed to relieve the

Contractor for liability in excess of such coverage, nor shall it preclude County from taking other
action as is available to it under any other provision of this Agreement or applicable law. Failure
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of County to enforce in a timely manner any of the provisions of this section shall not act as a
waiver to enforcement of any of these provisions at a later date.

9.10  Any failure of Contractor to maintain the insurance required by this section, or to comply
with any of the requirements of this section, shall constitute a material breach of the entire
Agreement.

10. ATTORNEY’S FEES AND COSTS. If any action at law or in equity is necessary to
enforce or interpret the terms of this Agreement, the prevailing party shall be entitled to
reasonable attorney’s fees, costs, and necessary disbursements in addition to any other relief to
which such part may be entitled.

11.  ASSIGNMENT. Contractor shall not assign any interest in this Agreement and shall not
transfer any interest in the same without the prior written consent of County except that claims
for money due or to become due Contractor from County under this Agreement may be assigned
by Contractor to a bank, trust company, or other financial institution without such approval.
Written notice of any such transfer shall be furnished promptly to County. Any attempt at
assignment of rights under this Agreement except for those specifically consented to by both
parties or as stated above shall be void.

12. PAYROLL TAXES AND DEDUCTIONS. Contractor shall promptly forward payroll
taxes, insurances, and contributions to designated governmental agencies.

13. INDEPENDENT CONTRACTOR. It is specifically understood and agreed that, in the
making and performance of this Agreement, Contractor is an independent contractor and is not
an employee, agent or servant of County. Contractor is not entitled to any employee benefits.
County agrees that Contractor shall have the right to control the manner and means of
accomplishing the result contracted for herein.

Contractor is solely responsible for the payment of all federal, state and local taxes, charges,
fees, or contributions required with respect to Contractor and Contractor’s officers, employees,
and agents who are engaged in the performance of this Agreement (including without limitation,
unemployment insurance, social security and payroll tax withholding.)

14. OWNERSHIP OF DOCUMENTS. All non-proprietary reports, drawings, renderings,
or other documents or materials prepared by Contractor hereunder are the property of County.

15. SEVERABILITY. If any provision of this Agreement is held to be unenforceable, the
remainder of this Agreement shall be severable and not affected thereby.

16. ADHERENCE TO APPLICABLE DISABILITY LAW. Contractor shall be
responsible for knowing and adhering to the requirements of Section 504 of the Rehabilitation
Act of 1973, the Americans with Disabilities Act, (42 U.S.C. Sections 12101, et seq.). California
Government Code Sections 12920 et seq., and all related state and local laws.
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17. HIPAA COMPLIANCE. Contractor will adhere to Titles 9 and 22 and all other
applicable Federal and State statutes and regulations, including the Health Insurance Portability
and Accountability Act of 1996 (HIPAA) and will make his best efforts to preserve data integrity
and the confidentiality of protected health information.

18. SAFETY RESPONSIBILITIES. Contractor will adhere to all applicable CalOSHA
requirements in performing work pursuant to this Agreement. Contractor agrees that in the
performance of work under this Agreement, Contractor will provide for the safety needs of its
employees and will be responsible for maintaining the standards necessary to minimize health
and safety hazards.

19. JURISDICTION AND VENUE. This Agreement shall be construed in accordance with
the laws of the State of California and the parties hereto agree that venue of any action or
proceeding regarding this Agreement or performance thereof shall be in Lake County, California.

Contractor waives any right of removal it might have under California Code of Civil Procedure
Section 394.

20. RESIDENCY. All independent contractors providing services to County for
compensation must file a State of California Form 590, certifying California residency or, in the
case of a corporation, certifying that they have a permanent place of business in California.

21. NO THIRD-PARTY BENEFICIARIES. Nothing contained in this Agreement shall be
construed to create, and the parties do not intend to create, any rights in or for the benefit of third
parties.

22. PUBLIC RECORDS ACT. Contractor is aware that this Agreement and any documents
provided to the County may be subject to the California Public Records Act and may be
disclosed to members of the public upon request. It is the responsibility of the Contractor to
clearly identify information in those documents that s/he considers to be confidential under the
California Public Records Act. To the extent that the County agrees with that designation, such
information will be held in confidence whenever possible. All other information will be
considered public.
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INTRODUCTION

State Housing Law (Government Code Section 65580 et seq.) requires an assessment of
housing needs and an inventory of resources and constraints relevant to meeting those needs.
This report is an update of the Housing Element previously adopted April, 2012, that
addressed housing needs from 2009 through 2014. As the previous Housing Element was out
of sync with the scheduled time frames, only two (2) years of activity have occurred in the
interim. This Update therefore is fairly limited in scope, with the dissolution of the
Redevelopment Authority being the most significant event impacting the ability of the County
of Lake to create and retain affordable housing.

While this cycles Housing Element was fairly on track at the close of 2014, events occurring
in 2015 precluded the ability of the County to complete the plan and accompanying public
process. The extensive housing impacts of the Valley Fire, September 2015, created
additional roadblocks to timely completion, as more than 1300 homes were lost in that fire
alone. It was determined that in order to adequately address the impacts of the Valley Fire in
the Housing Element, as well as the County’s long-term recovery addressing a now
“homeless” population, the 2014-2019 Housing Element should first establish conditions,
needs and policies before the fire, to more fully understand the additional complex challenges
that the Valley Fire brought to the community.

This is therefore a living document, and has place markers acknowledging data and issues to
be included in an immediate Valley Fire amendment.

The assessment and inventory must include all of the following:

e Analysis of population and employment trends and documentation of projections and a
quantification of the locality's existing and projected housing needs for all income levels.
Such existing and projected needs shall include the locality's share of the regional
housing need in accordance with Government Code Section 65584.

¢ Analysis of any special housing needs, such as those of the seniors, persons with
disabilities, large households, single-headed households, farmworkers, and the
homeless.

e Analysis and documentation of household characteristics, including level of payment
compared to ability to pay, housing characteristics, including overcrowding, and
housing stock condition.

e An inventory of land suitable for residential development, including vacant sites and
sites having potential for redevelopment, and an analysis of the relationship of zoning,
public facilities, and public services to these sites.

e Analysis of potential and actual governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including land use
controls, building codes and their enforcement, site improvements, fees and other
exaction's required of developers, and local processing and permit procedures.
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e Analysis of potential and actual non-governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including the availability
of financing, the price of land, and the cost of construction.

e Analysis of opportunities for energy conservation with respect to residential
development.

The Background Report of the Housing Element identifies the nature and extent of the
County’s housing needs, which in turn provides the basis for the County’s response to those
needs in the Policy Document. In addition to identifying housing needs, the Background
Report presents information on the setting in which the needs occur, which provides an
understanding of the community and facilitates planning for housing.

Methods and Sources

Background information for the Lake County Housing Element was obtained from U.S. Census
Reports, State Employment Development Department (EDD); U.S. Social Security
Administration; California Department of Finance (DOF); Lake County Economic &
Demographic Profile (xxx); Lake County Housing Conditions Survey (2002); Lake County
Special Housing Needs Assessment (xxxx); Lake County Regional Housing Needs Plan
(2013), and Lake County staff.

Key Terms

Dwelling Unit: (DU) One or more rooms, designed, occupied or intended for occupancy as
separate living quarters, with cooking, sleeping, and sanitary facilities provided within the unit
for the exclusive use of a single family maintaining a household.

Homeless: Lake County accepts the HUD Definition, as follows:

For purposes of this chapter, the term "homeless" or "homeless individual or homeless person”
includes: an individual who lacks a fixed, regular, and adequate nighttime residence; and an
individual who has a primary nighttime residence that is:

A. A Supervised publicly or privately operated shelter designed to provide temporary living
accommodations (including welfare hotels, congregate shelters, and transitional
housing for the mentally ill);

B. Aninstitution that provides a temporary residence for individuals intended to be
institutionalized; or

C. A public or private place not designed for, or ordinarily used as, a regular
sleeping accommodation for human beings.

According to HUD's definition, a person who is "chronically homeless" is an unaccompanied
homeless individual with a disabling condition (e.g., substance abuse, serious mental iliness,
developmental disability, or chronic physical illness) who has either been continuously
homeless for a year or more, or has had at least four episodes of homelessness in the past
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three years. In order to be considered chronically homeless, a person must have been
sleeping in a place not meant for human habitation and/or in an emergency homeless shelter.

Lake County further acknowledges that:

Homeless persons are those in need of temporary or emergency shelter. They are individuals
who lack a regular nighttime residence. Some are in need of short-term (immediate crisis)
shelter, while others have long-term (chronic) needs. The homeless represent a broad
category including single men and women, couples, families, displaced youths without
parents, and seniors. They can include individuals who are victims of economic dislocation,
physically disabled, teen parents with their children, veterans, hospital and jail discharges,
alcohol and drug abusers, survivors of domestic violence, persons with AIDS, immigrants,
refugees, and farm labor workers.

Household: (HH) According to the census, a household is all persons living in a dwelling unit
whether or not they are related. Both a single person living in an apartment and a family living
in a house are considered households.

Income Categories: Four categories for classifying households according to income based on
the median income for each County. The categories are very low (0-50% of County median),
low (50-80% of County median), moderate (80-120% of County median), and upper (over
120% of County median).

Median Income: The annual income for each household size that is defined annually by the
Federal Department of Housing and Urban Development. Half of the households in the region
have incomes above the median and half are below.

Overcrowding: As defined by the census, a household with greater than 1.01 persons per
room, excluding bathrooms, kitchens, hallways, and porches. Severely overcrowded
households are those with greater than 1.51 persons per room.

Second Unit: An attached or detached residential unit on the same parcel or parcels as the
primary unit that provides complete, independent living facilities for more than one or more
persons.

Special Needs Groups: Those segments of the population that have a more difficult time
finding decent affordable housing because of special circumstances. Under State planning
law, the following special needs groups are required to be addressed in the Housing Element:
elderly, handicapped, large families, female-headed households, farm workers, and the
homeless.

Consistency with Other Sections

Government Code Section 65300 requires each county or city to adopt a comprehensive,
long-term general plan for its physical development. Section 65302 states: "The general plan
shall consist of a statement of development policies and shall include a diagram or diagrams
and text setting forth objectives, principles, standards, and plan proposals.” Section 65302
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also enumerates seven elements which every general plan must include: land use, circulation,
housing, conservation, open space, noise, and safety. State law requires the elements of the
general plan to be internally consistent. This 2019-2027 Housing Element meets the
requirements of internal consistency.

The Housing Element goals, policies, objectives and programs are consistent with and
complement the land use and transportation goals, policies, objectives and programs. Both
the Housing Element and the General Plan identify the need to expand housing in areas that
already have services and infrastructure and to seek ways and means to expand infrastructure
in existing communities, consistent with local community plans. When the County amends the
General Plan, the County will review and update the Housing Element if necessary to maintain
consistency.

Public Participation

The California Government Code requires that local governments make diligent efforts to solicit
public participation from all economic segments of the community, especially low-income
persons, in the development of the Housing Element. During the preparation of this Housing
Element update, public input was actively encouraged in a variety of ways.

In order to elicit public input, County held public workshops on the Housing Element at Planning
Commission meetings on June 27, 2019; July 11, 2019; and August 8, 2019. At each meeting,
the County discussed the purpose and contents of the Housing Element, state requirements,
and initiated dialogue regarding specific housing needs to gather public input on issues and
potential policy solutions. The dates and times of each meeting were publicized in the Lake
County Record Bee, on the County of Lake Community Development website, and notice was
provided to a designated list of local agencies that represent the underserved population of the
County.

All segments of the community were encouraged by the County to participate in the preparation
of the Housing Element through a combination of general public notices and direct contacts with
organizations serving low-income and special needs groups and inviting them to attend public
hearings on the Housing Element.

On September 11, 2020 the County held the first of two joint tribal meeting with the Tribal
Partners and their EPA Directors to review the Housing Element and facilitate ongoing
conversations about housing needs. The following tribes attended the meeting:

e Scotts Valley Pomo

e Robinson Rancheria

e Upper Lake Pomo

e Habematolel Pomo of Upper Lake

During the meeting, staff reviewed the proposed changes to the Housing Element, outlined the
purpose of the meeting to obtain public participation from tribal partners, and determine if there
were any comments, concerns, or thoughts that should be included in the meeting from the
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perspective of the tribal partners. The meetings was also taped for those that were unable to
attend. The second joint tribal meetings is scheduled for September 16, 2020.

Through this meeting, the County received the following comments:

e Concerns that the January 2020 ADU State law that went into effect was not reflective of
Lake County’s housing stock

o The law is inconsistent with the rural residential nature of the County, particularly
the minimum lot size lot amendment to allow two ADUs in addition to the primary
unit when not attached

o The new law limits housing to combination housing, which precludes small single
family housing

e Questions regarding how the RR zone size was limited to a minimum of 5-acre lot size, a
size that effectively precludes the development of affordable housing when the average
acre size is 4

Though the Tribal Partners were also encouraged to submit written public comments to the Lake
County Community Development Department, no comments have been received to date..

In addition to these discussions, the County reached out to the Lake County Department of
Social Services and Lake Family Resource Center seeking input on special housing needs and
barriers to affordable and accessible housing for County residents. No feedback was received.

The draft Housing Element was also made available on the County’s website for review and
comment. The County received two public comment letters in response to the public draft. In
these comments, stakeholders expressed concerns regarding the completion of data tables, a
need for more extensive public engagement in the process, concerns regarding the land
inventory, consistency within the General Plan, and the potential for recovery in areas damaged
by the Valley Fire. In response to these comments, the County has adjusted the timeline for
rezoning sites for their RHNA units to be consistent with the requirements of Government Code
Section 65583.2, ensured that the policies and goals presented in this element are consistent
with the entirety of the General Plan, identified areas for future development, and reached out
to additional public agencies for input, including the Lake Family Resource Center and Lake
County Department of Social Services.

xiii



LAKE COUNTY HOUSING ELEMENT

1.0 HOUSING GOALS & POLICIES

The State of California has declared that "the availability of housing is of vital statewide
importance, and the early attainment of decent housing and a suitable living environment for
every California family, is a priority of the highest order.” Recognizing the importance of providing
adequate housing, the State has mandated a Housing Element within every General Plan since
1969. The housing element must include the community's goals, policies, quantified objectives,
and housing programs for the maintenance, improvement, and development of housing. The
County will perform consistency review as part of the General Plan implementation report as
required under Government Code Section 65400.

State Housing Goals

According to the California Statewide Housing Plan Update, it is the goal of the state to “ensure
to all Californians the opportunity to obtain safe, adequate housing in a suitable living
environment.” Additionally, the State Department of Housing and Community Development has
established the following four primary goals:

Provision of new housing;

Preservation of existing housing and neighborhoods;
Reduction of housing costs; and,

Improvement of housing conditions for special needs groups.

e & o o

Local Housing Goals

In addition to adhering to state housing goals the County further recognizes specialized needs
of the local housing environment. The County of Lake furthers the following goals aimed at
addressing the local needs.

e Support rehabilitation of substandard housing;

» Establish better private-public partnerships (specifically with non-profit organizations
dedicated to providing affordable housing; and

o Establish procedures to make County surplus & tax-default properties better available for
the provision of affordable housing.

Relationship to the General Plan

State Law requires that "...the general plan and elements and parts thereof comprise an
integrated, internally consistent, and compatible statement of policies...". The purpose of
requiring internal consistency is to avoid policy conflict and provide a clear policy guide for the
future maintenance, improvement and development of housing within the County. All elements
of the General Plan have been reviewed for consistency in coordination with this update to the
Housing Element. The following paragraphs outline the relationship of the Housing Element and
its policies to other elements of the County’s adopted General Plan. Development of housing
consistent with the County’s housing needs and programs are required to be consistent with all
relevant policies and programs of the other elements of the General Plan.
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LAKE COUNTY HOUSING ELEMENT

This Housing Element includes seven goal statements. Under each goal statement, the element
sets out policies that amplify the goal statement. Implementation programs are listed at the end
of the corresponding policy or group of policies and describe briefly the proposed action, the
County agencies or departments with primary responsibility for carrying out the program, and
the time frame for accomplishing the program. Several of the implementation programs also list
guantified objectives.

The following definitions describe the nature of the statements of goals, policies, implementation
programs, and quantified objectives as they are used in the Housing Element Policy Document:

Goal: Ultimate purpose of an effort stated in a way that is general in nature and
immeasurable.

Policy: Specific statement guiding action and implying clear commitment.

Implementation Program: An action, procedure, program, or technique that carries out
policy. Implementation programs also specify primary responsibility for carrying out the action
and an estimated time frame for its accomplishment. The time frame indicates the calendar
year in which the activity is scheduled to be completed. These time frames are general
guidelines and may be adjusted based on county staffing and budgetary considerations.

Quantified Objectives: The number of housing units that the County expects to be
constructed, conserved, or rehabilitated, or the number of households the County expects
will be assisted through Housing Element programs or produced by the market without direct
assistance during the time frame of the Housing Element.

Housing element law recognizes that housing pousing needs may exceed available resources
and the community's ability to satisfy these needs. The quantified objectives of the housing
element, therefore, need not be identical to the identified housing need but should establish the

maximum number of housing units that can be constructed, rehabilitated, and conserved over a
five-year time frame.

1.1 GOALS AND POLICIES

NEw CONSTRUCTION

To encourage new residential development in suitable
Goal HE-1 locations that meet the projected need of all economic
segments of the community.

Available Sites/Affordable Housing Production

Policy HE-1.1 Fair Share Allocation
The County shall ensure that there are adequate sites and facilities available to meet its regional
fair share allocation of 794 units (198 very low, 122 low, 142 moderate, 332 above moderate).
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LAKE COUNTY HOUSING ELEMENT

Policy HE-1.2 Consistency with Fair Share Allocation

The County shall ensure that community and area plan updates, which are prepared in
conformance with the County’s General Plan, guarantee the availability of suitable sites with
appropriate zoning and densities to allow projected housing needs and a variety of housing
types. Any future area plan or General Plan updates shall undergo review for consistency with
all other Elements of the General Plan.

Policy HE-1.3 Support for Affordable Housing
The County shall encourage and support affordable housing for all economic segments within
all communities.

Policy HE-1.4 Incentives for Affordable Housing Production

The County shall encourage housing developers to produce affordable units by providing
assistance and incentives for projects that include new affordable units available to
lower/moderate income households.

Policy HE-1.5 Attraction of Affordable Housing Developers
The County shall seek to attract affordable housing developers to Lake County from throughout
Northern California.

Policy HE-1.6 Use of Innovated Housing Techniques
The County shall encourage innovative housing, site plan design, and construction techniques
to promote new affordable housing by the private sector.

Policy HE-1.7 Support for Self-Help Housing
The County shall continue to support self-help housing.

Policy HE-1.8 Public Education on Housing Programs
The County shall ensure that developers and county residents, including Limited-English
proficient residents, are made aware of key housing programs and development opportunities.

Policy HE-1.9 Public Workshops
The County shall analyze constraints to affordable housing (both governmental and non-
governmental) and hold annual public workshops to create policies to combat constraints.

Policy HE-1.10 Rental Housing Opportunities
The County shall place a priority on the development of new rental housing.

Policy HE-1.11 Funding Assistance

Based on the availability of staff resources, the County shall pursue those available federal,
state, and local funds which it deems appropriate to the County’s situation to assist in new
housing production.

Policy HE-1.12 Property Management
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The County shall require effective property management for new multi-family and special needs
affordable housing projects to reduce potential opposition.

Policy HE-1.13 Development at Maximum Density

The County shall encourage developers/builders to construct their projects at the maximum
density allowed under the High Density Residential (HDR) land use designation and R-3 (Multi-
Family Residential) zoning district unless there are issues of site constraints or the affordability
of the units would be compromised.

Policy HE-1.14 Use of Planned Development Residential Zoning

The County shall support rezoning of the specific “R1” zoned sites that are designated Medium
Density Residential to “PDR”, Planned Development Residential zoning to promote maximum
density and design flexibility when development projects are proposed.

Policy HE-1.15 Public-Private Partnership for Tax Default & Surplus Properties

Explore the feasibility and legality of forming a public-private partnership agreement between
the County and qualified non-profit organizations engaged in housing assistance programs,
allowing such non-profit groups a brief exclusive opportunity to purchase County tax-default and
surplus property, for the purpose of providing affordable housing opportunities, prior to offering
the properties for sale to the general public.

Infill Development

Policy HE-1.16 Promote Infill Development
The County shall promote infill development on appropriate sites in existing neighborhoods and
reuse of underutilized parcels throughout the county.

Policy HE-1.17 Consistency with Surrounding Neighborhoods
The County shall ensure that infill development maintains or enhances the positive qualities of
the surrounding neighborhoods.

Second Units

Policy HE-1.18 Provision of Second Residential Units

The County shall continue to allow second residential units when consistent with the general
plan’s land use designation and when in compliance with the appropriate health and safety
requirements.

Mixed Use/Mixed Income
Policy HE-1.19 Inclusion of Mixed Use/Mixed Income Housing

The County shall promote, where appropriate, mixed-use and mixed-income housing in new
development.
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Policy HE-1.20 Expansion of Mixed-Use Zoning
The County shall promote a variety of housing types through consideration of expanding mixed-
use zoning.

Reducing Constraints

Policy HE-1.21 Reduction of Procedural Barriers

The County shall continue to expedite the processing of permits for affordable housing projects
to the greatest extent possible.

Policy HE-1.22 Review of Procedural Fees

The County shall review its fee schedule in order to potentially reduce fees for projects that
include affordable housing.

Policy HE-1.23 Flood Management

The County shall regularly analyze policies and affordable housing site inventories to ensure
that housing, specifically lands designated for very low- and low-income housing are not unduly
subject to flood hazards or other reasonable flooding risks.

Policy HE-1.24 Reduction of Minimum Home Size

To encourage local housing to be affordable to extremely low, very low, low and moderate-
income families and members of the local workforce, the County shall amend the Zoning
Ordinance to reduce minimum home size from 720 sq. ft. to 360 sq. ft.

Intergovernmental Cooperation

Policy HE-1.25 Intergovernmental Coordination
The County shall attempt to coordinate with Clearlake, Lakeport, local Tribal Governments and
surrounding counties in addressing housing issues.

Infrastructure

Policy HE-1.26 Extension of Infrastructure

The County shall continue to pursue the construction and extension of public sewer and water
systems in areas appropriate for higher residential densities. The County has direct control over
the management and extent of sewage service in the County through the Special Districts
Department. While the Special Districts Department also oversees the operation of 10 water
systems in the County, the majority of water distribution is handled by a decentralized assortment
of small and mid-sized utilities. There is currently no policy prioritizing new connections for low-
income housing.

Policy HE-1.27 Provision of Water & Sewer Facilities for Affordable Housing

The County shall implement the provisions of Government Code Section 65589.7 which required
the granting of priority for the provision of water and sewer facilities for affordable housing
projects.
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Underutilized Sites

Policy HE-1.28 Parcel Consolidation

The County shall work with for-profit and non-profit developers in consolidating parcels (lot line
adjustments, access agreements, etc.) zoned R-2 and R-3 to facilitate efficient development of
smaller parcels.

Policy HE-1.29 Development of Underutilized Parcels
The County shall encourage the development of underutilized parcels with an existing single
family house that are zoned R-2 and R-3.

Policy HE-1.30 Expanded Housing Opportunities for the Extremely Low-Income
Encourage the development of housing units for households earning 30 percent or less of the
Median Family Income for Lake County. Specific emphasis shall be placed on the provision of
family housing and non-traditional housing types such as single-room occupancy units and
transitional housing.

Policy HE-1.31 Affordable Housing By Right

The County shall add to all residential zones the following permitted use: “For properties that
have been listed in the Housing Element for at least two (2) cycles as potential accommodation
for affordable housing, housing projects that include 20% affordable for lower income
households”

Policy HE-1.32 High Density Affordable Housing
The County shall amend the Zoning Ordinance to allow projects that located in High-Density
zones and are at least 20% affordable to lower income households as a permitted use.

MAINTAINING AFFORDABLE HOUSING

Goal HE-2 ;%umpasintain housing affordability in Lake County for all income

Policy HE-2.1 Preservation of Subsidized Housing
The County shall use its best efforts to ensure the preservation of subsidized housing units at
risk of converting to market rate housing.

Policy HE-2.2 Cooperation with Volunteer Housing Organizations
The County shall attempt to work with volunteer housing organizations, such as Habitat for
Humanity, as a cost-effective way to leverage for grant programs.

Policy HE-2.3 Relocation Assistance
The County shall require developers to provide relocation assistance to residents displaced from
mobile home parks converted to other uses.

Policy HE-2.4 Foreclosure Assistance
In order to mitigate the negative impacts of home foreclosures on the ability of the County of
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Lake to administer affordable housing programs, the County should be proactive in providing
information to clients receiving loan assistance through County housing programs who are
having trouble making their mortgage payments. The County should design and enact a process
similar to the California Department of Housing and Community Developments (HCD
Foreclosure Avoidance Information program. The program should focus on providing
information to clients in danger of foreclosure of options such as, special forbearance plans,
repayment plans, loan modifications, short sales, deed-in-lieu and military relief. Where possible
the County should help facilitate better communication between those in danger of foreclosure
and their lenders.

NEIGHBORHOOD PRESERVATION/REHABILITATION

To conserve and improve the existing housing stock and
Goal HE-3 provide for a variety of housing types, sizes, price ranges, and
densities compatible with the existing character and integrity of
residential neighborhoods.

Housing Stock Maintenance and Rehabilitation

Policy HE-3.1 Rehabilitation of Housing Stock
The County shall work towards the rehabilitation of the existing housing stock and strive to
replace housing units where necessary.

Policy HE-3.2 Maintenance of Housing Stock
The County shall continue to encourage regular maintenance of housing as a means of
conserving existing housing stock.

Policy HE-3.3 Funding for Rehabilitation
Based on the availability of staff resources, the County shall pursue those available federal,

state, and local funds which are appropriate to the County’s needs to assist housing
rehabilitation.

Policy HE-3.4 Priority for Rehabilitation
The County shall place a high priority on the rehabilitation of owner-occupied units. Priority shall
be given to affordable housing and those serving special needs populations.

Policy HE-3.5 Removal of Rehabilitation Constraints
The County shall consider waiving permit fees, where appropriate for housing rehabilitation
projects proposed by non-profit agencies for the benefit of lower income households.

Policy HE-3.6 Long-Term Affordability of Rehabilitated Units
The County shall promote the long-term affordability to lower income households of any housing
unit rehabilitated with public funds.

Policy HE-3.7 Non-conforming Residences
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The County shall continue to allow the replacement of legal, non-conforming residences on
private lots.

Policy HE 3.8 Replacement of Substandard Mobile homes
The County shall continue to make the replacement of older single wide mobile homes a high
priority.

Policy HE-3.9 Maintain Code Enforcement Program

The County shall continue to provide standards and code enforcement efforts on residential units
to alleviate hazardous conditions and achieve a safe and heaithful living environment for all
residents, by enforcing Health and Safety Codes. Code Enforcement and, to a lesser degree,
Building Division staff should have a basic understanding of housing rehabilitation programs,
and tenant relocation laws and be equipped to refer property owners to the housing authority for
assistance.

Policy HE-3.10 Compatibility of Residential Project Design
The County shall require residential project design to reflect the relationship of the project to
surrounding uses.

Policy HE-3.11 Standards for Multi-family Housing Design
The County shall promote quality design and appearance of all new multi-family units so that it
adds value to the community’s-built environment and reduces potential for community objection.

Policy HE-3.12 Adequate Maintenance of Public Facilities

The County shall enhance the quality of existing residential neighborhoods by including
adequate maintenance of public facilities in the County’s capital expenditures and requiring
residents and landlords to maintain their properties in good condition.

Policy HE-3.13 Housing Rehabilitation Tax Deduction

Use Revenue and Taxation Code Section 17274 as an incentive to private sector rehabilitation
of rental housing (denies State tax deductions to owners of substandard rental property); include
notice of potential use in violation notices.

Policy HE-3.14 Support Non-Profit Housing Rehab Efforts
Support organizations pursuing grants to fund development or rehabilitation of affordable
housing by providing assistance and information when feasible.

Policy HE-3.15 Provision of Affordable Housing Information
Identify and list internet sites and links (such as Lake County Department of Social Services) for
advertising of Federal, State, Local and Private Sector affordable housing programs.

SPECIAL NEEDS
To provide a range of housing services and encourage, support
Goal HE-4 - . i
and supply housing units to serve special needs.
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General

Policy HE-4.1 Increased Housing Opportunities
The County shall continue to promote increased housing opportunities for seniors, large,
families, persons with disabilities, developmental disabilities and farmworkers.

Policy HE-4.2 Nexus of Support Services and Housing
The County shall amend the Zoning Ordinance to allow supportive housing by right in
Commercial or other zoning designations that have access to support services.

Policy HE-4.3 Grant Assistance
The County shall support and actively assist non-profit and for-profit groups and individuals who

wish to supply special needs housing whenever possible, by providing grant writing support
and/or staff time.

Homeless

Policy HE-4.4 Assistance to Community Based Organizations

The County shall assist the efforts of community-based organizations such as Lake County
Community Action Agency in their efforts to assist individuals and families in need of short-term
emergency housing.

Policy HE-4.5 Incentives for Emergency Housing

The County shall continue waiving development and construction fees whenever possible for
projects which will serve households in need of emergency housing.

Policy HE-4.6 Emergency Housing Tenure
The County shall amend the Zoning Ordinance to allow stays in emergency shelters up to 180
days.

Policy HE-4.7 Increased Emergency Housing Locations
The County shall amend the Zoning Ordinance to remove the requirement that emergency
shelters not be located within 300 feet from each other.

Large Families

Policy HE-4.8 Provision of Large Rental Units
The County shall encourage developers of rental units to build units for large families.

Persons with Disabilities

Policy HE-4.9 Accommodation for Individuals with Disabilities

The County shall continue to provide reasonable accommodation for individuals with disabilities
to ensure equal access to housing, by providing a process for individuals with disabilities to make ,
requests for reasonable accommodation in regard to relief from the various land use, zoning, or '

1-9



LAKE COUNTY HOUSING ELEMENT

building laws, rules, policies, practices and/or procedures of the County.

Policy HE-4.10 Voluntary Accessible Design Features
The County shall encourage the inclusion of voluntary residential design features in new
development that promote disabled accessibility, visitability, and universal design.

Transitional Housing

Policy HE-4.11  Support for Transitional Housing

The County shall continue to support transitional housing, and supportive services to be
developed at appropriate sites throughout the County, either through repurposing of existing
buildings for larger facilities, or through new construction in residential districts for smaller
facilities.( Ord.#3021; 1/2015)

Farmworkers

Policy HE-4.12 Zoning for Farmworker Housing

The County shall appropriately zone an adequate supply of land to accommodate farmworker
housing units. Continue to allow farmworker housing as accessory uses on agricultural
properties through the Zoning Permit and building permit processes.

Policy HE-4.13 Farmworker Housing Development Assistance

Continue to facilitate the provision of additional affordable housing for migrant, seasonal and
permanent farmworkers to address the needs of this group including fee waivers and reduced
development standards for farmworker housing developed in agricultural zones.

Policy HE-4.14 Prohibit the Reduction of Existing Farmworker Housing

The County should not approve projects that reduce existing farmworker housing. Staff should
work with applicants of all new project proposals to reduce both the direct loss of farmworker
housing and possible negative impacts to farmworker housing providers.

Policy HE 4.15 Expanded Opportunities for Farmworker Housing

The County shall amend the Zoning Ordinance to accommodate agricultural employee housing
of 6 to 12 units or up to 36 beds in all zones permitting agriculture as a permitted use.

HouUSING DISCRIMINATION

To provide decent housing and quality living environment for all
Lake County residents regardless of age, race, religion, sex,
marital status, ancestry, national origin, color, disability, or
economic level.

Goal HE-5

Policy HE-5.1 Fair Housing Support
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The County shall continue to promote housing opportunities for all persons regardless of age,
race, religion, sex, marital status, national origin, color, disability, economic level, or other
barriers that prevent choice in housing.

Policy HE-5.2 Equal Housing Opportunity Plan
The County shall continue to follow the guidelines outlined in the Equal Housing Opportunity
Plan.

ENERGY CONSERVATION AND PRODUCTION

- To reduce Lake County residents’ energy costs by increasing
Goal HE-6 2
energy efficiency.

Policy HE-6.1 Energy Conservation
The County shall promote residential energy efficiency upgrade programs available through
PG&E and other sources.

Policy HE-6.2 Public outreach on Energy Programs

The County shall conduct public outreach with information on PG&E residential rebate and
reimbursement programs for energy efficiency upgrades and retrofitting.

Policy HE-6.3 Energy Efficient Site Planning

The County shall encourage integration of energy efficiency, demand response and on-site
generation as a means of reducing household utility costs, on new and existing development.

Policy HE-6.4 Solar Access Site Planning

The County shall encourage energy efficiency in newly proposed subdivisions through solar
access and the use of shading in street orientation, lot orientation, setbacks and the placement
of buildings.

Policy HE-6.5 Energy Efficiency Fee Waivers
The County shall provide fee reductions or waivers for energy efficient improvements conducted
by non-profit organizations for projects involving the provision of affordable housing.

JoBS/HOUSING BALANCE
Goal HE-7 To provide a well-balanced and diverse economy that provides
an adequate number of jobs to support the local population.

Policy HE-7.1 Development of Living-Wage Jobs

The County shall continue to encourage and promote more job-intensive industrial, geothermal,
office, and commercial development, as specified in the Land Use Element of the General Plan,
in an effort to promote creation of new jobs in the community, improve the financial resources of
residents, and create a balanced community that is more resistant to economic down-turns.

Policy HE-7.2 Jobs/Housing Linkages
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The County shall encourage jobs/housing linkages through the development of housing near
jobs, and shall attempt to increase the supply of affordable housing while supporting efforts to
match job income and housing affordability levels.

Policy HE-7.3 Downtown Mixed-Use Development

The County shall consider amending the zoning ordinance to allow more intensive mixed-use
development in downtown community areas, in order to provide opportunities for affordable,
multi-family residential development above ground-floor commercial uses.

Policy HE-7.4 Local Commercial Mixed-Use Development
The County shall extend mixed use development into C-1 zoning.

1.2 IMPLEMENTATION PROGRAMS

Table 4-1, “Housing Element Implementation Programs” identifies the implementation measures
that the County will follow in order to implement the goals and policies detailed in Section 4.2.
For each program, Table 4-1 provides a reference to which policy(ies) it implements, who is
responsible for this implementation, the source of funding, the quantified objectives (as
appropriate, the number of housing units a program could assist), and the timeframe for
implementation.

Key of Abbreviations:
e BOS Board of Supervisors
e CAO County Administrative Office
e CDD Community Development Department
e DSS Department of Social Services
¢ DWR Department of Water Resources
e PC Planning Commission
e EDD Economic Development Director
e NGO Non-governmental and charitable organizations

1-12



€11

awooul-ajesapows  Jo  -mO] ‘MO|-AI9A 0] pajoljsel
sjun jo uoiuod juesiyiubis e apnjous yeyy sjuawdojonap
pun4 sodg [enuapisal 0} bBuissaooid paypadxe Jo  Ayuoud
120z Jawwng -- IFFEDET) ‘aan 12°L | @nib 0} samnpaooud pue saioljod dojgasp |leys AJuno) ay . 9-aH
S.0ON gL ‘suoijedo|
pun4 S,09N ‘aa3 G| | aus Buisnoy Aususp ubiy jenusjod sjqeyns Buipsebal
6uiobup sSanuUNuUod Jelauac) ‘aan L'l | uoneuuojur yum siadojeasp apiroid [eys Ajunon syl ¢-3H
"Ajuno) aye7 ul sainpaoold
safue Buiujweans jwied pue sa)s 9|gejieae ‘sanunuoddo
Buisnoy Buipuny uo uoleWwIOUI OJI0BdS UM BILIOJIED) UJBYHON Ul
a|qepioye slopiroud Buisnoy ajgeploye abeuew oym suoneziuebio
v ‘N O aa3 woud Joy pue jyoid-uou pajsasaul 0} SINQUISIP 0} Jojlew
anquisip  pue pun4 ‘ssa pazijeloads e dojpAap [m Aunod ay] "Ajunos ayeT
Jojrew oibajens [elausg) {0)'40) J0 ssaualeme sAjunwuwod juswdojorsp 8y} asealoul
Ajlenuuy dojanaqg ‘D8Qon ‘aan G'L | o} uBledwes yoeasno ue ayeuspun |eys Ajuno)d syl ¥-3H
awoou| ‘Buisnoy
spun weliboid awooul djesspow 0} mo| Joj apiaoid yoiym swelsboud
Mo| QO pue JNOH LL'L | [eJopa) pue ajels wolj S|gelieAe spun) o) ‘S90IN0Sal
lenuuy | mo| Aiaa  op 049a0 ssa €L | Jeis jo AlligejieAe ay) uo paseq ‘Aidde jleys Ajunop ayy | e-IH
‘pasodoud ase sjosloud
Buisnoy ojeos-abie| mau 2Joym eale ay) JO Sjuspisal
8y} pue siodojoAsp USBaMIAq SaOUSIBUOD Bulesy
-a1d abeinoous |leys yuawpuedaq ay | "sainpadoid ywiad
12’ | Buipuejsiopun pue sajs sjgenns BulAuapl ul isisse
pun{ ¥'1 | 0} siadojarsp ypm saouasayuod uopedidde-aid pjoy o)
buiob-uQ - FTEDETS) aan €L | enunuos Jeys uswuedaq juswdoPAsg Ayunwiwod ay | Z-3H
G'c 'sjwsad Buissasoid
pun4 ZZ’l | Jo awn pue 1502 ay} }snlpe 0} ainpadsoud jiwiad s} mataal
Ajlenuuy - [eJsuag aan Lz L | Aenbal |leys juswpeda( JuswdoPaaqg Aunwwo) ay| L-3H
UOHONIISUOY) MBN
EYVIRE]Te) aaInog
swel aw|| paynuend Huipung Apqisuodsay Aolj0d ainsea|y uopejuswasdw]

sweibold uonejuawajdwy) Juswajg Buisnoy ‘-1 sjqel

610¢

INIWT 13 ONISNOH ALNNOD 3NV ]




vi-1

‘Ajlenuue 3si| 8y} ayepdn pue
aa3a mainal [eys Alunod ay] ubiedweds yoeanno ue jo pyed
‘pun4 ‘OvD g’ | se siadojaasap [enusiod 0}) ajsgam s,AJUNOY dY) UO SANS
A|lenuue ‘Buiobup -- AEIVETS) ‘aan S'L | Apwes-ninw juedsea jo s a8yl azoignd |jleys Ajuno) oyl | 0L-3H
-abua|jeyo buisnoy a|jqepioje
ay} joow o} Buuue|d oibajens e pawie sdoysyiom
€0108S uoneloge|joo om} Jsoy |m Aunod ayl seljiunuoddo
sdoysyom ‘pund S.,09N Z'z | buisnoy djpy-yos pue Joxyiomuwles ‘Buisnoy ajgeploye
aAljeloqe|joo [elauag) ‘ssa 11°1 | Buipinoid o) pajedipap suoneziuebio Jayjo pue yjosd-uou
Allenuuy | omy 1SOH ‘9909 | ‘Ovo ‘aas L'} | Yym suonedjunwiwiod Jayaq djej|ioe} jeys Ajunod syl 6-3H
‘sueo| pue
sjuelb sy} jo Ayjiqeeae ay) azjoignd jleys Ajunod ay1-(q
‘ssodojonap pajsalajul Ajjuspl 0}
Japlo ul syoalold urepad Joj spuny Jo AjjiqejieAe |efjuajod
ay) se |em se sanuoud azongnd |leys Aunod ayl(e
‘o|gejleAe S| S.0ON
Buipuny se ‘Ajlenuue ‘aa3a e *‘AjunwwoD ay} Jo spasu uabin
‘Buipunj  a|qejieAe ‘aan Z2'Z | 1sow ay) 198w 0) papaau sjoafosd Buisnoy ajgepioye Jo
pue sanuoud ysijignd ‘ssa L1 | sedAy ay) Jos senuolud 1os pue dojoAsp |leys Alunod ay] 8-3H
"120c
Aienuer ur Buuels
Ajlenuue  sapuabe
Jjo.id-io} lojpue
yjoid-uou layjo
pue siodojorsp welboud ‘sa1ousbe j1j0id-104 Jospue yjoid-uou Jayjo pue siodojpaap
o] Js| peyepdn Jopessequiy Buisnoy o} jsi says 8y} puas Ajenuue [im Ajunod
ayy puss ‘lLeoe Auno) ay) ‘Alleuonippy “A|lenuuelq pajepdn aq [Im SIy | “Susqam
Arenuer Buiuels js|| S,09N aa3 s Aluno) ay) uo Alojusaul says pajepdn ue apiaoid |leys
Alojudaul salls ay) {0)'/0) ‘sog g'L | Aiuno) ayy ‘sjoafoid sjgepioye oy sais Jo Alijige|ieAe ay)
a)epdn  Ajenuuelg - ‘aa3s ‘aan G| | Jo ssaualeme s Ajunwwod Juawdojaasp ayj asealoul 0] Z-3H
‘spjoyasnoy
aAnoaiqo 92In0g
swel{ awn| payiuend 6ulpung Apqisuodsey Aanod ainseapy uonejuswajdw)

sweiboid uoneuawajdwi Juswsajz Buisnoy °L- a|qel

~'0¢

INIWNITT ONISNOH ALNNON IV




ST-1

Ajlenuuy Joyuopy

‘Buisnoy
¥SU  Je 1o}
Buijeaw 82104
)ysel B JSoH

€0109
sjueln

aa3s
‘Ssa
‘ovd-aad

c¢
X4

")su Je sjuawdojansp
Buisnoy ywm suoneziuebio |epuajod Bupjuy pue
saljunuoddo Bupueuly a|qissod uo uonewojul Buipiaoid
BluIOjl[eD WAYUON Ul syjuawdojaaap Buisnoy pazipisqns
pue a|qepioye abeuew oym suoneziueblo Joid-io) pue
Jjosd-uou pajsasalu) JIBIUOD [IM AJUnoD) By "8jel joylew
0] Jajsuel) 1o} Ysl Je pasapisuod ‘sjuswdojaaap Buisnoy
pazipisqns Bunsixe aasesaid o} yiom [m AJuno) ayj

91-3H

B6uiobup

pung
[ejouag)

-SSa :0vO

‘s|eob Buisnoy sj Bunasw spiemo) ssasboid
sAluno) ay} uo Ajesipouad siosiazedng Jo pleog ay:
Jouq pue ‘sjeudoidde asaym uojewIoul SIY] SleulUSSSIp
‘sjuswialinbas  pue  Ajqejeae  wesbousd  Buisnoy
o|qepJoye |eoo} pue ‘ajels ‘|esapa} Buipsebal uonewIo)
JusUND ulBlUIBW [feys 82O dAledsIulwpY Ajuno) ay|

SI-3H

6ulobup

pung
[eJauag)

aad

0N

‘abuel Ayisuap ay) Jo pua )saybiy ay} je
padojaAsp aq 0} suoz gy, 8y} ul Juswdojaaap abeinoous
0] $s820.1d malAal uoleoljdde-aid sy ash jjeys AJuno) ay |

¥1-3H

BuiobuQ

pun4
[eJausn

aao

£ 2 s L2
~ e

‘palinbai si Jiwiad asn [BUOKIPUOD B UayMm
sjoofoid Ajwej-ninw ajgepioye ‘abie| Jo) sosy spwied
asn 1o} s1oAlem 93} poddns 0} anunuod jeys Ajunod ay |

€1-3H

Ajlenuue

ajepdn ‘BuiobuQ

SHUN awooul
ajesopow

0ol -sjun
3WOooUl MO| 0§
{sjun  awoosul
mo| AdnA (g

puny
|elauan)

aaod

N ©
Qv
- e

‘Buisnoy [ejuai Jusuew.ad ‘sjqeploye se pajouwiosd
pue pabeinoousa aq [jleys SHuUnN PLOISBS [eluUsPISay
‘SIseq |enuue ue uo sjeusjew jeuonowold ay) ‘Alessaosu
se ‘9slAal pue MalAal (eys Aluno) syl ‘uswpuedaq
wswdopAsq Ajunwwo) 8y} ul Jajunod agnd ey
Je sainyoolq Buipirosd pue aysqam sAJUnoD sy} UO sHUN
asay) buipiebas uoneusojul Bunsod Aq spun puoosas uo
uoneanpa Ajunwuwod sjowoid AjpAioe (jeys Alunod ay|

¢l-3H

Buiobup

pung
[eJausn)

aas

9l°l
vl
€Ll

¥i

'S90UBJ9ju0d uonesidde
-oid ul sasnuoq Ajsuap jo spouaq 8yl Jo siadojanap
wJdoju; leys Aunon ay| ‘syosfoid jenuapisal pasodosd
[le ul Buisnoy awodul-mo| AIBA pue -mo| Joj Sashuoq
Ajsuap Jo asn ay} abe1nooUS 0} BNUKUOD |[eys AJUnoD ay |

LL-3H

awel awi}

2ABo8Iq0
paunueny

921n0g
Huipung

Anqisuodsay

Koljod

ainses|y uopejuswajdu)

sweiboid uonejuswajdwi Juawajg BuisnoH *L-| s|qel

610¢

LININTT1F ONISNOH ALNNOD 3IMVT




91-1

‘popasu
ale spoya
Ja)sesip/Aian0oal
se ‘BuiobuQ

MO|
A1oA Q| ‘mO| 01

JNOH
‘QWOH

eD  ‘99dd

S§sd
‘'sod

aoue]sIsse |eloueuly
apinoid djpy ueo jeyy sopusabe Buneoo| e
‘bwoddns yjeay jeyusw
apinold ues jey) sisuped Aousbe Buneoo| e
‘el 1o J9)sesip
e Jaye Buipjingas Jo} uonewlso Buipuy e
:Buimol|o) 8y} yum )sisse
ueo Jeyl saiouabe/sjuswpedap Jayjo o} jeupod
e sI ayusgom 9yl (AobB eakiunodaye|'A1oncdal)
a)isqom IsJua) doue)sIsSy |edo] Auno)
aye ayy ybnouy jeijal 1e)sesip/Aianodal Jo pssu
Ul sio)sesip AQ pojosye Sjuapisal 0} uojewsolul
apinoid 0} anupuod |leys Aluno) a8y} ‘Ajleuonippy
‘Buipuny jeuonippe Joy} Aldde |jeys Ajuno) ay}
‘paISNEYXd aJe Spun} 9say} USYAA "SPloyasnoy awodul
Iamo| Joj welboid ueo| uoneljqeyas Buisnoy Bupsixe
ay) puedxa 0} Buipuny ¥8as 0} anunuod jjleys Aluno) ayl

g'e
ve
€¢
A%

L'e i¢-3H

BulobuQ

pun
ETEIETS)

Sssd

(-o19 ‘weiboid uoneyigeyay paldnooQ Jaump “a’1)
swelboid Buisnoy Joyjo pue ‘pauueid Jo juswdojorsp
Jepun ale Jey} sjooloid s|gepsoye ‘welboid Jayonoa
8yl noge uonewlol jsod |leys ayusgam Ajunod ayl

8l 0¢-34H

MBIABI

Ajlenuue  ‘6uiobuQ

pund
[eJauac)

aao -ssd

"Buipuny jo saainos ajqissod pue s19Anq [enusjod
Amuapy Alessadau se ‘pue ‘spoafoid asay) Jo snjels
8y} Joyuow jjeys Ajuno) syl ANjigepioye aey) uejuiew
0] IoABapUS pue sjueuaA0d Ajjqeploye Buuidxa ypm
Buisnoy palsisse o snjels 8y} Jojuow [leys AJunod ay|

X4 61-3H

BulobuQ

spun G|

ki

3INOH
©ddd

ssda

8¢
€€
1€

‘welbold

Juswaoe|day awoy ajigojA U} anuuod jleys Alunod ayl | 8L-aH

Buiobup

(JesA
Jad QL) spun
ajelopow (G

spuny Slelg

Ssd
ovd

“welboid JoAng swoH awi] jsdi4 ay) Buguswadwi
ul suonnsu; obebuow pue ‘syueq [ed0| ‘Y4H[ED
YIM uoiounfuod Ul oM 0} aNupuod |leys AJunod syl

ve
X4

Z1-3H

awelq swi|

aApoela0
paunuenp

22IN0S
Buipung

Ajqisuodsoy

foljod ainseayy uonejuswaldw

swelboid uonejuawsajdwi yuawa|g Buisnoy °L-} d|qel

"0¢

ININTTT ONISNOH ALNNON IMVT]




LT-1T

uoissnosip pung sog 0oL’y | [BPON 3y} JO 1By} O} Jejiwis aq p|noys adueulpio siyj
BuiobuQ s09g jejouagy aan 6'v | ‘spiepuejs ubisaq [essoAlun ydope pjnoys Auno) a8yl | 2Z-3H
‘'swelboid pue saoialas
aa3 LIy | ssopwoy Joy Buipuny Bupjess ur suoneziuebio paseq
puny ‘sSA ‘OvVD Sy | -Aunwwod 0} ‘sadInosal yeys Jo AJjige|ieAe ay) uo paseq
Buiob-up -~ [ejoudgy S.09N 'y | ‘@oue)sisse uoneoidde juesb spiroid |leys Ajunod 8yl | 9g -3H
HO
"SWO00Jpaq 10w JO INOJ Y)Mm SHUN Jo Juaosad Q|
pung sog JO wnwiuiw e apnjoul yaiym syosfoid Buisnoy Ajwej-inw
Buiob-up -- [elouagy ‘aan 8t | ajgepJoye Jo} sloAlem 98} apiaold 0} anuUo3 jleys AJuno) | Gz -aH
Buiob-up BGuipuny ‘aoue)sIsse [eioueuly
1o} €910 Z'v | Buipinosd pue suopeoydde Suipuny uoddns ‘sioalem 23y
e yum ssuped Z'¢ | Buipinoid ‘Buissasoud jwiad Buiyipadxe ‘uoijeoljuapl s
9 ‘20104 €1°1 | ybnouay) siadojonap jsisse |Im AJunon ay| Buisnoy djay
yse] BuisnoHy pun4 ssa LL'L | -y@s ul pasuauadxa siapiroud Buisnoy ajgeploye 1ayjo
Alenuuy | e ysiigeys3 [esoud9 | OVO ‘Add /') | pue Jjosd-uou yjoq Yjim 3Jom 0) anuiuod |pm Ajunog 8yl |  pg-3H
*sjooloud asayy
o Ajjigeploye urejuiew o) sueld Jiay) Buluiaduod siaumo
2’2 | ay1 10ejU0D pue sjuswedy abej|iA 901N pue sjuswledy
Ajlenuuy Jojuopy - 12 | usples) preyoiQ JO snjels sy} Joyuow |leys Aunod ayl | €z-3H
‘suonoadsui Bulpiing
‘pun U0 uayYM ‘S|enpIAIpUl O} SuOlepuUsWWOoDal Jiedas pue
{ejouan) SHJOI4-UON asouejsisse Buwiad apiaoud |leys siauped yjoiduou pue
papaau sy -| ‘ewoH |1BD | ‘SSa ‘aan ¢'e | Ayuno) ay) ‘saainosal yejs Jo Aljige|ieAe ay) uo paseqg | zz-3JH
'S9@21O
Auno) a8y} je 9|gejieAe uoleWIOI B)ew
[lim pue ajsgam sAuno) ayj ybnouy) jolal
Jojsesip sjowoid 0} anupuod [Im Aunod ayl
EYVILE]Te) 203Ino0g
awelq awn] paynuend Buipuny Anqisuodseay Aoljod alnseapy uoneuawaldwy

sweiboid uonejuawajdw] Juswa|g BuisnoH "1-| ajqer

610¢

1NIWIT3 ONISNOH ALNNOYD IMV




8T-1

yolepm\ [eJjous9) apm-Aluno)
ABisaug 3Igod ‘Yyorep s)s0o ABlaus |enuepisal aonpas djgy o0} siadojaasp
ur  apedoiued ABlaug Z2'9 | pue siaumoswioy 20| 0} ‘g ¥'9'd ybnosy} sweiboid

Buiob-ug | 3 ejisgam 399d aad L9 | e|qejieae |le ajowoid o} 8nujuod |eys Aunod ayl | ze-3H
‘s108foud
pun{ €9 | Buisnoy Juaiiye-ABisua aAjjeaouul Joy uaolad Gg o) dn

Buiob-uQ -- [eJouUd) aan L9 | Jo sesnuog Ajsuap apirold 0} anuiuod [eys Ajunod oyl | Lg-3H
Aluno9) ay}

noybnouy) pajeuiwassip sia)sod sybu (1A |8 uo psjou
aq os|e pue abedswoy sadlAIeS [B100S JO Juswuedaq
ay} uo paoeld si uoilewloul pue wioy juteldwod Buisnoy
Jie} auyuo S,aNH 8y} 0} YuI| ¥ "S8VIAIBS [e1o0s Jo ideQ
pue 2010 Aloyiny BuisnoH 21iqnd ay} Jo Aqqo| uondasal
ay; u pajsod aie sabenbue| uaapiy} ul sie)sod Sybiy
A0 swelboisd Buisnoy pajsisse-Ajjesapay e ul Buisnoy
Jiey pue sybu JIAI Jayuny ABAeulle 0] ‘UoISSIWWwo)

ajisqgom Buisnoq Awunoo oyel ‘Ajioyiny  Buisnoy ongnd
uo ERIIVED pun4 syl Buuinbas suonenbas aNH pue sme| ayl suiedxe

Bulobup | 03 sjyull  ppe [eJauan) ssa Z2'S | ueld Ayunuoddo [enb3 pue BuisnoHy sieq4 sAunod 8yl | 0€-3H
"9010pJ0M Juapisal Jusuewad ay) pue juesbiw
sioupued 8y} Uy1oq JO Spaau ayj sjeaw yoiym Buisnoy Jodomuwie}
0 1s1| ureulew pun4 €Lt | Jo uoioNNsSUOD Y} Ul ‘SB2IN0SSI YEIS Sjge|leAe UO paseq

BuiobuQ | pue dojaaeQg [eiousg) | ‘woD By OV Z'v | asisse pue sieuped |epusiod Amusapi leys Ajuno) 8yl | 62-3H
sainjeay ubisap |esiaAluN apn[oul
puny sod 0} ‘syosfoud uononssuod Buisnoy mau pue uoneljiqeyal

Buiobup - [eJeuan) aan 6y | Buisnoy |je Buuinbais Aojjod e jdope jleys Auno) a8yl | 8z-3H
‘juawdolaasq

Aunwwos pue Buisnoy jo juswpedsq elulojen
jo ajelg ayy Aq papinoud soueulpip ubise@ [esiaAluN

anaalqo 82In0S
awel awi] payiuend Buipun4y Anjiqisuodsay Aonod ainseapy uonejuswajduw|

sweibold uonejuswsajdwi Juawa[3 BuisnoH -1 djqel

"0¢ LINIWITF ONISNOH ALNNON 3NV




61-1

pung ‘aa3s aJe jey) AlojusAul ay} ul s|@oted pauoz 1y, 8yl uo
BuioBb-up -- [eJoua9) ‘nd ‘aan ¥L'L | paniwgns ale sjesodoid juswdojaaap |enuapisal USYAA | Ov-IH
palepdn ‘Buisnoy a|qepioye }0 juawdojeaap
ale sue|d J10J 8|qe|leAe speWw Sa)Is {euonippe Aue apnjoul 0} pajepdn
se Aiojusaul pun{ Z'L | 89 |[eys xapui sus Buisnoy awooaul mo| pue moj-AiaA ay)
BuloBb-uQ |aus arepdn [eJauan) aan L'l | ‘peydope pue pasijou Aplgnd ase sajepdn ueid esle sy | 6g—3H
juswdojaaap
asn paxiw ‘a|qe|leae eale saoiaIes ajeldoidde
1o} apiaoud ¥/ | 8laym ‘seaie [elosowwod Ajunwwod ul juswdojorap
0} 8oueuIpJO pung 'V | leuapisad [euolippe mojle pinom jey) aosueuiplo 6uiuoz
L20¢C J9JUIM puswy [esousg) | SO9 ‘Od ‘Add €'/ | 9y} 0} sjuswpuawe Bundope Jopisuod |leys Aunod eyl | 8e-JH
‘spjoyasnoy
pajsisse ayl Joj sapunuoddo uoneonpa pue Buluies
pun L'2 | qol sapnjpoul yoiym weiboiq Aousioiyng-yos Ajweq g
papasu sy -- (eJoudn) sSsa L'l | uonoag e jo Buipuny ansind 0} enunuod jjeys Ajunod ayy | 2¢-3H
sigjejoy ‘sjo9foud uoneaso
Bupexew laquieyn qol |eoo| Jo} sseooud juswapiue 9)9|dWO O] SIOUMO
Uy Jsisse B soys pung ‘aa3 €/ | pue| yum Buneulpiood ajiym sassauisng pue siadojoasp
BuiobuQ | pajebie; Ausp| |elauag) ‘OvD L'L | lenuajod 0] yoseasno AjoAnoe 0} anunuod jleys Aunojd ayj | 9g-JH
aas
s s3)is pajabie) pung 40)'/0) rA)) "pajeoo| 8q Ued Sal)SNpuUl Mau d1aym uonoipsun|
Buiob-uQ Ajyuap] [elausg9) 'aad L'Z [ Sh uiyym says juspiyns Ajuspl |leys Aunoy 8yl | Ge-IH
(syoaloud
uojlejjigeyal pue uononysuod mau) Buisnoy ajgepioye jo
Aaljod uoisinosd ay} Joy sjuawasosdw Jusioiye ABiaus Buipiaoid
J0  adueupIO pun sog suonjeziuebio jyoid-uou 0} SISAlEM puE  SuOONPal
Buiob-up Juawa|dwi [ejouan) | ‘OVD ‘aan G'9 | @3} Buipiroid aoueulplo ue Juswajdw pjnoys AlJunod ay] | ve-IH
‘uoljoNIISU0I Mau pue Bunsixs uo
8oueuIpI0 $'9 | uonessuab ABiaua pum pue Jejos ajowoid pue abeinoous
Buiob-up | Buiuoz puswy aan €9 | 0} 8oueulplO Buluoz ay) o) suoisiaai Buidojaaap Japisuo) | £e-JH
pung
anoalqo 82inog
swel awlj payuend Buipung Ajngisuodsay Aa104 ainseayy uoneuaws|dw|

sweibougd uonejuawajdwy yuswa|g Buisnoy - 3jqeL

61L0¢ AINIWITF ONISNOH ALNNOD IXVT]




0Z-1

alnoniselul aAaisuayaidwod e dojaAsp pinoys s)oLisIp

pauielisuod Buibeuew siapinoid Jamas pue Jsjem oljqnd

‘$92IN0Ssal

Buiuueld popasu Buifusapl ul isisse ues Aunod

8y} pue gao yoiym ul sAem pue sjulesisuod yuswdoeaap

ainjonaselul Ayuapl o) ‘Jamas pue Jajem jo siopiaodd

aoimes olgnd Ajunod yum Bupesw [enuue ue jsoy

Ileys (ggn) wawuedsq juswdojeaag Aunwwo) ayl

ueld JOpINOId Jamag ‘pauIBISUOD AjJUS.LIND ale Yoiym

Jeak Juswanoiduw [19)ep\ SleAlld seale 92IAI9S 850U} 0) USAIB aq jjeys uojuaje [eloadg

yoea ,0g 99Q Aq | saisuayaidwod pund | ® sjolsia ‘aouejsisse Buluue|d Buipinosd Agq seoinses opelbdn
‘Alenuue  pajepdn dojaaaq [ejsuan) | epeds  ‘add )21 | 10 puedxs o] siopinoid Jamas pue Jajem olgnd Jsissy | Sy-3H

pasesjal

ale SY4ON uaym solouabe 'Jo abpamouy sey Auno)

‘Allenuue aouo jse9| | a|qedldde 0} ayl 1eyy juswdonsp Joedwod ‘sjqeulelsns sjejjioe)

e ‘saijiunuoddo | 1s1] ays Buisnoy JopInoid Jomag 1ey; senunuoddo juelb sjqeoydde Jo sjousip ayl AoN

weib jo sjpusIp ajqeploye J18)jep\ S1eAld 'syuawaaocsduw Ayoeded Apuapi o} sjouUisip 8yl a|qeus

2oIAJes AJION “Z-JH | mo] pue  mo| pun4 ‘sjo)sIg 1Z'L | 0 ‘suoneuBisep |enuapisas Aysusap ybly pue wnipaw
wetboid 0] Joyey | -AloA  apinold |eJjouan) | |ewadg  ‘add oz’ | Jo uoneoso| ay) JO S)OUISIP SJIAIDS SNOLEBA By} Wwioj] [ €-3H

1aumo 0}

se awi aswes ‘pasinbal Se SuoIPUOD BANDSJSP JO B310U UBAID

9yl Je jueus) pun4 ale spJojpue| pue sjueus)} jey} Buunsse Aq (9)086.18
Buiob-up | 01 S01ION [eJouaD) aao 6'¢ | apoD A1vjes B yyeeH yum Adwoo |m Aunod exel | zy-3H

uoioe

Juswajeqe ‘a|qIses} A|[eolwoucda uaym uoljesea Bulinbas ueyy

o} Joud oseo pun4 Joyjes siedas 0} aoualtayaid Buinb Aq (2)(9)086.18 opoD
Buiob-uQ | Yyoee  malrey [eJausg sod ‘aad 6°€ | f19jes @ yeeH yim Aldwoopuswaldu |m Auno xe | Ly-3H

‘pabeinooua

aq | Aysusp wnwixew Je judwdojoAsp ‘sased

yons u| -ubisep ur Ajqixay apinoud |m pue ‘Ajsuap

Jaybiy e 1e padojaaap aq o} Ajjige ayj 1o9foud e apiroid

sod 0} Buuozas sjenul M Ajunod 8y} ‘YAW paleubisap

anpaalqo 92In0S§
owel{ awi] payiuenp Buipung Aqisuodsayy Aoijod ainsespy uonejuswajduw)

swelbold uonejuswajdwi Judwa|3 BuisnoH |-} d|qeL

0¢c

ININTTT ONISNOH ALNNON 3NV




T¢-1

Buisnoy Ajjeroadsa ‘Buisnoy ajqeploye o uoisiroid ay) o}
Buipuny [eJopay pue sje)s ¥aas 0} sanuoyIne Buisnoy |equy)
B suoneziuebio pjoid-uou yim sdiysiauued ul sjediored
sJiapinoid AjpAnoe jleys Aunoo ay} ‘siyy ybnoay)l -sdiysuonejal
®  S$8]eJ0ApE sjueln) osey) 9Jeasd0 0] pojeass aq PpINOYS S82I04 YSe]
Buisnoy a|qe|ieAy aa3 Buisnoy vy ‘saniunuoddo Buisnoy sjgepioye Buipirosd
Jead yoea Jo | ajgepioye yum | pun4g ‘ovo u pabebus senuoyine Buisnoy fequy ¥ suoneziueblo
AInr Bunsaw [enuuy | Afjenuue a9\ [essudg) | ‘SSq ‘aas Z'Z | Woud-uou diysuoneas sy uayibuags |eys Auno)d ayl | 8y-IH
"ol1gnd [esauab ay) 0]
aseyo.nd Joj sjqe|ieae apew Buiaq seiadosd yons o} Joud
saiuadosd Jsejiwis Jayjo pue snjdins ‘Ynejop xey} aseyoind
pinod Aoy} Agaleym awn jo pouad SAISNOXS Ue UM
papiroid pue payiiou aq usy) pjnom sanuoyine Buisnoy
aJnpasoud lequy @ sdnoib yyoid-uou pasaysibey  ,‘weiboid 0o
Auoud 1sii4 |euoneN, ‘ANH Aq pasesiuiwpe welboud |esaps
ysiigeyse ‘aa3 ay] Jaye psajppow sanuoyine Buisnoy [equy g sdnosb
0] 10}09]j0D pund | OyDI0}08]0D aouejsisse  Buisnoy oid-uou ‘Alunon oy} useamiaq
BuiobuQ | xey yum jespy [eJsuag) | xe| ‘aan Gl | uawoaibe dyssouped ayeaud-ongnd e jo uonesld ayj | y-3H
"Jou}sIp 821A19s Jejnoiued Jey) uiyim Juswido@asp buisnoy
a|qeploye pasodoid e 0] sadAles ajenbape apinoid
0) JapJo u| ‘pajeldwod aq 0} Alessadau sjuawarciduwl
[endeo pue soipnjs ‘saay o) Bujurepad uonellsoul
pajie}ap UIBJUOD PINOYS SJJJ8| SAIDS ||IM |BUOHIPUOD)
'/ 685598 9p07 WUBWUIBA0LD) Y)im 8oueplodde
ul Alojuaaul says Juswsafg BuisnoH ayy ul payuapl usaq
Jopinoud JapInOId Jamag aABy yolym siaoled (|e aAJas 0} isixa Ajoeded Jomas pue
1aMas pue Ji91e A 9)BAld Jolem JuaIdIYNS Jey) UOLBIIIaA Ud)lum apiAold “sjosfoid
19)em yoea wolj Buisnoy ajqepioye Jo} aoialas Jo uoisiroid Joy Auond Juelb
S19))9) EYVELS sjousiqg [m Jopiroid 1amas pue Jsjem ajealdd pue olignd yoes
M |BUOlJIpUOD pung |ewads 12’1 | moy Buluipno 2AISS M |BUOIPUOID, UIR}qo 0) salouabe
‘Allenuuy uielqo |eisuac) ‘aan 2’|l | James pue Jajem Ypm uoIsSnosIp ajeliul s Ajunod 8yl | 9y-JH
"S)ulel)suod paynuapl buirowal e pawie sued
Juswanodwi [eydes Jeak (G) el apinoid pue sjulelsuod
Bunsixe aupno pinoys ueld siy]  -ueid juswaAosdwii
EYYIRE | ([6) 921n0g
owelq swi] paynuend m:_U::n_ a___n_wcoawmm_ >o__0n_ ainsea\ :o_#ECwEm_QE_

sweibold uonejuawajdw) yuawalz Buisnoy L-1 ajqel

610¢

INIWITT ONISNOH ALNNOD NV




(441"

S9sealoul (BJUB)SQNS Ul }NS8J Jou S0P UOoleullojul
Sl pooj} [elousb pue auoz poojj pajepdn jey) auiwlsap
Jnd20 sjoaloud 0] ‘Buisnoy SwWooUI-MOo| pue -mo| AISA Joj pajeubisap sals
JedA yoea | Jo Buiuozau pun4y asoy) Jo} Ajjeoioads ‘sajojuaaul ays Buisnoy ajgepioye
"09( ‘MaINaY [enuuy | se  Bulob-uQ IFEIEDS) ¥MAa ‘aadn €Z'L | sy jo meinel e wiopad Ajenuue pinoys geys Aunod | €5-3H
"dnoJb spaau |e10ads siy) 0} buisnoy
‘pouad apiaoud 0} Alessaoau ale sadlAIes pajejal Buisnoy pue
Buiuueid ay} ul oMy Buisnoy {euonippe Jaylaym pue saljijiqes!p [eyuswdosasp
}sea) Je doysyiom yum asoyy Aq paziin Buieq Apuauno Buisnoy ssasse
B JSOY pue Jajua) | ‘spaau Buisnoy os[e fleys Aunon) syl -pajqesip Ajjejuswdojorsp ale
[euoibay |eiseo) [Buiujwielep je 80104 oyMm sjuapIsal Jo Jaquinu ay} Aguapl 0} Jajua) jeuoibay
poompay ay} [pawie doysyiom pung | yse] BuisnoH [e]SE0) poompay ‘se yons pajgesip Ajjejuswdolaasp
yum 100w Ajenuuy [e }SOH [FEIED) ‘gsq ® AAD L' | @y} jo sispiaoid 991AI8S UM Ajjoadip dJom |im Alunod 8yl | 2S-3H
‘(Rio)uanu| pue paziinispun/jueden) 9-g aige L
ul pajsl| seys pajeubissp YAH Pue AW dUu} 10} ‘516598
P00 JUSWUIBAOD) EBjUIOfED UM Jus)sisuod ‘sjosfoid
LZOEH# S102Z sbuleay pun4 s0g €14 | Buisnoy ajqepJoye awooul-mo| AJaA pue Mmoj Joy sasnuoq
‘9l uer ‘paydopy | SO9 pue Od eoues | 3 Od ‘add 'L | Ausuap juaoiad Gg mojle 0} anunuod |eys Ajunod ayy | LS-IH
‘awes
ay) op 0} s98} uojebiw yum sarouabe sjeAld pue ognd
Jayjo 1o1os Ajoaioe pue ses) uonebiiw juswdojeasp
salouabe Jayjo paJiajep Jo/pue paonpal ‘auiwexa pjnoys Ajunod ayl
2202 | Y)IM SNSUBsSU09 S.,09N ‘sjo9foud Buisnoy ‘mo| Ajpwalixa pue moj AaA 1o} (Jomas
Buudg Aq oonpai | B ainyond)s ‘Sssa ® Jojem ‘jooyds ‘el ‘yoedwi peos ‘Buippng ‘Guiuueld
‘1202 Jowwng | 99} 10edw pun4 ‘ov) ‘6'9) se9) uopebniw juswdojeasp Jo suoniod Jo (e
Aq so9y olenead | Jo MBIADY [elauan) ‘sod ® Adad 0¢’'L | Buwasep Jojpue Buionpal je pawie sainseaw sjebnsaul |  05-3H
"sesnuoq AjIsuap buleyo ‘siseq buiobuo ue uo Buipuny
Jo} suoneoydde Buoddns Jo Joy BuiAdde ‘ssiiunuoddo
Buipuny pue juelb ‘ssa} juawdojarsp peonpal ‘Buissacold
S,09N nwied paypadxa ‘@oue)sisse [eoluyoa) puny-ul Buipiroid
‘aa3 ‘siadojenep Buisnoy o} Buiyoessno se yons sapiAloe
ssalboud pun4 ‘ovo Jo AjoueA e ybnouy) sployssnoy awooul Mmoj-Ajpwanxe
JO  mdlAal  [enuuy [elauag) ‘aan 0g'L | Joy Buisnoy jo juswdojaasp abeinodsud |im Ajunod Ayl | 67-3H
‘suonejndod awooul-mo| Alan ay) 1ebie) yoiym sjoafoud
ETNRETe) 921n0g
awel4 swi) paypuend Buipun4 Aunqisuodsay £Aolj0d ainsesyy uopejuswaldw|

sweiboid uonejuswajdwi Juawalz BuisnoH °L-| a|qel

4

INIWNTTT ONISNOH ALNNON 3NV




€T

"auoz ayj uj sbujjjemp
Jejluis o3 pojdde jou (spwy] Aosuednooo ““6-9)
suonouysal Aue o) jo9lgns jJou pue pamojje aJe sasn
[eljuapisal J9yjo Aem awes a3y} ul sasn |enuapisal
MoOJ[e Jey) Sauoz ||e ul sasn asoy} moje o} Buisnoy

‘1202 Jawwng

Aq aoueuIpIO aAloddns pue [euonisues) 1oy sjuswalinbar z g
Buiuoz oy} puswy 9d ‘aan Zv | @reues upm A1ldwod 03 9sueuipiQ Buluoz ay) puswy 65-3H

auoz A)isuag-ybiH

B Ul pajeoo| ase Aay) Ji 10 ‘sajoho ajepdn om) jses|

je Joj sayus Buisnoy ajqepioye [enusjod se jusws|ly

Buisnoy ayj ul paynuapi A|snoiraid uaaq aaey Aayj i

‘pousad Buiuueld 1ybu Aq paniwiad aq 03 spjoyasnoy awodsu] Joamoj 0}

sy} B. mc_c.c_mmn zo | | @ldepioye spun Jo %,0Z 3ses| e yim sjoafoid Buisnoy
ay) Jo sJeak € UIyNA od ‘aao Lc'L | Molle o) papudwe aq |leys @dueulpig Bujuoz a8yl 86-3H

Jad no:mhhm%\” ) ‘suondo Buisnoy aAieusaye

aqnd suo 0Z'L lenusjod pue Buisnoy a|qeployje 0} sialIeq SSAIppe
ButoB-ug | jo wnwiuIpy od ‘aan 6L°L | © sdoysyiom ojiqnd |enuue pjoy Jeys Aunos ayl 96-3H

"} "bs 09g 0} U *bs 022

WioJ} 8Z)S SLIOY wWnwiuiw aonpai 0} ssueulpi( buiuoz suy

puswe |leys AUNoY) sy} ‘92I0PHOM [BD0] BY} JO Slaquuaw

fq ._,Now hwﬁﬁuw puE SOliWE} SLICOUI-SJRIopOLU PUB MO| ‘MO| AIBA ‘MO
Buluoz oy puouNY — Aswialixe 0} s|qepioge aq o} Buisnoy jeoo| abemnoous o 66 IH

‘Sols ‘Kiojuaaur eys Buisnoy ajgepioye sy} wouij

payilenb  yum panowai aq |leys Buisnoy sjgepioye Jo} a|geyns Jabuoj

aoeidas p ysu ou aq 0} pawasp so)ig ‘Buisnoy ajgeploye Jo uoisiroid

‘'sdew | piezey  pooj 8y} Joj Ajjigenns panunuod Jigy} JOj pamaiAel 8q [Im

pooj} pesiaal  dy) [enuelsgns Buiuoz Ajweniy "seale Jajemuliols pue abieyosal Jojem

Jo uonaidwod uodn aney punoib jo Suiddew pajepdn ay) maiaal |jeys Juswpedaq

syjuow g9 UIYIAA | o1 pawaap pun4 awdojaag Aunwwod ay) ‘elep Yyd|] Mau uo paseq
S3)iS 8AOWaY |eijauan) ¥Ma ‘aan €2l | sdey pooj4 AjunoD 0} suoisires Buimojjoy AjRjelpawiw) | $G-3H

*oJ)sijeaJsun sajis

paynuap) je Buisnoy s|gepioye jo uoneoso| sy} Bunew

aAodalqo 99I1n0g
awei awi| paynuend Buipungy Anjiqisuodsoy Aa1104 ainseay uonejuswajdu)

sweliboid uonejuswajdwy] Juswa|g BuisnoH -1 ajqey

610¢

INJWI 13 ONISNOH ALNNOD IXV]




Vi1

20 ‘0e '89959-09959 89P0 JUBWUIDA0D
aunp AQ suoisiaal Jod ssajowoy ay) 1o} siajuad uonebiaeu Jaliieq moj
anen 1202 mo|je o0} ‘AIesSaoau J| SUOISIADI @)BW pue adUBUIPIO

AqQ Buluoz mainey

0d ‘aad

Buluoz sjuno) ay)} mairal ‘(6L0Z) LOL 8V 49d | €/-3H

120¢

od ‘aad

‘sjiun BuiSnoy a|qepioye JO Uoi}oNIISUod
0} Jaleq a|qissod pue juswdojaAap UO JUleI}SUOD 3y}
9AOWI 0} ‘S}iUN aiow 1o 0Z Yim syuawdojarap Ajjwey
-iinw Joj juawalinbal jjuuad asn Jouiw ayj sAowal
0} @dueulpiQ Buiuoz ay) puswe |Im fAuno) a3yl | 2/-3H

& IR°F 0
Ll A

"1 20z Jswwng
Aq adueupi0
Buiuoz sy} puswy

0d ‘aad

JuLIdd 9sn Jouli
B Y)Mm 9p-LZ Uuoljoag jo sjuswaiinbas Bupjed ay)
0} 109[qns pue ‘eale 10O} [BI2JOWILLOD JO }39) dsenbs
000‘} Jad jun Buijemp (1) auo o} paywi ‘Jaybly
10 AIo)s puo2as a8y} uo pajeso| (S)iun jerjusapisas
v'/-3H | mojle 0} papuswe aq |leys @dueuipiQ Buiuoz 8yl | z-3H

"1L20¢ Iswwng
Aq aoueulpiQ
Buiuoz 8y} pustuy

0d ‘aad

“asn papiuuad e se ainyjnoube
Bunjwiad ssuoz ||e ul spaq 9¢ 0} dn 1o syun g|
03 9 jo Buisnoy 9akojdwa |ein)noube ajepowwoade
G’y | ©3 Papuswe aq |eys adueulpio Buuoz ayy 19-3H

"1 20 Jawwng
Aq adueuIpIO
Buiuoz oy} puswy

0d ‘aad

“J9Yjoue auo JO 393} 00E UIY}Im pajeso] aq
Jou S19)|3Ys yons jey} Juswalinbai ay) anowsal o) pue
'y | “sAep 08l 1e 19)jeys Aouabiowa ue uj Ae}s wnwixew
o'y | U3 39S 0) papuawe aq |leys @oUBUIPIO Buluoz syt | g-gy

'29l¢ gV ul pojiejap
se spJepuejs Jusawdojoaap Buipuodsaliod yum Buoje
S9SN pamojje ay)} "9|qedijdde se sauoz |enuapisaIuoU
Buipnjoul ‘uswdojaAap asn-paxiw Jo Buisnoy Ajiwey
-RjiNW Mmojje jey) sauoz ||e uj mdalaal Aieuolalosip
noyym Buisnoy aAipoddns moje 03 adueulpiQ
Bujuoz oy} esinas |im Kunod ayy ‘Ajjeuonippy

aweld swij

ETYIRE]GTe)
paynueny

20In0S
Buipuny

Ayiqisuodsay

Aon0d ainses|y uonejuawa|dw)

sweiboid uonejuswajdwi Juswa|g BuisnoH "L-} 3jqel

4

INIWNITT ONISNOH ALNNON INVT




SC-1

‘Aiessasau
uaym ‘uonedojal juapisal 10j suejd AjpAnoeosd
pue ajqejunoaoe siaumo Auadousd spjoy ey
weiboud juswasiojud apod aAnoeold e dojaasg o

*JO[0D JO SINIUNWWOD
9WOdUI-MO| Ul pdjesjuaduod AjPjeuorpodoidsip
jou aJe spiezey [BJUSWIUOCIIAUD JINSUT e

‘Salpoq

JuswuIaAoh [e20] JaY30 pue ‘Sa3IWIWO0ID ‘spieoq

uo ajedidiued 10 aAlas 0} Auaaod pajesjuasuod
30 spooyioqybiau wouy syuapisal Jinisal A|PADY o

Jedk iod @2ouo Jsed| Je uojjejuasaid

Buisnoy Jiej e apnjaul |im sBueaw siosiatedng

Jo pleog -9)sgem s./Auno) Iy} uo pue

‘salleiql] ‘s19junod alqnd je a|qe[ieA. 3pew aq [[IMm

jey) Buisnoy Jiej uo siafl} [euoneuuojul Buneaso
Aq yoeanno pue uoneonpa oygqnd ajejjIoR] =

‘SMe|

Buisnoy e} seosojua pue sjueidwod Buisnoy
Jiey sojebijsaAul Jey) ye)s pajedipap aplaold e

:apNjoul [{IM suonoe oi9adsg

‘me| Bujuue|d pue
Buisnoy ijey [esopaj pue ajejs 1ayjo Aue pue ‘g00S9
uonoas ‘(z 8Ll Jo € uolIsIAIg JO (00621 UOHOBS Ypm
Burouswwo) gz ued) joy BuisnoH pue juswAiojdwg
Jied elwiojijen ayy Aq pajoajoud solsusioeseyd
Joyjo pue ‘Ajjiqesip Jo ‘sniels [ejiwej ‘I0j0d
‘uibuo euoljeu ‘A1ysooue ‘snjejs [ejdew ‘xas ‘uoibijal

siseq Buiobuo ‘aoes jJo ssolpsebas suosiad |je 1o} Ajunyoddo o)
ue uo Jjuswsa|dwi $S9998 Ul pue spaau Buisnoy uj sapuedsip jJuesiubls
pue ggoz Asenuer Ssalppe 0} suoljoe aye;} |[eys uejd H4dV 3yl (H44v)
AQ ugd 9jeas) 2d ‘aan Buisnoy Jieq Jayung AleAnewniyy o) ueid e dojeaaqg | +/-3H
EYNRE]GTe) 901N0S
aweli awi} paynuend Buipungy Apgisuodsay Aojj04 ainsesjy uopnejuswalduw|

sweiboid uonejuawajdwy) yuswa|l BuisnoH "L-1 ajqel

61L0¢ LNIWITF ONISNOH ALNNOD 3NV




9t-1

‘passaooud
pue paAlaoal
ale salis payuspl
uo suoneojdde
se paidde
pue Aj@jeipawiw

pajuswajdwi

oq [m juswsaunbail

‘Juswidoj@Aap mau 0} anp }so| sjiun buisnoy ajqeploye
jle aoeidai 0} sjuawdojprep bBuisnoy moau  aJinbals
‘sjun Buisnoy a|qepioye Jo sso| ay) ayebniw 0} JapJo u|

paysijowap J0 pajeseA uaaq aAey

Jey} sasn (e)juapisal SnoAald Ylm Sajis Jueoep e

S9)IS JUBDBA-UON o
:0} sai|dde yuswalinbai sy |
'sJeak aAlj snoiaald ay} Buunp awiy Aue
12 SP|OYasnOoyY SWOSUI-JI9MO] JO 3SN dY)} JO} paJoiIsal Jo Aq
pa1dnoo0 usaq sey jey) S)S B Uo SINJ20 ([eljuapisal-uou
JOo asn-paxiw ‘fenuapisal) juswdo@asp mau Aue uaym
AiousAu) a)is ay) ul payiuapl says uo (g)(9) uoisiAipgns
‘GL6GO UONOSS ‘9p0D JUBWIUISAOS) JO Sjuswaldinbal

Juawaoe|dal oyl 2d ‘aan syl 0} joalgns syun Buisnoy juswaoeidas annbay | Sz-3H
‘salleuuonsanb snsuag Huns|dwod jo asuepodwi
8y} uo AJunwwod 3y} O} UOoNEINPd JPIAOId o
EYNRE] (o) 923Ino0g
aweld awi| payijuenp Buipun4y Apqisuodsay Aoljod ainsea}y uonejuswaidwi|

swelboid uonejuawajdwi Juawalg BuisnoHy *L-| d|qel

0¢

IN3IWITT ONISNOH ALNNON IV




LT

aw yeys :saainos buipun

‘A}isuap pue ubisap [eo1wouod?d jJo sadA) Buisnoy jo Juswdojanap 10} saiunjioddo Mmojly :SeARIafqO

juswdojaaag AlUnwiwo) :Aouaby ajqisuodsayf

BuiobuQ roweiq awiy

*3J3Y) auoz pue JoL)SIp

asn pue| pies Buiysiiqejsa Apnjs jjeys pue ‘saiid pajeiodiosul ay} Jo SIJIAISS uegin 0) 8sO[d asoy} Ajjeidadse ‘auoz
pue jJoUISIp asn puej e Yyons 1apun djqissiuiad JusawdojaAap 10} 3|qisea} suoljeso] A3puapl [leys AJuno) ay} ‘sjuswpuswie
asay}) Bunjew sioAey Afjuno) ayj 1 ‘uonippe u] -asde iad syun Bulemp @Z uey) SSI| OU Je In230 Juswdojarap Aue
Jeyy Buunbal pue asoe Jad spun Buljjamp g 03 dn jo Ajisuap [enpuapisal Buniuuad auoz e apnjaul 0} asueuipiQ Buiuoz
S}| 0} JUBWPUSWE JUBLINIUOD B I9PISU0D Os|e ||eys AJuno) 3yl -asoe sad spun Bujjjomp gv 03 dn jo Ajisuap jeuapisal
Buiiwuad joLISIP SN pue| B apn|oul 0} JudWd|J 9S() PueT Ueld |eJauac) S} 0} JusWpuaWEe Ue JapISuUod |jeys AJuno) ayl
BuisnoH Aysuag-1aybiH "96-qH weaboid

aw} yels :sa9asnog buipuny

‘(s19x40Mm wuey ‘@o1j0d pue ally ‘siayoes) "6°3) aoIopIOM [BD0] aY) JO SJaquIdaW pue saljiwe}

awosul-ajesapow pue moj ‘mo| A1aA ‘mo| Ajdwal)xa 0} s|qepioye pue ajqejieAe sj Buisnoy jey) ainsua d|sH :saAB2alqo
juswdojarag Alunwiwo) :Aouaby sjqisuodsay

81L0C -sweiq swij

‘Y "bs 09¢

0} ') ‘bs 0z, wol} 9zis dwoy wnwiuiw 3snpal o) asueulpsQ Buluoz ay) puawe [jeys AJunoy ayj} ‘a2I0PIOM [BD0] Y} JO
siaquiaw pue saljiwe) aWodul-3jelsapow pue mo| ‘Moj A1aA ‘moj Ajowalxa o) ajqep.lojje aq o} Buisnoy [eso] abeinosus o]
s}iun [eljuapisal J0o} 9zIS WNWUl 29npay °6G-JH weiboid

'swelbo.id jeuonippy

61L0¢ 1INIWTT] ONISNOH ALNNOD IMV]



Lake County Housing Element 2019

2.0 REGIONAL HOUSING NEEDS

2.1 FUTURE HOUSING NEEDS

Under the State housing element requirement, housing needs are defined in three categories:
existing needs, needs of special groups within the community, and projected needs over the
next 8-year period. This section focuses on projected housing needs and land availability for
the period from 2019 through 2027.

Projected housing needs are defined as the total additional housing units required to adequately
house a jurisdiction's projected population over five years in homes that are affordable, in
standard condition, and not overcrowded. This projection includes needs of the existing
population, as well as needs of additional population and households expected to reside in the
county in the next five years, to 2027.

Regional Housing Needs Allocation

The California Department of Housing and Community Development (HCD) provides Lake
County with its Regional Housing Needs. Table 2-1 below provides the breakdown of the
allocation by income group. Please note: This document presumes that 50 percent of very low-
income allocation qualify as ELI (extremely low income). With a 2014 median household income
of $35,997, the unincorporated portions of the county need housing that is affordable to
households making $43,196 or less.

Table 2-1: Regional Housing Need & Unincorporated Lake County Needs Allocation by Income,
December 2018 — August 2027

Income County Unincorporated County Unincorporated
Category Totals Totals Percentage
Very Low 460 332 72%
Low 310 224 72%
Moderate 300 207 69%
Above Moderate 835 576 69%
TOTAL 1908 1339 70%

Source: Lake County — City Area Planning Council, 2018 & HCD

Availability of Suitable Sites and Public Facilities

Given the rural nature of unincorporated Lake County there is a significant amount of vacant and
underdeveloped land. Much of this land is constrained by a number of factors including
hazardous slopes, floodplains, gaps in communications infrastructure, water supply and
sanitation, accessibility and high fire danger. For this reason moderate income housing supply
tends to be provided in the form of low cost lots and parcels that may have older homes, mobile
homes and cabins, either owned outright and for rent, or older fixed income householders with
no remaining mortgage.

A number of multi-family zoned parcels are located in the more urbanized designated places,
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Lake County Housing Element 2019

within Growth Boundaries, such as Middletown, North Lakeport and the communities of Lucerne,
Upper Lake and Nice.

2.2 SURVEY OF AVAILABLE RESIDENTIAL LAND

Housing Element Law requires an inventory of land suitable for residential development
(Government Code Section 65583(a)(3)). An important purpose of this inventory is to determine
whether a jurisdiction has allocated sufficient land for the development of housing to meet its
share of regional housing need, as well as addressing the needs of all household income levels.

Affordable Housing Sites

The County utilized a Geographic Information System (GIS) to identify all the parcels within the
county that were available to meet the County’s RHNA. This database was merged with the
Lake County Assessor’'s database to determine the structure/improvement value for all parcels.
Based on this analysis, the Community Development Department was able to identify vacant
and underdeveloped parcels that were potentially suitable for residential development. The
County applied the following criteria:

e Parcel is designated to allow a residential land use.

e Parcel is at least 7,000 sq. ft. in size.

* Parcel is considered underdeveloped if the structure value is less than $15,000 (A
structure with a value of less than $15,000 will most likely be an accessory structure such
as a barn, shed, or a house in dilapidated condition).

e Parcel is considered vacant if improvement value is less than $1,000.

Table 2-2 provides a comparison of the County available sites to the RHNA.

Table 2-2: Total Residential Holding Capacity

a r | rov

oy | eranusioped | hpproved | ADU., | surius
Very Low 332
Low 224 199 148 157~ 120 68
Moderate 207 300 93
Above Moderate 576 140 470 34
Total 1339 639 618 157 120 195
Source: Lake County, August 2020

The Kelseyville Apartments is planned for a total of 157 units -- *53 units were constructed in 2020 — 47 units
affordable to households with income at 60% of the AMI and 6 units affordable to households with incomes at 30%
of the AMI. The remaining 104 units have not yet been constructed but are planned to be affordable to lower income
households.

Inventory of Vacant and Underdeveloped Sites — Low Density Designations

Table 2-4 provides a summary of estimated developable land within Lake County for all low-
density residential land use designations as of September 2020. Land values for an unimproved
vacant residential lot range from $5,000 - $15,000 (2014)..

Second Dwelling Units

The County considers second units as an affordable housing option for lower-income
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households. Between January 2005 and January 2010, there were 118 residential second
unit/granny unit construction permits issued within the unincorporated areas of the County.
During this same time period 15 farm labor quarters were also approved

In an effort to project out second units to accommodate a portion of the County’s lower income
RHNA, the County took a conservative approach and assumed that fifteen units would be
approved each year. With the new state law relaxing requirements for ADUSs, it is safe to assume
that the County will most likely receive more than fifteen annually moving through the planning
period.

The County does not track rental prices for a second unit, however, in an effort to show
affordability for these types of units, the County relied on rental rates for one-bedroom units
identified in Table 3-30 as a proxy for second unit rental rates. Table 3-20 shows that the median
monthly rent of one-bedroom unit in the County was $575. As shown in Table 3-27, a one-person
low-income household can afford a monthly rental cost of $754, without being cost burdened.
Comparing the rental rates with the affordability of low-income households shows that second
units are appropriate to credit toward the County’s lower-income RHNA.

Assuming the County approves fifteen second units per year over the 8-year planning period,
the County can assume an ADU capacity of 120 units

Appendix A, to this report, contains a listing by address and community of over 1,100 properties
in Lake County identified as being suitable for moderate income housing. This list is by no
means exhaustive of all available lands suitable for moderate and above moderate-income
housing in Lake County. Identified properties were determined using the following criteria: lot
size of 6,000 to 8,000 square feet; less than $3,000 improvement value; within community growth
boundaries: near transit corridors, and in proximity to basic community services. All identified
sites have ready access to basic infrastructure and contain no environmental constraints.

Appendix A contains a list of properties by address, with parcel size and a residential land use
designation. Appendix A also includes mapping of the over 1,100 identified possible moderate
income housing sites by Community.

Medium/High Density Land Use Designations

Inventory for Potential Low and Very Low-Income Housing Sites

In general, an assumption is made that the higher densities, produce more affordable housing.
In urban areas this can be especially true. It is HCD’s position that local jurisdictions can facilitate
affordable housing by allowing development at higher densities, which in turn helps to reduce
per unit land costs. In the past affordable housing projects in Lake County do not approach the
maximum density allowed by their zoning or land use designation.

An inventory of seven (7) medium (MDR: 6-9 DU/Acre) and twenty-seven (27) high density
(HDR:10-19 DU/Acre) residential designated sites was compiled. Due to lack of available GIS
data for various service and environmental constraints, such as water and sewer service
availability, road access, and excessive slope, staff examined Community Plans, aerial
photographs, identified flood zones, oak woodlands or lack of infrastructure to determine a
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parcel’s suitability and availability for higher density development. Sites lacking sewer and water
service were not included in this analysis, unless the service was located within 200 hundred
feet. Properties were also field-verified and had to zoned and planned for medium or high-
density residential development.

Parcel Discussion —

Many of the sites listed are considered underdeveloped because they are large parcels occupied
by one existing unit, either a single-family home or mobile home. [Note: County Staff estimates
that roughly 35 percent of these parcels are developed with a dilapidated single family home or
mobile home.] County staff evaluated the location and condition of homes on these parcels to
determine eligibility for inclusion on the list. Percentage yield was adjusted depending on the
size and location of any existing development, using conservative estimates. A few large
properties with a high improvement value were included because they are mobile home parks
with a large amount of vacant acreage that could accommodate new residential development.

Medium Density Residential - MDR

While the maximum density allowed in this designation (9 DU/acre), excluding any density
bonuses, is less than that typically considered by HCD for affordable housing, this designation
remains valid for providing low-income housing in Lake County. Most of the available MDR sites
inventoried are large, located near major transit corridors and can easily support larger
developments and densities. For example, a 40 unit affordable housing project was developed
in the MDR designation, on 10 acres (Cruickshank Road). The project was clustered on a portion
of the site, with an overall density of four (4) dwelling units per acre. However, within the
developed 3-acres, the density is thirteen (13) DU/Acre. This site can accommodate an
additional fifty (50) units (not included in Table 2-6). In January 2015, the County adopted density
bonuses of 35% for all residentially zoned land, for an inclusionary project providing 10-25% of
all units for low and very low-income residents (Ord.#3021; Amendment 14-01). For properties
listed in Sections 2.4 and 2.5, this effectively increases the density of MDR sites to 12 DU/acre
and HDR sites up to 25 DU/Acre.

Trends

Discussions between County staff and local affordable housing developers, such as RCHDC,
reveal that developers would not exclude MDR designated parcels in their search for
development sites. Land costs in Lake County are significantly lower than those of the Bay Area
and Sacramento Region, so the number of units necessary to achieve economies of scale is
much smaller than that of surrounding urbanized areas.

The primary concern of affordable housing developers in Lake County historically has been
proximity to established communities and access to basic infrastructure such as water and
sewer. All sites identified within Table 2-6 and depicted in Section 2.5, are already served by,
or located directly adjacent to public water and sewer services. In addition to lower land costs,
development permitting fees in Lake County are significantly less than neighboring counties.
This includes construction permitting fees as well as costs associated with securing other
necessary entitiements.
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A vast majority of affordable housing developments are dependent on grant funding or other
public, non-profit and private sources, which would prohibit development within floodplains
regardless of mitigation. Although some of the potential sites listed in the very low- and low-
income residential site inventory (Table 2-6) contain portions of parcels within the 100-year
floodplain, these area were eliminated from parcel yield calculations. All sites within the
inventory contain adequate land outside of environmental constraints to meet the development
projection, although flood depths on these parcels are typically less than two (2) feet, and raised-
floor construction is usually adequate.

An emerging trend of creating smaller developments, such as a single four-plex can be more
consistent with local, state and federal objectives aimed at scattering affordable housing
throughout a community. The development of smaller projects allows for substantial cost
savings, in engineering and other costs associated with structures more than two-stories in
height. In many locations throughout Northern California these cost savings are often
outweighed by the need to intensify density on a site to allow for cost recovery of high land costs.
Substantially lower land costs make the density allowance of a site in Lake County a lower order
concern, making MDR designated sites no less desirable than HDR designated sites.
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2.4 VACANT AND UNDERDEVELOPED LAND MAPS

The section contains maps and general development information for each site presented in the
Vacant/Underdeveloped Land Inventory noted in Table 2-3. These maps are designed to
provide basic general information to potential developer's interested in creating affordable
housing developments in Lake County. Information includes an aerial view of the site, acreage,
basic land use designation information and an overview of available infrastructure. Infrastructure
capacity deemed “adequate” does not necessarily denote sites that are already connected to
existing infrastructure, but instead indicate sites where such connections are deemed feasible
should residential development occur.

All 34 sites are designated for Planned Development Residential (PDR), Medium Density
Residential (MDR) or High Density Residential (HDR). The Development Potential represents
a low to mid-range number of dwelling units, reflecting potential constraints or typical
underdevelopment of development potential.

MDR 6-9 homes per acre, 12 DU/Acre using a Density Bonus of 35%
HDR 10-19 homes per acre, 25 DU/Acre using a Density Bonus of 35%
PDR Maximum reflective of HDR overall parcel density

Staff determined a fairly conservative density for each specific site rather than using an
approximate density over all of the proposed sites. For example Site #2, could yield 369-553
DU’s, but with the Scenic, Water Way and Floodway Fringe Overlay Zoning Districts a much :
lower number of 300 DU's was used. Using typical and very conservative development
densities, Lake County has more than adequate land capacity under current land use
designations to meet all income and special need households over the life-span of this plan.
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2.5 QUANTIFIED OBJECTIVES

California Government Code, Section 65583[b], requires Housing Elements to contain quantified
objectives estimating the number of units likely to be constructed, rehabilitated or
conserved/preserved based upon the stated goals, objectives and programs to be implemented
during the timeframe of the planning period. These quantified objectives are also required to be
separated by income level. State law recognizes that the total housing needs identified by the
RHNA may exceed available resources and the County’s ability to satisfy this need. Under these
circumstances, the quantified objectives need not be identical to the total housing needs.

Table 2-5: Quantified Objectives to Meet RHNA

New Conservation &
Income Category Construction** Rehabilitation Preservation
Very-Low* 175 15 10
Low 92 20 10
Moderate 72 50 20
Above Moderate 332 0 0
TOTALS 669 85 40 794

*50% of Very-Low Housing Units are assumced to be Extremely-Low Income Units

The preceding divisions of this section focused on demonstrating the projected need for
affordable housing, trends in the local building market for the provision of affordable housing and
the availability of lands for affordable housing. If the building trends of the past five years
continues, a total of a little over 300 homes would be constructed, addressing a variety of
incomes and households. As this is less than half the projected need, and there are signs of
economic upturn, we may be able to assume that construction may occur at a pace more in
keeping with pre-2009 numbers. Based on past performance and current programs the County
may expect to see at least a 100% increase in home permitting and construction. With that in
mind, the following quantifiable objectives for the planning period, 2014-2019, have been
established.

Table 2-6: Quantified Objectives to Meet RHNA

New Conservation &

Income Category Construction** Rehabilitation Preservation

Very-Low* 110 15 5
Low 72 20 5
Moderate 50 25 20
Above Moderate 280 0 0
TOTALS 512 60 30 602
*50% of Very-Low Housing Units are assumed to be Extremely Low Income Units

New construction estimates are based upon recent construction data obtained from the Lake
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County Building Division and assume that the development trends of 2009 thru 2014 will not
continue, and home construction will begin to pick-up with the recent shifts in the economy. The
pace of housing construction slowed significantly through the last housing cycle from the rate of
growth prior to 2009.

Rehabilitation figures are based on County projected goals established through Housing
Element programs listed in Section 1—specifically programs HE-23, 24, & 27, focusing on loan
assistance for needed home repairs. The elimination of redevelopment agency funding
substantially reduced the County’s ability to meet these goals. However, there has been a rise
in non-profit and charitable organizations that may help in this area with labor and materials.

Preservation and conservation efforts are concentrated upon maintaining all existing subsidized
housing units whose contracts expire during the planning period, as shown in Table 4-3, Assisted
Housing Projects in Lake County. Program HE-22, shown in Section 1 of this report, focuses on
obtaining grant monies and cooperating with local non-profit housing provider organizations to
preserve existing affordable and subsidized housing units from returning to market rate.
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3.0 HOUSING NEEDS ASSESSMENT

The analysis in the 2014 Housing Needs Assessment relied primarily upon U.S. Census data.
Along with Census data, this section also summarizes population, housing and employment data
published by the California Department of Finance (DOF).

The data for Lake County are presented wherever possible alongside comparable data for the
cities of Lakeport and Clearlake, the state of California, and in certain instances, surrounding
counties. This facilitates an understanding of the County’s characteristics by illustrating how the
County is similar to, or differs from, the County’s two incorporated cities, the surrounding
counties, and the state in various aspects related to demographic characteristics and housing
conditions and needs.

3.1 DEMOGRAPHIC AND EMPLOYMENT CHARACTERISTICS AND TRENDS

(POPULATION & HousING DATA)
The purpose of this discussion is to establish the baseline population and employment
characteristics for Lake County. This baseline will assist in identifying current conditions and
needs. This section discusses trends in population, households, income, employment and the
type of housing units available. Analysis of each of these areas provides a database upon which
decisions concerning housing policies and programs can be the most effective.

Population & Demographics

Table 3-1 documents the fairly rapid growth of Lake County over the last seven decades.
Between 1970 and 1980 the population nearly doubled, with another 39 percent increase
occurring between 1980 and 1990 and another 15 percent between 1990 and 2000. Growth
rates in Lake County during the 1980’s and 90’s were significantly higher than that of the State.
Population growth from 2000 onward has been very similar to growth trends experienced by the
State. Lake County experienced an increase of 15 percent between 1990 and 2000 and an
increase of 11 percent between 2000 and 2010. Population growth in Lake County has been in
large part a result of in-migration, particularly of retirees, rather than a natural increase due to
birthrate.

Lake County is currently home to more than 64,500 people with 44,626 residing in the
Unincorporated County. There are two incorporated cities in Lake County. The most populous
being the City of Clearlake which in 2010 had a population of 15,250.
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Table 3-1 Historic Population (Lake County & California)

Lake County California

Year Population Pgﬁ::’g':n (P:ﬁ;C:;et Population Pgﬁ:fé:)n (P;ﬁ;c:get
1940 8,069 6,907,387
1950 11,481 3,412 | 42% 10,586,223 3,678,836 53%
1960 13,786 2,305 | 20% 15,717,204 5,130,981 48%
1970 19,548 5,762 | 42% 19,953,134 4,235,930 27%
1980 36,366 16,818 | 86% 23,667,902 3,714,768 19%
1990 50,631 14,265 | 39% 29,760,021 6,092,119 26%
2000 58,309 7678 | 15% 33,871,648 4,111,627 14%
2010 64,665 6,356 | 11% 37,253,956 3,382,308 10%

Source: U.S. Census Bureau

*California Department of Finance (E-4, 2010 Population Estimates)

Table 3-2 Population (Lake County and Incorporated Cities)

Unincorporated

Year Clearlake Lakeport Lake County c
ounty

2000 13,147 4,820 58,235 40,358

2010 15,250 4.753 64,665 44,662

2013 15,192 4,713 64.531 44,626

*Source: California Department of Finance (E-4, 2010 Population Estimates; 2010 Benchmark)

Changes in age groups can indicate future housing needs. Table 3-3 compares age group
changes between 2000 and 2010. The number of children aged 10-19 has declined over the
past ten years. Since 2000, the number of people between the ages of 50-59 increased from
almost 14% of the population to 17.4% in 2010. This trend coupled with an increase in proportion
for the 60-69 age group may indicated people are looking towards retirement are migrating to
the area. All other age groups are expected to remain fairly steady with some declines in the
upper age brackets as a percentage of total population.

Table 3-3: Age Distribution (Lake County)

2000 2010
Lake County Number Percent Number Percent
0-9 6,973 11.9% 7,207 11.1%
10-19 8,316 14.2% 8,078 12.5%
20-29 4,613 7.9% 6,708 10.4%
30-39 6,848 11.7% 6,512 10.1%
40-49 9,150 15.6% 8,565 13.2%
50-59 8,154 13.9% 10,998 17.0%
60-69 6,395 10.9% 8,948 13.8%
70-79 5,456 9.3% 4,769 7.4%
80+ 2,819 4.8% 2,880 4.5%
TOTAL 58,724 100.0% 64,665
Source: 2000 Census; 2010 Census Summary File 1, QT-P1

3-2




_DRAFT LAKE COUNTY HOUSING ELEMENT 2019

The race and ethnic composition of Lake County is shown in Table 3-4. Between 2000 and 2009
the total number of white population increased, however as a total percentage of the population
they have actually declined from 80.8 percent to 76.5 percent. This is in large part due to the
increase in the Hispanic population during this time period. All other ethnic population groups
have stayed essentially the same. Year 2015 projections do not show any dramatic changes in
the composition of ethnic groups as a percentage of population.

Table 3-4: Race/Ethnicity (Unincorporated Lake County)

County 2000 2010
Number | Percent | Number | Percent

White 47,476 80.8%

Hispanic 6,679 11.4%

Asian 502 0.9%

Black 1,242 2.1%

American Indian 1,457 2.5%

Other 1,368 2.3%

Total 58,724 100.0%

Source:

Household Characteristics

Average household size is a function of the number of people living in households divided by
the number of occupied housing units in a given area. In Unincorporated Lake County, the 2015
average household size was 2.30 persons, down slightly from

2.38 in 2000, as shown in Table 3-5, but significantly lower than the statewide average of 2.95
persons in 2015. Average household sizes in the incorporated cities are similar to that of the
County with Lakeport at 2.23 and Clearlake at 2.40.

Table 3-5: Average Household Size (Unincorporated County
S Average
Total Households Zopula'::o?dln Household
oo ouseholds Size
2000 18,576 44 174 2.38
2015 19,390 44617 2.30
Source: DOF Table E-5
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The U.S. Census divides households into two different categories, depending on their
composition. Family households are those that consist of two or more related persons living
together. Non-family households include persons who live alone or in groups composed of
unrelated individuals. As shown in Table 3-6, the family households account for XXX percent of
total households with non-family households accounting for XXXX percent. The share of family
households and non-family households remained virtually the same between 2000 and 2010.

Table 3-6: Household Type Characteristics

2000,

2010

Tenure

Number

Percent

Number

Percentage

Married-couple families

Non-family households

Householder living
alone

Households with person
65

Source: 2000 & 2010 U.S. Census

Household tenure differentiates between owner and renter occupied housing. Table 3-7
demonstrates that in 2000, 73.9 percent of households in Unincorporated Lake County were
owner occupied. This number was greater than 70.4 percent in 2010.

Table 3-7: Household Tenure (Unincorporated County)
2000 2010
Tenure Number Percent Number Percentage
Owner 12,183 73.9% 13,084 70.4%
Renter 4,292 26.1% 5,492 29.6%
Total 16,475 100.0% 18,576 100.0%
Source: 2000 & 2010 U.S. Census
Income
Lake California
County
Income Category Household |Percent Households Percent
s X
Less Than $5000 3,521 14.7% 067,089 8.4% S
$5,000-$9,999 2,221 9.3% 648,780 5.6% limiting housing
$10,000-$14,999 4,438 18.5% 1,318,246 11.5% choice is
$15,000-$24,999 3,645 15.2% 1,315,085 11.4% household
$25,000-$34,999 3,780 15.8% 1,745,961 15.2% T'Eg‘r’é‘;:re
$35,000-$49,999 3,324 13.9% 2,202,873 19.1% income patterns
$50,000-$74,999 1,747 7.3% 1,326,569 11.5% are examined in
$75,000-$99,999 926 3.9% 1,192,618 10.4% great detail.
$100,000-$149,000 170 0.7% 385,248 3.3%
$150,000 or more 212 0.9% 409,551 3.6%
Total Households 23,984 11,512,020
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Table 3-8 shows both Per Capita and Median Household income. Per capita income indicates
the average annual earnings of an individual. Median household income indicates the income of
all individuals in a household, including persons living alone or with unrelated individuals. Median
income is the amount that divides the income distribution into two equal groups: 50 percent of
the population has incomes above the median and 50 percent of the population has incomes
below the median. It is also important to note that per capita and median household income
figures are used frequently in the determination of eligibility to many state and federal housing
programs. For example, lower income is defined as 80 percent of the median income level. The
per capita and median household income data provides a comparison of income levels in 2000
and 2008. In 2000, Lake County had a median household income ($29,598), which was $17,895
less than the California median household income ($47,493). According to figures prepared in
conjunction with the Lakeport Housing Element, adopted in 2009, median household income in
Lake County rose by $6,299 between 2000 and 2008.

| Table 3-8: Median Household Income

2000 | 2008

Per Capita Median Household Per Capita Median Household
$16,825 $29,598 $19,622 $35,897

Source: 2000 U.S. Census and 2009 ESRI forecast

There are two basic indices used by the Federal Government to measure poverty. The first,
‘poverty thresholds’ are established by the U.S. Census Bureau and are computed on a national
basis. Thresholds are established through the use of complex formulas which consider factors
such as family size, number of children, farm/non-farm residences and income. The definition
assumes that a family is classified at poverty level if its total income amounts to less than
approximately three times the cost of an economic food plan as determined by the U.S.
Department of Agriculture and adjusted for changes based on the Consumer Price Index. Table
3-12 identifies the number of Lake County families and individuals with incomes below the
national poverty level. Although linked to income in relation to food prices it is safely assumed
that families and individuals in this income category are also most likely to need some form of
housing assistance. The 2000 Census indicates that 12.9 percent of families were classified as
at or below the federal poverty level. This represents a slight increase as compared

12.3 percent of families classified as at or below the federal poverty level by the 1990 Census.
The percentage of families and individuals classified as below the poverty level in Lake County
is traditionally greater than that of the State.

Table 3-9 shows the distribution of households’ according to their 1999 incomes for Lake County
and California. As the table shows, Lake County has a much lower Income profile than California
as a whole.
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Table 3-9: Families & Individuals Below the Poverty Level
Poverty Status in 1999

Families Percent Individuals Percent
Lake County 1,986 12.9% 10,081 17.6%
California 845,991 10.6% 4,706,130 14.2%
Source: U.S. Census Bureau

A second poverty index is established by the U.S. Department of Health and Human Services
are published annually as ‘poverty guidelines.’ These guidelines are used for administrative
purposes to determine eligibility for assistance from various federal programs. Poverty
guidelines do not tabulate the number of people living in poverty. Eligibility for Section 8 low-
income housing through HUD is not tied to the poverty guidelines index.

Employment

Employment is a critical factor in relationship to the demand for housing. A strong correlation
exists between the increase in the employment base and the necessity for additional housing.
Between 2005 and 2010, Lake County experienced little to no growth in total employment as
evidenced in Table 3-13 with recent gains since 2010. This period of stagnant employment is
coupled with a rising unemployment rate during the same period as indicated in Table 3-14.
Unemployment in Lake County is traditionally higher than the State and National average and
fluctuates substantially with lows around 7 percent and high rates over 15 percent over the last
25 years. According to the California Employment Development Department the civilian
unemployment rate in Lake County in 2015 was 7.7 percent.

Table 3-10: Total Employment and
Unemployment Rate (Lake County)
Year Total Employment Unemployment Rate
1990 18,210 8.9%
1995 20,890 11.7%
2000 21,420 7.3%
2005 23,930 7.9%
2010 24,930 15.3%
2015 26,910 7.7% -
Source: California Employment Department
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Table 3-11: Employment by Industry (Lake County and Incorporated Cities)

Lake County Clearlake Lakeport Unincorporated
County
Estimate % |Estimate % [Estimate % | Estimate %
Civilian employed 24,4093 | 24493 | 5,082 | 5082 | 2,018 | 2,018 17,393 | 17,393
. P -

Agriculture, forestry, fishing 1239 | 510% | 210 | 4.10% 34 | 1.70% 995 | 5.7%
Construction 2,089 | 8.50% 637 (12.50% 34 | 1.70% 1,418 | 8.2%
Manufacturing 982 | 4.00% 114 | 2.20% 101 | 5.00% 767 | 4.4%
Wholesale trade 552 | 2.30% 108 | 2.10% 8 | 0.40% 436 | 2.5%
Retail trade 3,016 (12.30% 788 [15.50% 201 [10.00% 2,027 | 11.7%
Transportation warehousing

1,266 | 5.20% 188 | 3.70% 70 | 3.50% 1,008 | 5.8%
Information 376 | 1.50% 81 | 1.60% 0 | 0.00% 295 | 1.7%

Finance and insurance, and

- 1390 | 570% | 261 (5.10% | 127 |6.30% | 1,002 | 5.8%

Professional, scientific 1499 | 610% | 277 | 550% | 196 | 970% | 1026 | 5.9%

Educational, health, social

. 5,589 |22.80% 1,198 23.60% 504 25.00% 3,887 | 22.3%
assistance

entertainment, and food
services

Other services, except public
administration 1,654 | 6.30% 442 | 8.70% 162 | 8.00% 950 | 5.5%

3,182 [13.00% 586 [11.50% 152 | 7.50% 2444 | 141%

Public administration 1759 | 7.20% | 192 | 3.80% | 429 21.30% | 1138 | 6.5%

Source: ACS DP-03 2007-2011

Over the past few decades Lake County has increased in popularity as a retirement destination.
Retirees are attracted to the rural atmosphere and lower housing costs, as compared to the
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urban Bay and Sacramento areas. Unlike other age groups, retirees are not dependent upon the
location of housing near employment. According to the U.S. Department of Commerce, Bureau
of Economic Analysis, only 42 percent of income of Lake County residents came from earnings
by place of work, in 2007, compared to 77 percent in California. 27 percent of total income in
Lake County was received through transfer payment, significantly higher than the 13 percent
statewide average. Transfer payments are compensations for work not immediately performed.
They include payments made by government and businesses to individuals. Typical transfer
payments include: Retirement & disability benefits, Medical, Unemployment insurance, Veteran
benefits, and Federal education & Training Assistance. Many of these services overwhelmingly
serve the retirement age community. However, the numbers do indicate a high percentage of
government benefit recipients for all age groups. Similar to retirees, the lower housing costs in
Lake County make this area desirable to individuals with limited income means, who are more
likely to receive above mentioned transfer type payments.

3.2 HOUSING STOCK CHARACTERISTICS
The following section presents general information pertaining to the housing stock in Lake
County. Table 3-12 presents the total number of housing units in the unincorporated portions of
Lake County. A housing unit is classified as any of the following: permanent residence for a
household, a seasonal or second home, or vacant residential structure. Mobile homes account
for approximately a fifth of housing in the unincorporated areas. Single-family residences in the
unincorporated areas make up approximately three fourths of the housing stock and multifamily
accounts for a very small portion around five percent.

Table 3-12: Total Housing Units
Single Family Multiple Mobile Totgl AnmIJaI Annual
e Units Far_mly Homes Hougmg Unit Percentage
ear Units Units Change Change
1990 12,546 862 5,954 19,362 n/a n/a
1995 14,081 984 6,505 21,570 255 1.2%
2000 15,321 851 6,355 22,527 515 2.3%
2005 16,352 869 6,368 23,589 287 1.2%
2010 18,854 1,189 5,019 25,062 1,473 6.2%
2015 19,030 1,189 5,004 25,223 161 0.6%
Source: California Department of Finance, Demographic Research Unit

Table 3-13 shows total owner-occupied versus renter-occupied housing units for the County and
incorporated cities and unincorporated communities for 2010. The proportion of renters in 2010
for the unincorporated county was approximately 30 percent, a fairly significant increase from
2010 and less when compared to Clearlake and Lakeport (around 40%).
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Table 3-13: Households by Tenure

Clearlake Lakeport Unincorporated County
Year Total Owner | Renter Total Owner | Renter Total Owner | Renter
2000 5,632 3,490 | 2,042 1,967 1,241 726 16,475 12,183 | 4,292
2010 5,970 3,190 | 2,780 2,002 1,198 804 18,576 13,084 | 5,492
Source: DOF_ Census 2010 Demographic Summary Profile

Table 3-14: Vacancy by Type | |
1990 2000 2010
Units | Percent Units Percent Units Percent
Total Vacant Units 8,017 | 100.0% 8,554 | 100.0% 6,486 100.0%
For Rent 433 5.4% 810 9.5% 535 8.2%
For Sale Only 609 7.6% 732 8.6% 565 8.7%
Rented or sold, not occupied 533 6.6% 280 3.3% 141 2.2%
For Seasonal, recreational, or 4,218 65.0%
occasional use 5,648 70.5% 5,479 64.1%
*Other Vacant 794 9.1% 1,253 | 14.5% 1,027 15.8%
Source: U,S. Census, 1990 & 2000; DOF 2010 Demographic Summary Profile
* If a vacant unit does not fall into any of the categories specified above it is classified as "other vacant.”

The vacancy rate in a community indicates the percentage of units that are vacant and for
rent/sale at any one time. A five percent vacancy rate is considered balanced. A rate of four
percent or less indicates a shortage of housing units. Lake County’s vacancy rate for the rental
stock is very similar to the for sale stock around 8 percent.

3.3 HOUSING CONDITIONS

As denoted in Table 3-15, approximately 52 percent of the housing stock in Lake County is more
than 30 years old. Additionally, in the unincorporated portions of the County, approximately 60
percent of the housing is more than 30 years old and approximately 20 percent of all housing
units are 50 years or older. The ACS data indicates that approximately half of housing units in
the County are in need of some rehabilitation. However, based on conversations with the Lake
County Chief Building Official, approximately 65 to 70 percent of the housing stock in the County
is dilapidated and in need of some type of rehabilitation. There is a need for rehabilitation and
general maintenance of many units during the life of this plan.
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Table 3-15: Age of Housing Stock
Year Structure Built Number Percent

Built 2014 or later 206 0.6%
Built 2010 to 2013 416 1.2%
Built 2000 to 2009 4,778 13.6%
Built 1990 to 1999 4,359 12.4%
Built 1980 to 1989 7,051 20.1%
Built 1970 to 1979 7,904 22.5%
Built 1960 to 1969 4,199 12.0%
Built 1950 to 1959 3,507 10.0%
Built 1940 to 1949 1,224 3.5%
Built 1939 or earlier 1,423 4.1%
*Total 35,067 100.0%
Source: 2014-2018 American Community Survey Table DP04

Manufactured Home Construction

On average the construction of a new manufactured residence is 30% less expensive than the
construction of a new standard construction residence of a comparable size, according to local
manufactured housing developers. Table 3-27 shows that a four- person, low-income
households can afford a maximum sales price of $145,100, whereas the average home sales
price in unincorporated Lake County, as noted in Table 3-28, is $179,875. The significant cost
difference, between standard construction and construction of a manufactured home, makes
manufactured homes a more viable and affordable option for many potential homeowners who
otherwise would not be able to afford a home. As indicated in Table 3-22 above, 123 number of
new manufactured homes constructed for the period of 2008-2011. Trend estimates obtained
from the Lake County Building Division estimate that an additional 12 manufactured homes will
be constructed in 2012, 15 in 2013 and 20 in 2014. Thus the construction of manufactured
homes over the planning period of 2008 thru 2014 is expected to account for approximately 170
units, further assisting Lake County in meeting its RHNA figures for the planning period.

Second Unit & Granny Unit Construction

Government Code Section 65852.150 states: “Second units provide housing for family
members, students, the elderly, in-home health-care providers, the disabled and others, at
below-market prices within existing neighborhoods.” All residential zoning districts in Lake
County permit, at the ministerial level, the allowance of granny units and furthermore permit
residential second units on properties compliant with density allowances within their respective
zoning district. The only true distinction between granny units and residential districts is their
permitted size. Granny units are restricted to 720 square feet on lots less than 40,000 square
feet in size and 1008 square feet for larger properties. No size restrictions exist for residential
second units.

There have been 46 number of granny units and residential second units permitted in the County
since the start of the planning period (2008). Based on the average of permits processed over
the past four years the Planning Division estimates that an additional 12 of residential second
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units and granny units will be permitted through the remainder of the planning period (2012-
2014). The permitting of these units does not seem to effected by the recent recession in the
same manner as other construction trends. Due to the relatively low cost of construction (zero
land cost and generally smaller in scale), County staff indicate that second residential units and
granny units primarily serve as housing units for lower income households, and on average
provide rental housing at levels more affordable than standard rental housing types, such as
apartments and detached single-family homes. It is difficult to survey rental rates for granny units
and second residences as many typically house families related to the occupants. The permitting
of granny units and residential second units during the planning period of 2008 thru 2014 is
expected to account for approximately 94 units, further assisting Lake County in meeting its
RHNA figures for the planning period.

2002 Housing Conditions Survey

In 2002, the County of Lake completed a countywide survey of housing conditions, excluding
those areas previously surveyed in June 2000. This survey involved a total of 3,325 housing
units in the communities of Clearlake Oaks/Clearlake Unincorporated Area (UA), Cobb, Finley,
Kelseyville, Lakeport, Lake Pillsbury, Loch Lomond, Lower Lake, Middletown, Whispering Pines,
and Witter Springs. Clearlake Oaks and Clearlake UA were surveyed together as one area.

The study, carried out by Connerly & Associates, was funded by a Community Development
Block Grant (CDBG) Planning & Technical Assistance Grant (00-STBG- 1537). Fieldwork for
this project was conducted between November 2001 and June 2002, using criteria outlined by
the CDBG Program serving as the basis for the survey. Using the designations “Sound,” “Minor,”
“Moderate,” “Substantial,” and “Dilapidated,” the following results were obtained:

Approximately 67 percent of the units surveyed require some form of rehabilitation. The
approximate breakdown of units needing repairs is as follows:

19 percent need minor repairs

23 percent need moderate repairs

14 percent need substantial repairs, and
11 percent are in dilapidated condition

Communities containing the units in highest need of repair are as follows: Whispering Pines 95.6
percent, Finley 82 percent, Cobb 81.5 percent, Lower Lake 80.3 percent, Loch Lomond 79.5
percent, Witter Springs 78.8 percent, and Lake Pilisbury 73.4 percent.

Table 3-16 consolidates the findings of the County 2002 Housing Conditions Survey and the
June 2000 North Shore Housing Condition Survey.

Table 3-16: Lake County Housing Conditions, 2002
Community | Sound [ Minor | Moderate | Substantial | Dilapidated | Total

2002 County Survey Results

Clearlake

Oaks/Clearlake UIA 164 153 42 19 16 394
Cobb 51 64 97 38 27 277
Finley 11 4 8 12 26 61
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Kelseyville 144 55 106 52 78 435
Lake Pillsbury 24 7 33 16 10 90
Lakeport 284 127 144 80 58 693
Loch Lomond 35 31 41 45 19 171
Lower Lake 72 43 109 89 52 365
Middletown 296 126 155 54 52 683
Whispering Pines 4 11 24 26 25 90
Witter Springs 14 3 19 20 10 66
Total 1,099 624 778 421 373 3,325
2000 North Shore Survey Results

Glenhaven/Clearlake

Oaks (RD) 251 59 245 111 79 745
Lucerne 274 95 318 267 133 1,087
Nice 411 44 155 148 141 899
Upper Lake 55 21 39 84 51 250
Total 991 219 757 610 404 2,981

Source: Lake County Housing Conditions Survey, 2002

Although this survey did not differentiate between owner occupied and renter occupied
properties, additional research relevant to these issues indicates that absentee landlords (living
outside Lake County) own more than one-half of the rental housing stock in Lake County. This
is a significant indicator related to the lack of upkeep and maintenance of rental property.
Additionally, many of the pre-1976 mobile homes mentioned in this report are rental homes.

A total of 15 percent (512) of the units surveyed were mobile/modular homes, and only
15 percent of the mobile/modular units surveyed are in sound condition. The
approximate breakdown of units needing repairs is as follows:

percent need minor repairs

16 percent need moderate repairs

26 percent need substantial repairs, and
36 percent are in dilapidated conditions

The table below summarizes the mobile/modular findings of the County 2002 Housing
Conditions Survey and the June 2000 North Shore Housing Condition Survey.

Table 3-17: Lake County Mobile/Modular Home Conditions, 2002
Community | Sound | Minor | Moderate | Substantial | Dilapidated | Total
2001 Survey

Clearlake

Oaks/Clearlake UA 3 0 0 2 4 9
Cobb 2 1 10 2 5 20
Finley 1 0 1 4 7 13
Kelseyville 12 3 4 10 53 82
Lake Pillsbury 0 0 2 1 1 4
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Lakeport 25 13 18 34 36 126
Loch Lomond 1 2 2 4 6 15
Lower Lake 17 11 39 72 46 185
Middletown 9 4 6 2 17 38
Whispering Pines 0 0 0 1 1 2
Witter Springs 6 0 1 3 8 18
2001 Total 76 34 83 135 184 512
2000 Survey

Glenhaven/Clearlake

Oaks (RD) 36 7 70 56 44 213
Lucerne 53 7 38 154 96 348
Nice 141 12 72 99 110 434
Upper Lake 11 2 3 5 17 38
2000 Total 241 28 183 314 267 1,033

Source: Lake County Housing Conditions Survey, 2002

Substandard residential dwellings, secondary structures such as travel trailers and campers
connected by extension cords, abandoned buildings, substandard single-wide mobile homes,
and lack of infrastructure such as sidewalks, curbs, and paved roads are the “norm” for rural
Lake County. Based on physical inspections of Lake County's housing supply and related
properties, as well as the results of the data collected, there is a serious need for residential
rehabilitation and/or replacement of a significant portion of the existing housing stock. The
majority of repairs needed are health—and safety— related.

3.4 HOUSING COSTS COMPARED TO ABILITY TO PAY
The following section discusses current income levels and ability to pay for housing compared
with housing costs. Housing is classified as “affordable” if households do not pay more than 30
percent of income for payment of rent (including monthly allowance for water, gas, and
electricity) or monthly mortgage (including taxes).

Table 3-25: Lake County Definitions of Housing Income Limits

Extremely Low-Income Unit is a subset of the very low income and is defined as households earning less that
30% of the median household income for Lake County as established by the U.S. Department of Housing and
Urban Development (HUD). For 2010, a Lake County household of

four is considered to be extremely low-income if its combined income is $16,900 or less.

Very Low-Income Unit is one that is affordable to a household whose combined income is at or lower than 50%
of the median income for Lake County as established by HUD. For 2010, a Lake County household of four is
considered to be very low-income if its combined income is $28,150 or less

Low-Income Unit is one that is affordable to a household whose combined income is at or between 50% to 80%
of the median income for Lake County as established by HUD. For 2010, a household of four is considered to
be low-income if its combined income is greater than $28,150 but less than $45, 050.
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Median-Income Unit is one that is affordable to a household whose combined income is between 81% to 100% of
the median income for Lake County as established by HUD. A Lake County household of four, in 2010, is
considered to be median-income if it combined income is greater that

$45,050 but equal to or less than $56,300.

Moderate-Income Unit is one that is affordable to a household whose combined income is between 101% to
120% of the median income for Lake County as established by HUD. A Lake County household of four, in 2010,
is considered to be moderate-income if it combined income is greater that $56,300 but equal to or less than
$67,550.

Above Moderate-Income Unit is one that is affordable to a household whose combined income is above 120%
of the median income for Lake County as established by HUD. A Lake County household of four, in 2010, is
considered to be above moderate-income if it combined income exceeds $67,550.

Affordable Units are units for which households do not pay more than 30% of income for payment of rent (including
monthly allowance for utilities) or monthly mortgage and related expenses. Since above moderate-income
households do not generally have problems in locating affordable units, affordable units are often defined as those
that low-income to moderate-income households can afford.

Source: HUD FY 2010 Income Limits Summary

Since above moderate-income households do not generally have problems in locating affordable
units, affordable units are frequently defined as those reasonably priced for households that are
lower to moderate-income. Table 3-25 above shows the definition of housing income limits and
include the maximum income limits for a family of four as derived from the U.S. Department of
Housing and Urban Development (HUD) Fiscal Year 2008 Income Limits Summary.

Table 3-18 and 3-19 show the maximum rents and housing sales prices, respectively, that are
affordable to the extremely low, very low, moderate and above moderate- income households
utilizing HCD-defined family income limits for Lake County. Affordability is based on a household
spending 30 percent or less of their total household income for shelter. Figures provided in Table
1-27 are derived by calculating out 30 percent of the maximum income levels for each income
unit, as described in Table 1-26 and dividing that figure by 12 for each month of the year.

The housing affordability by Income group figures provided in Table 1-28 are based upon HCD
Fiscal Year 2008 Income Limits Summary information for a Lake County one, two, four and six
person households. The maximum affordable sales price is based on the following assumptions:
6.25% interest rate, 30-Year Fixed loan, 10% down payment for extremely low, very low, and
low income households (plus mortgage insurance), 20% down payment for moderate and above
moderate income households, 1.025% property tax, 2% closing costs, and homeowners
insurance.
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Table 3-18: Maximum Monthly Housing Costs by Income Group
1 Person | 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Pers
Household| Household | Household | Household | Household | Household | Household | Household

Extremely
Low $282 $323 $364 $404 $436 $467 $501 $532
Very Low $471 $537 $605 $672 $726 $780 $834 $887
Low $754 $861 $969 $1,076 $1,163 $1,249 $1,335 $1,421
Moderate $1,130 [$1,292 $1,452 $1,615 1$1,745 $1,872 $2,003 $2,132
Above
Moderate $1,130+ $1,292+ [$1,452+ [$1,615+ [$1,745+ [$1,872+ 1$2,003+ [$2,132+
Source: HCD Fiscal Year 2008 Income Limits Summary

Table 3-19: Housing Affordability by Income Group
One Person Household [Two Person Household  [Four Person Household [Six Person Household
Max. Max. Max. Max.
Max. Home |Monthly ~ Max. Home [Monthly  [Max. Home [Monthly  [Max. Home [Monthly
Sale Price [Rentor Sale Price Rent or Sale Price  [Rent or Sale Price Rent or
Housing Housing Housing Housing
Cost Cost Cost Cost
Extremely $28,043 15282 $33,348 $323 $46,740 15404 $55,870 $467
Low
Very Low $54,780 $471 $64,890 $537 $85,540 $672 (102,170 $780
Low $95,760 $754 $111,960 $861 $145,100 $1,076 $171,740 $1,249
Moderate $175,610 $1,130 1$202,930 51,292 $257,320 $1,615 1$301,220 $1,872
\Above $175,610+ [$1,130+ 202,930+ |$1,292+ $257,320+ [$1,615+ [$301,220+ [$1,872+
Moderate

Source: Derived from HCD Fiscal Year 2008 Income Limits Summary, Calculation performed by De Novo Planning
Group, 2009 (Lakeport Housing Element)

* Maximum Monthly Home Sale Price Assumptions: 6.25% interest rate, 30-Year Fixed loan, 10% down payment for
extremely low, very low, and low income households (plus mortgage insurance), 20% down payment for moderate and
above moderate income households, 1.025% property tax, 2% closing costs, and homeowners insurance.

Table 3-20 shows the average and median sale prices for homes in unincorporated Lake County
that sold from January 2009 through June 2010. The sales are from the Multiple Listing Service
(MLS) and are primarily resales of existing housing. As indicated in the table, the median sale
price was $159,000 and the average, $179,875. The MLS also includes statistics on the sale of
mobile homes and manufactured homes
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Table 3-20 Average And Median Sale Prices For Homes In Lake County And Selected Communities, January 1,
2009 to June 25, 2010

Area No. of Sales Average Median

Unincorp. Lake County 886 $179,875 $159,000
Cobb 57 217,467 194,000
Middletown 31 263,681 256,000
Upper Lake 23 238,299 230,000
Nice 24 149,343 113,714
Kelseyville 46 230,177 220,000
Hidden Valley 102 120,679 120,000
Lower Lake 30 169,498 148,500
Lucerne 53 112,146 105,000
Clear Lake Riviera 110 166,448 167,000

Source: Lake County Board of Realtors, Multiple Listing Service, Jan. 2009—-June
2010, stats deemed reliable but not guaranteed

Compared to housing costs statewide Lake County home prices on first glance would look to be
affordable, however, when compared with the data contained in Table 3-21 it is shown that
households in the extremely low, very low- and low-income ranges will have difficulty in
purchasing a home in most areas of unincorporated Lake County.

Table 3-21: Fair Market Rent

0- 1- 2- 3- 4- 5- 6-
Year [Bedroom Bedroom Bedroom Bedroom Bedroom Bedroom Bedroom
2000 [$345 5439 $586 $739 $961 $1,105 51,249
2001 [$349 5444 $593 15747 $972 $1,118 $1,285
2002 [$360 5458 5611 18770 $1,002 $1,152 $1,325
2003 [$373 15475 $635 $799 $1,041 51,197 $1,377
2004 [$383 $488 15653 $821 $1,070 151,231 $1,415
2005 (9435 $510 $664 $962 $1,071 1,232 $1,416
2006 (9449 $527 $686 5994 $1,107 $1,273 51,464
2007 [$465 $545 1710 $1,029 51,145 51,317 51,514
2008 [$538 631 $821 1$1,190 151,324 $1,523 $1,751
2009 [$562 15659 $858 181,243 51,384 $1,592 51,830
Source: Department of Housing and Urban Development, 2010 l |

Table 3-22 shows HUD-defined fair market rent levels (FMR) for Lake County for 2000 through
2009. In general, the FMR for an area is the amount that would be needed to pay the gross rent
(shelter rent plus utilities) of privately owned, decent, safe, and sanitary rental housing of a
modest (non-luxury) nature with suitable amenities. FMRs is set at the fortieth percentile, which
means that 40 percent of the units in a given area pay less than the fair market rent and 60
percent pay more. FMRs are estimates of rent plus the cost of utilities, except telephone. FMRs
are housing market-wide estimates of rents that provide opportunities to rent standard quality
housing throughout the geographic area in which rental housing units are in competition. The
rents are drawn from the distribution of rents of all units that are occupied by recent movers.
Adjustments are made to exclude public housing units, newly built units, and substandard units.
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According to the Lake County Economic & Demographic Profile 2009-10 report, prepared by the
Center for Economic Development at Cal State University, Chico, noted that between 2000 and
2009, the average rent price for a three-bedroom unit in Lake County was about 1 percent less
expensive than the average rent price in twenty counties in Northern California. A two-bedroom
unit was 2 percent more expensive. Between 2000 and 2009 the Fair Market Rent for a three
bedroom unit has increased by 59.4 percent. A two-bedroom unit has increased by 68.3 percent
over the same period.

A compilation of available rental units and rental costs based on a review of rental ads in June
2010 in the Lake County Record Bee, the Lake County Property Management Inc., AGM
Property Management & Associates and Country Air Property Management websites is
presented in Table 3-30 below. Compared with the information contained in Table 1-30 the
average and median rental costs in Lake County are in line with Fair Market Rent rates.
Households seeking units with more than three bedrooms are extremely limited by supply.

Table 3-22: Lake County Rental Costs

Bedroom Type Units Surveyed Range Average Median
Studio 3 $550-$595 $565 $550
1 Bedroom 11 $495-$750 $590 $575
2 Bedroom 35 $495-$1300 $822 $800
3 Bedroom 34 $750-$1550 $1,104 $1,000
4 Bedroom 1 $1,100 $1,100 $1,100

Source: Lake County Record Bee (6/28/2010); Lake County Property Management Inc. (6/28/2010); AGM
Property Management & Associates (6/28/2010); and Country Air Property Management (6/28/2010)

Overpayment
Housing is generally the greatest single expense to households. Current standards measure
housing costs 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.
The impact of high housing costs falls disproportionately on extremely low, very low and low
income households, especially renters. 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.

Table 3-23 shows the percentage who are overpaying for housing. Overpayment varies
considerably with tenure (e.g., renter and owner) and income group. For example, 72 percent
overpaid for housing compared to 46 percent for owners. This relationship is even more
disproportionate when comparing to Extremely low income rental households where almost 97
percent of households overpay for housing
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Table 3-23: Overpayment by Income (Unincorporated Lake County)
Extreme Very Low Moderate Above Total .Lower
Low Low Moderate income
Ownership 1,426 1,283 2,141 1,704 4259 | 10,814 4850
Households
mber 1,168 737 1,167 936 960 4,969 3,073
Overpaying
Percent 82% 57% 55% 55% 23% 46% 63%
Overpaying
ISRIET 1,631 1,016 1,250 510 570 4,978 3.898
Households
tImb2s 1,581 851 810 325 13 3,579 3,241
Overpaying
Rercafi 97% 84% 65% 64% 2% 72% 83%
Overpaying
lictl 3,057 2,209 3,392 2,215 4829 | 15,792 8748
Households
NEmbes 2,749 1,588 1,077 1,261 973 8,548 6.314
Overpaying
G 90% 69% 58% 57% 20% 54% 72%
Overpaying
Source: ACS 2007-2011

Overcrowding
Overcrowding is typically defined as more than one person per room, based on the Census
Bureau’s definition of “room,” which excludes hathrooms, porches, balconies, foyers, halls, or
half-rooms. Severe overcrowding occurs when there are more than 1.5 persons per room.
Overcrowded housing conditions are most typically a reflection of two main conditions: a lack of
suitable sized housing in a community or high relative cost of housing compared to income.
Overcrowding can also lead to acceleration in the deterioration of the housing stock.

According to the 2011 ACS, the County of Lake contained 635 units of overcrowded housing
representing approximately four percent of households. Of these overcrowded units 303 are
considered severely overcrowded, most of which are renter households. Overall, Census data
provides that overcrowding is not a severe housing issue in Lake County. However, as
demonstrated in Table 3-24 below, a disproportionate amount,

55.0 percent, of overcrowded households are renters.

Table 3-24: Overcrowding (Unincorporated Lake County)
Owner occupied
Number Percent
0.50 or less occupants per room 9,205 76.1%
0.51 to 1.00 occupants per room 2,607 21.6%
1.01 to 1.50 occupants per room 180 1.5%
1.51 to 2.00 occupants per room 105 0.9%
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2.01 or more occupants per room 0 0.0%
TOTAL 12,097 100.0%
Renter occupied
Number Percent
0.50 or less occupants per room 2,552 50.0%
0.51 to 1.00 occupants per room 2,199 43.1%
1.01 to 1.50 occupants per room 152 3.0%
1.51 to 2.00 occupants per room 162 3.2%
2.01 or more occupants per room 36 0.7%
TOTAL 5,101 100.0%

Source: ACS 2007-2011

3.5 SPECIAL HOUSING NEEDS

Within the general population there are several groups of people who have special housing
needs. These needs can make it difficult for members of these groups to locate suitable housing.
The following subsections discuss the special housing needs of six groups identified in State
Housing Element Law (Government Code, Section 65583((a)(6)). Specifically, these include
senior households, persons with disabilities, large households, single-headed households,
homeless persons, and farmworkers. Where possible, estimates of the population or number of
households in Lake County (either the unincorporated area only or the entire County) falling into
each group are presented.

Senior Households
Senior households are defined as households with one or more persons over the age of 65
years. The ready access to recreational activities and the relatively low cost of housing have
historically made Lake County attractive to senior households and retirees. Because of these
recreational amenities and the high percentage of homes owned and held for occasional use by
residents outside the area, it appears reasonable to conclude that Lake County will continue to
be attractive as a retirement destination.

Tables 3-25 below presents information on the number of households in which a person over
the age of 65 resides. Approximately 28 percent of all households included one or more senior
individuals. There are 607 seniors 85 years and older or 12.5 percent of the senior households
and only 12.8 percent (622) of the senior households were renters.

Table 3-25: Household Tenure by Age (Unincorporated Lake County)
Owner Occupied
Number Percent

15-24 years 28 0.2%
25-34 years 505 4.2%
35-44 years 1,327 11.0%
45-54 years 2,762 22.8%
55-59 years 1,478 12.2%
60-64 years 1,761 14.6%
65-74 years 2,477 20.5%
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75-84 years 1,263 10.4%
85 years and over 496 4.1%
TOTAL 12,097 100.0%
Renter Occupied

Number Percent
15-24 years 135 2.6%
25-34 years 1,254 24.6%
35-44 years 1,063 20.8%
45-54 years 956 18.7%
55-59 years 455 8.9%
60-64 years 616 12.1%
65-74 years 359 7.0%
75-84 years 152 3.0%
85 years and over 111 2.2%
TOTAL 5,101 100.0%
Source: 2007-2011 ACS

The overwhelming majority of households headed by an elderly person in Lake County are
homeowners. Of the 7,490 housing units occupied by an elderly householder, 6,457 are owner-
occupied.

According to statistics from the Social Security Administration, as of December 2009, there were
661 individuals 65 years and over receiving SS| benefits in Lake County (including Lakeport and
Clearlake). (Note that this figure includes seniors who may have qualified for SSI before age 65
because of a disability.) SSI is a needs-based program that pays monthly benefits to persons
who are 65 or older, blind, or have a disability. Seniors who have never worked or have
insufficient work credits to qualify for Social Security disability often receive SSI benefits. In fact,
SSl is the only source of income for a number of low-income seniors. With a SSI monthly
payment amount for 2010 of $674 for individuals and $1,011 for couples. Non-homeowner SSI
recipients are likely to have difficulty in finding housing that fits within their budgets since they
can afford to pay only $202 (30 percent of maximum monthly benefit) for rent, which is far below
the average rent for a one-bedroom unit or even a studio unit in Lake County.

Within the unincorporated area of the County there are two subsidized housing developments
for seniors. North Shore Villas, with 31 units for very low-income seniors, was developed by
Rural Communities Housing Development Corporation under the HUD Section 202 program and
thus is able to provide deep subsidies to those seniors who need them. The Eskaton Senior
Housing facility in Clearlake Oaks provides 21 units.

Seniors often face unique housing problems. While many may own their homes outright, fixed
retirement incomes may not always be adequate to cover rising utility rates and insurance costs.
The County’s 2002 housing conditions survey also documented that many housing units are in
immediate need of basic repairs, and the subsequent household needs survey demonstrated
that the elderly who did not have sufficient savings to finance the necessary repairs often owned
these dwellings.

Persons with Disabilities
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There is limited data available on persons with disabilities in Lake County. Table 3-26 presents
information from the 2011 ACS, separated by type of disability and individuals affected by
disability ages 5 to 64 and 65 and older. The most common disability type for those aged 5 to
64 is employment disabilities. For those aged 65 and older physical disabilities make up the
largest percentage of disabilities.

Table 3-26: Disability Type
Persons with Disabilities by Disability Type and Age

Lake County Clearlake Lakeport Unincorporated
County
Number Number Number

Percent Percent Percent

Total Disabilities Tallied 32,450 10,322 2,177 19,951
100.00% 100.00% 100.00% 100.00%

Total Disabilities for Ages 5-64 21,917 7403 1201 13,313
67.54% 71.72% 55.17% 66.73%

Sensory Disability 1,549 615 59 875
4.77% 5.96% 71% 4.39%

Physical disability 5,406 1899 296 3,211
16.66% 18.40% 13.60% 16.09%

Mental disability 4,015 1492 221 2,302
12.37% 14.45% 10.15% 11.54%

Self-care disability 1,695 655 92 948
5.22% 6.35% 4.23% 4.75%

Go-outside-home disability 3,175 1053 146 1,976
9.78% 10.20% 6.71% 9.90%

Employment disability 6,077 1689 387 4,001
18.73% 16.36% 17.78% 20.05%

Total Disabilities for Ages 65 and 10,533 2,919 976 6,638
Over 32.46% 28.28% 44.83% 33.27%

Sensory Disability 1,807 557 146 1,104
5.57% 5.40% 6.71% 5.53%

Physical disability 3,776 1,008 330 2,438
11.64% 9.77% 15.16% 12.22%

Mental disability 1,299 327 105 867
4.00% 3.17% 4.82% 4.35%

Self-care disability 1,283 369 151 763
3.95% 3.57% 6.94% 3.82%

Go-outside-home disability 2,368 658 244 1,466
7.30% 6.37% 11.21% 7.35%

ACS 2011

The statistics for the SSI program also provide information on the number of persons with
disabilities who may have housing needs because of their low incomes. As of December 2000,
there were 3,385 SSI recipients in Lake County (including Lakeport and Clearlake) who were
receiving benefits because they are blind or disabled.
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While this information may provide some measurement of the population with various disabilities,
it does not reveal that proportion of the population that may require specially adapted housing
to accommodate their disabilities. In addition to mobility and self-care limitations, there are also
developmental disabilities, such as mental illness and retardation. While accessibility may be of
concern, supportive services are equally critical.

Of particular concern to the persons with disabilities is the question of whether their housing has
living arrangements that are adaptable to their needs—adequate access to their individual
dwelling units as well as common areas for those with physical disabilities, access to social
services for those with mental and/or emotional disabilities, and a multiplicity of supportive living
arrangements for all disabled individuals. It is also important that persons with disabilities have
ready access to public transportation, shopping and medical facilities and that such housing be
affordable because most are on low, fixed incomes.

The Housing Act of 1988 and the Americans with Disabilities Act require that local building and
housing codes incorporate requisite regulations to accommodate the needs of the disabled.
Therefore, newly constructed housing of four or more units or containing an elevator, constructed
after 1991, and must meet minimum standards for access for persons with disabilities. With
respect to older housing units and detached single-family units, however, the need for retrofitting
is crucial.

Developmental Disabilities
SB 812 requires the County to include in the special housing needs analysis, needs of individuals
with a developmental disability within the community. A developmental disability is a disability
that refers to a severe and chronic disability that is attributed to a mental or physical impairment
that originates before the individual's 18th birthday and poses a substantial handicap for the
individual in three or more major life areas.

These disabilities include: mental retardation (intellectual disability), cerebral palsy, epilepsy,
autism, and disabling conditions closely related to mental retardation or requiring similar
treatment.

The Redwood Coast Regional Center (RCRC) is the main provider of services to the
developmentally disabled in Lake County. The RCRC also serves the Counties of Del Norte,
Humboldt and Mendocino County. Any person who lives in Del Norte, Humboldt, Lake or
Mendocino County, may call RCRC and speak to an intake specialist who will determine
eligibility for services. RCRC is staffed by 107 individuals, including Intake Specialists,
Psychologists, Nurses, Behavior Analysis, Autism Clinical Specialists, Service Coordinators,
Customer Service and Fiscal staff.

RCRC provides the following services:
Information and Referral

Assessment and Diagnosis

Prenatal Diagnostic Services

Early Intervention Supports and Services
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Lifelong Individualized Planning and Service Coordination
Behavioral Supports

Employment and Day Services

Health and Medical Services

Family Support

Residential Care

Transportation

RCRC serves a total of 3,077 individuals, 603 of which are in Lake County. 1,413 are from
Humboldt County, 281 are from Del Norte County and 780 are from Mendocino County.

A number of types of Residential Care (Housing Services) are provided by RCRC. RCRC
supports individuals with developmental disabilities living in their own homes or with family
members as long as possible and/or feasible. When the individual no longer prefers to live in
his/her own or family home, or when an individual’s needs can no longer be met in that setting,
the regional center may purchase residential care. Licensed residential care services that are
located in community neighborhoods can be a choice for some adults. Services to maintain the

highest level of independence are provided. Certified foster family homes may be selected if
important for the child.

Additional information as to the housing needs of individuals with developmental disabilities
needs to be obtained in order to determine if adverse constraints exist either to housing
availability, type or general access. The County will need to work with organizations such as
RCRC and other similar groups to better identify the housing needs of these individuals and
whether or not these needs are hindered inadvertently by standard practices.

# Pop Residence

Community Indep
(0F:1 -] Living

County ZIP

Lake 95422 14 87 81 1 183
95423 2 19 9 30
95424 6 14
95426 1 7 1 9
95435 1 1
95443 1 1 2
95451 9 62 5 15 91

3-23



_DRAFT LAKE COUNTY HOUSING ELEMENT 2019

95453 2 48 43 1 3 97
95457 16 11 27
95458 16 16 32
95461 3 13 3 2 21
95464 11 7 18
95467 20 3 23
95485 6 12 4 22

Lake Total 42 31 5 197 3 4 570

9

Large Households

The housing problems that confront large families include an absence of units of sufficient size
and within affordable price ranges for such families. Large families face numerous problems,
including poverty income levels and having little choice other than living in dwellings that are in
need of rehabilitation, as has been confirmed by the County’s 2002 Housing Condition Survey.

The most critical housing need of large families is access to a larger supply of units with more
bedrooms than the customary three-bedroom dwelling. Although such units are occasionally
available, they are not available in the price or rental range affordable to the “special needs”
large family market. Table 3-38 shows that less than 5 percent of all housing units in Lake County
contain more than three bedrooms. In general, housing for families should provide safe outdoor
play areas for children and should be located to provide convenient access to schools and child-
care facilities. These types of needs can pose problems particularly for large families that cannot
afford to buy or rent single- family houses because apartment and condominium units are most
often developed with childless, smaller households in mind.

Household Size by Tenure (Including Large Households) (2007-2011)

Lake Countywide Clearlake Lakeport Unincorporated Area
# % % i3 % # %
Owner
Householder living alone 4,442 60.3% 1,293  55.2% 315 445% 2,834 65.7%
Households 2-4 persons 11,193  69.2% 1,983 55.9% 830 66.8% 8,380 73.6%
Large households 5+ persons 1,102 52.0% 134 25.2% 85 100.0% 883  58.7%
Rental
Householder living alone 2,924 39.7% 1,051 44.38% 393  55.5% 1,480 34.3%
Households 2-4 persons 4,974 30.8% 1,562 44.1% 412  33.2% 3,000 26.4%
Large households 5+ persons 1,019 48.0% 398 74.8% 0 0.0% 621 41.3%
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Total:

Total Householder living alone 7,366  100.0% 2,344  100.0% 708 100.0% 4,314 100.0%
Households 2-4 persons 16,167 100.0% 3,545 100.0% 1,242  100.0% 11,380 100.0%
Large households 5+ persons 2,121  100.0% 532  100.0% 85  100.0% 1,504 100.0%

Source ACS 825009

The U.S. Department of Housing and Urban Development (HUD) defines a large family as one
with five or more members. According to the 2011 ACS there were 1,504 households classified
as large families, representing 8.7 percent of total households in Lake County.

The lack of available housing for large families creates a problem for those non-owner families,
particularly those renters who live in multifamily housing, since multifamily rental housing units
generally provide one or two bedrooms and not the three or more bedrooms that are required
by large families. For the large families that are unable to rent single-family houses, it is likely
that these large renter households are overcrowded in smaller units. When planning for new
multifamily housing developments, therefore, the provision of three-and four-bedroom units is
an important consideration due to the likely demand for affordable, larger multifamily rental units.

Single-Headed Households
According to the U.S. Census Bureau, a single-headed household contains a household head
and at least one dependent, which could include a child, an elderly parent, or non- related child.
The 2011 ACS indicates that there are 1,830 households headed by a female, representing 15.8
percent of all households in the unincorporated area of Lake County. The majority (59.7 percent)
of these female-headed households (1,092) have children living in them who are under 18 years
of age.

Female Headed Households (2011)

Lake Countywide Clearlake Lakeport Unincorporated Area

Householder Type Number Percent Number Percent Number Percent Percent

Female Headed Householders 3,153 19.5% 1,048 31.3% 275 22.3% 1,830 15.8%
Female Heads with Own Chlidren 2,043 12.6% 775 23.1% 176 14.3% 1,092 9.4%
1,110 6.9%
Fernale Heads without Children 273 8.2% 99 8.0% 738 6.4%
Total Householders 16,157 100.0% 3,348 100.0% 1,231 100.0% 11,578  100.0%
Female Headed Householders
Under the Poverty Level
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1,204 54.3% 861 67.1% 43  448% 590 45.3%

Total families Under the Poverty Level 2,384 100.0% 985 100.0% 96 100.0% 1,303  100.0%

Source: ACS 2007-2001 B17012

Due to lower incomes, single-headed households often have more difficulties finding adequate,
affordable housing than families with two adults. Also, single-headed households with small
children may need to pay for childcare, which further reduces disposable income. This special
needs group Wwill benefit generally from expanded affordable housing opportunities. More
specifically, the need for dependent care also makes it important that housing for single-headed
families be located near childcare facilities, schools and youth services.

Extremely Low Income Households

Extremely low income (ELI) households—those making less than 30% of the Median Family
Income for Lake County—face many challenges in securing adequate housing. These
individuals and families can often be one step ahead of homelessness and are often marginally
employed or collecting small amounts of government assistance such as Social Security.
According to the 2005-2007 Comprehensive Housing Affordability Strategy (CHAS) conducted
by the United States Department of Housing and Urban Development (HUD) just slightly more
that 3,000 households in Lake County were considered to be classified as ELI.

Table 3-27: Housing Needs for Extremely Low-Income
Households

Renters Owners Total

Total Number of ELI Households
Percent with any Housing Problems

Percent with Cost Burden (>30% of income)
Percent with Severe Cost Burden (>50% of income)

Total Number of Households
Source: 2011 ACS

ELI households also tend to consist of individuals faced with other special housing needs
previously discussed in this section. Many ELI households will be seeking rental housing and
most likely facing an overpayment, overcrowding or substandard housing condition. 72% of ELI
households in the County are living in housing with identified housing problems. The percentage
of owner-occupied ELI households with identified housing condition problems is nearly 88%,
which is 15% greater than that of those who are renting. A large reason for this difference is
related to the fact that nearly 70% of ELI owner-occupied households spend greater than 50%
of their income on securing housing alone. This leaves little to no available income to address
failing housing conditions.

To address the housing needs of ELI households, the County will need to employ a detailed
housing strategy including promoting a variety of housing types, such as single- room occupancy
(SRO) units and Supportive Housing facilities. Also referred to as single-resident occupancy,
SRO’s are generally single-room facilities which share other facilities such as kitchens and

3-26




_DRAFT LAKE COUNTY HOUSING ELEMENT 2019

bathrooms. Often times SRO’s are found in former hotels which now serve as permanent
residences. In Lake County a particular issue of concern is the conversion and use of former
resort facilities to permanent living establishments. These facilities are often substandard as
their general infrastructure is often in poor condition and/or improperly designed for permanent
residence. These facilities are also generally inappropriately zoned for use as permanent
residences and are not located near general services such as, public transportation corridors,
grocery stores or employment centers. Zoning standards should be modified to allow
conversions of some existing motel sites for use as SRO type housing at suitable locations not
identified as important resort areas, that have access to general commercial, employment and
public services.

Use of existing single-family homes for SRO units is not regulated by the County and is
considered a use by right in residential zoning districts. The County does not monitor
landlord/homeowners who may want to sublet a room or two within their home. As long as there
is adequate on-site parking, no overcrowding results that causes health and safety violations,
and the home is not dilapidated the County does not get involved because activity is not
prohibiled by the Lake County Code.

Supportive Housing is generally defined as permanent, affordable housing with on-site services
that help residents transition into stable, more productive lives. Services may include childcare,
after-school tutoring, career counseling, etc. The County should make a greater effort to develop
supportive housing and supportive services during the life of this plan. The County should partner
and meet with nonprofit groups who specialize in providing and building housing for ELI
households and supportive housing. This effort is designed to:

Build a long-term partnership in development,

Gain access to specialized funding sources, including applying for funding
sources that support deeper targeting, Identify the range of local resources
and assistance needed to facilitate the development of housing for ELI
households, and Promote a variety of housing types, including higher density,
multi-family supportive, single room occupancy and shared housing.

Homeless Persons
As elsewhere in the nation, homelessness is usually the end result of multiple factors that
converge in a person's life. The combination of loss of employment, inability to find a job because
of the need for retraining, and high housing costs lead to some individuals and families losing
their housing. For others, the loss of housing is due to chronic health problems, physical
disabilities, mental health disabilities or drug and alcohol addictions along with an inability to
access the services and long-term support needed to address these conditions.

The term “homeless” is broadly defined by the McKinney-Vento Act's Education for Homeless
Children and Youth Program. The term “homeless children and youth” means:

Individuals who lack a fixed, regular, and adequate nighttime residence ...; and includes:

children and youths who are sharing the housing of other persons due to loss of housing,
economic hardship, or a similar reason; are living in motels, hotels, trailer parks, or camping
grounds due to the lack of alternative accommodations; are living in emergency or transitional
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shelters; are abandoned in hospitals; or are awaiting foster care placement;

children and youths who have a primary nighttime residence that is a public or private place not
designed for or ordinarily used as a regular sleeping accommodation for human beings ...
children and youths who are living in cars, parks, public spaces, abandoned buildings,
substandard housing, bus or train stations, or similar settings; and

migratory children who qualify as homeless for the purposes of this subtitle because the children
are living in circumstances described in clauses (i) through (iii).

The 2020 Point-In-Time County, completed by the Lake County Continuum of Care on January
27, 2020, recorded 572 homeless individuals in the county, 231 of whom reside in the
unincorporated areas of the County. Approximately 38 percent of the total count were female,
and 6 percent were under age 18. Fifteen percent of the 332 individuals who were surveyed
were fleeing domestic violence.

There are a number of different types of homelessness with unique sets of contributing factors.
Chronic homelessness is defined as those who experience a protracted homeless period, often
a year or longer, or whose spells in the homeless assistance system are both frequent and long.

Those who are homeless or at-risk of becoming homeless have varying housing needs. Some
require emergency shelter, while others require other assistance to enable them to become
productive members of society. Some are just passing through Lake County, while others are
long-time residents. Often, there is crossover between one population group of “special needs”
and another. For example, farm workers may become homeless due to seasonal employment
or female heads of household, due to domestic violence. In each instance, the point of contact
for addressing their homelessness is the problem that made them homeless.

About 12% of homeless individuals in Lake County are veterans, slightly higher than the 8%
across the State. The U.S. Department of Veterans Affairs (VA) says the nation's homeless
veterans are mostly males (approximately 91%) while, female homeless veterans represent an
estimated 9% of homeless veterans. They are more likely than male homeless veterans to be
married and to suffer serious psychiatric iliness, but less likely to be employed and to suffer from
addiction disorders. Comparisons of homeless female veterans and other homeless women
have found no differences in rates of mental iliness or addictions.

The Lake County Community Action Agency provides temporary assistance to the homeless
and reports that all 5 available temporary housing units (25 beds) are occupied, with a waiting
list of over 50 families. According to the Treatment Program Manager of the Drug Abuse
Alternatives Center (DAAC), there are 30 women participating in their program. Eight of these
women reside at the DAAC Transitional Living Center with their children and there is a waiting
list of 17 women, many of whom

are homeless or in a “non-healthy living situation.”

Emergency Shelters

In accordance with SB 2 amendments to Sections 65582-65589 of the California Government
Code, every locality must identify a zone or zones where emergency shelters are allowed as a
permitted use without a conditional use or other discretionary permit. California Health and
Safety Code Section 50801(c) defines emergency shelters as: “housing with minimal supportive
services for homeless persons that is limited to occupancy of six months or less by a homeless
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person. No individual or household may be denied emergency shelter because of inability to
pay.” The identified zone or zones must include sufficient capacity to accommodate the need for
emergency shelter as identified in the housing element, except that all local governments must
identify a zone or zones to accommodate at least one year-round shelter. Adequate sites/zones

can include existing facilities that can be converted to accommodate the need for emergency
shelters.

The Lake County Zoning Ordinance includes provisions for the use of community care facilities,
which are defined as any facility, place, or building which is maintained and operated to provide
non-medical residential care, emergency shelters, adult day care, or home finding agency
services for children, adults, or children and adults, including, but not limited to, the physically
handicapped, mentally impaired, or incompetent persons. Community care facility shall include
residential facility, residential care facility for the elderly, adult day care facility, home finding
agency, and social rehabilitation facility, as defined in Section 1502 of the Health and Safety
Code.

Community care facilities, which by the zoning definition includes emergency shelters, are
allowed with a use permit in RL, RR, SR, R1, R2, R3, C1, C2 and C3 Zoning Districts. State law
requires the consideration of emergency shelters within residential districts that must only be
subject to the same restrictions that apply to similar housing types in the same zone.

The requirement to obtain a use permit is inconsistent with state law. Section 6 of the Housing
Element provides an implementation program from the 2004 Housing Element to evaluate
residential districts to establish an emergency shelter use within those districts, and establish a
ministerial permit process that is only subject to those restrictions that apply to other residential
uses of the same type in the same zone.

The “C3”, Service Commercial, zoning district has been identified as a compatible and suitable
zone to allow emergency shelters as a permitted use. “C3” lands are located within close
proximity to services and other uses allowed in the district are compatible with emergency
shelters. Although primarily intended for heavy retail and service commercial uses the ranges of
uses is very broad and includes the permitting of Day Care Centers, Pre-schools, Entertainment
& Recreational Facilities (theatres, bowling alleys, etc.) and Community Care Facilities as
mentioned above. The “C3” district does not permit heavy industrial or manufacturing type uses.
Within the County of Lake, there are approximately 160 acres of vacant properties within the
“C3” zoning district available in each community throughout the County and are situated near
collector roads and have good access to public transit. Areas designated “C3” are located
directly in orimmediately adjacent to downtown community centers and essential basic services
such as grocery stores and medical services. The table below indicates each unincorporated
cities and areas adjacent to the incorporated cities of Lakeport and Clearlake vacant and
occupied total acreages.
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Table 3-28: "C3", Service Commercial Zoning Availability by
Community
Vacant "C3" Properties Occupied "C3" Properties
Community
Clearlake Oaks 21.91 acres 31.6 acres
Coyote Valley 38.94 acres 78.99 acres
Kelseyville 5.97 acres 25.41 acres
Lakeport (North) .79 acres 10.31 acres
Lakeport (South) 44 .19 acres 163.69 acres
Lower Lake 1.35 acres 126.59 acres
Lucerne .35 acres .36 acres
Middletown 38.94 acres 78.99 acres
Nice 24 acres 14.96 acres
Upper Lake 0 acres 24.89 acres
Source 2010 aerial photography of County of Lake ARC GIS data

Typical vacant “C3” zoned parcels are less than an acre in size, while some larger parcels
(greater than ten acres) also are available. Many suitable areas are also available on “C3” zoned
sites with established uses currently. The implementation program will result in a revision to the
Zoning Ordinance to bring it into compliance with state law. Program HE-34 in Section 1 of the
Housing Element provides an implementation program to establish a ministerial permit process
for small group homes to allow those uses by right in residential districts and in the “C3” district.
The implementation program will result in a revision to the Zoning Ordinance to bring it into
consistency with state law.

Farmworkers

Farm workers are often faced with the problem of overpaying for housing as well as overcrowded
conditions. Furthermore, most of the housing that is available is in a severely dilapidated
condition. Farmworker housing located near urban services is a critical need of farmworkers and
their families. Although agricultural operators or labor contractors provide units for farmworkers
on their farms and ranches, mostly for unaccompanied male migrant workers, there is more
demand than supply, particularly for family housing. As soon as a unit is vacant, it is immediately
reoccupied by another family.

Farmworkers accounted for 2.9 percent of the employed persons living in unincorporated Lake
County in 2000. The 2000 Census reported a total of 439 permanent residents who were
employed in farming, forestry, and fishing occupations. In 2007, the U.S. Department of
Agriculture (USDA) reported in its Census of Agriculture that 2,415 individuals worked either
fulltime or seasonal in Lake County agriculture, with 1,900 of those individuals employed for
fewer than 150 days. The USDA also reported that for 2010, the average California field worker
earned $10.20 per hour when employed. The California Department of Housing and Community
Development (HCD), which licenses employee housing in the state, reports that for June 2011
it had active licenses for 887 employee housing beds. HCD, however, has no information
regarding the number of beds provided for free too workers as part of their wages vs. the number
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of beds that are provided to these workers, almost exclusively unaccompanied males, for rent or
afee.

Despite the passage of a County zoning ordinance to facilitate the development of farmworker
housing on farmlands, Farm Bureau members report that the process continues to be
cumbersome and fraught with delays and red tape. Rural Communities Housing Development
Corporation developed Oak Hill Apartments, which provides 40 rental housing units for
farmworkers, in Kelseyville. RCHDC has been having difficulty filling these units with qualifying
farm laborers since its funding sources require proof of tenant legal status.

Farmworkers — County-Wide (Lake

County)
Hired Farm Labor
Farms Workers $1,000
payroll
248 2,415 14,632

The California Human Development Corporation (CHDC) provides services such as job training,
English classes, job placements, flrst-time home buying program, and emergency help, to
farmworkers and their families. At its Lake County public hearing in May 2011, attendees
identified adequate housing and employment/unemployment as the top local priorities. The
majority of farmworker families that live in the area lack access to adequate housing because
most have temporary employment with low salaries and have no personal credit. They often
have large families. There is still housing discrimination. There is not enough low-income
housing available. Furthermore, farmworkers lack information on programs and assistance
available to buy or rent homes on the open market.

The Migrant and Seasonal Farmworker Enumeration Profiles Study for California, completed in
2000, provided estimates of the numbers of migrant and seasonal farmworkers and their
dependents for each county for health care programs for farmworkers. The estimate for Lake
County overall, which includes the incorporated cities of Clear Lake and Lakeport, was 5,181 in
the year 2000. This figure was much higher than the census figures above because it includes
seasonal workers as well as dependents of farmworkers and covers the whole county.

Farmworkers by Days Worked (Lake County)

150 Days or More

Farms 105

Workers 515
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Farms with 10 or More Workers
Farms 13
Workers 291
Fewer than 150 Days
Farms 221
Workers 1,900

Farm Worker Housing

Agriculture remains a critical component of the Lake County economy and therefore is affected
by the seasons, with employment ranging from 600 workers in the winter months to more than
1,700 at harvest. Farmworker housing is allowed in all Agriculture zoned parcel.
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4.0 RESOURCE INVENTORY

4.1 ADEQUACY OF PUBLIC FACILITIES AND INFRASTRUCTURE

Roads

The Lake County Department of Public Works is responsible for maintenance of county roads.
The Lake County Maintained Road System consists of 676 miles of roads that include 735
bridges along with 3,555 culverts and numerous drainage structures. These roads vary widely
in their volume and type of traffic, pavement condition, and geometrics (such as pavement
width). The basic standard for county roads is two lanes. Due to limited availability of funding
and the inability to perform all of the maintenance it would like, the Lake County of Board of
Supervisor’s policy is to not take any additional roads into the County maintained road system.
Many local roads require widening, intersection improvements, paving, or other measures to
safely accommodate projected growth. A number of older, undeveloped subdivisions lack
adequate roads. The County has assisted property owners in these areas with the formation of
road improvement assessment districts.

All of the roads within the County system are classified under the Federal Functional
Classification System and were approved by the Federal Highways Administration (FHWA) in
1992. Functional classification as a minor arterial or major collector makes a roadway eligible
for Federal Aid funds. Of the County's 676 miles of roads, 480 miles (78%) are classified as rural
minor (collector) or rural local roads and do not qualify for Federal or State Aid funds from
programs such as the Regional Surface Transportation Program (RSTP) and the State
Transportation Improvement Program (STIP).

Within the Maintained Road System, there are 136 miles of roads that constitute the County's
Primary Road Network. Roads were identified as primary roads based on their importance in
interconnecting the cities and communities within the County. The remaining 480 miles of County
roads or secondary roads either have a lower functional classification on the Federal Aid system
or are roads that the County has placed less importance. Of the 480 miles of secondary roads,
148 miles have a gravel or dirt surface.

The State highway system of Lake County is made up of 137.5 miles of State highway, which
includes State Route 20, State Route 29, State Route 53, State Route 175, and State Route
281. With the exception of a 7.5 mile freeway segment on State Route 29 near Lakeport, the 3.0
mile Clearlake Expressway, and several shorter three lane sections in other areas, all of the
State highways currently serving Lake County are two- lane facilities. The State highway system
in Lake County is geographically constrained. The County is mountainous and highways must
wind around the extensive lake system.
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State Route 20 provides the main east west corridor through the County, extending from the
Mendocino County line to the Colusa County line. For the communities of Nice, Lucerne,
Glenhaven, and Clearlake Oaks, Route 20 is “Main Street.” However, Route 20 itself is limited
to a curving, two-lane facility by its surrounding geography.

Water and Wastewater Disposal

Water supply for domestic use in Lake County includes both groundwater and surface water.
While several water distribution systems buy Clear Lake water from the Yolo County Flood
Control and Water Conservation District, most use groundwater. The Lake County Health
Department regulates over 100 water distribution systems. Of these systems, only 15 have 200
or more connections. The majority of systems, which have less than 100 connections, typically
include smaller subdivisions, mobile home parks, and resorts. A combination of depleting
groundwater supplies and increased treatment standards has resulted in the failure of a few
systems.

The Lake County Sanitation District (LACOSAN) owns and operates the Northwest and
Southeast Regional Wastewater systems at each end of Clear Lake. A moratorium was lifted in
2012 as a result of improvements to Lift Station number four. This fix was the result of sewage
spills that occurred in the Highlands Harbor area, in the City of Clearlake. LACOSAN also
operates local systems in Kelseyville and Middletown. In addition to LACOSAN-operated
facilities, the Clearlake Oaks County Water District operates its own sewer system. The Hidden
Valley Lake Community Services District provides sewer and water service to properties within
the Hidden Valley Lake Subdivision, in Coyote Valley near Middletown. The remainder of the
county uses septic systems.

In general, the ability of each Sewer or Water District to accommodate additional housing
demand is closely tied to financial constraints. The willingness of current customers to increase
current service charges or to assume new costs for the expansion of existing water and sewer
systems plus the success in obtaining State or federal grants or loans will primarily dictate the
ability to increase service capacities to accommodate new housing.

According to Lake County Special Districts, as of September 15, 2020, all of the LACOSAN
wastewater systems have capacity to support new homes and future residential development.
The Northwest Regional, Southeast Regional, and Kelseyville systems have capacity to support
housing development with their current infrastructure. The Middletown Sewer System has
capacity currently and is working on an upgrade to increase their capacity for new connections.
The County’'s wastewater systems have sufficient capacity for multi-family development and to
meet the County’s RHNA.

County Operated Water Systems:

CSA #2. Spring Valley: County Service Area #2, is comprised of the customer base in the Spring
Valley Lakes subdivision. The Spring Valley Water Treatment facility and distribution system
serves customers in the Spring Valley subdivision. The treatment facility consists of a raw water
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pump station that takes water from an infiltration gallery located in the North Fork of Cache Creek
and pumps it to the treatment plant. The Spring Valley Water system services 494 connections
and includes over 66,000 ft of distribution pipeline, one 240,000 storage tank and 1 High — Lift
Service pumping station. In September 0f 2006, the Lake County Board of Supervisors enacted
an Urgency Ordinance #2791 adopting emergency water conservation restrictions for water
customers in CSA #2 Spring Valley. The original water system was constructed for a much
smaller community than presently exists. Many portions of the original water system were
constructed with less than ideal materials and design and during a time well before District staff
had any role or oversight, and the system continues to be a maintenance challenge. Expansion
plans have been completed for a network hydraulic model water distribution system and a
capacity and expansion analysis was completed for the treatment facility. The capital
improvements to the water treatment plant were completed in 2013. Distribution system
improvements covered by a Division of Water Resources (DWR) Integrated Regional Water
Management (IRWM) grant are scheduled for 2015-2016. This funding targets improving the
system to reduce leaks).

CSA #6, Finley: County Service Area #6, was formed to establish a domestic water system for
the residents within the community of Finley. The current water system has been upgraded from
the original much smaller community water system with the intertie to the Kelseyville water
system in 2006, which provides improved water quality and higher water pressure and flow.
There are four active wells in the Kelseyville system which supply water to Finley. The system
has 235 connections, over 28,000 ft. of distribution pipeline, one 5,000 gallon pressure tank,
three storage tanks (1-1,000,000, 2-250,000 gallons), and one service pumping station. There
are no capacity issues with this system.

CSA #7, Bonanza Springs: County Service Area #7, was formed (with the dissolution of its
predecessors - Bonanza Springs, Seigler, and Forest Oaks Water Companies) to establish a
domestic water system for the residents within the community in Bonanza Springs. The system
consists of 777 connections, over 22,000 ft of distribution pipeline, one 100,000 gallon storage
tank and one service pumping station. There are currently no restrictions on new connections,
although the district has had capacity issues partly due to distribution leaks, which have since
been located and repaired. Valley Fire damage

CSA #13, Kono Tayee: County Service Area 13, serves The Kono Tayee Estates and Kono
Tayee Heights subdivisions. The system consists of 7147 connections with over 5,000 ft of
distribution line, four storage tanks (1-100,000 gallon, 1-13,000 gallon, one 60,000 gallon tank)
and one High-Lift Service pumping station on Verna Way. Meters were installed throughout the
CSA #13 Kono Tayee water system in 2010. Many portions of the original water system were
constructed with less than ideal materials and designed during a time well before County staff
had any role or oversight. The system continues to be a maintenance challenge. There are
currently no capacity issues for this system.

CSA #16, Paradise Valley: County Service Area # 16, was formed to establish a domestic water
system for the residents within the community in Paradise Valley. The system consists of 72
connections with three production wells over 7,500 ft. of distribution pipeline, one storage tank

(100,000 gallons) and one service pumping station. This water system is working on a capital -

project to connect their system to the Clearlake Oaks County Water District, which will result in
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the current moratorium being lifted. This intertie project is being funded by a Division of Water
Resources (DWR) Integrated Regional Water Management (IRWM) grant).

CSA #18, Starview: County Service Area #18, was formed (with the dissolution of its
predecessor, Starview Mutual) to establish a domestic water system for the residents within the
community in Starview. The system consists of 747 connections served by over 12,000 ft of
distribution line, one storage tank (100,000 gallons) and one service pumping station. Many
portions of the original water system were constructed with less than ideal materials and design
and during a time well before District staff had any role or oversight, and the system continues
to be a maintenance challenge. There are no capacity issues for this system. Valley Fire
damage

CSA#20, Soda Bay: County Service Area #20, is comprised of the Soda Bay, Lakewood Park,
and Riviera Heights areas of Lake County. CSA #20 was formed (with the dissolution of its
predecessor(s) Riviera Mutual Water Company, Lakeview Estates Water Company, and over
14 additional small independent water systems) in March of 1989. The distribution system is
divided into five pressure zones, which are served by the 135,000 gallon clear well, one 330,000
gallon, four 60,000 gallon, and one 30,000 gallon water storage tanks, 5 booster pump stations,
and two high service pump stations. The system contains over 15 miles of distribution pipeline
and serves 646 connections. The facility is operating efficiently and providing water to customers
in compliance with all applicable water quality standards. However, highly variable water quality
from Clear Lake creates significant challenges. There has also been a tight restriction on new
connection during the previous housing cycle. In an effort to lift the connection restriction, the
District is currently in the design phase of a capital improvement project, which should address
the capacity issues).

CSA #21, North Lakeport: County Service Area #21, is comprised of the customer base for the
North Lakeport Water Treatment facility and distribution system serving the North Lakeport area.
CSA #21 was formed in 1989 and included more than 25 small independent water systems. The
distribution system is divided into three pressure zones (PZ). PZ1 serves the largest number of
customers and consists of approximately 128,500 ft. of piping, two 500,000 gallon storage tanks
and is supplied directly from the water treatment facility through two pumps. PZ1 supplies most
(99%) of the North Lakeport’s water demand. PZ2 consists of 3,700 ft. of piping and two pumps.
PZ2 directly serves 9 SFDs and supplies water to two 20,000 gallon storage tanks. PZ1 is the
sole source of water for PZ2. PZ3 consists of 2,100 ft. of pipe and directly serves 8 SFDs through
two pumps and a 1,000 gallon pressure tank. PZ2 is the sole source of water for PZ3. There is
a total of over 25 miles of distribution pipeline serving 1300 connections. The N. Lakeport facility
is in need of facility expansion for processing and storage. The State Department of Public
Health issued a compliance Order on May 13, 2008 restricting any new service connections.
The District is (2015) working with a consulting engineer to conduct a Design Definition Report
in order to identify viable options for improvements, which will increase plant capacity.
Subsequent to the DDR, the same engineer will perform the preliminary engineering tasks to
generate plans and specifications for the improvement project, which can then be sent out for
bid. Once the plans and specifications are completed, the District will seek construction funding
from the California Drinking Water State Revolving Fund. This improvement project will increase
capacity and should result in the connection moratorium being lifted).




DRAFT LAKE COUNTY HOUSING ELEMENT 2019

CSA #22, Mt. Hannah: County Service Area #22, was formed (with the dissolution of its
predecessor, Mt. Hannah Water Company) to establish a domestic water system for the
residents within the community in Mt. Hannah. This is a small CSA that serves approximately 38
dwellings.

Kelseyville County Waterworks District #3: The Kelseyville water system was originally
constructed in the late 1960’s. The water system obtains water from four (4) wells. The
Kelseyville Water system serves the downtown and surrounding residential areas of Kelseyville.
Recent upgrades to the system (new well and storage tank) as well as an intertie with the Finley
Water System (CSA #6) were completed in 2006. The system consists of 1020 service
connections with over 29,000 ft of distribution pipeline, and one

(1) 1,000,000 gallon storage tank, and two (2) 250,000 gallon storage tanks. The expansion of
the supply and treatment capabilities within the Kelseyville water system have been the primary
focus within the system and those goals were successfully completed. Future improvement
goals, mainly in regards to the distribution system (mainly piping and looping) are needed in the
near term for the existing customer base and reasonable future growth. In order to comply with
the conditions of the USDA/RUS loan that funded the system improvements in 2006,
connections to the Kelseyville water system are mandatory.

Non - County operated water systems with over 500 connections:

There are several water systems operated by non-county entities to serve residents throughout
the County. These include:

Highlands Mutual Water Company

Nice Mutual Water Company

Upper Lake County Water District
Clearlake Oaks County Water District
Callayomi County Water District
Buckingham Park Water District

Cobb Area Water District

Lower Lake County Waterworks District
Konocti County Water District

Consultations with staff at each of these water districts confirmed that water systems throughout
the County have sufficient capacity to meet the demand of the planned sites, including muilti-
family and the regional housing need for lower income households. These water districts serve
parcels across the County, allowing development to occur on most vacant or non-vacant sites.

California Water Service Company: The California Water Service Company (formerly known as
the Lucerne Water Company) provides approximately 1,350 water connections to the Lucerne
community. The Water Company utilizes water from Clear Lake as its sole supply source. On
November 7, 2006, the California Department of Health Services issued a Compliance Order
that disallows additional water connections until the Company demonstrates that it has adequate
treatment capacities to serve its existing customers. The Order was lifted on December 5, 2008
after the company completed the installation of a new treatment plant and additional storage |
capacity of 300,000 gallons, for a total capacity of over 900,000 gallons. The district can support
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approximately 10% growth (120-130 taps) for new water connections located within their existing
service area.

Callayomi County Water District: The Callayomi County Water District (CCWD) supplies water
to 403 active customers, with 74 reserved connections within the district boundary. Service is
provided to residential, commercial, and agriculture uses, and to the Middletown Rancheria and
Twin Pines Casino and Hotel. The property at the northeast corner of the intersection of Butts
Canyon Road and Highway 29 was annexed into the district in 2011. The CCWD's water source
consists of groundwater from three wells, one leased well on the Diamond D Ranch and two
District owned wells on Big Canyon Road. CCWD's water storage system consists of two tanks
with a capacity of 625,000 gallons, which just meets the needs of the existing customers. The
District's Master Plan called for replacement of one 125,000 galion tank with a 450,000 gallon
tank on Rabbit Hill in 2010. CCWD operates a water treatment plant with a filtration system and
carbon filter with transmission lines from the wells to the treatment facility at the corner of
Brennan and Stewart Streets. The District has the water rights to supply properties within its
district boundaries, but will require additional wells, storage and treatment facilities as lots are
built-out in the community. Valley Fire Impacts

Clearlake Oaks County Water District: The Clearlake Oaks County Water District has 1,649
active water connection accounts and a total of 1,954 accounts. They may expand to 2100
accounts before additional approval is needed from the State Department of Health. The water
company utilizes water from Clear Lake with the capability of treating 500 gallons per minute
(GPM), though the average intake is approximately 450 GPM. The company has five tanks on
six sites with a total storage capacity of 625,000 gallons of potable water.

Hidden Valley Lake Community Service District: The Hidden Valley Lake Community Service
District (HVL-CSD) was providing 2,437 water service connections as of 2008 to the Hidden
Valley Lake Subdivision and some commercial parcels in the surrounding area along Coyote
Valley and Hartmann Roads, including the golf course, clubhouse, Coyote Valley School (water
only), Hardester's Market and Coyote Valley Plaza. The District currently has approximately
300,000 linear feet of piping, four potable water booster pump stations, seven storage tanks,
and three ground wells, and a chlorine contact basin.

Lower Lake County Water District: The Lower Lake County Water District has over 1,050 service
connections. The water system is currently in locally imposed water conservation which restricts
the installation of new water meters. The district’s water source is groundwater drawn from 8
wells (developing a ninth). All wells were operating at a reduced flow due to sediment plugging
the water pathways to the wells in 2014 & 2015. Even after scrubbing, well performance did not
improve. The District decided to move forward with new sources to improve the ability to lift the
current moratorium. With the current drought, the District is only able to draw approximately
820,000 gallons per day from its sources. They use two 500,000 gallon storage tanks, one
220,000 gallon tank and one 30,000 gallon redwood tank (that the District is trying to take out of
the system and replace with a pressure reducing valve if needed). Because of the long term
drought and existing sources, the District has been in Stage 1 and 2 of the drought contingency
plan in the last few years, with summer months requiring mandatory cutbacks. With the drought
and issues with District sources, there is no plan to lift the current moratorium.
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Mount Konocti Mutual Water Company: The Mt Konocti Mutual Water Company provides water
service to residents of the Clear Lake Riviera Subdivision. The Water Company provides service
to approximately 1,546 connections. Water is obtained from Clear Lake, and the treatment plant
has a typical output of 1,000,000 gallons per day. The system infrastructure consists of roughly
26 miles of water main and ten water storage tanks, with a total capacity of 1.2 million gallons.
The Water Company has

service restrictions in place that only allow it to serve the Clear Lake Riviera Subdivision, which
contains approximately 2,800 residential lots.

Nice Mutual Water Company: The Nice Mutual Water Company provides water service to the
majority of the community area of Nice. Water is obtained directly from Clear Lake and is treated
at a treatment facility located along Lakeshore Boulevard. The treatment plant has a maximum
output of 650 gallons per minute. The district is providing water service to approximately 1,300
connections. The system has approximately 40 miles of distribution piping, and seven storage
tanks with five tank sites totaling gallons 1.15 million Gallons.

Upper Lake County Water District: The Upper Lake County Water District provides water service
within the community area of Upper Lake. Water is obtained from two wells. The district is
providing service to 405 connections. It has a storage capacity of 400,000 gallons, which consist
of two 100,000 gallon tanks and one 200,000 gallon tank. They are at maximum storage capacity
and in the process of upgrading their water delivery and storage system. These upgrades
include replacing the two 100,000 gallon tanks with a 500,000 gallon tank and creating a looped
delivery system in order to meet current fire flow requirements.

The Konocti County Water District and the Highlands Water Company service areas are located
completely within the city limits of Clearlake. The City of Lakeport supplies water to the
incorporated areas within the City and a few small unincorporated areas south of the City.

Wastewater Systems

Northwest Regional Wastewater System: The Northwest (NW) wastewater collection system
serves the communities of N. Lakeport, Upper Lake, Nice, Lucerne, Kono Tayee and Paradise
Valley and utilizes aerated lagoons for treatment. The Northwest Regional Wastewater System
has a total of 4,710 connections, 90 miles of pipe within the gravity collection system, 23 lift
stations, and over 15 miles of force main piping conveying wastewater to the NW Treatment
Plant. Many portions of the collection system were constructed 25-30 years ago when materials,
construction techniques and inspections were not as comprehensive as they are today. Due to
the age of the collection system, the close proximity to the lake, and seasonal high lake levels,
inflow and infiltration of freshwater is common, and contributes a large percentage of winter
flows. The high seasonal flows force lift stations to operate for extended periods of time and
almost continuously during muiti-day storm events. The District frequently hires emergency
pumper trucks and crews to avoid or minimize spills. Treated wastewater is recycled at the
Geysers steamfield for geothermal electricity production. According to the Master Plan
(December 2005), the service area has a potential capacity for 7,379 connections. All projects
greater in size than three single family dwelling equivalents are required to utilize an established
hydraulic model that identifies the areas within the collection system where infrastructure
improvements are necessary to accommodate the development. Capacity Expansion Fees, as
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well as the costs of mitigation as identified in the Capacity Analysis, are required of the
developer.

The Southeast Regional Wastewater System: The Southeast Regional Wastewater System
collects and treats wastewater from Pirates Cove to Lower Lake, including the City of Clearlake.
The system has 6,185 service connections (8,434 single family dwelling equivalents) and over
100 miles of collection system piping within the collection system. Like the Northwest Regional
Wastewater System, portions of this system were constructed over 30 years ago. Due to the
proximity to the lake and seasonal high water table, a significant amount of groundwater intrusion
occurs within the system during the winter. Also like the Northwest System, winter rains
contribute to inflow and infiltration and the increased flows in the winter requires the lift stations
to operate more frequently, and almost continuously during multi-day storm events. During more
intensive storm events, the District typically hires emergency pumper truck services to maintain
collection system operations. All treated wastewater is recycled at the Geysers. According to the
Master Plan (December 2005), the service area has a potential capacity of 14,641 connections.
All projects greater in size than 19 single family dwelling equivalents are required to utilize an
established hydraulic model to determine necessary upgrades that will result from the proposed
development. Restrictions were in place until major capital improvements were completed at the
end of 2012.

Kelsewville Wastewater Treatment System: The Kelseyville wastewater collection and treatment
facility was constructed in the late 1960’s. The collection system serves the downtown and
surrounding residential areas of Kelseyville. Wastewater from the Clear Lake State Park was
added during the 1970’s and the wastewater collection system of Corinthian Bay was added in
the late 1980’s. Raw wastewater is conveyed through the collection system and treated at the
Gaddy Lane treatment facility and pumped to the evaporation ponds facility on Mt. Konocti for
final disposal. The system has 1,353 service connections and provides service to Clear Lake
State Park. It has over 15 miles of pipe within the gravity collection system and over 4 miles of
force main piping including six lift stations conveying wastewater flows to the Kelseyville
Treatment Plant (Gaddy Lane). Two pumps convey the treated effluent from the Gaddy Lane
facility to the evaporation ponds on Mt. Konocti. The Kelseyville Community Waste Water District
#3 wastewater treatment plant, has no restrictions.

Middletown Wastewater Collection System: The Lake County Sanitation District manages the
Middletown Wastewater Collection System and Treatment Plant with a federal grant from the
EPA under the Clean Water Act. The plant began operation in April 1992. Developed parcels
within the district were required to abandon existing septic systems, and undeveloped parcels
began to be assessed for future connections. The existing plant has a tertiary treatment facility
that includes primary and secondary treatment ponds discharged to a concrete basin for tertiary
treatment. An effluent pump station injects the effluent into the Southeast Geysers Effluent Pump
(SEGEP) Number 1, which has a capacity of 100 gallons per minute, or to a 240 acre-foot
backup storage

pond when SEGEP is unavailable. Based on existing and anticipated population growth, the
wastewater treatment facility is undergoing modification and phased capacity improvements.
Funding, including grants and loans, is being sought from State and Federal agencies for the
improvements, and is further supported by expansion fees for new development. A Master
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facilities Plan was completed in September 2010, which was followed by the implementation of
a project that marginally increased the capacity at the treatment plant.

Valley Fire impacts

South Lakeport/Lands End Waste Water Collection System: The South Lakeport wastewater
collection system serves customers from Lands End, and portions of the Big Valley Rancheria,
Soda Bay Road and S. Main Street. Raw wastewater is conveyed through a series of lift stations
and the collection system and ultimately treated at the City of Lakeport's Wastewater Treatment
Facility. The system provides service to 794 connections. The system has 5 miles of pipe within
the gravity collection system, and over 2 miles of force main piping conveying wastewater flows
to a connection point with the City of Lakeport's wastewater collection system. The District is
moving forward with Infiltration and Inflow (I/1) mitigation, and will be investigating any sources
of excess flow within these portions of the collection system. Costs for treatment are paid to the
City of Lakeport through metered flow measurements. Costs for treatment continue to rise and
the elimination of excess I/l is a priority.

Clearlake Oaks County Water District: The Clearlake Oaks County Water District operates a
wastewater treatment plant in the community of Clearlake Oaks. The District's sewage collection
system experiences substantial inflow and infiltration, which in the past have resulted in
discharges of treated effluent to Clear Lake, which violates the state's waste discharge
requirements. The Clearlake Oaks County Water District has been operating under a moratorium
that was imposed in 2001 prohibiting any new sewer connections until additional capacity is
provided, with system connection to the Geysers pipeline. The agency continues to repair local
pipeline systems to correct inflow and infiltration problems.

Hidden Valley Lake Community Service District: The Hidden Valley Lake Community Service
District (HVL-CSD) is providing 2,447 sewer connections Hidden Valley Lake Subdivision. A few
commercial parcels in the surrounding area along Coyote Valley and Hartmann Roads, including
a golf course, clubhouse, Hardester's Market and Coyote Valley Plaza are also served. The
District has approximately 300,000 linear feet of piping, seven sewage booster pump stations
and one wastewater treatment plant. All wastewater is recycled and used for golf course
irrigation. Annexation of parcels into the service district and expansion of the sphere of influence
within the Coyote Valley Community Boundary Area are supported, as is service to the Crazy
Creek property, located between the communities of Middletown and Hidden Valley Lake on the
east side of State Highway 29, to support commercial/industrial development and limited
residential development consistent with policies of the Lake County General Plan and Housing
Element.

4.2 INVENTORY OF LOCAL, STATE, AND FEDERAL HOUSING AND
FINANCING PROGRAMS

Current Programs
Lake County utilizes local, State, and Federal funds to implement its housing strategy. Because ‘
of the cost of new construction and the competition for available funds, more than one source of
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public funds is typically required to construct an affordable housing development. The County
does not act as a developer in the production of affordable units, but relies upon the private
sector to develop new units with the assistance of available State and Federal sources.

The County has limited financial resources of its own to allocate for housing. The County
competes for limited Community Development Block Grant (CDBG) funds, both planning and
technical assistance grants and general grants through the statewide program administered by
the Department of Housing and Community Development (HCD) as well as HOME funds.

Lake County Housing
The Lake County Department of Social Services (LCDSS) administers the County’'s housing
programs. The LCDSS staffs the Lake County Housing Commission’s office in Lower Lake and
administers the HUD-funded rental assistance program for the entire county, including the cities
of Clearlake and Lakeport.

Section 8 Program

Lake County provides 224 families/individuals rental assistance through the County's Housing
Choice Voucher program. As per its contract with HUD, the agency cannot exceed the annual
average of 224 vouchers. Approximately 36 percent of the participants in the program live in the
unincorporated areas of the county.

As of January, 2015, there were 58 households on the waiting list, which is currently closed. It
was last open in January 2014. The income limit for the County's Housing Choice Voucher
program is 50 percent of median income; However, the assistance is targeted to extremely low-
income households (30 percent or below of median income), with over 75 percent of the
vouchers designated for this group.

The LCDSS also operates the Lake County Housing Administration Office for the County and
administers HOME and CDBG grants and programs. Existing (2015) programs include the
following:

Family Self-Sufficiency (FSS) Program: In December of 2000, the Lake County Housing
Commission received an allocation of 50 Housing Choice Vouchers that were designated as
FSS Vouchers. Those vouchers were to be allocated to families who would agree to enroll in a
five to seven year program to work toward self-sufficiency, defined as being free from the use of
welfare and CalFresh (Food Stamps). FSS is intended to promote economic self-sufficiency
among families participating in the Housing Choice Voucher Program. Only families who are
receiving rental assistance through the Housing Choice Voucher program are qualified to apply
for FSS. Eligible families are connected to the appropriate support services and resources in
their communities that are needed to move the family toward economic independence. FSS
offers a financial incentive to families through the establishment of a savings account which
becomes available to the family upon successful completion of the Contract of Participation.
During the term of the contract, the savings credit is based on increases in earned income of the
family. As of March 2015, 39 of these vouchers were issued.

CDBG and HOME Programs
The LCDSS also operates the Lake County Housing Administration Office for the County and
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administers HOME and CDBG grants and programs. Current (2015) programs include the
following:

Owner-Occupied Rehabilitation Program: The purpose of this program is to improve the

condition of owner-occupied properties in Lake County. This program provides rehabilitation loan
at 2.5 percent interest for a 30-year term. Eligibility is limited to households at or below 80
percent of median income. The program is funded with CDBG and HOME funds.

First Time Home Buyer Program: The goal of this program is to promote home ownership in

Lake County. Participants must be first-time buyers and have incomes at or below 80 percent of
median. The program works in conjunction with CalHFA, local banks, and mortgage institutions
and provides a deferred second mortgage (simple interest of two percent for up to a 45-year
term). Currently, the maximum value of the home cannot exceed $149,000. The program is
funded with HOME funds.

Traditionally, these programs tend to be successful when a number of factors are working
together. When home prices are stable and the economy is doing well, there are more houses
bought and sold and home owners tend to invest in making repairs in homes they are planning
to live in. These factors have not been at play in the County of Lake for several years and
therefore few loans have been made under these programs.

The County of Lake still (2015) suffers from a weak economy. With limited industry or major
business employers, achieving a robust economy has been a challenge. The housing market in
surrounding areas improved significantly in 2014 & 2015. The housing market is just starting to
increase. This will more than likely result in most potential homeowners unable to purchase a
home, even with programs such as the ones offered by the County.

The housing market meltdown also had a negative effect on the Owner Occupied Rehab
program. A good percentage of the homes needing repairs in the County are “underwater’.
Homeowners do not want to invest any more in properties that they owe more than what it would
sell for. Additionally, with the economy still lagging, the possibility of losing a home is still a very
real scenario for a number of homeowners.

The downward spiral of housing values and continuing foreclosures are negatively affecting the
County's loan portfolio for the Owner-Occupied Rehabilitation and First Time Home Buyer
programs, funded by CDBG and HOME, impacting the County's ability to make new loans under
these programs. Specifically, the portfolio of over $5.5 million of existing loans is affected by loss
of loans through foreclosures on the first mortgages which are ahead of the County's second
mortgages. When a foreclosure starts on the first mortgage, in most cases, the total amount
owed on the first and second mortgages far exceeds the current value of the home thereby
making it impossible to salvage the County's second mortgage. When the first mortgage
completes foreclosure, our second mortgage is lost.

In some cases the County holds the first mortgage or there is a small first mortgage that makes
it affordable to pay off and salvage the County's loan. However, this leaves the County owning
a property it cannot sell for appraised value as required by County surplus property guidelines.

As part of the County surplus process, State law requires, in part, that "A written offer to sell or '
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lease for the purpose of developing low-and-moderate-income housing shall be sent to any local
public entity as defined in Section 50079 of the Health and Safety Code, within whose jurisdiction
the surplus land is located. Housing sponsors, as defined by Section 50074 of the Health and
Safety Code, shall, upon written request, be sent a written offer to sell or lease surplus land for
the purpose of developing low-and moderate-income housing. All notices shall be sent by first-
class mail and shall include the location and a description of the property. With respect to any
offer to purchase or lease pursuant to this subdivision, priority shall be given to development of
the land to provide affordable housing for lower income elderly or disabled persons or
households, and other lower income households."

Some non-profits and Native American Tribes have shown interest in these properties however
there have been no written offers or commitments. Since these are HUD funded projects, and
the amount of HUD funds invested in them is more than the current value, approval for any below
appraised sale or joint venture program would have to be obtained from HCD. Given the growing
trend, the County should consider contacting knowledgeable consultants from other jurisdictions
who can provide more effective models for addressing this problem.

Most owners of property in this loan portfolio are finding their homes upside down when the first
and second mortgages are added together. These mortgages are 15-30 year deferred second
mortgages that continue to accrue interest during the deferred period of time. Very few of these
owners will ever be able to pay off our loans when the balloon payment comes due, and with the
accrued interest the property will likely be valued at less than the loan amount. The County will
be in a very difficult quandary at that time. The County may need to consider converting all
portfolio loans to 0% interest loans retroactive to their origination date. It is also becoming
extremely difficult to make new

Owner Occupied Rehabilitation Loans because of the downward spiral of housing values.
Most owners have little or no equity. These loans cannot exceed the value of the home minus
any other loans on the property. In some cases, owners have no mortgage on their properties,
however rehabilitation bids exceed the after rehabilitation appraised value. One example -
approval from the State was received to replace a mobile home that had burned down. The bid
to replace the home was approximately $135,000. The appraised value of the new home placed
on the site is $96,000. This is primarily because the only homes that are selling for the appraisal
comps. are foreclosed properties and bank owned short sales.

The First Time Homebuyer Program requires a participant to qualify for a First Mortgage. This
program will match the first mortgage amount with a silent second deferred payment mortgage.
First Time Homebuyer's are having difficulties in qualifying for first mortgages because lenders
have tightened up their loan requirements.
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Table 4-1: Housing Programs in Lake County, 1995 to April 2015

Owner Tenant
Source First Time Occupied Rental Based Rental
Homebuyer Rehab Rehab Assistance
07-HOME-3070 3 4 - -
09-HOME-6206 - - - -
Prior Programs
95-STBG-0904 - 10 -
95-HOME-0151 23 - - -
96-HOME0210 14 - - -
99-HOME-0353 4 - - 9
99-HOME-0379 11 - 4 -
00-HOME-0447 - - 4 -
05-HOME-1703 2 2 - -
CDBG REVOLVING - 17 1 9
LOAN FUND
HOME Program 12 17 1 33
income fund
Total 69 50 6 42

Source: Lake County Housing Administration

Affordable Housing Projects in Lake County

Affordable housing projects in the unincorporated area of Lake County are summarized in Table
1-47. Many of the affordable housing projects in the County are located in the Cities of Clearlake
or Lakeport and are not included here. As shown in the table, there are two developments in the
unincorporated area that are specifically for seniors. North Shore Villas (31 units) developed by
Rural Communities Housing Development Corporation (RCHDC) and Eskaton Clearlake Oaks
Manor (23 units) developed by Eskaton Properties Inc. both under the HUD Section 202
program. Three family rental projects (Orchard Garden, Nice Village and Middletown Garden)
were developed with financing from the USDA Section 515 program as well as the Low Income
Tax Credit program.

In addition to the projects included in the table, the Collier Avenue Apartments (50 units), are
not shown nor is Harmony Park, a 31-unit self-help subdivision developed in the early 2000’s by
RCHDC in Upper Lake. Over 200 households applied for the opportunity to purchase the three
and four bedroom units. CDBG funds were used to develop the infrastructure for the homes,
which are reserved for households with incomes at 80 percent of median or below. Some of the
participants are also receiving deferred second mortgages as part of the County’s First Time
Homebuyer program.

Units At-Risk of Conversion
Government Code Section 65583(a)(9) requires that a housing element contain an analysis of
existing assisted housing developments that are eligible to change from Low-income housing
uses during the next ten years due to termination of subsidy contracts, mortgage prepayment,
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or expiration of restrictions on use. Assisted housing development means multi-family rental
housing that receives governmental assistance under federal programs listed in subdivision (a)
of Section 65863.10, State and local multi-family revenue bond programs, the federal
Community Development Block Grant Program, or local in-lieu fees. The analysis must include
a listing of each development by project name and address, the type of governmental assistance
received, the earliest possible date of change from low-income use and the total number of
elderly and non- elderly units that could be lost from the locality’s low income housing stock in
each year during the ten-year period.

The California Housing Partnership Corporation (CHPC) maintains a database of federally
subsidized multifamily housing in California which tracks subsidized apartments that are at risk
of conversion to market rate. The database of federally subsidized properties for Lake County
was provided by CHPC in July of 2020. Table 4-2 provides information on assisted housing units
identified by the CHPC database. The County does not have any units at-risk of converting to
market rate in the next ten years.

the risk of conversion to market rate is one level lower than it otherwise would be. While not
always the case, typically the risk of conversion is lower when a property is owned by a nonprofit
whose mission is to maintain the affordability of apartments for lower income households.
Table 4-2: Assisted Housing Projects in Lake County, 2020

Name Total Units Affs:‘?t: ble | Funding Source(s) Ex;;i;trion

Egii_aatﬁg Street, (C::lleezrrlglt(z Oaks N 23 22 HUD 2049
ggggaédaddy Li?\ﬁegelseyarl): ki 34 34 USDA 2037
o Cruicksr:glr!k Road, }éarl):ertyTiﬁzts P e0 USDA 2039
400 Baddy Lane, Kelseywiie | 54 53 LIHTC 2072
gl:ét(;] E HighwayS Zh(()),riucerne viles & 31 HUD 2034
yégglgtlg;v:wlesGLaarg:,nMidazﬁorments 36 35 LIHTC; USDA 2049
gé%% CollierVS"':raege(:, Upperﬁt_;;ir;ments 28 28 LIHTC; USDA 2038
Total 246 243

Total At-Risk 62 62

Source: California Housing Partnership Corporation, July 2020
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Although it is unlikely that these affordable housing units would be lost, California Housing
Element Law requires jurisdictions to prepare an analysis of the cost of replacement for such
units. The following information in Table 4-3 is provided for estimated replacement cost (i.e.,
new construction or rehabilitation) of an affordable housing unit. As shown within this table, the
total cost of producing new of a type similar to the existing units is estimated at $248,000 per
unit while rehabilitation costs of the existing units are estimated at $110,000 per unit.

Table 4-3: Estimated cost of replacement, preservation, and rehabilitation of
assisted housing developments per unit.

Land ] Financing & | Total Per Unit
Acquisition | Construction | peyelopment Cost
New
Construction/ | ¢, 5 $162,000 $74,000 $248,000

Replacement

Acquisition | Rehabilitation

Rehabilitation $43,000 $34,000 $33,000 $110,000
Note: New construction and replacement based upon the average costs of recent affordable
housing developments in Lake County. Rehabilitation costs based upon recent affordable
developments within the region. Actual costs vary by project, dependent upon site specific
project costs.

Source: Lake County Community Development Department

The County will monitor the status of projects with expiring affordability covenants and contact
owners concerning their plans to continue in or opt out of the subsidy programs. If necessary,
the County will identify potential buyers of the at risk projects. Rent- assisted projects that may
be considered “at-risk” during the period of this Housing Element can be preserved through the
management and operation of qualified, non- profit entities. In Lake County, there are four
organizations which HCD considers to be qualified to own and/or manage affordable units:

Christian Church Homes of Northern California, Inc. 303 Hegenberger Road, Suite 201,
Oakland, CA.

Lake County Housing Services Dept. 255 North Forbes Street, Lakeport, CA
Petaluma Ecumenical Properties Inc. 1400 Caulfield Lane, Petaluma, CA

Rural Communities Housing Development Corp. 499 Leslie Street, Ukiah, CA Source: California
HCD — http://hcd.ca.gov/hpd/hre/tech/presrv/hpd00-01.xls

Other Funding Programs

There are a variety of local, State, and Federal funding programs that can be used to assist first-
time homebuyers, build affordable housing, and help special needs groups, such as seniors and
large households. In most cases other entities, including for-profit and non-profit developers
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. apply for funds or other program benefits. For example, developers apply directly to USDA for
Section 515 or to HUD for Section 202 and Section 811 loans or to the California Tax Credit
Allocation Committee (CTCAC) for low- income tax credits.

The County can help sponsor grant and loan applications, provide matching funds, or furnish
land at below-market cost. However, there are also programs, such as CalHFA’'s HELP program,
to which the County applies directly. Finally, there are a few programs, such as the Mortgage
Credit Certificate (MCC) Program or the Lease Purchase Program, to which individual
households apply.

County financial support of private sector applications for funding to outside agencies is very
important. Funding provided by the County can be used as matching funds required of some
programs. Local funding is also used for leverage. County support of private sector applications
enhances the competitive advantage of each application for funds. The following list provides a
summary of the financial resources that may be available to the County for affordable housing
development, rehabilitation and preservation from federal, State, local and private sources. It is
important to note that many of these programs require annual budget appropriations and,
periodically, may not be funded.

Summary of Financial Resources for Housing

Federal Programs

Community Development Block Grant (CDBG) Program: Federal block grant program
administered and awarded by the State Dept. of Housing and Community Development (HCD)
on behalf of HUD through an annual competitive process to cities and counties. Funds may be
used for affordable housing acquisition, rehabilitation, construction, Homebuyer assistance,
community facilities, community services and infrastructure improvements, among other uses
that assist low-income persons.

Emergency Shelter Grants (ESG) Program: Federal block grant program administered and
awarded by HCD on behalf of HUD through an annual competitive process to cities and counties.
Funds may be used for homeless services and facilities, including emergency shelter and
transitional housing. The Homelessness-assistance/hearth-act (HEARTH) revised the
Emergency Shelter Grants Program to create the Emergency Solutions Grants (ESG) Program.

HOME Investment Partnership Act (HOME) Funds: Federal block grant program for affordable
housing activities administered and awarded by the State on behalf of HUD through an annual
competitive process to cities, counties and private non-profit housing development agencies.

HUD Section 8 Rental Assistance Program: Provides project-based rental assistance or
subsidies in connection with the development of newly constructed or substantially rehabilitated
privately owned rental housing financed with any type of construction or permanent financing.

HUD Section 8 Housing Choice Voucher Program: HUD Section 8 Voucher program provides
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very-low income tenants with a voucher to be used in rental housing of the tenant's choosing.

Catholic Charities of Lake County: Acting through a Community Development Block Grant,
Catholic Charities provides a wide variety of assistance in the area of homeless prevention. Aim
is to act in times of emergency to stop homelessness from happening in the first place. Services
include but are not limited to: rental assistance, utility payment support and relocation help.

HUD Section 202: Supportive Housing for the Elderly Program: Provides funding for
construction, rehabilitation, or acquisition of supportive housing for very low-income elderly
persons and provides rent subsidies for the projects to help make them affordable.

HUD Section 203(k): Rehabilitation Mortgage Insurance Program: Enables homebuyers and
homeowners to finance both the purchase (or refinancing) of a house and the cost of its
rehabilitation through a single mortgage or to finance the rehabilitation of their existing home.

HUD_Section 207 Mortgage Insurance for Manufactured Home Parks Program: Insures
mortgage loans to facilitate the construction or substantial rehabilitation of multi-family
manufactured home parks.

HUD Section 221(d)(3) and 221(d)(4): Insures mortgage loans to facilitate the new construction
or substantial rehabilitation of multi-family rental or cooperative housing for moderate-income
families, elderly, and the disabled. Single-Room Occupancy (SRO) projects may also be insured
under this section.

HUD Section 811 — Supportive Housing for Persons with Disabilities: Provides funds for non-
profits to develop rental housing for persons with disabilities and provides rent subsidies for the
projects to help make them affordable.

HUD Self-help Homeownership Opportunity Program (SHOP): Provides funds for eligible non-
profit organizations and consortia to purchase home sites and develop or improve the
infrastructure needed to set the stage for sweat equity and volunteer-based homeownership
programs for low-income persons and families.

HUD Supportive Housing Program (SHP): Provides grants to develop supportive housing and
services that enable homeless people to live independently.

Low-income Housing Tax Credit (LIHTC) Program: Federal and State income tax credit based
on the cost of acquiring, rehabilitating or constructing low-income housing.

USDA RHS Direct Loan Program and Loan Guarantee Program (Section 502): Provides low-
interest loans to lower-income households. Also, guarantees loans made by a portion of their
mortgage interest.

USDA RHS Home Repair Loan and Grant Program (Section 504): Provides loans to very low-
income homeowners to improve or modernize a home, make it safer or more sanitary, or remove
health and safety hazards.

USDA RHS Farm Labor Housing Program (Section 514): Provides loans for the construction,
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improvement, or repair of housing for farm laborers.

USDA RHS Rural Rental Housing — Direct Loans (Section 515): Provides direct loans to
developers of affordable rural multifamily rental housing and may be used for new construction
or rehabilitation.

USDA RHS Multi-Family Housing- Rental Assistance Program (Section 521): Provides rent
subsidies to ensure that elderly, disabled and low-income residents of multi-family housing
complexes financed by RHS are able to afford rent payments.

USDA RHS Rural Housing Sites Loans (Sections 523 and 524): Provides financing for the
purchase and development of affordable housing sites in rural areas for low/moderate income
families.

USDA RHS Housing Preservation Grant Program (Section 533): Provides grants to nonprofit
organizations, local governments and Native American tribes to renovate existing low-income
multi-family rental units.

USDA RHS Rural Rental Housing Guaranteed Loan Program (Section 538): Provides funding
for construction of multi-family housing units to be occupied by low-income families

State Programs

CalHFA Homebuyer's Down payment Assistance Programs (CHDAP): Provides deferred down
payment assistance loans for first time homebuyers not exceeding HCD defined moderate
income limits.

Affordable Housing Innovation Program (AHIP): Provides quick acquisition financing for the
development or preservation of affordable housing.

CalHome Program: Provides grants to local public agencies and nonprofit developers to assist
individual households through deferred payment loans and offers direct, forgivable loans to
assist development projects involving multiple ownership units, including singe family
subdivisions.

CalHFA Affordable Housing Partnership Program (AHPP): This program is intended for low-
income first-time homebuyers who meet specified income limits and who are purchasing a new
or existing home.

CTCAC Tax Credit Program: Through a competitive process, awards tax credits to local
agencies or non-profits for the development of affordable rental housing.

Building Equity and Growth in Neighborhoods (BEGIN): HCD provides grants to local public
agencies that adopt measures to encourage affordable housing. Grant funds must be used for
down payment assistance for low-and moderate income homebuyers.

Emergency Housing Assistance Program (EHAP): EHAP provides funds for emergency shelter,
transitional housing and related services for the homeless and those at risk of losing their
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housing. The funds are distributed to all 58 California counties based on a “need” formula derived -

from factors including population, unemployment, and poverty.

Infill_Incentive Grant Program: Funding for public infrastructure to facilitate infill housing
development.

Joe Serna, Jr. Farm worker Housing Grant (JSJFWHG): Programs Finances new construction,
rehabilitation, and acquisition of owner-occupied and rental units for agricultural workers, with a
priority for lower income households.

Neighborhood Stabilization Program: Provides funds to State and local governments to
purchase abandoned and foreclosed homes and residential property. This program is to help
rejuvenate neighborhoods and communities that are hardest hit by the foreclosure crisis.

Mobile Home Park Resident Ownership Program (MPROP): Finance the preservation of
affordable mobile home parks by conversion to ownership or control by resident organizations,
nonprofit housing sponsors, or local public agencies.

Multi-Family Housing Program (MHP): Provides low-interest loans for construction, rehabilitation
and preservation of permanent and transitional rental housing for lower- income households.

Preservation Interim Repositioning Program: Provides a short-term loan to an organization for
preservation of “at-risk” subsidized developments

Predevelopment Loan Program (PDLP): Provide predevelopment capital to finance the start of
low income housing projects.

Private Resources

Federal Home Loan Bank Affordable Housing Program: Provides grants or subsidized interest
rate loans for purchase, construction, and/or rehabilitation of owner-occupied housing by lower
and moderate-income households and/or to finance the purchase, construction, or rehabilitation
of rental housing.

Federal National Mortgage Association (Fannie Mae) Programs: Provides fixed rate mortgages
issued by mortgage insurers, Funds for purchase and rehabilitation of homes.
Freddie Mac: Provides first and second mortgages including rehabilitation loans.

California Community Reinvestment Corporation (CCRC): Provides long-term mortgage and
bond financing for new construction, acquisition, and rehabilitation as well as direct equity
investment funds to acquire housing at risk of going to market rate rents.

Sources: HCD, USDA, HUD, CCRC, CalHFA, California State Treasurer, Lake County Housing
Administration. Various websites 2015.
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4.3 ENERGY CONSERVATION OPPORTUNITIES

Government Code Section 65583(a)(7) requires that a housing element shall contain an analysis
of opportunities for energy conservation with respect to residential development. The purpose
of this analysis is to ensure the locality has considered how energy conservation can be achieved
in residential development. Energy efficiency has direct application to affordable housing
because the more money spent on energy, the less available for rent or mortgage payments.
High energy costs have particularly detrimental effects on low-income households that do not
have enough income or cash reserves to absorb cost increases and many times must choose
between basic needs such as shelter, food, heat and electricity.

The County of Lake does not operate nor is it responsible for producing or operating any
electrical or other power sources to provide energy to residential customers. Pacific Gas and
Electric (PG&E) provides electricity services for Lake County. Private companies provide
propane service. No natural gas services are available within Lake County. The Building Division
of the Community Development Department has the responsibility of enforcing State Energy
Standards for Residential and Non Residential Buildings. All new construction must comply with
the standards in effect on the date a building permit application is made.

The Lake County Zoning Ordinance provides exceptions in setback requirements for solar
energy systems in yards with south facing exposure. Additionally, Wind Energy Conversion
Systems (WECS) are allowed with a Zoning Permit in larger lot residential districts.

In addition to Housing Element policies promoting energy efficiency, the Lake County General
Plan contains policies to ensure that communities are designed in an energy efficient manner.
The Land Use Element includes policies related to encouraging smart growth development,
including; Creating walkable neighborhoods, mixing land uses, directing growth towards existing
communities, taking advantage of compact building

design, discouraging sprawl, encouraging infill, and creating a range of housing opportunities
and choices.

The California Subdivision Map Act (Government Code Sections 66473-66498) allows local
governments to provide for solar access as follows:

For divisions of land for which a tentative map is required, pursuant to Government Code Section
66426, the legislative body of a city or county may by ordinance require, as a condition of the
approval of a tentative map, the dedication of easements for the purpose of assuring that each
parcel or unit in the subdivision for which approval is sought shall have the right to receive
sunlight across adjacent parcels or units in the subdivision for which approval is sought for any
solar energy system.
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5.0 POTENTIAL HOUSING CONSTRAINTS

5.1 POTENTIAL GOVERNMENT CONSTRAINTS

Local governments have little or no influence upon the national economy or Federal monetary
policies, which influence it. Yet these two factors most significantly impact the overall cost of
housing. The local housing market, however, can be encouraged and assisted locally. Part of
the housing element’s purpose is to require local government to evaluate its past performance
in this regard. By reviewing local conditions and regulations that may impact the housing market,
the local government can prepare for future growth through actions that protect the public’s
health and safety without unduly adding to the cost of housing production.

Land Use

General Plan Designations and Zoning

The land use element designates the general distribution, intensity, and ranges of appropriate
land uses within the Planning Area. Standards of development density for residential uses are
stated as the allowable range of dwelling units (DU) per gross acre. Below is a brief description
of each general plan residential land use district.

Low Density Residential

This land use category is designed to establish areas suitable for single family homes at
relatively low densities of 1-5 dwelling units per acre. In Lake County, the consistent zoning
district is R1 and is only located within Community Growth Boundaries.

Medium Density Residential

This land use category is designed to provide areas for residential developments such as
duplexes, triplexes, and mobile home parks at a density of 6-9 dwelling units per acre. In Lake
County the consistent zoning districts include, but are not limited to, R2, R3 and PDR, and are
only located inside of Community Growth Boundaries.

High Density Residential

This land use category is designed to provide for areas of multi- family residential uses that
include a wide range of living accommodations, including duplexes, townhouses, and
apartments at a density of 10-19 dwelling units per acre. In Lake County the consistent zoning
districts include, but are not limited to, R2, R3 and PDR, and are also only located within
Community Growth Boundaries.

Suburban Residential Reserve

This land use category serves as a transitional designation between rural residential and urban
residential uses, but due to soil and slope characteristics, lots densities range from 1 dwelling
unit per acre to 1 dwelling unit per in excess of 3 acres. The consistent zoning district is
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Suburban Reserve. This designation is located inside of Community Growth Boundaries.
However, exceptions have been made for existing subdivisions located outside of Community
Growth Boundaries, and additional land division may be appropriate on parcels already
designated Suburban Residential Reserve when found to be consistent with the existing
development pattern already established in the vicinity.

Rural Residential

This land use category is designed to provide single-family residential development in a semi-
rural setting at densities that range from 1 dwelling unit per 5 acres to 1 dwelling unit per 10
acres if average cross slope is 30% or greater. Typical uses permitted by right include single
family residences; crop production; poultry, rabbits, and other small animals for domestic use;
bovine animals, horses, sheep, and goats for domestic use; and sale of crops produced on the
premises. Typical uses permitted conditionally include agricultural-related services and
recreational facilities. The consistent zoning district is Rural Residential. This land use
designation is primarily located outside of Community Growth Boundaries, but some areas will
be appropriate inside these boundaries as well.

Rural Lands

The purpose of this land use category is to allow rural development in areas that are primarily in
their natural state at densities of 1 dwelling unit per 20-60 acres, depending on slope
characteristics. Typical uses permitted by right include, but are not limited to, animal raising,
crop production, single family residences, game preserves and fisheries. Other typical uses
permitted conditionally include, but are not limited to, recreational facilities, manufacturing and
processing operations, mining, and airfields. The consistent zoning district is Rural Lands. This
designation is located outside of the Community Growth boundaries.

Community Growth Boundaries

General Plan policy LU 2.6 indicates that the County shall limit urban development to the areas
within designated Community Growth Boundaries which are located in the following
communities: Clearlake Oaks, Clearlake Riviera, Coyote Valley, Kelseyville, Lower Lake,
Lucerne, Middletown, Nice, North Lakeport, Soda Bay, South Lakeport, and Upper Lake. (3-17)
Each of the boundaries contain enough vacant or underutilized land to accommodate a high, 3
percent average growth rate through the year 2030. (3-

2) Policy LU 2.2 encourages infill development within community growth boundaries where
public services such as water and sewer systems, schools, and roads already exist and capacity
is sufficient. Community Growth Boundaries can be considered as constraints to housing
development, however the boundaries separate land to be developed at urban densities from
land to be protected for natural resources or developed at rural densities (3-2) which cannot
accommodate higher densities due to terrain, natural hazard and or lack of infrastructure.

Building Density
The maximum building density for residential districts that would be permitted by each Land Use
Designation is summarized in Table 5-1below. The densities included in table 5-1 below are the
typical densities for each designation. Densities below the threshold are not permitted.
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Table 5-1: General Plan & Residential Development Permitting

General Residential Density Corresponding Community
Plan Use Range Zoning Districts Growth Boundary
Designation Location
Medium Duplexes, 6-9 units/ gross R2 Inside
Density triplexes, or mobile| acre R3
Residential home parks
High Density Multi- 10-19 units/ R2 Inside
Residential family gross acre R3
units
Low Density Single 1.0-5.0 units/ R1 Inside
Residential family gross acre
units
Suburban Single 1.0 unit/ 1-3 SR Inside
Residential family gross acres
Reserve units
Rural Single 1.0 unit/ 5 10 RR Inside/
Residential family gross acres Outside
units
Rural Lands Single 1.0 unit/ 20-60 RL Outside
family gross acres
units
Source: Lake County General Plan, 2008

General Plan Policy Constraints

The general plan includes many elements that contain goals, policies, and
implementation measures designed to protect and protect the public health,
safety, and welfare of the community from any unreasonable risks while
minimizing damage to structures, property, and infrastructure resulting from
natural and manmade disasters. It further protects and enhances the natural and
cultural resources that make Lake County unique, including but not limited to
agricultural, mineral, energy, water, biological, cultural, scenic, open space, and
recreational resources. (9-1) These policies can be considered constraints to
housing; however they are in accordance with government code and various
environmental laws.

Substandard Older Subdivision Combining District (SOS)
“The incorporation of the Substandard Older Subdivision or “SOS” combining
district is intended to set minimum public health and safety standards, to provide
basic access and fire protection for older subdivided lands, and to ensure
geologic stability. The “SOS” district is applied to undersized subdivision lots in
the planning area with no access to public services such as water, sewer, roads
and power. These areas are concentrated in the paper subdivision lots
traversing the steep ridges outside of the Lucerne and Clearlake QOaks
community areas. Prior to obtaining a building permit in a "paper subdivision"
that includes the “SOS” zoning district, a property owner may be asked to
improve access to the property, fire protection facilities or public water and/or
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sewer systems. “ (shoreline AP)

Zoning Ordinance
The current Lake County Zoning Ordinance was adopted in 1986, although
several minor revisions have since occurred. It is a typical ordinance in that it
establishes districts that allow particular uses either by right or by discretionary
permit. Within each district, certain requirements are established regarding lot
coverage, construction height and setbacks, and minimum parking standards.

There are seven residential zoning districts in Lake County, “R1” Single-Family
Residential, “R2” Two-Family Residential, “R3” Multi-Family Residential, “RL”
Rural Lands, “RR” Rural Residential, “PDR” Planned Development Residential,
and “SR” Suburban Reserve.

Single-Family Residential, R1 . The permitted uses in this district include:
One (1) single-family dwelling or mobile home, One (1) foster or small family
home, family care home, supportive housing unit, transitional housing unit or
small family day care home not to exceed six (6) persons in addition to the
resident family, One (1) granny unit or one (1) residential second unit, One (1)
guest house, bed and breakfast, and residential accessory uses and accessory
structures. A use permit is required for a community care facility, and a large
family day care.

Two-Family Residential, R2. The permitted uses in this district include: One
(1) single-family dwelling or mobile home, duplexes up to five (5) per project,
one (1) foster or small family home, family care home, supportive housing unit,
transitional housing unit or small family day care home not to exceed six (6)
persons in addition to the resident family, one (1) granny unit or one (1)
residential second unit, bed and breakfast, and residential accessory uses and
accessory structures. A use permit is required for community care facility, large
family day care, and mobile home parks and duplexes over five (5) per project.

Multi-Family Residential, R3. The permitted uses in this district include:
Duplexes, triplexes, fourplexes or apartment buildings; multi-family dwelling
groups up to twenty

(20) dwelling units per project, accessory residence, bed and breakfast, and
residential accessory uses and accessory structures. A minor use permit is
required for dwelling groups such as townhouses, time shares and
condominiums, but not including single-

family residences and mobile homes, multi-family dwelling groups containing
more than twenty (20) residential dwelling units per project, mobile home parks,
community care facility, bed and breakfast inn, and large family day care.

Rural Lands, RL. The permitted uses in this district include: One (1) single-
family dwelling or mobile home, one (1) granny unit or one (1) residential second
unit, farm labor quarters and one (1) guest house, bed and breakfast, and
agricultural and residential accessory uses and accessory structures. A use
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permit is required for bed and breakfast inn, large family day care, community
care facility and farm labor camps.

Rural Residential, RR. The permitted uses in this district include: One (1)
single-family dwelling or mobile home, agricultural and residential accessory
uses and accessory structures, one (1) foster or small family home, family care
home, supportive housing unit, transitional housing unit or small family day care
home not to exceed six (6) persons in addition to the resident family, one (1)
granny unit or one (1) residential second unit, farm labor quarters or one (1)
guest house, and bed and breakfast. A use permit is required for bed and
breakfast inn, community care facility, large family day care and private or public
campgrounds.

Planned Development Residential, PDR. The permitted uses in this district
include: One (1) single-family dwelling or mobile home, agricultural and
residential accessory uses and accessory structures, including barns and
stables, one (1) foster or small family home, family care home, supportive
housing unit, transitional housing unit or small family care home not to exceed
six (6) persons in addition to the resident family, ag-family dwelling, bed and
breakfast, farm labor quarters, granny unit, and guesthouse.

Suburban Reserve, SR. The permitted uses in this district include: One (1)
single- family dwelling or mobile home, agricultural and residential accessory
uses and accessory structures, one (1) foster or small family home, family care
home, supportive housing unit, transitional housing unit or small family day
care home not to exceed six (6) persons in addition to the resident family, one
(1) granny unit or one (1) residential second unit, one (1) guest house, and bed
and breakfast. A use permit is required for community care facility, bed and
breakfast inn, and large family day care.

Permitted Uses and Residential Development Standards

Table 5-2 summarizes permitted use in County residential zones. Table 5-3

Table 5-3 summarizes development standards for the same residential zoning categories.

i ] |y e
i Triplexes, | Multifamily Mduvljglanr:lly
Zoning District Single | Fourplexes | dwelling 9 | Mobilehome Townhouse/
. ' Family Duplex | or {up to 20 (mgc:?::):an Park Timeshare/
Dwelling Apartments | per 20 per condos
L_ L e ] prjey o
R1 P L
P less ' ~ IF Ja | -
R2 P than 5 UP
‘ UP over
5 B - |

Table 5-2: Residential Permitted Uses
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R3 P P P MUP UP UP
PDR P upP UP UP
SR P
RR P
RL P
P = Permitted, MUP = Minor Use Permit, UP = Use Permit
Table 5-3: Residential Zoning District Standards
Zone Typical Min. Lot Area Minimum Building Lot Min. Minimum
Uses Setback (ft) Height Coverage | Density Open
Permitted Water Sewer Well Septic Sq.ft. Limits (ft) (%) Space per
FY SY RY Unit
R1 Single 20| 5| 15 | Primary- One story | 6,000 NA
Fam"y X X 6,000 35 ft. - 35% Sqft/ DU
: X X 15,000 Accessory- | Two story
Dwellings 20 ft. —30%
X X | 15,000
X X 40,000
R2 ; 20 | 5 | 15 | Principal- One story ; NA
Slng!e B " 55566 35 ft 2 40% Single
Family : Family -
: X X 15,000 Accessory- | Two story
Dwellings; 20 ft. -35% 6,000
Duplexes sq.ft.
X X | 15,000 Duplex -
X X 40,000 4,000
sq.ft.
R3 P - X X 10,000 | 20 | 5 20 | Principal - One story | 1 DU/
Multlf.amlly 45 ft Z40% 3,000 Ap.artment
Dwellings X X 20,000 Accessory | Two story | sq.ft. units -
- 20 . -35% (100 sq. ft.)
X X | 20,000 Three story <7 dwelling
30% units -
X X l 40,000 (300 sq. ft.)
PDR | planned NA NA NA One story | 1DU/ SFD (1000)
Development - 40% 3,000- Townhouse-
6,000 >7 units
Plans sq.ft. (300 sq. ft.)
Two story Townhouse-
-35% >7 units
| (300sgq. ft.) |
Three story Apts -
- 30% (100 sq. ft.)
[ 1 [ 1
SR | single 40,000 sq.ft. 30 |5 |20 | Principal- 1DU/ NA
Eami 35 ft. 40,000
amily Accessory- sa.ft
Dwellings 20 ft. il
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Analysis of Land Use and Development Standards Related to
Residential Development and Affordable Housing

The County has more than enough vacant land, zoned at a variety of densities,
to accommodate its housing needs. Current adopted residential development
standards have not posed any significant constraints to the creation of more
affordable housing.

Site development Standards

Through its Zoning Ordinance, the County enforces minimum site development
standards for new residential uses. These include: maximum number of dwelling
units, minimum lot size and width, setbacks, lot coverage, maximum building
height, minimum parking standards, open space and overlay districts and
manufactured homes.

Maximum number of dwelling units

The county permits a maximum of two dwelling units within the R1, SR, RR, RR
and PDR zoning districts. The R2 zoning district permits up to five duplexes per
project if the project does not exceed a maximum permitted density of 4,000
square feet per dwelling unit and the General Plans allowed density. The R3
zoning district permits duplexes, triplexes, fourplexes or apartment buildings,
multi-family dwelling groups up to

20 dwelling units per project if the project does not exceed a maximum permitted
density of the General Plan. Approval of a use permit can allow duplexes over
5 per project and mobile home parks within the R2 zoning district. The R3 zoning
district allows mobile home parks, dwelling groups such as town houses,
timeshares and condominium, and muitifamily dwelling groups containing more
than twenty (20) residential dwelling units per project and those projects
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RR Single 5 acres ‘ 30 15 25 . Principal- [ N/A
Dwellings; | gggessory-
d |
Farmworker I I .
| Housing; ' Agricultural
‘ Farm Labor ::ftiessory-
Camps ! - L
1 [ ] |
RL Single 20 acres 30 | 15| 25 Principal- N/A
Family 351t
| Dwellings; Accessory- |
I Farmworker | | 20t
Housing; Agricultural
Farm Labor Accessory-
Semps 45 ft,
| (MUP) - | _



_DRAFT LAKE COUNTY HOUSING ELEMENT 2019

requesting a reduction in development standards, subject to approval of a Minor
use permit. Affordable housing projects are expedited through the approval
process. Alternative design projects, such as clustered housing, can use the
discretionary “Planned Development Residential” procedure, which permits
customized development standards. The County does grant density bonuses,
reduction or alteration of standards, fee waivers or other incentives to projects,
which provide affordable, senior, energy-saving and/or innovative design
housing.

Minimum Lot Size and Width, Setbacks and Maximum Building Height

These development standards are identified in table 1-51. Minimum lot sizes
range from 6,000-40,000 square feet and minimum lot widths 60-150 feet for
the R1, R2, R3

and SR zoning districts. The RR, and RL zoning districts minimum lot sizes vary
depending upon slope, fuel loading and landslide risk. Those minimum lot sizes
range from 5-65 acres and the minimum lot width ranges from 200-400 feet. The
maximum building height for a single family residence is 35 feet, unless the
development is proposed within the scenic corridor. The scenic height
regulations provide a maximum building height range of 18-35 feet depending
upon setback from scenic roadway. The maximum building height within the R3
zoning district is 45 feet and the height limit may be increased subject to
obtaining a use permit. These standards are comparable to those in other
counties and do not pose any undue constraints to the development of housing
in the County.

Exceptions to Certain Development Standards

Because of Lake County’s often mountainous terrain and a surplus of older
subdivision lots created prior to any local regulation, many properties are difficult
to develop in accordance with the normal zoning standards. Therefore, the 1986
Zoning Ordinance included special provisions that allow reduced setbacks by
right when certain conditions exist, such as substandard lot size or width,
substantial slope, or for infill in an older neighborhood. Where one of the special
provisions does not apply, a setback reduction of not more than 25 percent may
be approved through a “minor use permit’ provision. Since the Community
Development Director is designated as the public hearing officer, this procedure
is faster and less expensive than the previously required variance from the
county’s Planning Commission. The state-mandated variance findings, which
often are difficult to make, also are unnecessary in approving a minor use
permit.

Lot Coverage
The maximum lot coverage requirements on R1, R2, and R3 lots range from 30-

40%. SR, RR and RL zoned lots do not have a maximum lot coverage
requirement. These requirements do not pose a constraint or undue hardship
upon development.
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;__“Table 5-@:' Parking Requirements for New Housing ) i t _:
Unit Type - | Parking Requirements
| Single Family Dwelling - | 2uncovered
| Single Family Dwelling within the RD District i | 2 covered e
| Single Family Dwelling with Granny Unit less than 720 sq ft ) 3 uncovered
. Single Family Dwelling with Granny Unit between 720-1008 sq ft 4 uncovered |
Single Family Dwelling 2 bd or less within the PDR District 1 covered / 1 uncovered |
 Single Family Dwelling 3 bd or more within the PDR District 2 covered / 1 uncovered _]
Residential Second Unit . 2 uncovered o _|
| Duplex N 2 uncovered per unit I
' 2 spaces per unit, 1/2|
Multi Family uncovered guest parking|

for each unit, and 1 RV
[_ - i space per 5 units ]
Source: Article 46, Lake County Zoning Ordinance

The parking standards are identified in Table 1-52 above. The zoning ordinance
provides for exceptions to the required parking through the minor use permit
procedure when the following findings are made by the Review Authority:

1. The characteristics of a use or its immediate vicinity do not necessitate the
number of parking spaces, type of design, or improvements required by this
Chapter; and

2. That reduced parking will be adequate to accommodate on the site all
parking needs generated by the use.
Pursuant to Section 21-46-13 Location Requirements:

(a) Parking required in any district shall be located on the same lot as the
building or use that it is to serve, or located on an adjacent or contiguous lot
pursuant to an agreement with the County that the lots in question be held
as one lot for the life of the project or merged to create one lot, except as
provided in Subsections (b) and
(d) below. Off-street parking shall be available without charge except for
public institutions.

(b) Off-street, off-site, and non-contiguous parking lots may be permitted when
located within three hundred (300) feet of the lot line, containing the building
or use that the parking is to serve subject to a minor use permit, or when
located further than three hundred (300) feet of the lot line, containing the
building or use the parking is to serve subject to a major use permit, and
provided that the parking lot is in the same ownership as the use, or is under
a recorded lease with the use that provides that the parking will exist as long
as the use it serves, unless the parking is replaced with other spaces that
satisfy the requirements of this Article.

(c) Shared on-site parking adjustment: Where two (2) or more nonresidential
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uses are on a single site, the number of parking spaces may be reduced
through adjustment at a rate of five (5) percent for each separate use, up to
a maximum of ten (10) percent as long as the total number of spaces is not
less than required for the use requiring the largest number of spaces. The
parking adjustment shall be reviewed and approved by the Review Authority.

(d) Joint use parking adjustment: Where two (2) or more nonresidential uses
propose to share parking spaces on or off-site, the applicant shall meet the
applicable requirements of Subsection (b) and the applicant shall show that
there is no substantial conflict in the operating hours or uses. The required
parking shall equal that of the use requiring the higher number of parking
spaces pursuant to this Article.

Open Space and Building Separation

The R3 zoning district has open space and building separation requirements
that apply to multifamily and other dwelling groups. Apartment units are required
to have 100 square feet per unit of private open space and developments over
7 units are required to have a usable open recreational and leisure area
totaling at least 300 square feet.

The minimum building separation requirements depend upon building
configurations and range from 10-to over 30 feet.

Overlay Zoning Districts

A series of “overlay” districts can vary the required residential development
standards. In most of the unincorporated county, a single residence must
include a minimum of 720 square feet living area. A minimum width of fifteen
feet also is imposed, which ensures that a manufactured home will be a double-
wide unit. The attachment of “Residential Design” to the base zoning (as In “R1-
RD”) raises the minimum living area to 1,000 square feet. A two-car garage also
is required within the “RD”. However, the “RD” overlay district is used only in
subdivisions where requested by the homeowners association, and is adopted
subsequent to the required public hearings.

Manufactured Homes

Manufactured homes certified under the National Manufactured Home
Construction and Safety Standards Act of 1974 may be utilized wherever a
residence is permitted, (including granny units and residential second units)
subject only to the minimum development standards of the zoning district. Older
mobile homes occasionally are permitted for special uses by special permit.
Lake County, however, does not regulate the placement of mobiles within its
State-licensed mobile home parks.

Nearly one-third of the residential units developed annually in the County, are
for manufactured homes. As discussed previously, these dwellings cost
approximately 50% of what a site-built home costs. A permit tracking process
should be developed that can track how many of these units meet the criteria
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for affordable housing. Certainly, double-wide manufactured homes that are
placed on smaller lots without garages are meeting thresholds for affordable
housing, and the Community Development department believes that small-lot
subdivisions within the “PDR” zoning district developed with 1,200 to 1,400
square foot manufactured homes could also be developed for affordable
housing.

Bonus Densities

According to the Lake County Zoning Ordinance, a developer who plans to construct a
residential development that meets the Density Bonus provisions will be granted a density
bonus and an additional incentive or financial equivalent incentive as determined by the
County. The density bonus is allowed with a Major Use Permit within the following zoning
districts: R1, R2, R3, SR, and RR.

Local Ordinances
The County does not have any locally adopted ordinances, such as an

inclusionary ordinance or short-term rental ordinance, that would hinder the
development of housing.

5.2 SPECIAL HOUSING

Special Housing types are identified in Table 5-5, below.

' Table 5-5 Special Housing Types
Zoning District T R1 R2 | R3 | PDR [ SR | RR RL | Parking Spaces |
Family Homes (foster or : | '
small family home, family | |
care home, supportive [

housing unit, transitional f
housing unit or small P P P . P P 2 spaces
family day care home) for ;
six or less persons i
|
Emergency Shelter | UP UP | UP ' uP uprP UP Determined
| ’ through process
| Community Care upP UP | UP upP UP | UP Currently
Facility , [ determined
' through
Permitting
i Process |
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[ ' [ | Granny Units
‘ ‘ under 720 sq ft. - |
‘ Granny Unit/ i P 1 space ‘
Residential Second | P | P Granny P P P (otherwise 2 |
| unit | ; Unit only spaces)
| Residential
Second Unit - 2
spaces |
l ‘ ! | P
. (Farm |
Farm Labor Quarters | ‘ P ‘ P Labor | 2 spaces
! ‘ ‘ Camps -
— 1 . . . __UP) - N
Guesthouse and i
| Hardship Guesthouse l P o F P P ‘ F 155808 )
. Ag-Family dwelling ‘ P I i 1 space
" Temporary Dweling | P P | P | P P | P | 2spaces
| Accessory Residence Permitted within all commercial zoning districts j ~ 1 space
| P = Permitted, MUP = Minor Use Permit, UP = Use Permit
|

The Zoning Ordinance defines family as: One or more persons occupying a
premises and living as a single housekeeping unit as distinguished from a group
occupying a hotel, club, fraternity or sorority house. The family shall be deemed
to include necessary servants.

Foster or Small Family Home

The Zoning Ordinance defines a Foster family home as: Any residential facility
providing twenty-four (24) hour care for six (6) or fewer children which is owned,
leased, or rented and is the residence of the foster parent or parents, including
their family, in whose care the foster children have been placed. A Family home,
small is: Any residential facility providing twenty-four (24) hour care for six (6) or
fewer foster children who have mental disorders or developmental or physical
disabilities and who require special care and supervision as a result of their
disabilities.

Small Family Day Care Home
A Small family day care home is a home which regularly provides care,
protection and supervision of six or fewer children (including children who reside
at the home) for periods of less than twenty-four (24) hours per day.

Family Care Home
A family care home is defined as: Any residential facility providing twenty-four
(24) hour care and supervision for six (6) or fewer juveniles or adults.

Community Care Facility
The Lake County Zoning Ordinance defines Community Care Facilities as Any
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facility, place, or building which is maintained and operated for more than six
(6) person(s) to provide non-medical residential care, adult day care, or home
finding agency services for children, adults, or children and adults, including,
but not limited to, the physically handicapped, mentally impaired, or
incompetent persons. “Community care facility” shall include residential facility,
residential care facility for the elderly, adult day care facility, home finding
agency, and social rehabilitation facility, as defined in Section 1502 of the
Health and Safety Code and Supportive Housing as defined in subdivision
(b) of Section 50675.14 of Health and Safety Code and Transitional Housing
as defined in subdivision (h) of Section 50675.2 of the Health and Safety Code.
Community Care Facilities are currently permitted with a Major Use Permit
inthe following zones: RL, RR, SR, R1, R2, R3, C2, and C3. These regulations
are not consistent with state code.

Emergency Shelter

The Lake County Zoning Ordinance defines Community Care Facilities as a
facility which provides shelter not exceeding a one hundred twenty day duration
within a 12- month period to homeless persons or others in need of shelter. Such
accommodations may include lodging, meals, laundry, facilities, bathing, and or
other basic non-medical support services. Emergency Shelters are permitted
with a Use permit in “RL, RR, SR, R1, R2, R3, C1, and C2" Zoning Districts and
within the C3 zoning district with a zoning permit, subject to the following terms
and conditions.

1. Purpose. The purpose of these regulations is to establish standards to
ensure that the development of emergency shelters (shelters) does not
adversely impact adjacent parcels or the surrounding neighborhood and
that they are developed in a manner which protects the health, safety
and general welfare of the nearby residents and businesses. These
performance standards shall apply to all shelters. A use permit is required
to establish a shelter that does not meet the location, development,
and/or operational standards of this section or that would provide more
beds than allowed by this section.

2 Location. A shelter may be established in any “C3” Service Commercial
District; provided, that the property boundaries are located more than
three hundred
(300) feet from any other shelter (measured from property line to property
line) unless it is separated there from by a state highway.

3 Maximum Number of beds. A maximum of twenty-four beds may be provided.

4 Property Development Standards. The development shall conform to all
property development standards of the C3 zoning district, as well as
Sections 21-41, 21- 45, 21-46.10, and 21-53.
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Length of Stay. The maximum length of stay at the facility shall not
exceed one hundred twenty days in a three-hundred-sixty-five day
period.

Hours of Operation. Shelters shall establish and maintain set hours for
client intake/discharge. Hours of operation must be prominently posted
on site. Clients shall be admitted to the facility between six p.m. and eight
a.m. during Pacific Daylight Time and five p.m. and eight a.m. during
Pacific Standard Time. All clients must vacate the facility by eight a.m.
and have no guaranteed bed for the next night. Clients using optional
Facilities/Services may remain onsite outside of these hours.

Onsite Parking. Onsite parking shall be provided in the ratio of one space
for every six adult beds or one-half space per bedroom designated for
family units

with children. One space shall be provided for each manager/staff
member. Bike rack parking shall also be provided by the facility.

Lighting. Adequate exterior lighting shall be provided for security
purposes. The lighting shall be stationary and shielded/down lit away
from adjacent properties and public right of way.

Required Facilities. Shelters shall provide the following facilities.

I Indoor client intake/waiting area of at least one hundred square
feet. If an exterior waiting area is provided, it shall not be located
adjacent to the public right of way and shall be visibly separated
from public view by minimum six foot tall visibly screening mature
landscaping or a minimum six foot tall decorative masonry wall.
Provisions for shade and or rain protection shall be provided.

i Interior and or exterior common space for clients to congregate
shall be provided on the property at a ratio of not less than fifteen
square feet per client, with a minimum overall area of one hundred
square feet. Common space does not include intake areas.

Optional Facilities/Services. Shelters may provide one or more of the
following types of common facilities for the exclusive use of residents:

i Central cooking and dining room/s) subject to compliance with
county health department requirements. Only clients that have
been guaranteed a bed shall be eligible for a meal.

i Recreation room.

i Counseling center.
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Child-care facilities.

Other support services intended to benefit homeless clients.

Shelter Management. The shelter provider or management shall
demonstrate that they currently operate a shelter within the state of
California or have done so within the past two years and shall comply
with the following requirements:

At least two facility managers shall be on site and one shall be
awake at all times the facility is open. The manager’s area shall
be located near the entry to the facility. Additional support staff
shall be provided as necessary, to ensure that at least one staff
member is provided in all segregated sleeping areas, as
appropriate.

An operational and management plan (plan) shall be submitted for
review and approval by the Community Development Director.
The approved plan shall remain active throughout the life of the
facility, and all operational requirements covered by the plan shall
be complied with at all times. At a minimum, said plan shall contain
provisions addressing the following issues:

(aa) Security and safety: Addressing both on and offsite needs,
including provisions to ensure the security and separation
of male and female sleeping areas, as well as any family
areas within the facility.

(ab) Loitering/noise control: providing specific measures regarding
operational controls to minimize the congregation of clients
in the vicinity of the facility during hours that clients are not
allowed on site and or when services are not provided.

(ac) Management of outdoor areas: including a system for daily
admittance and discharge procedures and monitoring of
waiting areas with a goal to minimize disruption to nearby
land uses. Smoking shall be allowed in designated areas
only.

(ad) Staff training: with objectives to provide adequate knowledge
and skills to assist clients in obtaining permanent shelter
and income. At least one facility manager shall be CPR
and First Aid certified.

(ae) Communication and outreach with objectives to maintain
effective communication and response to operational
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issues which may arise in the neighborhood as may be
identified by city staff or the general public.

(af) Adequate and effective screening: with the objectives of
determining admittance eligibility of clients and providing
first service to Lake County area residents.

(ag) Litter control: with the objective of providing for the regular
daily removal of litter attributable to clients within the vicinity
of the facility.

Supportive Housing
Supportive Housing is defined as Housing with no limit on length of stay that is
occupied by the target population as defined in Health and Safety Code Section
50675.14(3), and that is linked to on and off-site services that assist the
supportive housing resident in retaining the housing, improving his or her health
status, and maximizing his or her ability to live, and when possible, work in the
community.

Transitional Housing
Transitional Housing and Transitional Housing Developments is defined as
Buildings configured as rental housing developments, but operated under
program requirements (Health and Safety Code 50675 Multifamily Housing
Program) that call for the termination of assistance and recirculation of the
assisted unit to another eligible program recipient at some predetermined future
point in time, which shall be no less than six months.”

Granny Unit/Residential Second Unit
“Granny” units not exceeding 720 square feet of living area can be constructed
or installed on any residentially-zoned lot under 40,000 square feet, as long as
residential design standards can be met. For lots over 40,000 square feet,
Granny units can be up to 1,008 square feet of living area. The County requires
one uncovered parking space for units under 720 square feet and two for units
over 720 square feet to be provided for the exclusive use of the granny unit in
addition to the parking requirements of the principal residence.

If the lot has at least twice the land area required by the general plan’s minimum
density standards, a residential second unit which meets the residential design
standards can be constructed. For residential second units, there is no
maximum lot square footage (size) requirement but a minimum size of 720
square feet is required. The County requires two uncovered parking spaces for
residential second units in addition to the parking requirements of the principal
residence.

Building permit fees run approximately $1.30 1.34 square foot of living area for
both granny units and residential second units that are site-built. The permit fees
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are much lower for installation of manufactured homes, since only the
foundation and installation need be inspected. Applicants requesting a granny
unit or second unit permit must fill out an over-the-counter zoning permit, which
takes approximately 30 minutes for the applicant to complete and the County to
issue. The zoning permit is a ministerial permit, and is typically issued along
with the issuance of the building permit, which simplifies the process for the
applicant. The County is in compliance with AB 1866, and will continue to
promote the use of granny units and residential second units.

The County approves an average of 30-15 second units per year. Roughly half
of those are granny units and half are residential second units. The lower cost
of manufactured homes, and the lower building permit fees are incentives for
development of second units.

Farm Worker Housing

In Lake County, farm labor quarters are the primary source of permanent and
temporary farm worker housing. Farm labor quarters, are generally rooming and
boarding houses, trailer coaches, mobile homes, single family dwellings and
mess halls for any numbers of farm help customarily employed principally on
land owned by the owner of the building site occupied by said structures, are an
allowed use under the following zoning districts: APZ, A, TPZ, RL, RR, PDR, &
PDC. The County continues to support development of farm labor quarters.
These projects are approved via an over-the counter zoning permit, which costs
$65. Once a Zoning Permit is granted, the applicant need only apply for building
permit and pay normal sewer, water, fire, school and building permit fees. The
building permit fee is reduced by 50% for farm labor quarters, in accordance
with Chapter 5 of the Lake County Code. A Farm Labor Camp is allowed in APZ,
A, and RL subject to obtaining a Major Use Permit. A farm labor camp is defined
as: Living accommodations, including structures, tents, trailers and mobile
homes, mess halls, garages, and accessory buildings and uses, for any number
of persons, maintained in connection with any work or place where work is being
performed, and including the premises on which said building and uses are
situated or the area set aside for them. Labor camp and labor quarters shall also
include any such living accommodations, and the premises which they occupy,
which are owned, operated or maintained by any person engaged in the
business of supplying lodging or meals for five (5) or more persons who are or
may be employed by him or by others.

Permanent rental housing affordable to low and very low income households is
another option for farmworkers in need of housing. Locations identified for multi-
family residential, such as the “R3” district, would provide sites to accommodate
farmworker households.

Health and Safety code section 17021.5 and 17021.6 generally requires

employee housing to be a permitted use without a use permit and to be regarded
as a single family residential use for less than six persons.
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Guesthouse and Hardship Guesthouse

A guesthouse can be permitted on a site where a granny unit or residential
second unit has not been constructed. The guesthouse is a detached living
quarter that does not contain a kitchen. A hardship guesthouse with a temporary
kitchen may alternatively be permitted through the minor use permit process
provided that it meets the conditions listed in section 21-27.3i(9) of the Zoning
Code. One of the requirements is that “The Review Authority granting a use
permit for a hardship unit shall find, based on a physician’s or other licensed
health care professional’'s documentation, that a physical or mental impairment
has resulted in the need for a supervised living environment for the impaired
person. For a hardship guest house located in the “APZ”, “A”, or “TPZ” districts,
physical impairment shall not include any respiratory, allergic, or other
impairment incompatible with agricultural operations.”

Agricultural Family dwelling
A single residence is also permitted in the “Agricultural” district and Planned
Development Residential, although an additional residence for another family
member or for farm labor is allowed by right when certain criteria are met
regarding the property’s size and/or use.

Temporary Housing (dwelling)
Lake County permits by right use of a temporary housing unit, such as a
recreational vehicle, on a site where a permanent home is being constructed.
Under certain conditions the temporary unit can be used for up to three years.
This provision is most often used by persons who are personally constructing
their own home, saving in both construction and rental costs.

Single Room Occupancy Units (SRO)
Apartment buildings are a use permitted within the R3 zoning district. The
apartment units contain a room or rooms within a building but comprising an
independent self-contained dwelling unit, with kitchen or cooking facilities,
occupied or suitable for occupation as a residence for eating, living and sleeping
purposes.

Accessory Residence (Mixed Use Residential Units)
The County currently allows one accessory residence to a commercial use in all
of its commercial districts: R3, C1, C2, C3, CR, CH, M1, M2, MP and PDC, As
long as a primary commercial use is established or proposed to be constructed,
an accessory residence can be constructed above the commercial use, or
behind it on the rear half of the lot. The residence can be a manufactured home
or a site-built structure.

Revisions to the Lake County Zoning Ordinance are underway that includes a
proposal to allow mixed-uses. This would allow multi-family residential
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development above ground-floor commercial in downtown community areas
throughout the County. There are numerous benefits to mixed used
development within community commercial areas. The Community
Development Department intends to formally propose this concept to the Board
of Supervisors as part of the draft zoning ordinance, in 2011.

If Lake County does adopt an ordinance to allow mixed use development within
the community commercial areas in the County, this will open up significant
opportunities for affordable housing to be developed within town centers. There
are presently approximately 155 “C2” zoned, Community Commercial
Designated parcels within the various Community Areas in Lake County. It is
difficult to speculate how many units would actually be developed in the next
five years.

5.3 FEES AND EXACTIONS

Lake County collects development fees to recover the capital costs of providing
community services and the administrative costs associated with processing
applications. New housing typically requires payment of the following fees:
school impact, fire district impact, sewer and water expansion and lateral fees,
traffic impact and building permit. These fees comprise a significant part of
housing costs in the County. However, the County’s fee structure does not
appear to pose an undue constraint on the production of housing. The County’s
fees are lower than those of other jurisdictions in the region. Table 1-54
identifies the basic fees that apply to new residential construction in Lake
County.

Building Permits

Typical building permit fees 2013, including zoning clearance, plan check, and

permit fees, for a site-built dwelling are $1.34 per square foot of living area (which
includes the garage and a typically-sized deck or porch). Fees for a typical
1,500-square-foot house

with a two-car garage and 10 X 20 front porch would be $2,000. The average building
permit fees for installation of a manufactured home are $500, however the fees

can range up to $900 if a garage is included.

School and Fire District
School and fire district impact fees are required for new residential development.
The typical school impact fee is $2.67 per square foot, based on living area. The
fire district impact fees range from $ .44 to $1.00 per square foot for all floor
space under roof. These fees would amount to about $5,085 for the typical
1,500-square-foot house described above.
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Table 5-6: Building Impact Fees (Schools)

School Fee Description Fee

School Impact Fees Fee
Kelseyville $2.24/square foot
Konocti $2.97/square foot
Lakeport $2.24/square foot
Lucerne $2.97/square foot
Middletown $2.97/square foot
Upper Lake $2.63/square foot

Table 5-7: Building Impact Fees (Fire Districts)
Fire Impact Fees Fee

ILakeport 1.00/square foot
Kelseyville % 85/s;uare foot

ILake County Fire Protection District .44/square foot
Northshore Fire Protection District .80/square foot

\Southlake County Fire Protection District |$1.00/square foot

Sewer

Sewer capacity expansion fees are also required for residential development within the
service areas of Lake County. Please refer to Table 30 for the current fees. In addition, there
may be additional fees such as system capacity fees and connection charges which will very
depending upon location.

Table 5-8: 2010 Building Impact Fees (Sewer)

Sewer Fee Description Fee

Sewer Capacity Expansion Fee (SERWTP)1 ($4,659

System Capacity Fee $4.919

Sewer Capacity Expansion Fee (NWRWTP)2 $4,002

Sewer Capacity Expansion Fee (Middletown) $4,659

Special Connection Charge3 $1,575

Sewer Capacity Expansion Fee (Assessment District 9-2) 154,555

Sewer Capacity Expansion Fee (Assessment District 9-1 and 9-3) Determined by
City of Lakeport

Sewer Capacity Expansion Fee (KCWWD#3)4 $4,555

Sewer Lateral5 $50 inspection
fee

1 Southwest Regional Wastewater Treatment Plant
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2 Northwest Regional Wastewater Treatment Plant

3 For new construction not assessed under original Assessment District 2-2

4 Kelseyville County Waterworks District #3

5 Lateral Taps are consiructed by a licensed contraclor

Table 5-9: 2010 Building Impact Fees (Water)

'Water Fee Description Fee
Capacity Expansion Fee (CSA #2, Spring Valley)® $19,217
* Meter Set, (with Tap to Main) $797 (3911)
Capacity Expansion Fee (CSA #2, Finley) $2,500
* Meter Set, (with Tap to Main) $350
($450)
Capacity Expansion Fee (CSA # 7, Bonanza Springs) 51,500
" Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 13, Kono Tayee) $1,500
* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 16, Paradise Valley) $1,500
* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 18, Starview) $2,000
* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (CSA # 20, Soda Bay) $4,555
Soda Bay Capital Improvement Fee 7 $6,750
* Meter Set (with Tap to Main) $797 ($911)
Capacity Expansion Fee (CSA # 21, North Lakeport) $4,555
North Lakeport Capital Improvement Fee® $5,900
* Meter Set (with Tap to Main) $797 ($911)
Capacity Expansion Fee (CSA # 22, Mt. Hannah) $1,500
* Meter Set (with Tap to Main) $350 ($450)
Capacity Expansion Fee (Kelseyville County Waterworks, District| $2,500
#3)
* Meter Set (with Tap to Main) $350 ($450)

6 Connection Moratorium currently in place
7 Applies to Properties without a previously incurred debt from the Department of WaterResources

8 Compliance order in effect restricting new service connections
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Multi-family

With regard to multi-family development, the sewer, water, school and fire fees
are typically the same as for single family development on a per unit basis.
However, the building permit fees are usually lower, as these fees are based on
contract cost of the project, which includes economies of scale. Counting impact
and building permit fees, the total cost of permits for a 30 unit-complex
consisting of two-bedroom, 1020 square foot
approximately $8,410, which is considered comparable to other jurisdictions in

the region.

apartments would be

Table 5-10: Building Impact Fees (Other)

Fee Description Fee
Traffic Impact Fee 50% of 1% of
value

State Fee for Green Building

Standards

$ 1 per $25,000

Seismic Fee (Strong--Motion
Instrumentation and Seismic Hazard

Mapping Fee)

$17

Building Permit Fee 9

$1.34/square foot

9 Fee for Typical 1,500 square foot home with two car garage and front porch

Planning / Development

Building related and impact fees are due at the time of building permit issuance.
The County also requires fees for processing development applications. The
fees are based on the average cost of processing an application. The current
(2010) fees include the following:

Table 5-11: Planning Fees

Planning and Application Fees SingiCHarAsIaies Fantly Multi-Family
Zoning Clearance $60 $115

Zoning Permit $60 $60

Minor Use Permit $430 simple $ 593 complex $430 simple $ 593 complex
Design Review/Development Review $362 $362

Variance $752 $752

Use Permit $1,667 $1,667

General Plan of Development $1,827 $1,827

Specific Plan of Development $1,667 $1,667

Rezone $1,512 $1,512

General Plan Amendment $1,792 $1,792
Subdivision

Lot Line Adjustment $678 $678
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Parcel Map $1,572 1572

Final Parcel Map $808 $808

Subdivision Map $2351 plus $65 per lot $2351 plus $65 per lot

Final Subdivision Map fee $1865 plus $43 per lot $1865 plus $43 per lot

Subdivision Develop. Agreement $633 $633

Environmental

Initial Study $250 $250

Categorical Exemptions $65 $65

Environ. impact Report (staff) $46/hr with $2000 non ref. dep. $46/hr with $2000 non ref. dep.

Environ. impact Report (consultant) %15 of contract w/$2000 non ref. dep. %15 of contract w/$2000 non
ref. dep.

Open Space and Park Requirements

Lake County follows Quimby Act requirements (Government Code Section
66447, et seq.) for parkland dedications in new subdivisions. Neither the amount
of open space set aside in the General Plan nor the County’s park dedication
requirements represent excessive constraints on residential development. The
County’s Subdivision Ordinance has a calculation of fees in lieu of park land
dedication which was determined by taking the average cost to acquire 1 acre
of park property and to develop park facilities in the County. The Park in lieu
was determined to be $3,393 per dwelling unit. These requirements would not
impede the County’s ability to meet its overall share of the region’s housing
needs.

Fees as a Percentage of Total Development Costs

It is difficult to determine specific information in regards to the actual impact of
fees and exactions as a percentage of total development. The actual cost of
fees and total development cost is site specific. Site improvements are required
to supply services, mitigate site and environmental constraints, and ensure
community compatibility. Site improvements may include wells, septic systems,
basic infrastructure improvement, mitigations to address flooding, steep slopes,
seismic or other environmental constraints.

The two most variable costs to development concern the construction of housing
in areas that do not have access to public water or sewer service and require
the individual provision of these basic services. The feasibility of water and
septic depends on the groundwater level and percolation rate of soils. In
general, water availability can vary widely from lot to lot. Costs for drilling a well
range from $5,000 to over $15,000 depending on the depth of the well and
groundwater levels. The cost of the pump system can range from $4,000 to
$10,000. Depending upon water quality the inclusion of a filtration system may
also be necessary; these systems are specific to the individual needs of the site
and vary widely in cost. With these costs combined the cost of developing a well
can be as high as $25,000. In addition to the costs of drilling the wells, the Lake
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County Environmental Health Division requires a well permit fee of
$248.

The engineering, design, and installation of septic systems can cost between

$7,500 to $14,000 for standard systems and $16,000 to $25,000 for engineered systems.
The Lake County Environmental Health Division also requires a site evaluation fee of
$319 and a septic permit fee for $473 for standard systems and $580 for engineered
systems.

Fees of all types add to the final cost of housing in Lake County. The extent to
which they affect housing costs depends greatly on what permits are required,
where the structure(s) are proposed and the size and number of units in the
development. These variables make it extremely difficult to create a single
countywide average percentage of housing costs attributable to fees. Table 5-
12 below depicts six typical building scenarios which are a representative
sample of standard housing permit options. A multitude of other options exist,
but for the most part are variations and combinations of the six options outlined
in Table 5-12.
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Table 5-12: Fees as a Percentage of Total Development Costs

21-unit Multiple Family

1200 sq. fi. 1200 sq. ft. 1200 sq. ft. 1200 sq. ft. ] ] Housing Complex (800 sq.
Manufactured | Manufactured standard standard T e ft. average unit size)
H°:f{,fi‘;’“h Home (without | Single- Family | Single- Family | Family Housing
infrastructure) public Unit (with Unit (without | Complex (600 sa. &
ol infrastructure) public public s
infrastructure) infrastructure)

uilding Permit & Plan Check $411 $411 $1,668 $1,608 $2482 $8,145
Design Review $0 $0 $0 $0 $362 $0
Use Permit $0 $0 $0 $0 $0 $1,667
Septic System Permit $0 $792 $0 $792 $0 $0
Well Permit Fee $0 $248 $0 $248 $0 $0
Public Water Meter Set 1 $449 $0 $449 $0 $1,796 $9,429
ISewer Lateral Tap 2 $1,195 $0 $1,195 $0 $4,780 $25,095
Traffic Impact Fee s $75 $75 $617 $617 $1,126 $5,157
ISchool District Impact Fee 4 $3.204 $3,204 $3,204 $3.,204 $6,408 $44,856
Fire District Impact Fees $984 $984 $984 $984 $1,968 $13,776
Subtotal Fees/Exaclions $6,318 $5.714 $8,117 $7,453 $18,922 $108,125
Development Costss $85,800 $77,800 $240,000 $240,000 $390,000 $2,520,000
Septic7/Well Costss $0 $38,500 $0 $38,500 $0 $0
TOTAL COSTS $85,800 $116,300 $240,000 $278.500 $390,000 $2,520,000
FEES AS A PERCENTAGE OF
TOTAL HOUSING COST

7.4% 4.9% 3.4% 2.7% 4.9% 43%

1 Midpoint, Ranges from $350-797

2 Midpoint, Ranges from $1,185-1,

[3 Equals 1/2 of 1% of the total of projecl valus

M Midpoint, Ranges from $2.24-2 8

° Midpoint, Ranges from $0.44-1.0

2011)

6
Single-Famlly Unll costs are based on 2009 Building Industry Association figures of $200 per sq. ft., $150 per sq.ft for Multi-Family units (Manufactured Home rate of $59 per sq. ft. based on Baughn & Cameron, Lower Lake estimate, December

7
Midpoirt, Ranges from $8,800-25,000 {Lake County Environmental Health & CK Doud Construction estimates, Fabruary 2012)

= Midpoird, Ranges from $8,000-35,000 {Lako County Ei

Health and Wooks Drlling estimates, February 2012)
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Demonstrated above in Table 5-12 fees as a percentage of total development costs is
variable and dependent upon specific types of construction and fluctuate depending
upon the individual site needs of a lot. Overall, the fees and exactions for the
development of housing in Lake County account for a minor portion of the total
development cost, and do not represent an undue constraint to housing. The County’s
fees are comparable to or lower than those of other jurisdictions in the region.

5.4 PROCESSING AND PERMIT PROCEDURES

A lengthy review process can add to the cost of development. Processing times for
development review varies. The review time is necessary for public agencies to comment
and the planners to prepare the development proposal and environmental studies. The
County works closely with developers to expedite approval procedures.

Table 5-13: Timelines for Permit Procedures

Types of Approval Or Permit Typ icaITI:’;fessing Approval Body
Zoning Clearance over the counter Ministerial (Staff)
Zoning Pemit over the counter Ministerial (Staff)
Categorical Exemptions up to 1 week Ministerial (Staff)
Minor Use Permit 2 to 3 months Zoning Administrator
Design Review/Development Review 1 month Zoning Administrator
Variance 3 to 5 months Planning Commission
Use Permit 3 to 5 months Planning Commission
Administrative Appeal 4-8 weeks Planning Commission
Parcel Map (tentative) 3-6 months Planning Commission
Subdivision Map (tentative) 3-8 months (depending | Board of Supervisors

upon # of lots)

General Plan of Development 4-6 months Board of Supervisors
Rezone 4-6 months Board of Supervisors
General Plan Amendment 4-6 months Board of Supervisors
Board Appeals 4-8 months Board of Supervisors

Land Divisions
Permit processing can have a significant impact on the cost of housing. All private
divisions of land are subject to the requirements of the Subdivision Map Act and the Lake
County Subdivision Ordinance, with environmental review under the California
Environmental Quality Act (CEQA). Minor subdivisions (four or fewer lots) are processed
as tentative parcel maps and are typically subject to lesser development standards than
are major subdivisions. The above regulations along with the State’s Permit Streamlining
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Act include time limits under which the County operates. An application submitted with
all the information necessary to determine compliance with the applicable regulations
typically takes substantially less time to process through the County system than what
is permitted by law. Single family and multi-family developments typically take four
months or less to process, which is considered a

reasonable timeframe and comparable to most jurisdictions. Processing time for
administrative building permit approval is 2-weeks (often less time).

Minor Use Permit for Multi-Family Housing Developments of Greater than 20

Single family development, when not part of a subdivision, and multi-family development
of projects of 20 units or less do not require approval of a use permit. However, multi-
family developments larger than 20 units require a minor use permit to be approved by
the Planning Commission. The additional time and cost required to obtain a permit for

these projects may present a constraint on development of multi-family housing with
greater than 20 units.

The approval process for a minor use permit typically takes two to three months and
involves a public hearing before the Zoning Administrator if requested by neighboring
property owners. The County's intent is not to add time or cost to a project but to ensure
health and safety concerns are met in addition to compliance with local ordinances and
the General Plan. The County is mindful of projects working within tight budgets and as
such, has included Program HE-72 to review the minor use permit requirement and
remove or mitigate to remove any constraint on housing development.

Design Review

Design Review is typically required for all commercial, industrial, and multi-family
residential projects for the following issues: new buildings for businesses or industries,
new apartment buildings, and substantial additions to existing commercial buildings.
Design review involves a review of the plans by the design review committee and a
permit issued by that committee. The review is intended to ensure that the development
is consistent with the County’s adopted standards and any adopted community plan
guidelines, and may cover the following issues: traffic and circulation, building
arrangement, architectural design, setbacks, walls and fences, noise emissions, parking,

rading and drainage, landscaping, lighting, signs, public services and utilities. The
Eesign review committee consists of five members representing the County’s

nvironmental Health Division, Department of Public Works, and the building and safety,
and planning divisions of Community Development. The Community Development
Director or their designee chairs the committee. The plans that are required to be

submitted depends on the permit application. The Design Review process typically takes
about 1 month.

A Deslgn Review permit application and applicable fees are submitted to the
Development Review Committee for most projects that meet the above criteria. The
Development Review Committee has review authority for all design review permits. A
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public hearing is held for design review applications and an application is only approved,
or conditionally approved, if the proposed use is a permitted use in the district it is
located, the site is adequate to accommodate the use and has adequate public and
private services, the project conforms with the Zoning Ordinance and General Plan, and
the design of buildings is compatible with existing development. Should the project meet
these criteria, the Development Review Committee will notify the applicant of the
approval, and any conditions. Design review permits are effective when issued unless
appealed within seven calendar days to the Planning Commission.

While this process could constrain the housing development process, the County takes
several measures to mitigate any potential constraints. The County offers pre-submittal
consultations to developers and property owners who may be unfamiliar with County
rules and regulations to provide guidance, make the review process easier, and in some
cases advise on how to design the project so as to avoid the need for Design Review.
Development review staff conduct an average of 100 of these consultations annually.
Additionally, in order to streamline the process further, the Community Development
Department often waives the Design Review process for residential development
proposals, provided that the architecture, parking, and landscaping details are provided
and are consistent with Zoning Ordinance standards. Larger projects that trigger a use
permits, and are therefore decided by the Planning Commission, receive their design
approval by the Planning Commission at the approval hearing.

5.5 CODES, ENFORCEMENT AND ON AND OFFSITE IMPROVEMENT
STANDARDS

Codes and Enforcement

New construction in Lake County must comply with the 2019 California Code of
Regulations Title 24, the state amendment to the 2018 ICC model codes. The County
has not adopted any local amendments to the California Building Code.

Enforcement of the California Building Code is the responsibility of the County Building

nd Safety Division and is carried out through the plan check process, as well as at the

time of site or building inspection. All work for which a building permit is issued must be

inspected at the time of completion or at specified stages of construction. Inspections

may also be conducted in response to public complaints or an inspector’s observation

that construction is occurring without permits. The main purposes of these codes are to
rotect health, safety and general welfare and do not pose a constraint on the
evelopment of housing.

On- and Off-Site Improvements

Site improvement costs include the cost of providing access to the site, clearing the site, and
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grading the pad area. In the case of a subdivision, such costs may also include major
improvements such as building roads and installing sewer, water, and other utilities. Residential
subdivision projects require street widths as follows:

e Total right-of-way for a minor arterial is 60 feet in width, with moving lanes typically 24-
36 feet in width respectively; parking is not allowed along minor arterials (typical Lake-
200A).

e Total right-of-way for major and minor collectors is 50 feet in width, with moving lanes
typically 24-32 feet in width, parking may be prohibited (typical Lake-200B).

 Total right-of-way for a minor road, residential section is 50 feet in width, with moving
lanes typically 36 feet in width, with travel lanes 10 feet in width and parking 8 feet in
with (typical Lake-200C).

e Total right-of-way for a minor road, rural ADT is 50 feet in with, with travel lanes 24 feet
in width; parking may be prohibited (typical Lake 200-D).

e Total right-of-way for minor road, rural ADT <400, is 50 feet in width, with moving lanes
typically 20 feet; parking may be prohibited (typical Lake 200-E).

As with land cosls, several variables affect costs, including site topography and proximity to
established roads, sewers, and water lines. Engineering and other technical assistance costs
are usually included with site improvements, as these services are required to ensure that
development is constructed according to established codes and standards.

Developers of multifamily projects and single-family housing tracts are generally required to pay
for curbs, gutters, and sidewalks and, depending on the location, extension of sewer and water
services. These and other site improvement costs are typical of all cities in California and do not
impose a significant constraint on the development of housing. The City does not impose any
unusual requirements as conditions of approval for new development.

Lake County is in compliance with Health and Safety Code 17980(b)(2) and gives
preference to the repair of a substandard building rather than requiring vacation when
economically feasible to do so.

5.6 CONSTRAINTS—HOUSING FOR PERSONS WITH DISABILITIES

Both single family and multi-family housing in Lake County may accommodate persons
with disabilities. State laws and building codes mandate accessibility provisions for
certain types and sizes of housing developments. Article 70 of the Lake County Zoning
Ordinance, The County does not require any fees, in addition to the standard residential
development fees, associated with the development or rehabilitation of housing for
people with disabilities. Reasonable Accommodation provides a process for individuals
with disabilities to make requests for reasonable accommodation in regard to relief from
the various land use, zoning or building laws, rules, policies, practices and/or procedures
of the County to ensure equal access to housing.
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Lake County complies with state laws that regulate residential care facilities with fewer
than six persons. As discussed under Special Housing, foster or small family home,
family care home, and housing and small family day care home are permitted within R1,
R2, SR, RR and PDR zoning districts. The County’s Zoning Ordinance definition of family
does not discern between unrelated and related individuals and only refers to persons.

Transitional and supportive housing are permitted as a residential use in R1, R2, SR, RR
and PDR zoning districts and are subject to only the same restrictions as other residential
uses of the same type in the same zone. To comply with SB 2 and AB 2162 Program
HE-59 has been included.

The County’s Zoning Ordinance allows for Community Care Facilities, with a use permit,
in almost all of its residential zones (i.e., RL, RR, SR, RL, RR, SR, R1, R2, R3) and two
of its non-residential zones (i.e., C2, C3). These facilities, which serve the physically
handicapped, mentally impaired, or incompetent persons, are subject to all applicable
State regulations and limitations. The parking standards require one space for each two
beds plus one space for manager or owner.

The Zoning Ordinance allows Emergency Shelters as a use permitted within the C3
zoning district and with a Major Use Permitin the RL, RR, SR, R1, R2, R3 and C2 zones.

5.7 NON-GOVERNMENTAL CONSTRAINTS

Environmental Features

Land in some areas of Lake County is unavailable for development because of
environmental features. These features either pose a hazard to those who may
otherwise choose to develop in the area or diminish valuable natural resources. As a
result, housing developers avoid these areas, because they understand the danger or
potential loss involved or do not wish to incur the added cost of building in these areas.

The Lake County General Plan identifies environmental features that may influence
housing development potential. These features include:

Erosion Hazards
Some areas of the county contain soils that will erode heavily when disturbed by
development. As a result, they may be unstable for building construction or add
considerable cost to correct the problem. In addition, erosion may degrade water quality
of nearby watercourses or bodies.

Excessive Slope
In areas of 30 percent slope, improvements for accessibility, site preparation, and
sewage disposal are very difficult. Development on steep slopes also can result in
erosion problems. Consequently, these areas are generally avoided for residential
development.
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Fire Hazard

The State of California has identified portions of Lake County as having a high or very
high fire hazard risk. Fire hazard is a way to measure the physical fire behavior so that
people can predict the damage a fire is likely to cause. The most prominent criteria
forming an area’s fire hazard risk considers vegetation, topography, typical weather
patterns and other similar items. Additional building code requirements and
infrastructure improvements (i.e. road widths & water supply) may be required for new
construction and development in areas designated as having a high or very high fire
hazard rating.Higher density zoning designations are located outside of High Fire
Severity zones, within Community Growth Boundaries where fuel loading is reduced.
However, most of the land available for Moderate and Above Moderate housing
development in Lake County is located within High Fire Severity zones, resulting in
increased construction and property maintenance costs.

Flood Hazards

Development in flood hazard areas can result in property damage and loss of life. Flood
hazards in Lake County are most significant adjacent to Clear Lake and Scotts Creek,
Cache Creek, Adobe Creek, Putah Creek, Cole Creek, and Kelsey Creek. Development
in flood prone areas is either discouraged or additional construction measures are
required. Development within the floodplain, which is designated by the “Floodway
Fringe” overlay district, requires an additional three feet in height for finished floor
elevation of all development.

Community Development staff paid close attention to flood hazard risks in its analysis of
housing sites suitable for the development of affordable housing (Table 2-6). Of the thirty-
four (34) identified sites, eight (8) have a portion of the parcel in a flood prone area.
Further analysis determined that flood hazards could be mitigated whether through
avoidance or elevation of building pads. In those areas where avoidance is necessary,
either due to environmental or fiscal restraints, adequate developable areas outside of
these designated flood zones are readily available.

The AB 162 revisions to Government Code Section 65302 also include provisions
requiring jurisdictions to revise and regularly update their Land Use, Conservation, and
Safety Elements of their respective General Plan for greater management of flood
hazard. One specific provision will require the County to identify rivers, creeks, streams,
flood corridors, riparian habitat, and land that may accommodate floodwater for
purposes of ground water recharge and stormwater management. It is possible that the
mapping and delineation of these areas will have an effect on existing properties listed
within the affordable housing site inventories of this Housing Element. As these ground
water recharge and stormwater management areas are identified, the
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Community Development Department will need to revisit and analyze the continued
suitability of designated areas for affordable housing.

Geologic Hazards

The State has identified several areas in Lake County with significant seismic activity
potential. Within these Alquist-Priolo Act earthquake zones, geotechnical studies
identifying hazard potential and necessary construction requirements are required prior
to any land subdivision.

Severe Septic Tank Limitations

The ability of the soil to accept septic tank filter fields outside sewer service areas is an
important determinant of rural housing development. Impermeable surfaces or steep
slopes can prevent septic systems from working properly and can foreclose the
possibility of residential development in these areas. Several areas in the County,
including lands in the vicinity of Upper Lake, Clear Lake, and Lakeport, have experienced
problems with septic tank failures.

Land Costs (2010)

Land costs vary widely in Lake County, depending on location and availability of
services. Land near Clear Lake and in established communities tend to be more
expensive than other outlying, more remote areas. The cost of lakefront lots or view lots
can be considerably higher.

The Lake County Assessors records provided the information on the table 5-13 below.
The table details the average assessed value per zoning designation that have an
improvement value of less than $1,000 within communities in Lake County. Land costs
in Lake County are considerably less than the majority of California.

Table 5-14 Average Assessed Value
Zoning District R1 R2 R3 SR RR RL

Average Assessed Value ($18,832 [$32,910 [$46,693 $20,715 $19,524 $62,898

Source: Lake County Assessor’'s Office, 2010

Development Costs (2010)
Site Improvement Costs: Upon securing the raw land, a residential developer would have
to make certain improvements to “finish” the lot before a home could actually be built on
the property. Improvements required include proper grading, installation of water and
sewer systems, storm water drainage, and streets.
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Construction Costs: Construction costs in the county vary widely due to site

constraints, such as steep slopes or expansive soils, and type of home. Manufactured

homes, which are common in Lake County, range in cost from about $35 per square
foot for used homes. According to a local manufactured home dealer a new 1,200

square foot home, including setup and delivery, ranges from $57 - $65 per square foot.

Availability of Financing

The Lake County Housing Administration office administers the First time Home Buyers
Program. The First Time Home Buyer Assistance Program is aimed at providing financial

:tupport to families who might otherwise be unable to purchase a home.

he average mortgage interest rates for the years 2005-2009 can be found in table 34
below. The federal government passed legislation that allows first time home buyer to
receive a $8,000 tax credit for homes purchased in 2009 and 2010. California also

passed legislation in 2009 that allows first time home buyers a $10,000 tax credit.

Table 5-15: Average Annual Mortgage Interest Rate 2005-2009
Year Annual Average

2005 5.87

2006 6.41

2007 6.34

2008 6.03

2009 5.06

Source: Freddie Mac, Monthly Average Commitment Rate and
Points on 30-year Fixed-Rate Mortgages
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6.0 STATUS AND EVALUATION OF EXISTING
PROGRAMS/ELEMENT

The following section reviews and evaluates the County’s progress in implementing the
2014-2019 Housing Element. It reviews the results and effectiveness of programs,
policies and objectives for the previous Housing Element planning period. Table 6-1

provides an evaluation of the Lake County Housing Element (2014-2019) policies and
implementation programs.
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LAKE COUNTY HOUSING ELEMENT 2020

DRAFT LAKE COUNTY HOUSING ELEMENT

What was learned from the 2014-2019 Housing Element
2019

As part of the Housing Element Update process, the State requires an analysis and
evaluation of the policies and programs implemented during the prior five-year period.
Taken individually, the programs included in the 2014 Housing Element were generally
successful in achieving their objectives. For example, a number of housing related zoning
ordinance amendments were adopted in January 2015 (AM14-01) which implemented
roughly nine (9) programs. While it took a year to draft and take them through the public
process, it is considered a major step forward in implementing the Housing Element.

However, the larger goal of creating and maintaining a housing stock of sufficient size,
diversity, and affordability countywide has not been attained. The reasons include a lack
of interested developers to develop multi-family affordable housing, (partly due to the
prevailing wage requirements for State programs and rent restriction regulations),
administrative delays with State programs (e.g., HOME), and the County’s difficulty in
obtaining matching funds for many of its programs (e.g., mobile home replacement
program the elimination of RDA funds). One of the largest obstacles in moving forward
with many of the implementation programs was the dissolution of the RDA and no real
replacement agency, department of organization that is championing and focused on
housing issues.

Considering the County’s limited financial resources, the County made significant steps
that will eventually lead to the production of affordable housing. Many of the constraints
to developing affordable housing in Lake County, as described in previous chapters, are
non-governmental constraints outside the County’s purview or involve administrative red-
tape at the State level. However, there are several improvements the County can make
to assist in increasing the production. The following changes are made to the 2014-2019
Housing Element:

o Establish a unified, diversified public, private & NGO based Housing Task Force
associated with a 501C3, that has affordable and diverse housing as it's mission.

¢ Undertake an outreach program to increase the development community’s
awareness of available higher density sites;

¢ Coordinate with other local jurisdictions, non-profits, and other agencies
struggling with the same issues, regarding affordable housing programs and
administration;

o Distribute and delegate appropriately, so that expectations of workload can
actually be met, and the programs and tasks identified can be accomplished,

e Monitor the status of assisted housing with expiring affordability covenants;

e Publicize, using the County’s website, available housing programs (e.g., voucher

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental
constraints
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LAKE COUNTY HOUSING ELEMENT 2020

program, Owner-Occupied Rehabilitation Program);
¢ Set strategic priorities within realistic

time frames, that are directly tied tothe

creation of a specific number of units,

for specific population groups.

* All sites allow for one (1) residential unit, are vacant, have ready access to basic infrastructure & contain no environmental
constraints
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EXHIBIT F

Data is auto-populated based on data entered in Tables A, A2, C, and D

Jurisdiction

Lake County -
Unincorporated

Reporting Year

2025

(Jan. 1 - Dec. 31)

Housing Element Planning Period 6th Cycle 08/15/2019 -
08/15/2027 ‘
Building Permits Issued by Affordability Summary
Income Level Current
Year
Acutely Low Deed 0
Restricted
Non-Deed 0
Restricted
Extremely Low Deed 0
Restricted
Non-Deed 0
Restricted
Very Low Deed 12
Restricted
Non-Deed 0
Restricted
Low Deed 0
Restricted
Non-Deed 5
Restricted
Moderate Deed 0
Restricted
Non-Deed 20
Restricted
Above Moderate 26
Total Units 63
Units by Structure Type Entitled Permitted | Complete
d
Single-family Attached 0 0 0
Single-family Detached 27 26 11
2 to 4 units per structure 12 12 0
5+ units per structure 0 0 11




Accessory Dwelling Unit 9 6 2
Mobile/Manufactured Home 21 18 15
Total 69 62 39
Infill Housing Developments and Infill # of Units
Units Permitted Projects

Indicated as Infill 1 1

Not Indicated as Infill 56 61
Housing Applications Summary

Total Housing Applications Submitted: 0
Number of Proposed Units in All Applications Received: 0
Total Housing Units Approved: 0
Total Housing Units Disapproved: 0
Use of SB 423 Streamlining Provisions - Applications

Number of SB 423 Streamlining Applications 0
Number of SB 423 Streamlining Applications Approved 0
Units Constructed - SB 423 Streamlining Permits

Income Rental Ownership | Total
Acutely Low 0 0 0
Extremely Low 0 0 0
Very Low 0 0 0
Low 0 0 0
Moderate 0 0 0
Above Moderate 0 0 0
Total 0 0 0
Streamlining Provisions Used - # of Units
Permitted Units Projects

SB 9(2021) - Duplexin SF Zone 0 0

SB 9(2021) - Residential Lot Split 0 0

AB 2011 (2022) 0 0

SB 6 (2022) 0 0

SB 423 (2023) 0 0
Ministerial and Discretionary # of Units
Applications Applicatio

ns




Ministerial 0 0

Discretionary 0 0

Density Bonus Applications and Units

Permitted

Number of Applications Submitted Requesting a Density 0
Bonus

Number of Units in Applications Submitted Requesting a 0
Density Bonus

Number of Projects Permitted with a 0
Density Bonus

Number of Units in Projects Permitted 0

with a Density Bonus

Housing Element Programs Count
Implemented and Sites Rezoned

Programs Implemented 60
Sites Rezoned to Accommodate the RHNA 0

Cells in grey contain auto-calculation
formulas




Jurisdict | Lake This table is auto-
ion County - populated once
Unincorpor you enter your
ated jurisdiction name
and current year
data. Past year
information comes
from previous
APRs.
Reportin | 2025 (Jan. 1 - Please contact
g Year Dec. 31) HCD if your data is
different than the
material supplied
here
Planning | 6th Cycle 08/15/2
Period 019 -
08/15/2
027
Table B

Regional Housing Needs Allocation Progress

Permitted Units Issued by Affordability

1 2 3 4
Income Level RHNA 2021 | 2022 | 2023 | 2024 | 2025 | Tota | Total
Allocati l Remain
on by Unit | ing
Income sto | RHNA
Level Date | by
(all Income
year | Level
s)
Acutely Deed - -
Low Restricted - - - - - -
Non-Deed
Restricted - - - - -




Extremel | Deed - -
ey Low Restricted - - - - - 8
Non-Deed
Restricted - 2 5 1 -
Very Low | Deed
Restricted 332 - - - - 12 30 302
Non-Deed
Restricted - 2 3 5 -
Low Deed
Restricted 224 - 69 - 1 - 130 | 94
Non-Deed
Restricted 49 - 3 3 5
Moderat | Deed
e Restricted 207 - - - - - 83 124
Non-Deed
Restricted 24 9 8 22 20
Above
Moderat 576 30 31 49 50 26 187 | 389
e
Total RHNA
1,339
Total Units
103 | 113 |68 82 63 430 | 909

*For years prior to 2025, Acutely Low-Income units are reported within the Extremely
Low-Income category

*For jurisdictions that received RHNA determinations for the current cycle prior to the
passage of AB 3093 (September 19, 2024):
- You were not allocated Acutely Low-Income and Extremely Low-Income RHNA targets,
therefore the allocations in Field 1 are listed as "0"

- If you wish to set your own targets in these income categories for informational
purposes, contact HCD staff at apr@hcd.ca.gov.
- All Acutely Low-Income and Extremely Low-Income units reported during the cycle are
counted towards Very-Low Income RHNA progress

*For years prior to 2025, data on deed-restricted vs. non-deed restricted Extremely Low-
Income units is approximated from whether the projects reported any deed-restricted
Very Low-Income Units. If you wish to edit this historical data for accuracy or have any
questions about the data, you may login to HCD's online APR system, or contact HCD
staff at apr@hcd.ca.gov.

Please Note: Table B does not currently contain data from Table F or Table F2
for prior years. You may login to the APR system to see Table B that contains
this data.




Please note: The APR form can only display data for one planning period. To view
progress for a different planning period, you may login to HCD's online APR system, or
contact HCD staff at apr@hcd.ca.gov.






