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Dear Melissa Vasquez and Melinda Coy,
 
This email responds to your October 7th letter of inquiry to the City of Fort Bragg
regarding compliance with Program H-2.5.8 of the City’s 2019 Housing Element.
 
 
The City is dedicated to providing a prohousing environment in Fort Bragg and has
worked diligently to implement the range of housing laws from the State including
adopting new regulations regarding Accessory Dwelling Units, Urban Unit
Development, Urban Lot Splits, Emergency Shelters, Group Homes, Low Barrier
Navigation Centers, and Supportive Housing. This City has also adopted an ordinance
that reduces parking requirements and an ordinance establishing Administrative
Design Review for multifamily housing as part of its Prohousing Application.
 
With regard to implementation of Program H-2.5.8 of the City’s 2019 Housing Element,
the City would like to open a dialogue with this email by sharing information and asking
some questions. Our hope is that we can follow this letter with a quick conference call
to develop a strategy that meets HCD’s requirements and the City’s housing goals.
 

1. The City of Fort Bragg has already satisfied its 2019 Housing Element Cycle RHNA
housing requirements. Our most recent annual progress report indicated only one
deficit, namely a 33-unit deficit in the very low-income unit allocation.  However, this
year the City permitted the following additional multifamily housing projects:

Parcel Number 018-440- 58, 1151 S Main Street, an 80-unit multifamily project
with 8 units deed restricted to very low-income households and the remainder 72
multifamily units for moderate income households.
Parcel number 018-210-29, 860 Hazelwood St, a 49-unit low-income affordable
deed restricted senior project.
A market rate 4-unit apartment building on South Franklin street.

These new projects have been included for the year 2025 in the table below and have
reduced the net deficit to 25 units of housing for very low-income households.   As
noted in the table below, the City has significantly exceeded RHNA requirements for
both low- and moderate-income housing by very wide margins of 300% and 570%
respectively. 
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All RHNA Sites

		Attachment B:  PARCEL‐SPECIFIC INVENTORY OF VACANT AND UNDERUTILIZED LANDS

		APN		Address		General Plan Designation		Zoning		Max Density (Units/ Acre)		Total Acres		Max Units		ADUs - 2 units/ Multifamily Project		Required Density Bonus (50%)		ADUs		Maximum True Density with ADUs & Density Bonus or Urban Unit Development		Maximum Density per Acre		Coastal		Anticipated Level of Environmental Review		Rezoning Required		Existing Use		Target Income Category		Listed in 2014
and 2009 Housing Element for		Potential Development Constraints

		008-172-09		251 SO FRANKLIN ST		CG		CG		24		1.06		25		2		14				41		39		Yes		Infill		No		Vacant		Low		Yes		No known constraints

		018-440- 58		1151 S Main Street		CH		CH		24		2.60		62		2		32				97		37		Yes		Infill		Permited for 72 Moderate & 8 Very Low Income Units		Vacant		Mod		Yes		 80 unit multifamily project has been permitted with 8 units affordable to very low income households. Remaining units are for moderate income. 

		018-150-61		1190 S MAIN ST		CH		CH		24		1.95		47		2		24				50		26		Yes		MND		No		Vacant		Low		Yes		No known constraints

		018-090-02		700    RIVER DR		CO		CO		24		2.45		59		2		30				56		23		Yes		MND		No		Vacant		Low		Yes		Approximately half of the parcel may be constrained by biological resources.

		018-090-16		700    RIVER DR		CO		CO		24		2.77		66		2		34				60		22		Yes		MND		No		Vacant		Low		Yes		Approx. 0.6 acre is roadway/sidewalk associated with healthcare facility. Approx 1.25 acres unencumbered, some may have biological constraints.

		008-010-31		1020    GLASS BEACH DR		RH		RH		15		3.30		0		0		0				0		0		Yes		EIR		Not feaisble		Vacant		Low		Yes		Parcel is constrained by rare plant communities and the prior subdivision requires a 100 foot geotech setback from the river bluff edge. Parcel is not developable. 

		008-010-33		1080    GLASS BEACH DR		RL		RL		6		3.00		2								2		1		Yes		MND		Not Feasible		Vacant		above Mod		Yes		Parcel is heavily constrained by rare plant communities.  About 10% of site is developable. 

		018-210-29		860    HAZELWOOD ST		RH		RH		15		2.98		45		2		23				40		14		Yes		Infill		Permited for 48 units of Low Income Senior		1 SFH		above Mod		Yes		This site has been permitted for a 49 units very low income affordable senior project

		018-440-50		200 W OCEAN VIEW DR		RM		RM		12		1.01		12		2		7				21		21		Yes		Infill		Maybe		Vacant		Mod		Yes		No known constraints

		018-440-38		350  W OCEAN VIEW DR		RM		RM		12		0.93		11		2		7				20		21		Yes		Infill		Maybe		Vacant		Mod		Yes		No known constraints

		018-440-49		250 W OCEAN VIEW DR		RM		RM		12		0.74		9		2		5				16		22		Yes		Infill		Maybe		Vacant		Mod		Yes		No known constraints

		018-150-55		100 E Ocean View Dr.		RVH		RVH		24		0.69		17		2		9				28		40		Yes		Infill		No		Vacant		Mod		Yes		No known constraints

		NA		441 South Street		RVH		RVH		24		NA												69		Yes		Infill		Developed		Developed		Low		Yes		Parcel has been subdivided and developed with 69 units of very low income affordable housing. 

		018-340-03		601    CYPRESS ST		RVH/OS		RVH/OS		24		9.08		65		2		34				101		11		Yes		MND		Not Feasible		Vacant		Low		Yes		About 2/3 of the parcel is dedicated as open space with steep slopes, riparian and wetland vegetation leaving about 33% of the site is available for additional development.  

		008-350-60		920    STEWART ST		RVH		RVH		24		3.51		84		2		43				129		37		Yes		MND		Not Feasible		Vacant		Low		Yes		Parcel is constrained by rare plant communities and has a required geological setback from the river bluff edge

		018-150-58		No Address Boatyard Dr		RVH		RVH		24		1.32		32		2		17				51		38		Yes		Cat Ex		No		Vacant		Low		Yes		No known constraints

		018-150-59		No Address Boatyard Dr		RVH		RVH		24		5.86		141		2		71				214		37		Yes		MND		No		Vacant		Low		Yes		Parcel has some steep slopes toward river. A small mobile home park is located on a portion of the parcel. About 2 acres of the site is developable

		018-113-03		970    CHESTNUT ST		RH		RH		15		2.14		32		2		17				34		16		No		Infill		No		Vacant		Low		Yes		No known constraints

		008-290-73		1329    CEDAR ST		RL		RL		6		1.97		12						24		35		18		No		Infill		Developed		Developed		above
Mod		Yes		Developed with Single Family Home.

		008-302-28		1328    CEDAR ST		RL		RL		6		0.57		3						7		10		18		No		Cat Ex		Subdivided & Developed		Developed		above
Mod		Yes		Subdivdided and developed with three signle family homes. 

		008-290-34		1325    CEDAR ST		RL		RL		6		0.57		3						7		10		18		No		Cat Ex		Developed		Developed		above
Mod		Yes		Developed with Single Famil Home. 

		018-100-74		485 SO LINCOLN ST		RL		RL		6		0.92		6						11		17		18		No		Cat Ex		Maybe		Vacant		above
Mod		Yes		No known constraints. Developed with industrial shop use. 

		018-113-01		552 S Lincoln St		RM		RM		12		3.68		44		2		23				69		19				Infill		Maybe		1 SFH		Mod		Yes		No known constraints. The sinlgle family home is in fair condition. This parcel can be subdivided into six parcels and accommodate 12 units.  The existing unit could remain as part of that subdivision.

		020-520-22		1600    OAK ST		RL		RL		6		5.10		31						92		122		24				MND/EIR		Not Feasible		Vacant		above
Mod		Yes		Parcel is wooded with a environmentally senstive tree community (bishop pine forest)

		Total All Sites										60		808								1,225

		Unconstrained and Undeveloped Parcels by Zoning

								Acres		Units

		Parcels with zoning of 24 units/acre						8.2		198

		Parcels with zoning of up to 15 units/acre						2.1		32

		Parcels with zoning of 12 units per acre. 						6.4		76

		Parcels with zoning of 6 units or more						0.9		6																						7.3

						Total		17.7		311





RHNA allocation & Development

		Income Level								RHNA Allocation by Income Level		2019 - 2024		2025		Total Units to Date (all years)		Total Remaining RHNA by Income Level



		Very Low		Deed Restricted						60		27		8		35		25

				Non-Deed Restricted								0		-

		Low		Deed Restricted						31		50		48		101		-

				Non-Deed Restricted								0		-

		Moderate		Deed Restricted						23		6		-		132		-

				Non-Deed Restricted								43		76

		Above Moderate								23		22		5		28		-

		Total RHNA								137

		Total Units										148		137		285		25





Annual Progress Report+

		Income Level								RHNA Allocation by Income Level		Projection Period - 01/01/2019-
08/14/2019		2019		2020		2021		2022		2023		2024		2025		2026		2027		Total Units to Date (all years)		Total Remaining RHNA by Income Level



		Very Low		Deed Restricted						60		-		-		27		-		-		-		-		8		-		-		35		25

				Non-Deed Restricted								-		-		-		-		-		-		-		-		-		-

		Low		Deed Restricted						31		1		-		43		-		6		-		-		48		-		-		101		-

				Non-Deed Restricted								-		-		-		-		-		-		3		-		-		-

		Moderate		Deed Restricted						23		-		-		-		-		6		-		-		-		-		-		132		-

				Non-Deed Restricted								3		7		2		1		-		30		7		76		-		-

		Above Moderate								23		4		5		3		1		6		3		5		5		-		-		28		-

		Total RHNA								137

		Total Units										8		12		75		2		18		33		15		137		-		-		300		25







 
Question: Given that the City has already more than satisfied all income levels except
extremely low/low income, may we reduce the housing inventory sites to only those
necessary to satisfy the remaining need of 25 units?  We would propose doing this on
approximately three sites which have not yet been developed that are already zoned
for a density of 24 du/acre maximum, which were identified for lower income housing in
Appendix B, and which do not have any known constraints.  (APN 008-172-09 [251 S.
Franklin Street], APN 018-150-61 [1190 S. Main Street], and APN 018-150-58 [no
address].)  These three sites could support a total of 104 units by the allowed zoning. 
As shown on the attached chart, many of the other sites that were listed in Appendix B
have either been developed or have biological constraints.
 
Question: Would it be necessary to revise Appendix B of the Housing Element, or
may we just include findings in an Ordinance that this would satisfy the remaining
RHNA? 
 

2. In the 2014 and 2009 Housing Element cycles the City included many more parcels
in the vacant parcel inventory than was required for the RHNA allocation for each of
those Housing Elements.

In 2009 the City included sufficient land to accommodate a maximum of 2,869
units and 1,618 likely units, while the RHNA allocation only required land for 256
units. In other words, the City included sufficient parcels in its inventory to
provide housing for 6 times its RHNA requirement in the 2009 Housing Element.
In 2014 the City included sufficient land to accommodate a maximum of 2,396
units and 1,595 likely units while the RHNA only required land for 20 units. The
City included sufficient parcels in its inventory to provide housing for 79 times its
RHNA requirement in the 2014 Housing Element.

The City was trying to conscientiously illustrate that it easily met RHNA
requirements.   The City did not know that the consequence of identifying all
potential vacant land would eventually result in a requirement to make multifamily
projects permissible by right on these parcels. Additionally, many of the parcels
identified in the land inventory are not suitable for low-income multifamily units as
described below.  Is it possible for the City to amend our vacant parcel inventory to
address the issues described below?



Six parcels are constrained by sensitive biological resources.   If these parcels
are included in a rezoning effort, The CEQA analysis for the rezone would
remove them from the rezoning because it is not possible to develop these
parcels without having a significant effect on rare plants, wetlands and coastal
bluffs.  The vacant land inventories of 2009, 2014 and 2019 indicated that these
parcels include biological constraints.  However, since that time the extent of the
biological constraints has been further documented and three of the parcels are
undevelopable, while the remaining would require a CEQA analysis to set buffers
and mitigation measures for development.   Consequently, all six parcels would
be excluded as a mitigation measure of the CEQA analysis to adopt the required
zoning overlay. In the attached table, these parcels are noted with orange
highlight.
Question: Can these parcels be removed from the Vacant Land Inventory and
be excluded from the implementation of Program H-2.5.8 since they are not
developable and not required to meet the City’s RHNA requirements?

Six of the parcels have already been developed or have been fully entitled for
multifamily development.
Question: Can these six parcels be excluded from the implementation of
Program H-2.5.8 since they are already developed and have already been
utilized to meet the City’s RHNA allocation? These parcels are highlighted in
green on the attached table.
 

3. Can you confirm that Program H-2.5.8 does not require the City to allow by-right
development on the parcels which were identified for moderate income housing with
densities of less than 15 du/acre?  The City has four parcels totaling 7.3 acres that
are developable and which currently allow less than 15 units per acre.   These
parcels are small (average of 1.3 acres), which makes them unlikely candidates for
multifamily development.

Please see the attached tables and thanks for your consideration of these questions.  
We look forward to hearing from you and setting up a meeting to discuss this further.  
Please call me at 707-357-6480 to set up a meeting or to answer any questions.
 
Sincerely,
 
 
Marie Jones
Consulting Planner
City of Fort Bragg
707-357-6480
 


