City of Nevada City

MEMORANDUM

August 13, 2008
To: Honorable City Council

From: Tom Parilo, Contract Planner
Cindy Siegfried, City Planner

Subject: Revised Staff Report for review of the 2001-2008 Housing Element and
request to schedule a workshop to review and consider conceptual
revisions to the second unit ordinance, and to expand the range of
housing density options for the 2008-2014 Housing Element update

RECOMMENDATION: Accept the preliminary evaluation of the 2001-2008 Housing Element
Programs and take the following actions:

1. Accept the preliminary evaluation of the 2001-2008 target units and housing programs.
2. Direct staff to update Table 3 to reflect new building permits and other city approvals of
new projects through the end of 2008.
3. Schedule a workshop to
a. Review and consider conceptual revisions to the second unit ordinance.
b. Review and consider options to facilitate higher density muiltiple family housing
opportunities. ’

BACKGROUND:

State law requires all cities and counties to update their Housing Elements every five years. The
City, along with all other jurisdictions in Nevada County, must update its Housing Element by
August 31, 2009. The Housing Element is one of seven state mandated elements required in a
General Plan. The first formal step in the update process requires the California Department of
Housing and Community Development (HCD) to allocate a housing need to each regional
planning, organization in California. Nevada City’'s Regional Housing Need Allocation (RHNA) for
2008-2014 is provided in Table 1 below. On May 14, 2008, the City Council recommended the
adoption of the Regional Housing Allocation Plan (RHNP) and the Sierra Planning Organization
adopted the plan on June 4, 2008.

Table 1
2008-2014 Housing Allocation
VERYLow | Low | MODERATE ABOVE TOTAL
MODERATE
26 23 27 55 131

The next important step in updating the Housing Element is the review of the progress made
toward meeting the agency'’s target dwelling unit objectives and review of the adopted programs.
Housing Element Law requires that the updated element review its previous Housing Element as a
first step of the update process. This requirement expects that an agency review and evaluate
how well it attained its target dwelling unit objectives and how effective its policies and programs
were. Once this evaluation is completed, it enables the agency to more effectively set the Housing
Element programs for the next cycle. The balance of this report provides an overview of the
following:
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1. Introduction
2. Performance of the 2001-2008 target unit development
3. Evaluation of the Housing Action Program

Introduction

Due to a smaller growth rate, the 2008-2014 regional housing allocation for Nevada City is less
than it was for the 2001-2008 cycle. While this reduced housing allocation assigned to the 2008-
2014 time frame is positive, there have been changes in the law that also require that any
underachievement of Very Low and Low Income housing units from the 2001-2008 quantified
objectives be accommodated as part of the upcoming Housing Element update.

It is also noted that HCD did not certify Nevada City’s 1992-2000 and 2001-2008 Housing
Elements. These Elements were not certified because HCD did not find that Nevada City had
adequate sites zoned to accommaodate its regional fair share of housing for Very Low and Low
Income households. The absence of a certified Housing Element can affect the ability of a
jurisdiction to secure various grants.

The “Very Low”, “Low” and “Moderate” income housing categories are all considered “work force”
housing. Work force housing units are those that would be occupied by a wide range of the
employment force including, but not limited to, teachers, nurses, public safety officers, government
workers, store managers, clerks, etc. The absence of having adequate sites can force lower
income workers to live in crowded conditions or seek housing elsewhere and commute to work.
The current energy crisis emphasizes the need to increase the amount of workforce housing for
lower income workers.

In light of the fact that the City’s Housing Element was not certified by HCD, the City may be
entering the 2008-2014 Housing Element update in the hole; meaning it may have additional
ground to make up in terms of demonstrating that it has accommodated its fair share of very low
and low income (“work force”) housing units from the current Housing Element. As noted in the
next discussion section, as of December 31, 2007, Nevada City has only achieved approximately
57 percent of its housing to meet Very Low, Low and Moderate Income household housing needs.

Performance of the 2001-2008 target unit deVeIopment

The Quantified Objectives forth 2001 2008 planning period are presented in Table 2 below:

Table 2
2001-2008 Housing Allocation
income New
Category Construction
Very Low 38
Low 36
Moderate 46
Above Moderate 80
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Table 3, below provides the total number of units built or approved for building through the end of
2007:

Table 3
"I’Daerz:tgnr)tl)ezl?g 8 (;;] rough Very Low Low Moderate >Moderate
Approved Projects’ | Sub-total 18 13 12 57
Building Permits®* | Sub-Total 0 9 9 29
Total 18 24 20 86
2001-2008 Quantified
Objectives 38 36 46 80
Difference -20 -14 -25 : 6

1 See Attachment 1
2 See Attachment 2

Generally speaking, all new units built and/or approved in the Very Low and Low income category
are rentals. From research with local real estate companies, it is apparent that the sales prices for
ownership units of all types units within Nevada City are primarily in the “Above Moderate” income
category (Attachment 3). Those existing homes that fell within the Moderate category are older
units and/or were listed as “fixer-uppers.” Those new for sale units falling within the Moderate
Income category are largely accomplished through deed restrictions imposed by the City. Due to
the small number of new development during the current cycle, relatively few deed restricted units
have been created.

Income assumptions are based on actual rental values and sales prices of existing homes within
the City of Nevada City. Generally speaking, HCD and lenders establish that a rental rate should
be no more than 33 percent of monthly/annual household income for it to be affordable to that
household/family. The sales price for a dwelling unit should not exceed three and one half times
annual income. A unit is placed in its respective income category in the above table based on the
rental rate or sale price and the number of bedrooms. According to Housing and Urban
Development (HUD) and HCD standards each bedroom can accommodate up to two people.
Table 4, below, establishes the appropriate income category based on household size for Nevada
County.

Table 4
HUD/HCD Income Levels based on household size

Number of persons in Household

2008 1 2 3 4 5 6 7 8

Income Category Base
Very Low (<560%) 22,800 26,050 | 29,300 | 32,550 35,150 | 37,750 | 40,350 42,950
Low (50-80 %) 36,450 41,700 | 46,900 | 52,100 56,250 | 60,450 | 64,600 68,750
Median (100%) 45,600 52,100 | 58,600 | 65,100 70,300 | 75,500 | 80,700 85,900
Moderate (80-120%) 54,700 62,500 | 70,300 | 78,100 84,300 | 90,600 | 96,800 103,100

Above Moderate
(>120%)

Source: February 28, 2008 HCD memo

In general, HCD’s primary focus is on the number of units either built and/or approved in the Very
Low and Low income categories, but that does not mean that they won't request demonstration



Housing Element Review
August 13, 2008
4|Page

that the City has adequate sites to accommodate Moderate income households to fulfill the under
realized amount (25). In high cost housing markets like Nevada City, they may also focus on the
Moderate income category.

For purposes of this analysis, residential building permit data was collected from the County
Building Department and Planning Commission/City Council actions were reviewed to determine
how many units have either been built and/or approved. From Table 3 above, as of this time, it is
apparent that the City has under-realized the construction of Very Low, Low and Moderate Income
dwelling units through 2007. The good news is that the City has accounted for approximately 57
percent of its Very Low and Low Income households during the current planning period and the
City can count any new additional units built and or approved for the balance of 2008. Any deficit
in these two (three) primary income categories will have to be adequately addressed within one
year of adoption of the Housing Element in one of two ways:

1. Demonstrate that the City has adequate sites planned and zoned or other programs
in place to accommodate the shortfall in these two (three) income categories. This
demonstration will require a more detailed sites inventory.

2. Zone new lands within one year of adoption of the Housing Element that will
accommodate the shortfall if there are not adequate sites or adopt other programs
that can demonstratively accommodate the shortfall.

The Housing Element and therefore the General Plan is required to accommodate an adequate
land inventory and action programs to encourage and facilitate new housing construction to fully
address all income categories. In other words, the City must plan for the construction of housing
units as set forth in the RHNP. The RHNA numbers were incorporated into the 2001-2008
Housing Element as Quantified Objectives. The City is neither required to construct the housing
nor required to make certain that the housing is built, but it must demonstrate that it has adequate
sites to accommodate its fair share of housing units in each income category. Since Nevada City’s
Housing Element did not meet the adequate sites requirement in the 2001-2008 Housing Element,
it now must demonstrate that it has met the actual quantified objectives through various project
approvals, programs or other means.

As part of the mandatory 2008-2014 draft Housing Element review by HCD, that agency will
consider whether there were enough units built or otherwise approved to meet the quantified
objectives for each income category. Should the City fall short in actual approvals and/or units
constructed or converted, HCD will look to the amount of zoned land that can accommodate higher
density housing to determine if the jurisdiction has adequate sites available to meet its Very Low
and Low allocation. HCD accepts zoned land that can accommodate 15 units per acre as being
adequate for purposes of demonstrating compliance with a jurisdiction’s Very Low and Low income
housing category allocation. In the case of Nevada City’s Very Low and Low Income categories
allocation, there would need to be lands zoned or other definitive program adopted that it can
accommodate an additional 34 dwelling units in the Very Low and Low income category (work
force housing) between January and December 2008. To the extent that the current 2001-2008
housing allocation for Very Low and Low income households has not otherwise been satisfied by
the end of 2008, the City would have to either demonstrate that it has adequate lands zoned or
rezone lands within the first year following adoption of the new Housing Element to accommodate
that deficit.

The following opportunities may assist in demonstrating that additional units may be approved
and/or constructed during the balance of 2008 or that there are adequate lands planned and zoned
to meet the shortfall.
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OPPORTUNITIES

New Projects. City staff is currently processing a 16 unit multiple family development
project on Gracie Road that includes an annexation and General Plan Amendment and
Rezone to R2. Four of the units are small condominiums and there is a requirement to
develop four second dwelling units within the project. City staff has also been engaged in
other discussions with developers who may be interested in the development of dwelling
units that may qualify for either Very Low or Low Income households, but until formal
applications are submitted, these units are considered speculative.

Demonstrate that Adequate Sites Exist to Meet 2001-2008 projected shortfall. As noted
above, Housing Element Law requires that for any shortfall in units constructed during the
2001-2008 cycle the jurisdiction must otherwise demonstrate that it has adequate sites to
meet the income categories identified in the adopted quantified objectives. This may be a
tall order since HCD did not certify Nevada City’s current Housing Element largely due to
their finding that Nevada City lacked adequate sites to demonstrate that its fair share
allocation could be accommodated for all income groups.

Since the adoption of the current Housing Element and as part of this update, 2008 home
sales and rental data has been collected (Attachments 3 and 4). Attachment 3 presents all
sales within the City limits from 2006 through 2008. This data is valid demonstrates the
market for dwelling sales prices of single family, condominiums/townhouses and mobile
homes. During this two and half year period, a total of 18 dwelling units were sold. This
information demonstrates that half (9) of all sales fall within the “Above Moderate” income
category. The largest dwelling type reported is condominiums (8 units), all but one
(Moderate) were reported as being “Above Moderate.” Those single family homes sold in
the “Moderate” category were represented to be older homes and/or “fixer uppers.” The
only units sold that fell within “Very Low” and “Low” income categories are mobile home
units. All income categories reflected in Attachment 3 are based on the number of
bedrooms.

Attachment 4 “Rental Rates” presents a more favorable outcome for affordability in Nevada
City. This sample does not reflect all rentals in Nevada City, but is assumed to be
representative, as market factors generally dictate rental rates. This sample was collected
through interviews with five different property management companies in May/June 2008.
There are no private rentals reflected. Rental rates from 71 dwelling units are presented in
Attachment 4. The rents are those being charged presently (May/June 2008). As with the
sales data, the qualifying income categories for the units are based on the number of
bedrooms. This data demonstrates that the greater majority (68 units or 96 percent) of
rental rates fall within the “Very Low” and “Low” Income categories.

Sales and rental conclusions are used to forecast the type of unit type that can be targeted
within the Housing Element to accommodate housing for workforce housing (Very Low,
Low and Moderate income households. Together with this data, various Nevada City
housing policies can also couple to provide a comprehensive affordable housing program
while still maintaining the character of Nevada City. The following preliminary conclusions
can be reached:
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For sale units

1. For sale units can only be made affordable through size and/or sales deed
restrictions

2. Mobile home parks may increase the amount of affordable housing types within
Nevada City, but long-term, owners are subject to rental space adjustments that can
affect households on fixed incomes.

3. Monthly homeowners fees in condominium/townhouse projects would probably
exceed housing cost for lower income groups even if the initial sales price were
otherwise deemed affordable.

Rental Units

1. Apartments provide rental rates tied to local market factors that can achieve long
term affordability, therefore ensuring adequate fands for multiple family units is a
solid strategy.

2. The two multiple projects surveyed (King Hiram and Uncle Jim’s Cottages) are both
developed at R2 densities (8 units per acre) (Attachment 5) and still meet
affordability for “Very Low” and “Low” income households. With some
modifications, the R2 zone should accommodate needed affordable housing if such
lands are developed at or near maximum density AND are built as rental projects.
Condominium or townhouse projects are not affordable to Very Low and Low
Income households in the market place (Attachment 3)

For the most part, all of the City’'s R2 lands are developed or are committed to development. With
the exception of the Gracie Road project currently being processed, there are no R2 zoned lands
that can be counted on to demonstrate adequate sites to meet the projected shortfall of housing
units for very Low and Low Income households. There are, however, lands currently zoned
Service Lodging (SL) and Office and Professional (OP) that also permit multiple family residential
development as a permitted use, but since these two zoning districts also allow commercial uses, it
is highly unlikely that HCD would recognize that these sites would in fact produce higher density
multiple family housing. This leaves the City with an examination of other zoned lands as
candidate sites to meet the “affordable” income residential sites needed to fulfill the projected
2001-2088 shortfall and the 2008-2014 needs.

It should be noted, that ultimately, it will be up to HCD to accept the rental rates data to
demonstrate that R2 zoned lands are adequate to meet both “Very Low” and “Low” income
housing affordability requirements. Furthermore, the City will need to designate and zone
additional sites as R2 or to a greater density to meet the projected shortfall and the next cycle
allocation.

STRATEGIES TO ADDRESS AN ACTUAL SHORTFALL

There are a number of options that should be concurrently pursued. The options may also be
helpful to the City in meeting its 2008-2014 quantified objectives. The options topics are provided
in Attachment 6. These items should be explored and discussed in a workshop to be scheduled in
near the future.

Evaluation of the Housing Actibn Program

The Housing Element is required to include an action program. This Housing Element component
identifies various policies and programs needed to implement the intended program or policy. The
2001—2008 Housing Action Program included 22 different programs. The 22 programs fall under
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four primary different headings. They are Organization and Administration (3 programs), New
Construction (4 programs and 7 Action Programs) Preservation/Rehabilitation (4 programs) and
Rental and Ownership Assistance (5 programs). Due to limited staff size and budget constraints, it
is fair to say that the City has not historically participated in rental and/or ownership assistance
programs or rehabilitation assistance. It also does not have the staff resources to develop the
expertise or have the time to provide these services. There are two housing agencies (Nevada
County Housing Authority and County of Nevada Community Development Agency, Housing
Division) that provide these services, however. In addition, there are a number of social service
agencies that are able to direct their clients to these needed resources, as well. When
approached, City staff refers individuals to the appropriate agency or source that can provide
assistance.

The City most actively participates in the four programs and seven action programs under “New
Construction.” To summarize, the City accomplished the following:

Approved a 46 unit co-housing project

Approved a 18 unit rental project

Approved the conversion of seven motel cottage units into rental housing units. .

Approved 17 deed restricted units for low and moderate income households of which five
are for sale units.

Adopted an ordinance requiring that 20 percent of all lots within a new subdivision include a
small second dwelling unit

6. Adopted an ordinance that requires that 30 percent of all new lots within a residential
subdivision accommodate dwellings of less than 1,500 square feet.

pPON =

o

The attached matrix provides a more detailed description of the 2001-2008 Housing Action
Program Evaluation (Attachment 6)

Requested Action

The City Council should review the materials provided and seek input from members of the public
in attendance. Staff requests direction from the Council to update the review with building and city
approvals of new housing projects through the year 2008. Staff also requests direction to revise
the second unit housing ordinance with the goal that some of the unauthorized second units could
be made legal and therefore count towards the City's 2001-2008 quantified objectives. Updating
the second unit ordinance would also benefit the City for the next housing element cycle.

Staff also requests direction to develop a higher density multiple family land use designation and
zone district or other options to otherwise increase the number of multiple family dwelling units in
anticipation that it may be needed to meet the under realized 2001-2008 Very Low and Low
Income housing needs. Similar to the second unit ordinance, the creation of higher density zoning
would also benefit the City for the next Housing Element cycle.

As to the review of the 2001-2008 Housing Action Program, staff requests any further direction on
the evaluation. Absent any comments, staff will update the evaluation with new information and
propose a more realistic set of policies and action programs for the 2008-2014 Housing Element.

RECOMMENDATION: Take the following action:
1. Accept the preliminary evaluation of the 2001-2008 target units and housing programs.

2. Direct staff to update the Table 3 numbers to reflect new building permits and other city
approvals of new projects through the end of 2008.
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3. Schedule a workshop to
a. Review and consider conceptual revisions to the second unit ordinance.
b. Review and consider options to expand a higher density multiple family housing
opportunities.

NOTICE

Notices of this meeting were sent to a variety of individuals/organizations. The list is provided on
Attachment 7 and will be continuously updated as individuals and/or organizations express interest
in the Housing Element update.

Attachments:

Project Approvals

Building Permits

Home sale prices

Rental Rates

Workshop Topics

Evaluation of 2001-2008 Housing Action Program
Notice list '
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ATTACHMENT 5
WORKSHOP TOPICS

SECOND-UNIT DWELLING ORDINANCE REVISION

State law has recently been amended that would allow second dwelling units as a use by right.
Nevada City Ordinance 90-01 contains some fairly restrictive second unit dwelling standards
that may inhibit the development of such units on existing city lots. This ordinance currently
requires a Use Permit and density conformity provisions of the base zoning district for detached
units, two parking spaces, lot coverage and other access standards. It has been established
through rental data (Attachment 4) within the City of Nevada City that Very Low Income
households would qualify for most second dwelling units. For the City to receive any credit for
sites to accommodate second dwelling units as part of the current cycle, the Second Dwelling
Unit ordinance would need to be brought into conformity with state law. The following second
unit features are based on state law:

SECOND UNIT CONCEPTS:
Detached Units
o Eliminate CUP—approved at staff level
Eliminate density restrictions
Lot to meet minimum lot size of zoning district
Maximum size--1,200 square feet
Maintain applicable setbacks
Building coverage shall not exceed 50 percent
Building materials, colors and architectural style shall be compatible with the primary
dwelling

Attached Units

e Applicable to all zones that permit a single family dwelling

e Approved at staff level

e The increase in floor area shall not exceed 30 percent of the floor area of the primary
residence with the second unit would not exceed 1,200 square feet

The single family character of the structure shall be maintained

Maintain applicable setbacks

Building coverage shall not exceed 50 percent

Building materials, colors and architectural style shall be compatible with the primary
dwelling

Conversion of Existing Dwelling Space to Second Unit
e Setbacks and building coverage standards do not apply provided there is no
expansion of building footprint

Additional Standards Applicable to all Second Units
e For those second units that do not or cannot comply with the above standards, a
CUP may be filed
e The second unit would not exceed 1,200 square feet and must be smaller than
the primary dwelling
e Minimum required off-street parking--one space
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e Maintain land owner occupancy of one of the units through a recorded deed
restriction '

e Pay all applicable processing and development fees
Waive all applicable processing fees (not including building permits), City
mitigation (AB 1600) fees, City sewer and water hook-up fees for units with deed
restrictions that meet Very Low and/or Low income levels

e Incorporate ADA requirements as developed by the City

LEGALIZE EXISTING SECOND DWELLINGS

City staff has just completed a detailed inventory of second dwelling units within its incorporated
boundaries. Many of these second dwelling units were not approved and or are not enrolled as
users of city sewer and/or water services. Any such unit that could be made legal based on a
revised second unit ordinance and/or through a possible amnesty program to pay water and
sewer fees and other qualifying provisions could then be recognized as legal units. As such,
they could be counted as part of the new units provided during the current Housing Element
cycle if such units were legalized before the end of 2008. As noted throughout, the rental and
construction data demonstrate that second units fulfill the Very Low Income household category.

CONCEPTS TO LEGALIZE EXISTING SECOND UNITS (APPLY ANY OR ALL FEATURES):

Conform with new second unit ordinance provisions, once adopted

Pay water and sewer fees for previous three years only

Pay water and sewer hook up and City portion of AB 1600 fees

Avoid processing fees if applied within six months of new second unit ordinance

adoption

e Waive all applicable processing fees (not including building permits), City mitigation (AB
1600) fees, City sewer and water hook-up fees and reduce past water and sewer fees to
one year for units with deed restrictions that meet Very Low and/or Low income levels

s Other???

CREATE A NEW AND/OR AMEND AN EXISTING MULTIPLE FAMILY RESIDENTIAL
DESIGNATION TO ACHIEVE HIGHER DENSITY

HCD accepts that a high density multiple family zoning district that accommodates 15 units per
acre (upa) would meet Nevada City's “Very Low” and “Low” Income housing allocation
requirements.

By comparison, Nevada City’s Mixed Residential accommodates a maximum density of 8 units
per acre. The City Engineer conducted a study of multiple family residential densities within the
City of Nevada City. While the study is comprehensive, it is not exhaustive of all multiple family
sites. Exhibit A demonstrates that within the City of Nevada City there are many developments
that exceed eight units per acre (upa). Densities exceeding 15 upa are not uncommon in
Nevada City. The 15 multiple family developments surveyed that conform to the underlining
zoning achieve an overall average density of 7.85 units per acre. Those developments (8) on
lands not zoned for multiple family developments (legal non-conforming uses) achieve an
overall density of 19.1 upa. In total, 18 developments within the City exceed the R2 density of 8
upa. Based on the rental data survey provided in Attachment 4, the actual rents for the larger
percentage of rental units fall into the Low and Very Low Income category.

2|Page
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It is noted that the development of a higher density land use designation and zoning district may
be needed to develop an adequate sites inventory for the 2008-2014 Housing Element. As
noted above, creating a higher density multiple family zone would not set a precedent for higher
density housing in Nevada City. Furthermore, it would go a long way to providing needed
affordable rental housing.

Nevada City’s allocation for the Very Low and Low income categories is 49 units. Consistent
with the current disbursement of higher density projects, meeting the need for the new 49 units
via a higher density zone district would not result in a high concentration in any one area. The

- 24 higher density projects sampled by the City Engineer include a range of 3 to 49 units. Within
these developments, there are a total of 339 dwelling units or an average of 14 units per project
(median of 9 units).

CONCEPTS FOR HIGHER DENSITY MULTIPLE FAMILY LAND USES
Higher Density Land Use designation/Zone District

e 15 units per acre, with a minimum of 12 upa
Include a mandatory mixture of unit sizes ranging from studios to four bedrooms.
Mixed unit sizes would meet a wider range of household needs and reduce
population concentration.
o ‘Suggest the following ratios

» Studio/one bedroom 30 percent
- = Two bedroom 60 percent
= Three or more bedrooms 10 percent

e Appropriate sites should be within reasonable (approximately %2 miles) walking
distance from schools, shopping, employment centers, etc.

e Include design review standards to help integrate such projects into the character of
Nevada City neighborhoods. As an example, within the historic district, a mansion
style, multiple-family building could be required.

¢ Maximum size project not to exceed 30 units.

Modify the R2, Multiple Family Residential Zone to be based on bedrooms or Equivalent
Dwelling Units (EDU), as follows:

Develop a flat 8 unit per acre density standard

e Require that a minimum of 6 units per acre be developed unless there are
extenuating site constraints, in which case a CUP would be required

e Incorporate the Town of Truckee's UDU standards to this zone district as follows:

Unit size EDU
+ Studio .5 dwelling unit
+ 1 bedroom .67 dwelling unit
¢ 2 bedrooms .8 dwelling unit
¢ 3 bedrooms 1.00 dwelling unit
¢ 4 or more bedrooms 1.20 dwelling units -
o Multiple family projects that do not incorporate a ratio of bedrooms would require a

CUP.
The adoption of the Housing Elemental is subject to environmental review. It should also be
noted that any one of these options would require an amendment to the General Plan and
zoning district. Modifying the R2 zone would be less involved, but there would be a companion

3|Page



Attachment 5
Workshop Topics

challenge to somehow demonstrate to HCD that R2 densities in Nevada City will in fact produce
housing affordable to Very Low and Low income households. Creating a new higher density
land use designation (15 upa) and related zone district could open up the General Plan for a
more comprehensive update. Before the City proceeds too far down the path of any such
alternative, it should coordinate with HCD planner assigned to Nevada City’s Housing Element
update.

PERMIT LAND DIVISION OF PARCELS WITH MULTIPLE SINGLE FAMILY DWELLINGS

Allow land divisions of lots having two or more legally established single family dwellings

Meet applicable setbacks

May not meet density standards

Meet on-site parking requirements

Provide deed restrictions to ensure affordability to Moderate and or low income
households

ZONE LAND FOR MOBILE HOME PARKS

As noted above, mobile home parks appear to be the only housing type that can provide market
rate entry level affordable housing opportunities in Nevada City. All such zone lands are
already developed or committed to mobilehome parks. The City could consider a strategy for
designating appropriate lands as part of an annexation strategy. The City’s updated sphere of
influence boundary is currently under review by LAFCo. Following adoption, suitable lands
could be identified.

Attachments Exhibit A—Multiple Family densities in Nevada City
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Exhibit A
Multiple Family Densities in Nevada City
Location Description Zoning Lot size Number of Density
(acres) units Units/acre
Red Bud Way Co-Housing 8.50 35 4.1
574-578 East Broad Apartments 0.08 3 37.5
Street
637 West Broad St. Apartment R2 0.52 4 7.7
446 West Broad Apartments R1-HD 0.24 3 12.7
Street
639 West Broad Apartment 0.46 4 8.7
Street .
101-223 Chief Uncle Jim’s 1.70 14 8.1
Kelly Cottages
10-65 Pello Lane Duplexes 2.10 18 8.6
215 Nevada Street Apartments 10 3 30.0
728 Nevada Street Cabins/Cottages 1.15 10 11.5
690-706  Nevada Duplex/cabins 1.31 11 8.4
Street ‘
251 Willow Valley Trailer Park 3.45 20 5.8
Road
219 South Pine Apartments 0.15 3 20.1
301-352 Gracie Town homes 3.56 36 10.1
Road
King Hiram Apartments 6.61 49 74
22-47 Bridge Way Woodbridge Town 3.67 36 9.8
Homes
100-115 Small homes 0.91 13 14.3
Perseverance
Mine Court
514-518 Zion Small homes R1 0.82 5 6.1
Street
815 Zion Street Trailer park 1.58 26 16.5
347 Nile Street Cabins R1 0.71 21 29.7
137 Boulder Street Apartments Rl 0.23 6 26.0
509 Nimrod Street Condominiums R2 0.40 4 10.0
304-308 Cottage Apartments R1 0.31 8 25.5
415-418 Main
Street
120 Grove Apartments R1 23 3 13.0
425-427 Spring Apartments GB:HD
Street .06 4 66.6
Total 38.85 339
Average per development 14 8.73
Median per development 9 10.8
Density Summary
Acres Number of Overall Density
units Units/Acre
S ultiple
Family Dwellings _ ’ 36.07 283 7.85
Legal Non Conforming 2.72 52 19.12
Multiple Family sites ’
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CalTrans

FREED

Nevada City Chamber

Pacific Gas & Electric

Nev Co Superintendent of Schools
Sierra Planning Organization

Housing& Community Services
Nevada County Consolidated Fire
Protection District

Friends of Deer Creek

Affordable Housing Task Force
C/0O County Planning Department
Tsi-Akim Maidu Tribe

Rural Quality Coalition

Collins Property Mgt
Mountain Valley Property Mgt

Wally Krill

Attachment 7
Housing Element Notice List

Nevada County Board of Realtors
Nevada County LAFCO

Nevada County Contractor’s Assn
Nevada Co Building Dept
Nevada City School District

No Sierra Air Quality Mgt Dist
Nevada Co Planning Department

Nevada County Economic Resource
Council, Inc. '

County of Nevada Sheriff’s Office

Hospitality House

Mr. Chuck Durrett
Property Assoc Mgt Co

Good & Company Realty
Harry Stewart

City of Grass Valley

Nevada Co Chamber of

Nevada Irrigation District
Nevada Co Dept of

Nevada Union High School Dist
Waste Management, Inc.
Nevada Co Consolidated Fire
Friends of Nevada City

California Division of Forestry
Supervisor Nate Beason, Dist I

Habitat For Humanity
Nevada County Housing

Paul Laiw Property Mgt
Glenn Christ

Kurt Valentine



