m

‘Wow, we have not planned for enough residential development,
said Mr. Wilson. “We started approving denser projects. It reflects the
change that continues to this day, when we decided that we're not
going to develop in our open spaces, so we need to add extra density
in town."

There are still community members who are concerned with the is-
sues of traffic and crime that are sometimes associated with high-
density areas. But with proper planning, those issues can be abated,
said Mr. Palacios.

“Density can be a very good thing, and it can be a very bad thing,"
he said. “It can be bad if it's not planned for correctly. For instance,
you have to have parks, you have to have walking trails, you have
to have programs to channel the youth in the community to posi-
tive activities. You also need to find a way to provide more public
transportation.

“It's all about planning for the future and compromise. We have to
get the community involved with the planning process. That's how
you find balance.”

Cities in Santa Cruz County rely on thriving business communities to

generate and maintain a stable tax base.
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homebuyers. For more
information, visit
www.ci.watsonville.ca.us
or call 768 3080.

Santa Cruz Community
Credit Union: Individual
Development Account
Program

The Santa Cruz Community
Credit Union offers a two-
to-one savings match for
low-income individuals and
families to save, build assets
and move toward financial

Housing Authority of
Santa Cruz County

The Housing Authority of
Santa Cruz County provides
would-be homeowners

and renters with several

security. . .
Participants may save programs for financial
up to $5,000 (matched assistance. For more
by $10 000 from the information, visit

www.hacosantacruz.org

IDA program) to start a
or call 454 9455.

business, purchase a home
or fund an education.

For more information,
contact Ellen Murtha,
Program Manager at

460 2345, or visit
WWW.SCruzccu.org.

City of Santa Cruz
First-Time Homebuyer
Programs

The City of Santa Cruz has
several programs in place
to help community
members looking for
affordable housing. These
include a First-Time
Homebuyers Program,
Measure O Affordable
Housing Program and

City of Watsonville
First-Time Homebuyer
Programs

The City of Watsonville
offers loan programs to
assist first-time

Rent Subsidy and Security
Deposit Programs. For more
information, visit www.
ci.santa-cruz.ca.us or call
420 5180.

Santa Cruz Association

of Realtors Housing
Foundation Closing Cost
Assistance Grant Program

The SCAOR Housing
Foundation has funds
earmarked and available
for immediate distribution
to aid Santa Cruz County
families in becoming
homeowners. These grants
are designed to help with
closing costs. For more
information, visit
www.scaorhf.org or

call 464 2000.

Bank of America

The Neighborhood
Champions Protected
Mortgage Program
allows individuals in
selected occupations

(including employees

and retirees of a school,
police department, fire
department and hospitals)
to borrow with little or

no down payment and
flexible credit guidelines,
among other benefits. The
Association of Community
Organizations for Reform
Now (ACORN) Housing
Corporation Program
requires no minimum credit
score, mortgage insurance
or reserves; 30 and 40
year fixed rates, 10-year
interest-only payments and
is available to families in
Santa Cruz County with an
income of $113,820 or less.
For more information on
these programs, contact
Bank of America’s Monica
Karst at 466 2832.
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Model Projects

LOOKING
AT WHAT
WORKS

These model projects
showcase housing possibilities
In Santa Cruz County

without shining a spotlight on successfully affordable and

To point out what's wrong with housing in Santa Cruz County
green projects would be unfair and irresponsible.

The following projects are just a sampling of local housing projects
that meet newly elevated community standards for the future of the
county.

1240 Shaffer Road

This 206-unit rental venture includes 83 apartments designated for
very low- and low-income families or individuals. In Santa Cruz, that
means a total annual income of $34,500 to $54,800 for a family
of four would quality. The rest of the units are occupied by residents
with middle and moderate incomes.

The density of the project and the fact that it allows individuals of
multiple income levels to live side-by-side make 1240 Shaffer Road a
model for the rest of the county to follow, said Ceil Cirillo, redevelop-
ment agency director for the city of Santa Cruz.

Via del Mar

At just 40 townhomes, Watsonville's Via del Mar doesn't come close
to the same number of units as 1240 Shaffer Road, but its beauty
lies in its design.

Set in the heart of downtown Watsonville, this complex is targeted
for very low- and low-income families only. Residents, who pay rent
based on a percentage of their income, can walk to grocery stores,
schools, city offices, a public library and public transportation. They
receive a year's worth of bus passes when they move in, and childcare
is provided on site.
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The development at 1240 Shaffer Road in Santa Cruz is a positive example
of a high-density, mixed-income project.

“We try to build something that looks good in the neighborhood,”
said Jane Barr, senior project manager with Mid-Peninsula Housing
Coalition, the group that funded Via del Mar. "We're not building
development-like boxes that many people associate with public
housing. We depend on the community's acceptance. We opened in
October 2005, and for months afterward, people would call to ask
when we were going to open, not realizing residents were already
living there. It was so peaceful.”

Corralitos Creek

Renters and owners live side-by-side in Corralitos Creek, a 99-unit
development consisting of 35 unit for-sale townhomes and 64 rent-
al apartments in Freedom (an unincorporated area of Santa Cruz
County just outside of Watsonville). The community is designed to
integrate the two, and also provide a place where low-income fami-
lies live adjacent to those whose earning levels match Santa Cruz
County's median income. The rental and for-sale units share the
use of a community building and common space. The project was
developed by South County Housing, a well-respected non-profit
affordable-housing developer that has built a number of projects in
the county and throughout the region.

That mix of rental and for-sale homes, and the diverse population of
the residents is part of what makes this a model affordable housing
project in Santa Cruz County, said Erik Schapiro, housing program
chief with the county.



Corralitos Creek also includes manicured lawn areas and an adjacent
daycare center to further help low- and moderate-income families
get a leg up. The townhomes are for sale to low- and moderate-in-
come families, and the re-sale price is restricted so that the units
will remain affordable for years to come—there’s no house-flipping
among such units. Rental rates are also restricted so that lower-
income families can afford the rents.

“Corralitos Creek provides high-quality, affordable housing to peo-
ple who otherwise may be forced to move out of the area,” said
Mr. Schapiro. “Residents of Corralitos Creek, and other affordable
housing projects, represent the fabric of the community: teachers,
nurses, firefighters, those in the manufacturing, sales and agricul-
tural sectors—people involved in all walks of life in our community.”

Mobile home rent stabilization in Capitola

While the cost of buying and renting single-family homes, condos,
townhomes and apartments in Santa Cruz County has risen, mobile
home parks have remained relatively affordable, and the city of Capi-
tola wanted to keep it that way.

The Mobile Home Park Rent Stabilization ordinance dictates that, at
any park with 10 or more spaces that is not homeowner-controlled,
“mobile home park owners and their agents are prohibited from col-
lecting, or attempting to collect, any increases for rents ..."

“A large portion of affordable housing stock is tied up in mobile
homes," said David Foster, housing and redevelopment project man-
ager for Capitola.

The city deals with lawsuits challenging this ordinance on a regular
basis. Capitola also has programs in place to help mobile home park
residents become owners. Once a park is at least 51 percent hom-
eowner-owned, it is exempted from the rent stabilization ordinance.
So far, six of the 10 mobile-home parks in Capitola have become
homeowner-owned.

Other communities near the Central Coast are also increasing housing density
to maintain open space. For more on our neighbors’ efforts, see sidebar at right.

Other communities face
similar housing issues,
find solutions

What's happening in Monterey,
Vallejo and Foster City

Common sense dictates that Santa Cruz County isn't
alone in its housing crisis. Other communities across
the state are facing similar situations. Here are some
examples:

Monterey

City leaders turned a small parking lot in historic
downtown Monterey into Osio Plaza, now a 33,000-
square-foot multi-level mixed use project.

The site has 30 apartments—six of them designated
as low-income—and retail space, including the Art and
Foreign Film Theatre and Café.

The project creates revenue for the city through lease
payments and increased retail business.

Vallejo

While facing a critical housing shortage, city leaders
in Vallejo turned their attention to a 5.86-acre vacant
lot. In 2000, the Vallejo Redevelopment Agency
teamed with Citizens' Housing Corporation and the
Affordable Housing Affiliation to create a pedestrian-
oriented neighborhood linking affordable housing
with community services and public transportation.

In 2003, the Sereno Transit Village and Transit Center
opened, with 125 affordable housing units for low-
income families. The facility has an on-site daycare
and community center, a playground and a series

of bike and walking paths. The Transit Center allows
residents to rely on public transportation.

Foster City

Foster City was once home to a rundown shopping
center with two vacant stores and an abandoned
gas station. The dilapidated center discouraged
neighborhood investment efforts and blocked views
of the Bay.

Now, a 159-unit apartment complex, Miramar,
stands in its place. The complex is a mixed-income
facility, with 20 percent of units affordable for very
low income residents, and just 10 percent open to
moderate income earners. Renters include seniors
and young families.

Since the Miramar opened, other neighborhood
buildings and complexes have undergone significant
rehabilitation as well.

- Information from the Association of Monterey Bay Area Governments
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Hundreds of community members create housing goal

i

Local organizations took the future of Santa Cruz County's natural environment to the people

hen Ecology Action was tapped to create a new
insion for the natural environment of Santa Cruz
County in 2005, they took it to the people.

The Community Assessment Project is comprised of
several goals in six areas of life in Santa Cruz County:
natural environment, education, public safety, social
environment, economy and health. Each section has a
“champion” organization, to lead the goal-setting process.
The Community Assessment Project steering committee
asked the Santa Cruz environmental nonprofit organization
to champion the CAP’s environmental goals. To do so,
Ecology Action led a steering committee of their own, with
Watsonville Wetlands Watch, County of Santa Cruz Water
Quality Programs, Save Our Shores, O'Neill Sea Odyssey,
Santa Cruz County Resource Conservation District and
Valley Women's Club.

“We wanted to make sure we had as broad a representation

as possible, so that they could go back to their communities

and gather information,” said Kirsten Liske, vice president of
Ecology Action.

The natural environment steering committee held focus
groups, created online surveys and manned booths at events
throughout the county to come up with goal suggestions.
After receiving hundreds of possibilities, the steering
committee got down to work.

“The suggestions were all over the map—we didn't provide
any suggestions,” said Ms. Liske. “We grouped them into
categories, and from that we looked at what the main issues
within those categories were, and came up with 13 proposed
goals.”

Those 13 went back to Santa Cruz County residents for a
final vote, and the three winners—each receiving a clear
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Visionaries
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majority of votes from more than 1,000 voters—are what
the official CAP goals reflecting community priorities
through 2010:

e The health of rivers and the ocean is improved by reduc-
ing erosion, reducing pollution and increasing summer
stream flows.

¢ Open space is preserved and increased while the per-
centage of housing units is increased which are
environmentally sound, green, affordable, and near
transit and job centers.

¢ Single-passenger auto use is reduced by improving
cyclist safety, increasing miles of bike lanes and
increasing use of public transportation.

John Ricker, Water Resources Program coordinator for
Santa Cruz County, was on the steering committee. He
points out that the selected goals were compounds of

several suggested goals.

"There's another part (to the housing-related goal that this
publication is focused on)-that open space is preserved and
increased,” he said. “Some people might look at it and say
it's an open-space goal, and some people might say it's a
housing goal. It's both—we wanted to have our cake and eat
it, too.”

Ms. Liske said the open-space/housing goal shows what's
important to the residents of Santa Cruz County.

“When faced with growth, some other communities just
say, 'Forget about environmental issues, let's just focus on
getting people housing,” she said. “But this community
really struggles with how to take care of it all.”

And while out gathering votes for the natural environment
goals, Ms. Liske was touched to see the level of care
residents put into their future.

"What | was excited about was to see so many people
really thinking and talking about the goals,” she said. “In
Watsonville, we had a voting booth at Dia de los Nifios.
People were there with their kids, explaining the goals and
asking what they thought.”



ANNA CABALLERO
ASSEMBLY MEMBER

28th Assembly District
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CREATIVE SOLUTIONS FROM GOVERNMENT,
PUBLIC, REQUIRED TO ACHIEVE GOALS

Hats off to Santa Cruz County for setting the ag-
gressive goal of increasing affordable housing and
preserving open space!

| believe this can be done, but only with a strong
commitment from local elected officials and the
public to both of these goals. Achieving them both
will demand creative solutions.

Fortunately, Santa Cruz County and all of its cities
have already adopted inclusionary ordinances—a
crucial part of the equation. Inclusionary housing
policies ensure that affordable units are produced in
conjunction with market-rate housing projects. But
| also encourage every jurisdiction to periodically
review its ordinance to ensure that it is effective.

But adopting an ordinance is only the first step.
The next and sometimes more difficult step is for
the community to actually approve housing proj-
ects. We all know that our rapidly growing area
urgently needs more affordable housing. Every city
and county must be a part of the solution rather
than expecting other communities to pick up the
slack.

We do not have to accept just any housing. As a
community, we can make it clear that we welcome
only projects that embrace green building prin-
ciples. The more we demand green buildings, the
quicker they will become the norm rather than the
exception.

If we are going to build more housing and still pre-
serve open space, we must build up rather than out;
we must build more densely and ensure that built
land is used efficiently. Density does not have to be
a bad word. Good planning and good design can go
a long way towards ensuring that we do not sacri-
fice livability in the name of density.

Affordable housing and open space preservation
are also both key state priorities. | believe the state
can and should do more to reward communities who
embrace these priorities. That's why I'm working to
place these communities at the front of the line for
infrastructure bond funds and other state grant and
loan programs, to help provide the parks, libraries,
and quality transit that are crucial in making a com-
munity livable.

Community leaders in Santa Cruz County
will have a major role in shping the future
of housing and open space goals. The CAP
Editorial Board asked five such leaders—from
the political, business and home-building
arenas—for their vision of the county's
future, pertaining to these goals. Here

are their responses:

RICARDO DE LA CRUZ
DEVELOPMENT PROJECT
MANAGER

Barry Swenson Builder
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PUBLIC/PRIVATE PARTNERSHIP ARE KEY TO
FUTURE OF HOUSING IN SANTA CRUZ COUNTY

The Santa Cruz Office of Barry Swenson Builder shares a
nationwide problem: The entry-level cost of housing is out
of reach for our employee workforce. This is particularly
ironic because we are one of the largest homebuilders

in the area. A recent report by the National Low-Income
Coalition ranks Santa Cruz as the fifth least affordable
county in the United States. This means Barry Swenson
Builder and other local employers are collectively expe-
riencing a “growing" problem. In an already tight labor
market, the hurdle of affordable housing puts an enormous
crimp in local employee recruitment and retention. The at-
trition of an educated workforce challenges our ability to
keep local businesses strong and thriving.

Our vision is an invitation to create new public-private
partnerships to build workforce housing in Santa Cruz. We
believe the power of public-private partnerships will help
identify what will be built next and how each of us may
invest properly in the future of Santa Cruz. As our coastal
and mountainous community becomes more densely
populated, we must use a smaller carbon footprint, com-
mit to shorter work commutes, and build more inclusive
communities to increase the conservation of land, water
and community services. The reality for workforce housing
in Santa Cruz requires innovations in financing, building
types, and updated changes in shared ownership.

The Santa Cruz Office of Barry Swenson Builder is ready
to invest in the larger task of implementing sustainable
land uses, affordable methods to build attractive workforce
housing and collaborating with the community to grow
Santa Cruz with care and foresight.
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CHARLES EADIE
PRINCIPAL ASSOCIATE

Hamilton Swift Land Use and
Development Consultants, Inc.
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COMMUNITY MUST SUPPORT HOUSING,
ENVIRONMENT GOALS TO BRING ABOUT CHANGE

The CAP environmental goals echo a common
Santa Cruz sentiment: We want open space, we
want housing, and we want to be environmental
stewards committed to green living.

But are we willing to commit to making it so? Open
space requires money to acquire and maintain it;
building new housing means our neighborhoods

will change; and concentrating growth around job
centers means higher density development, and the
infrastructure to support it.

Historically, Santa Cruz environmentalism has
been themed with anti-development sentiment.
Beginning in the 1970s community sentiment
stopped and drastically curtailed housing projects.
Officials adopted general plans that down-zoned
areas close to jobs and transit.

But now we experience the unintended
consequences: not enough housing, especially
affordable housing; auto-dependent suburban land
use patterns; lost opportunities to create transit
centers; and perhaps most significantly, the need
to redefine and practice an environmentalism that
embraces population growth and cultivates change.

The community is beginning to respond. We are
gradually shedding the false dichotomy that
economic development and business health is

necessarily at odds with environmental stewardship.

Ultimately, success will hinge on whether we
embrace a widely shared commitment to realizing
this vision in practice, not just in principle. But
habits die hard. Will we support new housing in our
own neighborhoods? Will we reqularly ride the bus?
Will we demand and then move into urban-style
apartments?

Change is inevitable. Let's achieve great things by

committing ourselves to plan and act in ways to
make it for the better.

COMMUNITY ASSESSMENT PROJECT | 2007

JOHN LAIRD
ASSEMBLY MEMBER

27th Assembly District

GREEN BUILDING GUIDELINES MUST BE ESTABLISHED
FOR AFFORDABLE HOUSING

The future is bright in Santa Cruz County for green
building construction. But it will stay that way only

if green building policies ensure affordable housing

is included. The best way to achieve that in coming
years is to pursue green building guidelines that do not
unnecessarily or unreasonably impact the ability of our
residents to purchase or rent affordable housing.

Embracing green building guidelines and practices is a key
strateqy in the fight against global warming for a variety
of reasons, including reduced consumption of electricity
and water—which in turn reduce air pollution because the
production of electricity and the pumping and moving

of water are among the biggest causes of air pollution

in California. Making homes more energy efficient also
results in monthly utility savings for residents.

Guidelines established at the state level will be important
tools as construction practices become greener.
Guidelines should emphasize best practices that utilize
energy, water and materials efficiently throughout a
home's life cycle, as well as enhance indoor air quality and
incorporate environmentally preferable products. I've
authored legislation that highlights these exact elements.

It's clear consumers are demanding greener materials and
technologies. And it's heartening to see steady growth in

what's available in the marketplace, from lower-cost solar

panels to low-flow water fixtures.

As green building goes mainstream and demand grows,
it's critically important that policy makers seek out and
pursue strategies that support our need to increase our
stock of affordable housing.
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MATTHEW THOMPSON
ARCHITECT

Thacher and Thompson
Architecture

HOUSING CRISIS HAS CHANGED COMMUNITY'S
UNDERSTANDING OF AFFORDABILITY ISSUES

Santa Cruz as a county and the city of Santa
Cruz have become “mature.” There really isn't an
inventory of vacant land, and the population has
reached an essentially stable plateau.

Mature cities and counties don't have the benefit
of continued growth to bolster the economy.

It's very easy for them to go into decline. Santa
Cruz County has spent more than one generation
counting on the benefits of continued investment
through growth, and we're not going to have

that luxury in the future. It's going to require us
to be more cautious about staying competitive,
both with new investments and with workforce
housing.

We have a chronic difficulty in finding higher

trained, more skilled employees because we
can't compete against the opportunities in more
cosmopolitan areas, especially because we have
the competitive disadvantage of housing costs.

Our goals as a community, whether to provide
affordable housing or providing a setting for
sustainable development, require public/private
partnerships.

With the exception of Watsonville, Santa Cruz
County and all its cities are terrible at being
partners with the private sector. That makes
us uncompetitive, and that's our most serious
disadvantage.

It all sounds so dire, but the upside is that the
city of Santa Cruz is finally coming to appreciate
with some real sober understanding, the
importance of affordable rental housing for the
workforce, and that we can protect our single
family neighborhoods if we accommodate new
investment, growth and rental housing.
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2007 COMMUNITY HEROES

Each year, the CAP honors Community Heroes who have dedicated :

themselves to improving life in the community by working towards goals United Way

in areas that affect quality of life here. Heroes are nominated through of Santa Cruz County
a process coordinated through the Santa Cruz Sentinel.

Front Row (L-R): Tracy Freeman (Taps), Maria Hernandez (Healthy Start), Yvette Cook,

Michael Chavez; Mary Boyd; Own Row: Doris Downs (Healthy Start) 2nd Row (L-R): David

Brown, Georgette Dufresne, Manuel Osorio, Jennifer Hastings, Christina Cuevas; 3rd Row

(L-R): Jorge Savala, Aleah Lawrence-Pine (Cleaner Beaches Coalition), Robert Montague, Meg

Campbell, Cathy Crowe (Taps), Cece Pinheiro, Paul O'Brien; 4th Row (L-R): Molly Ober (Cleaner
YEAR Beaches Coalition), Rock Pfotenhauer, Rama Khalsa, Deborah Maddock Elston (Santa Cruz

Neighbors), J.D. Sotelo (Santa Cruz Neighbors); 5th Row (L-R): Richard Ferdinand (Cleaner

Beaches Coaltion), Bob Culbertson, Kim Clary, Michael Bethke (Santa Cruz Neighbors),

Mary Miller (Santa Cruz Neighbors)

Not Pictured: Teresa Buika (Taps), Ginny Clark, Katie Lebaron, Ruth Leon (Healthy Start),
Larry Pagelar (TAPS), Stuart Rosenstein, David True





