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1.000 INTRODUCTION
1.100 Purpose

The State of California requires that all cities within the San Francisco Bay Area up-
date the Housing Element of their General Plan by July 1, 1990. The 1990 Housing
Element Update for the City of Half Moon Bay was adopted on January 2, 1991,
The Update calied for a Technical Revision of the document to occur on the avail-
ability of data from the 1990 US. Census. This Technical Revision incorporates
1950 census data as well as other changes in state and local housing policy which
have occurred since the Housing Element Update was adopted.

The contents of this update include an analysis of housing needs, statements of goals
and policies, a schedule of programs and actions and an estimate of the number of
housing units the City expects to be developed, improved and maintained in the local
housing stock. Programs and policies included in the 1990 Housing Element Up-
date are evaluated, updated and modified where necessary to reflect changing market
conditions and policy priorities.

1.200 Definition of Income Categories

Since the determination of housing need is often discussed in terms of income cate-
gories, it is important to define the categories used in this Update at the outset. The
US. Department of Housing and Urban Development (HUD) has established house-
hoid income categories based on a proportion of the area's median family income as
summarized below:

Very Low Income Below 50% of Median

Low Income 50 to 80% of Median
Moderate Income 80 to 120% of Median
Above-Moderate Income Above 120% of Median

The income limits established by HUD or San Mateo County in 1992 are presented
in H-1.

1.300 Relation to Other Elements (Local Coastal Program)

In the City of Half Moon Bay, the Local Coastal Program (LCP) Land Use Plan
serves as a component of the City's General Plan. The City has adopted separate
Housing, Noise, Circulation, Safety, and Parks and Recreation Elements. The loca-
tion, distribution and allowable density of lands designated for residentiai use are
detailed in the LCP. The LCP also contains policies for the protection and preser-
vation of agricuitural lands and open space; encouraging coastal access and com-
mercial recreation opportunities; and maintaining an adequate circulation system to
serve existing and future development in the City.
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TABLE H-1: INCOME LIMITS BY HOUSEHOLD SIZE, 1992

NUMBER OF PERSONS IN FAMILY

INCOME 1 2 3 4 5 6 7 8
CATEGORY

Very Low 20,450 23,350 26,300 29,200 31,550 33,850 36,200 38,550
Low 27,800 31,750 35750 39,700 42900 46,050 49250 52,400
Medium 40,900 46,700 52,550 58,400 63,050 67750 72400 77,100
Moderate 49,050 36,100 63,100 70,100 75700 81,300 85,900 92,550
Source: HUD figures published for San Mateo County, 1993

1.310 Consistency with the General Plan

The Housing Element Update is a component of an ongoing local planning review
process. Foilowing adoption of the Housing Element Update, the Land Use Plan,
the Zoning Ordinance and other planning documents will be amended as necessary to
ensure consistency.

1.400 Information Sources for the Housing Element Technical Revision

Data from the 1990 Federat Census forms the basis of this revised Half Moon Bay
Housing Element Update. The Update also contains information obtained from local
realtors, building officiais, the Association of Bay Area Governments and other
sources during the spring of 1993, Based on these sources, an attempt is made to
present an accurate assessment of current housing market conditions and their impli-
cations with regard to the affordability and availability of housing in Half Moon Bay.

1.500 Efforts to Achieve Public Participation

Public hearings were the primary means by which public input was incorporated into
the 1990 Housing Element Update as well as this Technicai Revision. Reliance upon
this mechanism necessitated that the hearings be broadly publicized to ensure that all
affected residents were aware of their opportunity to participation. With this in
mind, notices were published in the Half Moon Bay Review and were posted at the
Coastside Opportunities Center, the Library and City Hall.



2.000 ASSESSMENT OF HOUSING NEEDS
2.100 Population and Employment Characteristics of Half Moon Bay

The 1984 Housing Element contained background information on the City's popula-
tion and employment characteristics including historical population growth, age and
income characteristics of the population and the condition of the housing stock.
This data was augmented by the 1990 Housing Element Update to reflect changes
which occurred during the 1980's. This Technical Revision incorporates data from
the 1990 US. Census as well as additional information which has recently become
available.

In brief, population of the community grew slower during the 1980's than it did dur-
ing the 1970%. The 1980 Census counted 7,282 residents, an increase of 81 percent
over the 1970's census population estimate. The 1990 US. Census estimated the
City's total population at 8,886. This represents a population increase of roughly 22
percent during the 1980's. The Association of Bay Area Governments has projected
that Half Moon Bay will increase to 11,000 people by 2000 and to 14,900 by 2010.
This forecast is somewhat lower than the projection of 11,942 by 2000 which is
contained in the LCP. Thus, the City appears to be growing at a slower rate than
was envisioned by the framers of the local plan.

In 1980, 37 percent of the population was under 18 years of age; 55 percent were
between the ages of 18 and 64, and 8 percent were 65 years or older. By 1990,
these percentages had changed to 24, 67 and 9 respectively, suggestive of a general
aging of the City's population during the decade. The age distribution of Half Moon
Bay 1s roughly proportionate to that of San Mateo County as a whole.

The social and economic profile of Half Moon Bay residents presented in the 1984
Element suggests that the population is predominantly white. The percentage of
non-whites increased substantiallv during the 1970's and has increased slightly during
the 1980's according to the US. Census, which reported that 91 percent of the
population was white in 1950, down from 97 percent in 1970. Based on the 1990
census, the median household income for Half Moon Bay was $54,762 per vear in
1989 compared to a County-wide average of $46,437. This indicates that Half
Moon Bay incomes on average are somewhat higher than the County-wide median.

2.200 Housing Characteristics of Half Moon Bay

Background information on the housing and household characteristics of Half Moon
was appended to the 1984 Housing Element. The Housing characteristics of Half
Moon Bay have been updated below based on the 1990 Census and recent data
provided by the State Department of Finance (DoF).



In 1980. 2,726 units were counted in Half Moon Bav by the Federal Census. In
January 1990, the Department of Finance estimated the total number of housing
units in Half Moon Bay at 3,520, The DoF estimate rose to 3,686 by January 1992,
This would indicate a total net increase from 1980 to 1992 of 960 units, or an aver-
age annual increase of 80 units according to DoF estimates. Based on the City's
building permit records, a net total (permits less demolitions) of 657 new units were
approved between 1985 and December 1989, This compares to a DoF estimate of
614 units added over the same time period. The discrepancy is probably due to the
fact that some units approved later in the review period may not have been com-
pleted at the time the DoF estimate was computed. The 1990 Census counted 3,402
units in Half Moon Bay indicating that the DoF estimate for 1990 was somewhat
high and that some of the units for which permits were issued had not been built by
1990. Regardless of the estimate which is used, it is clear that housing production in
Half Moon Bay occurred at a diminished pace during the 1980's. Housing rehabili-
tation, however, has been substantial, with 125 permits for substantial rehabilitation
(310,000 or more) approved between 1585 and 1990 and 87 between 1991 and
1993, This indicates that private efforts to conserve existing affordable housing have
been somewhat successful.

The City Building Department has reported that 303 units were added to the housing
stock from April 1990 to January 1993. It should be noted, however, that approxi-
mately 835 percent of these units were completed prior to the effective date of Meas-
ure A, a local initiative which restricts the growth rate of the City's housing stock to
an amount necessary to support 3 percent annual population growth (Measure A,
formally known as the Residential Growth Initiative is discussed more fully in
Section 3.220). Between January 1991 and January 1993, only 46 housing units
were completed, as a combined resuit of the economic slowdown and the passage of
the Residential Growth Initiative.

The condition of the housing stock is largely sound with most dwelling units having
been constructed in the last thirty years. Based on Census data, 28.6 percent of the
City's homes were constructed after 1980, compared to 11.4 percent for San Mateo
County as a whole. Fewer then 3 percent of the City's homes were built prior to
1940, These facts combined with the rehabilitation figures cited above and aug-
mented by fieid observation suggest that the maximum number of units in need of
rehabilitation is perhaps fewer than 100 while the number of homes needing re-
placement is close to zero.

The City of Half Moon Bay is involved in an active program of building code en-
forcement. Currently, any action is typically initiated after a complaint is received.
The City has no direct information as to whether any residences are classifiable as
substandard; in cases in which living conditions deteriorate below minimum health
and safety standards, intervention by the Building Department is initiated.



Revisions to State Housing Element Law enacted in 1989 require cities to address
the potential conversion of assisted multi-family residential units to non-iow-income
. uses. Based on the Inventory of Federally Subsidized Rental Units at Risk of Con-
version , the City of Half Moon Bay has no federally subsidized housing units. The
City also has no affordable housing units supported by CDBG or redevelopment
agency programs and, to date, has received no applications for affordable units sub-
ject to the state density bonus {aw, Consequently, there are no affordable multi-fam-
ily units subject to conversion to non-low-income use at the present in Half Moon
Bay. Should the City act to approve such units, efforts will be made to preserve
their affordability through deed restrictions or other long-term methods.

Half Moon Bay has 2.61 persons per household according to the 1990 Census. The
City's average household size has remained consistently above the County average.
The gap between these city and county averages has narrowed somewhat as the
County's average household size increased from 2.58 in 1980 to 2.64 in 1990 while
Half Moon Bay's average remained constant during this time period. Over-crowded
conditions were recorded for 228 units (7.3 percent of the housing stock) by the
1990 census. This represents a substantial increase in both the number (78) and the
percentage (2.9} of overcrowded units reported in the 1984 Housing Element. The
growth in overcrowded units is also reflected by the sharp increase in large house-
holds (5+ members) which now comprise roughly one in eight households in the
City. Clearly the increase in housing unit occupancy is refiective of individual efforts
to promote housing affordability. By increasing the number of persons sharing the
cost of housing, the individual cost decreases. While perhaps desirable from an af-
fordability standpoint, overcrowded housing may have adverse public heaith ramifi-
cations. [n 1980, 70 percent of the homes in Half Moon Bay were owner-occupied
compared to 6C percent in the County as a whole. By 1990, these percentages were
71 and 60 percent respectively, indicative of little change in this regard.

The median vaiue of an owner-occupied unit in Half Moon Bay was approximately
$135,000 in 1980 according to the 1984 Housing Element. By 1990, however, the
median vaiue of owner-occupied housing units in Half Moon Bay was $352,500.
San Mateo County Housing prices typically exceed the Bay Area average by a sub-
stantial margin. Exacerbating this situation locally is the absence of Section 8 subsi-
dized housing units, none of which are presently located within the City limits.

Median monthly rent in Haif Moon Bay was reported at $367 in 1980, but had risen
to 3811 by 1990. This increase of over 120 percent greatly exceeds the estimated 30
percent growth in household incomes which occurred between 1980 and 1990. This
suggests that both home ownership and rental occupancy became much less afford-
able in Half Moon Bay during the 1980's, as was the case throughout San Mateo
County. Since 1990, realtors and local building officials suggest that rents have
stabilized while housing prices have declined by as much as 12 percent; nevertheless,
these slight improvements have not significantly altered the City’s circumstances with
regard to housing affordability.



2.300 Income to Housing Cost Correlation

Table H-2, provides estimates of the maximum affordable housing payment by in-
come category and the number of Half Moon Bay households which fall into each
category. The number of households and the income figures are based on the 1990
Census.

A comparison of the income figures presented in Table H-2 with the housing cost
estimates discussed in the previous section reveals an affordability problem of seri-
ous proportions. None of the very-iow income households and only about one-half
of the low-income households presently living in Half Moon Bay can afford the
County's median monthly rent. Many of them must, therefore, be either overpaying
for housing or living in overcrowded units. The estimated monthly cost of owning a
home is well beyond the affordability limits of all of the City's low-income house-
holds and many of its moderate and above-moderate income households as well.

Of course, a significant proportion of low income residents of Half Moon Bay are
spared from housing affordability problems by the fact that they purchased their
homes during a period of lower prices and interest rates. This is especially true of
many elderly low-income residents.

The most interesting finding reveaied by analysis of household income data from the

1990 Census in comparison with 1980 Census data is the apparent bipolarization of
incomes which occurred during the 1980's. The percentage of households classifi- -
able as very-low income increased from 17.7 percent in 1980 to 24.0 percent in 1990

while the percentage of above-moderate income households remained fairly high,

declining from 44 4 percent in 1980 to 41.2 percent in 1990, Meanwhile, both the

number and percentage of households falling into the low and moderate income

categories deciined significantly, falling from a combined 37.9 percent in 1980 to

347 percent in 1990. Thus, the gap between poor and well-off famities in Half
Mgoon Bay appears to have increased during the decade, accompanying both a rela-

tive and an absolute decline in middle-income households. From a policy standpoint,

two types of conclusions may be derived from the data; first, that the growing num-

ber of very low-income households necessitates that efforts to promote housing af-

fordability focus on this component of the population; secondly, that moderate-in-

come households are having an increasingly difficult time locating in Half Moon Bay,

perhaps justifying some form of local policy response. In the absence of efforts to

address both very-low income and moderate income affordability, middle-income

families are likely to continue to disappear from the City while very-low income

households will continue to overpay for housing.

The above analysis suggests that the only low and moderate income Half Moon Bay
residents who are not likely to be spending more than the standard 30 percent of
their incomes on housing are those that occupy overcrowded or substandard units
and those who purchased their homes prior to the rapid escalation of housing prices
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in the 1980's. Renters and recent home purchasers, as well as prospective home
buyers, face serious affordability problems in the existing housing market. This
conclusion is supported by ABAG's recent estimate that 50 percent of all iow-in-
come homeowners and 63 percent of all low-income renters in Half Moon Bay are
presently overpaying for housing. Although housing prices siowed somewhat during
the last months of 1989 and during the first part of 1990, and actually declined sig-
nificantly between 1991 and 1993, much of this "softening” has been in the upper
end of the market with rents and prices for apartments, condominiums and entry-
level homes remaining firm.

TABLE H-2: ESTIMATED INCOME AND HOUSING
AFFORDABILITY OF HALF MOON BAY

RESIDENTS
HOUSEHOLDS IN 1989 GROSS INCOME
INCOME CATEGORY
CATEGORY NUMBER PERCENT ANNUAL  MONTHLY  MAXIMUM
MONTHLY
HOUSING
PAYMENT 1
Very Low 764 24.0 27,381 2,282 685
Low 477 15.0 13.810 3,651 1,095
Moderate 627 19.7 65.714 5.476 1,643
Above 1311 412 65,714+ 5476+ 1,643+

Moderate

' Calculated on the basis of the generally accepted standard of 30% of monthly income.

Source: 1990 Census data for Half Moon Bay
2.400 Determination of Housing Needs to 1995

Article 10.6, Section 65588 of the Government Code assigns responsibility for the
determination of local housing needs within Bay Area communities to the Associa-
tion of Bay Area Governments (ABAG). Half Moon Bay's total projected need for
the 1988 to 1995 time period is 2,582 units, according to ABAG. This needs esti-
mate applies to Half Moon Bay's total Sphere of Influence which includes unincor-
porated portions of the mid-coastal area such as El Granada, Princeton, Montera and
Moss Beach. ABAG suggests that the distribution of these units by income category
be as follows:



Very Low Income 491

Low Income 387
Moderate 516
Above Moderate 1,188

Because of local constraints identified in Section 3.200 of this document, this esti-
mated need cannot be met by 1995. A more realistic approach would be allocate the
2,582 needed units among the unincorporated and incorporated coastai areas. In
keeping with the approach adopted by San Matec County Housing Element Update
and endorsed by the Association of Bay Area Governments, 53 percent of the total
estimated need (1,379 units) will be attributed to areas outside of the Half Moon Bay
City Limits. The remaining 1,203 units were initially established as the City's local
quantified objective for the 1988 to 1995 time period. These units were to be dis-
tributed by income category as follows:

Very Low 229
Low 180
Moderate 240
Above Moderate 554

The above objectives were distributed by income category in the same proportion as
the ABAG Housing Needs estimate. The housing policies and programs set forth in
the 1990 Housing Element Update were intended to reach the above housing pro-
duction figures within the designated time period assuming that all infrastructure
constraims could be resolved during the planning period. Accomplishment of this
objective would result in the construction of roughly 172 units per year, approxi-
mately one third of which should be targeted to very-iow or low-income households.
The 1990 Housing Element Update noted that numerous constraints, inciuding but
not limited to a lack of available domestic water and the sewage treatment plant op-
erating at maximum capacity which are beyond the controi of the City could ad-
versely affect attainment of these objectives. They were viewed, therefore, as a tar-
get rather than a commitment. It is important to note that ABAG has recognized
the practical difficulties facing the City regarding the development of housing units in
the unincorporated County areas to meet its regional housing needs estimates. For
the 1995 regional needs estimates, ABAG wiil separate the City from the
unincorporated County areas to address these difficulties.

The passage of the Residential Growth Initiative in 1990 (see Section 3.220) and its
impact on housing production in Half Moon Bay necessitates a re-evaluation of the
objectives set forth in the 1990 Housing Element Update. The Residential Growth
Initiative limited population growth to 3 percent annually, with exceptions for
density bonus units granted in return for the construction of low-income housing.
The revised objectives listed below are based on the legally-mandated 3 percent
growth maximum with an assumption that half of the new units built will be in

8



developments which quality for a 25 percent density bonus. The objectives inciude
485 units for which permits were issued prior to the effective date of the Residential
Growth Initiative. From 1991 to 1995, limitations imposed by the Residential
Growth Initiative have been built into the quantified objectives. The distribution of
units by income category is based on the City's 1990 income distribution and may
not retlect the distribution of prices and rents of the units built to date. Based on the
above factors, the City of Half Moon Bay's local quantified objectives for 1988 to
1995 have been revised to read as follows:

?ﬁg\:smucrzou REHABILITATION CONSERVATION
Very Low 275 45 All
Low 172 28 All
Moderate 225 37 N/A
Above Moderate 473 78 N/A
Total Units, 1988 1o 1,145 188 N/A

1995

Thus. the quantified objective for 1988 to 1995 set forth in the 1990 Housing Up-
date has been reduced from 1,203 to 1,145 units based on constraints imposed by
the Residential Growth Initiative. The City's quantitative objective for rehabilitation
is based on the 1984 objective (400 units) less the number of units rehabilitated
between 1984 and 1993 (212). Regarding conservation, the City's objective is to
conserve all existing affordable dweiling units.

2.500 Analvsis of the Needs of Homeless Residents

Recent amendments (o Housing Element law require communities to identify and
quantify, where feasible, the extent of homelessness needs within their jurisdiction.
The tollowing sections are intended to address these requirements.

2.510 Estimated Number of Homeless in Half Moon Bay

In July, 1986, the San Matec County Department of Community Services surveyed
twenty-nine Social Service agencies that deal with the homeless in order to estimate
the total number of homeless per year in the County. That study estimated the num-
ber of homeless at 5,000-6,000 persons. Telephone interviews conducted with sev-
eral service providers in November, 1989 yielded similar estimates of the number of
homeless persons in the County.

Based on January 1990 Department of Finance estimates, Half Moon Bay has 1.5%
of the County's total population. Assuming that the City's share of the County's
homeless population is the same as its overall percentage, and applying the figure to
the County-wide homeless estimate, results in an expected homeless population of
75-90 per year in Half Moon Bay. Although the City's higher than average amount
of open space and adjacent public lands suggests the possibility of homelessness in
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excess of the City's population percentage, other factors, such as distance from
major transportation arteries and urban centers may be serving to limit the number of
homeless coming to the City. Thus, until a more reiiable indicator is available, the
City's overail proportion of the County's population will be used to estimate local
homelessness. Based on the 1986 County survey, it can be assumed that 40% of the
nomeless are single individuals while the remainder are persons in families. It is im-
portant to point out that this estimate represents the number of peopie who find
themseives homeless at some point within a given year. The number of people who
are actually homeless on any particular day will be substantially lower since many
homeless people do not remain homeless all year long. The 1990 US. Census
counted no homeless persons in Half Moon Bay, aithough the methodology em-
pioyed by the Census Bureau has been called into question by numerous advocates
of the homeless. '

2.520 Quanufication of Available Homeless Assistance Resources

Sheiters and homeless assistance programs are the main resources available to
homeless residents of San Mateo County. In 1988, the most recent year for which
compiete statistics are available, there were three transitional housing shelters
operating within San Mateo County serving homeless families with children. Based
on the number of clients served during the first five months, these shelters served an
estimated 1,130 people in 1988, There are aiso several more specialized shelters for
persons with substance abuse problems and mental illnesses, victims of domestic vio-
tence and veterans. These shelters served approximately $30 persons in 1988 based
on the ratio of available beds to number of persons served within the family shelters.
Finally, the County's temporary “winter shelter” served 457 people in the winter of
1988. Collectively therefore, existing shelters in San Mateo County served an esti-
mated total of 2,137 people in 1988, The County's three main homeless assistance
programs (Salvation Army, AFDC and Community Action Agency) served a com-
bined total of 3,649 homeless persons in 1988 based on estimates derived from fig-
ures contained in the Comprehensive Homeless Assisiance Plan for San Mateo
County. Combining the estimated number of people served by shelters with the
number of residents receiving funds from homeless assistance programs results in a
total estimate of 5,786 homeless persons who received some form of assistance in
San Mateo County in 1988.

In addition to the above County-wide programs, local resources are available to
serve the homeless. Thé Coastside Opportunity Center provides information and
referral, support services and, on an emergency basis, motel vouchers. The Center
served a total of 127 unduplicated persons during the 12-month period ending in
March, 1990. In 1992, the Half Moon Bay Christian Homeless Association opened
a twenty-bed winter shelter located in Qur Lady of the Pillar Church. This facility
served an average of twelve persons nightly, with most comprising a "regular” clien-
tele, as opposed to transients. The fact that this facility operated at less than capac-
ity is indicative of surplus shelter availability in Half Moon Bay.
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2.330 Determination of Unmet Homeless Needs in Half Moon Bay

If the sheiters and assistance programs discussed above were evenly distributed
throughout the County's homeless population, and if they provided adequate levels
of assistance to resoive these persons' housing problems, then it could be argued that
existing programs are adequate to meet the needs of the County's estimated home-
less population. This, of course, is not the case. Most of the County's shelters and
assistance programs are temporary in nature and are not designed to address ongo-
ing housing affordability problems. Moreover, some of the homeless benefit from
more than one program, while others receive no assistance at all. Thus, while there
does not appear to be a significant discrepancy between the number of homeless per-
sons in the County and the number of persons receiving assistance, there are still
unmet needs in terms of the adequacy of benefits provided by existing programs and
their availability throughout the County.

The above analysis suggests that while most of the City's estimated homeless resi-
dents probably receive some form of assistance, the assistance may be inadequate to -
fully resolve their shelter needs. Rather than a shortage of existing programs, the
City and County are confronted by limited program effectiveness in the face of ac-
celerating housing affordability problems. Programmatically, therefore, Half Moon
Bay should focus on augmenting and upgrading existing shelters and programs
rather than establishing new ones. For this reason, the City has chosen to provide
additional assistance to existing shelters and to augment existing resources as op-
posed to identifying and developing additional sheiter sites.

The development of emergency shelters and transitional housing is permitted in the
R-3 Multiple Family Residential District, the Public Service District (P-S), all Com-
mercial Districts (C-1, C-2, and C-3), and the Professional Administrative District
(P-A). It must also be recognized that the City of Half Moon Bay does not have the
financial resources to commit to these types of facilities. However, should a private
organization or other governmental entity desire to establish such a facility in the
City, they would be encouraged to do so. As previously noted, in 1992, the City
facilitated the establishment of a shelter to provide space for 20 homeless persons by
the Half Moon Bay Christian Homeless Association. The shelter operated from No-
vember 1992 to March 1993 and is scheduled to re-open in the winter of 1993-94.

2.540 Homeless Assistance Action Programs

2.541 When funds are available, contribute from the general fund and other sources
operating subsidies to existing homeless programs.

2.542 Encourage voluntary private contributions to existing homeless shelters and
programs.
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2.600 Other Special Needs Groups

Special needs groups identified in the 1990 Housing Element include elderly resi-
dents, disabled, large families, female-headed households and farm workers. The
1990 Census data facilitates analysis of changes in the number of residents falling
into each of these categories.

SPECIAL NEEDS GROUP 1980 ESTIMATE 1990 CENSUS

People Age 65 or Older 622 824
People Over Age 16 With 152 516
Mobility Limitation*

Large Families (5+ members) 119 386
Female-Headed Households 150 258

Farming, Forestry,
Fishing Workers * 213 412

* These figures are not directly comparable due to changes in methodology
between the 1980 and 1990 Census.

2.610 Elderly Households

It is estimated that approximately 824 persons over age 65 live in Half Moon Bay in
1690, representing about nine percent of the City's population. Housing needs of the
elderly are related to their decreased mobility and smaller living space requirements.
Also, housing for the elderly should be located in close proximity to medical, com-
mercial and recreational facilities. Policies which address the housing needs of the
elderly include 5.114; 5122 A, Band D; 5.311 and 5.321.

2.620 Disabled Residents
The number of persons over age 16 with a mobility limitation in Half Moon Bay is
estimated at 516. Whilé not all such persons require special housing, many need

specially designed units, located near shopping, transportation and services. Policies
5312 and 5411 focus on the housing needs of this component of the population.
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2.630 Large Households

Half Moon Bay's 386 estimated large households may have difficuities finding hous-
ing of sufficient size and affordability. This number has grown significantly, rising to
12.1 percent of the population by 1990. The primary policy which may be of benefit
to large households is 5.122G, which calls for a2 minimum percentage of affordable
units to be built. Policies prohibiting housing discrimination and promoting home
sharing are also applicable to households of this nature.

2.640 Female-Headed Households

The number of female-headed households in Half Moon Bay was 258 according to
the 1990 Census. The special needs of this group include low cost housing, suitable
for children and iocated near schoois and child care facilities. Innovative shared liv-
ing arrangements, including congregate cooking and child care, would also be suit-
able. Policies contained in the Housing Element Update which benefit this group
inciude those intended to prevent discriminatory housing practices and promote
housing affordability.

2.650 Farm Workers. Although the number of workers employed in fishing, for-
estry and farming is estimated at 412, farm workers only comprise a small proportion
of the estimate. Based on the fact that 64 farm workers were counted by the 1970
Census before such workers were combined with fishermen and foresters and judg-
ing from the trends in agricultural empioyment since 1970, the number of farm
workers in Half Moon Bay in 1990 was probably in the range of 50-75. The Coast-
side Farm Labor Housing Project, a 160 unit development scheduled for final ap-
proval in 1993, should be sufficient to accommodate the housing needs of farm
workers in Half Moon Bay and surrounding areas.
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3.000 AVAILABLE SITES AND CONSTRAINTS TO HOUSING
DEVELOPMENT

3.100 Inventory of Sites Suitable for Residential Development

Table H-3 identifies all sites within the City that are suitable for residential develop-
ment and provides other pertinent information such as the current zoning designa-
tion, the maximum potential number of units permitted and constraints to develop-
ment. These sites are shown graphically on Exhibit H-1. Accompiishment of the
housing production objectives set forth in Section 2.400 would result in the devel-
opment of only 28% of the maximum estimated remaining potential residential sites.
Clearly, land availability does not constitute a significant constraint to the provision
of housing in Half Moon Bay. It should be noted, however, that the figures shown
in Tabie H-3 are estimates. The actual number of units to be approved wiil depend
on site- specific information to be derived at the time projects are submitted.

3.200 Analysis of Government Constraints

There are policies in the Land Use Plan that establish the general parameters for de-
velopment in the City. The City Zoning Code and other Ordinances in the Municipal
Code guide the orderly development of the City, implementing the Land Use Plan
policies. As a general rule, there are no extraordinary or unusual policies or ordi-
nances that inhibit development, with the exception of those that are directly related
to the ability to provide adequate infrastructure. For example, the City's current
Growth Management Systems Ordinance allocates the number of new sewer con-
nections for non-priority residential units on the basis of the remaining capacity in
the Sewer Authority Mid-Coastside Treatment Plant. Similarly, in order for any
applications for development to be accepted for processing, it is required that the
applicant have the requisite number of Phase I water connections to serve the devel-
opment.

3.210 Land Use Controls

3.211 General Plan. The Half Moon Bay General Plan does not pose a significant
constraint to housing development. There are adequate home sites in all land use
designations.

Typically, vacant sites are developed at the maximum density permitted by the Land
Use Plan, or very close to it. In some cases, the Land Use Plan specifies certain
conditions such as requiring development to be below the 160 foot contour and the
dedication of land for roads such as Miramontes Point Road and Foothill Boulevard.
These conditions are not considered to be constraints to reaching maximum permit-
ted densities. '
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For those sites designated in the Land Use Plan as "Planned Unit Development
District” or where development is required by the Land Use Plan to be pursuant to a
Specitic Plan, the Land Use Plan establishes 2 maximum number of potential dwell-
ings, with suggestions offered as to the anticipated product type. This technique
offers a great deal of flexibility in the ultimate development of the site. In some
cases, the Land Use Plan encourages clustered or attached development. This re-
sults in not only lower construction costs which serve to keep prices down, it also
Works to preserve views and natural features such as wetlands. There are specific
requirements in State and Federal law that require the protection of riparian and
wetland areas. The City has adopted poticies in its Land Use Plan that require a 30
foot buffer zone around intermittent water sources, and a 50 foot buffer zone around
permanent sources of water. Replacement and relocation of any riparian or wetland
area is permitted under an approved restoration plan. Conformance with these poli-
cies also serve to encourage clustered or multi-family developments while protect-
ing and enhancing the City's environment.

The issue of converting lands designated for commercial or industrial uses has been
debated in the City for many years. Many citizens are of the opinion that not enough
land has been designated for commercial or industrial use, and that there must be a
greater balance between the amount of land designated for residential and commer-
cial uses. The shortage of retail and service commercial establishments in the City
requires traveling to other areas of the Peninsula, contributing to the traffic problems
on Highway 1 and State Route 92. Conversion of existing properties designated for
commercial or industrial uses to residential districts will result in a further shortage
of opportunities for residents to work, shop, or obtain needed services within close
proximity of their homes. Additional residents wiil further exacerbate the shortage
of opportunities and vehicle trips outside of the City.

The current shortage of available water for domestic service and lack of sewage
treatment capacity suggests that many sites currently designated for residential use
are likely to remain underdeveloped. There would be no advantage within the time
frame of this Housing Element to reclassify properties when development cannot oc-
cur on existing sites due to identifiable infrastructure constraints. This also holds
true for increasing the allowable densities on properties currently designated for
residential use. The shortage of water, sewer, and roadway capacity essentially pre-
clude development on many parcels; therefore, any action to increase densities when
they cannot be reached would be unnecessary and meaningless. However, this is not
intended to preclude development of higher densities pursuant to the State of Cali-
fornia Density Bonus Law or the incentives provided for in this Housing Element.
Density bonuses will be granted for Senior Citizen, Very Low, and Low Income
Housing as provided for in State Law and this Housing Element, so long as adequate
infrastructure capacity, particularly sewer and water service, is available.

3.212 Zoning Ordinance. The Zoning Map identifies the location and distribution
of the various Residential Districts in the City. The Zoning Ordinance establishes the
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height, density, parking standards and other development standards for each Zoning
District. The Zoning Ordinance and Map are amended periodically as appropriate to
maintain the required consistency with the General Plan/LCP. The Zoning Ordinance
provides a variety of residential use designations with densities ranging from .3 to 29
units per acre, excluding Density Bonuses permitted by State Law. The General
Plar/L.CP provides for a range of residential densities between .3 and 25 units per
acre. Because of the availability of vacant land in all of the Residential Zoning Dis-
tricts, the Zoning Ordinance is considered to be only a minor constraint to housing
development.
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TABLE H-3:

15

16.

17.

Miramar
City of Naples
Grandview Terrace

Newport Terrace

Casa Del Mar

Ocean Shore
Terrace

Pilarcitos Park
Commurnitv Core

{Spanishtown/
Arleta Park East)

Arieta Park

Ocean Colony

Surf Beach/ Dunes

Beach

Venice Beach

Miramontes
Terrace
{North of Kelly)

Highland Park

Wavecrest (North &

South)

Lands between
Mewport Terrace
and Grandview
Terrace

Guerrero Avenue
Site

STATUS

PD

D

P

PD

D

PO

PD

PD

FD

PD

D

EXISTING
ZONING

R-1-8-1
R-1
R-1-B-2

R-1-B-2

R-1-B-2

R-i-B-2

R-1-B-1
PUD

R-1-B-1

R-1-B-2

R-1

R-1-B-2

R-1-33-2

R-1-B-2

R-1-B-1
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POTENTIAL ACREAGE

NEW
UNITS
75

68

i

20

32

200

152

200
351

150

75

51

1,000

129

46

NA

NA

NA

NA

NA

NA

NA

NA

NA

278

30

52

NA

630
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SITES SUITABLE FOR RESIDENTIAL DEVELOPMENT

DEVELOPRENT
CONSTRAINT
RATING

A

A
A
A

>



TABLE H-3: SITES SUITABLE FOR RESIDENTIAL DEVELOPMENT
(Contd.)

Kev to Develonment
Constraint Rating

A -- Maximum development potential without zone
change or conflicts

B .. Maximum development requires no zone
change but with potential conflicts

C -- Zone change required with
conflicts

Potential conflicts include:

Neighborhood opposition

Coastal Zone/LCP. contlicts

Sewer/water availability

Site constraints identified as project are reviewed

Status:

V = Vacant or virtually vacant
PD = Partially developed

Zoning Designations:

R-1 = Single Family Residence, 5,000 sq. fi. lot
R-1-B-1 = Single Family Residence, 6,000 sq. fi. lot
R-1-B-2 = Single Family Residence, 7,500 sq. f. lot

R-1-B-3 = Single Family
Residence, 10,000 sq. ft. lot

R-1-B-4 = Single Family
Residence, 22,000 sq. ft. lot

R-1-B-5 = Single Family
Residence, 43,560 sq. ft. lot

20



In the existing, subdivided neighborhoods where future development is limited to in-
fill lots, there are other potential constraints to reaching the maximum density per-
mitted. Many of these existing neighborhoods were originally subdivided with 25
foot wide lots. Current zoning standards in the R-1 District require a minimum lot
width of 50 feet. This requires assembiing two 25 foot lots. In some cases, owner-
ship patterns have resulted in many isolated substandard lots between developed lots.
The City has a procedure for approval of Administrative Variances whereby the
Planning Director can approve development of a singie family residence on a sub-
standard lot if it is determined that all construction otherwise conforms to the re-
quired development standards. In those cases where construction is proposed on a
substandard lot that does not meet all of the required development standards, such as
setback encroachments or lot coverage in excess of the maximum permitted, Plan-
ning Commuission approval of a Variance is required. Historically, the City has ap-
proved development on the substandard lots, although in some cases Conditions of
Approval are imposed to ensure comparibility with adjacent properties.

Within the various "C" Districts (C-1, C-2, C-3), residential uses are permitted upon
securing a use permit in each case. The City has encouraged mixed use develop-
ments {residences above commercial establishments), as a means of increasing the
supply of affordable housing as well as providing living and working opportunities
within close proximity of each other. There are two sites designated in the Land Use
Plan for mixed use development within the City. These are the Podesta/Silvera
property {Site 25, Table H-3), and the old Andreotti farm off Main Street to the
north of Pilarcitos Creek. The 30 acre Podesta/Silvera site is designed for 125 units
on no more than 40 percent of the site, with the balance in industrial uses. The oid
Andreotti farm is to be developed with a maximum of 128 dwellings and commercial
uses, including the US. Post Office (Stene Pine).

The Zoning Code provides the development standards for each of the various zoning
districts in the City. For residential districts, there are two parking spaces required
for each unit, with flexibility considered as a part of either a Variance or Use Permit
application. In the R-1 District, Single Family Residential, only one unit is permit-
ted, and lot coverage currently may not exceed 35 percent for multi-story buildings
and 50 percent for single-story buildings. In the R-2 District, Multiple Family Dis-
trict, where a maximurm of two dwellings are permitted, lot coverage currently may
not exceed 35 percent for multi-story buildings and 50 percent for single-story
buildings. In the R-3 District, Multiple Family Residential, density is determined by
the standard of one unit for each 1,500 square feet of land area on the site, with a
maximum of 45 percent {ot coverage permitted for multi-story buildings and 50 per-
cent for single-story structures.

3.213 Building Codes. The 1988 edition of the Uniform Buiiding Code is enforced
in Half Moon Bay. The City Building Department sees that new residences,
additions, auxiliary structures, etc. meet all of the latest construction and safety stan-
dards. Building permits are required for any construction work.
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3.214 Permit Processing, Procedures and Fees. Building permits must be secured
before commencement of any construction, reconstruction, conversion, alteration or
addition. Approval of permit applications is based on conformity with the Zoning
Ordinance, although the City has the power to grant varnances from the terms of the
crdinance within the limitations provided in the ordinance. Planning and permit fees
are summanzed by Table H-4. In general, permit fees are similar to or lower than
those in existence in other Peninsula communities and are not regarded as significant
constraints to housing development. Given the quality of the existing housing stock
in the City, code enforcement activities are addressed on a complaint basis. The
Residential Growth Iritiative also reguires that new residential projects be subject to
the building permut aflocation system.

TABLE H-4; PLANNING, PERMIT AND IMPACT FEES, 1990

Building Permit £856.30 --1st $100,000; 4.85 each add'l.
$1,000

Plan Check 65% of Building Permit Fee

Use Permit $1,513

Variance $1.513

PUD. $2,550

Zoning Change $2.550

EIR
Subdivision
Park Dedication Requirements

Storm Drainage

Traffic Mitigation

Park Development Fee

School Impact Fees

Cost + 20.8% overhead
34,829
4 acres/1,000 population

.03/sq. ft. (single family)
04/sq /. (multi-family)

$1,450 (single family)
$905 (apartment)

$936/bedroom

1.58/sq ft.
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On- and off-site improvements for any particular development cannot be specifically
identified until such time as precise development proposals are submitted. However,
as a general rule, applicants are responsible to ensure that safe and adequate access
and egress is provided, and that roadway and sidewalk improvements are installed
adjacent to the property where it meets a City or private right-of-way. The cost of
installing any infrastructure to the site must be borne by the developer, primarily be-
cause the City does not have the financial resources to provide them. The City has a
Park Dedication Ordinance that provides for the payment of fees or the dedication of
land, or both, in conjunction with all new subdivisions. Park impact fees are col-
lected on the basis of the number of bedrooms for ali new residences as a part of the
building permit process. Traffic mitigation fees are imposed upon new development
in order to assist in the funding of roadway improvements necessary to provide an
adequate circulation system. '

Processing residential development applications in the City of Half Moon Bay his-
torically has been a lengthy process. The primary reasons for the long processing
times are attributable to a lack of staff as well as the lack of available infrastructure.
It is important to note that there has never been a major effort by the development
community to accelerate the process, in part because there has been little market
pressure in the past to develop within the City at a rapid pace. However, following
the provisions of the California Environmental Quality Act, Subdivision Map Act,
and California Coastal Act, as well as the City's procedural requirements, there is not
accurate means to estimate the processing time for development proposals. The City
has committed to the concept of concurrent processing as a means of accelerating
the processing of development applications where appropriate and feasible. The
Permit Streamlining Act requirements also necessitate timely review of all develop-
ment proposals, and the City has historically met ail of these standards, unless utility
moratoriums were in effect.

3.215 Availability of Assistance Programs. Half Moon Bay does not have sufficient
staff or financial resources to undertake major housing assistance programs without
substantial backing by state or federal agencies. Recent reductions in funding levels
of federal and state assistance programs place the City in a tenuous position,
particularly with respect to local programs which require such assistance, Therefore,
the diminishing availability of outside assistance programs must be viewed as a
constraint to the provision of affordable housing.

3.216 Water Supply. Water is supplied to the City under the jurisdiction of the
Coastside County Water District. According to a District representative, no new
connections have been issued in Half Moon Bay since 1982. Capacity improvements
scheduled for completion in 1993 will allow for 2,200 additional connections
throughout the District, up to 200 of which have aiready been allocated to existing
dwellings presently using well water. Since the number of available connections is
roughly 20% less than ABAG's estimated housing need for the overall sphere of in-
fluence and since these connections will not be available until 1993, water supply
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must be viewed as a significant constraint to attainment of the City's housing pro-
duction objectives.

3.217 Sewerage Availability. Half Moon Bay is rapidly approaching full utilization
of its share of regional sewerage capacity. The City Public Works Department
estimates that no more than 100 uncommitted connections remain before the City's
total limit of one million gallons per day is reached. Thus, sewerage connections
pose a significant constraint to housing development While capacity expansion
should remove this constraint by 1995, it will adversely affect the attainment of
housing objectives, particularly in the early years of the program.

3218 Roadway Capacity. Although a possible long range constraint to housing
development in Half Moon Bay is posed by the limited highway access to the City,
existing roadway capacity appears to be adequate to accommodate planned residen-
tial growth through 1995. Recent traffic counts along Highway 1 and State Route
92 and field observation of peak hour roadway conditions suggest that the City's
main transportation arteries, while characterized by periodic congestion, nonetheless
contain sufficient capacity to accommodate planned residential growih.

3.219 Coastal Zone. The enure City of Half Moon Bay lies within the Coastal
Zone. Building permits have been issued for the construction of 1,404 dwelilings
since 1982 within the City and, therefore, the Coastal Zone. All new dwelling units
appear to have been built on vacant lands. According to City records, there has been
no conversion or demolition of any housing units affordable to low and moderate in-
come households within the City since 1982. There have been five conversions of
rental units to condominiums, all of which are restricted to moderate-income afford-
ability. Therefore, no replacement units were required within the Coastal Zone. As
noted, several years ago, the City was actively invoived in a code enforcement pro-
gram to upgrade the substandard units in the City. Any upgrading of existing units
that may have been affordable to low and moderate income households did not in-
volve the construction of replacement housing because there was no actual demoli-
tion, only improvements.

3.220 Residential Growth Initiative

Concerns regarding traffic congestion, water supply, educational quality, open space
adequacy and other issues prompted the residents of Half Moon Bay to adopt
Measure A, a growth limitation initiative, in 1990. Measure A limits the number of
new dwelling units in the City to that necessary to support an annual population
growth rate of 3 percent. To the extent that Measure A limits the number of homes
built in the City below the number which would have otherwise resulted from market
forces, it must be regarded as a constraint to housing availability. (It should be
noted, however, that the initiative contains exemptions to promote affordable
housing.) Accordingly, the quantified housing objectives of the City set forth in
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Section 2.400 and Policy 5.111 of this document have been modified to incorporate
the estimated impact of Measure A on housing production in Half Moon Bay.

3.300 Analysis of Non-Governmental Constraints

Overall Bay Area purchase prices are plotted in Figure H-1. Table H-5 presents a
summary of the most recent survey of home values conducted by Coldwell Banker
Residential Real Estate Service. Results of the 1992 survey compared with 1988
figures indicate that home values appear to have leveled off, in many cases declining
somewhat from the peak values reached in 1989-80. Much of the decline, however,
has affected higher priced homes and those iocated in the northern portion of the
County. Even given the moderation of home values shown in Table H-5, the prices
of entry-level homes in San Mateo County are beyond the means of most of the
County's low and moderate income households. While the data contained in this
survey pertain only to specific types of units located outside of the City, they are
useful for comparative purposes. The data in Table H-5 suggest that Half Moon Bay
is located within a very expensive housing market. Given the County's status among
the state's leaders in housing prices, this makes Half Moon Bay housing vuinerable to
upward price pressures. These pressures have diminished somewhat since 1990, ac-
cording to local real estate professionals.

According to the 1990 Census, the median value of owner-occupied housing in Half
Moon Bay was $352,500. Perhaps, most significantly, the median housing value for
the City in 1990 was higher than the County-wide median, breaking a long-standing
pattern by which home prices in Half Moon Bay were typically iower, on average,
than those found in the bayside portions of the County. Currently, both rents and
home prices are higher in the City than in San Mateo County as a whole, making
Haif Moon Bay a high cost submarket within a County in which housing costs are
aiready quite high.

Land costs in Half Moon Bay are high, with improved vacant residential lots with a
water contract selling for approximately $200,000 according to local estimates.
Building department officials estimate construction costs in the range of $80-100 per
square foot. Financing is generally available and there do not appear to be any
mortgage deficient areas in the community.

Rising housing prices are a result of economic forces which are well beyond the ca-
pacity of the local government to influence or controi. These conditions, combined
with the reduced levels of state and federal support discussed in the previous section,
make it extremely difficult to continue to provide affordable housing despite the
City's expressed desire to do so. High interest rates, as indicated by Figure H-2,
pose additional non-governmental constraints to affordable housing, although rates
have dropped sharply since the data shown were compiled, reducing the significance
of this factor.

25



TABLE H-5

Atherton
Belmont
Burlingame
Daly City
Foster City
Hillsborough
Menlo Park
Millbrae
Pacifica
Redwood City
Redwood
Shores

San B'runo'
San Carlos
San Mateo
South San
Francisco
Woodside

Source:

HOUSING VALUES IN SAN MATEO COUNTY JURISDICTIONS

(IN DOLLARS)

2 BD/2BA

CONDOMINIUM
11/88 11/92
NA NA
155,000 190,000
229,500 247.000
148.000 170.000
185.000 210,000
NA NA
210,000 243,000
197,000 219,000
152.000 196,000
159.600 191,500
194,500 239,000
132,500 152,000
£75.000 218,000
200,000 225.000
130,000 135.000
NA NA

3 BD/2BA
SINGLE-FAMILY

11/88 11/92
845,000 965,000
359,000 349,000
550,000 570,000
255.000 245.000
349,000 370,000
775,000 810,000
560,000 650,000
369,950 355,000
265,000 250,000
286,000 298,000
305,000 345,000
255,000 225,000
315.000 387,000
370.000 375,000
235,000 225,000
775,000 750,000

4 BD/3 BA
SINGLE- CITY!
FAMILY AREA
11/38 _11/92
1,280,000 1,535,000
471,000 485,000
625,000 700,000
289,000 275,000
490,000 535,000
1,250,000 1,325,000
750,000 885,000
589,950 515,000
315,000 315,000
425,000 380,000
390,000 390,000
315,000 260,000
435,000 395,000
715,000 700,000
375,000 330,000
1,580,000 2,100,000

Home Values Survey conducted by Coldwell Banker Residential  Real Estate

Services and the San Francisco Examiner.
_ iner, June'4, 1989 and November 29, 1992. It should be noted that this survey

Results

published in The Exam-

only relates to the specific types of units noted at the top of the table and may
not fully retlect the range of housing opportunities in the communities iisted.

26



344

250

280

270

260

250

240

230

220

210

00

190

180

170

160

150

140

130

120

FIGURE H—1

1986-1989
PURCHASE PRICE ($000)

i AP B8

LR T

v

-

R

JUL 88

GCT 86

JAN 87

APR 87

Jut. a7

T8a7

JAN 88

APitaa

R T I L A e

JUL 88

2t

OCT a8

P e T T L

JAH 89 APR

L N

Jul og

o



3.400  Summary of Resources and Constraints to Housing Development

A total of approximately 4,276 units could conceivably be built on remaining vacant
lands in the City of Half Moon Bay, assuming that all of the lands are built out at maxi-
mum allowable densities. Land avaiiability is not, therefore, a significant development
constraint. Rising property values and diminishing sewer and water availability pose far
MOIe Serious constraints to the attainment of the growth levels alluded to above. On the
basis of the most recent capacity studies, the City of Half Moon Bay has adopted its
Growth Management System Ordinance restricting the number of new non-priority resi-
dential sewer connections to 100 per year. At the time this Ordinance was adopted with
the 100 permit maximum per year, it was anticipated that the sewage treatment plant ex-
pansion would be completed in late 1992. It is now unlikely that the sewage treatment
plant expansion will be completed and on-line until 1995, and that is assuming the as-
sessment district is formed and funded to pay for the expansion. Therefore, at least until
1995, it may be impossible for the City to meet its regional housing needs as identified in
Section 2.400, "Determination of Housing Needs to 1995". In 1988, 1989, and 1990,
buiiding permits were issued for 588 new dwellings. Based upon a need for 1,203 new
units during the 1988-95 pianning period, 615 new units would need to be constructed
from 1991 to 1995. However, based upon recent studies, the actual sewage treatment
capacity remaining in mid-1993 is not capable of processing effluent from more than 100
new residential units. The potential, therefore, exists for no new permits to be issued
after mid-1994, with the remaining shortfall of the City's housing needs falling
somewhere in the range of 500 units. The siowdown in housing construction since the
end of 1990 has had the effect of extending the time period over which the City is ex-
pected to have excess sewage capacity.

Even in the event that the sewage treatment plant expansion is compieted in 1995 as cur-
rently anticipated. the availability of additional water suppiies and roadway capacity at
that time is impossible to estimate. As noted, water supplies are provided by a private
utility that the City cannot influence. Roadway improvements to Highway 1 and State
Route 92 are funded primarily by the State of California. The City is actively involved
in efforts to have the improvements to the State Highways prioritized as a part of the
State Transportation Improvement Plan (STIP).

Due to the identified infrastructure constraints, as well as the need to implement the
Residential Growth Initiative, it is likely that significantly less new housing will be built
than necessary to meet the City's local housing needs as established by ABAG. On the
basis of t00 many unknown variables related to infrastructure capacity outside of the
City's ability to resolve, it is virtually impossible for the City to quantify potential new
dwellings between mid-1994 and 1995,
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Regarding the City's ability to reduce or eliminate the infrastructure constraints, particu-
larly those related to water and sewer service, there is littie direct action that the City can
take. Sewer and waier are provided by separate private utility companies. Water service
is provided by the Coastside County Water District (CCWD). There are plans being
prepared for increasing the future water supply to the City, although CCWD is faced
with several constraints to complete the system. Phase I water should be available in late
1993, Phase IT is still in the planning stages. There are, however, Phase I water con-
nections reserved for affordable housing developments. Policy 5.325 has been added to
this document in an effort to ensure that affordable housing units are given priority in the
allocation of water and sewer capacity.

Sewage treatment is provided by the Sewer Authority Mid-Coastside (SAM). At this
time, preliminary plans have been prepared for the expansion of the treatment plant.
Funding for the expansion is to be from funds generated by the benefiting property own-
ers, typically the owners of vacant parcels, will vote on the formation of the assessment
district. The City can facilitate the processing of the assessment district, but cannot in-
fluence the outcome of the proceedings.
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4.000 EVALUATION OF EXISTING HOUSING PROGRAMS AND PROPOSED
NEW PROGRAMS

4,100  Existing Housing Programs
The 1984 Housing Element identified a number of approaches designed to facilitate af-

fordable housing. Quanutative objectives were established for ten action programs.
Staff estimates of program resuits during the 1985-90 review period are presented below:

PROGRAM 1984 ELEMENT GOAL ACTUAL ESTIMATED
1985-90

Private Construction | 389 787
2nd Unit Dwellings 50 g
Mobile Homes 71 72
Wavecrest Restoration 237 0fl
Rehabilitation 400 125

- Revenue Bond 36 0
Mixed Use 50 0
"No Frills" Housing 10 0
Shared Housing 100 02
Substandard Lots 42 34

L Completion expected. 1994
2 Actual number of shared units cannot be precisely determined by 1990 Census.

However, based on the sharp increase in households containing more than five
members. it is likely that this objective was exceeded.
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The results summarized above indicate that the City exceeded its goal for private hous-
ing construction by roughly 33%, but fell considerably short of its rehabilitation objec-
tive (although this gap would be narrower if improvement projects of less than $10,000
were counted). In terms of the remaining housing programs, mobile home construction
and allowing construction on substandard lots had the most favorable resuits, while "no
frills" housing and mixed use developments were evidently unsuccessful, based on the
fact that no applications were submitted for such units. Second units met with limited
success and shared units cannot be precisely evaluated based on 1990 Census data.

Regarding the estimated distribution by income category, it is likely that only the mo-
bile homes and second dwelling units were affordable to low- and moderate-income
nouseholds. Assuming that all of those units were obtained by such households, a total
of 81 affordable units were added to the City's housing stock from 1985-1990. This
represents about one-eighth of the total low- and moderate-income housing need identi-
fied by the 1984 Housing Element. Thus, the City fell considerably short of achieving
its affordable housing objectives during the previous review period.

Concerming non-quantitative goals and objectives set forth in the 1985 Housing Ele-
ment, the resulis appear to have been mixed. On the positive side, the City added to its
stock of mobile homes and muiti-family units, which still comprise about one-quarter of
all homes, consistent with the City's previously stated objective. On the negative side,
the City has been largely unsuccessful at attracting outside funding, promoting innova-
tive affordable housing development and exercising the use of redeveiopment resources
to promote affordable housing.

In evaluating the effectiveness of the goals, objectives and programs pursued by the
City during the preceding review period, it must be concluded that many of the ap-
proaches were too ambitious in light of the City's limited resources and the economics
of housing in the 1980's. The above assessment of existing housing programs suggests
that the City's attainment of its 1990-95 housing objectives could be enhanced by focus-
ing on programs which have had success in the past, de-emphasizing unsuccessful pro-
grams and developing new approaches, particularly with respect to promoting housing
affordability. The specific strategy adopted by the City is presented in the following
section.

4.200  1983-95 Housing Program Strategy
The various approaches which will be employed by the City in an effort to reach the
housing production goals specified in Section 2.4 are summarized by Table H-6. A brief

discussion of each of these programs is provided below, along with an update of the pro-
gress of each program up to 1993.
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TABLE H-6: 1988-95 HOUSING PROGRAM STRATEGY

INCOME 1988-95 PRIVATE WAVE- COUNTY SUB-STAND- TIOME SECOND AFFORD-
GROUP ESTI- CONSTRUC- CRESTRE-  REVENUE ARD LOTS SHARING UNTTS ABLE
MATED TION STOR- BONDS HOUSING
NEED ATION FUND
Vary Low 218 1 36 0 6 70 95 10
Low 171 10 30 0 56 50 25 0
Moderate 228 100 70 28 0 4] 30 G
Above 528 418 100 0 10 ] 0 1]
Moderate
TOTALS 1,145 529 236 28 72 120 150 10

* Includes 111 below market rate units and 10 mixed use dwellings.

4.210  Private Construction

The majority of new housing to be buiit during the review period will probably be a re-
sult of private construction activity. There is evidence of continued private developer
interest in Half Moon Bay. This makes it possible, although not entirely likely that the
private sector construction goals set forth in Table H-6 can be reached. This is, of
course, dependent upon the continued availability of sewer capacity and water service,
as weil as a umely economic recovery.

Because private builders are not likely to construct affordable units unless they are
strongly encouraged or required to do so, it may be necessary for the City to require as
a condition of approval that all new residential developments include a percentage of
homes affordable to very low-, low- and moderate-income households (See Policy
5.122G). This policy, combined with the assessment of in-lieu fees, is expected to gen-
erate 111 privately built below market rate units and 10 affordable units subsidized by
the Affordable Housing Fund. To date (1993), no such units have been built, a likely
consequence of the recent downturn in housing starts.

4,220 Wavecrest Restoration

Originally scheduled for completion during the 1985-90 period, it is anticipated that this
project will be developed during the latter part of the 1990-95 review period. An EIR
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has been prepared. Because this project is a Redevelopment project as defined in State
law, it will be mandatory that at least 15% of ail of the units mest the State require-
ments for arfordability. In addition, the City's LCP./General Plan requires that 20% of
the new units be affordable to persons of low- and moderate-income. The first phase of
this project, consisting of 50 units (12 designated for low and moderate-income housc-
holds) is scheduled for approval by the end of 1993.

The City of Haif Moon Bay has a Community Development Agency, with the objective
of ultumately determuining if 1t is in fact feasible to adopt a Redevelopment Plan. At this
time, no specific plan has been adopted. The City's Land Use Plan requires that any
deveiopment on the Wavecrest site provide at least 20 percent of the units with housing
affordable to low- and moderate-income households. Once again, however, the lack of
available water, sewer and roadway capacity may adversely effect the ability of the City
to proceed with construction and development of any redevelopment project during the
planning period.

4.230 Countv Revenue Bonds

This existing County program couid provide financing assistance for up to 28-moderate-
income homebuyers by 1995, Efforts should be undertaken to inform housing Devel-
opers and prospective homebuyers of the availability of this funding source. While this
program has not been utilized to date (1993), it is possible that the recently established
San Mateo County First-Time Homebuyer Program will generate sufficient affordable
housing to meet the objective of 28 assisted units by 1995.

4.240 Home Sharine

One of the lowest cost ways of providing affordable housing, home sharing can be fa-
cilitated through the provision of informaton and referral and matching services. It is
estimated that up to 120 low-income units can be facilitated between 1988 and 1995
using this approach. Toward this end, the City will make office space available for a
non-profit organization to provide these services. Data from the 1990 Census indicate
that 251 nonrelatives lived with families in 1990 suggesting that homesharing 1s a wide-
spread practice in facilitating local housing affordability.

4.250  Second Units
The City presently has a second dweiling unit ordinance in piace. Based on the rate at
which applications are being submitted and assuming that increased efforts are made on

behaif of local officials to promote the program, it is estimated that up to 150 such
dwellings may be constructed during the review period. Between 1991 and 1993, 14
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second dwelling units were approved and built, indicative of progress toward meeting
this objective.

4.270  Affordable Housing Fund

This source to be created from in lieu funds from private residential developers (See
Section 5) can be expected to generate or facilitate up to 10 low-income units by 1995.
The objective for this program is small because the fund is newly established and is un-
likely to grow to a substantial size by 1995.

4.300 Summary of Progress on Affordable Housing Programs to 1993

Since the majority or the City's housing production objectives are tied to private market
activity, the recent downturn in housing construction has resulted in slower than ex-
pected progress in affordable housing creation. Counting the Wavecrest project, second
dwelling units and five affordable units created as a resuit of a recent condominium
conversion, a total of 31 affordable housing units were generated between 1990 and
1993. Roughly haif of these units are affordable to very low income households, with
the remainder divided between low and moderate-income affordability. In addition,
private sector activity resulted in construction of 28 multi-family and 7 single-family at-
tached units from 1990-93, most , if not all of which are affordable to moderate-income
households. Based on these figures, the City had attained roughly 7 percent of its
quantified objective for very-low-income housing, 9 percent of its objective for low-in-
come units and 15 percent of its objective for moderate-income dwellings as of mid-
1993, More rapid progress can be expected as the housing market continues to recover.
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5.000 HOUSING GOALS, OBJECTIVES AND POLICIES

5.100 GOAL I: FACILITATE THE PRIVATE DEVELOPMENT OF HOUS-
ING IN AN ATTEMPT TO MEET THE HOUSING NEED IDENTIFIED
FOR HALF MOON BAY

5.110  OBJECTIVES

5.111  Realize the construction of approximately 1,145 new housing units in Half
Moon Bay from 1988-1595.

5.112  Endeavor to distribute the above housing by income group as follows:*

Above moderate 46%
Moderate 20%
Low 15%
Very low 19%

* Recapitulation of ABAG numbers (See Section 2.400)

5.113  Consider innovative design techniques to promote more affordable housing
through flexible unit sizes and amenities using ordinance incentives, such as ordinances
allowing for flexibility in setbacks and lot coverage for affordable units. Utilize the
planned unit development mechanism to facilitate this flexibility by permitting vari-
ations in unit sizes, cluster configurations and other innovative techniques.

5.114 ﬁ%ﬁm UI%U-MJ_"-‘?M‘{;V CHESTIeHRA AR e e rmmesciahusesdn: RRerelaEarEasa
means of providing more arfordable housmg near transportanon _]ObS and shoppmg
Implementation will be through zoning ordinance incentives, such as density bonuses,
relaxation of parking restrictions and conditioned approval of development projects.

5.120 PQLICIES

5.121  The City shall work with private developers to encourage new housing devel-
opment.

5.122  The City shall encourage the production and availability of more affordable
housing through the following methods:
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5.122A Implemenmation of programs allowing sharing of housing,

5.122B Relaxing zoning restrictions (e.g. parking and elderly projects) where appro-
priaie.

5.122C Encouraging subdivision designs which maximize densities permitted by the
Zoning Ordinance.

5.1221> Encouraging mixed uses in commercial areas.

5.122E Discouraging conversion of existing affordable rental structures to condomini-
ums unless an adequate number of rental units are available within the City, as deter-
mined by such factors as vacancy rates and recent growth or decline in the number of
muiti-family dwellings.

5.122F Continuing to support and implement second dwelling unit ordinance to en-
courage additional affordable units.

5.122G Enacting and implementing a below market rate housing ordinance requiring
developers of ten or more units to price at least 20 percent of the units at levels which
are affordable to low- or moderate-income households. At least 25 percent of the des-
ignated units should be affordable to low- and very low-income households. In cases in
which the Planning Commission and/or the City Council determines that on-site afford-
able units would be incompatible with project design, in lieu contributions to an afford-
able housing fund may be considered. (Note: This ordinance was adopted June 1,
1993)

5.122H Considering changing the land use and zoning designation of certain properties
to muiti-family residential. Alternatively, muiti-family uses may be included as compo-

nents of planned unit developments.

5.1221 Considering waiving certain planning and impact fees for affordable housing
units at the time such waivers become financially feasible.

5.122]  Encouraging utilization of the State Density Bonus Law in the design and con-
struction of newly approved housing development projects.
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5.312  Enforce uniform building code regulations regarding provision of access for
handicapped in multiple residential structures.

5.313  Support the conservation and development of affordable housing for citizens of
modest means.

5.314  Focus on very-low income and moderate income households as well as house-
holds with five or more members, in promoting housing affordability.

5.315  The City shall encourage the development and expansion of housing opportu-
nities for the elderly through techniques such as smaller unit sizes, parking reduction,
common dining facilities and fewer but adequate amenities.

5.316  The City shall enforce the uniform building code regulations regarding provi-
sion of handicapped access in multiple residential structures.

5.317  The City shall encourage the production and availability of more affordable
housing through the methods described under Goal 1.

5.318  As funds become available, the City will provide technical assistance to facili-
tate home sharing, cooperatives and other creative mechanisms for affordable housing,
particularly as they relate to the needs of large households.

5.319  The City shall give approval priority and shall encourage water and sewer
providers to give priority to lower-income housing proposals to facilitate this objective,
the City shall provide a copy of the Housing Element Update to local water and sewer
providers.

5.400 GOAL IV: PROMOTE HOUSING OPPORTUNITIES FOR ALL PER-
SONS REGARDLESS OF RACE, SEX, MARITAL STATUS, ANCES.-
TRY, NATIONAL ORIGIN OR COLOR

5.410 QOBIECTIVES

5.411  Eliminate discrimination in housing to the extent feasible through City actions.

5.420 POLICIES

5.421  The City shall actively support housing opportunities for all persons regardless
of race, sex, marital status, ancestry, national origin or color.
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5.422  Allegations of housing discrimination shalli be reported to the Planning
Director for appropriate enforcement action

5.423  The City shall publish a notice of its non-discrimination housing policy, post

the notice at the City Hall, Library and Coastside Opportunities Center and distribute it
to applicants for building permits, subdivisions and planned developments.
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RESOLUTION NO. P=-11-93

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HALF MOON BAY ADOPTING REVISIONS TO THE 1990 HOUSING ELEMENT
TO INCORPORATE THE MAXIMUM ANNUAL POPULATION GROWTH RATE OF

3% AND UPDATED DATA FROM THE 1990 CENSUS
(GPA-01-93)

WHEREAS, the California Government Code requires each
City in California to prepare and adopt a General Plan: and

WHEREAS, each City's General Plan is required to have
a Housing Element; and

WHEREAS, the City of Half Moon Bay has adopted its
Local Coastal Program Land Use Plan as its General Plan, and
has adopted a separate Housing Element, Recreation Element,
Noise Element, Circulation Element, and Safety Element; and

WHEREAS, the City's Housing Element was first adopted
in 1985 and updated in 1990 as required by State law:; and

WHEREAS, in May of 1991 the wvoters of Half Moon Bay
overwhelmingly adopted the Residential Growth Initiative,
which mandates a maximum annual population growth rate of
3%; and

WHEREAS, the Regidential Growth Initiative also
mandated  that all Elements of the General Plan be brought
into conformance with its provisions; and

WHEREAS, a Draft Revised Housing Element has been
prepared in accordance with the California Government Code
that implements the provisions of the Residential Growth
Initiative, updates certain data from the 1990 U.S. Census,
and identifies and evaluates the existing and projected
housing needs of all economic segments of the population;
and

WHEREAS, notices of the preparation and consideration
of the Draft Revised Housing Element were published in the
Half Moon Bay Review and posted conspicucusly in the
Coastside Opportunity Center, the San Mateo Branch Library,
and at City Hall, and efforts were made to contact the
various advocacy organizations in the County of San Mateo to
afford all interested persons and parties the opportunity to
provide comment on the Draft Revised Housing Element; and

WHEREAS, the Draft Revised Housing Element was
considered by the Planning Commission at a duly noticed
public hearing on August 12, 1993, during which all present



were afforded an opportunity to comment on the Draft
Revigions; and

WHEREAS, the Planning Commission considered  the
testimony received at this public hearing and discussed in
detail the proposed revisions:; and

WHEREAS, after considerable discussion, the Planning
Commission voted unanimously to direct Staff to forward the
Draft Revised Housing Element to the State Department of
Housing and Community Development for their review as
reguired by State law; and

WHEREAS, the City has received comments from the State
Department of Housing and Community Development incorporated
herein as Exhibit B of this Resclution; and

WHEREAS, the comments from the State Department of
Housing and Community Development were considered by the
Planning Commission at a duly noticed public hearing on
December 9, 1983; and

WHEREAS, the Planning Commission discussed the factors
present in the City and the comments from the State
Department of Housing and Community Development ; and

WHEREAS, give the local infrastructure constraints
identified in the Housing Element, the City has responded to
the maximum extent practicable to all of the comments
submitted by the State Department of Housing and Community
Development in the Draft Revised Housing Element +to be
considered for adoption by the City Council: and

WHEREAS, SB 2274, signed into law September 28, 19980,
permits Cities to adopt findings regarding substantial
compliance with Article 10.6 cf the Government Code; and

WHEREAS, the Draft Revised Housing Element as amended
in response to the concerns and issues raised by the State
Department of Housing and Community Development is in
substantial compliance with the applicable provisions of the
Government Code; and

WHEREAS, Agssociation of Bay Area Governments has
established construction of 2,582 new residential units as
the Regional Housing Need for the City of Half Moon Bay and
the unincorporated area of the County of San Mateo within
the City of Half Moon Bay Sphere of Influence during the
pericd between 1988 and 1995: and

WHEREAS, the City of Half Mcon Bay and the County of
San Mateo have agreed upon a methodology for allocating the
construction of the required number of new units during the



1988-1995 planning pericd within the City and unincorporated
areas of the County; and

WHEREAS, the incorporated City of Half Moon Bay
contains 47% of the land area and the County of San Mateo
contains 53% of the land area within City of Half Moon Bay
and its Sphere of Influence; and

WHEREAS, the total number of units, 2,582, was
allocated hetween the City and Ccunty based upon the total
land area of the City and unincorporated County area within
the City of Half Moon Bay Sphere of Influence based upon the
respective amount of land within each jurisdiction; and

WHEREAS, under this methodclogy, the City of Half Moon
Bay Housing Element provides for the construction of 47% or
1,203 new units during the planning period and the County of
San Mateo Housing Element provides for the ceonstruction of
the remaining 53% or 1,379 units within its Jurisdiction
during the planning period: and

WHEREAS, the Association of Bay Area Governments has
indicated that the City and County methodology of achieving
the Regicnal Housing needs meets the intent of ABAG
standards and criteria; and

WHEREAS, there are definite severe infrastructure
constraints that make construction of ail of the required
units within the planning periocd virtually impossible.
Specifically, the Sewer Authority Mid-Coastside treatment
plant is currently operating at its designed capacity, and
expansion to allow new residential units is not anticipated
to be complete until 1996, and the availability of domestic
water supplies remaing a constraint to future growth: and

WHEREAS, there are a variety of factors including the
lack of infrastructure that make annexation of the lands
within <the City of Half Moon Bay Sphere of Influence
infeasible during the planning period; and

WHEREAS, the provisions of the Residential Growth
Initiative which limits the maximum annual population growth
to 3% poses an additional constraint which further reduces
the City's housing production to 1,145 units during the
planning period; and

WHEREAS, the City has adopted a Below Market Rate
Housing Ordinance which requires 20% off all new units in
subdivisions with ten or more lots or units to be affordable
to Low and Moderate Income households.



NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING
COMMISSION OF THE CITY OF HALF MOON BAY has found and
determined that the Draft Revised Housing Element is in
substantial compliance with the applicable provisions of
Article 10.6 of the California Government Code and does
hereby forward its recommendation to the City Council that
the Draft Revised Housing Element as attached as Exhibit A
hereto be adopted for inclusion in the City’'s General Plan.

PASSED AND ADOPTED by the Planning Commission of the City of
Half Moon Bay at a regular meeting thereof held on the 2th
day of December, 1993, by the following vote:

AYES, and in favor thereof:

COMMISSIONERS : Lynch, Allls, Mier, ?Picchi

NOES, and therefore opposed:

COMMISSIONERS: None

ABSENT:

COMMISSIONERS: Charneck

ABSTAIN:

COMMISSIONERS: None

/fﬁm /i ,

Steven Picchi M
Planning Commission Chairman




RESOLUTION NO. C- 1-94

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
HALF MOON BAY ADOPTING REVISICONS TC THE 1990 HOUSING ELEMENT
TO INCORPORATE THE MAXIMUM ANNUAL POPULATION GROWTH RATE OF
3% AND UPDATED DATA FROM THE 1990 CENSUS
(GPA-01-83)

WHEREAS, the California Government Code requires each
City in California to prepare and adopt a General Plan; and

WHEREAS, each City's General Plan is required to have
a Housing Element; and :

WHEREAS, the City of Half Moon Bay has adopted its
Local Coastal Program Land Use Plan as its General Plan, and
has adopted a separate Housing Element, Recreation Element,
Noise Element, Circulaticn Element, and Safety Element; and

WHEREAS, the City's Housing Element was first adopted
in 1985 and updated in 1990 as required by State law; and

WHEREAS, in May of 1991 the voters of Half Moon Bay
overwhelmingly adopted the Residential Growth Initiative,
which mandates a maxzimum annual population growth rate of
3%; and

WHEREAS, the Residential Growth Initiative also
mandated that all Elements of the General Plan be brought
into conformance with its provisions; and

WHEREAS, a Draft Revised Housing Element has been
prepared in accordance with the California Government Code
that implements the provisions of the Residential Growth
Initiative, updates certain data from the 1990 U.S. Census,
and identifies and evaluates the existing and projected
housing needs of all economic segments of the population;
and ' ‘

WHEREAS, notices of the preparation and consideration
of the Draft Revised Housing Element were published in the
Half Moon Bay Review and posted conspicuously in the
Coastside Opportunity Center, the San Mateo Branch Library,
and at City Hall, and efforts were made to contact the
various advocacy organizations in the County of San Mateo to
afford all interested persons and parties the opportunity to
provide comment on the Draft Revised Housing Element; and

WHEREAS, the Draft Revised Housing Element was
considered by +the Planning Commission at a duly noticed
public hearing on August 12, 1993, during which all present
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were afforded an opportunity to comment on the Draft
Revisions; and

WHEREAS, the Planning Commission considered  the
testimony received at this public hearing and discussed in
detail the proposed revisions; and

WHEREAS, after considerable discussion, the Planning
Commission voted unanimously to direct Staff to forward the
Draft Revised Housing Element to the State Department of
Housing and Community Development £for their review as
required by State law; and

WHEREAS, the City has received comments from the State
Department of Housing and Community Development incorporated
herein as Exhibit B of this Resolution; and

WHEREAS, the comments from the State Department of
Housing and Community Development were considered by the
Planning Commission at a duly noticed public hearing on
December 9, 1993; and

WHEREAS, the Planning Commission discussed the factors
present in the City and the comments from the State
Department of Housing and Community Development ; and

WHEREAS, give the local infrastructure constraints
identified in the Housing Element, the City has responded to
the maximum extent practicable to all of the comments
submitted by the State Department of Housing and Community
Development in the Draft Revised Housing Element to be
considered for adoption by the City Council; and

WHEREAS, the City Council considered the revisions to
the Housing Element recommended by the Planning Commission
at a duly noticed public hearing on January 4, 1994, during
which all present were afforded an opportunity to comment on
the Draft Revisions; and

WHEREAS, the City Council considered the testimony
received at this public hearing and discussed in detail the
proposed revisions; and

WHEREAS, SB 2274, signed into law September 28, 1960,
permits Cities to adopt findings regarding substantial
compliance with Article 10.6 of the Government Code; and

WHEREAS, the Draft Revised Housing Element as amended
in response to the concerns and issues raised by the State
Department of Housing and Community Development is in
substantial compliance with the applicable provisions of the
Government Code: and



WHEREAS, Association of Bay Area Governments has
established construction of 2,582 new residential units as
the Regional Housing Need for the City of Half Moon Bay and
the unincorporated area of the County of San Mateo within
the City of Half Moon Bay Sphere of Influence during the
period between 1988 and 1995: and

WHEREAS, the City of Half Moon Bay and the County of
San Mateo have agreed upon a methodology for allocating the
construction of the required number of new units during the
1988-1995 planning period within the City and unincorporated
areas of the County;: and

WHEREAS, the incorporated City of Half Moon Bay
contains 47% of the land area and the County of San Mateo
contains 53% of the land area within City of Half Moon Bay
and its Sphere of Influence; and

WHEREAS, the total number of units, 2,582, was
allocated between the City and County based upon the total
land area of the City and unincorporated County area within
the City of Half Moon Bay Sphere of Influence based upon the
respective amount of land within each jurisdiction; and

WHEREAS, under this methodology, the City of Half Moon
Bay Housing Element provides for the construction of 47% or
1,203 new units during the planning period and the County of
San Mateo Housing Element provides for the construction of
the remaining 53% or 1,379 units within its Jjurisdiction
during the planning period; and

WHEREAS, the Association of Bay Area Governments has
indicated that the City and County methodology of achieving
the Regional Housing needs meets the intent of ABAG
standards and criteria; and

WHEREAS, there are definite severe Infrastructure
constraints that make construction of all of the required
units within the planning period virtually impossible.
Specifically, the Sewer Authority Mid-Coastside treatment
plant is currently operating at its designed capacity, and
expansion to allow new residential units is not anticipated
to be complete until at least 1996, and the availability of
domestic water supplies remains a constraint to future
growth; and , '

WHEREAS, there are a variety of factors including the
lack of infrastructure that make annexation of the lands
within the City of Half Moon Bay Sphere of Influence
infeasible during the planning period; and

WHEREAS, <+the provisions of the Residential Growth

Initiative which limits the maximum snnual population growth
to 3% poses an additional constraint which further reduces
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the City's housing production to 1,145 units during the
planning pericd; and

WHEREAS, the City has adopted a Below Market Rate
Housing Ordinance which requires 20% off all new units in
subdivisions with ten or more lots or units to be affordable
to Low and Moderate Income households: and

WHEREAS, an initial Study was prepared for the Revised
Housing Element in accordance with the California
Environmental Quality Act; and

WHEREAS, based upon the contents and findings in the
Initial Study the Planning Commission and City Council have
determined that adoption of "the Housing Element will not
result in any significant impacts to the environment and a
Negative Declaration has been accepted.

NOW, THEREFQRE, BE IT RESQLVED THAT THE CITY COUNCIL OF
THE CITY OF HALF MOON BAY has found and determined that the
Draft Revised Housing Element is in substantial compliance
with the applicable provisions of Article 10.6 of the
California Government Code and does hereby adopt the
Revised Housing Element as attached as Exhibit A hereto for
inclusion in the City's General Plan.

PASSED AND ADOPTED by the City Council of the City of Half
Moon Bay at a regular meeting thereof held on the 4th day of
Jdapuary, 1994, by the following vote:

AYES, COUNCIL MEMBERS: DONOVAN, PATTERSON, PASTORINO,

AND MAYOR PATRIDGE

NOES, COUNCIL MEMBERS:

ABSENT, COUNCIL MEMBERS:

ABSTAIN, COUNCIL MEMBERS:

e

Naomi Patridge, MAY

PASSED AND ADOPTED AT THE ..

i

Bcrothy Robbins,kdify”Clerx

RUDDOCK




