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CITY OF CALISTOGA

STAFF REPORT

TO: CHAIRMAN MANFREDI AND MEMBERS OF THE
PLANNING COMMISSION

FROM: KEN MACNAB, PLANNING AND BUILIDNG MANAGER
MEETING DATE: FEBRUARY 23, 2011

SUBJECT: HOUSING ELEMENT UPDATE (GPA 2009-01)

REQUEST:

GPA 2009-01: Presentation of the final draft of the updated Housing Element for
review and recommendation to the City Council. The Housing Element provides
a comprehensive assessment of current and projected housing needs for all
economic segments of the City and sets forth goals, policies and programs for
addressing those needs. A Negative Declaration has been prepared pursuant to
the requirements of the California Environmental Quality Act (CEQA).

BACKGROUND:

The Housing Element is one of seven mandated elements of the General Plan -
the State-mandated comprehensive, long-term plan that guides the physical
growth and development of the City. Housing Element law requires cities and
counties to adequately plan to meet their existing and projected housing needs,
including their share of the regional housing need. The law recognizes that the
most critical decisions regarding housing development occur at the local level
within the context of the General Plan. In order for the private sector to
adequately address housing needs and demand, the City must adopt land use
plans and regulatory schemes that provide opportunities for, and do not unduly
constrain, housing development for all income groups.

Unlike the other mandatory elements of the General Plan, the Housing Element
is subject to detailed statutory requirements regarding its contents and must be
updated every five years. The Housing Element is also subject to mandatory
review by the State Department of Housing and Community Development (HCD).
This reflects the statutory recognition that the availability of housing is a matter of
statewide importance and that cooperation between the government and private
sector is critical to attainment of the State’s housing goal of “decent housing and
a suitable living environment for every California family.”



32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75

Final Draft of Updated Housing Element
Planning Commission Staff Report
February 23, 2011

Page 2 of 16

The City’s current Housing Element was adopted on October 21, 2003, and
found to be in full legal compliance by the State Department of Housing and
Community Development (HCD) on March 9, 2005.

Pursuant to State requirements, the City Council authorized a work program to
prepare a minor update to the City’'s Housing Element in January, 2009. The
Council appointed a Housing Element Update Advisory Committee to guide staff
in carrying out the work program. Members of the advisory committee include:
Councilmember Karen Slusser (Committee Chair), former Councilmember
Placido Garcia; Planning Commission Vice-Chair Paul Coates and former
Planning Commission Vice-Chair Clayton Creager; and local residents Brian
Brewster and Stephanie Duff-Ericksen. Planning Commissioner Matthew Moye
served as an “at large” resident on the Committee until he was appointed to the
Planning Commission in January, 2010. The Advisory Committee met over
twelve times over the course of the update program. During this time, the
Advisory Committee oversaw the execution of a household demographic survey,
reviewed existing and potential housing sites, and discussed programs for
meeting the City’s housing needs.

On June 9, 2010, a preliminary draft of the updated Housing Element was
completed and released for public review. On June 22, 2010, the Housing
Element Update Advisory Committee reviewed the preliminary draft update of the
Housing Element. In general, the Committee found the preliminary draft to be
thorough and responsive to the direction given to staff over the course of the
Committee’s review. The Advisory Committee passed a motion recommending
that the City Council forward the preliminary draft document to the State
Department of Housing and Community Development for review with suggested
revisions to policies addressing the City’s Growth Management program and the
subsidy of “for sale” housing units.

On July 7, 2010, a Community Meeting was held to present the preliminary draft
of the updated Housing Element in a less formal meeting environment and
provide an opportunity for citizens to ask questions or comment on the draft
document. Despite outreach efforts, which included e-mail notifications to
interested persons and organizations, two consecutive display ads in the
Tribune, posting on community bulletin boards, posting on the Community Media
channel and posting on the City’s web site, only one person showed up for the
meeting. No comments were provided.

On July 14, 2010, the Planning Commission held a public hearing on the
preliminary draft. The Planning Commission’s discussion focused primarily on
the new programs being proposed as part of the update. After a good discussion
and some suggestions for implementation of specific work program actions, the
Planning Commission passed a motion recommending that the City Council
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forward the preliminary draft document to the State for review, with the inclusion
of the recommendations from the Housing Element Update Advisory Committee
plus one additional revision addressing the provision of a range of unit sizes in
multi-family development projects.

On July 20, 2010, a public hearing on the preliminary draft was held before the
City Council. The Council had questions and comments on several of the
program actions, including the development of design standards, allowing
transitional shelters by right, voluntary inspections of multi-family rental units and
potential displacement issues, and on preparation of a density bonus ordinance.
Also discussed was the program action calling for allowing multi-family
development by right, which the City Council directed be removed from the draft
(with the understanding that the State may come back and ask that the program
be added back). The City Council concluded its review with a motion authorizing
staff to forward the preliminary draft to the State, with the revisions discussed by
the Advisory Committee, the Planning Commission and the Council.

Following public review, the preliminary draft update to the Housing Element was
finalized and transmitted to the State Department of Housing and Community
Development (HCD) on July 29, 2010, for review. Comments received from
HCD in response to submittal of the preliminary draft are discussed later in this
report.

OVERVIEW OF FINAL DRAFT HOUSING ELEMENT:

The final draft update of the Housing Element is organized into several sections.
The introductory sections present an overview of the current economic crisis and
a description of State requirements relating to the Housing Element. The second
section identifies the process used to ensure public involvement in the
development of this 2009 Housing Element Update. As required by State law,
the Housing Element also evaluates the City’s success in implementing its 2003
Housing Element. Following this is a review of existing housing needs,
constraints on the development of housing and other elements that characterize
the community’s housing profile, which comprises the majority of the document.

Additionally, the final draft update of the Housing Element identifies adequate
sites for the development of new housing to meet the City’s fair share of the
regional housing need (pp. 70-85). The Element concludes with a program of
goals, objectives, policies and actions aimed at providing a decent home and
satisfying living environment for every Calistogan.

Key findings in the final draft update of the Housing Element include:
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1.

Calistoga will need to provide additional residential development to house
its fair share of Napa County’s growing population.

Calistoga has an ample supply of appropriately designated land with
public services available to meet its fair share of the regional housing
need.

Although housing prices in Calistoga have declined in recent years, they
are expensive when compared to income levels of local residents.
Approximately one-third of households devote more than 30 percent of
their income for shelter. This affects very-low, low- and moderate-income
households, which include service workers in the restaurant and visitor
accommodation industry, entry-level teachers, firefighters and police
officers. Approximately 30 percent of renters are living in overcrowded
conditions. Overcrowding can result in health and safety risks, accelerate
deterioration of the City’s rental housing stock and create negative
community perceptions about lower income housing.

Calistoga supports fair access to housing for all persons and has
relationships with or access to local and State organizations that address
particular housing needs.

Housing can be wasteful of natural resources if it is poorly designed,
constructed or maintained. City programs should encourage
implementation of measures for reducing energy demand through
efficiency and conservation.

Seniors and the disabled, who comprise large proportions of Calistoga’s
population, have particular housing needs and also tend to have low
incomes. The housing problems for people with disabilities are not just
related to costs but also to accessibility.

Farmworkers appear to suffer from a particular shortage of housing in the
Calistoga Planning Area. Although a portion of this housing demand is
generated by land in the unincorporated County, some of it comes from
individuals working in Calistoga.

A review of the City’s development and design standards for higher
density and/or mixed use development is needed to ensure that
development at the higher end of permitted density ranges is achievable.

Calistoga’s program for providing homeownership opportunities to
moderate-income households has no measures to prevent resale at
market rates. This means that, over time, the units would no longer be
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10.

11.

12.

available for lower-income households unless the City invests substantial
funds into purchasing the units at the time of sale and subsidizing their
resale to moderate-income households. Although the City has done this
in some cases, new measures are needed to prevent newly subsidized
units from increasing in value at market rates.

There is a lack of housing that is affordable to moderate income
households. Programs that encourage and/or incentivize the development
of moderate income housing should be developed.

There is a need to update the City's current inclusionary housing
ordinance. Ordinance changes that focus more on incentivizing the
production of housing and expanding the range of alternatives for meeting
residential and non-residential inclusionary housing requirements should
be considered in the interest of making the ordinance more effective.

The City has attempted to lessen government restrictions to housing
development by consolidating the design review process, simplifying
processing and amending ordinances to reduce conflicts. These efforts
should continue.

NEW PROGRAM PROPOSALS:

The following section highlights selected programmatic changes that are being
proposed as part of the update to the Housing Element.

Removal of Constraints to the Production of Housing

1.

Allow longer time extensions for granted Growth Management Allocations
under certain circumstances (Action A4, Objective H-6.1).

Under the current Growth Management System Program, a growth
management allocation is valid for one year (with the possibility of a one
year extension). During this one year period a project proponent must
secure all necessary entitlements for the project as well as a building
permit for construction. For projects involving a parcel or subdivision map,
subsidies from State and Federal agencies for affordable units, or major
environmental review, the requirement to secure all entittements and
receive a building permit within the required time limit can present a
significant constraint.

Allow for roll-over of un-used Growth Management Allocations between
five-year housing cycles (Action A5, Objective H-6.1).
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Larger development projects coming forward towards the end of a five-
year housing cycle in the Growth Management System may be
constrained by the provision that disallows rollover of unused/available
allocations between five year cycles. Allowing roll-over of unused
allocations between five-year cycles would eliminate potential project
delays.

Review and update standards of the R-3 Zoning District to ensure
development at the maximum permitted density is achievable (Action A2,
Objective H-1.2)

Current development standards for the R-3 Zoning District (e.g., lot
coverage, setbacks, height, etc.) may preclude development at the
maximum permitted density allowed by the zone or by the General Plan.
A review of the current standards to assess whether they constrain
development at the higher end of the permitted density range is
warranted.

Encourage the Production of Affordable Housing

4.

Consider amending the R-2 Zoning District to make it a zoning district
primarily intended for the development of “for sale” single-family attached
homes (Action A4, Objective H-2.1).

Attached “for sale” housing is a form of housing that is often more
affordable than a traditional single-family detached home for households
with moderate incomes. None of the City’s current zoning districts have
standards that would readily accommodate development of single-family
attached homes. Modification of the R-2 Zoning District would
accommodate this form of development primarily in areas designated as
Medium Density Residential (4 to 10 units per acre).

Consider including incentives in the City’s Inclusionary Housing Program
that will stimulate production of housing in the more difficult to achieve
income levels (Action A3, Objective 3.1).

The Housing Element Update Advisory Committee supports the idea of
revising the City’s Inclusionary Housing Ordinance to add incentives that
could stimulate production of affordable housing. An example of the type
of incentives that could be considered would be allowing a reduction in the
percentage of units required to be affordable for projects proposing
inclusionary units at difficult to achieve affordability levels (e.g., moderate,
very-low and extremely-low incomes).
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6.

Amend Calistoga’s Affordable Housing Ordinance to create a range of
options for non-residential development projects to address their
inclusionary housing requirement. The range of options should include:
fee-in-lieu payment, on-site or off-site development, dedication of land,
and other alternative equivalent actions for providing affordable housing.
(Action A3, Objective H-2.1).

As currently written the City’s Inclusionary Housing Ordinance identifies
only two options for meeting a project’s inclusionary housing requirement
— on-site construction or fee-in-lieu payment. The Advisory Committee
supports broadening the range of options available, particularly for non-
residential development projects to provide flexibility and not preclude
innovative approaches.

Address Overcrowding

7.

Encourage the provision of 3 or 4 bedroom units in new rental housing
projects of 10 or more units (Policy P2, Objective H-3.2).

Nearly 80% of overcrowded households are renters. Encouraging rental
housing projects (which are often more affordable) to provide a
percentage of 3 and 4 bedroom units will increase the supply of affordable
larger rental units in the City.

Establish an annual inspection program to abate unsafe living conditions
in the City’s multi-family housing stock (Action A6, Objective 4.1).

Overcrowding can result in unsafe living conditions, accelerate
deterioration of housing stock and create negative community perceptions.
The intent of the annual inspection program will be to discourage and/or
abate sub-standard dwelling units.

Accommodate Senior Housing

9.

Allow convalescent care, congregate care and assisted living facilities in
the R-2, R-3 and commercial zoning districts by right (Action A2, Objective
H-2.1).

Approximately 20% of the City’s population is over 65 years in age.
Allowing residential care / assisted living facilities by right in the City’s
higher density zoning districts will accommodate future development of
these facilities.
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Accommodate Housing for the Disabled

10.

Amend the municipal code to create a procedure wherein persons with
disabilities may request reasonable accommodation in the application of
zoning standards (Action A7, Objective 7.1).

The intent of establishing a procedure for reasonable accommodation is to
eliminate the need for a person with a disability to request a variance from
development standards to install improvements (e.g., access ramp)
needed to make a home accessible.

Accommodate Development of Transitional and Supportive Housing

11.

Amend the Zoning Ordinance to treat transitional and supportive housing
as residential uses subject to the same permitting processes of similar
uses in the same zone and without undue special regulatory requirements.
(Action A5, Objective H-3.2).

Section 65583(a)(5) of the California Government Code requires that local
zoning treat transitional and supportive housing as a proposed residential
use subject to only those restrictions that apply to other residential uses of
the same type in the same zoning district. For purposes of understanding,
definitions of transitional and supportive housing are provided below:

Transitional Housing: Building(s) 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. (Health and Safety Code Section
50675.2)

Supportive Housing:  Housing with no limit on length of stay, that is
occupied by the target population, and that is linked to onsite or offsite
services that assist the supportive housing resident in retaining the
housing, improving his or her health status, and maximizing his or her
ability to live and, when possible, work in the community. (Health and
Safety Code Section 50675.14)

This Action implements the requirements of 65583(a)(5).

Accommodate the Development of Emergency Shelters

12.

Amend the Zoning Ordinance to allow emergency shelters without a
Conditional Use Permit or other discretionary approval in the CC Zoning
District (Action A6, Objective H-3.2).
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Families and persons in need of emergency shelter include those who are
without homes as well as those who are temporarily displaced from their
homes due to abuse, evictions, or natural disasters. It is difficult to
measure the numbers of people in these categories since the situation is
often temporary, and those without homes relocate frequently in search of
jobs or housing. Government Code Section 65583(a)(4) requires that
Calistoga accommodate the development of at least one emergency
shelter within the City.

Address Climate Change and Energy Use

13.

Reduce greenhouse gas production and energy use in new residential and
mixed use development (Goal H-8).

This is a new goal being added to the Housing Element. Implementing
policies and actions reflect housing-related directives contained in the
draft Calistoga Climate Action Plan.

Implementation of State’s Density Bonus Law

14.

Prepare and adopt a Density Bonus Ordinance to guide implementation of
the State’s Density Bonus law (Action A4, Objective H-3.1).

In 2004, Senate Bill 1818 (Hollingsworth) was passed amending the
State’s density bonus law (Section 65915 of the Government Code). The
purpose of SB 1818 was to encourage developers to build affordable
housing by requiring local governments to provide meaningful incentives.
Although there are provisions in the current Housing Element and Zoning
Ordinance that allow increases in density for affordable units, the
provisions do not cover the full scope of the State’s law nor do they
provide guidance on implementation. The intent of adopting an ordinance
to implement the State’s density bonus law is to establish a framework for
processing density bonus requests.

HCD COMMENT ON THE PRELIMINARY DRAFT HOUSING ELEMENT:

The City received 15 comments from HCD on the preliminary draft of the updated
Housing Element. In consultation with HCD, staff developed responses to each
of the 15 comments. The responses were presented to Housing Element Update
Advisory Committee for review and approval at the September 22™ and October
27™ Committee meetings. The table below summarizes HCD’s comments, staff's
response to the comments, and the page number of the revision as it appears in
the final draft document.
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TABLE 1 - SUMMARY OF HCD COMMENTS & STAFF RESPONSES

e Location in Final
Comment Comment Staff Response
No Draft document
Include a gene_zral description Add narrative generally describing
of known environmental - Y
1 . known environmental constraints in Page H-79
constraints to the . . .
. the Site Inventory / Analysis Section
development of housing.
Modify following actions and
policies to include reference to
extremely-low income housing:
—_— a. Page H-136
Identify programs that a. Al Ob.JeCt.'Ve H-1.2 b. Page H-144
> - b. P6, Objective H-3.1
address or give priority to A c. Page H-146
2 extremely low income C. AL, Objective H-3.2 d. Page H-149
housin d. A2 & A3, Objective H-3.3 '
9. e. A4, Objective H-3.4
L e. Page H-151
f. Al, Objective H-6.1
. . . f. Page H-157
g. Revise narrative to include Page H-35
reference to modified actions 9-rag
Provide a cost-benefit Add narrative and tables that
analysis on the cost of . L
! - describe the cost of rehabilitation vs.
constructing or replacing a .
X : the cost of new construction and the
housing unit vs. the cost of . .
Lo L sources of available funding for
3 rehabilitating an existing . - L w Page H-40
X . . preserving at-risk units in the “At
housing unit. Add narrative A X
. Lo Risk” sub-section of the Draft
identifying sources of .
- X Housing Element
funding available for
preserving “at risk” units.
Describe how it was found Add action under Objective H-1.2
that the requirement for calling for amendment of the Zoning
Conditional Use Permit Ordinance to permit multi-family
review of multi-family housing by-right in the R-3 (Multi-
4 housing projects in the R-3 family) and Community Commercial | Page H-137

Zoning District does not
impose a constraint on the
production of this form of
housing.

(CC) zoning districts, with the caveat
that non-discretionary design
guidelines for multi-family be
developed and adopted first.
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HCD R
Location in Final
Corlngnent Comment Staff Response Draft document
(1) Add a table illustrating typical
d_evelopme_nt fee scenarios fo_r a (1) Page H-101
. . single-family home and multi-family
Provide a fee scenario for . g .
. . housing project in the “Fees and
construction of a single- A ;
; Other Exactions” sub-section of the
5 family home and .
. . Draft Housing Element.
construction of a multi-
family housing project. (2) Modify Appendix B by adding a
. . (2) Page H-191
column showing fees for multi-
family development.
Provide a scenario showing Add a table illustrating per unit
typical development costs development costs for single-family
for a single-family home and | and multi-family development
multi-family housing project. | projects and the per unit development
6 : Page H-102
Include typical fees and fee as a percentage of total
identify the fees as a development cost in the “Fees and
percentage of total Other Exactions” sub-section of the
development cost. Draft Housing Element.
(1) Modify third paragraph under the
Site Inventory Analysis section of i
Revise site analysis to draft Housing Element to include (1) Page H-70
include discussion on discussion on Committee review of
considerations made by the housing sites.
Housing Element Advisory
7 Committee in reviewing and | (2) Revise Table H-51 to provide (2) Page H-75

identifying housing sites.
Also revise Table H-51 to
provide detail on each
individual parcel identified
for lower income housing.

detail on each individual parcel
identified for lower income housing.

(3) NOTE: the revision of H-51 has
necessitated corresponding revisions
to: (a) Figure H-5 and (b) Table H-
52.

(3)(a) Page H-73

(3)(b) Page H-85
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Co|-r:1(|:’n[23 t Comment Staff Response HEEELEm 0 [FITEL
No. n ommen espons Draft document
(A) Split Action A5 under Objective
Government Code Section H-3.2 into two separate actions, one | (A) Page H-148
65583(a)(4)(A) requires that | addressing Emergency Shelters.
the program for amending Revise the time frame for NOTE: Corresponding
the Zoning Ordinance to implementing the Action addressing | action is now Action A6.
allow emergency shelters by | Emergency Shelters to one year from
right (Action A5, Objective | adoption.
H-3.2, Page H-126) must be
completed within one year of | (B) For the component of Action A5
81 adoption. that addresses transitional and
supportive housing, revise the action | (B) Page H-147
language to be consistent with the
Also, Housing Element law | legal requirements for permitting
requires the City to allow transitional and supportive housing.
transitional and supportive
housing pursuant to the same | (C) Revise second paragraph under
requirements that apply to Emergency and Transitional Shelters
other residential uses in the subsection of the draft Housing
zoning district. Element to correspond with changes | (C) Page H-89
described in responses (A) and (B)
above.
Provide additional
information describing the
types of housing services Revise the ‘Persons in Need of
(transitional, supportive, Shelter’ narrative in the draft
8-2 emergency shelter) needed in | Housing Element to include a Page H-62
Calistoga and the suitability | description of the services being
of sites where shelters will provided in response to those in
be allowed for meeting the need.
needs of those being served
by the shelter.
(1) Revise the second paragraph
. . under the Mobile Homes subsection
Descrlbe the siting and of the draft Housing Element to (1) Page H-87
permit process for better describe the zonina and permit
manufactured homes and etter describe the zoning and permi
factorv built housing and process for manufactured homes.
y g
9 demonstrate how the (2) Revise Program Action Al under

community has identified
zoning and development
standards that will provide
opportunities for these
housing types.

Objective H-2.2 of the draft Housing
Element to reflect that the City’s
design standards for single-family
homes apply to all homes, not just
manufactured, mobile and factory-
built homes.

(2) Page H-142

\\cc\city\Departments\Planning & Building\Applications\Gen Plan Amend\2009\GPA 2009-01 Housing Element Update\PC Meeting
02-23-11\PC Rpt 02-23-11.doc




Final Draft of Updated Housing Element
Planning Commission Staff Report
February 23, 2011

Page 13 of 16

HCD R
Location in Final
Comment Comment Staff Response
No. Draft document
e (1) Add a new program action under
gggzogggigﬁglltgggf 58 zl;fijty Objective H-1.2 of the draft Housing
170216 generally re .uire Element calling for amendment of
N ricuitu?al om % e(g the Zoning Ordinance to allow (1) Page H-137
h%using to be pgrrrilitted by- agricultural employee housing for six NOTE: Corresponding
right, without a conditional or fewer persons by right, S.UbJeCt 0| action is Action A3.
- — the same regulations as a single-
use permit (CUP), in single- - X
10 : . family dwelling.
family zones for six or fewer
persons and in agricultural 2) Revi
evise the second paragraph
z?tﬂiii-rsgligleeglegr:zjlhoslijsldor under the Farmworker Housing
y subsection of the draft Housing .
program to demonstrate (2) Page H-88
conformance with this Element to reference the new
. program action identified in response
requirement.
(1) above.
Add a new subsection titled “Single-
. Room Occupancy Housing” after the
gg:c:_i't?:?;nagngI\/?/rr?:rr;tsspno%(j_ subsection titled “Single Family
Room Occupanc (SRO)g Attached Units” on Page H-80 of the
11 housin unitg arey ermitted draft Housing Element describing Page H-89
under tghe Citv’s egistin what SRO housing is and that the
zoning ordingnce g City’s Zoning Ordinance does not
' identify SRO’s as a permitted or
conditionally permitted use.
;rr:]ael igﬁ'g?n?ggsgtfstmmd Revise the narrative on Page
mini)ll”num lot a?ea H-87 in the “Zoning” sub-section of
requirement in the R-2 and the Draft Housing Element to include
12 R_q3 sonina districts on a statement on the purpose of the Page H-97
housin 53 IV Costs minimum lot area requirement and
articugllarl p?o)r/ muIti’—famiI clarify language on constraints
E ; y y imposed by current zoning standards.
ousing.
;r:ael igﬂi'g%g;i?:fntthihomd Revise the narrative under the
Cit Ys Growth Management Growth Management subsection of
S siem on facilitating the draft Housing Element to include
13 Y 9 a more detailed description of how Page H-103

residential development to
determine whether or not the
system acts as a constraint
on housing development.

the Growth Management System
works and its impact on the
development of housing.
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G Location in Final
Comment Comment Staff Response

No. Draft document
The Housing Element should | Add a new subsection to the draft
describe how the City’s Housing Element (following the sub-
inclusionary housing section on Growth Management) that

14 requirement is implemented | describes the City’s inclusionary Page H-110
and its potential impact on housing program, including
the cost and supply of implementation and potential impact
housing. on the cost and supply of housing.
Provide additional detail on
how the public participated Revise the ‘Public Participation’
in development of the draft narrative of the draft Housing

15 update to the Housing Element to include a more detailed Page H-6
Element. Where possible, description of how the public was
cite specific examples of involved during the Housing Element
how public input was update process.
incorporated into the plan.

It should be noted that in their initial review of the preliminary draft HCD did
guestion the absence of a “multi-family by-right” program. To satisfy their
concern, the Advisory Committee agreed to re-establish the program action
calling for a change to the City’s zoning ordinance to allow multi-family by-right in
certain zoning districts and subject to non-discretionary design review (Action A4,
Objective H-1.2, page 137).

With the revisions noted above, a final draft of the updated Housing Element was
prepared and sent to HCD on November 24, 2010. On January 24, 2011, the
City received a letter from HCD stating that the proposed revisions have been
accepted and that if the City adopts the updated Housing Element as presented,
it would be found to be in compliance with State housing element law
(Attachment 5).

ADDITIONAL REVISIONS:

Staff is recommending one additional revision to the draft update of the Housing
Element for the purposes of internal consistency. Policy P1 under Objective 3.2
(Page 146) needs to be revised to be consistent with other changes that have
been made in response to HCD’'s comments regarding transitional/supportive
housing and emergency shelters. The proposed changes are noted below
(deletions noted in strikeeut, additions noted in italics).
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Policy P1, Objective 3.2

P1. Treat transitional and supportive housing as residential uses subject to the
same permitting processes and without undue special regulatory
requirements.

P2.  Emergency and transitional shelters shall be allowed without a Conditional
Use Permit or other discretionary action in the CC (Community
Commercial) Zoning District.

Staff believes the proposed revision will be acceptable to HCD as it will make the
policy consistent with other related changes that have already been incorporated
into the final draft.

ENVIRONMENTAL REVIEW:

In accordance with the California Environmental Quality Act (CEQA), the City of
Calistoga Planning and Building Department has prepared an Initial Study for the
project. As documented in the Initial Study, it has been determined that the
proposed update to the Housing Element will not have a significant adverse
effect on the environment and that a Negative Declaration should be prepared.

A copy of the Initial Study and draft Negative Declaration was sent to the State
Clearinghouse for distribution to state agencies. The state comment period for
the environmental document was January 12, 2011, to February 10, 2011. In
addition, a Notice of Intent to Adopt a Mitigated Negative Declaration was
published in the Tribune on January 14, 2011. The notice provided 30 days for
the public to comment on the draft Negative Declaration.

Staff has received the following comments in response to these notices
(Attachment 6):

1. California Department of Transportation (CalTrans). The California
Department of Transportation requested that: (1) as a condition of future
project approval any required roadway improvements be completed before
issuance of a Certificate of Occupancy; and (2) any work within the state
right-of-way be required to obtain an encroachment permit from CalTrans.
The Department also encourages the City to consider future development
of pedestrian, bicycle and transit performance or mitigation measures and
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modeling of pedestrian, bicycle and transit trips to quantify project
impacts.

CEQA requires the lead agency to consider the environmental document in
conjunction with the comments received. If the comments contain substantial
evidence supporting a fair argument that the project may actually produce
significant environmental impacts, the lead agency must find a way to mitigate
the impacts to a level of insignificance, and then recirculate a revised proposed
negative declaration or prepare an EIR.

Staff finds that the issues raised in this comment will be addressed through
subsequent project review and that no modifications and/or further action is
required.

RECOMMENDATIONS:

Environmental Review

Staff recommends that the Planning Commission adopt Planning Commission
Resolution PC 2011-07 recommending that the City Council adopt a Negative
Declaration based on the Initial Study that has been prepared for the City of
Calistoga 2009 Housing Element Update.

Housing Element Update

Staff recommends that the Planning Commission adopt Planning Commission
Resolution PC 2011-08 recommending that the City Council adopt the proposed
update to the Housing Element of the City’s General Plan.

ATTACHMENTS:

1. Draft PC Resolution 2011-07 recommending that the City Council adopt a
Negative Declaration for the City of Calistoga 2009 Housing Element
Update.

2. Draft PC Resolution 2011-08 recommending that the City Council adopt
the proposed update to the Housing Element of the City’s General Plan.

3. Final Draft of the updated Housing Element (dated November 24, 2010).**

4, Draft Initial Study and Negative Declaration.**

5. Correspondence from the State Department of Housing and Community
Development (HCD) dated January 24, 2011.

6. Correspondence from the State Department of Transportation (CalTrans)

dated January 26, 2011.

** Previously distributed
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