MAY 21, 2014 PLANNING COMMISSION MEETING
AGENDA
CITY OF FERNDALE — HUMBOLDT COUNTY CALIFORNIA - U.S.A.
PLANNING COMMISSION STUDY SESSION
Location: City Hall Date: May 21, 2014
834 Main Street Time: 6:00 pm
Ferndale CA 95536 Posted: May 7, 2014
1.  Call study session to order — Chair
2.  Review Housing Element Update 2014 Initial Draft
3.  Adjourn study session
AGENDA
CITY OF FERNDALE — HUMBOLDT COUNTY CALIFORNIA - U.S.A.
REGULAR PLANNING COMMISSION MEETING
Location: City Hall Date: May 21, 2014
834 Main Street Time: 7:00 pm
Ferndale CA 95536 Posted: May 7, 2014

The City endeavors to be ADA compliant. Should you require assistance with written
information or access to the facility please call 786-4224 24 hours prior to the meeting.
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The next regular meeting of the Ferndale Planning Commission will be on

Call meeting to order / Flag salute / Roll call
Ceremonial

Modifications to the Agenda

Approval of previous minutes

4.1 Minutes of April 16, 2014 Regular Meeting ........ccceeevvvveenrennnn.

Public Comment
Public Hearing

6.1 725 Birding Street Use Permit Application ......cccccceeveeeeiviicnnnnneen.
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Section 1: CALL MEETING TO ORDER

Section 2: CEREMONIAL

Section 3: MODIFICATION TO THE AGENDA

Section 4: APPROVAL OF PREVIOUS MINUTES
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City of Ferndale, Humboldt County, California USA
Minutes for Planning Commission Meeting of April 16, 2014

Call to Order — Chairman Jorgen Von Frausing-Borch called the Planning Commission to order
at 7:05 pm. Commissioners Lino Mogni, Dean Nielsen and Doug Brower were present along
with staff City Clerk Elizabeth Conner and Contract City Planner Melanie Rheaume. Those in
attendance pledged allegiance to the flag.

2.0 Ceremonial - None.

3.0 Update Agenda - None.

3.1 Proposed changes, modifications to agenda items — None.

4.0 Approval of previous minutes:

4.1 Minutes of March 19, 2014 Regular Meeting. An amendment to the minutes was submitted
by Commissioner Nielsen in Iltem 3.2. MOTION: to accept the minutes as amended.
(Nielsen/Mogni) 4-0.

5.0 Public Comment — None.

6.0 Public Hearing

6.1 Consider Recommending Ordinance No. 2014-02 Amending Zoning Ordinance 02-02 for
Housing Element Compliance to the City Council for Adoption. Contract Planner Rheaume
presented the item explaining that the purpose of this item and the two following is to bring
the City into compliance with Housing Element Law administered by the California Department
of Housing and Community Development. Answering Commission questions, staff clarified the
definition of mobile homes noting that RV’s and motor homes are not considered mobile
homes; and that the second unit referred to in Section 7.21 only applies for single-family zones.
MOTION: To recommend that the City Council adopt Ordinance 2014-02 Amending Zoning
Ordinance 02-02 for Housing Element Compliance and direct staff to prepare in writing the
Commission’s recommendation to the City Council for consideration and possible adoption.
(Nielsen /Brower) 4-0.

6.2 Consider Recommending Ordinance No. 2014-03 Density Bonus Ordinance to the City
Council for Adoption. Contract Planner Rheaume presented the item and noted that state law
requires that if a project includes 20% affordable units, they would get a 25% density bonus and
that Ferndale’s Ordinance gives the Planning Commission and City Council the ability to go
above these thresholds if they so choose. MOTION: Recommend that the City Council adopt the
Density Bonus Ordinance and direct staff to prepare in writing the Commission’s
recommendation to the City Council for consideration and possible adoption. (Nielsen/Mogni)
4-0.
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6.3 Consider Recommending Ordinance No. 2014-05 Reasonable Accommodation Ordinance to
City Council for Adoption. Contract Planner Rheaume presented the item which establishes an
over-the-counter procedure for people to make accommodations so they can use and live in
their house and includes checks and balances and an appeals process. MOTION: Recommend
that the City Council adopt Reasonable Accommodation Ordinance and direct staff to prepare
in writing the Commission’s recommendation to the City Council for consideration and possible
adoption. (Brower/Nielsen) 4-0.

7.0 Business

7.1 Interview Planning Commission Applicants and Recommend Appointment of Two Applicants
to the City Council. Chair Von Frausing-Borch explained that all applicants would be asked the
same questions from a prepared list and that Commissions would vote on which two of three
applicants to recommend to the City Council for appointment. Commissioner Nielsen and
applicant Michael Warner answered questions from the Commission in turn; applicant Gregson
was not present. The Commission voted to recommend to the City Council re-appointment of
Commission Nielson and appointment of Michael Warner.

7.2 Building and Land Use Permits. In response to a question from the Chair, staff clarified that
there were two different projects on Herbert Street.

7.2 Design Review Committee Minutes. - No comments.

8.0 Correspondence and Oral Communications. - None.

9.0 City Planner’s and City Clerk’s Staff Reports. Contract Planner Rheaume advised the
Commissioners that the Parking Ordinance will be coming back again with a different approach
and will start with a study session.

10.0 Adjournment Chair Von Frausing-Borch adjourned the meeting at 8:05 pm.

Respectfully submitted,

Elizabeth Conner, City Clerk



MAY 21, 2014 PLANNING COMMISSION MEETING 5

Section 5: PUBLIC COMMENT

Section 6: PUBLIC HEARING
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Meeting Date: May 21, 2014 Agenda Item Number 6.1

Agenda Item Title | 725 Berding Use Permit

Presented By: Contract City Planner Case Number UP1411
Type of Item: x | Action Discussion Information
Action Required: No Action X | Voice Vote Roll Call Vote

PROJECT DESCRIPTION: Request for a Use Permit to allow for vacation rental use of a single family
residence and guest house located at 725 Berding Street (APN 031-141-009). The project site is zoned
Residential One-Family (R-1).

ENVIRONMENTAL REVIEW: This project has been reviewed for compliance with the California
Environmental Quality Act (CEQA). The proposed project qualifies for a CEQA Class 1, Section 15301
Categorical Exemption from preparation of environmental documents. This exemption consists of the
operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or
private structures involving negligible or no expansion of use.

STAFF RECOMMENDATION: Staff has included findings of fact (Attachment A) necessary to take an
action on the Use Permit. If the Planning Commission accepts the findings of fact or makes comparable
findings, then staff recommends the Planning Commission approve the Use Permit, subject to the
conditions of approval listed in Attachment B.

Recommended Motion: “Adopt Resolution No. PC 2014-09 making the required findings
of fact listed in Attachment A to approve the Use Permit, subject to the conditions of
approval listed in Attachment B, and allow for vacation rental use of a single family
residence and attached guest house located at 725 Berding Street.”

PROJECT SUMMARY: The applicant owns the approximately quarter-acre lot at 725 Berding Street.
There are five off-street parking spaces provided. The applicants propose to use a single family
residence and guest house (approximately 1,500 and 600 square feet respectively) as a 3-bedroom
vacation rental by offering the units for overnight transient lodging for compensation. The applicant
proposes to rent both units to one group at a time; the units would not be rented separately. The
property is currently a year-round single family rental.

APPLICABLE REGULATIONS: The following sections are from Zoning Ordinance, 02-02:

§5.16 Agriculture-Exclusive or AE Zone. The Agriculture Exclusive or AE Zone is intended to be applied in
fertile areas in which agriculture is and should be the desirable predominant use and in which the
protection of this use from encroachment from incompatible uses is essential to the general welfare.
The following Zoning Ordinance 02-02 regulations shall apply in all Residential One-Family or R-1 Zones:

§5.03.1 Principal permitted uses:

a. Guest houses and servants’ quarters.
b. Public and private non-commercial recreation facilities, including golf courses.
c. Bed and breakfast inns.
d. Secondary dwelling units.
The following Zoning Ordinance 02-02 regulations apply in all zones:

§7.16.2 Parking spaces shall be provided as follows:

a. Dwellings: one (1) for each dwelling unit.
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b. Hotels, motels, inns, bed and breakfast inns, boarding houses: one (1) for each
individual living quarter or dwelling unit.

ANALYSIS:

Zoning and Permit Requirements:

The Ferndale Zoning Ordinance does not directly define or address the proposed type of transient
vacation rental use. However, the AE zone allows for guest houses and bed and breakfast inns with a
Use Permit. The proposed use is most similar to a bed and breakfast type use in that they have similar
short-term rental that is more transient in nature than typical rental of single family residences or
secondary dwelling units. Bed and breakfasts are allowed in all residential and agricultural zones per
Zoning Ordinance §7.06.

As stated in Zoning Ordinance §10.01, Use Permits “may be granted for any use which, while not
specifically enumerated in the regulations, is similar to and compatible with the uses permitted in the
zone.” Previously the Planning Commission has approved vacation rental Use Permits in the R1 and R2
zones, Community Commercial Design Control zone, and the Agriculture Exclusive zone. In addition to
these vacation rentals there have been bed & breakfasts approved in various residential and agriculture
zones throughout the City.

Conditional Use Permits, as provided for by Zoning Ordinance §3.78.2, may be granted by the Planning
Commission for a use “which may be essential or desirable to the public convenience or welfare in one
or more zones, but which may also impair the integrity and character of the zone or adjoining zone, or
be detrimental to the public health, morals or welfare unless additional restrictions on the location and
extent of use are imposed and enforced.” In order to reduce the potential negative effects of a more
transient use, the Planning Commission has in the past placed conditions on Vacation Rental Use
Permits, including imposing a two night minimum stay and a requirement that the subject property be
rented out to only one group at a time. These conditions have been included in the Conditions of
Approval (attached).

Surrounding General Plan Land Use and Zoning Designations:

The subject property fronts on Berding Street just east of Main Street, one block north of the downtown
commercial zone (see attached Assessor’s Map). The adjacent lots to the north, east and south are
similarly zoned R-1. The adjacent lots to the west are zoned Residential One-Family Design Control
Combining (R-1-D).

Aesthetics and Character:

The vacation rental type use is more transient in nature than typical residential uses, including the
properties current permitted use (year-round rental); however, it is similar to the bed and breakfast
type use which is allowed in residential zones. Sufficient off-street parking is available (there are
currently five parking spaces). Therefore, the proposed use is compatible with and similar to the
residential character of the neighborhood.

Attachments: A. Findings of Fact
B. Conditions of Approval
C. Resolution
D. Vicinity Map
E. Vacation Tenant Agreement
F. Letter to Planning Commission
G. Letter from Neighbors
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Attachment A
FINDINGS OF FACT
Staff feels the Planning Commission can make the following findings to allow for Use Permit approval:

1. This project is subject to environmental review in accordance with the California Environmental
Quality Act (CEQA), and qualifies for a Class 1 Categorical Exemption per Section 15301
Categorical Exemption from preparation of environmental documents. This exemption consists
of the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of
existing public or private structures.

2. The proposed project as outlined and conditioned conforms to and is consistent with the
Ferndale General Plan and conforms to the Ferndale Zoning Ordinance and the requirements
associated with the R-1 zone.

3. The proposed project, as outlined and conditioned, will not be contrary to the intent of
the zoning regulations or to the public interest, safety, health and welfare, and

a. Appears to be similar and compatible to other uses allowed in the zone;

b. Does not appear to impair the integrity and character of the zone (or
neighborhood);

c. Appears to be compatible with the maintenance of a healthful residential living
environment and the predominantly residential character of the area;

d. Does not significantly impact the general peace, safety, comfort, health and
welfare of the zone/residential communities; and

e. Appears compatible with and does not detract from the character and
aesthetics of the adjacent zones.
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Attachment B
CONDITIONS OF APPROVAL
Planning Commission Use Permit approval shall be subject to the following conditions. The violation of
any term or requirement of this conditional approval may result in the revocation of the permit:

1. The applicant shall be responsible to pay all applicable fees, deposits or charges associated with
processing and finalizing this Use Permit and/or otherwise owed to the City of Ferndale. All
applicable or other required fees shall be paid to the satisfaction of the City of Ferndale before
the Use Permit is considered final and approved.

2. The proposed use shall be in conformance with the approved permit application and with the
information and analysis contained in the associated staff report and conditions of approval on
file with the City. Should the proposed site use deviate from that as allowed by this approval,
then the applicant may be required to first receive Planning Commission approval for such
changes.

3. Should the applicant or any other future owner of the subject property who uses the property
as approved under this permit not conform to the requirements of these conditions, then said
non-conformance shall constitute a violation of this use permit and shall become null and void,
until either the issues have been addressed to the City’s satisfaction, or the permit is revoked.

4. All proposed and/or future use authorized hereunder shall be in conformance with all applicable
City ordinances, regulations and codes, including but not limited to Zoning Ordinance 02-02, the
Uniform Building Code, any Fire Codes and/or Public Health & Safety Code, applicable to the
nature and type of proposed use.

5. Prior to operation, the applicant shall obtain a letter from the Ferndale Fire Chief and the
Ferndale Building Inspector verifying that the home meets occupation requirements. Copies of
these letters shall be given to Ferndale City Hall.

6. Applicant shall obtain a business license for the Vacation Rental, and pay appropriate Transient
Occupancy Taxes to the City.

7. The property shall be rented to one group at a time for a minimum of two nights. Buildings
and/or rooms shall not be rented out individually.
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Attachment C
RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF FERNDALE
Resolution Number PC 2014-09

MAKING THE REQUIRED FINDINGS OF FACT LISTED IN ATTACHMENT A TO
APPROVE THE USE PERMIT, SUBJECT TO THE CONDITIONS OF APPROVAL LISTED IN
ATTACHMENT B, AND ALLOW FOR VACATION RENTAL USE OF A
SINGLE FAMILY RESIDENCE AND GUEST HOUSE
LOCATED AT 725 BERDING STREET (APN 031-141-009)

WHEREAS, Diana Anzini has submitted an application and evidence in support of approving the Use
Permit to allow for vacation rental use of a single family residence and guest house located at 725
Berding Street; and

WHEREAS, the project is exempt from California Environmental Quality Act per Section 15301 of Article
19 “Categorical Exemptions;” and

WHEREAS, the Planning Commission has reviewed the submitted application and evidence for
conformance with General Plan policy, goals and regulations and applicable Zoning Ordinance as
required to allow for the Use Permit; and

WHEREAS, the staff report includes evidence in support of making all of the required findings for
approving the Use Permit; and

WHEREAS, the documents and materials on which this decision is based are on file at the office of the
City Clerk,

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Ferndale approves
the Use Permit to allow for vacation rental use at 725 Berding Street, subject to the conditions

contained in Attachment B.

PASSED AND ADOPTED by the Planning Commission of the City of Ferndale this 21 day of May,
2014 by the following vote:

The motion was made by COMMISSIONER

and seconded by COMMISSIONER

AYES:
NOES:
ABSTAIN:
ABSENT:

Attest:

City Clerk Jorgen Von Frausing-Borch, Chairman
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Attachment E

Dear Planners--

Here is a copy of the Tenant Vacation Rental agreement through Redwood Coast
Vacation Rentals, the management company, for your information. Please note
#13 “Sleeping Capacity and Disturbances,” which details several neighborhood-
friendly rules which guests are required to adhere to.

Thanks so much,

Diana Anzini
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P.O. Box 963 Trinidad CA, 95570

www.RCVRentals.com Fax (707) 736-8399 Property Manager - Sam (707) 834-2755
Bookings & Payments (707) 834-6555

Your Name: _
Property Name: Check in: Check Out:

Please Initial Every Page, Sign and Send With All Pages
TENANT VACATION RENTAL AGREEMENT & INFORMATION SHEET
PLEASE READ and AGREE TO THESE TERMS

1. AGREEMENT: Redwood Coast Vacation Rentals (RCVR), the homeowner, and Tenants agree as follows: Tenant is over the age of 25 and will be an occupant
of the unit during the entire reserved period. Other occupants will be family members, friends, or responsible adults. Use of the premises will be denied to persons
not falling within the foregoing categories, and as a result they would have to vacate the property immediately without any refund. No keys will be issued to anyone
who is not an adult. Furthermore, for unforeseeable reasons, if a vacation home becomes unavailable, even if you have reserved it, due to circumstances beyond
our control (house being sold, damaged, double booked etc.) RCVR will make its best effort to offer other accommodations if available. If not available, we will
issue a full refund.

2. PETS: We only allow pets at some of our locations (please inquire) and an additional pet deposit is also required. Guest with pets must check out one hour
earlier so the cleaning staff has ample time to sanitize the home. You MUST clean up after your pet. That includes properly disposing of all waste material. If any
waste material is found on the property, a portion of your pet deposit will not be refunded. You must also maintain control of your pet at all times, and NEVER
leave a dog unattended. If you are leaving for the day and don't want to take the dog with you, you must put it in a local kennel or find alternative solutions to
leaving the dog alone at our property. Any complaints from neighbors regarding excessive noise or other nuisances may be cause for immediate termination of the
rental and forfeiture of the tenant's entire security deposit. If we have evidence of a pet being at the property, and you have not been given written permission by
us to have a pet, you will be charged $150 plus the cost of any damage to the property.

3. SECURITY DEPOSIT: The security deposit is $500 for a vacation rental. The security deposit will be held by credit card. This includes Pet Deposits if
applicable. RCVR will not charge your card unless there is damage, additional cleaning extra occupants or a breech of this contract. Real and personal property
must be in the same condition as when occupancy commenced and all terms of this agreement are met. Tenant is liable for all replacements and repairs that are
outside what is considered normal wear and tear.

4. PAYMENT SCHEDULE AT TIME OF BOOKING:
1. s200 plus booking fee if arrival date more than 60 days in the future.
2. At60 days prior to arrival date, 50% of Total Rent, Taxes & Fees Due

3. At30 days prior to arrival date, any Remaining Balance due. Also, credit card number if not on file. Credit card account will be held for future charges
incase of damage and or breech of this contract.

5. CANCELLATION: Should you wish to cancel this reservation, notice of cancellation MUST BE IN WRITING AND RECEIVED MORE THAN 60 DAYS
PRIOR TO YOUR CHECK IN DATE. We will refund the sums you have paid, less a $50 cancellation fee. If your notice of cancellation is RECEIVED LESS
THAN 60 DAYS PRIOR TO YOUR CHECK IN DATE, you will forfeit 25% of the sums paid, except your security deposit, unless we are able to re-rent the

property to someone else, at the same rate, for the same period. If the property is rented we will only charge the $50 cancellation fee. There will be no refund within
14 days or less of arrival, no exceptions.

6. CHECK IN: Check in time is 3:00 PM.

EARLY CHECK IN TIMES ARE ALLOWED ONLY WHEN THE PROPERTY IS

CLEANED AND READY FOR OCCUPANCY AND PRIOR APPROVAL IS REQUIRED. Keys will be ready for pick up at property location. Keys WILL NOT
be issued with a balance owing or without a signed rental agreement in the owner's, or owner's representatives, possession.

7. CHECK OUT: Check out time is 10:00 AM,
except for guest with pets, it is 9:00 AM. THERE IS AN EXTRA CHARGE FOR LATE CHECK OUT AND PRIOR APPROVAL IS NEEDED. Please leave all
keys IN LOCKED LOCK BOX, other wise in a place chosen per our previous conversation, remote controls, ete need to be left at premises.. You will be charged

for not checking out on time (unless otherwise specified). We will charge at a rate of $15.00 dollars per 15 minutes. (our cleaning service can’t clean until you leave)
A 350 per item fee will be charged for each lost key and remote control,

8. CLEANING: Each property will be inspected, sanitized and cleaned after your departure. The cleaning fee ($60-$125 depending on the size of the house) will

provide normal cleaning so that you can enjoy your vacation up to the last moment. HOWEVER, YOU ARE REQUIRED to leave the property in the same general
condition that you received it by making sure, dishes are done and put awav, and the home is generally picked up and ready to be vacuumed, dusted and sanitized.
If additional cleaning is required, appropriate charges will be deducted from your security deposit at the rate of $30 per hour. ALL OF OUR HOUSES ARE NON-
SMOKING. If there is evidence of smoking inside the house, you will be charged an additional $150.

9. HOMES WITH TELEPHONES: YOU MUST USE A PHONE CALLING CARD TO MAKE LONG DISTANCE TELEPHONE CALLS OR YOUR OWN
PHONE: Should long distance calls be inadvertently charged to the owner, renters agree to pay for calls, and owner has the right to charge renter's credit card.
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10. WHAT WE SUPPLY: The property quipped amd setup as 3 folty formi ytirt-withimctde aus, timens, blankets; pittows; towels, as well as
a fully equipped kitchen. THERE WILL BE EXTRA CHARGES TO YOUR SECURITY DEPOSIT FOR REPLACING THESE ITEMS IF FOUND TO BE
NECESSARY.

11. WHAT YOU SHOULD BRING: Plan on packing your personal toiletry items. Since we provide only a limited supply of toilet paper, paper towels, and other
dispensable items to get you started on your first day of vacation, you should plan on making a trip to the grocery store to replenish these items as you need them.

12. TENANTS LIABILITY: Tenant agrees to accept liability for any damages caused to the property (other than normal wear and tear) by Tenant or Tenants
guests, including, but not limited to, landscaping, misuse of appliances, and/or equipment furnished. If damages are in excess of the security deposit being held,
Tenant agrees to reimburse Redwood Coast Vacation Rentals or the homeowner for costs incurred to repair/replace damaged items.

13. SLEEPING CAPACITY/DISTURBANCES: Tenants and all other occupants will be required to vacate the premises and forfeit the rental fee and security
deposit for any of the following: A. Occupancy exceeding the sleeping capacity stated on the website. B. Using the premises for any illegal activity including, but not
limited to, the possession, serving or consumption of alcoholic beverages by or to persons less than 21 years of age. C. Causing damage to the premises rented or to
any of the neighboring properties. D. Any other acts which interferes with neighbors' right to quiet enjoyment of their property. E. Violation of the 10:00 PM noise
rule. F.) NO PARTIES OF ANY KIND! G. Keep cars to a minimum. One car per 2 people. Parking is limited.

14. HOLD HARMLESS: Redwood Coast Vacation Rentals or the homeowner does not assume any liability for loss, damage or injury to persons or their personal
property. Neither do we accept liability for any inconvenience arising from any temporary defects or stoppage in supply of water, gas, electricity or plumbing. Nor
will Redwood Coast Vacation Rentals or the homeowner accept liability for any loss or damage caused by weather conditions, natural disasters, acts of G-d, or
other reasons beyond its control.

15. HOT TUB & PATIOS: Tenant hereby acknowledges that if the property reserved includes a hot tub, the undersigned is fully aware that the hot tub and
surrounding patio/deck can be dangerous, that the deck/patio can be slippery when wet, and that injury is likely to occur to anyone who is not careful. Children
should never be left unattended. Tenants should observe and adhere to all rules and policies as posted at the property. With full knowledge of the above facts and
warnings, the undersigned accepts and assumes all risks involved in or related to the use of the hot tub and patio areas. Also, our hot tubs are professionally
maintained and we strive to keep them in welcoming condition. If they do not appear in satisfactory condition to you, please notify us immediately and we will have
them checked. No refunds will be given due to a hot tub that has stopped working or needs to be drained or cleaned. We will make our best efforts to resolve the
issuc in a timely manner. :

16. ADDITIONAL TERMS AND CONDITIONS: The tenant, for himself/herself, his/her heirs, assignors, exccutors, and administrators, fully releases and
discharges Owner and RCVR from any and all claims, demands and causes of action by reason of any injury or whatever nature which has or have occurred, or
may occur to the undersigned, or any of his/her guests as a result of, or in connection with the occupancy of the premises and agrees to hold Owner free and
harmless of any claim or suit arising therefrom. In any

action concerning the rights, duties or liabilities of the parties to this agreement, their principals, agents, successors or assignees the prevailing party shall be
entitled to recover reasonable attorney fees and costs.

18. Payment by Credit Card through RentPayment (See RentPayment Agreements and Rules) http://www.rentpayment.com/rp/Company/Terms/ ). This
acceptance confirms authorization for Redwood Coast Vacation Rentals to hold Credit Card Account for the Required Security Deposit, and the required down
payment to confirm the reservation , and then subsequently the remaining balance to complete the full payment of said reservation. Also note that your credit card
will be charged any excess charges above your security deposit if deemed necessary.

19. PAYMENT BY CHECK: If the Tenant pays by check rather then credit card, and the check is returned for NSF there will be a $75 service charge. Keys will
not be issued until the check has successfully cleared the bank. Checks should be made payable to Redwood Coast Vacation Rentals.

20. MAILING ADDRESS: This signed agreement along with a check, if applicable, should be mailed to the following address: Redwood Coast Vacation Rentals
P.0. Box 963, Trinidad, CA 95570

REMEMBER THAT YOU ARE RENTING A PRIVATE HOME. PLEASE TREAT IT
WITH THE SAME RESPECT YOU WOULD LIKE SHOWN TO YOUR OWN HOME.

By signing and initialing this rental agreement and checking the box “I have read and agree to the rules and restrictions” on the reservation/booking page
(www.redwoodcoastvacationrentals.com) you and your party are accepting the above terms and agree that this contract is binding. Please print, complete, sign and date this
contract below. Then email, fax or mail to us once you have made a reservation. Thank you!

Payments Received:

Payments Due:

Signature Date
Print name

List all occupant names staying on the property: First Name, Last Name. Maximum for this unitis ___

1. T
Z, 8.
3. 9.
4. 10.
5. 11.
6. 12.

Note: Maximum Capacity at units is strictly enforced.
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Attachment F
City of Ferndale

Ferndale Planning Department
P.O. Box
Ferndale, CA 95536

May, 6™ 2014

Dear Members of the Planning Commission,

We are hoping you will grant our request for permission to use our house
at 725 Berding Street as a vacation rental, and wanted to give you a little bit of
background. Our family purchased the house from the daughters of the original
owner, Clara Berry, in 2004. To help pay the mortgage, we began renting it out to
full-time tenants soon after.

Because our primary residence is “way out in the boonies” (a hundred year
old cattle ranch outside of Garberville), our family craves the fun of “town time,”
and there’s no nicer town than Ferndale. To get more precious “town time” and
also to have better access to medical appointments for my elderly dad, we
obtained the city’s permission in 2005 to turn the property’s old “carriage house”
into a small, studio guest house. This allowed us to sleep over even though the
main house was rented out. We've loved staying there to take part in such
Ferndale delights as the Christmas tree lighting, the fourth of July parade,
afternoon ice cream cones, and bike rides to the park, as well as for more serious
reasons, like closer medical care for my dad.

However, as my number of grandkids has increased from one to four, the
400 sq foot guest house has grown too cramped for our overnights... Also, after
almost 10 years of being a full-time “landlady” for the main house, I've grown
weary of the many stresses that job brings and have been longing for a way to
“retire” from landlording altogether.
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Enter my solution—vacation renting! Ceasing to rent out the house full
time in favor of vacation renting would allow my family to occupy 725 Berding
ourselves MUCH more—for the majority of the “off season” and for bits and
pieces of the “high season” as well. It’s an exciting and fulfilling prospect for me
as a homeowner, AND it would be good for our neighbors and good for Ferndale
as well, for several reasons:

Reason #1) Good for the neighbors: We've discussed this idea with our bordering
neighbors, who gave a warm, supportive response and were very excited by the

idea of being able to rent the house for their own upcoming family visits. We let
them know that there would be a 2 night minimum, only one group allowed at a
time, a 24/7 phone number available for them to call with any concern, and they
are firmly in support of our use permit being granted. (Please see the neighbor
letter, included.)

Reason #2) Good for Ferndale: A 3-Bedroom, Downtown, Low-Impact Option: Our

2 bedroom main house plus 1 bedroom guest cottage would be rented out
altogether as a 3 bedroom property within walking distance of downtown. This
fills a vacant niche in the Ferndale vacation home menu, since right now
(according to the listings on victorianferndale.com and vrbo.com) there are not
ANY 3 bedroom Ferndale area vacation properties for rent. Thus, if our place is
permitted, families requiring a 3 bedroom option can choose Ferndale rather than
another Humboldt town, bringing more tourist dollars here to support Ferndale
businesses. And unlike most other local vacation rentals, 725 Berding is a very
short, easy walk to downtown--it is located just one block off of Main Street from
the Shaw House. Thus our house would draw in visitors who prefer minimal
driving. Because it has ample off-street parking and because you can easily walk
to any restaurant or shop, our guests would likely leave their cars behind in favor
of a relaxing stroll. This means that our guests would have a lower impact on
Ferndale’s main street traffic and parking. It would also have a lower impact on
Ferndale’s water infrastructure than other vacation rentals (even lower than
some residences) because the local management company contracts with Mission
Linen for all laundry needs.
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Reason #3--Beautification: The need to give full-time tenants their privacy has

kept us from improving the grounds and exterior of the house for a long time, but
being able to occupy it ourselves frequently between vacation rental guests will
result in many improvements to the looks of the place. Although the exterior
aesthetics will not be altered substantially (it will remain perfectly in keeping with
the residential character of the neighborhood) much landscaping, restoring,
sprucing up, and floral beautification will occur if this permit is granted!

In closing, thank you for your time in considering our request to have a
vacation rental. My 90 year old dad milked cows in Ferndale as a teenager, my
kids grew up eagerly anticipating the next play at the Rep., and now my country
grandkids are learning to ride bikes and use a library card in this town, too.
Ferndale has always been a special place for the Anzinis. If you grant us
permission to vacation rent our house, we’ll strive to make it a truly wonderful
addition. Thank you!

Sincerely,

Diana Anzini
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vacation rental. My 90 year old dad milked cows in Ferndale as a teenager, my
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grandkids are learning to ride bikes and use a library card in this town, too.
Ferndale has always been a special place for the Anzinis. If you grant us
permission to vacation rent our house, we’ll strive to make it a truly wonderful
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‘\/,&Mz_, , o
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Attachment G
April 30th, 2014

City of Ferndale
Planning Department
PO Box 1095
Ferndale, CA 95536

Dear Members of the Ferndale Planning Commission,

We are writing to express our full support of Diana Anzini being granted permission to use her
property at 725 Berding Street as a vacation rental.

We are close neighbors, with homes that border 725 Berding Street.

The house has been rented out to full time tenants for almost 10 years, and we like that the
homeowner’s family now intends to frequently occupy the house themselves. We also appreciate
that the vacation rental details will be professionally managed by a local company to ensure
smooth and quiet operations, that the house will only be rented out to one group at a time for a
minimum of two nights, and that during breaks between guests the family will continually
restore the 1934 house and beautify its yard.

Sincerely,

The Neighbors of 725 Berding Street

/8//(/@ < /JZ//{// < /Ww//ﬁ/éf

% BO WWU\/@
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Section 7: BUSINESS
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Meeting Date: May 21, 2014 Agenda Item Number

Agenda Item Title | Review Housing Element Update 2014 Initial Draft and Recommend to City Council
Presented By: Contract City Planner

Type of Item: x | Action Discussion Information

Action Required: No Action x | Voice Vote Roll Call Vote

RECOMMENDATION: Review the attached Housing Element Update 2014 Initial Draft and recommend
to City Council.

BACKGROUND: The Housing Element is one of the seven mandated General Plan elements. Housing
Element law requires that local governments plan to meet existing and projected housing needs of all
economic segments of the community. The countywide Regional Housing Need Allocation (RHNA) Plan
quantifies each jurisdiction’s share of this regional housing need and forms the basis for each
jurisdiction’s General Plan Housing Element. The RHNA is a minimum projection of additional housing
units needed to accommodate projected household growth of all income levels by the end of the
housing element’s planning period. The 2014-2019 RHNA Plan containing housing allocations for all
cities and the County by income level was adopted by Humboldt County Association of Governments
and certified by the Department of Housing and Community Development (HCD) in January 2014.

Now that the RHNA Plan is certified and adopted, it is time to update the City’s General Plan Housing
Element. For the 2014-2019 Housing Element planning cycle, HCD has implemented a streamlined
review option for certification of element updates. If the Housing Element Update 2014 complies with
state regulations and is complete per the Completeness Checklist in the attached Housing Element
Update Guidance packet, HCD will perform and expedited review, estimated to take under 60 days.
The attached Tentative Timeline depicts the process the Draft Housing Element 2014 will go through
as well as expected timeframes.

Because the City put considerable effort into preparing the 2009-2014 update to HCD'’s standards, staff
was able to use the certified element as a basis for the update. HCD's streamlined review will look only
at the changes to the element, as the prior text has already been approved. The attached Initial Draft
has been updated with current data (mostly provided by HCD) with changes marked.

A compliant Housing Element allows the City to apply for various housing program grants (CDBG,
HOME, etc.); is an effective way to implement regional housing goals; and provides an opportunity to
build support for, and review, local housing goals and to analyze housing in relation to job growth and
decline.

ENVIRONMENTAL REVIEW: On December 1, 2011, the City Council adopted an Initial Study (IS) and
Negative Declaration (ND) that programmatically evaluated the Housing Element Update 2012.
Depending on the extent of the revisions in the 2014 Update, an Addendum to the Initial Study may
suffice to satisfy CEQA requirements. If the Update has the potential to cause a significant
environmental effect, further CEQA review may be required.

At this time, the Planning Commission is simply reviewing the Draft Housing Element Update for the
purpose of providing comments to the City Council. At the Council, staff will be seeking additional
comments and authority to submit the Draft Update (as amended by comments) to HCD. Authorization
of submission of the Draft Housing Element to HCD does not trigger the requirement for environmental
review. After HCD certifies the Draft Housing Element, the document will be returned to the Planning
Commission for formal action, which will require compliance with California Environmental Quality Act
(CEQA). An Addendum to the Initial Study/Negative Declaration has been prepared. The draft of this
document has been attached in order to give the Commission an opportunity to provide any
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appropriate comments prior to its finalization.

Attachments:

1. Tentative Schedule — Depicts the expected meetings, actions, and timeframes for the update
process.
2. HCD Housing Element Update Guidance Packet

a.

c.
d.

3. |Initial D
a.

Implementation Review - Verifies implementation of required state regulations from
previous Housing Element

Completeness Checklist — Verifies that Element contains all required information,
analysis, and other components

Streamlined Review — Contains the checklist HCD will use to review the Draft Element
HCD Housing Element Review Process — Flowchart of review process

raft

Chapter One: Introduction — Explains purpose of the Element and reviews consistency
with other General Plan Elements

Chapter Two: Housing Needs — Reviews housing, employment and population data;
looks at special housing needs

Chapter Three: Resources and Constraints — Examines RHNA and progress during last
cycle, analyzes government and other constraints to development

Chapter Four: Review and Revision of Prior Housing Programs — Reviews the goals and
programs from the previous Housing Element; analyzes progress, effectiveness, and
appropriateness of each

Chapter Five: Housing Programs — Contains the goals, policies and programs for the
current planning period; establishes quantified objectives

4. Draft Addendum to Initial Study/Negative Declaration
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2 O 1 4 City of Ferndale 2014 Housing Element Update Tentative Schedule

APR
1 2 3 4 PC - Ordinance/Amendment Adoption
7 8 9 10 11
14 15 16 17 18

21 22 23 24 25
28 29 30

MAY
1 2 CC - Ordinance/Amendment Adoption
5 6 7 8 9
12 13 14 15 16

19 20 "21 22 23 PC Study Sess'n + Review & Rec to CC
26 27 28 29 30

JUN
2 3 4[5 &= CC Review & Rec to HCD

9 10 11 12 13 Send Draft to HCD
16 17 18 19 20

23 24 25 26 27
30

EHOEDEEE U
1 2 8 4

7 8 9 10 11
14 15 16 17 18
21 22 23 24 25
28 29 30 31

EDERERE AUc
1

4 5 6 7 - 60 Day Review Complete
11 12 13 14 15
18 19 20 21 22 PC Public Hearing - Rec. to CC

25 26 27 28 29

BOEDEEER scrP
1 2 3 4 5 CC Public Hearing - Adopt Element

§ 9 10 11 12 Send Adopted Element to HCD
15 16 17 18 19

22 23 24 25 26
29 30
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Housing Element Update Guidance

Attachment 1.
Implementation Review
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Implementation Review

Jurisdiction Name:

Implementation Program Number Page(s)
Status (If Applicable) Where Found
If the local government’s previous housing element included a O YES
rezone program pursuant to GC Sections 65583(c), 65583.2 and O NO
65584.09 to address a shortfall of adequate sites, has the & N/A
program(s) to rezone been completed?
Does zoning permit emergency shelters without discretionary = YES
action or has a multijurisdictional agreement pursuant to Section O NO Program . Adequate

65583(d) been approved? * Sites

Does zoning permit transitional and supportive housing as a = YES
residential use and only subject to those restrictions that apply to O NO
other residential dwellings of the same type in the same zone? 2

Are policies, ordinances or procedures established to allow = YES
reasonable accommodation for persons with disabilities in the O NO
application of zoning and land use policies, ordinances or

procedures?

Has a density bonus ordinance been adopted pursuant to = YES
Government Code Section 65915 (since January 1, 2005)? O NO

1 These are not required where agencies adopted housing elements in the fourth cycle before the effective date of SB 2 (January 1, 2008). These agencies are primarily in San Diego County.
Agencies should note “Housing Element Adopted Prior to SB 2 if this is the case.
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Housing Element Update Guidance (&

Attachment 2;
Completeness Checklist
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Public Participation (Section 65583(c)(8))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing _element2/GS_publicparticipation.php)

Description of diligent effort to include all economic segments of the community
and/or their representatives in the development and update of the housing element
(e.g., types of outreach, meetings, appropriate languages, list of invitees and
general comments and how they were incorporated)

Page(s)
1-1to 1-2

Comments

Review and Revise (Section 65588)

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing _element2/GS_reviewandrevise.php)

Progress in implementation — A description of the actual results or outcomes of the
prior element’s goals (i.e., what happened), objectives, policies, and programs.
Include quantification of results where possible (e.g., number of units rehabilitated)
and may be qualitative where necessary (e.g., mitigation of governmental
constraints)

Effectiveness of the element — For each program, include an analysis comparing
significant differences between what was projected or planned in the earlier element
and what was achieved. Analyze the differences to determine where the previous
housing element met, exceeded, or fell short of what was anticipated

Appropriateness of goals, objectives, policies and programs — A description of what
has been learned based on the analysis of progress and effectiveness of the
previous element. A description of how the goals, objectives, policies, and programs
in the updated element are being changed or adjusted to incorporate what has been
learned from the results of the previous element

Page(s)
4-2 to 4-13

4-2 to 4-13

4-2 to 4-13

Comments
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Housing Needs Assessment (Section 65583(a)(1 and 2))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/HN home.php

Quantification and analysis * of existing and projected housing needs

Populations and employment trends, including documentation of

projections

Housing and Household characteristics, including:

e Level of payment compared with ability to pay (overpaying

households)
e Housing stock conditions
e Overcrowded households

Existing and projected needs for all income levels, including:

e Regional Housing Need Allocation (RHNA)

e Existing housing need for extremely low income households

e Projected housing need for extremely low income households
based on RHNA or Census (see Section 65583(a)(1))

Page(s) Data Source
(if not identified in
the housing
element)

Chapters 2 & 3

2-1to 2-4 HCD Data

Package
2-12 to 2-13
HCD Data Package
2-17
2-12
3-1
3-2 RHNA
3-2

* Analysis is defined as a description and evaluation of specific needs, characteristics and resources available to address identified needs

Comments
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Persons with Special Needs (Section 65583(a)(7))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/HN SHN _home.php)

Page(s) Data Source Comments
(if not identified
Identification and analysis of any special housing needs including:* in the element)
e Elderly 2-7,2-8

e Persons with disabilities, including developmental disabilities
(See Memo at http://www.hcd.ca.gov/hpd/NoticeCoverLttrSB812.pdf) ~  2-8102-10

e Large households 2-10
e Farmworkers (seasonal and permanent) 2-11
e Female headed households 2-11
e Homeless (annual and seasonal) ** 2-11, 2-12
e Other NA

* Analysis is defined as a description and evaluation of specific needs, characteristics and resources available to address identified needs
** See Section 65583(a)(7) for additional information regarding this requirement

At-risk Units (Section 65583(a)(9)

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/EHN _atrisk.php)

Page(s) Comments
I6nf_;/5e;3t)ory of at-risk units (10 years from the housing element due date) (Section 3-33
@(9)(A)
Estimate of replacement versus preservation costs (Section 65583(a)(9)(B)) NA
Identification of qualified entities Section 65583(a)(9)(C)) NA
Identification of potential funding Section 65583(a)(9)(D)) NA

Note: Section 65583(a)(9) has many detailed requirements. Agencies with at-risk units should review the specific statutory requirements to ensure a complete analysis.
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Potential Governmental and Non-governmental Constraints

(Section 65583(a)(5 and 6))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/CON_home.php)

Potential Governmental Constraints

Include an analysis of actual and potential governmental constraints for each
of the following:

Land use controls (e.g., parking, lot coverage, heights, unit sizes, open
space requirements, floor area ratios, growth controls (e.g., caps on
units or population or voter approval requirements)

Building codes and their enforcement (e.g., current CBC, any local
amendments and local code enforcement programs)

Site improvement requirements (e.g., street widths, etc.)

Fees and other exactions (e.g., analyze all planning and impact fees
and impact on total development costs)

Local processing and permit procedures (e.g., typical processing
times, permit types by housing type, decision-making criteria and
bodies)

Page(s)

3-18 to 3-22

3-22

3-22 to 3-23

3-23 to 3-24

3-24 1o 3-30

Comments

Housing for persons with disabilities (e.g., definition of family,
concentration requirements, reasonable accommodation procedures)

Potential and actual constraints on the development of a variety of
housing types for all income levels, including multifamily rental
housing, factory-built housing, mobiles homes, housing for agricultural
employees, supportive housing, single-room occupancy units,
emergency shelters and transitional housing

3-30 to 3-31

3-11 to 3-12, 3-15
to 3-17, 3-20 to
3-21
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Page(s)
Local efforts to remove governmental constraints that hinder the
locality from meeting its share of the regional housing need NA
Local efforts to remove governmental constraints that hinder 3-30 to 3-31

meeting the need for housing for persons with disabilities,
supportive housing, transitional housing and emergency shelters

Transitional housing and supportive housing as a residential use

: Y 3-16 to 3-17
of property and subject only to those restrictions that apply to
other residential dwellings of the same type in the same zone

Potential Non-governmental Constraints

Include an analysis of actual and potential non-governmental constraints
for each of the following:

Availability of financing 3-32

Price of land 3-31to 3-32

Cost of construction 3-32

Comments
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Sites Inventory and Analysis (Section 65583(a)(3) and 65583.2))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/SIA_home.php

Page(s) Comments

Listing of properties by parcel number or other unique, reference showing for each 3-6 to 3-9
parcel (Section 65583.2(b)(1) — (3):

Size

General plan designation

Zoning category

For non-vacant sites, description of existing uses
Number of units that can be accommodated on each site

* Sites available for Above Moderate income households and not served by public sewer need not be identified on a site specific basis (Section 65583.2(b)(6))

General description of environmental constraints to the development of housing 3_14
(Section 65583.2(b)(4)
General description of infrastructure (planned/available) including water, sewer and 3-14 to 3-15

other dry utilities, including availability and access to distribution facilities
(Section 65583.2(b)(5)

In determining the number of units on each site, indicate how the number of units was  3-6
determined.

e |f development is required at minimum density, indicate the number of units at
the minimum density. No further analysis is required.

e If development is not required at minimum density, demonstrate how the number
of units were determined and adjust, if necessary, for local land use controls.
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For Non-vacant sites, specify the additional development potential for each site within
the planning period and provide an explanation of the methodology to determine
development potential considering factors, including the extent to which existing uses
may constitute an impediment to additional residential development, development
trends, market conditions and regulatory or other incentives to encourage additional
residential development (Section 65583.2(b)(7))

Demonstration of zoning to accommodate the housing need for lower income
households (Section 65583.2(c)(3)) and (d) — (f))

¢ Indicate those sites that can accommodate lower income households

¢ Indicate those sites where the density allowed is at the “deemed appropriate”
[default] density (65583.2(c)(3)(B))

e For sites that can accommodate lower income households, but with allowed
densities less than the “deemed appropriate” density, provide analysis
demonstrating how the adopted densities accommodate the need for lower
income housing. The analysis must include:

o Market demand

o Financial feasibility

o Project experience within a zone providing housing for lower income
households (65583.2(c)(3)(A))

Map of Sites included in the inventory (Section 65583.2(b)(7))

Page(s) Comments

3-11

3-11to 3-12

3-12to 3-14

3-10

Number of units built between the start of the projection period and the deadline for
adoption of the housing element (Government Code Section 65583.1(d)

Number of units proposed using alternative provisions such as rehabilitation,
conversion, preservation or second units (Section 65583.1). See checklist at
http://www.hcd.ca.gov/hpd/housing element2/examples/655831Checklist.pdf)

3-2

NA
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Page(s) Comments
Identification of zoning for a variety of types:
Multifamily rental housing 3-21
Factory-built housing 3-21
Mobilehomes 3-21
Housing for agricultural employees 3-17

Emergency shelters (See Section 65583(a)(4) and the Department’s memo at
http://www.hcd.ca.gov/hpd/sb2 _memo050708.pdf)

Transitional and supportive housing (See Section 65583(a)(5) and the
Department’'s memo at http://www.hcd.ca.gov/hpd/sb2 _memo050708.pdf)

Carryover obligation (AB 1233: Section 65584.09 — See memo at
http://www.hcd.ca.gov/hpd/hrc/plan/he/ab 1233 final dt.pdf)

3-15to 3-16, 3-21

3-16 to 3-17, 3-21

NA
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Quantified Objectives and Housing Programs (Section 65583(b) and (c)(1 through 6))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/PRO _home.php)
Page(s) Comments

Provide statement of quantified objectives (Section 65583(b)):

_l\/lammum number of units, by income group, including extremely low- 5.9 t0 5-10
income of:

e new construction; NA
e rehabilitation; and
e conservation.

Include programs (Section 65583(c) and (c)(7)) with:

e Schedule of specific actions; 5.4 t0 5-9
e Timeline for implementation with a beneficial impact in the planning

period; and NA
e |dentification of agencies and officials responsible for implementing

each program.

Program(s) providing adequate sites (Section 65583(c)(1)):

Programs to rezone and any other programs needed to address a shortfall

of sites to accommodate the regional housing need, if applicable, and any

programs included pursuant to Section 65583.2(h) and (i) or carryover NA
obligation pursuant to Section 65584.09

Programs to rezone and any other programs needed to address a shortfall NA
of capacity for housing for farmworkers that could not be accommodated
on sites identified in the inventory, if applicable.

If applicable, programs to facilitate a variety of housing types, including 5-4 t0 5-5
multifamily rental, factory-built housing, mobilehomes, housing for

agricultural employees, supportive housing, single room occupancy,

emergency shelters and transitional and supportive housing
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Page(s) Comments
Programs to assist in the development of housing for extremely low, very low,
low and moderate income households (Section 65583(c)(2)) 5-4 to 5'5
Program(s) to address governmental constraints (Section 65583(c)(3)):

Programs to address governmental constraints and where appropriate

: ) . 5-4t0 5-6
and legally possible, to remove constraints to the maintenance,
improvement and development of housing

Program to remove constraints on housing for persons with disabilities 5.5
and provide reasonable accommodation for housing for persons with

disabilities
Program(s) to conserve and improve the condition of the existing affordable
housing stock (Section 65583(c)(4)) 5-8
Program(s) to promote housing opportunities for all persons (Section
65583(c)(5)) 5-4 to 5-9

Program(s) to preserve at-risk units (Section 65583(c)(6)) 5-8
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Other Requirements

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/OR_home.php) and

http://www.hcd.ca.gov/hpd/housing element2/SIA conservation.php)

Page(s)

Comments

Description of general plan consistency (Section 65583(c)(7))

1-2

Analysis of construction, demolition and conversion of housing for lower
income households in the Coastal Zone (Section 65588)

NA

Description of opportunities for energy conservation in residential
development (Section 65583(a)(8))

3-33

Water and Sewer Priority (Section 65589.7) See the HCD Memo at
http://www.hcd.ca.gov/hpd/memo_sb1087.pdf. *

Program IV

SB 5 and AB 162 (Flood Hazard Land Management) See the HCD Memo at
http://www.hcd.ca.gov/hpd/hrc/plan/he/ab 162 _statO7.pdf *

3-14, 5-6

Program IV

SB 244 (Disadvantaged Communities) See Governor’s Office of Planning
and Research for technical assistance at http://opr.ca.gov/ *

NA

* These are not required for a complete housing element and are not required to be part of the housing element and have been include as an information item to assist local governments in

meeting requirements triggered by the housing element update schedule.
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Housing Element Update Guidance &%

Attachment 3.
Streamlined Update Template
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Housing Needs Assessment (Section 65583(a)(1 and 2))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/HN home.php

Update quantification of population, employment, and housing stock needs including:
« Population

« Employment

« Households

« Overpayment (including lower-income)
« Overcrowding

« Extremely Low Income Households

« Housing conditions

Sources of information:
« 2010 Census at http://factfinder2.census.gov/faces/navi/jsf/pages/searchresults.xhtmi?refresh=t
American Community Survey at http:/factfinder2.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t
Department of Finance at http://www.dof.ca.gov/research/demographic/
Applicable Federal Consolidated Plan
Available local and regional data (e.g., local census of homeless persons or shelter beds)

Revised Page(s)

NA
NA
NA
NA
NA

2-17

Indicate N/A If No
Changes Were
Necessary

HCD data packet
HCD data packet
HCD data packet
HCD data packet
HCD data packet

NA

Special Note: If a jurisdiction has utilized a data packet pre-approved by HCD such as in SANDAG, SCAG and SACOG, mark N/A above where appropriate and indicate the
data packet has been utilized. The Department will not review the portions noted in the applicable correspondence to the Council of Governments. Contact HCD for more

details or questions.

Update analysis and conclusions as necessary due to changes in population and
households characteristics or other dynamics for population, employment, households,
overpayment, overcrowding, extremely low income households and housing conditions

Update policies and programs as necessary to reflect changes in the analysis and
conclusions and other pertinent assessments of need such as the federal Consolidated
Plan

2-1to 2-17

Chapter 5



http://www.hcd.ca.gov/hpd/housing_element2/HN_home.php
http://factfinder2.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t
http://factfinder2.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t
http://www.dof.ca.gov/research/demographic/
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Persons with Special Needs (Section 65583(a)(7))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/HN SHN _home.php)
Revised Page(s) Indicate N/A If No

Changes Were
Necessary
Update quantification of special housing needs groups, including:
e Persons with disabilities, including developmental NA HCD data package
e Elderly NA HCD data package
e Large households NA HCD data package
e Farmworkers (seasonal and permanent) NA
e Female headed households NA HCD data package
e Homeless Individuals and Families NA

Sources of information:
« 2010 Census at http://factfinder2.census.gov/faces/navi/jsf/pages/searchresults.xhtmi?refresh=t
American Community Survey at http:/factfinder2.census.gov/faces/navi/jsf/pages/searchresults.xhtml?refresh=t
Department of Finance at www.dof.ca.gov/research/demographic
CA Department of Developmental Services at www.dds.ca.gov
Agricultural Census at http://www.agcensus.usda.gov/Publications/index.php
Applicable Federal Consolidated Plan and local and regional data (e.g., local census of homeless persons or shelter beds)

Special Note: If a jurisdiction has utilized a data packet pre-approved by HCD such as in SANDAG, SCAG and SACOG, mark N/A above where appropriate and indicate the
data packet has been utilized. The Department will not review the portions noted in the applicable correspondence to the Council of Governments. Contact HCD for more
details or questions.

Update analyses and conclusions, as necessary, due to changes in housing needs or
other dynamics, for persons with special needs 2-7to 2-12

Quantify and analyze persons with developmental disabilities as required by
Government Code Section 65583 (e) (See the Department’'s memo at
http://www.hcd.ca.gov/hpd/NoticeCoverLttrSB812.pdf)

2-810 2-10

Revise programs as appropriate including pursuant to Section 65583(e) (Developmental Chapter 5
Disabilities) to address need based on revised data/analyses



http://www.hcd.ca.gov/hpd/housing_element2/HN_SHN_home.php
http://factfinder2.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t
http://factfinder2.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t
http://www.dof.ca.gov/research/demographic
http://www.dds.ca.gov/
http://www.agcensus.usda.gov/Publications/index.php
http://www.hcd.ca.gov/hpd/NoticeCoverLttrSB812.pdf
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At-risk Units (Section 65583(a)(9)

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/EHN _atrisk.php)

Revised Page(s) Indicate N/A If No
Changes Were
Necessary

Update the inventory of at-risk units , removing units no longer at risk and adding any
additional units that are at-risk of conversion within 10 years from the start of the housing
element planning period

NA

Special Note: If a jurisdiction has utilized SACOG’s Housing Element Data to update the inventory, mark N/A where appropriate above and indicate the data has been used.
The Department will not review the updated inventory. Contact HCD for more details.

Analyze risk of updated inventory of at-risk units NA
Evaluate the loss of any at-risk units NA
Revise policies and programs as appropriate based on update analysis and conclusions

NA

Potential Governmental and Non-governmental Constraints (Section 65583(a)(5 & 6))
(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/CON_home.php)

Revised Page(s) Indicate N/A If No
Changes Were
Necessary
Land Use Controls

3-20to 3-21
e Update to show changes to land use controls including changes in residential
zoning and/or development standards (e.g., heights and lot coverage, parking
requirements, minimum unit sizes, floor area ratios, density limits, )
e Update to describe changes to growth controls or similar measures such as NA
population or unit caps or voter required general plan re-designations or voter
required approval of changes in land use laws or regulations



http://www.hcd.ca.gov/hpd/housing_element2/EHN_atrisk.php
http://www.hcd.ca.gov/hpd/housing_element2/CON_home.php
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Building Codes and Enforcement

e Update to describe changes to local building code, amendments and
enforcement programs

Site Improvements
e Describe changes to site improvement requirements

Permitting Processes and Procedures

e Update to show revisions to processing and permit procedures for residential
development (e.g., design review process, change in level of review
(administrative vs. legislative review: ministerial vs. discretionary review))

Fees and Exactions

e Update changes to fee schedules
e Update changes to other exactions

Housing for Persons with Disabilities

Update to describe any new restrictions or revisions regarding approval of housing for
persons with disabilities such as concentration requirements, limits on the number of
unrelated persons or provisions for making reasonable accommodations

Non-governmental Constraints

Update land costs, financing availability and construction costs as necessary and
consider other potential non-governmental constraints, such as resident or business
opposition to development, as appropriate

Revised Page(s)

3-24 10 3-25

3-23 10 3-24

3-30 to 3-31

3-32

Indicate N/A If No
Changes Were
Necessary

NA

NA
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Revised Page(s)

General (Changed Circumstances)

For each category above, update analyses, as needed, to reflect changes in conditions

or circumstances such as market conditions, land costs, financing availability, and 4-11 to 4-13
construction costs that effect the conclusions of the analyses on potential governmental

constraints in the prior element

Programs to Mitigate ldentified Constraints

Chapter 5
e Describe programs to mitigate identified constraints in the prior housing element
e Revise policies and programs as appropriate to address identified constraints

Indicate N/A If No
Changes Were
Necessary

Sites Inventory and Analysis (Section 65583(a)(3) and 65583.2))

(See Building Blocks at http://www.hcd.ca.gov/hpd/housing element2/SIA home.php

Revised Page(s)

Identify any changes to the sites inventory 3-5.3-6. 3-9. 3-10

Update or include analysis or description as necessary to demonstrate zoning
appropriate to accommodate housing for lower income households pursuant to Section
65583.2(c)(3) and (d) — (f)

Update or include analysis or description as necessary to demonstrate the potential for
redevelopment pursuant to Section 65583.2(b)(7)

Analyze any new known environmental constraints or changed conditions and
circumstances such as market conditions that affect the suitability of identified sites

3-12

Update methodologies as necessary to estimate the residential capacity on identified
sites

Indicate N/A If No
Changes Were
Necessary

NA

NA

NA



http://www.hcd.ca.gov/hpd/housing_element2/SIA_home.php
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Revised Page(s) Indicate N/A If No
Changes Were
Necessary

Revise analysis of existing and/or planned infrastructure capacity (e.g., water and

) . . : 3-14 to 3-15
sewer) to accommodate the regional housing need, if needed (e.g., capacity or
availability has changed)

Include a summary table of sites included in the inventory by income category in
comparison to the RHNA and, if applicable, any carryover obligation (Section 65584.09) 3-7

Add programs to rezone and any other programs needed to address a shortfall of sites NA
to accommodate the regional housing need, if applicable, and any programs included

pursuant to Section 65583.2(h) and (i) or carryover obligation pursuant to Section

65584.09

Update analysis as necessary to demonstrate sufficient capacity to accommodate the
need for emergency shelters 3-16 to 3-18

Other Requirements
(See Building Blocks at http://www.hcd.ca.gov/hpd/housing_element2/OR_home.php) and
http://www.hcd.ca.gov/hpd/housing _element2/SIA_conservation.php)

Revised Page(s) @ Indicate N/A If No

Changes Were
Necessary
Update description to ensure consistency with other elements of the general plan if NA
policies or programs have been adopted in other elements of the general plan affecting
internal consistency
Update to describe, as necessary, housing for lower or moderate income households NA

that has been constructed, demolished or converted in the Coastal Zone



http://www.hcd.ca.gov/hpd/housing_element2/OR_home.php
http://www.hcd.ca.gov/hpd/housing_element2/SIA_conservation.php
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Housing Element Update Guidance (J

Attachment 4.
HCD Housing Element Review Process
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HCD Housing Element Review Process

The chart below is provided to detail general steps and applicable timeframes for typical draft housing element submittals and is
meant to complement the flow chart provided in HCD’s Housing Element Update Guidance detailing review steps for standard and
streamlined draft reviews. The statute provides 60 days for HCD's review of draft housing element submittals. Uncertainty of
workload and the number of submittals under review at a given time makes it difficult to commit to shorter timeframes for review of
streamlined reviews. The Department will, however, grant priority review status for elements eligible to receive a streamlined
update based on the criteria provided in the Department’s Update Guidance. Provided resources are available, the Department
anticipates streamlined reviews would be completed in less time than the timeline presented below.

HCD will post submittal information
on its website within 3 days of receipt
> indicating whether a jurisdiction

requested a Streamlined Review.

Element received by HCD

A 4

Within 1 week:
HCD Analyst contacts
jurisdiction to confirm receipt

HCD encourages immediate posting
of the element on the local
government web site and electronic
and hard copies to HCD

**Note: HCD is proposing to create a

list serve to disseminate information

on HE submittals to notify interested

local governments and stakeholders
of receipt and HCD letters.

Within 2 weeks:
® Completeness Review Determination

® Streamlined Review Eligibility Verified"

A 4

For third parties submitting public comment to HCD, comments
should be received early in the HCD review period to allow
consideration as appropriate and incorporation of comments in
conversation as detailed below.

** note all public comments should also be submitted directly to
the local aovernment

v

Within 30 days:
HCD analyst completes review
including consideration of
public comments received

v

Week 5:

HCD staff will provide technical
assistance including, but not
limited to, sample analyses,

data, memos and links to other

information to assist local

government in addressing

statutory requirements as
discussed in the phone call.

Site visits may also be
scheduled as resources are
available.

HCD analyst conducts conversation with
jurisdiction and consultants (if applicable) to
discuss preliminary review and areas requiring
clarification and/or additional information to
address statutory requirements

v

Revisions received from Local government in
response to preliminary review discussion.

** Note: local governments should ensure
revisions are subject to public input and
consideration as appropriate.

v

Follow up with
third parties, as
needed, to
ensure
comments are
understood

All revisions and third party comments must be received no later than 2 weeks prior to
HCD’s final letter due date as indicated on the Department’s website. If comments are
received after that deadline, HCD may not be able to fully consider comments and/or

revisions received after that date.

v

Weeks 6-8
HCD analyst finalizes review,
including review of revisions
received from local
government as appropriate.

v

HCD Final Letter Due

Day 60 or earlier as available under streamlined review timeframe

THCD is available to verify Streamlined Update eligibility in advance of submittal. If advance eligibility determination has been
made, initial review step would consist of completeness review only.
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Chapter One: Introduction

Purpose of the Element

Recognizing the importance of providing adequate housing in all communities, the State of California
has mandated a Housing Element, one of seven required, within every General Plan. The rules regarding
Housing Elements are stated in California Government Code §65580-65589. The statewide goal is given
as “decent housing and a suitable living environment for every California family.”

The primary purpose of the Housing Element is to:
e Preserve and improve housing and neighborhoods,
e Provide adequate housing sites,
e Assist in the provision of affordable housing,
e Remove governmental constraints to housing investment, and
e Promote fair and equal housing opportunities.

Further, State Housing Element law requires “An assessment of housing needs and an inventory of
resources and constraints relevant to the meeting of these needs.” The law requires:

e An analysis of population and employment trends,

e An analysis of the City’s fair share of the regional housing needs,

e An analysis of household characteristics,

e Aninventory of suitable land for residential development, and

e An analysis of the governmental and non-governmental constraints on the improvement,

maintenance and development of housing.

The City of Ferndale last prepared a Housing Element in 20122006 with prior updates in 1989, 1992 and
2012. The most recent City adopted and HCD certified Housing Element for the City of Ferndale is from
20122006.

The updated Housing Element presented here includes some information from earlier documents,
relying heavily on Ferndale’s 2006-2012 update, but incorporates updated state guidance and available
census data.

Public Participation

Public participation will be encouraged throughout the development and implementation of the
Housing Element update. Public participation in the development of the Housing Element will occur in
several ways. The primary method of assuring that a good cross representation of views is heard will be
through a study session held by the Planning Commission, which will also be a noticed meeting open to
the public._This study session will be posted in several places throughout the City and advertised in the
Ferndale Enterprise. Additionally, the Planning Commission will review Housing Element chapters at a
series of regularly scheduled meetings open to the public. The advice and guidance offered during the




MAY 21, 2014 PLANNING COMMISSION MEETING 48

formulation of this element will be considered in developing programs that comprehensively addresses
the needs and intentions of the community with regard to its housing.

To promote public participation and comment on the Housing Element, a news release summarizing key
matters and inviting the public to review the Draft and attend the Planning Commission public hearing
will be provided to the local newspaper and posted on the City’s website. The Planning Commission will
forward their comments and recommendations to the City Council, who will hold an additional hearing
prior to adoption. Both the Planning Commission and City Council hearings will be advertised in the local
newspaper, as well as on the City’s Online News Page, inviting the public to review the Draft Housing
Element and attend the hearings. Copies of the Housing Element will be available at several locations to
facilitate public review and comment, including Ferndale City Hall, 834 Main Street and the Ferndale
Library, 807 Main Street. Electronic versions and hard copies will be provided for the public
convenience.

Consistency with the General Plan

Ferndale’s General Plan serves as a policy document prepared to guide City growth and development.
The City's General Plan provides a framework for guiding the area toward orderly growth. The goals of
the General Plan addresses a variety of issues, including: health, public safety, land use, circulation,
provision of services and facilities, environmental protection, and open space preservation. The Housing
Element is one of the seven elements mandated by State law which comprise the City's General Plan.
The other six mandated Plan elements are Land Use, Conservation, Circulation, Noise, Safety, and Open
Space.

All General Plan elements, goals and policies must be internally consistent. Housing Element goals,
objectives, and policies have been reviewed for consistency with goals, policies, and implementation
measures of the other General Plan elements. The Eerndale Housing Element Updateisthe first stepina

s ; r—the-City of Ferndale_has undertaken a
multi-year, multi-element General PIan Update in May 2012, and is in the process of updating the Safety
Element and Noise & Air Quality Element, with expected adoption in 2014.

The Housing Element bases the City’s ability to meet the need for new housing units on the availability
of parcels that are planned and zoned for residential development and served by utilities such as sewer
and water systems. The Land Use Element provides suitable sites for housing at densities that can
support a variety of housing types. The Land Use Element takes into account the development
constraints and opportunities of the community, including hazards, resources and open space. The
identification of these components of the natural environment guide appropriate locations for housing
and are reflected in the holding capacity projections used in the Housing Element. Community goals are
supportive of the Housing Element objectives in that they encourage sustainable growth, infill
development compatible with existing development, improved public infrastructure and systems, and
diversity of housing opportunities for all income groups, while preserving Ferndale’s small town
character.

The Housing Element addresses all State requirements, including relevant legislation enacted
subsequent to adoption of the previous element. It contains information on housing constraints and
actions to deal with constraints. The Housing Element includes information on the number of units
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required to meet Ferndale’s housing needs and its share of the regional need. Sites with development
potential in accordance with the City’s housing needs are evaluated. The revised Housing Element, along
with the adopted elements of the General Plan will act as a guide for municipal decisions which affect
the quality and quantity of housing; and maintain Ferndale’s present quality of life by balancing the
availability of housing with other environmental considerations.

The Housing Element update must be submitted to the California Department of Housing and
Community Development (HCD) for review. HCD will determine if the update is in compliance with State
Housing Element law and may require applicable revisions. Once determined acceptable, HCD will
certify the document.
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Chapter Two: Housing Needs

Population

Introduction

Ferndale is located approximately fifteen miles south of Eureka and five miles west of U.S. Route 101 in
the rural dairy area of the Eel River Valley of Humboldt County. This small community has traditionally
had an agricultural-based economy that has expanded to also include a very successful tourist economy.
Specifically, the main industries in Ferndale are dairy farming, cattle ranching, tourism, lumber and
wood products, and service. Ferndale is known for its Victorian architecture and Main Street businesses.

Population Growth Trends

The City of Ferndale has both grown and lost population annually. Ferndale’s population grew by 25.8%
between 1950 and 2000, with much of that growth occurring during the late 1960’s. Between 2000 and
2013, Ferndale’s population was reduced by an average of 1.1% annually. Ferndale’s 20132009
population is estimated at 1,3661,44% (Table 1).

Table 1: Population Growth Trends (1970 - 2009) — City of Ferndale

Year Population Numerical Change Percent
Change
1970 1,352
1980 1,367 15 1.1
1990 1,331 -36 -2.6
2000 1,382 51 3.8
2004 1,460 78 5.6
2006 1,444 -16 -1.1
2009 1,441 -3 -0.2
2013* 1,366 -75 -5.2

Source: Census Bureau (2000 Census, SF3: P1) and (1990 Census, STF3: P001), DOF (Report E-4)
* Source: HCD 5th Housing Element Data Package — Humboldt County

Ferndale’s boundaries, limited to one square mile, coupled with the City’s remote location six miles from
the Highway 101 corridor, contributes to Ferndale’s slow growth rate. Overtheprevious20-yearperiod;

erndalelagged behind that of Humbeldt County—which-grew by 12%: Farndale hasgrown by 8% inthe
last20-years—Ferndale’s average annual population change between 2010 and 2013 was minus 0.1%,
which is comparable to that of Humboldt County as a whole, which averaged 0.1%.

Ethnic Composition

Ferndale’s population is predominately white (93.3%) according to the 2000 U.S. Census (Table 2). In
recent history, Swiss Italians owned many of the dairies surrounding Ferndale, and hired Portuguese
workers. Eventually, the Portuguese purchased the dairies, and hired Hispanic workers. Currently, the
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Hispanic population is increasing. A diverse array of other races and ethnicities reside in Ferndale,
although in very low numbers. Humboldt County is also predominantly white, although numbers of most
other races or ethnic groups are somewhat higher.

Table 2: Ethnic Makeup — Ferndale and Humboldt County

Ethnicity Ferndale Humboldt County
Population Percent Population Percent
Total Population 1,382 100.0 126,518 100.0
One Race 1,328 96.1 120,962 95.6
White 1,290 93.3 107,179 84.7
Black or African American 4 0.3 1,111 0.9
American Indian and Alaska Native 7 0.5 7,241 5.7
Asian 8 0.6 2,091 1.7
Native Hawaiian or Pacific Islander 1 0.1 241 0.2
Two or more races 54 3.9 5,556 4.4
Hispanic or Latino (of any race) 59 4.3 8,210 6.5

Source: 2000 Census

Sex and Age

Ferndale attracts retirees, both of local origin and from larger metropolitan areas. A review of the data
indicates that for all age groups below 44 years, Ferndale percentages are below state figures. Over age
45, the trend reverses in that Ferndale consistently has a higher percentage of these residents than the
state as a whole. This is generally true of comparison between Ferndale and Humboldt County as well,
although the trend is not as strong. Although Ferndale has an older population in comparison to the
state or county, the majority of Ferndale’s population (53.9%) is under 45 years of age, and 16.6% are
over 65 (Table 3).

Table 3: Sex and Age of Population — Ferndale, Humboldt County & California

Sex & Age Ferndale Humboldt County California
Number Percent Number Percent Number Percent
Male 641 46.4 62,532 49.4 16,874,892 49.8
Female 741 53.6 63,986 50.6 16,996,756 50.2
Under 5 years 79 5.7 7,125 5.6 2,486,981 7.3
5to 9 years 81 5.9 7,899 6.2 2,725,880 8.0
10 to 14 years 93 6.7 8,817 7.0 2,570,822 7.6
15 to 19 years 84 6.1 10,025 7.9 2,450,888 7.2
20 to 24 years 73 5.3 11,209 8.9 2,381,288 7.0
25 to 34 years 142 10.3 16,016 12.7 5,229,062 15.4
35 to 44 years 192 13.9 18,679 14.8 5,485,341 16.2
45 to 54 years 223 16.1 19,861 15.7 4,331,635 12.8
55 to 59 years 103 7.5 6,313 5.0 1,467,252 4.3
60 to 64 years 82 5.9 4,798 3.8 1,146,841 3.4
65 to 74 years 123 8.9 8,020 6.3 1,887,823 5.6
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Sex & Age Ferndale Humboldt County California

Number Percent Number Percent Number Percent

75 to 84 years 86 6.2 5,754 4.5 1,282,178 3.8

85 years or older 21 1.5 2,002 1.6 425,657 1.3

Under 20 24.4 26.7 30.1

20-44 years 29.5 36.4 38.6

45-64 years 29.5 24.5 20.5

65 and older 16.6 12.4 10.7

Source: 2000 Census

According to 2000 Census figures, females outnumber males in almost all age categories with an overall
of 53.6% females to 46.4% males. This follows the trend in Humboldt County, with 50.6% female, 49.4%
males, and California, with 50.2% females to 49.8% males (Table 4).

Table 4: Male to Female Ratios — Ferndale

Number Percent
Both Both
SEX and Age sexes Male Female sexes Male Female
Total population 1,382 641 741 100.00 100.0 100.0 86.5
50 to 54 years 111 51 60 8.0 8.0 8.1 85.0
55 to 59 years 103 48 55 7.5 7.5 7.4 87.3
60 to 64 years 82 43 39 5.9 6.7 5.3 110.3
65 to 69 years 64 29 35 4.6 4.5 4.7 82.9
70 to 74 years 59 21 38 4.3 3.3 5.1 55.3
75 to 79 years 50 20 30 3.6 3.1 4.0 66.7
80 to 84 years 36 14 22 2.6 2.2 3.0 63.6
85 to 89 years 14 2 12 1.0 0.3 1.6 16.7
90 years and over 7 0 7 0.5 0.0 0.9 0.0
Source: 2000 Census
Employment
Employment by Industry

The economy of Ferndale has become more diversified in recent years. Many residents work in a variety
of jobs in Eureka or other regional business centers. In Humboldt County, government is now the largest
employer. The health service industry is a major employer, as is retail trade. The logging industry
continues to play an important but declining role, with the number of logging-related jobs declining
substantially in recent years.
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Table 5: Employment by Industry (20002007-2011) — City of Ferndale
Industry Type 2000
Number Percent

Agriculture, forestry, fishing and hunting, and mining: 39 5.9 52 7.0
Construction 37 5.6 55 7.4
Manufacturing 58 8.8 32 4.3
Wholesale trade 16 2.4 28 3.8
Retail trade 87 13.2 68 9.1
Transportation and warehousing, and utilities: 33 5.0 33 4.4
Information 24 3.6 12 1.6
Finance, insurance, real estate and rental and leasing: 27 4.1 73 9.8
Professional, scientific, management, admin. 49 7.4 61 8.2
Educational, health and social services: 137 20.8 133 17.9
Arts, entertainment, recreation, and services accommodation 61 9.3 109 14.7
Other services, except public administration 39 5.9 32 4.3
Public administration 52 7.9 56 7.5
TOTAL 659 100.0 744 100

Source: 'Census Bureau (2000 Census, SF3: P49)
2HCD 5th Housing Element Data Package — Humboldt County

Ferndale is a tourist center, with businesses on Main Street and several bed and breakfasts serving those
drawn by historic architecture or by a variety of regional attractions. Ferndale also serves the needs of
the surrounding dairy community. Technology dependent activities including consulting, design, and
computer support are a growing segment of the local economy. Arts, entertainment, recreation and
accommodation services have expanded over the last decade, as have finance, insurance and real estate
services.

Income

A review of 2000 Census data on household income shows that relative to Humboldt County or the State
of California, fewer Ferndale residents fall within the two lowest income categories. A total of 11.2% of
Ferndale households reported less than $15,000 of income, compared with 23.7% of Humboldt County
households, and 14.0% of all California households (Table 6). For the $50,000 to $75,000 income range
Ferndale and statewide percentages are similar, at 20.3 and 19.1%, respectively. Only 15.9% of county
households reported the same level of income. In the four highest brackets, the disparity widens. In
Ferndale, 15.7% of households reported 1999 income greater than $75,000, compared with 12.6% in
Humboldt County, and 28.8% statewide. The higher state allocation presumably reflects the
concentration of professional and top management jobs in major urban centers, as well as the higher
cost of living there.
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Table 6: Household Income: Ferndale, Humboldt County, & California

1999 Household Income Ferndale Humboldt County California
Number Percent Number Percent ‘ Number Percent
Households 630 100 51,235 100 | 11,512,020 100
Less than $10,000 37 5.9 7,059 13.8 967,089 8.4
$10,000-14,999 46 53 5,057 9.9 648,780 5.6
$15,000-24,999 102 16.2 8,803 17.2 1,318,246 11.5
$25,000-34,999 100 15.9 7,300 14.2 1,315,085 11.4
$35,000-49,999 118 18.7 8,411 16.4 1,745,961 15.2
$50,000-74,999 128 20.3 8,138 15.9 2,202,873 19.1
$75,000-99,999 53 8.4 3,485 6.8 1,326,569 11.5
$100,000-149,999 24 3.8 1,911 3.7 1,192,618 104
$150,000-199,999 13 21 471 0.9 385,248 33
Greater than $200,000 9 1.4 600 1.2 409,551 3.6
Median Household Income $37,955 $31,226 $47,493
Median Family Income $49,706 $39,370 $53,025

Source: 2000 Census

A City of Ferndale Community Income Survey was conducted by Redwood Community Action Agency
during 2008 and 2009. Notice about the survey was published in the local newspaper and it was
distributed with a letter from the City Manager. Although the survey was mailed out with stamped,
addresses return envelopes, response was poor. Since response was so limited, the data collected was
not representative of Ferndale household incomes.

Employment/Unemployment

California Employment Development Department (EDD) data indicates there were 600 City of Ferndale
residents in the labor force in July 2009 (Table 7). The reported City unemployment rate in July 2009 was
2.6%,; this figure is slightly higher than the previous planning period of 2.3%. When compared to the
overall County unemployment of 11.3% and all county jurisdictions, Ferndale has the lowest
unemployment rate.

The City of Ferndale has relatively few major employers, as most businesses on Main Street are owner
operated. The Elementary and High Schools employ approximately 65 permanent and 30 seasonal
employees; Del Biaggio Construction employs 35 full time people; Valley Grocery has four full time, nine
part time; City Government seven full time, five part time; Nilsen Feed seven full time, six part time;
Valley Lumber nine full time; and the two banks employ four full time and six part time. Of course, some
of these employees come from outside the city limits of Ferndale.
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Table 7: Unemployment Levels in Humboldt County
Area Name

Labor Force Employment Unemployment

Number Rate
Arcata 9,100 8,100 1,100 11.7%
Blue Lake 600 600 100 9.8%
Eureka 11,700 10,300 1,400 12.0%
Ferndale 600 600 0 2.6%
Fortuna 4,600 4,200 400 9.0%
Rio Dell 1,400 1,200 200 16.7%
Trinidad 200 200 0 9.1%
Humboldt County 59,900 53,200 6,800 11.3%

Source: CA Employment Development Department 2009

Household Characteristics

Household Growth and Tenure Trends

The US Census Bureau identified 630-663 households in Ferndale in 2000, with approximately 2.3
persons per household: 564 of the units were single family units, 90 were multiple family units, and 9
were _mobile homes. 52 of the units were vacant, for a 7.84% vacancy rate. Depa#tmem—ef—l:—m-aﬁee

dwe#ngs—éDQH@@Q—'FabJe—Z—%—)—ln 2010 DOF estlmated 717 housmg units_in Ferndale Wlth

approximately 2.2 persons per household: 608 single family units, 109 multiple family units, and zero
mobile home units. 106 of the total units were vacant, for a 14.78% vacancy rate (HCD 5th Housing
Element Data Package — Humboldt County). Over the ten year period, the vacancy rate increased by
88.5% (see Table 8).

According to the 28686-2010 Census, the percentage of owner-occupied homes is-was 64-863.5%; renters
rentals comprised -35-236.5% of total dwellings units (Table 9). The proportion of renters to owners in
the-2000-Census-was-appreximately-whatit-was-inhas remained fairly constant since the 1980’s. During
the 1990’s, twenty-one minor subdivisions with at least 2 parcels each were approved, along with one
major subdivision of 22 lots. During the 1990’s, 40 single family residences were built, five secondary
dwelling units, four duplexes (8 dwellings) and nine apartments. Ferndale added 29 single family units,
six secondary dwelling units and two apartments sinee-from 2000 to 2012. Buring-the-tastTwo planning
periods ago-planningperiod there were two large (for Ferndale) subdivisions in the planning stages. One
subdivision created 33 single-family parcels, the other created eight additional single-family parcels.
Both of these subdivisions allow secondary-dwelling unit development, should the owners desire. As the
above information shows, most new construction involves single-family dwellings, with few apartments,
secondary dwelling units and duplexes being constructed. Between 2004 and the end of 2009 the City
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approved 3 residential subdivisions including one eight lot, one three lot and one two lot subdivision.
Full development of these subdivisions is not expected to take place within this planning period.

Table 8: Household Growth Trends (1980 - 2009) - City of Ferndale

(9]
N

7.84% 2.262

2000 663 564 90 11

(=R} o)
(e)]
=
ol
o
(¢)]

2010 |717 |608 | 109 1 14.78% | 2.244

Change | 8.1% | 7.8% 21.1% -100.0% 0.0% 103.8% | 88.5% -0.8%

Source: HCD 5th Housing Element Data Package — Humboldt County

Table 9: Households by Tenure (1980 — 2000) - City of Ferndale
1980 | 1990 2000

Number | Percent ‘ Number Percent Number Percent

Owner 353 65.2% 352 62.2% | 385401 | 63.064.2% 388 63.5%
Renter 188 34.8% 214 37.8% | 226212 | 37.035.2% 223 36.5%
TOTAL 541 | 100.0% | 566 | 100.0% | 611619 | 100.0% 611 100%

Source: HCD 5th Housing Element Data Package — Humboldt County, Census Bureau (2000 Census, SF 3: H7), (1990
Census, STF 3: HO08) and 1980 Census

Special Housing Needs

In addition to overall housing needs, cities and counties must plan for the special housing needs of
certain groups. Government Code (§65584(a)(6)) requires that several populations with special needs be
addressed:— homeless people, seniors, people with disabilities, large families, female-headed
households, and farmworker households. This Housing Element takes into account any local factors that
create an extraordinary need for housing, and quantifies those needs as best as possible.

Seniors

In 1980, there were 11,103 persons aged 65 and over living in Humboldt County. This was 10.2% of the
total population. By 1990, 12% of the total population was estimated by the Census to be 65 years or
older (14,631 persons). The 2000 Census indicates that the senior population had risen to 13% of the
total population in Humboldt County.



http://www.dof.ca.gov/research/demographic/reports/estimates/e-8/2000-10
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According to the 2000 Census, Ferndale kas-had 185 senior households, which is-was 29.9% of the total
households (Table 10). -Between 2007-2011, Ferndale had an estimated 193 senior households. Of these

%—semer—heasehelrds onIy 28-13 were renters, which indicates a strong ownershlp trend amongst

Table 10: Householders by Tenure by Age (26602007-2011) - City of Ferndale

Householder Age Owners Renters Total
15-24 years 40 380 420
25-34 years 2223 5934 8157
35-64 years 218249 93111 311360
65-74 years #5123 129 87132
75 plus years 8257 164 9861
TOTAL 401452 218158 619610

Source: HCD 5th Housing Element Data Package — Humboldt County )Census-Bureau{2000-Census-SE-3+H14and
P87}

Local Senior Programs

The Humboldt County Sheriff’'s Department SWAP program provides free firewood to seniors. The
Bertha Russ Lytel Foundation was formed to help seniors stay in their homes as long as possible. They
have assisted the Ferndale Senior Resource Agency by providing a minivan for rides to medical
appointments, Eureka, Fortuna and Arcata, as well as the Arcata Airport. The van is wheelchair
accessible. Again with the help of the Lytel Foundation, the Ferndale Senior Resource Agency is also
providing home delivery of hot meals. This foundation, along with the Ferndale Community Chest and
local churches offer assistance with monthly bills, help with maintenance costs associated with home-
ownership, help out when seniors and others are faced with unforeseen needs. Another group, Total
Socialization, offers senior meals on the first and third Thursday of the month.

A Coalition for Senior Housing formed in late 2013 to address to local seniors’ housing needs, with the
ultimate goal of planning, securing funding for, and implementing a senior housing development within
Ferndale. The Coalition consists of representatives from the Area 1 Agency on Aging, the Lytel
Foundation, the Senior Resource Agency, and the City Planning Department, as well as the property
manager for the newly renovated Ferndale Housing, a local developer, and the City Manager. The group
has monthly meetings to discuss needs, obstacles, and progress, and has been looking at properties and
development designs to assist in defining the scope of the development.

Persons with Disabilities

In order to understand the special needs of a community, it helps to look at the number of people in a
community who live with a disability, and the types of facilities that are available to them. Six of the
major disabilities are listed below:

e Developmental disabilities are conditions that originate before an individual becomes 18 years
old, continue, or can be expected to continue, indefinitely, and constitute a substantial
disability for that individual. This includes Mental Retardation, Cerebral Palsy, Epilepsy, and
Autism.
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Sensory disabilities are conditions that affect the sensory organs, such as blindness, deafness,
or a severe vision or hearing impairment.

Physical disabilities are conditions that substantially limit one or more basic physical activities,
such as walking, climbing stairs, reaching, lifting, or carrying.

Mental disabilities are conditions that affect thinking processes, such as learning,
remembering, or concentrating.

Self-care disabilities are conditions in which basic everyday routines are not met, such as
bathing and dressing oneself, or getting around inside the home without assistance.

Going outside the home disabilities are conditions in which people are confined to their home

and cannot leave it without assistance.

e Employment disability is an inability to work at a job or business.

Table 11: Persons with Physical Disability by Employment Status (2000) - City of Ferndale

Number Percent
Age 5-64, Employed Persons with a Disability 4427 3422.9%
Age 5-64, Not Employed Persons with a Disability 6743 5136.4%
Persons Age 65 Plus with a Disability 8347 6-439.8%
Total Persons with a Disability 194118 14-9100.0%
% of Total Population over Age 5(Civilian Non-institutional) 1306
100-0% 0.0%

Source: HCD 5th Housing Element Data Package — Humboldt CountyCensusBureau{2000-CensusSF3-P42}

Table 12: Persons with Disabilities by Disability Type (2000) - City of Ferndale

Number Percent

Total Disabilities Tallied 383 100.0%
Total Disabilities for Ages 5-64 224 58.5%
Sensory Disability 14 3.7%
Physical disability 71 18.5%
Mental disability 47 12.3%
Self-care disability 17 4.4%
Go-outside-home disability 25 6.5%
Employment disability 50 13.1%
Total Disabilities for Ages 65 and Over 159 41.5%
Sensory Disability 26 6.8%
Physical disability 47 12.3%
Mental disability 20 5.2%
Self-care disability 27 7.0%
Go-outside-home disability 39 10.2%

Source: Census Bureau (2000 Census SF 3: P41)

As of 2000, the total number of people living in Humboldt County with reported disabilities was 25,116,
a number which represents 20.4% of the total population. Statewide, 19.4% of the state’s total

population reported some kind of disability in 2000.
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According to the 2000 Census, 194 persons in Ferndale have a disability, representing 14.9% of the
population. Most people with disabilities were either employed (3.4%) or over the age of 65 (6.4%). Only
5.1% of the Ferndale population had a disability and was prevented from working.

According to the Department of Developmental Services, Ferndale has 21 individuals determined to be
developmentally disabled, eligible for regional center services and currently receiving services. 18 of
these individuals are living at home with a parent or guardian. Only one is living independently, and two
are living in a licensed 24-hour non-medical residential care facility (HCD 5th Housing Element Data
Package — Humboldt County).

People with disabilities, including the developmentally disabled, have special needs in that many earn
very low incomes, have higher health costs, and may be dependent on supportive services. These special
needs may include accessible and affordable housing near public transportation, services, and
community facilities

Although there has recently been discussion about bringing bus service into Ferndale, it has been found
to be economically infeasible. However, the Ferndale Senior Resource Agency has recently initiated a
senior bus service, with service provided to seniors 62 years and over, as well as disabled persons.

Ferndale can help meet the housing need for people with disabilities by facilitating independent living
through in-home modifications, providing suitable housing opportunities, allowing for supportive
services, and implementing existing state and federal law. For people with physical or mobility
limitations, the California Administrative Code Title 24 sets forth access and adaptability requirements
that apply to public buildings, employee housing, manufactured housing, and privately funded and
newly constructed apartment houses. Although home modifications can improve the ability of people to
live in independent housing, many individuals may require more extensive care, such as a group living
environment that provides supervision. Severely affected individuals may require an institutional
environment that provides medical attention and physical therapy.

Large Families

Large households are defined as households with more than five persons. In some circumstances,
where the housing market does not meet large household housing needs, overcrowding can be a
significant result of the lack of adequate housing. As—discussed—earlier,—eQvercrowding is not a
significant housing need in Ferndale. A total of 6-45.2% of households in Ferndale have five or more
people (Table 13).

Table 13: Household Size by Tenure (2007-20002011) - City of Ferndale

1-4 persons 5+ Persons Total
Numb
ortt Perecent% # % Nuomberff |Percent% | Numberlf [Rercent%
[ 62408 I
Owner 386109 % 315 91.0% 1528 D A%87.5% | 401452 £4-881.0%
0
Renter 19371 ';9'4 31 9.0% 254 10%12.5% | 218106 B5-219.0%
0
93.629.
TOTAL 579180 (y_95 346 56.7% 4032 6:4%5.2% | 619558 | 100.0%
(]

Source: -CensusBureau{2000-CensusSF3:-H17} HCD 5th Housing Element Data Package — Humboldt County
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Farmworkers

According to the 2007 Census of Agriculture, there are-were 1,347 farmworkers in Humboldt County,
down from the reported 1,557 farmworkers in_the 2002 agriculture census. Twenty-four farm
operations in Humboldt County are-were family-held corporations, 735 farms are—were family or
individual operations, and 26 farms are-were large family operations. Approximately 560 employees
worked on farms with ten or less employees, while 1,955 workers are-were employed on farms with 10
or more workers. According to the 2007 Census of Farmworkers, there were 2,552 farmworkers in
Humboldt County, with 315 reported farms (HCD 5th Housing Element Data Package — Humboldt

County).

According to the 2000 Census, there were 39 persons employed in agriculture, forestry, fishing and
hunting, and mining in the City of Ferndale. In the Eel River Valley, farmworker housing needs are not
very significant as most farms are managed by owner/occupants. Most farming operations in the City
are dairies.

Although there is little need for additional farmworker housing in Ferndale, California Health and Safety
Code Sections 17021.5 and 17021.6 require agricultural employee housing to be permitted by-right,
without a conditional use permit (CUP), in single-family zones for six or fewer persons and in agricultural
zones with no more than 12 units or 36 beds:

17021.6 (b) Any employee housing consisting of no more than 36 beds in a group quarters or 12
units or spaces designed for use by a single family or household shall be deemed an agricultural
land use for the purposes of this section. For the purpose of all local ordinances, employee
housing shall not be deemed a use that implies that the employee housing is an activity that
differs in any other way from an agricultural use. No conditional use permit, zoning variance, or
other zoning clearance shall be required of this employee housing that is not required of any
other agricultural activity in the same zone. The permitted occupancy in employee housing in a
zone allowing agricultural uses shall include agricultural employees who do not work on the
property where the employee housing is located.

17021.5 (b) Any employee housing providing accommodations for six or fewer employees shall
be deemed a single-family structure with a residential land use designation for the purposes of
this section. For the purpose of all local ordinances, employee housing shall not be included
within the definition of a boarding house, rooming house, hotel, dormitory, or other similar
term that implies that the employee housing is a business run for profit or differs in any other
way from a family dwelling. No conditional use permit, zoning variance, or other zoning
clearance shall be required of employee housing that serves six or fewer employees that is not
required of a family dwelling of the same type in the same zone. Use of a family dwelling for
purposes of employee housing serving six or fewer persons shall not constitute a change of
occupancy for purposes of Part 1.5 (commencing with Section 17910) or local building codes.

Female-headed Households

The Census provides data on the total number of households with a female head and the number of
those with children and the number with incomes below the poverty level. The data is not provided
separately by owner and renter. The data required includes all female heads of household; those
without children may be supporting parents, or a single parent may be supporting an adult child or
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relative. Female heads of household are often the households most in need of affordable housing,
childcare, job training and rehabilitation funds.

In Ferndale, there were 51-39 female headed households, according to the 2000-2011 Census. Sfthese
54:None of those female headed households—m—ne were below the poverty levelwhich-is 52.9%of the

Table 14: Female Headed Households (20602011) - City of Ferndale

Householder Type Number Percent
Female Headed Householders 5139 13-69.4%
Female Heads with Own Children 17 4-54.1%
Female Heads without Children 3422 9-15.3%
Total Family Householders 374417 100.0%
Female Headed Householders Under the Poverty Level S0 52.90.0%
Total Families Under the Poverty Level 1721 10606-05.0%

Source: HCD 5% Housing Element Data Package — Humboldt County
ConsusBureau 0000 Copsue OE 00 DI0 ol DOCL

Families and Persons in Need of Emergency Shelter

Contact with the Ferndale Police Chief lecal-pelice-departmentand Director of Emergency Servicesether
emergenecy—care—persennel indicated that there are no homeless people in Ferndale. A reason for this
may be that Ferndale is located six miles from the closest public bus service. The local community
church offers help to travelers in need of emergency shelter and food.

Overcrowded Households

The United States Census Bureau defines overcrowding when a housing unit is occupied by more than
one person per room (not including kitchens and bathrooms). Units with more than 1.5 persons per
room are considered severely overcrowded and indicate a significant housing need.

Overcrowding is not an issue in Ferndale. According to the 2608-2011 Census, there were a-tetalefi2no

overcrowded or severely overcrowded households—FepFesem-mg—enJ-y—lévé—ef—the—te%aJ—heHsehGLds_ln
Ferndale (Table 15). owd o

Table 15: Overcrowded Households (26602011) - City of Ferndale

Households Owners Renters TOTAL
TOTAL HOUSEHOLDS 452401 158218 610619
et -Cversrevreled-Heusehelds0.50 or 3793 1028 38112
less occupants per room
0.51 to 1.00 or less occupants per 733 563 1296
room—=1-21E5 PorconssorBoom
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Households Owners Renters TOTAL
— 1 EorMerePorsonsoerPoorn]l 01 06 06 06
to 1.50 occupants per room
StotewideCvorereysaing Rates1.51 to 08-6% 022-2% 0152%
20.. occupants per room
2.01 or more occupants per room 0 0 0

Source: HCD 5th Housing Element Data Package — Humboldt CountyCensus-Bureau{2000-Census-SF3+H20}

Households Overpaying

Generally, overpayment for housing considers the total shelter cost for a household compared to their
ability to pay. Overpayment is an important measure of the affordability of housing in Ferndale.
Specifically, overpayment is defined as monthly shelter costs in excess of 30% of a household’s income.
According to the Census, shelter cost is the monthly owner costs (mortgages, deeds of trust, contracts to
purchase or similar debts on the property and taxes, insurance on the property and utilities) or the gross
rent (contract rent plus the estimated average monthly cost of utilities).

In 28002011, approximately 454218 households (25-741.1%) reperting—te—the2000——censds—were
considered overpaying for housing. (Table 16). This incidence of overpayment occurs fairly evenly

SoFiE—resraes—e ehe 000, —approximately—half were overpayingin—2000However, for
households with lower incomes, overpayment among renters is far more prevalent (86.9%) than among
owners (47.3%). All extremely low and very low income renters were overpaying for housing in 2011.

Total Households Overpaying 83 71 154
LOMIERINCOMEQIISELHQLDS

FotalHouseholds-with-thecometessthan-$35,000 123 113 236
Households Overpayingwith-Lessthan-$35;000 55 69 124

Table 16: Households by Income Category Paying in Excess of 30% of Income Toward Housing
Cost (Overpayment by Income Category) (2011)

Ownership Households 56 22 75 68 190 411 153
Overpaying owner households 35 13 25 48 43 164 73
Percentage of overpaying owners 61.5% 60.1% 33.0% 71.4% 22.6% 39.9% 47.3%
Renter Households 30 11 11 35 32 119 52
Overpaying renter households 30 11 4 0 9 54 45
Percentage of overpaying renters 100.0% 100.0% 39.5% 0.0% 28.1% 45.4% 86.9%
Total Households 86 33 87 103 222 530 205
Overpaying households 64 24 29 48 52 218 118
Percentage of overpaying 74.7% 73.5% 33.9% 47.0% 23.4% 41.1% 57.3%
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| households

Source: HCD 5% Housing Element Data Package — Humboldt County

Extremely Low Income Households

Extremely low income (ELI) is defined as households with income less than 30% of the area median
income. In 2000 there were 58 ELI households in Ferndale, representing approximately 9% of the total
households (Table 17). Most ELI households are renters and experience a high incidence of housing
affordability problems. Approximately 52% ELI households paid more than 50% of their income towards

housing costs.

Table 17: Extremely Low-Income Households (2000) - City of Ferndale

Households Owners Renters TOTAL
Total Number of ELI 20 38 58
Percent with Any Housing Problems 60% 79% 72%
Percent with Cost burden (30% of income) 60% 68% 65%
Percent with Severe Cost Burden (50% of income) 40% 58% 52%
Total Number of Households 218 401 619

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2000 Data

Housing Stock Characteristics

Housing Units by Type

In Ferndale, the proportion of single-family units increased significantly from 1990 to 2000, while the
availability of multi-family units decreased. Trends slowed in 2009, single family detached units
increased while single family attached units decreased, and there was a slight increase in multi-family
units. There has-beerwas no change in units that have five or more rooms siree-2060between 2000 and
2009. In 2013, single family attached and mobile homes decreased significantly from 2009 levels, while

multi-family units increased by 140%.

Table 18: Housing Units by Type (1990-20092013) - City of Ferndale

Housing
Unit Type
Single Family- 472 | 79.3 | 538 | 81.0 14.0 578 | 81.0 7.4 593 82.5 2.6
Detach
Single Family- 10 1.7 27 41 170.0 25 3.5 -7.5 17 24 -32.0
Attach
2-4 units 97 16.3 80 12.0 -17.5 83 11.7 3.8 85 11.8 2.4
5 Plus Units 9 1.5 10 1.5 11.1 10 1.4 0 10** | 1.4 0
Mobilehome * 7 1.2 9 1.4 28.6 10 1.4 11 0 0.0 -100.0
TOTAL 595 | 100 | 664 | 100 706 | 100 719 100

Source: Census Bureau (2000 Census, SF 3: H30),-ar¢ (1990 Census, STF: H020) and HCD 5th Housing Element Data
Package — Humboldt County
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*Mobilehomes includes “Other” (i.e., RV, Campers)

**Data provided by HCD indicate that there are 24 5-plus units in Ferndale in 2013, constituting a 140% increase
from 2009 to 2013. There have been no building permits issued in Ferndale for such units since 2009. An informal
survey of the City, as well as conversations with City staff, indicates that no 5-plus units have been constructed or
rehabilitated in Ferndale in the past decade. HCD’s data comes from the Department of Finance, which seems to
have overestimated households in general for Ferndale. Census data indicates 610 households in the City; DOF
data indicates 719.

Vacancy

Vacancy trends in housing are analyzed using a “vacancy rate” which establishes the relationship
between housing supply and demand. For example, if the demand for housing is greater than the
available supply, then the vacancy rate is low, and the price of housing will most likely increase.
Additionally, the vacancy rate indicates whether or not the City has an adequate housing supply to
provide choice and mobility. HUD standards indicate that a vacancy rate of 5% is sufficient to provide
choice and mobility. Until 2009, Ferndale’s vacancy rate had beenis fairly stable at 7.65%. By the 2010
Census, Ferndale’s vacancy rate had risen to 14.8%.

Table 19: Estimated Vacancy Rates, Humboldt County, 2009

Humboldt County Cities 2009 Vacancy Rate
Arcata 3.05% 4.4%
Blue lake 9.08% 5.2%
Eureka 5.85% 6.2%
Ferndale 7.65% 14.8%
Fortuna 5.21% 6.1%
Rio dell 14.89% 5.2%
Trinidad 26.18% 25.8%

Source: Department of Finance 2009, Table 2:E5 and HCD 5th Housing Element Data Package — Humboldt County

Table 20: Owners / Renters by Cities in Humboldt County

Specified owners Specified renters

Geographic area housing . .
units costs (dollars) Median | Median| meals
Median w/ w/o contract | gross | included
value $ | mortgage | mortgage rent rent in rent
California 11,502,870 | 211,500 1,478 305 677 747 14
Arcata 7,066 149,000 973 262 485 546 0.0
Blue Lake 495 119,000 804 240 500 583 0.0
Eureka 10,942 114,000 875 234 428 495 0.9
Ferndale 619 162,100 1,148 310 482 559 0.0
Fortuna 4,190 130,700 960 234 462 526 0.0
Rio Dell 1,234 95,800 805 237 415 491 1.2
Trinidad 170 321,200 1,000 294 663 830 0.0

Source: 2000 U.S. Census
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Housing Costs
Sales prices for homes in Ferndale have risen steadily in concert with the rise in housing across California
since 1999. Purchasing a home remains extremely expensive and is out of reach for residents in
extremely low, low, and moderate income levels. The housing market has seen a shift in recent years as
lending practices have been scrutinized, the global economy is in downturn and national unemployment
rates near 10%.

Rental units in the area vary from a Studio for $450-+6-$550, one bedroom apartment for $620650 to
$750, two-bedroom apartment for $950-695, two-bedroom detached unit for $895 and_two to three
bedroom houses for $1095 to 470051400 (Humboldt Craigslist, accessed 3/13/2014). The median cost of
rental housing in Ferndale in 2007-2011 was $828918 (2007-2011 American Community Survey 5-Year

Estimates).

Table 21: Estimated Median Home Sales — Ferndale

Region Average $

United States, 2006 185,200
California, 2006 537,700
Humboldt County, 2006 316,000
Ferndale
January, 2007 427,419
January, 2003 276,693
January, 2002 230,618
January, 2001 223,019
January, 2000 171,300
January, 1999 166,634
January, 1998 157,088
January, 1997 180,066
January, 1996 149,294
January, 1995 133,000

Source: Ferndale Enterprise. These are houses listed with MLS and include houses in the Ferndale area, not necessarily inside
the Ferndale City Limits. The highest and lowest are not included.
Source: Department of Finance

Construction Trends

As mentioned previously, three new subdivisions were approved between 2004 and 2009. The total new
buildable parcels proposed are 13. These are all located in single-family zones. As shown in Table 22
below, in the last 10 years, 42 permits have been issued for single-family dwellings, and only 5 for multi-
family units. In the near future, additional single-family dwellings will be built in the subdivisions. There
is a potential for Second Dwelling Units in the Residential Single Family and Residential Suburban zones,
and some infill spots available. For the most part, single-family dwellings will continue to be prevalent
within the city limits.
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Table 22: Housing Permits issued — Ferndale

e

0

Unit Type L

Totalsingle 51 o\ 51 5 |10 4|5 alolo|1|olalol1]2|®

Family Permits s R )

TotalMulti- -,/ 5 1 3 1o oflololo|ololololola|lolss
family Permits

Table 23: Types of Housing 2009-2010 to 2013 - Ferndale

Total Housing Units 706717 719 400-00.3%
1-unit, detached 578591 593 81.20.0%
1-unit, attached 2517 17 3-60.0%
2 to 4 units 8385 85 11.20.0%
5 or more units 1024 24 +40.0%
Mobile home 160 0 140.0%

Source: HCD 5th Housing Element Data Package — Humboldt CountyBepartmentefFinance, 2009, Fable 2:ES

Housing Stock Conditions

Housing Condition

The City of Ferndale has an older housing stock with many structures noted for their historical
architecture; almost half of Ferndale’s structures date to 1939 or earlier. A majority of these structures
are well maintained and many have been rehabilitated and upgraded. Structures in the central core of
the city are subject to design review to ensure that rehabilitation efforts are consistent with
neighborhood characteristics.

Table 24: Age of Housing — Ferndale

Year Built Number Percent
1999 to March 2000 6 0.9
1995 to 1998 20 3.0
1990 to 1994 27 4.1
1980 to 1989 26 3.9
1970 to 1979 68 10.2
1960 to 1969 67 10.1
1940 to 1959 123 18.5
1939 or earlier 327 49.2

Source: 2000 US Census Data

In the final months of 2004 and the early months of 2005, the Planning Department conducted a walking
Housing Condition Survey. All buildings in Ferndale were viewed and scored using a form adapted from
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the Housing and Community Development Department. Because all buildings were inspected in person,
street and sidewalk condition was also catalogued. The form used to collect housing and site condition
information is available at the end of this chapter. This survey was updated in 2014 with estimates from

the building department.

There is a need for rehabilitation in the City of Ferndale. Many of the houses requiring rehabilitation
need only minor to moderate repairs (14% minor; 13% moderate). Table 25 reveals that only 4% of total
housing units need substantial rehabilitation and 1% are dilapidated; these dilapidated units need

replacement.

Table 25: Housing Conditions 2005-2014 - City of Ferndale
Housing Condition Single Family Multiple Family

Total

Dwellings Dwellings

Number Percent Number Percent Number Percent
Sound 412428 6970% 2665 3760% 438493 6669%
Minor repairs needed 70 1211% 20 2918% 90 1413%
Moderate repairs needed 80 13% 9 138% 89 1312%
Substantial repairs needed 18 3% 8 117% 26 4%
Dilapidated 6 1% 0 5% 6 1%
Not Evaluated 8 21% 7 106% 15 2%
Total Housing Units 554610 100% #0109 100% 664719 100%

Source: City Planner Walking Survey
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STRUCTURE TYPE
O Single Family
O Garage Detached / Attached
O Duplex
O Multi-family units
O Other
CONSTRUCTION TYPE
O Wood Frame
O Masonry
O Other

FOUNDATION Pier / Perimeter-Slab / Unknown
0 | Existing foundation good condition
5 | No ventilation
10 | Repairs needed
15 | Needs partial foundation
25 | No foundation or needs new

ROOFING
0 | No repair needed
5 | Shingles missing/wavy/moss
5 | Chimney needs repair
10 | Needs re-roof
25 | Roof structure needs replace and re-roof

SIDING / STUCCO
0 | No repair needed
1 | Needs re-paint
5 | Needs patched and re-paint
10 | Needs replace and painting
10 | Asbestos / Lead-based

WINDOWS Historic / Old / New
0 | No repair needed

1 | Broken window panes

5 In need of repair

10 | In need of replacement

ELECTRICAL
0 | No repair needed
5 | Minor repair
10 | Replace main panel

DILAPIDATED

56 | extreme neglect; bldg appears structurally
unsound and maint nonexistent, not fit for
human habitation in current condition; may
be considered for demo or major rehab

SCORING SYSTEM
Sound 9 or less
Minor 10-15
Moderate 16 — 39
Substantial 40 -55
Dilapidated 56+
TOTAL Points

HOUSING CONDITION SURVEY
Address:

[ Vacant [ For Sale
APN#

Owner

POB

Zone:

HEALTH & SAFETY

5 Mildew Smell
15 | Mold visible
15 | Dilapidated outbuildings
Dead Cars, Junk in yard
Overgrown
Vegetation touching house
STREETS / SIDEWALKS
OK | NOT
House walk, tree wells level
w/sidewalk
Driveway approach
Curbs
Gutters
Site drainage
Paved street
Corner cut ADA compliant
Sidewalks
Vertical displace less %"
Vertical displace more
£/
Sensitive Location
Cracks/holes more v5”
Damage around Utility
poles, lights, signs
Other Hazards
Comments

Surveyor Date:
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Chapter Three: Resources and Constraints

Jurisdictional Share of Regional Housing Need

A Regional Housing Needs Plan (RHNP) is mandated by the State of California (Government Code (GC),
§65584) for regions to address housing issues and needs based on future growth projections for the
area. The State of California also establishes the number of total housing units needed for each region.
In accordance with State law and to assist local governments in making projections of future housing
needs, Humboldt County Association of Governments (HCAOG) with assistance from HCD prepared a
regional housing needs plan for Humboldt County covering the period January 1, 2609-2014 to July
4June 30, 20452019. The purpose of the plan is to examine housing needs across jurisdictional
boundaries and allocate to each local government a “fair” share of the regional housing need. The plan
consists of two forms of projections. The first is a projection of the number and distribution of
households by income group. The income groups are defined by HCD as follows:

¢ Extremely low-income: 0 to 30% of area median income (AMI);
¢ Very low-income: 31 to 50% of AMI;

* Low-income: 51 to 80% of AMI;

¢ Moderate-income: 81 to 120% of AMI; and

¢ Above moderate-income: 120% or more of AMI.

Table 26 provides the Regional Housing Needs Allocation (RHNA) target for the planning period of 2009
2014 to 2614-2019 for each of the four household income groups for the City of Ferndale. Based on
these projections, the City of Ferndale needs to provide 52-21 houses in the years from 2009-2014 to
20142019. The allocation is equivalent to a yearly need of six-—roughly four housing units for the

eightfive-year period.

Table 26: Humboldt County Regional Housing Needs (2009-2014 te-- 20142019) City of Ferndale
Allocation

Income Group Number Percent
Extremely Low 73 13.514.3

Very Low 73 13-514.3

Low 93 17314.3
Moderate 94 17319.0

Above Moderate 208 38:438.1

TOTAL 5221 100

Source: HCAOG } i dopted—9-24-09

Humboldt Cunty Regional Housing Needs Allocation Plan January 1, 2014 — June 30, 2019 Adopted December 2013

These projections are to be used as guidelines to ensure that City housing policies and programs focus
on a mix of housing types and strategies to meet the housing needs of all economic segments of the
community. The intent of the RHNP is to ensure that local jurisdictions address not only the needs of
their immediate area but also provide their share of housing needs for the entire region. Additionally, a
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major goal of the RHNP is to assure that every community provides an opportunity for a mix of
affordable housing to all economic segments of its population. The RHNP jurisdictional allocations are
made to ensure that adequate sites and zoning are provided to address existing and anticipated housing
demands during the planning period and that market forces are not inhibited in addressing the housing
needs for all facets of a particular community.

Projected need for extremely low income (ELI) housing was calculated by presuming that 50% of very
low-income households qualify as ELI households. This results in a projected need for -3 ELI
households.

Table 27: Progress toward Meeting Regional Housing Need Allocation (2001-2009 to

20082014)

Income Regional Housing Units Constructed Surplus (Shortfall)
Group Need

Very Low 214 0 (14)2}
Low 48 108 24
Moderate 29 20 (7)2}
Above Moderate 921 329 (18)26
TOTAL 1752 1537 (37)20

Source: City of Ferndale 2009Annual Housing Element Progress Report 1/1/2013-12/31/2013

From 2001—20082009-2014 the City of Ferndale issued 329- building permits for single family homes;2
aparbments and 46 permits for second units. The remaining 8 units listed in Table 27 were rehabilitated
units. All of these units are market rate. Current rental prices for second units and apartments of similar
size_ were researched in local property listing publications. Based on this review of available second
units, typical rents are less than $800 per month depending on the unit size and number of bedrooms.
Due to their smaller size and lower rents, these units are generally affordable to lower-income
households (considering the 2011 Humboldt County Annual Median Income of $40,376). Market rate
single family homes are currently being sold around $387,913428,183 (;_19982011 city-data.com) WhICh
is affordable to those households earnmg above moderate incomes.
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Navy Housing Acquisition
In 2011, the City Fhe City-recenthracquired (September2011) a 52-unit former Navy housing
facility that was vacated in 2008. The City of Ferndale-waspresented-with-the-opportunity-to

take took ownership of the Navy housing for low and moderate income individuals, families, and
seniors. An Acquisition Options and Preliminary Feasibility Analysis (January 2010) report was
prepared to assure financial feasibility and to provide the options and requirements for the
housing complex and the necessary steps and timeline of acquisition. The City secured the
federal appropriation allowing the 11.68 acre site to be transferred to the City at no cost for the
purpose of providing affordable housing. The 52 units include; 24 single family homes and 28
multi-family units, currently zoned R1H.

The City actively worked to acquire the site and recognizes the importance of providing sites for
affordable housmg within the Clty PeeAﬁreLe%eHh&G&Hiem&@ensMuﬁen%he#etee&mest

zenes%anelalﬁel& The existing units Wm—leewere rehabllltated and WFH—HOW prOV|de both low and
moderate income rentals. A total of 25 units wit-beare low income rentals, which exceeds the
City’s 4™ cycle RHNA allocation for lower income households of 22 units. Table 30 shows the
propesed-rental distribution of units based on income.

Table 3628: Navy Housing Rental Distribution

. No. of
Unit Type & No. Bedrooms Units
Low Income ( <80% AMI)
Single Family - 2 BRM, 1 BA 1
3 BRM, 2 BA 9
4 BRM, 2BA 1
Townhouse - 2 BRM, 1.5 BA 10
4 BRM, 2.5 BA 4
TOTAL Low Income Units
25
Moderate Income ( <120% AMI)
Single Family - 2 BRM, 1 BA 1
3 BRM, 2 BA 10
4 BRM, 2BA 2
10
Townhouse - 2 BRM, 1.5 BA
4 BRM, 2.5 BA 4
TOTAL Moderate Income Units
27
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The plan-is-for-the-City te-transferred the site to a non-profit to oversee the operation and
management of the housing complex. The City Council, with input from the public, wilt
developdeveloped management policies, financial guidelines, tenant selection policies, and
Codes, Covenants, and Restrictions (CC&R’s) that wit-govern the use of the land and its
oversight by the non-profit.

Ferndale “may only credit up to 25% of [Navy Housing] units in each income category toward
the City’s regional need.” This is because, according to the Department of Finance, these units
were considered part of the existing housing stock for purposes of calculating the current
regional housing need. This would-resulted in crediting ef-six units for low-income households
and two units for moderate-income households. The City still feels these units are applicable to
meeting RHNA because the units have been vacant for three years and when they were occupied
- only available to military personnel and not part of the housing stock for the general public.
The Cityhas however, proceeded with additional analysis to identify other sites to address the
remaining 4" cycle need of 23 units, of which 16 wereare for lower-income households.

The Ferndale Navy Housing complex requireds substantial rehabilitation to make some of the
unlts habltable These units resulted in a net mcrease |n the Clty S affordable housmg stock;
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Affordability and occupancy restrictions will be maintained for at least 20 years by recordeding

deed restrlctlons (65583 1(c)(2)(A)(||)) Pﬂeme%eapaneyenhﬁehab#ﬁate%mﬁhe@wm#

When considering only the units HCD allows to be credited towards meeting the RHNA, 37 of the 52
needed units were provided. Over the RHNA planning period, however, 59 units were permitted,
constructed, or rehabilitated. Table 27 shows units provided for each income category.

Land Inventory

Identification of Available Land by Zoning District and Realistic Capacity

Housing Element law requires an inventory of land suitable for residential development. An important
purpose of this inventory is to determine whether a jurisdiction has allocated sufficient land for the
development of housing to meet the jurisdiction’s share of the Regional Housing Needs, including
housing to accommodate the needs of all household income levels. The attached Ferndale Land Use/
Zoning Map (Attachment A) shows current land use and zoning within the city boundary.

This inventory has been revised for the 2014 Housing Element Update. Although the City issued three
building permits for construction of new single-family residences during the 4™ cycle planning period
(2009-2014), only one of these was issued for a parcel listed on the Vacant Land Inverntory by Parcel
Number in Table 31. Tables 29 and 31 and the Vacant Land Inventory Map have been updated
accordingly. Table 30 Vacant Land Summary by Income Category incorporates the updated data.

There is limited land available in Ferndale because the City has maintained its one square mile of city
limits; however, according to the Table 28-29 below, there is still sufficient available land to exceed the
City’s RHNA. At this time, the City does not plan to annex additional land.

Table 2829: Vacant Land Summary by Zone — Ferndale

General Plan and Zone Designation Acres Density | Maximum  Reallstic

Range Dwelling Unit
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(du/ac) Unit Capacity

Capacity
Agriculture-Exclusive (AE) 117.8 0-.25 29 17*
Split Residential, Ag-Exclusive (R1-AE) 10.8 8—-;{3 18 10
Residential Single Family (R1) 34.06 0-7 238 143
Residential Single Family (R1B1) 0.23 0-7 1 1
Residential Single Family (R1B2) 8.61 0-4 34 20
Residential Single Family (R1B3) 5.71 0-2 11 7
Split Residential, Ag- Exclusive (R2-AE) 8.34 3:1245/ 23 14
Residential Two Family (R2) 0.55 0-15 8 5
Residential Suburban (RS) 12.5611.06) 0-1 1211 7
Neighborhood Commercial Design Review Qualified (C1DQ)| 0.31 0-21 6 4
Community Commercial (C2) 1.56 0-21 32 19
Community Commercial Design Review Qualified (C2DQ) 0.73 0-21 15 9
Total 201.6199.8 427426 256

*Although agriculture land is included in this table, it only represents a small percentage (approx. 7%) of total
vacant land. Residences on agriculture land are generally not affordable, therefore growth is not focused in these
areas.

**Numbers rounded.

For the purpose of this analysis, the estimate of dwelling unit capacity in Table 28 reflects potential units
based on “realistic capacity” as well as “maximum” densities for each land use designation. The
“realistic” figure reflects a 40% density reduction over the potential maximum build-out to reflect
average new development density and to account for potential site constraints (infrastructure,
floodplain, etc.).

A conservative realistic unit density was also used on sites where accurate development potential is
hard to predict. For example, identified sites in non-residential zones (e.g. commercial zones) that allow
for residential uses may not be developed for only residential use. Ferndale’s Community Commercial
zone (C2) principally permits residential uses; therefore the realistic unit capacity reflects the potential
for both commercial and residential site uses. Residential uses are encouraged above the ground floor
commercial uses in commercial zones.

Table 30: Vacant Land Summary by Income Category — Ferndale

Very Low 6
20 units/acre 32
Low 3
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Moderate 4 >15 units/acre 5
Above Moderate 8 <15 units/acre 219
Total 21 256

Housing Element law requires a site-by-site inventory of vacant/ underutilized lands sufficient to meet
the regional housing need in the next five years. Table 29 provides a vacant land inventory by parcel
including acreage, existing use, land use/ zoning designation, realistic capacity and potential constraints.
The realistic capacity is a 40% density reduction over the potential maximum build-out to reflect average
new development density and to account for potential site constraints (infrastructure, floodplain, etc.).
Figure 1 shows the vacant land inventory by Land Use/ Zone designation. As shown in Tables 2829, 30
and 31-and-29, there is sufficient vacant land to accommodate the City’s RHNA share. Therefore, non-
vacant and underutilized sites were not used to determine Realistic Unit Capacity.

Table 2931: Vacant Land Inventory by Parcel Number — Ferndale

Land Density Realistic
APN Use/ Range Acres Unit Existing Use Potential Constraints
Zoning (du/ac) Capacity

030-011-002 AE 0-0.25 5.01 1 fairgrounds |Agricultural land, not for sale
030-031-001 AE 0-0.25 10.79 1 agricultural |Agricultural Land, not for sale
030-041-002 AE 0-0.25 5.03 1 agricultural  |Agricultural Land, not for sale
030-051-001 AE 0-0.25 13.09 1 agricultural |Agricultural Land, not for sale
030-061-007 R1/AE |0-7/0-0.25| 2.39 2 agricultural |Drainage, split zone
030-091-015 R1 0-7 0.20 1 vacant None
030-091-021 R1 0-7 15.70 66 agricultural [Just subdivided into 29 lots
030-091-024 R1 0-7 1.51 6 agricultural [Just subdivided into 4 lots

No access, Agricultural Land, not
030-101-008 R1B2 0-4 1.05 2 agricultural |for sale
030-111-003 AE 0-0.25 1.38 1 agricultural |Agricultural Land, not for sale
030-111-015 R1D 0-7 1.74 7 agricultural |Drainage

35' entry won't support more than

2 dwellings, creek cuts off Main
030-112-019 R1D 0-7 1.32 2 agricultural [Street
030-131-006 R1D 0-7 0.24 1 vacant None

60' row goes through lot to lots
030-131-024 R1 0-7 0.21 1 road behind

To develop must bridge Francis
030-141-010 R1 0-7 1.49 6 agricultural |Creek
030-151-006 RS 0-1 11.06 6 agricultural |Agricultural Land, not for sale
030-161-017 R1 0-7 0.43 1 agricultural |Owner uses as orchard

Flag Lot, not for sale, existing Ag.
030-161-020 AE 0-0.25 1.31 0 agricultural |building
030-171-002 R2 0-15 0.14 1 vacant None
030-171-005 C1DQ 0-21 0.31 4 vacant None
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Land Density Realistic
APN Use/ Range Acres Unit Existing Use Potential Constraints
Zoning (du/ac) Capacity

030-171-008 AE 0-0.25 4.32 1 agricultural |Drainage
030-172-015 R2D 0-15 0.15 1 vacant None
030-181-004 R2 0-15 0.28 2 vacant None
030-181-008 R2/AE |0-15/0-0.25| 5.39 9 agricultural |Agricultural Land, not for sale
030-191-007 R2/AE |0-15/0-0.25| 2.95 5 agriculture None
030-191-008 R1/AE | 0-7/0-0.25 8.41 8 agricultural |Agricultural Land, not for sale
030-201-009 R1D 0-7 0.14 1 vacant None
030-211-002 R1D 0-7 0.27 1 vacant None
030-211-008 AE 0-0.25 18.18 3 agricultural |Agricultural Land, not for sale
031-013-004 AE 0-0.25 0.28 0 agricultural |No access
031-013-018 AE 0-0.25 0.54 0 agricultural  |No access

Triangularly shaped lot, difficult
031-021-009 R2 0-15 0.13 1 vacant access
031-024-003 AE 0-0.25 0.13 0 vacant Steep grade, difficult access
031-031-003 R1D/R1 0-7 0.63 2 vacant Mostly steep grade, difficult access
031-032-007 c2DQ 0-21 0.60 7 vacant Difficult access, partially in creek
031-032-009 R2D 0-15 0.06 0 vacant Undersized at 2640, no access
031-032-015 R1D 0-7 0.22 1 vacant Steep grade

Undersized at 3000 sf, only 30'
031-032-028 C2D 0-21 0.07 1 vacant wide
031-032-029 R1 0-7 1.67 7 agricultural |0dd shaped lot, steep, no access
031-041-005 AE 0-0.25 3.70 1 vacant Very steep grade

Very steep grade, owned by Del
031-051-007 AE 0-0.25 1.87 0 agricultural |Oro Water Co.
031-051-015 AE 0-0.25 14.46 2 agricultural  |Agricultural land, not for sale
031-051-017 AE 0-0.25 1.74 0 agricultural |Very steep grade

Oddly shaped lot at end of Francis
031-051-018 AE 0-0.25 0.52 0 agricultural |Street
031-061-003 AE 0-0.25 20.00 3 agricultural |Agricultural Land, not for sale
031-071-012 R1 0-7 0.21 1 vacant None
031-083-002 C2D 0-21 0.45 6 vacant None
031-082-010 R1D 0-7 0.50 2 vacant None
031-083-004 C2D 0-21 0.22 3 barn None
031-085-022 Cc2D 0-21 0.80 10 vacant Alley access, creek
031-111-010  |AE/R1B2| 0-0.25/0-4 | 2.93 2 vacant Very steep grade
031-112-001 R1B3 0-2 0.38 1 vacant Steep access off Bluff Street
031-112-004 R1B3 0-2 0.34 1 vacant Steep access off Bluff Street

No access w/o building bridge over
031-121-003 AE 0-0.25 3.13 1 vacant creek
031-121-006 AE 0-0.25 0.54 0 vacant Steep, by creek
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Land Density Realistic
APN Use/ Range Acres Unit Existing Use Potential Constraints
Zoning (du/ac) Capacity
031-121-007 AE 0-0.25 0.18 0 agricultural |[Undersized AE lot
031-121-009 R1B2 0-4 1.83 4 vacant Steep, by creek
031-121-011 AE 0-0.25 0.33 0 vacant Very steep grade
031-131-027 R2D 0-15 0.00 0 vacant Unbuildable - undersized lot
031-131-048 R1 0-7 1.32 6 vacant Access thru privately owned road
031-131-049 R1 0-7 0.45 2 barn No access
031-131-051 R1B2 0-4 0.31 1 vacant Access thru privately owned road
031-132-003 C2D 0-21 0.16 2 vacant None
031-132-017 C2D 0-21 0.16 2 vacant None
031-142-017 C2D 0-21 0.15 2 vacant Currently used as parking lot
031-151-020 R1 0-7 0.55 2 vacant No access
031-162-007 R2 0-15 0.00 0 vacant Unbuildable - undersized lot
031-163-025 R1B3 0-2 0.58 1 vacant Odd shaped lot
031-163-027 R1B3 0-2 2.05 2 vacant Very steep, no access
031-163-028 R1B3 0-2 1.81 2 vacant None
031-171-017 AE 0-0.25 5.62 1 agricultural |Agricultural Land, not for sale
Unbuildable - too narrow at 20

031-171-018 AE 0-0.25 0.00 0 agricultural |wide
031-171-027 R1 0-7 0.30 1 vacant Owned by Neighbor, part of yard
031-171-038 R1B2 0-4 0.28 1 vacant Drainage
031-171-044 R1B2 0-4 0.25 1 vacant None
031-182-005 c2DQ 0-21 0.13 2 vacant None
031-183-032 R1 0-7 0.20 1 vacant None
031-183-033 R1 0-7 1.91 8 vacant Drainage
031-192-013 R1 0-7 0.25 1 barn Alley access only
031-202-002 AE 0-0.25 3.57 1 vacant Agricultural Land, not for sale
024202 002 PEBE o1 Lo 1 roenat Llene
031-212-002 R1B3 0-2 0.55 1 vacant Very steep grade
031-231-006 R1B2 0-4 0.6 1 vacant None
031-231-007 R1B2 0-4 0.57 1 vacant None
031-232-016 R1B1 0-5 0.23 1 vacant None
031-242-018 R1 0-7 0.21 1 vacant Owned by Neighbor, part of yard
031-251-002 R1B2 0-4 2.81 7 vacant None
031-251-003 R1B2 0-4 0.46 1 vacant None
031-251-005 R1B2 0-4 0.45 1 vacant None
031-251-010 R1 0-7 0.23 1 vacant None
031-251-016 R1 0-7 0.99 4 vacant No access
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Insert Vacant Land Inventory Figure_-- Fix 031-202-003 (no longer vacant)
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Non-Vacant Sites

Zoning that Facilitates Development by Income Group

The California Department of Housing and Community Development (HCD) assumes, in general, that the
higher the density, the more affordable the housing. This assumption relies on the fact that many of the
costs for new construction, for example, per square foot construction costs, financing, profit and
overhead, and utility extensions, remain essentially the same irrespective of whether it is one, four or a
dozen units that are constructed on a site. The variable with the greatest influence on the cost of
housing is land; hence, the higher the density allowed by the General Plan designation and zoning, the
more affordable the housing. By providing for higher densities, the City can encourage and facilitate
affordable housing development. Additionally, the land use designations and zoning must accommodate
a variety housing types, including opportunities for rental housing.

Housing Element law requires that a city or county provide, through its General Plan, sufficient sites
suitable for the production of housing affordable to extremely low, very-low and other-low income
households. As these sites are generally higher density designations that support residential
development as a primary or mixed-use, this analysis will center on whether sufficient land has been
planned in the R2, R3, R4, C1 and C2 designations to meet the needs for the Housing Element planning
period.

In the case of Ferndale, 15 units per acre is the appropriate density to meet affordable housing needs.
Zones R3, R4, C1 and C2 are appropriately rated for lower income housing. The densities in these zones
are 0-21 dwellings per acre. The C1 and C2 zones allow for a variety of housing types including multi-
family development, in addition to commercial uses. Because adequate land is available in the C zones
for up to 30 additional dwellings, taking into consideration realistic unit capacity, it is not necessary at
this time to pursue zone changes. In the future, additional R3 and R4 zones will be set aside to allow for
more apartment-style dwellings, thereby creating more affordable housing for lower income residents;
however, in the time frame of the current Housing Element, zone changes will not be necessary. Many
extremely low income households will seek rental housing and most likely face overpayment,
overcrowding, or other housing problems. To address the range of needs of extremely low income
households, the City will encourage a variety of housing types, such as single-room occupancy units. In
addition, Program |. Adequate Sites will amend the Zoning Ordinance to allow for multi-family dwelling
of more than five units in accordance with density standards. The City will also evaluate and identify
sites of adequate size for potential rezoning to allow for multifamily uses by right (R3 and/or R4 zones)
(Program 1). This program has been carried over from the 2012 Housing Element Update.
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Zoning to accommodate lower income households

The Ferndale City Council unanimously approved a General Plan and Zoning Amendment (GP/ZA) on
December 1%, 2011 to increase the Residential Two-Family (R2) density from 14 dwelling units per acre
to 15 dwelling units per acre.

Per Government Code Section 65583.2(c)(3)(B) the City’s zoning must be consistent with 15 du/acre
standard for rural jurisdictions to be considered appropriate to accommodate housing for lower-income
households. The previous Residential Two-Family (R2) density in Ferndale allowed up to 14 dwelling
units per acre (du/acre). Increasing this density to 15 du/acre meets this density standard. As shown in
the vacant land inventory there are approximately 1.65 acres of vacant R2 designated land within the
City which could be developed with a maximum of 24 units at 15 du/acre. Therefore, adequate land is
avallable to accommodate the Clty s Femam-ng—reglonal need of 169 unlts for lower-income households.
! : The City has sufficient
sites, as prOJected in the RHNA, to accommodate lower income housmg needs for this planning period.

The R2 zone is appropriate to accommodate housing development for lower income households.
Attached residential units of single or multi-story construction provide housing opportunities for lower
income households. As with second units, land costs, utilities and construction costs for attached versus
detached construction can be shared making these units more affordable. While the affordability of
these units is ultimately a function of a number of variables, including land and financing costs, many
units could rent at or below market rates. Existing R2 build densities in Ferndale average approximately
10 du/acre.

The C1 and C2 zones allow for a variety of housing types including multi-family development, in addition
to commercial uses. Single family and multi-family residential units are allowed and encouraged in both
zones. The C1 designation allows for residential uses with a use permit, and residential units are
principally permitted in the C2 zone. Lodging including hotels, motels, boarding houses, and mobile
home parks are also allowable in the C2 zone. Affordable, high density housing would integrate well in
this zone as residents would benefit from the close proximity to services. Combined short term and
permanent residential housing is an option. The density of this zone facilitates low income housing
options; these areas are also fully served by utilities and have considerable potential for mixed use and
higher density development.

Small Sites

Ferndale will need to rely on small sites to accommodate its remaining regional need for lower-income
households. The discussion below demonstrates suitability of these small sites and that Ferndale has
the zoning and densities appropriate to encourage and facilitate the development of housing for lower-
income households. Because capacity for housing production exceeds Ferndale’s total need for new
housing during the planning period ending in 20142019, a primary objective for the City will be to
provide adequate sites to accommodate the housing needs of extremely low, very low and other lower
income households.

As shown in Tables 28-ar€-29, 30 and 31 and on Figure 1 there is a total of approximately 3.23 acres of
vacant C2 zoned land (includes C2D and C2DQ zones) for an estimated realistic unit capacity of 40 units.
Three of these sites (APNs 031-083-002, 031-083-004, and 031-085-022) are within the same vicinity of
each other off of 4™ Street near Main Street and total 1.47 acres. Since these sites are not located
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directly on Main Street and are adjacent to existing residential uses, affordable units would integrate
well in this area as residents would benefit from the close proximity to services. Higher density
affordable housing would likely be more desirable at these sites than commercial uses due to setback
from Main Street and other commercial areas. Although theoretically based on density standards these
sites could fit 30 units, the projected yield of these three sites based on site conditions is 18 units.

To increase development potential of small, individual lots the City will research effective methods to
develop small lots to their greatest potential (e.g. small lot consolidation, flexible development
standards) by reviewing best practices adopted by other jurisdictions. The City will also identify small
lots that may be appropriate for lot consolidation and will encourage the use of infill for the
development of all housing types.

Due to Ferndale’s small size and historic building patterns, larger low-income housing developments (50-
80 units) are not needed or feasible at this time. Hence, the City’s low-income housing need can be
accommodated through smaller lot development as described above and the estimate of the number of
units projected on these sites is feasible. The City will pursue incentives or concessions, where
necessary, to maintain economic feasibility of lower income units; to encourage mixed-use commercial
and residential development; and to promote multi-family design that preserves community character
and provides a sense of connection to the neighborhood.

Existing mixed uses in the downtown area

Ferndale Main Street contains many larger Victorian era buildings with commercial and office uses at
street level and residential units on the upper floors. These apartment/ studio type units are generally
affordable to low/ moderate income residents due to their smaller size. Current rental prices for
apartments were researched in local property listing publications. Based on this review of available
units, typical rents are less than $800 per month, depending on the unit size and number of bedrooms.
Due to their smaller size and lower rents, these units are generally affordable to lower-income
households (considering the 2009—2011 Humboldt County Annual Median Income of
$40,376535,985-00).The commercial designations in the downtown area (C1 and C2) allow for a variety
of housing types with a maximum density of 21 du/acre. The density of these zones facilitate low
income housing options; these areas are also fully served by utilities and have considerable potential for
additional mixed use and higher density development.

Second Units

Consistent with Chapter 1062, Statutes of 2002 (AB 1866), the City amended its second-unit ordinance
and permitting process to allow second units by right on lots zoned for single-family or multifamily use.
inthe R-1and-R-Ssingle-familyresidential-zenes: However, permit approval is subject to a planning staff
level review of the site and building plans to ensure compliance with height, setbacks, maximum floor
area, and parking requirements. Depending on workload, the administrative plan check process can be
completed within a few weeks. A summary of these standards is as follows (Z.0. Section 7.21):

1) The maximum gross floor area of the secondary dwelling unit (SDU) shall not exceed-646
1,200 square feet.
(2) The SDU may either be attached to; or detached from the existing prineipal-dwelling.
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(3) A SDU attached to the principal dwelling shall comply with the applicable development
standards for additions to a single-family residence; a detached SDU shall conform to
the applicable development standards for an accessory structure.

(4) The lot on which the SDU is sited shall be developed with at least two parking spaces,
one per dwelling, as noted in Z.0. section 7.16.

According to City building permit records, eightsix second dwelling unit (SDU) building permits have
been issued since 26012009. Based on this and the most recent trends, at least one SDU per year is
expected to be built during the current planning period. Current rental prices for second units and
apartments of similar size were researched in local property listing publications. Based on this review of
available SDU’s, typical rents are less than $800 per month, depending on the unit size and number of
bedrooms. Due to their smaller size and lower rents, these units are generally affordable to lower-
income households (considering the 20092011 Humboldt County Annual Median Income of
$40,376535,985.00). Considering this track record, in concert with local housing needs and development
trends second units are being applied towards the City’s adequate sites requirement.

Environmental Constraints

Some properties in Ferndale are considered unbuildable because of steep slopes and drainage
constraints. These properties are accounted for by using the realistic unit capacity for analysis. The
City’s existing Public Safety and Unique Resources (Conservation) Elements and the draft Safety Element
Update contain analysis and policies regarding flood hazards and management in compliance with GC
Section 65302. The City has also adopted a Floodplain Ordinance (Ordinance 08-02) to promote the
public health, safety, and general welfare, and to minimize public and private losses due to flood
conditions in specific areas within the City. The areas of special flood hazard are identified by the
Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM). The City designated
Floodplain Administrator reviews all development permits within the flood hazard area for conformance
with Floodplain Ordinance requirements.

Availability of Infrastructure

During the previous planning period the City was under a sewer moratorium due to Regional Water
Quality Control Board (RWQCB) water quality concerns associated with the City’s wastewater treatment
facility. Therefore, no new sewer hook-ups were allowed, which—has—been—thebiggestcreating a
significant constraint on further-housing development in Ferndale. The City has-spent considerable time,
effort and resources to comply with RWQCB requirements and to work towards the permitting and
construction of a new WWTF-upgrades. Completed in 2010, theThe new million gallon per day WWTF is
a state—of-the-art tertiatrv treatment plant with an unprecedented 1:1 diIution ratio that pre}eet—wm

upgraeles—are—de&gned—te— meets RWQCB standards and modified waste d|scharge requwements
(WDRs).The RWQCB approved new WDRs for the City in July 2009. Prepesed-The new WWTF facility

upgrades-wil-maintained the capacity of the previous facilityretincrease-capacity-of-the WANTE; existing

capacity is suff|C|ent for current and ant|C|pated future growth Ihe—ﬁae#t—y—upg—raeles—ha%—bee%desrg—ned
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Del Oro Water Company supplies water within the City of Ferndale. The City of Ferndale water supply
system’s maximum capacity is 518,000 gallons per day. Current-2012 production average wasis
approximately 208,000 gallons per day. Seventy percent of the water is pulled from springs on the
southern end of Ferndale. The springs run at full capacity, with back up production from the Van Ness
Street Well. Del Oro Water Company has no plans to expand water services, as eurrent-2012 operating
levels of approximately 40% of capacity are sufficient.

The availability fo adequate public facilities and services in relation to the sites indentified in Table 31
has been evaluated, and the City has determined there are currently no public facilities or service
constraints that would impede development of housing units to meet the City’s RHNA. Although
adequate for the time being, the City’s swere collection and drainage systems are in need of updating.

SB 1087 requires water and sewer providers to grant priority for service allocation to proposed
developmetns that include units affordable to lower income households. Pursuant to these statutes,
upon adoption of its Housing Element, Ferntale will immediately deliver the Element to local water and
sewer providers.

Zoning that Facilitates Transitional Housing, Emergency Shelters, and Housing
for Farmworkers

State law requires that local land use regulations accommodate a range of housing types, as well as
facilities for people in need of emergency shelter and transitional housing. New State law takes this a
step further with the recently signed Senate Bill 2 (SB2). This law addresses the housing needs of the
homeless population by requiring every jurisdiction to identify potential sites where new emergency
shelters can be located without discretionary review by the local government. It also increases the
protections for providers seeking to open a new emergency shelter, transitional housing or supportive
housing development, by limiting the instances in which local government can deny such developments.
The 2012 Housing Element incorporateds these rew-requirements by eliminating the CUP required for
permitting emergency shelters and transitional housing facilities in specific zones. Additionally, the zone
identified as appropriate for emergency shelters must be analyzed to demonstrate that it is suitable for
the use and includes sufficient capacity to meet the City’s need.

Emergency shelters are defined as housing with minimal supportive services for homeless persons that
require a limited occupancy of six months or less by a homeless person. No individual or household may
be denied emergency shelter because of the inability to pay. Transitional housing is rental housing that
is operated under program requirements 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. Supportive housing has no limit on the length of stay, is occupied
by a target population, and is linked to on-site or off-site services that assist the supportive housing
resident in retaining housing, improving his/her health status, and maximizing his/her ability to live, and
when possible, work in the community.

In a city of one square mile, and with the high cost of land, the population base needed to support the
cost of building transitional housing, or permanent emergency shelters, is not available. Homelessness is
a minor issue in Ferndale. Emergency shelter for Eel River valley residents is available during floods and
earthquakes at the Humboldt County Fairgrounds. The City has not had any requests for homeless
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shelters or other forms of homeless assistance. However, to comply with SB 2 the City has amended
Zoning Ordinance Section 5.17 (see Attachment B) to allow for location of emergencv shelters by rlght in
the PubI|c FaC|I|tv zoneA-hew

A A ed EX|st|ng principally permitted
uses in the PF zone include public fairgrounds and reIated uses, public buildings including auditoriums
and hospitals, and similar uses. Hence, if needed, a year-round emergency shelter would be considered
a similar public facility type use and would be appropriate in this zone. The County Fairgrounds includes

roughly 60 acres zoned PF, so there is ample space to accommodate Ferndale’s need. Additionally, the
Fairgrounds has a number of large structures on-site that would have the capacity to accommodate a
year-round emergency shelter if required. The site is not exposed to any hazards that the City as a whole
is not exposed to; the Fairgrounds, like the majority of the City, is in a potential liquefaction zone, has
relatively stable slopes, is outside of the FEMA 100-year and 500-year flood zones, and is in a high fire
rating zone (Humboldt County Community Development Services)

Beginning in April 2005, the Multiple Assistance Center (MAC) in Eureka has provided shelter and
services to at-risk and homeless persons. Currently, the MAC is Humboldt County’s highest prioritized
homeless project, receiving broad based support from government, public, private, nonprofit and
community sectors. The MAC is designed to address the major gap in homeless services in Humboldt
County. However, while the City would be supportive of such services if a local need was demonstrated,
creation of a permanent shelter in Ferndale given opening of the MAC in 2005 would appear duplicative
of the County-wide effort to consolidate services and focus available community resources.
Consequently, the City has no plans for operating an emergency shelter at this time but could locate
such a facility in the Public Facility zone if conditions were to warrant.

Transitional and supportive housing provides intermediate housing opportunities for persons not
presently capable of living in a fully independent setting. The City amended Zoning Ordinance Article 3
to include the following definitions:

§3.33 Family: One or more persons living together in a dwelling unit, which common access to,
and common use of all living, kitchen, and eating areas within the dwelling unit. FAMILY does
not include larger institutional group living situations such as dormitories, fraternities, sororities,
monasteries or convents nor does it include such commercial group living arrangements as
boardinghouses, lodging houses and the like.

§3.74 Supportive Housing: As defined at Section 50675.14 of the Health & Safety Code has no
limit on the length of stay, is linked to onsite or offsite services, and is occupied by a target
population as defined in Health & Safety Code Section 53260. Services typically include
assistance designed to meet the needs of the target population in retaining housing, living and
working in the community, and/or improving health and may include case management, mental
health treatment, and life skills.
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§3.81 Transitional Housing: Defined in Section 50675.2 of the Health & Safety Code as buildings
configured as rental housing developments, but operated under program requirements 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.

Fhese-Transitiional and supportive facilities are residential uses similar in nature to rooming and
boarding houses but also include a component of counseling and support often provided by a resident
facility manager. Greup—hemesTransitional facilities with family-style living arangements for—six—e+
fewerone or more persons are permitted in all zones where smgle family re5|dences are a use by right
(per State law). : The City
permits the location of larger mstltutlonal transitional_and supportive housing facilities where uses of
similar type (e.g., rooming and boarding), size and density are permitted under the General Plan and
zoning. Transitional and supportive housing is permitted by right in the RS, R1, R2, R3, R4, and C2 land
use designations and zones. The City would need to work closely with the non-profit organization or
persons seeking to develop such a facility to ensure that the siting and operational aspects of the use
were similar to uses of the same type in the same zone. In the City, transitional and supportive housing
are considered a residential use and are only subject to those restrictions that apply to other residential
uses of the same type in the same zone.

Since Ferndale is roughly one square mile, nearly any site in the City is near the services provided in the
downtown commercial district. Ferndale does not have a hospital, homeless services, or acess to public
transit.

In the Eel River Valley, farmworker housing needs are not significant as most farms are managed by
owner/occupants. Most farming operations in the City are owner operated dairies with workers either
housed on employer’s farms or in rental housing in the region. Within Ferndale, the Zoning Ordinance
encourages a variety of housing types that would accommodate farmworker housing needs, including
multifamily housing, manufactured housing, and second units. In addition, Program [I.7 calls for an
amendment to the Zoning Ordinance to allow agricultural employee housing by-right, without a
conditional use permit (CUP), in single-family zones for six or fewer persons and in agricultural zones
with no more than 12 units or 36 beds as required by Health and Safety Code §17021.6.

Analysis of Governmental Constraints

It is in the public interest for the government to regulate development to protect the general welfare of
the community. At the same time, government regulations can potentially constrain the supply of
housing available in a community if the regulations limit opportunities to develop housing, impose
requirements that unnecessarily increase the cost to develop housing, or make the development
process so arduous as to discourage housing developers. State law requires Housing Elements to contain
an analysis of the governmental constraints on housing maintenance, improvement, and development
(GC §65583(a)(4)).
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Land Available for Residential Development

The General Plan Land Use Element guides the physical development of the City. The Land Use Element
balances the need for available land with the desire to efficiently provide services and infrastructure and
to limit public exposure to natural hazard areas, such as hillsides and the flood plain. The local planning
direction advocated by the Land Use Element development is not to restrict growth but to guide it in an
efficient and cost effective manner.

As described in above, the Land Use Element has designated sufficient land to accommodate future
growth projections. By analyzing vacant and underutilized land, the holding capacity of the General
Plan, conservatively estimated at 253 dwelling units, is more than sufficient to accommodate the
projected population increase through the planning period. This estimate does not include second units
on residentially zoned parcels or density bonuses authorized by Government Code Section 65915.

Land Use Controls

Land use controls consist of the General Plan, Zoning Ordinance, Building Code and Subdivision
regulations. Local land use policies and regulations can impose costs upon development. While these
measures are often necessary to protect the public health, safety or welfare, the effect of any particular
requirement must be weighed carefully to ensure that it does unduly burden the ability to provide for
the housing needs of the community.

General Plan

The General Plan establishes policies that guide new development including residential development.
These policies, along with zoning regulations, control the amount and distribution of land allocated for
different land used in the City. The land use designations established by the General Plan allow single-
family and multiple-family residential developments. To reflect a variety of living environments and
infrastructure and service limitations, the Land Use and Unique Resources Element and Map provide for
both urban and rural designations. The characteristics of the land use designations found in the Land
Use and Unique Resources Element are as follows:

Residential Suburban: This designation is intended to be applied in areas of the City which are
particularly suited to large lot development of single family homes.

Residential One-Family Building Site Combing: This designation is intended to be applied to
those areas generally suited for single family home development, but where sound and orderly
planning indicates that lot area and yard requirements should be modified.

Residential One-Family: This designation is intended to be applied in areas of the City where
topography, access, utilities, public services and general conditions make the area suitable and
desirable for single family home development.

Residential Two-Family: This designation is intended to be applied in areas of the City close to
urban centers where all utilities and services are available and where housing demand justifies a
density of two families on each building site.
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Residential Multi-family: This designation is intended to be applied in areas of the City where it
is reasonable to permit and protect low-density apartment developments.

Apartment-Professional: This designation is intended to apply in areas of the City suitable for
higher density residential uses and for professional and business offices and instructional uses.
Density is to be determined by community character.

Neighborhood Commercial: This designation is intended to provide for neighborhood shopping
centers which will provide convenient sales and service facilities for residential areas, without
detracting from the residential desirability of such areas.

Community Commercial: This designation is intended to be applied to areas of the City where
more complete commercial facilities are necessary for community convenience.

Agricultural Exclusive: This designation is intended to be applied in areas where agricultural use
is and should be the desirable predominant use of land and in which it is desired to protect
agricultural operations from incompatible or detrimental uses.

Public Facility: This designation is intended to be applied to lands owned by public agencies or to
lands upon which such agencies operate public facilities.

Zoning Ordinance

The Zoning Ordinance further describes the land use designations. These land use designations provide
for a range of residential densities ranging from one residence per acre to 21 residences per acre.

Table 2132: Zoning District Descriptions

Zone Lot Size Allowable Uses With Use Permit
Agriculture-Exclusive (AE) 4 acre Farm Dwellings B&B
minimum
Residential-Suburban (R-S) 1 acre 1 family dwelling, guest house B&B, SDUs
minimum
Residential One-Family (R-1) 6,000sf 1 family dwelling Guest house, B&B,
minimum SDUs
Residential Single Family 8,000sf 1 family dwelling Guest house, B&B,
(R1B1) minimum SDUs
Residential Single Family 10,000sf 1 family dwelling Guest house, B&B,
(R1B2) minimum SDUs
Residential Single Family, 20,000sf 1 family dwelling Guest house, B&B,
(R1B3) minimum SDUs
Residential Two-Family (R-2) 6,000sf 1 or 2 family dwellings Guest house, B&B
minimum
Residential Multiple Family 6,000sf 1 to 4 family dwellings, B&B Hotels, mobile home
(R-3) minimum parks, boarding
houses
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Zone Lot Size Allowable Uses With Use Permit

Apartment-Professional (R-4) 6,000sf 1 family dwelling, boarding Mobile home parks
minimum houses, hotels, B&B

Neighborhood Commercial 2,000sf 1 family dwelling 2 to 4 family

(CibQ) minimum dwellings, B&B,

boarding houses

Community Commercial (C2) 2,000sf Dwellings, hotels, boarding No residential uses
minimum houses, mobile home parks

Community Commercial 2,000sf 1 family dwelling 2 to 4 family

(C2DQ) minimum dwellings, B&B,

boarding houses

In the City’s Zoning Ordinance, a ‘farm dwelling’ is defined as a dwelling on farm premises for
permanent residents of the farm, such as the owner, lessee, foreman, or others whose principal
employment is the operation of the farm, as distinguished from quarters for seasonal labor.

Single-family dwellings are principally permitted in all the residential zones, as are two-family dwellings
in the R-2 zone. Secondary Dwelling Unit permits are approved ministerially on lots zoned for single-
family or multifamily use (Zoning Ordinance 02-02 Section 7.21.4).in-eitherthe-Residential-Suburban-or
Residential-Single-Family—zenes. Although multiple dwellings up to four-family are allowed in the R-3
zone, and boarding houses in the R-4 zone, at this time Ferndale does not have any land zoned R3, and a
very small section zoned R4.

Mobile homes shall be considered compatible in those areas outside of the Design Control Combining or
-D zones, as shown on the City of Ferndale Zoning Map. The designated Design Control district is of
significant historical value and overall unique architectural character, warranting protection of
preservation efforts and infill development of comparable nature. Therefore, mobile homes, as defined
here, are not found to be compatible with these areas, but shall be permitted in all other areas of the
City where single-family dwellings are a principal permitted use of land.

Private institutions, including group homes, are permitted with a use permit in all residential zones,
except the Residential One Family Zone (R1). The Zoning Ordinance defires-previously defined family as:
A person living alone, or two (2) or more persons related by blood, marriage or adoption, or a group of
not more than five (5) unrelated persons living together as a single non-profit housekeeping unit in a
dwelling unit, as distinguished from a group occupying a boarding house, motel, hotel or fraternity or
sorority house. This definition is-was restrictive in allowing a residential care facility in a single-family
zone unless limited to five unrelated persons. To remove this restriction, the Ordinance was amended to
define family as “one or more persons living together in a dwelling unit, with common access to, and
common use of all living, kitchen, and eating areas within the dwelling unit. FAMILY does not include
larger institutional group living situations such as dormitories, fraternities, sororities, monasteries or
convents nor does it include such commercial group living arrangements as boardinghouses, lodging
houses and the like.” (Zoning Ordinance 02-02 §3.33; see Attachment B).
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The City of Ferndale allows group homes {greaterthan-6-peeple} in the R4 zone and the C2 zone as a
principally permitted use. The C1 zone allows a group home with a use permit. Private institutions are
allowed with a use permit in the R2, R3, and R4 zones.

Table 2233: Housing Types Permitted by Zoning District - City of Ferndale

Housing Types Permitted RL  R2 | R3 R4 RS |
Single Family Attached P P P P P No
Single Family Detached P P P P P No
Duplexes to Fourplexes No P-2 P-4 P-4 No No
Multifamily (5+ Units per Structure) No No No No* No No
Mobile Homes** P P P C P No
Manufactured Homes P P P P P No
Second Units C No No No C No
Transitional and Supportive Housing P P P P P No
Emergency Shelters No No No No No P

Source: Local Zoning Code
Notes: P = Permitted Use C = Conditional Use Permit

* Although the R4 zone is named Apartment-Professional, neither the principal permitted uses nor the
uses permitted with a Use Permit include apartments or anything for 5+ units. In other words, there are
no places in Ferndale where 5+ multifamily apartment units are allowed.

** Manufactured and Mobile Homes on individual lots: A mobile home or manufactured home shall be
permitted on an individual lot as a single-family dwelling unit, only if it meets the following
requirements: The mobile home must be certified under the National Manufactured Housingfebie
Heme Construction and Safety Standards Act of 1974; The mobile home must be installed on a

permanent foundatlon system de5|gned in accordance with the—p#ex%%ef—@hapter—@—ef—the—em#e%m

Health and Safetv Code Sectlon 18551 Installation of a manufactured or moblle home shaII be
prohibited if more than 10 years have elapsed between the date of manufacture of the manufactured
home and the date of the application for the issuance of a permit to install the manufactured home; The
manufactured or mobile home must comply with all development standards specified in the zone in
which the mebile-home is to be placed; The manufactured or mobile home must be located within an
area of the City determined to be compatible with mobile home use.

Development Standards

The requirements for building heights, set-backs, design, parking and other property development
standards are comparable to other communities in the region, and do not pose undue constraint to the
development of housing in Ferndale. Allowable lot coverage ranges from 35 to 60%, depending on
zoning density, with allowable heights ranging from 35 feet to 45 feet.
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Table 2334: Development Standards - City of Ferndale
Zoning District R1 R2 R3 R4 RS
Density Range 0-7 per acre O-fclr_iper 0-21 per acre | 0-21 per acre 0-1 per acre
Setbacks F20’; R15; S F20’; R15’;S | F20’; R10’;S | F20’;R10;S F20; R15’; S
10% 10% 5’ 5’ 10%
Lot Coverage 35% 40% 60% 60% None
Minimum Lot Size 6,000 sf 6,000 sf 6,000 sf 6,000 sf 1 acre
Minimum Unit Size None None 600 sf 600 sf None
Parking 1 per dwelling | 1 per dwelling | 1 per dwelling | 1 per dwelling | 1 per dwelling
Height Maximum 35’ 35’ 45’ 45’ 35’

Codes and Enforcement

New construction in Ferndale must comply with the Uniform Building Code (UBC). The City adopted the
UBC with no major revisions, meaning that there are no extraordinary building regulations that would
adversely affect the ability to construct housing in Ferndale. Enforcement in the City of Ferndale is
conducted on a complaint basis.

On/Off-site Improvement Standards

Site improvements such as frontage improvements, street work, storm drainage, street lights, utilities
and landscaping may be required for new development to ensure conformity to, and implementation of,
the Ferndale General Plan, any adopted specific plans, and/or any applicable Ordinances of the City of
Ferndale. All utilities within a subdivision and along peripheral streets shall be placed underground
except those facilities exempted by the Public Utilities Commission regulations. Site improvements are
required as a condition prior to Final Map or Parcel Map approval and must either be completed or the
developer must have an agreement with the City to do such work. Improvements shall be constructed in
accordance with the City of Ferndale Standard Specifications and/or when applicable with standards as
adopted by local utility companies and approved by the City Engineer.

All subdivision projects are required to construct onsite and offsite improvements according to
approved standards adopted by the City, or as otherwise determined by the City Engineer.
Improvements may include frontage, storm drainage, sewer, street lights, water lines, and other utilities
as deemed appropriate. Site improvements are an important component of new development in order
to ensure a safe and well-planned community. Improvement standards are established by the City's
Improvement Standards and Specifications. The City's Improvement Standards for subdivisions identify
types of streets for new developments. Typical residential development will include provisions for minor
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streets and collector streets, each of which have a right-of-way between 40 and 50 feet, and include
pavement, curbs, gutters, and sidewalks. The pavement width is the generally accepted minimum
necessary to provide for one lane of vehicular traffic in each direction and on-street parking on one or
two sides.

Providing streets for new residential developments add to land development costs, but are necessary to
ensure safe access to comply with City standards. Smaller infill projects typically are only required to
improve adjacent street frontages, including the installation of curb, gutters, and sidewalks. In most of
Ferndale's urbanized area, streets and other improvements are already in place. Therefore,
development of Ferndale's vacant residential infill sites requires few or no frontage or off-site
improvements and costs of such improvements would not substantially impact the cost of the housing

supply.
Fees and Exactions

Similar to other City and County jurisdictions, Ferndale collects development fees to recover the costs of
providing public services and the administrative costs associated with application processing. The City
collected fees are important to ensure new development does not result in inadequate public facilities.
If new development occurs without improving public facilities, the long-term costs for maintenance and
upgrades would be much greater. The approach the City has taken is to have new development pay its
fair share of the cost of the public infrastructure needed to accommodate it so that the costs are not
borne by the existing residents through general fund subsidies. Line item fees related to processing,
inspections and installation services are limited by California law to the cost to the agencies of
performing these services. The City of Ferndale does not charge impact fees that are commonplace in
larger California jurisdictions except for a drainage fee. The table below describes City fees for typical
planning permits. The fees are comparable or less than those charged by other jurisdictions in Humboldt
County and are not considered a barrier to residential development.

The following discussion of fees does not take into consideration land costs or other mitigation fees
outside the control of the City. There are several planning and development fees that are charged for
the review and approval of general plan amendments, zone changes, conditional use permits, variances,
subdivision maps, site plans and service requests. Depending on the complexity of the requests, these
fees can total several hundred to several thousand dollars per unit.

Table 2435: Planning and Development Fees - City of Ferndale

Fee Category Fee Amount

BUILDING, PLANNING AND APPLICATION FEES

Variance $510696.00
Conditional Use Permit $620696.00
Home Occupation Permit $190150.00
General Plan Amendment $4.3252,000.00
Zone Change $14.3251,500.00
Lot Line Adjustments $7051,196.00
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Minor Subdivision (cost varies on number of lots and complexity) $1.9752,200.00

Major Subdivision (cost varies on number of lots and complexity) $2852.504,000 + $104-
3550.00/lot

Plan Check, Single Family Residence S cost

Design Review $1900.00-377.00

Plot Plan Review $3240.00

Sewer Hookup Fees- First new hookup; (each additional hookup up to 4 $5,180.16

units $400, over 4 units $200)

Drainage Fee for new Single Family Residence $1,500.00

New housing typically requires payment of the following fees: sewer and water connection, building
permit, and drainage. In addition, subdivisions and multifamily projects may incur the cost of preparing
environmental documents, soils reports, and tentative and final map filing fees. In 2012, tTypical fees for
a new single family home would be approximately $9,913 and fees would be approximately $13,030 for
a four-plex. This represents about 4.4% of the total development cost for a single family unit and 3.3%
for a four-plex. Fees for sewer and water connection and the drainage fee have not increased since
2012. While fees increase residential construction costs, Ferndale’s fees are generally lower than those
charged throughout the County and do not act as an undue constraint on development.

Table 2536: Typical Fees for New Residential Development - 2012

Development Cost Single Family 4-unit Multi-family
Total Estimated Fees $9,913 $ 13,030
Typical Estimated Cost $223,389* S 400,000%**

Estimated proportion of fee
cost to overall cost
* Based on average of seven houses constructed in Ferndale between 2004 and 2010.
** Based on 1,000 square foot units and $100/ square foot development costs.

4.4% 33%

Processing and Permit Procedures

Developers must negotiate several steps to secure all necessary approvals to build housing on a given
parcel of land. From the standpoint of the City, this process is necessary to ensure that new
development adequately complies with local regulations that are meant to protect the health, safety,
and welfare of the community. From the developer’s standpoint, this process can complicate and
lengthen the development process, increasing difficulty and cost to develop new housing.

Often, the building permit process can act as a governmental constraint. ta-the-tastfiveyears-City staff
has-endeavered continuously endeavors to streamline the building and land use permit processes. The
application guides for development permits continues to be revised and standardized, and all updated
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permits and procedures are new-available on the city’s web page (http://ci.ferndale.ca.us/permits.html
http-//eiferndaleca-us). This has made it easier for citizens to obtain applications and to understand
the period of time involved in processing the application.

The City currently contracts for Planning and Engineering services; all planning and development
application are reviewed and processed by the contract City Planner and Engineer as applicable. The City
also contracts for Building Inspection services, which are conducted on an as needed basis.

The City Clerk ane-City-Managerhaverevised-thecontinues to organize the City’s filing system and

entered newpreviews permits inea a database. This ongoing effort has made previous permit
information more accessible and, along with other City efforts, has streamlined the permit process. City
staff has made progress toward implementing develeped-a long-term plan to re-write and standardize
all city ordinances. The City has recently amended its Zoning Ordinance, including revisions to clarify the
Design Review process and to allow secondary dwelling units by right in single- and mulit-family zones,
adopted a new Sign Ordinance, amended the Building Code, and is currently updating its Nuisance
Ordinance. As the ordinances are adopted by the City Council, they are posted to the City’s web page.

Use Permits

Use permits may be granted by the Planning Commission for any use for which the City of Ferndale
Zoning Ordinance requires a use permit. The purpose of the use permit process is to ensure consistency
of a proposed land use with City regulations and compatibility of the use with surrounding properties.
Use permits are required for any use permitted with a use permit as specified in the Zoning Ordinance
regulations for the Principal Zones. Applications are filed at the office of the City Clerk and are
accompanied by such information as may be required to describe fully the proposed use for which the
permit is sought. A Public Hearing date is set. Staff prepares a report outlining the proposed project and
recommends conditions for approval as necessary.

The Planning Commission may impose whatever conditions it deems appropriate or necessary in
approving a Use Permit and may periodically review a use which was granted in a Use Permit to ensure
that the use continues to operate in accordance with conditions of approval.

Home Occupation

A home occupation is any use which, as determined by the Zoning Ordinance, is customarily carried on
within a dwelling or unattached structure by the inhabitants thereof, and which is clearly incidental and
secondary to the residential use of the dwelling.

Home occupations are permitted as appurtenant and accessory uses to any residential uses. If the
applicant complies with Zoning Ordinance Section 7.11, the permit is issued administratively (over the
counter). The Home Occupation Permit shall:

e Be alegal and lawful business.

e Produce no evidence of its existence in the external appearance of the dwelling or premises
including but not limited to exterior displays such as signs, or in the creation of offensive noise,
vibration, smoke, dust, odors, heat or glare, parking or traffic, or other nuisances to a degree
greater than normal for the neighborhood.

e Is confined completely within the dwelling or unattached structure and occupies not more than
25% of the total floor space of the main dwelling (or its equivalent in an unattached structure).


http://ci.ferndale.ca.us/permits.html

MAY 21, 2014 PLANNING COMMISSION MEETING 94

e Be an owner- or renter-occupied home and business.

e Meet the requirements of the building inspector and fire district of jurisdiction.

e Possess a current business license.

e At time of business license renewal, produce a copy of the applicant’s Liability Insurance on
which a rider has been placed for the Home Occupation.

Lot Line Adjustment

The Lot Line Adjustment process is intended solely for adjustments in the boundary lines between two
or more parcels in instances where no additional parcels are created. This process may also be used to
dissolve property lines.

Due to the relatively simple nature of lot line adjustments, applications may be handled administratively
(i.e. principally the City Engineer and City Planner) in order to expedite processing. Referral to the
Planning Commission and City Council is not required, except in instances of an appeal of an
administrative determination, in which case the application is referred to the Planning Commission.

Plan Check/ Plot Plan Review

Plan Check for a Single Family Residence is an administrative approval process. The plans are reviewed
by the City Planner for land use issues, and by the Plan Checker for construction issues. As noted
elsewhere, the plan check process takes about a week.

The Plot Plan Review is performed by the in-house Planner and generally takes no more than a day. The
Planner prepares a memo for the file and for the plan checker outlining any land use issues discovered
during the review.

Design Review

All external changes to any structure within the Design Control Combining Zone (-D) require a Design
Review Permit granted by the Design Review Committee (DRC) or Planning Commission. Per Zoning
Ordinance Section 6.05 a Design Review Permit must be obtained before any structure may be erected,
structurally altered, or in any way remodeled or improved so as to change the outward appearance. The
DRC is made up of two Planning Commissioners and three Ferndale residents, preferably with design
background in planning, architecture, landscape architecture, historical restoration, or other similar
experience.

Design Review Permit applications are reviewed by the DRC; if three members approve the project, the
City Clerk issues the permit; if three members deny the project the applicant can change the design, or
request that the application go to the Planning Commission at a fee as set by the Fees and Fines
Schedule. The Design Review procedures are established to:

e Ensure that new structures and/or modification, alteration, enlargement of existing structure
occur in a manner consistent with Ferndale General Plan policies.
e Preserve the natural beauty of the town’s site and setting.

e Ensure that the architectural design of structures and their materials and colors are visually
harmonious with and conceptually consistent in character and scale with surrounding area.



MAY 21, 2014 PLANNING COMMISSION MEETING 95

e Ensure that the design and location of signs and their material and colors are visually
harmonious with surrounding development.

e Allow the City to make appropriate determination of environmental effects.

Subdivisions

The Subdivision process and procedures apply to all land divisions governed by the City of Ferndale
Subdivision Ordinance, including Parcel Maps and Tentative Subdivision Maps. Requirements for
Tentative Subdivision Maps and requirements for Final and Parcel Maps are described in the Application
Process. Requirement checklists for tentative and parcel/final maps are also included, as well as a
timeline.

Tentative Parcel Maps require action by the Planning Commission only, except where public dedications
are offered or when action is appealed to the City Council. Tentative Subdivision maps are considered by
the City Council, following advisory action by the Planning Commission. A legislative body of a city or
county (or advisory agency (i.e. Planning Commission) shall deny approval of a tentative map if it makes
any of the following findings:

e That the proposed map is not consistent with applicable general and specific plans.

e That the design or improvement of the proposed subdivision is not consistent with applicable
general and specific plans.

e That the site is not physically suitable for the proposed density of development.

e That the site is not suitable for the type of development.

e That the design of the subdivision or the proposed improvements is likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.

e That the design of the subdivision or the type of improvements is likely to cause serious public
health problems.

e That the design of the subdivision or the type of improvements will conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision.

Variances

Variances are required in instances where strict application of the terms of the zoning
regulations, other than regulations directly pertaining to the use of land and buildings which are
not existing nonconforming uses, may be granted upon certain findings:

e That any variance granted shall be subject to such conditions as will assure that the
adjustment thereby authorized shall not constitute a grant of special privilege, inconsistent
with the limitations upon other properties in the vicinity and zone in which the subject
property is situated, and

e That because of special circumstances applicable to subject property, including size, shape,
topography, location or surroundings, the strict application of the zoning regulations is found
to deprive the subject property of privileges enjoyed by other properties in the vicinity and
under identical zone classification, or

e That any variance granted will not be contrary to the intent of the zoning regulations or to the
public interest, safety, health and welfare, and,
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e Where due to special conditions or exceptional characteristics of such property, or its location
or surroundings, a literal enforcement of the zoning regulations would result in practical
difficulties or unnecessary hardships.

A variance can only be approved by the Planning Commission following a noticed Public Hearing. Staff
prepares a report outlining the proposed project. Conditions may be imposed in the approval of a
variance in order to reduce or eliminate potentially adverse impacts of proposed development allowed
by the variance.

Zone Change and General Plan Amendment

The Zoning Ordinance may be amended as other ordinances are adopted or amended; regulations may
be amended by changing the boundaries of zones, changing property from one zone to another, and by
removing or modifying adopted regulations whenever the public necessity, convenience, and welfare
require such amendment, in accordance with the procedures set forth in the Zoning Ordinance, or by
action of the Planning Commission, or the City Council.

General Plan amendments may only be initiated by the City Council based upon a recommendation by
motion of the Planning Commission or requested by members of the public. Applications by the public
are submitted on forms provided by the Planning Department. Fees are established by the City Council.

All amendments must follow the procedures outlined in the California Government Code. An
amendment to the General Plan constitutes a project under the California Environmental Quality Act
(CEQA) and, therefore, must be evaluated for its effect on the environment. In addition, proposed
amendments should be referred to all interested government agencies for comment prior to adoption.
As with adoption of General Plan elements themselves, a legally noticed Public Hearing is required
before both the Planning Commission and City Council prior to adoption of any plan amendment. Any
changes made by the City Council must have been considered previously by the Planning Commission, or
the City Council must refer the amendment back to the Commission for its consideration and report.

Timeliness

The City processes various permits related to residential development. It must be recognized that State
law dictates much of the time required for permit processing. Statutory time frames are specified for
noticing of discretionary permits and environmental review under the California Environmental Quality
Act (CEQA). Additionally, the time frames are dependent upon factors beyond the control of the City,
including the completeness of the application, whether the application requires submittal of technical
studies (e.g." geological reports), and the applicant's ability to respond promptly to requests for
clarification or supplemental materials.

The City continually evaluates how to streamline permit processing procedures and updates handouts
that clearly explain the process and requirements. The estimated time for processing is largely dictated
by the complexity of the individual project application. However, minimum processing timeframes do
apply since the City must comply with procedural requirements set forth in State law as noted above.
These requirements are not only mandatory but require a specific sequence of processing steps,
including public notification and review periods for various actions which local governments must
comply with. FrefelewingtableTable 37 describes typical timelines for permit procedures.
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The City maintains a tracking system of permits and development applications based on a system that
shows where projects are within the review process from submittal date, to application completion
date, to approval date. The City’s Zoning Ordinance defines the residential types permitted, permitted
with a use permit, or prohibited in each zoning district. Permitted uses are those uses allowed without
discretionary review except for design review, in designated areas, as long as the project complies with
all development standards. Conditional use permits are approved by the Planning Commission. Typical
use permit findings include that the project is consistent with the General Plan, the use is compatible
with surrounding uses, and the project does not impact public health, safety, and general welfare.

For a typical project, an initial pre-application meeting with City staff can be arranged to discuss the
development proposal. Then an application with a description of project and a site plan must be filed,
which is first reviewed for application completeness and then by the City staff and other agencies such
as public works for consistency with City ordinances and General Plan guidelines. If design review is
required the project is forwarded to the Design Review Committee which meets once per month.
Depending on the complexity of the project, a single-family project is approved in 4 to 6 weeks from
date of plan submission; if no variances, exceptions, or zone changes are needed. After the project is
approved, the building official performs plan checks and issues building permits. Larger projects
requiring use permits are sent to the Planning Commission. Use permit hearings are publicly noticed and
generally take place at the regular Planning Commission meetings which occur once per month. This
process does not seem to put an undue time constraint on most developments.

There have been no multi-family development projects in the recent past, therefore a typical or average
permit processing and City review time is not available. With the inclusion of the new program to allow
for more than 4 units in the R3 and R4 zones (Program ) and revision of the zoning ordinance, review
procedures for multi-family development would expect to be similar to single-family development,
depending on the number of units, site constraints and project complexity.

As noted previously, changes in the review process and personnel has reduced the turn-around time on
building permits; due to the relatively small number of permits applied for in Ferndale, the City’s
processing and permit procedures have effectively been reduced to about a week including building plan
review, plot plan review, and design review.

Table 2637: Timelines for Permit Procedures - City of Ferndale

Conditional Use Permit 30-60 days
Zone Change 60-90 days
General Plan Amendment 60-90 days
Plot Plan Review 7 days
Plan Check 7 days
Design Review 7 - 14 days
Tract Maps / Major Subdivision 90 days
Parcel Maps / Minor Subdivision 90 days
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Type of Approval or Permit Typical Processing Time
Initial Environmental Study 30-60 days
Environmental Impact Report 90-180 days

Constraints on Persons with Disabilities

Government Code §65583(a)(4) requires an analysis of potential and actual governmental constraints
upon the maintenance, improvement, or development of housing for all income levels and for persons
with disabilities, including land use controls, building codes and their enforcement, site improvements,
fees and other exactions required of developers, and local processing and permit procedures. The
analysis shall also demonstrate local efforts to remove governmental constraints that hinder the locality
from meeting its share of the regional housing.

This section analyzes the governmental constraints that may exist on the development of housing for
persons with disabilities. Recent legislation (SB520) requires the City to analyze the governmental
constraints on the development of housing for persons with disabilities and demonstrate the City's
efforts to remove such constraints, including accommodating procedures for the approval of group
homes, ADA retrofit efforts, and evaluation of the Zoning Code for ADA compliance or other measures
that provide flexibility in development of housing for persons with disabilities. Constraints can take
many forms including inflexibility within zoning and land use regulations, unduly restrictive permit
processing or procedures, and outdated building codes. The City’s analysis of actual and potential
governmental constraints in each of these areas is discussed below.

The City has analyzed its land use, zoning and building code provisions and processes to determine what
accommodations and constraints exist relative to housing for persons with disabilities. Persons with
disabilities may reside in residential units in any zoning district that allows residential uses. Some may
choose to reside in a residential facility or group home designed for occupancy by or with supportive
services for persons with disabilities. SixerfewerunrelatedOne or more persons inhabiting a residence
are treated as a matter of right in all zoning districts that permit single family residences in accordance
with state law. There is no limit to the number of group homes that may be located in an area.

Larger institutional group homes may also locate in the zoning districts that allow group homes (private
institutions), subject to approval of a conditional use permit. Conditional use permits require a public
hearing and are subject to conditions of approval that may be imposed by the Planning Commission in
order to ensure compatibility with the surrounding neighborhood. There are no established standards
for group homes in the City, so the Planning Commission looks to the individual circumstances of each
group home and its particular neighborhood context. The requirement for a conditional use permit for
large_institutional group homes is an appropriate requirement because the impacts of such a home
would generally be greater than that for a principally permitted residential use and therefore warrants a
determination of the adequacy of the facility and improvements to ensure compatibility with the
residential neighborhood.

The State has removed any City discretion for review of small group homes for persons with disabilities
(six or fewer residents). The City does not impose additional zoning, building code, or permitting
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procedures other than those allowed by State law. The City Zoning Ordinance facilitates access for
persons with disabilities by allowing uncovered porches, fire escapes, landings, and ramps to extend into
setbacks. The City has not identified any zoning or other land-use regulatory practices that could
discriminate against persons with disabilities and impede the availability of such housing. Additionally,
the CItV has adopted Ordmance 2014-05 Reasonable Accommodation that establishes elementinchudes
: P ien-procedures to
prowde people with dlsabllltles reasonable accommodation in rules, policies, practices and procedures
that may be necessary to ensure equal access to housing. No unique restrictions are in place for disabled
housing, such as minimum distances, special conditions for disabled housing, or other such regulations
that could constrain the development, maintenance, improvement, or alteration of housing for disabled
persons.

In an effort to bring the city’s sidewalks and curb corners up to date, any sidewalk replacement in the
city must be ADA compliant. During a walking tour, intersections were identified that need ADA corners,
and these have been entered in a request for funding using Transportation Funds. ADA requires one
handicap-parking stall for up to 25 parking spaces where parking is provided for the public, guests, or
employees.

Residential parking standards for persons with disabilities are the same as other parking standards. The
Reasonable Accommodation procedure may allowre-is-ne-peliey-erpregram for the reduction of parking
requirements for special needs housing if a project proponent can demonstrate a reduced need for
parking.

Analysis of Non-Governmental Constraints

The ability to address the underserved needs of the citizens of the City of Ferndale is challenging,
especially since so many of the impediments to providing services are beyond the scope of municipal
governments. Funding limitations exist at all levels. All resources needed to develop housing in Ferndale
are subject to the laws of supply and demand, meaning that these resources may not always be
available at prices that make housing development attractive. Thus, cost factors are the primary non-
governmental constraint upon development of housing in Ferndale. This is particularly true in the case
of housing for low- and moderate-income households, where the basic development cost factors such as
the cost of land, required site improvements, and basic construction are critical in determining the
income a household must have in order to afford housing.

Land Costs

The cost of raw, developable land has a direct impact on the cost of a new home and is, therefore, a
potential non-governmental constraint. The higher the raw land cost, the higher the price of a new
home. Normally, developers will seek to obtain City approval for the largest number of lots obtainable
on a given parcel of raw land. This allows the developer to spread the costs for off-site improvements
over the maximum number of lots.
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Construction Costs

The costs of labor and materials have a direct impact on the price of housing and are the main
components of housing costs. Residential construction costs vary greatly depending upon the quality,
size, and the materials being used. In 20052014, residential construction costs were on average $101150
te-$200-per square foot (estimated by City of Ferndale Building Official April 2014).

Financing Availability

An important consideration in the assessment of the housing needs in Ferndale is the availability of
financing. This issue raises several concerns: the ability of homebuilders to obtain construction
financing, the ability of households to obtain single-family home loans, and the opportunity for all
households of similar economic characteristics to have equal access to financing. Fluctuating interest
rates can eliminate many potential homebuyers from the housing market or render a housing project
infeasible that could have been successfully developed or marketed at lower interest rates.

First-time homebuyers are the group most impacted by financing requirements. Mortgage interest rates
for new home purchases range from 6.5% to 8% for a fixed-rate 30-year loan. Lower initial rates are
available with graduated payment mortgages, adjustable rate mortgages, and buy-down mortgages;
however, the subprime crisis has affected the availability of dollars for home mortgages. Variable
interest rate mortgages on affordable homes may increase to the point where the interest rate exceeds
the cost of living adjustments, which is a constraint on affordability. Although rates are currently low,
they can change significantly and substantially impact the affordability of housing stock. Interest rates at
the present time are not a constraint to affordable housing. Financing for both construction and long-
term mortgages is generally available in Riverside County subject to normal underwriting standards. A
more critical impediment to homeownership involves both the affordability of the housing stock and the
ability of potential buyers to fulfill down payment requirements. Conventional home loans typically
require 5% to 20% of the sales price as a down payment, which is the largest constraint to first-time
homebuyers. This indicates a need for flexible loan programs and a method to bridge the gap between
the down payment and a potential homeowner’s available funds. The availability of financing for
developers under current economic conditions may also pose a constraint on development outside of
the City’s control (City of Eastvale Housing Element June 30, 2013).

Units At-risk of Converting to Market Rate Uses

According to California Housing Partnership Corporation (CHPC) and USDA Rural Development, there are
no State or Federally assisted units in Ferndale at risk of converting to market rate uses in the planning
period. There are no locally assisted units at risk of converting to market rate in the planning period.
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Energy Conservation

The purpose of this analysis is to ensure localities consider the long- and short-term benefits of energy
conservation in residential development, including how energy conservation requirements can
contribute to reducing overall development costs and monthly payments for households.

Major Subdivisions in Ferndale are required to provide a solar-shading map to assist lot purchasers and
homebuilders to site their homes to make best use of natural light. Pacific Gas and Electric Company
(PG&E), Ferndale’s regional utility company, has several programs that help homeowners and renters
with energy conservation. PG&E customers have expressed great interest in being part of the solution to
the energy situation in California. The utility has developed a simple 3-step program to make saving
energy easy. Customers can reduce energy consumption if they take advantage of the information and
incentives available for:

1. Taking no-cost, energy-saving actions.
2. Installing low-cost, energy-saving measures.
3. Investing in energy-efficient equipment, appliances and building shell retrofits.

In addition, “Energy Partners” is Pacific Gas and Electric Company’s free weatherization program. Utility-
approved contractors work with low-income customers to make their homes more energy efficient.

On a local level, the Redwood Coast Energy Authority (RCEA) was formed in 2003 as a Joint Powers
Association, representing seven municipalities including the Cities of Arcata, Blue Lake, Eureka, Ferndale,
Fortuna, Trinidad and Rio Dell, and Humboldt County. RCEA's purpose is to develop and implement
sustainable energy initiatives that reduce energy demand, increase energy efficiency, and advance the
use of clean, efficient and renewable resources available in the region.
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Chapter Four: Review and Revision of Prior Housing
Programs

Review and Revise*
*This entire section has been updated from the 2012 Housing Element Update.

The review and revise requirement is an important feature of the Housing Element update. The review
analyzes the City’s accomplishments over the past planning period. This information provides the basis
for continuing to develop a more effective housing program. Generally, the City has made progress
implementing the policies of the previous Housing Element, including completing construction of
wastewater treatment facility (WWTF) improvements; amending the Zoning Ordinance for state housing
compliance; and finalizing the acquisition and rehabilitation of 52 Navy housing units as affordable
housing in the City. The City prepared a General Plan Housing Element Implementation Plan 2013 in
order to organize the 2012 Housing Element policies and programs into manageable phases, with
actions required to complete each phase clearly defined and assigned. Phase 1 of this plan encompasses
all Zoning Ordinance amendments required for state housing regulation compliance; this phase was
completed in early 2014.

Due to resource constraints and the short timeframe between 2012 Housing Element adoption and the
2014 update, the City was unable to complete all program actions, and the completed actions are too
newly implemented for staff to accurately evaluate their effectiveness. No units were built as a result of
relaxed constraints due to City actions.

The 2012 Housing Element programs/policies, along with progress, effectiveness and appropriateness of
each program/policy are detailed below.

Program |. Adequate Sites
This program was designed to sufficiently accommodate regional housing need for all levels of
household income.

1) Encourage the acquisition of housing by lower income persons to achieve a greater balance of
affordable owner- and renter-households by ensuring sites are available and/or zoned to allow
owner-occupied and rental multifamily residential uses by right.

2) Research and analyze governmental and non-governmental constraints to providing affordable
housing to City residents.

3) Maintain GIS database to reflect all vacant and underutilized parcels in the City so that
information is easily accessible for developers.

4) Amend Zoning Ordinance to include definitions of an emergency shelter, transitional housing,
and supportive housing and to allow for emergency shelters by right in specific land use
designations/zones. The City is currently considering the Public Facility (PF) land use
designation/zone where emergency shelters could be allowed without discretionary approval
for compliance with SB2.

5) The City will amend the Zoning Ordinance to permit multi-family housing with more than four
units by right in the R3 and R4 zones.
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6) The City will evaluate and identify sites of adequate size for potential rezoning to allow for
multifamily uses by right (R3 and/or R4 zones).

7) The City will at least annually contact property owners and developers, including affordable
developers, to encourage development and consolidation on identified target sites to
accommodate the housing needs of lower income households. To encourage development and
consolidation on target sites, the City will adopt incentives by September 30, 2012 for
consolidation of smaller sites including priority processing, parking reductions, modification of
development standards and ministerial lot line adjustments. When available, the City will
consider providing or assisting with applying for financial resources to facilitate lot
consolidation.

Progress: The City has made significant progress towards implementation of this program. City staff has
researched and analyzed governmental and non-governmental constraints to providing affordable
housing during the 4™ and 5% cycle Housing Element updates and for preparation of the Housing
Element Implementation Plan 2013. The Zoning Ordinance has been amended to include definitions of
an emergency shelter, transitional housing, and supportive housing and to allow for emergency shelters
by right in the Public Facility (PF) land use designation/zone. These actions have helped alleviate
governmental constraints while bringing the City into compliance with state housing regulations. The
City has maintained its GIS database, including vacant and underutilized parcels in the City, as well as
made the database available for use by staff and the public at City Hall.

Effectiveness: The 2012 Housing Element projected that many of the actions in Program I. Adequate
Sites would be ongoing actions, while discrete actions would be completed in 2012 and 2013. The City
did not complete discrete actions until 2014.

Although the City has worked to implement all program actions, two phases of the Implementation Plan
remain to be completed. Included in the remaining phases are the following actions from Program I:

1) Encourage the acquisition of housing by lower income persons to achieve a greater balance of
affordable owner- and renter-households by ensuring sites are available and/or zoned to allow
owner-occupied and rental multifamily residential uses by right.

5) The City will evaluate and identify sites of adequate size for potential rezoning to allow for
multifamily uses by right (R3 and/or R4 zones).

7) The City will at least annually contact property owners and developers, including affordable
developers, to encourage development and consolidation on identified target sites to
accommodate the housing needs of lower income households. To encourage development and
consolidation on target sites, the City will adopt incentives by September 30, 2012 for
consolidation of smaller sites including priority processing, parking reductions, modification of
development standards and ministerial lot line adjustments. When available, the City will
consider providing or assisting with applying for financial resources to facilitate lot
consolidation.

Appropriateness: The City has adequate sites available for all types of residential dwellings. Existing R4
and C2 zoned lands allow for sufficient multi-family units in the City at this time. The City has not had
any requests for homeless shelters or other forms of homeless assistance.
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While the actions for this program are appropriate for increasing site availability, the timeframe set by
the last update was too restrictive for the City to complete all actions. This program will be continued to
ensure adequate site availability is maintained; however, actions will be set to a more realistic timeline
to ensure completion in sufficient time for beneficial impact in the 2014-2019 planning period.

Program Il. Permanent Housing Availability
This program was designed to address permanent housing needs in the City and ensure that there is
permanent housing available to all household income levels through the use of incentives and grants.

1) Evaluate whether density bonuses or a mix of density bonuses and other concessions and/or
incentives should be used.

2) Determine aspects of development that should be given consideration for an increase in density
bonus percentage or additional incentives.

3) Support site identification for lower-income housing, including ELI households, and assist with
entitlement processing, and funding applications.

4) Consider applying for CDBG funding.

5) Consider implementing the Federal HOME first time homebuyers assistance program (FTHAP)

6) Consider offering incentives such as density bonuses, permit streamlining and/or permit fee
reductions/ waivers to developers to build senior housing and low-moderate income housing.

7) Prioritize funding and regulatory concessions to encourage the development of Single Room
Occupancy (SRO) and Family Room Occupancy (FRO) units, and other units affordable to low
income, such as supportive and multifamily housing. Implement incentive based programs (e.g.
fee reductions, fee waivers, flexible development standards, density bonuses, streamlining
permit process, etc.) to encourage development of ELI housing.

Progress: The City has evaluated density bonuses, waivers, and incentives, as well as what aspects of
development should be given consideration for density increases. The resulting Density Bonus
Ordinance was adopted in May 2014. The Ordinance allows for granting of density bonuses, waivers,
and incentives in all zoning districts, including mixed use zoning districts, where residential
developments of five or more dwelling units are proposed and where the applicant seeks and agrees to
provide low, very low, senior or moderate income housing units in the threshold amounts specified in
state density bonus law such that the resulting density is beyond that which is permitted by the
applicable zoning. State law provides that if a developer proposes to include at least 20% of the dwelling
units in a project at rents/prices affordable to low-income households or 10% of the dwelling units in a
project at rents/prices affordable to very low-income households, the City must permit a 25% minimum
density bonus. The City of Ferndale Density Bonus Ordinance has undergone legal review for compliance
with state regulations.

The General Plan Housing Element Implementation Plan 2013 identifies specific actions and responsible
parties for the remaining Program Il actions.

Effectiveness: The City of Ferndale implemented many of the program actions from the 2012 Housing
Element Permanent Housing Availability Program. Actions pertaining to density bonus ordinance
adoption were effective in guiding the City through the process of ordinance creation and adoption. No
applications for bonuses, waivers, or incentives have been received.
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Although the City has worked to implement all program actions, two phases of the Implementation Plan
remain to be completed. Included in the remaining phases are the following actions from Program II:

3) Support site identification for lower-income housing, including ELI households, and assist with
entitlement processing, and funding applications.

4) Consider applying for CDBG funding.

5) Consider implementing the Federal HOME first time homebuyers assistance program (FTHAP)

7) Prioritize funding and regulatory concessions to encourage the development of Single Room
Occupancy (SRO) and Family Room Occupancy (FRO) units, and other units affordable to low
income, such as supportive and multifamily housing. Implement incentive based programs (e.g.
fee reductions, fee waivers, flexible development standards, density bonuses, streamlining
permit process, etc.) to encourage development of ELI housing.

Appropriateness: While the actions for this program are appropriate for addressing permanent housing
needs in the City, the timeframe set by the last update was too restrictive for the City to complete all
actions. This program will be continued to ensure that permanent housing continue to be available to all
household income levels; however, actions should be set to a more realistic timeline to ensure
completion in sufficient time for beneficial impact in the 2014-2019 planning period.

Ill. Design Review
This program was intended to strengthen the design review process in the City.

1) Research and analyze best practices in design guidelines and Design Review Committee roles.
2) Clarify design guidelines so that Design Review Committee members will have clearly defined
criteria to analyze projects.

Progress: The City has continued to strengthen the design review process using several approaches. In
2013, an orientation was held for Design Review Committee members in order to clarify roles and
responsibilities and to review the City’s design guidelines. Zoning Ordinance Section 6.05 pertaining to
design review was amended in 2009 and again in 2013 in order to clarify the City’s procedures, review
criteria, and roles of the Committee. The Design Review Permit Application Packet, which contains the
application materials as well as information on the design criteria and permitting process for applicants,
was updated extensively in 2012 and 2013 and is posted online for easy access. Staff has coordinated to
ensure a standard method for processing applications and preparing Committee agendas.

Effectiveness: The City’s actions to implement this program have greatly strengthened the design
review process by clarifying the Committee’s role, clarifying the design guidelines for both Committee
and applicant, clarifying the application process, and overall improving the commitment to the design
review process within the City. The actions were initiated in the anticipated timeframe, although
completion of the actions was later than anticipated. The effects are evident in both the streamlined
processing of permits and the increased compliance among residents. The process is not time-
consuming or costly, and has not hindered construction or rehabilitation of dwellings in the City.

Appropriateness: Although the City has completed the actions in this program, it is appropriate to
continue to refine and strengthen the design review process. The program will be continued into the
next planning period, with both discrete and ongoing actions identified.
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IV. Infrastructure Needs
This program was intended to address infrastructure needs, specifically associated with the sewer
hookup moratorium.
1) Construct WWTF upgrades to comply with Waste Discharge Requirements.
2) As hookups become available, priority will be granted to developments that include housing
units affordable to lower income households (GC65589.7).

Progress: The City has completed this program. The City has successfully permitted, secured funding for,
and constructed a new state-of-the-art tertiary wastewater treatment facility that meets an
unprecedented 1:1 dilution ratio. The new WWTF facility was completed and online in 2012. The Cease
and Desist Order (CDO) that was placed on the facility has been successfully rescinded.

Effectiveness: The City’s efforts toward meeting the infrastructure needs of current and potential
development, including construction of the new WWTF and rescinding of the sewer hookup
moratorium, were completed within the anticipated timeframe and have effectively removed a major
constraint to new development.

Appropriateness: The City has completed the actions in this program. The City’s infrastructure capacity
is sufficient for current and anticipated future growth. It is not necessary to continue the program into
the next planning period.

V. Housing Equity

This program was designed to address accessibility to safe, sanitary and affordable housing for all City
residents regardless of race, color, religion, sex, marital status, familial status, national origin, ancestry,
sexual orientation or disability.

1) Revise the Zoning Ordinance regarding persons with disabilities and establish reasonable
accommodation procedures. Pursuant to the Fair Housing Amendments Act of 1988 and the
requirements of Chapter 671, Statutes of 2001(SB520), the City will adopt reasonable
accommodation procedures to provide people with disabilities reasonable accommodation in
rules, policies, practices and procedures that may be necessary to ensure equal access to
housing.

2) Research and identify definitions, such as “family” that may act to limit access to housing due to
familial status, age or disability. Amend the City’s definition of ‘family’ to ensure that equal
access to housing is provided.

3) Disseminate fair housing information throughout the City in a variety of public locations (e.g.
City Hall, City website, library, and post office).

4) The City will work with affordable housing providers and managers and other social service and
non-profit tenant and landlord rights advocacy groups to inform the public of their
responsibilities and rights under the law and to improve access to landlord and tenant
mediation and fair housing services to resolve fair housing complaints. Additionally, the City will
maintain State complaint forms and refer fair housing complaints to appropriate agencies such
as California Department of Fair Employment and Housing.

Progress: The City has adopted Ordinance 2014-05 Reasonable Accommodation that establishes
procedures to provide people with disabilities reasonable accommodation in rules, policies, practices
and procedures that may be necessary to ensure equal access to housing. The Ordinance was modeled
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after Mental Health Advocacy Services, Inc. September 2003 Model Ordinance for Providing Reasonable
Accommodation Under Federal and State Fair Housing Laws, which was identified as an example of a
successful ordinance in the May 15, 2001 letter from the Office of the Attorney General re: Adoption of
a Reasonable Accommodation Procedure.

To ensure equal access to housing, Zoning Ordinance Article 3 was amended to include the following
definition of “family”:

One or more persons living together in a dwelling unit, with common access to, and common
use of all living, kitchen, and eating areas within the dwelling unit. FAMILY does not include
larger institutional group living situations such as dormitories, fraternities, sororities,
monasteries or convents nor does it include such commercial group living arrangements as
boardinghouses, lodging houses and the like.

The General Plan Housing Element Implementation Plan 2013 identifies specific actions and responsible
parties for the remaining Program V. actions.

Effectiveness: The 2012 Housing Element projected that many of the actions in Program V. Housing
Equity would be ongoing actions, while discrete actions would be completed in 2012. The City did not
complete discrete actions until 2014. Completion of these actions has effectively removed limitations on
access to housing due to familial status, age or disability.

Although the City has worked to implement all program actions, two phases of the Implementation Plan
remain to be completed. Included in the remaining phases are the following actions from Program V:

3. Disseminate fair housing information throughout the City in a variety of public locations (e.g.
City Hall, City website, library, and post office).

4. The City will work with affordable housing providers and managers and other social service and
non-profit tenant and landlord rights advocacy groups to inform the public of their
responsibilities and rights under the law and to improve access to landlord and tenant
mediation and fair housing services to resolve fair housing complaints. Additionally, the City will
maintain State complaint forms and refer fair housing complaints to appropriate agencies such
as California Department of Fair Employment and Housing.

Appropriateness: While the actions for this program are appropriate for ensuring equal access to
housing, the timeframe set by the last update was too restrictive for the City to complete all actions.
This program will be continued in the 2014 Housing Element; however, actions should be set to a more
realistic timeline to ensure completion in sufficient time for beneficial impact in the 2014-2019 planning
period.

VI. Manufactured Housing
This program aimed to determine and clarify the City’s commitment to mobile and manufactured
housing as part of providing affordable housing to residents.

1) Address the use of “manufactured housing” vs. “mobile home” terminology and amend Zoning
Ordinance accordingly. Add the following definitions to the Zoning Ordinance:
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§3.49 Mobile homes/ manufactured housing:

Mobile home: A trailer, transportable in one or more sections, that is certified under the
National Manufactured Housing Construction and Safety Standards Act of 1974, which is
over eight feet in width and 40 feet in length, is tied down (a) to a permanent
foundation on a lot either owned or leased by the homeowner or (b) is set on piers, with
wheels removed and skirted, in a mobile home park and not including recreational
vehicle, commercial coach or factory-built housing.

Manufactured housing: Residential structures that are constructed entirely in the
factory, and which since June 15, 1976, have been regulated by the Federal
Manufactured Home Construction and Safety Standards Act of 1974 under the
administration of the U.S. Department of Housing and Urban Development (HUD).
Manufactured housing shall be allowed in all residential zoning districts, subject to
applicable requirements, including design review.

2) Revise the Zoning Ordinance to permit manufactured homes in certain residential zones.

Progress: The City has completed this program. The Zoning Ordinance was amended to include a
definition and applicable requirements for manufactured housing. Zoning Ordinance Sections 7.14-7.15
were amended to permit manufactured homes in certain residential zones. The following above
definitions were incorporated into Zoning Ordinance 02-02 Section 3 Definitions:

Manufactured Home: A residential structure constructed entirely in the factory, and which since
June 15, 1976, has been regulated by the Federal Manufactured Housing Construction and
Safety Standards Act of 1974 under the administration of the U.S. Department of Housing and
Urban Development (HUD).

Mobile

Home: A trailer, transportable in one or more sections, that is certified under the

National Manufactured Housing Construction and Safety Standards Act of 1974, which is over
eight feet in width and 40 feet in length, is tied down (a) to a permanent foundation on a lot
either owned or leased by the homeowner or (b) is set on piers, with wheels removed and

skirted,
factory-

in @ mobile home park and not including recreational vehicle, commercial coach or
built housing.

In amending the Zoning Ordinance in accordance with this program, the City has effectively lessened
constraints to erecting manufactured homes in Ferndale.

Effectiveness: The City’s completion of this program has effectively removed a major constraint to
location of manufactured and mobile homes within the City. Although the completion deadline was set
at 2012 in the previous element, the City completed this task in 2013.

Appropriateness: The City has completed the actions in this program. It is not necessary to continue the
program into the next planning period.

VII. Housing Unit Preservation and Rehabilitation
This program highlights the necessity for housing preservation and rehabilitation and identifies methods
to achieve these housing goals.
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1) The City will explore the potential to adopt and implement a rehabilitation loan program to
income-qualified households to correct Health and Safety Code violations and make essential
repairs.

2) Apply for Federal and State grants to address housing rehabilitation needs.

3) There are currently no housing units at risk of conversion, but if this issue is presented in the
future, the City will work to preserve at-risk housing units.

4) Partner with RCAA to take advantage of their Housing Rehabilitation program.

Progress: The City has made progress in encouraging the preservation and rehabilitation of housing by
several means—the streamlining and clarification of the Design Review process has removed constraints
to home-owner initiated preservation and rehabilitation projects, while the City’s acquisition and
renovation of the Navy Housing successfully rehabilitated 52 housing units in the City.

Effectiveness: The 2012 Housing Element projected that many of the actions in Program VII. Housing
Unit Preservation and Rehabilitation Equity would be ongoing actions, while discreet actions would be
completed in 2013. Although the City has made progress on housing rehabilitation and preservation, the
actions of Program VII have not yet been completed.

Appropriateness: While the actions for this program are appropriate for encouraging and facilitating
housing preservation and rehabilitation, the timeframe set by the last update was too restrictive for the
City to complete all actions. This program will be continued in the 2014 Housing Element; however,
actions will be set to a more realistic timeline to ensure completion in sufficient time for beneficial
impact in the 2014-2019 planning period.

VIII. Energy Conservation and Weatherization
This program is designed to encourage energy efficiency in new and existing housing developments and
make energy efficiency and weatherization techniques available to City residents.

1) Research and analyze information on how to incorporate energy saving features and materials
into new and existing housing units that either meet or exceed Title 24 energy efficiency
standards for California.

2) Post and distribute information on energy conservation and weatherization techniques.

3) Develop and update a referral listing of public and private grant/loan assistance programs for
weatherization.

4) The City will research and analyze conservation incentives for the building industry and residents
including services offered by local organizations (e.g. Redwood Coast Energy Authority (RCEA)).
RCEA services include compact fluorescent light bulb exchanges and energy conservation
awareness campaigns.

5) The City shall support RCEA efforts to provide community education on energy issues, including
reduced energy consumption and increased energy efficiency benefits.

6) The City will promote energy conservation educational programs and sustainable building
techniques such as construction waste recycling and energy efficient retrofits. Research and
compile information on how to incorporate energy saving features and materials, and energy
efficient systems and designs into residential development and retrofits and make the
information available to the public (e.g. at City Hall and the library).
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Progress: In 2013, the City partnered with the California Energy Commission’s Local Energy Assurance
Planning program to prepare an Energy Assurance Plan (EAP). The purpose of the EAP is to help Ferndale
become more resilient to energy supply interruptions during an emergency, ensuring that critical
facilities within the community continue to function. A major component for energy resilience is
reduced demand for energy, which is facilitated by encouraging energy efficiency. The EAP ties in with
the City’s draft Safety Element, anticipated to be adopted in 2014, and the Hazard Mitigation Plan. In
addition, the City has begun drafting a General Plan Air Quality Element that contains a greenhouse gas
inventory and emissions reductions plan focused on energy efficiency and conservation. The City has
integrated these plans, as well this Housing Element Update, to ensure consistency in information and
implementation measures.

Effectiveness: The 2012 Housing Element projected that many of the actions in Program VIII. Energy
Conservation and Weatherization would be ongoing actions, while discreet actions would be completed
in 2011 and 2012. Although the City has made progress on encouraging energy efficiency, the actions of
Program VIII have not yet been completed.

Appropriateness: While the actions for this program are appropriate for encourage energy efficiency
and conservation, the timeframe set by the last update was too restrictive for the City to complete all
actions. This program will be continued in the 2014 Housing Element; however, actions will be set to a
more realistic timeline to ensure completion in sufficient time for beneficial impact in the 2014-2019
planning period.

IX. Ferndale Housing Project

This program is intended to facilitate and acknowledge the City’s commitment to the Ferndale Housing
Project (former Navy housing) and compliance with the provisions set forth in Government Code Section
65583.1(c).

1) The City will enter in to an Agreement for operation, management, and maintenance of the
units as affordable housing for individuals and families earning low to moderate incomes. The
City will require rehabilitation of the housing units, where necessary, prior to occupancy.

2) The Agreement will contain specific restrictions on who can occupy the units based on income
standards including a total of 25 low income units and 27 moderate income units.

3) Support the phased rehabilitation and occupancy of the units, with the first phase occupied by
the end of 2011.

4) All units will be available for occupancy within two years of this Agreement.

Progress: The City has completed this program. The City entered into an Agreement for the operation,
management, and maintenance of the units as affordable housing for individuals and families earning
low to moderate incomes. The Agreement contains specific restrictions on who can occupy the units
based on income standards including a total of 25 low income units and 27 moderate income units. The
City rehabilitated the housing units, where necessary, prior to occupancy. All 52 units are currently
occupied.

Effectiveness: The City’s completion of this program has effectively rehabilitated 52 units of affordable
housing. Although the completion deadline was set at 2011 in the previous element, the City completed
this task in 2012.
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Appropriateness: The City has completed the actions in this program. It is not necessary to continue the
program into the next planning period.

Quantified Objectives

Under State law, the Housing Element must include quantified objectives which estimate the number of
units likely to be constructed, rehabilitated conserved, or preserved by income level during the planning
period.

While ideally the housing objectives will equal the housing needs identified in the Housing Element, the
identified needs in many cases exceed available resources. Realistically, most of the factors are beyond
the control of local government. However, the 2012 Housing Element addressed regional housing needs
by setting City housing allocations based on needs, resources and constraints.

The HCAOG new construction estimates under the previous (4™ cycle) Regional Housing Needs Plan call
for the development of 52 new housing units: 13 for growth, 0 for replacement, 9 rental, and 0 to
increase vacancy by 2014. This projection was based on Ferndale’s share of the County’s estimated
housing needs. However, this projection did not (nor would it have any method to) account for
economic and market trends.

This projected rate of construction necessary to meet this allocation (10 units per year) exceeded
Ferndale’s 5 units per year average for the last decade. Accordingly, the Quantified Objectives from the
4™ cycle Housing Element in Table 2938 estimated that the City would likely develop approximately 24
of the 52 units identified in the HCAOG Regional Housing Needs Plan for the period 2009 to 2014. This
figure factored in historical growth and economic trends.

Based on the trends, goals, polices and action plan outlined in Chapter 5 of the 4" cycle Housing
Element, the City anticipated new construction of 24 new units, rehabilitation assistance with 52 units,
and conservation/ preservation of O units over the 2009-2014 planning period. The Navy Housing
rehabilitation would result in an additional 52 affordable housing units including 25 low income rentals
and 27 moderate income rentals. The projected unit conservation/ preservation was 0 because no
dwellings are at threat of being converted during the planning period.

The following table shows Ferndale’s projected housing units constructed, rehabilitated, conserved or
preserved in the 2009-2014 planning period. Ferndale met its quantified objective for rehabilitation,
conservation and preservation. Numbers that differed from what was projected are shown in red
underline.

Table 3938: Quantified Objectives - City of Ferndale
Income Group New Construction Rehabilitation Conservation and

Preservation

Extremely Low 20 0 0
Very Low 20 0 0
Low 510 25 0
Moderate 2 27 0
Above Moderate 133 0 0
TOTAL 2415 52 0
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Housing Needs Summary

The table below summarizes housing needs, resources and constraints and incorporates what was
learned from the prior Housing Element review. The combination of the housing needs summary
synthesized with what was learned from the past planning period provides a meaningful framework for
developing the housing program strategy for the current planning period.

Table 2839: Summary of Conclusions

Category Statement Need
Population For all age groups below 44 years of age, Ferndale Help for First Time
percentages run below state figures. Because of the cost of | Homeowners.
real estate in Ferndale, younger families might be less able | Supply fair housing
to afford to live in here. Ferndale’s ethnic makeup is information throughout
predominantly white. the city.
Employment | Technology dependent activities including consulting, Support for Home Based
design, and computer support are a growing segment of Businesses and Long
the local economy. Arts, entertainment, recreation and Distance work offices.
accommodation services have expanded over the last Preservation of prime
decade, as have finance, insurance, and real estate agricultural land.
services, and agriculture, forestry, fishing, hunting and
mining.
Income Relative to Humboldt County or the State of California, Low Income Housing.
fewer Ferndale residents fall within the two lowest income
categories.
Seniors Seniors in Ferndale make up 46-629.9 percent of the Senior Housing for when
population, higher than the Humboldt County percentage. | our Seniors can no longer
live in their homes.
Female- In Ferndale, there were 51-39 female-headed households, Assistanceforlow-
headed according to the 2086-2011 Census. Of these, Aire-zero incomesingle-headsof
Households | were below the poverty level~#which-is52.9-percentofthe | heuseheld: None.
17 families § .
2000-Caprsus,
Persons Residential parking standards for persons with disabilities Eyalusiepaddns
with are the same as other parking standards. Fhere-isno-peliey | standardsforpersens
Disabilities erpregramThe Reasonable Accommodation Ordinance with-disabilities:
provides a process for the reduction of parking None
requirements for special needs housing if a project
proponent can demonstrate a reduced need for parking.
Group The land Use Element-does-notregulate the siting of Evaluate needforpolicy
Homes specialneed-housing inrelationship-to-one-another-The addressing group-homes.
Zoning Ordinance addresses housing needs for persons None
with disabilities.
Households | In 20002011, approximately 154-218 households (29-741.1 | Rental Assistance,
Overpaying | percent) Fepeptmg—te—the—zggg%sus—m%weveppaymeﬂt additional low to
situatienswere considered overpaying for housing. This moderate income
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Category Statement Need
incidence of overpayment occurs fairly evenly between houses.
owner (5440%) and renter (4645%) households. Furtherof
the236-householdsreportingincomestess-than-$35,000;
Housing In 2013, single family attached and mobile homes Additional multi-unit and
Units by decreased significantly from 2009 levelsTheprepertion-of single family attached
Type sihgle-family-units-inereased-significantly-sinee1990, while | construction. Encourage
the proportion of 5+ unit-housing structures (i.e., mobile and
multifamily) has remained stabledecreased-inthe City-of manufactured homes.
Fereale.
Government | Ferndale’s Zoning Ordinance sheuld-behas been amended Alow-forpersonswith
Constraints | to allow for persons with disabilities, emergency shelters, disabilitiesemergency
and transitional housing. A Density Bonus Ordinance weuld | shelers,and-transitional
has been adopted to increase the availability of permanent | heusing-witheutause
housing for all community residents. permit-AdoptaDeansity
BoenusOrdinance-None
Vacancy HUD standards indicate that a vacancy rate of five percent | Mere-housing-None
is sufficient to provide choice and mobility. According to
the 2010 Census, Tthe hemeewnervacancy rate in Ferndale
was 14.8% a5 =S-sereeriand-theroralracane—rateyas
2-Cparzant,
Housing Many Housing Elements use age of housing stock to infer A rehabilitation program.
Condition condition and need for rehabilitation. This approach is not
totally valid in Ferndale, which is noted for its historic
architecture. However, minor to substantial rehabilitation is
needed on 2829% of the housing stock.
Land Use In Ferndale, land use designations provide for a range of Encourage multi-family
Controls residential densities ranging from one residence per acre to | dwellings.
21 residences per acre.
Realistic The Cityreceived-new waste discharge reguirementsfrom | Constructanew
Capacity } Quality Control Board-to-complywi wastewatertreatment
Cease-and-DesistOrder-The City constructed a new plart-None
wastewater treatment plant and the CDO has been
rescinded.
Land Costs Cost factors are the primary non-governmental constraint Work with/ offer
upon development of housing in Ferndale. This is incentives to developers
particularly true in the case of housing for low- and / contractors to build
moderate-income households, where the basic multiple dwellings.
development cost factors such as the cost of land, required
site improvements, and basic construction are critical in
determining the income a household must have in order to
afford housing.
Financing Mortgage interest rates for new home purchases range Look into CDBG and
Availability | from 6.5% to 8% for a fixed-rate 30-year loan.Overthepast | HOME funding and

few years-the interest rate has beenverylow dippingto
Lebmecnband-tpersonitaverithelasyenPerssrsihe

development of a First
Time Buyer program.
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Category Statement Need
rate-can-now-gualify-fora-homeloan—However; Housing Housing Rehab program.
prices in the City remain too high for persons of lower
incomes, even with the low interest rate.

Housing Although the R4 zone is named Apartment-Professional, Zoning Ordinance

Types neither the principal permitted uses nor the Uses permitted | Amendment to include

with a Use Permit include apartments, or anything for 5+
units. In other words, there are no places in Ferndale where
apartments are allowed.

apartment dwellings and
a Rezone to include R3
zones at some time in
the future.
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Chapter Five: Housing Goals, Policies and Programs

The purpose of this section is to formulate a housing program that will guide the City of Ferndale and all
of its housing stakeholders toward the preservation, improvement and development of housing for all
economic levels. It is the City’s intent to encourage quality, varied, affordable housing development by
both the public and private sectors. The following are goals, policies and programs for specific activities.

Goals are general statements of values or aspirations held by the community in relation to each issue
area. They are the ends toward which the jurisdiction will address its efforts.

Policies are more precise expressions of the community’s position on particular issues, or how particular
goals will be interpreted or implemented. Polices may include guidelines, standards, objectives, maps,
diagrams, or a combination of these components.

Implementing Programs present specific actions that the city or other identified entity will undertake to
address policy issues and move closer to the community’s goals. These might include ongoing programs
sponsored by the city (e.g. a rehabilitation loan program), discrete time-specific actions (e.g. adopt an
ordinance or establish a housing trust fund), or further planning action (e.g. develop a specific plan).

Quantified Objectives establish short-range targets to achieve the goals by identifying the maximum
number of housing units by income category that can be constructed, rehabilitated and conserved over
the five-year period. They should represent “realistic yet aggressive targets that will guide program
implementation and serve as the basis for ongoing monitoring and evaluation.”

Goals and Policies
GOAL A: Provide adequate sites for all types of residential dwellings
POLICIES:

A-1: Preserve existing ordinances that allow mixed-use of commercial/residential development
in various zones.

A-32: Develop and update, on a regular basis, an accurate and current inventory of the City’s
housing stock, building permit activity and vacant lands.

A-43: Encourage the development of presently available vacant and under-utilized parcels
served by sewer and water to full potential under the Zoning Ordinance.

GOAL B: Increase the availability of permanent housing for all community residents.
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POLICIES:
B-21: Encourage a density bonus for developments containing at least 10% of the units set aside
for lower income households, or at least 5% of the units for very low-income households, or
50% of the units for qualifying residents (i.e., seniors) as provided in Government Code Section
65915 and where consistent with local regulations. Allow additional concessions/incentives with
increased affordable units (GC 65915) and where necessary to maintain economic feasibility of
the lower income units.

B-22: Encourage low to moderate income housing development by the private sector.

B-43: Explore financial alternatives to promote low-income housing in new development
projects.

B-54: Encourage infill development.
B-65: Encourage senior housing developments.

B-6: Encourage agricultural employee housing development where appropriate.

GOAL C: Review and revise ordinances addressing housing supply and affordability.

POLICIES:
C-1: Continue to revise and standardize all City ordinances and make available online.

GOAL D: Develop and define criteria for Design Review
POLICIES:
D-1: Research historical preservation guidelines, techniques, and best practices to continue to

clarify design review process.

D-2: Supplement design guidelines with information on affordable housing design.

GOAL E: Address infrastructure needs in a timely manner-ift-sewer-hookup-moratoritm.

POLICIES:
E-1: Continue to maintain the upgraded mplete-Wastewater Treatment Facility-upgrade.

E-2: Minimize housing construction in environmentally hazardous areas.

E-3: Seek Federal and State funding for sewer and drainage facility improvements and expansion
throughout the City.
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E-4: Periodically review and update the city-wide drainage master plan and drainage impact fee
ordinance.

GOAL F: To promote equal opportunity to secure safe, sanitary, and affordable housing for everyone in
the community regardless of race, color, religion, sex, marital status, familial status, national
origin, ancestry, sexual orientation or disability.

POLICIES:

F-21: Give special consideration in housing programs to the needs of special groups, including
the handicapped, large families, the elderly, and families with low incomes.

F-42: Promote handicapped access in new housing development.
F-53: Encourage equal housing opportunities per CG Section 65583(c)(5).

F-64: Promote the enforcement activities of the State Fair Employment and Housing
Commission.

GOAL H: Encourage maintenance, preservation, rehabilitation and improvement of housing units.

POLICIES:
H-1: Increase low-income housing stock.

H-2: Support efforts to maintain and improve housing supply.

H-3: Determine income levels of occupants in those houses that need rehabilitation and apply
for CDBG funding to maintain, preserve, and improve those houses.

H-4: Apply for federal and state funding for rehabilitation of housing for lower income
households.
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H-5: Encourage compliance with State and local building codes in conjunction with the
availability of federal and state programs for rehabilitation.

H-6: Use state and federal funding assistance to the extent these subsidies exist and are needed
to develop affordable housing in Ferndale.

H-7: Pursue those housing finance programs that do not require Article 34 Referendum.

H-8: Increase the City’s capacity to package federal and state loans and grants.

H-9: Encourage the formation of, or partner with an existing local non-profit housing sponsor to
make maximum use of federal and state programs for new housing construction and
rehabilitation. The non-profit housing sponsor will assist the City with preparation of a strategy

for development of affordable housing in Ferndale.

H-10: Assist developers in taking full advantage of state and federally funded programs, when
feasible.

H-11: Allow for the use of the State Historical Building Code for rehabilitation of eligible units.

GOAL |: Encourage energy efficiency in all new and existing housing and reduce greenhouse gas

emissions.

POLICIES:

I-1: Promote the use of energy conservation features in the design of all new residential
structures.

I-2: Promote the use of weatherization programs for existing residential units, including the
programs operated by Pacific Gas and Electric Company and the Redwood Community

Action Agency.

I-3: Ensure that the City’s Housing Element policies are in compliance with SB 375.

Programs

I. Adequate Sites
This program is designed to sufficiently accommodate regional housing need for all levels of
household income.

1)

2)

Encourage the acquisition of housing by lower income persons to achieve a greater balance of
affordable owner- and renter-households by ensuring sites are available and/or zoned to allow
owner-occupied and rental multifamily residential uses by right.

Research and analyze governmental and non-governmental constraints to providing affordable
housing to City residents.
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3) Maintain GIS database to reflect all vacant and underutilized parcels in the City so that
information is easily accessible for developers.

4) Amend-Preserve Zoning Ordinance amendments that te-include definitions of an emergency
shelter, transitional housing, and supportive housing and te-allow for emergency shelters by

rlght in speC|f|c Iand use demgnatmns/zones#he—@rty—s—ewpaqﬂ%een&demqg%hep&bhe%e#my

el+ser—e{-|e4°ra4’—y—a1ep¥eva4 for compllance with SB2.

5) Amend the Zoning Ordinance to permit multi-family housing with more than four units by right
in the R3 and R4 zones.

6) Evaluate and identify sites of adequate size for potential rezoning to allow for multifamily uses
by right (R3 and/or R4 zones).

7) At least annually contact property owners and developers, including affordable developers, to
encourage development and consolidation on identified target sites to accommodate the
housing needs of lower income households. To encourage development and consolidation on
target sites, the City will adopt incentives by September306,20122016 for consolidation of
smaller sites including priority processing, parking reductions, modification of development
standards and ministerial lot line adjustments. When available, the City will consider providing
or assisting with applying for financial resources to facilitate lot consolidation.

Policies Addressed: A-1, A-2, A-3-A-4

Responsible Agency:  City Manager, City Planner

Funding Source: City Council Budget

Time Frame: Encourage affordable housing - Ongoing. Maintain GIS database - Ongoing.
Amend Zoning Ordinance for SB2-cempliahece—and-multi-family housing by
right in R3 and R4 zones - 20122015. Multi-family site evaluation and
potential rezoning for multi-family use (R3 and/or R4) -— Ongeing2016.
Small lots research and identification -— 2013. Outreach to developers-

Ongoing.

Il. Permanent Housing Availability

This program is designed to address permanent housing needs in the City and ensure that there is
permanent housing available to all household income levels through the use of incentives and
grants.

2}1)Determine aspects of development that should be given consideration for an increase in density
bonus percentage or additional incentives.
3)2)Support site identification for lower-income housing, including_senior housing and ELI

households, and assist with entitlement processing, and funding applications.

413)Consider applying for CDBG funding.

5}4)Consider implementing the Federal HOME first time homebuyers assistance program (FTHAP)

5)5)Consider offering incentives such as density bonuses, permit streamlining and/or permit fee
reductions/ waivers to developers to build senior housing and low-moderate income housing.

6) Prioritize funding and regulatory concessions to encourage the development of Single Room
Occupancy (SRO) and Family Room Occupancy (FRO) units, and other units affordable to low
income, such as supportive and multifamily housing. Implement incentive based programs (e.g.
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fee reductions, fee waivers, flexible development standards, density bonuses, streamlining
permit process, etc.) to encourage development of ELI housing.
7) Amend the Zoning Ordinance to allow agricultural employee housing by-right, without a

conditional use permit (CUP), in single-family zones for six or fewer persons and in agricultural

zones with no more than 12 units or 36 beds as required by Health and Safety Code §17021.6.

Policies Addressed:

Responsible Agency:

Funding Source:
Time Frame:

Ill. Design Review

B-1, B-2, B-3, B-4, B-5, B-6

City Manager, City Planner

City Council Budget, CDBG, FTHAP

Evaluate for increase in density bonus percentage or additional incentives-
20122016.; eutreach—to—developersSupport site identification -— Ongoing.
Apply for grant funding — Annually. Prioritize funding, concessions, and
incentives — Ongoing.

This program is intended to strengthen the design review process in the City.
1) Research and analyze best practices in design guidelines and Design Review Committee roles.
2) Continue to clarify design guidelines appropriate for Ferndale so that Design Review Committee
members will have clearly defined criteria to analyze projects.

Policies Addressed:

Responsible Agency:

Funding Source:
Time Frame:

IV. Infrastructure Needs

D-1, D-2

City Manager, City Planner

City Council Budget

Research best practices in design guidelines -—— Ongoing. Clarify design
review process — Ongoing.

This program is intended to address infrastructure needs;specificallyasseciated-with-the-sewer-hookup

FASERESEAA,

1) Complete the Safety Element update to minimize housing construction in_environmentally

hazardous areas and for compliance with Government Code §65032.

2) Apply for Federal and State funding for sewer and drainage facility improvements and expansion

throughout the City.

1)3)Periodically review and update the city-wide dralnage master plan _and dramage impact fee

ordinance.

Qé_lAs—heeJeaps—beeeme—aaﬁa#abie—pﬂeF%y—Mﬂ—be—gFaﬂtedlee sewer hookup prlorlty to

developments that include housing units affordable to lower income households (GC §65589.7).

Policies Addressed:

Responsible Agency:

Funding Source:
Time Frame:

E-1, E-2, E-3,E-4

City Manager, City Planner, City Engineer

USDA Rural Development grant/loans and rate payers

Construct- WA TF-upgrades—2010-2012.Complete Safety Element Update —
2014. Apply for funding — Ongoing. Review and update drainage master plan
— Ongoing. Prioritize hookups — Ongoing.
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V. Housing Equity

This program is designed to address accessibility to safe, sanitary and affordable housing for all City
residents regardless of race, color, religion, sex, marital status, familial status, national origin, ancestry,
sexual orientation or disability.

Rao a a¥al oninag 0

3}1)Disseminate fair housing information throughout the City in a variety of public locations (e.g.
City Hall, City website, library, and post office).

432)Work with affordable housing providers and managers and other social service and non-profit
tenant and landlord rights advocacy groups to inform the public of their responsibilities and
rights under the law and to improve access to landlord and tenant mediation and fair housing
services to resolve fair housing complaints. Additienathy-the-City-will-mMaintain State complaint
forms and refer fair housing complaints to appropriate agencies such as California Department
of Fair Employment and Housing.

Policies Addressed: F-1, F-2, F-3, F-4,-F-5,F-6
Responsible Agency:  City Planner

Funding Source: City Council Budget
Time Frame: i i

Amaoand oninag Ord

—2012-—Disseminate fair housing information - 2642-2015 and Ongoing.

Resolve fair housing complaints - Ongoing.
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VI Housing Unit Preservation and Rehabilitation
This program highlights the necessity for housing preservation and rehabilitation and identifies methods
to achieve these housing goals.

1)

2)
3)

4)

The City will explore the potential to adopt and implement a rehabilitation loan program to
income-qualified households to correct Health and Safety Code violations and make essential
repairs.

Apply for Federal and State grants to address housing rehabilitation needs.

There are currently no housing units at risk of conversion, but if this issue is presented in the
future, the City will work to preserve at-risk housing units.

Partner with RCAA to take advantage of their Housing Rehabilitation program.

Policies Addressed: H-1, H-2, H-3, H-4, H-6, H-9;-H-12

Responsible Agency:  City Manager, City Planner

Funding Source: State and Federal Government

Time Frame: Explore City adoption of a rehabilitation loan program - 261432016. Research

and apply for rehabilitation funding grants - Ongoing. Partner with RCAA —
2015.

VIII. Energy Conservation and Weatherization
This program is designed to encourage energy efficiency in new and existing housing developments and
make energy efficiency and weatherization techniques available to City residents.

1)

2)
3)

4)

5)

6)

Research and analyze information on how to incorporate energy saving features and materials
into new and existing housing units that either meet or exceed Title 24 energy efficiency
standards for California.

Post and distribute information on energy conservation and weatherization techniques.

Develop and update a referral listing of public and private grant/loan assistance programs for
weatherization.

Research and analyze conservation incentives for the building industry and residents including
services offered by local organizations (e.g. Redwood Coast Energy Authority (RCEA)). RCEA
services include compact fluorescent light bulb exchanges and energy conservation awareness
campaigns.

Support RCEA efforts to provide community education on energy issues, including reduced
energy consumption and increased energy efficiency benefits.

Promote energy conservation educational programs and sustainable building techniques such as
construction waste recycling and energy efficient retrofits. Research and compile information on
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how to incorporate energy saving features and materials, and energy efficient systems and
designs into residential development and retrofits and make the information available to the
public (e.g. at City Hall and the library).

Policies Addressed: -1, 1-2, I-3

Responsible Agency:  City Manager, City Planner

Funding Source: City Council Budget, Other Grants

Time Frame: Research and promote energy conservation strategies - 2641-2015 and

Ongoing. Develop grant/loan assistance program list - 2012 2016 and
Update as Necessary.

Quantified Objectives

Under State law, the Housing Element must include quantified objectives which estimate the number of
units likely to be constructed, rehabilitated conserved, or preserved by income level during the planning
period.

While ideally the housing objectives will equal the housing needs identified in the Housing Element, the
identified needs in many cases exceed available resources. Realistically, most of the factors are beyond
the control of local government. However, this Housing Element addresses regional housing needs by
setting City housing allocations based on needs, resources and constraints.
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The HCAOG new construction estimates under the Housing Needs Plan call for the development of 52-21
new housing units in Ferndale. This projection is based on Ferndale’s share of the County’s estimated
housing needs. However, this projection does not (nor would it have any method to) account for
economic and market trends.

This projected rate of construction necessary to meet this allocation (368-4.2 units per year) exceeds the
S-units per year average for the last decade. The housing construction trend in Ferndale has been
declining; between 2001 and 2008, 37 units were constructed in Ferndale, for an average of 7.4 houses
per year. Between 2009 and 2014, only 15 units were constructed, for an average of 3 per year. The
majority of the houses constructed in the earlier period were affordable to above moderate income
households, while the majority of units in the later period were low income unis (see Table 27).
Accordingly, the Quantified Objectives in Table 39-40 estimate that the City will likely develop
approximately 24-19 of the 52-21 units identified in the HCAOG Regional Housing Needs Plan for the
period 28669-+6-2014 to 2019. This figure factors in historical growth and economic trends, as well as the
trends, goals, polices and action plan outlined in Chapter 5.

The City anticipates new construction of 24-19 new units, rehabilitation assistance with 52-0 units, and

identified in the City to date; however, this Element includes programs to apply for funding and assist
homeowners with redevelopment projects should any be identified. The projected unit conservation/
preservation is 0 because no dwellings are at threat of being converted during the planning period.

Table 2940: Quantified Objectives - City of Ferndale

Income Group New Construction Rehabilitation Conservation and
Preservation

Extremely Low 2 0 0
Very Low 2 0 0
Low 510 250 0
Moderate 2 270 0
Above Moderate 133 0 0
TOTAL 2419 520 0




MAY 21, 2014 PLANNING COMMISSION MEETING 126

DRAFT ADDENDUM
TO INITIAL STUDY/NEGATIVE DECLARATION

HOUSING ELEMENT UPDATE, HISTORICAL & CULTURAL RESOURCES ELEMENT AND
GENERAL PLAN/ ZONING AMENDMENTS

FERNDALE, CALIFORNIA

Prepared for:
City of Ferndale
P.O. Box 1095
Ferndale, CA 95536

Prepared by:
Planwest Partners, Inc.
1125 16 Street, Suite 200
Arcata, CA 95521
(707) 825-8260

PLANWEST &

PARTNERS,I

&

May 21, 2014



MAY 21, 2014 PLANNING COMMISSION MEETING 127

ADDENDUM TO NEGATIVE DECLARATION

Project Title: City of Ferndale Housing Element Update 2014

Lead Agency: City of Ferndale
Jay Parrish, City Manager
834 Main Street
Ferndale, CA 95536
(707) 786-4224

Project Location: City of Ferndale, Humboldt County, CA

Overview: On December 1, 2011, the City Council of the City of Ferndale adopted an Initial Study (IS) and Negative
Declaration (ND) that programmatically evaluated the 2012 Housing Element Update, as well as the effects that
goals, policies, and related implementation measures proposed in the Elements would potentially have on the
environment. The IS focuses on the secondary effects from adoption of the Element and GP/ZAs and is not as
detailed as a project-level IS. Project-level CEQA review will be required for development to occur, to be prepared
when applicable development permits are sought.

The City is now required to adopt an updated Housing Element for the 2014-2019 planning period. The purpose of
this Addendum is to demonstrate that the 2014 Housing Element update would not result in any of the conditions
under which a subsequent EIR or Negative Declaration would be required pursuant to Public Resources Code
Section 21166 or CEQA Guidelines Section 15164.

Statutory Background: Under the California Environmental Quality Act (CEQA), an Addendum to a certified
Negative Declaration is needed if minor technical changes or modifications to the proposed project occur (CEQA
Guidelines § 15164). An addendum is appropriate only if these minor technical changes or modifications do not
result in any new significant impacts or a substantial increase in the severity of previously identified significant
impacts. The Addendum need not be circulated for public review (CEQA Guidelines § 15164[c]); however, an
addendum is to be considered along with the adopted Negative Declaration by the decision making body prior to
making a decision on the project (CEQA Guidelines § 15164[d]).

Determination: On January 16, 2013, the City of Ferndale adopted a Negative Declaration for the DR 1223 project.
This Negative Declaration Addendum demonstrates that the environmental analysis and impacts identified in the
Negative Declaration remain substantively unchanged by the proposed amendment, and supports the finding that
the proposed project proposes different materials and does not exceed the level of impacts identified in the
previous Negative Declaration.

The following analysis demonstrates that the 2014 Housing Element update does not raise any new
environmental issues and requires only minor technical changes or additions to the previous Negative Declaration
to satisfy the requirements of CEQA for the proposed Housing Element update.

Analysis: Because the 2014-2019 Housing Element would result in no additional City land use or housing policy or
regulations, no environmental effects would occur that were not previously analyzed in the Negative Declaration
prepared for the 2012 Housing Element in December 2011. Therefore, pursuant to California Environmental
Quality Act (CEQA) Guidelines Section 15164, an addendum is the appropriate CEQA document for the 2014-2019
Housing Element update. There is no substantial evidence suggesting that the project will result in significant
environmental impacts not otherwise addressed in the previous Negative Declaration.

Summary and Findings: In summary, the analysis concludes that none of the conditions described in Section
15162 of the CEQA Guidelines calling for preparation of a subsequent EIR or Negative Declaration have occurred,
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and thus an Addendum to the Negative Declaration is appropriate to satisfy CEQA requirements for the proposed
project.

Applicable Reports in Circulation: This addendum is written as an addition to the Negative Declaration for
Housing Element Update, Historical & Cultural Resources Element and General Plan/ Zoning Amendments,
adopted December 1, 2011. A copy of this document is available for review at Ferndale City Hall, 834 Main Street,
Ferndale, CA 95536.

Melanie Rheaume Date
Contract City Planner, Ferndale

Attachments:
Adopted Initial Study/Negative Declaration
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Business Item 7.2 Building and Land Use Permits

BUSINESS ITEM

April 10, 2014 — May 9, 2014

Building Permits

561 | Main Street

Electrical Panel

1331 | Main Street Re-Roof
450 | Berding Street | Solar Panel Install
85 | Shaw Ave Addition

NOTE: Staff will bring the Building Permit Book to the Planning Commission meetings so that any of
the commissioners, or public, can view any permits that have been issued.



MAY 21, 2014

PLANNING COMMISSION MEETING

130

Meeting Date: May 21, 2014 Agenda Item Number | 7.3

Agenda ltem Title Design Review Committee Report

Presented By: Elizabeth Conner, City Clerk

Type of Item: Action Discussion x | Information
Action Required: x | No Action Voice Vote Roll Call Vote

RECOMMENDATION:

Receive and file report from Design Review Committee members.

BACKGROUND:

Chairman Von Frausing-Borch and staff have discussed having the two Design Review

Committee members report on items of interest. This will be an on-going item on the agenda.

ATTACHMENT:

1. Minutes of Design Review Committee Meeting of 4-3-14
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City of Ferndale, Humboldt County, California USA
Design Review Minutes for the 03/27/14 - 8:30am meeting

Chairman Mark Giacomini opened the meeting at 8:31 a.m. Committee Members Lino Mogni, Paul
Gregson, and Doug Brower were present along with City Clerk Elizabeth Conner and
Administrative Assistant Kristene Tavares.

Approval of Previous Minutes: MOTION to approve March 13, 2014 meeting minutes.
(Gregson/Brower) Unanimous.

There were no Modifications to the Agenda.

There were no Public Comments.

553 Main Street: The Design Review Committee was presented with a picture of the proposed
new 3.5”-5” trim around the windows and on the corners of the building. MOTION to make the
required findings of fact listed in Attachment A to approve the Design Review Use Permit, subject
to the conditions of approval listed in Attachment B to repaint with the same color scheme while
adding 3.5”-5” trim around the windows and on the corners of the building at 553 Main Street.
(Gregson/Mogni) 3-0-1 (Brower recused due to a potential conflict)

832 Herbert Street: The Design Review Committee was presented with site photos and plans for a
proposed 600sqft addition to the back of the house. Staff explained the siding and roof will match
the existing color scheme. Staff also informed committee that applicant was correcting severe
pest damage and poor construction. MOTION to make the required findings of fact listed in
Attachment A to approve the Design Review Use Permit, subject to the conditions of approval
listed in Attachment B to correct poor construction and severe pest damage while adding a
600sqft addition to the back of the residence at 832 Herbert Street. (Brower/Gregson)
Unanimous

Design Review Approval Sign-Offs: DR1405 was finalized. Chair Mark Giacomini would like all non-
finalized Design Review applications brought to the regular meetings.

Correspondence: Staff presented committee with CEQA memorandum from Planwest.

Committee Member Comments: Committee and Staff reviewed CEQA policies and exemptions.
Committee was presented with a packet containing the basics of CEQA and the most common
exemptions used for Design Review. Chair Mark Giacomini would like the discussion of the packet
to be put on the next regular meetings agenda.

Meeting adjourned at 9:17 am.

Respectfully submitted,

Kristene Tavares, Administrative Assistant
City of Ferndale
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Section 8: CORRESPONDENCE
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May 7, 2014

Papa Joe’s
PO Box 1384
Ferndale, CA 95536

Dear Business Owner,

This letter is in reference to the courtesy letter we sent you on April 2, 2014 regarding out of
compliance illuminated “open” signs in violation of the City’s new Sign Ordinance. | wanted to
inform you that in response to public testimony and a request from several business owners at
its regular meeting on May 1, 2014, the Ferndale City Council decided to defer enforcement of
that section of the Sign Ordinance until the matter could be further discussed.

Please do not hesitate to call or email if you have any questions.

Kristene Tavare
Deputy City Clerk

834 Main Street * P.O. Box 1095 * Ferndale CA 95536
Phone 707-786-4224 * Fax 707-786-9314
Email: adminasst@ci.ferndale.ca.us * Webpage http:/ci.ferndale.ca.us
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Section 9: COMMISSIONER COMMENTS

Section 10: STAFF REPORTS

Section 11: ADJOURNMENT
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